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                                     DEVELOPMENT REVIEW COMMITTEE
 

Tuesday, April 29, 2014
 

AGENDA
 

The Monroe County Development Review Committee will conduct a meeting on Tuesday, April 29, 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, Principal Planner
Ed Koconis, Principal Planner
Matt Coyle, Sr. Planner
Barbara Bauman, Planner
Karl Bursa, Planner
Gail Creech, Sr. Planning Commission Coordinator
 
CHANGES TO THE AGENDA
 
MINUTES FOR APPROVAL

 
MEETING
 
New Items:
 
1.  Florida Keys Mosquito Control District (proposed), Overseas Highway (US 1), Big Coppitt Key, approximate mile marker 10.5:
A public meeting concerning a request for a Minor Conditional Use Permit. The requested approval is required for the
development of a proposed Florida Keys Mosquito Control District facility, comprised of public and light industrial uses. The
subject property is legally described as Tract D, Porpoise Point Section #4 subdivision (Plat Book 5, Page 118), Big Coppitt Key,
Monroe County, Florida, having real estate number 00155830.000000.
(File 2014-045)
2014-045 SR DRC 04.29.14.PDF
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2014-045 FILE.PDF
2014-045 Combined Traffic.pdf
2014-045 COMBINED Plans Recvd 04.07.14.PDF
 
2. Stock Island Marina Village, 700 and 7009 Shrimp Road, Stock Island, mile marker 5:  A public hearing concerning a request
for a Development Agreement between Monroe County, Florida and Longstock II, LLC. The requested agreement relates to the
redevelopment of an existing mixed use marina, to include commercial retail, office, light industrial and hotel uses. The residential
density would not exceed 100 transient residential units. Not including accessory structures related to residential uses, the
nonresidential floor area would not exceed 80,000 square feet. New residential or nonresidential buildings shall not exceed 35 feet
in height. The subject property is described as parcels of land in Section 35, Township 67 South, Range 25 East, Stock Island,
Monroe County, Florida, having real estate numbers 00123720.000100, 00123720.000200 and 00123760.000200.
(File 2014-026)
2014-026 SR DRC 04.29.14.PDF
2014-026 FILE.PDF
2014-026 Master Site Plan.pdf
 
3.  Key Largo Ocean Resort Condominium, 94825 Overseas Highway, Key Largo, mile marker 94.8: A public hearing concerning a
request for a Development Agreement between Monroe County, Florida and Key Largo Ocean Resort Condominium Association,
Inc. (KLOR). The requested agreement relates to the development of 285 permanent, market-rate dwelling units, and accessory
structures/uses thereto, on the property. No structures will be higher than 35 feet.  The subject property is described as a parcel of
land in Sections 13 and 14, Township 62 South, Range 38 East, Key Largo, being part Tract 10 and part Tract 11 of Southcliff
Estates (Plat Book 2, Page 45), Monroe County, Florida, having real estate numbers 00483401.000100 through 00483401.028500
and 00483402.000000.
(File 2014-040)
2014-040 SR DRC 04.29.14.PDF
2014-040 FILE.PDF
2014-040 COMBINED Surveys.PDF
2014-040 Recvd 03.24.14 Site Plan.PDF
 
4. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE MONROE COUNTY
FUTURE LAND USE MAP FROM INDUSTRIAL (I)  TO COMMERCIAL (C) FOR PROPERTY LOCATED AT APPROXIMATE MILE
MARKER 9, DESCRIBED AS FIVE PARCELS OF LAND IN SECTION 21, TOWNSHIP 67 SOUTH, RANGE 26 EAST, ROCKLAND
KEY, MONROE COUNTY, FLORIDA, HAVING REAL ESTATE NUMBERS 00122080.000000, 00122030.000000,
00122081.000200, 00122010.000000 AND 00121990.000000, AND FROM MIXED USE/COMMERCIAL FISHING (MCF) AND
INDUSTRIAL (I) TO MIXED USE/COMMERCIAL (MU) FOR PROPERTY LOCATED AT APPROXIMATE MILE MARKER 9,
DESCRIBED AS A PARCEL OF LAND IN SECTION 21, TOWNSHIP 67 SOUTH, RANGE 26 EAST, BIG COPPITT KEY,
MONROE COUNTY, FLORIDA, HAVING REAL ESTATE NUMBER 00120940.000100, AS PROPOSED BY ROCKLAND
OPERATIONS, LLC AND ROCKLAND COMMERCIAL CENTER, INC.; 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 FUTURE LAND USE MAP; PROVIDING FOR AN
EFFECTIVE DATE.
(File 2012-068)
2012-068 SR DRC 04.29.14.pdf
2012-068 FILE.PDF
2012-068 COMBINED Survey-Plans Recvd 04.01.14.PDF
 
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”.
 
ADJOURNMENT 
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2013 LEVEL OF SERVICE AND RESERVE CAPACITY

 ADJUSTED MEDIAN 2013 2012
SEGMENT LENGTH   POSTED SPEED  LOS C TRAVEL    LOS RESERVE MAXIMUM RESERVE 5% ALLOCATION MAXIMUM RESERVE 5% ALLOCATION

(miles)  Limits Average  SIGNAL  CRITERIA SPEED  SPEED VOLUME BELOW LOS C VOLUME BELOW LOS C
 (mph) (mph) (mph)  (mph) (mph)  (mph) (trips)  (trips)  (trips)  (trips)

1 Stock Island (4.0 - 5.0) 1.1 4-L/D 35/45/55 42.2 N/A 22.0 33.1 B 11.1 2,022 N/A 1,822 N/A
2 Boca Chica (5.0- 9.0) 3.9 4-L/D 45/55 54.6 N/A 50.1 57.1 A 7.0 4,521 N/A 4,779 N/A
3 Big Coppitt (9.0- 10.5) 1.5 2-L/U 45/55 46.5 N/A 42.0 46.5 B 4.5 1,118 N/A 373 N/A
4 Saddlebunch (10.5- 16.5) 5.8 2-L/U 45/55 53.6 N/A 49.1 51.2 C 2.1 2,017 N/A 2,881 N/A
5 Sugarloaf (16.5- 20.5) 3.9 2-L/U 45 45.0 4.4 36.1 47.4 A 11.3 7,298 N/A 1,938 N/A
6 Cudjoe (20.5- 23.0) 2.5 2-L/U 45 45.0 N/A 40.5 48.0 A 7.5 3,105 N/A 1,822 N/A
7 Summerland (23.0- 25.0) 2.2 2-L/U 45 45.0 N/A 40.5 44.9 B 4.4 1,603 N/A 1,530 N/A
8 Ramrod (25.0- 27.5) 2.3 2-L/U 45 45.0 N/A 40.5 45.8 B 5.3 2,019 N/A 2,019 N/A
9 Torch (27.5- 29.5) 2.1 2-L/U 45 45.0 N/A 40.5 47.9 A 7.4 2,573 N/A 2,400 N/A

10 Big Pine (29.5- 33.0) 3.4 2-L/U 45 45.0 3.6 36.9 40.1 B 3.2 1,802 N/A 1,182 N/A
11 Bahia Honda (33.0- 40.0) 7.0 2-L/U (70%) 45/50/55 52.4 N/A 47.9 5.8 6,723 N/A 6,839 N/A

4-L/D (30%)
12 7-Mile Bridge (40.0- 47.0) 6.8 2-L/U 45/50/55 54.5 N/A 50.0 54.9 B 4.9 5,518 N/A 3,378 N/A
13 Marathon (47.0- 54.0) 7.3 2-L/U (13%) 35/45 42.1 N/A 22.0 13.8 16,683 N/A 17,771 N/A

