AGENDA

AGENDA

DEVELOPMENT REVIEW COMMITTEE

Monday. October 19, 2009

PURSUANT TO Florida Statute 286.011(1), the Development Review Committee of Monroe County will conduct a meeting on October
19, 2009 beginning at 10:00 AM at the Marathon Government Center, Conference & Media Room (1st Floor. rear hallway), 2798
Overseas Highway, Marathon, Florida.

CALL TO ORDER
ROLL CALL

DRC MEMBERS:

Townsley Schwab, Senior Director of Planning and Environmental Resources
Janis Vaseris, Biologist

Patricia A. Ivey, DOT Representative

Steve Zavalney, Fire Marshall

Judith Clarke, Director of Engineering Services

STAFF MEMBERS PRESENTING THE FOLLOWING AGENDA ITEMS:
Mitch Harvey, Comprehensive Plan Manager
Kathy Grasser, Comprehensive Planner

CHANGES TO THE AGENDA

MEETING

CONTINUED ITEM:

1. Spottswood Partners Inc. Property, Overseas Highway (US 1), Stock Island, Mile Marker 5. A request for approval of a major

conditional use permit. The proposed redevelopment involves the construction of a commercial retail building consisting of 14,129 ft2
non-residential floor area; the construction of seven (7) residential dwelling units; and the carrying out of several miscellaneous site
improvements. The subject parcel is legally described as Square 29 and Block 26, Lots 5-16, part Lot 4, part Lot 17, Maloney subdivision
(PB1-55), also known as Parcels A and B; a vacated portion of East Laurel Avenue; and a vacated portion of Fourth Street, Stock Island,
Monroe County, Florida, having real estate number 00124140.000000.

29045 Withdrawal Letter.PDF

NEW ITEMS:

2. A RESOLUTION RECOMMENDING APPROVAL OF THE REQUEST BY W. F. MCCAIN, INC.. ON BEHALF OF SIEVER'S MARINE
INC TO AMEND THE LAND USE DISTRICT DESIGNATION FROM IMPROVED SUBDIVISION (IS) TO SUBURBAN COMMERICAL (SC)
OF PROPERTY LEGALLY DESCRIBED AS BLOCK 1, LOTS 11, 12 AND 13, OCEAN ISLE ESTATES, MONROE COUNTY, FLORIDA
AND HAVING REAL ESTATE NUMBERS 00538170.000000, 00538180.000000 AND 00538190.000000

M27092 FILE.pdf
M27092 Map.pdf
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AGENDA

M27092 Resolution No. DRC 9-09.PDF
M27092 SR DRC 10.19.09.PDF

3. 17001 & 17075 Overseas Highway, Sugar Loaf Key, Mile Marker 17: A request by Lloyd A. Good, Jr., to amend the Land Use District
designation from Destination Resort (DR) and Sub Urban Commercial (SC) to Mixed Use (MU) in accordance with Section 130-88 of the

Monroe County Code. The subject parcels are described as Section 3, Township 67, Range 27 Part Lot 3 & Part Lot 4 having real
estate number 00118420.000000, Part Lot 3 having real estate number 00118470.000000 and Section 34 Township 66 Range 27 Part
Lot 3 having real estate number 00117930.000000.

M28098 SR DRC 10.19.09.pdf

ADJOURNMENT
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October 13, 2010 Tﬂt’. 0/!4«‘5 COMWy

Comprehensive Planning
Resort/Tourism Planning
Land Use Regulatiori

Development Feasibility
Mr. Joe Haberman, Principal Planner & @ E Y E Emﬁﬁ*’“?i;ﬁg
Monroe County Planning Department _
2798 Overseas Highway ocT 1 8 201 9?51,"53‘22{, F 9?5048?53;3
Marathon, Florida 33050 Offica tocation: 610 White St.

Key West, FL 33040

MONROE CO. PLANNING DEPT.|  prone: sosr2satsis
Fax: 305/292-1525
E-mail: don@craigcompany.com

Subject: Banyan Grove — Withdrawal of Drugstore Application

Dear Joe:

Thanks for taking my call this moming. Yes | understand it is confusing having two
open applications for the same property representing very different types of projects.
This letter will confirm that the application by my client for the establishment of a
drugstore on the Banyan Grove property on Stock Island is withdrawn.

My client wishes to proceed with the application | just submitted for the development
of affordable housing on the site.

Obviously if the new application is not approved by the County my client reserves the
right to resubmit an application for the development of a drugstore or other uses on the

property.

Thanks for your assistance on this.

cc: Robert Spottswood and Peter Batty

Key West « Breckenridge
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Introduction:

Key Largo is proud to promote their island as the first Key in the string
of Florida Keys. As a tourist or other driver travels into Key Largo from
mainland Florida, they cross mile marker 107 and enter a bend that directs all
attention to lots 11-13 of Ocean Isle Estates located directly adjacent to and
fronting U.S. 1, the Overseas Highway. As the lots exist today, they are vacant
and cleared, providing little more than an eyesore where the actual “gateway™ to
the Keys exists. The properties’ future land use designation of Residential
Medium (RM) per the Monroe County Future Land Use Map (FLUM), and the
current land use designation per the Monroe County Land Use District Map is
Improved Subdivision (IS). Both of the existing land use designations
prescribed for the subject properties along Overseas Highway (US-1) intend that
development of the lots would consist of individual single family houses, which
may actually do more to promote the problem of urban sprawl, rather than
enhance the “gateway” to the Keys. This narrow corridor of lots fronting
Overseas Highway (US-1) exemplifies the County staff and local community’s
concerns about protecting the character of the island, and promoting
development of projects that create “a sense of place”. It is the applicant’s
intent to amend the FLUM designation from RM to Mixed Use/Commercial
(MC), with an intended zone of Suburban Commercial (SC) to allow
development of the subject properties in a manner that is concurrent with the
County’s and local communities’ goals and objectives. The factors that are
used to justify amendment of the existing land use designation are covered in
this report. The overriding justification for the FLUM amendment is an obvious
one; individual single family homes do not belong on these sites.

Analysis and Rational for Change:

The land surrounding the subject properties is comprised of a
commercial fishing village to the Atlantic side which is supported by the
Applicants’ Buzzard’s Roost Restaurant and Garden Cover Marina. A
convenience store with gas station is located to the north along with other low to
medium intensity retail stores in the general vicinity of the site. A visitor
center/dive shop along with a construction staging area is located directly south
of the project. Reference Figure 1 for an aerial map that shows the existing
uses in the vicinity of the subject property.

Current land use in the vicinity of the site demonstrates the area’s trending of
compact mixed use “neighborhood” atmosphere. The Key Largo Livable
Communikeys Plan (KLLCP), developed through both public and county staff
input, recognizes the need for mixed use centers close to residential areas,
which creates a greater sense of community identity. The ideal use for the
subject properties would be a mix of low intensity commercial and affordable
apartment/condo workforce housing units, which could potentially support the
nearby Buzzards Roost Restaurant and Garden Cove Marina. The ability to
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provide affordable housing units on this site would fill a vital need for
workforce housing in the county and Key Largo in particular. The low intensity
commercial use would serve not only as a buffer between Overseas Highway
(US-1) and the existing single family residential units, but would also create the
commercial environment along Overseas Highway (US-1) that is desired by
County and the KLLCP in keeping with the current character of this stretch of

the comidor.

It should also be noted that the existing IS zoning (reference Figure 2} and land
use associated with the property would allow the proposed use through the
major conditional use approval process. However, due to restrictions for the
FLUM designation as Residential Medium (RM) on the Future Land Use Map
(which is believed to be an error in the original map, reference Figure 3), the
necessary commercial component is not a viable option. The Applicant, much
like the Key Largo Livable Communikeys Plan (KLLCP), finds error in the
comprehensive plan re-designating the property fronting the Overseas Highway
in this area to a Future Land Use Map (FLUM) designation of Residential
Medium (RM) in 1992. Due to the property’s proximity to Overseas Highway
(US-1), as well as other factors identified in this report, the FLUM designation
of Mixed Use/Commercial (MC), and zoning of Suburban Commercial (8C)
would be better suited for all the parcels of Ocean Isle Estates which are located
directly adjacent to Overseas Higway (US-1). This use is currently exhibited
by the lots that include the dive shop/Pennekamp Park welcome center (which
was the original location of the Chamber of Commerce Welcome Center) and
the construction staging area, and the majority of the Overseas Highway (US-1)
corridor is currentiy zoned SC.

Changed Projections:

Since the Monroe County Comprehensive Plan’s adoption in 1992
(based on the 1980 census data), the comprehensive plan and census data
projected an even increase in future population through the entire county. The
- KLLCP addresses the need during this growth period to protect and enhance
local community roots, while protecting local environmental resources. This
application embodies the conclusions of the KLLCP; it replaces the single
family residential (3 lots) adjacent to and fronting the Overseas Highway
corridor with viable commercial and mixed class residential along a corridor of
existing and prescribed suburban commercial development. The application for
a FLUM amendment and re-zoning conforms to all the goals of the KLLCP.
The change will allow development that is compatible with the goals of the
KLLCP by protecting and enhancing local community life and minimizing the
impact on Monroe County’s environmental resources.

The combined lots on Overseas Highway (US-1) will not require any additional

access on their frontage. The development will take advantage of two existing
access points; i.e. N. End Road and Garden Cove Drive, and create an
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interconnect between them allowing the abandonment of an existing
undeveloped alley way to increase proper access traffic flow outside of the
Overseas Highway. Even in the comprehensive plan, single family residential
lot development was not properly addressed as single families and cars on a
corridor road do not mix. It should be noted that within the nearby vicinity of
the subject property, no other residential properties exist along the Overseas
Highway (US-1) right of way other than Adam’s Cut at approximately MNLI
103/104.

<

With the adoption of the KLLCP and the tier system, shifting in the planning
philosophies along the Overseas Highway (US-1) corridor in areas of infill and
meeting the “neighborhood communities™ criteria including the provisions for a
“walkable community” reducing area trip generation, this rezoning and FLUM

amendment should be positively accepted.

The County will require all parcels to be combined into one developable lot at
the time of site plan approval. This will, combined with the fact that the
individual lots themselves are not large enough to support any mixed
development, avoid individual lot sell-off and guarantee proper development as
envisioned by the KLLCP. It should be noted that, not only will a Florida
Department of Transportation (FDOT) curb cut for additional access not be
sought from the FDOT, the FDOT will not grant one accept under the current
single lot configuration.

Changed Assumptions:

The prescribed use of “mixed use development” per the KLLCP is an
effective way of dealing with new growth issues in this part of the Keys vs. that
of the Monroe County Comprehensive Plan designating this property as
residential medium. Allowing Mixed Use/Commercial (MC) FLUM
designation for this property creates a balance of environmental concems; needs
for housing in general, and fills a void for affordable housing. The allowance of
this rezoning and FLUM amendment will serve as an enhancement to the
surrounding area and the gateway to the Keys.

Data errors, including errors in mapping:

The IS land use designation for the subject parcels that are being
proposed for rezoning to SC and FLUM amendment to MC is an obvious
example of Key Largo residents’ and planning staff concerns that the KLLCP
for the area recommends a mixed use that provides workforce housing and a
light commercial retail area where local residents can feel comfortable in an
aesthetically pleasing environment. The IS designation given to the parcels was
probably a part of a “package” designation requested by the developer of Ocean
Isle Estates. The nature of the designation and factors leading to the designation
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are better addressed by Monroe County planning officials who have easy access
to records pertaining to the Ocean Isle development.

A portion of the Ocean Isle Estates subdivision currently includes a commercial
fishing village supported by the marina and restaurant currently owned by the
Applicant. The existing IS land use designation supports the Applicant’s
requested use for the subject property. Often, when broad brush comprehensive
plans are quickly established at the beckoning of the state, pockets of unique
development are often caught up by the basic underlying land use and not the
specific character of the existing development or proximity to major
thoroughfare related issues.

The KLLCP goes into great detail about the deficiencies of the existing FLUM.
Under the heading of Goal 1 of the KLL.CP, the narrative describes the tendency
of the Monroe County Comprehensive Plan to have “down-zoned™ many of the
properties adjacent to Overseas Highway (US-1). The narrative then goes on to
state that through the changed conditions and new information that has been
brought forth since the Comprehensive Plan’s adoption in 1986, it is now the
goal of the County and the Community to restore the commercial use status
along this corridor. Certainly, that is what the amendment of the FLUM to MC
and rezone to SC would accomplish for the subject property.

New Issues:

Over time, since the Buzzard’s Roost Marina and Restaurant first
opened more than 30 years ago, the majority of the surrounding neighborhood
has been built or has become a “fishing village” with the marina at its core. The
neighborhood is supported to some extent with commercial development
bordering Overseas Highway (US-1), commercial fishing, special district,
mixed wuse commercial and improved subdivision. Through the
recommendations in the KLLCP, the proposed FLUM amendment to MC and
rezoning to SC enhances the surrounding uses, the adjacent “fishing village”
and serves as a light commercial/residential buffer from Overseas Highway
(US-1), blending into the other residential uses. With the ability to develop the
property as a SC development, retail in support of the existing Village
atmosphere could be built. The purpose of the existing IS district is to protect
legally vested residential development rights to owners of lots in subdivisions
that were established prior to the comprehensive plan. While existing plats at
the time of the comprehensive plan development may have justified the IS
designation, a closer review of the surrounding area indicates a strong
correlation to the Suburban Commercial (SC) districts listed as to establish or
conserve areas of commercial/mixed uses, and preserve these as areas
representative of the character, economy and cultural history of the Florida
Keys. The Applicant believes his request for rezoning to SC and FLUM
amendment to MC will hold to this test and will assist with the integration of
the overall local neighborhood culture.
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Recognition of a need for additional detail or comprehensiveness:

The proposed KLLCP to the Monroe County Comprehensive Plan
establishes new priorities for detailed review for comprehensiveness regarding
local communities in Key Largo. The consensus goals identified in the KLLCP
are met by the implementation of the Applicant’s re-zoning and FLUM
amendment request as illustrated below. It is specifically noted in the KLLCP,
Strategy 1.3, action item 1.3.7 (b) that commercial conformance status be
preserved within the sections along the Overseas Highway (US-1) corridor.
Although it is not a part of this application, it is suggested that Monroe County
would pursue a change of zone and FLUM designation for the remaining Ocean
Isle lots fronting Overseas Highway (US-1) to achieve a condition that is
consistent with the goals of the KLLCP for the remaining lots adjacent to
Overseas Highway (US-1). The applicant is currently making an effort to
contact the adjacent owners within Ocean Isle estates to gain their support in the
rezoning and FLUM amendment for the parcels along the Overseas Highway

(US-1) right of way.
Land Use and Redevelopment

1) Direct future growth to lands that are most suitable for development
and encourage preservation of environmentally sensitive lands.

