
 
DEVELOPMENT PLAN AND CONDITIONAL USE APPLICATION 

City of Key West Planning Department  
1300 White Street, Key West, FL  33040 

(305) 809-3720 

  

Development Plan & Conditional Use Application

Applications will not be accepted unless complete

Development Plan Conditional Use Historic District
Major______ ______ Yes_____
Minor______ No _____

Please print or type:

1) Site Address  _______________________________________________________________

2) Name of Applicant ___________________________________________________________

3) Applicant is: Owner  ________ Authorized Representative  ________  
(attached Authorization and Verification Forms must be completed)

4) Address of Applicant _________________________________________________________

________________________________________________________

5) Applicant’s�Phone�#�_______________________������Email��_______________________

6) Email Address: _____________________________________________________________

7) Name of Owner, if different than above ________________________________________ 

8) Address of Owner ___________________________________________________________

9) Owner Phone # ___________________________    Email ________________________

10) Zoning District of Parcel  __________________             RE# _______________________

11) Is Subject Property located within the Historic District?  Yes _______       No _______ 

If Yes: Date of approval ______________   HARC approval # ________________________ 

OR:  Date of meeting _______________  

12) Description of Proposed Development and Use.  Please be specific, list existing and proposed buildings 
and uses, number of dwelling units, parking, restaurant seats, vehicles proposed, etc.  If there is more 
than one use, describe in detail the nature of each use (Give concise description here and use a 
separate sheet if necessary).
__________________________________________________________________________

__________________________________________________________________________

__________________________________________________________________________

__________________________________________________________________________

__________________________________________________________________________

1319 William Street

Trepanier & Associates, Inc.

1421 First Street unit 101

Key West, FL 33040

305-293-8983 owen@owentrepanier.com

Royal Williams, LLC

1207 Von Phister St.

c/o 305-293-8983 c/o Owen@owentrepanier.com

HMDR 00036920-000000

This project seeks to complete the conversion of the old Hospice-VNA property into non-transient residential use.  

The 5-yr phased project proposes to create six non-transient residential dwellings, in addition to the two already existing.

All required off-site parking will be provided as well as storm water, landscaping and open space. No variances are proposed.
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DEVELOPMENT PLAN AND CONDITIONAL USE APPLICATION 

City of Key West Planning Department  
1300 White Street, Key West, FL  33040 

(305) 809-3720 

  

13) Has subject Property received any variance(s)?   Yes  ________ No  _________  

If Yes:  Date of approval __________ Resolution # ________    

Attach resolution(s).

14) Are there any easements, deed restrictions or other encumbrances on the subject property?   

Yes ____  No _____  

If Yes, describe and attach relevant documents. 

__________________________________________________________________________

__________________________________________________________________________

A. For both Conditional Uses and Development Plans, provide the information requested from the 
attached Conditional Use and Development Plan sheet.

B.  For Conditional Uses only, also include the Conditional Use Criteria required under Chapter 122, 
Article III, Sections 122-61 and 122-62 of the Land Development Regulations (see attached copy of 
criteria).

C. For Major Development Plans only, also provide the Development Plan Submission Materials
required under Chapter 108, Article II, Division 7, Sections 108-226 through 108-248 of the Land 
Development Regulations (see attached copy of criteria) and any additional information as 
determined by the Planning Staff.

D. For both Conditional Uses and Development Plans, one set of plans MUST be signed & sealed by
an Engineer or Architect.

Please note, development plan and conditional use approvals are quasi-judicial hearings and it is 
improper to speak to a Planning Board member or City Commissioner about the project outside of the 
hearing.

87-325, 92-186,93-033, 93-058, 
93-067, 2019-025 

02/03/93



Revised 03/15/2020 
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Major Development Plan  
Project Analysis 
1319 William & 1300 Royal Street 
(RE No. 00036920-000000) 
 
 
 
Summary: 
Located within the HMDR zoning district, this major development plan proposes to complete the 
conversion of the old Hospice VNA property into residential use.  The 5-yr phased project proposes 
to create six non-transient residential dwellings, in addition to the two already existing.  All required 
off-site parking will be provided as well as storm water, landscaping and open space. No variances 
are proposed. 
 

Solution Statement: 
The residential conversion of the site will be 
coforming to the zoning district and will fully 
e,iminate the previous existing 
nonconforming uses.  
 
As a result of the conversion from 
commercial to residential, the property’s 
overall parking demand will decrease by six 
spaces.   

 
Analysis: 
The following is an analysis of the proposed 
project pursuant to major development plan 
approval criteria. 
 
Existing development is depicted in attached surveys and plans, including: 

▪ Name of Development 
▪ Name of Owner/ Developer 
▪ Scale 
▪ North arrow 
▪ Preparation and revision 

dates 
▪ Location/ street address 

▪ Size of site 
▪ Buildings 
▪ Structures 
▪ Parking 
▪ FEMA flood zones 
▪ Topography 
▪ Easements 

▪ Utility locations 
▪ Existing vegetation 
▪ Existing storm water 
▪ Adjacent land uses 
▪ Adjacent buildings 
▪ Adjacent driveways 

 
Proposed development is depicted in attached plans prepared by licensed engineers, including: 

▪ Buildings 
▪ Setbacks 
▪ Parking 
▪ Driveway dimensions and material 
▪ Utility locations 
▪ Garbage and recycling 

▪ Signs 
▪ Lighting 
▪ Project Statistics 
▪ Building Elevations 
▪ Height of buildings 
▪ Finished floor elevations 

