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                                                                  AGENDA
 
 
PLANNING COMMISSION                                                        MARATHON GOV’T CENTER
MONROE COUNTY                                                                  2798 OVERSEAS HIGHWAY
November 18, 2015                                                                   MARATHON, FL  33050
10:00 A.M.                                                                                                                                  
 
CALL TO ORDER
 
PLEDGE OF ALLEGIANCE
 
ROLL CALL
 
COMMISSION:
Denise Werling, Chairman
William Wiatt
Elizabeth Lustberg
Ron Miller
Beth Ramsay-Vickrey
 
STAFF:
Mayte Santamaria, Sr. Director of Planning and Environmental Resources
Steve Williams, Assistant County Attorney
John Wolfe, Planning Commission Counsel
Mike Roberts, Sr. Administrator, Environmental Resources
Rey Ortiz, Planning & Biological Plans Examiner Supervisor
Tiffany Stankiewicz, Development Administrator
Emily Schemper, Comprehensive Planning Manager
Kevin Bond, Planning & Development Review Manager
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
 
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:  September 30, 2015
 
 
 
MEETING
 
 
Continued Item:
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1. THE TRUSTEE OF RAYMOND A. WARNER, SR., LIVING TRUST, 99550 OVERSEAS HIGHWAY, KEY LARGO, MILE MARKER
99:  A PUBLIC HEARING CONCERNING A REQUEST FOR A VARIANCE OF 7 FEET TO THE REQUIRED 10-FOOT PRIMARY
SIDE NON-SHORELINE SETBACK, WHICH IS ADJACENT TO THE NORTHEASTERN PROPERTY LINE; AND A REQUEST FOR A
VARIANCE TO REDUCE THE REQUIRED AMOUNT OF PARKING LANDSCAPING FROM 688 SQUARE FEET TO 399 SQUARE
FEET AND TO BE LOCATED AT A DISTANCE GREATER THAN 5 FEET FROM THE PARKING AREA.  APPROVAL WOULD
RESULT IN A PRIMARY SIDE SETBACK OF 3 FEET; AND A 58% REDUCTION IN REQUIRED LANDSCAPING LOCATED AT A
GREATER DISTANCE THAN ALLOWED. THE REQUESTED VARIANCES ARE REQUIRED FOR THE DEVELOPMENT OF A
PROPOSED FURNITURE SHOWROOM. THE SUBJECT PROPERTY IS DESCRIBED AS A PARCEL OF LAND IN SECTION 33,
TOWNSHIP 61 SOUTH, RANGE 39 EAST, AND FURTHER LEGALLY DESCRIBED IN METES AND BOUNDS AS PROVIDED IN
THE APPLICATION FILE, KEY LARGO, MONROE COUNTY, FLORIDA, HAVING REAL ESTATE NUMBER 00088220.000000.
(File 2015-122) Continued from 9.30.15 and Request to Continue to 12.16.15
2015-122 Request to continue to 12.16.15.PDF
 
New Items:
 
2. A PUBLIC HEARING TO CONSIDER AND FINALIZE THE RANKING OF APPLICATIONS IN THE DWELLING UNIT ALLOCATION
SYSTEM FOR JULY 14, 2015, THROUGH OCTOBER 13, 2015, ROGO (1st QUARTER YEAR 24).  ALLOCATION AWARDS WILL BE
ALLOCATED FOR ALL UNINCORPORATED MONROE COUNTY.
(File 2015-192)
2015-192 SR PC 11.18.15 - Website.PDF
 
3. FLORIDA KEYS MEDIA, LLC, 830-836 CRANE BOULEVARD, SUGARLOAF KEY, MILE MARKER 19: A PUBLIC HEARING
CONCERNING A REQUEST FOR A MAJOR CONDITIONAL USE PERMIT.  THE REQUESTED APPROVAL IS REQUIRED FOR THE
DEVELOPMENT OF A PROPOSED ANTENNA SUPPORTING STRUCTURE.  THE SUBJECT PROPERTY IS DESCRIBED AS A
PARCEL OF LAND IN SECTION 25, TOWNSHIP 66 SOUTH, RANGE 27 EAST, SUGARLOAF KEY, MONROE COUNTY, FLORIDA,
ALSO KNOWN AS BLOCK 1, LOT 4, IN THE UNRECORDED PLAT OF NORTH SUGARLOAF ACRES SECTION ONE, HAVING
REAL ESTATE NUMBER 00117510.000400.
(File 2015-085)
2015-085 SR PC 11.18.15.PDF
2015-085 FILE Part 1 of 3.pdf
2015-085 FILE Part 2 of 3.pdf
2015-085 FILE Part 3 of 3.pdf
2015-085 COMBINED Recvd 10.15.15.PDF
2015-085 Upper Sugarloaf Residents Comments.PDF
2015-085 Public Comments Recvd 11.06.15.PDF
2015-085 Petition.PDF
2015-085 Objection Emails.PDF
2015-085 Objection Email Re Birds.PDF
2015-085 Objection Ltr Recvd 11.13.15.PDF
2015-085 Recvd 11.16.15 Email from Greenman.PDF
2015-085 Recvd 11.16.15 Email from Moore.PDF
 
