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                                     DEVELOPMENT REVIEW COMMITTEE
 

Tuesday, November 17, 2014
 

AGENDA
 

The Monroe County Development Review Committee will conduct a meeting on Monday, November 17, 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
Mayte Santamaria, Assistant Planning Director
Rey Ortiz, Planning & Biological Plans Examiner Supervisor
Emily Schemper, Principal Planner
Matt Coyle, Sr. Planner
Barbara Bauman, Planner
Karl Bursa, Sr. Planner
Gail Creech, Sr. Planning Commission Coordinator
 
CHANGES TO THE AGENDA
 
MINUTES FOR APPROVAL

 
MEETING
 
New Items:
 
1. Tradewinds Hammocks II, LLC Properties, Troup Road and Buttonwood Lane, Key Largo, approximate mile marker 101, and
Oceanside Investors, LLC Properties, 5948, 5950 and 5970 Peninsular Avenue, Stock Island, approximate mile marker 5:  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 15 sender sites in Key Largo to a receiver site in Stock Island. The sender sites
are legally described as Block 4, Lots 1-14, a portion of Troup Road lying between Blocks 3 and 4, Industrial Acres (Plat Book 5,
Page 15), Key Largo, Monroe County, Florida, having real estate numbers 00455550.000000, 00455560.000000,
00455570.000000, 00455580.000000, 00455590.000000, 00455600.000000, 00455610.000000, 00455620.000000,
00455630.000000, 00455640.000000, 00455650.000000, 00455660.000000, 00455670.000000, 00455680.000000 and
00455681.000000. The receiver site is legally described as Block 46, Lots 30-31, portion of Lot 32, Block 60, Lots 1-3, Block 61,
portions of Lots 1- 3, the portion of Maloney Avenue lying between Blocks 60 and 61, a portion of Peninsular Avenue lying
between Blocks 46 and 60, McDonald’s Plat (also known as Maloney subdivision) (Plat Book 1, Page 55), Stock Island, Monroe
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County, Florida, having real estate numbers 00126210.000000, 00126220.000000, 00126230.000000, 00127420.000000 and
00127420.000100.
(File 2014-139)
2014-139 SR DRC 11.17.14.PDF
2014-139 FILE.PDF
 
2. Oceanside Marina, 5948, 5950 and 5970 Peninsular Avenue, Stock Island, Mile Marker 5: A request for approval of an
amendment to a major conditional use permit in order to redevelop the existing marina by improving the marina’s facilities,
constructing up to 78 new market rate residential dwelling units, constructing up to 17 new hotel rooms, constructing a new
restaurant, and carrying out associated site improvements. The subject property is legally described as Block 46, Lots 30, 31 and
½ Lot 32, Block 60, portions of Lots 1, 2 and 3, Block 61, portions of Lots 1, 2 and 3, the abandoned portion of Peninsular Avenue
lying between Block 46 and Block 60, the abandoned portion of Maloney Avenue lying between Blocks 60 and 61, McDonald’s
Plat, also described as parcel of land in Sections 26, 34, 35 and 36, Township 67 South and Range 25 East, having real estate
#’s 00126210.000000, 00126220.000000, 00126230.000000, 00127420.000000 and 00127420.000100.
(File 2014-133)
2014-133 SR DRC 11.17.14.PDF
2014-133 FILE.PDF
2014-133 Recvd 09.18.14 COMBINED Bldg.PDF
2014-133 Recvd 09.18.14 COMBINED Land.PDF
2014-133 Recvd 09.18.14 COMBINED Site Plan.PDF
2014-133 Recvd 10.22.14 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 
 























AGENT AUTHORIZATION 
 
September         , 2014 
 
 

I hereby authorize Barton W. Smith, Esq. / Smith Oropeza, P.L. as authorized agents 

                                 (Name of Agent) 
 

 
for Tradewinds Hammocks II, LLC for the application for Minor Conditional Use – TDR Transfer 

(Name of Property Owner(s) the Applicant(s)) 
 