▪ Height of existing and proposed 
grades 

▪ Drainage plan 
▪ Landscape Plan 
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Title block (Sec. 108-227) 
Name of development: 1319 William Street 
Owner/developer: Royal Williams, LLC 
Scale: Architectural: 1/4” = 1’ and Engineering plans provided 
Preparation and revision dates: As noted on plans 
Location: 1319 William Street & 1300 Royal Street 

 
Key persons and entities (Sec. 108-228) involved in this project are as follows: 

Owner: Royal Williams, LLC 
Authorized Agent: Trepanier & Associates, Inc. 
Architect:  Will Shepler 
Engineer:  Meridian Engineering 
Surveyor: J. Lynn O’Flynn Land Surveying  
Landscape Architect: Keith Oropeza  
Legal and Equitable Owners: Paul Misch 

 
Project Description (Sec. 108-229): 

Six permanent residential dwellings with all required parking and no variances. 
 
Zoning & Special Districts:  
Zoning (“HMDR”) – The HMDR is established to implement comprehensive plan policies for 
areas designated “HMDR” on the comprehensive plan future land use map.  The HMDR district 
shall accommodate historic Old Town medium density residential development for permanent 
residents, including single-family, duplex, and 
multiple-family residential structures.  The HMDR 
district shall provide a management framework for 
preserving the residential character and historic 
quality of medium density residential areas within 
Old Town. 
 
Flood zone – According to the 2005 FEMA Flood 
Insurance Map, the property is located within the 
X-Zone. The proposed maps place it in the AE-8.  
 
Future land use map designation (“FLUM”) – According to the City of Key West 2013 
Comprehensive Plan, the property’s FLUM designation is Historic Residential (“HR”).  The Historic 
Residential Future Land Use District; 
accommodates single family, duplex and 
multi-family residential that preserve the 
historic character and quality of the 
Historic Preservation District central 
residential community. Accessory uses, 
including approved home occupations, 
and customary community facilities are 
also allowed. The residential density 
within HMDR/Historic Residential FLUM is 
limited to 16 dwelling units per acre. 
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Legal description – The property is a platted lot identified as part of Lots 24, 25, 26, 27, 32, 
and 33 and all of Lots 28, 29, 30, and 31, in Square 4, Tract 17, according to White’s and 
Pierce’s Diagram of said Square 4, Tract 17 as recorded in Deed Book “N”, page 613, public 
records of Monroe County, Florida. 
 

Site Data Permitted/ Required Existing Proposed Compliance 
Zoning HMDR HMDR HMDR Complies 

Height 30 ft. 30 ft. 28 ft. Complies 

Site Size > 4,000 sq. ft.  23,000 sq. ft. 23,000 sq. ft. ft. Complies 

Density 16 u/ac (units) 0 8 units Complies 

Floor Area Ratio 1.0 19.3% (4,431 sq. ft.) 0 Complies 

Building Coverage 40% (9,200 sq. ft.) 19.3% (4,431 sq. ft.) 39.6% (9,108 sq. ft.) Complies 

Impervious Surface 60% (13,800 sq. ft.) 51.4% (11,825 sq. ft.) 59% (13,500 sq. ft.) Complies 

Pervious Surface / Open 
Space 

35% (4,899 sq. ft.) 48.6% (11,175 sq. ft.) 45.7% (10,506 sq. ft.) Complies 

Setbacks William – Front 0 ft.1 0 ft. 0 ft. Complies 

                           Side 5 ft. 5 ft. 5 ft. Complies 

                           Side 5 ft. 5 ft. 5 ft. Complies 

                           Rear  15 ft. 
NA – Property has two 
front yards. 

NA – Property has two 
front yards 

Complies 

Setbacks Royal – Front 10 ft. 10 ft. 10 ft. Complies 

                          Side 5 ft. 5 ft. 5 ft. Complies 

                          Side 5 ft. 5 ft. 5 ft. Complies 

                          Rear  15 ft. NA – No rear yard NA – No rear yard Complies 

Parking                  auto 1 space per unit 11 17 Complies 

bicycle 10 % 0 8 Complies 
      * Existing non-conformity pursuant Sec. 122-27 

 
Locations of landscape areas are depicted on the proposed plans below.  
 
Locations and delineations of the existing and proposed structures are depicted on the survey 
and proposed plans below. 
 

Other Project Information (Sec. 108-230): 

Construction is proposed in three phases to progress steadily based on Key West LDRs, and 
Florida Building Code.  

1. The target commencement date for each phase is as follows: 
Phase Scope Commencement 

1 Units E & F Approval Effective Date + 6 Months (approx. 05/21) 

2 Units C & D Approval Effective Date + 30 Months (approx. 05/23) 

3 Units A & B Approval Effective Date + 54 Months (approx. 05/25) 

 
2. The target completion date for each phase is as follows:  

Phase Scope Completion 
1 Units E & F Approval Effective Date + 30 Months (approx. 05/23) 

2 Units C & D Approval Effective Date + 54 Months (approx. 05/25) 

3 Units A & B Approval Effective Date + 80 Months (approx. 05/27) 

 
  

 
1 Resolution 93-58 
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3. The following development approval schedule and process is anticipated: 
Step Date 

