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THE CITY OF KEY WEST 
PLANNING BOARD 

Staff Report 
 

To:   Chairman and Planning Board members 

From:   Patrick Wright, Planner II 

Through:  Thaddeus Cohen, Planning Director 

Meeting Date: October 15, 2015 

Agenda Item: Major Development Plan – 541 White Street (RE # 00006730-000200; 
AK # 9100458) - A request for major development plan approval for the 
construction of 48 new affordable residential units on property located 
within Historic Special Medium Density Residential (HSMDR) zoning 
district pursuant to Section 108-91.A.2.(a) of the Land Development 
Regulations of the Code of Ordinances of the City of Key West, Florida. 

 

Request: Major development plan approval and landscape modifications / waivers 
for the construction of 48 new affordable residential units. 

Applicant:  Donna M. Bosold 

Property Owners: Peary Court Holdings, LP 

Location:   541 White Street 

(RE # 00006730-000200; AK # 9100458) 

Zoning:  Historic Special Medium Density Residential District (HSMDR) 

 
 

Subject 
Property
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Background / Proposed Development: 
The subject property is bound by Palm Avenue, Eaton Street, White Street, Eisenhower Drive 
and Angela Street within the HMSDR Zoning District. It consists of one 24 acre parcel under 
single ownership. The property has historically been utilized as army barracks dating as far back 
as the mid nineteenth century and redeveloped in the early 1990s to 160 Navy housing units. 
Three of those units were destroyed by fire leaving the 157 units that currently exist on the site 
today. The property also housed a 10,000 square foot bank building occupied by Keys Federal 
Credit Union that was demolished in 2013. The site of the bank building, together with other 
currently vacant land within the property, is now proposed for the development of 48 affordable 
housing units.  
 
In 2012 the Navy sold the property to a non-governmental entity thus making it and its 160 units 
subject to local zoning control. The City Commission adopted Ordinance 12-33 in September of 
2012 which established the HSMDR zoning district for Peary Court as well as set aside 48 
affordable building permit allocation (BPAS) units by recommendation of the State Department 
of Economic Opportunity to satisfy the 30% affordable housing requirements. 
 
This request for Major Development Plan approval along with the requested Development 
Agreement pursuant to Section 122-611(e) seek to construct the 48 affordable units as allocated 
by the city and as set forth in City Ordinance 12-33. If approved the development would result in 
a total of 205 units on the parcel with buildback rights of three additional units totaling 208 
potential units. 
 
In order to allow the proposed development, the following development approvals would be 
necessary or are requested by the applicant: 
 
 Major Development Plan review to include modifications or waivers to reduce landscaping 

requirements is required due to the reconstruction of five or more residential units, pursuant 
to Section 108-91.A.2.(a) and 108-517 of the Land Development Regulations (LDRs) of the 
Code of Ordinances (the “Code”) of the City of Key West (the “City”) 
 
 

 
Surrounding Zoning and Uses: 
Surrounding properties are located within the Historic Residential Commercial Core – Key West 
Bight (HRCC-2), Historic Neighborhood Commercial (HNC-2), Historic Medium Density 
Residential (HMDR), Historic Public and Semi Public Services (HPS-2), General Commercial 
(CG), Public Services (PS) and Military (M) zoning districts. Surrounding uses include military 
housing to the north, commercial and public uses including the City’s transportation building to 
the east, a residential neighborhood to the southeast, residential and small scale commercial uses 
to the south and west. Zoning districts within 300 feet of the property are HRCC-2, HNC-2, 
HMDR, HPS-2, CG, PS and M. 
 
Process: 
Development Review Committee (DRC):  June 25, 2015 
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Development Review Committee (DRC):  August 27, 2015 
Preliminary Tree Commission:   October 13, 2015 
Planning Board:     October 15, 2015 
HARC:      pending 
Final Tree Commission:    pending 
City Commission:     pending 
DEO review      Up to 45 days, following local appeal period 
 
 

Evaluation for Compliance with the Land Development Regulations (LDRs) and 
Comprehensive Plan 
City Code Section 108-91.A.2.(a) requires the reconstruction of five or more transient residential 
units to be reviewed as a Major Development Plan. City Code Section 108-196(a) states after 
reviewing a Major Development Plan or a Minor Development Plan for a property and staff 
recommendations therefor, the Planning Board shall act by resolution to approve, approve with 
conditions, or disapprove it based on specific development review criteria contained in the LDRs 
and the intent of the LDRs and comprehensive plan. The Planning Board resolution shall provide 
written comments documenting any conditions of approval that the Planning Board finds 
necessary to effectuate the purpose of Development Plan review and carry out the spirit and 
purpose of the Comprehensive Plan and the LDRs. If the Development Plan is recommended for 
disapproval, the Planning Board resolution shall specify in writing the reasons for recommending 
such denial. The Planning Board’s decision on a Major Development Plan in the historic district 
shall be advisory to the City Commission. 
 
Planning staff, as required by Chapter 108 of the City LDRs, has reviewed the following for 
compliance with the City's LDRs and Comprehensive Plan as summarized in the following table. 
 

Project Data Summary 

Dimensional 
Requirement 

Required/ 
Allowed 

Existing  Proposed 
Change / 
Variance 
Required? 

Zoning District  HSMDR   

Flood Zone  AE‐6/AE‐7 

Site size  24.18 acres 

Maximum density 
8.6 du/acre 

157 units = 
6.49 du/acre 

208 units = 
8.6 du/acre 

In Compliance 

Maximum height 
30 feet 

Not indicated; 
existing 2‐story bldgs.

29.7 feet  In compliance 

Maximum building 
coverage 

40%  16.8% (176,951 Sq ft)  20% (210,656 Sq ft)  In compliance 

Maximum 
impervious surface 

60%  50.8% (534,795 Sq ft)  48.6% (512,057 Sq ft)  In compliance 

Minimum lot size  5,000 SF  24.18 acres  24.18 acres  In compliance 

Minimum front 
setback (White) 

10 feet  Not indicated  10 feet  In compliance 
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Project Data Summary 

Dimensional 
Requirement 

Required/ 
Allowed 

Existing  Proposed 
Change / 
Variance 
Required? 

Minimum side 
setback (Palm, 
Angela and Eaton) 

7.5 feet  Not indicated  7.5 feet  In compliance 

Minimum rear 
setback 
(Eisenhower) 

15 feet  Not indicated  15 feet  In compliance 

Minimum vehicular 
parking (single‐
family) 

1 space per 
dwelling unit 
(48 spaces) 

0 spaces 
(New Construction) 

66 off‐street spaces  In compliance 

Minimum open 
space 

35%  Not indicated  51%  In compliance 

Landscaping 
Code Ch 108, 
Arts V & VI 

See analysis  See analysis 
Nonconforming / 

waivers 
requested 

 
Concurrency Facilities and Other Utilities or Services (City Code Section 108-233) 
Comprehensive Plan Objective 9-1.5 directs the City to ensure that public facilities and services 
needed to support development are available concurrent with the impacts of new development. 
The analysis considers potable water, sanitary sewer, solid waste, drainage, vehicle trip 
generation and recreation. City Code Section 94-36 requires a concurrency review determination 
to be made concerning the proposed development. The Applicant provided a concurrency 
analysis as part of the Major Development Plan application. Staff reviewed the provided 
concurrency analysis following the criteria in City Code Section 94-36 and determines that 
public facilities are expected to accommodate the proposed development at the adopted level of 
service (LOS) standards. This portion of the report shall serve as the required written 
determination of compliance. 
 
1. Potable water supply 

The potable water LOS standard for residential uses is 93 gallons per capita per day, pursuant 
to City Code Section 94-68. Utilizing this LOS standard, potable water demand is estimated 
as follows: 

 
Based on per capita residential: 93 gal/capita/day x 120 persons (2.5 per unit) = 11,160 
gal/day 

 
Therefore, the adopted potable water LOS standard is anticipated to be adequate to serve the 
proposed development. The property is currently serviced with potable water by the Florida 
Keys Aqueduct Authority (FKAA), which has been notified of the upcoming development 
and has available capacity to service the proposed development with the existing 
infrastructure currently in place. 

 
2. Wastewater management 
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The sanitary sewer LOS standard for residential uses is 100 gallons per capita per day, 
pursuant to City Code Section 94-67. Utilizing this LOS standard, sanitary sewer capacity 
demand is estimated as follows: 

 
Based on per capita residential: 100 gal/capita/day x 120 persons (2.5 per unit) = 12,000 
gal/day 

 
Therefore, the adopted sanitary sewer capacity LOS standard is anticipated to be adequate to 
serve the proposed development. 

 
3. Water quality 

The property is served by the City’s central sewer system. The property is not adjacent to any 
bodies of water. Therefore, no adverse impacts to water quality are anticipated. 

 
4. Stormwater management / drainage 

The stormwater management or drainage LOS standard pursuant to City Code Section 94-69 
is: i) post-development runoff shall not exceed predevelopment runoff for a 25-year storm 
event, up to and including an event with a 24-hour duration; ii) onsite treatment of the first 
one inch of rainfall must be provided to meet water quality standards; and iii) storm water 
facilities must be designed so as to not degrade any receiving water body. 

 
A drainage plan was submitted indicating that a full stormwater management system would 
be installed. Stormwater would be retained on-site through exfiltration trenches and 
vegetated swales. Therefore, no adverse impacts to stormwater management or drainage 
facilities are anticipated. 

 
5. Solid waste 

The solid waste LOS standard for residential uses is 2.66 pounds per capita per day, pursuant 
to City Code Section 94-71. The proposed development is anticipated to accommodate 120 
persons. Utilizing this LOS standard, the demand for solid waste collection and disposal 
capacity is estimated as follows: 

 
Proposed development: 2.66 lb/capita/day x 120 persons = 319.2 lbs/day 

 
According to the City’s General Services Division, the contract with Waste Management 
(WM) accounts for a 20 year “window” for waste processing at the Wheelabrator Waste-to-
Energy site.  There are other facilities in South Florida also owned by WM for continued use 
into the future. Therefore, the adopted solid waste LOS standard is anticipated to be adequate 
to serve the proposed development. 

 
6. Roadways 

The roadway LOS standard is set forth in City Code Section 94-72. A traffic study was done 
by the applicant’s traffic engineer Joaquin E. Vargas, P.E. of Traffic Tech. This applicants 
report was reviewed by the City’s consultant Eric Czerniejewski, P.E. of Calvin Giordano 
and Associates. Overall the traffic impact from the development has been determined to be 



Page 6 of 13 

minimal, however due to existing underperforming roadways and intersections the City’s 
engineer has suggested some improvements that are outlined in the conditions for approval. 

 
 
7. Recreation 

The recreation LOS standard is five acres of recreation and open space per 1,000 permanent 
residents pursuant to City Code Section 94-70. According to the 2013 Comprehensive Plan 
Data and Analysis, the City is currently providing ample recreation and open space. 

 
8. Fire Protection 

The proposed development shall comply with the life safety requirements per the Fire 
Marshall’s direction. 

 
9. Reclaimed water system 

The new development will utilize cisterns per the BPAS prerequisite requirements of Section 
108-997(b)(1)(c). 

 
10. Other public facilities 

Based on comments received from the DRC members, and based on the Applicant’s 
concurrency analysis, all public facilities would be expected to accommodate the proposed 
development at the adopted LOS standards. 

