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AGENDA
 
 
PLANNING COMMISSION                                                  MURRAY E. NELSON GOVERNMENT
MONROE COUNTY                                                            AND CULTURAL CENTER
January 29, 2014                                                                 102050 Overseas Highway
10:00 A.M.                                                                           Key Largo, FL  33037

                                                                                       
 
CALL TO ORDER
 
PLEDGE OF ALLEGIANCE
 
ROLL CALL
 
COMMISSION:
William Wiatt, Chairman
Jeb Hale
Elizabeth Lustberg
Ron Miller
Denise Werling
 
STAFF:
Townsley Schwab, Senior Director of Planning and Environmental Resources
Susan Grimsley, Ass’t County Attorney
John Wolfe, Planning Commission Counsel
Mayte Santamaria, Assistant Director of Planning and Environmental Resources
Joe Haberman, Planning & Development Review Manager
Mitch Harvey, Comp Plan Manager
Mike Roberts, Sr. Administrator, Environmental Resources
Rey Ortiz, Planning & Biological Plans Examiner Supervisor
Emily Schemper, Sr. Planner
Barbara Bauman, Planner
Matt Coyle, Planner
Gail Creech, Planning Commission Coordinator
 
COUNTY RESOLUTION 131-92 APPELLANT TO PROVIDE RECORD FOR APPEAL
 
SUBMISSION OF PROPERTY POSTING AFFIDAVITS AND PHOTOGRAPHS
 
SWEARING OF COUNTY STAFF
 
CHANGES TO THE AGENDA
 
APPROVAL OF MINUTES
 
MEETING
 
New Item:
 
1. Paradise Point Senior Housing (Proposed), 2 North Blackwater Lane, Key Largo, Mile Marker 105.5:  A request for a minor
conditional use permit allowing the development of an institutional residential use, involving 46 deed-restricted affordable housing
units (in the form of rooms), 1 commercial apartment and accessory uses/structures. The subject property is described as a parcel of
land in Section 1, Township 61, Range 39, Monroe County, Florida, having real estate number 00084260.000100 (part).
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(File 2013-118)
2013-118 SR PC 01.29.14.PDF
2013-118 FILE.PDF
2013-118 LOU 10.11.13.PDF
2013-118 Traffic Study Recvd 01.07.14.PDF
2013-118 Traffic Study Review.pdf
2013-118 Level I Traffic Study Recvd 10.10.13.PDF
2013-118 Traffic Study Recvd 12.26.13.PDF
2013-118 COMBINED Objections.PDF
2013-118 COMBINED Plans Recvd 10.10.13.pdf
2013-118 Boundary Survey.pdf
2013-118 COMBINED Plans Recvd 12.23.13.PDF
2013-118 Addtl Info Recvd 1.24.14.PDF
 
2. 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)                                          
TO BE RESCHEDULED AT A LATER DATE
2013-149 SR PC 01.29.14.PDF
2013-149 Draft Ordinance.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)  Continued to 02.26.14
2014-001 SR PC 01.29.14.PDF
 
Pursuant to Section 286.0105 Florida Statutes and Monroe County Resolution 131-1992, if a person decides to appeal any decision
of the Planning Commission, he or she shall provide a transcript of the hearing before the Planning Commission, prepared by a
certified court reporter at the appellant’s expense. For such purpose, he or she may need to ensure that a verbatim record of the
proceedings is made, which record includes the testimony and evidence upon which the appeal is to be based.
 
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”.
 
BOARD DISCUSSION
 
GROWTH MANAGEMENT COMMENTS
 
RESOLUTIONS FOR SIGNATURE
 
ADJOURNMENT
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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 

January 2, 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: Paradise Point Senior Housing – Key Largo (US 1 – MM 105.4) 

 Level I Traffic Impact Study - Review 
 
Dear Ms. Smith: 
 
We have reviewed the traffic impact study dated December 2013, submitted by Trident Engineering for 

the applicant Gorman and Company, Inc., and received via email on December 23, 2013. Note, the latest report is 
an update (including January 2, 2014 updated page 6, 8, and HCS analysis) to the previously submitted report 
following our review comments.  