4-L/D (87%)
14 Grassy (54.0- 60.5) 6.4 2-L/U 45/55 54.5 1.5 48.5 51.0 C 2.5 2,650 N/A 2,756 N/A
15 Duck (60.5- 63.0) 2.7 2-L/U 55 55.0 N/A 50.5 47.8 D -2.7 (1,207) 4 1,118 N/A
16 Long (63.0- 73.0) 9.9 2-L/U 45/55 53.4 N/A 48.9 51.2 C 2.3 3,771 N/A 5,902 N/A
17 L Matecumbe (73.0- 77.5) 4.5 2-L/U 55 55.0 N/A 50.5 49.9 D -0.6 (447) 4 (969) 950
18 Tea Table (77.5- 79.5) 2.2 2-L/U 55 55.0 N/A 50.5 47.4 E -3.1 (1,129) 4 (1,785) 0
19 U Matecumbe (79.5- 84.0) 4.1 2-L/U 45/55 46.4 N/A 41.9 40.2 D -1.7 (1,154) 3 136 N/A
20 Windley (84.0- 86.0) 1.9 2-L/U 45 45.0 N/A 40.5 41.2 C 0.7 220 N/A 252 N/A
21 Plantation (86.0- 91.5) 5.8 2-L/U 45 45.0 3.6 36.9 41.3 B 4.4 4,226 N/A 4,898 N/A
22 Tavernier (91.5- 99.5) 8.0 4-L/D 45/50 47.2 2.0 40.7 46.9 A 6.2 8,214 N/A 10,863 N/A
23 Key Largo (99.5- 106.0) 6.8 4-L/D 45 45.0 3.2 37.3 43.9 A 6.6 7,432 N/A 11,936 N/A
24 Cross (106.0- 112.5) 6.2 2-L/U 45/55 51.5 N/A 47.0 52.9 B 5.9 6,058 N/A 8,727 N/A

Overall 108.3 45.0 45.9 C 0.9 16,692

File:T:\MonroeCounty\2013\2013TTDS\APPENDIX\13CPCITY
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URS Corporation Southern 
7800 Congress Avenue, Suite 200 
Boca Raton, FL 33487-1350 
Tel: 561.994.6500 
Fax: 561.994.6524 

April 17, 2014 
 
Ms. Patricia Smith – Transportation Planning Manager via eMail & US Mail 
MONROE COUNTY PLANNING DEPARTMENT 
102050 Overseas Highway, Room 212 
Key Largo, FL 33037 
 
 Re: Florida Keys Mosquito Control District – Big Coppitt Key (US 1 – MM 10) 

 Level I Traffic Impact Study - Review 
 
Dear Ms. Smith: 
 
We have reviewed the traffic impact study dated April 2014, submitted by KBP Consulting, Inc. for the 

applicant William P Horn Architect PA, and received via email on April 10, 2014.  
 

 Background data: The 1.28 acre site is located at 905 Overseas Highway; and it is currently vacant. The 
Florida Keys Mosquito Control District is proposing to relocate the Lower Keys offices from Stock Island to the 
subject site on Big Coppitt Key. The facility will consist of 4,200 square feet (sf) of office space, 1,600 sf of 
storage area, 1,900 sf of vehicle storage/maintenance area; and parking areas for employees, visitors and 
District vehicles. 
 

 Site Plan: A reduced size site plan is included with the traffic report. It shows two proposed driveways; one 
with access to Diamond Drive and another with access to Aquamarine Drive.  
 

 Trip Generation: The trip generation for this traffic study is based on the actual documented operations at the 
existing site on Stock Island. The use of trip generation from the existing site is appropriate since no increase 
in the number of employees or operations is planned for the proposed site on Big Coppitt Key. A comparison 
with ITE Trip Generation Manual - 9th Edition rates indicate that daily volumes are comparable and peak hour 
volumes are higher; therefore, the use of the existing site volumes is more conservative. The proposed 
redevelopment is anticipated to generate 160 daily trips, of which 59 and 51 are AM and PM peak hour trips.  
 

 U.S. 1 Traffic Impact and Reserve Capacity: Reserve capacities for US 1 Segments # 1 through 9 are 
identified to have adequate reserve capacity to accommodate the project trips. 
 

 
We agree with the findings of the Level I Traffic Impact Study that US 1 (Overseas Highway) has 

adequate capacity to accommodate the traffic impacts generated by the proposed development of Florida Keys 
Mosquito Control District – Big Coppitt Key Center. Should you have any questions, feel free to call me. 

 
Sincerely, 
 
URS Corporation Southern 
 
 
John Arrieta, PE, PTOE 
Senior Traffic Engineer/Transportation Planner 
 

cc:  Mr. Joe Haberman  
Planning and Development Review Manager, 
Monroe County 
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 5 

MEMORANDUM  6 
MONROE COUNTY PLANNING & ENVIRONMENTAL RESOURCES DEPARTMENT 7 

We strive to be caring, professional and fair 8 
 9 

To:  Monroe County Development Review Committee &  10 
Townsley Schwab, Senior Director of Planning & Environmental Resources  11 

 12 
From: Edward Koconis, AICP Principal Planner  13 

 14 
Date: April 22, 2014 15 
 16 
Subject: Request by Rockland Operations, LLC and Rockland Commercial Center, Inc. to 17 

amend the Comprehensive Plan Future Land Use Map from Industrial (I) and 18 
Mixed Use/Commercial Fishing (MCF) to Commercial (COMM) and Mixed Use 19 
Commercial (MC) for a total of six parcels on Rockland and Big Coppitt Keys 20 

 21 
Meeting: April 29, 2014 22 

 23 
I. REQUEST   24 

 25 
Rockland Operations, LLC (“Rockland Operations”) and Rockland Commercial Center, Inc. 26 
(“Rockland Commercial Center”) have requested to amend the Comprehensive Plan Future Land 27 
Use Map (FLUM) for five parcels of land on Rockland Key having real estate numbers 00122080-28 
000000, 00122030-000000, 00122081-000200, 00122010-000000, and 00121990-000000 from 29 
Industrial (I) to Commercial (COMM); and for one parcel of land on Big Coppitt having real estate 30 
number 00120940-000100 from Mixed Use/Commercial Fishing (MCF) and Industrial (I) to Mixed 31 
Use/Commercial (MC). 32 
 33 
 34 

II. BACKGROUND INFORMATION 35 
 36 
A. Relevant Actions: 37 

 38 
The Application was originally submitted on May 18, 2012 on behalf of Rockland Operations, 39 
LLC, Frank P. Toppino Limited Partnership, Frank P. Toppino Land Trust No. 1, Rockland 40 
Recycling Center, Inc., Edward Toppino Family Limited Partnership, Edward Toppino Sr. Land 41 
Trust, Frank P. Toppino Family Limited Partnership, and Toppino Land Trust, LLC 42 
(collectively, “Toppino Family Companies”).  The original request was to amend the Future 43 
Land Use Map for 25 parcels on Rockland and Big Coppitt Keys from Industrial and Mixed 44 
Use/Commercial Fishing to Mixed Use/Commercial.  The request was reviewed by the 45 
Development Review Committee (DRC) on November 27, 2012 with a recommendation of 46 
denial, due to the proposed significant allowed increase in residential (+375 dwelling units) and 47 
transient (+1,202 rooms/spaces) density, and its related issues including limited ROGO 48 