1. Submit BPAS Application 11/16/18 

2. BPAS Allocation 04/22/19 

3. Submit Development Plan Application 02/14/20 

4. Development Review Committee (“DRC”) Meeting 03/26/20 

5. Tree Commission – Conceptual Submission 03/18/20 

6. Tree Commission – Conceptual 04/14/20 

7. Planning Board Meeting  05/21/20 

8. Historical Architecture Review Committee (“HARC”) Pre-application 04/24/20 

9. Historical Architecture Review Committee (“HARC”) Submission 04/27/20 

10. Tree Commission – Final Submission 05/20/20 

11. Historical Architecture Review Committee (“HARC”) Meeting 05/26/20 

12. Tree Commission - Final 06/08/20 

13. City Commission Meeting TBA 

14. City Commission Appeal Period 30 days 

15. Florida Department of Economic Opportunity Appeal Period (45 days) 45 days 

 * Alternative submission date granted by Director of Community Development Services 

 
4. The proposed development plan is contained herewith.  
5. Six non-transient residential dwellings, in addition to the two existing residential 

dwellings. 
6. Project is not a planned unit development. 
7. This project will comply with federal flood insurance regulations by 

meeting/exceeding minimum Design Flood Elevations. 
8. This project is not located in an environmentally sensitive area. This project does not 

require mitigation techniques to prevent encroachment into environmentally 
sensitive areas because it is not adjacent to the such areas. 

 
Residential Developments (Sec. 108-231): 

The proposed development consists of eight 1½ and 2-story single-family units in a mix of one 
and two-family structures. Tenure is undefined, however it is anticipated to be owner-occupied. 
All required parking is provided. 
 
Unit Descriptions: 

Address Description Size Status 
1319 Williams St 4 bedroom/4 bath 2,044 sq. ft. Existing 

1317 Williams St 4 bedroom/4 bath 2,500 sq. ft. Existing 

1300 Royal St, No. 1 3 bedroom/3 bath 1,440 sq. ft. Proposed 

1300 Royal St, No. 2 3 bedroom/3 bath 1,440 sq. ft. Proposed 

1300 Royal St, No. 3 3 bedroom/3 bath 1,440 sq. ft. Proposed 

1300 Royal St, No. 4 3 bedroom/3 bath 1,440 sq. ft. Proposed 

1300 Royal St, No. 5 3 bedroom/3 bath 1,440 sq. ft. Proposed 

1300 Royal St, No. 6 3 bedroom/3 bath 1,440 sq. ft. Proposed 

 
Intergovernmental Coordination (Sec. 108-232): 

Coordination will occur through the Development Review Process of the City of Key West and 
all applicable Regional, State and Federal Agencies. 
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Concurrency Facilities and Other Utilities or Services (Sec. 108-233): 
Levels of Service – Concurrency analysis is found below. The impacts of the proposed project 
are generally summarized as follows:  

1. Potable Water: 
a. The proposed change is expected to decrease demand for Potable Water by 2,620 

gallons per day. 
b. Coordination with FKAA occurs through the DRC review process and FKAA’s Project 

Review process. 
c. Fire Protection – Fire Hydrants are located on the corner of Williams & South, William & 

United, and Margaret & United. 
d. The Florida Keys Aqueduct Authority has the capacity to supply adequate 

service to this property, as demonstrated in the below concurrency analysis. 
2. Wastewater: 

a. The proposed change is expected to increase sanitary sewage supply by 2,032 gallons 
per day. 

b. Coordination with the Richard A. Heyman Environmental Pollution Control Facility 
occurs through the DRC review process and FKAA’s Project Review process. 

c. The proposed change in wastewater is made up of sanitary sewage waste and is 
expected to have a total daily 2,380-gallon volume. 

d. The Richard A. Heyman Environmental Pollution Control Facility has the capacity 
to supply adequate service to this property, as demonstrated in the below 
concurrency analysis. 

3. Water Quality: 
a. Construction-related water runoff will be mitigated through maintained and 

proposed onsite pervious surfaces and landscaping. 
b. The plan proposes a rain catchment system to be installed onsite. 

4. Storm Water Management: 
a. Storm water runoff related to the proposed plan will be mitigated through 

proposed landscaping and a proposed installation of a rainwater catchment 
system. 

b. Drainage system is sited on attached plans. 
c. The proposed development is not expected to impact Storm Water LOS. 

5. Solid Waste: 
a. Trash – The proposed change is expected to decrease solid waste trash supply 

by 256pounds per day. 
b. Recyclables – The proposed change is expected to decrease recyclable supply 

by 1 pound per day  
6. Roadways: 

a. Trip Generation – The proposed plan change is expected to decrease demand 
on the surrounding transportation system significantly. 

Trip 

Generation 
Multiplier 

Weekday Saturday Sunday 

Rate a.m. Rate p.m. Rate Pk Hr Rate Pk Hr 
Residential 
(ITE 210) 

Per Unit 0.77 6.16 1.02 8.16 0.94 7.52 0.86 6.88 

Med. Office 
(ITE 720) 

Per Employee2 0.80 20.00 0.97 24.25 4.02 100.5 0.88 22.00 

Change -13.84  -16.09  -92.98  -15.12 

 
2 Hospice/VNA had approximately 25 FTE according to past president 
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b. Roadway Network – The proposed plan contains all required off-street parking. 
Vehicle parking is accessed from both William Street and Royal Street, reducing 
the demand from exclusively one street.  

c. Improvement Recommendations – The proposed plan will include all 
improvements required for off-street parking. 

