EXECUTIVE SUMMARY

To: Jim Scholl, City Manager

Through: Patrick Wright, Planning Director

From: Vanessa Sellers, Planner Il

Meeting Date: February 5, 2019

RE: Text Amendment of the Land Development Regulations — An ordinance

of the City of Key West, Florida, amending Chapter 122 entitled “Zoning”;
Article 1V entitled “Districts”; Division 11 entitled “Historic Public and
Semipublic Services District”; Subdivision | entitled “Historic Public and
Semipublic Services District (HPS)”; Section 122-956 entitled “Intent”;
Section 122-958 entitled “Conditional uses”; and Section 122-960 entitled
“Dimensional requirements”; and Article V entitled “Supplementary
District Regulations”; Division 2 entitled “Uses”; Section 122-1111 entitled
“Table of land use by districts”; and Division 3 entitled “Area
Requirements”; Section 122-1151 entitled “Size and dimension” of the
Land Development Regulations; providing for severability; providing for
repeal of inconsistent provisions; providing for an effective date.

ACTION STATEMENT:

The purpose of this ordinance is to amend the City’s Land Development Regulations to amend
Chapter 122, to allow for deed restricted affordable housing development at a maximum of 16
dwelling units per acre as a conditional use within the Historic Public and Semipublic Services
District (HPS) zoning district.

BACKGROUND:

The proposed ordinance to amend the City’s Land Development Regulations (the “LDRSs”) is part
of a process to address the affordable housing shortage in the City. The City Commission is
hearing this LDR text amendment and a text amendment to the Comprehensive Plan which propose
deed restricted affordable workforce housing as a conditional use within the HPS zoning district
with a maximum allowable density of sixteen (16) dwelling units per acre. Currently, residential
dwellings are neither a permitted use nor a conditional use in the district.

REQUEST:

The proposed text amendment to the LDRs is as follows™:
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DIVISION 11. - HISTORIC PUBLIC AND SEMIPUBLIC SERVICES DISTRICTS
Subdivision I. - Historic Public and Semipublic Services District (HPS)
Sec. 122-956. - Intent.

The historic public and semipublic services district (HPS) is established to implement
comprehensive plan policies for areas designated "HPS" on the future land use map. The HPS
district shall accommodate existing public and semipublic services- and deed restricted
workforce affordable housing.

(Ord. No. 97-10, § 1(2-5.5.7(A)), 7-3-1997)

Sec. 122-958. - Conditional uses.

Conditional uses in the historic public and semipublic services district (HPS) are as follows:
(1) Cemeteries.

(2) Cultural and civic activities.

(3) Protective services.

(4) Public and private utilities.

(5) Marinas.

(6) Deed restricted workforce affordable housing in compliance with Article V.
Supplementary District Regulations and Division 10. Work Force Housing of the Land
Development Requlations.

(Ord. No. 97-10, § 1(2-5.5.7(C)), 7-3-1997)

Sec. 122-960. - Dimensional requirements.

The dimensional requirements in the historic public and semipublic services district (HPS) 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: retapphieable: 16 dwelling units per acre (16 du/acre).

(2) Maximum floor area ratio: The maximum floor area ratio for the HPS area shall be 1.0,
excepting large scale regional facilities, which require a community impact statement.
The latter projects may have a higher floor area ratio if approved by city commission.
However, prior to approving a floor area ratio in excess of 1.0, the city commission must
render a finding that the proposed public facility requires a higher floor area ratio in order
to accommodate a regional service necessary to the general health, safety, and welfare of
the city and/or county. Furthermore, the finding must indicate that the regional facility as
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©)
(4)

()

(6)

proposed shall comply with all other qualitative and quantitative criteria of the
comprehensive plan and land development regulations, including but not limited to the
adopted concurrency management policies.

Maximum height: 25 feet.

Maximum lot coverage:

a. Maximum building coverage: 40 percent.

b.  Impervious surface ratio: 50 percent.
Minimum lot size: 5,000 square feet.

a.  Minimum lot width: 50 feet.

b.  Minimum lot depth: 100 feet.

Minimum setbacks:

a. Front: 20 feet.

b.  Side: greater of 5 feet or 10 percent of lot width to a maximum of 15 feet.
c. Rear: 20 feet or 15 feet when abutting an alley.
d. Street side: 10 feet.