4. 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 PC 11.18.15.PDF
2015-047 Draft Ordinance.PDF
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2015-047 FILE.PDF
2015-047 & 048 Survey Recvd 07.16.15.PDF
 
5. 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 PC 11.18.15.PDF
2015-048 Draft Ordinance.PDF
2015-048 FILE.PDF
2015-048 Recvd 07.16.15 Survey via email.pdf
 
6.  AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE MONROE COUNTY
LAND USE DISTRICT (ZONING) MAP FROM SUBURBAN COMMERCIAL (SC) TO MIXED USE (MU), FOR PROPERTY LOCATED
AT 28500 & 28540 OVERSEAS HIGHWAY, LITTLE TORCH KEY, MILE MARKER 28.5 OCEANSIDE, LEGALLY DESCRIBED AS
PARCELS OF LAND IN A PART OF U.S. GOVERNMENT LOT 6, SECTION 28, TOWNSHIP 66 SOUTH, RANGE 29 EAST, LITTLE
TORCH KEY, MONROE COUNTY, FLORIDA, HAVING REAL ESTATE NUMBERS 00113570-000000, 00113570-000100, 00113570-
000200, 00113590-000000 AND 00113620-000000, AS PROPOSED BY PATRICK R AND DIANE COLEE, DOLPHIN MARINA
ASSOCIATES LTD AND TORCH KEY PROPERTIES LTD; 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.
(2015-152)
2015-152 SR PC 11.18.15.PDF
2015-152 FILE.PDF
2015-152 Recvd 08.05.15 Survey Combined.pdf
2015-152 Objection Ltr recvd 11.16.15.PDF
 
7. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE MONROE COUNTY
TIER OVERLAY DISTRICT MAP FROM NO DESIGNATION TO TIER I FOR PROPERTY LOCATED AT 610 ELMA AVENUE, BIG
PINE KEY, MILE MARKER #30, LEGALLY DESCRIBED AS BAY BOTTOM WEST AND ADJACENT TO LOT 6 AND THE S 1/2 OF
LOT 7, PINEY POINT SUBDIVISION (PLAT BOOK 3, PAGE 88) MONROE COUNTY, FLORIDA, HAVING REAL ESTATE #
00112000-000000; AND AMENDING THE MONROE COUNTY TIER OVERLAY DISTRICT MAP FROM NO DESIGNATION TO TIER
III FOR PROPERTY LOCATED AT HENRY LANE, BIG PINE KEY, MILE MARKER #29.75, LEGALLY DESCRIBED AS A PARCEL OF
LAND IN PART OF THE SE ¼ OF THE NE ¼ (AKA 40' X 305' ROADWAY) OF SECTION 27, TOWNSHIP 66 SOUTH, RANGE 29
EAST, BIG PINE KEY, MONROE COUNTY, FLORIDA, HAVING REAL ESTATE #  00111880-000210; AS PROPOSED BY THE
MONROE COUNTY DEPARTMENT OF PLANNING AND ENVIRONMENTAL RESOURCES; 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 TIER OVERLAY DISTRICT MAP;
PROVIDING FOR AN EFFECTIVE DATE.
(File 2015-166)
2015-166 SR PC 11.18.15-Website.pdf
2015-166 BPK Tier Map Hodgers.pdf
2015-166 BPK Tier Map Reyes.pdf
 
