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L INTRODUCTION

This plan revises and updates the Bahama Village Neighborhood Preservation Plan completed in
June 1992 and continues the cooperative effort on the part of the City of Key West and the
neighborhood's business community and residents to enhance and maintain the historic. cultural,
economic and spiritual character of the community and build a stronger relationship between the

residents of the neighborhood and the City governmnent.

The purpose of this revision is to provide a redevelopment plan in accordance with Chapter 163,
Part TII. F.S.  This was accomplished by updating the backeround data of the 1992 Plan,
developing a list of public and private projects, incorporating public and private iput. and

generally building upon the Bahama Village Neighborhood Preservation Plan of June 1997,

The future of Bahama Village, as envisioned in this plan, is based on the ideas provided by the
residents. the staff of the City Planning Department. business owners and non-resident land
owners at many public hearings. Initially, in October. 1991, the planning staff and

representatives from the study area participated in an Intensive Planning Session where:

1. Strengths. opportunities, and problems in the neighborhood were defined.
2. Goals were developed which are formal statements describing the community's future

direction.
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presented to the public. The citizens' comments

and fecommendations were then INCOrporated

Bahama Village Neighborhood Preservation Plan.

mto the June 30, 1992,

In July 1993, the ¢ ity of Key Wesi completed updating of jtg comprehensive plap, Policy
1-1.2.6 calls for a redevelopment plan for Bahama Village and specifi

les the general direction to
follow. This plan policy was the Impetus to resume this planning procesg and. begirmmg in
1994, another series of meetings were held in the neighborhood.

The strategies set forth in this plan, m conjunciion witl other private and public initiatives: e.g.
the on-going Main Street Program, the establishment of 5 Community Redevelopment Agency,

and the creation of 3 Community Land Trust within the neighborhood wijl become the basis of a

long term effort which will further the goals and objectives of the

community to achjeve the
following:

Initiate  commercia] revitalization Strategy In the community's businesg corridor of
Petronia/Emma Street.

S8

Initiate stabilizagion or redevelopment Strategies for thoge areas of the pej

exXperiencing deterioration.

(3

Maintain the current conditions for those areas which are considered stable.
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4. Enhance economic opportunities for the residents.

5. Improve the overall quality of life in the neighborhood by enhancing the public facilities

in the community.

It is imperative to realize Bahama Village is a coherent, viable. functioning community with a
history of over 150 years. Members of this community trace their families back for five
generations and families have related to each other for a similar length of time. As a result, the
residents in this community have developed extensive social, personal. and institutional networks

that provide services not duplicated by government.

Bahama Village is also a community under siege.  To understand this. it is critical to
acknowledge that the Bahama Village is a community impacted by the racial divisions in
America. This has resulted in a very real but unseen wall around Bahama Village. This wall has

had the effect of limiting opportunities.

Therefore. the major challenge and concern is how to reinforce the positive aspects of this unique
community. How can the community exert control and influence over their own destiny and
receive the benefits of impending change? As land in Bahama Village is increasingly affected
by the market conditions and the infrastructure. housing and parks improved. how can the
existing community be the beneficiaries of the change and not the victims? How can the
community be improved and housing upgraded without resulting in forces that push the residents
out and pull the commmity apart and leave nothing but restored houses to reflect what had at one
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time been a viable neighborhood? The challenge facing this redevelopment plan is how to
improve the community and at the same time assure that the residents are not forced by social

and economic pressures to leave or to remain.

END OF INTRODUCTION
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II. BACKGROUND DATA
AND ISSUE IDENTIFICATION

A. Location

Bahama Village consists of approximately 22 blocks at the west end of Key West, Florida. The
area contaming Bahama Village is west of Duval Street and bounded by Fort Street. Louisa
Street and Angela Street (Figure II-A.1). At one time this area of Key West was the "front
door” to Key West due to its access to the waterfront. However. the shoreline was extended by
filling the shallow area out to Fort Zachary Taylor and today. that waterfront is occupied by the
Naval Station and its support services. Consequently. Bahama Village is now more tsolated.
relatively due to surrounding developments (i.e. Truman. the Naval Air Station, and downtown
Key West). One major problem facing the residents of Bahama Village is that the major

shopping centers are several miles away. at the eastern end of the island.

Figure 1I-A.2 depicts the legal boundary of the Bahama Village Redevelopment Area as
established i 1992 and the revised boundary as proposed by this plan. Much of the northern
boundary of Bahama Village is distinetly marked by the parking lot and fence of the Traman
Annex development. The size and appearance of this parking lot is a noticeable nterruption in

the established residential rhythm of the community.

The remaining northern edge of the cominunity is less noticeable and is defined by commercial

area surrounding the Monroe County Courthouse and the Main Post Office. Further to the north.
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Street. These areas are considered the downtown of Key West and are within walking distanc
for the residents of Bahama Village. Thig area  mcludes 3 large number of public and private
sector jobs, city, county, state. and federy] offices and tourist Opportunities. This areq also is
expected to provide additional jobs due 10 new construction and related overg]] Lrowth in Key

West.

The western and southern boundarjeg of Bahama Village are defined by the Truman Anpex
Naval Station. A fence maintained by the Navy clearly establishes thig boundary ap limits

movement into and out of the neighborhood in this arey,

However. much of the Navy property innuedjately adjacent 1, Bahama Village s vacant or
underutilize. Simgle family and duplex Navy housing anq beach for Navy personne] and
dependents ex s along the southem boundary, between Bahamg Village and the Atlantic Ocean,
On the west, adjacent to Fort Street, is multi-family Navy housing, 4 parking lot for the Navy
chapel. vacant lanq, the Seminole Morgar Battery. and severaj other smaller buildings. Further to

the west. beyond the Navy Property is the Fort Zachary Taylor State Park.
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The vacant Navy land immediately adjacent to Bahama Village, along Fort Street, (including the
Seminole Battery) is now obsolete for the Navy and will become surplus Navy property.

Therefore, it is proposed that this land be included into Bahama Village Redevelopment Areq

Currently however, the Naval Station property provides a series of Open spaces along the western
edge of the community. The terminus of Truman Avenue at Fort Street and the Seminole Mortar
Battery provide the neighborhood with pastoral views. Thig augments the view dowp Whitehead

Street which extends to the water's edge at the southernmost point,

B. Neighborhood History !

Perhaps the most positive feature of the area jg its history. This neighborhood is the historical,
cultural. and spiritual center for Key West's black community. The early leadership elite of thjs
community included such people as Nelson English, postmaster from 1882-1886: William Artell,

deputy collector of fevenue: and Charles Dupont. who was sheriff from 1885 uni] 1593,

Census data. genealogical data and Jocal cemmetery records show that the great majority of Key
West's black population traces its ancestry to Bahamian origins. Between the years 1830 - 1840,
the most significant migration of Bahamian blacks to Key Wegt began. Most black Bahamians
came to Key West in search of the nore prolific fishing. sponging. and turtle hunting erounds.

As blacks settled in Key West. their vccupations were centered around fishing, Sponging, sal

T — e

: The primary source for this section is Forgotten Legacy by Sharon Wells. 1982,
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manufacturing, and turtling. The census data indicates that between 1880 - 1890 the majority of

blacks earned a living as mariners.

The black community of Key West did not escape the institution of slavery which has dominated
a large portion of American history. Here. records show that free blacks and black slaves lived
and toiled side by side in this island frontier. Key West's black population during the mid-1800's

was approximately one-fifth of the total city population.

It appears that the character of this community, which to a great extent remains today. began to
emerge m the early 1870's. The community was characterized as "about as un-American  as
possible. bearing a strong resemblance to a West Indian town." It was during this period that
Monroe County Tax records show that blacks had significant property holdings. An identifiable
community presence was established in the southeast end of Key West. 1889 Sanbom maps
marked "La Africana” as the residential area at Front and Thomas Streets. Terry Lane, between
Whitehead and Thomas. was a location of densely clustered housing. The homes were typically

one room wide dwellings with a front porch and gable roof,

The educational and spiritual foundations were strengthened during this same period. The first
organized church services for blacks were in 1832 at St Paul's Episcopal Church. Dual services
for blacks and whites continued until 1883 when blacks created St. Peter's Episcopal Church. In
1R65 the first African Methodist Episcopal Church was constructed. By 1900. black churches
mncluded St. James Missionary Baptist Church at 314 Oljvia Street: the AME Zion Church at 704
Whitehead: Newman Memorial Church at 404 Division Street (Truman Avenue): St. Peter's
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Episcopal Church near the corer of Petronia and Center Streets; St. Alan's Mission on Howe

Street: and the Bethel AME Church.

In 1870, in keepiﬁg with the custom of the time, the first black public school was established and
later named after Frederick Douglass. This facility had several locations being first erected on
Jackson Square. It was later relocated to Angela Street. and after World War II relocated to the
block of Emma and Front Streets between Petronia and Olivia Streets, Other schools i the area
included St. Xavier's School. located on Virginia Street, and the Freedman Aid Society of AME

Church School for Boys and Girls at 404 Division (now named Truman Avenue).

With the advent of World War II the United States Navy required additional land to carry out its
mission of national defense. Consequently one (1) block of Bahama Village west of Thomas
Street and north of Angela Street was acquired by the United States Navy. This property. in the
late 1980s. became the Shipyard Condominiums portion of the upscale Truman Annex

Development.

The Monroe County Housing Authority was created in 193%. An early project addressed the
housing needs of the neighborhood in 1942 when the Fort Village Apartments were built and
1959 when the Robert Gabriel Apartments were developed. These contributions to the housing

stock: were then angmented in following vears as more units were builf.
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In 1988 the Community Development Office (CDO) was created to address the needs of the
community. It was at this time the neighborhood received the name of Bahama Village as a

means of promoting the area as a tourist destination.

Nearly all of Bahama Village is within the National Register District as mapped by the City of
Key West Comprehensive Plan on Map 1-7: however. all of the neighborhood is protected as an
historic zoning district. The only portion of Bahama Village excluded from the National Register
District is the area west of Emma Street and southwest of the intersection of Virginia and
Thomas Streets (Figure II-B.1). which includes several blocks of housing owned by the Key

West Housing Authority.

Of all the Bahama Village structures located in the historic district, approximately seventy-five
(75) percent retain their historic character and therefore are considered as "contributing”
structures within the historic district. There also are significant historic landmarks located
throughout the neighborhood (Figure 11-B.1). The following is a preliminary list of these

landmarks.

1. Cornish Memorial AME Zion Church, established and originally built in 1864, and the

present building built m 1894,

1o

Newman United Methodist Church. built 1890.

4

St. James Missionary Baptist Church. built 1878,
4. St. Stephens AME Zion Church, built 19490,
5. Lighthouse Museumn and Keeper's Quarters. built 1840)
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6. Hemingway House built in the 1870’ became Ernest Hemingway's home in 1931

7. Seminole Mortar Battery. built approximately 1885,

8. CES generating plant.

9. Bethel AME Church.

The Hemingway House and Lighthouse Museum are recognized nationally for their contribution
to the historic character of Key West. However., they are separated from the neighborhood by
surrounding walls or fences which define the public space (street) from the more private spaces

of the property itself.

The six churches in the area reinforce the religious and cultural base, as well as acting as physical
landmarks.  The Cornish Memorial AME Zion Church on Whitehead Street acts as a visual
reference for the community because of its height and prominent location on the eastern edge of
the neighborhood. The St. Stephens AME Zion Church. is one of Wo surviving stone structures

m Key West.

This historical overview describes the special nature of this unigue community. the influence of
its institutions. and character of its people. Today. there is 4 resurgence of community interest in
Bahama Village which can build upon this history for a better tomorrow In celebrating the

uniqueness of this comraunity. care must taken to be sensitive to its history.
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C. Neighborhood Demographics

In 1990, the population of Bahama Village was approximately 1,945 or approximately 7.8
percent of the City of Key West. This 1990 population was 388 fewer people then in 1980 when
the population was 2,333,

The racial composition in Bahama Village is markedly different then the rest of Key West.
Although Bahama Village is only approximately 7.8 percent of Key West. approximately 40
percent of the Key West black population lives in Bahama Village. As indicated below in Table
H-C.1. 64.4 percent of the Bahama Village population is black. and 34.4 percent is white. This
contrasts markedly with the rest of Key West where only 5.8 percent of the population is black

and 90.4 percent are white.

