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                                     DEVELOPMENT REVIEW COMMITTEE
 

Tuesday, September 23, 2014
 

AGENDA
 

The Monroe County Development Review Committee will conduct a meeting on Tuesday, September 23, 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
 
Continued Item:
 
1.   Hamilton Properties, Old State Road 4A, Cudjoe Key, Mile Marker 21.5, and Oceanside Investors, LLC Property, 5950 and
5970 Peninsular Avenue, Stock Island, Mile Marker 5.0:  A public meeting concerning a request for a minor conditional use permit.
The requested approval is required for the transfer of Transferrable Development Rights (TDRs) from two (2) sender sites on Old
State Road 4A in Cudjoe Key to a receiver site on Peninsular Avenue in Stock Island. The sender sites are each described as
parcels of land in a Part of Government Lot 2, Section 29, Township 66 South, Range 28 East, Cudjoe Key, Monroe County,
Florida, having real estate numbers 00115840.000000 and 00115840.000100. The receiver site is legally described as Block 60,
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,
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McDonald’s Plat (also known as Maloney subdivision) (Plat Book 1, Page 55) Stock Island, Monroe County, Florida, having real
estate numbers 00127420.000000 and 00127420.000100.
(File #2014-041) Continued from 5.27.14 to 7.29.14 to 8.26.14 to 9.23.14
2014-041 Request for Continuance to DRC 10.28.14.PDF
2014-041 FILE.PDF
2014-041 TDR Habitat Assessment.pdf
2014-041 Recvd 08.14.14 Boundary-Topographical Survey.pdf
 
New Items:
 
2. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE MONROE
COUNTY FUTURE LAND USE MAP FROM RESIDENTIAL LOW (RL) TO MIXED USE/COMMERCIAL (MC) FOR PROPERTY
LOCATED AT 97770 AND 97702 OVERSEAS HIGHWAY, KEY LARGO, MILE MARKER 97, LEGALLY DESCRIBED AS A
PARCEL OF LAND IN SECTION 6, TOWNSHIP 62 SOUTH, RANGE 39 EAST, ISLAND OF KEY LARGO, MONROE COUNTY,
FLORIDA, HAVING REAL ESTATE NUMBERS 00091000-000000 AND 00091020-000000, AS PROPOSED BY SEA THE SEA
OF KEY LARGO, INC. AND COCONUT BAY OF KEY LARGO, 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 INCLUSION IN THE MONROE COUNTY COMPREHENSIVE PLAN AND FOR
AMENDMENT TO THE FUTURE LAND USE MAP; PROVIDING FOR AN EFFECTIVE DATE.
(File 2014-081)
2014-081 SR DRC 09.23.14.pdf
2014-081 File.PDF
2014-081 Recvd 06.17.14 Survey.pdf
 
3. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE MONROE
COUNTY LAND USE DISTRICT (ZONING) MAP FROM SURBURBAN RESIDENTIAL (SR) TO SURBURBAN COMMERCIAL
(SC) FOR PROPERTY LOCATED AT 97770 AND 97702 OVERSEAS HIGHWAY, KEY LARGO, MILE MARKER 97, LEGALLY
DESCRIBED AS A PARCEL OF LAND IN SECTION 6, TOWNSHIP 62 SOUTH, RANGE 39 EAST, ISLAND OF KEY LARGO,
MONROE COUNTY, FLORIDA, HAVING REAL ESTATE NUMBERS 00091000-000000 AND   00091020-000000, AS
PROPOSED BY SEA THE SEA OF KEY LARGO, INC. AND COCONUT BAY OF KEY LARGO, 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 LAND USE
DISTRICT (ZONING) MAP; PROVIDING FOR AN EFFECTIVE DATE.
(File 2014-082)
2014-082 SR DRC 09.23.14.pdf
2014-082 FILE.PDF
2014-082 Recvd 06.16.14 Survey.pdf
 
4. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING MONROE COUNTY
COMPREHENSIVE PLAN; ADOPTING THE 10-YEAR WATER SUPPLY PLAN UPDATE TO BE CONSISTENT WITH THE
SOUTH FLORIDA WATER MANAGEMENT DISTIRCT LOWER EAST COAST WATER SUPPLY PLAN UPDATE OF 2013; 
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 INCLUSION
IN THE MONROE COUNTY COMPREHENSIVE PLAN; PROVIDING FOR AN EFFECTIVE DATE.
(File 2014-100)
2014-100 SR DRC 09.23.14.pdf
 
