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December 29, 2020 

 

Trepanier & Associates, Inc. 

1421 First Street Unit #101 

Key West FL 33040 

 

Re: Staff Comments for Year 8 (2020-2021) Building Permit Allocation System (BPAS) Application 

 1213 14th Street (RE # 00065030-000000) 

 

Dear Mr. Trepanier, 

 

Thank you for your BPAS application for thirty-five (35) market-rate residential dwelling units and eleven (11) affordable-

rate residential units on property located at 1213 14th Street. The application has been reviewed for compliance with the 

criteria established in Chapter 108, Article X of the Land Development Regulations (LDRs) of the City’s Code of Ordinances 

and reviewed for completeness with the application submittal requirements. The following are the planning department 

staff comments related to the review of the application. 

 

Completeness 

 

✓ The application included all of the documentation required. 

  

BPAS Scoring Criteria 

 

 The points claimed in Exhibit C and D have been verified by staff. 

 

Additional Documentation & Comments 

 

The proposed design will require a major development plan, landsape waiver, and a possible variance to the minimum 

parking requirements. 

 

 

 

 

 

 

 

 

CITY OF KEY WEST, FLORIDA 

PLANNING DEPARTMENT 
 

1300 White Street  Key West, Florida 33040  Main: 305.809.3720 

 



 
www.cityofkeywest-fl.gov/planning            planning@cityofkeywest-fl.gov 

 

 

 

Deadline:   Please submit one (1) paper copy and an electronic copy of your response and the requested revisions to the 

Planning Department no later than 5:00 p.m. on Friday, January 8, 20210. 

 

Assistance:   Please contact us with any questions or need for clarification. Planning staff is available to meet with you to 

discuss your application in greater detail. More information is available at www.cityofkeywest-fl.gov/bpas. 

 

Sincerely, 

 

 

 

Melissa Paul-Leto 

Planner I  

P: 305.809.3724  E: mleto@cityofkeywest-fl.gov 

http://www.cityofkeywest-fl.gov/bpas
mailto:mleto@cityofkeywest-fl.gov


 

 

 

Revised Plans 
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Date: January 8, 2021 

To: Ms. Melissa Paul-Leto, City of Key West Planning Department 

From: Thomas Francis-Siburg 

CC: Mr. Owen Trepanier 

Re: BPAS Application Revisions – 1213 14th Street 

 

 
The BPAS application submitted 11/06/2020 requested 35 market-rate and 11 affordable residential 
dwelling units from the BPAS unit pool. These 46 BPAS units would bring the density of 1213 14th Street 
to 360 units, exceeding the density permitted by code of 358 units. Trepanier & Associates is formally 
reducing the request from a total of 35 market-rate and 12 affordable to a total of 34 market-rate and 10 
affordable residential dwelling units. 
 
The revisions are limited to following (all else remains unchanged):  
 
BPAS Permit Application System Application 

• Sec. B – Existing and Proposed Dwelling Unit Information table to reflect the revised BPAS 
allocation request of 34 market rate and 10 affordable residential units. 

 
BPAS Application analysis write-up 

• Pg. 1 – Intro summary to reflect the revised BPAS allocation request of 34 market rate and 10 
affordable residential units. 

• Pg. 2 – Project Description (Sec. 108-229) to reflect the revised BPAS allocation request of 34 
market rate and 10 affordable residential units. 

• Pg. 2 – Site Data to reflect the revised proposed density of 258 dwelling units, complying with MDR 
density requirements of 16 du/acre. 

• Pg. 4 – Residential Developments (Sec. 108-231) to reflect a proposed residential development of 
80 single family residential dwelling units.  

 M E M O R A N D U M  



 

Building Permit Allocation System {BPAS) Application 
(Year 8: July 1, 2020-June 30, 2021) 
City of Key West, Florida • Planning Department 
1300 White Street • Key West, Florida 33040-4602 • 305-809-3764 • www.cityofkeywest-fl.gov 

 
Application Fee: $1,155.00 (Market-Rate) 

$525.00 (Affordable-Rate) 
 

 
A. APPLICANT / AGENT (if applicable):  Property owner must submit a notarized authorization form 

authorizing the applicant / agent to act on their behalf (Exhibit A). 