(Ord. No. 97-10, § 1(2-5.5.7(E)), 7-3-1997; Ord. No. 10-04, § 15, 1-5-201

DIVISI

ON 2. - USES

Sec. 122-1111. — Table of land use by districts.

(@) The table of land use by districts as set forth in this section stipulates the permitted

and conditional uses by district.

(b) Permitted uses are uses allowed by right, provided all applicable sections within the
land development regulations are satisfied as well as all other applicable laws and
administration regulations. Conditional uses are allowable only if approved by the city
pursuant to administrative procedures found in article Il of this chapter. The applicant
requesting a conditional use must demonstrate compliance with conditional use criteria

set forth in article Il of this chapter.

(c) No permitted use or conditional use shall be approved unless a site plan for such use
is first submitted by the applicant. The applicant shall bear the burden of proof in
demonstrating compliance with all applicable laws and ordinances during the site plan

review process. The site plan review process is set forth in article Il of chapter 108.
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https://library.municode.com/fl/key_west/codes/code_of_ordinances?nodeId=SPBLADERE_CH108PLDE

TABLE OF LAND USE BY DISTRICT

LDR-C | SF 'MDR|MDR-C HDR |HDR-1| CL | €G | CT RO PRD HMDR HSMDR | HHDR HRCC-1| HRCC-2 |HRCC-3 HPRD | HNC-1 | HNC-2 | HNC-3 |HCT HRO HPS HPS-1
Residential Uses
Accessory residential units {reference section 122 »
171
Single-family dwellings PP P P 3 clc|pip|P | P 3 P P P P P B P PP P
Duplexes/two-family dwellings = Wi ] 3 clc|pip|P| P 3 P P P P 3 P P B PP
Multiple-family dwellings L P P o CICPF|P|F P P P P P P T P " r P P
Foster homes/group homes with < ta G residents2 P PP P P P (P P PP P | P P P P P P P P PP P
Group homes with 7-14 residents c o c|l e |ec|clele|e]| € o c C c c c c c |c|c
Approved home occupations P Pl P P P P P |P|P|P|P P P P P P P P P P P P P
Accessory uses and structures P Pl P P P P P|P|P|P|P P P P P B i P P P P P P
‘Community Facilities
Airport facilities
Cemeteries C
Community centers, clubs and lodges c|jcjc|c|c C c C c C c clec|p
Cultural and civie activities plPp|rlc|lc| c & @ c C o @ c c E |g|E |8
Educational institutions and day care facilities c| C C < cl|clc|c|c C C c c 4 c c [+ < 4 C C|P
Golf course facilitiess (o]
Hospitals and extensive care P P
Hursing homes, rest homes and convalescent homes [ c|l e |e|cle|e|le]| c C c C c o [ c c |le|lc|pr| C
Parks and recreation, active c|C C < c|c|cic|c [ C C C C C C < < C cC|C|P
Parks and recreation, passive L c|C C C < c|c|cic|c < C c C C C C < < C cC|C|P
Places of worship gl e - PIF|P|P|C [ c P P P C » F L P P P
Protective services c c|cC c & < c|c|jc|c|c < c (i C c C C L C cl¢|c¢C
Public and private utilities C c|cC c C < c|c|c|c|cC < C c < C c C C < C cl¢c|c¢C
Commercial activities
Bars and lounges clc (=2 C c 7
Boat sales and services C (=l C
Business and professional offices FlP|PF|P]E P P B P P P P P PP
Commercial amusement cc c
Commercial retail 5 8|8 8 ) 8 E B ) 2 3 |8
Funeral homes C C C C C C C
Gasoline stations cc
Hotels, motels and transient lodging [ P P c | PlO PID | P
Light industrial {3 C c [
Marinas c e c =
Medical services FlP|RE|E|G » P ? C P » » P P
Parking lots and facilities C P(F|P|P|C (= C c ¥ P c F P P P s L
Restaurants, excluding drive-through P i c P P P c c |em| ¢ |c
Restaurants, including drive-through P
Small recreation power-driven equipment rental 9 |9 | Co < C C C [&:]
Vehicular sales and related services, including c
maintenance and repair
Veterinary medical services, with outside kennels P
Veterinary medical services, without autside kennels PP P P P P C P P P P
Deed restricted workforce affordable [
housing in compliance with Article V,
y District ions and
Division 10. Workforce Housing of the
Land Development Regulations.
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Foctnotes,

Two-family dwellings (duplexes) shall not be allowed within the following areas: (i) The Venetian Subdivision located south of the Riviera Canal; and (i) the area bounded on the north by Flagler Drive, on the south by Casa Marina Court,

1
on the east by White Street and on the west by Reynolds Street.