The Applicant’s property is in an optimal location for rezoning to SC and
FLUM amendment to MC in that it affords upscale commercial, keeping with
the fishing village appearance of the Keys to create a showcase at the entrance
of Key Largo. The SC zone also allows a mix of residential above the
commercial predominantly in support of affordable housing related back to the
Buzzard’s Roost Marina & Restaurant staff housing needs as well as housing
needs in general. The proposed rezoning and FLUM amendment also
eliminates single family housing units directly abutting a congested area of the
Overseas Highway as well as removing the possibility of any new access points
along Overseas Highway (US-1). This is all accomplished without any
detriment to any environmentally sensitive lands, and if anything, through
proper stormwater treatment facilities, will improve the environmental status
quo over single family residential construction on existing platted lots.

Community Character

2) Preserve and enhance important community qualities within the
planning area that define Key Largo’s casual village style atmosphere and
natural environment and that enhance its status as the first island of the Florida

Keys.

As studied previously, the Applicant believes that the rezoning to SC and
FLUM amendment to MC will not only fit into the surrounding existing
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development but will enhance the “village style” atmosphere as a gateway view
into Key Largo. The proposed development will provide an immediate visual
enhancement over the existing 3 scarified lots.

3) Protect and enhance historic, cultural and archeological resources
within Key Largo to maintain the integrity of the community’s unigue character.

While the proposed development neither enhances historic or archeological
resources, it does protect and enhance cultural aspects of the community while
maintaining and enhancing the community’s unique character; village style
construction, i.e. residential over commercial.

Housing

4) Maintain the availability of affordable housing and workforce
housing for local residents while preserving the character of the community.

The client’s incentive toward providing some workforce housing units in the
project is driven by the needs of his own staff at Buzzard’s Roost Restaurant
and Garden Cove Marina, just blocks away from the site. The rezoning to SC
and FLUM amendment to MC allows significantly needed workforce housing to
be built.

Environmental Protection

3) Preserve, manage, and restore where appropriate, the natural
resources within the planning area by providing open space, protecting water
quality and acquiring and managing environmentally sensitive lands.

Given that the lots have been in their existing scarified state for such a long
time, along with the required on-site stormwater treatment the project will
provide, the request meets the environmental protection goal of the KLLCP.

Economic Development

6) Encourage redevelopment and infill development that supports and
enhances the tourist based economy of the planning area.

The request meets the economic development goal encouraging infill
development while enhancing the tourism based economy. This will be
accomplished with portions of the commercial business associated back to the
Buzzard’s Roost Restaurant and Garden Cove Marina, additional island retail
and a mix of workforce housing as previously stated.

7) Recognize water-dependent and water-related commercial uses as an
important source of economic sustainability within the planning area.
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As this goal recognizes the need to support water-dependent and water related
commercial uses, the proposed rezoning and FLUM amendment will allow for
the development of both support services for the Buzzard’s Roost Restaurant
and Garden Cove Marina as well as commercial development over the subject

properties.
Transportation

8) Provide residents and visitors of the planning area with a safe and
useable transportation system for vehicles, bicycles and pedestrians with
opportunities for transit systems where appropriate.

Workforce housing located within the subject property would enable residents
the ability to walk to work at either the nearby existing commercial/retail
developments or the proposed commercial developments that would be feasible
with the change to the SC zone and MC FLUM designation. As stated by the
KLLCP, developments that promote pedestrian activity are encouraged, and it
would be desirable to decrease the need for additional trips, possibly congesting
the Overseas Highway (US-1). The approval of the requested SC rezoning and
FLUM amendment to MC will require joining of all 3 lots, potentially
eliminating an additional access point to the Overseas Highway.

Recreation

9) Provide additional resources for enhancement of existing facilities,
expansion of active and passive land-based recreation opportunities and seek to
expand public shoreline access for water-based recreational activities for all
age groups within the community.

The proposed rezoning to SC and FLUM amendment to MC will allow the

development of a portion of the project to serve as support for the Buzzard’s
Roost Restaurant and Garden Cove Marina thereby enhancing areas for water

based activities.
Community Facilities

10) Provide adequate public facilities to serve the existing and future
needs of the planning area.

Public facilities are adequate to support the rezoning to SC as well as the FLUM
amendment to MC that have been requested. The Applicant has satisfied the
consensus goals identified in the KLLCP. Approval of the FLUM amendment
to MC and rezoning to SC will only net a positive effect on the upper Key
Largo area,
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Introduction:

Key Largo is proud to promote their island as the first Key in the string
of Florida Keys. As a tourist or other driver travels into Key Largo from
mainland Florida, they cross mile marker 107 and enter a bend that directs all
attention to lots 11-13 of Ocean Isle Estates located directly adjacent to and
fronting U.S. 1, the Overseas Highway. As the lots exist today, they are vacant
and cleared, providing little more than an eyesore where the actual “gateway” to
the Keys exists. The properties’ future land use designation of Residential
Medium (RM) per the Monroe County Future Land Use Map (FLUM), and the
current land use designation per the Monroe County Land Use District Map is
Improved Subdivision (IS). Both of the existing land use designations
prescribed for the subject properties along Overseas Highway (US-1) intend that
development of the lots would consist of individual single family houses, which
may actually do more to promote the problem of urban sprawl, rather than
enhance the “gateway” to the Keys. This narrow corridor of lots fronting
Overseas Highway (US-1) exemplifies the County staff and local community’s
concerns about protecting the character of the island, and promoting
development of projects that create “a sense of place”. It is the applicant’s
intent to amend the FLUM designation from RM to Mixed Use/Commercial
(MC), with an intended zone of Suburban Commercial (SC) to allow
development of the subject properties in a manner that is concurrent with the
County’s and local communities’ goals and objectives. The factors that are
used to justify amendment of the existing land use designation are covered in
this report. The overriding justification for the FLUM amendment is an obvious

one; individual single family homes do not belong on these sites.

Analysis and Rational for Change:

The land surrounding the subject properties is comprised of a
commercial fishing village to the Atlantic side which is supported by the
Applicants’ Buzzard’s Roost Restaurant and Garden Cover Marina. A
convenience store with gas station is located to the north along with other low to
medium intensity retail stores in the general vicinity of the site. A visitor
center/dive shop along with a construction staging area is located directly south
of the project. Reference Figure 1 for an aerial map that shows the existing

uses in the vicinity of the subject property.

Current land use in the vicinity of the site demonstrates the area’s trending of
compact mixed use “neighborhood” atmosphere. The Key Largo Livable
Communikeys Plan (KLLCP), developed through both public and county staff
input, recognizes the need for mixed use centers close to residential areas,
which creates a greater sense of community identity. The ideal use for the
subject properties would be a mix of low intensity commercial and affordable
apartment/condo workforce housing units, which could potentially support the
nearby Buzzards Roost Restaurant and Garden Cove Marina. The ability to
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provide affordable housing units on this site would fill a vital need for
workforce housing in the county and Key Largo in particular. The low intensity
commercial use would serve not only as a buffer between Overseas Highway
(US-1) and the existing single family residential units, but would also create the
commercial environment along Overseas Highway (US-1) that is desired by
County and the KLLCP in keeping with the current character of this stretch of

the corridor.

It should also be noted that the existing IS zoning (reference Figure 2) and land
use associated with the property would allow the proposed use through the
major conditional use approval process. However, due to restrictions for the
FLUM designation as Residential Medium (RM) on the Future Land Use Map
(which is believed to be an error in the original map, reference Figure 3), the
necessary commercial component is not a viable option. The Applicant, much
like the Key Largo Livable Communikeys Plan (KLLCP), finds error in the
comprehensive plan re-designating the property fronting the Overseas Highway
in this area to a Future Land Use Map (FLUM) designation of Residential
Medium (RM) in 1992. Due to the property’s proximity to Overseas Highway
(US-1), as well as other factors identified in this report, the FLUM designation
of Mixed Use/Commercial (MC), and zoning of Suburban Commercial (SO)
would be better suited for all the parcels of Ocean Isle Estates which are located
directly adjacent to Overseas Higway (US-1). This use is currently exhibited
by the lots that include the dive shop/Pennekamp Park welcome center (which
was the original location of the Chamber of Commerce Welcome Center) and
the construction staging area, and the majority of the Overseas Highway (US-1)

corridor is currently zoned SC.

Changed Projections:

Since the Monroe County Comprehensive Plan’s adoption in 1992
(based on the 1980 census data), the comprehensive plan and census data
projected an even increase in future population through the entire county. The
- KLLCP addresses the need during this growth period to protect and enhance
local community roots, while protecting local environmental resources. This
application embodies the conclusions of the KLLCP; it replaces the single
family residential (3 lots) adjacent to and fronting the Overseas Highway
corridor with viable commercial and mixed class residential along a corridor of
existing and prescribed suburban commercial development. The application for
a FLUM amendment and re-zoning conforms to all the goals of the KLLCP.
The change will allow development that is compatible with the goals of the
KLLCP by protecting and enhancing local community life and minimizing the
impact on Monroe County’s environmental resources.

The combined lots on Overseas Highway (US-1) will not require any additional
access on their frontage. The development will take advantage of two existing
access points; i.e. N. End Road and Garden Cove Drive, and create an
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interconnect between them allowing the abandonment of an existing
undeveloped alley way to increase proper access traffic flow outside of the
Overseas Highway. Even in the comprehensive plan, single family residential
lot development was not properly addressed as single families and cars on a
corridor road do not mix. It should be noted that within the nearby vicinity of
the subject property, no other residential properties exist along the Overseas
Highway (US-1) right of way other than Adam’s Cut at approximately MNLICj

103/104.

With the adoption of the KLLCP and the tier system, shifting in the planning
philosophies along the Overseas Highway (US-1) corridor in areas of infill and
meeting the “neighborhood communities” criteria including the provisions for a
“walkable community” reducing area trip generation, this rezoning and FLUM

amendment should be positively accepted.

The County will require all parcels to be combined into one developable lot at
the time of site plan approval. This will, combined with the fact that the
individual lots themselves are not large enough to support any mixed
development, avoid individual lot sell-off and guarantee proper development as
envisioned by the KLLCP. It should be noted that, not only will a Florida
Department of Transportation (FDOT) curb cut for additional access not be
sought from the FDOT, the FDOT will not grant one accept under the current

single lot configuration.

Changed Assumptions:

The prescribed use of “mixed use development” per the KLLCP is an
effective way of dealing with new growth issues in this part of the Keys vs. that
of the Monroe County Comprehensive Plan designating this property as
residential medium. Allowing Mixed Use/Commercial (MC) FLUM
designation for this property creates a balance of environmental concerns; needs
for housing in general, and fills a void for affordable housing. The allowance of
this rezoning and FLUM amendment will serve as an enhancement to the

surrounding area and the gateway to the Keys.

Data errors, including errors in mapping:

The IS land use designation for the subject parcels that are being
proposed for rezoning to SC and FLUM amendment to MC is an obvious
example of Key Largo residents’ and planning staff concerns that the KLLCP
for the area recommends a mixed use that provides workforce housing and a
light commercial retail area where local residents can feel comfortable in an
aesthetically pleasing environment. The IS designation given to the parcels was
probably a part of a “package” designation requested by the developer of Ocean
Isle Estates. The nature of the designation and factors leading to the designation
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are better addressed by Monroe County planning officials who have easy access
to records pertaining to the Ocean Isle development.

A portion of the Ocean Isle Estates subdivision currently includes a commercial
fishing village supported by the marina and restaurant currently owned by the
Applicant. The existing IS land use designation supports the Applicant’s
requested use for the subject property. Often, when broad brush comprehensive
plans are quickly established at the beckoning of the state, pockets of unique
development are often caught up by the basic underlying land use and not the
specific character of the existing development or proximity to major

thoroughfare related issues.

The KLLCP goes into great detail about the deficiencies of the existing FLUM.
Under the heading of Goal 1 of the KLLCP, the narrative describes the tendency
of the Monroe County Comprehensive Plan to have “down-zoned” many of the
properties adjacent to Overseas Highway (US-1). The narrative then goes on to
state that through the changed conditions and new information that has been
brought forth since the Comprehensive Plan’s adoption in 1986, it is now the
goal of the County and the Community to restore the commercial use status
along this corridor. Certainly, that is what the amendment of the F LUM to MC

and rezone to SC would accomplish for the subject property.

New Issues:

Over time, since the Buzzard’s Roost Marina and Restaurant first
opened more than 30 years ago, the majority of the surrounding neighborhood
has been built or has become a “fishing village” with the marina at its core. The
neighborhood is supported to some extent with commercial development
bordering Overseas Highway (US-1), commercial fishing, special district,
mixed use commercial and improved  subdivision. Through the
recommendations in the KLLCP, the proposed FLUM amendment to MC and
rezoning to SC enhances the surrounding uses, the adjacent “fishing village”
and serves as a light commercial/residential buffer from Overseas Highway
(US-1), blending into the other residential uses. With the ability to develop the
property as a SC development, retail in support of the existing Village
atmosphere could be built. The purpose of the existing IS district is to protect
legally vested residential development rights to owners of lots in subdivisions
that were established prior to the comprehensive plan. While existing plats at
the time of the comprehensive plan development may have justified the IS
designation, a closer review of the surrounding area indicates a strong
correlation to the Suburban Commercial (SC) districts listed as to establish or
conserve areas of commercial/mixed uses, and preserve these as areas
representative of the character, economy and cultural history of the Florida
Keys. The Applicant believes his request for rezoning to SC and FLUM
amendment to MC will hold to this test and will assist with the integration of

the overall local neighborhood culture.
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Recognition of a need for additional detail or comprehensiveness:

The proposed KLLCP to the Monroe County Comprehensive Plan
establishes new priorities for detailed review for comprehensiveness regarding
local communities in Key Largo. The consensus goals identified in the KLLCP
are met by the implementation of the Applicant’s re-zoning and FLUM
amendment request as illustrated below. It is specifically noted in the KLLCP,
Strategy 1.3, action item 1.3.7 (b) that commercial conformance status be
preserved within the sections along the Overseas Highway (US-1) corridor.
Although it is not a part of this application, it is suggested that Monroe County
would pursue a change of zone and FLUM designation for the remaining Ocean
Isle lots fronting Overseas Highway (US-1) to achieve a condition that is
consistent with the goals of the KLLCP for the remaining lots adjacent to
Overseas Highway (US-1). The applicant is currently making an effort to
contact the adjacent owners within Ocean Isle estates to gain their support in the
rezoning and FLUM amendment for the parcels along the Overseas Highway

(US-1) right of way.
Land Use and Redevelopment

1) Direct future growth to lands that are most suitable for development
and encourage preservation of environmentally sensitive lands.

