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                                   *Agenda
 
 
PLANNING COMMISSION                                                                                             MARATHON GOV’T CENTER
MONROE COUNTY                                                                                                      2798 OVERSEAS HIGHWAY          
May 26, 2010                                                                                                               MARATHON, FL                           
10:00 A.M.                                                                                                                                                                          MONROE

COUNTY, FL
                   
CALL TO ORDER
 
PLEDGE OF ALLEGIANCE
 
ROLL CALL
 
COMMISSION:
Randy Wall, Chairman
Denise Werling
Jeb Hale
Jim Cameron
Elizabeth Lustberg
 
STAFF:
Townsley Schwab, Senior Director of Planning and Environmental Resources
Susan Grimsley, Assistant County Attorney
John Wolfe, Planning Commission Counsel
Mitch Harvey, Comprehensive Plan Manager
Joe Haberman, Principal Planner
Bill Harbert, Planner
Debby Tedesco, 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
 
 
 
 
 
 
 
                                          

 
 

MEETING
 
NEW ITEMS:
 
1. Kula Property, 150 Ellis Drive, Tavernier, Mile Marker 92.5:  A request for an administrative appeal to the Planning
Commission based on a Letter of Understanding by the Senior Director of Planning & Environmental Resources dated December 22,
2009. The subject property is legally described as Part of Tract 1, Plat of Survey of Ellis Property (PB2-99), Key Largo, Monroe
County, Florida, having real estate number 00490130.000100.
2010-012 FILE.pdf
2010-012 Survey.PDF
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2. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS CREATING GOAL 107, OBJECTIVE
107.1, AND POLICY 107.1.1 OF THE MONROE COUNTY 2010 COMPREHENSIVE PLAN TO ESTABLISH A SUB AREA POLICY
FOR PROPERTY LEGALLY DESCRIBED AS  WISTERIA ISLAND & ADJACENT BAY BOTTOM (OR385-897-898), HAVING REAL
ESTATE NUMBER 000123950-000000; PROVIDING FOR SEVERABILITY AND REPEAL OF INCONSISTENT PROVISIONS;
PROVIDING FOR THE TRANSMITTAL TO THE SECRETARY OF STATE AND THE DEPARTMENT OF COMMUNITY AFFAIRS; AND
PROVIDING FOR AN EFFECTIVE DATE.
2010-043 Ordinance Draft.PDF
 
3. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS TO AMEND THE FUTURE LAND USE
MAP (FLUM) DESIGNATION FROM UNDESIGNATED TO MIXED USE COMMERCIAL (MC) FOR PROPERTY LEGALLY DESCRIBED
AS  WISTERIA ISLAND & ADJACENT BAY BOTTOM (OR385-897-898), HAVING REAL ESTATE NUMBER 000123950-000000;
PROVIDING FOR SEVERABILITY AND REPEAL OF INCONSISTENT PROVISIONS; PROVIDING FOR THE TRANSMITTAL TO THE
SECRETARY OF STATE AND THE DEPARTMENT OF COMMUNITY AFFAIRS; AND PROVIDING FOR AN EFFECTIVE DATE.   
2010-108 Draft Ordinance.PDF
 
4. AN ORDINANCE OF THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING POLICY 101.2.6 OF THE
MONROE COUNTY 2010 COMPREHENSIVE PLAN REGARDING THE MORATORIUM FOR TRANSIENT UNITS; PROVIDING FOR
SEVERABILITY; PROVIDING FOR THE REPEAL OF ALL ORDINANCES INCONSISTENT HEREWITH; DIRECTING THE PLANNING
DIRECTOR TO FORWARD A COPY TO THE FLORIDA DEPARTMENT OF COMMUNITY AFFAIRS; PROVIDING FOR FILING WITH
THE SECRETARY OF STATE; PROVIDING FOR THE INCORPORATION INTO THE COMPREHENSIVE PLAN; PROVIDING FOR AN
EFFECTIVE DATE.
2010-035 SR PC 05.26.10.pdf
 
5. An Ordinance by the Monroe County Board of County Commissioners amending Monroe County Code Section 138-23, Moratorium
on New Transient Units, to revise the date in which the moratorium shall expire; providing for severability; providing for repeal of
conflicting provisions; providing for transmittal to the Department of Community Affairs and the Secretary of State; providing for
codification; providing for an effective date.
2010-039 SR PC 5.26.10.pdf
 
BOARD DISCUSSION
 
GROWTH MANAGEMENT COMMENTS
 
RESOLUTIONS FOR SIGNATURE
 
ADJOURNMENT
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Coffin, William & Bonnie M 
92510 Overseas Hwy 
Tavernier, FL 33070 

 
Mull, Patricia B. 
200 Ellis Dr. 
Tavernier, FL 33070 

Vaughn, LLC 
P.O. Box 464 
Tavernier, FL 33070 
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Murphy, Sylvia 
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MEMORANDUM 

MONROE COUNTY PLANNING DEPARTMENT 
We strive to be caring, professional and fair 

 
 
