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                                     DEVELOPMENT REVIEW COMMITTEE
 

Tuesday, March 29, 2016
 

AGENDA
 

The Monroe County Development Review Committee will conduct a meeting on Tuesday, March 29, 2016, 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
Peter Morris, Assistant County Attorney
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
Debra Roberts, Staff Assistant
 
CHANGES TO THE AGENDA
 
MINUTES FOR APPROVAL

 
MEETING
 
New Items:
 
1. Funland Boat Storage, 1250 Overseas Highway, Big Coppitt Key, mile marker 11: A public meeting concerning a request for an
Amendment to a Minor Conditional Use Permit. The requested approval is required for the development of a proposed light industrial
use involving a boat storage facility consisting of: a boat storage rack for up to 54 boats, a boat storage rack for up to 72 boats, and
a 665 square foot office building. The subject property is legally described as Part of Tract A, Porpoise Point Section 1 (Plat Book 5,
Page 110), Big Coppitt Key, Monroe County, Florida, having real estate number 00154480-000100.
(File 2015-235)
2015-235 SR DRC 03.29.16.PDF
2015-235 SR DRC 03.29.16 Addtl Conditions added by staff.PDF
2015-235 FILE.PDF
2015-235 10 Traffic Report updated 01-11-16.pdf
2015-235 Traffic Study 01.11.16 Update-Review.pdf
2015-235 Combined Recvd 02.19.16 via email.pdf
2015-235 COMBINED Plans Recvd 01.22.16.PDF
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2015-235 COMBINED Plans recvd 12.30.15.PDF
2015-235 COMBINED Objection Ltrs.PDF
2015-235 COMBINED Support Ltrs.PDF
 
2. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE MONROE COUNTY
FUTURE LAND USE MAP FROM RESIDENTIAL MEDIUM (RM) TO MIXED USE/COMMERCIAL (MC), FOR PROPERTY LOCATED
AT 105030 OVERSEAS HIGHWAY, KEY LARGO, MILE MARKER 105,  LEGALLY DESCRIBED AS BLOCK 3, LOT 11, OF THE
REVISED AMENDED PLAT OF RIVIERA VILLAGE SUBDIVISION (PLAT BOOK 2, PAGE 80), KEY LARGO, MONROE COUNTY,
FLORIDA, HAVING REAL ESTATE # 00510640.000000, AS PROPOSED BY ANDREW ANDRUSHKO; 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 2016-007)
2016-007 SR DRC 03.29.16.PDF
2016-007 FILE.PDF
2016-007 SR DRC 03.29.16.PDF
 
3. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE MONROE COUNTY
LAND USE DISTRICT (ZONING) MAP FROM IMPROVED SUBDIVISION (IS) TO MIXED USE (MU), FOR PROPERTY LOCATED AT
105030 OVERSEAS HIGHWAY, KEY LARGO, MILE MARKER 105, LEGALLY DESCRIBED AS BLOCK 3, LOT 11, OF THE
REVISED AMENDED PLAT OF RIVIERA VILLAGE SUBDIVISION (PLAT BOOK 2, PAGE 80), KEY LARGO, MONROE COUNTY,
FLORIDA, HAVING REAL ESTATE # 00510640.000000, AS PROPOSED BY ANDREW ANDRUSHKO; 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 2016-008)
2016-008 SR DRC 03.29.16.PDF
2016-008 FILE.PDF
2016-008 Recvd 01.11.16 Survey.PDF
 
