




Peary	
  Court	
  Affordable	
  Housing	
  Plan	
  	
  
	
  

Overview 

The historic military site known as Peary Court (“the Property”) was first 

used by the United States Army as barracks and a Parade Ground commencing 

in the 1830’s, and later utilized for United States Navy housing  during the period 

from World War II to the 1970s.  In the early 1990s, that historic housing area 

was redeveloped by the U.S. Navy with the  construction of 160 dwelling units, 3 

of which were subsequently destroyed by fire, leaving 157 housing units currently 

occupied.  Until its recent demolition, a10,000 sq, ft. bank building with drive-thru 

(formerly occupied by Keys Federal Credit Union) also was located on the 

property.  The site of the bank building, together with other currently vacant land 

within the Property, is now proposed for development of 48 affordable housing 

units.   

This affordable housing development is  governed by the Key West 

Comprehensive Plan and corresponding LDRs, which created the Historic 

Special Medium Density Residential (HSMDR)  district and designated Peary 

Court for inclusion in that district). Pursuant to recommendation of the State Land 

Planning Agency (DEO), the City Commission adopted Ordinance 12-33, 

specifically authorizing 48 new affordable work force housing units to be 

constructed within Peary Court.  This Application is filed for the sole purpose of 

effectuating that directive.	
   

Applicant proposes to add 48 new workforce housing units, for a total of 

208 dwelling units on the Property. General site information pertaining to this 

affordable housing development (including  setbacks, building coverage, 

impervious area, and parking)  is set forth on the Site Plan (Attachment B 

thereto).  Adjacent land uses include the Trumbo military housing compound to 

the North, commercial uses to the East,  and residential neighborhoods to the 

South and West.  Project density is set forth in the site data table contained in the 



Site Plan.  The 48 newly constructed units will not exceed 30 feet in height.  

When completed, the new affordable housing units  will be integrated into  

the existing Peary Court residential community and will be compatible with 

nearby predominantly residential areas in the historic district.  Traffic circulation 

will be enhanced by internally linking the two unconnected entrances to Peary 

Court, which as presently configured do not accommodate the flow of vehicular 

traffic between the Palm Avenue and Southard Street entrances to Peary Court. 

Residents of the new affordable housing units will have easy bicycle access to 

Old town via the bike lane loop between the downtown  commercial core and 

White St.  The proximity of  a major bus stop/bus shelter (adjacent  both to the 

Palm Avenue/N. Roosevelt Blvd. bicycle route between New Town and Old 

Town, and to the City bus depot on Palm Ave.) provides ready access to public 

transportation for residents of these 48 new units of affordable housing. The site 

is serviced by existing pedestrian walkways along Palm Avenue, White Street, 

and Eisenhower Drive, and additional internal pedestrian circulation is proposed 

on the site plan.  

Occupancy of the 48 new  units will be restricted to residents whose family 

income does not exceed the maximum income limits stated in the  City’s 

promulgated Work Force Housing Income, Sale and Rent Limits.  The new 48 

units of workforce housing to be constructed on the Property will comply with, 

and will serve clients who meet, the eligibility requirements for  affordable 

housing set forth in Section 122-1469, City of Key West Code.  Continuing 

compliance with those eligibility requirements will be determined by the Housing 

Authority of City of Key West. The Florida Department of Economic Opportunity 

specifically designated Peary Court as the recipient of 48 affordable BPAS units 

for the City of Key West, and the City has allocated those BPAS units to the 

Property. 

 



The Applicant 

The Owner of the Property is Peary Court Holdings, LP, a Delaware 

limited  partnership registered with the Florida Secretary of State to do business 

in Florida.  Peary Court Manager LLC , a Florida Limited Liability Company, is a 

partner in Peary Court Holdings, LP, and is owned by its members,  White St 

Partners, LLC, a Florida limited liability company whose members are IVG1 LLC , 

a Florida limited liability company (Everett M. Atwell, Jr. and James Landers, 

Managers) and Integra Real Estate, LLC , a Florida limited liability company 

(Paulo de Melo and Nelson Stabile,  Managers).   White St. Partners, LLC, has 

been designated by Owner to act as the Applicant for this Project approval.  

Site suitability/Solutions 

Peary Court is located in close proximity to the City’s urban core, which 

renders it a suitable site for the medium density housing proposed by  Applicant.  

Access to the site is currently  provided by two signalized intersections,  

convenient public transportation, pedestrian walkways,  the main bicycle route 

between Old Town and New Town, and the above-referenced bicycle lane loop.  

