
EXECUTIVE SUMMARY 
 
To:   Jim Scholl, City Manager 
 
Through:   Amy Kimball-Murley, AICP, Planning Director 
 
From:   Ashley Monnier, Planner 
 
Meeting Date: May 18, 2010 

 

RE: An application for Major Development Plan and Conditional Use 
to construct a 16 bed managed-care facility in the Poinciana 
Housing Special Needs Area off the 3200 Block of Duck 
Avenue/Spalding Court, in the MDR-1 zoning district per Section 
108-91 (B.)(2.) (b.) and 122-278(3) of the Land Development 
Regulations of the Code of Ordinances of the City of Key West, 
Florida (RE# 00064740-000000). 

 

ACTION STATEMENT:   
 
Request:  

To allow Samuel’s House to add 5,030 square feet of floor area ratio for the purposes of 
operating a managed care facility.  

 

Location:   
Poinciana Housing Special Needs area 
 
BACKGROUND:  

The Casa de Meredith proposal is a request to build a 16 bed managed care facility for 
women (and their children) suffering chronic homelessness and substance abuse. 
Samuel’s House received a grant for this project, requiring that all City approvals be in 
place by June of 2010. The project is located within a 50’ x 100’ area in the Special 
Needs housing area in the Poinciana Housing Site, specifically in the area between 
Spalding and Truesdale Courts. In December 2009, the City Commission sitting as the 
Local Redevelopment Authority (LRA) approved Resolution 09-323, authorizing a sub-
lease between the Housing Authority of the City of Key West (which leases the Poinciana 
site from the City) and Samuel’s House for use of the 50’ x 100’ area located within the 
Poinciana site. The Special Needs Area was specifically designated through the BRAC 
process to provide a continuum of care for the homeless. Specifically, the facility will be 
a component in the continuum of care by providing appropriate supportive services and 
housing for a specific population in need. The continuum of care is defined in Chapter 86 
of the LDR’s as meaning a comprehensive homeless assistance system that includes: a 
system of outreach and assessment (to determine the needs and conditions of the 
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homeless); emergency shelters and transitional housing with appropriate supportive 
services; housing with, or without supportive services that has no established limitation 
on the amount of time in residence; and any other activity that clearly meets an identified 
need of the homeless and fills a gap in services. 
 
The applicant is proposing to build the managed care facility under the Code definition of 
“nursing home, rest homes, and convalescent homes” as defined in Chapter 86 of the 
Land Development Regulations. This definition includes “activities customarily 
performed by a home for the elderly or infirm in which three or more persons not of the 
immediate family are received, kept or provided with food, shelter, and care for 
compensation. This use does not include the principal activities found in hospitals, 
clinics, or similar institutions that diagnose and treat the sick or injured. For purposes of 
permitted density and intensity, the floor area ratio shall govern, not units per acre. 
Individual living units or residential nursing beds shall be treated as 0.1 equivalent units 
under the City’s building permit allocation ordinance.” According to the applicant, 
homeless women, and/or women who are infirm due to substance abuse and or mental 
health, but who are sober and in programs for recovery will be provided assistance on-
site through healthcare referrals, food services and on-site preparation for residents, as 
well as mental and occupational therapy referrals.  
 
Previous City Actions: 
Planning Board Meeting:  April 29, 2010 
DRC Meeting:   March 25, 2010 
LRA Approval of Sub-lease:  December 4, 2009 
 
Planning Staff Analysis: 
The proposed site is located within the Poinciana Housing development area, which falls 
within the MDR-1 zoning district. This zoning district was established to accommodate a 
mixture of multiple-family structure types, supportive community facilities, and 
accessory land uses. The Planning Board recommended approval with conditions on 
April 29, 2010. Based on the Department’s analysis, it appears that the project meets 
major development plan and conditional use criteria. Upon approval of the project, the 
Planning Department will allocate 1.6 equivalent single family (ESFU) building permit 
allocation system (BPAS) units to accommodate the 16 proposed beds at 0.1 ESFU per 
bed.  
 

Options/Advantages/Disadvantages:  

Option 1:  Approve the major development plan and conditional use request with the 
following conditions:  

(1.) Building Permit Allocation System (BPAS) allocations are 
obtained. 

 
(2.) Landscape plan approval is obtained by the Tree Commission.  
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(3.)  That the facility will provide managed care to chronically 
homeless women, or women recovering from substance abuse, and 
in both cases, their children. Potential residents may only be 
allowed to live in the facility if they are infirm, and in which case 
meet any of the following eligibility requirements:  

   a.  Meeting the HUD criteria for chronic homelessness 
   b. Meeting HUD disability criteria 
   c.  Meeting HUD income criteria 

d.  Have recently been released from a substance abuse 
treatment program 

 
(4.)   Food, shelter, and care must be provided for residents, as required 

by the nursing home, rest home, and convalescent home definition 
in Chapter 86. The facility will not provide permanent housing for 
individuals who are no longer infirm.  

 
(5.) That the facility will meet workforce housing requirements. 

 

1.  Consistency with the City’s Strategic Plan, Vision, and Mission: 

The City’s Strategic Plan encourages the protection and creation of 
affordable housing units.  

 

2.  Financial Impact:   

There is no direct financial impact to the City if the proposed major 
development plan and conditional use application is approved.   

 

Option 2:  Deny the major development plan and conditional use request.  

 1.   Consistency with the City’s Strategic Plan, Vision, and Mission:   

If the major development plan and conditional use request is denied, then 
it may become more difficult to provide affordable housing opportunities 
on the subject site.  

 
2.  Financial Impact:   

There is no direct financial impact to the City if the major development 
plan and conditional use request is not approved.  

 

Recommendation 

The Planning Department recommends that the requested major development plan and 
conditional use request be approved, with the following conditions:  
 

(1.) Building Permit Allocation System (BPAS) allocations are 
obtained. 
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(2.) Landscape plan approval is obtained by the Tree Commission.  

 
(3.)   That the facility will provide managed care to chronically 

homeless women, or women recovering from substance abuse, and 
in both cases, their children. Potential residents may only be 
allowed to live in the facility if they are infirm, and in which case 
meet any of the following eligibility requirements:  

   a.  Meeting the HUD criteria for chronic homelessness 
   b. Meeting HUD disability criteria 
   c.  Meeting HUD income criteria 

d.  Have recently been released from a substance abuse 
treatment program 

 
(4.)   Food, shelter, and care must be provided for residents, as required 

by the nursing home, rest home, and convalescent home definition 
in Chapter 86. The facility will not provide permanent housing for 
individuals who are no longer infirm.  

 
(5.) That the facility will meet workforce housing requirements. 

 
 
 
 
 

 

 
 
 
 



 
Key West Planning Board Meeting Agenda 

April 29, 2010 – 6:00 p.m. 
City Commission Chamber 

Old City Hall, 510 Greene Street 
 

 
 
 
 
  
 
 

Item 4.b.2. 

 
 
 

Major Development Plan and Conditional Use - Poinciana Housing Special Needs Area off the 
3200 Block of Duck Avenue/Spalding Court (RE# 00064740-000000) - An application for Major 
Development Plan and Conditional Use to construct a 16 bed managed-care facility in the MDR-1 
zoning district per Section 108-91 (B.)(2.) (b.) and 122-278(3) of the Land Development Regulations of 
the Code of Ordinances of the City of Key West, Florida. 

 





























































































































































































































 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Public Notices 
(mailings, posting & radius map) 
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