TABLE II-C.1.
1990 RACIAL COMPOSITION

] WHITE | BLACK | OTHER | TOTAL
BAHAMA VILLAGE | 34.5% | 644% | 1.0% | 100.0%
REST OF KEY WEST | 90.4% | 5.8% | 3.8 | 100.0% |

The population of Bahama Village has more long term residents then the rest of Key West even
though there has been a slight population reduction. As indicated below in Table TI-C.2 below .
as of the 1990 census. within Bahama Village, 59.5 % of the population lived within the same
house for over five years and only 11.6 percent had lived in a different state five years earlier.
This compares markedly with the rest of Key West where only 36.2 % had lived within the same

house for over five years and 29.6 %o had lived in a different state five years earlier.

v

Primary source: 11.S. Census. 1980 and 1990
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TABLE Ii-C.2.
PLACE OF RESIDENCE IN 1990

“BAHAMA VIL,  [REST KEY WEST|,

, !

SAME HOUSE IN MONROE CO. AS IN [ 595 ‘ 36.2
© 11985 | ) |
DIFFERENT HOUSE IN MONROE CO. [ 216 ! 19.2 ,
THEN IN 1985 = ;
DIFFERENT COUNTY THAN IN 1985 | 4.5 | 94 ’
I ' |

iDIFFERENT STATE THAN IN 1985 | 11.6 l 206 |
DIFFERENT COUNTRY THAN IN 1985 2.9 ! 55
: : - !

TOTAL | 100 | 100 f

FIGURE II-C.1.

Table II-C.3 below lists the percentage of

the population by age group for Bahama /

Village and the rest of Key West.

Although some differences exist, the

differences do not appear to be

t
|
the
|
?
I
r‘
J
?

significant. This is particularly apparent |

1 i

in Figure I1-C.1 to the right. This figure = -

portrays the age profile for both Bahamag '

EIBAAMAMUAGE  CREST OF KEYWEST

Village and Key West by age groups of -

approximately the same size. As indicated, the largest age group 1s 25 to 44 vears old.
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TABLE II-C.3

POPULATION BY AGE GROUP

- BAHAMA | RESTOF |

_VILLAGE |KEY WEST)|

<5 | 59% | 73% |

5TO17 139% | 126% |

181020 33%  32% |

217024 ' 46%  69% |

257044 | 374%  416% |

457054 107% | 9.4% qf‘

55T059  43%  36% |

60TO64  57% ' 38% fn

657074 _ 86%  68% |

| 757084 46%  37% |
85+ 12%  10% |

| |

B - 100.0% | 100.0% |

FIGURE I1-C.2
ﬁ Household income in Bahama Village tends ]
to be lower than the rest of Key West. J l-{lﬂ}[]_[)n\mvﬂ
Figure 11-C2 1o the right provides Ihe; 22; o

percentage of the population in various - ;’
|

mncome brackets as reported in the 199();j w

census for Bahama Village and the rest of |

Key West. As indicated. Bahama Village

has a greater percentage m the lower

income brackets and the rest of Key West

has a greater percentage in the higher income brackets.
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Table I1-C.4 below lists the actual number of households per income bracket as of the 1990
census. As shown. the single largest income bracket in both Bahama Village and the rest of Key
West is $15.000 to $24,999. However, the population of the rest of Key West has many more
people eaming more than this income. Specifically. 58.6 percent of the households in the rest of
Key West had income levels of $25,000 or more whereas only 38.4 percent of the Bahama

Village households had incomes of $25.000 or more.

TABLEIL.C.4
HOUSEHOLD INCOME LEVEL

| INCOME | BAHAMA | BAHAMA RESTOF | RESTOF

. LEVEL | VILLAGE | VILLAGE |KEY WEST| KEY WEST
_ (81,0000 |(NUMBER) | (PERCENT) | (NUMBER) | (PERCENT)
0-<5 107 128 | M2 a3
599 | 97 | 116 | 677 7.1
10-149 156 = 186 | 797 8.3
15-249 | 157 187 . 2084 | 217 |
25-349 107 | 128 1863 = 194 |
35-499 97 ' 116 1757 183 |
50-74 91 108 1261 132 |
75-99 5 06 | 388 | 37 |
100-1499° 7 08 | 226 | 24 |
>150 15 18 151 16
TOTAL 839 100 9586 100
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D. Land Use

The Bahama Village community contains nearly 500 lots and is one of the larger neighborhoods
in the National Register Historic District. There are approximately 51 acres of land excluding
road right of ways within Bahama Village There js a diversity of urban design elements
including views. landmarks, and a sense of containment relating to perceived or actual barriers.
Much of the land is occupied by single family homes but there also are blocks of multifamily,
public housing: distinet neighborhood commercial areas: and many recreation facilities an
churches. This diverse land use reflects the steady development of g cominunity over 15¢ years
as historical periods swepl change in and out of the neighborhood. Only to a slight extent. does
the existing land use reflect the impact of zoning regulations which have only been effect since

the 1960,

As one visits the area. the preeminence of ap established residentijal community becomes
obvious. Much of this residential character stemg from the area’s historic Past. A majority of the
structures in the neighborhood are over 30 years old. However while this historic aspect of the
community can be a tremendous asset for the social fabric and character of the areq. the age of
the buildings can also lead to obsolete housing, the peed for extensive repairs, costly upkeep and

a4 generally deteriorated condition,

In some cases, housing deterioration has occurred due to age of the structure and neglect. Iy
other cases. the ewner-occupant or landlord has been unable o afford the liecessary property
unprovements. Ultimately. this has lead to serious code violations, |y either case. the City has
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limited capacity to ass;st property owners in upgrading the physical conditions of their properties.
The Mayor's Revolving Loan F und, Weatherization Program, and ¢ ommunity Development
Block Grant Program, however, have played a key role in providing for emergency repairs and

neighborhood stabilization.

In December, 1991. the City of Key West completed the Fmding of Necessity Downtown Key

West (Appendix B.). This study evaluated the physical conditions of the Bahama Village and the
Key West Bight areas of Key West and found that both areas possess a combination of
conditions that indicate a need for redevelopment. 1 particular. for the Wenty-two (22) blocks

of Bahama Village. this study found:

1. There are 539 structures "worthy of survey” and of these forty-four (44) percent of the
buildings exhibited varying degrees of deterioration. The survey mdicates that 5% of the
structures are classified as dilapidated. The units in need of minor repair number 141

(26"4) and 67 units. (12%) are in need of major repair.

2. Site deterioration (broken pavements and sidewalks, lack of paving and sidewalks,
deteriorated fixtures such as fences and abandoned foundations) were found m three (3)
blocks.

3. Unsanitary  conditions (accumulation  of  ragh. debris. discarded appliances and

machinery. and junk cars and trucks in vards and open lots) were found in eight ()
blocks.
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4. One block in Bahama Village includes an obsolete land use (the old electric building

owned by the City Electric System).

A

Approximately 19 blocks exhibit an excessive diversity of ownership. A block having
five or more ownership parcels was considered to display excessive diversity of

ownership.

The Finding of Necessity Downtown Key West then found:

"After examination of the study area. application of appropriate criteria. and
fine-tuning of boundaries, Bahama Village was found to possess a combination of
conditions that indicate a need for redevelopment."?

This finding is reaffirmed and acknowledged by this plan.

Figure II-D.1 is a map of the existing land use in the community.  As can be seen. the
community is mostly residential in nature with housing ranging from single family detached
homes to low rise apartment structures. The largest amount of land is occupied in private
residential. single family home development (approximately 21 acres). However. there are also
seven multi-family residential complexes owned and operated by the Monroe County Housing

Authority. As indicated. these projects occupy a significant area of Bahama Village.

3

Phase T Report Documentation of Existing Conditions: Waljace Roberis & Todd
P ¢
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The community's residential component is characterized by a mixture of single family detached
housing. multi-family buildings, garage apartments. and duplexes. Of the multi-family housing
units in the neighborhood. the majority is subsidized housing with a major block (Fort Street
Apartments) located in the southwestern section of the study area bounded by Emma and Fort
Streets. An additional aggregation of public housing can be found in the northwest section of the
community facing Whitehead Street. These multi-family units are two story structures and
contain either garden apartments or townhouses. Architecturally, these buildings contrast with
the rest of the community and particularly the older. single family homes. As an example. the
large. two story. masonry structures of the Fort Village Apartment Complex are visually

unrelated and incompatible with the adjacent historic neighborhood pastiche.

Within the neighborhood there are twenty (20) vacant lots and eighteen (18) vacant buildings as
listed 1994 in the tax roll maintained by the Monroe County Property Appraiser. The largest
vacant area is 15,000 square feet. These vacant properties contribute to a sense of neglect,
however. they also provide an opportunity for redevelopment.  For instance. the old diesel-fuel
generator electric building owned by the City Electric System (CES) located on the southeast
corner of Angela and Fort Street is a candidate for adaptive use. Preliminary evaluations indicate
the building is sound and soon the owner. City Electric System will complete an environmental

clean-up of the property.

Non-residential uses in the community are primarily neigchborhood retail stores and religious
structures dispersed along Petronia, Emma. and Whitehead Streets. This is in contrast with the
older pattern as reflected in the 1899 and 1929 Sanborn Maps. During those earlier times.
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commercial enterprises were distributed throughout the neighborhood and tended to concentrate
at street corners. Table 1I-D.1 indicates the number of street intersections with some sort of
commercial development in 1899, 1929, and 1993.  As indicated, in 1899 there were thirteen
(13) commercial intersections out of a total of 31 intersections. In 1929 the commercial
intersections had risen to 15. However, by 1993, the commercial intersections had dropped to 6

out of a total of 29 intersections.

TABLE II-D.1
NUMBER OF STREET INTERSECTIONS WITH COMMERCIAL DEVELOPMENT
VERSUS TOTAL NUMBER OF INTERSECTIONS

| - FORTST. [EMMA ST.| THOMAS | WHITEHEAD | TOTAL
| | | ST ST.

1899 | o8| 47 6/8 38 1331

1929 | o0& | 37 6/8 6/8 15/31

1993 | 06 07 1/8 58629

The commercial area of Bahama Village is now located primarily on Petronia and Emma Streets.
The properties fronting on Duval Street and extending back for approximately 200 feet is unlike
the balance of Petronia Street. This area is a high density commercial area accommodating
Duval Street tourist trade.  Commercial properties and offices are also located on Whitehead

Street. However, the trade area of these uses extends beyond Bahama Village.

The balance of Petronia Street from Whitehead Street to Baptist Lane has an informal
atmosphere. the rhythm of which is typified by a collection of one and two story wood
structures. This is the neighborhood's business district and is defined by its narrow streets lined

with grocery stores, guesthouses. restaurants. single family homes. small variety stores. take out
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restaurants, and a game room. Many of the structures are over 40 years old and have changed
little from their initial construction. Petronia Street, however, does hot provide a full range of
goods and services for the local residents and it lacks the amenities which would make it an

attraction to tourists,

The commerce found on Emma Street is similar in nature to that found on Petronia Street: ¢, g,

small convenience stores.

Currently there is no industrial development in Bahama Village. This is much different than
what existed in the past. For instance. on the Sanbom Map of 1889, several cigar factories are
shown. Never-the-less. there still an industrial atmosphere in the northwesterm area adjacent to

the Navy property and the old brick electric generation plant owned by the ¢ ity Electric System,

Consequently, the comrnunity is now a residential community with some small, associated retail
stores but with few economic enterprises to provide employment. However. ihe community s
located immediately adjacent to the tourist destination of Duval Street and has historic and other

resources of its own.
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E. Development Regulations

Development in Bahama Village and Key West in general is guided by the Key West
Comprehensive Plan and must comply with the Key West land development regulations. Also,
much of the area is included in a designated National Register Historic District. As such, all
rehabilitation. reconstruction or pew construction in the historic district s subject to the
additional review processes of the Key West Historic Architectural Review Commission and wil]

be guided by the City's Design Guidelines.

