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                                     DEVELOPMENT REVIEW COMMITTEE
 

Tuesday, January 28, 2014
 

AGENDA
 

The Monroe County Development Review Committee will conduct a meeting on Tuesday, January 28, 2014, beginning at 1:00 PM
at the Marathon Government Center, Media & Conference Room (1st floor, rear hallway), 2798 Overseas Highway, Marathon,
Florida.
 
CALL TO ORDER 
 
ROLL CALL
 
DRC MEMBERS:
Townsley Schwab, Senior Director of Planning and Environmental Resources
Mike Roberts, Sr. Administrator, Environmental Resources
Joe Haberman, Planning & Development Review Manager
DOT Representative
Steve Zavalney, Captain, Fire Prevention
Public Works Department Representative
 
STAFF MEMBERS
Christine Hurley, Growth Management Division Director
Jerry Smith, Building Official
Mayte Santamaria, Assistant Planning Director
Mitch Harvey, Comprehensive Plan Manager
Rey Ortiz, Planning & Biological Plans Examiner Supervisor
Emily Schemper, Sr. Planner
Barbara Bauman, Planner
Matt Coyle, Planner
Gail Creech, Planning Commission Coordinator
 
CHANGES TO THE AGENDA
 
MINUTES FOR APPROVAL:  Deferred to next meeting

 
MEETING
 
New Items:
 
1. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE LAND USE
DISTRICT MAP OF THE MONROE COUNTY LAND DEVELOPMENT CODE FROM URBAN RESIDENTIAL MOBILE HOME (URM)
TO MIXED USE (MU), FOR PROPERTY LEGALLY DESCRIBED AS BLOCK 31, LOT 17, MALONEY SUB (PLAT BOOK 1, PAGE
55), STOCK ISLAND, MONROE COUNTY, FLORIDA, HAVING REAL ESTATE NUMBER 00124510.000000; PROVIDING FOR
SEVERABILITY; PROVIDING FOR REPEAL OF CONFLICTING PROVISIONS; PROVIDING FOR TRANSMITTAL TO THE STATE
LAND PLANNING AGENCY AND THE SECRETARY OF STATE; PROVIDING FOR AMENDMENT TO THE LAND USE DISTRICT
MAP; PROVIDING FOR AN EFFECTIVE DATE.
(File 2013-143)
2013-143 SR DRC 01.28.14.PDF
2013-143 FILE.PDF
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2. Oceanside Marina, 5950 and 5970 Peninsular Avenue, Stock Island, Mile Marker 5: A request for approval of an amendment to a
major conditional use permit in order to redevelop the existing marina by improving the marina’s facilities, constructing 78 new
market rate residential dwelling units, constructing 5 new hotel rooms, constructing a new restaurant, and carrying out associated
site improvements. The subject property is legally described as Block 60, portions of Lots 1, 2 and 3, Block 61, portions of Lots 1, 2
and 3, the portion of Maloney Avenue lying between Blocks 60 and 61, McDonald’s Plat (Plat Book 1, Page 55), also described as
parcel of land in Sections 26, 34, 35 and 36, Township 37 South and Range 25 East, having real estate numbers 00127420.000000
and 00127420.000100.
(File 2013-068)
2013-068 SR DRC 01.28.14.PDF
2013-068 FILE.PDF
2013-068 Addtl Info Recvd 01.17.14.pdf
2013-068 Addtl Info Corporate paperwork.PDF
2013-068 Traffic Study.PDF
2013-068 Plans Recvd 05.31.13.PDF
2013-068 Elevations Recvd 09.17.13.PDF
2013-068 Bldg Plans Recvd 01.17.14.PDF
2013-068 Combined Survey.pdf
2013-068 Landscape Plans Recvd 01.17.14.PDF
2013-068 Site Plans Recvd 01.17.14.PDF
 
3. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING MONROE COUNTY
CODE SECTION 101-1, DEFINITIONS, AMENDING SECTION 130-124, HOME OCCUPATION SPECIAL USE PERMIT, REVISING
THE PROVISIONS TO ADDRESS MOBILE BUSINESSES THAT ARE BASED OR OPERATED FROM RESIDENCES, REVISING
THE POSTING REQUIREMENTS FOR HOME OCCUPATION SPECIAL USE PERMIT APPLICATIONS, PROVIDING FOR
SEVERABILITY; PROVIDING FOR REPEAL OF CONFLICTING PROVISIONS; PROVIDING FOR TRANSMITTAL TO THE STATE
LAND PLANNING AGENCY AND THE SECRETARY OF STATE; PROVIDING FOR CODIFICATION; PROVIDING FOR AN
EFFECTIVE DATE.
(File 2014-001)
2014-001 SR DRC 01.28.14.PDF
 
4.  AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING CHAPTER 118
ENVIRONMENTAL PROTECTION, CREATING SECTION 118-13 PROVIDING FOR COORDINATION  WITH THE UNITED STATES
FISH AND WILDLIFE SERVICE FOR FLOODPLAIN DEVELOPMENT PERMIT APPLICATIONS FOR PARCELS LOCATED IN
SPECIES FOCUS AREAS OF SPECIES NOT INCLUDED IN THE PERMIT REFERRAL PROCESS; PROVIDING FOR REPEAL OF
CONFLICTING PROVISIONS; PROVIDING FOR TRANSMITTAL TO THE STATE LAND PLANNING AGENCY AND THE
SECRETARY OF STATE;  PROVIDING FOR CODIFICATION; PROVIDING FOR AN EFFECTIVE DATE.
(File 2013-149)
2013-149 SR DRC 01.28.14.PDF
 
5.  Ed Lewis LLC Properties, Bayview Avenue, Mahogany Avenue, North Drive, Coconut Drive right-of-way and Largo Drive right-of-
way,  Key Largo, Approximate Mile Marker 95:  A request for a minor conditional use permit for the transfer of development rights
(TDRs) from 9 sender sites in the Bay Haven Subdivision in Key Largo to 1 receiver site in the Bay Haven Subdivision in Key
Largo.  The sender sites are legally described as Block 1, Lots 8, 17 and 18, Block 5, Lots 5 and 28, Bay Haven Section 1 (Plat Book
2, Page 28), Key Largo, Monroe County, Florida, having real estate numbers 00515910.000000, 00516000.000000,
00516010.000000, 00516450.000000, 00516680.000000, and Block 18, Lots 4, 5, 6 and 7, Bay Haven Section 4 (Plat Book 2, Page
79), Key Largo, Monroe County, Florida, having real estate numbers 00519510.000000, 00519520.000000, 00519530.000000 and
00519540.000000. The receiver site is legally described as Block 17, Lots 11, 12, 13, 14, 15, 16, 17, 18 and 19 Bay Haven Section
4 (Plat Book 2, Page 79), Key Largo, Monroe County, Florida, having real estate numbers 00519340.000000, 00519350.000000,
00519360.000000, 00519370.000000, 00519380.000000, 00519390.000000, 00519400.000000, 00519410.000000 and
00519420.000000.
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(File 27119)
27119 SR DRC 12.17.13 Revised.PDF
27119 FILE Reopened 07.26.13.PDF
 
6.  AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING MONROE COUNTY
CODE SECTION 114-3, SURFACE WATER MANAGEMENT CRITERIA, TO REVISE THE EXEMPTION THRESHOLD FOR
MAINTENANCE AND REPAIR FOR EXISTING IMPERVIOUS COVERAGE FOR COMMERCIAL SITES, PROVIDING FOR
SEVERABILITY; PROVIDING FOR REPEAL OF CONFLICTING PROVISIONS; PROVIDING FOR TRANSMITTAL TO THE STATE
LAND PLANNING AGENCY AND THE SECRETARY OF STATE; PROVIDING FOR CODIFICATION; PROVIDING FOR AN
EFFECTIVE DATE.
(File 2014-009)
2014-009 SR DRC 01.28.14.pdf
 