2 

allocations, potential increases to hurricane evacuation time, and the location of said density 1 
being within the 65+DNL (day-night average sound level) which based upon Navy 2 
documentation includes recommendations to prohibit residential development.  Staff at that time 3 
recommended the applicant consider the Commercial (COMM) FLUM category ads that 4 
category allows similar uses and intensity but does not include a residential component. 5 
 6 
The applicant had amended and reduced the request to the Rockland Operations and Rockland 7 
Commercial Center requesting to amend the FLUM for six parcels on Rockland and Big Coppitt 8 
Keys from Industrial (I) and Mixed Use/Commercial Fishing (MCF) to Mixed Use/Commercial 9 
and Commercial (COMM). 10 
 11 
During Applicant’s revisions to the request the Toppino Family Companies transferred multiple 12 
parcels subject to the request from various entities to Rockland Operations for estate planning 13 
purposes.  The subject parcels are highlighted in Figure 1below: 14 

 15 

 16 
               Figure 1. 17 
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Previously, the total proposed amount of upland acreage proposed to be amended to Mixed 1 
Use/Commercial (MC) was approximately 84 acres of upland.  This amended request eliminates 2 
approximately 70 upland acres, resulting in the current request of approximately 15 acres to MC.  3 
The Application also requests to amend the FLUM of approximately 27 acres of upland currently 4 
designated Industrial (I) and proposes to amend those parcels to Commercial (COMM).  Property 5 
information regarding the subject properties is shown in Table 1 below. 6 

 7 
Table 1. 8 

Property 
Owner(s) 

Real 
Estate 

Number 

Property 
Location 

(Key) 

Current 
FLUM 

Proposed 
FLUM 

Current
Zoning Tier Land Area* 

Notes  
(Review of 
Property 

Appraiser Data) 

Rockland 
Operations, 

LLC 

00120940
-000100 Big Coppitt I 

& MCF MC I 
& CFA Tier III 14.83 survey 

Vacant 
 

(7.02 acres listed as 
Environmentally 

sensitive) 

Rockland 
Operations, 

LLC 

00122030
-000000 Rockland I COMM I Tier III 1.40 Open Storage  

Rockland 
Commercial 
Center Inc. 

00122010
-000000 Rockland I COMM I Tier III 3.18 

Vacant 
 

(1.63 acres listed as 
Environmentally 

Sensitive) 

Rockland 
Commercial 
Center Inc. 

00121990
-000000 Rockland I COMM I Tier III 3.32  

 

Vacant 
 

(5.85 acres listed as 
Environmentally 

Sensitive) 

Rockland 
Operations, 

LLC 

00122080
-000000 Rockland I COMM I Tier III 15.28 

Vacant – some 
open storage 

 
(26.08 acres listed 
as Environmentally 

sensitive) 

Rockland 
Operations, 

LLC 

00122081
-000200 Rockland I COMM I Tier III 4.49 Open Storage 

         

Total* (upland acres estimated from Survey/ Property Appraiser Data) 42.50  
 9 
 10 
 11 
 12 
 13 
 14 
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B. Legal Description   1 
 2 

Each Parcel’s legal description is attached. 3 

A survey of the properties subject to the application has been provided; however, a boundary 4 
survey for one parcel (00122081-000200) has not been submitted. Calculations included in this 5 
report are based on the values provided in the above table.  If the amount of upland area provided 6 
on the boundary survey differs, then calculations are subject to change. 7 

 8 

C. Current Comprehensive Plan FLUM Policies 9 

Policy 101.4.7  10 
The principal purpose of the Industrial land use category is to provide for the development of 11 
industrial, manufacturing, and warehouse and distribution uses. Other commercial, public, 12 
residential, and commercial fishing-related uses are also allowed. 13 
 14 
Policy 101.4.6 15 
The principal purpose of the Mixed Use/ Commercial Fishing land use category is to provide for 16 
the maintenance and enhancement of commercial fishing and related traditional uses such as 17 
retail, storage, and repair and maintenance which support the commercial fishing industry. 18 
Residential uses are also permitted. In order to protect environmentally sensitive lands, the 19 
following development controls shall apply to all hammocks, pinelands, and disturbed wetlands 20 
within this land use category: 21 
 22 

1. only low intensity commercial uses shall be allowed 23 
2. a maximum floor area ratio of 0.10 shall apply; and 24 
3. maximum net residential density shall be zero. 25 

 26 
Policy 101.4.5 27 
The principal purpose of the Mixed Use/Commercial land use category is to provide for the 28 
establishment of commercial land use (zoning) districts where various types of commercial retail 29 
and office may be permitted at intensities which are consistent with the community character and 30 
the natural environment. Employee housing and commercial apartments are also permitted.  In 31 
addition, Mixed Use/Commercial land use districts are to establish and conserve areas of mixed 32 
uses, which may include maritime industry, light industrial uses, commercial fishing, transient 33 
and permanent residential, institutional, public, and commercial retail uses. 34 
 35 
This land use category is also intended to allow for the establishment of mixed use development 36 
patterns, where appropriate. Various types of residential and non-residential uses may be 37 
permitted; however, heavy industrial uses and similarly incompatible uses shall be prohibited. 38 
The County shall continue to take a proactive role in encouraging the maintenance and 39 
enhancement of community character and recreational and commercial working waterfronts. 40 
 41 
In order to protect environmentally sensitive lands, the following development controls shall 42 
apply to all hammocks, pinelands, and disturbed wetlands within this land use category: 43 
 44 
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1. only low intensity commercial uses shall be allowed; 1 
2. a maximum floor area ratio of 0.10 shall apply; and 2 
3. maximum net residential density shall be zero… 3 
 4 

Policy 101.4.21 5 
The principal purpose of the Commercial (COMM) future land use category is to provide for the 6 
establishment of commercial zoning districts where various types of commercial retail; highway-7 
oriented sales and services; commercial recreation; light industrial; public, institutional and 8 
office uses may be permitted at intensities which are consistent with the community character 9 
and the natural environment.  The commercial zoning districts established within this category 10 
are intended to serve the immediate vicinity or serve the Upper or Lower subarea.  This category 11 
is not intended to accommodate transient or permanent residential development. 12 
 13 
In order to protect environmentally sensitive lands, the following development controls shall 14 
apply to all Tier I lands within this land use category: 15 
 16 

1. only low intensity commercial uses shall be allowed; and 17 
2. a maximum floor area ratio of 0.15 shall apply. 18 
 19 
  20 

D. Evaluation of existing uses versus proposed uses corresponding with the requested FLUM 21 
amendment  22 

  23 
The allowed uses based upon FLUM designations are shown in Table 2 below. 24 

 25 
Table 2. 26 

Allowed Uses Based Upon FLUM Designations 
 

Mixed Use/Commercial 
Fishing FLUM Industrial FLUM Mixed Use/Commercial FLUM Commercial FLUM 

Industrial (Light) Industrial (Light & Heavy) Industrial (Light) Industrial (Light) 
  Maritime Industry  

Storage & Repair    
Marina Marina Marina Marina 

Commercial Fishing-
Related Uses Commercial Fishing Commercial Fishing  

Commercial Retail  Commercial Retail Commercial Retail 
 Restaurants  Highway Oriented Sales 

and Services 
  Commercial Recreation Commercial Recreation 

Residential 
 

Transient and Permanent 
Residential  

  Institutional Residential  
  

Commercial Apartments 
Employee Housing and 
Commercial apartments  

 Public Public Public 
 Institutional Institutional Institutional 
 Office Office Office 