Name:   

Mailing Address:   _ 
City:    
Home/Mobile Phone:   

State:   Zip:    
Office:    

 

Email: 
 

PROPERTY OWNER: 

Name:    

Mailing Address:   
City:   
Home/Mobile Phone:   

State:    Zip:    
Office:       

       Email:    
 
 

PROPERTY DESCRIPTION AND ZONING INFORMATION: 
Site Address:     
Parcel ID RE#:                                                       
Zoning District:     
Density Allowed:    

Alternate Key:    
Size of Site:    
Commercial Floor Area:   

 

B. EXISTING DEVELOPMENT: 
Please provide a brief description of how the property is currently used: 
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EXISTING AND PROPOSED DWELLING UNIT INFORMATION 

 
DWELLING UNIT DESCRIPTION 

NUMBER OF DWELLING UNITS: 

EXISTING LICENSED 
RECOGNIZED PROPOSED 

Market-Rate Residential Dwelling Unit(s)    

Affordable Residential Dwelling Unit(s)2    
Transient Unit(s)   --------- NIA -------- 
Accessory Dwelling Unit(s)3    
Single Room Occupancy Unit(s)    
Nursing Home Unit(s)    
Total Number of Units Requested  

1 Please provide City Licensing Records from the Building Department. 

2 Standalone Affordable Housing projects are subject to Section 122-1467(c), (d), (e), and (f) of the Workforce Housing Ordinance. Applicant Eligibility Requirements are subject to 

Section 122-1469 (1) through (15) of the Workforce Housing Ordinance. Affordable housing projects enabled by federal tax credit housing are not subject to 122-1467(c). 

3 Accessory dwelling units in the SF zoning district are subject to Section 122-231 through 122-238 of the Land development Regulations. 
 
 

C. PROPOSED DEVELOPMENT: 
Please indicate the scope of the proposed development as it relates to the BPAS (Section 108-997 (B)). 

Major construction / renovation – meaning new development, additions to existing structures, or 

redevelopment constituting more than 50% of the value of the existing building. 

Minor renovation- meaning redevelopment constituting less than 50% of the value of the existing 
building. 

 
Is this property located within a Historic Zoning District? Yes 
Are buildings on the property listed as contributing historic structures? Yes 
Is the proposal for mixed residential and commercial use? Yes 
Are density bonuses proposed? Yes 
Advanced affordable allocation request? Yes 

 

Will the allocation require development review? Yes No 

If yes, please specific what type of development review will be required:    
 

Major Development Plan 
Variance(s) 
Lawful Unit Determination 
Other 

Minor Development Plan 
Beneficial Use 
Transient Transfer 

Conditional Use 
HARC 
Tree Commission 
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D. APPLICANTS MUST ATTACH ALL DOCUMENTATION REQUESTED BELOW: 
 

1. Description of Proposed Development and Use. Please be specific, describe and list 
existing, and proposed buildings and uses, accessory structures and uses, type and number 
of dwelling units, parking, etc. If there is more than one use, describe in detail the nature 
of each use (Please reference Sections 108-226 through 108-232). For properties 
proposing to utilize density bonuses for compact infill development projects, please 
include a description of how the project meets the criteria established in Code Section 
108-998 and an analysis of how many density bonus units are requested. 

2. Solution Statement. 
a. Describe aspects of the design that address community issues including but not 

limited to water pollution from stormwater runoff, potable water conservation, 
waste disposal, recycling, energy conservation, historic and archeological 
resource protection, affordable housing, and impacts on neighbors such as 
lighting, noise, traffic, and parking. 

b. Describe how you intend to meet the Prerequisites (A or B described below) for a 
Major or Minor construction/renovation project (City Code Section 108-997 (B)): 
(A)Major Construction/Renovation Prerequisites. The minimum standards for 
new development, including additions to existing structures, or redevelopment 
constituting more than 50% of the value of the building, required in order to be 
eligible to receive an allocation award from the BPAS system are as follows: 
a. All new units shall be constructed in compliance with and obtain a Baseline 

Green Building Certification. 
b. All new buildings shall be constructed to have the first habitable floor 1.5 feet 

above the required base flood elevation, except for properties located within 
the historic zoning districts, where the applicant must first demonstrate that 
such elevation does not interfere with the essential form and integrity of 
properties in the neighborhood by obtaining a certificate of appropriateness. 

c. All new buildings shall be constructed with a rainwater catchment system 
that will hold a minimum of 300 gallons of water or an amount equivalent to 
100% of the new roof area in gallons whichever is greater. 
* (See page 4 of application.) 