The Applicant’s property is in an optimal location for rezoning to SC and
FLUM amendment to MC in that it affords upscale commercial, keeping with
the fishing village appearance of the Keys to create a showcase at the entrance
of Key Largo. The SC zone also allows a mix of residential above the
commercial predominantly in support of affordable housing related back to the
Buzzard’s Roost Marina & Restaurant staff housing needs as well as housing
needs in general. The proposed rezoning and FLUM amendment also
eliminates single family housing units directly abutting a congested area of the
Overseas Highway as well as removing the possibility of any new access points
along Overseas Highway (US-1). This is all accomplished without any
detriment to any environmentally sensitive lands, and if anything, through
proper stormwater treatment facilities, will improve the environmental status
quo over single family residential construction on existing platted lots.

Community Character

2) Preserve and enhance important community qualities within the
planning area that define Key Largo’s casual village style atmosphere and
natural environment and that enhance its status as the first island of the Florida

Keys.

As studied previously, the Applicant believes that the rezoning to SC and
FLUM amendment to MC will not only fit into the surrounding existing
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development but will enhance the “village style” atmosphere as a gateway view
into Key Largo. The proposed development will provide an immediate visual

enhancement over the existing 3 scarified lots.

3) Protect and enhance historic, cultural and archeological resources
within Key Largo to maintain the integrity of the community’s unique character-.

While the proposed development neither enhances historic or archeological
resources, it does protect and enhance cultural aspects of the community while
maintaining and enhancing the community’s unique character; village style
construction, i.e. residential over commercial.

Housing

4) Maintain the availability of affordable housing and workforce
housing for local residents while preserving the character of the community.

The client’s incentive toward providing some workforce housing units in the
project is driven by the needs of his own staff at Buzzard’s Roost Restaurant
and Garden Cove Marina, just blocks away from the site. The rezoning to SC
and FLUM amendment to MC allows significantly needed workforce housing to

be built.
Environmental Protection

5) Preserve, manage, and restore where appropriate, the natural
resources within the planning area by providing open space, protecting water
quality and acquiring and managing environmentally sensitive lands.

Given that the lots have been in their existing scarified state for such a long
time, along with the required on-site stormwater treatment the project will
provide, the request meets the environmental protection goal of the KLLCP.

Economic Development

6) Encourage redevelopment and infill development that supports and
enhances the tourist based economy of the planning area.

The request meets the economic development goal encouraging infill
development while enhancing the tourism based economy. This will be
accomplished with portions of the commercial business associated back to the
Buzzard’s Roost Restaurant and Garden Cove Marina, additional island retail

and a mix of workforce housing as previously stated.

7) Recognize water-dependent and water-related commercial uses as an
important source of economic sustainability within the planning arca,
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As this goal recognizes the need to support water-dependent and water related
commercial uses, the proposed rezoning and FLUM amendment will allow for
the development of both support services for the Buzzard’s Roost Restaurant
and Garden Cove Marina as well as commercial development over the subject

properties.

Transportation

8) Provide residents and visitors of the planning area with a safe and
useable transportation system for vehicles, bicycles and pedestrians with
opportunities for transit systems where appropriate.

Workforce housing located within the subject property would enable residents
the ability to walk to work at either the nearby existing commercial/retail
developments or the proposed commercial developments that would be feasible
with the change to the SC zone and MC FLUM designation. As stated by the
KLLCP, developments that promote pedestrian activity are encouraged, and it
would be desirable to decrease the need for additional trips, possibly congesting
the Overseas Highway (US-1). The approval of the requested SC rezoning and
FLUM amendment to MC will require joining of all 3 lots, potentially
eliminating an additional access point to the Overseas Highway.

Recreation

9) Provide additional resources for enhancement of existing facilities,
expansion of active and passive land-based recreation opportunities and seek to
expand public shoreline access for water-based recreational activities for all

age groups within the community.

The proposed rezoning to SC and FLUM amendment to MC will allow the

development of a portion of the project to serve as support for the Buzzard’s
Roost Restaurant and Garden Cove Marina thereby enhancing areas for water

based activities.

Community Facilities

10) Provide adequate public facilities to serve the existing and future
needs of the planning area.

Public facilities are adequate to support the rezoning to SC as well as the FLUM
amendment to MC that have been requested. The Applicant has satisfied the
consensus goals identified in the KLLCP. Approval of the FLUM amendment
to MC and rezoning to SC will only net a positive effect on the upper Key

Largo area.
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Petrick-Nicole

From: Linda Marvin [Linda@wfmccain.com]

Sent:  Monday, April 07, 2008 11:38 AM

To: Petrick-Nicole; Schwab-Townsley, Grasser-Kathy
Cc: willlam@wfmecain.com; wimac2455@aol.com
Subject: Sievers Map Amendment Engineer's Project 07-213

Nicole,

We are requesting a continuance for the above-referenced until the 4/22/08 DRC. Please forward a copy of the staff report as
soon as it is available.

Thank you
Regards,

Linda

Linda Marvin

W. F. McCain & Associates, Inc.
772-770-1093-ph
772-770-1508-fax
admin@wfmeccain.com

4/7/2008
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Petrick-Nicole

From: Linda Marvin [Linda@wfmccain.com]

Sent:  Wednesday, March 05, 2008 3:21 PM

To: Tedesco-Debby; Schwab-Townsley; Petrick-Nicole
Cc: william@wfmccain.com

Subject: Sievers Map Amendment

Debby,

| am requesting a continuance for the Sievers Map Amendment Justification until 4/8/08 DRC. We are awaiting comments on our
Draft justification from Growth Management prior to scheduling it to go before the Committee.

Please advise me of any concerns or comments regarding this request for continuance.
Thank you for your assistance.

Linda

Linda Marvin

W. F. McCain & Associates, Inc.
772-770-1093-ph
772-770-1508-fax
admin(@wfmccain.com

3/7/2008



Sievers Commercial

Key Largo, Florida

Request for Rezoning



Introduction:

Key Largo is proud to promote their island as the first Key in the string
of Florida Keys. As a tourist or other driver travels into Key Largo from
mainland Florida, they cross mile marker 107 and enter a bend that directs all
attention to the site proposed for re-development. As it exists today, the cleared
site provides little more than an eyesore where the actual “gateway” exists. The
properties’ current future land use designation does not allow any development
other than three individual single family houses (battling urban sprawl) and may
actually do more to promote the problem rather than enhance the viewport to
the Keys. A site such as the one proposed for development exemplifies the
County staff and local community’s concerns about the current land use
designations as depicted in the Key Largo Livable Communikeys Plan
(KLLCP). The factors that are used to justify overturning existing land use
designations are covered in the Plan. The pmendations and reasoning
behind those recommendations are defined By the site under consideration and
are presented below. However, the ovel g justification 1s an obvious one;
individual single family homes do not belon this gﬁé%

Analysis and Rational for Change:

The property surrounding the subject properties is comprised of a
commercial ﬁshmg V;Ilage to the Atlantic side which is supported by the
Applicants’ restam il marina known as the “Buzzard’s Roost”. A
convenience Sigfe is ge y to the north along with other low to medium
intensity retail stoges in the%’eneral vicinity of the site.

1se parceis in areas similar to the Applicant’ s
e. The Applicant’s proposed use would be a mix of
and apartment/condo living units comprised of both
ce housing units in support of his existing Buzzard’s
na.

t the existing zoning and land use associated with the
property; i.e., Improved Subdivision {IS), would allow the proposed use through
the major conditional use approval process. However due to restrictions for the
property designation on the Future Land Use Map, this is not a viable option.
The Applicant, much like the Key Largo Livable Communikeys Plan (KLLCP),
finds error in the comprehensive plan re-designating the property fronting the
Overseas Highway in this area to a Future Land Use Map (FLUM) designation
of Residential Medium {RM) in 1992, and should qualify nicely as mixed use.
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Changed Projections:

Since the Monroe County Comprehensive Plan’s adoption in 1992
(based on the 1980 census data), the comprehensive plan and census data
projected an even increase in future population through the entire county. The
KLLCP addresses the need duning this growth period to protect and enhance
local community roots, while protecting local environmental resources. This
application embodies the conclusions of the KLLCP; it 1 laces the single
family residential (3 lots) along and fronting the Overseds Hi
with viable mixed use commercial, mixed class resideg#ial in an area of mixed
use neighborhood environment. The application fo 10
re-zoning conforms to all the goals of the KLL@Q The t
development that 1s compatible with the goals of the KLLCP by
enhancing local community life and minimizing the impactie
County’s environmental resources. '

The combined lots on U. 8. I will not require any addltlenal ‘access on
the:r frontage The éeve]opmﬁg:;t will take advantage of two ex;stmg access

to increase proper access traffic ﬂe\iﬁ\@utsa
the comprehensive p}an smg]e fa ﬁ’%xd ;

./

previously stated. Under the propeme% current 'zonmg, the proposed use is
allowed with conditional use approval.

£

of the KLLCP and the tier system, shifting in the
ong the U. 8. No. 1 corridor in areas of infill and
d communities” criteria including the provisions for a
ducing area trip generation, this rezoning and FLUM
itively accepted.

equire all parcels to be combined into one developable
approval. This will, combined with the fact that the
es are not large enough to support any mixed

; idual lot sell-off and guarantee proper development as
envisioned by the KLLCP 1t should be noted that, not only will a Florida
Department of Transportation (FDOT) curb cut for additional access not be
sought from the FDOT, the FDOT will not grant one accept under the current
single lot configuration.
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Changed Assumptions:

The proscribed use of “mixed use development” per the KLLCP is an
effective way of dealing with new growth issues in this part of the Keys vs. that
of the Monroe County Comprehensive Plan designating this property as
residential medium. Allowing “mixed use” designation for this property
perpetuates a balance of environmental concerns; needs for housing in general,
not to mention affordable housing in an area of existing development generally
exhibiting the “mixed use” approach. The allowance of ﬁg}ns rezoning and
FLUM amendment will serve only to enhance the sun&ﬁiﬁg area and the
gateway to the Keys. ,

rezoning to MU and FLUM amendment is an obvious example of @}Largo
residents’ and planning staff concerns that the KLLCP for the area recommends
a mixed use that prowdes Workigrce housing and a hight commert:lal retazl area

parcels was probably a part of a

er of Ocean Isle Estates. The
ilic designation are better
ho have easy access to

“package” de:ngnatlon requested ‘?}%ﬁe
nature of the designation and fact
addressed by Monroe County piann ofﬁcm}
records pertaining to the Ocean Isle dev%%pment.

-

The area has long been predominantly a ﬁmmemia] fishing village supported
nt currently owned by the Applicant. The existing IS
orts the Applicant’s requested use. Often, when broad
s are quickly established at the beckoning of the state,
ment are often caught up by the basic underlying land
haracter of the existing development or proximity to
ed issues. The KLLCP identifies such areas and
analysis and data errors restricting the use of the
n the Figure 6 of the KLLCP: “boundaries of the
district in which the Applicant’s property is located”
development will be a corner stone of the “Welcome

Center” overlay.

New Issues:
Over time, since the Buzzard’s Roost Marina and Restaurant first

opened more than 30 years ago, the majority of the surrounding neighborhood
has been built or has become a “fishing village” with the marina at it’s core.
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The neighborhood is supported to some extent with commercial development
bordering U. S. 1 “Overseas Highway”, commercial fishing, special district,
mixed wuse commercial and improved subdivision. Through the
recommendations in the KLLCP, the proposed FLUM amendment and rezoning
to MU enhances the surrounding uses, the adjacent “fishing village” and serves
as a light commercial/residential buffer from U. S. 1, blending into the other
residential uses. The purpose of the existing IS district is to protect legally -
vested residential development rights to owners of lots in subdivisions that were
established prior to the comprehensive plan. While existing plats at the time of
the comprehensive plan development may have justified the IS designation, a
closer review of the surrounding area indicates a strong drive to the mixed use
(MU} districts listed as to establish or conserve areas of mixed uses, and
preserve these as areas representative of the character, economy and cultural
history of the Florida Keys. The Applicant believes hzs request for rezomng to

local communities in Key Largo. The consensus goals identified in the KLLCP
are met by the 1mp1 mentation of the Applicant’s re-zoning and FLUM

th to lands that are most suitable for development
ation of environmentally sensitive lands.

isin an optimal location for rezoning to MU and
at it affords upscale commercial, keeping with the
of the Keys to create a showcase at the entrance of
o allows a mix of residential above the commercial
of affordable housing related back to the Buzzard’s
nt staff housing needs as well as housing needs in
general. The proposed rezoning and FLUM amendment also eliminates single
family housing units directly abutting a congested area of the Overseas
Highway as well as removing the possibility of any new access points along U.
S. 1. This is all accomplished without any detriment to any environmentally
sensitive lands, and if anything, through proper stormwater treatment facilities,
will improve the environmental status quo over single family residential
construction on existing platted lots.
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Community Character

2) Preserve and enhance important community qualities within the
planning area that define Key Largo’s casual village style atmosphere and
natural environment and that enhance its status as the first island of the Florida
Keys.

As studied previously, the Applicant believes that the rezoning to MU and

FLUM amendment will not only fit into the surrounding exgagtmg cleve]opment

but will enhance the “village style” atmosphere as a gatew

Largo. The proposed development will prowd)va ar

enhancement over the existing 3 scarified lots. é' 4
¥

" %‘Z

3} Protect and enhance hzstorzc cultural and- arche

While the proposed development neither enhances historic or archi 50l
resources, it does protect and enhance cultural aspects of the commumty while
maintaining and enhancing th%commumty s unique character; village style
construction, i.e. residential over‘\’_' '

Housing

4) Maintain the availability o%, aﬁ'ordable housing and workforce
housing for local residents while preservugg%(g;e character of the community.
;gfé
gward providing some workforce housing units in the
ceds of his own staff at Buzzard’s Roost, just blocks
ezoning to MU and FLUM amendment allows for this
investment by allowing light commercial within the

, nage, and restore where appropriate, the natural
resources within the planning area by providing open space, protecting water
quality and acquiring and managing environmentally sensitive lands.

Given that the lots have been in their existing scarified state for such a long

time, along with the required on-site stormwater treatment the project will
provide, the request meets the environmental protection goal of the KLLCP.
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Economic Development

6) Encourage redevelopment and infill development that supports and
enhances the tourist based economy of the planning area.

The request meets the economic development goal encouraging infill
development while enhancing the tourism based economy. This will be
accomplished with portions of the commercial business associated back to the
Buzzard’s Roost facility, additional 1sland retail and a mix of, agvorkforce housing
as previously stated, will support staffing at the Buzzard’ sﬁ%ﬁafamhty as well.