7. Recreation: 
a. The following public recreational facilities are nearby: Higgs Beach (.5 miles); 

and Bayview Park (.8 miles). 
b. The City’s level of demand will not be adversely impacted by this renovation 

and development project. 
8. Fire Protection: 

a. Fire hydrants are located on the corner of Williams & South, William & United, and 
Margaret & United. 

b. The team will coordinate with FKAA to ensure the water pressure and flow will 
be adequate for fire protection for the type of construction proposed. 

9. Reclaimed Water System: 
a. A rainwater catchment system is being installed on site. 

10. Other Public Facilities: 
a. There are no anticipated adverse effects on any public facilities as a result of 

this proposed renovation and development project. 
b. The property is highlighted with a blue star. Surrounding public facilities are 

identified in the zoning map. 
c. Coordination with the City Electric System will occur. 

  
Appearance, design, and compatibility 
(Sec. 108-234): 

This development plan satisfies criteria 
established in Chapter 102; Articles III, 
IV and V of Chapter 108; Section 108-
956; and Article II of Chapter 110 of 
the Key West City Code in the following 
manner:   
 

• Chapter 102 – This property is 
located within the Historic 
District and will go through all 
appropriate HARC approvals as 
necessary. 

• Articles III, IV and V of Chapter 108 – As demonstrated by the site plan, trip generation 
analysis, and the site data calculations, the project complies with the requirements of 
the Articles. 

• Section 108-956 – The project team will coordinate with FKAA to ensure access to 
potable water and a wastewater disposal system. 

• Chapter 110 – As demonstrated in this application, the proposed development 
complies with the resource protection requirements of Chapter 110. 
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Site Location and Character of Use (Sec. 108-235): 

Location – The subject property is set in a residential 
neighborhood, situated between the 1300 blocks of 
William and Royal streets.  It is located within the Historic 
Medium Density Residential District (HMDR) and adjacent 
to what is locally referred to as the Casa Marina residential 
area. The property is bound on two sides by institutional 
uses (Boys & Girls Club and the B’nai Zion Synagogue. 
 
a. Vicinity Map - See location map to the right. 

 
b. Land Use Compatibility - The project site is in the 

Historic Medium Density Residential (HMDR) zoning 
district. The intent of the HMDR zoning district is to 
implement the Historic Residential Future Land Use 
District; it accommodates single 
family, duplex and multi-family 
residential that preserve the 
historic character and quality of 
the Historic Preservation District 
central residential community. The 
residential density within HMDR 
zoning is limited to 16 dwelling 
units per acre. 

 
c. Historic and archeological resource 

protection - The site is located 
within the Historic District. Any 
archeological resources will be 
protected as required. Written record of review by HARC will follow HARC Hearing on 
05/26/2020. 
 

d. Subdivision of Land - No subdivision is proposed. 
 

                                                                                                                                     
Appearance of Site and Structures (Sec. 108-236): 

Attached site plan complies with Sections 108-278 through 108-288 of the Key West City 
Code.  (See below.) 

 
Site Plan (Sec. 108-237): 

Site plan of proposed development drawn consistently with Sec. 108-237 is attached. 
 

Architectural Drawings (Sec. 108-238): 

All architecture or engineering designs were prepared and sealed by a professional architect 
or engineer registered in the state pursuant to F.S. Ch. 471 and 481, respectively, consistent 
with the provisions of this Section. 
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Site Amenities (Sec 108-239): 

The attached site plan includes existing and proposed amenities which are required to comply 
with appearance, design and compatibility regulations outlined in chapter 102; articles III, IV 
and V of this chapter; section 108-956; and article II of chapter 110. 

 
Site Survey (Sec 108-240): 

Survey of the site is attached. 
 
Soil Survey (Sec 108-241): 

Soil surveys are not anticipated as part of this project. 
 

Environmentally Sensitive Areas (Sec. 108-242): 

No Environmentally sensitive areas exist on this site.  
 

Land clearing, excavation and fill, tree protection, landscaping and irrigation plan (Sec. 
108-243): 

All proposed clearing, excavation and landscaping is depicted on attached plans.  
 

On-site and off-site parking and vehicular, bicycle, and pedestrian circulation (Sec. 108-
244): 

1. Existing and proposed driveways and approaches are depicted on proposed plan below. 
2. Vehicles access off-street parking from both Williams Street and Royal Street. 
3. Overall parking demand will decrease by 7 automobiles as a result of the redevelopment.  
 
Use Demand Required Existing Proposed Change in Demand 
Commercial office 
(4,431 sq. ft.) 

1 sp./300 sq. ft. 15 10 0 -15 

Residential (8 units) 1 sp./unit 0 2 6 +8 

Total Change in Parking Demand -7 

 
Parking spaces proposed: 6 auto spaces accessed from Royal Street 

 10 auto spaces accessed from William Street 
4. No other vehicular use areas are expected to be required as part of this proposal. 
5. No change in bicycle and pedestrian ways and uses are anticipated as part of this proposal. 
6. No change in cross sections are anticipated as part of this proposal. 
7. No change in traffic control devices are anticipated as part of this proposal. 
8. Off-street parking is proposed to be accessed from Royal Street or from William Street. 

No change in existing off-street parking impervious material is proposed on William Street.  
9. The proposed project will maintain all setback requirements. No additional easements are 

anticipated as part of this proposal. 
 

