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                                                                  AGENDA
 
 
PLANNING COMMISSION                                                        MARATHON GOV’T CENTER
MONROE COUNTY                                                                  2798 OVERSEAS HIGHWAY
July 30, 2014                                                                             MARATHON, FL  33050
10:00 A.M.                                                                                                                                  
 
CALL TO ORDER
 
PLEDGE OF ALLEGIANCE
 
ROLL CALL
 
COMMISSION:
William Wiatt, Chairman
Jeb Hale
Elizabeth Lustberg
Ron Miller
Denise Werling
 
STAFF:
Townsley Schwab, Sr. Director of Planning and Environmental Resources
Susan Grimsley, Assistant County Attorney
Steve Williams, Assistant 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
Tiffany Stankiewicz, Development Administrator
Emily Schemper, Principal Planner
Ed Koconis, Principal Planner
Matt Coyle, Sr. Planner
Barbara Bauman, Planner
Karl Bursa, Planner
Gail Creech, Sr. 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 Items:
 
1. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE MONROE COUNTY
FUTURE LAND USE MAP FROM INDUSTRIAL (I) TO COMMERCIAL (COMM) FOR PROPERTY LOCATED AT APPROXIMATE MILE
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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, 00122081.000200, 00122010.000000 AND
00121990.000000, AND FROM MIXED USE/COMMERCIAL FISHING (MCF) AND INDUSTRIAL (I) TO MIXED USE/COMMERCIAL (MC)
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 Memo for continuance.PDF
2012-068 Recvd 06.03.14 Traffic Study.PDF
 
2. Jose & Lilliam Perea, 63 Mutiny Place, Key Largo (Buccaneer Point) approximate mile marker 98.5:   An appeal by a surrounding
property owner to the Planning Commission concerning an administrative decision of the Senior Director of Planning & Environmental
Resources dated April 16, 2014 approving a special exception to construct a 184.6’ long X 4’ wide dock with a 8’ X 20’ terminal platform
and boat lifts. The subject property is legally described as Lot 32, Block 3, Buccaneer Point Subdivision (Plat Book 7, Page 6), Monroe
County, Florida, having real estate number 00496131-007600.
(File 2014-058)
2014-058 SR PC 07.30.14.PDF
2014-058 FILE.PDF
2014-058 P21-14 Draft.pdf
 
3. Grobarek Residence, 2 Cypress Terrace, Raccoon Key (aka Key Haven), mile marker 5: A public hearing concerning a request for a
Variance of 20 feet to the required 25-foot front yard non-shoreline setback which is adjacent to the Cypress Terrace right-of-way.
Approval would result in a setback of 5 feet. The requested variance is required for the development of a proposed accessory tiki hut.
The subject property is legally described as Block 3, Lot 21, Key Haven 8th Addition subdivision (Plat Book 5, Page 61), Raccoon Key,
Monroe County, Florida, having real estate number 00138970.000000.
(File 2014-078) Application was not heard at this meeting.
2014-078 SR PC 07.30.14.PDF
2014-078 FILE.PDF
2014-078 Recvd 06.10.14 Site Plan.PDF
2014-078 Recvd 06.10.14 Survey.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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Industrial (I) to Commercial (COMM) 

• Total Area = 27.67 acres 
• Net Changes in Development Potential: 

o Residential:  (-27) dwelling units 
o Transient:  +0 rooms / spaces 
o Nonresidential:  (-120,531) SF 

 
As stated previously, the total area involved in this FLUM Amendment is 42.50 acres.  And, the net change 
in development potential is an additional 24 residential dwelling units, an additional 222 transient (hotel) 
rooms, and a reduction of 188,854 square feet of nonresidential area.  Additional information concerning 
the existing and proposed maximum development potential of this proposed amendment is provided in 
Attachment A of this report. 
 
 
Trip Generation Analysis 

A trip generation comparison analysis was performed between the current permitted maximum 
development potential and the proposed permitted maximum development potential of the subject parcels.  
This analysis was conducted using the trip generation rates and equations published in the Institute of 
Transportation Engineer’s (ITE) Trip Generation Manual (9th Edition).  The trip generation comparison 
analysis was undertaken for daily, AM peak hour, and PM peak hour conditions.  The applicable land uses 
and the corresponding trip generation rates are as follows: 
 
 

Residential – Apartment – ITE Land Use #220 

 Weekday Trip Generation Rate: T = 6.65 (X) 
where T = number of trips and X = number of dwelling units 

 Peak Hour Trip Generation Rates: 
 AM Peak Hour:  T = 0.51 (X)  (20% in / 80% out) 
 PM Peak Hour:  T = 0.62 (X)  (65% in / 35% out) 