7) Recognize water—dependent and war’re"“j j commerczal uses

commercial uses, the proposed rezoning and FLUM amendment wi
the development of both support services for the Buzzard’s Roost
new viable commercial development,

Transportation

&) Provide residents and visitars ; 'fng area with a safe and
useable transportation system for les, bicycles and pedestrians with
opportunities for transit systems where a}?%proprzate.

The proposed rezoning and FLUM amendgrent has little effect in support of this
loyees of Buzzard’s Roost residing in the development
rk. The approval of the requested MU rezoning and
equire joining of all 3 lots, potentially eliminating an
the Overseas Highway.

onal resources for enhancement of existing facilities,
assive land-based recreation opportunities and seek to
expand public shoreline access for water-based recreational activities for ali
age groups within the community.

The proposed rezoning to MU and FLUM amendment will allow the
development of a portion of the project to serve as support for the Buzzard’s
Roost Marina & Restaurant thereby enhancing areas for water based activities.
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Community Facilities

10) Provide adequate public facilities to serve the existing and future
needs of the planning area.

Public facilities are adequate to support the rezoning to MU as well as the
FLUM amendment that have been requested.

The Applicant has satisfied the consensus goals identified in the KLLCP.
Approval of the FLUM amendment and rezoning to MU will only net a positive
effect on the upper Key Largo area.
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Petrick-Nicole

From: Linda Marvin [Linda@wfmccain.com]
Sent: Friday, February 22, 2008 3:56 PM

To: Petrick-Nicole

Cc: Schwab-Townsley,; william@wfmccain.com
Subject: Sievers Map Amendment 07-213

Nicole,
Per our earlier discussion, we are requesting a continuance for the above referenced to go before the DRC until 3/17/07.
Regards,

Linda

Linda Marvin

W. F. McCain & Associates, Inc.
772-770-1093-ph
T72-770-1508-fax

admint@wfimccain.com

2/25/2008



Petrick-Nicole

From: Linda Marvin [Lind a@wfmezain, com]
Sent: Monday, Febmany 04, 2008 11:16 AM

To: FPeatrick-Micole; Handley-Heaven; Townsley-Sohwab@monroecounty-fl gov

Ce: willlam&wfmosain. com
Subject: FE: Siever's Marina 07-213

Micole,

Thank you for this information. At this time, we would like to request a continuan ce until W30,

Fegards,
Linda

Linda Marvin

W.F, McCain & Associates, Inc.
712-770-1093-ph
T12-770-1508-fax

adm n@wimecain.com

From: Pefrick-Micole [mailto Petrick-Nicole@monroecounty-fl.gov]
Sent: Thursday, January 31, 2008 12:16 PM

To: Linda Marvin

Cc: Handley-Heaven ; Schwab-Townsley

Subject: RE: Siever's Marina 07-213

Linda,

We can only continue this item for DRC to a date certain.
The next availlable dates for DRC are as follows:

Feb 20

Marzh 3

March 17

April &
April 22

Page 1 of 4

If vou wish to table this application to an unknown date vou would have to submit another $735 00 for advertising fees because

we would have to re-advertise,

Flease let me know the date vou'd like to continue this application to or if vou wish to table it.

Thanks!
W2 %ﬂé{,)

~ Pra—

MWizole Petrick CRA
Plgnning Commizsion Coordinator

Marathon Gov't Center

2798 Overseas Hwy, Sufe 410
Marathon, FL 33050

Phone: (305)289-2527

21442005
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Fax: (305) 269-2236

HELP US HELP YOU!
Please take a moment to complete our Customer Satisfaction Survey:

httpedim onroasurvey wirtualtownhall net!surve v php?9accel4aalb
Pleasa note; Floride fas awary broad public mcoms law, Mostwritien communications to or fom the CGounty negarding County business are public records avaikble o the
public and media upon request. Youre-mail communication may b2 subject to public diecksun,

From: Linda Marvin [mailto:Linda@wimccain.com]
Sent: Thursday, January 31, 2008 11:35 AM

To: Pefrick-Micole; Handley-Heaven ; Schwab-Townsley
Cc: william@wfmocain.com

Subject: RE: Siever's Marina 07-213

Micole,

| spoke with Heaven and there are still some minor modifications to be made to the justification. We are working on them but will
not be able to make the 28708 DRC. We would like to go before the committes with as strong a case as possibleto receive a
staff recommendation for approval and must, therefore, ask for a continuances until a date after we resubmit our revised
Justification.

Flease advise.
Fegards,
Linda

Linda Marvin

W, F. MeCain & Agsociates, Ine.
712-770-1093-ph
T12-770-1508-fax

adm n@wimecain.com

From: Pefrick-Micole [ mailto :Petrick-Micole@monroecounty-fl.gov]
Sent: \Wednesday, January 30, 2008 3:16 PM

To: Linda Marvin

Cc: Handley-Heaven ; Schwab-Townsley

Subject: RE: Siever's Marina 07-213

Linda,

| don™t khow yet. | have not received the Staff Report from the Flanneryet. Heaven is being CC on this email. | will forward the
report to vou once received,

Thanks!

“Hosts o>
T —.

Wicole Petrick, CPM
Planning Commizsion Coordinator

Marathon Gov't Center

2798 Overseas Hwy, Sute 410
Marathon FL 33050

Phone: (305)269-2522

Fax: (305) 289-2536

21442005
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HELFP US HELP YOU!
Please take a moment to complete our Customer Satisfaction Survey:

hitpim onroesurvey wirtualtownhall net!aurve v php?9accld4aelb
Pleaso note: Florids bas awary broad public meoms ks, Mostwritien cormunications to or form the Gounty reqarding County business are public records avaikble o the
public and media upon equest. Youre-mail communication may be subjectto public disclosuns,

From: Linda Marvin [mailto:Linda@wimccain,com)]
Sent: \Wednesday, January 30, 2008 3:09 PM

To: Pefrick-Micole

Cc: william@wfmccain.com

Subject: RE: Siever's Marina 07-213

Micole,
That's great news. Are we going to recaive a recommendation for approval?
Thanks for all your help.

Linda

Linda Marvin

W.F, McCain & Associates, Inc.
712-770-1093-ph
T12-770-1508-fax

adm n@wimecain.com

From: Pefrick-Micole [mailto Petrick-Micole@monroecounty-fl.gov]
Sent: Wednesday, January 30, 2008 11:15 AM

To: Linda Marvin; Handley-Heaven

Cc: Bill McCain

Subject: RE: Siever's Marina 07-213

HiLinda,
Just a reminderthat yvour project was continued to the 2/4/08 DREC mesting as requested in your email dated 1/21/08,

Thanks!

“Hicole %ﬁ,)

~Pr—

Wicole Petrick, GREM
Pignning Commission Coordingtor

Marathon Gov't Center

2788 Oversess Hwy, Sute 470
Marathon FL 33050

Phone: (305)289-2522

Fax: [308) 289-2536

HELF US HELP YOUI!
Please take a moment to complete our Customer Satisfaction Survey:

hitp:ifm onroesurvey virtnaltownhall net/aurve v.php?9accldaelb
Plesaze note: Florida has awery broad public mcods law. hMostwriten cormmunications o or form the County regarding County business are public recoms avaikble to the
public and media upon request. Youre-mail communication may b2 subject to public discksums,

From: Linda Marvin [mailto:Linda@wimccain.com]
Sent: Thursday, January 24, 2008 11:12 AM
To: Petrick-Nicole; Handley-Heaven

21442005
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Cc: william@wfmccain.com
Subject: Siever's Marina 07-213

Nicole and Heaven,

Attached is a “Draft” justification for Ron Siever's “Buzzard’'s Roost” project. Please review and comment.

As we had discussed previously, if any changes are needed to gain a recommendation of approval, please contact me as soon as
possible at 305-394-7743 or via e-mail to discuss.

We would like to be on the earliest DRC possible with a recommendation for approval.

Thanks,

Linda

Linda Marvin

W. F. McCain & Associates, Inc.
772-770-1093-ph
772-770-1508-fax
admin@wfmccain.com

2/4/2008



Sievers Commercial
Key Largo, Florida

Request for Rezoning -

And

Future Land Use Mﬁp._Amendment
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Revision 1
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Introduction:

Key Largo is proud to promote their island as the first Key 1n the string
of Florida Keys. As a tourist or other driver travels into Key Largo from
mainland Florida, they cross mile marker 107 and enter a bend that directs all
attention to the site proposed for re-development. As it exists today, the cleared
site provides little more than an eyesore where the actual “gateway’ exists. The
properties’ current future land use designation does not allow any development
other than three individual single family houses (battling urban sprawl) and may
actually do more to promote the problem rather than enhance the viewport to the
Keys. A site such as the one proposed for development exemplifies the County
staff and local community’s concerns about the current land use designations as
depicted in the Key Largo Livable Communikeys Plan (KLLCP). The factors
that are used to justify overturmng existing 1and use: demgnatmns are ca"vered in

Apphcants restaurant and marina known as the “Buzzard’s Roost”. A
convenience store is generally to the north at ng with. other low to medium
intensity retail stores in the general v1cm1ty of the' 31te

Current land use in the vzcnnty of the srze demonstrates the area’s trending of a
mixed use nelghborhood” atmasphere The Key La:rgo Livable Commumkeys

low 1ntens1ty commermal a'nd apartment/condo living units comprised of both
'market Value and aff&rdable housmg units in support of his existing Buzzard’s

It should aISQ&;b__e notfc:d--that the existing zoning and land use associated with the
property; i.e., Improved Subdivision (IS), would allow the proposed use through
the major conditional use approval process. The Applicant, much like the Key
Largo Livable Communikeys Plan (KLLCP), finds error in the comprehensive
plan re-designating the property fronting the Overseas Highway in this area to a
Future Land Use Map (FLUM) designation of Residential Medium (RM) in
1992, and should qualify nicely as mixed use.

Changed Projections:

Since the Monroe County Comprehensive Plan’s adoption in 1992
(based on the 1980 census data), the comprehensive plan and census data
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projected an even increase in future population through the entire county. The
KLLCP addresses the need during this growth period to protect and enhance
local community roots, while protecting local environmental resources. This
application embodies the conclusions of the KLLCP; it replaces the single
family residential (3 lots) along and fronting the Overseas Highway comdor
with viable mixed use commercial, mixed class residential in an area of mixed
use neighborhood environment. The application for a FLUM amendment and
re-zoning conforms to all the goals of the KLLCP. The change will allow
development that is compatible with the goals of the KLLCP by protecting and
enhancing local community life and mimimizing the unpact on Monroe
County’s environmental resources.

The combined lots on U. S. 1 will not requirg ‘any. additional access on
their frontage. The development will take advantage of two.existing access
points; i.e. N. End Road and Garden Cove Drive, and create an.interconnect
between them allowing the abandonment of an ex1stmg undevelops
to increase proper access traffic flow outSIde of the Overseas Highwas
the comprehensive plan, single family feSIdentlai lot. development was not
properly addressed as single families and cars on a comdor road do not mix, as
previously stated. Under the properties’ current zoning, the proposed use is
allowed with conditional use. "

With the adoption of the KLLCP and the tier system shifting in the
planning philosophies along the U.- S No 17 riidor in areas of infill and
meetlng the “net ghberhood” commumties criteria including the provisions for a

“walkable community” reducing area trlp generation, this rezoning and FLUM
amendment shoulci be posrsweiy accepted

All parcels:will be comblned mto one: deveiopable lot to avoid individual lot
sell-off and guarantee proper developmen’{ as envisioned by the KLLCP and a
Fiorzda Department of Transportation (FDOT) curb cut for additional access
will not be sought frem the FDOT.

Change'd:Assumptlons-:

The proscribed use of “mixed use development” per the KLLCP is an
effective way of dealing with new growth issues in this part of the Keys vs. that
of the Monroe County Comprehensive Plan designating this property as
residential medium. Allowmg “mixed use” designation for this property
perpetuates a balance of environmental concemns; needs for housing in general,
not to mention affordable housing in an area of existing development generally
exhibiting the “mixed use” approach. The allowance of this rezoning and
FLUM amendment will serve only to enhance the surrounding area and the
gateway to the Keys.

Sievers Map Ammendment Justification 2 —-rec'd 012408 Page 3 of 7



Data errors, including errors in mapping:

The IS Jand use designation for the parcels that are being proposed for
rezoning to MU and FLUM amendment is an obvious example of Key Largo
residents’ and planning staff concerns that the KLLCP for the area recommends
a mixed use that provides affordable housing and a light commercial retail area
where local residents can feel comfortable in an aesthetically pleasing
environment. The IS designation given to the parcels was probably a part of a
“package” designation requested by the developer of Ocean Isle Estates. The
nature of the designation and factors ieadmg to the des:tgﬂ&tmn are better

by the marina and restaurant currently owned by the Apphcant. -.;The existing IS
land use deszgnatlon supports the Apphcant § requested use. Often When broad

pockets of unique development are often caught up by the basic underlymg land
use and not the specific character of the existing development or proximity to
major thoroughfare related issues. The KLLCP identifies such areas and
proposes to correct pnor analys;s and data erIrors restrzctmg the use of the

Welcome Center overlay district in whlch‘ th"' Apphcant s property is located”.
The Applicant’s proposed development szI bea corner stone of the “Welcome

Center” overlay.

New Issues:

Over time, smae th 'Buzzard’s Roost Marina and Restaurant first
opened some’ 40 years ago;.the majority of the surrounding neighborhood has
been built or has become a- “ﬁshmg village™ with the marina at it’s core. The
=nelghb0rhood is supp()rted to- some extent with commercial development
bordering U. S. 1 “Overseas Highway”, commercial fishing, special district,
mixed ‘use commercial and improved subdivision. Through the
recommendatlons in the KLLCP the proposed FLUM amendment and rezoning
as a light commermal/reﬁdennai buffer from U. 8. 1, blending into the other
residential uses. The purpose of the existing IS district is to protect legally
vested residential development rights to owners of lots in subdivisions that were
established prior to the comprehensive plan. While existing plats at the time of
the comprehensive plan development may have justified the IS designation, a
closer review of the surrounding area indicates a strong drive to the mixed use
(MU) districts listed as to establish or conserve areas of mixed uses, and
preserve these as areas representative of the character, economy and cultural
history of the Florida Keys. The Applicant believes his request for rezoning to

Sievers Map Ammendment Justification 2 --rec'd 412408 Page 4 of 7



MU and FLUM amendment will hold to this test and will assist with the
integration of the overall local neighborhood culture.

Recognition of a need for additional detail or comprehensiveness:

The proposed KLLCP to the Monroe County Comprehensive Plan
establishes new priorities for detailed review for comprehensiveness regarding
local communities in Key Largo. The consensus goals identified in the KLLCP
are met by the implementation of the Applicant’s re-zoning and FLUM
amendment request as illustrated below.

