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                                     DEVELOPMENT REVIEW COMMITTEE
 

Tuesday, August 25, 2015
 

AGENDA
 

The Monroe County Development Review Committee will conduct a meeting on Tuesday, August 25, 2015, 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:
Mayte Santamaria, Senior Director of Planning and Environmental Resources
Mike Roberts, Sr. Administrator, Environmental Resources
Emily Schemper, Comprehensive Planning Manager
Kevin Bond, Planning & Development Review Manager
DOT Representative
Steve Zavalney, Captain, Fire Prevention
Public Works Department Representative
 
STAFF MEMBERS
Steve Williams, Assistant County Attorney
Rey Ortiz, Planning & Biological Plans Examiner Supervisor
Matt Coyle, Principal Planner
Devin Rains, Sr. Planner
Thomas Broadrick, Sr. Planner
Barbara Bauman, Planner
Mitzi Crystal, Transportation Planner
Gail Creech, Sr. Planning Commission Coordinator
 
CHANGES TO THE AGENDA
 
MINUTES FOR APPROVAL

 
MEETING
 
New Items:
 
1. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE MONROE COUNTY
LAND USE DISTRICT (ZONING) MAP FROM INDUSTRIAL (I) AND COMMERCIAL FISHING AREA (CFA) TO MIXED USE (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, AND FROM INDUSTRIAL (I) TO COMMERCIAL 2 (C2) FOR PROPERTY LOCATED AT APPROXIMATE MILE
MARKER 9, DESCRIBED AS FOUR 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, 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 LAND
USE DISTRICT (ZONING) MAP; PROVIDING FOR AN EFFECTIVE DATE.
(File 2012-069)
2012-069 SR DRC 08.25.15.PDF
2012-069 FILE Reopened 01.12.15.PDF
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2. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE MONROE COUNTY
FUTURE LAND USE MAP FROM RESIDENTIAL CONSERVATION (RC) TO RECREATION (R) AND CONSERVATION (C), FOR
PROPERTY DESCRIBED AS A PARCEL OF LAND IN SECTION 24, TOWNSHIP 59 SOUTH, RANGE 40 EAST, KEY LARGO,
MONROE COUNTY, FLORIDA, AND ALSO BEING A PORTION OF TRACT A, HARBOR COURSE SOUTH, SECTION ONE, OCEAN
REEF PLAT NO. 14 (PLAT BOOK 7, PAGE 9), KEY LARGO, MONROE COUNTY, FLORIDA, HAVING REAL ESTATE NUMBER
00573690.003900, AS PROPOSED BY OCEAN REEF CLUB 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 2015-047)
2015-047 SR DRC 08.25.15.PDF
2015-047 FILE.PDF
2015-047 Recvd 07.16.15 Survey via email.pdf
 
3. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE MONROE COUNTY
LAND USE DISTRICT (ZONING) MAP FROM NATIVE AREA (NA) TO PARKS AND REFUGE (PR) AND CONSERVATION DISTRICT
(CD), FOR PROPERTY DESCRIBED AS A PARCEL OF LAND IN SECTION 24, TOWNSHIP 59 SOUTH, RANGE 40 EAST, KEY
LARGO, MONROE COUNTY, FLORIDA, AND ALSO BEING A PORTION OF TRACT A, HARBOR COURSE SOUTH, SECTION ONE,
OCEAN REEF PLAT NO. 14 (PLAT BOOK 7, PAGE 9), KEY LARGO, MONROE COUNTY, FLORIDA, HAVING REAL ESTATE
NUMBER 00573690.003900, AS PROPOSED BY OCEAN REEF CLUB 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 2015-048)
2015-048 SR DRC 08.25.15.PDF
2015-048 FILE.PDF
2015-048 Recvd 07.16.15 Survey via email.pdf
 
4. PL OCEAN RESIDENCES, 97801 OVERSEAS HIGHWAY, KEY LARGO, MILE MARKER 98:  A PUBLIC MEETING
CONCERNING A REQUEST FOR A MINOR CONDITIONAL USE PERMIT. THE REQUESTED APPROVAL IS REQUIRED FOR
THE DEVELOPMENT OF A PROPOSED 24 ATTACHED DWELLING UNITS DESIGNATED AS AFFORDABLE HOUSING, 28
DETACHED DWELLING UNITS OF MARKET RATE HOUSING, AND ASSOCIATED AMENITIES. THE SUBJECT PROPERTY IS
DESCRIBED AS PARCELS OF LAND LOCATED IN SECTIONS 5 AND 6, TOWNSHIP 62 SOUTH, RANGE 39 EAST, KEY LARGO,
MONROE COUNTY, FLORIDA, HAVING REAL ESTATE NUMBERS 00090810.000000, 00090820.000000, 00090840.000000,
00090840.000100, AND 00090860.000000.
(File 2015-049)
2015-049 SR DRC 08.25.16.PDF
2015-049 FILE.PDF
2015-049 Traffic Study Recvd 08.04.15.pdf
2015-049 COMBINED Survey Recvd 07.13.15.PDF
2015-049 COMBINED Site Plan.PDF
2015-049 COMBINED ModelA.PDF
2015-049 COMBINED ModelB.PDF
2015-049 COMBINED B-1.PDF
2015-049 COMBINED B-2.PDF
2015-049 COMBINED CH.PDF
2015-049 COMBINED Land.PDF
2015-049 COMBINED Permit.PDF
 
5. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING MONROE COUNTY
COMPREHENSIVE PLAN CREATING POLICY 101.5.31 TO ADDRESS NON-HABITABLE ARCHITECTURAL DECORATIVE
FEATURES WITHIN THE OCEAN REEF COMMUNITY; AND CREATING POLICIES 101.5.32 AND 101.5.33 TO PROVIDE CERTAIN
EXCEPTIONS TO THE HEIGHT LIMIT IN ORDER TO PROTECT PROPERTY FROM FLOODING AND REDUCE FLOOD
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INSURANCE COSTS; 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 2015-006)
2015-006 SR DRC 08.25.15.PDF
 
6. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING MONROE COUNTY
COMPREHENSIVE PLAN POLICIES 101.5.8 AND 101.13.5 WITHIN THE FUTURE LAND USE ELEMENT AND POLICIES 207.1.2
WITHIN THE CONSERVATION AND COASTAL MANAGEMENT ELEMENT TO FURTHER CLARIFY THE DEVELOPMENT OF
OFFSHORE ISLANDS; 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 2015-007)
2015-007 SR DRC 08.25.15-Print.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 
 































































































































































































































































FLUM APPLICATION SUPPORTING TEXT

RESPONSE #1  

Please describe the reason for the proposed FLUM amendment: 


The Ocean Reef Club began as a modest fishing camp and 26-room lodge established by 
Morris Baker in 1945.  The interests and expertise of our members have guided the growth of 
the private club into a community.  Ocean Reef became a private club in 1993 following the 
buy-out from the former developer.  Then as now, daily operation of the Club has been 
overseen by the board of directors, the club staff and committees.  As the years have passed, 
the number of members who own their own homes in Ocean Reef has continued to grow.  
Close to four thousand members of ORC remain determined to preserve the private club’s rich 
traditions and gracious lifestyle for future generations.  


Today, nestled in 2,500 secluded, tropical acres on the northernmost tip of Key Largo in the 
Florida Keys, Ocean Reef Club is considered one of the country’s most comprehensive 
communities.  Offering 1,700 waterfront estates, private homes, condominiums and boat slips, 
Ocean Reef Club also features an oceanfront Inn, full-service spa and salon, and an array of 
dining and shopping options.  Leisure amenities include a 175-slip marina for boating, fishing 
and diving; two 18-hole championship golf courses, world-class tennis and lawn sports, 
jogging and cycling paths, cooking school, nature center art league, cultural center, range of 
children’s activities and programming and more.


The Club is also equipped with a fully-staffed Medical Center, fire station, landing strip, 
gourmet grocery store, veterinary care and The Academy, an independent Pre-K3-8th grade 
school.   The Academy was conceived to accomplish a simple and important mission – to find 
a way for children to spend more time in the warm, Florida atmosphere where families spend 
time enjoying a healthy lifestyle in the Florida Keys.  


Ocean Reef Club has grown to become a self-contained community and private club 
dedicated to a sense of well-being amid tranquility and the enjoyment of friends and family.  
Assurance of a wholesome lifestyle for its children has always been and continues to be 
foremost among its goals.  


Parks and greenspace is essential in meeting the Ocean Reef community objectives of being 
able to be a self-contained community that provides amenities and recreational opportunities 
for the community.  Parks and recreation have four values that make them essential services to 
communities: (1) Social Importance; (2) Health (3) Environmental Benefits and (4) Economic 
Value 


(1) Social Importance 
Parks are a tangible reflection of the quality of life in a community. They provide identity for 
citizens and are a major factor in the perception of quality of life in a given community. Parks 
and recreation services are often cited as one of the most important factors in surveys of how 
livable communities are.


Parks provide gathering places for families and social groups, as well as for individuals of all 
ages and economic status, regardless of their ability to pay for access.  Parks and recreation 
programs provide places for health and well-being that are accessible by persons of all ages 
and abilities, especially to those with disabilities. In a 2007 survey of Fairfax County, VA, 
residents of 8 of 10 households rated a quality park system either very important or extremely 
important to their quality of life.
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(2) Health 
Parks are the places that people go to get healthy and stay fit.

Parks and recreation programs and services contribute to the health of children, youth, adults, 
and seniors. According to studies by the Centers for Disease Control and Prevention, creating, 
improving and promoting places to be physically active can improve individual and community 
health and result in a 25 percent increase of residents who exercise at least three times per 
week. A study by Penn State University showed significant correlations to reductions in stress, 
lowered blood pressure, and perceived physical health to the length of stay in visits to parks.


(3) Environmental Benefits 
Parks and protected public lands are proven to improve water quality, protect groundwater, 
prevent flooding, improve the quality of the air we breathe, provide vegetative buffers to 
development, produce habitat for wildlife, and provide a place for children and families to 
connect with nature and recreate outdoors together.