5.   5700 Fourth Street, 5550 Fifth Avenue and 6500 Front Street, Stock Island, Mile Marker 5: A request for approval of a
Development Agreement between Monroe County, Florida; Roger Bernstein, as Trustee of the Benjamin Bernstein Trust B; and
Joseph R. Rackman and Jeffrey W. Bolotin, as Trustees of the Island Trust Agreement, involving the redevelopment of the subject
properties with marina uses, heavy and light industrial uses (including boat building repair and storage), commercial fishing uses
(including the manufacture, assembly, repair, maintenance and storage of traps, nets and other fishing equipment), hotel uses,
commercial retail uses (including a restaurant with up to 150 seats and a market), and accessory uses. The residential density,
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under maximum net density, would not exceed 122 transient residential units (in the form of hotel rooms). Not including accessory
structures related to the transient residential uses, the nonresidential floor area would not exceed 14,000 square feet. At least 35
percent of the upland area of the properties shall be reserved for working waterfront and water dependent uses. At least 20
percent of the dockage shall be reserved for commercial fishing vessels. New residential or nonresidential buildings shall not
exceed 35 feet in height. Public access will be allowed from 7:00 am until dusk. The Development Agreement concerns properties
located at 5700 Fourth Street and 5550 Fifth Avenue (legally described as a portion of Block 55, all of Block 56, and a portion (Lot
13) of Block 57, the vacated portion of Fifth Avenue  per Resolution #28-1966, Maloney subdivision (also known as McDonald’s
Plat), Plat Book 1, Page 55, and adjacent bay bottom, having real estate #’s 00123770.000000, 00127250.000000,
00127280.000000, 00127290.000000 and 00127380.000000) and 6500 Front Street (legally described as a portion of Block 55,
Maloney subdivision (also known as McDonald’s Plat), Plat Book 1, Page 55, and adjacent bay bottom, having real estate #’s
00123600.000100).
(File 2014-107)
2014-107 SR DRC 09.23.14.PDF
2014-107 FILE.PDF
2014-107 COMBINED Recvd 07.23.14 Survey.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 
 





































































































































































































































VEGETATIVE HABITAT 

ASSESSMENT  
 

 

 

of 

Hamilton Parcel, Pt. Gov’t. Lot 2, Acreage at Blimp Rd. 

& Overseas Hwy. – Cudjoe Key, Monroe County 

 Parcel #s 0011840-000000; 00115840-000100 

Sec 29-Twn 66-Rge 28 

 
 

 

 

for 

 The Singh Company 

c/o Pritam Singh 

Florida Keys / Ft. Lauderdale 

 

 

 

 

Field Survey Conducted – April 6, 2014 

 

 

 

 
Report Prepared by:   Harry A. DeLashmutt, Biosurveys, Inc. 

     794 26
th
 Street 

Marathon, Florida 33050 

Phone – (305) 942-9221 

Email – hdelashmutt@comcast.net 
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Field Habitat Assessment of Parcel 
 

The vegetative habitat assessment and delineation was conducted on the subject parcel by the 

undersigned on April 6, 2014.  The parcel is made up of two land plats with a contiguous boundary 

running east and west.  According to the Monroe County Appraiser’s office the total size of the two 

tract parcel is 14.86 acres.  The elevation of the land changes dramatically from low enough to 

sustain year round surface water connected to the channels leading to the Gulf of Mexico – to 

higher land that supports tropical low hardwood hammock along the south boundary.  Mangrove 

ecotones are found as the elevation transitions from the water to the upland areas.  This report 

identifies the vegetative habitat found on the parcel with their size and qualitative characteristics.  

Previous mapping of the vegetative habitat by the County was compared to the field truthing and 

either verified or corrected accordingly on the supplied habitat map.  All measurements were from 

boundary wheel tape and polygon size given by Google Pro.  GPS coordinates were made for the 

intersections of the delineation lines of the habitat and the parcel boundary or property lines.        