 27 
 28 
 29 
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E. Density & Intensity standards of existing FLUM designation and the requested FLUM 1 
amendment 2 

 3 
The existing and proposed FLUM categories and potential density and intensity are listed in 4 
Table 3 below. 5 

 6 
  Table 3. 7 

 Future Land Use Category Allocated Density 
(per acre) 

Maximum Net Density 
(per buildable acre) 

Maximum Intensity 
(floor area ratio) 

E
xi

st
in

g Industrial (I) 1 du 
0 rooms/spaces 

2 du 
N/A 0.25-0.60 

Mixed Use/Commercial 
Fishing (MCF) 

Approx. 3-8 du 
0 rooms/spaces 

12 du 
0 rooms/spaces 0.25-0.40 

Pr
op

os
ed

 Mixed Use/Commercial 
(MC) 

1-6 du 
5-15 rooms/spaces 

6-18 du 
10-25 rooms/spaces 0.10-0.45 

Commercial (COMM) 0 du 
0 rooms/spaces 

N/A 
N/A 0.15-0.50 

 8 
 9 

F. Other Analysis – Military Compatibility: 10 
On May 22, 2012, the County adopted amendments to the Comprehensive Plan to address 11 
military compatibility criteria.  These Comprehensive Plan amendments require applicants for 12 
FLUM amendments within the MIAI (Military Installation Area of Impact) received after the 13 
effective date of the policies (July 19, 2012) to provide a supplemental noise study, based on 14 
professionally accepted methodology, if NASKW indicates the property is within a noise zone 15 
greater than 65 DNL.  The original (Toppino Family Companies) FLUM Amendment request 16 
was submitted prior to the effective date of the recently adopted Military Compatibility Policies 17 
and does not trigger any of the additional noise study requirements. 18 

 19 
The Navy issued the Record of Decision on October 31, 2013, for the Final Environmental 20 
Impact Statement (EIS) for Naval Air Station Key West Airfield Operations. In the Final EIS, 21 
the Navy approved “Alternative 2” as the preferred alternative, and the associated noise 22 
contours. The noise contours are shown Figure 2 on the following page. 23 

 24 
The results of the EIS analysis produced a map of contours of the noise environment from NAS 25 
Key West airfield operations which identifies the subject properties within the 65-69 DNL (blue 26 
solid contour), 70-74 DNL (green solid contour) and 75-79 DNL (yellow solid contour).  A 27 
magnified excerpt of the noise contours are shown in Figure 3 on the following page. 28 

 29 
The FLUM request would eliminate all but approximately 2.3 acres of potential residential uses 30 
on property located in the 70-74 DNL, directing potential future residential uses onto property 31 
located within the 65-69 DNL.   32 

 33 
 34 
 35 
 36 
 37 
 38 
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 1 
Figure 2. 2 
 3 
 4 

 5 
Figure 3. 6 
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Residential Uses 1 
 2 
As can be readily ascertained from the Navy Air Installation Compatibility Use Zones 3 
(“AICUZ”) Land- Use Compatibility Recommendations (Tables 4a-d on pages 9-12) residential 4 
uses are strongly discouraged in the 70-74 DNL.  Currently, approximately 36 acres subject to 5 
this amendment already permit residential uses within this zone. 6 
 7 
This amendment would remove all but approximately 12.5 acres of potential residential uses 8 
from the properties located within the 70-74 DNL (and remove any potential of residential uses 9 
from the 75-79 DNL) and simultaneously permit the parcels located within a 65-69 DNL noise 10 
zone to increase their residential density.  Therefore the potential residential density would be 11 
relocated from higher to lower DNL zones. 12 
 13 
Additionally, according to the Navy’s AICUZ Land-Use Compatibility Recommendations, 14 
residential uses are only discouraged in the 65-69 DNL (and strongly discouraged in the 70-74 15 
DNL) and are recommended to be located in other areas unless a study is undertaken identifying 16 
the need for housing. 17 
 18 
Monroe County has already undertaken numerous studies, including its most recent EAR which 19 
identifies the need for affordable housing in the lower Florida Keys.  The proposed FLUM 20 
amendment could assist in addressing this need.  Moreover, the parcel proposed for an increase 21 
in density is mainly within the 65-69 DNL and adjacent to an existing, developed residential 22 
subdivision within the Residential High future land use designation.  The amendment to a Mixed 23 
Use/Commercial designation would allow a variety of residential and commercial uses 24 
compatible with the neighboring residential neighborhood. 25 
 26 
There is a potential increase of up to 24 residential dwelling units or 222 transient units (or 27 
combination of these two types of units.)  Both household units and transient lodgings are 28 
strongly discouraged in the 70-74 DNL and discouraged in the 65-69 DNL; and household units 29 
are listed by the Navy as not compatible and should be prohibited in the 75-79 DNL.  The 30 
proposed amendment would serve to move these potential units completely out of the 75-79 31 
DNL and leave only approximately 2.3 acres available for residential development in the 70-74 32 
DNL.  The vast majority of potential residential development would be relocated in the 65-69 33 
DNL, which is the lowest noise level on the subject properties. 34 

 35 
 36 

Non-Residential Uses 37 
 38 
The Application reduces the total potential non-residential square footage by up to 188,854 39 
square feet.  Additionally, the properties subject to the requested FLUM amendment to 40 
Commercial (COMM) are located within the 70-74 DNL and 75-79 DNL.  Commercial uses 41 
such as commercial retail, industrial and offices are all permissible within this noise level 42 
according to the Navy’s AICUZ Land-Use Compatibility Recommendations, albeit with 43 
recommendations of measures to achieve an outdoor to indoor noise level reduction of 25-30 44 
decibels for certain portions of these buildings. 45 
 46 

 47 
 48 
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      Table 4a. 1 

 2 
 3 
 4 
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      Table 4b. 1 

 2 
 3 
 4 
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      Table 4c. 1 

 2 
 3 



12 

      Table 4d. 1 

 2 
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G. Applicant’s Amendment Basis and Data & Analysis for the Requested FLUM Amendment: 1 
 2 