(4) Economic Value 
Parks improve the local tax base and increase property values. It is proven that private 
property values increase the value of privately owned land the closer such land is to parks. This 
increase in private property value due to the proximity to parks increases property tax revenues 
and improves local economies. The real estate market consistently demonstrates that many 
people are willing to pay a larger amount for property located close to parks and open space 
areas than for a home that does not offer this amenity. 
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RESPONSE #2 

The Board of County Commissioners adopted Policy 101.4.20 (Ordinance 
028-2012) with an effective date of November 20, 2012. Pursuant to Policy 
101.4.20, any private application requesting a future land use map amendment 
after this effective date which proposes an increase in allocated density and 
intensity, must be designated as Tier III and have existing public facilities and 
services, including central wastewater facilities. Additionally, any private 
application requesting a future land use map amendment after this effective date 
which proposes an increase in allocated density and intensity shall be required to 
purchase and donate land to offset the proposed increase (includes the 
requirement to donate acreage or Improved Subdivision lots).  

The proposed Future Land Use (FLU) Map amendments do not propose an increase to the 
allocated intensity.  In addition the proposed change will reduce the residential density from 
2.25 units to .5 units.  However, the rooms|spaces density increases from 0 to 4.  Based solely 
on the Comprehensive Plan it can not be determined whether or not there is a reduction to 
density, since there is no way to compare residential density to rooms|spaces density, although 
the net change to intensity is clearly reduced.  Analysis of the zoning code shows that there is 
no allocated densities for rooms|spaces under Section 130-162 “maximum hotel-motel, 
recreational vehicle and institutional residential densities”. By analyzing both the 
Comprehensive Plan and the zoning code it can be concluded that there is no increase in 
density as well on the site.  


EXISTING 

RESIDENTIAL CONSERVATION (RC) FLUM 

INTENSITY (RC)


.1 FAR X 9.0 Upland Acres = 39,204 SF 


DENSITY (RC)


.25 DU/ACRE X 9.0 Upland Acres = 2.25 Units


0 Rooms|Spaces/Acre X 9.0 Upland Acres = 0 Units





ANALYSIS: 
Review of the Comprehensive Plan data indicates that based on the current Future Land Use (FLU) Map 
designation that the site with 9 upland acres could currently be developed at an intensity of 39,204 Square Feet 
(SF) and at a density of 2.25 units of residential density and 0 units of Rooms|Spaces.  Based on the proposed 
Future Land Use (FLU) Map designations of 7 of the upland acres designated Conservation (C) and 2 acres 
designated Recreation the site could support 32,670 square feet of intensity and .5 units of residential density and 
4 units of Room|Spaces.


PROPOSED


CONSERVATION (C) FLUM

INTENSITY (C) RE-FLUM PORTION 7 ACRES


.05 FAR X 7.0 Upland Acres = 15,246 SF 


DENSITY (C) RE-FLUM PORTION 7 ACRES 

0 DU/ACRE X 7.0 Upland Acres = 0 Units


0 Rooms|Spaces/Acre X 7.0 Upland Acres = 0 Units


RECREATION (R) FLUM 

INTENSITY (R) RE-FLUM PORTION 2.0 ACRES 

.20 FAR X 2.0 Upland Acres = 17,424 SF


DENSITY (R) RE-FLUM PORTION 2.0 ACRES 

.25 DU/ACRE X 2.0 Upland Acres = .5 Units


2 Rooms|Spaces/Acre X 2.0 Upland Acres = 4 Units
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RESPONSE #2 Cont.  
Provide the net change in density and intensity for the proposed FLUM 
amendment. Is there a proposed increase? What steps would be taken to comply 
with Policy 101.4.20?: 

See analysis above  No proposed net change in density/intensity. 
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RESPONSE #3 

(1) Pursuant Chapters 163 and 380, Florida Statutes, an amendment to the 
Comprehensive Plan must be consistent with the Florida Statutes, with the 
Monroe County Comprehensive Plan, and with the Principles for Guiding 
Development for the Florida Keys Area, Section 380.0552(7), Florida Statute. 
Please describe how the proposed text amendment is consistent with each of the 
following: 


1) The proposed amendment is consistent with Part II of Chapter 163, Florida Statute. (At a 
minimum, please review and address Sections 163.3177, 163.3178, 163.3180, and 163.3184, 
F.S.) Specifically the amendment furthers: 


Answer: The proposed amendment is consistent with the following sections of 163.3177 

163.3177(3)(a) The comprehensive plan shall contain a capital improvements element 
designed to consider the need for and the location of public facilities in order to encourage the 
efficient use of such facilities and set forth:


1. A component that outlines principles for construction, extension, or increase in capacity of 
public facilities, as well as a component that outlines principles for correcting existing public 
facility deficiencies, which are necessary to implement the comprehensive plan. The 
components shall cover at least a 5-year period.

2. Estimated public facility costs, including a delineation of when facilities will be needed, the 
general location of the facilities, and projected revenue sources to fund the facilities.

3. Standards to ensure the availability of public facilities and the adequacy of those facilities 
to meet established acceptable levels of service.