ADJOURNMENT 
 
ADA ASSISTANCE: If you are a person with a disability who needs special accommodations in order to participate in this
proceeding, please contact the County Administrator's Office, by phoning (305) 292-4441, between the hours of 8:30 a.m. - 5:00
p.m., no later than five (5) calendar days prior to the scheduled meeting; if you are hearing or voice impaired, call “711”.
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MEMORANDUM 

MONROE COUNTY PLANNING & ENVIRONMENTAL RESOURCES DEPARTMENT 
We strive to be caring, professional and fair 

 
To: Monroe County Development Review Committee & 
 Townsley Schwab, Senior Director of Planning & Environmental Resources 
  

From:  Reynaldo Ortiz, Assoc. AIA, AICP, Planning & Biological Plans Examiner  
  Supervisor 
 

Date:  January 11, 2014 
 

Subject:  AN ORDINANCE BY THE MONROE COUNTY BOARD OF 
COUNTY COMMISSIONERS AMENDING MONROE COUNTY 
CODE SECTION 114-3, SURFACE WATER MANAGEMENT 
CRITERIA, TO REVISE THE EXEMPTION THRESHOLD FOR 
MAINTENANCE AND REPAIR FOR EXISTING IMPERVIOUS 
COVERAGE FOR COMMERCIAL SITES, PROVIDING FOR 
SEVERABILITY; PROVIDING FOR REPEAL OF CONFLICTING 
PROVISIONS; PROVIDING FOR TRANSMITTAL TO THE STATE 
LAND PLANNING AGENCY AND THE SECRETARY OF STATE; 
PROVIDING FOR CODIFICATION; PROVIDING FOR AN 
EFFECTIVE DATE. 

 

Meeting: January 28, 2014
 1 
I REQUEST 2 
 3 

The Planning & Environmental Resources Department is proposing an amendment to the text 4 
of §114-3 of the Monroe County Code. The purpose of the proposed amendment is to 5 
provide clarification of which sites may be exempt from the storm water management 6 
criteria. 7 
 8 

II RELEVANT PRIOR COUNTY ACTIONS: 9 
 10 

Policy 101.9.1 of the Monroe County 2010 Comprehensive Plan currently reads: 11 
 12 

Upon adoption of the Comprehensive Plan, Monroe County shall adopt and implement 13 
the level of service standards for stormwater management established in Drainage Policy 14 
1001.1.1. These level of service standards ensure that at the time a development permit is 15 
issued, adequate stormwater management facilities are available to support the 16 
development concurrent with the impacts of such development. 17 

 18 
Policy 101.9.2 of the Monroe County 2010 Comprehensive Plan currently reads: 19 

 20 
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By January 4, 1997, Monroe County shall adopt a Stormwater Management Ordinance. 1 
This ordinance shall require that all improvements for replacement, expansion or increase 2 
in capacity of drainage facilities conform with the adopted level of service standards for 3 
new development. 4 
 5 

Policy 102.5.1 of the Monroe County 2010 Comprehensive Plan currently reads: 6 
 7 

Monroe County shall develop and implement permitting, inspection, and enforcement 8 
procedures designed to reduce pollutant discharges into ground and surface waters from: 9 
 1.  on-site disposal systems (by January 4, 1998) (See Sanitary Sewer Goal  10 
  901 and related objectives and policies); 11 
 2.  secondary sewage treatment plants and injection wells (by January 4, 1 12 
  998) (See Sanitary Sewer Goal 901 and related objectives and policies); 13 
 3.  moored/anchored vessels (liveaboards) in near-shore waters (by January 4, 14 
  1998) (See Conservation and Coastal Management Objective 202.4 and  15 
  related policies); 16 
 4. marinas and fueling facilities (by January 4, 1998) (See Conservation and  17 
  Coastal Management Element Objective 202.5 and related policies); and 18 
 5.  stormwater runoff (by January 4, 1997) (See Drainage Goal 1001 and  19 
  related objectives and policies).  20 
 21 