(B)Minor Renovation Prerequisites. For development constituting less than 50% 
of the value of the existing building, the applicant must demonstrate water and 
energy use 15% below the Florida Building Code using recognized energy and 
water rating standards by providing a copy of the Required Energy and Water 
Baseline Report consisting of 12 months of energy and water use. For 
Commercial buildings (including multifamily), building data must be input 
into EPE Portfolio Manager (https://www.energystar.gov/istar/pmpam/), and 
access to building data given to the City of Key West. For residential, either 
Energy Gauge or RESNET may be used to establish a baseline. 
Please provide a description of 15% of both water and energy use will be 
reduced on the property. 

3. Copy of current, recorded warranty deed. Quit claim deeds will not be accepted. 

4. Up-to-date signed and sealed survey (Section 108-240). 

5. Flood Elevation Certificates (New Construction) (Section 34-127). 
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6. Copy of City licensing records for existing units. 

7. Signed and Notarized Verification and Authorization Forms (Exhibit A). 

8. Existing and Proposed Site Plan and Floor Plan (Section 108-237) that shall include a 

completed Site Data Table (Exhibit B). 

9. Completed BPAS Estimated Score Sheet and Estimated total Points to be achieved 

(Exhibit C). 

10. Signed and Notarized BPAS Certification Form (Exhibit D). 

11. Copy of LEED or FGBC Score Sheet (Exhibit E) or a copy of the required energy and 

water baseline report as described in Attachment 2. Solution Statement (b.) B above. 

*An applicant may request to be exempted from the rainwater catchment requirement, if: 
 

(i) The applicant is voluntarily providing affordable housing at median or low-income 
classification which exceeds the requirements of section 122-1467 by at least twenty 
percent. 

(ii) The applicant seeks to create an accessory unit(s) but the impervious surface and/ or 
building coverage ratio maximums for parcel have been met or exceeded, and the 
applicant contributes a fee of $2 per required gallon in mitigation to the City’s storm 
water fund. 
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BPAS Application 
Island West 
1213 14th Street, Key West, Florida (RE# 00065030-000000) 
 

 

 
 
 
This application is a request for 34 non-transient market rate BPAS allocations to construct new 
non-transient market rate residential units and 10 affordable BPAS allocations to construct new 
affordable residential units on the vacant lot at the corner of 14th Street and 
Northside Drive. These 46 units are in addition to the previously approved 36 
non-transient market rate BPAS allocations awarded on April 19, 2018. The 8 
structures housing these 82 units will be designed as 2-story buildings over 
parking. The size of the structures varies depending on the number of units 
located therein. Units will be a mix of 1-bed/bath, 2-bed/bath, 3-bed/bath, and 
4-bed/bath suites. In order to meet & exceed the 30% affordable requirement, 
9 of the previously approved 36 non-transient market rate BPAS allocations 
will developed as affordable housing, totaling 62 non-transient market rate 
units and 20 affordable units (18.6 affordable units required) will be deed 
restricted as affordable housing. 
 
DESCRIPTION OF PROPOSED DEVELOPMENT AND USE:   
(Sec. 108-226-108-232) 
 
Sec. 108-227 – 108-228 
Identification of Key Persons: 

Name of development: Island-West 
Owners Authorized Agent:  Trepanier & Associates, Inc. 
Scale:  As noted on Plans  
Preparation and revision dates:  As noted on plans 
Location:  1213 Fourteenth Street 
Owner:  Island-West Investment Corporation 
Architect/ Engineer:  Will Shepler 
Surveyor:  Island Surveying, Fred Hildebrandt 
Legal and Equitable Owners:  Island-West Investment Corporation 

• Kenneth Harding 

• Richard A Harding 

• Jeffery A Harding 

• Patricia A Harding 

• Robert Hiller 
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Project Description (Sec. 108-229): 

The proposed project site is a vacant parcel within the Stadium Mobile Home Park at 
1213 14th Street.  The vacant lot is sited between the Searstown shopping center, Key 
West High School athletic stadium and Poinciana Elementary School.   
 