 
Transient – Hotel – ITE Land Use #310 

 Weekday Trip Generation Rate: T = 8.17 (X) 
where T = number of trips and X = number of rooms 

 Peak Hour Trip Generation Rates: 
 AM Peak Hour:  T = 0.53 (X)  (59% in / 41% out) 
 PM Peak Hour:  T = 0.60 (X)  (51% in / 49% out) 

 
From a trip generation standpoint, the most intense nonresidential land uses are “commercial retail” (for 
Mixed Use / Commercial Fishing, for Mixed Use / Commercial, and for Commercial land use designations) 
and “restaurant” (for the Industrial land use designation).  The trip generation information for these land 
uses is presented below. 
 

Commercial Retail – Shopping Center – ITE Land Use #820 

 Weekday Trip Generation:  Ln(T) = 0.65 Ln(X) + 5.83 
where T = number of trips and X = 1,000 square feet of gross leasable area 

 Peak Hour Trip Generation Rates: 
 AM Peak Hour:  T = 0.96 (X)  (62% in / 38% out) 
 PM Peak Hour:  Ln(T) = 0.67 Ln(X) + 3.31  (48% in / 52% out) 
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Restaurant – High-Turnover (Sit-Down) Restaurant – ITE Land Use #932 
 Weekday Trip Generation:  T = 127.15 (X) 

where T = number of trips and X = 1,000 square feet of gross floor area 

 Peak Hour Trip Generation Rates: 
 AM Peak Hour:  T = 10.81 (X)  (55% in / 45% out) 
 PM Peak Hour:  T = 9.85 (X)  (60% in / 40% out) 

 
The resulting trip generation analysis for this FLUM Amendment is summarized in Table 1 on the 
following page.  As indicated in this table, the proposed FLUM designations for the subject parcels on 
Rockland and Big Coppitt Keys are anticipated to result in a significant reduction in trip generation 
potential (94,612 fewer daily trips, 10,148 fewer AM peak hour trips, and 6,882 fewer PM peak hour trips) 
when compared with the existing FLUM designations for these parcels.  As a result, no further traffic 
analyses are required at this time. 
 
If you have any questions or require additional information, please do not hesitate to contact me. 
 
Sincerely, 
 
KBP CONSULTING, INC. 
 

 
 
Karl B. Peterson, P.E. 
Florida Registration Number 49897 
Engineering Business Number 29939 
 



KBP CONSULTING, INC. 

4 
 

Daily
Land Use Trips In Out Total In Out Total

Existing FLUM (MCF)
   Residential 26 DU 173 3 10 13 10 6 16
   Transient 0 Rooms 0 0 0 0 0 0 0
   Commercial Retail 57,150 SF 4,721 34 21 55 198 214 412

SUB-TOTAL 4,894 37 31 68 208 220 428
Proposed FLUM (MC)
   Residential 19 DU 126 2 8 10 8 4 12
   Transient 49 Rooms 400 15 11 26 15 14 29
   Commercial Retail 64,294 SF 5,096 38 24 62 214 232 446

SUB-TOTAL 5,622 55 43 98 237 250 487

Difference (Proposed - Existing) 728 18 12 30 29 30 59

Existing FLUM (I)
   Residential 11 DU 73 1 5 6 5 2 7
   Transient 0 Rooms 0 0 0 0 0 0 0
   Restaurant 301,870 SF 38,383 1,795 1,468 3,263 1,784 1,189 2,973

SUB-TOTAL 38,456 1,796 1,473 3,269 1,789 1,191 2,980
Proposed FLUM (MC)
   Residential 69 DU 459 7 28 35 28 15 43
   Transient 173 Rooms 1,413 54 38 92 53 51 104
   Commercial Retail 226,403 SF 11,551 135 82 217 497 539 1,036

SUB-TOTAL 13,423 196 148 344 578 605 1,183

Difference (Proposed - Existing) -25,033 -1,600 -1,325 -2,925 -1,211 -586 -1,797

Existing FLUM (I)
   Residential 27 DU 180 3 11 14 11 6 17
   Transient 0 Rooms 0 0 0 0 0 0 0
   Restaurant 723,183 SF 91,953 4,300 3,518 7,818 4,274 2,849 7,123

SUB-TOTAL 92,133 4,303 3,529 7,832 4,285 2,855 7,140
Proposed FLUM (COMM)
   Residential 0 DU 0 0 0 0 0 0 0
   Transient 0 Rooms 0 0 0 0 0 0 0
   Commercial Retail 602,652 SF 21,826 359 220 579 958 1,038 1,996

SUB-TOTAL 21,826 359 220 579 958 1,038 1,996

Difference (Proposed - Existing) -70,307 -3,944 -3,309 -7,253 -3,327 -1,817 -5,144

Overall Difference for Proposed 
FLUM Amendment -94,612 -5,526 -4,622 -10,148 -4,509 -2,373 -6,882

Compiled by:  KBP Consulting, Inc., June 2014.
Source:  Institute of Transportation Engineers (ITE) Trip Generation Manual (9th Edition).