Peary Court is located within walking distance of a K-8 school with playing fields, 

a government service center at the Harvey Government Center, and 

convenience stores.  Other nearby services include gas stations, art galleries, 

performance space, small professional offices, restaurant, bakery, retail, and 

hardware stores. Conveniently located recreational facilities include the Bayview 

Park tennis courts and ball fields.  Emergency services are provided by the fire 

and police stations located at the Eisenhower Drive/Truman Ave. intersection.  A 

fraternal club and marina are located adjacent to the site.  Passive open green 

space is designated on the site plan.  The recreational facilities provided onsite 

for residents’ use are as depicted on the site plan. Market rate housing garbage 

pick-up will continue as curbside; an enclosed corral for trash receptacles or 

dumpster pick-up is depicted on the site plan. Perimeter landscaping buffers will 

be retained and enhanced to comply with current Code requirements. The  



proposed affordable housing development has been sited on the Property so as 

not to encroach on the historic military cemetery adjacent to Peary Court.  

Housing quality will be enhanced by the proposed redevelopment, which 

will provide 48 units of new workforce housing.  Pursuant to the provisions of the 

Development Agreement being processed simultaneously with Major 

Development review, White St. will continue to provide 48 units of existing 

housing, now occupied by tenants who pay affordable rents, as interim affordable 

housing pending their replacement by the 48 new units of deed-restricted 

affordable housing.  

Economic resources  

(a) An analysis of the estimated average ad valorem tax yield from the proposed 

project is set forth below, together with statements of  assumptions and 

standards utilized (including assessed value, exemption and millage rate). 

Ad valorem tax yield on buildout: Estimated annual ad valorem tax yield from the 

Property upon buildout is estimated at $345,000, including est. $42,000 in  

additional tax revenue attributable to the 48 new affordable housing units, based 

on the following assumptions and standards:  

Assessed valuation on buildout:  The market value of the Property, as 

determined by the Monroe County Property Appraiser, is currently $29,250,000, 

which at current millage rate generates over $300,000 in ad valorem tax 

revenues. Almost all of that $29,250,000 value is attributed to the land (as 

distinct from the buildings on the land). Construction of 48 additional units, all 

rent-restricted,  will increase the total value of the buildings on the Property but 

not land value. Affordable housing rent restrictions limit the market value of these 

new units as rental housing.  Therefore, assume assessed value of these new 

units not exceeding the estimated $4,000,000 cost of construction.  



Exemption.  Assume that the units will be rented and therefore not eligible for 

homestead exemption. 

Millage rate.   Assume total millage of 10.4 mills, including  City of Key West 

millage of 3 mills.   

Phasing.  Assume one phase consisting of 48 new affordable housing units. 

 (b)  Applicant has estimated its average construction expenditure by type (labor, 

materials) and the percentage of this expenditure that will occur within the City, 

based on currently prevailing costs of labor and materials, and assuming  (1) use 

of cost-effective construction methodolgies, and (2) non-occurrence of natural 

disasters, emergencies, or other acts of God causing an unanticipated adverse 

effect on labor availability, construction progress, cost/availability of materials, 

and the like.   Applicant estimates total expenditures for labor and materials at 

$4,000,000. The percentage of these expenditures to be incurred by category 

and location will vary depending on the method of construction selected, which 

has not yet been determined.   

Project Phasing and Construction Management 

This is not a phased construction project, because it is anticipated that 

construction of all 48 new units will occur simultaneously.  Construction 

management will conform to the provisions of the Development Agreement.  

Additionally, issuance of a building permit for construction of the new dwelling will  

be preceded by  (1) submission to  and approval by HARC of an application 

submitted in compliance with Sec. 122-615 of the Code; (2) submission to the 

City Planning Dept. of coordination letters from each of the public utilities 

providing service to the site, confirming that satisfactory arrangements have been 

made for the provision of utility service to the 48 new dwelling units; (3) City Tree 

Commission approval of removal, relocation or other disposition of any trees to 

be displaced by construction activities; and (4) issuance of requisite permits for 

construction of infrastructure improvements, including the road improvement 



noted on the site plan as well as utility lines adequate to serve the new units.   

Additionally, if construction occurs on land that is designated on a FWS Species 

Focus Area as the potential habitat of a listed species such as strombus gigas, 

Applicant shall comply with the provisions of Code Sec. Sec. 110-467 pertaining 

to habitat protection.  