The proposed development will be eight 2-story buildings over parking; with a mix of 1-
bed/bath, 2-bed/bath, 3-bed/bath, and 4-bed/bath suites.  The layout of the site will allow 
for future expansion.  
 
All required parking for both automotive and bicycle will be provided on-site. 
 
To satisfy the affordable housing requirement1, [61 MR units x 30% = 18.3 (19) 
affordable units] 9 of the previously approved 36 non-transient market rate BPAS 
allocations will developed as affordable housing, totaling 61 non-transient market rate 
units and 19 affordable units. 
 

1213 14th St. 
Market- 

Rate 
Affordable 

Approved BPAS Allocations 27 8.1 

Additional Proposed BPAS Allocations 34 10.2 

Total 61 18.3 (19) 

 
SITE DATA: 
 

SITE DATA 
PERMITTED/ 
REQUIRED 

EXISTING PROPOSED 

Zoning MDR MDR MDR 

Height 35 ft. 20 ft. 35 ft. 

Site Size  
Entire Site 1 ac (43,560 sq. ft.) 22.38 ac (974,872 sq. ft.) No Change 

Vacant Lot 1 ac (43,560 sq. ft.) 2.78 ac (121,349 sq. ft.) No Change 

Density  Entire Site 16 u/a (358) 278 units 358 units 

Floor Area Ratio  
Entire Site NA 1,880 sq. ft.2 No Change 

Vacant Lot NA 0 No Change 

Building 
Coverage 

Entire Site 40% (389,949 sq. ft.) 20% (201,428 sq. ft.)3 24% (238,384 sq. ft.) 

Vacant Lot NA 0% (0 sq. ft.) 30% (36,956 sq. ft.) 

Impervious 
Surface  

Entire Site 60% (584,923 sq. ft.) 38% (371,428 sq. ft.) 45% (444,344 sq. ft.) 

Vacant Lot NA 95% (115,281 sq. ft.) 60 % (72,809 sq. ft.) 

Setbacks4  

Front 30 ft. 30 ft. 30 ft. 

Side 25 ft. NA NA 

Street Side 25 ft. NA NA 

Rear  25 ft. NA NA 

Auto Parking  
Entire Site 1 spaces/unit 278 381 

Vacant Lot 2 spaces/MR unit (54 sp) 0 1035 

Bike Parking 
Entire Site 10% of auto (28 sp) 0 134 

Vacant Lot 10% (5 sp) 0 78 

Scooter Parking 
Entire Site NA NA 72 

Vacant Lot NA 0 72 

 
 

 
1 Code Sec. 122-616 
2 According to the Monroe County Property Appraiser’s Record 
3 Taken from 5.3.2001 Letter to DCA Regional from owner 
4 Setbacks for the existing mobile homes are grandfathered pursuant to Ch. 583.382 of the FL. Stat.; the proposed new 
development will comply with all applicable (front) setbacks. 
5 72 spaces are required by code, excess spaces are provided and anticipated for future development 
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LOCATION:  
 

This mobile home residential property is in what is known locally as “new town” at the 
corner of 14th Street and Northside Drive.  It is centrally located next to area shopping 
centers, multi-family complexes, business offices, banks, grocery stores, restaurants, an 
elementary school and athletic fields.   

 
FLOOD ZONE:  
 

According to the 2005 FEMA Flood Insurance 
Map, the property is located within the AE-8 base 
flood elevation (BFE) zone.  (Panel 
#12087C1509K) This means that new construction 
is required to have the first floor elevation of 
habitable space to be 1.5 ft. above the BFE or, for 
this project, 9.5 ft.  This project proposes all new structures will be built 4 feet above 
BFE. 

 
FUTURE LAND USE MAP DESIGNATION (“FLUM”):  
 

The property’s FLUM designation is Medium Density 
Residential (“MDR”) Objective 1-1.2.1: of the comprehensive 
plan establishes that sufficient space shall be provided for 
residential development and required community facilities to 
adequately meet the housing needs of the present and 
expected future population.  Residential development shall be 
planned and designed to create and perpetuate stable 
residential neighborhoods and implement the policies such as 
Policy 1-1.2.1: Provide Access to Goods and Services and 
Protect Residential Areas from the Adverse and Policy 1-1.2.1: Provide Access to Goods 
and Services and Protect Residential Areas from the Adverse Impacts of Transition in 
Land Use. 