Housing (Sec 108-245): 

a. This project includes eight market-rate residential units in total.  Two (BPAS) units located 
at 1319 William Street and six (beneficial use) units located at 1316 Royal Street. 

b. Construction of proposed dwelling units is expected to occur without any change in 
ownership. 
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c. The proposed dwelling units will support addressing regional and local demand for market 
rate housing. 

d. Hurricane evacuation is in accordance with government decisions. 
 

Economic Resources (Sec 108-246): 

a. Trepanier & Associates, Inc. has contacted the Monroe County Property Appraiser’s office 
to seek assistance in estimating the average ad valorem tax yield from the proposed 
project.   

b. Estimated average annual construction expenditure will be determined upon plan 
approval. 

c. No projected number of permanent employees are determined for proposed plans of non-
residential developments and uses. 

 
Special Considerations (Sec 108-247): 

The proposal complies with the goals, objectives and policies of the comprehensive plan and 
as demonstrated by the concurrency analysis there are no conflicts with the existing public 
facilities, such as potable water, sanitary sewer treatment or transportation.  
 

Construction Management Plan and Inspection Schedule (Sec 108-248): 

Construction Management Plan attached. 
Phasing Schedule: 

Phase Scope Commencement Completion 

1 Units E & F 
Approval Effective Date + 6 Months 
(approx. 05/21) 

Approval Effective Date + 30 Months 
(approx. 05/23) 

2 Units C & D 
Approval Effective Date + 30 Months 
(approx. 05/23) 

Approval Effective Date + 54 Months 
(approx. 05/25) 

3 Units A & B 
Approval Effective Date + 54 Months 
(approx. 05/25) 

Approval Effective Date + 80 Months 
(approx. 05/27) 

 
Truman Waterfront Port Facilities (Sec 108-249): 

This project is not located at the Truman Waterfront Port 
 

SITE PLAN 
Scope (Sec 108-276): 

This site plan conforms to all necessary and applicable sections of land development 
regulations. 
 

Site Location and Character of Use (Sec. 108-277): 

As depicted, the site has sufficient size, adequate specifications, and infrasturcture to 
accommodate the proposed uses.  No variances are requested. 
 

Appearance of Site and Structures (Sec. 108-278): 

This application’s development plan exhibits harmonious overall design characteristics in 
compliance with the performance standards stipulated in sections 108-278 through 108-288. 

 
Location and screening of mechanical equipment, utility hardware and waste storage 
areas (Section 108-279): 
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All mechanical equipment and utility hardware will be appropriately screened.  All waste 
storage areas will be screened from adjacent properties as required by code. 

 
Front-end loaded refuse container requirements (Sec. 108-280): 

NA – no front-end loaded refuse container proposed. 
 
Roll-off Compactor Container location requirements (Sec. 108-281): 

NA - No roll-off containers proposed as part of the operation of the development.  Waste & 
recycle disposal locations are depicted on site plan. 

 
Utility lines (Section 108-282): 

The proposed project will require installation of new utility services.  Installation will be 
coordinated with appropriate utility agency and in accordance with Section 108-282.  
 

Commercial and manufacturing activities conducted in enclosed buildings (Section 108-
283):  

No commercial activities are proposed for this development. 
 

Exterior Lighting (Section 108-284): 

All proposed lighting shall be shielded and lighting sources shall be arranged to eliminate glare 
from roadways and streets and shall direct light away from properties lying outside the district. 
Shielding of lighting elements shall be accomplished by using directional fixtures or opaque 
shades.  
 

Signs (Section 108-285): 

No new signage is proposed. 
 

Pedestrian sidewalks (Section 108-286): 

No new sidewalks are proposed.  
 

Loading docks (Section 108-287): 

No loading docks are required or proposed.  
 

Storage Areas (Section 108-288): 

No outdoor storage areas are proposed. 
 

Land Clearing, Excavation, and Fill (Sec 108-289): 

There is no land clearing proposed. Tree removal will be reviewed and approved by the urban 
forester and the Tree Commission. 

 
Open Space, Screening, Buffers and Landscaping (Article V and VI) of Chapter 108: 



Page 11 of 18 
 

 

Pursuant to Sec. 108-517, this is a formal request for modification to the standards of 
Ordinance No. 97-10, to allow the development as depicted on the associated development 
plans. This request is hereby filed with the city planning office.  
 
This request is to modify landscape requirements of Sec. 108 because proposed landscaping, 
and associated mitigative techniques, are not contrary to the intent of the applicable 
regulations and a literal enforcement of the standards would be impractical. The property is 
an existing nonconformity relative to open space, screening, buffers and landscaping. 
Significant improvements, as depicted on the pans, are proposed to open space, screening, 
buffers and landscaping is proposed.  
 
The following specific waivers/modifications are requested: 
 

Section Requirement Modification 

Sec. 108-413. - Requirements 

along street frontage 

Buffer area 20ft wide with 96 

plant units  

Variable buffer from 5ft to 20ft 

with increased plant units. 

Sec. 108-414. - Requirements 
for interior areas. 

Minimum planting area 
dimension of 6ft x 60ft 

Minimum planting area 
dimension of 5ft x 60 

Sec. 108-415. - Perimeter 

landscape requirements. 

5ft perimeter landscape strip; 
One canopy shade tree and 

ten shrubs per 35 linear feet 

Variable-width perimeter 

landscaping (as depicted) 

Sec. 108-450. - Landscape 
screening. 