 
For the Property described as Lots 1 through 14, inclusive, Block 4, INDUSTRIAL ACRES, as per plat thereof 

recorded in Plat Book 5, Page 15, of the Public Records of Monroe County, Florida 

 

And 

 

A portion of Troup Road fronting a part of Lot 3 and all of Lots 4 through 14, Block 4, Industrial Acres, 

according to the plat thereof, as recorded in Plat Book 5, at Page 15 of the Public Records of Monroe County, 

Florida, and being more particularly described as follows:  

 

Beginning at the Northwesterly corner of said Lot 14, Block 4, INDUSTRIAL ACRES; thence run N 00*05’49” 

W on a projection of the Westerly line of said Lot 14 for a distance of 50.00 feet to a point on the North line of said 

Troup Road; thence run N 89*54’11” E along the North line of Troup Road for a distance of 1176.60 feet to the 

edge of existing wetlands; thence run S 25*32’21” W along the edge of existing wetlands for a distance of 55.46 

feet to a point on the South line of Troup Road and the North line of said Lot 3, Block 4; thence run S 89*54’11” 

W along the South line of Troup Road and the North lines of Lots 3 through 14, Block 4 for a distance of 1152.61 

feet back to the point of beginning. 

 

Key (island):  Key Largo 
 

and Real Estate number:  00455550-000000 

00455560-000000 

00455570-000000 

00455580-000000 

00455590-000000 

00455600-000000 

00455610-000000 

00455620-000000 

00455630-000000 

00455640-000000 

00455650-000000 

00455660-000000 

00455670-000000 

00455680-000000 

00455681-000000 
 

This authorization becomes effective on the date this affidavit is notarized and shall remain in effect until 

terminated by the undersigned. This authorization acts as a durable power of attorney only for the purposes 

stated. 
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Field Habitat Assessment of Parcel 
 

Introduction:  The vegetative habitat assessment and delineation was conducted on the subject 

parcel by the undersigned on August 14, 2014.  A hammock / wetland line delineation, marking by 

the undersigned and mapping by a land surveyor identifies the two major habitats on the subject 

parcel.  The parcel is made up of 14 individual land plats with a contiguous boundary running east 

and west.  According to the land surveyor the total size of the two tract parcel is 4.82 acres.  The 

elevation of the land changes dramatically from low enough to sustain year round surface water 

(that may be brackish) – to higher land that supports tropical hardwood hammock toward the west 

boundary.  The mangrove to hammock ecotone is an abrupt transition with very little marsh habitat.  

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 along the boundaries of the parcel are made from wheel tape and polygon size given 

by Google Pro.  The undersigned took GPS coordinates at 20 foot linear distance apart along the 

wetland line (coordinates relate to field flagging with wetland delineation pink).  Island Surveying 

Inc. transferred the delineation line onto the mapping of the official parcel survey.  The delineation 

field work results in the final land survey mapping and is included as an attachment to this report.     

 

 
Tier Designation for the 14 Lot Parcel is Depicted as Green - Tier I  

(Blue Color is End of Parcel - Lot 14) 
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Parcel (Lots 1 – 14) as Depicted with Monroe County Land Appraiser’s Web Aerial - 2012 
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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 wetlands.  A delineation 

line was developed for the hammock and wetland from field mapping using wheel measure and 

handheld GPS unit.  Points were placed on a field map using an aerial photograph for reference.  

Field lines were drawn from the points using a hand held compass to form the delineation 

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

tools of Google Pro.  Final mapping with measurements were made using the MC Land 

Appraiser’s website and Google Pro tools. A Geo Land Survey accompanies this report. 