 
ZONING (“MDR”): 
 

The intent of the Medium Density Residential (MDR) is established 
to implement comprehensive plan policies for areas designated 
"MDR" on the comprehensive plan future land use map. The MDR 
district shall provide sufficient land area for medium density 
residential development adequately supported by public services 
and facilities and compatible with existing and anticipated future 
land uses. The MDR district shall accommodate a mixture of 
single-family and multiple-family structure types. Supportive 
community facilities and accessory land uses may be located 
within areas designated "MDR." This district shall not 
accommodate transient lodging and guesthomes, commercial uses 
or freestanding office buildings. However, accessory uses, 
including approved home occupations, conducted within the 
residential structures are permitted so long as all such accessory 
uses are customarily incidental to and subordinate to the 
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residential use. Other customary accessory uses and community facilities may also be 
located in areas designated MDR.  

Review of specific densities of developments shall be directed toward preserving stability 
of established residential areas. Sites for medium density residential developments 
should be located so that they provide a smooth transition between lower density 
residential areas and areas developed and/or designated for other more intense uses. 
Generally, medium density areas should be located between the perimeter of low density 
residential areas and areas of high density residential concentrations or other less 
restrictive uses.  

Residential Developments (Sec. 108-231): 
 

The proposed residential development will consist of eight structures housing a total of 
44 dwelling units.  Each unit will consist of four bdrms and 4 baths. The structures will be 
two stories over parking for a total height of 35 ft. The structures will have a mix of 1 
bed/bath, 2 bed/bath, 3 bed/bath, and 4 bed/bath single-family units. 
 

1 bed/bath single family units; approx. 439 sq. ft. 
2 bed/bath single family units; approx. 877 sq. ft. 
3 bed/bath single family units; approx. 1,502 sq. ft. 
4 bed/bath single family units; approx. 2,176 sq. ft. 
 

Total: 80 single family residential dwelling units 
 
Intergovernmental Coordination (Sec. 108-232): 
 

As a major development plan, coordination will occur through the development review 
process of the City of Key West and all applicable Regional, State and Federal Agencies. 

 
SOLUTION STATEMENT: 
 

Key West and the Florida Keys employee sustainability is severely impacted by the lack 
of affordable housing for the work force population that is crucial to the Keys’ economy.  
The geographic constraints, size and LDRs are constant obstacles for overcoming this 
critical issue.  The proposed application seeks to increase the number of residential units 
currently existing on the site in order to provide relief from part of this housing crisis by 
providing a clean, safe, economic alternative to housing.  
 
This project will exceed the minimum requirements for affordable housing by converting 
fifteen existing market-rate dwelling units into deed restricted affordable units.  The first 
finished floors will exceed minum flood plain elevations; storm water management will 
come into compliance on the development site and will include rainwater catchment and 
drainage swales.  The project will  feature high-voltage electrical conduit for electric car 
changing; light colored, solar reflective non-roof materials and energy-rated appliances, 
lighting and mechanical systems.   
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Per Sec. 108-997 (b) Prerequisites  

a. All new units are to be constructed in compliance with and obtain green building 
certification as per attached point sheet.   

b. The proposed new construction will be constructed so the first habitable floor exceeds 
1.5 feet above the required base flood elevation.  This site is within the AE-8 flood zone 
and the first habitable floor will be 4 ft. above BFE. 

c. The proposed new construction will be constructed with a rainwater catchment system 
that will hold an amount equivalent to 100% of the new roof area in gallons. 

As well as: 

• being designed by a LEED certified architect 

• exceeding the minimum required percentage of affordable housing 

• contributing to the Arts in Public Places 

• improving stormwater management on the site 

• provide energy rated appliances 

• providing electric car charging stations 

• use light colored, highly reflective materials for all non-roof areas with a Solar 
Reflectance Index 9SRI) of at least 29 

 
 Density  

MDR zoning allows for 16 dwelling units per acre.  With a site size of 22.38 ac 
(974,872.8 sq. ft.), the permitted number of residential units is 323.  This property 
currently has 279 residential units on site and this proposal is to add 46 additional 
residential unit for workforce housing. 

 
 Building coverage 

Building coverage is currently at ~20% of the permitted 40%.  The proposed new 
development will increase building coverage to ~26% (259,716 sq. ft.). No variance is 
required. 

