
Thank you for your time and for the detailed responses regarding the proposed Phase II 
redevelopment at 1621–1622 Spalding Court, related to the 3401 Duck Avenue AH Monroe 
Major Development Plan and Conditional Use. I appreciate the opportunity to provide the 
technical framework and code interpretations associated with this project. 

Based on your responses and my review of the planning materials, I have summarized the key 
clarifications below for confirmation and record: 

Unit Configuration & Kitchens – Spalding Court 

•  Assisted Living Classification 

• The project does qualify under assisted living/nursing home standards, even without a 
communal kitchen. 

• Per Section 86-9, “Land use classification,” and specifically subsection (2)(h), which 
defines nursing homes, rest homes, assisted living facilities, and convalescent homes, the 
classification is based on the provision of housing, care, and related services to 
residents—not on the presence or absence of shared kitchen facilities. 

•  Communal Kitchen Requirement 

• A communal kitchen is not a code requirement, though it may be typical in some 
facilities. 

• Therefore, the inclusion of full kitchens in each unit does not disqualify the project from 
its classification. 

•  Occupancy Limits 

• Units are limited to up to four unrelated individuals per dwelling unit. 
• Each bed counts toward the 0.1 BPAS allocation. 
• The proposal consists of 43 beds total (4.3 BPAS allocation) across a mix of one- and 

two-bedroom units. 

 

Use & Density 

•  BPAS Interpretation 

• Per Section 86-9, “Land use classification,” and specifically subsection (2)(h),), there is 
an equivalency difference for the assisted living use provided in the Land Development 
Regulations (LDRs) whereas: 

o Each bed or unit is treated as 0.1 equivalent unit. 
• The approved scope for this phase is 43 beds, equivalent to 4.3 BPAS units, not 140. 

• Clarification on 140 Beds 
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• The 140-bed figure refers to total project phases, not the current approval (Phase II). 
• The proposed redevelopment maintains the same population and number of residents 

while significantly improving living conditions through modernized structures and more 
appropriate unit configurations. 

 

Future Use & Conversion  

• Conversion to Apartments. Any future conversion to apartments or deviation from the 
approved use, would require additional review, approvals, and BPAS allocation. 

• The site is not automatically entitled to convert uses. 
• Key West Housing Authority currently holds (now) a 74 year lease to maintain 

operations for CoC and affordable housing. 
• See below Ownership & Long-Term Use Restrictions 

 
Poinciana Gardens 

Current Status 

• The facility is considered by the city to fall under the assisted living/nursing home 
classification. 

• Questions regarding its operations or future use should be directed to the Key West 
Housing Authority. 

• Its status is not directly applicable to the Spalding Court proposal. 

Ownership & Long-Term Use Restrictions 

•  Ownership 

• The property is subject to federal land transfer restrictions in perpetuity. 

•  Use Limitations 

• Under a master lease with Key West Housing Authority, the site is restricted to: 
o Continuum of care 
o Affordable housing 

• These restrictions limit the ability for unrestricted future changes in use. 

Resident Type & Screening 

Screening Requirements 

• The city does not impose specific screening requirements under its Code of Ordinances. 
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• CoC Operator Screening - all programs require background checks, income 
qualifications, and participation in the program offered by each respected nonprofit.  All 
programs have staff that live on site as well as drug and alcohol testing.  

• Additional details will need to come from the operator. 

 

Traffic Impact – (All 3 Phases) 

Traffic Impact (Updated with ITE Data) 

Phase III – Overall Parcel (ITE 254: Assisted Living) 

• Existing Condition 
o 231 beds × 4.14 trips/bed/day = 956.34 trips/day 
o Plus baseline = 1,018.44 total trips/day 

• Proposed Condition 
o 237 beds × 4.14 trips/bed/day = 981.18 trips/day 
o Plus baseline = 1,043.28 total trips/day 

• Net Change 
o +24.84 trips/day 

Parking Adequacy 

•  Code Compliance 

• The proposed parking meets Land Development Regulations (LDR) requirements. 
• Use of assisted living parking ratios is considered appropriate under current 

classification. 

•  Evacuation Vehicles 
• From AH Monroe: Each nonprofit organization on site maintains a specific evacuation 

plan that utilizes a combination of coordinated strategies. The Agency operates a 
dedicated evacuation team and utilizes a rental van service from the mainland. This team 
deploys to Miami-Dade County well in advance of any impending storm to secure the 
necessary vehicles. These vans are then used not only to evacuate residents but also to 
remain with them at designated Monroe County shelters to ensure continuity of care and 
supervision. 

• In addition, evacuation efforts incorporate support from the Monroe County Special 
Needs Registry through Special Services, which provides assistance for individuals with 
disabilities. City bus services are also utilized to transport residents north to mainland 
shelters as needed. 
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• Furthermore, partner organizations collaborate through the Monroe County Homeless 
Continuum of Care to support coordinated evacuation planning and implementation 
across agencies at the site. 

•  Poinciana Gardens Parking 

• Parking to be addressed under its own proposed plan, separate from this development. 

 

Public Notice & Process 

•  Notice Compliance 

• Documentation (mailing labels, notices, postings) is being compiled to confirm 
compliance with: 

o DRC 
o Planning Board 
o Board of Adjustment 
o City Commission requirements 

•  City Website Listing 

• The project is not listed because: 
o It is not a city-initiated project 
o The website is informational only and not a comprehensive project database 

Consistence with Prior Findings 

•  2010 Resolution (10-201) 

• Determined to have: 
o No implementing ordinance 

• It predates the BPAS system (Ordinance 13-10) 

•  Current Governing Framework 

• The project is evaluated under: 
o The current City Code 
o The BPAS system 

• Therefore, prior findings on density/intensity are not controlling for this parcel. 
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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 
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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. 
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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) 
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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 
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