Figure II-E.1 is the portion of the Future Land Use Map of the Comprehensive Plan applicable to
Bahama Village and adjacent areas. The majority of Bahaina Village is zoned as HMDR. which
limits development to medium density residential. This designation provides for 2 maximuin
density in residential areas of 16 units to the acre. In addition, accessory uses, mncluding
approved home occupations conducted within the residential structure. and customary community
facilities can be located in the HMDR district.  However. pew commercial uses and transient

units are not permitted but existing developments may continue as lawful nonconforming uses.

Petronia Street adjacent to Duval Street is designated Historic Residential Commercial Core
(HRCC). On the north side of Petronia Street is HRCC-1 and on the south side is HRCC-3.
These are the zoning designations given to the rest of the properties fronting on Duval Street and

are designed to accommodate the historic Old Town residential commercial core mixed use
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center. The maximum density of residemial development is twenty-two (22) units per acre and

the total floor area ration ( FAR} of a development shall not exceed one (1.0)

Approximately two hundred (200) feet back from Duval Street, the zoning along Petronia Street
and along the northern half of Emma Street is Historic Neighborhood Commercial (HNC-3),
This district is intended to accommodate both residential and neighborhood commercial uses
typically located along major thoroughfares by limiting activities to those uses generating no
more than fifty (50) trips per one-thousand (1,000) square feet of gross leasable floop area per
day. The maximum residential density shall be sixteen (16) units per acre and the max{num
intensity for nonresidential activities shall not exceed a floor area ratio of 1.00 considering floor
area allocated to all uses. Although this district is intended to serve neighborhood commercial

uses, transient residential is also allowed.

The area of Bahama Village northeast of the commercial area of Petronia Street and east of
Thomas Street is designated Historic Residential/Office (HRO). The designation is designed to
accommodate business and professional offices as well as single family. duplex. and multiple
family residential structures within the historic Old Town but is not intended for transient
lodging. The maximum residential density shall be sixteen (16) units per acre and the fotal floor
area ratio shall not exceed 1.0. Also. non-residential uses will be limited to activities generating

no more than fifty (50) trips per one-thousand (1.000) square feet of gross leasable floor area per

day.
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A small area in the south of Bahama Village, bounded by Catherine and Louisa Streets is
designated Historic High Density Residential (HHDR). This designation is designed 1o
accommodate historic Old Town high density residential development for permanent residents,
including single family. duplex. and multiple family residential structures. The permitted density
is 22 dwelling units per acre. Accessory uses, including home occupations and community
facilities are allowed. This area is not intended for transient residential, offices. or commercial

uses. However existing. lawful nonconforming uses may be allowed to continue.

Bahama Village is located in the designated historic district. Consequently any proposed
rehabilitation. reconstruction or new construction will be guided by the City's Design Guidelines.
This will enhance the unique, physical character of the area and help assure the community will
change little in outward appearance. However, the construction techniques required for
restoration contributes to an increase in cost and therefore the affordability for the repair and
reconstruction of the existing housing stock. This combined with the limited land area, high land
and construction costs and high property taxes of Key West in general suggest the need for
financial assistance to assure the character of the Historic District is preserved while minimizing

economic hardship.

F. Housing

Housing in Bahama Village is provided by single family homes: publicly subsidized. multifamily
housing: earage apartments: duplexes and studio apartments.  As listed in the Monroe County
Tax Rolls. there are a total of 776 dwelling units in Bahama Village. Of these. approximately
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344 dwelling units are single family homes and 432 are units are in multifamily buildings of
which 221 dwelling units are contaimed in the multifamily complexes operated by the Key West
Housing Authority (Figure II-F.1). In the future, it is expected that the total number of dwelling
units will remain at (’wr near the current level and housing development will be characterized by

the mfilling of vacant lots and the development of small accessory units.

The 344 houses are built on only 279 Jots. due to the fact that in some cases. more than one
house was built on a lot. In addition, the predominantly single family nature of Bahama Village
is characterized by small lots. As indicated below in Table TI-F.1. the density of single family
homes ranges from 4.7 to 123.6 dwelling units per acre, reflecting the historic lot size of parts of
the neighborhood and the fendency to subdivide lots and add small units.  The average single
family home density is 19.6 units per acre and the median single family density is 17.9 units per
acre. Of all the 279 lots there are 111 lots at a density of 16 or fewer lots per acre and 16% lots at

a density of over 16 units per acre.

TABLE II-F.1
SINGLE FAMILY LOT STATISTICS

[DENSITY |
I%Adjusted average lot (largest 196 f;
iand smallest lots excluded) J
%Lowest density lot \ 4.7 ”
|Highest density lot o 1236 f’
Median density lot 179
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Figure II-F.3 below illustrates the distribution of taxable property values of single family homes

with one home per lot as established by the Monroe ¢ ounty Property Appraiser's Office. AS can
be seen, of a total of 215 such houses, 198 houses are have a taxable value of less then $100,000.
Even if all these houses qualify for a homestead exemption of $25.000. the valye of houses in

Bahama Village is low for Key West.

FIGURE II-F.3
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Home ownership of single family homes is also extensive throughout the neighborhood. A total
of 179 single family homes claim a homestead exemption. This represents 52 percent of all the

single family homes and 23 percent of the total dwelling units in Bahama Village.

While many people are homeowners. there also is an extensive amount of rental housing and
subsidized public housing is extensive. In fact, publicly assisted housing is second to single
family homes in the quantity of housing available. As listed below in Table TI-F.2. there are
seven sites with a total of 221 units of various sizes. These multifamily buildings are located in

several areas and range in size from ten (10) units per site to 84 units in the Fort Village

Apartinents.
TABLE II-F.2.
PUBLIC OR ASSISTED HOUSING UNITS

| NAME | LOCATION RN |
B | | BDR } BDR BDR |BDR | |
Fort Village Apts |For/Emma/Amelia S 36 16 0 84 i
\Community ! f ? : 1 #!
]T)ben Gabriel  |A) Amelias/Howe/Virgina/ { 0 4 | s { 1 10 !
|Apts Communiy  Thomas | ; ; I
« , — —
i IB) Olivia/Terry Ln/ o4 s o 10 !
I ‘ Whltehead ! 5 : |
— : T | | ‘%“T?
f g ) Angela/Whitehead/ I 0 15 14 4 33
i ﬁPetrom'a J l [ 1
fIKey Plaza Apts.  |A) Amelia/Howe/V Irging/ J 0 ' 21 | 33 ‘ 14 172,68 under HUD;
| These two sites /Emina f 5 f © contract till 2001 |
!are privately 1B) Emma/Truman/Fort ’ f i]

i 2 8 1 6 . 0 . 17under HUD f;
‘ f ‘HODAG program. |
! : ‘ | © 50 units total i

LUTAL 3488 79 20 22
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Public involvement in the provision of housing extends beyond the housing projects listed above.
Additionally. there are 46 private market apartments being rented at various locations in the
Bahama Village Redevelopment Area by eligible very-low income participants in the City's
Section R assisted housing program under U.S. HUD voucher/certificate assistance. Also.
approximately, 75 rental units have been assisted through the City's Rental Rehabilitation
Program and still have City mortgages. Approximately 40 low-income home ownership

properties have Mayor's Revolving Loan Fund mortgages active.

G. Parks/Community Facilities

There are a wide variety of community facilities located nearby or within Bahama Village ( Figure

H-G.1). These feature. as shown in Figure 1I-G.1 include-

1. Fort Zachary Taylor State Park: Beyond the U.S. Navy Truman Annex is the Fort

Zachary Taylor State Historic Site. This park is open from &:00 AM till sunset and offers a
swimming beach, picnic facilities. and the historic Fort Zachary Taylor. Although this excellent
facility is exceedingly close to Bahama Village. the actual access is rather circuitous. Originally.
in 1884, access to the Fort Zachary Taylor was available by bridge from the intersection of Fort
Street and Angela. Now however. residents of Bahama Village must leave the neighborhood and
go to Southard Street and travel through the Truman Annex Development. In addition. the
entrance fees can act fo discourage daily use by residents of Bahama Village due to the below

average household mcomes.
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Fort Zachary Taylor is well used by people that arrive by car and bicycle and many people,
including cruise ship passengers, walk to the site. In March 1994, 31.927 people and 6.129 cars
visited the Fort. During peak days in the winter approximately 350 vehicles have visited the park
in a single day. In :addition. during special events the daily visitation can be even higher. For
instance during the power boat races on April 9, 1994, 2,277 people and 537 vehicles visited the

site.

2. Seminole Mortar Battery *; Immediately to the west of Bahama Village. in the U.S. Navy
Truman Annex. is the historic Seminole Mortar Battery and vacant property. The mortar battery
was constructed i 1895 during the era of the Spanish American War. Now the battery is
overgrown with vegetation and conservation of this battery could yield an excellent. historic site.
The U.S. Navy is doing limited restoration with $50.000 Legacy Grant through Department of
Defense. In addition the open. vacant land between the battery and Fort Street is approximately
100 feet deep for 700 feet along Fort Street and could be converted into a large, recreational open

space.

Roosevelt Sands Community Health Center: The Roosevelt Sands Community Health

;UJ

Resource Center provides many health services. This new facility at 105 Olivia Street provides
services including but not limited to well and sick child and adult care; pregnancy testing.
counseling and referral: testing. diagnosis and treatment of sexually transmitted diseases.

women's health services. school physicals. immunizations and family planning services.

! Drawings of the Seminole Battery may be found in Historic Preservation Element of the
Comprehensive Plan for Key West, Florida with IHustrative Case Studies. 1992,
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4. Frederick Douglass Community Center: The Frederick Douglass Community Center on

Emma Street just North of Olivia Street serves the needs of the neighborhood. The City has
converted the former public school property into a multi-purpose center with a gymnasium,
meeting rooms, resource rooms, Kitchen facilities. and a game room. It is presently the location
of the Roosevelt Sands Health Clinic, Wesley House Day Care Service and Senior Citizens

Nutrition Center.

5 Key West Lighthouse: The Key West Lighthouse Museum on Whitehead Street is

maintained by the Key West Art and Historical Society. This museum. together with the
privately owned Hemmingway House, attracts 800,000 visitors a year. This extensive visitation
generates many automobile trips and creates a tremendous parking demand on Whitehead Street

because there is no on-site parking at these facilities.

6. Nelson English Park: Nelson English Park is adjacent to MLK Community Center and

features play equipment for preschool and older children. and a basketball court. Passive areas

mclude space for open play and picnics.

Martin Luther King Community Center: The Martin Luther King Community Center

provides recreational services for approximately 100 children each day. from 9:00 a.m. until
6:00 p.m. and programs for adults. This facility contains an above ground recreational pool with
associated restrooms and showers.  Additionally. the facility houses 4 community room which is
used by various neighborhood groups. It must be noted that the pool is the only public aquatic
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facility located in the City of Key West and enjoys high usage by Key West residents from inside
and outside of the community. While the Center does need some improvements. it does provide

a positive environment in which to operate recreational activities.

Vest pocket parks consisting of additional passive open space are located within the community.
Three such areas are provided in association with public housing. The fourth area is in close
proximity to the MLK Community Pool located along Louisa Street. Due to their size, these
areas cannot accommodate active recreational activities but can still be a resource for passive

recreartion.

H. Public Infrastructure

The City during the period from 1989 - 1991, spent $1,609.680 on neighborhood infrastructure.
In addition to regularly monitoring and maintaining  water and sewer lines. the Ultilities
Department. in conjunction with CDO. has installed 3.652 Lf. of sewer and 2.070 Lf of water
lines: 135 water hookups and 126 sewer hookups.  These projects have somewhat stabilized the

Water pressure and service delivery in the study area.

During this same period, 4.950 Lf. of new stom drains have been installed to help solve ongoing
drainage problems in the neighborhood. Ten (10) new fire hydrants were added during this three
year period. For 1994, fire wells are planned for the intersections of Amelia and Duval Streets
and Thomas and Southard Streets. In addition, hydrants are planned for the intersections of
Emma and Julia Streets and Thomas and Tulia Streets.
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In order to improve safety in the neighborhood, 24 street lights were mstalled along

neighborhood streets in conjunction with 3.200 Lf. of sidewalks.

Being in an old neighborhood however, the infrastructure in Bahama Village still exhibits a
degree of wear and tear. In the "Finding of Necessity" conducted by Wallace Roberts & Todd.
site deterioration and deficiencies are described as broken pavements and sidewalks, a lack of
paving and sidewalks, deteriorated fixtures such as fences. and abandoned foundations. In the

study area. three blocks reflect these conditions.