 
 Open space and Landscaping 

The proposed development site is currently a vacant portion of the larger mobile home 
park. 

 
 Storm water and Surface Water Management (Article VIII): 

Storm water management will be addressed by a rainwater catchment system as well as 
appropriate landscape design. 

 
 Parking 

Two parking spaces will be required for every dwelling unit as this is a multi-family 
development outside of the historic district.  If the parking requirement is not met, a 
variance will be obtained to allow for bicycle substitution (4 bicycles per 1 parking 
space).  All proposed on-site parking and vehicular, bicycle, or pedestrian circulation is 
depicted on plans.  

 
 Height 

The proposed plan falls within the height limitation for the MDR zoning district. 
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 Exterior Lighting  

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

 
 Noise  

The proposed use does not permit unreasonable excessive noise.  No negative impact 
of dust, fumes or other environmental hazards are anticipated. 

 
Concurrency Facilities and Other Utilities or Services (Sec. 108-233): 
 

The City’s Comprehensive Plan directs the City to ensure that facilities and services 
needed to support development are available concurrent with the impacts of new 
development. 
The following specific issues are outlined: 
1. Roads/Trip Generation 
2. Potable Water  
3. Sanitary Sewer 
4. Solid Waste 
5. Recyclables 
6. Drainage 
The following concurrency analysis reflects the proposed removal of existing commercial 
use and replacement with residential use of five units. 

 
Policy 2-1.1.1- Transportation 
Please see attached Traffic study by KBP Consulting, Inc.  
 
Notwithstanding the attached traffic study provided, Policy 2-1.1.3: Dense Urban Land 
Area effectively eliminates the transportation concurrency requirement in favor of a 
prioritization of safety and function of existing roads and multi-modal transportation 
improvements (i.e. transit, air, boat, bicycles, pedestrianism, mixed-use development) 
 
Policy 2-1.1.3: Dense Urban Land Area. The City of Key West is a 
substantially developed dense urban land area and is thereby exempted 
from transportation concurrency requirements for roadways. The City 
recognizes that its development characteristics make substantive 
expansion of capacity of the roadway system prohibitive. The City will 
therefore prioritize improving the safety and function of existing roads and 
multi-modal transportation improvements (i.e. transit, air, boat, bicycles, 
pedestrianism, mixed-use development) as its primary strategies for 
addressing current and projected transportation needs. 

 
Policy 4-1.1.2.C – Potable Water 
Based on the City of Key West adopted level of service the potable water demand is 
anticipated to increase at the end of this single-phase development plan (pursuant to 
Policy 4-1.1.2.C, the potable water LOS for residential and nonresidential development 
is 100 gal/capita/day)  
 
The potable water flow is anticipated to be 84,614 gal/day 
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Summary Response: The proposed redevelopment will increase the expected impact 
from the existing use by approximately 11,200 gallons per day; however, it is not 
expected that the proposal will result in excess capacity on this public facility. 
 

Designation 
Residential Commercial Total 

LOS Daily Capacity6 LOS Daily Capacity7  

Proposed 100g/capita/day 
[(278 x 2.63) MH capita + 
112 bdrms]  x 100g = 84,314 gal  

100g/capita/day 3 capita x 100g = 300 gal 84,614 gal 

Existing 100g/capita/day 
(278 x 2.63) MH capita x 100g = 
73,114 gal  

100g/capita/day 3 capita x 100g = 300 gal 73,414 gal 

 
The Aqueduct Authority has the capacity to supply adequate service to this property, as 
demonstrated below. 
 
Potable water to the City of Key West is provided by the Florida Keys Aqueduct Authority 
(FKAA). The FKAA has the capacity to provide 23 million gallons per day to Monroe 
County as a result of: The South Florida Water Management District’s issuance of Water 
Use Permit #13-0005, which allocates 17 million gallons per day in the dry season; 
17.79 million gallons per day which can be withdrawn from the Biscayne Aquifer; and six 
million gallons per day provided by a reverse osmosis treatment plant in Florida City. As 
documented above, the City is meeting its Level of Service Standard for Potable Water. 
The City projects a slight permanent population decrease, and only a slight increase in 
its functional population and non-residential development during short and long-range 
planning periods, so the current capacity should remain adequate. Ongoing capital 
improvements will be necessary to maintain and improve standards and service delivery. 
 
