
Historic Neighborhood 
Commercial Zoning (HNC-4) 

Bahama Village Truman Waterfront 
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City Commission is hearing an official zoning map amendment, a 
future land use map amendment, a Comprehensive Plan text 
amendment, and a Land Development Regulations text amendment 
in order to create a new zoning district, to be named the Historic 
Neighborhood Commercial District Bahama Village Truman 
Waterfront (HNC-4), which would allow for mixed use, mixed 
income affordable workforce housing at forty (40) dwelling units per 
acre and neighborhood oriented commercial uses.

- November 19, 2019: Planning Board approval
(Resolutions 2019-85, 2019-86, 2019-87, 2019-88)

- January 7, 2020 City Commission approval (First Reading)
- State DEO issued comments on March 19, 2020
- April 7, 2020 City Commission (Second Reading) Postponed
- May 5, 2020 City Commission (Second Reading) Postponed
- May 19, 2020 Withdrawn for Second Reading
- September 17, 2020 Planning Board approval 

(Resolutions 2020-28, 2020-29, 2020-30, 2020-31)
- October 20, 2020 City Commission (Second Reading) Postponed
- November 5, 2020 Bahama Village Redevelopment Advisory 

Committee Special HNC-4 Public Meeting
- December 2, 2020 City Commission (Second Reading)

REVIEW HISTORY
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Proposed 
Map 
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After first reading approval, the City rendered proposed HNC-4 ordinances to the Florida 
Department of Economic Opportunity.  The DEO reviewed the City’s proposed 
Comprehensive Plan amendments/zoning changes and sent the City comments to consider 
on March 13, 2020 (“Objections, Recommendations and Comments Report”, City of Key West 
item 20-02ACSC)

DEO's Comment:

Proposed table 1-1.1.5 revision identifies the allowable uses as 
"Affordable housing is strongly encouraged." The proposed Table 1-
1.1.5 uses the word "encourage" without clarifying the steps the City 
will consider taking to encourage the use of affordable housing. 

The City could consider incentives or request identifying the steps that 
can be taken to encourage affordable housing. Other zoning 
designations within the FLU category of Historic Commercial limit the 
density to 16 units per acre. The City could establish a policy that 
would require that any density above 16 units per acre be for 
affordable housing. Additionally, the City should update the table to 
reflect that uses permitted are in accordance with Policy 1-1.1.9.
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History of amendments



In September, Planning Board approved modified 
language to clarify housing entitlements in the HNC-4 
zoning district.  Changes were designed to respond to 
DEO comments and state the minimum percentage of 
onsite workforce housing  
- Intent portion of the new HNC-4 zoning district in 
the Land Development Regulations 
- Housing density language in Table 1.1-1.5 in the 
Comprehensive Plan
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Photo: Nordberg Dynamo Generator, Building 4, Diesel Plant 
structures, Key West, Florida. Source: Enid Torregrosa, Historic 
Preservation Planner.

History of amendments



- In October, these items were  postponed to 
respond to public comments.  Goal: ensure 
open air market uses would be allowed, as 
they were in the Historic Limited Commercial 
(HCL) district and capture the neighborhood 
supportive intent of HCL.  

- See this new language in slides on the Land 
Development Regulation amendments

- On November 5, public comments were also  
collected and considered at a Bahama Village 
Redevelopment Advisory Committee meeting
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Dynamo generator in Building 1, Unknown manufacturer, 
Diesel Plant structures, Key West, Florida. Source: Enid 
Torregrosa, Historic Preservation Planner

History of amendments



HNC-4 Zoning District 

6.635 Acres

289,029-Square-Feet
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Future Land Use Map Amendment

Request: 

A request to amend the 

boundaries of the 

Comprehensive Plan Future 

Land Use Map (FLUM) category 

from Historic Public / Semi-

Public, Historic Commercial, 

and Historic Residential to 

entirely Historic Commercial
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Future Land Use Map Amendment
11THE CITY OF KEY WEST- PLANNING DEPARTMENT



THE CITY OF KEY WEST- PLANNING DEPARTMENT 12

Official Zoning Map Amendment

Request: 

• Amend the boundaries of the Official Zoning Map 
category from a mix of Historic Neighborhood 
Commercial District – 2 (HNC-2), Historic Public and 
Semi-Public (HPS-1), Historic Limited Commercial 
(HCL), and Historic Medium Density Residential 
(HMDR) and to define a new Official Zoning Map 
zoning subdistrict designation of “Historic 
Neighborhood Commercial District Bahama Village 
Truman Waterfront    (HNC-4)



Comprehensive Plan Amendment

Request: 