 
Appearance, design and compatibility (City Code Section 108-234) 
The development plan shall satisfy criteria established in: 

 
City Code Chapter 102 (historic preservation) 
The property is located within the Key West Historic District and the proposed development 
would need to obtain Certificates of Appropriateness from the Historic Architectural Review 
Commission (HARC) for the construction of the new residential buildings. 
 
Articles III (site plan), IV (traffic impacts) and V (open space, screening and buffers) of 
City Code Chapter 108 (planning and development) 
The proposed site plan is analyzed in greater detail below. A traffic study was submitted and 
reviewed by the City’s consultant, the results of the study have necessitated some required 
improvements that are outlined in the conditions of approval. The proposed open space 
provided on site would be sufficient and new landscaping is proposed, although landscape 
modifications and waivers are requested as part of the development plan review. 
 
City Code Section 108-956 (potable water and wastewater) 
Potable water and wastewater were found to be in compliance in the concurrency 
determination above. 
 
Article II (archaeological resources) of City Code Chapter 110 (resource protection) 
There are no known archaeological resources on the property. If any archeological resources 
are discovered during construction, the Applicant would be required to comply with this 
article of the LDRs. 
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Site location and character of use (City Code Section 108-235) 
(a) Compliance. The submitted development plan has been reviewed for compliance with all 

applicable performance criteria set forth in Code Chapter 94 (concurrency management), 
Code Chapter 102 (historic preservation), Code Chapter 106 (performance standards), 
Articles I and III through IX of Code Chapter 108 (planning and development), Code 
Chapter 110 (resource protection) and Code Chapter 114 (signs). 

(b) Vicinity map. The property is bound Palm Avenue, Eaton Street, White Street, Eisenhower 
Drive and Angela Street. A location map is indicated on the survey. 

(c) Land use compatibility. Properties within 100 feet are located within the HRCC-2, HNC-2, 
HMDR, HPS-2, CG and PS Zoning Districts. Adjacent land uses within 300 feet include 
residential, professional offices and other professional services, restaurants, military housing 
and city facilities. No unincorporated parts of the county are located nearby, nor would any 
be impacted by the proposed development. 

(d) Historic and archeological resource protection. The project’s impact on archaeological and 
historic resources is being coordinated through the DRC and would be reviewed by the 
HARC through a Certificate of Appropriateness. 

(e) Subdivision of land. No subdivision of land is proposed at this time. 
 
Appearance of site and structures (City Code Section 108-236) 
The Applicant submitted a development plan that generally exhibits harmonious overall design 
characteristics in compliance with the performance standards stipulated in Code Sections 108-
278 through 108-288, as analyzed and reflected in the staff recommendation below. 
 
Site plan (City Code Section 108-237) 
The Applicant submitted a site plan pursuant to City Code Section 108-237, which is analyzed in 
greater detail below. 
 
Architectural drawings (City Code Section 108-238) 
The Applicant submitted architectural drawings prepared by a professional architect registered in 
Florida pursuant to City Code Section 108-238. 
 
Site amenities (City Code Section 108-239) 
Proposed site amenities include 66 off-street parking spaces, a new road and sidewalk 
infrastructure, a new stormwater drainage system, cisterns and removal of harmful invasive 
plants from the entire site. This project also qualifies for the 1% set-aside for public art. 
 
Site survey (City Code Section 108-240) 
The Applicant submitted a site survey pursuant to City Code Section 108-240. 
 
Soil survey (City Code Section 108-241) 
Not applicable. 
 
Environmentally sensitive areas (City Code Section 108-242) 
No environmentally sensitive areas are located on or near the property, which is located within 
the AE-6 and AE-7 flood zones. 



Page 8 of 13 

 
Land clearing, excavation and fill, tree protection, landscaping and irrigation plan (City 
Code Section 108-243) 
(a) Land clearing, excavation and fill. The land for the proposed new units is currently vacant. 
(b) Tree protection. The City’s Urban Forestry Manager and the Tree Commission are reviewing 

the proposed tree removal and landscape plans. Conceptual approval was granted on October 
13, 2015. 

(c) Landscaping plan. The submitted plan indicates landscaping throughout the site. The tree 
commission has given conceptual landscape plan approval at their October 13, 2015 Tree 
Commission meeting. However, full compliance with all landscape buffer requirements of 
the LDRs is not proposed. Modifications and waivers are requested as part of this application 
to reduce the required landscaping. No environmentally sensitive areas exist. 

(d) Irrigation plan. None provided, but an irrigation plan is a recommended condition. 
 
On-site and off-site parking and vehicular, bicycle, and pedestrian circulation (City Code 
Section 108-244) 
Currently the majority of off street parking spaces on the site are utilized by driveways with 
carports for the individual existing dwelling units. The LDRs call for one space per dwelling unit 
which would bring the parking requirement to 48 additional spaces, the proposed development 
will provide 66 off street parking spaces. Although single family use does not require bicycle 
parking per the LDRs, the applicant is providing a total of 30 bicycle parking spaces spread 
throughout the proposed development. 
 
Vehicular and bicycle circulation would be provided by an internal sidewalk connection as well 
as a new road connecting the Palm Avenue entrance with the White street entrance through the 
proposed development. Pedestrian and bicycle circulation would be improved by the proposed 
new sidewalk.  
 
Housing (City Code Section 108-245) 
There are currently 157 existing non-transient residential units on the property. Three units were 
destroyed by fire and have the rights to be rebuilt for a total of 160 units potentially on site. 48 of 
these existing residential units have affordable housing deed restrictions. When the new 48 
residential units are constructed the deed restrictions will come off of the existing units and be 
transferred to the new units to maintain the 30% affordable agreed to in Ordinance 12-33. The 
total units on site post development will be 205 units with the buildback rights of three additional 
units destroyed by fire. The total amount of units permitted to be built on site would be 208 units 
as allowed by the HSMDR density of 8.6 units per acre. 
 
Economic resources (City Code Section 108-246) 
An analysis of estimated average ad valorem tax yield from the proposed project was submitted 
by the applicant and can be found in the applicant’s narrative attached. The estimated cost of 
construction is $4,000,000. 
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Special considerations (City Code Section 108-247) 
(a) The relationship of the proposed development to the City’s land use plans, objectives and 

policies is being evaluated as part of this analysis. The relationship of the proposed 
development to public facilities was evaluated above and no conflicts were identified. 

(b) The project located within the historic district and the AE-6 and AE-7 flood zones. 
(c) No unincorporated portions of the county would be impacted by the proposed development. 
(d) The project does not front a shoreline, so shoreline access would not be impeded. 
(e) No special facilities are proposed to accommodate bus ridership, although the property is 

served by several bus routes running along Palm Avenue and White Streets.  
(f) Cisterns for the new units will reduce water demands and energy by providing for onsite 

irrigation as well as other uses. 
(g) The property is located within the AE-6 and AE-7 flood zones and would not have any 

usable area below the bottom floor. The elevation plans indicate the first floor at +1.5’ above 
base flood elevation. 

(h) Currently the site maintains open space as well as some small recreation areas. 
(i) Coordination with applicable agencies is being facilitated through the DRC. 
(j) No wetlands or submerged land would be impacted. 
 
Construction management plan and inspection schedule (City Code Section 108-248) 
The project would be completed in one phase. The applicant intends to initiate construction after 
all other level of city approvals are in place. Temporary construction fencing and erosion barrier 
shall be installed and maintained during all phases of demolition and construction. All City 
streets and sidewalks shall be kept clean and safe during all phases of demolition and 
construction. 
 
Truman Waterfront Port facilities (City Code Section 108-249) 
Not applicable. 
 
Site plan (City Code Chapter 108, Article III) 
The City shall not approve a site plan unless a finding is made that such site plan conforms to all 
applicable sections of the LDRs, pursuant to City Code Section 108-276, as analyzed below. 

 
Site location and character of use (City Code Section 108-277) 
The HSMDR zoning designation for this parcel was crafted to ensure this type of affordable 
development with existing open space, impervious surface and building coverage able to 
accommodate the proposed development.                                                  
 
Appearance of site and structures (City Code Section 108-278) 
The proposed buildings are required to be approved by HARC and in keeping with their 
standards and guidelines. 
 
Location and screening of mechanical equipment, utility hardware and waste storage 
areas (City Code Section 108-279) 
Mechanical equipment utility hardware and waste storage areas screening and location will 
be provided be depicted sheet C-2 of the plans. 
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Front-end loaded refuse container location requirements (City Code Section 108-280) 
The City will coordinate the location and type of refuse containers through the DRC and with 
Waste Management to ensure adequate service access. 
 
Roll-off compactor container location requirements (City Code Section 108-281) 
None proposed. 
 
Utility lines (City Code Section 108-282) 
The applicant has coordinated closely with KEYS Energy and a plan of the prosed utility 
lines and upgrades have been submitted. At time of building permit review KEYS Energy 
will do a full project review. 
 
Commercial and manufacturing activities conducted in enclosed buildings (City Code 
Section 108-283) 
No commercial activities are proposed. 
 
Exterior lighting (City Code Section 108-284) 
No exterior lighting information was provided. Staff recommends an outdoor lighting plan be 
submitted prior to the City Commission hearing. 
 
Signs (City Code Section 108-285) 
Any new signage would have to obtain HARC approval and building permits. 
 
Pedestrian sidewalks (City Code Section 108-286) 
The plans indicate a new sidewalk and pedestrian circulation throughout the proposed 
development. The new sidewalks will connect to existing pedestrian access throughout the 
site.  
 
Loading docks (City Code Section 108-287) 
No loading docks are proposed and no loading/unloading area is indicated. 
 
Storage areas (City Code Section 108-288) 
No exterior storage areas are proposed. 
 
Land clearing, excavation or fill (City Code Section 108-289) 
No work would impact a floodplain or a conservation area. A proposed stormwater 
management would address drainage and runoff from the site. Vegetation removal is being 
reviewed by the Urban Forestry Manager and the Tree Commission. Temporary fencing and 
silt barriers shall be in place during demolition and construction to prevent soil and debris 
from running into City streets and sidewalks. 

 
Landscaping (Code Chapter 108, Article VI) 
A landscape plan is required as part of development plan review, pursuant to City Code Section 
108-411. The submitted plan indicates landscaping incorporated along the perimeters of the 
property, as well as within the proposed development area. Many improvements to current 
landscaping including the removal of invasive exotic species from the entire property are 
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proposed. Nonetheless, full compliance with all landscape buffer requirements of the LDRs is 
not proposed. The Applicant is requesting modifications and waivers, pursuant to City Code 
Section 108-517, as outlined in the table on the following page. 
 