Policy 4-1.1.2. A- Sanitary Sewage 
Based on the City of Key West adopted level of service the sanitary sewer demand is 
anticipated to increase at the end of this single-phase development plan (pursuant to 
Policy 4-1.1.2.A, the sanitary sewer LOS for nonresidential development is 660 
gal/acre/day) and the sanitary sewer LOS for residential development is 100 
gal/capita/day). 
 
The sanitary sewer flow is anticipated to be 84,324.48 gal/day 
 
Summary Response: There is currently no sanitary sewage generated by this vacant lot.  
The proposed residential development will generate approximately 11,200 gallons per 
day of new usage; however, it is not expected that the proposal will result in excess 
capacity on this public facility. 
 

Designation 
Residential Nonresidential Total 

LOS Daily Capacity8 Rate Daily Capacity9  

Proposed 100 g/capita/day 
[(278 x 2.63) MH capita + 
112 bedrms] x 100g = 84,314 gal  

660 gal/acre/day 0.04 ac x 660 gal = 28.48 gal  84,342.48 gal 

Existing 100 g/capita/day 
(278 x 2.63) MH capita x 100g = 
73,114 gal 

660 gal/acre/day 0.04 ac x 660 gal = 28.48 gal 73,142.48 gal 

 
6 For the purposes of LOS, “capita” was calculated using the following: capita of Stadium Mobile Home Park was calculated as 
mobile home units x persons/household using the 2009-2013 US Census Data 2.63 persons/household, and capita of the proposed 
units was calculated as 1 person / bedroom. This is an overestimation, providing for max occupancy when all rooms are rented. 
7 Based on 3 employees 
8 For the purposes of LOS, “capita” was calculated using the following: capita of Stadium Mobile Home Park was calculated as 
mobile home units x persons/household using the 2009-2013 US Census Data 2.63 persons/household, and capita of the proposed 
units was calculated as 1 person / bedroom. This is an overestimation, providing for max occupancy when all rooms are rented. 
9 Based on existing office space 
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The City contracts out the operation of the Richard A. Heyman Environmental Pollution 
Control Facility, its wastewater treatment plant (Plant), and the associated collection 
system to Operations Management International, Inc. (OMI). The Plant currently has the 
capacity to treat 10 million gallons per day, exceeding the capacity required to achieve 
the existing Level of Service Standard by approximately seven million gallons per day. 
Actual daily flow is 4.5 million gallons per day. This is a reduction from eight (8) million 
gallons per day due to a 67 million dollars capital improvement to the City’s wastewater 
treatment during the past short-term planning period, including $56 million for collection 
system rehabilitation. 
 
As documented above, the City is 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.10 
 
Policy 4-1.1.2. D- Solid Waste 
Based on the City of Key West adopted level of service the solid waste demand will 
increase at the end of this single-phase development plan (pursuant to Policy 4-1.1.2.D, 
the solid waste LOS for nonresidential development is 6.37 lbs./capita/day) and the solid 
waste LOS for residential development is 2.66 lbs./capita/day). 
 
The solid waste is anticipated to be 2,261.86 lbs./day 
 
Summary Response: Currently the lot is vacant therefore there is no solid waste 
generated by the current use.  The proposed development will generate approximately 
297.92 pounds per day; however, it is not expected that the proposal will result in excess 
capacity on this public facility. 
 

Designation 

Residential Nonresidential Total 

LOS Daily Capacity11 
LOS Daily 

Capacity12 
 

Proposed 2.66 lbs./capita/day 
[(278 x 2.63) MH capita +  
112 bdrms] x 2.66 lbs. = 2,242.75 lbs.  

6.37 lbs./capita/day) 6.37 x 3 = 
19.11 lbs./day 

2,261.86 lbs. 

Existing 2.66 lbs./capita/day 
(278 x 2.63) MH capita x 2.66 lbs. = 
1,944.83 lbs.  

6.37 lbs./capita/day) 6.37 x 3 = 
19.11 lbs./day 

1,963.94 lbs. 