4. A schedule of capital improvements which includes any publicly funded projects of federal, 
state, or local government, and which may include privately funded projects for which the local 
government has no fiscal responsibility. Projects necessary to ensure that any adopted level-
of-service standards are achieved and maintained for the 5-year period must be identified as 
either funded or unfunded and given a level of priority for funding.


Answer: The amendment will result in the ability to create a facility which will fulfill the needed 
park space to be used by all  of Ocean Reef club.  This facility is also beneficial to the County in 
that Ocean Reef club will be incurring all costs related to the construction and maintenance of 
the facility.  Although in the 2014 Monroe County Public Facilities Capacity Assessment Report 
states that there are adequate facilities for Parks and Recreation the report fails to address the 
proximity of those facilities to population centers.  For example the closet public park/
greenspace to Ocean Reef club is at mile marker 104.  The amendment and subsequent 
creation of the park/greenspace will allow for public recreation space at Ocean Reef Club 
without requiring residents of the County to drive over a half hour to the next closest facility at 
Mile Marker 104.   

163.3177(6)  In addition to the requirements of subsections (1)-(5), the comprehensive plan 
shall include the following elements:

(6)(a.)(2.)(i.) The need for job creation, capital investment, and economic development that will 
strengthen and diversify the community’s economy.
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RESPONSE #3 Cont.  

Answer: Ocean Reef club continues to have a large economic impact on the economy 
providing employment opportunities and pumping dollars into the local economy through 
patronizing of businesses for goods and services as well as through the tax base generated by 
the real estate at the club.  Allowing for apple park/open space at the Club will continue to 
enhance the club and further strengthen its position in the market.      

Sections 163.3177(g). Provide for the compatibility of adjacent land uses.


Answer: The map change amendment will provide for the compatibility of adjacent land uses.  
The property to the East of the subject site has a designation of MixedUse Commercial and is 
developed with the Academy at Ocean Reef a K-8 school.  To the north and west the land is 
undeveloped and owned by the state with a designation of Residential Conservation and 
Conservation. To the south there is a golf course with a designation of Recreation and 
residential homes with a Residential Medium Designation.  Changing the FLUM to a mix of 
Conservation and Recreation would be extremely compatible in that the conservation portion 
would abut a majority of the Conservation and Recreation Conservation land to the north and 
west whereas the Recreation classification along with the proposed use as open green space 
would be compatible with the school to the east and provide for recreational space to the 
residential neighborhood to the south.  

(6) (a.)(4. and 9.)

4. The amount of land designated for future planned uses shall provide a balance of uses that 
foster vibrant, viable communities and economic development opportunities and address 
outdated development patterns, such as antiquated subdivisions. The amount of land 
designated for future land uses should allow the operation of real estate markets to provide 
adequate choices for permanent and seasonal residents and business and may not be limited 
solely by the projected population. The element shall accommodate at least the minimum 
amount of land required to accommodate the medium projections as published by the Office of 
Economic and Demographic Research for at least a 10-year planning period unless otherwise 
limited under s. 380.05, including related rules of the Administration Commission.


9.  The future land use element and any amendment to the future land use element shall 
discourage the proliferation of urban sprawl.


ANSWER: By allowing for additional lands to be used for parklands it mitigates potential 
environmental impacts by providing for recreational facilities within Ocean Reef Club without 
requiring residents to have to travel over 20 miles to the south for recreational facilities.  The 
park and recreation space also fosters the vibrancy and viability of Ocean Reef Club as a 
community by enhancing it as a complete self supporting community with all the amenities and 
services necessary in a complete community.   

6. b. (VI and VII)  The future land use element or plan amendment shall be determined to 
discourage the proliferation of urban sprawl if it incorporates a development pattern or urban 
form that achieves four or more of the following:


Preserves open space and natural lands and provides for public open space and recreation 
needs.


http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0300-0399/0380/Sections/0380.05.html
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RESPONSE #3 Cont. 

Creates a balance of land uses based upon demands of the residential population for the 
nonresidential needs of an area.


Response:  Providing for an open greenspace will provide space not for children and young 
adults but will provide opportunity to meet the recreational needs of all residents.  


163.3178 Coastal Management

Answer: Section 163.3178 is not applicable N/A to the proposed amendment. 

163.3180 and 163.3184

Concurrency Sanitary sewer, solid waste, drainage, and potable water are the only public 
facilities and services subject to the concurrency requirement on a statewide basis. Additional 
public facilities and services may not be made subject to concurrency on a statewide basis 
without approval by the Legislature; however, any local government may extend the 
concurrency requirement so that it applies to additional public facilities within its jurisdiction.


Answer: Creation of a greenspace with remain consistent with concurrency for sanitary sewer, 
solid waste, drainage and potable water as required per Sections 163.3180 and 163.3184. 

RESPONSE #3 Cont. 

(2) The proposed amendment is internally consistent with the following Goals, 
Objectives and Policies of the Monroe County Year 2010 Comprehensive Plan:  

Objective 1201.2 that “Monroe County shall secure additional acreage for use an/or 
development of resource-based and activity-based neighborhood and community parks 
consistent with the adopted level of service standards”  


The Monroe County Year 2010 Comprehensive Plan states in objective 1201.2 that “Monroe 
County shall secure additional acreage for use and/or development of resource-based and 
activity-based neighborhood and community parks consistent with the adopted level of service 
standards.”  