The City. in conjunction with the State of Florida. has proposed several additional capital

improvements that will affect the study area. They are the following:

1. Stormwater master drainage plan

12

Reconstruction of the Whitehead Sireet and Truman Avenue segments of US-] by the
Florida Department of Transportation in 1994/1995

Ocean outfall rehabilitation

(e

4. Continued sidewalk improvement program
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1. Traffic and Circulation

The street layoui in Bahama Village (Figure 11-1.1) is an extension of the common grid street
system that exists throughout Old Town. The streets in the community serve primarily local
traffic and short, narrow lanes provide access to the mnterior of blocks. The neighborhood has

only one major thoroughfare. Whitehead Street.

The streets in Bahama Village have different right-of-way widths. All the northwest/southeast
streets. with the exception of Fort Street. have a fifty (50) foot wide right-of-way. Whereas all
the northeast/southwest streets. with the exception of Virginia and Catherine Street have a thirty
(30) foot wide right-of-way. Figure II-1.1 indicates the rights-of-way for the streets and alleys in

the neighborhood.

Three street intersections had between 15 and 30 traffic accidents from 1989 to April 1991, Asg
reported in the Key West Comprehensive Plan. these intersections were Thomas and Petronia

Streets. Petronia and Whitehead Streets, and Whitehead and Angela Streets.
The major trip venerators in the community are the Hemingway House and the Lighthouse

Museum. These two attractions are both located on the 900 block of Whitehead and together

draw nearly 800.000 visitors per year.
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Although the area is close to the tourist destination of Duval Street and the associated
commercial retail stores. the Bahama Village community is far from the large shopping centers
and grocery stores that service the City of Key West as a whole.

The seven (7) major streets in Bahama Village are:

1) Whitehead Street: According to existing traffic volume data, Whitehead Street is the most

heavily traveled street in the community and in 1990 there were £.100 trips per day (ADT).
Whitehead Street serves as a collector of traffic from the Old Town central core and provides
access to Truman Street. the main arterial out of Key West. From observation. Whitehead serves
as an alternate route to the often busy Duval Street corridor. Finally, due to key tourist
destinations like the Hemingway House and the Lighthouse. Whitehead Street serves as the main
route for the Conch Train and Trolley. On street parking is heavily used, particularly by tourists

visiting the nearby attractions.

A portion of Whitehead street from Fleming Street at the County courthouse to Truman Avenue
is part of U.S_ 1 and is now the responsibility of the Florida State Department of Transportation
(FDOT). Due to traffic volume and limited right-of-way, this segment of Whitehead Street from
Fleming Street to Truman Avenue listed as constrained facility. Whitehead Street is functionally
classified as an Urban Minor Arterial and in the future should be classified as a State Urban
Collector (Key West Comprehensive Plan Backeround Data). However. the FDOT is proposing

removal of Whitehead Street from the FDOT system'.

Source: Key West Planning Departiment
(073195 BAHAT0CH PAGE 30



2) Thomas Street: Thomas Street is similar to Emma Street in that it serves local traffic and
terminates at the new Truman Annex Development. Thomas Street is residential in character.
with significant amounts of on street parking. However, Thomas Street is functionally classified

as an Urban Minor Arterial. This classification is expected to be changed and the street classified

as a local street.

3) Fmma Street: Currently, Emma Street serves only local traffic. The southern end is
residential with the northern end having more commercial and civic structures. Emma Street. at
this time, does not provide a link to the Truman Annex Development. However, Emma Street is

part of the Key West transit system with the bus making scheduled stops on the clockwise route.

4) Fort Street: Fort Street 1s the only major northwestery-southeasterly street with a

right-of-way of only 30 feet. However. if the adjacent Navy property is obtained, this street
could be widened and additional parking and sidewalks could be installed on both sides of the
street. Currently the sidewalk adjacent to the Navy property is discontinuous due io landscaped
areas. In addition. there is no continuous sidewalk on the eastern side. As Fort Street is
widened. it will be necessary fo address the existing drainage ditch covered by the sidewalk

adjacent to the Navy property.

3) Angela Street: Angela street provides an opportunity to provide a sidewalk along the side

adjacent to the Shipyard Condominium.  The informal parking that now occurs on the street
could then be accommodated by immproved parking bays delineated by curbs and street trees.
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6) Petronia Street: Petronia Street is one-way going from Duval Street to Emma Street. The

street's curb-to-curb cross section is narrow. Primarily a neighborhood commercial street. there
are some residences located on Petronia Street between Thomas and Fmma Streets. There is no
on-street parking due to the street width. New sidewalks and landscaping (Sabal palmettos) have

been installed from Truman to Fort Street as part of the Community Development Block Grant

(CDBG) project.

7) Truman Avenue: Truman Avenue functions as one of the main gateways mto Key West and

at one time was the main access to Fort Zachary Taylor. Traffic volumes are very high east of
the neighborhood and Whitehead. However, Truman Avenue becomes residential in nature once
it extends past Whitehead Street and the Lighthouse museum and runs through the neighborhood.

At one time Truman Avenue was the main access to Fort Zachary Taylor.

Truman Avenue is part of U.S. 1 from Whitehead Street and also is classified as a constrained
facility. In 1990. the AADT on Truman Avenue in Bahama Village was 4.800. Truman Avenue
is functionally classified as an Urban Primary Collector and in the future should be classified as a
State Urban Collector. Truman Avenue is also the responsibility of the Florida Department of

Transportation to Whitehead Street.

Recently. there have been improvements to the roadway network in the neighborhood.
Substantial pavement improvements have occurred along Fort Street from Amelia Street fo
Petronia Street: and Amelia. Virginia. Truman. Olivia. Angela. and Petronia Streets between
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Thomas Street and Fort Street. However, as with other public mfrastructure, this is an old

neighborhood and the streets in the community need additional mprovements.

Transportation ax;ailable to the residents of Bahama Village is also provided by the buses
operated by the Key West Department of Transportation. Truman Avenue is part of the bus
system's clockwise route through the community and scheduled bus stops are located on Emma
Street.  This service is very important because Bahama Village is several miles from the major
shopping centers on the eastern end of the island. Without the transit service, many resident's
would either be forced to buy a car. take more costly taxis. or not be able to take advantage of the
lower prices and range of products generally available in the shopping centers. However, the

lack of bus shelters adds to the inconvenience of this mode of travel.

Pedestrian circulation occurs in a similar pattern as vehicular movement and meets a need for
intracommunity access. This pedestrian traffic occurs  in connection with local shopping on
Petronia Street or going to the local community centers. It also assists the residential character of
the community by providing easy accessible use of the streets and sidewalks. Sidewalks exist on
many streets. However. many of the sidewalks are discontinuous or in need of repair. In the
many instances where sidewalks are not available. pedestrians are forced to walk among parked

and moving cars.

Automobile parking in the neighborhood frequently occurs on the side of the streets. This
parking exacerbates congestion on the streets where the right-of-way is only thirty (30) feet.
Crowded parking does not occur uniformly throughout the neiehborhood. Frequently. visitor
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parking due to the Lighthouse Museum and Hemingway House occupy blocks of parking along
Whitehead and Olivia Streets. Also, as commercial business open in the vacant buildings on

Petronia Street, some increase in parking demand on adjacent streets can be expected to increase.

END OF BACKGROUND DATA
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I11. FINANCING RESQURCES

A. Historic Improvement Exemptions

In 1992, the Florida State Constitution was amended to exempt improvements to designated
historic properties from property taxes. Thus. if a historic property was improved by $20.000.
this improvement would not be added to the assessed value of the property. if the building is
"contributing” and improvements are approved as consistent with Historic District guidelines.
This tax exemption requires enactment of a local ordinance by the Key West City Commission.
It should be noted. that because of the large number of historic structures in the City of Key
West, a property tax exemption to improvements made to historic properties could have a fairly

significant impact on the growth of the City's tax base.

B. Chapter 163 of Florida Statutes

Redevelopment Powers and Requirements

The community. through City government and/or the Community Redevelopment Agency.
retains the necessary authority to develop policies 1o eliminate conditions of slum and blight.
The Community Redevelopment Act of 1969 (F.S. 163 Part 11T as amended) confers upon these
organizations the necessary powers to carry out redevelopment activities. The following is a
summation of the powers derived from the Community Redevelopment Act:

1. To determine and designate an area as appropriate for community redevelopment:
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2. To grant final approval to community redevelopment plans and make modifications as
required:

3. To authorize the issnance of revenue bonds; and

4. To approve the acquisition. demolition. removal. and/or disposal of property.

In addition. the Community Redevelopment Agency and/or the City of Key West's combined

powers include but are not limited to the following:

1. To acquire by eminent domain property deemed necessary for community redevelopment:

2. To construct improvements necessary to carry out redevelopment objectives:

3. To carry out programs of repair and rehabilitation;

4. To plan for and assist in the relocation of persons and businesses displaced within the
designated redevelopment area:

s To establish a Redevelopment Trust Fund for tax increment revenue to fund

redevelopment activities; and

073195 BAHA10DD PAGE 2




6. To issue redevelopment revenue bonds for the purpose of financing redevelopment
activities.

7. Ability to waive such as impact, permit, or connection fees, etc. To promote appropriate
developmeﬁt

Many of these powers, as well as others provided under F.S. 163 Part TII, will be required to

carry out the recommendations of this concept redevelopment/preservation plan. If tax increment

revenues are used, then any additional ad valorem tax revenues generated by the redevelopment

may be used to finance redevelopment projects. However. this funding source will not be

sufficient to pay for the entire prograrm.

In 1994, the taxable value of all the land in Bahama Village amounted to approximately
$37.500,000 and contributed approximately $650,000 in ad valorem tax revenues. Consequently
even a 30% increase i the tax base would only generate approximately $200.000. However.
increased taxes. even if tax increment financing is used, would have negative side effects by

adding to an already high cost of living.

C._Mayvor's Revolving Loan Fund

The Mayor's Revolving Loan Program provides funding to make physical improvements to
homes/buildings for low income homeowners or community service non-profit organizations and
18 administered by the C ommunity Development Office of the Key West Housing Authority.
Funds are provided in the form of very low mterest loans to those meeting the income criteria.
which depends on the size of the owner's tamily. Loans from this program are at least $5.000
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but no more then $20,000 and fepayment must be made monthly. The program itself consists of

approximately 55 loans and a total fund balance of $500.000.

D. Trust for Public Lands

The Trust for Public Lands is a private, nonprofit organization that assists public agencies in
acquiring properties. This organization could assist the city in acquiring a surplus U.S. Navy
property. The Trust could also assist the community in acquiring renter occupied subsidized

housing that may be removed from the low-income market.

E. Community Land Trust (CLT

A community land trust is a local, nonprofit organization that acqurres land and housing. A CLT
is controlled by a membership that includes both the CLT leaseholds and other residents of the
community. Thus members are actively mvolved in shaping and administering the CLT. Such
an organization can hold the land permanently in trust and leases it on long-term basis 1o
individuals or organizations. Thus CLTs can assist low-income families in purchasing their
single-family homes, ¢o-ops. or condominiums. The may also secure rental. emergency or

transitional housing,

The Trust for Public Land has received a grant from Division of Historical Resources. Florida
Department of State to provide seminars with community leaders and organizations committed to
the neighborhood. This will then allow the residents of the area to establish a community land
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trust that can best meet their needs and best respond to the opportunities provided by the great

many Federal, State and local programs.

F. Kevy West Housing Authority

The Key West Housing Authority was established in 1938 for the purpose of proving low and
moderate income housing in the City of Key West. Since the first public housing project in
1942, the Authority has evolved mto is a multifaceted organization responding many needs of
citizens of the City. For instance. in 1993, the Key West Housing Authority housing program
consisted of 590 units of conventional housing. and the authority had management agreements or

Housing Assistance Payment Contracts for additional housing.

The Authority has also obtained grants from the U.S. Department of Housing and Urban
Development (HUD) and the Florida State Department of Community Affairs (DCA) for rental
rehabilitation, housing weatherization. commercial revitalization. Thus the Key West Housing
Authority has. and continues 1o be a conduit for many Federal and State programs oriented io

serving community development and redevelopment.