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

 
10 City of Key West Comprehensive Plan Data and Analysis, Pg. A-16 
11 For the purposes of LOS, “capita” was calculated using the following: capita of Stadium Mobile Home Park was calculated as 
mobile home units x persons/household using the 2009-2013 US Census Data 2.63 persons/household, and capita of the proposed 
units was calculated as 1 person / bedroom. This is an overestimation, providing for max occupancy when all rooms are rented. 
12 Based on 3 employees 
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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.13 
 
Policy 4-1.1.2. D- Recyclable Waste Generation Level of Service  
Based on the City of Key West adopted level of service the recyclable waste demand is 
anticipated to increase at the end of this single-phase development plan (pursuant to 
Policy 4-1.1.2. D, the recyclable waste LOS for nonresidential development is (0.25 
lbs./capita/day) and the recyclable waste LOS for residential development is 0.50 
lbs./capita/day). 
 
The recyclable waste is anticipated to be 422.32 lbs./day 
 
Summary Response: The current lot is vacant and therefore does not produce any 
recyclable material.  The proposed development is expected to generate approximately 
56 pounds per day of recyclable waste.  The team will coordinate with waste 
management services to provide an adequate number of waste & recycling containers. 
 

Designation 

Residential Nonresidential Total 

LOS Daily Capacity14 LOS 
Daily 

Capacity15 
 

Proposed 0.5 lbs./capita/day  
[(278 x 2.63) MH capita + 

122 bdrms] x 0.5 lbs. = 421.57 lbs.  
0.25 

lbs./capita/day) 
0.25 x 3 = 0.75 lbs. 422.32 lbs. 

Existing 0.5 lbs./capita/day  (278 x 2.63 x 0.5 lbs. = 365.57 lbs.  
0.25 

lbs./capita/day) 
0.25 x 3 = 0.75 lbs. 366.32 lbs. 

 
Policy 4-1.1.2. E- Drainage Facilities Level of Service  
 
The project is exempt from storm water management permitting requirements in 
accordance with Section 108-716(3), “Any maintenance, alteration, renewal, repair, use 
or improvement of an existing structure or the construction of any structure or 
modification thereto which does not create impervious surface exceeding 500 square 
feet. This shall not exempt the applicant from retaining the first one inch of rainfall on site 
as required by F.A.C. 17-25”. 
 
 

Appearance, design, and compatibility (Section 108-234): 
 

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

 
13 City of Key West Comprehensive Plan Data and Analysis, Pg. A-17 
14 For the purposes of LOS, “capita” was calculated using the following: capita of Stadium Mobile Home Park was calculated as 
mobile home units x persons/household using the 2009-2013 US Census Data 2.63 persons/household, and capita of the proposed 
units was calculated as 1 person / bedroom. This is an overestimation, providing for max occupancy when all rooms are rented. 
15 Based on 3 employees 
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• Articles III, IV and V of Chapter 108 – As demonstrated by the site plan, trip 
generation analysis, and the site data calculations, the project complies with the 
requirements of the Articles. 
 

• Chapter 110 – As demonstrated in this application, the proposed development 
complies with the resource protection requirements of Chapter 110. 

 
Construction Management Plan and Inspection Schedule (Sec 108-248): 
The proposed development is single-phase. Construction is proposed to progress steadily 
based on Key West LDRs, building codes, and funding. Construction is expected to commence 
as soon as possible. 
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BPAS Application 
Island West 
1213 14th Street, Key West, Florida (RE# 00065030-000000) 
 

 

 
 

SOLUTION STATEMENT: 
 
Key West and the Florida Keys employee sustainability is severely impacted by the lack of 
housing. This project creates a wide range of housing options, from larger standalone single-
family residences to multifamily rental units including deed-restricted affordable units.   
 

Per Sec. 108-997 (b) the proposed development will meet the prerequisites for major 
construction by: 

• constructing infill development and mixed-use development by adding 5 affordable infill 
units 

• improving stormwater management onsite by developing swales 
• contributing to the Arts in Public Places 

• located within the historic zoning district and the FEMA X-zone, the property will be 
compliant with required base flood elevation 

• complying with and obtaining a baseline green building certification 
• being energy efficient 
• meeting waste and recycling requirements 

• meeting parking requirements 
• improving existing open space & impervious surface 
 
a. All new units are to be constructed in compliance with and obtain a baseline green building 

certification as per attached point sheet. 
 

b. The proposed new construction will be constructed so the first habitable floor is 1.5 feet 
above the required base flood elevation.  This site is within the AE-8 flood zone therefore 
the first habitable floor will be above 9.5 ft. 
 

c. The proposed new construction 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.  

 