Landscape entire perimeter of 
parking area  

Landscape perimeter  
(as depicted) 

 
This request is to waive the below cited landscape requirements of Sec. 108 in compliance 
with the following: 

1. Protect and preserve the integrity of the existing site.  
2. The waiver will not have a significant adverse impact on the public interest, or on 

adjacent property.  
3. The waiver or modification is not discriminatory, considering similar situations in the 

general area. The development will provide an alternative landscape solution which 
will achieve the purposes of the requirement through clearly superior design. 

4. Strict application of the requirement will effectively deprive the owner and the 
community of reasonable use of the land for the intended purpose due to its unusual 
size, shape, and location. 

5. The effect upon the owner is not outweighed by a valid public purpose in imposing 
the requirement in this case. 

6. Strict application of the requirement would be technically impractical. 
 
Off-street parking and loading (Article VII): 

All required parking is provided on-site as shown on attached plans. 
 

Storm water and Surface Water Management (Article VIII): 

A stormwater management system is proposed as part of this redevelopment. An engineering 
certification is provided that demonstrates the stormwater system meets the minimum 
requirements. 
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Flood Hazard Areas (Division 4 - Sections 108-821 through 108-927): 

The proposed project is located in the X flood zone.  
 

Utilities (Article IX): 

See Concurrency Analysis below. 
 

Criteria for review and approval: 

(1) Land use compatibility:  As mentioned above, the project site is located in the Historic 
Medium Density Residential District (HMDR) zoning district. The intent of the (HMDR) 
zoning district shall accommodate historic Old Town medium density residential 
development for permanent residents, including single-family, duplex, and multiple-family 
residential structures. The residential density is limited to 16 dwelling units per acre. This 
project seeks to meet the needs of residents by providing 8 market-rate units. This 
proposed residential development is most compatible within this residential neighborhood.  
The previous commercial use was a legal non-conforming use and not compatible with 
the surrounding residential neighborhood. 

 
(2) Sufficient site size, adequate site specifications, and infrastructure: As mentioned 

previously, the site has sufficient size, adequate specifications, and infrastructure to 
accommodate the proposed use.  

 
(3) Proper use of mitigative techniques: No adverse impacts to adjacent land uses are 

anticipated, the community character is single-family homes of various sizes, age and 
architectural style.  Community infrastructure will not be burdened by this project.  

 
(4) Hazardous waste:  The proposed use will not produce any hazardous waste or use 

hazardous materials in its operation. 
 
(5) Compliance with applicable laws and ordinances:  All applicable permits required from 

agencies other than the City of Key West will be obtained.   
 
CONCURRENCY ANALYSIS: 
Concurrency Facilities and Other Utilities or Services (Sec. 108-233): 

The City’s Comprehensive Plan directs the City to ensure that facilities and services needed 
to support development are available concurrent with the impacts of new development. 

The following specific issues are outlined: 

1. Roads/Trip Generation 
2. Potable Water  
3. Sanitary Sewer 
4. Solid Waste 
5. Recyclables 
6. Drainage 

The following concurrency analysis reflects the proposed removal of existing commercial use 
and replacement with residential use of five units. 
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Policy 2-1.1.1- Transportation 
The maximum predicted potential peak hour trip generation of the proposed residential use 
is significantly lower than the previous medical office. Additionally, the traffic will be split 
between Royal and Williams Street which further lessens traffic impacts. 

Trip 

Generation 
Multiplier 

Weekday Saturday Sunday 

Rate a.m. Rate p.m. Rate Pk Hr Rate Pk Hr 
Residential 
(ITE 210) 

Per Unit 0.77 6.16 1.02 8.16 0.94 7.52 0.86 6.88 

Med. Office 
(ITE 720) 

Per 
Employee3 

0.80 20.00 0.97 24.25 4.02 100.5 0.88 22.00 

Change -13.84  -16.09  -92.98  -15.12 

 

Notwithstanding the reduction in proposed trip generation, Policy 2-1.1.3: Dense Urban Land 
Area effectively eliminates the transportation concurrency requirement in favor of a 
prioritization of safety and function of existing roads and multi-modal transportation 
improvements (i.e. transit, air, boat, bicycles, pedestrianism, mixed-use development) 

Policy 2-1.1.3: Dense Urban Land Area. The City of Key West is a substantially developed 
dense urban land area and is thereby exempted from transportation concurrency 
requirements for roadways. The City recognizes that its development characteristics make 
substantive expansion of capacity of the roadway system prohibitive. The City will therefore 
prioritize improving the safety and function of existing roads and multi-modal transportation 
improvements (i.e. transit, air, boat, bicycles, pedestrianism, mixed-use development) as its 
primary strategies for addressing current and projected transportation needs. 

 

Policy 4-1.1.2.C – Potable Water 

Based on the City of Key West adopted level of service the potable water demand is 
anticipated to increase at the end of this single-phase development plan (pursuant to Policy 
4-1.1.2.C, the potable water LOS for residential and nonresidential development is 100 
gal/capita/day)  

The potable water flow is anticipated to decrease by 2,620 gal/day 

Summary Response: The proposed redevelopment will decrease the expected impact from 
the existing use of the property by approximately 2,620 gallons per day; therefore, it is not 
expected that the proposal will result in excess capacity on this public facility. 