Applicant acknowledges that a new building permit must be obtained whenever: 

1. Construction is not commenced within 90 days from the time the permit 

was released, 

2. Construction activity is dormant for a period of six months or more, or 

3.  The developer fails to call for and achieve approved inspections within 

planned 120-day intervals as shall be evidenced in the construction 

schedule. 

Applicant further acknowledges: (a) that it shall bear the burden of demonstrating 

that the construction activity is consistent with this development plan and has 

occurred in a timely manner consistent with the approved construction 

management plan and inspection schedule.; and (b) that, upon failure to meet 

the inspection schedule, the building permit shall expire unless extended 

pursuant to law or ordinance. A new building permit shall be required in order to 

undertake construction activity on a site where a building permit has expired. 

Intergovernmental coordination/concurrency. 

  Extensive intergovernmental coordination efforts were undertaken in 

connection with review and adoption of the HSMDR Comprehensive Plan 

Amendment.  Based on those efforts, the City of Key West determined that Peary 

Court is served by adequate public facilities.  Letters of coordination with public 

utilities, provided in connection with review of the HSMDR Plan Amendment, are 



incorporated by reference herein.  Staff analysis1 upon which that approval was 

based states that the Data and Analysis Report prepared in connection with that 

Amendment “serves as the concurrency determination for existing development”, 

but that a concurrency analysis must be performed for future development that 

creates more intense development impacts than those associated with existing 

site conditions.  

The existing Peary Court development is  served by the City's wastewater 

collection and treatment facilities, which have adequate capacity for the proposed 

additional 48 residential units.  Solid waste collection and disposal service is 

provided to the existing development by the City's solid waste franchisee, which 

has adequate capacity to collect and dispose of the solid waste anticipated to be 

produced by the additional 48 residential units.  The developer has utilized 

standard impact assessment methodology as provided by Code and based on an 

average occupancy rate of 2.2 residents per unit in calculating wastewater and 

solid waste utility demands associated with the proposed additional 48 units,  

Development of the 48 new units will require that the following utility 

demands be met:  

Potable Water:  48 units @ 204.6 gals per day per unit = 9,821 gpd.  

Wastewater:  48 units @ 198 gals per day per unit = 9,504  gpd. 

Solid Waste:  48 units @ 5.85lbs per day per unit = 280.9 lbs per day.  

The sufficiency of existing solid waste facilities is documented in the 

above-referenced data and analysis report (fn 2).  

	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
1 “At the January 26, 2012 and February 23, 2012 Development Review 
Committee (DRC) meetings, the consideration of a Future Land Use Element 
and Future Land Use Map amendment for the subject property was considered. 
Based on information provided at both meetings, it has been determined that 
adequate public facilities are available to provide the development”.     p. 7, “Data 
and Analysis; Peary Court Future Land Use Amendment April 19, 2012” 
	
  



Stormwater:   Stormwater will be retained on-site by use of facilities 

constructed as required by SFWMD permit.  A detailed stormwater 

management plan, including landscape enhancement and 

revegetation, will  be submitted for SFWMD approval prior to the 

issuance of a building permit for these units.   

Transportation:  No adverse traffic impacts are anticipated.  The project is directly 

served by two bus stops; one located on Palm Avenue, across from the 

signalized entrance, and one located on the corner of White and Southard 

Streets, also directly across from the signalized entrance.  Bicycle and scooter 

parking will be provided in addition to vehicular parking, as depicted on the Site 

Plan.    

Recreation facilities: The adequacy of existing recreational facilities to serve the 

development is documented in the above-referenced data and analysis.  

Reference is had to the service area maps published as part of the City’s EAR,  

approved by the City Commission at first reading Oct. 2, 2012,  incorporated by 

reference herein.   

Site Compatibility  

The designation of HSMDR was based on to the historical use of the 

property as military residential, and its proximity to Old Town Key West Historic 

District.  Existing buildings are non-contributing, construction having commenced 

in 1992.  Adjacent to the property is a decommissioned military cemetery.  The 

new units will be constructed at a distance from the cemetery that greatly 

exceeds the applicable setback, thereby minimizing the possibility of discovery of 

remains during construction activities.  Confirmation that no archeological 

findings are anticipated was confirmed by State Archaeologist Len Winter based 

on an examination of prior studies.  

Sec. 122-611 recitations: 



The proposed development complies with Chapter 122, Article IV, Division 6 of 

the Land Development Regulations  as follows: 

(a) The proposed development is intended to accommodate residential 

development for permanent residents, and specifically affordable housing.  

