














































































 

Revised February 2, 2026 
 
Poinciana Royale II 
Redevelopment of  
1621-1622 Spalding Court  
 
Major Development Plan  
and Conditional Use 
 
Address: 1621-1622 Spalding Court 
Parcel Address: 3401 Duck Avenue  
Parcel ID: 00064740-000000 
 
SOLUTION STATEMENT 
 
A.H. of Monroe County, Inc., (“AH”) and the City of Key West (“City”) have partnered to redevelop 
the social service living program at 1621 and 1622 Spalding Court, to be an extension of the existing 
operations of Poinciana Royale and will be known as Poinciana Royale II. 
 
The project will consist of a total of forty (40) units and will enhance the existing Poinciana 
Royale’s current social service assisted living program located on the adjacent parcel. The 
structures at 1621 and 1622 Spalding Court will be FEMA and hurricane-compliant and meet 
green building standards. The site layout has been designed to enhance the current conditions 
of the site and buildings and is planned to be cohesive with the landscape and site design of 
the recently approved redevelopment at 1620 Truesdale Court. Both structures have exceeded 
their useful life and are below base flood elevation. 
 
BACKGROUND 
 
The structures at 1621 and 1622 Spalding were built as two-story quadplexes as part of the 
Naval Air Station Key West (NASKW) naval housing in the 1950s and 60s. Now owned by the 
City of Key West, the parcel consists of 14 structures and is officially addressed as 3401 Duck 
Avenue with secondary addresses assigned to interior buildings.  This Property provides affordable housing 
and social services to residents of the 671 units. AH Monroe operates 57 of those units under the 
Continuum of Care (CoC) program2 including 1621-1622 Spalding which contains ten (10) of 
those units.  
 
Per City Memo dated November 21, 2025, the City of Key West Land Development 
Regulations (LDRs) provide specific BPAS (Building Permit Allocation System) equivalency 
factors for certain categories of residential and institutional living facilities. Under these 
provisions, nursing homes, rest homes, assisted living facilities, and convalescent homes are 

 
1 Per City of Key West Utility Department 
22 City of Key West Memorandum, November 21, 2025 



 

permitted to use an adjusted BPAS conversion rate that recognizes the unique characteristics 
of group-living residential models. 
 
Pursuant to Sec. 108-994, Table 1.0, these facilities are assigned an equivalency factor of 0.10 
BPAS units, meaning that ten (10) individual living units or resident beds equate to one (1.0) 
BPAS unit allocation.  This provision is consistent with Section 86-9 (definition of terms), 
which classifies assisted living and congregate residential care facilities separately from 
traditional residential dwelling units.  
 
This Phase II, involving the redevelopment of 1621 and 1622 Spalding Court, proposes to use 
4.3 of the exiting 10 units for the 43 beds in the new facility. The remaining 5.7 units (57 
beds) will be banked for future development. 
  
AH of Monroe, Inc. previously applied for and was approved for 38.8 early evacuation BPAS 
units in July 2025. Those units are included in the bundle of rights for this Property and may 
be used for future development if needed.  
 
Major Development Plan: Per code Sec. 108-91.B.2(a), the addition or reconstruction of eleven 
or more permanent residential development requires approval as a Major Development Plan.  
 
Conditional Use: Per Sec. 122-278(3), a conditional use approval is required due to the 
redevelopment defined under code Sec. 86-9 as an assisted living and congregate care facility.  A 
conditional use request accompanies this application. 
 
Variance: Included with this application is a request for a variance to code Sec.122-280(3) 
maximum height within the MDR-1 zoning district. The increased height above that which is 
permitted is to accommodate required mechanical equipment on the roof. 
 
ANALYSIS 
 
The following is an analysis of the proposed project pursuant to major development plan and 
conditional use approval criteria. A variance to the maximum height above established by the 
LDRs is being requested for non-habitable space. The height variance is for mechanical equipment 
only. 

Existing development is depicted in attached surveys and plans, and includes: the name of 
development, name of owner/developer, scale, north arrow, preparation and revision dates, 
location/street address, size of site, buildings, structures, parking, FEMA flood zones, existing 
grade, easements, utility locations, existing vegetation, existing storm water, and adjacent land uses. 

The proposed development depicted in attached plans were prepared by licensed architects, and 
engineers. They include existing and proposed new buildings, required setbacks, parking, 
driveway dimensions and materials, utility locations, garbage and recycling, signs, lighting, project 
statistics, building elevations, height of buildings, finished floor elevations, grade, drainage plan, 
and landscape plan. 
 



 

MAJOR DEVELOPMENT PLAN. ARTICLE II. DIVISION 7. 
 
Sec. 108-226. Scope. 
 
This application seeks to redevelop 1621-1622 Spalding Court, a portion of a larger parcel known 
as 3401 Duck Avenue (RE# 00064740-000000). The project will enhance the Poinciana Royale 
program located on adjacent property at 1341 McCarthy Lane. The current two structures 
addressed as 1621-1622 Spalding Court will be replaced by a single three-story structure, be 
FEMA and hurricane-compliant and meet green building standards. The project aims to provide 
landscaping that is cohesive with the parcel as a whole. 
 
Sec. 108-227. Title block. 
 
Name of Development:    Poinciana Royale II  
Property Owner:     City of Key West 
Developer:      AH of Monroe County, Inc. 
Scale (architectural):     As noted on plans 
Preparation & Revision Dates:    As noted on plans 
Location:      1621-1622 Spalding Court 
       (Part of 3401 Duck Avenue) 
 
Sec. 108-228. Identification of additional key persons. 
Authorized Agent: Richard McChesney/Spottswood, Spottswood, Spottswood & Sterling 

 Architect:  MHK Architecture 
Engineer:   Allen Perez, Perez Engineering 
Surveyor:  Florida Keys Land Surveying 
Landscape Architect:  Keith Oropeza, GAI Consultants 
 
Sec. 108-229. Project description. 
 
This proposed major development project is Phase II of a multi-phase redevelopment. Phase I 
was approved by City Commission on September 3, 2005. Additional phases will occur as 
separate applications. All phases are proposed as single-phase construction. Phase II proposes to 
demolish the two existing 1960’s structures and replace them with a single three-story structure 
over parking, consisting of 43 beds. As the property is operated as a Continuum of Care (CoC) 
facility, it qualifies for the adjusted BPAS conversion rate one (1) BPAS unit equal to ten (10) 
beds. The result is the use of 4.3 BPAS units for this redevelopment and leaving a remaining 5.7 
BPAS units for future use. 
 
The breakdown of utilizing the 4.3 BPAS units for the proposed redevelopment is as follows: 
 
37 one-bedrooms = 3.7 BPAS units (37 beds) 
3 two-bedrooms = 0.6 BPAS units (6 beds) 
TOTAL: 4.3 BPAS units (43 beds) 



 

 Allowed Existing Proposed Compliance 
Zoning MDR-1 MDR-1 No Change Complies 

 
Use 

Multi-family;  
Special needs/social 

services 

Multi-family and  
Special needs/social 

services 
No Change 

 
Conditional 
Use 

FLUM MDR MDR No Change Complies 

Flood Current: AE-7 AE-9 (NAVD) No Change Complies 

Site Size 10,000 sq. ft. 281,204 sq ft 
(6.46 acres) No Change Complies 

Height 39'-5 41/64 < 35' -0" 39'-11 7/8” 
(mechanical equipment) Variance 

 
Density 

16 du/ac (103.36 units) 
_________________ 
Live Local: 40 du/ac 

(258.4 units) 
 

(Parcel: 67 units total 3) 
Multi-family: 10 units 

57 BPAS 
___________ 
1621: 6 BPAS 
1622: 4 BPAS 

(Parcel: 67 units total) 
Multi-family: 10 units 

57 BPAS 
__________ 
1621-1622: 
4.3 BPAS 

Complies4 

 
Floor Area 

1.0 FAR (281,204 Sq ft), 
Parcel: 0.286 FAR 

(80,384 sq ft) 
Parcel: 0.489 FAR 

(137,416 sq ft) Complies  
Live Local: 1.5 FAR 

(421,806 sq ft) 

Open Space 
Minimum 

35% (98,421 sq ft) + 35% 53.3% 
(149,903 Sq ft) Complies 

Impervious 
Surface Max 

60% (168,722 sq ft) ≤ 60% 
 

46.7% 
(131,301 sq ft) Complies 

Building 
Coverage Max 

40% (112,482 sq ft) ≤ 40% 
 

19.3% 
(54,391 sq ft) Complies 

Front Setback 30 ft + 30 ft. + 30 ft. Complies 

East Side 
Setback 25 ft 1621-1622 Spalding: NA No Change Complies 

West Side 
Setback 25 ft 1621-1622 Spalding:  

13 ft 
1621-1622 Spalding:  

25 ft Complies 

Rear Setback 25 ft +25 ft. +25 ft. Complies 

Auto Parking 

 

57 BPAS (231 beds): 
1 sp/4 beds = 57.75 

(58 spaces) 
 

10 Multi-family units: 
2 sp/unit = 20 spaces 

 
(Total: 78 spaces) 

 

88 spaces 114 spaces Complies 

Bicycle 
Parking 

10% auto 

10% auto 
(8 bike spaces) Unknown 8 Complies 

Scooter NA 
 NA 38 spaces Complies 



 

Sec. 108-230. Other project information. 
 