The Amendment contemplates the previously discussed changing trends in the economy 3 
and regulatory environment.  Furthermore, based on input from staff, and also review of 4 
the current adjoining uses surrounding the parcels, it has been determined that the 5 
proposed amendments allows the parcels to be utilized to their highest and best use with 6 
de minimis impacts on neighboring properties and the surrounding environment. 7 
 8 
Specifically, Rockland Key adjoins the Navy’s Boca Chica military air installation base 9 
which is subject to high noise events.  Part of Rockland Key is located within the Navy jet 10 
potential crash zone.  Therefore, currently, Rockland Key is not suitable for residential 11 
development.  The Industrial FLU permits residential development.  The newly enacted 12 
Commercial FLU does not permit residential development, but permits non-residential, 13 
commercial uses compatible with military air installations. 14 
 15 
In contrast, Rockland Operations’ property located on Big Coppitt Key is adjacent to a 16 
residential area that has a Future Land Use Map Designation Residential High (RH).  17 
Rockland Operations’ Big Coppitt property is also located next to an old burrow pit that 18 
is compatible with residential uses.  Currently, all studies identify a complete and total 19 
deficiency of scarified, undeveloped land suitable for future residential development in 20 
the lower keys close to the largest employment center of the lower keys, Key West.  21 
Specifically, land suitable for an affordable housing project.  Rockland Operations 22 
desires to develop such a project. 23 
 24 
According to Florida Housing data compiled by the University of Florida the 2012 25 
average home value price in unincorporated Monroe County was $551,485 [$478,985 26 
per Florida Housing Data Clearinghouse] compared to a statewide average of $160,174.  27 
Monroe County’s median gross rent for 2012 was $1,269 [$1,390 per 2012 American 28 
Community Survey 1-Year Estimates] compared to a statewide average of $981 [$954 29 
per 2012 American Community Survey 1-Year Estimates]. In Monroe County, the HUD 30 
Fair Market Rent in 2012, representing rent for a typical modest apartment, was $946 for 31 
a studio apartment, $1152 for a one-bedroom, $1,419 for a two-bedroom, $2,065 for a 32 
three-bedroom, and $2,211 for a four-bedroom unit.  33 
 34 
More alarming is the percentage of households whose mortgages exceed the HUD 35 
threshold for being considered cost burdened due to their mortgage payments.  36 
According to HUD, “Cost-burdened” households pay more than 30% of income for rent 37 
or mortgage costs.  This is also the standard used by the Florida Department of 38 
Economic Opportunity.  In 2009, 12,927 [5,848 unincorporated per Florida Housing 39 
Data Clearinghouse] Monroe County households (37%) pay more than 30% of income 40 
for housing. By comparison, 29% of households statewide are cost-burdened. 6,177 41 
[2,795 per Florida Housing Data Clearinghouse] households in [unincorporated] 42 
Monroe County (18%) pay more than 50% of income for housing! 43 
 44 
Of the 12,226 [4,278 per Florida Housing Data Clearinghouse] renters, Cost burdened 45 
households exceeding 30% of income is 5,124 [1,794 per Florida Housing Data 46 
Clearinghouse], of which, 2,423 [846 per Florida Housing Data Clearinghouse] 47 
households spend over 50% [50% or more] of their income on rent.  This equates to 42% 48 
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of households being cost burdened by rent and of this 42%, 20% of all households pay in 1 
excess of 50% of their income towards rent.  2 
 3 
From 2000-2010, the housing inventory has only increased 3% whereas in the prior 4 
decade, 1990-2000, the housing inventory increased almost 15%.  The drastic decline in 5 
new housing has led to higher home sales and rent prices leading to an ever increasing 6 
demand for affordable housing.  During the 1990s, Monroe County averaged 509 7 
building permits per year for residential homes, including averaging 96 building permits 8 
for multi-family housing.  From 2000-2010, multi-family building permits issued per year 9 
decreased to an average of 7.8 per year. 10 
 11 
In unincorporated Monroe County for the year 2010, 60.9% of the total households are 12 
estimated to have incomes in the moderate range or below.  As reported by the Monroe 13 
County Affordable Housing Report, dated November 2007, the County is the most cost 14 
burdened small-county in the State.  Monroe County has the highest affordability gap of 15 
all counties in the State.  An average of 5,545 households would need and qualify for 16 
affordable housing assistance.  By the year 2030, the percentage will increase to 62.4%.  17 
Monroe County’s adopted Comprehensive Plan Evaluation and Appraisal Report 18 
(“EAR”) recommends encouraging options for affordable housing.    The EAR further 19 
recommends that the County should consider the vast majority of the available dwelling 20 
units for development as multi-family so as to provide affordable housing.  The proposed 21 
FLUM amendment accomplishes this goal by rezoning 14 acres mixed use which can 22 
accommodate a multi-family affordable housing development project of significant size. 23 
 24 
 25 

III. PROPOSED AMENDMENTS 26 
 27 
Request to amend the FLUM designation from Industrial (I) to Commercial (C) for five parcels 28 
(00122080-000000, 00122030-000000, 00122081-000200, 00122010-000000, and 00121990-29 
000000) located on Rockland Key and from Industrial (I) and Mixed Use/Commercial Fishing 30 
(MCF) to Mixed Use/Commercial (MC) for one property (00120940-000100) located on Big Coppitt 31 
Key, identified in red on the following page with the Existing Conditions in Figure 4 and the  32 
Proposed Conditions in Figure 5. 33 
 34 
 35 
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 1 
Figure 4. 2 

 3 
Figure 5. 4 
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IV. ANALYSIS OF PROPOSED DENSITIES & INTENSITIES; COMPATABILITY; 1 
CONCURRENCY ANALYSIS; ETC. 2 

 3 
Compatibility: 4 

 5 
The approximate location of the proposed FLUM amendment is outlined in Figure 6 below in the 6 
magenta circle: 7 

 8 
 9 

 10 
 11 
 12 
 13 
 14 
 15 
 16 
 17 
 18 
 19 
 20 
 21 
 22 
 23 
 24 
 25 
 26 
 27 
 28 
 29 
 30 
 31 
 32 
 33 

         Figure 6. 34 
 35 

The properties neighboring the parcels that are the subject of the requested FLUM amendment are 36 
currently designated as Industrial, Residential High, Residential Medium and Mixed 37 
Use/Commercial Fishing.  The surrounding area includes a mix of uses, including but not limited to: 38 
commercial, office, heavy and light industrial, storage, warehouse, residential housing, public utility 39 
facilities and commercial fishing uses. 40 
 41 
 42 
 43 
 44 
 45 
 46 
 47 
 48 



17 

Additionally, all six of the subject parcels are designated as Tier III as shown below in Figure 7. 1 
 2 
 3 

 4 
 5 

 6 
Figure 7. 7 

 8 
The subject parcels are classified as “undeveloped land” and “water” (borrow pits).  Additionally, 9 
the subject parcels are designated as habitat for one (1) protected species (brown pelican – listed as a 10 
State Species of Special Concern); however, the County does not have any adopted development 11 
controls relative to the brown pelican. 12 
 13 
The development potential based upon the requested FLUM designations are illustrated in Table 5 14 
on the following page. 15 
 16 
 17 

 18 
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Table 5. 1 
Development Potential based upon requested Future Land Use Map Designation: 2 

 3 
Existing FLUM Type Adopted Standards Development Potential 

Mixed Use 
/Commercial 

Fishing(MCF) 
 

3.28 acres 

Residential Allocated Density/Acre Approx. 3 – 8 du Approx. 9 du - 26 du 

Transient Allocated Density/Acre 0 rooms/spaces 0 rooms/spaces 

Nonresidential Maximum Intensity 0.25-0.40 FAR 35,719 sf – 57,150 sf 

Proposed FLUM Type Adopted Standards Development Potential 
Mixed Use 

/Commercial (MC) 
 

3.28 acres 

Residential Allocated Density/Acre 1 – 6 du 3 du – 19 du 

Transient Allocated Density/Acre 5 - 15 rooms/spaces 16 - 49 rooms/spaces 

Nonresidential Maximum Intensity 0.10-0.45 FAR 14,287 sf - 64,294 sf 
 

Existing FLUM Type Adopted Standards Development Potential 

Industrial (I) 
 

11.55 acres 

Residential Allocated Density/Acre 1 du 11 du 
Transient Allocated Density/Acre 0 rooms/spaces 0 rooms/spaces 

Nonresidential Maximum Intensity 0.25-0.60 FAR 125,779 sf - 301,870 sf 
Proposed FLUM Type Adopted Standards Development Potential 

Mixed Use 
/Commercial (MC) 