Response:  Proposed change is consistent with Objective 1201.2 in that it provides for 
additional acreage to be used for activity-based neighborhood and community parks.  


(3) Does the proposed amendment meet adopted level of service standards of the 
Monroe County Year 2010 Comprehensive Plan (see Policy 101.1.1)? Provide an 
analysis of the availability of facilities and services corresponding to the 
proposed amendment. Please attach any Letters of Coordination from utility 
providers as well:  

Response: The proposed amendment does not result in any impact to intensity or density that 
would require any change to the level of service.  Although there is no proposed impact to the 
level of service there are existing adequate utilities provided to the site by means of:  Florida 
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Keys Electric Co-op (FKEC) (Electrical Service); Florida Keys Aqueduct Authority (FKAA) (Water 
Service); and North Key Largo Utility Corp. (Wastewater).   

(4) The proposed amendment is consistent with the Principles for Guiding 
Development for the Florida Keys Area, Section 380.0552(7), Florida Statute:  

Response: The proposed amendment is consistent with items a-n as outlined in Section 
380.0552 (7).  

RESPONSE #4 

Pursuant Section 102-158 of the Land Development Code, the Board of County 
Commissioners may consider an ordinance to transmit to the State Land 
Planning Agency an amendment to the FLUM if the change is based on one or 
more of the following factors. Please describe how one or more of the following 
factors shall be met (attach additional sheets if necessary): 


1) Changed projections (e.g. regarding public service needs) from those on which 
the text was based:  

Response: Ocean Reef has continued to grow into a complete community offering 
opportunities for both full time and seasonal residents.  In addition Ocean Reef has more 
residents that are families with young children that have a needs for park space.  


Parks were not contemplated in the original master plan Parks and greenspace is essential in 
meeting the Ocean Reef community objectives of being able to be a self-contained community 
that provides amenities and recreational opportunities for the community. 

2) Changed assumptions (e.g. regarding demographic trends):  

Response: The population in Ocean Reef club is trending to more younger families with 
children.  Therefore the need for additional park space for recreating. 
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3) Data errors, including errors in mapping, vegetative types and natural features 
described in the Comprehensive Plan Technical Document: 


Response: N/A


4) New issues:  

Response:  Parks and greenspace is essential in meeting the Ocean Reef community 
objectives of being able to be a self-contained community that provides amenities and 
recreational opportunities for the community.   Although Ocean Reef has several golf courses 
and other active recreational facilities there is a lack of passive park open space to recreate in.  
The location of a passive greenspace or park adjacent to the Academy (Ocean Reef School) 
would provide for an ideal opportunity for recreation and outdoor activity area for children at 
Ocean Reef as well as the rest of the community.  


5) Recognition of a need for additional detail or comprehensiveness: 

Response:  The American Planning Association (APA) has collected and established some 
standards to be used as a guide for different types of park space.  The most similar type of 
space as proposed through this amendment would be for a “Playfield” as defined by the APA 
below.  
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The playfield provides varied forms of recreational activity for young people and adults, 
although a section may be developed as a children's playground (Table 5). The playfield 
provides for popular forms of recreation that require more space than would be available in the 
playground, The playfield is a multi-purpose area to provide activities and facilities for all age 
groups and to serve as a recreation center for several neighborhoods.(American Planning 
Association, PAS Publication)  

6) Data updates:  

Response: See Response #2 Above.


RESPONSE #5


In no event shall an amendment be approved which will result in an adverse 
community change of the planning area in which the proposed development is 
located. Please describe how the amendment would not result in an adverse 
community change: 


Response: The proposed change would not only NOT result in any adverse impact to the 
community but would rather enhance the community.  The proposed change would 1) Reduce 
the potential development impact on the existing land through the proposed amendment; 2) 
allow for the creation of outdoor recreation space for the Ocean Reef Club community; 3) 
Enhance the quality of life of the community; 4) Allow for additional educational opportunities 
of the natural environment by means of a proposed walkway through the hammock portion of 
the land to be placed under conservation.  
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LAND USE (ZONING) APPLICATION SUPPORTING TEXT

Pursuant Section 102-158 of the Land Development Code, the Board of County 
Commissioners may consider an ordinance to transmit to the State Land 
Planning Agency an amendment to the FLUM if the change is based on one or 
more of the following factors. Please describe how one or more of the following 
factors shall be met (attach additional sheets if necessary): 


1) Changed projections (e.g. regarding public service needs) from those on which 
the text was based:  

Response: Ocean Reef has continued to grow into a complete community offering 
opportunities for both full time and seasonal residents.  In addition Ocean Reef has more 
residents that are families with young children that have a needs for park space.  


Parks were not contemplated in the original master plan Parks and greenspace is essential in 
meeting the Ocean Reef community objectives of being able to be a self-contained community 
that provides amenities and recreational opportunities for the community. 

2) Changed assumptions (e.g. regarding demographic trends):  

Response: The population in Ocean Reef club is trending to more younger families with 
children.  Therefore the need for additional park space for recreating. 