8. NORMAN WARTMAN, 1500 OCEAN BAY DRIVE UNIT R-3, KEY LARGO: AN APPEAL, PURSUANT TO SECTION 102-185 OF
THE MONROE COUNTY LAND DEVELOPMENT CODE, BY THE PROPERTY OWNER TO THE PLANNING COMMISSION
CONCERNING AN ADMINISTRATIVE DECISION OF THE SENIOR DIRECTOR OF PLANNING & ENVIRONMENTAL RESOURCES
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DATED SEPTEMBER 2, 2015, IN WHICH THE PLANNING & ENVIRONMENTAL RESOURCES DEPARTMENT WAS UNABLE TO
APPROVE THE OWNER’S APPLICATION FOR AN EXEMPTION TO A SPECIAL VACATION RENTAL PERMIT PURSUANT TO
COUNTY CODE SECTION 134-1(B)(1). THE SUBJECT PROPERTY IS LEGALLY DESCRIBED AS UNIT R-3, TOWNHOUSES OF
KAWAMA, A CONDOMINIUM, ACCORDING TO THE DECLARATION THEREOF, RECORDED IN OFFICIAL RECORDS BOOK 854,
PAGES 2439 THROUGH 2493, INCLUSIVE, OF THE PUBLIC RECORDS OF MONROE COUNTY, FLORIDA; HAVING REAL
ESTATE NUMBER 00090493-004500.
(File # 2015-184)
2015-184 SR PC 11.18.15.PDF
2015-184 FILE.PDF
2015-184 Exhibits from applicant recvd 11.12.15 in KL.PDF
2015-184 Kawama ByLaws.pdf
2015-184 Public Comments.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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October 12, 2015

Answers to Questions Received from
Monroe County Planning Director Mayte Santamaria on August 25, 2015

When Mr. Holladay with Florida Keys Media LLC (FKM) searched for property in the Lower Keys
for the purpose of consolidating six different Lower/Middle Keys radio stations, he had three
objectives for the property:

It is centrally located to serve as a Studio Transmitter Link (STL) facility to serve five
transmission towers located on Stock Island, Upper Sugarloaf Key, Cudjoe Key, Ramrod Key,
and Grassy Key.
The building is built to Code and will withstand a significant storm (structures built in the
last 15 years are subject to strong building codes due to hurricane experience).
The property is zoned for the needed facility, including the STL tower.

The subject property on Upper Sugarloaf Key is literally the only real estate found after an
extensive search that meets all three of these requirements.

In addition, regarding community character, the area is characterized by the location of five
other communications towers within two miles of the subject property, three of which are
taller than the one proposed, requiring lighting to meet FAA standards. This facility will meet
current County Code height and lack of lighting requirements.

1. Provide additional details on the generator and of the evaluation of nearby towers and
why they didn't work (i.e., not enough space, structural strength limitations, issues with
microwave signal and other types of signals)?

Regarding the generator, please see additional information provided under questions 5 and 6,
below.

The tower equipment needs for the consolidated six stations would be essentially doubled by
co locating the STL facility on another tower, as follows:

When the STL tower is directly linked to the studio facilities, as would be the case at the
subject property, it requires one FM antenna, and five microwave dishes to convey signals
to the five transmission towers.
If a tower is used for STL that is not directly connected to the studio, it must have five
microwave dishes to receive the signals for the five stations from the studio and then five
more microwave dishes to send the signals to the transmission towers.

Therefore, the equipment load requirements for STL collocation on any of the nearby towers
are much greater, which greatly factors into the structural ability of those towers to serve
FKM’s requirements.

A detailed evaluation of each nearby existing tower was conducted and requests to the
managers of those facilities made for accommodation of the required equipment. The following
provides the information.
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State of Florida Joint Task Force owned by Harris Corporation, N of US 1 on Crane Blvd, Upper
Sugarloaf Key
Attachment 1 to this document is email correspondence from Harris Corporation confirming
that this facility cannot accommodate FKM’s needs.

In addition, this tower was constructed in 1998 (see Attachment 2), so was subjected to
building standards that predate the 2001 1st edition Florida Building Code, with much lower
wind load requirements than the current 2014 5th Edition that applies to the FKM tower.

Spottswood Family Trust, Crane Blvd, Upper Sugarloaf Key
Attachment 3 is structural drawings for this tower that show it was designed to hold only the
12 bay FM antenna and one 6 inch grid dish with two small STL dishes for future loading.
Therefore, there is not adequate
tower space to accommodate
FKM’s additional facilities.

As this tower is located in the
middle of wetlands, there is not
the necessary ground structure
space to house the surface
equipment necessary to support
FKM’s tower needs, nor can it
be expanded due to
wetland impacts. In
addition, at times this site
is not accessible by car or
truck as the access roads
are under water.