4.  Tarpon Basin Villas, 101900 Overseas Highway, Key Largo, mile marker 102: A public hearing concerning a request for an
Amendment to a Major Conditional Use Permit. The requested approval is required for the renewal of an expired Major Conditional Use
Permit previously approved through Planning Commission Resolution No. P08-04 for the redevelopment of an existing single family
residence and nine (9) transient units and the development of two (2) new office buildings, 1,000 square feet and 2,000 square feet, for
the expansion of the research and education center, doctor’s office and one (1) pool as accessory to the nine (9) transient units on the
property. The subject property is legally described as Part of Tract 1, and Part of Tract 2, and Tract 3 less the northern 20 feet, and
adjacent bay bottom, and part of State Road 5, First Amended Plat of Lee Shores, (Plat Book 2, Page 90), Key Largo, Monroe County,
Florida, having real estate numbers 00542940.000000 and 00542940-000100.
(File 2016-013)
2016-013 SR DRC 03.29.16.pdf
2016-013 FILE.PDF
2016-013 Recvd 01.25.16 Survey.pdf
 
ADA ASSISTANCE: If you are a person with a disability who needs special accommodations in order to participate in this proceeding,
please contact the County Administrator's Office, by phoning (305) 292-4441, between the hours of 8:30 a.m. - 5:00 p.m., no later than
five (5) calendar days prior to the scheduled meeting; if you are hearing or voice impaired, call “711”.
 
ADJOURNMENT 
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MM 11 

Funland Boat 
Storage 

1.0 Introduction 

Stevenson Trust is in the process of redeveloping the existing Funland Watersports located on 

the south side of US 1 at MM 10.8 in Big Coppitt. The existing facility provides boat rentals and 

eco-tours services. The site is being redeveloped to store and launch boats - Funland Boat 

Storage. The dry boat storage on racks will consist of space for 126 boats. A location map is 

included as Exhibit 1 and a site plan prepared by Sandra Walters and SWC is included as 

Exhibit 2. 

The proposed redevelopment/Funland Boat Storage is estimated to generate 220 trips per day 

(see Trip Generation section). According to Monroe County code, a Level 1 traffic study is 

required to support a development that generates less than 250 trips per day. A Level 1 traffic 

study is prepared to support the proposed redevelopment/Funland Boat Storage facility, and it 

addresses the following:  

i. Proposed Trip Generation based on county approved procedures; NO trip credits taken for 
the existing use. 

ii. Directional distribution of trips based on existing trip distribution. 

iii. Trip length based on the development composition and the surrounding population centers. 

iv. An evaluation of US 1 segments impacted by project trips compared to the results from the 
most recent (2015) Travel Time study. 

Exhibit 1: Project Location 
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EXHIBIT 2: Site Plan 

 

2.0 Existing Conditions 

US 1 (SR 5 / Overseas Highway) is a principal arterial. It is a major state highway and provides 

the only primary access to the entire Florida Keys. Near the project site, Overseas Highway / 

US 1 consists of a two-lane undivided cross section with left and right turn lanes at selected 

locations. It forms a northeast/southwest alignment (north/south for ease of reference).  The 

posted speed limit along Overseas Highway / US 1 in the vicinity of the study area is 45 mph.  

 

3.0 Trip Generation 

The Institute of Transportation Engineers (ITE) 9th edition of the Trip Generation Manual is used 

to estimate daily trips for the project site. The ITE Manual does not contain a land use category 

(LUC) that is specific to dry boat storage. The Marina (Wet Births - LUC 420) is the most likely 

and the closest land use that is applicable to the Funland Boat Storage facility to estimate the 

trip generation. However, it has been recognized that trip generation based on number of boat 

berths in a Marina exceeds the trip generation characteristics of a boat storage facility based on 

the number of boat storage spaces. Hence, in the past, Monroe County has allowed reducing 
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the resulting trip generation by 50%. The same procedure that has been accepted by Monroe 

County was applied here to develop the trip generation for the Funland Boat Storage facility and 

is presented in Exhibit 3. Relevant pages from the ITE Trip Generation Manual are included in 

Appendix A. 

EXHIBIT 3: Trip Generation 

Land use  
ITE  

Code  
Variable  

Number of Daily Trips  

Weekday Saturday Sunday Weighted Ave. 
Proposed Development:  

Dry Boat Storage  NA* 
126 Stored 

Boats  186 203  403 220 

Proposed new trips:  220 

* - Equivalent to 50% of trips estimated to be generated by a Marina (LUC 420) 

The project trips are distributed 40/60 - north/south based on the geographical population 

centers.  