 
11.55 acres 

Residential Allocated Density/Acre 1 – 6 du 11 - 69 du 

Transient Allocated Density/Acre 5 - 15 rooms/spaces 57 - 173 rooms/spaces 

Nonresidential Maximum Intensity 0.10-0.45 FAR 50,311 sf - 226,403 sf 
 

Existing FLUM Type Adopted Standards Development Potential 

Industrial (I) 
 

27.67 acres 

Residential Allocated Density/Acre 1 du 27 du 

Transient Allocated Density/Acre 0 rooms/spaces 0 rooms/spaces 

Nonresidential Maximum Intensity 0.25-0.60 FAR 301,326 sf - 723,183 sf 
Proposed FLUM Type Adopted Standards Development Potential 

Commercial 
(COMM) 

 
27.67 acres 

Residential Allocated Density/Acre 0 du 0 du 

Transient Allocated Density/Acre 0 rooms/spaces 0 rooms/spaces 

Nonresidential Maximum Intensity 0.15-0.50 FAR 180,795  sf - 602,652 sf 
 
Net Change in 
Development 
Potential  

Residential: +24 du 
Transient: +222 rooms/spaces 
Nonresidential: (-188,854) sf 

Net Change in 
Development 
Potential based 
on FLUM 

MCF to MC 
Residential: (-7) du 
Transient: +49 rooms/spaces 
Nonresidential: +7,144 sf  

I to MC 
Residential: +58 du 
Transient: +173 rooms/spaces 
Nonresidential: (-75,467) sf 

I to COMM 
Residential: (-27) du 
Transient: +0 rooms/spaces 
Nonresidential: (-120,531) sf 

 4 
Note: The above table provides an approximation of the development potential for residential, transient and commercial development.  5 
Please note, Section 130-156 of the Land Development Code states: “The density and intensity provisions set out in this section are 6 
intended to be applied cumulatively so that no development shall exceed the total density limits of this article. For example, if a 7 
development includes both residential and commercial development, the total gross amount of development shall not exceed the 8 
cumulated permitted intensity of the parcel proposed for development.” 9 
 10 
 11 
 12 
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Maintaining Hurricane Evacuation & Discouraging Increases in Density/Intensity: 1 
 2 
Monroe County Rule 28-20.140, F.A.C. (ratified by the Legislature in 2011), includes Work 3 
Program tasks requiring hurricane evacuation clearance time analyses and a Memorandum of 4 
Understanding (MOU), with the Division of Emergency Management, Monroe County, City of 5 
Marathon, Village of Islamorada, City of Key West, City of Key Colony Beach, and City of Layton 6 
regarding hurricane evacuation.   7 
 8 
The County and the other jurisdictions in the Keys regulate new residential growth through permit 9 
allocation systems.  The basis for the permit allocation rate and distribution is based upon our ability 10 
to maintain 24-hour evacuation clearance time. Based upon recent analysis and meetings to complete 11 
the hurricane evacuation clearance time model runs and maximum build-out from the Work 12 
Program, the County received 1,970 allocations over the next 10 years.   13 
 14 
On September 21, 2012, the Monroe County BOCC adopted Ordinance 028-2012, creating Policy 15 
101.4.20 discouraging private applications for future land use changes which increase allowable 16 
density/intensity and creates a mechanism to allow increases in density and intensity with the 17 
donation of IS lots (1:1 basis) or acreage (2:1 basis) to the County that contains non-scarified native 18 
upland habitat or wetland habitat.  This amendment was found in-compliance by the State Land 19 
Planning Agency and became effective upon the issuance of DEO’s Notice of Intent on November 20 
20, 2012.  The adopted policy states that its provisions are applicable only to private applications 21 
“received after the effective date of this ordinance…” The initial Rockland FLUM application was 22 
received on May 18, 2012, prior to the effective date of the ordinance.  Therefore this Policy does 23 
not apply to this request. 24 
 25 
The proposed amendment would increase the residential development potential by 24 dwelling units, 26 
or the transient residential development potential by 222 rooms/spaces, or a lower number of each 27 
through a mixed development.  The proposed amendment would reduce the nonresidential 28 
development potential by approximately 189,000 sf. 29 
 30 
The County and the other jurisdictions in the Keys regulate new residential growth through a permit 31 
allocation system.  The basis for the permit allocation rate and distribution is based upon ability to 32 
maintain a 24-hour evacuation clearance time basis.  Monroe County has created a staged evacuation 33 
process wherein mobile home residents, transient units and military personnel are required to 34 
evacuate prior to all other residential properties.  Recently, Monroe County was allocated 1,970 35 
residential allocations, which places the residential evacuation time at approximately the 24-hour 36 
evacuation time limitation. 37 
 38 
The proposed FLUM amendment would provide a potential increase of 24 residential dwelling units 39 
or 222 transient units (or a combination of these units).  Neither 24 new residential dwelling units 40 
nor the transfer of 222 existing transient units from elsewhere in the Lower Keys would be expected 41 
to cause the staged evacuation times past the 24-hour limit. 42 
 43 
 44 
 45 
 46 
 47 



20 

Concurrency Analysis: 1 
 2 
POTABLE WATER - FKAA’s Water Treatment Facility in Florida City has a maximum water 3 
treatment design capacity of 29.8 million gallons per day (MGD).  This consists of 23.8 MGD from 4 
the Biscayne Aquifer through the primary conventional water treatment process and 6 MGD from 5 
the brackish Floridan Aquifer through the secondary Reverse Osmosis (RO) treatment plant.  There 6 
are also two saltwater Reserve Osmosis (RO) plants, located on Stock Island and Marathon, which 7 
are able to produce potable water under emergency conditions.  The RO desalination plants have 8 
design capacities of 2.0 and 1.0 MGD of water, respectively.  The 2012 projection for annual 9 
average daily demand is 17.62 MGD which is well below FKAA’s Water Use Permit amount of 10 
23.98 MGD.  Table 6 below illustrates the potable water level of service, the existing and projected 11 
demands, and the net changes based upon the request. 12 
 13 
Table 6. 14 

FLUM 
Comprehensive 

Plan Potable Water 
Policy 701.1.1 

Max Potential 
Residential 

Development  
(dwelling units) 

Persons/ 
household 

Total 
persons 

Total LOS 
Demand 

Net 
Change 

INDUSTRIAL & 
MIXED USE/ 

COMMERCIAL 
FISHING 

Residential LOS 
66.50 gal/cap/day  
(149 gal/du/day) 

Approx. 64 du 2.24 143 9,509 

+3,392 
gal/day MIXED USE / 

COMMERCIAL 
& 

COMMERCIAL 

Residential LOS 
66.50 gal/cap/day  
(149 gal/du/day) 

Approx. 87 du 2.24 194 12,901 

 15 

FLUM 
Comprehensive 

Plan Potable Water 
Policy 701.1.1 

Max Potential  Intensity  
Floor Area Ratio (FAR) 

Square Feet 
Total LOS Demand Net 

Change 

INDUSTRIAL& 
MIXED USE/ 

COMMERCIAL 
FISHING 

Nonresidential LOS  
0.35 gal/sq.ft./day Approx. 1,082,203 sf 378,771 

-66,099 
gal/day MIXED USE / 

COMMERCIAL 
& 

COMMERCIAL  

Nonresidential LOS  
0.35 gal/sq.ft./day Approx. 893,349 sf 312,672 

 16 
 17 
SOLID WASTE - Monroe County has a contract with Waste Management, authorizing the use of in-18 
state facilities through September 30, 2016; thereby, providing the County with approximately four 19 
years of guaranteed capacity. Table 7 on the following page illustrates the solid waste level of 20 
service, the existing and projected demands, and the net changes based upon the request. 21 
 22 
 23 
 24 
 25 
 26 
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Table 7. 1 