 

Designation 
Residential Commercial Total 

LOS Daily Capacity4 LOS Daily Capacity  

Existing 100 g/capita/day 0 capita x 100g = 0 gal  100g/capita/day 50 x 100g = 5,000 gal 5,000 gal 

Proposed 100 g/capita/day 
((2x4)+(6x2.63)) capita 

x 100g = 2,380 gal  
100g/capita/day 0 x 100g = 0 gal 2,380 gal 

Change -2,620 gal 

 

 
3 Hospice/VNA had approximately 25 FTE according to past president 
4 For the purposes of Residential LOS, “capita” was calculated as proposed units x persons / household using the 2009-
2013 US Census Data - 2.63 persons per household; for nonresidential an estimated 50ppl per day, based on 
conversation with Hospice/VNA past President 
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The Aqueduct Authority has the capacity to supply adequate service to this property, as 
demonstrated below. 
 
Potable water to the City of Key West is provided by the Florida Keys Aqueduct Authority 
(FKAA). The FKAA has the capacity to provide 23 million gallons per day to Monroe County as 
a result of: The South Florida Water Management District’s issuance of Water Use Permit #13-
0005, which allocates 17 million gallons per day in the dry season; 17.79 million gallons per 
day which can be withdrawn from the Biscayne Aquifer; and six million gallons per day 
provided by a reverse osmosis treatment plant in Florida City. As documented above, the City 
is meeting its Level of Service Standard for Potable Water. The City projects a slight 
permanent population decrease, and only a slight increase in its functional population and 
non-residential development during short and long-range planning periods, so the current 
capacity should remain adequate. Ongoing capital improvements will be necessary to maintain 
and improve standards and service delivery. 
 

Policy 4-1.1.2.A - Sanitary Sewage 

Based on the City of Key West adopted level of service the sanitary sewer demand is 
anticipated to increase at the end of this single-phase development plan (pursuant to Policy 
4-1.1.2.A, the sanitary sewer LOS for nonresidential development is 660 gal/acre/day) and 
the sanitary sewer LOS for residential development is 100 gal/capita/day). 

The sanitary sewer flow is anticipated to increase by 2,037 gal/day 

Summary Response: The proposed redevelopment will increase the expected impact from the 
existing use of the property by 2,037 gallons per day; however, it is not expected that the 
proposal will result in excess capacity on this public facility. 

Designation 
Residential Commercial 

Total 
LOS Daily Capacity Rate Daily Capacity 

Existing 100 g/capita/day 0 capita x 100g = 0 gal 660 gal/acre/day 
0.52 acres x 660 gal 

= 343 gal  343 gal 

Proposed 100 g/capita/day 
((2x4)+(6x2.63)) capita x 

100g = 2,380 gal 
660 gal/acre/day 

0 acres x 660 gal = 
0 gal  2,380 gal 

Change +2,037 gal 

The City contracts out the operation of the Richard A. Heyman Environmental Pollution Control 
Facility, its wastewater treatment plant (Plant), and the associated collection system to 
Operations Management International, Inc. (OMI). The Plant currently has the capacity to 
treat 10 million gallons per day, exceeding the capacity required to achieve the existing Level 
of Service Standard by approximately seven million gallons per day. Actual daily flow is 4.5 
million gallons per day. This is a reduction from eight (8) million gallons per day due to a 67 
million dollars capital improvement to the City’s wastewater treatment during the past short 
term planning period, including $56 million for collection system rehabilitation. 

As documented above, the City is conforming to its Level of Service Standard for Wastewater. 
The City projects a slight permanent population decrease, and only a slight increase in its 
functional population and non-residential development, during the short and long-range 
planning periods, so the current capacity should remain adequate. Ongoing capital 
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improvements and continuing conservation efforts will continue to maintain and improve 
service delivery.5 

 
Policy 4-1.1.2.D - Solid Waste 

Based on the City of Key West adopted level of service the solid waste demand is anticipated 
to decrease at the end of this single-phase development plan (pursuant to Policy 4-1.1.2.D, 
the solid waste LOS for nonresidential development is 6.37 lbs/capita/day) and the solid waste 
LOS for residential development is 2.66 lbs/capita/day). 

The solid waste impact is anticipated to be reduced by 256 lbs/day 

Summary Response: The proposed redevelopment will decrease the expected impact from 
the existing use of the property by 256 pounds per day; however, it is not expected that the 
proposal will result in excess capacity on this public facility. 

Designation 
Residential Commercial Total 

LOS Daily Capacity LOS Daily Capacity  

Existing 
2.66 

lbs/capita/day 
0 capita x 2.66 lbs = 0 lbs  

6.37 

lbs/capita/day 

50 x 6.37 lbs= 

318.5 lbs 319 lbs 

Proposed 
2.66 

lbs/capita/day 

((2x4)+(6x2.63)) capita x 

2.66 lbs = 63.3 lbs  

6.37 

lbs/capita/day 
0 x 6.37 lbs = 0 63 lbs 

Change -256 lbs 

The City currently contracts with Waste Management of Florida, Inc. to collect, transfer and 
dispose of solid waste and residential recyclables. Commercial recyclables and other non-
franchised collection services such as construction and demolition debris and yard waste are 
available on the open market to all licensed haulers. The City owns and operates a solid waste 
transfer station on Rockland Key that received 45,402.10 tons of solid waste for disposal and 
3,607 tons of recyclables in 2009/10. Waste Management disposes of the solid waste collected 
in Monroe County, including the City of Key West, at its Central Sanitary Landfill in Broward 
County. In 2009 Waste Management Inc. reported a reserve capacity of 17 years at this 
facility. There is therefore an estimated reserve capacity of 15 years as of the date of this 
report. 