A request to amended Policy 1-1.1.4, entitled “Affordable

Housing and Compact Development Incentives,” to add a revised

FLUM, amending Comprehensive Plan Table 1-1.1.5, to add an

additional subdistrict under Historic Commercial Future Land

Use District, and amending Comprehensive Plan Policy 1-1.1.9,

entitled “Allowed Uses in Historic Neighborhood Commercial,”

to add a fifth corridor and a fourth HNC subdistrict to allow for

up to 40 dwelling units per acre; pursuant to Chapter 90, Article

VI, Division III; providing for repeal of inconsistent provisions;

providing for an effective date; and providing for the inclusion

into the City of Key West Comprehensive Plan.
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Comprehensive Plan Amendment
14

Policy 1-1.1.4: - Affordable Housing and Compact Development Incentives. 
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Comprehensive Plan Amendment
15

Table 1.1-1.5
HISTORIC COMMERCIAL FUTURE LAND USE DISTRICT

Zoning District Density Intensity Uses & Limitations

(HNC)

Historic

Neighborhood
Commercial

Maximum 16 dwelling units per
acre.

Maximum of 1.0
FAR.

Allowable uses in areas zoned HNC are in accordance with

Policy 1-1.1.9.

(HNC-1)
Historic

Neighborhood
Commercial

Maximum of 1.0
FAR.

(HNC-2)

Historic

Neighborhood
Commercial

Maximum of 0.9
FAR.

(HNC-3)

Historic

Neighborhood
Commercial

Maximum of 0.8
FAR.

(HNC-4)
Historic

Neighborhood
Commercial

Bahama

Village Truman
Waterfront

Maximum of 40 dwelling units per
acre.

Maximum of 1.0
FAR.

Affordable workforce housing is strongly encouraged, and every effort will be made via a 

variety of local incentives to provide such housing.  

Affordable workforce housing is required per Section 122- 1467 of the Land Development 

Regulations. Linkage exceptions shall not be permitted.

New language proposed to 
address DEO comments: 
new district will require AT 
LEAST 30% affordable 
workforce housing.
No linkage means that the 
affordable units must be 
built on-site.
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Division 10 Workforce Housing: Excerpts from the Code

• Sec. 122-1466. – Definitions .

• The following words, terms and phrases, when used in this division, shall have the meanings ascribed to them in this section, except where the 
context clearly indicates a different meaning: 

• Affordable housing shall be defined as provided in the following classifications: 

• Affordable housing (low income) for a rental dwelling unit shall mean a dwelling unit whose monthly rent, not including utilities, does not exceed 25 
percent of that amount which represents 80 percent of the monthly median household income (adjusted for family size). For an owner-occupied 
dwelling unit, affordable housing (low income) shall mean a dwelling unit whose sales price shall not exceed two and one-half times the annual 
median household income (adjusted for family size) for Monroe County, in accordance with section 122-1472. 

• Affordable housing (median income) for a rental dwelling unit shall mean a dwelling unit whose monthly rent, not including utilities, does not exceed 
25 percent of that amount which represents 100 percent of the monthly median household income (adjusted for family size) for Monroe County. For 
an owner-occupied dwelling unit, affordable housing (median income) shall mean a dwelling unit whose sales price shall not exceed three and one-
half times the annual median household income (adjusted for family size) for Monroe County, in accordance with section 122-1472. The definition of 
"affordable housing (median income)" applies to and encompasses all affordable housing under construction or built pursuant to this ordinance prior 
to July 1, 2005, for which deed restrictions are required. 

• Affordable housing (middle income) for a rental dwelling unit shall mean a dwelling unit whose monthly rent, not including utilities, does not exceed 
25 percent of that amount which represents 140 percent of the monthly median household income (adjusted for family size) for Monroe County. For 
an owner-occupied dwelling unit, affordable housing (middle income) shall mean a dwelling unit whose sales price shall not exceed six and one-half 
times the annual median household income (adjusted for family size) for Monroe County, in accordance with section 122-1472. 

• Affordable housing (moderate income) for a rental dwelling unit shall mean a dwelling unit whose monthly rent, not including utilities, does not 
exceed 25 percent of that amount which represents 120 percent of the monthly median household income (adjusted for family size) for Monroe 
County. For an owner-occupied dwelling unit, affordable housing (moderate income) shall mean a dwelling unit whose sales price shall not exceed five 
times the annual median household income (adjusted for family size) for Monroe County, in accordance with section 122-1472. 

• Affordable work force housing shall include low income, median income, moderate income and middle income housing.
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• Sec. 122-1467. - Requirements of affordable work force housing.