 

4.0 Evaluation 

Overseas Highway / US 1 segment reserve capacity analysis was performed to evaluate the 

project traffic impact on Overseas Highway / US 1 segments by comparing the project traffic to 

maximum number of reserve trips on Overseas Highway / US 1 through Lower Keys area (per 

Monroe County’s Level of Service and Reserve Capacity Table). The proposed project will be 

located within US 1 Segment # 4 (MM 10.5 to MM 16.5). The trip length is estimated to be 

approximately 10 miles towards Key West and 50 miles towards Marathon. According to 

Monroe County Traffic Reporting Guidelines, an average trip length is ½ of the maximum trip 

length; in this case, approximately 5 miles towards Key West (which include Segment #’s 2, 3 

and 4), and 25 miles towards Marathon (which include Segment #’s 4, 5, 6, 7, 8, 9, 10, and 11).  

US 1 Segment #’s 2 through 11 are evaluated for the link analysis. Using the 40/60 – 

north/south distribution, the project will add new trips to these ten segments as shown on 

Exhibit 4. According to 2015 Monroe County’s Level of Service and Reserve Capacity table 

(see Appendix B), the US 1 segments have excess capacity to absorb the maximum impacts 

generated by the Funland Boat Storage facility.  
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EXHIBIT 4: US 1 Segments Reserve Capacity Analysis 

 

 

 

 

 

 

 

 

 

 

 

 

 

5.0 CONCLUSION 

Based upon the results of the analysis performed for the Funland Boat Storage facility, the 

proposed project will not have an adverse impact on the operating characteristics of Overseas 

Highway / US 1. It is unlikely that a boat storage facility with 126 storage spaces would generate 

132 trips on an average day. The trip generation numbers are extremely conservative; however, 

in the absence of accurate data for boat storage facilities, the Marina land use used as the 

surrogate is the best available. 

  

 

   

Total 
Daily 
Trips 

Percent 
Of 

Trips 

US 1 
Segment 

Percent 
Impact 

Project 
Generated 
Daily Trips 

2015 
Reserve 
Capacity 

  # 2 – Boca Chica (5.0 – 9.0) 30% 66 5,167 

  # 3 – Big Coppitt (9.0 – 10.5) 45% 99 1,292 

220 100% # 4 – Saddlebunch (10.5 – 16.5) 40% / 60% 132 2,497 

  # 5 – Sugarloaf (16.5- 20.5) 38% 84 7,363 

  # 6 - Cudjoe (20.5- 23.0) 35% 77 2,650 

  # 7 - Summerland (23.0- 25.0) 33% 73 1,312 

  # 8 - Ramrod (25.0- 27.5) 30% 66 2,323 

  # 9 - Torch (27.5- 29.5) 28% 62 2,434 

  # 10 - Big Pine (29.5- 33.0) 25% 55 394 

  # 11 – Bahia Honda (33.0- 40.0) 20% 44 5,448 

Sources: Monroe County Planning Department.  
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URS Corporation Southern
7800 Congress Avenue, Suite 200
Boca Raton, FL 33487-1350
Tel: 561.994.6500
Fax: 561.994.6524

February 16, 2016

Mr. Devin Rains – Senior Planner via eMail
MONROE COUNTY PLANNING & ENVIRONMENTAL RESOURCES
2798 Overseas Highway, Suite 400
Marathon, FL 33050

Re: Funland Boat Storage – Big Coppitt (US 1 – MM 10.8)
Level I Traffic Impact Study 01/11/2016 Update - Review

Dear Mr. Rains:

We have reviewed the traffic impact study updated January 11, 2016 submitted by Trident Engineering,
LCC in support of Stevenson Trust/Funland FILE#2015-235 application, and received via email on January 25,
2016 and appendices on February 11, 2016.

§ A Traffic Methodology Memorandum was not included with the report, nor is it mentioned that the
methodology was discussed and approved by County Staff.