 
To:    Monroe County Planning Commission 
 
From:   Mitchell N. Harvey, AICP, Comprehensive Planning Manager 
 
Date:   May 14, 2010 
 
RE:  Extension of Moratorium for Transient Residential Units  
 
Meeting Date:  May 26, 2009 
 
 
I. BACKGROUND 1 
 2 
Policy 101.2.6 of the Monroe County Comprehensive Plan currently states: 3 
 4 

Monroe County shall prohibit new transient residential units 5 
including hotel or motel rooms, campground spaces, or spaces for 6 
parking a recreational vehicle or travel trailer until July 31, 2010.  7 

 8 
For purposes of this staff report, hotel or motel rooms, campground spaces, and 9 
spaces for parking a recreational vehicle or travel trailer will be referred to as 10 
Transient Residential Units (TRUs).  11 
 12 
The Board of County Commissioners (BOCC) at a public hearing on October 22, 13 
2009, adopted Ordinance No. 035-2009, which amended Policy 101.2.6 of the 14 
Monroe County 2010 Comprehensive Plan to extend the existing transient unit 15 
moratorium until July 31, 2010. 16 
 17 
Occupancy data provided by the Tourist Development Council indicates that 18 
there is not an urgent need to expand the available amount of transient units in 19 
Monroe County. Staff therefore recommends that Policy 101.2.6 be amended to 20 
continue the transient unit moratorium until December 31. 2011. This will allow 21 
staff to conduct a study of transient unit needs and trends as part of the 22 
Comprehensive Plan Update process.  23 
 24 
 25 
 26 
 27 
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 1 
The proposed amendment to the Monroe County 2010 Comprehensive Plan is as 2 
follows: 3 
  4 
Policy 101.2.6: 5 
 6 
Monroe County shall prohibit new transient residential units including hotel or 7 
motel rooms, campground spaces, or spaces for parking a recreational vehicle or 8 
travel trailer until July 31, 2010 December 31, 2011. 9 
 10 
  11 
II. PROCESS 12 
 13 
Amendments to the Goals, Objectives, and Policies of the Comprehensive Plan 14 
may be proposed by the Board of County Commissioners (BOCC), the Planning 15 
Commission or the Director of Planning.  The Director of Planning shall review 16 
and process amendments and pass them on to the Development Review 17 
Committee and the Planning Commission for recommendation and final approval 18 
by the BOCC. 19 

 20 
The Planning Commission and the BOCC shall each hold at least one public 21 
hearing on a proposed amendment.  The Planning Commission shall review the 22 
amendment, the reports and recommendations of the Department of Planning & 23 
Environmental Resources and the Development Review Committee, and the 24 
testimony given at the public hearing, and shall submit its recommendations and 25 
findings to the BOCC.  The BOCC shall consider the staff report, 26 
recommendation, and testimony given at the public hearings and may either deny 27 
the application or adopt or not adopt a resolution transmitting the proposed 28 
amendment to the DCA.  Amendments are then reviewed by the Florida 29 
Department of Community Affairs and returned to the County with objections, 30 
rejections and comments to be considered prior to adoption of the ordinance.  31 
Then, an adoption hearing is scheduled for the BOCC. 32 
 33 
 34 
III. ISSUES 35 
 36 
The development of new TRUs will have an impact on a number of health, safety 37 
and quality of life issues such as: hurricane evacuation, workforce/employee 38 
housing, wastewater treatment (water quality), traffic volumes and increased 39 
demand on the natural environment through increased use of the reefs, and the 40 
waters off the Florida Keys.  One of the main objectives of creating an ordinance 41 
to promote redevelopment and/or permit new TRUs is to mitigate and if possible 42 
eliminate the negative impacts of new TRUs.   43 
 44 
 45 
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 1 
 2 
Employee\Workforce Housing 3 
 4 
The current cost of housing (for rent or sale) in the Florida Keys have led 5 
hotels/motels and other service employers to hire workers who have to commute 6 
anywhere from 1 to 3 hours from the mainland.  With the creation of new TRUs, 7 
this demand for more affordable employee\workforce housing will increase. 8 
  9 
It should be the goal of any ordinance that allows new TRUs to also mitigate the 10 
demand for affordable employee\workforce housing.  This is to be accomplished 11 
by requiring the redevelopment/development of new TRUs to provide 12 
employee\workforce housing by providing residential units as part of their project 13 
(on-site or off-site) or by payment into an affordable housing fund. All existing 14 
inclusionary zoning requirements for affordable housing associated with transient 15 
residential units will continue to apply and be enforced thorough the Monroe 16 
County Code. 17 
 18 
Wastewater Treatment 19 
 20 
Monroe County is under a state mandate to have a central wastewater system by 21 
2010.  The development of new TRUs should not be permitted unless the 22 
development can meet the standards and requirement of the Year 2010 mandate.  23 
Therefore, new development of TRUs should be directed and only encouraged in 24 
those areas with central wastewater systems or to areas that will have central 25 
wastewater systems in operation when the TRU project is completed. 26 
 27 
Traffic Volumes 28 
 29 
The addition of new TRUs may result in the addition of new traffic impacts.    30 
New TRU developments should be designed to minimize traffic impacts by 31 
including onsite amenities that would limit the need to drive to restaurants, retail 32 
stores, or other attractions.  Furthermore, new TRU developments should be 33 
encouraged to locate adjacent to existing amenities such as restaurants, or retail 34 
stores.   35 
 36 
Another strategy would be to encourage visitors to use other modes of 37 
transportation such as walking, bicycling, or bus service. New TRUs are 38 
encouraged to include bicycle and pedestrian facilities that provide a connection 39 
to surrounding amenities, provide bus service for guests, or provide transit 40 
amenities such as bus shelters. 41 
 42 
Hotel Occupancy Rates 43 
 44 
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Occupancy rates are a travel industry standard for assessing the ability of 1 
available beds to meet existing and anticipated demands. The Monroe County 2 
Tourist Development Council (TDC) maintains a database for occupancy rates 3 
which is prepared by Smith Travel Research. Between 1999 and 2009, the 4 
average annual county-wide occupancy rate for Monroe County has varied from 5 
66.4% (2001) to 72.2% (2003) (See attached). This does not indicate a pressing 6 
need for new transient units.  7 
 8 
Monroe County has contracted with the firm Keith & Schnars to prepare an 9 
update of the Monroe County Comprehensive Plan. As part of the update process, 10 
Keith & Schnars will be preparing an economic base analysis, with updated 11 
economic and population projections, that will more precisely determine the need 12 
for expanding Monroe County’s tourist based economy. This update will serve as 13 
the data and analysis to justify any lifting of the transient use moratorium that 14 
could result in the creation of a transient unit pool as part of the County’s annual 15 
ROGO allocation.  16 
 17 
Hurricane Evacuation 18 
 19 
Policy 216.1.8 of the Monroe County 2010 Comprehensive Plan states:  20 
 21 