Finally, this tower was replaced in 2011 (see
Attachment 3), and, therefore, was subject to
the 2010 4th version of the Florida Building Code
with lower wind load requirements than the
current 2014 5th Edition that applies to the FKM
tower.

Telecom Systems, US Hwy 1 at MM 19, Upper Sugarloaf Key
Attachment 4 to this document is email correspondence from Telecom Systems confirming that
this facility cannot accommodate FKM’s needs.

SBA Towers (formerly Gossard), 1.61 km north of US 1 at MM 22, Cudjoe Key

This guyed tower was purchased recently from Carmelita Gossard by Florida Tower Partners
and then purchased by SBA Towers. It is located in a wetland area that can only be accessed via
a small wooden elevated walkway. There is a small shelter at the base of the tower that cannot
be expanded due to wetland impacts and there is not the necessary building space to house the
surface equipment necessary to support FKM’s tower needs.

US Highway 1

Crane
Blvd.

Spottswood
Tower
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SBA Tower

In addition, this tower was
reconstructed in 2014 2015 (see
Attachment 5). However, it was
subjected to the 4th edition of the
Florida Building Code, with lower
wind load requirements than the
current 5th Edition that applies to
the FKM tower.

This tower does not have the
building area or structural
capabilities to accommodate the
equipment required by FKM.

Vertical Bridge/Heart Media, formerly Clear Channel
Broadcasting, US 1 off of Blimp Road, MM 23, Cudjoe
Key

Attachment 6 to this document is email correspondence
from Heart Media confirming that this facility cannot
accommodate FKM’s needs.

In addition, this tower was constructed in 2012 (see
Attachment 7), and, therefore, was subject to the 2010 4th

edition of the Florida Building Code with lower wind load
requirements than the current 2014 5th Edition that applies to the FKM tower.

2. Is the proposed tower strictly for usage as a “backup radio tower”? Under what scenario
would it be required to continue current radio transmission?

The proposed tower is the exact opposite of a “backup radio tower,” but rather will be the STL
facility conveying signals to the five transmission towers from the central studio for the six
stations, as described in the introduction, above. In addition, none of the current studio
locations of the different stations:

are centrally located where line of site STL is possible to the five transmission towers from
Grassy Key to Stock Island, or
are large enough to accommodate all the radio station studio needs.

The Big Pine studio is in a building more than 40 years old and is in great structural disrepair. It
is now housing three radio stations, and is highly overcrowded and very subject to storm
damage. During Hurricane Georges, the radio personnel thought the roof was going to blow off.
It is not an appropriate location to continue broadcasting in a dependable or safe fashion.
Therefore, replacing this facility with a more central, strongly built and safe facility is the only
responsible action.

Blimp Road
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3. Is the proposed tower an integral part of the Emergency Broadcast System employed and
necessary following other communication outages brought on by a hurricane; whereby
this tower has a higher hurricane rating than the others and will continue broadcasting
where the other currently relied upon towers are likely to fail/fall in a hurricane? Or is it
something to do with the microwave signal?

Two of the six radio stations to be operated from the subject property—WWUS 104.1 FM (US 1
Radio) and WEOW 92.7 FM—are the primary Lower Keys stations in Emergency Alert System
Area #12, and the US 1 Radio chief engineer is the operational area #12 representative working
directly with the Monroe County Sheriff’s Office. Attachment 8 is a direct excerpt from the
Emergency Alert System documenting these roles. Therefore, the proposed tower is an integral
part of the Emergency Broadcast System.

To maintain this role, the onsite location of emergency backup electric generation is critical and
will be provided by an onsite propane generator (see further information in the responses to
questions 4 and 5, below). As described in the major conditional use application, several
alternative approaches for providing reliable STL service were evaluated, as follows:

T 1 telephone lines are available on overhead power poles. However, these are highly
vulnerable to storm events, and typically fail in even sub hurricane wind conditions. In
addition, T 1 telephone line does not have enough band width to carry all of the required
data.
While fiber accessibility is available to the property, it is also served by overhead power
poles, which have the same storm vulnerability as do telephone lines.

By the time FKM applies for building permits, construction of this tower will fall under the
newest Florida Building Code requirements (5th Edition which went into effect in June 2015).
The other five towers within two miles were built under earlier codes with lower wind load
requirements (see details in response to #2, above).