Land Use and Redevelopment

1) Direct future growth to lands that are masr suztable for development

and encourage preservation of envzronmenta!ly sensitive lands.

The Applicant’s property is in an optimal: Iocatxon for rezoning ‘to. MU and
FLLUM amendment in that it affords upscale commermal keeping ‘with the
fishing village appearance of the Keys to create a-showcase at the entrance of
Key Largo. The MU also allows a mix of residential above the commercial
predominantly in support of affordable housing related back to the Buzzard’s

Roost Marina & Restaurant staff housmg needs. The p oposed rezoning and
FLUM amendment also eliminates Smgle f‘am"'iy_: housmg Tnits directly abutting
a congested area of the Overseas H1ghway as well as as removing the possibility of
any nNew access pam’ts along U. S. 1. This is ali accomplished without any
detriment to an env1ronmentaily sensruve lands, and if any‘thmg, through

Commumty C‘hk"‘ cter ¢

2) Preserve cmd enharzce important community qualities within the
planmng area that def ine Key Largo’s casual village style atmosphere and
natural env:ronment and that enhance its status as the first island of the Florida

As studied previously, the Applicant believes that the rezoning to MU and
FLUM amendment will not only fit into the surrounding existing development
but will enhance the “village style” atmosphere as a gateway view into Key
Largo. The proposed development will provide an immediate visual
enhancement over the existing 3 scarified lots.

3) Protect and enhance historic, cultural and archeological resources
within Key Largo to maintain the integrity of the community’s unique character.

Sievers Map Ammendment Justification 2 --rec'd 012408 Page Sof 7



While the proposed development neither enhances historic or archeological
resources, it does protect and enhance cultural aspects of the community while
maintaining and enhancing the community’s unique character; village style
construction, i.e. residential over commercial.

Housing

4) Maintain the availability of affordable housing and workforce
housing for local residents while preserving the character of the community.

The client’s incentive toward providing some workforce housing units in the
project is driven by the needs of his own staff at Buzzard’s Roost, just blocks
away from the site. The rezoning to MU and FLUM.amendment allows for this
as well as a return on his investment by allowmg 11ght commercml within the

same development. AT Ciin

Environmental Protection

5) Preserve, manage, and resiore Where appropnare the natural
resources within the planning area by prowdmg open space, protecting water

Given that the lots have been in thexr e ':_1ng scanﬁed state for such a long
time, along with the required on-site stormwater - tréatment the project will
provide, the request meets;_.the envzronmentai protection goal of the KLLCP.

Economic Dev’e’lﬁp;:_nent

) Em_:__oyragé ?ét?éi‘é?bﬁ}ﬁeﬁﬁ;qu infill development that supports and
enhances the toyrist based economy of the planning area.

The 'request meets ‘the economic development goal encouraging infill
development while enhancing the tourism based economy. This will be
accomplished with portions of the commercial business associated back to the
Buzzard’s Roost facility, additional island retail and a mix of workforce housing
as previously stated; will support staffing at the Buzzard’s Roost facility as well.

7) Recognize water-dependent and water-related commercial uses
as an important source of economic sustainability within the planning area.

As this goal recognizes the need to support water-dependent and water related
commercial uses, the proposed rezoning and FLUM amendment will allow for
the development of both support services for the Buzzard’s Roost as well as
new viable commercial development.

Sievers Map Ammendment Justification 2 --rec'd 012408 Page 6 of 7



Transportation

8) Provide residents and visitors of the planning area with a safe and
useable transportation system for vehicles, bicvcles and pedestrians with
opportunities for transit systems where appropriate.

The proposed rezoning and FLUM amendment has little effect in support of this
goal except that the employees of Buzzard’s Roost residing in the development
will enjoy a walk to work. The approval of the requested MU rezoning and
FLUM amendment will require joining of all 3 lots, potentlally eliminating an
additional access point to the Overseas Highway.

Recreation

9) Provide additional resources for enhmzcemem of exzszmg Jacilities,
expansion of active and passive land-based récreation opportunities and seek to
expand public shoreline access for wafer~«based recreattonal acnvmes for all
age groups within the community. g

The proposed rezonmg to MU and FLUM amendment will allow the

Sievers Map Ammendment Justification 2 --rec’d 012408 Page 7of 7
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From: Admin [admin@wfmccain.com]

Sent: Monday, January 21, 2008 11:20 AM

To: Handley-Heaven; Petrick-Nicole; Tedesco-Debby; Schwab-Townsley
Ce: william@wmeccain.com

Subject: RE: Continuing Map Amendment
Nicole,

This e-mail is to verify our request for continuance of the Seivers Map Amendment application to the next
DRC meeting scheduled for 2/4/08. We anticipate resubmitting our justification this week.

Thank you for your continued assistance.

Linda Marvin

W.F. McCain & Associates, Inc.
772-770-1093-p
772-770-1508-f
admin@wfmccain.com

From: Handley-Heaven [mailto: Handley-Heaven@MonroeCounty-FL.Gov]
Sent: Friday, January 18, 2008 3:08 PM

To: admin@wfmccain.com

Cc: Schwab-Townsley; Tedesco-Debby

Subject: Continuing Map Amendment

Dear Linda,

We still have not received a second request for continuance for the Seiver’s Marina Map
Amendment. If you wish to continue please email either Nicole Petrick or Debbie Tedesco
verifying your request to continue your application to the next DRC meeting.

Sincerely,

leaven Mandley

Planner

Monroe County Growth Management
06000 (verseas Highway

Plantation Key. I'L 33070

(305)652-2505

HELP US HELP YOU!
Please take a moment to complete our Customer Satisfaction Survey: hitp://
monroceofl.virtualtownhall.net/Pages/ MonrocCoFL_WcebDoes/ess

Your feedback is important to us!

file:///W|/Planning/Working%s2 0Folders/Petrick-Nicol...08/RE%20 Continuing%2 0Map%20 Amendment%2001.22.08 htm (1 of 2)1/22/2008 10:48:09 AM
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Please note: Florida has a very broad publie records law. Most written
communications to or from the County regarding County business are public
record. available to the public and media upon request. Your c-mail
communication may be subject to publie disclosure.

file:///W|/Planning/Working%2 0Folders/Petrick-Nicol...08/RE%20 Continuing%2 0Map%20 Amendment%s2001.22.08 htm (2 of 2)1/22/2008 10:48:09 AM
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Petrick-Nicole

From: Linda Marvin [Linda@wfmccain.com]
Sent: Wednesday, January 02, 2008 2:37 PM
To: Petrick-Nicole; Handley-Heaven

Cc: willlam@wfmceain.com

Subject: Sievers DRC Request for continuance

Nicole,

Please reschedule the DRC for the map amendment portion of the above-referenced project currently scheduled for 1/7/08. As
directed, we are expanding our justification to include concrete facts concerning the community and we request a continuance
until details can be worked out with staff.

Please let us know the new date and if you require anything additional from us at this time.

Regards,

Linda Marvin

W. F. McCain & Associates, Inc.
772-770-1093-ph
T72-770-1508-fax

admint@wfimccain.com

17212008
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County of Monroe
Growth Management Division

Planning & Environmental Resources A Board of County Commissioners
Department % Mayor Mario Di Gennaro, Dist. 4
2798 Overseas Highway, Suite 410 Mayor Pro Tem Dixie Spehar, Dist. 1
Marathon, FL. 33050 George Neugent, Dist. 2

Voice: (305) 289-2500 LS Charles “Sonny” McCoy, Dist. 3
FAX:  (305)289-2536 % Sylvia J. Murphy, Dist. 5

S PR

We strive to be caring, professional and fair

Date: // / 7/ 07
Time:_ Crmnier ﬁw //(

Dear Applicant:

This is to acknowledge submittal of your application for M A &4

Type of application /

W /) ldruvs x‘é,( < to the Monroe County Planning Department.

Project / Name

We are unable at this time to issue a receipt of your application, as it will take our staff
two working days to determine that all required materials related to your application have
been submitted. All applications received after 12:00 Noon will be considered as
submitted the following working day.

Also, as required by Monroe County Code, planning staff will review your application
after acceptance, to deem it complete within an additional fifteen working days.

Thank you.

FCEIVE

T i . G vty

NOV 2 1 2007

Planning Staff MONROE CO. PLANNING DEPT.




End of Additional Information
File # M27092



LETTEROF TRANSMITTAL

W.F. McCain & Associates, Inc.
1171 19th Street
Vero Beach, Florida 32960
Phone:(772) 770-1093
Fax: (772) 770-1508
www.wifmeeain.com

Date: 10/29/07

Job Number: 07-213

Attention: Juhlianne Thomas
Heaven Handley

Re: Buzzard’s Roost

TO: Monroe County Planning Department
88800 Overseas Hwy
Tavernier, FL. 33070

WE ARE SENDING YOU:
{x} Attached { } Prints { } Specifications
{ } Under separate cover !} Plans { } Copy of Letter
{} Shop drawings {} Samples { } Change Order
COPIES DESCRIPTION

1 Cover Letter

1 Notarized Letter of Authorization

1 Map Amendment Application

1 Application Fee of $4,950.00

12 Copies of 2 Photos

1 Justification Report (Draft)*

1 Zoning Map

1 Proof of Ownership for 3 Parcels

1 Property Record Cards for 3 Parcels

1 Set of Mailing Labels for Properties within 200 feet

of the subject property
THESE ARE TRANSMITTED AS CHECKED BELOW:
{x} For approval

{} for your use {1 Approved as submitted
{1 as requested {} Approved as noted

{x} For review and comments {1 Return for corrections
REMARKS:

*To be updated and made final upon receipt of County comments, if any.

If you have any questions or require any additional information, please don't hesitate to
confact me directly at (772) 770-1093.

Signed: {\D j%i“’” Copy to: Ron Sievers
W. F. McCain, P.E. File
President/Principal Engineer




W. F. McCain & Associates, Inc.
1171 19" Street

Vero Beach, Florida 32960

Phone: (772) 770-1093
Innovative Solutions in Civil and Environmental Engineering Services Fax: (772) 770-1508

October 29, 2007

Monroe County Planning
Key Largo, Florida

Subject: Sievers Commercial Land Use Map Amendment
Engineers Project No 07-213

Mrs. Heaven Handley:

The enclosed Land Use Map Amendment application and corresponding
attachments included are being submitted per discussions between Heaven Handley,
James Hilliard, William McCain, and other planning staff over the last few weeks. It
should be noted that the property record cards label Alternate Key: 1661686 (Mr.
Sievers 3™ lot) owner of record as Louis T Rea which is incorrect. Enclosed with the
property deeds of the other 2 properties we have included the Schedule A Title
Commitment documents that prove the pending transfer of ownership to Mr. Sievers.
Upon the recording of the property transaction, full documentation and deeds will be
provided under separate cover.

We hope that the following satisfies planning staff requirements and will be
prepared to answer any questions or provide any further information or documentation
needed in order to complete the proposed amendment to the Land Use Maps.

Please do not hesitate to call 305-394-7743 or 772-770-1093 to speak to me or staff, if
needed,

Regards,

Willizm F McCain, P. E.
President- Principal Engineer
W.F. McCain and Associates

WFM:Im
Attachments

ce: Ron Sievers

Magp Amend cover letter Page 1 of 1



Home of

Garden Cove Marina
21 Garden Cove Dr. Key Largo,'F 38

MM.106.5 Qceanside
Ph. 305. 451, 44694 Fax: 305. 451, 1425

Fh, 305. 453.3746
Fax: 305, 251.1425

21 Garden Cove Dr. Key Largo, Fi. 33057
Located at Garden Cove Marina MM.106.5 Oceanside

arill and Pub

LETTER OF AUTHORIZATION

This letter is to serve as the authorization for W.F. McCain & Associates,
Inc., 1171 19th Street, Vero Beéch, FL 32960 to act as authorized agent on
behalf of Sievers Marina, Inc. in all City, County and State permitting

actions.

Date__©/ féﬂn 2
Print Name: Zﬁ“‘—“w 5. g\fmﬁ Title: 2‘25‘& ) S;@/gf’%mm@wéﬁ]}%{,

Jofle [ 0F

O et




Note: The applicant must complete the fol

applicant's responsibility to notify the

MONROE COUNTY PLANNING DEPARTMENT
MAP AMENDMENT APPLICATION
For Future Land Use Map and Zoning Map
MCC Section 9.5-511

processed.

A)

B)

&)

Page | of 4

Name(s) of Property Owner(s): Sievers Marina Inc.

Mailing Address:

sect 21 Garden Cove Dr.

City Key Largo State FL Zip Code 33037

Telephone: Office 1-305-453-3746 Home

Mailing Address:

street 11771 19th St

city Vero Beach State_FL Zip Code 32961

Telephone: Office 772-770-1093  Fax 772-770-1508  Home

Legal Description of Property: Real Estate Number 538190, 538180, 538170

EAST TA S-1,N.OF N.E 5. OF GARDEN COVE DR.
Key Largo Girect EASTFRONTAGE OF U OF N. END RD, 5. OF GARDEN COVE DR

Mile Marker 106 Section_6 Township 61 Range 40

Subdivision Ocean Isle Estate

Lots) 11,12, 13 Block_1 Loi(s) Block

Metes and Bounds deseription if not in a subdivision (attach additional sheet if necessary).

Appticant’s Initials __
WAGROWTH MANAGEMENT\Templates\Planning Applications - Procedure Form\Planning Applications\FLUM and Map A
43/2007

lowing information for an application to be accepted for review. Please type
or print all requested information on this form. Attach additional sheets when necessary. All information, including the
application and all other materials, excluding the original photographs, must be submitted on 8 1/2" x 11, paper. It is the
Planning Department of any changes that may occur 0 the application as it is being




D)

E)

F)

G)

H)

Page2 of 4

M A 69‘ ‘@’w
Current Future Land Use Map Designation RM

A
Proposed Future Land Use Map Designation W i;g;}."“ k{A/

i

Current Land Use District Designation IS

Proposed Land Use District Designation
Size of Parcel__ 7000 sf, 6000 sf, 8240 sf (respe%tively), 21,240 sf total

Existing Use: If the property is developed, describe, in general terms, the existing use of the property such as the
type of use, number of residential units, or the gross floor area of the commercial development. (If the property
contains structures, submit a site plan in addition to your verbal description).

The site is cleared (developed) as part of the Ocean Isle Estates, but no structures currenty exist.

It is the applicant's responsibility to justify overturning existing land use designations previously set by the Board
of County Commissioners. Below are the factors that the Board may consider in order to approve a proposed
change, as prescribed by Section 9.5-511 (d)(5)(B) of the Monroe County Code. However, the Code prohibits any
change, which would negatively, impact community character. If you need assistance in preparing a response,
please call to schedule a pre-application conference with the planning department. You must submit all supporting
information, documentation or exhibits for future public hearings at the time you submit this application so that
the Planning Department may use it in preparing its recommendation. Information provided at a later date may
not be considered by the Planning Department, Planning Commission or Board of County Commissioners.