(1) The project is proposed to be developed in a single phase. 
(2) Commencement is intended to immediately follow entitlement approvals and is 

anticipated to be completed within two (2) years following entitlement approvals. 
(3) The expected date of completion is within two (2) years of commencement. If needed, per Sec. 

108-203, extensions can be requested and granted.  
(4) The proposed development plan for the site is included in the attached plans. 
(5) The proposed development plan is a single-phase project, and written description of 

characteristics of the proposed development are contained herewith. 
(6) The proposed development is not a planned unit development. 
(7) The proposed redeveloped building will comply with federal flood insurance regulations. 
(8) The property north of the project site is zoned CM and the proposed redeveloped building is 

located over 250 ft away from land zoned CM. 
 
Sec. 108-231. Residential developments. 
 
Existing: 

Truesdale # of BPA  # of Beds  
 
 
 
 
 
 
 
 

Spalding # of BPAS # of Beds 
1614 4 16 1620 8 32 
1615 4 16 1621 6 24 
1616 4 16 1622 4 16 
1617 4 16 1623 5 20 
1618 4 16 1624 4 16 
1619 6 24 1625 4 NA 
1620 4 18 1626 6 NA 
TOTAL 30 122 TOTAL 37 108 
Parcel Total 67 230 

 
 Proposed: 

Truesdale # of BP  # of Beds  Spalding # of BPAS  # of Beds 
1614 4 No Change  1620 8 No Change 
1615 4 No Change 1621 10 43 beds5 1616 4 No Change 1622 
1617 4 No Change  1623 5 No Change  
1618 4 No Change 1624 4 No Change 
1619 6 No Change 1625 4 No Change 
1620 4 No Change 1626 6 No Change 
TOTAL 30 122 TOTAL 37 111 

Parcel Total 67 233 
 

 
3 Per City of Key West Utility Department 
4 Per City of Key West Planning Department Memo; November 21, 2025 
5 ibid 



 

Phase II Project Site:  
1621-1622 Spalding: 37 one-bedrooms and 3 two-bedrooms = 43 Beds 
 
The City of Key West Planning Department determined in the March 3, 2025 Memo that the 
property has a total of 58 dwelling units. This number was used for determining some site 
calculations for Phase I. However, in coordination with the City’s Utility Department, it is 
determined that 67 dwelling units exist on the subject parcel per city records. The property 
currently contains a mix of 10 multi-family (affordable) dwelling units operated by the Key West 
Housing Authority. The remaining units are managed by AH of Monroe, Inc. and consist of a mix 
of Continuum of Care (CoC) social service programmatic housing. A redetermination for the types 
of residential units existing and being redeveloped was issued on November 21, 2025 (as noted 
above). This determination qualifies the units to be calculated at 0.1 per BPAS unit.  
 
Sec. 108-232. Intergovernmental coordination. 
 
Coordination will occur through the development review process of the City of Key West and as 
otherwise required. The anticipated development approval schedule is below. 
 
1. Major Development Plan application submittal 
2. Development Review Committee (DRC) hearing 
3. Tree Commission application submittal  
4. Tree Commission application (Conceptual design and tree removal approval) 
5. Tree Commission final approval 
6. Planning Board hearing 
7. Art in Public Places 
8. City Commission hearing 
9. Local appeal period (30 days) 
10. Rendering to Department of Commerce (DOC) 
11. DOC review period (max 45 days) 
 
Sec. 108-233. Concurrency facilities and other utilities or services. 
 
Levels of Service (LOS) - The impacts of the proposed project are generally summarized as 
follows: 
 
Trip Generation: The proposed redevelopment of 1621-1622 Spalding is expected to slightly 
increase trip generation LOS by 12.8 trips per day. See policy 2-1.1.1 below for a complete 
discussion on trip generation. 
 

• Parking: The proposed parking for Phase II brings the parcel into compliance. The 
proposed redevelopment of 1621-1622 Spalding increases the available parking within the 
Spalding Court complex area as well as provides additional bike and scooter spaces. See 
sec. 108-244 below for a complete discussion on parking. 
 



 

• Potable Water: The proposed redevelopment of 1621-1622 Spalding is expected to 
increase potable water LOS by 300 gallons per day. See policy 4-1.1.2.C below for a 
complete discussion on potable water. 
 

• Wastewater: The proposed redevelopment of 1621-1622 Spalding is expected to increase 
wastewater LOS by 300 gallons per day. See policy 4-1.1.2.A below for a complete 
discussion on wastewater. 
 

• Recycling: The proposed redevelopment of 1621-1622 Spalding is expected to increase 
recycling LOS by 1.5 pounds per day. See policy 4-1.1.2.D below for a complete 
discussion on recycling. 
 

• Solid Waste: Solid waste demand for resident beds is measured in total person capacity. 
The proposed redevelopment of 1621-1622 Spalding is expected to decrease solid waste 
LOS by 7.98 pounds per day. See policy 4-1.1.2.D below for a complete discussion on 
solid waste. 
 

• Stormwater: The expected impacts to stormwater LOS is as depicted on the stormwater 
management plans. Changes to the existing stormwater management system are depicted 
on the attached plans. See policy 4-1.1.2.E and article VIII below for a complete discussion 
on stormwater. 
 

• Parks & Open Space: The impacts to the recreation LOS complies with comprehensive 
plan policy 7-1.1.9, inclusive of all three types of parks identified: urban open spaces, 
neighborhood, and community. 
 

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

• Nearshore Waters: No adverse impacts to quality of receiving waters are anticipated before, 
during, and after construction. 

 
 
 
Sec. 108-234. Appearance, design and compatibility. 
 
The proposed development plan satisfies criteria established in Chapter 102; Articles III, IV, and 
V of Chapter 108; Section 108-956; and Article II of Chapter 110 of the land development 
regulations in the following manner: 
 

• Chapter 102 - This property is located outside of and does not impact the Historic District. 
• Article III, IV, and V of Chapter 108 - As demonstrated by the site plan, LOS analysis, and 
the site data calculations, the project complies with the requirements of the Articles. 
• Chapter 110 - As demonstrated in this application, the proposed development complies 
with the resource protection requirements of Chapter 110. 

 



 

Sec. 108-235. Site location and character of use. 
 
(a) Compliance: The development plan complies with the requirements set forth in the land 
development regulations as they pertain to Concurrency Management, Outdoor Displays and 
Nuisances, Resource Protection, Signs, and Articles I and III to IX of Chapter 108 of the Key West 
land development regulations. 
(b) Vicinity Map: The vicinity map is depicted as part of the attached plans. 
(c) Land Use Compatibility: The project site is located in the Medium Density Residential-1 
(MDR-1) zoning district. The purpose and intent of the MDR-1 district is to implement 
comprehensive plan policies for areas designated "MDR-1" on the comprehensive plan future land 
use map. The MDR-1 district shall provide the Poinciana Housing Parcel with a designation 
appropriate to the existing medium density multiple-family development on the site and 
compatible with the existing and future land uses. The MDR-1 district shall accommodate a 
mixture of multiple-family structure types, supportive community facilities, and accessory land 
uses. 
(d) Historic and Architectural Resource Protection: The site is not affected by the Historic 
District, and any archeological resources will be protected as required. 
(e) Subdivision of Land: No subdivisions are proposed with this application. 
 
Sec. 108-236. Appearance of site structures. 
 
The attached site plan complies with Section 108-278 through 108-288 of the land development 
regulations. 
 
Sec. 108-237. Site plan. 
 
The site plan is drawn consistent with this Section and is attached. 
 
Sec. 108-238. Architectural drawings. 
 
All architectural or engineering drawings were prepared and sealed by a professional architect or 
engineer registered in the state pursuant to F.S. Ch. 471 and 481, respectively, consistent with the 
provisions of this Section. 
 
Sec. 108-239. Site amenities. 
 
The attached site plan includes existing and proposed amenities which are required to comply 
with appearance, design, and compatibility regulations outlined in chapter 102; articles III, IV, 
and V of this chapter; section 108-956; and article II of chapter 110. 
 
Building Height 
Further, the project proposes to improve and comply with base flood elevation by proposing 
a building with an overall height of 39'- 5 3/4". The required mechanical equipment will reach 
the estimated height of 43’-61/2” (+/- 12”). The following code sections are applicable. 
 
Height Variance code Sec. 122-1149(c) 



 

These height regulations may be waived subject to the variance criteria found in Se. 90-391, 
in order to accommodate non-habitable hardware and utility structures typically associated 
with the principal structure, including spires, belfries, cupolas, antennas, water tanks, 
ventilators, chimneys, or other appurtenances usually required to be placed above the roof 
level and not intended for human occupancy or use. 
 
Flood Protection Height Exception code Sec. 122-1149(d) 
An exception to the building height regulations as referenced in subsection (b) may be 
permitted in cases where a building is raised above ground to meet or exceed FEMA 
established base flood elevation levels under the following conditions: 

1. Only the equivalent measure of distance from the existing ground level, prior to infill, 
to the required base flood elevation of the building, and up to a maximum of four (4) 
feet above the base flood elevation, may exceed the building height regulations. 