3) Data errors, including errors in mapping, vegetative types and natural features 
described in the Comprehensive Plan Technical Document: 


Response: N/A




LAND USE (ZONING) APPLICATION SUPPORTING TEXT

4) New issues:  

Response:  Parks and greenspace is essential in meeting the Ocean Reef community 
objectives of being able to be a self-contained community that provides amenities and 
recreational opportunities for the community.   Although Ocean Reef has several golf courses 
and other active recreational facilities there is a lack of passive park open space to recreate in.  
The location of a passive greenspace or park adjacent to the Academy (Ocean Reef School) 
would provide for an ideal opportunity for recreation and outdoor activity area for children at 
Ocean Reef as well as the rest of the community.  


5) Recognition of a need for additional detail or comprehensiveness: 

Response:  The American Planning Association (APA) has collected and established some 
standards to be used as a guide for different types of park space.  The most similar type of 
space as proposed through this amendment would be for a “Playfield” as defined by the APA 
below.  


The 
playfield provides varied forms of recreational activity for young people and adults, although a 



LAND USE (ZONING) APPLICATION SUPPORTING TEXT

section may be developed as a children's playground (Table 5). The playfield provides for 
popular forms of recreation that require more space than would be available in the playground, 
The playfield is a multi-purpose area to provide activities and facilities for all age groups and to 
serve as a recreation center for several neighborhoods.(American Planning Association, PAS 
Publication)  

6) Data updates:  

Response: See Response #2 Above.


RESPONSE #5


In no event shall an amendment be approved which will result in an adverse 
community change of the planning area in which the proposed development is 
located. Please describe how the amendment would not result in an adverse 
community change: 


Response: The proposed change would not only NOT result in any adverse impact to the 
community but would rather enhance the community.  The proposed change would 1) Reduce 
the potential development impact on the existing land through the proposed amendment; 2) 
allow for the creation of outdoor recreation space for the Ocean Reef Club community; 3) 
Enhance the quality of life of the community; 4) Allow for additional educational opportunities 
of the natural environment by means of a proposed walkway through the hammock portion of 
the land to be placed under conservation.  
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Traf Tech
ENGINEERING, INC.

8400 North University Drive, Suite 309, Tamarac, Florida 33321

Tel: (954) 582-0988 Fax: (954) 582-0989

July 12, 2015

Mr. Jorge Cepero
Prime Group US
4651 Sheridan Street, Suite 480
Hollywood, Florida 33021

Re: Playa Largo Ocean Residences – Key Largo, Florida
Updated Traffic Engineering Study

Dear Jorge:

Traf Tech Engineering, Inc. is pleased to provide you with the results of the updated
traffic study undertaken for the proposed Playa Largo Residences located near Mile
Marker 98 in Monroe County, Florida. The revised report addresses the traffic comments
provided by the County’s transportation Consultant.

It has been a pleasure serving Prime Group on this project.

Sincerely,

TRAF TECH ENGINEERING, INC.

Joaquin E. Vargas, P.E.
Senior Transportation Engineer

July 28, 2015



1 Playa Largo Residences
Traffic Study

INTRODUCTION

Playa Largo Residences is a proposed residential development located on the Ocean side

of US 1 / Overseas Highway near Mile Marker 98 in Key Largo, Florida. More

specifically, the subject site is located off of the northbound lanes of US 1, just north of

E. 1st Avenue. Access to the site is to be provided through East 1st Avenue and two

additional curb cuts located north of E. 1st Avenue. A Site Location Map is presented in

Figure 1 on the following page.

The Playa Largo Residences will have a total of 28 single-family homes and 24

apartments.

Traf Tech Engineering, Inc. has been retained by Prime Group to conduct this traffic

impact study. This study addresses the anticipated trip generation of the proposed

project, the anticipated project traffic impacts along US 1 by mile marker and site access.



FIGURE 1
Playa Largo Residences
Monroe County, Florida

PROJECT LOCATION MAPTraf Tech
ENGINEERING, INC.

N

LEGEND

Project Site
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INVENTORY

Existing Use

The project site currently has several multi-stories residential buildings. The residential

buildings are currently unoccupied and will be part of the proposed development, as

described below.

Proposed Land Uses

The subject parcel has a Future Land Use Map designation Urban Residential Mobile

Home (URM). The development for the subject site is proposed to include 28 single-

family units and 24 apartments. Appendix A contains a copy of the site plan for the

Playa Largo Residences project.

This project is planned to be completed by the Year 2016.
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EXISTING CONDITIONS

This section of the report addresses the existing roadway network, existing traffic

conditions, and existing traffic signals.

Existing Roadway Network

US 1/Overseas Highway through the study area is a four-lane divided pair providing two

lanes in the northbound and southbound directions. Two significant intersections are

located within the study area of the project - the un-signalized intersections of US 1 and

Second Avenue and US 1 and Grand Street.

Traf Tech Engineering, Inc. has selected the section of US 1 between Second Avenue and

Grand Street as the study area for this project.