G. Monroe County Land Authority

The Monroe County Land Authority is an independent arm of Monroe County government,
created by the Florida Legislature in 1986, The purpose of the authority is to assist the local
communities to address the issues of the Key West and Florida Keys Areas of Critical State
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Concern primarily by acquiring land for the protection of property rights of land owners,
consolidation of substandard lots. provision of land for affordable housing. habitats or rare.
threatened or endangered plants and animals, enhancement of community character, protection

open space and scenic corridors. and other acquisitions allowed by Chapter 380.0666, F.S..

The Land Authority received an initial appropriation of $6,000.000 from the legislature, and the
authorization for two recurring revenues, one from a Tourist Impact Tax. and the other a
surcharge at all state parks m the Keys. These recurring revenues generate approximately
$1.000.000 per year. These funds are replenished by grants or by selling the authority's land to

the state for the purpose of conservation.
Consequently the authority has the ability to assist the Bahama Village by acquiring land and
assisting in the development of affordable housing. This would not be a new role for the

authority as it has frequently worked with the Key West Housing Authority.

END OF FINANCING ELEMENT

07 3195 BAHALODD PAGE 6



1V. THE REDEVELOPMENT PLAN

A. The Vision

This Redevelopment Plan seeks to improve the infrastructure of buildings and roads while at the
same time preserve the social community that has served the residents of the area now known as
Bahama Village for over 150 years. This Redevelopment Plan is for the existing residents and the
existing community and is a tool to improve the lives of these people. Thus. everv project
indicated in this plan and each private development proposed should be judged by how it will
contribute to the welfare of the commumity. It is the vision of this plan that the residents of the
community 1) have a wide range of economic roles in the City, 2) have a transportation circulation
system that 1s safe and comfortable for pedestrians and bicvelists. and 3) are proud. fully

participating members of the neighborhood.

There are three major. interrelated components to this Redevelopment Plan. These are: 1)
improvements to the infrastructure. 2) support to the social fabric of the residents, and 3) the

opening of economic opportunities for residents.

Direct improvements to the infrastructure will focus on public projects with the intent of
encouraging and assisting private improvements to private property. The foremost transportation
project will be to establish the east-west streets as a series of one-way streets and install sidewalks,
discrete parking areas. and shade trees. It is imperative to that these streets no longer be overrun

by the automobile at the demise of the pedestrian or bicvclist visiting a neighbor or local store.
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Additional projects include an additional access to Fort Zachary Taylor, extending Fort and Angela

Streets to each other and extending a connection to Southard Street from the new intersection of

Fort and Angela Streets.

Acquisition of the Seminole Mortar Battery and adjacent vacant land from the U.S. Navy will
allow this property to be developed into a large, passive, historic park. This will benefit local
residents and also assist new small businesses that could benefit by the increased number of

tourists that could wvisit this area.

The City Commission shall be the Redevelopment Agency in order to direct this plan and assure
consistency with other City programs. However, an organization closer to the neighborhood such
as a community land trust will be needed to help design and focus these efforts and also undertake
1ts own projects as a non-profit organization. To assure cooperation, one or two members of the
City Commission could sit on the Board of the Community Land Trust. It also will be absolutely

necessary for there to be a full time City employvee appointed to work on implementing the

Redevelopment Plan.

Continued community policing will further strengthen the residential character. Such policing will
also contribute to a sense of security that is critical to the economic development of the
neighborhood. Finally, to further augment the social network, this plan proposes to accentuate the
historic attributes of the community by encouraging the establishment of a black history museum.
placing monuments on historic buildings. and establishing a historical society to record the
communify's historv and coordinate and disseminate historic information.
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The economic thrust of this plan is to improve access to the tourist economy and to encourage
micro-enterprise that is oriented to providing goods and services to residents as well as tourists.
This will occur by expanding a tourist commercial district down Petronia Street from Duval and
advance the opportunity of business ownership by providing opportunities for small, budding
enterprises. It will be critical that the land development regulations allow for small businesses

throughout the community and in the heart of the commercial area.

However. though access to the tourist economy is important, additional economic anchors will be
needed to diversifv the economic base. The old generating plant owned by the City Electric
System should be redeveloped as a light manufacturing facility such as those operated by Key
West Fabrics or Key West Aloe or other appropriate use. Therefore, the City should request
proposals for a joint development of this property as a major economic enterprise and employer in

the community.

In conclusion, the vision of this Redevelopment Plan is of made up of a series of images of a
healthy community. A large park at the Seminole Battery and improved access to Fort Zachary
State Park provide vast open spaces for the residents and at the same time bring in tourists that
contribute to a series of business owned and operated by the residents. Frequent fairs. an open air
"straw market" motif and comner stores add opportunities for residents to begin small businesses
that can grow into larger concerns. A series of onc-way streets will provide safe and efficient
traffic flow and at the same time provide parking and sidewalks for residents. Visitors from cruise
ships walk down Angela Street and visit a black history museum and then take advantage of
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walking tours to see historic structures identified with monuments. Most importantly, the vision
includes the existing residents. These residents, through community organizations generated or
enhanced by the creation of the Redevelopment Area, will have a stronger voice in decisions

affecting the community.

B. Neighborhood Goals

The following section includes the goal statements for the redevelopment plan for Bahama Village.
These are derived from meetings with various neighborhood © community organizations and form
the basis for strategies to be employed in implementing the plan. The general, overriding purpose
of the redevelopment plan is to mmprove the lives of the existing residents of Bahama V illage by
preserving the cultural, historic character of the community, improving the infrastructure and

expanding the economic opportunities to the residents.

GOAL 1. Maintain Bahama Village as a residential community for the existing residents.

Objective 1.1: Provide a wide variety of housing opportunities including but not limited to home

ownership, apartment ownership, home rental, apartment rental, and low income housing,

Policy 1.1.1.  Amend the land development regulations to differentiate between small.
studio apartments and full size houses and apartments.

Policy 1.1.2 Use the Monroe County Land Authority or develop a Community and
Trust or other mechanism to intervenec when speculative and other outside
pressures drive up property values to such an exient that existing residents are
unable to purchase the housing in the community.

0731705 BAHAI2CF PAGE 4




Policy 1.1.3  Identify mechanisms to allow residents of public housing to purchase their

housing units and thus facilitate the residents to accumulate equity.
Objective 1.2 Provide affordable housing opportunities to existing residents.

Policy 1.2.1  Continue programs of the Kev West Housing Authority such as the federal
rehabilitation program, state weatherization program, and direct rental assistance
through the Section 8 Assisted Housing Program.

Policy 1.2.2 Continue to upgrade the units in the federal public housing program

operated by the Key West Housing Authority.

GOAL 2. Improve the quality of life for the residents of Bahama Village.
Objective 2.1. Eliminate abandoned buildings, properties and substandard structures.

Policy 2.1.1  Provide funds to assist property owners to upgrade abandoned and
substandard properties.

Policy 2.1.2  Amend the land development regulations to give credits and incentives to
renovate and upgrade abandoned buildings and properties by recognizing uses that
have existed for over seven ( 7) years and allowing variance criteria o include the
benefit of renovating abandoned buildings

Policy 2.1.3  Condemn abandoned buildings and properties and provide opponunities for
existing residents to put these properties into productive uses.

Objective 2.2. Provide infrastructure improvements that shall encourage and enhance community
stability and promote redevelopment activities within the community.

Policy 2.2.1  Rebuild the existing streets to include discrete parking, pedestrian and traffic

arcas.
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Policy 2.2.2  Establish a one-way street system to provide space for parking and
sidewalks.
Objective 2.3 Provide diverse recreational opportunities for all residents of the community.
Policy 2.3.1  Survey existing residents to determine the desired recreational opportunities.
Policy 2.3.2 Acquire the land around the Seminole Mortar Battery as a large open space
suitable for many recreational activities.
Objective 2.4 Reduce criminal activity in the community and adjacent areas.
Policy 2.4.1  Continue community based policing programs.

GOAL 3. Improve the economic well-being of the existing residents.

Objective 3.1- Provide residents with the opportunity to begin economic enterprises.
Policy 3.1.1  Promote development projects with micro-enterprise components and thus
allow less overhead for a budding entrepreneur to begin a business.
Policy 3.1.2  Promote events that provide micro-enterprise business opportunities for
residents and fund-raising opportunities for local social groups.
Policy 3.1.3  Encourage private banks to develop loan approval criteria that recognize the
unique physical and cultural components of the community.
Policy 3.1.4 Promote small business assistance programs to educate new entrepreneurs
about business procedures and management.
Objective 3.2 To create substantial links between the community's commercial area to the
adjacent Duval Street and other tourist and business centers.
Policy 3.2.1  Provide convenient access for vehicular and non-vehicular transportation
svstems to future commercial opportunities while presernving the residential
character of the neighborhood.
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Policy 3.2.2 Improve pedestrian access to the commercial areas of Bahama Village
Policy 3.2.3 Provide access to Seminole Battery and Fort Taylor State Park through

Bahama Village.

GOAL 4. Preserve and build upon the unique physical features of the Bahama Village

community and thus ensure the survival of the diversity of community features including

views, landmarks, open space, residential character and commercial space with land uses

that promote the health, safety and welfare of the community.

.Objective 4.1 Develop the Seminole Mortar Battery and surrounding land as a historic landmark
and as a large open space for a variety of recreation and cultural activities.
Policy 4.1.1  Acquire the Seminole Mortar Battery from the U.S. Navy.
Policy 4.1.2  Restore the Seminole Mortar Battery as a historic attraction with
interpretive aides.
Objective 4.2 Recognize the importance of historically significant and contributing structures in
the neighborhood.
Policy 4.2.1  Continue provisions in the development regulations to granting special
“grandfather” status to structures contributing to the historical district.
Policy 4.2.2  Identify historically significant structures with signs and add to walking tours
of the City.
Policy 4.2.3  Amend the boundaries of the Historic District to include the blocks
bounded by Emma. Angela. Fort. and Petronia Streets.
Objective 4.3 Promote and preserve the tropical island character.
Policy 4.3.1  Install landscaping with native plants in the public right-of-wayvs and public
properties.
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Policy 4.3.2  Restore the connection to the Atlantic Ocean by extending Emma and Fort

Streets and Nelson English Park if the Navy property along the ocean becomes

surplus property.
Policy 4.3.3  Excessing and redevelopment of the surrounding Navy property for civilian

use shall be done in a manner that is linked to and compatible with the goals of this

Redevelopment Plan.

C. Measures of Success

The success of the The Bahama Village Redevelopment Plan should be measured using the

following indicators. If the Plan is succeeding, there should be:

- Increased ownership of local homes and businesses.

- Increased diversity of housing types.

- Increasing number of existing residents not requiring public assistance to acquire housing.
- Increased rate of emplovment of existing residents.

- Increased income of existing residents through employment in better paying jobs.

- Increased emplovment in high paying jobs out of the community.

- Reduced levels of crime.

- Improved scholastic achievements.

- Little in or out migration of residents.

- Increasing property values consistent with increase in resident income.
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D. Redevelopment Plan

Florida Statute 163.362 specifies the contents of a community redevelopment plan. The following

paragraphs cover each of the required elements.

1. Legal Description (FS 163.362 (1))

In December. 1991, the Citv of Kev West completed the Findings of Necessitv Downtown Kev

West.  This study identified and suggested generalized boundaries for a Bahama Village
Redevelopment Area. At that time, Fort Street was proposed as the western boundary. However,
the possibility exists that much of the Navy property along Fort Street may be declared surplus by
the U.S. Navy. Therefore as a result of this new information, this update to the redevelopment
plan moves the western boundary further west than initially proposed in 1991 in order to include
the vacant Navv property and the Seminole Mortar Battery (Figure T-A.1). The resultant. revised.
precise legal description is provided below with reasons for placing various portions of the
boundary. The northern boundarv has also been revised 1o include some of the smaller residential

properties associated with Bahama Village.