The broad band antenna proposed to be located at the studios is another method of
accomplishing redundancy. As some of the transmission tower sites do not have a backup
generator for the main transmitter, during a storm event the radio station can be put on the air
directly from the studio and continue to broadcast vital information to the public within
reception distance.

4. Is the tower instead intended by the applicant to replace one currently in use, but owned
by another and said usage is rented by the applicant? In other words, is it simply a
financial move?

As described in the responses to questions 1 and 2, above, the five towers in the vicinity of the
subject property cannot accommodate FKM’s needs, and no other towers are located to
address line of sight connections to the transmitter towers for the five radio stations. No
matter where a studio is located it must have a tower to send signals to transmitter facilities
located on other towers. Therefore, this is not replacing a tower or towers presently in use but
rather reconfiguring the facilities into a central, structurally sound structure with backup
electrical generation that can provide safe radio transmission even in the event of a storm (see
the answer to question 3, above).
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5. Is the emergency backup generator used only during power outages? The applicant has
mentioned testing it every week for 10 minutes. Is this accurate?

The backup generator will be used only in power outages. Once per week, the generator will
run for approximately 10 15 minutes for maintenance purposes to ensure that all functions of
the generator are operating properly as is standard protocol. This short maintenance period is
typically set for a scheduled day and time so will be a rare, routine occurrence.

6. Will the generator be diesel or gasoline, what make/model and size (kW), what is the
noise rating (decibel levels), what are the emissions ratings and will it be equipped with
any additional air filters, catalysts, or other mechanisms to reduce emissions, and what
noise barriers or deadening materials will be used to lessen the noise impacts if any?

The backup generator for the proposed telecommunications tower and studios at the subject
property will produce approximately 60 kW, be powered by propane gas, and be enclosed in a
cabinet. It will be capable of powering the studios as well as the backup transmitter and all
associated equipment necessary to keep the radio stations broadcasting during a power
outage, with a short weekly maintenance run as described in the answer to question 5, above.
The 500 gallon propane tank will allow for up to approximately three days of running time
without being refueled.

Attachment 9 is a specification sheet on the Kohler 60REZG that will be employed at the subject
property. This generator has the lowest emissions of any generator its size. The cabinet in
which it is enclosed provides significant sound attenuation. A standard generator without the
cabinet at full load has a decibel rating of 69 at 23 feet. The enclosure cabinet reduces the
decibel rating by approximately 20 percent or 55 DB, which is below standard conversation at
60 DB. In addition, the backup generator will normally be run at approximately 50 60 percent
of full loading, reducing the noise level further.

Typically, propane generators such as this produce less noise than do gasoline generators often
used for single family homes, which can generate up to 65 DB with no opportunity for sound
attenuation. It can be reasonably expected that residences in the area will be running
generators, as well, during extended power outages.

Attachments: 1 Harris Corporation email indicating no capacity on tower 01 01 15
2 Harris Corporation tower registration antenna structure registration (ASR)
3 Spottswood structural drawings 08 09 10
4 Telecom Systems email indicating no capacity at tower 09 30 15
5 SBA ASR
6 Vertical Bridge/Heart Media email indicating no capacity at tower 08 03 15
7 Vertical Bridge/Heart Media ASR
8 Emergency Alert System Station
9 Onsite generator specification sheet
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Sandy Walters

From: Eddiebie@aol.com
Sent: Thursday, October 01, 2015 8:30 AM
To: sandy@swcinc.net
Subject: Fwd: Sugarloaf

From: swilli44@harris.com
To: Eddiebie@aol.com
Sent: 9/30/2015 8:58:15 A.M. Eastern Daylight Time 
Subj: RE: Sugarloaf 

Mr. Bie,

Our Sugarloaf site will not be able to handle your loading according to my engineer.

Steve

Steven A. Williams, Sr.

Operations Manager, Florida SLERS

COMMUNICATION SYSTEMS / HARRIS CORPORATION

Office: +1 407 581 3782 / Mobile: +1 407 595 5910

harris.com / Steven.Williams@harris.com

7022 TPC Dr, Suite 500 / Orlando, FL 32822 / USA

CONFIDENTIALITY NOTICE: This email and any attachments may contain material that is "Harris Proprietary Information" for the sole use of the intended recipient.
Any review, reliance, distribution, disclosure, or forwarding without expressed permission is strictly prohibited. If you are not the intended recipient, please contact
the sender and delete all copies without reading, printing, or saving in any manner. Thank You.