 

Vegetative Analysis of Property 
The platted lots within the subject parcel of 14 are oriented in an east-west row beginning with Lot 

1 at the east end of the row.  This lot and two others are located in mangrove wetlands and zoned 

NA or Native Area.  Habitat can be classified as predominantly “Fringing Mangroves - 612.  The 

remaining lots (4 thru 14) are situated in high hardwood hammock and zoned differently as UR or 

Urban Residential.  Of these 10 lots, two are significantly disturbed and can be classified as 

“Disturbed with Hammock – 740.1”.  Some native hardwoods are present on these two lots but 

there is clearing, invasive exotics, and past dumping activity that lower their ability to support 

wildlife habitat.  Lot 3 or RE# 00455570-000000 has three habitats due to its location in the 

wetland transition area.  A narrow strip (15’-30’wide) of Buttonwood Salt Marsh – 640. is found 

along the mangrove line on that lot.  The west side of this lot and the remaining ten lots are all 

upland vegetative habitat classified as either “High Quality High Hammock – 426.” with pockets of 

invasive exotics scattered about the area or the two lots as “Disturbed with Hammock”.  The nine 

lots have a closed native canopy with strong understory diversity and light ground cover.  The 

hammock habitat of these lots is very typical of the high hammock vegetation in the Key Largo 

Area.   

 

Even though the parcel is 100 feet wide from lot-line to lot-line, two paper (platted) streets are 

located on the north and south sides both adding a buffer to the parcel and native hammock habitat.  

As a matter of fact, the habitat is enhanced and protected by these two undeveloped streets.  The 

street areas particularly along the south side show signs of human activity encroachment and 

moderate invasive exotic disturbance.  The streets are “Tree Garden Way” on the north and 

“Buttonwood Lane” on the south side.  Both are currently vegetated with native trees and some trail 

disturbance with minor perimeter dumping.   

 

All three species of mangrove (Red (Dominant), White, & Black) are present in the fringing 

mangrove forest that comprise the homogeneous vegetation on the three lots zoned as NA.  Lot 3 

contains transitional wetlands with the typical ecotone supported by Green Buttonwood 

(Conocarpus erectus), Saltwort (Batis maritima), Sea Daisy (Borrichia frutuscens), Glasswort 

(Salicornia spp.), Salt grass (Distichlis spicata), and Sea Purslane (Sesuvium spp.)   
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The vegetative habitat in the lower elevation of Lot (3) is characterized by low hardwood (426) 

species such as Black Bead (Pithecellobium guadalupens), Blacktorch (Erithalis fruticosa), Darling 

Plum (Reynosia septentrionalis), Poisonwood (Metopium toxiferum), Gumbo Limbo (Bursera 

simaruda), Saffron Plum (Bumelia celastrina), Spanish Stopper (Eugenia foetida), and Blolly 

(Guapira discolor).    

 

Dominant canopy trees found in the high hammock are Strangler Fig (Ficus  aurea), Gumbo 

Limbo (Bursera simaruda), Jamaica Dogwood (Piscidia piscipula), Wild Tamarind (Lysiloma 

latisiliquum), Green Buttonwood (Conocarpus erectus), Mastic (Sideroxylon foetidissimum), Black 

Ironwood (Krugiodendron ferreum), Inkwood (Exothea paniculata), Mahogany (Swietenia 

mahogany), Poisonwood (Metopium toxiferum), Willow Bustic (Sideroxylon salicifoliume), and 

Pigeon Plum (Coccoloba diversifolia).  Sabal Palms (Sabal palmetto) and the Florida Thatch Palm 

(Thrinax radiata) are frequently found mixed in the hammock.   

 

Invasive Exotic Plants:  Invasive exotics are found to be a product of indiscriminant dumping of 

unwanted plant stock along trails and the perimeter of the hammock. The high level plant health of 

the hammock is keeping the spread of the exotics in check – but will need an eventual eradication 

program.  Invasive Exotic plants encountered on the parcel are: 

 

  Exotics altering native plant communities   FLEPPC Class 
 Brazilian Pepper  Schinus terebinthifolius   IEX I 

 Burma Reed Grass  Neyraudia reynaudiana   IEX I 

Beach Naupaka  Scaevola sericea    IEX I 

Seaside Mahoe  Thespesia populnea    IEX I 

Sapodilla   Manikara zapota    IEX I 

Umbrella Tree   Schefflera actinophylla   IEX I 

Bowstring Hemp  Sansevieria hyacinthoides   IEX II 

Lead Tree   Leucaena leucocephala   IEX II 

Oyster Plant   Tradescantia spathacea   IEX II 

Tropical Almond  Terminalia catappa    IEX II 

Yellow Elder   Tecoma stans     IEX II 

Royal Poinciana                      Delonix regia     EX Cat. III  

Wandering Jew  Tradescantia spp.    EX Cat. III  

 