 
 

Elevation 
Grade (Average) 5.1 
Base Flood Elevation (BFE) AE7 
Crown Of Road 6.53’ 
Finished First Floor Habitable Space 8'-10" 
Top Of Roof 37’-10” 
Top of Parapets 39’ – 5 ¾” 
Mechanical Equipment 43’ – 6” 
Height permitted 35.0’ + 1.9’ + 4’ = 40’-9” (40’-0”) 

 
Distance from existing ground level to the required base flood level plus 4’-0”. 
Base Flood Elevation:   7.0’ 
Average Grade:            - 5.1’ 
     1.9’ 
            + 4.0’ 

                    = 5.9’ ( 5’ – 10.8”) permitted over max building height. 
 
Building height is measured from crown of road and falls below the 40’-0” maximum. 

Sec. 108-240. Site survey.  

The site survey is attached.  

Sec. 108-241. Soil survey. 

Soil surveys will be performed on an as-needed basis. 
 
Sec. 108-242. Environmentally sensitive areas. 
 
The project is not located within an environmentally sensitive area. 
 



 

Sec. 108-243. Land clearing, excavation and fill, tree protection, landscaping and 
irrigation plan. 
 
All proposed clearing, excavation, and landscaping are depicted on attached plans. A 
Landscape Waiver or Modification request is being submitted concurrently with this Major 
Development Plan application. The existing and proposed landscaping is greater than 35% of 
the total area of the property. 
 
Sec. 108-244. On-site and off-site parking and vehicular, bicycle, and pedestrian 
circulation. 
 
The project plans demonstrate compliance with on- and off-site vehicular and bicycle 
circulation, and parking requirements. 
 
Parcel: 

 
Parcel # 00064740-000000 – 3401 Duck Avenue 

 
Code 

Requirement Existing Proposed  

Auto Parking 
(Parcel) 78 spaces 88 spaces 114 spaces Compliant 

Bicycle Parking 
10% auto 

 

10% auto 
(8 spaces) 

 
10 8 spaces Complies 

(Improvement 

Scooter NA NA 38 NA 

 
Project Site: 
 

Parking requirement per code 
Sec. 108-572(12) Required Proposed 

Auto 
1 sp/4 beds 

43/4 = 10.75 
(11 spaces) 

2 Handicap 
22 Covered 
(24 spaces) 

Bicycle 
10% of auto 

1.1 
(2 spaces) 8 

Scooter NA 38 
 
The project site meets the parking requirements for the proposed redevelopment. Additionally, the 
programmatic multi-person shuttle busses that currently service the operations of Poinciana Royale 
are anticipated to accommodate the residents of Poinciana Royale II.  There is ample onsite parking 
and drop-off/pick up areas for these multiple-person shuttle busses as well as covered parking for 
any privately owned vehicles, scooters and bikes. 

 
Sec. 108-245. Housing. 



 

 
The proposed use will continue to be operated as a CoC assisting residents with a variety of 
social services within new and safe affordable housing.  
 
Sec. 108-246. Economic resources. 
 
(a) Ad Valorem Estimates: Not applicable. 1621-1622 Spalding is owned by the City of Key 

West and operated by the nonprofits of the Continuum of Care. 
(b) Construction Expenditure: To be determined. 
 
Sec. 108-247. Special considerations. 
 
The proposal complies with the goals, objectives, and policies of the comprehensive plan. 
 
Sec. 108-248. Construction management plan and inspection schedule. 
 
See attached Construction Management Plan and Inspection Schedule. 
 
Sec. 108-249. Truman Waterfront Port facilities. 
 
The project is not located at the Truman Waterfront Port. 
 
SITE PLAN (ARTICLE III) 
 
Sec. 108-276. Scope. 
 
This site plan conforms to all necessary and applicable sections of land development 
regulations. 
 
Sec. 108-277. Site Location and Character of Use. 
 
As depicted, the site has sufficient size, adequate specifications, and infrastructure to 
accommodate the proposed uses in the manner proposed. As described in detail above, this 
site is designed as a multi-modal development, placing equal importance on the bicycle and 
pedestrian as on the automobile. This development furthers the goals of the City's plans as 
detailed in this report. 
 
Sec. 108-278. Appearance of Site and Structures. 
 
This proposed development plan exhibits harmonious overall design characteristics in 
compliance with the performance standards stipulated in sections 108-278 through 108-288. 
 
Sec. 108-279. Location and Screening of Mechanical Equipment, Utility Hardware and 
Waste Storage Areas. 
 



 

All mechanical equipment and utility hardware will be appropriately screened. All waste storage 
areas will be screened from adjacent properties. 
 
Sec. 108-280. Front-Ended Loaded Refuse Container Requirements. 
 
Any front-end loaded refuse container as required will be located in such a manner to facilitate 
convenient access. 
 
Sec. 108-281. Roll-Off Compactor Container Location Requirements. 
 
Any required roll-off container will meet the requirements of this section, as depicted on the site 
plan. 
 
Sec. 108-282. Utility Lines. 
 
Any required installation of new utility services will be coordinated with the appropriate utility 
agencies and in accordance with this section. 
 
Sec. 108-283. Commercial and Manufacturing Activities Conducted in Enclosed 
Buildings. 
 
No new commercial activities are proposed for this development. 
 
Sec. 108-284. Exterior Lighting. 
 
All proposed lighting will be shielded, and lighting sources shall be arranged to eliminate glare 
from roadways and streets and shall direct light away from properties lying outside the district. 
Shielding of lighting elements shall be accomplished by using directional fixtures or opaque 
shades. 
 
Sec. 108-285. Signs. 
 
All new signage proposed will adhere to this section. 
 
Sec. 108-286. Pedestrian Sidewalks. 
 
The project, as proposed, complies with this section. Refer to plans for precise placement of 
sidewalks and concrete paths that align with existing sidewalks on adjacent sites. 
 
Sec. 108-287. Loading Docks. 
 
No loading docks are required or proposed. 

 
Sec. 108-288. Storage Areas. 
 



 

Storage areas, if developed for use by tenants, will be located at the rear of the principal structure 
per sec. 108-288. 
 
Sec. 108-289. Land Clearing, Excavation, and Fill. 
 
Land clearing is for demolition of existing structures as well as some canopy and understory trees. 
Any protected trees and/or landscaping and subsequent landscape infill will be reviewed and 
approved by the City's Urban Forester and the Tree Commission. 
 
ARTICLES V & VI OF CHAPTER 108. OPEN SPACE, SCREENING, BUFFERS AND 
LANDSCAPING. 
 
The immediately adjacent open space and landscaping of the proposed new structure will be 
enhanced as depicted on the plans. 
 
Sec. 108-571. Waivers or Modifications. 
 
No waiver or modification is proposed at this time.  
 
ARTICLE VII. OFF-STREET PARKING AND LOADING. 
 
Please see "Sec. 108-244. On-site and off-site parking and vehicular, bicycle, and pedestrian 
circulation" above for a complete discussion regarding parking. 
 
ARTICLE VIII. STORMWATERAND SURFACE MANAGEMENT. 
 
The proposed redevelopment of 1621-1622 Spalding proposes to improve stormwater and surface 
water management of the site. The redevelopment will improve nearshore water quality. 
 
Sec. 108-794. General criteria. (3) e. Flood hazard zones. 
 
The flood zone of the site is AE-7 (NGVD22). The preliminary flood maps change the flood zone 
of the property to AE-9 (NAVD88). 
 
ARTICLE IX. UTILITIES. 
 
The City's Comprehensive Plan directs the City to ensure that facilities and services needed to 
support development are available concurrent with the impacts of new development. 
 
The following specific issues are outlined: Roads/Trip Generation; Potable Water; Sanitary 
Sewer; Solid Waste; Recyclables; Drainage. 
 
Policy 2-1.1.1. Transportation. 
 



 

Pursuant to Comp Plan Table 1-1.1.5, special needs social services shall be measured in FAR, 
not units per acre. 
 
The anticipated change in overall trip generation as part of the redevelopment of 1621-1622 
Spalding is expected to increase by 12.9 trips per day. 
 

1621-1622 Spalding Trip Generation LOS 
 
 
 

 Multi-Family Resident Beds  
Total ITE (220) 

Rate Capacity ITE (620) 
Rate Capacity 

Existing 7.32 trips/ 
du/day NIA 

0.10 trips/ 
lk sq. ft. floor 
area/day 

8,645 sq. ft. floor area x 0.10 trips/ 
lk sq. ft. floor area/day = 
0.8645 trips/day 

0.8645 trips/day 

Proposed 7.32 trips/ 
du/day NIA 

0.10 trips/ 
lk sq. ft. floor 
area/dav 

137,416 sq. ft. floor area x 0.10 
trips/ lk sq. ft. floor area/day = 
0. trips/day 

13.7416 trips/day 

Change     +12.8771 trips/day 

 
Notwithstanding the proposed trip generation, Policy 2-1.1.3: Dense Urban Land Area 
effectively eliminates the transportation concurrency requirement in favor of a prioritization 
of safety and function of existing roads and multi-modal transportation improvements (i.e. 
transit, air, boat, bicycles, pedestrianism, mixed-use development) 
 
Policy 2-1.1.3: Dense Urban Land Area. The City of Key West is a substantially developed 
dense urban land area and is thereby exempted from transportation concurrency requirements 
for roadways. The City recognizes that its development characteristics make substantive 
expansion of capacity of the roadway system prohibitive. The City will therefore prioritize 
improving the safety and function of existing roads and multi-modal transportation 
improvements (i.e. transit, air, boat, bicycles, pedestrianism, mixed-use development) as its 
primary strategies for addressing current and projected transportation needs. 
 