 
 

Landscaping Modification / Waiver Summary 

Landscaping Type  Minimum Required  Existing  Proposed  Change/Waiver

Street frontage 
(Sec. 108‐413) 
 
White Street, Angela 
Street and 
Eisenhower Drive 

40 foot right‐of‐way 
buffer 

Wall and 
existing 
screening 

Wall and 
existing 

screening to 
remain 

Waiver 
requested 

Street frontage 
(Sec. 108‐413) 
 
 Palm Avenue 

40 foot right‐of‐way 
buffer 

Wall and 
existing hedge 

Wall and 
existing hedge 
increased. 
Varies as 
shown on 
sheet L‐1 

Modification 
requested 

 
Pursuant to City Code Section 108-517(b), the Planning Board may approve or grant the waiver 
or modification only if it determines that the waivers or modifications are not contrary to the 
intent of City Code Chapter 108, Article VI, Division 4, Subdivision II and that a literal 
enforcement of the standards of this subdivision would be impracticable and would not violate 
the following criteria: 
 
(1) Public interest; adjacent property. The waiver or modification would not have a significant 

adverse impact on the public interest, or on adjacent property. 
(2) Not discriminatory. The waiver or modification is not discriminatory, considering similar 

situations in the general area. 
(3) Superior alternatives. The development will provide an alternative landscape solution which 

will achieve the purposes of the requirement through clearly superior design. 
(4) Protection of significant features. The waiver or modification is necessary to preserve or 

enhance significant existing environmental or cultural features, such as trees, scenic areas, 
historic sites or public facilities, related to the development site. 

(5) Deprivation of reasonable use. Strict application of the requirement would effectively 
deprive the owner of reasonable use of the land due to its unusual size, shape, topography, 
natural conditions, or location, provided that: 
a. Such effect upon the owner is not outweighed by a valid public purpose in imposing the 

requirement in this case; and 
b. The unusual conditions involved are not the result of actions of the developer or property 

owner which occurred after the effective date of the ordinance from which this section 
derives.  

(6) Technical impracticality. Strict application of the requirement would be technically 
impractical. 
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Given the challenges and trade-offs of fully complying with all of the various landscaping 
requirements of the LDRs, staff recommends approval of the requested landscape modifications 
and waivers. 
 
 
 
Off-street parking and loading (Code Chapter 108, Article VII) 
The code requires one space per single family dwelling unit, this would create an off-street 
parking requirements of 48 spaces. The applicant is currently proposing 66 off street spaces as 
well as 30 bicycle parking spaces. 
 
Being a residential development no deliveries are anticipated. 
 
Stormwater and surface water management (Code Chapter 108, Article VIII) 
A stormwater management plan was submitted indicating that surface water management is 
designed for the 25-year/72-hour storm event, as required. Stormwater would be retained on-site 
through an exfiltration trench and maintain existing vegetated swales. The utilities department 
has requested the applicant obtain a SFWMD permit prior to receiving building department 
permits. 
 
Utilities (Code Chapter 108, Article IX) 
Access to potable water, access to wastewater disposal systems and conservation of potable 
water supply were analyzed in the above concurrency management determination and were 
found in compliance. 
 
Art in Public Places (City Code Section 2-487) 
The proposed development, being a Major Development Plan, qualifies for the City’s Art in 
Public Places (AIPP) program, pursuant to City Code Section 2-487. The AIPP program requires 
1% of construction costs to be set-aside for the acquisition, commission and installation of 
artwork on the subject property. The program applies to new construction projects exceeding 
$500,000 and renovation projects exceeding $100,000. The estimated construction cost 
submitted by the applicant is $4,000,000. A full public art plan would be required to be approved 
by the AIPP Board prior to building permit issuance. 
 
RECOMMENDATION 
The Planning Department, based on the criteria established by the Comprehensive Plan and the 
Land Development Regulations, recommends to the Planning Board that the request for Major 
Development Plan and Landscape Modifications / Waivers be APPROVED with the following 
conditions: 
 
General conditions: 
1. The proposed development shall be consistent with the plans dated September 14, 2015 by 

Allen E. Perez, P.E., and the landscape plans dated October 9, 2015 by Ladd Roberts, 
Landscape Architect; notwithstanding any revisions requested and recommended by staff. 
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2. During all phases of construction, temporary fencing and erosion barriers shall be installed 
and maintained. All adjacent City streets and sidewalks shall be kept clean and clear of 
construction debris. 

 
Conditions prior to the City Commission hearing: 
3. The applicant shall obtain final landscape plan approval from the Tree Commission. 
 
4. The applicant shall submit an outdoor lighting plan pursuant to City Code Section 108-284. 
  
Conditions prior to issuance of a building permit: 
5. Approval of a Public Art Plan shall be obtained from the AIPP Board, pursuant to City Code 

Section 2-487, and may include payment of an in-lieu fee. 
 

6. Per the recommendation of the City’s Traffic Consultant and the City’s Engineering 
Department, the property owner shall pay the sum of $3,000 to extend the striping for the 
turning lane at the White and Eaton intersection due to it being recognized as an 
underperforming intersection. 
 

7. The applicant shall obtain a SFWMD permit as requested by the Utilities Department. 
 

 
 



 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Draft Resolution 
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Resolution No. 2015- 

 
____________Chairman 

 
______ Planning Director 

PLANNING BOARD 
RESOLUTION NO. 2015- 

 
A RESOLUTION OF THE KEY WEST PLANNING BOARD 
GRANTING MAJOR DEVELOPMENT PLAN AND 
LANDSCAPE MODIFICATION / WAIVER APPROVALS 
PURSUANT TO SECTIONS 108-91.A.2.(A) AND 108-517 OF 
THE LAND DEVELOPMENT REGULATIONS OF THE CODE 
OF ORDINANCES OF THE CITY OF KEY WEST, FLORIDA 
FOR THE CONSTRUCTION OF 48 NEW AFFORDABLE 
RESIDENTIAL UNITS ON PROPERTY LOCATED AT 541 
WHITE STREET (RE # 00000470-000000; AK # 1000469) 
WITHIN THE HISTORIC SPECIAL MEDIUM DENSITY 
RESIDENTIAL (HSMDR) ZONING DISTRICT; PROVIDING 
FOR AN EFFECTIVE DATE 
 

 
 

WHEREAS, Section 108-91 of the Code of Ordinances (the “Code”) of the City of Key 

West, Florida (the “City”) provides that within the Historic District, a Major Development Plan is 

required for the addition of permanent residential development addition or reconstruction of five or 

more units; and 

WHEREAS, modifications and waivers to reduce the City’s landscaping requirements are 

requested pursuant to City Code Section 108-517; and 

WHEREAS, Code Sections 108-196(a) the Planning Board to review and approve, approve 

with conditions or deny the proposed Major Development Plan in an advisory capacity to the City 

Commission; and 

WHEREAS, Code Section 108-517(a) requires the Planning Board to consider the landscape 

modification / waiver request and render the final action; and 

WHEREAS, this matter came before the Planning Board at a duly noticed public hearing on 
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Resolution No. 2015- 

 
____________Chairman 

 
______ Planning Director 

October 15, 2015; and 

WHEREAS, the granting of a Major Development Plan and Landscape Modification / 

Waiver application is consistent with the criteria of the Code of Ordinances; and 

WHEREAS, the Planning Board finds that the granting of a Major Development Plan and 

Landscape Modification / Waiver application is in harmony with the general purpose and intent of 

the Land Development Regulations, and will not be injurious to the neighborhood, or otherwise 

detrimental to the public welfare. 

NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the City of Key West, 

Florida: 

Section 1. That the above recitals are incorporated by reference as if fully set forth 

herein.   

Section 2. The Major Development Plan and Landscape Modification / Waiver for the 

construction of 48 new affordable residential units on property located at 541 white street (RE # 

00000470-000000; AK # 1000469) within the Historic Special Medium Density Residential 

(HSMDR) zoning district pursuant to Sections 108-91.A.2.(a) and 108-517 of the Land 

Development Regulations of the Code of Ordinances of the City of Key West, Florida, as shown in 

the attached plans, is hereby approved with the following conditions: 

General conditions: 

1. The proposed development shall be consistent with the plans dated September 

14, 2015 by Allen E. Perez, P.E., and the landscape plans dated October 9, 2015 by Ladd 

Roberts, Landscape Architect; notwithstanding any revisions requested and recommended by 



Page 3 of 5 
Resolution No. 2015- 

 
____________Chairman 

 
______ Planning Director 

staff. 

2. During all phases of demolition and construction, temporary fencing and 

erosion barriers shall be installed and maintained. All adjacent City streets and sidewalks 

shall be kept clean and clear of construction debris. 

Conditions prior to the City Commission hearing: 

3. The applicant shall obtain final landscape plan approval from the Tree 

Commission. 

4. The applicant shall obtain an outdoor lighting plan pursuant to City Code 

Section 108-284. 

Conditions prior to issuance of a building permit: 

5. Approval of a Public Art Plan shall be obtained from the AIPP Board, 

pursuant to City Code Section 2-487, and may include payment of an in-lieu fee  

6. Per the recommendation of the City’s Traffic Consultant and the City’s 

Engineering Department, the property owner shall pay the sum of $3,000 to extend the 

striping for the turning lane at the White and Eaton intersection due to it being 

recognized as an underperforming intersection. 

7. The applicant shall obtain a SFWMD permit as requested by the Utilities 

Department. 

 
Section 3. Full, complete and final application for all permits required for which this 

resolution is wholly or partly necessary, shall be submitted in its entirety within 12 months after the 

date hereof. 
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Resolution No. 2015- 

 
____________Chairman 

 
______ Planning Director 

Section 4. This Major Development Plan and Landscape Modification / Waiver 

application approval by the Planning Board does not constitute a finding as to ownership or right to 

possession of the property, and assumes, without finding, the correctness of the applicant's assertion 

of legal authority respecting the property. 

Section 5. This resolution shall go into effect immediately upon its passage and adoption 

and authentication by the signatures of the presiding officer and the Clerk of the Board. 

Section 6. This resolution is subject to appeal periods as provided by the City of Key 

West Code of Ordinances (including the Land Development Regulations). After the City appeal 

period has expired, this permit or development order shall be rendered to the Florida Department of 

Economic Opportunity. Pursuant to Chapter 73C-44, F.A.C., this permit or development order is not 

effective for 45 days after it has been properly rendered to the DEO with all exhibits and 

applications attached to or incorporated by reference in this approval; that within the 45-day review 

period, the DEO can appeal the permit or development order to the Florida Land and Water 

Adjudicatory Commission; and that such an appeal stays the effectiveness of the permit until the 

appeal is resolved by agreement or order. 

Read and passed on first reading at a regularly scheduled meeting held this ____ day of 

________, 2015. 

Authenticated by the Chairman of the Planning Board and the Planning Director. 

 
 
 
              
Richard Klitenick, Planning Board Chairman      Date 
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____________Chairman 

 
______ Planning Director 

 
Attest: 
 
 
 
              
Thaddeus Cohen, Planning Director        Date 
 
 
Filed with the Clerk: 
 
 
 
              
Cheryl Smith, City Clerk         Date 
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Peary	Court	Affordable	Housing	Plan	(“Southard	Park”)	
	

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 to be known as Southard Park.   

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. This new residential project within the 

Property is identified on the attached site plan as  “Southard Park”. General site 

information pertaining to the entire Property (including density, setbacks, building 

coverage, impervious area, open space ratio, floor area ratio, and flood zone 

boundaries) is set forth on the Site Plan (Sheets C-1 and C-2, attached). The 

locations and numbers of automobile parking spaces and bicycle racks that will 



serve Southard Park are also depicted on the Site Plan.  The stormwater 

drainage plan and utility plan for Southard Park are attached as, respectively, 

Sheets C-3 and C-4.   

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

measured from crown of road (+6.09 feet NGVD).  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 Street.  