• (1) (a) Housing units. At least ten percent of all units developed or redeveloped each year shall be low income affordable 
housing of at least 400 square feet each, as defined herein and 20 percent shall be affordable housing (median income) housing of 
at least 400 square feet each, as defined herein. Residential or mixed use projects of less than ten residential or mixed use units 
shall be required to develop or redevelop at least 30 percent of units of at least 400 square feet each as affordable (median
income), but may contribute a fee in lieu for each unit to the affordable work force housing trust fund, if approved by the city 
commission. The per unit fee shall be $200,000.00 (representing construction cost, less land cost, of a 400 square foot unit). The 
30 percent affordability requirement shall be determined on a project by project basis and not on a city-wide basis. Vested units 
shall be subject to this subsection if not otherwise governed by law or agreement. For every required affordable housing (median
income) unit, a developer may increase the sales or rental rates to affordable housing (middle income) so long as another unit's
sales or rental rate is decreased to affordable housing (low income). 

• (b) Linkage of projects. Two development or redevelopment projects may link to allow the affordable housing requirement of 
one development or redevelopment project to be built at the site of another project, so long as the affordable housing 
requirement of the latter development or redevelopment is fulfilled as well. Written proof of the project linkage shall be supplied 
by the developer to the city commission at the time of the first site plan approval. The project containing the affordable units must 
be built or rebuilt either before or simultaneously with the project without, or with fewer than, the required affordable units. In 
addition, if a developer builds or rebuilds more than the required number of affordable units at a development site, this 
development or redevelopment project may be linked with a subsequent development or redevelopment project to allow 
compliance with the subsequent development's affordable unit requirement. Written proof of the linkage must be supplied by the 
developer to the city commission at the time of the subsequent development's site plan approval. Linkage shall not be available if 
either development is entirely or in part to be constructed by public funds. Finally, all linkages under this subsection may occur 
within the city or on a site within the city and on a site on Stock Island in the unincorporated part of the county. 
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Division 10 Workforce Housing: Excerpts from the Code
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Comprehensive Plan Amendment
18

Policy 1-1.1.9: - Allowed Uses in Historic Neighborhood Commercial. 
These predominantly neighborhood-scale commercial uses are generally concentrated along portions of the following four five corridors:

1. Simonton Street: from Caroline Street south to United Street.

2. Truman Avenue: from Simonton Street northeast to White Street.

3. White Street: from Truman Avenue south to United Street, and from Eaton to Southard Street.

4. The Petronia Street Corridor from near Duval Street to Emma Street.

5. Fort Street: from near Olivia Street to Angela Street.

In order to manage the impacts of future development on transportation and public facilities, the City shall limit the intensity of development within areas zoned

"Historic Neighborhood Commercial" (HNC) by establishing the following thresholds within the HNC-1, HNC-2, and HNC-3, and HNC-4 sub-districts,

respectively:

1. Within areas zoned HNC-1, a FAR of 1.0.

2. Within areas zoned HNC-2, a FAR of 0.9.

3. Within areas zoned HNC-3, a FAR of 0.8.

4. Within areas zoned HNC-4, a FAR of 1.0.

Within HNC areas redevelopment or conversion of permanent housing structures to transient residential (excepting HNC-2 and HNC-4 areas which do not allow

transient uses), office, or other allowable commercial uses shall be permitted only if no on-site reduction in housing units for permanent residents occurs. The

allowable maximum residential density shall be 16 units per acre (excepting HNC-4 areas which allow for up to 40 units per acre). The maximum intensity for

nonresidential activities shall not exceed a floor area ratio of 1.0 as stratified above (.8, .9, or 1.0) considering floor area allocated to all such uses. Performance

standards shall be included in the Land Development Regulations which restrict the allowable neighborhood commercial uses to very limited square footage in

order to maintain land use compatibility with residential uses in the vicinity. In addition, the performance standards shall incorporate other qualitative and

quantitative standards which protect residential properties.
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Land Development Regulations 
Amendment 19

Request: 

To amend Chapter 122 of the Land Development Regulations, entitled

“Zoning”, Article IV, entitled “Districts”, Division 8 entitled “Historic

Neighborhood Commercial Districts”, to create a new zoning district

entitled the “Historic Neighborhood Commercial District Bahama Village

Truman Waterfront” (HNC-4), providing amendments to section 122-92,

entitled "Future land use map designations and zoning districts”, section

122-1111, entitled “Table of land use by districts”, section 122-1112,

entitled “Table of permitted and conditional commercial retail uses by

districts”, and section 122-1151, entitled “Size and dimension”; providing

for intent, permitted uses, conditional uses, prohibited uses, and

dimensional requirements; providing for a residential density of up to 40

units per acre; pursuant to Chapter 90, Article VI, Division 2; providing for

severability; providing for repeal of inconsistent provisions; providing for

an effective date.
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Subdivision V. - Historic Neighborhood Commercial District Bahama Village Truman

Waterfront (HNC-4)

Sec. 122-871. - Intent.