As documented above, the City is meeting its Level of Service Standard for solid waste. The 
City projects a slight permanent population decrease, and only a slight increase in its 
functional population and non-residential development, during the short and long-range 
planning periods, and the current capacity should remain adequate. Ongoing capital 
improvements will be necessary to improve standards and service delivery.6 

Policy 4-1.1.2. D- Recyclable Waste Generation Level of Service  

Based on the City of Key West adopted level of service the recyclable waste demand is 
anticipated to increase at the end of this single-phase development plan (pursuant to Policy 
4-1.1.2. D, the recyclable waste LOS for nonresidential development is 0.25 lbs/capita/day) 
and the recyclable waste LOS for residential development is 0.50 lbs/capita/day). 

 
5 City of Key West Comprehensive Plan Data and Analysis, Pg. A-16 
6 City of Key West Comprehensive Plan Data and Analysis, Pg. A-17 
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The recyclable waste impact is anticipated to be reduced by 1 lb/day 

Summary Response: The proposed redevelopment will decrease the expected impact from 
the existing use of the property by 1 pound per day.  The team will coordinate with waste 
management services to provide an adequate amount of recycling containers per unit. 

Designation 

Residential Commercial Total 

LOS 
Daily 

Capacity 
LOS Daily Capacity  

Existing 0.5 lbs/capita/day  
0 capita x 0.5 lbs 

= 0 lbs  

0.25 

lbs/capita/day 
50 x 0.25 lbs. = 12.5 lbs 13 lbs 

Proposed 0.5 lbs/capita/day  
23.8 x 0.5 lbs = 

11.9 lbs  

0.25 

lbs/capita/day 
0 x 0.25 lbs= 0 12 lbs 

Change -1 lbs 

 

Policy 4-1.1.2. E- Drainage Facilities Level of Service  

The project is exempt from storm water management permitting requirements in accordance 
with Section 108-716(3), “Any maintenance, alteration, renewal, repair, use or improvement 
of an existing structure or the construction of any structure or modification thereto which 
does not create impervious surface exceeding 500 square feet. This shall not exempt the 
applicant from retaining the first one inch of rainfall on site as required by F.A.C. 17-25”. 

Existing Level of Service Standard  

1. Post development runoff shall not exceed the pre-development runoff rate for a 25-year 
storm event, up to and including an event with a 24-hour duration. 

2. Storm water treatment and disposal facilities shall be designed to meet the design and 
performance standards established in Chapter 62-25 Section 25.025, Florida 
Administrative Code, with treatment of the runoff from the first one inch of rainfall on-site 
to meet the water quality standards required by Chapter 62-302, Florida Administrative 
Code. Storm water facilities which directly discharge into "Outstanding Florida Waters" 
(OFW) shall provide an additional treatment pursuant to Section 62-25.025 (9), Florida 
Administrative Code. 

3. Storm water facilities must be designed so as to not degrade the receiving water body 
below the minimum conditions necessary to assure the suitability of water for the 
designated use of its classification as established in Chapter 62-302 Florida Administrative 
Code. 

 
The property will be brought into compliance with storm water management for both the 
redevelopment and the new construction. 

 
CONSTRUCTION MANAGEMENT: 
Construction Management Plan and Inspection (Sec. 108-248): 

PROJECT DOCUMENTATION  
 
The contractor shall maintain all applicable local, state and federal licenses and permits that apply 
to the construction project.  
 
Compliance with any and all required public notifications shall be met. 
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A project sign shall be constructed and posted that identifies, at a minimum, the property owner, 
contractor, and land use planner. 
 
PROJECT IMPLEMENTATION  
 
Dates of construction is expected to commence immediately following project approval 
 
Construction hours shall comply with all applicable County Ordinances. 
 
Project shall be constructed in a single phase. 
 
No person shall excavate on land close enough to a property line to endanger any adjacent public 
street, sidewalk, and alley, other public or private property, or easement, without supporting and 
protecting the property from any damage that might result from construction operations.  
 
All construction areas shall have a non-removable construction fence or other approved device 
securely placed around the areas to be protected.  
 
The construction project shall uphold respect to public health and welfare. 
 
Project construction shall be oriented to minimize harm to all aspects of the property’s natural 
environment.  
 
PARKING MANAGEMENT  
The contractor shall maintain continuous emergency vehicle access, on and around site, including 
but not limited to police, fire, and ambulance services. This includes projects adjacent to roads 
and alleys.  
 
The project shall accommodate construction staging areas on site.  
 
Construction trailers, job materials storage, portable restrooms, waste management and recycling 
containers shall be stored on private property and not within ROW, without the required 
approvals. 
 
TRAFFIC CONTROL  
All traffic control operations shall be managed by the designated traffic control supervisor.  
 
Project haul routes shall be oriented to minimize traffic congestion and maximize pedestrian 
safety. 
 
SEDIMENT AND EROSION CONTROL  
The project shall employ Best Management Practices, which will minimize erosion and sediment 
transport.  
 
a.  Stock piles must be protected with erosion control devices.  
 
b.  County and near shore water inlets, gutters, swales and irrigation ditches shall be protected 
with erosion control devices and such projection maintained for the duration of the project.  
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EMISSIONS  
All vehicles and equipment used on site will be properly maintained such that the engines will 
function within manufacture’s standards or parameters.  
 
NOISE SUPRESSION  
The noise limit for construction shall comply with any and all requirements of the County Code. 
All construction equipment shall be adequately muffled and maintained to minimize project noise. 
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