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

Satinleaf – all “Threatened Species”.  Endangered species found in the hammock are the Thatch 

Palms, Red Stopper, the Red-berry Stopper, and Cinnamon Bark.  Regionally important species are 

Mastic, Black Ironwood, Inkwood, and Lancewood.  All three mangrove species on the east of the 

parcel are listed as a protected species by the State of Florida. 

 

Observed Wildlife on this Parcel:  The parcel is large enough to provide suitable habitat and resting 

green space for wildlife.  Detailed inspection of the canopy / understory trees revealed the presence of 

arboreal snails in the hammock areas.  The dominant species found was the Banded Tree Snail or 

Orthalicus floridensis.  It is found throughout the hammock.  A very limited number of sitings of the  

Florida Tree Snail – Liguus fasciatus was made.  The parcel habitat is ideal for the snails with the smooth 

barked trees of the Wild Tamarind, Gumbo Limbo, Mastic, Black Ironwood, Jamaica Dogwood, Ficus 
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spp., and Poisonwood.  An assessment of the host trees found no observations or evidence of the Stock 

Island Tree Snail (Orthalicus reses reses).  Butterfly habitat is present in the hammock with the 

preponderance of the host plants - Mouses Pineapple (Morinda royoc) and Wild Lime (Zanthoxylum 

fagara) in the understory.    N 

 

Boat-tailed Grackle  Cassidix mexicanus 

Ringed Turtle Dove  Streptopelia risoria 

Cloudless Sulphur Butterfly Phoebis sennae 

Crab Spider   Casteracantha cancriformis 

Brown Anole   Anolis sagrei 

Giant Swallowtail Butterfly Papilio cresphontes 

Gray Squirrel   Scirus carolinensis 

Ground Dove   Columbigallina passerina 

Mockingbird   Mimus polyglottos 

Red-bellied Woodpecker Centurus carolinus 

White Speckled Hermit Crab Paguristes punticeps 

Yellow-throated Warbler Dendroica dominica 

Tree Snails -    Orthalicus floridensis 

    Liguus fasciatus 

 

 
Monroe County - GIS Aerial Photo Vegetative Habitat Map of Subject Parcel  

(Blue Shaded Lot Denotes the Westernmost End of the 14 Lot Parcel) 
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Aerial Photo References: 

There are three distinct habitats found on the parcel – High Tropical Hardwood Hammock 426, a 

narrow band of Saltmarsh & Buttonwood 640, and Fringe Mangrove 612 found on Lots 1, 2, & 3.  

The Aerial Photos above and below are oriented to the north directional bearing to the top of the 

page.  The wetland delineation on Lot 3 below is depicted along with five sites marked with 

flagging and GPS positions taken in NAD 83 datum using decimal minutes to the third place for 

accuracy.  See the GPS coordinates of specific points below photo relative to the delineation as 

shown on the photo.  Disturbance on Lots 6 & 7 in the aerial photo are evident and quantified.  

 

 
Vegetative Habitat Delineation  –Hammock to West (left side) of Line & Wetlands to the East or Right Side of Photo  

Key GPS Coordinates Below - Relate to the Numbers Locations Above 

 

 

Coordinates for Wetland Delineation Flagging: 

 
Flag Site 1 - 25˚06.682’N;  80˚25.118”W 

Flag Site 2 - 25˚06.698’N;  80˚25.121”W 

Flag Site 3 - 25˚06.706’N;  80˚25.117”W 

Flag Site 4 - 25˚06.713’N;  80˚25.117”W 

Flag Site 5 - 25˚06.720’N;  80˚25.114”W 

 

Misc. Locations for Coordinates: 

Large Abandoned Boat on Lot 6 of Parcel – .701’N;  .165’W 

Lot 7 - Large Debris Pile & Barren Area to West of Boat - .716’N;  .189’W 
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Quantitative Habitat Analysis of Parcel  
 

Upland Vegetative Habitat – 172,344 sf or 3.96 acres (Measured by Biosurveys, Inc.) 