 LEG | LEGAL DESCRIPTION REASON

0 fln the City of Kev West. C ounty of Monroe and State of |
'Florida. commencing at the intersection of the SW v
mg;ht of-wayv of Fort Street with the SE'lv right-of-way ot

.Ameha Street:
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Include Fort Street but exclude

1 thence NW'ly along the SW'ly right-of-way of Fort
| Street tor a distance of 593 feet 1 inch to a point of the Navy housing.
g intersection with the line of the southwestward extension
| of the SE'ly right-of-way line of Truman Avenue;
: 2 |thence at right angles proceed SW'ly along a SW'ly Exclude the Navy housing and
l extension of the SE'ly right -of-way of Truman Avenue |the parking for the Navy
{’ for a distance of 90 feet more or less to a point of Chapel.
{ intersection with the NE'ly right-of-way of an unnamed
’[ street;
} 3 Ithence at right angles and parallel to Fort Street and Include the Seminole Mortar
| proceed NW'y along said right-of-way of said unnamed |Battery and vacant land
f street for a distance of 155 feet to a point; !
[ 4 ithence at right angles and parallel to the SW'ly extension |Exclude the Navy Chapel :
\of SE'ly right-of-way of Truman Avenue and proceed | |
,l [SW’IV for a distance of 330 feet more or less to a point ] |
1 of intersection with the NE'ly right-of-way of an j f
2 lunnamed street; | !
J 5 |thence continue NW'ly along said right-of-way for to the |Include Seminole Mortar T‘
5 point of intersection with the SW'ly right-of-way of Battery and associated vacant }
|access casement to access road to Fort Zachary Taylor | property. [
fState Parl\ | |
6 |thence NE'y along said SW'ly right-of-way of the Fort  |Exclude Shipyard f
; |Zachan Taylor State Park access road to the NW comer |Condominium.
|
J of Shipyard Condominium; :
7 fthence SW'ly along the NW'ly property line of said !hlclude Angela Street f
fShlpvard Condominium to the NW'ly right-of-way of f !
L ‘ |Angela Street; J :
8 [thence NE'v along the NW'ly right-of-way line to the fInclude Thomas Street. k
i‘intersection of said right-of-way line with the SW'ly
] ,ri:,ht-of-wav line of Thomas Street; ! ‘
9 Hhence NWTy along the SW'ly right-of-way line of ;Includc Thomas Street and
{ IThomas Street for a distance of 358.38 feet to a point; [exclude the commercial 1
; : | \properties fronting on Southard |
!L | |Street. B
‘[ 10 fthence at right angles and NE'y for a distance of 100.25 !Include Mary Massingill house ;
[feet; ;and exclude lounge.
‘ 11 ;thence at ight angles and SE'ly for a distance of 31.63 éExclude Southard St. [
feet: icommercial properties |
" 12 lthence at right angles and NE'ly for a distance of 50.25 ;‘Include Mobley property. |
: feet: §
0731995 BAHALCF PAGE 10



13 Ithence at right angles and SE'ly for a distance of 107.63 |Exclude Bojo property and |
feet; Southard Street Commercial

property.
14 Ithence at right angles and NE'ly for a distance of 351.25 |Include Whitehead Street.
feet to the NE'ly right-of-way line of Whitehead Street;

15 thence SW'ly along the NE'ly right-of-way line of said  |Include Samaritan Lane.
Whitehead Street to a point of intersection with the NE'ly
right-of-way line of Samaritan Lane;

16 thence NE'ly along the NE'ly right-of-way line of said Exclude commercial properties
Samaritan Lane for a distance of 197.75 feet to a point; fronting on Southard Street.

17 |thence at right angles and SE'ly for a distance of 5.0 feet;
18 jthence at right angles and NE'y to a point of intersection |Exclide commercial properties

&
]

with the SW'ly right-of-way line of Duval Street; fronting on Southard and |
Duval Streets.
19 thence SE'ly at right angles and along the SW'ly Include the gateway of Petronia !

| ,nght -of-way line of said Duval Street for a distance of ’Street

x }408 feet and 8 inches to a point; f

| 20 |thence at right angles and SW'ly to a point of intersection | Include Shavers Lane.
" with the NE'ly right-of-way line of Shavers Lane (also

L known as Fletchers Alley);

} 21 Ithence at right angles and SE'ly along the NE'ly Include Olivia Street.

|

|

|

!
I

2
|
|
|
|
|
|
|

right-of-way line of said Shavers lane to the point of
intersection with the SE'ly right-of-way line of Olivia
Street;
22 |thence SW'ly and at right angles for a distance of 7.75 | Include Hemmingway house.
[feet to a point; f
23 )thence at right angles and SE'ly to a point of intersection lInclude Chapman Street.
\with the NW'ly terminus of Chapman Street; ]
24 ithencc at right angles and NE'ly along the NW'ly JInclude Chapman Street.
|terminus of Chapman Street to the NE'ly right-of-way of !
said Chapman Street; ; |
25 thence at right angles and SE'ly along NE'ly right- of-way JInclude Truman Street.
i llme of said Chapman Street to the SE'lv right- of-way of |
'Iruman Avenue: y

26 $thence at right angles and SW'ly along the SE'ly gAAdhere to Findings of
<r1ght-0f-wa\ of said Truman Avenue a distance of 23 /Necessity
feet and 1 inch to a point; ‘
P27 fthen at right angles and SE'lv to a point of intersection fInclude Catherine Street
; \with the SE'ly right-of-way line of Catherine Street: r‘
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28

thence SW'ly along the SE'ly right-of-way line of said
Catherine Street to the point of intersection with the
NE'ly right-of-way line of said Whitehead Street;

Include Whitehead Street

thence at right angles and SE'ly along the NE'ly
right-of-way line of said Whitehead Street to the point of
intersection with the SE'ly right-of-way line of Louisa
Street;

Include Louisa Street.

30

thence SW'ly at right angles and along the SE'ly
right-of-way line of said Louisa Street for a distance of
1452 feet to a point;

Include swimming pool.

e —
o
[y

thence at right angles and NW'ly for a distance of 110.17
feet inches to a point;

Include park.

«UITM
t9

thence SW'ly and at right angles for a distance of 160.4
feet, more or less, to a point of intersection with the line

(of the southeastward extension of the SW'ly right-of-way J
]]me of Howe Street; |

Exclude Navy housing,

fthence NWy along the SW'ly righi-of-wayv line of said ;
|Howe Street to the point of intersection with the SE'ly
right-of-way line of Amelia Street;

Include Amelia Street

|
|
thence SW'ly along the SE'ly right-of-way line of said i
Amelia Street to the point of beginning at the point of |
intersection with the SW'ly right-of-way line of Fort |
Street. '

2. Open Space and Street Layout (FS 163.362 (2)(a))

Figure IV-1 is a diagram of the proposed street layout. The general street lavout will remain much

the same. However, several significant changes are proposed. Fort Street shall be extended over

fo Angela strect and then over to Southard Street (the access road to Fort Zachary Taylor). The

Fort Street nght-of-way shall be widened to fiftv feet and an additional access shall extend to Fort

Zachary Taylor State Park. In addition, Angela, Petronia. Olivia, Truman. Julia, and Amelia

Streets will be turned into alternating one wav streets.
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This network will accommodate the increases in traffic due to the improved access to the state park
and the tourist market. Figure IV-5 is a conceptual drawing of a one-way street rebuilt to clearlv
delineate parking, improve landscaping, and provide sidewalks in order to separate pedestrians
from automobiles, h;crease visibility at intersections and provide larger tuming radii at the
intersections. The proposed street layout will increase the options for routes into the neighborhood

and thus have the potential of redirecting existing trips.

Finally parking in the neighborhood shall be further improved by adding parking along the Navy
property adjacent to the CES building and the Seminole Battery Park. Additionally. parking in the
neighborhood should also be controlled such that tourist parking and residential parking do not
interfere with each other. Therefore, it will be important to explore techniques to control and

direct parking to appropriate areas. Possible programs could use resident "zones"/stickers, parking

meters. and signage.

Additionally, if the Navy housing along the Atlantic Ocean is declared surplus, then the City shall
develop a program to link this ocean front property with Bahama Village by extending Emma and
Fort Streets to this area. Additionally, Nelson English Park should be extended to the ocean as well

and linked to Fort Zachary Tavlor State Park.

Figure IV-2 is a diagram depicting the existing and proposed open spaces in the Bahama Village
Redevelopment Area.  As indicated. the existing open spaces shall be retained and a new open
space shall be developed from the vacant Navy property along Fort Street when the Navy deems
this property as surplus. This area surrounding the historic Seminole Mortar Battery will be a
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major anchor for the community and this Redevelopment Plan. On a smaller scale, this plan shall
add new "vest pocket” parks with amenities for neighborhood use such as domino playing,

childrens' play structures, and passive recreation.

3. Land Use Limitations (FS 163.362 (2)(b))

The City of Key West has adopted a Future Land Use Map as part of the Comprehensive Plan
(Figure TI-E.1). However. these maps were prepared with a perspective of the entire city and did
not incorporate the various nuances of Bahama Village. This was recognized during the
preparation of the Comprehensive Plan and thus the Comprehensive Plan includes a policy for the

preparation of this Redevelopment Plan.

Therefore, the Redevelopment Plan includes a Future Land Use Map for Bahama Village (Figure
IV-3) to be added to the Key West Comprehensive Plan by amendment. This map is different

from the existing Future Land Use Map in the following ways.

1. Identifies and zones Historic Public Service (HPS) those properties existing or proposed

for recreation. open space. or public services.

to

Further identifies and zones Historic Neighborhood Commercial (HNC-3) traditional
neighborhood commercial areas.
3. Recognizes the higher density found in public housing areas by zoning those Historic High

Density Residential (HHDR).
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4. Allows the two blocks of properties fronting on Petronia Street, nearest Duval, to function
more precisely as a "tourist attracting” commercial area (HCT).

5. Provide HNC zoning for the City Electric System property and adjacent properties with
special provisions for additional land use possibilities.

6. Removed from Historic Residential Office (HRO) designation, properties that are now

residential, in order to help to reduce loss of housing stock in the commumty.

In addition the permitted uses in the HNC-3 district will be amended to include uses that nominally
generate 100 trips per 1.000 square feet. Finally. the Citv should consider allowing small scale
transient projects based on the commercial floor area ratio instead of the residential density.
However, such projects should have no more then a total of twenty (20 ) units and should have

one employee unit in addition at a ratio of one employee unit per five (5) rental units.

The HMDR district within the redevelopment area should be amended to allow accessory
dwellings provided the principle property is a single family home, there is no more than one
accessory unit per parcel. and the floor area of the accessory unit is 600 square feet or 25 percent
of the floor area of the principle use, whichever is less. This district should also be authorized to
provide small commercial enterprises at street intersections provided such businesses are
subordinate to an existing residential unit, serve a neighborhood need and generate little traffic.
This would facilitate the development of business opportunities and reflect the historic pattern of

land use.
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Finally, the City should consider allowing the transfer of density from one parcel to another. For
example, there are some properties below the allowed density. For these parcels the value and
taxes of the property will reflect the potential additional development. This then can contribute to
the cost of retaining the property and force the selling of the home. Therefore, a mechanism to
allow the transfer of the unused density would allow the property owner to initially gain by selling

the excess density and then to benefit from a reduced tax burden.

TABLEIV.1
LAND USE DISTRICTS
- - —
|HPS {HCT HHDR . HMDR-1 HNC-3 HRO i
: |
| PURPOSE OF |Public service Tourist Restdential Residential Commercial Office
DISTRICT | Commercial
BUILDING fPublic Service Commercial, open | Primarily Primarily Single Commercial / Houses with a
TYPES | buildings and air markets, and | multifamily family home and multifamily / small  mixture of office and
|1and uses special events multifamily guest houses residential use.
BUILDING iup t0 5,000 5q. fi. |up to 5,000 sq. ft. |up to 15,000 sq. & |up to 15,000 sq. f. up to 5,000 sq. f. up to 3,000 sq. ft.
SIZE i
BUILDING [35 feet 35 feet 35 feet 35 feet 35 feet 35 feet
HEIGHT
NUMBER OF !Floor arearation |22 units peracre 22 dwellingunits |16 dwelling units 16 dwellings per 16 dwellings per
| BUILDINGS ) of 1.0 floor area ratio of |per acre with per acre with acre and a floor area acre and a floor area
[ (DENSITY | 1.0 accessory units for |accessory units for ratio of 1.0 for ratio of 1.0 for
I F single family single family homes commercial uses. office uses.
‘ i ; | homes
! i i b R . .
(BUILDING | Public use ! commercial | Residential {residential with commercial office and accessory
{UsE : {limited commercial residential : residential ;
| ! | | transient !