 

 
Parcel (Hamilton) as Depicted by the Monroe County Vegetative Habitat Map 

 

Methodology: 

The delineated hardwood hammock areas were identified and verified using species identification, 

elevation changes, and soil hydric indicators.  References used were Native Trees and Shrubs of the 

Florida Keys by J. Paul Scurlock, and Trees of Everglades National Park and the Florida Keys by 

George Stevenson.  The State of Florida statute Chapter 62-340, Delineation of the Landward 

Extent of Wetlands and Surface Waters provided the strategy or methodology used for locating and 

separating the transitional ecotone between the hammock habitat and the wetland plant indicators.  

A delineation line was developed for the hammock and ecotones from field mapping using wheel 

measure and handheld GPS unit.  Points were placed on a field map using an aerial photograph for 
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reference.  Field lines were drawn from the points using a hand held compass to form the hammock 

boundary.  Measurements of the line were taken from a measure wheel and checked/verified by 

tools of Google Pro.  Blimp road and the Overseas Highway provided tag lines for the delineation 

of habitat and visual verification of the water oriented habit.   Final mapping with measurements 

were made using the MC Land Appraiser’s website and Google Pro.  

 

Vegetative Analysis of Property 

The elevated land along the southern boundary or fronting to the Overseas Highway is high quality 

low hammock adjacent to a saltmarsh and buttonwood habitat that transitions into mangrove 

habitat.  The mangroves give way to surface water as the elevation drops to the north end of the 

parcel (see attached map).    This tidally influenced water affects the habitat over 2/3 of the parcel 

area.   

 

The tidal waters on the parcel are dominated by Red, White, and Black mangroves.  A high 

mangrove fringe (612) of predominantly Red Mangroves exists in the southwest corner (12,332 sf) 

of the parcel and an area measuring 15,753 sf along the midpoint of the eastern property boundary. 

The lower mangrove forests contain scrub mangroves (620) that comprise the habitat of the area 

between the upland areas and the surface water.  There are buttonwoods mixed with mangroves and 

saltmarsh on the transitional areas or elevations along hammock delineation line.  The saltmarsh 

buttonwood ecotone (640) support the dominant species of Buttonwood (Conocarpus erectus), 

Saltwort (Batis maritima), Sea Daisy (Borrichia frutuscens), Glasswort (Salicornia spp.), Salt grass 

(Distichlis spicata), and Sea Purslane (Sesuvium spp.)   
   

The vegetative habitat on the higher land of the subject parcel is characterized by low hardwood 

hammock (426) species such as Black Bead (Pithecellobium guadalupens), Blacktorch (Erithalis 

fruticosa), Darling Plum (Reynosia septentrionalis), Sea Grape (Coccoloba uvifera), Poisonwood 

(Metopium toxiferum), Gumbo Limbo (Bursera simaruda), Florida & Key Thatch Palms (Thrinax 

radiata & morrisii), Saffron Plum (Bumelia celastrina), and Spanish Stopper (Eugenia foetida).  

Dominant woody plants of the hammock are Blolly (Guapira discolor), Wild Dilly (Manilkara 

bahamensis), Strangler Fig (Ficus  aurea), Gumbo Limbo (Bursera simaruda), Jamaica Dogwood 

(Piscidia piscipula), Wild Tamarind (Lysiloma latisiliquum), and Green Buttonwood (Conocarpus 

erectus).  Sabal Palms (Sabal palmetto) are frequently found mixed with the canopy trees.  Invasive 

exotics are rare to non-existent on the subject parcel probably due to the excellent health of the 

hammock and mangrove vegetation.   

 

Notable rare and protected plants on the parcel are Darling Plum, Blacktorch, Blackbead, Joewood, 

Wild Dilly, and Locust Berry – all “Threatened Species”.  Endangered species found in the 

hammock are the Thatch Palms, Red Stopper, and Red-berry Stopper.  Regionally important 

species are Torchwood and Christmas Berry.  All three mangrove species on the parcel are listed as 

a protected species by the State of Florida. 