Policy 105.1.4 of the Monroe County 2010 Comprehensive Plan currently reads: 22 
 23 

Monroe County shall prepare redevelopment standards and amend the Land Development 24 
Regulations to address the large number of non-conforming commercial structures that 25 
are non-compliant as to on-site parking, construction and shoreline setbacks, stormwater 26 
management, landscaping and buffers. By identifying the existing character and 27 
constraints of the different island communities, regulations can be adopted that provide 28 
incentives for redevelopment and permit the continuance of businesses while moving 29 
towards an integrated streetscape. 30 
 31 

Policy 102.10.3 of the Monroe County 2010 Comprehensive Plan currently reads: 32 
 33 

By January 4, 1997, Monroe County shall adopt a Stormwater Management Ordinance 34 
which adopts the level of service standards for the quality and quantity of stormwater 35 
discharges in this Comprehensive Plan (See Drainage Policy 1101.1.1). Best management 36 
practices (BMPs) developed pursuant to Policy 202.10.2 above for temporary and 37 
permanent erosion and sedimentation control shall be incorporated by reference into this 38 
ordinance and shall be recommended for use to meet water quality criteria of the 39 
ordinance. At a minimum, BMPs shall include minimizing alteration of the natural 40 
landscape due to paving and elevational changes and the use of retention basins, 41 
detention basins, vegetated swales, and/or exfiltration trenches on site, as appropriate. 42 
 43 

Policy 1001.1.2 of the Monroe County 2010 Comprehensive Plan currently reads: 44 
 45 
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By January 4, 1997, Monroe County shall adopt Land Development Regulations which 1 
provide a Concurrency Management System (See Capital Improvements Policy 2 
1401.4.5). The Concurrency Management System shall ensure that no permits will be 3 
issued for new development unless adequate stormwater management facilities needed to 4 
support the development at the adopted level of service standards are available concurrent 5 
with the impacts of development. 6 

 7 
Policy 1001.1.3 of the Monroe County 2010 Comprehensive Plan currently reads: 8 

 9 
By January 4, 1997, Monroe County shall adopt a Stormwater Management Ordinance 10 
which establishes level of service standards for the quality and quantity of stormwater 11 
discharges for single family residential development and redevelopment which utilizes 12 
Best Management Practices and Design Guidelines in their implementation. 13 

 14 
Policy 1001.1.4 of the Monroe County 2010 Comprehensive Plan currently reads: 15 

 16 
By January 4, 1997, in conjunction with the adoption of the Stormwater Management 17 
Ordinance, all improvements for replacement, expansion or increase in capacity of 18 
drainage facilities shall conform to the adopted level of service criteria for new 19 
development.  20 
 21 

Policy 1001.1.5 of the Monroe County 2010 Comprehensive Plan currently reads: 22 
 23 
By January 4, 1997, Monroe County shall adopt Land Development Regulations which 24 
ensure county review of all development permits for compliance with adopted 25 
stormwater management design criteria prior to approval by the issuing agency.  26 

 27 
MCC §114-3 was last revised with Ordinance No. 033-2005. 28 

 29 
III REVIEW 30 
 31 

Currently, applicants are required to submit stormwater management plans for any placement 32 
of structure that changes the design peak discharge rate, volume or pollution load of 33 
stormwater runoff, or impervious coverage of site area of the site on which the structure is 34 
located.  Resurfacing of existing impervious areas are not exempt under current code. 35 

 36 
The current regulations within the Land Development Code addressing stormwater provide 37 
limited exemptions for sites maintaining existing impervious area.  The requirement of a 38 
stormwater management plan for any modification of existing impervious area can increase 39 
cost at a disproportionate rate in relation to the dollar value of the improvement.  As a result, 40 
improvements are postponed and may result in unsafe site conditions. 41 
 42 
Staff is proposing clear exemptions to the requirement of stormwater management plans, 43 
including maintenance of existing impervious areas.  44 
 45 
 46 
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Therefore, staff recommends the following changes (deletions are stricken through and 1 
additions are underlined): 2 
 3 
Sec. 114-3. Surface water management criteria. 4 