From: Eddiebie@aol.com [mailto:Eddiebie@aol.com]
Sent: Tuesday, September 29, 2015 2:42 PM 
To: Williams, Steven (U.S. Person) 
Subject: Sugarloaf 

Good afternoon Mr.. Williams, 
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Do you have any word on the sugarloaf tower availability?  

Please advise. 

Eddie Bie 

Edward B Bie Consulting LLC. 

81 N. Gulf Blvd. 

Indian Rocks Beach, Fl 33785 

727-480-7950
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Sandy Walters

From: Eddiebie@aol.com
Sent: Thursday, October 01, 2015 8:30 AM
To: sandy@swcinc.net
Subject: Fwd: Sugarloaf Tower

From: tel_com@bellsouth.net
To: Eddiebie@aol.com
Sent: 9/30/2015 9:58:55 A.M. Eastern Daylight Time 
Subj: Re: Sugarloaf Tower 

This is to inform you that Telcom Systems, Ltd. cannot accommodate your antenna requirements on our Sugarloaf Key 
tower.  

James E. Spisiak 
Telcom Systems, Ltd.
450 NE 1st Road 
Homestead, FL 33030 
Phone (305) 245-4511 
Fax (305) 245-5262

On Tuesday, September 29, 2015 2:56 PM, "Eddiebie@aol.com" <Eddiebie@aol.com> wrote:

Dear Mr. Spisiac, 

Have you had a chance to review the proposed loading I sent over on the sugarloaf site? I know you said you do 
not have space for the FM antenna in our conversation, could you confirm in an e-mail that you can not 
accommodate all the necessary equipment? 
Thanking you in advance. 

   

Eddie Bie 

Edward B Bie Consulting LLC. 
81 N. Gulf Blvd. 
Indian Rocks Beach, Fl 33785 
727-480-7950 
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Sandy Walters

From: Eddiebie@aol.com
Sent: Thursday, October 01, 2015 8:32 AM
To: sandy@swcinc.net
Subject: Fwd: Cudjoe tower space

From: GaryHess2@iheartmedia.com
To: randyperry@flkeysmedia.com
CC: eddiebie@aol.com
Sent: 8/3/2015 3:11:52 P.M. Eastern Daylight Time 
Subj: RE: Cudjoe tower space 

Mr. Perry

Upon review of the your proposed broadcast equipment in your email below, the Cudjoe Key tower is not
structurally able to accommodate your request based on the current required Rev G structure codes for
Monroe County.

Thank you for your enquiry.

Gary Hess
Director of Vertical Real Estate
2666 Shell Wood Drive

Melbourne, FL 32934
772-215-1634
Email—GaryHess2@IHeartMedia.com

VERTICAL REAL ESTATE

PLEASE NOTE OUR NEW NAME 
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From: Randall Perry [mailto:randyperry@flkeysmedia.com]
Sent: Monday, August 03, 2015 3:00 PM 
To: Hess, Gary 
Cc: eddiebie@aol.com
Subject: Cudjoe tower space 

Hi Gary, 

Hope you are doing well today. 

Florida Keys Media has a need for tower space on the Cudjoe Key Vertical Bridge tower for the 
following antennas, and at least a tall rack or two of floor space. 

1) Wideband FM antenna 4 bay 40 ft. length 

2) One 6' Mark STL dish for WAVK (pointed toward Grassy Key) 

3) Quan. 4 STL transmit dishes (Kathrein-Scala PR950) with 5- (1 1/4") cable runs (2 pointed to 
Ramrod Key (WWUS/WCNK), One toward Stock Island (WKWF), one    to Sugarloaf (WAIL)  

4) Quan. 4 STL RX dishes (Kathrein-Scala Mini Paraflector) with 5 1/2" heliax runs (pointed toward 
Sugarloaf Crane Blvd. studios). We can multiplex two stereo feeds         into one from Sugarloaf to 
Cudjoe for WEOW and WAIL STL. 

This request is related to consolidation of two existing studios to a central location on Sugarloaf Key. 

Thanks in advance for your consideration with our studio project needs. 