 

(Note:  179,750 sf total upland area measured by Island Surveying Inc. - less scarified disturbed 

areas “740” on Lots 6 & 7 of 7,406 sf – ID & measured by Biosurveys, Inc.)   

 

Wetlands  (Saltmarsh w/ Buttonwood Assoc. & Mangrove Habitat) – 29,782 sf or .69 ac.  

 

(Measured by Island Surveying Inc.)   Note: Delineation of Wetland Line Marked by Biosurveys, 

Inc. 

 

Scarified disturbed upland area on Lots 6 & 7 – 7,406 sf or .17 acre (Measured by Biosurveys) 

 

 Total Parcel Area 209,532 sf. or 4.82 acres   (Measured by Island Surveying Inc.) 

 

Summary 
The fourteen (14) lot parcel of platted land located on Key Largo was evaluated to identify and 

delineate vegetative habitat found on both uplands and wetland areas.  The habitat on the 

easternmost lots (1, 2 and part of 3) is mature mangrove forest identified as 612 of the FLUCCS 

codes of the State.  On lot 3, there is a transitional strip of salt marsh and buttonwood habitat 
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classified as 640.  A wetland line was located using the Statewide wetland procedure and marked 

with wetland flagging.  Five points along the delineation line were identified using GPS 

coordinates and recorded above in this report.  The land survey also mapped the precise location.  

Landward of this line is a mix of low and high hardwood hammock plant species 426 on the code 

in lots 4 and 5.  Lots 6 and 7 contain human disturbance with scarified areas and un-authorized 

roads.  The scarified areas were measured and quantified above as 740 area.  All other lots (8 – 14) 

contain high quality tropical hardwood hammock 426 habitat.  The lots contain minor disturbance 

of the hammock habitat from indiscriminant debris dumping and invasive exotic plants.  Wildlife 

habitat use potential is high.  State protected arboreal snails were observed on canopy trees of the 

parcel. 

 

This assessment confirms the County GIS habitat mapping of the area (see aerial overlay attached).  

The land area is designated Tier I by the County.  Part of Tree Garden Way a platted road to the 

north buffers the parcel habitat from major development (Tradewinds Shopping Center).  In 

addition, there is a platted road along the south side of the parcel known as Buttonwood Lane that 

also forms to buffer the habitat from a developed residential subdivision – “Hibiscus Park”.  

County owned land and a small park are adjacent to the western end of the subject parcel. 

 

 

 

 

 

 

 

Habitat Assessment and Delineation conducted by Harry DeLashmutt __________________ 

       Consulting Biologist    August 14, 2014  

       Biosurveys, Inc. 

 

 
 

    
View of Parcel East Side frm Tradewinds Center  High Density & Diversity of Plants in Hammock - Typical 
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Large Mastic in Center of Parcel Hammock Mature Fringing Mangrove 612 Habitat – East End 

  

 

     
Salt Marsh Ecotone on Wetland Line – Lot 3 Banded Tree Snail – Optimal Habitat in Hammock  

Note Pink Wetland Line Flagging – center of photo. 

 

 

   
Disturbed Site on Lot 7 – Active Dumping  Road & Perimeter Disturbance on Lot 6  
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Invasive Exotic – Oyster Plant (one of many on site)    Bowstring Hemp Invasion – Several in Hammock 

 

 

 

 

 

   
Burma Reed Grass & Lead Tree – Lot 4, SE Corner          Typical Invasive Canopy - Tropical Almond 

 

 

(All photos above taken by H. DeLashmutt –Biosurveys, Inc.  9/14/14) 
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Note:  Not all Lots are Shown with the Property Record Cards – only the Easterly Lot 1 and West Lot 14 
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