 5 
(a) Intent.  It is the intent of this section to establish guidelines and criteria for the safe 6 
 management and disposal of stormwater runoff from developed areas that will minimize or 7 
 eliminate any resultant adverse impacts on the surface water, groundwater, and other 8 
 natural resources of the county. These procedures are intended to assist in protection of the 9 
 vital water resources of the Florida Keys, including the reservoir of freshwater on Big Pine 10 
 Key and the near shore waters of both Florida Bay and the Atlantic Ocean.  11 
 12 
(b) Jurisdiction.  The subject area shall be the unincorporated sections of the county. However, 13 
 because stormwater does not follow political boundaries, municipalities should, within 12 14 
 months of the effective date of the ordinance from which this section is derived, adopt and 15 
 implement stormwater management ordinances reflective of the conditions in their 16 
 corporate jurisdictions.  17 
 18 
(c)  Applicability. This Chapter and all regulations adopted hereunder shall apply to all land 19 
 located within the unincorporated areas of Monroe County.  Single-family and duplex 20 
 homes are required to observe best management practices (BMP's) as identified in the 21 
 sections of the county's manual of stormwater management practices clearly labeled as 22 
 applicable to single-family and duplex homes. In addition, regulation of stormwater 23 
 management practices for single-family and duplex homes will be limited to the criteria, 24 
 administrative procedures, and maintenance/retrofitting requirements identified in 25 
 subsection (d) of this section and other applicable provisions of the land development 26 
 regulations and comprehensive plan.  All applications for a county building permit will be 27 
 required to contain a stormwater management plan with the following exceptions: except 28 
 those identified in subsection (d) 29 
 30 
 (1) Maintenance work on existing mosquito drainage structures for public health and 31 
 welfare purposes, provided that the activities do not increase peak discharge rate or 32 
 pollution load;  33 
 (2) Except in the case of single-family and duplex homes, maintenance, alteration or 34 
 improvement of an existing structure on site that will not increase the designed peak 35 
 discharge rate, volume pollution load of stormwater runoff, or impervious coverage of site 36 
 area of the site on which that structure is located. Placement of a new structure that does 37 
 not change the designed peak discharge rate, volume or pollution load, or increase 38 
 impervious coverage of site area of stormwater runoff from the site, is also exempt. 39 
 Resurfacing of existing impervious areas is not exempt under this provision;  40 
 (3) Emergencies requiring immediate action to prevent material harm or danger to persons 41 
 when obtaining a permit is impractical and would cause undue hardship in protection of 42 
 property from fire, violent storms, hurricanes, or other hazards. A report of the emergency 43 
 action shall be made to the county administrator as soon as practicable. All emergency 44 
 action shall also be temporary in nature and be reversed or appropriately remedied after the 45 
 emergency has passed; and  46 
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 (4)  Single-family and duplex homes built on individual lots that are part of an existing 1 
 subdivision, provided a stormwater management system approved by the Monroe County 2 
 Growth Management Division or South Florida Water Management District is in place, and 3 
 is provided as part of the application materials. 4 
 5 
(d) Exemptions. 6 
Notwithstanding any other provisions of this Chapter, the following activities are exempt, 7 
unless otherwise required by State or Federal Law: 8 
 9 

(1) Maintenance work on existing mosquito drainage structures for public health and 10 
welfare purposes, provided that the activities do not increase peak discharge rate or 11 
pollution load;  12 

 13 
(2) Single-family and duplex homes built and disturbing less than 2,500 sq. ft. to 1 acre  14 

and not part of a  larger common plan of development or sale, including: additions to 15 
existing single-family  detached dwellings; accessory structures to single-family 16 
detached  dwellings; and demolitions of  single-family detached dwellings or 17 
accessory structures all  subject to the following; 18 

 19 
a) The proposed construction meets one of the following conditions: 20 

i)  Total imperviousness on the lot will be less than 2,500 square feet  to #,###  21 
sq. ft. or 20% of the lot area, whichever is greater; or 22 

ii) Water quality controls meeting requirements in effect at the time were 23 
provided with the original subdivision construction and are currently in 24 
place; or control. 25 

