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                                                                  AGENDA
 
 
PLANNING COMMISSION                                                        MARATHON GOV’T CENTER
MONROE COUNTY                                                                  2798 OVERSEAS HIGHWAY
December 16, 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
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
 
 
MEETING
 
 
Continued Items:
 
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
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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) Request to Continue to January 27, 2015
2015-122 Request to Continue.PDF
 
2.  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 12.16.15.PDF
2015-152 FILE.PDF
2015-152 Objections PC 12.16.15.PDF
2015-152 Little Torch Map Amendment Response to Hunter.pdf
 
 
New Items:
 
3. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE MONROE COUNTY
COMPREHENSIVE PLAN, CREATING POLICY 107.1.5 KEY LARGO MIXED USE AREA 2, TO PROVIDE LIMITATIONS ON
DEVELOPMENT AND SPECIFIC RESTRICTIONS; TO ACCOMPANY A PROPOSED AMENDMENT TO THE FUTURE LAND USE
MAP (FLUM) FROM RESIDENTIAL LOW (RL) TO MIXED USE/COMMERCIAL (MC);  FOR PROPERTY LOCATED AT 97770 AND
97702 OVERSEAS HIGHWAY, KEY LARGO, MILE MARKER 98, DESCRIBED AS PARCELS OF LAND IN SECTION 6, TOWNSHIP
62 SOUTH, RANGE 39 EAST, ISLAND OF KEY LARGO, MONROE COUNTY, FLORIDA, HAVING REAL ESTATE NUMBERS
00091000.000000 AND 00091020.000000; AS PROPOSED BY SEE THE SEA OF KEY LARGO, INC. AND COCONUT BAY OF KEY
LARGO, INC.; PROVIDING FOR SEVERABILITY; PROVIDING FOR REPEAL OF CONFLICTING PROVISIONS; PROVIDING FOR
TRANSMITTAL TO THE STATE LAND PLANNING AGENCY AND THE SECRETARY OF STATE; PROVIDING FOR INCLUSION IN
THE MONROE COUNTY COMPREHENSIVE PLAN; PROVIDING FOR AN EFFECTIVE DATE.
(File 2015-170)
2015-170 SR PC 12.16.15.PDF
2015-170 FILE.PDF
 
4. Richard and Polly Schwartz, 25094 & 25100 Northside Drive, Summerland Key, mile marker 25: A public hearing concerning a
request for a Variance of 14 feet to the required 25-foot primary front non-shoreline setback, which is adjacent to Northside Drive right-
of-way. Approval would result in a primary front non-shoreline setback of 11 feet. The requested Variance is required for the
development of a proposed single-family detached dwelling. The subject property is legally described as the Easterly 35 feet of Lot 5
and all of Lot 4, Block 1, Snug Harbor Subdivision (Plat Book 3, Page 162), Summerland Key, Monroe County, Florida, having real
estate numbers 00194900.000000 and 00194920.000000.
(File 2015-202)
2015-202 SR PC 12.16.15.PDF
2015-202 FILE.PDF
2015-202 Recvd 10.23.15 01 Site Plan.PDF
 
5. Jose Reboredo, 167 Atlantic Circle Drive, Key Largo:  An appeal by a surrounding property owner to the Planning Commission
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concerning an administrative decision of the Senior Director of Planning & Environmental Resources dated September 18, 2015
approving a special exception to construct a 143.5 linear foot access walkway (134.9’ waterward of MHWL) and 6’ X 26.66’ terminal
platform with a 12,000 lb. cradle boat lift. The subject property is legally described as Lot 6, Block C, Tavernier #2 (Plat Book 2, Page
8), Monroe County, Florida, having real estate number 00556170-000000.
(File 2015-197)
2015-197 SR PC 12.16.15.PDF
2015-197 FILE.PDF
2015-197 Info from Gay Marie Smith.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



file:///W|/...%20Working%20folders/Ads%20PC%20Agendas-Memos-Yrly%20Schedules/2015/2015%20Agendas/12.16.15/Agd%20PC%2012.16.15.htm[2/2/2016 2:54:25 PM]

 

 

 

________________________________

 



















































 
 