Two convenient bus stops, including a major bus stop/bus shelter adjacent to the 

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

Town, provide 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 depicted 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 (“Owner”), a 

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

business in Florida. Peary Court Advisors, LLC, the general partner of  Owner, is 

a Delaware limited liability company whose Manager is Wexford Capital LP.   

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).  Critical Concern Consultants (James T. 

Hendrick and Donna Bosold) is Applicant’s authorized agent in connection with 

this development application.    

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 Southard Park 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/biking 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, restaurants, 

two bakeries, 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. The City’s franchisee, Waste Management, will continue to provide 

garbage pick-up;   enclosed corrals for trash and recycling receptacles or 

dumpster pick-up will be provided. Perimeter landscaping buffers will be retained 

and enhanced to comply with current Code requirements.  Because literal 

application of the right-of-way buffer requirements set forth in City Code §108-

413 (“Requirements along street frontages”) is inapposite to the limited scope of 

the proposed Southard Park project and would be impracticable, this Major 

Development application is accompanied by a request for waiver/modification of 

those requirements. The  proposed Southard Park 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, Owner 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 in Southard Park.  

 
Sustainability 
 

Pursuant to City Code Section 108-995, the 48 housing units in Southard 

Park shall meet the prerequisite standards for obtaining BPAS awards, i.e.: 

(a) All new units will be constructed in compliance with and obtain a baseline 

green building certification.  Compliance with this standard is addressed in  

Paragraph 8 I of the Development Agreement. 

(b) Each of the new residential buildings will be constructed so as to have the 

first habitable floor no less than1.5 feet above the required base flood elevation.  



Compliance with this standard is addressed in Paragraphs 8 j and 11 of the 

Development Agreement.  Finished floor elevations of each building are indicated 

on the Site Plan.  

(c) Each of the new residential buildings will be constructed with a rainwater 

catchment system that will hold a minimum of 1,000 gallons of water or an 

amount equivalent to 100% of the new roof area in gallons, whichever is greater.  

The building plans submitted at time of building permit application will include this 

construction detail.   

 

Art in Public Places (“AIPP”) 

 

Pursuant to City Code Section 2-487, the Southard Park project is subject 

to the City’s 1% set-aside for public art. As noted below, construction costs (labor 

and material) are estimated to be  approximately $4 million. Owner intends to 

contract with a professional artist or artists to create on-site artwork, rather than 

paying an in-lieu fee.  Before contracting with the artist and prior to issuance of a 

building permit for the project, Owner will submit for review and approval by the 

AIPP board a public art plan as set forth in City Code section 2-487, and 

following approval of the public art plan, will contract with the artist(s).   

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. 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 methodologies, 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 dwellings 

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; (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; and 

(5) modification of the existing SFWMD stormwater management permit. To the 

extent that any outdoor lighting additional to the existing lighting may be required, 

lighting specifications will be submitted together with the building permit 

application, in sufficient detail to ensure compliance with City Code Sections 108-

284, 108-610 and 108-643.  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.  

																																																								
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” 
	



Applicant has coordinated its planning efforts with utility providers, and in 

response to comments received from Keys Energy System relocated one of the 

proposed buildings (as now depicted on attached site plan) to resolve a concern 

regarding proximity to an underground electric cable2. 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).  

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.   

																																																								
2	Additionally, KES will be replacing some existing transformers with larger 
transformers to accommodate service to the new residential units. See attached 
electric distribution layout, “KES distribution grid”.  	



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 automobile 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. 

A previously-filed application, contemplating Property-wide redevelopment, was 

withdrawn prior to approval or denial by HARC.    

(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.	



 
 

 
 
 
 
 
 

 
 
 
 

 
 

Landscape Waiver/Modification Request 
 

 

 



Application for Waiver/Modification of Right of Way Buffer Requirement,  
Peary Court Affordable Housing Project  
 
 

Applicant, PEARY COURT HOLDINGS, L.P., seeks waiver or modification 

of the right-of-way buffering requirement of Code §108-413 (“Requirements along 

street frontages”).   This application is filed pursuant to Code § 108-517, which 

provides that waivers or modifications may be granted where they are not 

contrary to the intent of the landscaping code, literal enforcement of the 

landscaping code would be impracticable, and the requested waiver or 

modification would not violate the criteria specified in Code § 108-517 (b) (1-6).   

Applicant has filed an application for Major Development Plan approval 

pursuant to Ch. 108 of the LDRs.  In connection with the proposed Major 

Development Plan, waiver of the 40’ right-of-way buffer and corresponding 

landscape density requirements is sought for the White St., Angela St. and 

Eisenhower Drive perimeters in order to utilize existing screening features that 

provide adequate buffering, and to enable  the development to retain existing 

housing that would otherwise encroach into the 40’ buffer contemplated in Code 

§108-413.  Modification of the 40’ buffer and corresponding landscape density 

requirements is sought with respect to the Palm Avenue perimeter because 

existing screening features are adequate to achieve the only applicable purpose 

of the street-frontage landscaping requirement.     

1. The requested waiver and modification are not contrary to the intent of the 

landscaping code.   



A.  Waiver:   Angela St., Eisenhower Dr. and White St. perimeters. 

The portion of Peary Court that is designated as the site of the “Southard 

Park” affordable housing development  is remote from the Eisenhower Drive and 

Angela St. rights-of-way, and is screened from view of properties on the opposite 

side of the White St. right-of-way by an existing residential housing development 

that features a  continuous perimeter fence,  internal roads, buildings, 

landscaping and mature trees.  Because Peary Court’s existing hardscape, 

landscaping and mature trees provide much more than a 40’ buffer between the 

proposed Southard Park housing site and properties on White St., Angela St. and 

Eisenhower Dr., there is no rational nexus linking the Southard Park 

development to creation of  a 40’ landscaped buffer along those three rights-of-

way.    

The stated intent and applicability of the buffering requirement is to provide 

“screening and beautification of all storage, parking, display or sales areas” (LDR 

§108-381, “Purpose, intent and applicability”).  Because no storage, display or 

sales areas are proposed for the Southard Park affordable housing development, 

the only proposed use that could fall within the  intended scope of the 40’ right-of-

way buffer is parking within designated common parking areas. The parking 

areas designated for these affordable housing units are located several hundred 

feet from Angela St. and Eisenhower Drive,  and will be entirely screened visually 

from adjacent properties on those streets by buildings within Peary Court.  

Parking areas that are screened from neighbors’ view by buildings are excluded 



from the landscaping requirement1. Likewise, the parking spaces serving the new 

homes to be built nearest White St.  will be screened by existing Peary Court 

buildings located opposite adjacent homes on the W’ly side of White St. (the 

closest  being over 200’ distant from those parking spaces), as well as the Peary 

Court perimeter fence, landscaping, and mature trees.   There is no need to 

create a 40’ buffer where a larger buffer already exists. 

B.  Modification:   Palm Avenue perimeter. 

 The only abutting or adjacent land use along the Palm Avenue right-of-way 

opposite Peary Court consists of military housing that will be separated from the 

new affordable housing units by a busy traffic artery, a sidewalk and landscaped 

fence on each side of the roadway, towering electric transmission poles and 

lines, and a swale (collectively, the “existing Palm Ave. buffer”).  Moreover, as 

noted above, the sole purpose of the street buffering requirement that applies to 

the proposed development is screening parking areas from neighbors’ view.  On 

the Palm Ave. perimeter, those parking areas consist of parallel parking spaces 

along the side of an existing internal street.  Any possible view of those parking 

spaces from the Trumbo housing complex across Palm Ave. would be through 

the Navy’s landscaped fence, across two lanes of traffic and two sidewalks, 

through KES’ massive transmission lines and poles, then through Peary Court’s 

landscaped fence and across the Peary Court drainage swale.  Even if the 

parking spaces could be seen through that maze, they would appear only as a 

                                                
1 “A landscape strip is required along the entire perimeter of all storage, parking, display, 
sales or accessory vehicular use areas except along the portion of the perimeter which is 
entirely screened visually from adjacent property by buildings on the property being 
improved.”  Sec. 108-450, Code.    



minor detail of a kinetic urban street vista.    Accordingly, modification or waiver 

of the 40’ buffer along Palm Ave. should cause  no  “negative impact on existing 

or proposed abutting designated land uses.”   

 When a development plan is submitted for review pursuant to Ch. 108 of 

the LDRs, the Code specifically provides a non-variance mechanism for 

“Reducing landscape and/or bufferyard requirements”, “upon review of the 

development plan.” The bufferyard provisions that Applicant seeks to reduce 

along the Palm Avenue street frontage are  “Width of required landscaping” and 

the corresponding landscape density requirement.  Applicant seeks to modify the 

Palm Ave. right-of-way buffer requirement to allow utilization of  the existing Palm 

Ave. buffer.  Authorization for reducing the bufferyard along Palm Avenue is  

provided by Code §108-352, which lists the following as “sound reasons for 

reducing the general requirements for bufferyard and/or landscape 

requirements”:  “(1) Credit may be given for existing native vegetation located 

within the bufferyard. (2) Credit may be given for existing landscape screens, 

walls or fences installed by abutting development.”    As noted above, the 

existing fence and tall hedge along the Palm Avenue right-of-way are of sufficient 

size to be entitled to such credit. Because the landscaping code expressly 

authorizes and provides a mechanism for reducing bufferyard and landscape 

requirements under the above-referenced circumstances, the requested 

modification is not contrary to the intent of the landscaping code.   

2. Literal enforcement of the landscaping code would be impracticable.    



It would be impracticable to apply the  40’ bufferyard requirement to Peary 

Court, for two reasons.  First, the landscape buffering strip is intended to be 

located inside the property “within the building setback as established by the land 

development regulations.” Code §108-413 (a).  The LDRs for HSMDR district 

established setbacks ranging from 5 feet (side yard setback) to 15 feet (rear 

yard). Code §122-615. Obviously, a 40’ buffer could not  be accommodated in a 

5’ or 15’ setback. More importantly, many existing buildings along the Peary 

Court perimeter are located closer than 40’ from the street, and would therefore 

have to be demolished to create a dense 40’ buffer.  

3. The requested waiver or modification would not violate the criteria specified in 

Code § 108-517 (b) (1-6). 

 (1) Public interest; adjacent property.  For the reasons set forth above, the 

requested waiver or modification is consistent with the public interest because 

adjacent properties are well screened from the proposed development by 

existing buildings, vegetation and fencing.  

(2) Not discriminatory. The waiver or modification is not discriminatory.  Peary 

Court’s existing hardscape and landscaping features will buffer the view of the 

new affordable housing units from abutting and adjacent properties to an extent 

that  exceeds buffering requirements applicable to parcels in the contiguous 

area.  



(3) Superior alternatives. Development of Southard Park as proposed on the 

development plan provides an alternative landscape solution that utilizes a 

combination of new and existing vegetation,  fencing, and existing hardscape 

screening that achieves the purposes of the buffering requirement through 

superior design.  

(4) Protection of significant features. The site of the proposed Southard Park 

development was carefully chosen to preserve significant existing environmental 

features, including exceptional trees, and to avoid adverse visual impacts on the 

historic architectural aesthetics of White and Angela Streets or the existing urban 

fabric.  There will be no impact on the  historic Navy cemetery.  Most of the new 

units will be built on scarified land formerly occupied by commercial (bank) 

buildings and paved parking;  the other units will be built on vacant land.    