§ Background data: The site is located near MM 10.8 along US 1 just north of Boca Chica Road, Big Coppitt
Key, Florida. The existing Funland Watersports site provides boat rentals and eco-tours services. The subject
site is proposed to be redeveloped as Funland Boat Storage to provide dry boat storage spaces for 126
boats.

§ Site Plan: A reduced size site plan is included with the traffic report. A site plan on a bigger format was
submitted separately on February 11, 2016 at our request. It shows that the existing driveway access along
US 1 will be maintained.

§ Trip Generation: The trip generation for this traffic study is based on ITE Trip Generation Manual - 9th Edition.
Similar to other dry boat storage facilities, 50% reduction was applied to ITE LU 420, Marina rates. We concur
with this approach. The proposed redevelopment is anticipated to generate 220 daily trips.

§ U.S. 1 Traffic Impact and Reserve Capacity: Reserve capacities for US 1 Segments # 2 through 11 are
identified to have adequate reserve capacity to accommodate the project trips.

We agree with the findings of the Level I Traffic Impact Study that US 1 (Overseas Highway) has
adequate capacity to accommodate the traffic impacts generated by the proposed development of Funland Boat
Storage, Big Coppitt Key, Florida. Should you have any questions, feel free to call me.

Sincerely,
URS Corporation Southern

John Arrieta, PE, PTOE
Senior Traffic Engineer/Transportation Planner

cc: Ms. Mayte Santamaria – Monroe County
Ms. Mitzi Crystal – Monroe County

P:\Traffic\Monroe County\2016\WO#16_2016-01 Funland Boat Storage,Big Coppitt (File#2015-235)\PS_20160212_Funland Boat Storage MM10.8.docx
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MEMORANDUM 

MONROE COUNTY PLANNING & ENVIRONMENTAL RESOURCES DEPARTMENT 
 

To:  The Monroe County Development Review Committee  

Mayté Santamaria, Senior Director of Planning & Environmental Resources 
 

From:  Barbara Bauman, Planner 
 

Date:  March 16, 2016 
 

Subject: Request for an Amendment to a Major Conditional Use Permit, Tarpon Basin 

Villas, 101900 Overseas Highway, Key Largo, Real Estate # 00542940-000000 & 

00542940-000100 (File #2016-013) 
 

Meeting: March 29, 2016 

 

I REQUEST: 

 

The applicant is requesting an Amendment to a Major Conditional Use Permit in order to renew an 

expired Major Conditional Use Permit, which was approved by Planning Commission Resolution 

No. P08-04, for the redevelopment of an existing single family residence and nine (9) transient units 

and the development of two (2) new office buildings, 1,000 square feet and 2,000 square feet, for the 

expansion of the research and education center, doctor’s office and one (1) pool as accessory to the 

nine (9) transient units on the property.  

 

 
Subject Property (2015 aerial) 
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II BACKGROUND INFORMATION: 

 

Location/Address: 101900 Overseas Highway, Key Largo 

Legal Description: Part of Tract 1, and Part of Tract 2, and Tract 3 less the northern 20 feet, and 

adjacent bay bottom, and part of State Road 5, First Amended Plat of Lee Shores, (Plat Book 2, Page 

90), Key Largo, Monroe County, Florida  

Real Estate Numbers: 00542940-000000 and 00542940-000100 

Property Owners/Applicants: Tarpon Basin Holding, LLC and Dolphins Plus Bayside, Inc. 

Agent: Erich F. Borguss 

Size of Site: Approximately 3.38 acres (per previous CUP) 

Land Use District: Suburban Commercial (SC) 

Future Land Use Map (FLUM) Designation: Mixed Use/Commercial (MC) 

Tier Designation: III Infill Area 

Existing Uses: Southern parcel developed with a research and education center where the two new 

office buildings are located; Northern parcel under construction with the nine transient units and one 

non-transient single-family residence. 