4. Residential Use Element (FS 163.362 (8))

This plan is not intended as a remedy for housing shortages. but is intended to ensure that housing

remains accessible and affordable to existing residents by acting as an instrument for stabilizing and
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securing the existing residential base as well as encouraging cconomic revitalization of the

traditional commercial district of the area..

A major concern fc;r the community is the possibility that as the redevelopment plan improves the
community and adds value to properties. it may be increasingly difficult for the existing residents to
own their homes or be able to afford rents. For instance, increased property values could translate
into increased property taxes and thus make it increasingly expensive for the owners to afford their
own homes or pass the homes onto family members. Additionally, as rental units are sold at
higher values. the new landlord may have to charge higher rents to cover the pavmenis needed to
tinance the purchase. Furthermore, existing rental units that do not change ownership could still

charge higher rents and thus displace existing residents.

Public housing programs.

One mechanism to counter this pressure will be for the City. through its cooperative agreement
with the Housing Authority. to continue to support the public housing communities and their
residents within the redevelopment area by continuing efforts to meet the shortage of affordable
housing with assistance from state and federal programs. These programs shall then assist the
private residential rental market in providing affordable housing through continued application of
the Federal Rehabilitation Program. State Weatherization Program. and direct rental assistance

through the Section 8 Assisted Housing Program. and the City's Growth Management Ordinance.
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Additional public involvement will continue the commitment to the 137 very-low and low income
rental units under the federal public housing program. These buildings are approximately 50 vears
old and thus should be a priority of the Housing Authority. Rather than upgrading existing
buildings, efforts should focus on a gradual process of replacing the existing multifamily buildings
with a mixture of housing types that resemble the historic architectural style and high density
pattern typical of the single family homes in the neighborhood. This pattern of development

would then facilitate conversion to resident ownership in subsequent years.

Finally. there are 68 privately-owned apartments under contract to the federal government till 1999
to provide safe, decent and sanitary housing to very-low income families within the redevelopment
arca. The City recognizes the need to continue resident access to these units and will address the

transition of these units to home ownership.

Community based programs

In addition to the above public programs, there are several other mechanisms that will be used to
counter-act the economic pressures driving out the existing residents. These include improving
resident access to financing to facilitate purchasing housing, enhanced economic opportunities to
increase income and thus improve the ability to pay the higher costs of housing. increasing rent
subsidies, rent controls. and a gradual implementation of the physical improvements to allow time

for increases in income to occur commensurate with increasing property values.
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A major and crucial program can be for the neighborhood to establish a Community Land Trust
(CLT) or use the Monroe County Land Authority to intervene in the housing market. A CLT on
its own or working with the Land Authority and Housing Authority could purchase propertics at
market rate (thus allowing existing residents to derive the full benefit of the equity of their homes)
but to then resell the units at affordable prices to existing residents that are unable to otherwise
compete for the housing. Additionally, a CLT could also work with the Land Authority, housing

authority, and local banks to develop financing packages available to existing residents.

Although establishing a CLT is essentially a grassroots effort. the Cityv shall assist the creation of a

CLT by providing the expertise of local staff and financially cooperating with a CLT.

Additionally, the public projects should be spread over a sufficient time period to allow the local
residents to both be employed by such public works and to respond to the impacts on property
values. It is imperative that a CLT or other mechanism be in place prior to those public

improvements that will have the greatest impact on property values.

Finally. the land development regulations could be amended to allow small rental apartments in
association with a larger. resident owned single family homes. This would be a slight increase in
the density of dwelling units but in reality would allow the housing stock to recognize that familv
sizes are getting smaller. This revision would also allow the existing residents to profit from
growth. allow them fo directly invest in housing. and allow them to have more opportunity to make

units available to family or friends.
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In conclusion, there will be a variety of measures to address the housing needs of existing

residents. These include:

1) Continuing the commitment to public housing programs with a concerted effort to convert
units to resident ownership.

2) Developing a Community Land Trust (CLT) or other institution to intervene in the housing
market in an effort to retain housing for existing residents.

3) Improving resident access to financing to facilitate their purchase of housing,

4) Gradually implementing physical improvements to allow time for the residents and the Citv

to develop mechanisms to control the effects of increases in property values due to the

public improvements.

5) Amending the land development regulations to allow small apartments at resident owned

single family homes.

5. Dwelling Units (FS 163.362 (2)(¢))

The plan is not intended to greatly increase the number of dwelling units bevond the infilling of
vacant lots and the provision of small apartments at existing single family homes. Thus no more

than an additional fifty to one hundred-fiftv dwelling units are anticipated.

This plan also recommends an amnesty period of one (1) vear during which people may register
any dwelling that exists. However. in exchange for being permitted to keep the dwelling unit. the
property owner should enter into an agreement with the City to bring the unit into conformance

0731°05 BAHAI2CF PAGE 20




with the building code, not be allowed to increase the floor area, pay uiility hook up charges and
impact fees. and not rent the units for less than 30 days. However. this program may be expensive
for the property owner. Thus in order for this program to be successful in improving the existing
housing stock, it wi]i be necessary to first establish funding and financial mechanisms to assist the

property owner.
The funding mechanisms to be established will include, but not be limited to, allowing a 10 vear,

no interest payment plan for the City's impact fees, low interest loans from the Monroe County

Land Authority and the Housing Authority for building renovations and utility fees.

6. Replacement housing (FS 163.362 (7))

Replacement housing is not expected to be needed for any of the projects proposed by this plan. In

fact. a major thrust of the plan will be to enhance and maintain the existing housing.

7. Public Properties existing and proposed (FS 163.362 )

There will be little change in public ownership of land. However. there will be a substantial
change in which public entity will actually own the land in regards to the Navy property along Fort

Street. Figure IV-4 shows existing and proposed public property. As indicated. the Navy property

i1s to be transferred to the City of Key West when it is declared excess property by the Navy.
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8. Public Projects (FS 163.363 (4, 9 & 10))

Table IV-2 lists the projects for the redevelopment plan by category. The party primarily
responsible for the project and the schedule for completing the project is identified. For capital

projects the capital cost of the project is included.

Transportation projects will focus on the physical condition of the road, parking and pedestrian
system.  The major component will focus on developing an alternating svstem of one way streets
(Figure IV-1) for the streets generally running east and west, perpendicular to Duval Street. The
north and south streets (parallel to Duval Street) will remain as two way streets. The major reason
for the alternating one way streets is that the rights-of-ways of these streets are only thirty (30) feet
and thus there is little space for two-way traffic, parking. and pedestrians. Figure -5 is a
conceptual drawing of a one-way street system rebuilt to improve parking, landscaping, and

pedestrian uses.

The theme of amendments to the Land Development Regulations is to enhance economic
opportunities. to facilitate the provision of small residential units. and to remove much of the

existing development from a non-conforming status.

The physical redevelopment projects have the primary purposes of removing blight. Selective
demolition. clearance, replacement and major renovation in the area bounded by Angela St..
Emma St.. Petronia St. and Fort St. will allow the area to be redeveloped in a manner to enhance

07/31705 BAHA12CF PAGE 22



the adjacent properties. However, this effort should include extensive cooperation with the

property owners.

The old diesel building owned by the City Electric System (CES) represents a major renovation
project opportunity in the community and should become a major economic anchor for the
community. In order to assure the fullest range of opportunities, the City of Key West should
issue a request for proposals for private use:managment of the building and property. The criteria
for choosing a specific use should include the number and quality of job opportunities for residents
and the opportunity for resident businesses to benefit from this special space and location next io

Shipvard Condominiums and the proposed Seminole Mortar Battery Park.

Finally, the City of Key West should continue code enforcement in the community to prevent
illegal, substandard development, and not allow a general deterioration of the physical component
of the community. In a cooperative effort, the Code Enforcement staff should work with residents
and property owners to identify substandard conditions. These properties should then have a high
priority in programs developed to assist in making the phvsical improvements or proceed with

condemnation and demolition.

Public infrastructure improvements, other than those to the road network, will add the sewer and

fire protection facilities.

A premier recreation/cultural enhancement will be the acquisition of the Seminole Mortar Battery
and adjacent property from the U.S. Navv. Subsequently the batterv should be restored as a
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historic landmark, the surrounding land developed as a large open green space, an access extended

to Fort Tavlor State Park and Fort Street extended to the Truman Annex Development of

Regional Impact.

Development of a local black history museum, a historical society, and historic signage will

recognize local history and accomplishments. This will enhance economic opportunities for local

businesses.

9. Safeguards to Carrv Out the Redevelopment (FS 163.362 (5))

The City Commission of the City of Key West will sit as the Community Redevelopment Agency
(CRA). A citizens group, possibly a community land trust, is proposed to be established as an
advisory committec. This body should be provided with several City staff members to coordinate
and implement the Redevelopment Plan. Thus, the City sitting as the Redevelopment Agency or
acting through the land development regulations will have adequate safeguards to carry out the

redevelopment.

10. Retention of Controls (FS 163.362 (6))

The City of Key West shall retain control of the CRA activities by means of the Comprehensive
Plan. Zoning Regulations. ownership of land. and deed restrictions for land that is sold or granted
special development concessions.

END OF REDEVELOPMENT PLAN ELEMENT
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V. NEIGHBORHOOD IMPACT STATEMENT

A Neighborhood Impact Statement is required by FS 163.362(3) to determine the impact on
residents of the neighborhood and surrounding areas. The following discussion describes the

impact of the proposed plan on the neighborhood.

A. Relocation

A major relocation of residents will not occur due to the fact that no housing is proposed to be
removed. However. it is possible that some individuals will need to move temporarily due to the
proposed systematic effort to upgrade substandard housing. It is anticipated that the existing
housing market will be able to provide the housing units. However, the City may need to obtain

funds for financial assistance.

B. Trathic Circulation

The proposed roadway improvements may temporarily interrupt traffic. However, normal traffic

management techniques by the construction teams will minimize these disruptions.
Permanent and long-term changes in the traffic circulation will occur with the extension of Fort
Street and the extension of access to the Fort. However. these changes will not be adverse and

will help provide a more balanced distribution of traffic flows.

0731OSBAHALRC PAGE 1



A parking control program, such as resident stickers, will help to reduce non-residents parking in

the neighborhood and driving through the area looking for a parking space.
The conversion of many streets with narrow right-of-ways to one way streets will not adversely
affect the neighborhood and will reduce outside traffic in residential areas. The general traffic

flows outside of the neighborhood will not be affected.

C. Enwvironmental Qualitv

Environmental quality will be enhanced by the provision of a large passive park west of Fort Street
and the additional landscaping throughout the community. Rehabilitation or demolition of

abandoned, dilapidated structures will reduce pests and unsanitary conditions.

D. Availabilitv of Community Facilities and Services

The availability of community facilities and services will not be adversely affected. Indeed, the

entire focus of this redevelopment plan is to enhance the provision of public facilities and services.

07/31/95BAHAL3C PAGE 2




E. School Population

The school population may increase slightly due to construction of houses on the few remaining

vacant lots. However, this increase will not require major expansion of the city schools.

F. Other Matters Affecting the Physical and Social Quality of the Neighborhood

The focus of public improvements could increase property values and thus pressures could develop

that would make it difficult for existing residents to continue to afford to live in the neighborhood.

Mechanisms to counter this pressure will be implemented. These will include continued support
from the Housing Authority and developing a Community Land Trust to work with the Monroe

County Land Authority to intervene in the land market to assist existing residents to be able to

purchase housing.

THE END

OF NEIGHBORHOOD IMPACT STATEMENT
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Appendix B

FINDING OF NECESSITY

Downtown Key West

The data on which this finding is based was compiled in July, 1991

City of Key West

Casella & Associates
Clearwater, Florida

Wallace Roberts & Todd
Coral Gables, Florida

Dennis A. Beebe
Key West, Florida

December 1991
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FINDING OF NECESSITY

EXECUTIVE SUMMARY

Establishment of a redevelopment district in Key West, and exercise of
redevelopment powers would require an official finding of the necessity for redevel-
opment. A finding of necessity for redevelopment in Key West Bight and Bahama
Village would be based on conditions that relate to standard redevelopment
practice, such as building condition, site conditions, usage, ownership, and age.