 

 Background data: Applicant is proposing to build Paradise Point Senior Housing at 2 N Blackwater Lane, 
located on the north (bay) side of US 1 near MM 105.4 on Key Largo. The proposed development will consist 
of forty-six (46) new senior residential and one (1) employee housing attached dwellings/apartments on 2.6 
acres of the 3.41 acres for the site. The 3.41 acre site currently includes two (2) light industrial building 
structures (1,890 and 5,260 gross square feet).  
 

 Site Plan: A reduced size site plan is included with the traffic report. Three, two-way access driveways are 
proposed; one along N Blackwater Lane and two limited access driveways along the Winn Dixie alleyway. 

 
 Trip Generation: The trip generation for this traffic study is based on ITE Trip Generation Manual - 9th Edition. 

The proposed 46 + 1 dwelling units are anticipated to generate 163 daily trips, of which 14 are PM peak hour 
trips. The calculated trip generation for the two (2) existing light industrial building structures is 48 daily trips.  

 
 U.S. 1 Traffic Impact and Reserve Capacity: Reserve capacities for US 1 Segments # 21 through 24 are 

identified to have adequate reserve capacity to accommodate the project trips. 
 

 Overseas Highway (US 1/SR 5) and N Blackwater Lane Operational Analysis: The 2010 HCS intersection 
capacity analysis results indicate an adequate LOS B. 

 
We agree with the findings that the proposed development of Paradise Point Senior Housing will not 

degrade the LOS of surrounding roadways.  
 

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 

 
P:\Traffic\Monroe County\2013\20 - Paradise Point TIS Review\PS_20140102_Paradise Point MM105.docx 

 
 



Paradise Point Senior Housing – Key Largo (US 1 – MM 105) 
Traffic Impact Study - Review 
December 27, 2013 
Page 2 of 2 

 

P:\Traffic\Monroe County\2013\20 - Paradise Point TIS Review\PS_20140102_Paradise Point MM105.docx 

 
 
 
Preliminary Comments: 

1. Cover: correct spelling for “Kay Largo” – Key Largo. 
2. Signature Page: Signature and Date are missing. 
3. Page 2, second paragraph states: Gorman & Company is in the process of developing a 2.6 acre parcel 

of vacant tract in Key Largo, Florida. … According to Monroe County code, a Level 1 traffic study is 
required to support the development application. However, the traffic study level is determined based on 
“Gross Trip Generation”. The site seems to include a second parcel for a total of 3.41 acres. Please 
revise trip generation to include the second parcel and determine if the Level 1 analysis is still applicable 
or provide justification for not including the second parcel. 

4. Page 4, second paragraph: correct spelling for “Kay Largo” – Key Largo. 
5. Page 4, second paragraph states: Turning movement data was collected at the Overseas Highway / US 1 

and N Blackwater Lane intersection on December 11, 2013 and is also included in Appendix A. Please 
include the data in Appendix A. 

6. Page 5, first paragraph: correct station number “0200” – 900200. 
7. Page 5, first paragraph: correct spelling for “Apeeddix”, “presnted”, and “sows”. 
8. Page 6, first paragraph states: Software that supports the Institute of Transportation Engineers (ITE) 9th  

edition of the Trip Generation Manual is used to estimate daily and peak hour trips for the project site. 
Please conduct manual calculations. Values on Exhibit 5 do not match a manual calculation review. Use 
the Fitted Curve Equation for Land Use 252 and Average Rate for Land Use 220. Please include a 
statement that Land Use 220 does not provide a directional distribution and 100% outbound is assumed, 
which is logical since the employee should be at the site already working. 

9. Page 6, Exhibit 5: correct spelling for “TOTL”. 
10. Page 6, third paragraph: correct station number “existing” – exist. 
11. Page 7, second paragraph states: The residential project trips are generally 10 miles long, therefore the 

average trip length is 5 miles along US 1. Please include the basis for this assumption. 
12. Page 7, third paragraph states: Based upon a 26% / 74% (north / south) trip distribution. Please include 

the basis for this assumption. 
13. Page 9, first paragraph states: The estimated number of trips (approximately 1,500 per day) on N 

Blackwater Lane is far less than the two-lane capacity of 14,000 trips per day according to FDOT 
Generalized LOS Tables. Please note which table was used. Please include the table in Appendix B. 

14. Appendix A: Please revise Trend Analysis AADT volumes for 2003, 2004, and 2005. 
15. Appendix B: Please revise HCM Analysis for revised future condition volumes. 
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