(b) The development does not encompass any transient residential 

lodging uses including guest homes, motels or hotels, time-shares, transient 

apartment, vacation rental, or gated transient community. 

(c) No freestanding commercial offices, retail or other commercial or 

industrial uses are being proposed.  The 10,000 square foot commercial space 

rendered non-conforming with the adoption of the Land Development 

Regulations for HSMDR has been demolished. 

(d) An application for review for mass, scale, proportion and screening by 

the Historic Preservation Planner is being submitted concurrently with the 

applications for Development Agreement and Major Development Plan approval. 

(e) Applications for Development Agreement and Major Development Plan 

are being submitted concurrently for review by City Staff. 

No conditional uses are contemplated by this application.  No prohibited uses are 

contemplated by this application.	
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& DETAILS

1.       

(OR EQUAL)
INSTALLED PER MANUFACTURER'S SPECS.

AND ARBORGUY PRO 60 (UP TO 6" CAL.)
ARBORGUY PRO 40 (UP TO 4" CAL.)

3" DISH AROUND TREE 

LOOSEN SOIL AT BOTTOM OF PIT

PREPARED TOPSOIL

IS 2" ABOVE SURROUNDING GRADE
SET TREE SO THE TOP OF ROOTBALL

3" MULCH (pine straw)

2X ROOTBALL

SHRUB OR IN A MANNER IN WHICH THEY WILL MOST EFFECTIVELY SERVE THE PURPOSE OF RETAINING

ALL TREES ARE TO BE POSITIONED VERTICALLY REGARDLESS OF THE SLOPE OF THE GROUND IN WHICH
THEY ARE PLANTED.  WATER RINGS ARE TO BE CONSTRUCTED AT RIGHT ANGLES TO THE TREE OR

WATER AT THE BASE OF THE PLANT.

EXST'G GRADE

3" MULCH

PREPARED TOPSOIL

6"
MIN.

EFFECTIVELY SERVE THE PURPOSE OF RETAINING WATER AT THE 
THE TREE OR SHRUB OR IN A MANNER IN WHICH THEY WILL MOST 

OF THE SLOPE OF THE GROUND IN WHICH THEY ARE PLANTED.
ALL SHRUBS ARE TO BE POSITIONED VERTICALLY REGARDLESS

WATER RINGS ARE TO BE CONSTRUCTED AT RIGHT ANGLES TO  

BASE OF THE PLANT.

AND/OR SUITABLE EXISTING SOIL

ED
G

E O
F BED

O.C. SPACING

(MIN.6")
SPACING

1/2 O.C.

PULL MULCH
  FROM TRUNK

THE ROOTBALL OF THE TREE SHOULD BE POSITIONED IN THE HOLE SO THAT THE
FINISH GRADE OF THE BACKFILL SOIL AND LANDSCAPE SOIL IS 2" LOWER THAN THE
TOP OF THE ROOTBALL.  MULCH SHOULD COVER THE EDGE OF THE ROOTBALL,
DO NOT MULCH ON TOP OF ROOTBALL.

BASE SOIL

SOD (AS SPECIFIED)

2" LAYER TOPSOIL
( 75% SILICA SAND/25% PLANTING SOIL)

ALL AREAS TO BE SODDED TO RECEIVE 2" TOP LAYER OF SILICA SAND/PLANTING SOIL AS INDICATED.

GENERAL NOTES:

AT LEAST 70% OF THE SPECIFIED SPECIES FOR REQUIRED

MATERIAL WILL BE NATIVE AS STIPULATED IN THE MINIMUM

NATIVE PLANT REQUIREMENT.

100% OF THE REQUIRED REPLACEMENT TREES SHALL BE

NATIVE.

100% IRRIGATION COVERAGE SHALL BE PROVIDED TO ALL

PROPOSED PLANTING AREAS.  SAID SYSTEM SHALL BE

DESIGN TO MAXIMIZE WATER CONSERVATION AND SHALL

CONFORM TO SECTION 3-13.12: 'C' OF THE CITY OF KEY

WEST CODE.  AS BUILT DRAWING REQUIRED.

ALL LARGE CANOPY AND RELOCATED TREES SHALL UTILIZE

IRRIGATION BUBBLERS AT BASE OF TREE.

ALL TREES TO REMAIN WITHIN THE LIMITS OF LANDSCAPE

AREA DURING CONSTRUCTION SHALL BE PROVIDED WITH A

PROTECTION BARRIER COMPLIANT WITH SECTION 110-366,

CITY OF KEY WEST CODE.