(5) Deprivation of reasonable use. Strict application of the buffering requirement 

would effectively deprive the owner of reasonable use of the land due to its 

unusual size, shape, and location.  Due to the unique size  and shape of the 

Peary Court parcel, and particularly the fact that it abuts four public streets, 

imposing a 40’ buffer on all street perimeters of the property would be unduly 

burdensome and would interfere with continued residential use of long-

established homesites.   That harmful effect on the owner’s property rights  is not 

outweighed by a valid public purpose because, as demonstrated above, the 

intent  of the landscaping code is met by other screening features that equal or 

exceed the buffering effect of a 40’ perimeter buffer. The unusual conditions 



involved are not the result of actions occurring after the effective date of the 

landscape ordinance, but are inherent in the historic configuration of Peary Court 

itself.   

(6)Technical impracticality. As demonstrated in paragraph 2, above, strict 

application of the 40’ buffering requirement would be technically impractical.  
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GENERAL INFORMATION  

GROSS AREA:  24.1835 ACRES OR 1,053,433.77 S.F.

DISTRICT:  HSMDR - Historic Special Medium Density Residential

MAXIMUM BUILDING COVERAGE:  40% or 421,374 s.f. 

MAXIMUM IMPERVIOUS AREA:  60% or 632,060 s.f.

Existing Unit Coverage:                 177,450 s.f. 
Existing Roadway / Sidewalk:        357,345 s.f. 

TOTAL EXISTING IMPERVIOUS AREA:  50.8% or 534,795 s.f. 

SIDE YARD (ST):  (Palm, Angela & Eaton) 7.5'  

FRONT:  (White Street) 10'
SETBACKS REQ.

REAR YARD:  (Eisenhower Drive) 15'

SIDEYARD: 7.5'

FRONT:  10'

REAR YARD: 15'

SETBACKS PROVIDED

POST IMPROVEMENT IMPERVIOUS AREA:
Building Coverage:                                           210,413 s.f. 
Roadway. Sidewalks, etc. Coverage                301,644 s.f. 

TOTAL POST IMPROVEMENT IMPERVIOUS AREA:  48.6% or 512,057 s.f. 

Proposed Affordable Unit Coverage:  32,963 s.f. 

TOTAL PROPOSED BUILDING COVERAGE:  20.0% or 210,413 s.f. 

Existing Unit Coverage:                     177,450 s.f.

PRE-IMPROVEMENT IMPERVIOUS AREA:

PROPOSED UNIT TYPES - PARKING

Parking Provided                   67 or 1.4 per unit

AFFORDABLE UNITS                   48

Scooter Parking Provided:     0   

Bicycle Parking Provided:      30 inverted 'U' racks  

1 STORY - 400 SF 2 STORY - 918 SF 1 STORY - 605 SF
Type A Type B Type C
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MAXIMUM DENSITY: 8.6 DU/AC

Additional Proposed Affordable Units:     48 UNITS 

TOTAL DENSITY:  (208 UNITS / 24.1835 AC)  = 8.6 UNITS/AC

Existing Units:                                         160 UNITS

MAXIMUM FLOOR AREA RATIO: 1.0

Existing FAR:       0.202

Proposed FAR:    0.239

OPEN SPACE RATIO:   0.51
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Floor Plans and Elevations 

 
 

 

 

 

 























 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Life Safety Plan 

 
 

 

 

 

 





 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Landscape and Civil Plans 

 
 

 

 

 

 



P Alex Alexander Palm
TB Olive Black Olive
P Bottle Bottle Palm
B Pepper Brazilian Pepper
P Coco Coconut Palm
TFI Ficus
TGB Green Bottonwood
TGL Gumbo Limbo
J Dogwood Jamaican Dogwood
TMT Madras Thorn
T Mango Mango
T Pongam Pongam
T POIN Royal Poinciana
P Sabal Sabal Palm
TSF Sacred Fig
TSG Seagrape
TSB Silver Bottonwood
P Thatch Thatch Palm

LEGEND



TREE # LOCAL NAME BOTANICAL NAME NOTES OBSERVATION APPRX. DSH HEIGHT SPREAD Remove
1 Gumbo Limbo Bursera simaruba Protected   Good Quality 11" 18' 14' relocate
2 Gumbo Limbo Bursera simaruba Protected   Fair Quality 9" 14' 10' relocate
3 Royal Poinciana Delonix regia Protected   Fair Quality 11" 16' 16' relocate
4 Gumbo Limbo Bursera simaruba Protected   Poor Quality ‐ Wood post at base 7"/6" 12' 10' X
5 Gumbo Limbo Bursera simaruba Protected  Fair Quality 7" 12' 10' X
6 Madras Thorn Pithecellobium Regulated over 4" 48" 45' 35' X
7 Seagrape Cocoloba uvifera Protected  Poor Quality 23" 15' 15' X
8 Pongam Pongamia pinnata Regulated over 4" 30" 35' 25' X
9 Sacred Fig Ficus religiosa Regulated over 24" 28" 25' 20' X
10 Coconut Palm Cocos nucifera Protected Good Quality 6" 25' 12' relocate
11 Coconut Palm Cocos nucifera Protected Good Quality 6" 25' 12' relocate
12 Silver Bottonwood Conocarpus erectus var. sericeus Protected   Fair‐Poor Quality 5" 12' 4' X
13 Silver Bottonwood Conocarpus erectus var. sericeus Protected   Fair‐Poor Quality 10" 20' 10' X
14 Gumbo Limbo Bursera simaruba Protected Fair Quality ‐ Wood post at base 4" 10' 8' relocate
15 Green Bottonwood Conocarpus erectus Protected Crowded ‐ Previously a hedge 8" 12' 6'' X
16 Green Bottonwood Conocarpus erectus Protected Crowded ‐ Previously a hedge 6" 12' 3'‐8' X
17 Green Bottonwood Conocarpus erectus Protected Crowded ‐ Previously a hedge 5" 12' 3'‐8' X
18 Green Bottonwood Conocarpus erectus Protected Crowded ‐ Previously a hedge 5" 10' 3'‐8' X
19 Green Bottonwood Conocarpus erectus Protected Crowded ‐ Previously a hedge 3" 12' 3'‐8' X
20 Green Bottonwood Conocarpus erectus Protected Crowded ‐ Previously a hedge 3" 12' 3'‐8' X
21 Jamaican Dogwood Piscidia piscipula Protected 18" 16' 12' X
22 Green Bottonwood Conocarpus erectus Protected Crowded ‐ Previously a hedge 6" 12' 3'‐8' X
23 Green Bottonwood Conocarpus erectus Protected Crowded ‐ Previously a hedge 2" 12' 3'‐8' X
24 Green Bottonwood Conocarpus erectus Protected Crowded ‐ Previously a hedge 2" 12' 3'‐8' X
25 Green Bottonwood Conocarpus erectus Protected Crowded ‐ Previously a hedge 4" 12' 3'‐8' X
26 Green Bottonwood Conocarpus erectus Protected Crowded ‐ Previously a hedge 2" 10' 3'‐8' X
27 Green Bottonwood Conocarpus erectus Protected Crowded ‐ Previously a hedge 4" 12' 3'‐8' X
28 Green Bottonwood Conocarpus erectus Protected Crowded ‐ Previously a hedge 1" 12' 3'‐8' X
29 Green Bottonwood Conocarpus erectus Protected Crowded ‐ Previously a hedge 4" 10' 3'‐8' X
30 Green Bottonwood Conocarpus erectus Protected Crowded ‐ Previously a hedge 10" 12' 3'‐8' X
31 Alexander Palm Ptychosperma elegans Regulated over 10' tall 4" 12'' 6' x
32 Mango Mangifera indica Protected   Good‐Fair Quality 5" 16' 10' relocate

EXISTING TREE IMPACT SCHEDULE



108.346 OPEN SPACE REQUIRED PROVIDED  
RESIDENTIAL USE = 35% REQ. OF TOTAL SITE AREA (103,375 SF) 35% / 37,231 SF 40.4% /41,850 SF
(Limits of Landscape Area)

108.347 REQUIRED SCREENING
NORTH ADJACENCY ‐ Not Applicable ‐ Interior Improvements Only 
0 LF Requires 0 PU's 

 
SOUTH ADJACENCY ‐ Not Applicable ‐ Interior Improvements Only
0 LF Requires 0 PU's 

EAST ADJACENCY ‐ Not Applicable ‐ Interior Improvements Only
0 LF Requires 0 PU's 

WEST ADJACENCY ‐ Not Applicable ‐ Interior Improvements Only
0 LF Requires 0 PU's

LANDSCAPE CALCULATIONS ‐ Chapter 108.346 to 108.347

ZONING HSMDR
GROSS SITE AREA 24.18 ACRES OR 1,053,433 SF
BUILDING COVERAGE 20.0% or 210,412 SF
IMPERVIOUS SURFACE AREA SEE CIVIL

TREE MITIGATION CALCULATIONS DSH INCHES REMOVED
TREES IMPACTED
PROTECTED TREES IMPACTED 252"
MITIGATION REQUIRED (% per staff)    160.9"
DSH INCHES PROVIDED (see planting schedule) 174"

GENERAL INFORMATION & TREE MITIGATION

108.412(a) MINIMUM LANDSCAPE AREA REQUIRED PROVIDED  
MINIMUM LANDSCAPE 20% OF BLDG. SITE AREA 20% / 21,275 SF 40.4% /41,850 SF
(Limits of Landscape Area ‐ 106,375)

108.412(b) MINIMUM NATIVE PLANT REQUIREMENT 70% PROVIDED PERCENTAGE
NATIVE PLANTS  (70% Minimum) 32 70%+ ***Plus 45 Native Palms
EXOTIC PLANTS  (30% Maximum) 0 30% or less
FRUIT TREES  16

108.413 MINIMUM STREET FRONTAGE LANDSCAPING ALONG ROW
Not Applicable ‐ Interior Improvements / Private Drives

108.414 INTERIOR LANDSCAPE REQUIREMENT
Not Applicable

108.415 PERIMETER LANDSCAPE REQUIREMENT
Not Appliable ‐ Interior Improvements / Private Drives

108.416 NON‐VEHICULAR OPEN SPACE (NOS) TREE REQUIREMENT    
Not Applicable ‐ Interior Improvements / Private Drives    

LANDSCAPE CALCULATIONS ‐ Chapter 108.412 to 108.416
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THIS DRAWING IS THE PROPERTY OF LANDWISE DESIGN, INC.

UNLESS OTHERWISE PROVIDED FOR BY CONTRACT, THE

CONTENTS OF THIS DRAWING ARE CONFIDENTIAL AND SHALL

NOT BE TRANSMITTED TO ANY OTHER PARTY EXCEPT AS

AGREED TO BY LANDWISE DESIGN, INC.

9822 TAPESTRY PARK CIRCLE, SUITE 201   JACKSONVILLE, FL 32246
 904.343.4194

PEARY
COURT

KEY WEST, FLORIDA

DATE: 10.27.15
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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.

ALL SHADE TREES TO BE 4' MIN. FROM ALL SIDEWALKS,

CURBS OR HARD SURFACES.