After examination of the study area, application of appropriate criteria, and
fine-tuning of boundaries, both Key West Bight and Bahama Village were found to
possess a combination of conditions that indicate a need for redevelopment.

Among these conditions were:

. Building Condition. A substantial number of deteriorating structures were
found to exist, and are dispersed over a substantial part of the study area.
. Site deterioration and deficiencies. Site deterioration and deficiencies were

found in the form of broken pavements and sidewalks, lack of paving and
sidewalks, deteriorated fixtures such as fences, and abandoned foundations.

. Unsanitary Conditions. Unsanitary conditions included accumulations of
trash, debris, discarded appliances and machinery, and junk cars and trucks
found in yards and open lots.

. Obsolete land uses. Obsolete land uses included public utilities which have
outlived their usefulness, and industrial facilities in locations that are no

, longer appropriate for that use according to the comprehensive plan.

. Diversity of Ownership. Excessive diversity of ownership was found in blocks
that had five or more different owners. Such diversity makes it difficult to
assemble land for redevelopment.

y Age of Structures. Excessive age of structures was identified in blocks where
the average age of buildings was 40 years or more.




FINDING OF NECESSITY

Based on the facts presented in this report, the city’s governing body may
make an official finding that a redevelopment area is necessary, and declare that a
redevelopment area exists. Following that declaration, the city may create a
community redevelopment agency (CRA), prepare a redevelopment plan, and
exercise redevelopment powers. After adoption of a redevelopment plan, the city
may create a redevelopment trust fund to receive contributions representing the
growth in city and county tax revenues within the redevelopment area. The tax roll
in use at the time when the redevelopment trust fund in created will become the tax

*base year" for calculating the future tax invenstment.



FINDING OF NECESSITY

METHODOLOGY

The initial study area was defined by the City Planning department to include
a 13 block area known as Key West Bight, and a 34 block area known as Bahama
Village. The boundaries of the initial study area are illustrated in Appendix 1. The
study area was examined by the consultant during June and July of 1991.

The consultant examined buildings from the exterior, and when encountering
a deteriorated building, completed a building condition work sheet for that building.
Work sheets were set up so that buildings could be classified as having minor
deterioration, major deterioration, or dilapidation. The format of the work sheets is
illustrated in Appendix 2. While in the field, the consultant also examined the study
area for other conditions, including: deterioration of site or other improvements,
unsanitary or unsafe conditions, and obsolescence.

The data was then reviewed for concentrations of building deterioration. In
this review, the consultant calculated the overall rate of building deterioration, and
mapped the distribution of blocks showing building deterioration.

The consultant then examined property ownership maps to evaluate diversity
of ownership, and examined the city’s comprehensive plan for any other indications
of a need for redevelopment. A print-out was obtained from the city’s computer
database, which provided information on age of structures in Key West Bight.2

Raw data was entered into a computer spreadsheet and aggregated into
block data. Block data included the number of buildings, number and percent of
deteriorated buildings, number of ownership parcels, number of obsolete uses,
average age of buildings, and whether site deterioration or site deficiencies, and

unsanitary conditions were also present.
Each block was then evaluated for whether it did or did not meet the

following criteria:

1. Building deterioration of 20% or more.
2. Presence of site deterioration or deficiency.
3. Presence of unsanitary conditions.

The final boundaries of the proposed redevelopment area are smaller than the initial study area.

2 . I
Age aof structures data was not necessary for Bahama Village due to the higher deterioration rate
that was found during field observations.

3



FINDING OF NECESSITY

4. Presence of an obsolete land use.

5. Five or more ownership parcels.
Average age of structures of 40 years or more. (Key West Bight).

A series of maps was then prepared, each showing the distribution of one of
the six criteria. These maps could be over-laid to show the degree of blight in the
study area.

A test was administered in which the consuitant, using the logical functions of
the spreadsheet, examined the data for each block, and determined whether it met
blight criteria of (a) building or site deterioration, or (b) at least three out of the other
four criteria. A map of blocks meeting blight criteria was prepared.

Final boundaries were adjusted to achieve a reasonable overall boundary.
Sites on the edge of the district that serve needs for affordable public housing and
public open space were included, due to the rational relationship of affordable
housing and open space to redevelopment. Marina facilities in Key West Bight were
included in the district, if the block to which they were physically connected met
blight criteria. Otherwise, blocks on the edge of the district that did not meet blight

criteria were eliminated from the proposed district.
Final boundaries are shown in Figure 1 - Proposed Redevelopment Area.
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FINDING OF NECESSITY

BUILDING CONDITION

An exterior condition survey was conducted by the consultant during June
and July 1991. Buildings were classified in four categories:
(1) sound condition,
(2) showing minor deterioration,
(3) showing major deterioration,
(4) dilapidated.

Deterioration rates were 22% in Key West Bight, and 44% in Bahama Village.
The overall rate of building deterioration in Key West Bight and Bahama Village

combined was 40%.

TABLE 1
BUILDING CONDITION
Key West Downtown Study Area - July 1991

DETERIORATING

NO. PERCENT

OF MINOR | MAJOR | DILAPIDA- DETERIO-

BLDGS. TED RATING
KEY WEST 113 14 e 2 209,
BIGHT A
BAHAMA VIL- )

LAGE 536 141 67 26 44%
TOTAL 649 155 76 o8 40%

Source: Casella & Associates

- The? dispersal of deteriorating buildings is shown in Figure 2: Building
Oeterioration by Percentage in Blocks.
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FINDING OF NECESSITY

SITE CONDITIONS

Site deterioration and deficiencies were found in the form of broken pave-
ments and sidewalks, lack of paving and sidewalks, deteriorated fixtures such as

fences, and abandoned foundations.
In Key West Bight, site deterioration and deficiencies were found in seven

blocks which covered a major portion of the area. In Bahama Village, site deterio-
ration and deficiencies were found in three blocks.
The dispersal of these conditions is shown in Figure 3: Site Deterioration or

Deficiency by Block.

UNSANITARY CONDITIONS

Unsanitary conditions included accumulations of trash, debris, discarded
‘appliances and machinery, and junk cars and trucks found in yards and open lots.

In Key West Bight, unsanitary conditions were found in four blocks. In
Bahama Village, unsanitary conditions were found in eight blocks.

The dispersal of these conditions is shown in Figure 4: Unsanitary Conditions

by Block.

OBSOLETE LAND USES

Obsolete land uses were identified in buildings that have outlived their
usefulness, and in buildings whose use is no longer appropriate according to the
comprehensive plan. The city electric facilities in Key West Bight are an example of
buildings that have outlived their usefulness. Industrial and storage facilities in
locations that designated in the comprehensive plan as "Historic Residential
Commercial Core* are an example where the use is no longer appropriate to the
comprehensive plan.

Using a standard of at least one obsolete land use, three blocks in Key West
Bight and one block in Bahama Village were classified as exhibiting an obsolete
land use.

The dispersal of obsolescence is shown in Figure 5: Obsolete Land Uses by
Block.
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FINDING OF NECESSITY

DIVERSITY OF OWNERSHIP

Excessive diversity of ownership is recognized as a condition which inhibits
the assembly of land for development, and makes the use of redevelopment powers
necessary in order to facilitate reinvestment. The Florida Redevelopment Act refers
to "diversity of ownership ... which prevent(s) the free alienability of land within the
deteriorated or hazardous area.”

The standard used in this study was that any block having five or more
ownership parcels was considered to display excessive diversity of ownership.
Using that standard, eight blocks in Key West Bight had excessive diversity, and
thirty blocks in Bahama Village had excessive diversity.
| The dispersal of ownership diversity is shown in Figure 6: Excessive Diversity

of Ownership by Block.

AGE OF STRUCTURES

Blocks where the average age of buildings was 40 years or more, were
identified as having aged structures.

In Key West Bight, nine blocks met the criteria of average building age of 40
years or more. Those blocks are shown in Figure 7: Average Age of Structures by
Block.

(Only Key West Bight is shown as building age was not needed for Bahama
Village).

12
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FINDING OF NECESSITY

CONCLUSION

The necessity for redevelopment in downtown Key West is related to building
deterioration, site deterioration, unsanitary conditions, obsolete land uses, excessive
diversity of ownership, and age of structures. Both portions of the downtown area,
Key West Bight and Bahama Village, were subjected to a test in which each block
was classified as meeting or not meeting blight criteria. To meet blight criteria, a
block had to have either (a) building deterioration or site deterioration, or (b) at least
three of the following four: unsanitary conditions, obsolete land uses, excessive
diversity of ownership, and excessive age of structures. Figure 8: Blocks Meeting
Blight Criteria, shows which blocks met the criteria.

In Bahama Village it was necessary to "fine-tune" the boundary as follows:

(1) Two blocks in Bahama Village (block 51 and block 52 on the key map) were
excluded from the proposed redevelopment area because they showed no
deterioration, and are located on the outer edges of the district (near Duval
Street). As a result of eliminating these two blocks, the deterioration rate in
Bahama Village rose from 43% to 44%.

(2)  Three blocks in Bahama Village located between Petronia Street and Truman
Avenue were included in the proposed redevelopment area because they
had varying rates of deterioration (17%, 18%, and 11%), and are either sur-
rounded by blocks meeting blight criteria, or are located at the Petronia
Street entrance to the district, and face blocks meeting blight criteria on at
least two sides.

(3)  Several public housing sites in Bahama Village and the site of Nelson English
Park were included within the boundary of the proposed redevelopment area
because they are serving a need for housing affordable to low-income per-
SOns or a need for open space in the redevelopment area. Expenditure of
redevelopment funds for affordable housing and open space would generally
be reasonable.

14
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FINDING OF NECESSITY

In Key West Bight it was necessary to draw a line across the bay bottom
connecting Front Street across the harbor to White Street. The Conﬁguraﬂon‘ of the
ine across the harbor is subject to further adjustment in the legal description to be

rationally related to riparian rights.

The boundary of the redevelopment area is shown in Figure 1: Proposed

Redevelopment Area.

15
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Appendix 3
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APPENDIX C
BAHAMA VILLAGE REDEVELOPMENT PLAN
CENSUS TRENDS'

Population
Total K.W. Pop.

Year  Bahama Village Key West i Bahama Village
1.980 2,333 24382 9.5 %
1,990 1.945 24832 7.8 %
Population change 1980 to 1990
Key West + 1.8 %
Bahama Village - 16.6 %

%% Total ®s Total
Race 1980 Population 1990 Population "« Change
KEY WEST'
White 20,697 RS 21,368 86 +3.0
Black 2.790 11.4 2.579 10.3 -7.5
Hispanic” 4,886 20 4,097 16.4 - 16.1
Other ROS 3.6 8RS 3.5 - 1.1
BAHAMA
VILLAGE
White 551 23.6 671 34.5 +21.7
Black 1.6355 70.9 1.252 64.4 - 243
Hispanic 338 14.4 153 7.8 - 547
Other I8 0.7 20 1 ~11.1
! For all of Key West including Bahama Village

Hispanic any race

: .S, Census

(3773195 BAHAISAA




Family Households

Household Type

KEY WEST!

Married couple

Male head of household
(no wife)

Female head of
household (no husband)
Total

BAHAMA VILLAGE
Married couple

Male head of household
{no wife)

Female head of
household (no husband)

1,980

4,863
294

940

6.097

351 (7.2 % of KW
8 (2.7 % of KW.)

1.990 % Change

4,519 -7.0

349 +18.7

837 -10.9

5,705 -6.4

199 (4.4 % of K.W.) - 43
49 (14.0 % of K.W.) -~ 512°

180 (19.1 % of K.W.) 156 (18.6 % of K.W.) -13.3

Total 5390 (8.8 % of K.W.) 404 (7.0 % of K.W.) -25.0
NON-FAMILY

HOUSEHOLDS

Key West 3.736 4.719 -~ 26.3
Bahama Village 401 (10.7 %0 of K.W.) 419 (8.8 % of K.W.) + 4.5
! For ali of Key West including Bahama Viliage

Large percentage due to small absolute numbers

07 3195 BAHAISAA
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