2 Group homes shall meet provisions of section 122-1246.

Home occupations are permitted upon a finding by city staff that the proposed home occupation meets sections 122-1306 and 122-1307.

|

|

|

| 4. ! within thy (=) d-su:l:: I.l : restricted pursuant to division 2 of article IV of this 122, |
| 5 [ lxwricpmmr within the airport (A)Elslrid is substantially restricted pursuant 1o division 14 of article IV of this chapter and division 9 of this article. |
&l Golf courses shall maintain a minimum of ten percent of all native vegetative uplands. |
% Bars and lounges within the HCT district are allowed only a5 a conditional use and only if the bar er lounge I accessory to and located within a hotel, motel or other transient facility having at least 20 units, |

Ta Perrmitted and conditional commercial retail uses within each zoni ict shal i upon in section 122-1112. |
9 small recreation power-driven equipment rentals will anly be allowed in CT and HCT distriets as an accessory Use to a hotel ar motel |
1o, Within the HNC distrcts, £ housing structures to transient resldenuil.d::-oe or other allawable commercial uses shall be permittad only if no on-site recluction in hausing units for permanent ‘

| residents occurs,

Restaurants are expressly excluded from lots franting on the south side of Caraline Street west of William Street and extending west 50 feet past Peacon Lane to include the lot abutting both the west side of Peacon Lane and the south

i side of Caroline Street.

(Ord. No. 97-10, § 1(2-5.8), 7-3-1997; Ord. No. 10-05, 8 3, 1-5-2010; Ord. No. 12-33, § 3, 9-18-
2012; Ord. No. 13-25, § 3, 12-3-2013; Ord. No. 18-04, § 3, 2-7-2018)

DIVISION 3. - AREA REQUIREMENTS
Sec. 122-1151. — Size and dimension.

Size and dimension regulations for zoning districts shall be as follows:

TABLE OF SIZE AND DIMENSION REGULATIONS

Minimum Setback Requirements
i Mi:';e"a“'" Mx:?d‘“'" Mg::;‘"' Impervious | aximum Buding | Front | StreetSide | Sde | Rear : M::g’"':"'” Maximum Hoor Area M:::‘::"
e i s Surface Ratio Coverage (Feeth {feet) (feet] | (feet) (o) Ratio iyt
Residentiol
LDR-C low density residential coastal lacre 100 100 50 a0 0 15 15 | 25 0 nfa 1
MDR-C medium density residential coastal 3 acre 70° 100 50 a0 209 0 7l 30 nfa 8
a0 0 20 25
e I - B - O I B R I B :
MDR medium density residential 31":: 780; EE zg 33 3305 ;g 275 22 E n/a 16
HDR high density residential i:::: 7:0‘4 100 &0 40 3;:; ;g 275 ;g 40 nfa 2
HDR-1 high density residential college road Tacre 80 100 60 a0 20 10 10 10 25* NA a0
*Unless otherwise increased by
Commerciat
CLlimited commercial 10,000 70 100 &0 10 25° 20 15% | 25° 40 0.8 16
CG general commercial 15,000 150 100 &0 40 25¢ 20 15% 25¢ 407 0.8 16
€T tourist commereial 30,000 150 100 &0 40 250 20 157 | 25° 40 0.8 16 ‘
RO residential/office 10,000 70 100 &0 40 30 15 15 25 35 0.8 16 ‘
PRD planned redevelopment/development 1 acre nfa nfa 60 40 25¢ 20 20 0 EH) 08 8 |
HMDR historic medium density residential ** 4,000 a0 20 60 40 10 7.5 5 15 0 1.0 16 |
HSMDR histeric special mediumn density o e G . o i 5 5 = 0 o o ‘
residential
HHDR historic high density residential *' 4,000 40 20 0 50 10 5 5" | 20 20 1.0 22 |
HRCC-1 historic commercial core, Duval GS 7 4,000 40 100 70 50 0 o 25 | 10 3517 10 22 |
HRCC- 7 historic commercial core, KW B\ght‘-‘“ 5,000 50 100 60 50 10 75 5 i: 2 g 0.5 81 |
HRCC-3 historic commercial core Duval 05 ™' 4,000 40 90 0 50 5 75 5 15 351° 1.0 22 |
HRCC-4 historic residential commereial core-d nfa nfa nja 50 30 75 75 725 | 75 25 0.8 nfa
HNC-1 historic neighbor hood commereial 4,000 40 100 60 50 g 75 - 15 15 lom 16
HNC-2 historic neighborhood commercial * 4,000 40 0 60 a0 10 75 B 2.3 30 104 16
HNC-3 histaric neighborhood commercial ™ 4,000 40 90 Y a0 o 75 5 15 30 0" 16
HCT historic commercial tourist ' 10,000 75 100 0 50 5 H 5 10 15 10 22
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HRO historic residential office 5,000 50 100 60 50 5 5 5 10 30 10" 16
HPS historic public/semipublic service * 5,000 50 100 50 40 20 10 54 | 207 25 10 e
HP5-1 histerie public and semi-public service-1 nfa nfa nfa 50 30 7.5 75 75 | 75 25 0.8 nfa