REQUIRED FOR STABILITY
12" DEEP, STAKE OTHER PALMS IF

FOR SABAL PALMS, SET TRUNK

FL #1
NATIVE

NATIVE

NATIVE

NATIVE

NATIVE

NATIVE

NATIVE

NATIVE

NATIVE

NATIVE

NATIVEFL #1

Bursera simaruba
GUMBO LIMBO

ST. AUGUSTINE SOD or Preferred Species

7 gal., 36"-40" hgt./sprd.
Eugenia foetida

3 gal., full

FL #1
Microsorum scolopendrumWART FERN

MUHLY GRASS Muhlenbergia capillaris 1 gal., full FL #1

NOTESIZEBOTANICAL NAMEQTY. COMMON NAME

SPANISH STOPPER FL #1

3 gal., 24" -36" hgt./sprd.WILD COFFEE Psychotria nervosa FL #1

3 gal. 14"-18" sprd/hgt.FICUS 'GREEN ISLAND' Ficus 'Green Island'  FL #1

FL #1

Thrinax morrisiiKEY THATCH PALM

FL #1

8' to 12' grey wood, Fat TrunksRoystonia elataROYAL PALM

12'-18 clr. trnk.
Sabal palmetto

SABAL PALM

PIDGEON PLUM

SILVER BUTTONWOOD

Coccoloba diversifolia

Silver buttonwood

COMMON NAMEQTY. BOTANICAL NAME SIZE

FL #1

FL #1

NOTE

4" cal., 14-16' o.h., 10-12' sprd.MAHOGANY Sweitenia mahogani

FL #1

1.5" cal. 6'-8' o.h.LIGNUM VITAE Guaiacum sanctum

FL #1

2" cal. 10'-12' o.h.

3" cal., 12-14 ' o.h

4" cal., 14-16' o.h.

 4-6' o.h.

NATIVE

NATIVE

GREEN BUTTONWOOD Conocarpus erectus

FL #1

4" cal., 12-14'  o.h.

NATIVE

FLA. THATCH PALM Thrinax radiata 6'' o.h.

FL #1

NATIVE

SAW PALMETTO Serona repens 'Silver' 15 gal. 3' o.h.

FL #1

NATIVE

BUCCANEER PALM Pseudophoenix sargentii 30 gal. 6'-8' o.h.

FL #1

NATIVE

PARADISE TREE Simarouba glauca

FL #1

3" cal., 12-14' o.h.

NATIVE

CRABWOOD Gymnathes lucida 1.5" cal. 6'-8' o.h.

NATIVE

NATIVE

SIMPSON STOPPER Myrianthes fragrans

FL #1

1.5" cal. 6'-8' o.h.SATINWOOD Zanthoxylum flavum

FL #1

1.5" cal. 6-8' o.h.

NATIVE

CINNAMON BARK Canella Winterana

FL #1

1.5" cal.  6'-8' o.h.  

NATIVE

NATIVE

7 gal., 36"-40" hgt./sprd.
Brysonima lucida

LOCUSTBERRY FL #1

7 gal., 36" - 40" hgt./sprd.JAMAICA CAPER Capparis cynophallophora FL #1

NATIVE

NATIVE

7 gal., 36"-40" hgt./sprd.
Hamelia patens

FIREBUSH FL #1

3 gal., fullDWARF FIREBUSH Hamelia patens 'compacta' FL #1

NATIVE3 gal., fullSPARTINA Spartina bakerii FL #1

NATIVE

NATIVE

1 gal., full

FL #1
Eragrostis elliotiiSILVER LOVE GRASS

GOLDEN CREEPER Ernodea littoralis 1 gal., full FL #1

NATIVE

1 gal., full

FL #1
Hymenocallis latifoliaSPIDER LILY

NATIVE

1 gal., full

FL #1
Coreopsis ssp 'Dwarf'TICKSEED

NATIVE

WILD TAMARIND Lysiloma latisiliquum

FL #1

4" cal., 12-14' o.h., 

NATIVE

RED STOPPER Eugenia rhombea

FL #1

1" cal. 5-6 o.h.

NATIVE

NATIVE

FL #1

MITIGATION 

TREES 4" DSH MIN.

NOTE:  CANOPY TREES PLANTED ALONG WHITEHEAD STREET SHALL BE SMALLER IN NATURE AND SETBACK FROM SIDEWALK.