Existing Vegetation/Habitat: Disturbed/Scarified with few native trees and parking lot 

landscaping, fringing mangroves 

Community Character of Immediate Vicinity: Both to the north and south on the bayside are 

large tracts designated as Suburban Commercial (SC) and are both commercial and residential in 

character.  Directly across US 1 Overseas Highway, on oceanside, is Suburban Commercial (SC) 

with a mixture of higher intensity commercial. 

Flood Zones: X, AE-9, AE-11 & VE-13 

 

III RELEVANT PRIOR COUNTY ACTIONS: 

 

2/25/2004 –Planning Commission Resolution No. P08-04 was adopted, which approved a request by 

Tarpon Holding LLC for an Amendment to a Major Conditional Use Permit in order to redevelop an 

existing single family residence and nine (9) transient units and the development of two (2) new 

office buildings for the expansion of the research and education center and doctor’s office and one 

(1) pool as accessory to the nine (9) transient units.   

 

6/9/2004 – The Planning Commission Chair signed Planning Commission Resolution No. P08-04 

and it was filed and recorded on 7/21/2004. Pursuant to the Monroe County Land Development 

Code in effect at that time, after conditional use approval, applications for building permits(s) were 

required to be made within six (6) months of the date of the approval of the conditional use permit, 

and all certificates of occupancy had to be procured within 2 years after issuance of the initial 

building permit, or the conditional use approval would become null and void with no further action 

required by the county. 

 

3/17/2005 – Building permit #04304415 was issued for replacement of two (2) commercial office 

buildings: one 1,000 square foot building, and one 2,000 square foot building (building G). 

 

3/17/2005 – Building permit #04304416 was issued for one (1) transient unit (building A).  
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3/17/2005 - Building permit #04305738 was issued for site work including a chain link fence, 

stockade fence, water lines, fire sprinklers, hydrants, electric, road grading, parking areas and 

sidewalks associated with the project.   

 

2/14/2006 – Building Permits #05300306 (Bldg. B), 05300307 (Bldg. D), 05300309 (Bldg. C), and 

05301055 (Bldg. E) were issued for the transient units and 053001978 (Bldg. F) for the single family 

residence. 

 

11/7/2006 – Building permit 04304415 received a Certificate of Occupancy (certificate number 

1049516) for the two (2) commercial office buildings.  

 

3/17/2007 - Pursuant to Monroe County Land Development Code in effect at that time, the 

Amendment to the Major Condition Use Permit approved by Planning Commission Resolution No. 

P08-04 expired, as all certificate of occupancy had not been procured within 2 years after issuance of 

the initial building permit on 3/17/2005, which rendered the conditional use approval null and void 

with no further action required by the county. 

 

1/15/2015 - According to the Property Appraiser Card, Real Estate (RE) number 00542940-000000 

was split creating RE number 00542940-000100 with the ownership of Dolphins Plus Bayside Inc., 

the educational and research center. Parcel RE 00542940-000000 with ownership of Tarpon Basin 

Holding LLC (Tarpon Villas), with the single family residence and nine (9) transit units. Although 

now under two different ownerships, the two parcels remain aggregated for development purposes 

pursuant to Code Section 130-166. 

 

IV ANALYSIS OF PROPOSED AMENDMENT: 

 

Pursuant to Monroe County Land Development Code Section 110-73(a)(1), “Extensions of time to a 

Major Conditional Use approval may be granted only by the Planning Commission for periods not to 

exceed two years, unless otherwise specified. Applications for extensions shall be made prior to the 

Article III]. expiration dates. Extensions to expired Major Conditional Use approvals shall be 

accomplished only by re-application for the Major Conditional Uses.” Pursuant to Code Section 110-

74, “A conditional use permit may be amended, extended, varied or altered only pursuant to the 

standards and procedures established for its original approval or as otherwise set forth in this article 

[Code Chapter 110,  

 

The applicant did not request a time extension prior to the expiration date of the Major Conditional 

Use Permit approved by Planning Commission Resolution No. P08-04. Buildings A, B, C, D, E and 

F are currently under construction. Therefore, prior to issuance of Certificates of Occupancy for 

Buildings A through F, the applicant must reapply for the Major Conditional Use Permit. 