Policy 4-1.1.2.C. Potable Water. 
 
Pursuant to Policy 4-1.1.2.C, the potable water LOS for residential and nonresidential is 100 
gal/capita/day. Based on the City of Key West adopted level of service the potable water 
demand is anticipated to increase slightly as the site is the residential capita is going from bed 
count to dwelling units.  
 
Potable water demand is expected to increase by 300 gal/day. 
 
 
 
 
 
 



 

Potable Water LOS 

Potable water to the City of Key West is provided by the Florida Keys Aqueduct Authority 
(FKAA). The FKAA has the capacity to provide 23 million gallons per day to Momoe County as 
a result of: The South Florida Water Management District's issuance of Water Use Permit #13- 
0005, which allocates 17 million gallons per day in the dry season; 17.79 million gallons per day 
which can be withdrawn from the Biscayne Aquifer; and six million gallons per day provided by 
a reverse osmosis treatment plant in Florida City. As documented above, the City is meeting its 
Level of Service Standard for Potable Water. The City projects a slight permanent population 
decrease, and only a slight increase in its functional population and non-residential development 
during short and long-range planning periods, so the current capacity should remain adequate. 
Ongoing capital improvements will be necessary to maintain and improve standards and service 
delivery. 
 
Policy 4-1.1.2.A. Sanitary Sewage. 
 
Pursuant to Policy 4-1.1.2.A, the sanitary sewer LOS for nonresidential is 660 gal/acre/day and 
residential is 100 gal/capita/day. Based on the City of Key West adopted level of service the 
sanitary sewer demand is not anticipated to change as the site is proposing to maintain existing 
residential and nonresidential uses. 

Sanitary sewer demand is expected to increase by 300 gal/day. 

 
The City contracts out the operation of the Richard A Heyman Environmental Pollution Control 
Facility, its wastewater treatment plant (Plant), and the associated collection system to Operations 
Management International, Inc. (OMI). The Plant currently has the capacity to treat 10 million 
gallons per day, exceeding the capacity required to achieve the existing Level of Service Standard 
by approximately seven million gallons per day. Actual daily flow is 4.5 million gallons per day. 

 
6 The typical convalescent home bed contains 1 person per bed 
7 Capita based on average household size of 3.14. 
8 Capita based on average household size of 3.14. 

 Residential Rate Dwelling Unit Capacity Resident Bed Capacity6 Total 
 

Existing 100 gal/ 
capita/day 

10 x 3.147 x 100 gal/capita/day = 

3,140 gal/day 

230 beds x 1 capita/bed 
x 100 gal/capita/day = 

23,000 gal/day 
26,140 gal/day 

Proposed 100 gal/ 
capita/day 

10 x 3.14 x 100 gal/capita/day = 
3,140 gal/day 

233 beds x 1 capita/bed 
x 100 gal/capita/day =  

23,300 gal/day  26,440 gal/day 

Change    +300 gal/day 

 Residential Rate Dwelling Unit Capacity Resident Bed Capacity Total 

 
Existing 100 gal/ 

capita/day 
10 x 3.148 x 100 gal/capita/day = 

3,140 gal/day 

230 beds x 1 capita/bed 
x 100 gal/capita/day = 

23,000 gal/day 
26,140 gal/day 

 
Proposed 100 gal/ 

capita/day 
10 x 3.14 x 100 gal/capita/day = 

3,140 gal/day 
233 beds x 1 capita/bed 
x 100 gal/capita/day =  

23,300 gal/day  
26,440 gal/day 

Change    +300 gal/day 



 

 
This is a reduction from eight (8) million gallons per day due to a 67 million dollars capital 
improvement to the City's wastewater treatment during the past short-term planning period, 
including $56 million for collection system rehabilitation. 
 
As documented above, the City is exceeding its Level of Service Standard for Wastewater. The 
City projects a slight permanent population decrease, and only a slight increase in its functional 
population and non-residential development, during the short and long-range planning periods, so 
the current capacity should remain adequate. Ongoing capital improvements and continuing 
conservation efforts will continue to maintain and improve service delivery. 
 
Policy 4-1.1.2.D. Solid Waste. 
 
Pursuant to Policy 4-1.1.2.D, the solid waste LOS for residential is 2.66 lbs/capita/day. Based on 
the City of Key West adopted level of service the solid waste demand is not anticipated to change 
as the site is proposing to maintain existing residential and nonresidential uses. 

Solid waste demand is expected to increase by 7.98 lbs/day.   

 
The City currently contracts with Waste Management of Florida, Inc. to collect, transfer and 
dispose of solid waste and residential recyclables. Commercial recyclables and other non 
franchised collection services such as construction and demolition debris and yard waste are 
available on the open market to all licensed haulers. The City owns and operates a solid waste 
transfer station on Rockland Key that received 45,402.10 tons of solid waste for disposal and 3,607 
tons of recyclables in 2009/10. Waste Management disposes of the solid waste collected in Monroe 
County, including the City of Key West, at its Central Sanitary Landfill in Broward County. In 
2009 Waste Management Inc. reported a reserve capacity of 17 years at this facility. There is 
therefore an estimated reserve capacity of 15 years as of the date of this report. 
 
As documented above, the City is meeting its Level of Service Standard for solid waste. The City 
projects a slight permanent population decrease, and only a slight increase in its functional 
population and non-residential development, during the short and long-range planning periods, 
and the current capacity should remain adequate. Ongoing capital improvements will be necessary 
to improve standards and service delivery. 
 

 Residential 
Rate 

Dwelling Unit 
Capacity 

Resident Bed Capacity9 Total 

 
Existing 2.66 lbs/ 

capita/day 
10 x 3.14 x 2.66 
lb/capita/day = 

83.5 lb/day 

230 beds x 1 capita/bed 
x 2.66 lb/capita/day =  

611.8 lb/day 
 

695.3 lbs/day 

 
Proposed 2.66 lbs/ 

capita/day 

10 x 3.14 x 2.66 
lb/capita/day = 

83.5 lb/day 

233 beds x 1 capita/bed 
x 2.66 lb/capita/day = 

619.78 lb/day 
703.28 lbs/day 

Change    +7.98  lbs/day 
 



 

Policy 4-1.1.2.D. Recyclable Waste Generation. 
 
Pursuant to Policy 4-1.1.2.D, the recyclable waste LOS for nonresidential is 0.25 lbs/capita/day 
and residential is 0.5 lbs/capita/day. Based on the City of Key West adopted level of service the 
recyclable waste demand is anticipated to increase slightly. 
 
Recycling waste demand is expected to increase by 1.5 lbs. lbs/day.  

 
 
 
 
 

 
 
 

Policy 4-1.1.2. E- Drainage Facilities Level of Service 
 
Please refer to the attached Drainage plans for pre and post-development analysis. The 
redevelopment will comply with all applicable Federal, state and local standards. 
 
Existing Level of Service Standard 
1. Post development runoff shall not exceed the pre-development runoff rate for a 25-year storm 

event, up to and including an event with a 24-hour duration. 
2. Storm water treatment and disposal facilities shall be designed to meet the design and 

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

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

 
CONDITIONAL USES. ARTICLE III. 
 
Sec. 122-62. Specific criteria for approval. 
 
(a) Findings. 
 
A conditional use shall be permitted upon a finding by the planning board that the proposed use, 
application and, if applicable, development plan complies with the criteria specified in this section, 
including specific conditions established by the planning board and or the city commission during 
review of the respective application in order to ensure compliance with the comprehensive plan 
and land development regulations. If the proposed conditional use is a major development pursuant 
to sections 108-165 and 108-166, the city commission shall render the final determination pursuant 

 Residential Rate Dwelling Unit Capacity Resident Bed Capacity10 Total 
 

Existing 0.5 lbs/ 
capita/day 

10 x 3.14 x 0.5 
lbs/capita/day = 

15.7 lbs/day 

230 beds x 1 capita/bed 
x 0.5 lbs/capita/day= 

115.0 lbs/day 

 
130.7 lbs/day 

 
Proposed 0.5 lbs/ 

capita/day 

10 x 3.14 x 0.5 
lbs/capita/day = 

15.7 lbs/day 

233 beds x 1 capita/bed 
x 0.5 lbs/capita/day= 

116.5 lbs/day 
132.2 lbs/day 

Change    +1.5 lbs/day 
 



 

to section 122-63. A Conditional Use shall be denied if the city determines that the proposed use 
does not meet the criteria provided in this section and, further, that the proposed conditional use is 
adverse to the public's interest. An application for a Conditional Use shall describe how the specific 
land use characteristics proposed meet the criteria described in subsection (c) of this section and 
shall include a description of any measures proposed to mitigate against possible adverse impacts 
of the proposed conditional use on properties in the immediate vicinity. 
 