FLUM 
Comprehensive 

Plan Solid Waste 
Policy 801.1.1  

Max Potential 
Residential 

Development  
(dwelling units) 

Persons/ 
household 

Total 
persons 

Total LOS 
Demand 

Net 
Change 

INDUSTRIAL & 
MIXED USE/ 

COMMERCIAL 
FISHING 

Residential LOS  
5.44lbs/capita/day Approx. 64 du 2.24 143 778 

+278 
lbs/day 

 MIXED USE / 
COMMERCIAL 

& 
COMMERCIAL 

Residential LOS  
5.44lbs/capita/day Approx. 87 du 2.24 194 1,056 

 2 
 3 
SANITARY SEWER – The property will be served by the Big Coppitt Wastewater Treatment Plant. 4 
The Big Coppitt Wastewater Treatment Plant has a design capacity of 0.323 MGD.  The current 5 
average daily flow is 0.130 MGD.  6 
TRAFFIC CIRCULATION – According to the 2013 US.1 Arterial Travel Time and Delay Study, at 7 
the present time, US 1 is operating overall at a Level of Service (LOS) C.  In the Lower Keys Area, 8 
the segments from the area of the request to Key West are operating at a LOS B or better and the 9 
segments from the area of the request to Big Pine Key are operating at a LOS C or better.  The 10 
request is located in the area of Segments 2 and 3, which are operating at levels of service A and B 11 
respectively.  12 
 13 
• Segment 2 Boca Chica (4-L/D) Key Haven Blvd. to Rockland Dr. (4,521 Reserve Trips)    LOS A 14 
• Segment 3 Big Coppitt (2-L/U) Rockland Dr. to Boca Chica Rd. (1,118 Reserve Trips)      LOS B 15 
 16 
The applicant has not yet submitted a traffic analysis. 17 
 18 

 19 
 20 
V. CONSISTENCY WITH THE MONROE COUNTY YEAR 2010 COMPREHENSIVE 21 

PLAN, THE FLORIDA STATUTES, AND PRINCIPLES FOR GUIDING 22 
DEVELOPMENT 23 

 24 
A. The proposed amendment is consistent with the following Goals, Objectives and Policies of 25 

the Monroe County Year 2010 Comprehensive Plan.  Specifically, the amendment furthers:  26 
 27 

Goal 101: Monroe County shall manage future growth to enhance the quality of life, ensure 28 
the safety of County residents and visitors, and protect valuable natural resources. 29 

 30 
Objective 101.2: Monroe County shall reduce hurricane evacuation clearance times to 24 31 

hours by the year 2010. 32 
 33 
Policy 101.2.13: Monroe County shall establish an interim Permit Allocation System for new 34 

residential development. The interim Permit Allocation System shall supersede Policy 35 
101.2.1 and remain in place until such time as Monroe County determines its future growth 36 
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capacity based on hurricane evacuation, public safety and environmental needs including 1 
water quality and habitat protection, and amends its plan consistent with such determination, 2 
based on the results of the work program as set forth below… 3 

 4 
Objective 101.4: Monroe County shall regulate future development and redevelopment to 5 

maintain the character of the community and protect the natural resources by providing for 6 
the compatible distribution of land uses consistent with the designations shown on the Future 7 
Land Use Map. 8 

 9 
B. The amendment is consistent with the Principles for Guiding Development for the Florida 10 

Keys Area, Section 380.0552(7), Florida Statutes.  11 
 12 

For the purposes of reviewing consistency of the adopted plan or any amendments to that plan 13 
with the principles for guiding development and any amendments to the principles, the principles 14 
shall be construed as a whole and no specific provision shall be construed or applied in isolation 15 
from the other provisions.  16 
 17 
(a) Strengthening local government capabilities for managing land use and development so that 18 

local government is able to achieve these objectives without continuing the area of critical 19 
state concern designation. 20 

(b) Protecting shoreline and marine resources, including mangroves, coral reef formations, 21 
seagrass beds, wetlands, fish and wildlife, and their habitat. 22 

(c) Protecting upland resources, tropical biological communities, freshwater wetlands, native 23 
tropical vegetation (for example, hardwood hammocks and pinelands), dune ridges and 24 
beaches, wildlife, and their habitat. 25 

(d) Ensuring the maximum well-being of the Florida Keys and its citizens through sound 26 
economic development. 27 

(e) Limiting the adverse impacts of development on the quality of water throughout the Florida 28 
Keys. 29 

(f) Enhancing natural scenic resources, promoting the aesthetic benefits of the natural 30 
environment, and ensuring that development is compatible with the unique historic character 31 
of the Florida Keys. 32 

(g) Protecting the historical heritage of the Florida Keys. 33 
(h) Protecting the value, efficiency, cost-effectiveness, and amortized life of existing and 34 

proposed major public investments, including: 35 
 36 

1. The Florida Keys Aqueduct and water supply facilities; 37 
2. Sewage collection, treatment, and disposal facilities; 38 
3. Solid waste treatment, collection, and disposal facilities; 39 
4. Key West Naval Air Station and other military facilities; 40 
5. Transportation facilities; 41 
6. Federal parks, wildlife refuges, and marine sanctuaries; 42 
7. State parks, recreation facilities, aquatic preserves, and other publicly owned 43 

properties; 44 
8. City electric service and the Florida Keys Electric Co-op; and 45 
9. Other utilities, as appropriate. 46 

 47 
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(i) Protecting and improving water quality by providing for the construction, operation, 1 
maintenance, and replacement of stormwater management facilities; central sewage 2 
collection; treatment and disposal facilities; and the installation and proper operation and 3 
maintenance of onsite sewage treatment and disposal systems. 4 

(j) Ensuring the improvement of nearshore water quality by requiring the construction and 5 
operation of wastewater management facilities that meet the requirements of ss. 6 
381.0065(4)(l) and 403.086(10), as applicable, and by directing growth to areas served by 7 
central wastewater treatment facilities through permit allocation systems. 8 

(k) Limiting the adverse impacts of public investments on the environmental resources of the 9 
Florida Keys. 10 

(l) Making available adequate affordable housing for all sectors of the population of the Florida 11 
Keys. 12 

(m) Providing adequate alternatives for the protection of public safety and welfare in the event of 13 
a natural or manmade disaster and for a post disaster reconstruction plan. 14 

(n) Protecting the public health, safety, and welfare of the citizens of the Florida Keys and 15 
maintaining the Florida Keys as a unique Florida resource. 16 

 17 
Pursuant to Section 380.0552(7) Florida Statutes, the proposed amendment is consistent with the 18 
Principles for Guiding Development as a whole.   19 

 20 
C. The proposed amendment is consistent with the Part II of Chapter 163, Florida Statutes 21 

(F.S.). Specifically, the amendment furthers: 22 
 23 

163.3161(4), F.S. – It is the intent of this act that local governments have the ability to preserve 24 
and enhance present advantages; encourage the most appropriate use of land, water, and 25 
resources, consistent with the public interest; overcome present handicaps; and deal 26 
effectively with future problems that may result from the use and development of land within 27 
their jurisdictions. Through the process of comprehensive planning, it is intended that units 28 
of local government can preserve, promote, protect, and improve the public health, safety, 29 
comfort, good order, appearance, convenience, law enforcement and fire prevention, and 30 
general welfare; facilitate the adequate and efficient provision of transportation, water, 31 
sewerage, schools, parks, recreational facilities, housing, and other requirements and 32 
services; and conserve, develop, utilize, and protect natural resources within their 33 
jurisdictions 34 