I. Changed projections (e.g., regarding public service needs) from those on which the text or boundary

was based.

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

3. Data errors, including errors in mapping, vegetative types and natural features described in any section of the
comprehensive plan.

4. New issues.
5. Recognition of a need for additional detail or comprehensiveness; or,

6. Data updates.

Applicant’s mmu»é___w
WAGROWTH MANAGEMENT\Templates\Planning Applications - Procedure Form\Planming Applications\FLUM and Map Ame doc

0372007



)

)

K)

L)
M)

N)

©

P)

Include 2 different photographs of the subject parcel(s) - 12 copies of each. Only original photos or color
copies will be accepted. Aerial photos may not be used to meet this requirement but may be used for
support information.

Include a survey with a site plan if structures exist on the property.

Include a copy of the zoning map, clearly marking the boundaries of the property being considered. The Planning
Department will be able to assist you in obtaining a copy of the zoning map.

Attach proof of ownership (i.e. copy of deed or tax bilh).
Include a copy of the property record card from the Property Appraiser's Office.

Attach a notarized letter from the owner authorizing the applicant or agent to seek the amendment(s) and to represent
the owner, All correspondence from Monroe County on this issue will be addressed to agent and not property
owner(s), unless otherwise specified.

MAILING LABELS (Typed, Name and Address) of property owners within a 200 feet radius of the
subject property(s). This list should be compiled from the current tax rolls located in the Property
Appraiser’s Office. Also, please provide the listing of the names, subdivision name, lot and block # and the
RE #'s for each address and note those that are adjoining the property. Adjoining lots are not disrupted by a
canal or street. When a condominium is adjoining the property within the two-hundred (200) feet, each unit
owner must be included.

The application must be accompanied by the appropriate fee. The fee schedule is as follows:

«Please Note: Higher fees are applied for any changes into Nop-Residential.

Subject to additional fees; $245.00 x 3 (5735.00) for newspaper advertisements and $3 per property owner notice

Subject to technology fee of $20.00 for records conversion, storage, and retrieval

Amendment to the Future Land Use Map and Land Use District Map

*(Non-Residential) {Residential)
$4,950.00 $3,940.00
Amendment to the Future Land Use Map Only
*(Non-Residential) (Residential)
$4,020.00 $3,010.00
Amendment to Land Use District Map Only
*(Non-Residential) (Residential)
$3,970.00 $2,940.00
Page 3 of 4 Applicant’s Intials__.2

WAGROWTH MANAGEMENT  Templates\Planning Applications - Procedure Form\Planning Applications\FLUM and Map Amedmnt.doc
03/2007




I certify that [ am familiar with the information contained in this application, and, to the best of my knowledge such
information is true, complete, and accurate. 1 also certify that 1 possess the authority to undertake the proposed

amendment(s). 1 understand the submission of false information may lead to denial or revocation of the requested
amendment{s).

Applicant: LD

wI2scy Wil F Me Gon

Signature Date ¢ a Print Name
Notary
Clov A PV Ve
STATE OF_FLov A COUNTY OF Tnden £

BEFORE ME this day personally appeared Wo Mg . Mclan
who, is personally known to me or has produced
as identitication.

Sworn to and subscribed before me this Q/ ?"’“‘ day of G éf‘%@@ﬁ/ ,AD. 20 O “:;7 ;

NOTARY PURLIC:

P "HOLLY THEUNS i IR

H et commi Dﬂaﬂﬁ“ H - M

: Eapires 2420 3 ] b{ ; VL ]
‘:: Bonded thra {WN“““% Print: . é L/; . bi/{;
Fionas toteny ASER: Tl Statc of © A0 Oy -
Spasazuses? appyaaunEnasaREs

My CommissfongExpires: Yo R]ad] 2ew

b

Page 4 of 4 Applicant’s Initials A
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MCNROE COUNTY ***[,JVE**+*

Page 1 of 1 MISCELLANEQOUS RECEIPT

RECEIPT # : 107271 PRINT DATE : 12/14/2007
PRINT TIME : 09:46:11

RECEIPT DATE : 12/14/2007 OPERATOR : tedescod
COPY # H

RECEIVED BY ': tedescod CASH DRAWER: 2

REC'D. FROM : SIEVERS MARINE :

UDEF 106.1

UDF 106.2

NOTES RE#00538170;00538180;00538190— 000000

FEE ID AMOUNT THIS RCEPT BALANCE
ZONTNG- 011 4350.00  4850.00 0.00
TOTALS : 4350.00  4850.00  0.00
METHOD OF PAYMENT AMOUNT NUMBER

cweck 4950.00 2807
TOTAL RECEIPT - ===:ﬁzgzgf;;

,

N AMOUNT

SIEVERS MARINE, INC.
548 OCEAN CAY DRIVE

KEY LARGO, FLORIDA 33037 ’ 7 — 28 0 7

o _ g0 s Mo

3
E‘ATE

’/ A
"!ﬂ—wﬂ-—-_.‘_.—’
1 W DOLLARS]

TG THE ORDER OF DESCRIFTION
ey

fov) R C@“w{;’

k]
k4

CHECK
AMOUNT

CHECK
NUMBER

e et
S
[

L3

TiB BANK OF THE KEYS
KEY LARGQ, FLORIDA 33037

#0000 2807 LOBE70092801n 20353 88317r0L



Sievers Commercia! '.

Key Largo, Flonda -

Map AmendmentJustlﬁcatmn
Octz‘?.‘?’_er 29, 2007 .




Introduction:

Key Largo is proud to promote their island as the first Key in the string of Florida Keys.
As a tourist or other driver travels into Key Largo from the mainland Florida, they cross
mile marker 107 and enter a bend that directs all attention to the site proposed for re-
development. As it exists today the cleared site provides little more than an eyesore
where the actual “gateway” exists. The property’s current land_:xise” designation does not

allow much on the side of battling urban sprawl and may actually do more to promote the
problem. A site such as the one proposed for deveiopment exemphﬁes the county staff
and local communities concerns about the current land use demgnations 'Ihe six factors
that are used to justify overturning existing 1ana use demgnaﬂons are covered in the
CommuniKeys Plan. The reéq‘;}}m?pdaiions an‘d_j; .: _r_easonmg behind  those

recommendations are defined by the site under consideration.

Changed pr(}}ections from those on which the text or boundary was based:
For many. years the effect of the baby hoomers retirement has been under analysis

and theerles of thelr posszbie movemen‘{ into a more comfortable environment as they

retire are :not new. The pro;ected population growth for the Florida Keys does not
account for ihls soon to take place phenomenon and actually projects a very minor
growth when compared to the rest of Florida.

It has also been known for many years that gas prices would rise as the world’s
petroleum sources diminish at an increasing rate. Monroe County and the Florida Keys
authorities have been implementing plans for increased pedestrian and bicycle use but

comfortable facilities easily accessed are still very much lacking. Mr. Sievers is




proposing to provide a light commercial retail environment that provides the atmosphere

that will attract pedestrians and bicyclist.

Changed Assumptions:

Since 1980 the median income level in the US has gone up 22%! where as the
median home price in the Florida Keys area, 2006, accordi.ng toz:zfﬁé US Census Bureau i$
at $657.900.7 The 1980 median home price: $54,'}’003 (Nhamz data used due to lack of
statistics for Monroe County). This represents an. mcrease of 1 1{}3% The need for

additional affordable housing is obvious and 13_"'__€c0gmzed by 1 ‘\/Ionme County residents

and planning officials. Mr. Sievers proposes to pr(}v;'gig-'addztionai employee housing in

the Key Largo area.

perty values and the logarithmic

increase in income 1ssues Monroe County pubhshes on their “About” webpage,

hitp://monroecot]: Vlrtuaitow nhall ncvpac‘es/’MonroeCo%L Adminfabout, “In 2004,

Monroe County had the highest ‘cost of living of all the counties in Florida. ©

Data el;r:e;:;_s:,;..including erm’rs in r’ﬁglpping:

The iSlanduse d_qﬁénation for the parcels that are being proposed for MU is an
obvious example | ofKey Largo residents and planning staff concerns that the
CommuniKeys plan for the area recommends as Mixed Use, that provides affordable
housing and a light commercial retail area where Jocal residents can feel comfortable in
an aesthetically pleasing environment. The TS designation given to the parcels was

probably a part of a “package” designation requested by the developer of Ocean Isle




Estates. The nature of the designation and factors Jeading to the designation are better
addressed by Monroe County planning officials who have easy access to records

pertaining to the Ocean Isle development.

New Issues:

The cost of gas is rapidly increasing and though homg prifé‘es._are plummeting the
ability to receive home loans is taking a hard hit also. Combmmg the increase in gas
prices with the lack of affordable housing, there could soon be ‘a-'ijx:f:éry 1arge deficit of
employees to work in the area of the Florida Keys The 18 mile blke rlde from the
mainland is not feasible and with gas prices mcreasmg the problem may come into full

effect with little or no notice.

Recognition of a nted for addltlenal detail or comprehensxveness
Please reference the Key Largo Lavable CommumKeys Plan that addressed local

residents and planmng Staff concems & The proposed development and corresponding

change m 1and use de:ngnatmn exemphﬁes the concerns and recommendations.

Data Updategg':;'...

Day to day changes include rising gas prices, increasing population, recognition
of environmental issues, lack of affordable housing, and much more. To provide for the
greater area of conserved lands and increasing population, we must begin fully using the

lands which are best suited for development.




Conclusion:

It comes as no alarm to anyone with a modern education recognizing the effect of
urban sprawl and American citizens’ dependence on oil to travel, that global warming is
not to be dismissed as a myth. For many years people secking privacy have spread out of
urban areas into lands where the nearest grocery, place of employment or other needed
necessities may be many miles away. Only recently has legisvlati:%/e actions began taking
form to help counter “urban sprawl” and the disast‘gc;)ji'isl "::éif-fe_g.t that it has on the
environment and life. ..

The development of the 2010 Compr

designations occurred during a time when the reahzatzons of ‘urban sprawl” effects were
just beginning to be analyzed or even: nouced Since ‘{he development of the 2010 plan,
numerous amendments have been proposed and adopted to battke what is literally killing
all forms of life. The Monme County plaﬂmng staff and community has accepted the
need for infill deV‘élop;ment m__e__tddmon to the need to conserve what precious natural
resources stilk exist | S -

The Key Largo Commumkeys Plan that brings together public and county staff
inputs alse recogmzes the need for m;xed use parcels that allow necessities once a great
distance away, tQ:@“b‘? W1th1n safe walking distance of private residences. With an
increasing focus on égt;'liﬁtion caused by automobiles and the only obvious solution being
a decrease in oil dependence, the proposed development will help to alleviate the need
while at the same time provide an aesthetically pleasing environment that will certainly

enrich community character.




The same land use plan change that we arc proposing is recommended by staff
and the local community’s CommuniKeys Plan. Mr. Sievers is only frying to push this
recommendation forward at a faster pace on his property. The proposed change in land
use, as stated above, exemplifies the Monroe County planning staff and Key Largo’s
local community concerns and recommendations for the future of the area, and in

particularly Mr. Sievers’ property as well.




1y

2)

3)

H

Rureau of Transportation Statistics, Pocket Guide to Transportation 2007, us

DOT, RITA

hitp://factfinder.census.gov, Monroe County

http://www2.census.gov/ nrod?/ decennial/documents/1980/tracts-

cities/CensusTracts1980-MiamiF L pdf

ommunity Master Plan,

Key Largo Livable CommuniKeys Plan, Key La_}'ﬁgo

Monroe County, Florida, May 2006
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MONROE COUNTY

This instrurrent prepared by: OFFICIAL RECORDS
Charles P. Tistle, Esq. B
P.O. Box 535 FILE #1 1 &1 85 35

Tavernier, F1. 33070 REE1 554 PiI6OS

[Space Above This Line For Recording Data]

Warranty Beed  [C0 Dec 31 1998 03. 477y
(Statusory Form - FS 689.02) E, C LERK

@i‘? iz Jndenfure , made December 11, 1998, between James Hartman, party of the first part, whose post

address is 21 Garden Cove Drive, Key Largo, FL 33037, and Sievers Marine, Inc., a Florida Corporation, party of the second
part, and whose post office address is 21 Garden Cove Drive, Key Largo, FL 33037, and whose Taxpayer Identification Number
i-S =

. DEED DOC STAMES  ©.70
Bhtnesselly 12/31/1998 _1'7 DEP CLK

That the said party of the first part, for and in consideration of the sum of $10.00 and other valuable consideration,
to him in hand paid by the said party of the second part, the receipt whereof is hereby acknowledged, has granted, bargained
and sold to the said party of the second part, his heirs and assigns forever, the following described land, to wit:

Lots 12 and 13, Block 1, OCEAN ISLE ESTATES, according to the Plat thereof as recorded in Plat Book 5, Page 14,
among the Public Records of Monroe County, Florida.

The above property is vacant and not the Homestead of the Grantor herein who resides in illilnois.

(For Information Only: Property Appraiser’s Parcel Identification Number is )

Subject to easements, restrictions and reservations of record not coupled with a right of reverter and taxes for the
current year.

And the said party of the first part does hereby fully warrant the title to said land, and will defend the same against
the lawfal claims of all persons whomsoever.