(b) Characteristics of use described. 

(1) Scale and intensity. 
 
a. Floor area ratio: See site data table above. 
b. Traffic generation: See sec. 108-233 and policy 2-1.1.1 above. 
c. Square feet of enclosed building for each specific use: See site data table above. 
d. Proposed employment: The project proposes to maintain existing 

employment services related to current programmatic services. 
e. Proposed number and type of service vehicles: No changes are proposed. 
f. Off-street parking needs: See sec. 108-244 above. 

(2) On- or off-site improvement needs. 
 

a. Utilities: See sec. 102-233 and article IV above. 
b. Public facilities: See sec. 102-233 and article IV above. 
c. Roadway of signalization improvements, or other similar 

improvements: See sec. 108-284 and sec. 108-286 above. 
d. Accessory structure or facilities: No accessory structures or facilities are 

proposed as part of this use. 
e. Other unique facilities / structures proposed as part of site 

improvements: The project proposes a state-of-the-art facility for the 
continuum of care services provided by Poinciana Royale operated by AH 
Monroe, Inc. 

(3) On-site amenities 
 

a. Open space: See article V and VI above. 
b. Setbacks from adjacent properties: See attached plans and site data above. 
c. Screening and buffers: See article V and VI above. 
d. Landscape berms proposed to mitigate against impact to adjacent sites: 

See article V and VI above. 
e. Mitigative techniques for abating smoke, odor, noise, and other noxious impacts: 

No smoke, odor, noise, or other noxious impacts are proposed as part of this project. 
 
(c) Criteria for conditional use review and approval. 

 
(1) Land use compatibility. 

See sec. 108-234 above. 



 

 
(2) Sufficient site size, adequate site specifications, and infrastructure to 

accommodate the proposed use. 
The redevelopment of 1621-1622 Spalding proposes sufficient size, adequate 
site specifications, and infrastructure to accommodate the proposed project. 

(3) Proper use of mitigative techniques. 
N/A. No adverse impacts are anticipated as part of the redevelopment of 
1621-1622 Spalding. 
 

(4) Hazardous waste. 
N/A. No hazardous waste is anticipated as part of the proposed project. 
 

(5) Compliance with applicable laws and ordinances. 
The redevelopment of 1621-1622 Spalding will comply with all applicable 
laws and ordinances. 
 

(6) Additional criteria applicable to specific land uses. 
 

a. Land uses within a conservation area: N/A. The redevelopment of 1621-
1622 Spalding is not within a conservation area. 

b. Residential development: See sec. 108-231 above. 
c. Commercial or mixed-use development: See sec. 108-234 above. 
d. Development within or adjacent to historic district: N/A. The 

redevelopment of 1621-1622 Spalding is not located within or adjacent to a 
historic district. 

e. Public facilities or institutional development: See solution statement above. 
f. Commercial structures uses and related activities within tidal waters: 

N/A. The redevelopment of 1621-1622 Spalding is not proposed within tidal 
waters. 

g. Adult entertainment establishments: N/A. The redevelopment of 1621-
1622 Spalding does not propose adult entertainment establishments. 



EXISTIN
G

 2 STO
RY C

B
BUILD

IN
G

N
O

. 1625

EXISTIN
G

 2 STO
RY C

B
BUILD

IN
G

N
O

. 1626

A/C
A/C

A/C
A/C

A/C
A/C

A/C
A/C

A/CA/C
A/CA/C

S P A L D I N G   C O U R T

EXISTING 2 STORY FRAME
BUILDING
NO. 1620

EXISTING 2 STORY CB
 BUILDING
 NO. 1624

A/C A/C A/C A/C

PARKING
GARAGE

ENTRY

ST
A

IR
 A

ST
A

IR
 APAVER FIRE LANE

4 
SP

AC
ES

REMOVABLE
BOLLARDS

ONE
WAY

1

2

3

4

5

6

78910111213
14

15

16

17

18

19

20

21

22

25'-
0"

PEDESTRIAN ENTRY

6''wm

6'
'w

m
6'

'w
m

6'
'w

m

san

san

san

6''wm 6''wm 6''wm

6''wm 6''wm 6''wm

san

sa
n

3.71

4.09

3.4

3
.8

4.1

4.32

4.5

4.8

4
.1 3.50

3.71

4.09

3.7

3
.8

4.1

4.34.8

3.9

4.3

4.1

4
.1

4.0

3.83
.53.6

4.3

4.
4

4.6

4.
4

4.3

4.2

4.1

4.5

4
.64.4

4.33.9

4.9

4.3

4.8

4
.1

3
.94
.0

4
.3

4.4 4
.4

4.7

5.3

5.1

4.9

4.9

5.4

4.7

4.6

4.5

4.4

5.1

5.0

4.6

4.9

4
.5

4
.6

5.1 4.8 3.0

4.0

4.9

4.8

4.9

3
.7

4.4

4.4

4.6

3.8

4.3

4.5
4.4

4.3

5.0

3.8

4.3

4.7

3.7

4.9

4
.7

4.9

5.0

5.1

3.9

4.8

4.9

5.
1

5.1

4.9
4.94.44.4

4.14.1
4.3

4.7

4.
9

5.1

5.2

5.1

5.66.8

3.50

4.32

4.344.464.21

3.91

3.85
4.15

4.2

3.9 4.2

4.8

3.5

4.9

4.5

4.6

4.9

4.7

4.6

4.9

4.5

5.6 5.4

3.8

4
.9

4.8

5.2

3.1

5.0

5.1

4.6

4.7

4.7

4.3

5.0

4.74.7

4.6

EC
EC

EC

EC
EC

EC
EC

EC EC EC EC EC

EC EC

EC
EC

EC EC EC EC EC

EC
EC

EC

EROSION CONTROL/
SILT FENCE (TYP.)

EC
EC

EC

EROSION CONTROL/
SILT FENCE (TYP.)

6''W
M

SAN

SAN
SAN

SANRPZ WM

W

ss
ss

TRANSITION

PLAN VIEW

R.O.W. EXISTING

FROM LEAVING SITE
GRADE TO PREVENT RUNOFF

50'-0" MIN.

PROFILE

GRADE

8" MIN.

ROADWAYTO ROADWAY

   DRAINAGE- ENTRANCE MUST BE PROPERLY GRADED OR INCORPORATE A DRAINAGE
   SWALE TO PREVENT RUNOFF FROM LEAVING THE CONSTRUCTION SITE.
7.  

2.  LENGTH- AS EFFECTIVE, BUT NOT LESS THAN 50 FEET.

   ONTO PUBLIC ROADWAY MUST BE REMOVED IMMEDIATELY.

4.  WIDTH- NOT LESS THAN FULL WIDTH OF ALL POINTS OF INGRESS OR EGRESS.
5.  WASHING OF ALL VEHICLE UNDERCARRIAGE, WHEEL WELLS AND WHEELS IS MANDATORY
    TO REMOVE SEDIMENT PRIOR TO ENTRANCE ONTO PUBLIC ROADWAY. WHEN WASHING IS
  REQUIRED, IT SHALL BE DONE ON AN AREA STABILIZED WITH CRUSHED STONE WHICH 
  DRAINS INTO AN APPROVED STRAP OR SEDIMENT BASIN. ALL SEDIMENT SHALL BE PREVENTED
   FROM ENTERING ANY STORM DRAIN, DITCH, OR WATERCOURSE USING APPROVED 

6.  MAINTENANCE- THE ENTRANCE SHALL BE MAINTAINED IN A CONDITION WHICH WILL
   PREVENT TRACKING OR FLOWING OF SEDIMENT ONTO PUBLIC ROADWAYS. 
   THIS MAY REQUIRE PERIODIC TOP DRESSING WITH ADDITIONAL STONE AS 
   CONDITIONS DEMAND, AND REPAIR AND/OR CLEANOUT OF ANY MEASURES USED
   TO TRAP SEDIMENT. ALL SEDIMENT SPILLED, DROPPED, WASHED OR TRACKED

NOTES:

1.  STONE SIZE- 3 TO 5 INCH OPEN GRADED ROCK.

3.  THICKNESS- NOT LESS THAN 8 INCHES.

   METHODS.

8" MIN.

FDOT #1 COARSE AGGREGATE

HARD SURFACE  R
OAD

50' MIN. ADAPT TO SITE ENTRANCE GEOMETRY

6'
30' R.

LIMEROCK BASE

1-1/2" TYPE SP-9.5
ASPHALTIC CONCRETE

8.  PROVIDE WATER SUPPLY AND MINIMUM 100 FT. LONG HOSE AND SPIGOT AT
    EACH DESIGNATED CONSTRUCTION EXIT.
9.  PROVIDE SIGNAGE AT EACH DESIGNATED EXIT REQUIRING WASHING OF ALL VEHICLES
    LEAVING SITE.

SEE NOTE 9

SEE NOTE 8

50'-0" MIN.