CONTRACTOR RESPONSIBLE TO PROVIDE ON SITE TOTAL

CALIPER INCHES SHOWN ON PLANTING SCHEDULE.

CONTRACTOR TO VERIFY ALL PLANT QUANTITIES AND

SQUARE FOOTAGES.

CONTRACTOR RESPONSIBLE FOR LANDSCAPE

MAINTENANCE UNTIL FINAL ACCEPTANCE APPROVAL

LETTER RELEASES LANDSCAPE TO OWNERS.

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.

ALL BRAZILIAN PEPPER TREES / PLANTS SHALL

BE REMOVED AND DESTROYED WITHIN THE

PEARY COURT PROPERTY.

REQUIRED FOR STABILITY
12" DEEP, STAKE OTHER PALMS IF

FOR SABAL PALMS, SET TRUNK

FL #1
NATIVE

NATIVE

NATIVE

NATIVE

NATIVE

NATIVE

NATIVEFL #1

Bursera simaruba
GUMBO LIMBO

BAHIA SOD (to replace damage existing bahia sod during construction)

3 gal., full
FL #1

Microsorum scolopendrumWART FERN

NOTESIZEBOTANICAL NAMEQTY. COMMON NAME

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

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

FL #1

Thrinax morrisiiKEY THATCH PALM

12'-18 clr. trnk.
Sabal palmetto

SABAL PALM

PIGEON PLUM Coccoloba diversifolia

COMMON NAMEQTY. BOTANICAL NAME SIZE NOTE

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

Sweitenia mahogani

2" cal. 8'-10' o.h.LIGNUM VITAE Guaiacum sanctum

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

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

 4-6' o.h.

NATIVE

NATIVEFL #1

NATIVE
SIMPSON STOPPER Myrianthes fragrans

FL #1
3" cal. 10'-12' o.h.

NATIVE

NATIVE

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

LOCUSTBERRY FL #1

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

NATIVE3 gal., fullDWF. FIREBUSH Hamelia patens 'compacta' FL #1

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

NATIVEFL #1

FL #1

NATIVE
BLACK IRONWOOD Krugiodendron ferreum

FL #1
3" cal. 10'-12'' o.h.

NATIVE
SILVER BUTTONWOOD Conocarpus erectus 'sericeus'

FL #1
3" cal. 10'-12'' o.h.

HERITAGE
SAPODILLA Manilkara zapota

FL #1
3" cal. 10'-12'' o.h.

NATIVE
SOURSOP Annona muricata

FL #1
3" cal. 10'-12'' o.h.

NATIVE
SUGAR APPLE Annona squamosal

FL #1
3" cal. 10'-12'' o.h.

NATIVE
SAPOTE Pouteria sapota 'mamey'

FL #1
3" cal. 10'-12'' o.h.

NATIVE
GUAVA Psidium guajava

FL #1
3" cal. 10'-12'' o.h.

NATIVE
STAR FRUIT Averrhoa carambola

FL #1
3" cal. 10'-12'' o.h.

11

34

10

8

2

4

2

1

5

6

2

3

2

2

1

MITIGATION INCHES 

40"

32"

8"

16"

12"

3"

15"

18"

6"

9"

6"

6"

3"

TOTAL MITIGATION INCHES 174"

NATIVE

1 gal., full

FL #1
Liriope muscari 'super blue'LIRIOPE

NATIVEPORTERWEED Ernodea littoralis 1 gal., full FL #1

NATIVECOONTIE Zamia pumila 7 gal., full FL #1

NATIVELANTANA Lantana depressa 3 gal., full FL #1

136

40

49

52

77

30

78

135

106

209

292

NATIVE7 gal., fullFAKAHATCHEE GRASS Tripsacum dactyloides FL #15

TREE PROTECTION BARRIER DETAIL

NO SCALE

TEMPORARY TREE PROTECTION

BARRIER IS TO BE THE GREATER

DISTANCE OF: 6' RADIUS FROM THE BASE

OF THE TREE OR 1' DIAMETER FOR

EVERY INCH OF TRUNK DIAMETER.

TREE BARRIER SHALL BE CONSTRUCTED

OF TWO BY FOUR (2X4) POSTS PLACED A

MAXIMUM OF 8 FEET APART, WITH

EITHER A TWO BY FOUR (2X4) MINIMUM

TOP RAIL, OR A TEMPORARY WIRE MESH

FENCE, OR CITY APPROVED EQUAL.

(I.E.-#3 REBAR POSTS WITH 3' SAFETY

DRAINAGE COPOLYMER BARRIER WIRE

TIED TO POSTS)

NOTES:

NO MATERIALS OR EQUIPMENT SHALL BE

STORED, OPERATED, DUMPED, OR BURNED

WITHIN THE PROTECTED AREA.

NO ATTACHMENT (WIRES, SIGNS, ETC...)

SHALL BE ATTACHED TO A PROTECTED TREE.

PRIOR TO ANY LAND CLEARING

OPERATIONS, TREE LIMBS WHICH INTERFERE

WITH CONSTRUCTION SHALL BE REMOVED IN

ACCORDANCE WITH NATIONAL ARBORISTS

ASSOCIATION PRUNING STANDARDS.

ALL PROTECTED TREES SHALL BE PRUNED

TO REMOVE DEAD OR DAMAGED LIMBS AND

FERTILIZED AS NECESSARY TO COMPENSATE

FOR ANY ROOT LOSS.

OBTAIN CITY APPROVAL OF TREE

BARRICADES BEFORE BEGINNING CLEARING

OPERATIONS OR ANY SITE DEVELOPMENT.

3' MIN.

8' MAX.

2'

Undisturbed

Existing

Grade

Radius

Diameter

Existing Tree

to Preserve
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Applicant’s Traffic impact Analysis 
 
 

 

 

 

 















 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

City’s Traffic impact Analysis 
 
 

 

 

 

 





 

Entering Exiting

220 Apartment T= 6.06(X) + 123.56 50% 50%
912 Drive-in Bank T= 148.15 (X) 50% 50%

220 Apartment T= 0.49 (X) + 3.73 20% 80%
912 Drive-in Bank T= 12.08 (X) 57% 43%

220 Apartment T= 0.55 (X) + 17.65 65% 35%
912 Drive-in Bank T= 24.3 (X) 50% 50%

AM PEAK

PM PEAK

Directional 
Distribution

Daily

EquationDescription

ITE 
Land 
Use 

Code

The existing development was shown to generate 1,093 daily trips, 82 morning peak-hour trips 

and 106 PM peak-hour trips; the proposed development was shown to generate an additional 291 

daily trips, 24 morning peak-hour trips and 26 afternoon peak-hour trips. The proposed 208-unit 

residential development was shown to generate more traffic than the existing land-use based on 

the increase of 48 multifamily residential units during the morning peak period, afternoon peak 

period and during an average weekday. The trip generation characteristics and the results of the 

trip generation analysis are presented in Table 1 and Table 2 respectively. 

 

Table 1: Trip Generation Characteristics 

 

 

 

 

 

 

 

 

 

 

 

 

 
The traffic impact statement provided by Traf Tech Engineering, Inc. included internal and 
passer by trips for the commercial bank use which does not apply due to the bank site being 
vacant and abandoned.  
 
 
 



 
 

Table 2: Trip Generation Analysis 

 
*Unit represents the (X) variable from equations in Table 1 

AM 
Peak

PM 
Peak

Daily
AM 

Peak
PM 

Peak
Daily

AM 
Peak

PM 
Peak

Daily

220
Dwelling 

Units
160 82 106 1093 16 69 547 66 37 546

912 1,000 SF 10 121 243 1482 69 122 741 52 121 741
82 106 1093 16 69 547 66 37 546

220
Dwelling 

Units
208 106 132 1384 21 86 692 85 46 692

106 132 1384 21 86 692 85 46 692

24 26 291 5 17 145 19 9 146

Total Trips Entering Exiting

Existing

Apartment

Apartment

Total

ITE 
Land 
Use 

Code

Description Unit*
Total 
Units

Drive-in Bank (Abandoned)*

Proposed

Total Proposed Traffic

Net Traffic
*The trips generated from the Drive-in Bank do not factor into the net traffic due to the bank being abandoned  



 

Station Description
Daily 

Traffic

Percent of   

Total Area 

Traffic

90‐0103 Palm Avenue, 200 ft North of US‐1 (2014 count) 16,200    73%

90‐0025 White Street, 200 ft North of US‐1 (2014 count) 6,000      27%

22,200   Total Area Traffic

 
3.0  DRIVEWAY IMPACTS 

Based on the proposed land use and the site plan sheet C-1 provided by Traf Tech Engineering, 

Inc., the site ingress and egress will be remaining the same and the driveways on to Palm Avenue 

and to White Street will continue to be the main points of access. Traffic distribution surrounding 

the project site was derived based on daily traffic volumes at adjacent FDOT Traffic Count 

Stations. The total area daily traffic surrounding the project site was derived by adding the 

respective daily volumes from the adjacent traffic count stations; the distribution of project 

traffic at the access driveways were calculated based on the volume ratio between the individual 

count stations and the total area traffic. The traffic data from the FDOT traffic count stations are 

presented in Attachment A and the distribution of traffic surrounding the project site is 

presented in Table 3. 

 Table 3: Area Traffic Distribution 

 

 
 
 
 
 
 
 

Based on the distribution of traffic along the adjacent roadways, the traffic distribution at the 

project driveways was derived and is presented in the figures showing the existing and proposed 

traffic distributions and volumes and can be found as Attachment B. 

 

The additional net trips generated in the morning peak hour (5 entering and 19 exiting) and in the 

evening peak hour (17 entering and 9 exiting) do not present a major increase in traffic at the two 

existing access points. A traffic operations analysis including a queuing analysis at the existing 

signalized driveway locations at Palm Avenue and White Street is recommended.  



 

4.0  CONCLUSIONS AND RECOMMENDATIONS 

Calvin, Giordano & Associates, Inc. was retained to review the traffic impact statement provided 

by Traf Tech Engineering, Inc. which evaluated the potential traffic impacts generated by the 

redevelopment of the Peary Court U.S. Navy Housing complex in the City of Key West, Florida. 

The existing land use consists of a 160 multi-family residential apartment units and an 

abandoned 10,000 square foot drive-through bank; and the proposed land use will consist of 208 

multi-family residential apartment units. 

 

The traffic impact statement was reviewed and determined to show a minimal net increase in 

traffic at the two existing signalized intersections. It is recommended that a traffic operations 

analysis including a queuing analysis at the existing signalized driveway locations at Palm 

Avenue and White Street be performed by the Traf Tech Engineering, Inc. and included in an 

amended traffic statement. The traffic impact statement should be updated to include a revised 

trip generation analysis that does not included the bank land use or internal capture and pass by 

trip reductions since the bank has been abandoned and is vacant. 

 

CGA also reviewed the recently completed City of Key West Roadway/Traffic Analysis to 

determine if any of the traffic qualitative assessments were in proximity to this redevelopment 

site. The qualitative assessments included the following recommendations at the signalized 

intersections of Eaton Street/Palm Avenue and White Street which can be found in Attachment 

C. 

 Increase the left turn storage lane from the current 60 feet to approximately 120 feet to 
better delineate the West bound travel lines after the horizontal curve for vehicles 
traveling on Palm Avenue. This will improve the geometric layout for vehicular traffic, 
and will improve vehicle distribution as they approach the horizontal curve. This also 
should alleviate some of the excessive delays due to the left turn traffic movement. 