Signed, sealed and delivered in the presence of:

—

Sign_e o A D (Seal)

Sign
Print _ i —~ Print  James Hartman
Sign _ %’ﬁf_-_am-e:"ﬁ/‘;}éo’x BV DA ey G—J"; l
Print St . Loici A mS
STATE OF FLORIDA
COUNTY OF MONROE
o ; 5

., . The foregoing instrument was acknowledged before me this £ f’" day of -Z}Jaﬁ“ww’ -

19_73 , by James Hartman who is personally known to me or who has produced

as identification and who (did) (did not) take an oath, and who did execute the
foregoing instrument on behalf of the Trust. ™

P M
{SEAL} NOTARY PUBLIC: {/ o )
Sign S f e
CHARLES P.TITILE *
Y COMBISSICN # CG 637551

EXPIRES: Aprl 9, 2001

MOKROE COUNTY
OFFICIAL RECCRDS




MONROE COUNTY
OFFICIAL RECORDS MONROE COUNTY

This instuament prepared b: S OFFICIAL RECORDS

Caarles P. Tittle, Esq. Fsiieo=212 - e SO
P.O. Box 535 g;%@I;ngl PCE1L 3B FILE #1 1 &1 852
Tavernier, FL 33070 ’7‘% T : BEk#1 554 PGS 5H

[Space Above This Line For Recording Data]

@l‘y’ 18 ;’Ji‘tﬁ?ﬁiﬁl‘?, made December 11, 1998, between Garden Cove Marina, Inc. a Florida corporation,
of the County of Monroe in the State of Florida, party of the first part, whose post address is 21 Garden Cove Drive, Key
Largo, FL 33037, and Sievers Marine, Inc., a Florida corporation, party of the second part, and whose post office address is
21 Garden Cove Drive, Key Largo, FL 33037, and whose Taxpayer Identification Number is ,

.  DEED DOC STAM .70 DEED DOC STAMFE, 6650.00
Whitnesselly: ~o02/19/1999 ¢ pEp CLk 12/31/1998 _{1” DEP cLk

That the said party of the first part, for and in consideration of the sum of $10.00 and other valuable considerstion,
to him in hand paid by the said party of the second part, the receipt whereof is hereby acknowledged, has granted, bargained
and sold to the said party of the second part, his heirs and assigns forever, the following described land, to wit:

Lots 18, 19, 20, 21, 22, and 23, Block 7, OCEAN ISLE ESTATES, according to the Plat thereof as recorded in Plat Book 5,
Page 14, among the Public Records of Monroe County, Florida;
MTG DOC STAMP® _217@.00
AND, Y@2/197/1999 DEP CLK

Lots 1Z and 13, Block 1, OCEAN ISLE ESTATES, accordiné o the Plat thereof as recorded in Plat Book 3, Page 14, among
the Public Records of Monroe County, Florida,

(For Information Only: Property Appraiser’s Parcel Identification Number is )

Subject to easements, restrictions and reservations of record not coupled with a right of reverter and taxes for the
current year. AND an existing mortgage with the remaining balance of $620,000.00 which was re~
corded in OR Book 1265, Page 1351, Monroe County, Florida. Buyers agree to assume.

And the said party of the first part does hereby fully warrant the title to said land, and will defend the same against
the lawful claims of all persons whomsoever. '

Signed, sealed and delivered in the presence oft Garden Cove Marina, Inc.
() [~ |
Sign £ zl" Sign haeso- D oS (Seal)
Print A oiba 7 _sitrie ) Print__ James Hartman, President
Sign %Jiffﬁ&%fi{/ff,fiﬁ'fw/
Print fariinil T fepl LT
STATE OF FLORIDA
COUNTY OF MONROE
The foregoing instrument was acknowledged before me this /4 day of ﬁ L C”Z'e‘” ,
19 7¥ , by James Hartman, President of Garden Cove Marina, Inc,, who is personally known to me or who has
produced -
as identification and who (did) (did not) take an oath.
- ———
{SEAL} NOTARY PUBLIC: (
i, "CHARLES P. TITTLE Sign u . e,
! & MY COMMISSION # CG 637591
EES xd EMPIRES: Apdl 8, 2001 ]

MONROE COUNTY

OFFICIAL RECORDS
BEING RE-RECORDED TO REFLECT ASSUMPTION OF MORTGAGE — ; e




COMMITMENT
SCHEDULE A
OFFICE FILE NUMBER COMMITMENT NUMBER EFFECTIVE DATE . LOAN AMOUNT
- 10-3988 *102229-105988 % September 21,2007 at §:00 am . ;

1. Policy or Policies to be issued:

ALTA OWNER'S POLICY, FORM B (amended 10/17/92)

With Florida Modifications
Propesed Insured:
Sievers Marine, Inc., a Florida Corporation

2. ALTA LOAN POLICY {amended 10/ 17/92)
With Flerida Modifications

Proposed Insured:

3. The estate or interest in the land described or referred to in this Comamitment and

and title thereto is at the effective date hereof vested

Louis T. Rea

The Land is described as fellows:

covered herein is a Fee Simpie

Lot 11, Block 1, OCEAN ISLE ESTATES, according to the Plat thereof, as recorded in Plat Book 5 at
Page 14 of the Public Records of Monroe County, Florida.

NOTE: This Commitment consists of insert pages labeled in Sche
of no force and effect unless all schedules are included, along with

SCHEDULE A
Commitment

CHICAGO TITLE INSURANCE COMPANY

dule A, Schedule B-Section 1, and Schedule B-Section 2. This Cormmutment is
eny Rider pages incorporated by reference in the insert pages.




COMMITMENT
CHICAGO TITLE INSURANCE COMPANY

SCHEDULE B - SECTION 1

Commitment Number: 102229-105988

Agent's File Number: 10-5988

(REQUIREMENTS)
I. The following are the requirements to be complied with:

1. Instruments creating the estate or interest {0 be insured which must be approved, executed, and filed for record,
to wit:

Warranty Deed to be executed by Louis T. Res, joine& by his spouse if married to Sievers Marine, Inc., a
Florida Corporation.

2. Payment of the full consideration to, ot for the account of, the grantor or mortgagor.

3. Payment of all taxes, charges, assessments, levied and assessed against subject premises, which are due and
payable.

SCHEDULEB
Commitment




COMMITMENT
CHICAGO TITLE INSURANCE COMPANY

SCHEDULE B -~ SECTION 2

Commitment Number: 102229-1 05983

Agent's File Number: 10-5988

1I. Schedute B of the policy or policies to be issued will contain exceptions to the following m

(EXCEPTIONS)

atters unless the same

are disposed of to the satisfaction of the Company.

1.

claims or otiiér matters, if any, created, first appearing in the public
tive date hereof but prior to the date the proposed Insured
rtgage thereon covered by this Commitment.

Defects, liens, encumbrances, adverse
records or attaching subsequent to the effec
requires for value of record the estate or interest or mo:

Standard Exceptions:

(a) Rights or claims of parties in possession not shown by the public records.

(b) Easements, or claims of casements, not shown by the public records.

(¢) Encroachments, overlaps, boundary line disputes, or other matters which would be disclosed by an

accurate survey and inspection of the premises.

(d) Any lien, or right to a lien, for service, labor or material heretofore or hereafter furnished, imposed by law

and not shown by the public records.
() Taxes or special assessments which aze not shown as existing liens by the public records.

(f) Any claim that any portion of said lands are sovereign lands of the State of Florida, including submerged,

filled or artificially exposed lands and lands accreted to such lands,

(g) Taxes and assessments for the year 2007 and subsequent years which are not vet due and payable.
GROSS TAXES FOR THE YEAR 2006, $497.86, Paid 11/15/06, Parcel 1D 00538170.000000

(h) Any lien provided by Chapter 159.17, Florida Statutes, in favor of any city, village, town or port authority
for unpaid service charges for service by any water system, Sewer system, Or gas system serving the lands herein

described.

Standard Exceptions (b) and {(c) may be removed from the policy when a2 satisfactory survey and surveyor's
report and inspection of the prerises is made.

Standard Exceptions (a) and (d) may be removed upon receipt of a satisfactory affidavit-indemnity from the
party shown ia title and in possession stating who is in possession of the tands and whether there are

improvements being made at date of commitment or contemplated to comunence prior to the date of closing

which will not have been paid for in full prior to the closing.

The Provisions of Florida Statutes Section 380.0552, “The Florida Keys Area Protection Act,” establishing a
land use management system that protects and conserves the natural environment and community character of

the Florida Keys.

(Continued)

SCHEDULE B
Commitment



6.

8.

COMMITMENT
CHICAGO TITLE INSURANCE COMPANY

{Continued)

One-half interest in all oil, gas and minerals to Joe M. Dawson, as conveyed in Transfer of Mineral Rights,
dated May 22, 1945, filed June 5, 1945 and recorded in Deed Book G-17, at Page 472 of the Public Records of

Monroe County, Florida, which various fractional interests have subsequently assigned.

aration of Covenants and Restrictions, filed August
d by instrument filed November 3, 1960 in Official
December 12, 1961 in Official Records Book 235,

Conditions, restrictions and limnitations as contained in Decl
10, 1960 in Official Records Book 192, at page 113; amende
Records Book 198 at page 460; amended by instument filed
page 404 of the Public Records of Monroe County, Florida.

Conditions as contained in Plat of OCEAN ISLE ESTATES as recorded in Plat Book 5, Page 14, of the Public

Records of Monroe County, Florida,

NOTE: All of the recording information contained herein refers to the Public Records of Monroe County, Florida,

unless otherwise indicated.
NOTE: On loan pelicies, junior and subordinate matters, if any,

will not be reflected in Schedule B.

SCHEDULEB
Commitment



- = Paoperty Information for 1661708 Page 1 of2

MONROE COUNTY PROPERTY APPRAISER
PROPERTY INFORMATION FOR!:

Alternate Key: 1661708
RE Number: 00538190-000000

- Property Details
OWNER OF RECORD PROPERTY Mar
SIEVERS MARINE INC

21 GARDEN COVE DRIVE
KEY LARGO FL 33037

PHYSICAL LOCATION
KEY LARGO
LEGAL DESCRIPTION

BK 1 LT 13 OCEAN ISLE EST PBS-14 KEY LARGO
OR783-1500 OR786-1768 OR823-1110/1 113Q/C OR901-
1784 OR1135-821(JB) OR1306-1932Q/CJMH) OR1306-

1933(JMH) OR1554-604(JMH) OR1554-605(JMH)
SUBDIVISION:
OCEAN ISLE ESTATE

SECTION, TOWNSHIP, RANGE
06 -61-40

AFFORDABLE HOUSING No
S00K
PC CODE

0000 - VACANT RESIDENTIAL

-Land Details
LAND USE CODE FRONTAGE DEPTH LAND AREA
IMOH - COMMERCIAL HIGHWAY 70 100 7000 SF
- Parcel Value History
TAXROLL YEAR  BUILDING ﬁi",ﬁiﬁ%‘; LAND JUST ﬁéﬁfgﬁ?ﬁiéﬁfﬂ TAXABLE
2007 0 0 12,250 12,250 0 12,250
2006 { 0 12,250 12,250 0 12,250
2605 G 4] 12,2560 12,250 0 12,250
2004 \] & 12,250 12,250 4 12250
2003 4] it 12,250 12,250 O 12.250
2002 ) O 12,250 12,250 {} 12,250
2001 O 0 $2,250 12,250 0 i2,250
2000 0 0 12,250 12,250 0 12,250
1999 0 0 12,250 12,250 [ 12,250
1998 0 0 12,250 12,250 0 12,2560
1997 0 0 12,250 12,230 0 12,230
1996 & 0 12,250 12,250 0 12,250
1995 0 0 12,250 12,250 0 12,250
1994 (] 4] 17,500 17,500 0 17,500
1993 0 & 15,120 §5,12¢G 0 15,120
1992 [{] it 15,120 15,120 0 15,120

Tatbans Hromams mannnfl araldatacentar/eearch/record asn 10/26/2007



Property Information for 1661708

"

B 1991
1590
1989
1988
1987
1986
1985
1984
1983
1982

Page2 of 2
£ 0 17501 TH500 tr 50
0 0 15,750 15,750 0 15,750
& 0 15,750 15,750 6 £5,.750
0 8 15,750 13,750 0 15,750
0 0 15,750 15750 0 15,750
& 0 15,730 15,750 0 15,750
0 0 15,750 13,750 ¢ 15,750
0 0 15,750 15,750 0 15,750
0 0 15686 15,086 0 15,086
0 0 15,086 15,086 0 15,086

~-Parcel Sales History
NOTE - OUR RECORDS ARE FYPICALLY TWO TO THREE MONTHS BEHIND FROM THE DATE OF SALE. IF A RECENT SALE DOES

12/1998
1171998
05/1994
03/1994
06/1990
12/1983

NOT SHOW UP PLEASE GI¥E QUR OFFICE TIME TO PROCESS 1T,

BOQOK/PAGE
1554/605
1554/604

130671933
1306/1932
1135/821
G01/1784

PRICE

i

1
56,000
46,804
55,000

1

wh

wD
wh

Qc
WD

Litdens frrmreer mmnnnfl araldatacenter/ecarch/record asn

10/26/2007



Property Information for 1661686 Page 1 of 2

MONROE COUNTY PROPERTY APPRAISER
PROPERTY INFORMATION FOR:

Alternate Key: 1661686
RE Number: 00538170-000000

Tttt amarer monafl Aaraf/datarenter/eearch/record. asn

~ Properiy Details
QWNER OF RECORD PROPERTY MAP
REA LOUIS T ] . -
20449 BLUEBILL LANE / ; / 1,
ONANCOCK VA 23417 / / ®
PrHYSICAL LOCATION *”J‘
A EE LR AR A AT A @ARDEN C{}vp
KEY LARGO ¢
IR §m$$wééwﬁ§m?@wﬁawé@wﬁ’ﬁ
BK 1 LT 11 OCEAN ISLE EST PB5-14 KEY LARGO s
OR374-1061-1062 OR1159-1631324VC) /
SUBDIVISION: s
OCEAN ISLE ESTATE (,f’ F
SECTION, TOWNSHIP, RANGE 538160
06 - 61 - 40
#
AFFORDABLY, HOUSING No s
MILLAGE GROUF 7z
500K -
PC CODE, =
0000 - VACANT RESIDENTIAL
-Land Details
L.anD UsE CODE FRONTAGE, DEPTH LAND AREA
IMOH - COMMERCIAL HIGHWAY 0 0 8240 SF
-Parcel Value History
. . MISCELLANEQUS E ] EXEMPTIONS (NOT .
2007 ] Q 12,978 12,978 0 12,978
2606 { 0 12,978 12,978 0 12,978
2005 0 O 12978 12,978 {) 12,978
2004 0 0 12978 12,978 4 12,978
2003 i { 12,978 {2,978 0 12978
2602 it 0 12,978 12,978 0 12,978
2001 0 0 12,978 12.978 0 12978
2000 4] O {2,978 12,978 (4 12,978
1999 & { 12.978 12978 g 12,978
1998 G 0 12,978 12,578 0 12,978
1997 0 4] 12978 12,978 0 12,978
1996 0 & 12,078 12,978 0 12,978
1995 1y 0 12,978 12,978 ] 12,978
1994 0 0 18,540 18,540 { 18.340
1993 0 0 16.019 16,019 0 16,019
1992 0 0 16,019 16,019 0 16,019