The historic neighborhood commercial district Bahama Village Truman Waterfront (HNC-4) 

is established to implement comprehensive plan policies for areas designated “Historic 

Commercial” on the comprehensive plan future land use map. The HNC-4 district shall 

accommodate mixed use development to include high density affordable housing at 40 

dwelling units per acre. The HNC-4 district shall accommodate permitted uses and duly 

approved conditional uses as specified in section 122-872 and section 122-873 mixed-

income and affordable workforce housing at 40 dwelling units per acre.  At least 30% of any 

new multi-family development shall be deed-restricted affordable workforce housing 

pursuant to Section 122-1467 for requirements of affordable workforce housing, however, 

linkage exceptions shall not be permitted for mixed-use or multi-family developments within 

this district.

The HNC-4 district shall accommodate permitted uses and duly approved

conditional uses as specified in section 122-872 and section 122-873.

Sec. 122-872. - Uses permitted.

Uses permitted in the historic neighborhood commercial district Bahama Village Truman

Waterfront (HNC-4) are as follows:

(1)    Single-family and two-family residential dwellings. 

(2)   Multiple-family residential dwellings.

(3)   Group homes with less than or equal to six residents as provided in section 122-1246.

(4)   Business and professional offices.

(5)   Commercial retail low intensity. 

(6)   Medical services.

(7)   Parks and recreation, passive and active.

(8) Parking lots and facilities. 

Sec. 122-873. - Conditional uses.

Conditional uses in the historic neighborhood commercial district Bahama Village Truman 

Waterfront (HNC-4) are as follows:

(1)   Group homes with seven to 14 residents as provided in section 122-1246. 

(2)   Cultural and civic activities.

(3) Educational institutions and day care.

(4) Nursing homes, rest homes, assisted living facilities, and convalescent homes. 

(5)   Protective services.

(6)   Public and private utilities.

(7)   Commercial retail medium intensity. 

(8)   Restaurants, excluding drive-through. 

(9)   Places of worship.

(10) Community centers, clubs, and lodges.

(11)Veterinary medical services.

Sec. 122-874. - Prohibited uses.

In the historic  neighborhood  commercial  district  Bahama  Village  Truman  Waterfront 

(HNC-4), all uses not specifically or provisionally provided for in this subdivision are 

prohibited.

Sec. 122-875. - Dimensional requirements.

The dimensional requirements in the historic neighborhood commercial district Bahama 

Village Truman Waterfront (HNC-4) are as follows; however, construction may be limited by 

proportion, scale and mass considerations as expressed through the historic architectural 

review commission design guidelines:

(1)  Maximum density: 40 dwelling units per acre (40 du/acre).

(2)  Maximum floor area ratio: 1.0. Refer to section 122-776 for additional restrictions that       

regulate the square footage of gross leasable floor area based on trip generation within HNC 

areas.

(3)  Maximum height: 35 feet. 

(4)  Maximum lot coverage:

Previous version stated that 
HNC-4 would  “include” 
affordable housing at 40 
units/acre- this language 
did not specifically require 
any minimum # affordable 
units.

Staff recommending clarified language to 
state that the district allows for a mix of 
housing unit types for families/workers of 
various income levels but must include AT 
LEAST 30% onsite affordable workforce 
housing as specified in the Code

Land Development Regulations Amendment 20



In October, these items were  
postponed to respond to public
comments.  Goal: ensure open air 
market uses would be allowed, as they 
were in the Historic Limited 
Commercial (HCL) district, and capture 
neighborhood supportive intent of HCL.  

Additional Modifications
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Sec. 122-871. – Intent. “The Historic Neighborhood Commercial – Bahama Village Truman Waterfront (HNC-4) zoning 
district shall expand the Bahama Village community and link Historic Bahama Village with the Truman Waterfront. The 
zoning district shall provide open spaces linked with multimodal green ways, public access to Truman Waterfront, 
affordable housing, neighborhood retail, social services, and historical and educational nodes that shall serve as an 
extension of the neighborhood fabric of Bahama Village. 