 Perform a signal timing analysis to evaluate the addition of protected permissive left turn 
and the possibilities of upgrading and converting the current span-wire phase and strain 
poles to a mast arm supported intersection which would withstand the 150 MPH wind 
load required by FDOT. 

 
Traf Tech Engineering, Inc. should also evaluate the above two recommendations in their 
amended traffic statement for Southard Park.





 

 
 
 
 
 
 

ATTACHMENT A 
FDOT 

TRAFFIC 

DATA 



                           FLORIDA DEPARTMENT OF TRANSPORTATION                           
                             TRANSPORTATION STATISTICS OFFICE                             
                                2014 HISTORICAL AADT REPORT                               

COUNTY: 90 - MONROE

SITE: 0103 - CR 5A/PALM AV, 200' N SR 5/US-1

YEAR       AADT       DIRECTION 1     DIRECTION 2     *K FACTOR    D FACTOR    T FACTOR   
----    ----------    ------------    ------------    ---------    --------    --------   
2014      15100 C     N   7300        S   7800             9.00       55.20        3.80   
2013      16200 C     N   8500        S   7700             9.00       54.80        7.30   
2012      17500 C     N   9300        S   8200             9.00       55.00        8.20   
2011      16700 C     N   7700        S   9000             9.00       55.10        8.30   
2010      17200 C     N   8100        S   9100            10.26       56.84       10.30   
2009      18300 C     N   9800        S   8500            10.23       56.56        8.40   
2008      16200 C     N   8200        S   8000            10.45       54.98        8.60   
2007      17800 C     N   8500        S   9300            10.00       55.10        9.80   
2006      18200 C     N   8800        S   9400            10.08       55.69       12.30   
2005      19500 C     N   9500        S  10000            10.40       55.70        2.40   
2004      19700 C     N  10500        S   9200            10.00       56.00        3.10   
2003      22500 C     N               S                   10.10       56.30        4.40   
2002      18300 C     N   8800        S   9500            10.00       54.20        5.60   
2001      18000 C     N               S                   10.00       55.90        6.80   
2000      15500 C     N   7500        S   8000             9.90       54.80        6.60   
1999      19900 C     N   9400        S  10500             9.50       56.70        4.80   

        AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE            
                    S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; F = FOURTH YEAR ESTIMATE   
                    V = FIFTH YEAR ESTIMATE;  6 = SIXTH YEAR ESTIMATE; X = UNKNOWN        
       *K FACTOR:  STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES       



                           FLORIDA DEPARTMENT OF TRANSPORTATION                           
                             TRANSPORTATION STATISTICS OFFICE                             
                                2014 HISTORICAL AADT REPORT                               

COUNTY: 90 - MONROE

SITE: 0025 - WHITE ST, 200' NW SR 5/US-1/TRUMAN AV

YEAR       AADT       DIRECTION 1     DIRECTION 2     *K FACTOR    D FACTOR    T FACTOR   
----    ----------    ------------    ------------    ---------    --------    --------   
2014       6000 C     N   3000        S   3000             9.00       55.20        3.80   
2013       5300 C     N   2800        S   2500             9.00       54.80        7.30   
2012       6000 C     N   2700        S   3300             9.00       55.00        8.20   
2011       6100 C     N   3000        S   3100             9.00       55.10        8.30   
2010       5400 C     N   2600        S   2800            10.26       56.84       10.30   
2009       5000 C     N   2600        S   2400            10.23       56.56        8.40   
2008       5600 C     N   2700        S   2900            10.45       54.98        8.60   
2007       4700 C     N   2500        S   2200            10.00       99.99        9.80   
2006       5300 C     N   2800        S   2500            10.08       99.99       12.30   
2005       7100 C     N   3400        S   3700            10.40       99.90        4.20   
2004       7400 C     N   4200        S   3200            10.00       99.90        3.10   
2003       6700 C     N               S                   10.10       99.90        4.40   
2002       7600 C     N   4300        S   3300            10.00       99.90        5.60   
2001       5900 C     N               S                   10.00       99.90        6.80   
2000       7400 F     N               S                    9.90       99.90        6.60   
1999       7200 C     N               S                    9.50       56.70        4.80   

        AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE            
                    S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; F = FOURTH YEAR ESTIMATE   
                    V = FIFTH YEAR ESTIMATE;  6 = SIXTH YEAR ESTIMATE; X = UNKNOWN        
       *K FACTOR:  STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES       
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CITY OF KEY WEST 

ROADWAY/TRAFFIC ANALYSIS 
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EATON STREET AND WHITE STREET 
 
1.0 INTRODUCTION 
Calvin, Giordano and Associates Inc. was retained by the City of Key West to complete a 
Qualitative Assessment of Traffic conditions at the intersection of Eaton Street/Palm Avenue and 
White Street. The assessment was initiated as a result of numerous citizens’ complaints regarding 
the lack of left turn storage and excessive queuing and vehicle back-up. The City has asked Calvin, 
Giordano and Associates to evaluate the current intersection geometry and operating conditions to 
increase the storage of the current left turn movement. This report summarizes the field 
observations and potential alternatives to alleviate the community’s concerns.  
 
2.0 EXISTING CONDITIONS 
The intersection at Eaton Street/Palm Avenue and White Street is controlled by an existing span 
wire traffic signal that is supported by strain poles. This current signal head configuration and 
timing plan does not provide for a dedicated left-turn movement. The signal timing plan for the left 
turn is permissive only and does not provide for a protected left turn phase. 
 

 Looking West on Eaton Street 

 

 

 

 

 

 

 

Looking East on Eaton Street 

3.0 FIELD OBSERVATION 
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Based on the measurements and observations made in the field the following recommendations are 
made: 

 Increase the left turn storage lane from the current 60 feet to approximately 120 feet to 
better delineate the West bound travel lines after the horizontal curve for vehicles traveling 
on Palm Avenue. This will improve the geometric layout for vehicular traffic, and will 
improve vehicle distribution as they approach the horizontal curve. This also should 
alleviate some of the excessive delays due to the left turn traffic movement. 

 Perform a signal timing analysis to evaluate the addition of protected permissive left turn 
and the possibilities of upgrading and converting the current span-wire phase and strain 
poles to a mast arm supported intersection which would withstand the 150 MPH wind load 
required by FDOT. 
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Scott P. Russell, CFA
Property Appraiser
Monroe County, Florida

Key West (305) 292-3420
Marathon (305) 289-2550

Plantation Key (305) 852-7130

Website tested on IE8, IE9, & Firefox.
Requires Adobe Flash 10.3 or higherProperty Record Card - 

Maps are now launching the new map application version.

Alternate Key: 9100458 Parcel ID: 00006730-000200

Ownership Details
Mailing Address:
PEARY COURT HOLDINGS LP 
2828 CORAL WAY STE 303
CORAL GABLES, FL 33145-3214

Property Details
PC Code: 03 - MULTI FAMILY (10 UNITS OR MORE)

Millage Group: 10KW
Affordable 

Housing:
Yes

Section-
Township-

Range:
32-67-25

Property 
Location:

541 WHITE ST KEY WEST 

Legal 
Description:

SQRS 30 AND 43 PER WM WHITEHEAD MAP OF 1829 AND PARCEL IDENTIFIED AS UNITED STATE CANTONMENT 
(24.1835 AC) (A/K/A PEARY COURT) B47-183-396 G6-277/278 A4-446 RR-94 OR432-317/318 OR2334-531/618(LEASE 
W/CONVEYANCE) OR2648-126/133(PARTIAL TERMINATION OF LEASE) OR2648-134/154Q/C OR2648-155/181 OR2648-
182/189(REST) OR2657-648/650(AMD REST) 

Click Map Image to open interactive viewer
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Land Details

Land Use Code Frontage Depth Land Area

100D - COMMERCIAL DRY 24.18 AC

Building Summary
Number of Buildings: 8

Number of Commercial Buildings: 0
Total Living Area: 33007

Year Built: 1996

Building 1 Details
Building Type R3 Condition A Quality Grade 550
Effective Age 18 Perimeter 428 Depreciation % 24

Year Built 1996 Special Arch 0 Grnd Floor Area 3,853
Functional Obs 0 Economic Obs 0

Inclusions: R3 includes 3 3-fixture baths and 3 kitchens.
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:

2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 0 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area

0 OPF 1 1996 55 

0 OPF 1 1996 28 

0 OPF 1 1996 28 

7/13/2015Property Search -- Monroe County Property Appraiser

Page 2 of 11http://mcpafl.org/PropSearch.aspx



0 OPF 1 1996 55 

0 OPF 1 1996 55 

0 OPF 1 1996 28 

0 SBF 1 1996 131 

0 CPX 1 1996 577 

0 SBF 1 1996 65 

0 CPX 1 1996 286 

0 FLA 11:VINYL SIDING 1 1996 N Y 1,844 

0 FLA 11:VINYL SIDING 1 1996 N Y 2,009 

Building 2 Details
Building Type R3 Condition A Quality Grade 550
Effective Age 18 Perimeter 428 Depreciation % 24

Year Built 1996 Special Arch 0 Grnd Floor Area 3,853
Functional Obs 0 Economic Obs 0

Inclusions: R3 includes 3 3-fixture baths and 3 kitchens.
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:

2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 0 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area

0 SBF 1 1996 130 

0 CPX 1 1996 572 
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0 SBF 1 1996 65 

0 CPX 1 1996 286 

0 OPF 1 1996 55 

0 OPF 1 1996 28 

0 OPF 1 1996 55 

0 OPF 1 1996 55 

0 OPF 1 1996 28 

0 OPF 1 1996 28 

0 FLA 11:VINYL SIDING 1 1996 N Y 1,844 

0 FLA 11:VINYL SIDING 1 1996 N Y 2,009 

Building 3 Details
Building Type R2 Condition A Quality Grade 550
Effective Age 18 Perimeter 304 Depreciation % 24

Year Built 1996 Special Arch 0 Grnd Floor Area 2,552
Functional Obs 0 Economic Obs 0

Inclusions: R2 includes 2 3-fixture baths and 2 kitchens.
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:

2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 0 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area

0 OPF 1 1996 55 
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0 OPF 1 1996 55 

0 OPF 1 1996 28 

0 OPF 1 1996 28 

0 SBF 1 1996 130 

0 CPX 1 1996 572 

0 FLA 11:VINYL SIDING 1 1996 N Y 1,221 

0 FLA 11:VINYL SIDING 1 1996 N Y 1,331 

Building 4 Details
Building Type R4 Condition A Quality Grade 550
Effective Age 18 Perimeter 516 Depreciation % 24

Year Built 1996 Special Arch 0 Grnd Floor Area 5,162
Functional Obs 0 Economic Obs 0

Inclusions: R4 includes 4 3-fixture baths and 4 kitchens.
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:

2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 0 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area

0 OPF 1 1996 55 

0 OPF 1 1996 55 

0 OPF 1 1996 55 

0 OPF 1 1996 55 
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0 OPF 1 1996 28 

0 OPF 1 1996 28 

0 OPF 1 1996 28 

0 OPF 1 1996 28 

0 SBF 1 1996 130 

0 CPX 1 1996 572 

0 SBF 1 1996 131 

0 CPX 1 1996 575 

0 FLA 11:VINYL SIDING 1 1996 N Y 2,471 

0 FLA 11:VINYL SIDING 1 1996 N Y 2,691 

Building 5 Details
Building Type R4 Condition A Quality Grade 550
Effective Age 18 Perimeter 526 Depreciation % 24