Little Torch Map Amendment Application 8.5.15  
Dolphin Marina Entrance 
 



 
Little Palm Transfer Station Entrance from Pirates Road 
 

 
Pirates Road Entrance from US 1 
Little Torch Map Amendment Application 8.5.15 





















































































































































































































































































To:  Monroe County GMD staff 
Att: Kevin Bond 
Re:  Dolphin Marina, rezoning application 
 
Please include the following as a summary of Applicant’s response to 
Bill Hunter’s e-mails of Nov. 22 (“Subject:  planning area”) and 
December 2 (“Subject:  LUD change on Little Torch Key”) 
 

Planning Area:   Mr. Hunter first inquired as to the terminology 
“Local Planning Area”.   As Kevin Bond noted in his reply,  the 1986 
Comp Plan contains descriptions and maps of  “planning areas”, but 
that terminology appears with less frequency in subsequent planning 
documents .   However, the 1986 plan is still instructive as to the 
long-established urban character of the subject property.   Chapter II 
of that Comp Plan reveals1 that the subject property is located in 
Planning Area 16, and identifies  most of it (3.7 acres) as a “Marina”,  
with the remainder “Commercial”.    The 1986 Comp Plan categorized 
both of those  land uses as “Urban”,  distinct from “Native” or “Sub-
urban”, for the purpose of Community Character analysis.    
 

The urban character of this tourist-oriented marina enclave, 
which has direct access to US 1 via  its own driveway,  supports  
rezoning  it from SC (a category intended “to serve the needs of the 
immediate planning area” (LDR Sec. 130-143) to MU.      Applicant is  
in substantial agreement with Mr. Hunter’s summary of   “the ‘overall 
message’ of the Lower Keys LCP”, which includes “revitalizing the 
existing commercial properties along the US1 corridor”.    Clearly, the 
subject property is among those existing commercial properties that 
would benefit from such revitalization.    It should be equally clear that 
the subject property is not  among the “residential bedroom 
communities”  that the LCP differentiates from existing commercial 
properties along US 1.   Nor does the tourist-oriented Dolphin Marina 
enclave fit the description of  a business that primarily serves the 
needs of the local community, which is the stated purpose of SC.  
Instead, the Dolphin Marina property, with its existing transient units, 
resort check-in and shuttle operations,  fishing charters, etc.,  is 
consistent with the purpose of MU District,  “to establish or conserve 
areas of mixed uses, including commercial fishing, resorts, 
	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
1	  	  under “Built Environment”;  A. Land Use; (1) Planning.	  



residential,…and commercial uses”.    In short, the appropriate land 
use district for this Mixed Use FLUM property is MU, not SC.  
 

Of the 6 LCP excerpts quoted by Mr. Hunter, only 1  (calling for 
“improvement of access and parking, the preservation of native 
vegetation and the revitalization of older and neglected properties”) is 
directly applicable to the subject property.   Dolphin Marina is not part 
of “a bedroom community”,  nor is it big enough to accommodate a 
“large scale” project.   Because the property’s direct-access driveway 
to US1  serves only Dolphin Marina, revitalization of this site would 
not create “the [adverse] influence of cut-though and tourist traffic” on 
local neighborhood streets.   
 

At the Planning Commission hearing held November 18, at 
least one Commissioner questioned staff’s finding that rezoning the 
subject property to MU would be consistent with the LCP, in light of  
opposition by some of the same Lower Keys  residents who had 
participated in the  Lower Keys LCP process.   The LCP itself 
suggests that the answer to that question can be found in the 
diversity of the many separate communities comprising the Lower 
Keys, each of which has “unique qualities and needs”.  Recognizing 
that uniqueness, public participants in the Lower Keys LCP process  
“expressed the desire to create Goals, Objectives and Policies that 
reflect the community character of each island”, but staff was unable 
to accommodate that request because “it would be impractical to 
create six subarea plans within the context of the Lower Key LCP”. 
(LCP, p.  4 of 110). Instead, Little Torch Key was lumped into a 
subarea of “the Torches”, containing widely divergent land uses 
ranging from undeveloped native habitat to urbanized resort facilities. 
Applicant respectfully submits that the legitimate concerns of Lower 
Keys residents living in suburban subdivisions such as Sugarloaf 
Shores and Cudjoe Gardens  arise from very different community 
features than those that characterize the urban tourist- oriented 
enclave of Dolphin Marina.  
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