 35 
163.3161(6), F.S. - It is the intent of this act that adopted comprehensive plans shall have the 36 

legal status set out in this act and that no public or private development shall be permitted 37 
except in conformity with comprehensive plans, or elements or portions thereof, prepared 38 
and adopted in conformity with this act. 39 

 40 
163.3177(1), F.S. - The comprehensive plan shall provide the principles, guidelines, standards, 41 

and strategies for the orderly and balanced future economic, social, physical, environmental, 42 
and fiscal development of the area that reflects community commitments to implement the 43 
plan and its elements. These principles and strategies shall guide future decisions in a 44 
consistent manner and shall contain programs and activities to ensure comprehensive plans 45 
are implemented. The sections of the comprehensive plan containing the principles and 46 
strategies, generally provided as goals, objectives, and policies, shall describe how the local 47 
government’s programs, activities, and land development regulations will be initiated, 48 
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modified, or continued to implement the comprehensive plan in a consistent manner. It is not 1 
the intent of this part to require the inclusion of implementing regulations in the 2 
comprehensive plan but rather to require identification of those programs, activities, and land 3 
development regulations that will be part of the strategy for implementing the comprehensive 4 
plan and the principles that describe how the programs, activities, and land development 5 
regulations will be carried out. The plan shall establish meaningful and predictable standards 6 
for the use and development of land and provide meaningful guidelines for the content of 7 
more detailed land development and use regulations. 8 

 9 
163.3177(6)(a)2., F.S. - The future land use plan and plan amendments shall be based upon 10 

surveys, studies, and data regarding the area, as applicable, including: 11 
a. The amount of land required to accommodate anticipated growth. 12 
b. The projected permanent and seasonal population of the area. 13 
c. The character of undeveloped land. 14 
d. The availability of water supplies, public facilities, and services. 15 
e. The need for redevelopment, including the renewal of blighted areas and the elimination of 16 

nonconforming uses which are inconsistent with the character of the community. 17 
f. The compatibility of uses on lands adjacent to or closely proximate to military installations. 18 
g. The compatibility of uses on lands adjacent to an airport as defined in s. 330.35 and 19 

consistent with s. 333.02. 20 
h. The discouragement of urban sprawl. 21 
i. The need for job creation, capital investment, and economic development that will 22 

strengthen and diversify the community’s economy. 23 
j. The need to modify land uses and development patterns within antiquated subdivisions. 24 

 25 
163.3177(6)(a)8., F.S. - Future land use map amendments shall be based upon the following 26 

analyses: 27 
a. An analysis of the availability of facilities and services. 28 
b. An analysis of the suitability of the plan amendment for its proposed use considering the 29 

character of the undeveloped land, soils, topography, natural resources, and historic 30 
resources on site. 31 

c. An analysis of the minimum amount of land needed to achieve the goals and requirements 32 
of this section. 33 

 34 
163.3178(8)(a), F.S. - A proposed comprehensive plan amendment shall be found in 35 

compliance with state coastal high-hazard provisions if: 36 
1. The adopted level of service for out-of-county hurricane evacuation is maintained for a 37 
category 5 storm event as measured on the Saffir-Simpson scale; or 38 
2. A 12-hour evacuation time to shelter is maintained for a category 5 storm event as 39 
measured on the Saffir-Simpson scale and shelter space reasonably expected to accommodate 40 
the residents of the development contemplated by a proposed comprehensive plan 41 
amendment is available; or 42 
3. Appropriate mitigation is provided that will satisfy subparagraph 1. or subparagraph 2. 43 
Appropriate mitigation shall include, without limitation, payment of money, contribution of 44 
land, and construction of hurricane shelters and transportation facilities. Required mitigation 45 
may not exceed the amount required for a developer to accommodate impacts reasonably 46 
attributable to development. A local government and a developer shall enter into a binding 47 
agreement to memorialize the mitigation plan. 48 
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 1 
163.3194(1)(b), F.S. – All land development regulations enacted or amended shall be 2 

consistent with the adopted comprehensive plan, or element or portion thereof, and any land 3 
development regulations existing at the time of adoption which are not consistent with the 4 
adopted comprehensive plan, or element or portion thereof, shall be amended so as to be 5 
consistent. If a local government allows an existing land development regulation which is 6 
inconsistent with the most recently adopted comprehensive plan, or element or portion 7 
thereof, to remain in effect, the local government shall adopt a schedule for bringing the land 8 
development regulation into conformity with the provisions of the most recently adopted 9 
comprehensive plan, or element or portion thereof. During the interim period when the 10 
provisions of the most recently adopted comprehensive plan, or element or portion thereof, 11 
and the land development regulations are inconsistent, the provisions of the most recently 12 
adopted comprehensive plan, or element or portion thereof, shall govern any action taken in 13 
regard to an application for a development order. 14 

 15 
 16 

 17 
VI. PROCESS 18 

 19 
Comprehensive Plan Amendments may be proposed by the Board of County Commissioners, the 20 
Planning Commission, the Director of Planning, or the owner or other person having a contractual 21 
interest in property to be affected by a proposed amendment.  The Director of Planning shall review 22 
and process applications as they are received and pass them onto the Development Review 23 
Committee and the Planning Commission. 24 
 25 
The Planning Commission shall hold at least one public hearing.  The Planning Commission shall 26 
review the application, the reports and recommendations of the Department of Planning & 27 
Environmental Resources and the Development Review Committee and the testimony given at the 28 
public hearing.  The Planning Commission shall submit its recommendations and findings to the 29 
Board of County Commissioners (BOCC).  The BOCC then holds a public hearing to consider the 30 
transmittal of the proposed comprehensive plan amendment, and considers the staff report, staff 31 
recommendation, and the testimony given at the public hearing. The BOCC may or may not 32 
recommend transmittal to the State Land Planning Agency.  The amendment is transmitted to the 33 
State Land Planning Agency, which then reviews the proposal and issues an Objections, 34 
Recommendations and Comments (ORC) Report.  Upon receipt of the ORC report, the County has 35 
180 days to adopt the amendments, adopt the amendments with changes or not adopt the 36 
amendments. 37 
 38 
 39 

VI. STAFF RECOMMENDATION 40 
 41 
Staff recommends approval of the proposed FLUM amendment to Mixed Use/Commercial (MC) 42 
and Commercial (COMM). 43 

 44 
The proposed amendment would increase the potential for residential development by 24 dwelling 45 
units (or 222 transient residential units or a combination of the two), however it would serve to 46 
relocate these potential units to the lowest noise level areas in the area of the subject properties.  47 
Although these 24 potential dwelling units would be competing for the limited ROGO allocations, it 48 



26 

is not expected that these few additional dwelling units would contribute to increases in hurricane 1 
evacuation times.  The proposed amendment also reduces the nonresidential development potential 2 
by approximately 188,854 sf in noise level areas where the Navy’s AICUZ Land-Use Compatibility 3 
Recommendations would recommend measures to achieve noise level reductions of 25-30 decibels. 4 
 5 
  6 

VII. EXHIBITS 7 
 8 

1. Excerpt of FLUM amendment Application 9 
2. Legal Descriptions of Subject Parcels 10 
3. FLUM Amendment map 11 
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