HPRD historic planned

redeuiogiient developrignt Lacre 50 100 50 40 5 5 25 10 35 0 22
PS public/semipublic service 6,000 50 100 50 40 20 15 15 | 207 25 08" nfa
Aairport nfa n/a wa | o nfa nfa n/a na | nfa - | 03 nfa
Ceonservation [ 10acres n/a - nja 5 5 2 | b b w | 25 0.01 1 01
Footnotes:
L Reference section 122-1181,
A | The minimum setback on an alley may be five feet less than the rear setback given
| Greater of number listed on table o ten percent of the lot width to a maximum of 20 feet.

s For the MDR-C, SF, MDR and HDR districts, the first line sets forth the requirements for single-family and two-family residential uses; the second line sets forth the requirements for all other uses including community facilities; except that
i in the SF district, educational institutions shall have a minimum lot area of one acre,

5. The minimum lot width shall be 70 feet or the prevailing lot width on developed lots within 200 feet of the subject lot, but not less than 50 feet,
6| The front setback shall be 30 feet ar the average depth of front yards on developed lots within 100 fest on each side, but not less than 20 feet,
| Single-family and two-family residential dwelling units shall have minimum lot size of 6,000 square feet, except in the following areas the minimum shall be 8,000 square feet:
a. The Venetian Subdivision located south of the Riviera Canal.
b The area bounded on the north by Flagler Avenue, on the scuth by Casa Marina Court, on the east by White Street and on the west by Reynolds Street.

Additionally, within this area the maximum lot coverage shall be 30 percent.

The frontand rear setbacks given on the table are the minimum setback, As an alternative the front and/or rear setback may be ten percent of the lot depth for bulldings up to 25 feat in height, or 20 percent of the lot depth for bulldings
over 25 feetin height; provided, however, the maximurn setback shall be 50 feet.

- The maximum height along North Roosevelt Boulevard, from SeventhAvenue west to Eisenhower Drive and Jose Marti Drive, shall be 30 feet.
1g,|  Mlsetbacks in the planned redevelopment and development (PRD] district shall be established based on planned amenities to be pravided by the developer, the terms of which shall be iated thraugh a develog
to the city ission. The design including setbacks, shall be consistent with acceptable principles and practices of urban design,

LEA Greater of the number given in the table or ten percent of the lot width to a maximum of 15 feet.
12| In the HRCC-2 district, within the 100-foot sethack from mean high water (mean high water}, the following restrictions apply:

a. The minimum open space ratio shall be 0.5,

b The height of the building shall be restricted to one habitable story/flacr abeve base flood elevation.

< The listed dimensians shall apply landward of the 100-foot setback
13 Reference subdivision lll of division 7 of article IV of this chapter.
14, Reference divisions 8 and 10 of article IV of this chapter for additional restrictions that regulate the square footage of gross leasable floor area based on trip generation within the HRO and HNC land use districts.
15| The maximum floor area ratio (FAR) outside the histaric districts, as designated on the future land use maps, shall be 0.8, except for recreation and apen space which shall have a maximum floor area ratio af 0.2,
16. Relerence division 9 of article \/ of this chapter.
17 For single-family and two-family residences, minimum lot area in the HCT shall be 5,000 square feet.
1. All development must comply with requirements for setbacks from wetlands and open waler established in section 110-29,
13, Maximum height may be increased five leet if the structure has 3 pitched raof, the design of which s 2 4 by the hi ural review
20, Maximum height may be increased five feet for nonhabitable purposes if the structure has a pitched roof,
21| Construction may be limited by proportian, scale and mass consideratians as expressed through the historic archilectural review commission design guidelines,
22 Maximum Floor Area Ratio applies toall and r including residential: 1.0.