 26 
(3) Proposed routine maintenance of projects other than single family and duplex shall 27 

meet one of the following conditions: 28 
(i) The maintenance is performed to maintain the original line and grade, or 29 

original construction of the project. 30 
(ii) The proposed maintenance results in a cumulative total of less than 50 percent 31 

of permitted impervious repair of the site since 2006. 32 
(iii) The proposed maintenance is certified by a licensed engineer’s  demonstrating 33 

that the resurfacing will not increase the design peak discharge rate, volume 34 
pollution load of stormwater runoff, or impervious coverage of the site; 35 

 36 
(4)  Emergencies requiring immediate action to prevent material harm or danger to persons 37 

when obtaining a permit is impractical and would cause undue hardship in protection of 38 
property from fire, violent storms, hurricanes, or other hazards. A report of the 39 
emergency  action shall be made to the county administrator as soon as 40 
practicable. All emergency action shall also be temporary in nature and be reversed or 41 
appropriately remedied after the  emergency has passed; and  42 

 43 
(5) Maintenance, repair, or installation of underground or overhead utility facilities, such 44 

as, but not limited to, pipes, conduits and vaults, and that includes replacing the ground 45 
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surface with in-kind material or materials with similar runoff characteristics. are not 1 
required to comply with this Section. 2 

 3 
(6) Installation of a new or replacement of an existing public drainage system, public 4 

combined sewer, public sanitary sewer, or public water supply system in the public 5 
right-of-way. 6 

 7 
(7) Installation of underground or overhead utility facilities that are integral with and 8 

contiguous to a road-related project. 9 
 10 
(8) Road maintenance limited to the following activities:  11 

 12 
(i) Pothole and square cut patching; 13 
(ii) Overlaying existing asphalt or concrete or brick pavement with asphalt or 14 

concrete without expanding the area of coverage; 15 
(iii) Shoulder grading; 16 
(iv) Reshaping or regrading drainage ditches; 17 
(v) Crack sealing; and 18 
(vi) Vegetation maintenance. 19 

 20 
 21 
(d) (e)  Single-family and duplex homes. 22 
 23 

*  *  *  *  *  *  * 24 
 25 
(e) (f)  General criteria. 26 
 27 

*  *  *  *  *  *  * 28 
 29 
(f) (g)  Technical criteria. 30 
 31 

*  *  *  *  *  *  * 32 
 33 
(g) (h) Stormwater management plans. 34 
 35 

*  *  *  *  *  *  * 36 
 37 
(h) (i) Manual and brochure of stormwater management practices. 38 
 39 

*  *  *  *  *  *  * 40 
 41 
(i) (j) Administration. 42 
 43 

*  *  *  *  *  *  * 44 
 45 
 46 
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(j) (k) Maintenance and inspection. 1 
 2 

*  *  *  *  *  *  * 3 
 4 

(k) (l) Enforcement and penalties. 5 
 6 

*  *  *  *  *  *  * 7 
 8 
(l) (m) Appeals. 9 
 10 

*  *  *  *  *  *  * 11 
 12 

 13 
IV RECOMMENDATION 14 

 15 
Staff has found that the proposed text amendment would be consistent with the provisions of 16 
MCC §102-158(d)(5)(b): 1. Changed projections (e.g., regarding public service needs) from 17 
those on which the text or boundary was based; 2. Changed assumptions (e.g., regarding 18 
demographic trends); 3. Data errors, including errors in mapping, vegetative types and 19 
natural features described in volume I of the plan; 4. New issues; 5. Recognition of a need for 20 
additional detail or comprehensiveness; or 6. Data updates.  Specifically, staff has found that 21 
the proposed text amendments are necessary due to recognition of a need for additional detail 22 
or comprehensiveness. 23 
 24 
Staff recommends that the Board of County Commissioners amend the Monroe County Code 25 
as stated in the text of this staff report. 26 
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