Existing Traffic Conditions

US 1 carried approximately 30,000 vehicles per day (Annual Average Daily Traffic) in

the vicinity of the subject site in the year 2013. The Florida Department of

Transportation (FDOT) maintains one count station within the proximity of the study

area. FDOT Count Station #900064 is located 50 feet north of Sunset Drive at

approximately Mile Marker 99.85. The traffic volumes in the study area have remained

constant between 2009 and 2013. The traffic volumes recorded over the last five years at

this station are summarized in Table 1. Appendix B contains the historical traffic data

from FDOT’s Count Station #900064.
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Year AADT
2009 35,000
2010 28,000
2011 30,000
2012 29,000
2013 30,000

Source: FDOT Count Station #900064.

(50 feet North of Sunset Drive - MM 99.85)

Annual Average Daily Traffic (AADT)

US 1 - Key Largo, Florida

Table 1

Playa Largo Residences

In association with Crossroads Engineering Data, Inc., midday (11:00 AM to 1:00 PM)

and PM (4:00 – 6:00) peak period turning movement counts were collected at the two

(un-signalized) significant intersections defining the study area:

 US 1 and Second Avenue

 US 1 and Grand Street

Figure 2 on the following page documents the turning movement counts at the two study

intersections. Appendix C contains the results of the turning movement counts.

Existing Traffic Signals

No traffic signals exist along US 1 within the study area.



FIGURE 2
Playa Largo Residences
Monroe County, Florida

Traf Tech
ENGINEERING, INC.
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TRIP GENERATION

The trip generation for the Playa Largo Residences development was determined using

the trip generation rates / formulas published in the Institute of Transportation Engineer’s

(ITE) Trip Generation Manual (9th Edition). Based upon this manual, the number of

daily and PM peak hour trips for the proposed development were determined using the

following rates / formulas:

Proposed

Single-Family Detached Housing (ITE Land Use #210)

 Weekday Trip Generation Rate: T = 9.52 (X)
where T = number of trips and X = number of dwelling units

 Saturday Trip Generation Rate: T = 9.91 (X)
where T = number of trips and X = number of dwelling units

 Sunday Trip Generation Rate: T = 8.62 (X)
where T = number of trips and X = number of dwelling units

 PM Peak Hour Trip Generation Rate: T = 1.00 (X) (63% in / 37% out)

Apartment (ITE Land Use #220)

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

 Saturday Trip Generation Rate: T = 6.39 (X)
where T = number of trips and X = number of dwelling units

 Sunday Trip Generation Rate: T = 5.86 (X)
where T = number of trips and X = number of dwelling units

 PM Peak Hour Trip Generation Rate: T = 0.62 (X) (65% in / 35% out)
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Table 2 below summarizes the trip generation for the Playa Largo Residences project.

Land Use Size Basis Trips % # % #

Proposed

Apartment (Land Use #220) 24 units Daily 156 65% 10 35% 5 15
Single-Family Detached Housing 28 units Daily 265 63% 18 37% 10 28
(Land Use #210)

Total 421 28 15 43

Source: ITE Trip Generation Report (9th Edition).

Compiled by: Traf Tech Engineering, Inc. (July 2015).
1 The daily number of trips for the apartment land use was determined using a weighted average of the projected weekday, Saturday,
and Sunday trips fromthe respective ITE equations.
2 The daily number of trips for the s ingle-family detached housing land use was determined us ing a weighted average of the ITE
average rates for weekday, Saturday, and Sunday for the respective land use.

Table 2

Playa LargoResidences

Trip Generation Analysis

US 1 - Key Largo, Florida

PM Peak Hour Trips

In Out
Total

As shown in Table 2 above, the Playa Largo Residences project is projected to generate

421 trips on a daily basis and 43 additional trips during the PM peak hour (28 inbound

and 15 outbound).
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TRIP DISTRIBUTION

A trip distribution analysis was performed based on the nearby population and

employment areas, the transportation network, and the location of the subject project. All

trips will arrive from and depart to the north and south via US 1 – Overseas Highway.

Table 3 summarizes the trip distribution of the Playa Largo Residences project.

Direction Distribution (%)

North 50%
South 50%
East 0%
West 0%

Source: Traf Tech Engineering, Inc. (May 2015).

Table 3

Playa Largo Residences

Project Trip Distribution

US 1 - Key Largo, Florida
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TRAFFIC ASSIGNMENT

Project Traffic Assignment

The project traffic distribution shown in Table 3 was assigned to the existing roadway

network as follows:

 50% of the project traffic is assigned to US 1 north of the site

 50% of the project traffic is assigned to US 1 south of the site

Driveway Assignment

Based on the above trip distribution, the maximum inbound right-turn volume

(conservatively assuming all inbound vehicles enter via the first entrance, is 28 vehicles

in a one hour period. Similarly, all exiting vehicles will be forced to execute a right-turn

movement with a maximum hourly volume of 15 vehicles.

The need for a northbound right-turn lane will be addressed with the FDOT once a

driveway connection permit is requested as part of the development of the project. The

posted speed limit through this segment of US 1 is 50 miles per hour and therefore, the

high speed and the projected northbound right-turn volume will be evaluated with the

State relative to the need of a deceleration lane at the project entrance off of Overseas

Highway.