(Ord. No. 97-10, § 1(2-5.9), 7-3-1997; Ord. No. 09-06, §8 3—F5, 4-7-2009; Ord. No. 10-04, §§ 20, 21, 1-
5-2010; Ord. No. 12-33, § 4, 9-18-2012; Ord. No. 13-25, § 3, 12-3-2013; Ord. No. 18-04, § 4, 2-7-2018)

*Coding: Added language is underlined; deleted language is struek-through at first reading.

City Actions:

Planning Board: September 18, 2018 (approved)
City Commission: February 5, 2019 (first reading)
City Commission: TBA (second reading)

Local Appeal Period: 30 days

Render to DEO: 10 working days

DEO Notice of Intent (NOI)

Effective when NOI posted on DEO website
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Planning Staff Analysis:

The purpose of Chapter 90, Article VI, Division 2 of the Land Development Regulations (the
“LDRs”) of the Code of Ordinances (the “Code”) of the City of Key West, Florida (the “City”) is
to provide a means for changing the text of the Land Development Regulations. It is not intended
to relieve particular hardships nor to confer special privileges or rights on any person, but only to
make necessary adjustments in light of changed conditions. In determining whether to grant a
requested amendment, the City Commission shall consider, in addition to the factors set forth in
this subdivision, the consistency of the proposed amendment with the intent of the Comprehensive
Plan.

Currently, residential dwellings are neither a permitted use nor a conditional use in the HPS zoning
district, therefore the use is prohibited. Because some of the parcels zoned HPS may not be
appropriate for residential development (i.e. the Key West Cemetery), the new use would be a
conditional use. The purpose is to ensure that residential use shall only be permitted on specific
sites where the use may be adequately accommodated without generating adverse impacts on
properties and land uses within the immediate vicinity.

The HPS zoning district can be found ten (10) times on the Official Zoning Map of the City of
Key West. Abutting zoning districts and their maximum allowable densities are as follows: SF
(8 du/acre), HMDR (16 du/acre), HHDR (22 du/acre), HNC-1 (16 du/acre), HRCC-1 (22 du/acre),
HRCC-3 (22 du/acre), HRO (16 du/acre), HPRD (22 du/acre), and M (N/A). A maximum
allowable density of 16 dwelling units per acre in the HPS zoning district will ensure orderly and
compatible land use patterns.
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Options / Advantages / Disadvantages:

Option 1:

Option 2:

Approve the text amendment to the City’s Land Development Regulations to
amend Chapter 122, entitled “Zoning”; Article 1V entitled “Districts”; Division 11
entitled “Historic Public and Semipublic Services Districts”; Subdivision | entitled
“Historic Public and Semipublic Services District (HPS)”; Section 122-956 entitled
“Intent”; Section 122-958 entitled “Conditional uses”; and Section 122-960 entitled
“Dimensional requirements”; and Article V entitled “Supplementary District
Regulations”; Division 2 entitled “Uses”; Section 122-1111 entitled “Table of land
use by districts”; and Division 3 entitled “Area Requirements”; Section 122-1151
entitled “Size and dimension.”

a. Consistency with the City’s Strategic Plan, Vision, and Mission:
The Strategic Plan is silent on this issue.

b. Financial Impact:
There will be no cost to the City if this request is approved.

Deny the text amendment to the City’s Land Development Regulations to amend
Chapter 122, entitled “Zoning”; Article IV entitled “Districts”; Division 11 entitled
“Historic Public and Semipublic Services Districts”; Subdivision | entitled
“Historic Public and Semipublic Services District (HPS)”; Section 122-956 entitled
“Intent”; Section 122-958 entitled “Conditional uses”; and Section 122-960 entitled
“Dimensional requirements”; and Article V entitled “Supplementary District
Regulations”; Division 2 entitled “Uses”; Section 122-1111 entitled “Table of land
use by districts”; and Division 3 entitled “Area Requirements”; Section 122-1151
entitled “Size and dimension.”

a. Consistency with the City’s Strategic Plan, Vision, and Mission:
The Strategic Plan is silent on this issue.

b. Financial Impact:
There will be no cost to the City if this request is denied.

Recommendation:

As per Resolution no. 2018-45, the Planning Board recommends the approval of the text
amendment to the Land Development Regulations.
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