Year Built 1996 Special Arch 0 Grnd Floor Area 5,155
Functional Obs 0 Economic Obs 0

Inclusions: R4 includes 4 3-fixture baths and 4 kitchens.
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:

2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 0 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area

0 OPX 1 1996 55 
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0 OPX 1 1996 55 

0 OPX 1 1996 55 

0 OPX 1 1996 55 

0 OPX 1 1996 30 

0 OPX 1 1996 28 

0 OPX 1 1996 28 

0 OPX 1 1996 28 

0 FLA 11:VINYL SIDING 1 1996 N Y 3,081 

0 FLA 11:VINYL SIDING 1 1996 N Y 2,074 

Building 6 Details
Building Type R4 Condition A Quality Grade 550
Effective Age 18 Perimeter 526 Depreciation % 24

Year Built 1996 Special Arch 0 Grnd Floor Area 5,156
Functional Obs 0 Economic Obs 0

Inclusions: R4 includes 4 3-fixture baths and 4 kitchens.
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:

2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 0 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area

0 OPX 1 1996 30 

0 OPX 1 1996 28 
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0 OPX 1 1996 28 

0 OPX 1 1996 28 

0 OPX 1 1996 55 

0 OPX 1 1996 55 

0 OPX 1 1996 54 

0 OPX 1 1996 55 

0 FLA 11:VINYL SIDING 1 1996 N Y 3,082 

0 FLA 11:VINYL SIDING 1 1996 N Y 2,074 

Building 7 Details
Building Type R3 Condition A Quality Grade 550
Effective Age 18 Perimeter 404 Depreciation % 24

Year Built 1996 Special Arch 0 Grnd Floor Area 3,639
Functional Obs 0 Economic Obs 0

Inclusions: R3 includes 3 3-fixture baths and 3 kitchens.
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:

2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 0 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area

0 OPX 1 1996 25 

0 OPX 1 1996 28 

0 OPX 1 1996 28 
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0 OPX 1 1996 55 

0 OPX 1 1996 55 

0 OPX 1 1996 55 

0 FLA 11:VINYL SIDING 1 1996 N Y 2,308 

0 FLA 11:VINYL SIDING 1 1996 N Y 1,331 

Building 8 Details
Building Type R3 Condition A Quality Grade 550
Effective Age 18 Perimeter 404 Depreciation % 24

Year Built 1996 Special Arch 0 Grnd Floor Area 3,637
Functional Obs 0 Economic Obs 0

Inclusions: R3 includes 3 3-fixture baths and 3 kitchens.
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:

2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 0 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area

0 OPX 1 1996 55 

0 OPX 1 1996 55 

0 OPX 1 1996 55 

0 OPX 1 1996 25 

0 OPX 1 1996 28 

0 OPX 1 1996 28 
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0 FLA 11:VINYL SIDING 1 1996 N Y 2,307 

0 FLA 11:VINYL SIDING 1 1996 N Y 1,330 

Appraiser Notes

PER AMENDMENT TO AFFORDABLE HOUSING DEED RESTRICTIONS FILED IN OR2657-648/650, THE FOLLOWING 48 UNITS HAVE BEEN 
IDENTIFIED AND CLASSIFIED AS AFFORDABLE HOUSING (MODERATE INCOME) RESTRICTED: UNITS A-B IN BLDG 107 UNITS A-B-C IN 
BLDG 108 UNITS A-B-C IN BLDG 110 UNITS A-B-C IN BLDG 111 UNITS A-B-C-D IN BLDG 112 UNITS A-B-C IN BLDG 113 UNITS A-B-C-D IN 
BLDG 114 UNITS A-B IN BLDG 115 UNITS A-B-C IN BLDG 116 UNITS A-B-C IN BLDG 117 UNITS A-B-C IN BLDG 144 UNITS A-B-C IN BLDG 
145 UNITS A-B-C IN BLDG 146 UNITS A-B-C IN BLDG 147 UNITS A-B-C IN BLDG 148 UNITS A-B-C IN BLDG 149 

2014-03-04 FIELD CHECK CONFIRMED ALL ASPHALT PARKING LOT AND COMMERCIAL BANK BUILDING HAS BEEN DEMOLISHED AND 
REMOVED.DKRAUSE 

AFFORDABLE HOUSING RESTRICTIONS RECORDED IN OR2648-182/189. APPLIES TO 48 OF THE 157 RENTAL UNITS FOR A PERIOD OF 
50 YEARS FROM EFFECTIVE DATE OF DECLARATION AND THE CITY OF KEY WEST MAY ACT BY RESOLUTION TO RENEW 
DECLARATION FOR ADDITIONAL 50 YEAR TERM. THE DEVELOPER WILL IDENTIFY THE 48 UNITS WITHIN 30 DAYS OF THE DATE OF 
THIS DECLARATION. 

PER THE SECRETARY OF STATE OF THE STATE OF DELAWARE A COPY OF THE NAME CHANGE FROM GMH MILITARY HOUSING-NAVY 
SOUTHEAST LLC TO THE CURRENT NAME OF BBC MILITARY HOUSING-NAVY SOUTHEAST LLC HAS BEEN SCANNED INTO 
LASERFICHE FOR REVIEW. 

FOR THE 2014 TAX ROLL THIS PARCEL NOW INCLUDES ALL LANDS WHICH WERE PREVIOUSLY ASSESSED UNDER RE 00006730-
000000 AK 1006963. 

CONVEYANCE OF RESIDENTIAL UNITS PER OR2334-531/618 WHICH INCLUDES A 50 YEAR GROUND LEASE WITH USA, DEPARTMENT 
OF NAVY. 

PARTIAL TERMINATION OF REAL ESTATE GROUND LEASE RECORDED IN OR2648-126/133, RELEASING PEARY COURT PARCEL. 

PROPERTY RECORD CARD IS REFLECTING 8 BUILDING SKETCHES. THIS PARCEL HAS A TOTAL OF 49 BUILDINGS, THE 8 SKETCHES 
REPRESENT THE VARIOUS SHAPES AND SIZES OF THE BUILDINGS ON THIS PROPERTY. THERE ARE 17 BUILDINGS THAT ARE 
EXACTLY THE SAME AS BLDG NO 5258 WITH A FINISHED LIVING AREA OF 3,853 SQ FT. THERE ARE 11 BUILDINGS THAT ARE EXACTLY 
THE SAME AS BLDG NO 5259 WITH A FINISHED LIVING AREA OF 3,853 SQ FT. THERE ARE 3 BUILDINGS THAT ARE EXACTLY THE SAME 
AS BLDG NO 5260 WITH A FINISHED LIVING AREA OF 2,552 SQ FT. THERE ARE 10 BUILDINGS THAT ARE EXACTLY THE SAME AS BLDG 
NO 5261 WITH A FINISHED LIVING AREA OF 5,162 SQ FT. THERE ARE 2 BUILDINGS THAT ARE EXACTLY THE SAME AS BLDG NO 5262 
WITH A FINISHED LIVING AREA OF 5,155 SQ FT. THERE IS ONE BUILDING FOR SKETCHES THAT REPRESENT BLDG NO'S 5263 AND 
5264. THERE ARE 4 BUILDINGS THAT ARE EXACTLY THE SAME AS BLDG NO 5265 WITH A FINISHED LIVING AREA OF 3,637 SQ FT. 

Building Permits

Bldg Number
Date 

Issued
Date 

Completed
Amount Description Notes

13-4725 11/05/2013 2,000 Commercial 
LANDSCAPE SPRINKLERS ON ENTRANCE WAYS, TIMER AND 

RAINSWITCH- COMMON AREAS. 

13-4726 11/05/2013 750 Commercial 
INSTALL PVC BACKFLOWS FOR ENTRANCE WAYS INTO PEARY COURT 

FOR LANDSCAE SPRINKLERS. 

13-5282-
135283 

12/12/2013 2,500 Commercial 
CHANGE OUT A 2 TON A/C SYSTEM USING EXISTING ELECTRICAL 

WITH NEW STANDS. 

13-5252 12/12/2013 2,500 Commercial 
CHAGE OUT A 2 TON A/C SYSTEM USING EXISTING ELECTRICAL WITH 

NEW STANDS. 

13-4309-
4357 

10/08/2013 1,700 Commercial 
INSTALL FLOOD VENTS. SEAL AROUND AIR HANDLERS WITH DRYWALL 

AND FOAM. 

13-4565-
4598 

10/23/2013 4,560 Commercial 
INSTALL FABRIC SHUTTER SYSTEM ON ALL EXTERIOR DOORS AND 

WINDOWS. 

13-4551-
4564 

10/23/2013 190,000 Commercial 
INSTALL FABRIC SHUTTER SYSTEM ON ALL EXTERIOR DOORS AND 

WINDOWS. 

13-4467 10/23/2013 190,000 Commercial 
INSTALL FABRIC SHUTTER SYSTEM ON ALL EXTERIOR DOORS AND 

WINDOWS. 

13-4006-
4055 

09/27/2013 200 Commercial 
INSTALLATION OF NEW GROUNDING ELECTRODES ND NEW 

GROUNDING ELECTRODE CONDUCTOR WITH ASSOCIATED CONDUIT, 
FITTINGS AND SUPPORT. 

13-5253-
5276 

12/12/2013 200 Commercial ELEVATE CONDENSOR PER DRAWING. 

13-3823-
3871 

02/14/2014 0 Commercial BUILDING CONVERSION FROM MILITARY TO RESIDENTIAL HOUSING. 

13-5150 01/02/2014 0 
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DEMOLITION OF FORMER BANK, ADJACENT RAILER BLDG., CONCRETE 
CURBS, ASPHALT AND FENCE, GRADE ENTIRE AREA AND PLANT 

GRASS. 

Parcel Value History

Certified Roll Values.

View Taxes for this Parcel.

Roll 
Year 

Total Bldg 
Value 

Total Misc Improvement 
Value 

Total Land 
Value 

Total Just (Market) 
Value 

Total Assessed 
Value 

School Exempt 
Value 

School Taxable 
Value 

2014 3,482,435 0 27,850,142 29,250,000 29,250,000 0 29,250,000 

2013 3,661,022 0 0 22,565,521 22,565,521 0 22,565,521 

2012 3,750,314 0 0 23,115,897 23,115,897 0 23,115,897 

2011 3,750,314 0 0 23,115,897 23,115,897 0 23,115,897 

2010 3,839,607 0 0 23,666,266 23,666,266 0 23,666,266 

2009 3,884,255 0 0 23,941,473 23,941,473 0 23,941,473 

2008 3,928,900 0 0 24,216,644 24,216,644 0 24,216,644 

Parcel Sales History

NOTE: Sales do not generally show up in our computer system until about two to three months after the date of sale. If a 
recent sale does not show up in this list, please allow more time for the sale record to be processed.  Thank you for your 
patience and understanding.

Sale Date Official Records Book/Page Price Instrument Qualification

8/30/2013 2648 / 155 35,000,000 WD 01
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