Respectfully, 

Randall M. Perry

Chief Engineer
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Florida Keys Media

(305)797-8030 cell

randyperry@flkeysmedia.com
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Notes:
1) The stations highlighted in red are owned by Florida Keys Media, LLC
2) The Florida Keys Media chief engineer, Randy Perry, is the Emergency System Operational

Area 12 representative working with the Monroe County Sheriff’s Office
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KOHLER® Natural Gas/LP Generators 
A Smart Solution You Can Really Count On.

Choosing a generator doesn’t need to be a complicated, 

time-consuming process. With Kohler, it’s really pretty 

simple. That’s because Kohler offers EPA emissions-

certified LP and natural gas generators in the 25 to  

400 kW range, delivering an installation-ready product. 

And you won’t need to worry about onsite testing 

because with Kohler, we take care of all the details. With 

over 90 years of experience in the generator industry, 

Kohler offers consistent, reliable backup power. Our 

100% skilled, trained and qualified distributors will help 

you choose the right generator for your project.

AN ALTOGETHER DIFFERENT LEVEL OF SERVICE

Anybody can claim to offer an unrivaled level of support, 

but it is another thing to deliver on this promise. Kohler 

requires all of its certified distributors and dealers to be 

available 24 hours a day, 7 days a week. No exceptions. 

And for a distributor/dealer to be registered as a KOHLER 

service point, a rigorous training program must first be 

completed, as well as routinely updated.

Unlike other generator manufacturers, Kohler-certified 

service sites, available across a complete coverage area, 

specialize in power. This means our service network can 

be called on for anything related to your generator and its 

components. Because an exceptional generator deserves 

an exceptional service plan.



STANDARD FEATURES

Full Line of EPA Factory-Certified Natural Gas and LP Ratings 
Kohler was the first generator manufacturer to offer EPA factory-
certified LP ratings in the 180-400 kW power range. Unlike other 
generators, the end user won’t spend additional dollars to site-certify 
the generator’s engine. 

Lower Emissions 
Compared to diesel-fueled generators, gas generators significantly 
reduce carbon monoxide and particulate emissions.

One-Step Full-Load Acceptance 
With power on demand and no restrictions, you’ll be up and  
running in mere seconds.

Available for Prime Applications 
Kohler was the first to offer EPA factory-certified natural gas prime 
ratings (180-400 kW only).

Patented Control Software Logic 
Manages sophisticated functions such as voltage regulation  
and alternator thermal overload protection, normally requiring 
additional hardware.

Low-Speed 1800 RPM Engines 
Electronic engine with air fuel ratio controller, closed-loop fuel 
system, electronic governor and three-way catalysts for quiet 
operation and durability.

50˚C (122˚F) Cooling Packages 
Enable generators to run in high ambient regions of the country 
without having to make special provisions.

KohlerPower.com

Features & Benefits

CERTIFICATIONS

IBC Seismic Certification 
Heavy-duty construction meets seismic requirements, ensuring 
reliable starting after a seismic event.

UL 2200, CSA, NPFA 110 
Factory-tested to meet industry requirements for a durable  
and safe product.

OPTIONS

DEC 3000, 550, 6000 Controls 
Choose from Kohler-designed and manufactured Decision-Maker 
3000, 550, 6000 controllers.  

Enclosures 
Provide weather protection and sound attenuation. Redesigned 
models allow for a quieter, smaller footprint and are available with  
corrosion-resistant steel or aluminum enclosures that provide 
weather protection and sound attenuation.

Accessories 
Block heaters, battery chargers, alternators with multiple starting 
capabilities, and multiple circuit breakers.

Dual Fuel  
When equipped, KOHLER® generators can run on either natural gas 
or LP fuel, and can be automatically switched to propane fuel for 
applications that require onsite fuel storage.



Call toll-free in the U.S. and Canada
KOHLER POWER
KOHLER, WISCONSIN 53044

Printed in U.S.A.
G12-337 9/10 

© 2010 by Kohler Co.

KOHLER® is a registered trademark of Kohler Co. 
Use of this material for reproduction on the Internet and World Wide 
Web is strictly prohibited without written permission from Kohler Co. 

For more information on KOHLER® GAS GENERATORS, 
call 800-544-2444 or visit KohlerPower.com/Industrial.