 

Photo Map References: 

There are four distinct habitats found on the parcel – Low Tropical Hardwood Hammock 426, 

Saltmarsh & Buttonwood 640, Fringe Mangrove 612, and Scrub Mangrove 640.  The Aerial Photos 

below are oriented to the north directional bearing to the top.  GPS positions are in NAD 83 datum 

using decimal minutes to the third place for accuracy.  See the GPS coordinates of specific points 

below relative to the photo-map: 
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Vegetative Habitat Delineation with Category Numbers – Monroe County Habitat Protocol & Key GPS Coordinates 

 

Quantitative Analysis of Parcel  
 

High Quality Low Hardwood Hammock, 426 – 52,174 sf. or 1.20 ac. 

 

Saltmarsh & Buttonwood Assoc., 640 – 65,336 sf or 1.50 ac. 

 

Fringe Mature Mangrove, 612 – 28,085 sf. or .64 ac. 

 

Scrub Mangrove Habitat, 620 – 238,141 sf. or 5.47 ac. 

 

Surface Water Habitat, 500 – 251,302 sf. or 5.77 ac. 

 

Disturbed or Barren Fill Area, 740 – 12,264 sf. or .28 ac 

 

 Total Parcel Area 647,302 sf. or 14.86 acres* *Measured by MC Land Appraiser 
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Summary 
The parcel of two contiguous platted land areas located west at the junction of Blimp Road and the 

Overseas Highway contains a diverse habitat of vegetation and surface water.  The total land area is 

14.86 acres with 5.77 acres covered of surface water that is tidally influenced and connected to 

open Gulf of Mexico waters through deeper natural channels.  There are four distinct vegetative 

habitats found on the subject parcel.  These relate to the land elevation and hydric conditions.  Of 

the highest elevation – it is most suitable for tropical hardwood hammock.  The proper 

classification of the hammock is a High quality “low” tropical hardwood hammock – 426.  This 

category matches the primary hammock species present and the rich diversity of hardwood species 

found in the upland area of 1.20 acres.  As the elevation drops and the soils become more hydric, a 

saltmarsh and Buttonwood association – 640 becomes a major transition between the water loving 

plants and the hammock plants.  This habitat has moderate size Green Buttonwood trees in 

association with low wetland marsh plants.  The total size of this habitat is 1.5 acres. 

 

The shallow water and inundated areas of the parcel provide suitable habitat for the three species of 

mangroves.  A very shallow area or zone (5.47 acres) provides habitat suitable for scrub 

mangroves.  The dominant plants in this zone are Red Mangroves.  They are short and stunted from 

the harsh and rocky conditions supporting them.  A fringe of mature and tall Red, Black and White 

Mangroves identifies the 612 habitat category.  These are rare on the property and signify a deeper 

mud stratum with richer nutrients available.  There are two small areas of fringe mangroves – one 

in the southwest corner measuring 12,332 sf. and one on the eastern boundary near the disturbed 

area with 15,753 sf. 

  

In the lowest elevations of the parcel there is a surface water habitat the covers most of the 

northwest quarter.  Due to the depth of the water, mangrove vegetation cannot find footing and it is 

predominantly barren of significant vegetation.  The total land area covered with this relatively 

barren surface water is 235,592 sf. or 5.77 acres. 

  

A small area of 12,264 sf has been filled for a possible road historically along the north eastern side 

of the parcel.  The length of the fill is approximately 435 feet and it impounds surface water to the 

east.  This surface water is barren of vegetation. 

 

Note:  All field measurements were taken using the best practice available without a land surveyor.  

The measurements contained in this report are as accurate as possible but are approximate, and 

should not be relied upon without a professional surveyor checking the delineation lines and 

certifying the habitat sizes. 

  

 

 

 

Habitat Assessment and Delineation conducted by Harry DeLashmutt __________________ 

       Consulting Biologist    April 7, 2014  

       Biosurveys, Inc. 
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High Quality Low Hardwood Hammock  Saltmarsh & Buttonwood Habitat – Typical 

 

 

 

    
Fringe Mature Mangrove 612 Habitat – SW Corner Scrub Mangrove Habitat 620 - Typical 

 

 

 

   
Light Scrub Mangrove and Surface Water – 500    Surface Water – Typical on Northwest Corner  
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Note: This Inset of Land is in the Northeast Corner of Parcel and is not part of the Habitat Assessment 
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