10. ENTRANCE LOCATIONS FOR SCHEMATIC PURPOSES ONLY AND ARE APPROXIMATE. 
CONTRACTOR TO COORDINATE ACTUAL LOCATIONS ACCORDING TO PHASING PLANS.

SCREEN MATERIAL TO KEEP FROM
12" BURY, MINIMUM. ALLOW ENOUGH

BEING PULLED OUT

SEE NOTE 5, BELOW

GEOTEXTILE MATERIAL

SILT FLOW SIDE

OPTIONAL POST POSITION
(CANTED 20° TOWARD FLOW)

FIELD ESTABLISHED STAKING ALIGNMENT

DISTURBED EARTH SIDE

SEE NOTES 2 AND 3, BELOW
GEOTEXTILE MATERIAL,

3. GEOTEXTILE MATERIAL SHALL BE BURIED IN THE GROUND A MINIMUM OF 12" AND BACK FILLED.
2. GEOTEXTILE: GRAB TENSILE AT 90 LBS, TRAPEZOIDAL TEAR AT 35 LBS., MULLEN BURST AT 180 PSI.

VE
R

TI
C

AL

1. POST; 2"X2" WOOD, P.T. OR 2-1/2"Ø STEEL AT 6' CENTERS, MAXIMUM.

5. OPTIONAL POST POSITION REQUIRED WHEN SLOPE IS GREATER THAN 1:2.
4. ALSO SEE FDOT INDEX 199, "GEOTEXTILE CRITERIA", EROSION CLASS.

SECTION VIEW

15
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O
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8"

TYPICAL POST POSITION

3'
 M
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U
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15
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O
 1

8"

ELEVATION VIEW

NON DISTURBED EARTH SIDE

12
"

20°±

NTS

Staked Silt Barrier Detail1

NOTES:

NTS

GRAVEL CONSTRUCTION ENTRANCE2

SWPPP GENERAL NOTES
· ALL AREAS WITHIN THE PROJECT LIMITS WILL BE

SUBJECTED TO SOIL DISTURBANCE.
· THE ATTACHED  BEST MANAGEMENT PRACTICES

(BMP'S) DETAILS  AND SPECIFICATIONS ARE ONLY A
SUGGESTED APPROACH DEVELOPED FOR USE BY THE
OWNER/CONTRACTOR TO ASSIST THEM IN
IMPLEMENTING APPROPRIATE POLLUTION PREVENTION
TECHNIQUES.

· THE CONTRACTOR SHALL BE RESPONSIBLE FOR
PREPARING THE SWPPP.

· THE CONTRACTOR SHALL SUBMIT A "NOTICE OF INTENT
TO USE GENERIC PERMIT FOR STORMWATER
DISCHARGE FROM LARGE AND SMALL CONSTRUCTION
ACTIVITIES, DEP FORM 62-621.300(4)(B)," ALSO KNOWN
AS NOTICE OF INTENT OR NOI, TO THE DEPARTMENT;
AND SUBMIT THE PERMIT FEE.

· IT IS THE CONTRACTOR'S RESPONSIBILITY TO
IMPLEMENT THE BEST MANAGEMENT PRACTICES AS
OUTLINED IN THE CIVIL DOCUMENTS, THE
STORMWATER POLLUTION PREVENTION PLAN, AND
SPECIFICATION.

· THE CONTRACTOR SHALL SUBMIT AN EROSION AND
SEDIMENT CONTROL PLAN FOR APPROVAL PRIOR TO
STARTING CONSTRUCTION.

30'30' 0

SCALE 1"=30'
BAR IS TWO INCHES ON ORIGINAL DRAWINGS IF

NOT TWO INCHES ON THIS SHEET ADJUST SCALES
ACCORDINGLY
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PRELIMINARY - NOT FOR CONSTRUCTION

C-100

EROSION
CONTROL PLAN

Know what's below.
before you dig.Call

R

EROSION CONTROL NOTES
1. EROSION, SEDIMENT, AND TURBIDITY CONTROL MEASURES SHALL BE PROVIDED THROUGHOUT  CONSTRUCTION. THE CONTRACTOR IS

RESPONSIBLE FOR MAINTAINING AND REPAIRING ALL SLOPES  AND SURFACES THROUGHOUT CONSTRUCTION AND UNTIL A STABLE SURFACE
CONDITION EXISTS.  THE CONTRACTOR SHALL MINIMIZE THE EXPOSED AREA AT ANY POINT DURING CONSTRUCTION AS  MUCH AS PRACTICAL.

2. FILTER FABRIC SILT FENCE SHALL BE IN CONFORMANCE WITH FDOT STANDARDS.

3. CONTRACTOR SHALL INSTALL EROSION CONTROLS NOTED ON DRAWINGS AND APPLICABLE PERMITS,  EROSION CONTROLS SHALL BE MAINTAINED
UNTIL A PERMANENT STAND OF GRASS IS PLANTED ONSITE.

4. BALED HAY OR STRAW BARRIERS SHALL BE CONSTRUCTED AND MAINTAINED IN CONFORMANCE WITH  FDOT STANDARDS.

5. SILT FENCE LOCATIONS SHOWN HEREON ARE FOR CLARITY ONLY AND SHOULD BE CONSTRUCTED  WITHIN PROPERTY LINES.

6. PROVIDE EROSION CONTROL MEASURES CONSISTING OF STAKED SILT FENCES AND FILTER SOCK ALONG THE PROPOSED LIMITS OF CONSTRUCTION
AS INDICATED ON THE DRAWINGS. PROVIDE  ADDITIONAL MEASURES AS NECESSARY TO AVOID ADVERSE IMPACTS TO JURISDICTIONAL AREAS
(WETLANDS OR WATER BODIES) AND OFF-SITE LANDS AND WATERBODIES. MAINTAIN THESE MEASURED  DAILY UNTIL CONSTRUCTION ACCEPTANCE
BY THE OWNER AND THEN REMOVE AND LEGALLY DISPOSE OF  SAID MEASURES.

7. EROSION CONTROL SHALL MAINTAINED WITHIN CONSTRUCTION AREA BY QUICKLY STABILIZING  DISTURBED AREA TO PREVENT THE RELEASE OF
SEDIMENT. THIS SHALL BE ACCOMPLISHED USING  GRASS COVER, FILTER SOCK AND OTHER MEANS ACCEPTABLE TO OWNER, ENGINEER AND
REGULATORY  AGENCIES.

8. DURING CONSTRUCTION, THE CONTRACTOR SHALL, AT THE REQUEST OF THE OWNER OR AS  NECESSARY MODIFY, RELOCATE THE ENVIRO-FENCE
AND/OR SILT FENCE TO ALLOW FOR ACCESS AND  TO COMPLETE CONSTRUCTION. IT IS THE CONTRACTOR'S RESPONSIBILITY TO MAINTAIN
ADEQUATE  EROSION CONTROL AT ALL TIMES.
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EXIST. 18" STORM PIPE
(TO BE RE-ROUTED AS
REQUIRED)

NEW BOTTOM INLET
(TYP.)

EXFILTRATION
TRENCH 45 LF

EXFILTRATION
TRENCH 70 LF

EXFILTRATION
TRENCH 80 LF

GENERAL NOTES

1. THE LOCATIONS, SIZES, AND ELEVATIONS OF EXISTING UTILITIES AS SHOWN ARE APPROXIMATE. THE
CONTRACTOR SHALL COORDINATE WITH THE ENGINEER TO OBTAIN ANY AVAILABLE RECORD DRAWINGS AND
SHALL DETERMINE THE EXACT LOCATION AND ELEVATION IN THE FIELD. THE CONTRACTOR SHALL
ANTICIPATE THAT SCANNING AND EXCAVATION USING LIGHT EQUIPMENT AND HAND METHODS WILL BE
NECESSARY IN AREAS NEAR EXISTING UTILITIES AND STRUCTURES TO AVOID DAMAGING THESE FACILITIES.
THE CONTRACTOR SHALL CONTACT BELLSOUTH, THE LOCAL TELEPHONE COMPANY AND COMCAST, THE
LOCAL CABLE TV PROVIDER TO VERIFY THE LOCATION OF BURIED TELEPHONE AND CABLE TV UTILITIES.
NONE HAVE BEEN INDICATED ON THE DRAWINGS. CALL 1-800-432-4770 BEFORE DIGGING OR TRENCHING
OPERATIONS BEGIN.

2. THE CONTRACTOR SHALL DETERMINE THE EXACT LOCATION AND ELEVATION IN THE FIELD PRIOR TO
INSTALLING ANY NEW WORK THAT CROSSES OR CONNECTS TO EXISTING UTILITY SYSTEMS.  LOCATIONS OF
NEW UTILITIES SHALL BE ADJUSTED IN A MANNER APPROVED BY THE ENGINEER TO AVOID  CONFLICTS.
DAMAGES TO UTILITIES RESULTING FROM THE CONTRACTOR'S OPERATIONS SHALL BE  REPAIRED BY THE
CONTRACTOR AT NO COST TO THE CLIENT.