 

The applicant is requesting an amendment to the previously approved Major Conditional Use Permit 

in order to renew the expired approval, and submitted the same site plan that was approved under 

Planning Commission Resolution No. P08-04 (Master Site Plan A-1, prepared by John Albert 

Weller, Architect & Landscape Architect, dated 2/18/2004, received by the Planning Department 

6/3/2004). Such approval would allow the applicant to complete the previously proposed and 

partially completed redevelopment of the site with one (1) single family residence, nine (9) transient 
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units, two (2) office buildings (1,000 square feet and 2,000 square feet) for the expansion of the 

research and education center, doctor’s office, and one (1) pool as accessory to the nine (9) transient 

units on the property. The two office buildings (Building G on the site plan) are completed and 

obtained a Certificate of Occupancy in 2006. 

 

On March 10, 2016 staff conducted a site visit at the subject property.  During this visit, staff 

observed a number of improvements that are inconsistent with the previously approved site plan.  

Staff viewed several accessory structures/uses that have been constructed without the benefit of a 

building permit or a deviation to the approved conditional use permit. On the Dolphins Plus parcel, 

staff observed new shade structures near the shoreline, new walkways, a new wood structure for 

changing rooms, new floating docks and a new tent shade structure over picnic tables and a slab. On 

the Tarpon Basin Holding parcel, staff observed new fencing creating a holding enclosure on the 

dock and in the boat basin. In addition to any required building permits, these accessory structures 

require a deviation to the previously-approved conditional use permit pursuant to Code Section 110-

73(c). 

 

MCC Section 110-67 provides the standards applicable to all conditional uses. When considering 

applications for a conditional use permit, the Development Review Committee and Director of 

Planning & Environmental Resources shall consider the extent to which:  

 

(For additional details, see the attached Staff Report for the original approval of P08-04, dated 

February 12, 2004 – County File 23076 (Exhibit 5).  As noted above, the proposed development is 

partially constructed.)  

 

(1) The conditional use is consistent with the purposes, goals, objectives and standards of the plan 

and this chapter;  

 

The proposed use remains consistent with the purposes, goals, objectives and standards of the 

comprehensive plan and the land development code, including purpose of zoning district, permitted 

uses, density and intensity standards, ROGO and NROGO 

 

(2) The conditional use is consistent with the community character of the immediate vicinity of the 

parcel proposed for development;  

 

The proposed use remains consistent with the community character of the immediate vicinity which 

includes commercial and residential uses. 

 

(3) The design of the proposed development minimizes adverse effects, including visual impacts, or 

the proposed use on adjacent properties;  

 

The proposed use continues to minimize adverse effects, including visual impacts, or the proposed 

use on adjacent properties 
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(4) The proposed use will have an adverse effect on the value of surrounding properties; 

 

It is not anticipated that the proposed use would have an adverse impact on the value of the 

surrounding properties. 

 

(5) The adequacy of public facilities and services, including, but not limited to, roadways, park 

facilities, police and fire protection, hospital and Medicare services, disaster preparedness program, 

drainage systems, refuse disposal, water and sewers, judged according to standards from and 

specifically modified by the public facilities capital improvements adopted in the annual report 

required by this chapter;  

 

The 2015 Public Facilities Capacity Assessment Report indicates that adequate capacity exists for 

transportation, potable water, solid waste and educational facilities.  The February 12, 2004 staff 

report for the original approval of P08-04 also includes: “According to the traffic study, it is not 

anticipated that the proposed development will have any adverse effect on the current level of 

services.  Florida Keys Electric Cooperative Association, Inc. (FKEC) anticipates no significant 

problems in providing power to the subject property.  A letter from the Monroe County Fire Marshal 

indicates that fire hydrants and fire wells shall be provided for buildings to meet necessary fire flow 

requirements in order to ensure adequate fire protection.  In addition, as part of the redevelopment, 

the applicant has the responsibility to install a storm water drainage system.” 