The HNC-4 zoning district shall accommodate neighborhood scale mixed use development that shall  include high 
density mixed income and affordable workforce housing with a density of 40 dwelling units per acre.  At least 30% of 
any new multi-family development shall be deed-restricted affordable workforce housing pursuant to Section 122-1467 
requirements for affordable workforce housing, however, linkage exceptions shall not be permitted for mixed-use or 
multi-family developments within this district. Locally owned and operated neighborhood scale markets, commercial 
shops, and restaurants shall be encouraged. High intensity commercial uses shall not be accommodated.”



In October, these items were  postponed to respond to public comments.  Goal: ensure open air 
market uses would be allowed, as they were in the Historic Limited Commercial (HCL) district, and 
capture neighborhood supportive intent of HCL.  

Additional Modifications
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Sec. 122-872. - Uses permitted.

Uses permitted in the historic neighborhood commercial district Bahama Village Truman
Waterfront (HNC-4) are as follows:
(1)    Single-family and two-family residential dwellings. 
(2)   Multiple-family residential dwellings.
(3)   Group homes with less than or equal to six residents as provided in section 122-1246.
(4)   Business and professional offices.
(5)   Commercial retail low intensity. 
(6)   Medical services.

(7)   Parks and recreation, passive and active.
(8) Parking lots and facilities.
(8) Restaurants, excluding drive-through facilities that generate less than or equal to 50 pm peak 
hour vehicle trips per 1,000 square feet of gross leasable floor area.
(9) Open air vending and mobile vending consistent with other city regulations
(10) Cultural and Civic Activities
(11) Social Services



In October, these items were  postponed to respond to public comments.  Goal: ensure open air 
market uses would be allowed, as they were in the Historic Limited Commercial (HCL) district, and 
capture neighborhood supportive intent of HCL.  

Additional Modifications

THE CITY OF KEY WEST- PLANNING DEPARTMENT 23

Sec. 122-873. - Conditional uses.

Conditional uses in the historic neighborhood commercial district Bahama Village Truman 
Waterfront (HNC-4) are as follows:

(1) Group homes with seven to 14 residents as provided in section 122-1246. 
(2) Cultural and civic activities.
(2) Educational institutions and day care.
(3) Nursing homes, rest homes, assisted living facilities, and convalescent homes. 
(4) Protective services.
(5) Public and private utilities.
(6) Commercial retail medium intensity. 
(7) Restaurants, excluding drive-through, that generate between 50 and 100 pm peak 
hour vehicle trips per 1,000 square feet.
(8) Places of worship.
(9) Community centers, clubs, and lodges.
(10) Veterinary medical services.
(11) Parking lots and facilities. 



Staff Recommendations 
The Planning Department, based on criteria in the City Code, 
recommends the requests  for amendments be approved as follows:

- Item 17, amendments to the Future Land Use Map:                            
Approve Option 1 (Planning Board Resolution 2020-28)

- Item 18, amendments to the Official Zoning Map:
Approve Option 1 (Planning Board Resolution 2020-29)

- Item 19, amendments to the Comprehensive Plan:
Approve Option 1 (Planning Board Resolution 2020-30)

- Item 20, amendments to the Land Development Regulations:        
Approve Option 1 (Planning Board Resolution 2020-31 with 
further staff recommendations)
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Affordable Housing information 

Very Low 
Income 

Low Income 
Median 
Income 

Moderate Income Middle Income 

Monroe County Area AMI (single person) $               35,250 $             56,400 $            70,500 $                  84,600 $                      98,700 

Yearly Rents (one occupancy) $          10,575.00 $       14,100.00 $      17,625.00 $             21,150.00 $                24,675.00 

Monthly Rents (one occupancy) $               881.25 $          1,175.00 $         1,468.75 $               1,762.50 $                   2,056.25 

Average Salaries 

Key West Police Dept. : $57,089

Key West Fire Dept. : $51,269

Average City Employee: $31,200

Key West Housing Authority Affordable Housing Stock                                                                 (circa Jan. 2020)

Public Housing Units (80% AMI or below) ~ 590 units 

Elderly Designated Public Housing Units ~ 200 units

Affordable Housing Units (120% AMI or below) ~ 383 units 

Housing Choice Vouchers (Section-8) ~ 254 units

Total affordable units ~ 1427 units

Total workforce housing units monitored by the KWHA ~ 184 units

Perry Court Affordable Housing ~100 units

College Road Affordable Housing ~104 units

Total affordable/work force units ~ 1815 units 

Total Housing Units ~ 13500 units

Percentage of Affordable/Work force Units out of total 
housing units

~13%

Source: Key West Housing Authority

MINIMUM Affordable Units: required by Code 
per Section 122-1467 

If 120 units: 30% affordable

12 units - low income

24 units - median income

84 units - market rate 
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