20'20' 0

SCALE 1"=20'

BAR IS TWO INCHES ON ORIGINAL DRAWINGS IF
NOT TWO INCHES ON THIS SHEET ADJUST SCALES
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NOTE: CONTRACTOR TO COORDINATE
CONVEYANCE OF ROOF DRAINS/RUNOFF TO
NEW STORMWATER MANAGEMENT SYSTEM

ELEVATIONS BASED ON NGVD 29

STORMWATER MANAGEMENT:

· THE LOCATIONS AND SHAPES OF THE SWALES ARE SHOWN AS A
GENERAL CONCEPT FOR THIS PLAN TO CONFIRM THAT
ADEQUATE RETENTION CAN BE OBTAINED.

· THE EXACT LOCATION/CONFIGURATION OF THE SWALES MAY BE
ADJUSTED ACCORDINGLY AT THE TIME OF BUILDING
DEPARTMENT SUBMISSION.

CONCEPTUAL GRADING AND DRAINAGE PLAN
SCALE:1"=20'
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UTILITY NOTES

1. THE LOCATIONS, SIZES, AND ELEVATIONS OF EXISTING UTILITIES AS SHOWN
ARE APPROXIMATE. THE CONTRACTOR SHALL COORDINATE WITH THE
ENGINEER TO OBTAIN ANY AVAILABLE RECORD DRAWINGS AND SHALL
DETERMINE THE EXACT LOCATION AND ELEVATION IN THE FIELD. THE
CONTRACTOR SHALL ANTICIPATE THAT SCANNING AND EXCAVATION USING
LIGHT EQUIPMENT AND HAND METHODS WILL BE NECESSARY IN AREAS NEAR
EXISTING UTILITIES AND STRUCTURES TO AVOID DAMAGING THESE FACILITIES.

2. THE CONTRACTOR SHALL DETERMINE THE EXACT LOCATION AND ELEVATION OF
UTILITIES IN THE FIELD PRIOR TO ORDERING NEW STRUCTURES AND PRIOR TO
INSTALLING ANY NEW WORK THAT CROSSES  OR CONNECTS TO EXISTING
UTILITY SYSTEMS.

3. ALL WATER MAIN WORK SHALL CONFORM TO THE LATEST FLORIDA KEY
AQUEDUCT AUTHORITY'S  STANDARDS AND SPECIFICATIONS.

4. ALL SEWER WORK SHALL CONFORM TO THE LATEST CITY OF KEY WEST
STANDARDS AND SPECIFICATIONS.

5. FOR NEW STORM PIPE THE CONTRACTOR SHALL PROVIDE ADS PIPE ADAPTER
FLEXIBLE WATERTIGHT WATERSTOP CONNECTION WITH PIPE ADAPTER FOR
ADS CORRUGATED HDPE PIPE TO STORM STRUCTURES, OR APPROVED EQUAL
ADS PIPE ADAPTERS MEETING THE REQUIREMENTS OF ASTM F 2510 AND ASTM
C 1478 FOR WATERTIGHT FLEXIBLE CONNECTIONS.

6. ALL UTILITIES TO BE ABANDONED SHALL NOT BE DISTURBED/REMOVED UNLESS
REQUIRED TO ADDRESS A CONFLICT.  ABANDONED UTILITIES SHALL BE CAPPED
AND LEFT IN PLACE.

CONCEPTUAL WATER AND SEWER PLAN
SCALE:1"=20'
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PROPERTY LINE
25 FT SIDE SETBACK

PROPERTY LINE
30 FT FRONT SETBACK

POINCIANA

PROPERTY LINE
25 FT SIDE SETBACK

PROPERTY LINE
25 FT SIDE SETBACK

POINCIANA

SCALE: 1" = 100'
OVERALL AREA MAP
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PROPERTY LINE

25' SIDE SETBACK

REMOVABLE 
BOLLARDS

31'-3 3/4"

61
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7 SPACES

10 SPACES 10 SPACES

12
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4 
SP

A
C

ESCOVERED PARKING  (22 SPACES 
W/ 38 MOPED SPACES)

25'-0"

25'-0"
25

'-0
"

25'-0"

25
'-0

"

ALLOWED EXISTING PROPOSED COMPLIANCE

ZONING MDR-1 MDR-1 NO CHANGE COMPLIES

USE
MULTI-FAMILY;
SPECIAL NEEDS/SOCIAL
SERVICES

MULTI-FAMILY;
SPECIAL NEEDS/SOCIAL
SERVICES

NO CHANGE CONDITIONAL 
USE

FLUM MDR MDR NO CHANGE COMPLIES

FLOOD CURRENT: AE-7 AE-9 (NAVD) NO CHANGE COMPLIES

SITE SIZE 10,000 SQ. FT 281,204 SQ. FT NO CHANGE COMPLIES

HEIGHT 39'-5 41/64 <35'-0" 39'-11 7/8" 
(mechanical equipment)

VARIANCE

DENSITY 16 DU/AC (103.36 UNITS)

LIVE LOCAL: 40 DU/AC
(258.4 UNITS)

(Parcel: 67 units total)
Multi-family: 10 units
57 BPAS
1621: 6 BPAS1622: 4 BPAS

(Parcel: 67 units total)
Multi-family: 10 units
57 BPAS
1621-1622: 4.3 BPAS

COMPLIES

FLOOR AREA 1.0 FAR (281,204 Sq ft),
Live Local: 1.5 FAR
(421,806 SQ FT)

Parcel: 0.286 FAR
(80,384 sq ft)

Parcel: 0.489 FAR
(137,416 sq ft) COMPLIES

OPEN SPACE MINIMUM 35% (98,421 sq ft) + 35% 53.3%
(149,903 Sq ft) COMPLIES

IMPERVIOUS SURFACE MAX 60% (168,722 sq ft) ≤ 60% 46.7%
(131,301 SQ FT) COMPLIES

BUILDING COVERAGE MAX 40% (112,482 sq ft) ≤ 40% 46.7%
(131,301 SQ FT) COMPLIES

FRONT SETBACK 30FT +30 FT) +30 FT) COMPLIES

EAST SIDE SETBACK 25 FT 1621-1622 Spalding: NA NO CHANGE COMPLIES

WEST SIDE SETBACK 25 FT 1621-1622 Spalding: 
13 ft

1621-1622 Spalding: 
25 ft

REAR SETBACK 25 FT +25 FT +25 FT COMPLIES

COMPLIES

AUTO PARKING
57 BPAS (231 beds):
1 sp/4 beds = 57.75
(58 spaces)
10 Multi-family units:
2 sp/unit = 20 spaces
 (Total: 78 spaces)

88 spaces 114 spaces COMPLIES

BICYCLE PARKING 10% Auto (8 bike spaces) UNKNOWN 8 SPACES COMPLIES

SCOOTER NA NA 38 SPACES COMPLIES
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2ND FLOOR T.O.S.
ELEV. 8' - 10"  (15.5' NGVD)

3RD FLOOR T.O.S.
ELEV. 18' - 6"

ROOF T.O.S.
ELEV. 37' - 10"

BFE (AE-7)
ELEV. 0' - 5 41/64"  (7.0' NGVD)

1ST FLOOR T.O.S. / C.O.R.
ELEV. 0' - 0"  (6.53 NGVD)

4TH FLOOR T.O.S.
ELEV. 28' - 2"

DFE
ELEV. 1' - 11 41/64"  (8.5' NGVD)

T.O. STRUCTURE / MAX HEIGHT
ELEV. 39' - 5 3/4"  (46.53' NGVD)

T.O. ELEVATOR OVERRUN
ELEV. 41' - 4"

APPROX. HT OF MECH EQUIP
ELEV. 43' - 6"

2ND FLOOR T.O.S.
ELEV. 8' - 10"  (15.5' NGVD)

3RD FLOOR T.O.S.
ELEV. 18' - 6"

ROOF T.O.S.
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ELEV. 0' - 0"  (6.53 NGVD)

4TH FLOOR T.O.S.
ELEV. 28' - 2"

DFE
ELEV. 1' - 11 41/64"  (8.5' NGVD)

T.O. STRUCTURE / MAX HEIGHT
ELEV. 39' - 5 3/4"  (46.53' NGVD)

T.O. ELEVATOR OVERRUN
ELEV. 41' - 4"

APPROX. HT OF MECH EQUIP
ELEV. 43' - 6"
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SCALE:  1/16" = 1'-0"
NORTH ELEVATION
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SCALE:  1/16" = 1'-0"
SOUTH ELEVATION
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ELEV. 1' - 11 41/64"  (8.5' NGVD)

T.O. STRUCTURE / MAX HEIGHT
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APPROX. HT OF MECH EQUIP
ELEV. 43' - 6"
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T.O. ELEVATOR OVERRUN
ELEV. 41' - 4"

APPROX. HT OF MECH EQUIP
ELEV. 43' - 6"
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SCALE:  1/16" = 1'-0"
WEST ELEVATION

1

SCALE:  1/16" = 1'-0"
EAST ELEVATION

2
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NTS
NORTH EAST VIEW

NTS
NORTH WEST VIEW

NTS
SOUTH EAST VIEW

NTS
SOUTH WEST VIEW
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TRAVEL DISTANCE
106' - 6"

PARKING GARAGE 
ENTRY

ONE 
WAY

STAIR 1

STAIR 2

STORAGE

ELEV

TRAVEL DISTANCE

EXIT SIGNAGE / DIRECTION

SURFACE MOUNTED FIRE 
EXTINGUISHER, 2A-10BC 
W/ WALL BRACKET

S FE

INDICATES LOCATION OF 1-HOUR 
RATED BARRIER.