 

(6) The applicant for conditional use approval has the financial and technical capacity to complete 

the development as proposed and has made adequate legal provision to guarantee the provision and 

development of any open space and other improvements associated with the proposed development;  

 

Staff has no evidence to support or disprove the applicant’s financial and technical capacity. 

 

(7) The development will adversely affect a known archaeological, historical or cultural resource;  

 

The proposed use would not adversely affect any known archaeological, historical, or cultural 

resource. 

 

(8) Public access to public beaches and other waterfront areas is preserved as a part of the 

proposed development; and  

 

The proposed use would not have an adverse impact on public access to a waterfront area. There is 

no current public access. No public access is proposed. 

 

(9) The proposed use complies with all additional standards imposed on it by the particular 

provision of this chapter authorizing such use and by all other applicable requirements of this Code. 

 

Compliance to be determined. An updated site plan, depicting the current conditions of the site, 

including updated open space calculations is necessary to complete the review.  
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V RECOMMENDED ACTION: 

 

Staff recommends APPROVAL of the proposed amendment to the Major Conditional Use Permit, 

originally approved by Planning Commission Resolution No. P08-04 (Attachment 2) if all of the 

following conditions are met: 

 

1. Prior to the request being scheduled for a Planning Commission hearing: 

a. The applicant shall submit an updated site plan, signed and sealed by an architect or 

engineer, depicting the current conditions of the site, including updated open space 

calculations. Any deviations to the previously-approved conditional use shall be incorporated 

into the requested amendment. The updated site plan shall label the unpermitted new 

structure and indicate whether the structure will remain or be removed prior to issuance of 

the next Certificate of Occupancy. 

b. Both property owners shall sign the Major Conditional Use application and submit corporate 

paperwork for both corporations. 

c. An agent authorization form signed by the owner of Dolphin Plus Bayside shall be submitted 

listing Erich Borguss as the agent. 

d. Both property owners shall submit a completed Disclosure of Interest form pursuant to Code 

Section 101-6. 

2. Prior to issuance of the next Certificate of Occupancy, the unpermitted new accessory structures 

shall be demolished or established after obtaining all required building permits and Planning and 

Environmental Resources approvals. 

3. Any additional development or deviation from the approved amendment Major Conditional Use 

Permit Resolution No. P08-04 shall require Planning & Environmental Resources Department 

review. 

4. Clear site triangles shall be maintained and nothing shall be allowed to be erected, placed, 

planted or allowed to grow in such a manner as to limit or obstruct the sight of motorists entering 

or leaving the driveways to Dolphin Cove. 

 

VI  EXHIBITS: 

 

1. Application. 

2. Planning Commission Resolution No. P08-04. 

3. Master Site Plan A-1, prepared by John Albert Weller, Architect & Landscape Architect, dated 

2/18/2004, received by the Planning Department on June 3, 2004. 

4. Photographs from staff site visit.  

5. Staff report for the original approval of P08-04, dated February 12, 2004 – County File 23076. 


















































































































	Local Disk
	AGENDA
	Item #1 Staff Report
	Item #1 Addtl Conditions added to SR
	Item #1 File
	Item #1 Traffic Report
	Item #1 Traffic Study
	Item #1 Plans Recvd 2.19.16
	2015-235 Recvd 02.19.16 via email Exh 10A
	2015-235 Recvd 02.19.16 via email Exh 10B
	2015-235 Recvd 02.19.16 via email Exh 10C C2.2

	Item #1 Plans Recvd 1.22.16
	Item #1 Plans Recvd 12.30.15
	Item #1 Objection Letters
	Item #1 Support Letters
	Item #2 Staff Report
	Item #2 File
	Item #3 Staff Report
	Item #3 File
	Item #2 & #3 Survey
	Item #4 Staff Report
	Item #4 File
	Item #4 Survey