Approximately 48 hours in advance of tropical storm winds, a 22 
mandatory evacuation of non-residents, visitors, recreational 23 
vehicles (RV’s), travel trailers, live-aboards (transient and non-24 
transient) and military personnel from the Keys shall be initiated. 25 

 26 
The occupants of TRUs would therefore evacuate far ahead of the permanent 27 
resident population, who require evacuation 24 hours prior to landfall of a major 28 
hurricane.  29 
 30 
IV. Consistency with the Principles for Guiding Development in the Florida 31 
Keys Area of Critical State Concern pursuant to F.S. Chapter 380.0552(7).  32 
For the purposes of reviewing consistency of the adopted plan or any 33 
amendments to that plan with the principles for guiding development and any 34 
amendments to the principles, the principles shall be construed as a whole and no 35 
specific provision shall be construed or applied in isolation from the other 36 
provisions.  37 

 38 
(a) To strengthen local government capabilities for managing land use 39 
and development so that local government is able to achieve these 40 
objectives without the continuation of the area of critical state concern 41 
designation.  42 
(b) To protect shoreline and marine resources, including mangroves, 43 
coral reef formations, seagrass beds, wetlands, fish and wildlife, and 44 
their habitat.  45 
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(c) To protect upland resources, tropical biological communities, 1 
freshwater wetlands, native tropical vegetation (for example, 2 
hardwood hammocks and pinelands), dune ridges and beaches, 3 
wildlife, and their habitat.  4 
(d) To ensure the maximum well-being of the Florida Keys and its 5 
citizens through sound economic development.  6 
(e) To limit the adverse impacts of development on the quality of 7 
water throughout the Florida Keys.  8 
(f) To enhance natural scenic resources, promote the aesthetic benefits 9 
of the natural environment, and ensure that development is compatible 10 
with the unique historic character of the Florida Keys.  11 
(g) To protect the historical heritage of the Florida Keys.  12 
(h) To protect the value, efficiency, cost-effectiveness, and amortized 13 
life of existing and proposed major public investments, including:  14 

1. The Florida Keys Aqueduct and water supply facilities;  15 
2. Sewage collection and disposal facilities;  16 
3. Solid waste collection and disposal facilities;  17 
4. Key West Naval Air Station and other military facilities;  18 
5. Transportation facilities;  19 
6. Federal parks, wildlife refuges, and marine sanctuaries;  20 
7. State parks, recreation facilities, aquatic preserves, and other 21 
publicly owned properties;  22 
8. City electric service and the Florida Keys Electric Co-op; and  23 
9. Other utilities, as appropriate.  24 

(i) To limit the adverse impacts of public investments on the 25 
environmental resources of the Florida Keys.  26 
(j) To make available adequate affordable housing for all sectors of the 27 
population of the Florida Keys.  28 
(k) To provide adequate alternatives for the protection of public safety 29 
and welfare in the event of a natural or manmade disaster and for a 30 
post disaster reconstruction plan.  31 
(l) To protect the public health, safety, and welfare of the citizens of 32 
the Florida Keys and maintain the Florida Keys as a unique Florida 33 
resource.  34 

Staff finds the proposed amendment consistent with the Principles for Guiding 35 
Development as a whole and is not inconsistent with any one principle. 36 
 37 
V. Staff Recommendation: 38 
 39 
Staff recommends approval. 40 
 41 
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VI. Exhibits  1 
 2 
 A. Hotel Occupancy Report 3 
 4 
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