Queuing at the Entrance

The guardhouse is planned to be located at least 100 feet from the US 1 property line

(stacking for 4 to 5 cars). With only 28 inbound vehicles, and assuming 10% visitor

traffic (3 cars), per ULI and 25 residents, a processing time of approximately 26.25

seconds per vehicles is estimated (2 minutes per visitor and 15 seconds per resident).

Since the arrival rate is approximately one vehicle every 128 seconds, and an average

processing time at the guardhouse of approximately 26.25 seconds per vehicle, queueing

is not anticipated to be a problem at this development.
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TRAFFIC IMPACT ANALYSIS

This section of the report is divided into two parts: 1) link analysis and 2) US 1 impacts

by mile marker.

Link Analysis

The link analysis compares the maximum number of reserve trips on US 1 (per Monroe

County’s Level of Service and Reserve Capacity Table) with the project’s traffic impacts.

Based upon a 50% / 50% trip distribution, the project will add a maximum of 211 daily

trips to Segment Number 22 located immediately adjacent to the project. According to

Monroe County’s Level of Service and Reserve Capacity Table (see Appendix D),

Segment Number 22 has 8,214 trips of reserve capacity. Therefore, US 1 near the project

site has excess capacity to absorb the maximum impacts generated by the Playa Largo

Residences project.

US 1 Impacts by Mile Marker

For this project, it was assumed that the maximum trip length would be approximately

16 miles to the north (through Key Largo) and approximately 24 miles to the south

(toward Islamorada). The average trip length was assumed to be one half of the

maximum trip length, or 8 miles to the north and 12 miles to the south. Based upon these

trip length assumptions, the US 1 segments identified in Monroe County’s Traffic Report

Guidelines, and the traffic assignment discussed previously, an estimate of the number of

primary trips by segment on US 1 was performed. Table 4 summarizes the number of

primary trips by segment on US 1 (Arterial Trip Assignment). As indicated in this table,

this project will add approximately 421 daily trips. The trip dissipation was based on the

population located within each US Segment and taking into consideration the average trip

length.
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Project: Playa Largo Residences US 1

Mile Marker: 98

Location: Key Largo ITE

Land Use

Category: Apartment - ITE Land Use #220

Single-Family Detached Housing -
Type of Development: Residential Daily Trip

Generation

Rate / Formula: Apt. 6.50 trips/D.U.
SF - 9.45 trips / D.U.

Project Size: 24 Apartments and 28 Single-Family Dwelling Units

Average Trip Length: 8 Miles to the North, 12 Miles to the South

Total Percent Percent US 1 Percent % Impact Project 2013

Daily Pass-By Primary Segment Directional Based On Generated Reserve

Trips Trips Trips Number Split Trip Length Daily Trips Capacity

19 50% 0% 0 -1,154
20 50% 30% 63 220
21 50% 70% 147 4,226

421 0% 100% 22 50% / 50% 100% 211 8,214
23 50% 75% 158 7,432
24 50% 0% 0 6,058

ITE Land Use #210

Table 4

Playa Largo Residences

Arterial Trip Assignment Summary

US 1 - Key Largo, Florida
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CONCLUSIONS

Based upon the results of the analyses performed for the Playa Largo Residences project,

the proposed development of 28 single family homes and 24 apartments will not have an

adverse effect on the operating characteristics of US 1, nor will it inhibit the safe flow of

traffic traveling through Key Largo. US 1 has adequate capacity to accommodate the

traffic impacts generated by the subject project.



APPENDIX A

Site Plan – Playa Largo Residences





APPENDIX B

Historical Traffic Data





APPENDIX C

Intersection Turning Movement Counts























































APPENDIX D

Reserve Capacity on US 1






























































































































































































































































































































































































































































	Local Disk
	AGENDA
	Item #1 Staff Report
	Item #1 File
	Item #2 Staff Report
	Item #2 File
	2015-047 COMBINED Survey Recvd 06.16.15.pdf
	2015-047 Recvd 06.16.15 Survey Sheet 1 of 2
	2015-047 Recvd 06.16.15 Survey Sheet 2 of 2

	2015-047 Recvd 07.16.15 Survey via email.pdf
	153500_Proposed Site Plan-Sh 1
	153500_Proposed Site Plan-Sh 2


	Item #2 Plans/Surveys
	153500_Proposed Site Plan-Sh 1
	153500_Proposed Site Plan-Sh 2

	Item #3 Staff Report
	Item #3 File
	2015-048 Recvd 07.16.15 Survey via email.pdf
	153500_Proposed Site Plan-Sh 1
	153500_Proposed Site Plan-Sh 2


	Item #4 Staff Report
	Item #4 File
	Item #4 Traffic Study
	Item #4 Surveys
	Item #4 Site Plans
	Item #4 Bldg Plans Model A
	Item #4 Bldg Plans Model B
	Item #4 Apts Bldg 1
	Item #4 Apts Bldg 2
	Item #4 Clubhouse
	Item #4 Landscape
	Item #4 Permit Plans
	Item #5 Staff Report
	Item #6 Staff Report