Mixed Use / Commercial Fishing (MCF) to Mixed Use / Commercial (MC) - 3.28 Acres

Industrial (I) to Mixed Use / Commercial (MC) - 11.55 Acres

Industrial (I) to Commercial (COMM) - 27.67 Acres

Potential
Development

Table 1
Trip Generation Comparison

Rockland FLUM - Monroe County, Florida

AM Peak Hour Trips PM Peak Hour Trips
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1. Application for an Administrative Appeal to the Planning Commission received by 

the Monroe County Planning & Environmental Resources Department on May 9, 

2014; and 

2. Letter to Jose Perea, from Townsley Schwab, Senior Director of Planning & 

Environmental Resources, dated April 16, 2014; and 

3. Technical Memorandum prepared by Michael Roberts, Sr. 

Adminsitrator/Environmental Resources, dated April 16, 2014; and 

4. Staff report dated July 8, 2014; and 

5. Sworn testimony of Monroe County Planning & Environmental Resources 

Department Staff; and 

6. Sworn testimony of the Appellants; and 

7. Advice and counsel of Susan Grimsley, Assistant County Attorney, and John Wolfe, 

Planning Commission Counsel; and 

 

WHEREAS, based upon the information and documentation submitted, the Planning 

Commission makes the following Findings of Fact: 

 

1. The proposed structure on the subject property is a pier type dock consisting of a 

184.6 Linear Foot walkway and an 8’ X 20’ terminal Platform with 12,000 lb 

capacity cradle boat lift; and 

 

2. On February 3, 2014, Jose Perea filed an application for a Special Exception pursuant 

to §118-12(m)10(c) with the Planning & Environmental Resources Department; and 

 

3. Townsley Schwab, in his capacity as Planning Director, approved the requested 

exception in a letter dated April 16,2014; and 

 

4. On May 9, 2014, the appellant filed an application for an administrative appeal, 

requesting that the Planning Commission overturn the April 16, 2014, decision by the 

Senior Director of Planning & Environmental Resources and deny the application for 

the requested 184.6’ dock; and  

 

5. Pursuant to §102-185 of the Monroe County Code, the Planning Commission shall 

have the authority to hear and decide appeals from any decision, determination or 

interpretation by any administrative official with respect to the provisions of the Land 

Development Regulations of the Monroe County Code, except for appeals regarding  

the floodplain management provisions; and 

 

6. The Planning & Environmental Resources Department recommended denial of the 

administrative appeal request. 

 

WHEREAS, based upon the information and documentation submitted, the Planning 

Commission makes the following Conclusions of Law: 

 

1. The administrative appeal request is consistent with the provisions and intent of the 

Monroe County Code. 
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2. Based on the information provided by the appellants, their sworn testimony and the 

sworn testimony of the witnesses speaking at the hearing, and the evidence presented, 

there is substantial competent evidence to support the decision of the Planning 

Commission that the proposed dock meets the criteria contained in §118-12(m)10(c) . 

 

NOW THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION 

OF MONROE COUNTY, FLORIDA, that the preceding Findings of Fact and Conclusions of 

Law support its decision to deny the administrative appeal request of Terry Polyak/Mutiny Place 

Inc. to overturn the decision by Townsley Schwab, Senior Director of Planning & Environmental 

Resources approving the requested special exception for a long dock on property legally 

described as Lot 32 Block 3 Buccaneer Point Subdivision, Plat Book 7 Page 6, Key Largo, 

Monroe County, Florida, Real Estate No. 00496131-007600. 

 

PASSED AND ADOPTED BY THE PLANNING COMMISSION of Monroe County, 

Florida, at a regular meeting held on the 30
th

 day of July, 2014. 

 

Chair Wiatt   _____    

Vice Chair Hale  _____   

Commissioner Lustberg _____  

Commissioner Miller  _____   

Commissioner Werling _____   

 

PLANNING COMMISSION OF MONROE COUNTY, FLORIDA 

 

 

BY  _________________________________ 

  William Wiatt, Chair 

 

Signed this __________ day of _________________________, 2014. 
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