INDICATES LOCATION OF 2-HOUR 
RATED BARRIER. 

1. FIRE PROTECTION SYSTEM IS NFPA 13 FULL SPRINKLER SYSTEM.
2.PROVIDE AT EACH STAIR TOWER SIGNAGE ON EACH FLOOR LEVEL 
STATING THE FOLLOWING: " STAIR LOCATION, YOUR CURRENT LEVEL 
YOU ARE ON, # OF LEVELS TO EXIT W/ DIRECTIONAL ARROW, 
INDICATE IF STAIR EXTENDS TO THE ROOF, INDICATE LEVEL THE STAIR 
TOWER TERMINATES AT."

EXAMPLE: STAIR #1 
YOU ARE ON LEVEL #3
EXIT (W/ DIRECTIONAL ARROW AND # OF FLOORS TO 
EXIT)
THIS STAIR EXTENDS FROM GROUND FLOOR TO FOURTH 
FLOOR
BRAILLE MARKING

TRAVEL 
DISTANCE

MAX TRAVEL DISTANCE ALLOWED: 150'
W/ SPRINKLER: 250'
PER SECTION 1017.2.1, ADD 100' = 350'

MAX TRAVEL DISTANCE PROVIDED: 250'-1" 

28'-10"

178'-1"

214'-1"

250'-1"

1ST FLOOR

DISTANCE TO 
EGRESS STAIR

2ND FLOOR

3RD FLOOR

4TH FLOOR

EGRESS DISTANCE CALCULATIONS

N/A

123'-9"

123'-9"

123'-9"

VERTICAL 
DISTANCE

N/A

25'-6"

61'-6"

97'-6"

DISTANCE TO 
CLEAR

28'-10"

28'-10"

28'-10"

28'-10"

LIFE SAFETY LEGEND

LIFE SAFETY NOTES

2ND FLOOR
ELEV. 8'-10"

3RD FLOOR
ELEV. 18'-6"

4TH FLOOR
ELEV. 28'-2"

(15.5 NGVD)

1ST FLOOR
ELEV. 0'-0"

(6.53 NGVD)

STAIR A & B, VERTICAL DIST 97'-6"
STAIR FROM 4TH FLOOR TO FIRST 
FLOOR 
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1ST FLOOR LIFE SAFETY PLAN
1

SCALE:  1/8" = 1'-0"
Egress Stair Diagram
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COMMON SPACE

ELEV
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STAIR 2
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3'

 - 
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TRAVEL DISTANCE
87' - 5"

TRAVEL DISTANCE

EXIT SIGNAGE / DIRECTION

SURFACE MOUNTED FIRE 
EXTINGUISHER, 2A-10BC 
W/ WALL BRACKET

S FE

INDICATES LOCATION OF 1-HOUR 
RATED BARRIER.

INDICATES LOCATION OF 2-HOUR 
RATED BARRIER. 

1. FIRE PROTECTION SYSTEM IS NFPA 13 FULL SPRINKLER SYSTEM.
2.PROVIDE AT EACH STAIR TOWER SIGNAGE ON EACH FLOOR LEVEL 
STATING THE FOLLOWING: " STAIR LOCATION, YOUR CURRENT LEVEL 
YOU ARE ON, # OF LEVELS TO EXIT W/ DIRECTIONAL ARROW, 
INDICATE IF STAIR EXTENDS TO THE ROOF, INDICATE LEVEL THE STAIR 
TOWER TERMINATES AT."

EXAMPLE: STAIR #1 
YOU ARE ON LEVEL #3
EXIT (W/ DIRECTIONAL ARROW AND # OF FLOORS TO 
EXIT)
THIS STAIR EXTENDS FROM GROUND FLOOR TO FOURTH 
FLOOR
BRAILLE MARKING

TRAVEL 
DISTANCE

MAX TRAVEL DISTANCE ALLOWED: 150'
W/ SPRINKLER: 250'
PER SECTION 1017.2.1, ADD 100' = 350'

MAX TRAVEL DISTANCE PROVIDED: 250'-1" 

28'-10"

178'-1"

214'-1"

250'-1"

1ST FLOOR

DISTANCE TO 
EGRESS STAIR

2ND FLOOR

3RD FLOOR

4TH FLOOR

EGRESS DISTANCE CALCULATIONS

N/A

123'-9"

123'-9"

123'-9"

VERTICAL 
DISTANCE

N/A

25'-6"

61'-6"

97'-6"

DISTANCE TO 
CLEAR

28'-10"

28'-10"

28'-10"

28'-10"

LIFE SAFETY LEGEND

LIFE SAFETY NOTES

MHK ARCHITECTURE COPYRIGHT 

SK12
11/07/2025

AH MONROE - POINCIANA
© 2025SCALE:  1/16" = 1'-0"

2ND FLOOR LIFE SAFETY PLAN
1
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TRAVEL DISTANCE
87' - 5"

TRAVEL DISTANCE

EXIT SIGNAGE / DIRECTION

SURFACE MOUNTED FIRE 
EXTINGUISHER, 2A-10BC 
W/ WALL BRACKET

S FE

INDICATES LOCATION OF 1-HOUR 
RATED BARRIER.

INDICATES LOCATION OF 2-HOUR 
RATED BARRIER. 

1. FIRE PROTECTION SYSTEM IS NFPA 13 FULL SPRINKLER SYSTEM.
2.PROVIDE AT EACH STAIR TOWER SIGNAGE ON EACH FLOOR LEVEL 
STATING THE FOLLOWING: " STAIR LOCATION, YOUR CURRENT LEVEL 
YOU ARE ON, # OF LEVELS TO EXIT W/ DIRECTIONAL ARROW, 
INDICATE IF STAIR EXTENDS TO THE ROOF, INDICATE LEVEL THE STAIR 
TOWER TERMINATES AT."

EXAMPLE: STAIR #1 
YOU ARE ON LEVEL #3
EXIT (W/ DIRECTIONAL ARROW AND # OF FLOORS TO 
EXIT)
THIS STAIR EXTENDS FROM GROUND FLOOR TO FOURTH 
FLOOR
BRAILLE MARKING

TRAVEL 
DISTANCE

MAX TRAVEL DISTANCE ALLOWED: 150'
W/ SPRINKLER: 250'
PER SECTION 1017.2.1, ADD 100' = 350'

MAX TRAVEL DISTANCE PROVIDED: 250'-1" 

28'-10"

178'-1"

214'-1"

250'-1"

1ST FLOOR

DISTANCE TO 
EGRESS STAIR

2ND FLOOR

3RD FLOOR

4TH FLOOR

EGRESS DISTANCE CALCULATIONS

N/A

123'-9"

123'-9"

123'-9"

VERTICAL 
DISTANCE

N/A

25'-6"

61'-6"

97'-6"

DISTANCE TO 
CLEAR

28'-10"

28'-10"

28'-10"

28'-10"

LIFE SAFETY LEGEND

LIFE SAFETY NOTES
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EXIT SIGNAGE / DIRECTION

SURFACE MOUNTED FIRE 
EXTINGUISHER, 2A-10BC 
W/ WALL BRACKET

S FE

INDICATES LOCATION OF 1-HOUR 
RATED BARRIER.

INDICATES LOCATION OF 2-HOUR 
RATED BARRIER. 

1. FIRE PROTECTION SYSTEM IS NFPA 13 FULL SPRINKLER SYSTEM.
2.PROVIDE AT EACH STAIR TOWER SIGNAGE ON EACH FLOOR LEVEL
STATING THE FOLLOWING: " STAIR LOCATION, YOUR CURRENT LEVEL
YOU ARE ON, # OF LEVELS TO EXIT W/ DIRECTIONAL ARROW,
INDICATE IF STAIR EXTENDS TO THE ROOF, INDICATE LEVEL THE STAIR
TOWER TERMINATES AT."

EXAMPLE: STAIR #1 
YOU ARE ON LEVEL #3
EXIT (W/ DIRECTIONAL ARROW AND # OF FLOORS TO 
EXIT)
THIS STAIR EXTENDS FROM GROUND FLOOR TO FOURTH 
FLOOR
BRAILLE MARKING

TRAVEL 
DISTANCE

MAX TRAVEL DISTANCE ALLOWED: 150'
W/ SPRINKLER: 250'
PER SECTION 1017.2.1, ADD 100' = 350'

MAX TRAVEL DISTANCE PROVIDED: 250'-1" 

28'-10"

178'-1"

214'-1"

250'-1"
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EGRESS STAIR
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EGRESS DISTANCE CALCULATIONS

N/A
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VERTICAL 
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N/A

25'-6"

61'-6"

97'-6"

DISTANCE TO 
CLEAR
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LIFE SAFETY LEGEND

LIFE SAFETY NOTES
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