MODEL SPECIFICATIONS 25REZG 30REZG 40REZG 45REZG 50REZG 60REZG 80REZG 100REZG 125REZG 150REZG

NG Standby Rating  
@ 480V (kW/kVA) 25/31 30/38 39/49 42/53 50/63 60/75 81/101 100/125 125/156 150/188

LP Standby Rating  
@ 480V (kW/kVA) 25/31 31/39 40/50 45/56 52/65 64/80 81/101 100/125 105/131 N/A

Motor Starting  
@ 35% V Dip (kVA) 121 194 270 515 620

Sound Level
Full Load dBA @ 23 feet 74 74 69 69 68 69 70 71 71 74

Auto-Changeover  
Dual Fuel

NG FUEL CONSUMPTION (STANDBY)

Full Load (cf/h) 366 430 584 584 744 790 1012 1164 1651 1930

75% Load (cf/h) 297 340 486 486 631 685 831 893 1372 1512

50% Load (cf/h) 194 255 360 360 483 520 667 745 984 1112

25% Load (cf/h) 115 179 272 272 333 350 437 466 650 707

LP FUEL CONSUMPTION (STANDBY)

Full Load (cf/h) 156 175 242 246 295 330 425 511 582

N/A
75% Load (cf/h) 127 144 191 202 230 250 345 403 469

50% Load (cf/h) 83 108 141 147 178 190 261 306 354

25% Load (cf/h) 50 74 101 104 129 135 177 195 226

MODEL SPECIFICATIONS 180REZX 200REZX 250REZX 300REZX 350REZX 400REZX

NG Standby Rating  
@ 480V (kW/kVA) 180/225 200/250 260/325 300/375 355/444 400/500

LP Standby Rating  
@ 480V (kW/kVA) 130/163 130/163 170/213 210/263 240/300 260/325

NG Prime Rating  
@ 480V (kW/kVA) 164/205 175/219 235/294 270/338 300/375 360/450

Motor Starting  
@ 35% V Dip (kVA) 790 990 1350 1550

Sound Level
Full Load dBA @ 23 feet 71 71 70 70 70 71

Auto-Changeover  
Dual Fuel

NG FUEL CONSUMPTION (STANDBY)

Full Load (cf/h) 1928 2115 2782 3462 3984 4231

75% Load (cf/h) 1501 1649 2168 2665 3053 3298

50% Load (cf/h) 1067 1158 1521 1875 2109 2317

25% Load (cf/h) 636 706 928 1152 1253 1413

LP FUEL CONSUMPTION (STANDBY)

Full Load (cf/h) 703 703 926 1196 1289 1409

75% Load (cf/h) 600 600 789 861 979 1201

50% Load (cf/h) 406 406 532 640 701 809

25% Load (cf/h) 254 254 335 427 446 512

NG FUEL CONSUMPTION (PRIME)

Full Load (cf/h) 1776 1893 2536 3161 3635 3856

75% Load (cf/h) 1388 1473 1974 2435 2784 3005

50% Load (cf/h) 992 1049 1402 1736 1949 2137

25% Load (cf/h) 579 622 876 1091 1182 1331









































































































































































































































































































































































































































































































































































































































































































































































































































































































































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. 


Pr
op
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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. 




FLUM APPLICATION SUPPORTING TEXT

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.  




FLUM APPLICATION SUPPORTING TEXT

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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Little Torch Map Amendment Application 8.5.15 
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Growth Management Division
We strive to be caring, professional, and fair.
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Land Use FLUM Designation Number of Protected SpeciesHabitat Type

The Monroe County Tier Overlay District
 is proposed to be amended as indicated above and briefly described as:

This map is for use by the Monroe County Growth Management Division only.  The data contained herein is not a legal representation of
boundaries, parcels, roads right of ways or other geographical data.

Key: Mile Marker:

Tier Overlay Map #:

Proposal:

Big Pine Key 29

169

Tier Overlay Map change of one parcel from No Tier
Designation to Tier I.

Property Description:
RE Number:  00112000-000000

Acreage: 0.81

9/11/2015

Tier Overlay District
Tier I - Native Area
Tier II - Transition and Sprawl Area
Tier III - Infill Area
Tier III-A - Special Protection Area
Military
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The Monroe County Tier Overlay District
 is proposed to be amended as indicated above and briefly described as:

This map is for use by the Monroe County Growth Management Division only.  The data contained herein is not a legal representation of
boundaries, parcels, roads right of ways or other geographical data.

Key: Mile Marker:

Tier Overlay Map #:

Proposal:

Big Pine Key 30
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Tier Overlay Map change of one parcel from No Tier
Designation to Tier III
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RE Number:  00111880-000210

Acreage: 0.30

9/11/2015

Tier Overlay District
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