10/26/2007



Jam and Smudge Free Printing
Use Avery® TEMPLATE 5160%

3IENVENIDO DIAZ
> GARDEN COVE DR
(EY LARGO, FL 33037

NILLIAM J HARRIS
316 E RIDGE COURT
CHAPIN', SC 29036

LOUIS T REA
20449 BLUEBILL LANE
ONANCOCK, VA 23417

JOSEPH M 'BRUNKE
103491 OVERSEAS HWY
KEY LARGO, FL '33037

LUIS E 'PEREZ
3801 E9QTH LN
HIALEAH, FL 33013

REID FAMILY TRUST DTD

1219197
6911 ROOSEVELT AVE
MENTOR', OH '44060

EDELTRAUT L HUGGLER
'6 ABACO ROAD
KEY LARGO, FL 33037

AU =1

L WWww.avery.com
—— 1-800-GO-AVERY

SIEVERS MARINE INC
21 GARDEN COVE DRIVE
KEY LARGO, FL 33037

RICHARDED E AND DORIS A
JENSEN

POBOX75

WEST TROY, Wl 53120-0075

GARY WAYNE & VICKI SMITH
18 8 EXUMA ROAD
KEY LARGO, FL 33037

" ROLANDO R H & NILDAR

SANTOS TRUSTEES
1555 OBISPO AVENUE
CORAL GABLES', FL 33134

'DOT/ST.OF FL
TALLAHASSEE, FL 32399

'EDELTRAUT L HUGGLER
6 ABACO ROAD
KEY LARGO, 'FL' '33037

A¥IAY-0D-008"L

§m

AVERY® 5160®

FRANCISCO CORREA & MARIA
CRUZ

PO BOX 74

KEY LARGO, FL '33037'

SUSAN BLASS
6 N ENDRD
KEY LARGO, FL 33037

MURRAY L & PATRICIA A
WAGGONER
P O BOX 3230

- KEY LARGO, FL 33037

NORTH END ROAD LLC
18744 MARLIN RD'
MIAMI, FL 33157

TITF/ST.OF FL REC & PARKS
NEW MAHOGANY HAMMOCK
3900 COMMONWEALTH BLVD
MAIL STA 108

TALLAHASSEE, FL 32399-3000

ALBERTO TRUJILLO JR
6871 WEST 2ND LANE'
HIALEAH, FL 33014

0916 Jeqeb o) zesynn

e e et e m A B i mmama e 2 emream AR



. Property Information for 1661686

B 1991
1990
1989
1988
1987
1986
1985
1984
1983
1982

- Parcel Sales History

Page 2 of 2
t} £} Espic it Ay 4 LAY
& 0 16,686 16.686 0 16,686
0 0 16,686 16,686 0 16,686
0 0 16,680 16,080 0 16,686
O 0 16,686 16,686 g 16,680
0 G 160,686 16,686 0 16,686
0 0 16,686 16,686 0 16,686
0 0 16,686 16,686 0 16,686
0 0 14,529 14,529 0 14,529
0 0 14.529 14,529 0 14,529
There are no sales for this parcel,

httn-/fwarw menafl ore/datacenter/search/record.asp

10/26/2007



“Property Information for 1661694

Page 1 of 2

MONROE COUNTY PROPERTY APPRAISER

PROPERTY INFORMATION FOR:

Alternate Key: 1661094
RE Number: 00538180-000000

hitee /fsrane menaft aro/datacenter/search/record.asn

- Property Details
OWNER OF RECORD PROPERTY MAP
SIEVERS MARINE INC S— I
21 GARDEN COVE DRIVE ree mtt ma f o A e R AT e S
KEY LARGO FL 33037
PHYSICAL LOCATION -
KEY LARGO 12672
LEGAL DESCRIPTION A
8 fj?’(
8K | LT 12 OCEAN ISLE EST PB3-14 KEY LARGO ‘%’% 7
OR783-1500 OR786-1768 QR823-1110/1113Q/C ORY01- s f
1784 OR11235-821{JB} OR1306-1933(JMH) OR1306- S
1932Q/CUIMH) OR 1554-604(JMH) OR1554-605(IMH) ;"f /x‘
SUBDIVISION: S Iy
OCEAN ISLE ESTATE o s
rh—*—_—-ﬁ*
SECTION, TOoWNSHIP, RANGE f”f
06 - 61 - 40 -
AFFORDABLE HOUSING Na . e
MILEAGE GROUP 538200
300K
PC CopE
4
4000 - VACANT RESIDENTIAL TETED
- Land Details
LaND USE CODE FRONTAGE DEPTH LAND AREA
IMOH - COMMERCIAL HIGHWAY 60 100 6000 SF
~Parcel Value History
‘ MISCELLANEQUS & - EXEMPTIONS (NOT !
TAX ROLL YEAR BUILDING IMPROVEMENTS LAND JUST INCLUDING SENIORS) TAXABLE
2007 0 it 10,500 10,300 0 10,500
2006 0 0 10,500 10,500 0 10,508
2005 0 0 10,500 10,500 ) 10,500
2004 a 0 10,500 10,500 ] 16,500
2003 ] 0 10,500 10,500 0 £0,500
2002 0 0 10,500 10,500 0 10,500
2001 0 o 10,500 10,500 0 10,300
2000 0 0 10,500 10.500 0 10,500
1999 0 0 10,500 10,500 0 16,560
1998 0 0 10,500 16,500 0 10,500
1997 ] 0 10,500 10,500 0 10,500
1996 ] 0 10,500 10,506 0 10,500
1995 ¢ ) 10,500 10,500 0 10,508
1994 0 ] 15,000 15,000 0 15,000
1993 0 ] 12,960 12,960 0 12,960
1992 0 0 12,960 12,960 {1 12,960
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-

- 1991

1999
1989
1988
1987
1986
1985
1984
1983
1982

Page 2 of 2
tr £y T 000 T L H5 0600
0 0 13.500 13,500 0 13,500
0 G 13,500 13.500 0 13,500
0 0 13,500 13500 0 13,500
0 0 13,500 13,500 0 13,506
0 0 13.500 13,500 0 £3,500
0 0 13,500 13,500 0 13,500
G 0 13,500 13,500 0 13,500
0 0] 13,412 13412 & 13412
0 0 13412 13412 0 13412

- Parcel Sales History
MNOTE - GUR RECORDS ARE TYPICALLY TWO T0 THREE MONTHS BEIHND FROM TilE DATE OF SALE. 1F A RECENT SALE DOLS

SALE DATE

12/1998
12/1998
05/1994
03/1994
G671 990
12/1983

NOT SHOW UP PLEASE GIVE QUR QFFICE TIME TO PROCESS 1T,

OFFICIAL RECORDS
BOOK/PAGE

1354/605
15547604
1306/1933
1306/1932
1135/821
90171784

PRICE

i
20,000
i
i
1
52,000

WD
wh

QC

httn/faraw menafl are/datacenter/search/record. asp
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Prcposed Condtiors

,  Growth Management Division
" We strive to be caring, professional, and fair.

The Monroe County Existing Land Use is proposed to
be amended as indicated above and briefly described as:

Key: Keylargo  MieMarker: 106 Map Amendment #: M27092
Land Use District Map #: 99

Proposal: Existing Land Use change of three parcels from
Improved Subdivision (IS) to Suburban Commercial (SC).

MUNNAY
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7
Property Description: ’ 7 7 /é

Z
RE 00538170-000000, 00538180-000000 and /// A 7 X

00558130.000000 N 722257777
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map & for use by the Monroe County Growth Maragemert Division only. The data contained hereinis not a legd representation of o -
—_— Habitat Type Number of Protected Species
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MONROE COUNTY, FLORIDA
DEVELOPMENT REVIEW COMMITTEE RESOLUTION NO. DRC9-09

A RESOLUTION RECOMMENDING APPROVAL OF THE
REQUEST BY W. F. MCCAIN, INC., ON BEHALF OF SIEVER’S
MARINE, INC TO AMEND THE LAND USE DISTRICT
DESIGNATION FROM IMPROVED SUBDIVISION (IS) TO
SUBURBAN COMMERICAL (SC) OF PROPERTY LEGALLY
DESCRIBED AS BLOCK 1, LOTS 11, 12 AND 13, OCEAN ISLE
ESTATES, MONROE COUNTY, FLORIDA AND HAVING REAL
ESTATE NUMBERS 00538170.000000, 00538180.000000 AND
00538190.000000

WHEREAS, during a regularly scheduled public meeting held on October 19, 2009, the
Development Review Committee of Monroe County conducted a review and consideration of a
request by W. F. McCain, Inc., on behalf of Siever’s Marine, Inc., for a land use district amendment
in accordance with §102-158 of the Monroe County Code;

WHEREAS, the subject property is located at Mile Marker 106, Key Largo, Florida and is
legally described as Block 1, Lots 11, 12 and 13, Ocean Isle Estates, Monroe County, Florida having
real estate numbers 00538170.000000, 00538180.000000 and 00538190.000000;

WHEREAS, the Planning Commission reviewed the following documents and other
information relevant to the request:

1. Staff report prepared by Kathy Grasser, Monroe County Comprehensive Planner, dated
September 25, 2009;

2. BOCC Ordinance No. 2009-17a adopting the amendment of the Future Land Use Map
(FLUM) from Residential Medium (RM) to Mixed Use / Commercial (MC);

3. Transmittal Resolution 2009-001 transmitting an ordinance for adoption to the
Department of Community Affairs; and

4. Planning Commission Resolution No. P43-08 recommending approval to the BOCC to
amend the Future Land Use Map (FLUM) from Residential Medium (RM) to Mixed
Use / Commercial (MC);

WHEREAS, in the Land Use District and/or Future Land Use Map (FLUM) application to
the Planning & Environmental Resources Department, received November 19, 2007, the Applicant
requested to amend the Land Use District (LUD) designation from Improved Subdivision (IS) to
Suburban Commercial (SC) for three (3) parcels, identified as Real Estate Numbers
00538170.000000, 00538180.000000 and 00538190.000000;

WHEREAS, based upon the information and documentation submitted, the Development
Review Committee makes the following Findings of Fact and Conclusions of Law:

Siever’s Marine, Inc. M27092 P.10of3
DRC: October 19, 2009 DRC 9-09 PC: November 17, 2009 BOCC: December 16, 2009



WHEREAS, The proposed land use district amendment is consistent with the provisions and
intent Monroe County Comprehensive Plan Goals, Policies and Objectives, particularly Goals 101
and 105 and Objectives 101.4 and 105.1;

WHEREAS, the proposed land use district amendment is consistent with the provisions and
intent of Chapter 102 of the Monroe County Code, Land Development Regulations particularly
subsections ‘new issues’ and ‘recognition of a need for additional detail or comprehensiveness;’

WHEREAS, the proposed land use district amendment is consistent with three (3) of the ten
(10) goals in the Key Largo Livable CommuniKeys Plan, particularly with Goals 1, 6 and 10;

WHEREAS, the proposed land use district amendment is found to be consistent with the
Principles for Guiding Development in the Florida Keys Area of Critical State Concern pursuant to
F.S. Chapter 380.0552(7);

WHEREAS, the proposed land use district (LUD) amendment from Improved Subdivision
(IS) to Suburban Commercial (SC) does not constitute an adverse change in community character;

WHEREAS, the proposed land use district (LUD) amendment is compatible with the local
use;

WHEREAS, effects on natural resources are not anticipated;

WHEREAS, the proposed land use district (LUD) amendment will not affect Objective
101.11 and will encourage development to remain on disturbed lands rather than encroaching on
environmentally sensitive area;

WHEREAS, the proposed land use district (LUD) amendment may affect solid waste, but
not significantly;

WHEREAS, if or when the parcels are developed, potable water levels may be affected, but
not significantly;

WHEREAS, if or when the parcels are developed, stormwater runoff will result from this
land use map (LUD) amendment;

WHEREAS, Tier III is appropriate for infill development because of the location and
amount of existing development in the areas designated and the absence of significant upland native
habitat patches;

WHEREAS, during a regularly scheduled public meeting held on June 2, 2009, the BOCC
adopted Ordinance 2009-17a amending the Future Land Use District Map from Residential Medium
(RM) to Mixed Use / Commercial (MC) in accordance with Policy 101.4.5 of the Monroe County
Year 2010 Comprehensive Plan and §102-158 of the Monroe County Code;

Siever’s Marine, Inc. M27092 P.20of3
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WHEREAS, during a regularly scheduled public meeting held on January 26, 2009, the
BOCC approved Resolution 001-2009 transmitting an ordinance for adoption to the DCA. There
were no objections, recommendations or comments from the DCA on the proposed FLUM
amendment;

WHEREAS, during a regularly scheduled public meeting held on November 18, 2009, the
Planning Commission conducted a review and consideration and approved Resolution P43-08
recommending approval to the BOCC to amend the Future Land Use Map from Residential Medium
(RM) to Mixed Use / Commercial (MC) in accordance with Policy 101.4.5 of the Monroe County
Year 2010 Comprehensive Plan and §102-158 of the Monroe County Code; and

NOW THEREFORE, BE IT RESOLVED BY THE DEVELOPMENT REVIEW
COMMITTEE OF MONROE COUNTY, FLORIDA, that the information provided in the
September 25, 2009 staff report and discussed at the October 19, 2009 meeting supports the decision
to RECOMMEND APPROVAL to the Monroe County Planning Commission of the request by W.
F. McCain, Inc., on behalf of Sievers Marine, Inc., to amend the land use district from Improved
Subdivision (IS) to Suburban Commercial (SC).

Date:

Townsley Schwab
Sr. Director of Planning and Environmental Resources &
Chair of the Development Review Committee

I HEREBY CERTIFY that on this day before me, an officer duly authorized in the State aforesaid
and in the County aforesaid, to take acknowledgments, personally appeared Townsley Schwab, to
me known to be the person described in and who executed the foregoing instrument and she
acknowledged before me that she executed the same.

WITNESS my hand and official seal in the County and State last aforesaid this day of
, 2009.

NOTARY PUBLIC, STATE OF FLORIDA

Siever’s Marine, Inc. M27092 P.30of3
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MEMO DUM

MONROE COUNTY PLANNING & ENVIRONMENTAL RESOURCES DEPARTMENT

We strive to be caring, professional and fair

To: Development Review Committee
Through: Townsley Schwab, Senior Director of Environmental & Planning Resources -1
Mitch Harvey, AICP, Comprehensive Plan Manager # /-
From: Kathy Grasser, Comprehensive Planner ///ﬁ
Date: September 25, 2009
Subject: Request for an Amendment to the Land Use District Map for Sievers Marine,
Inc, Key Largo, Mile Marker 106, Real Estate Numbers 00538170.000000,
00538180.000000 and 00538190.000000
Meeting: October 19, 2009
I REQUEST

A request by the W. F. McCain & Associates, Inc., for Siever’s Marine, Inc., to amend the
current Land Use District Map (LUD) designation from Improved Subdivision (IS) to Sub Urban
Commercial (SC).

Mmoo Wy

100538190.000000 | (00538180.000000 | (00538170.000000 |

Address: Mile Marker 106, Key Largo, Florida

Legal Description: Block 1, Lots 11, 12 and 13,

Ocean Isle Estates, Monroe County, Florida

Real Estate Number(s): 00538170.000000, 00538180.000000 and 00538190.000000
Applicant/Petitioner: William McCain, WF McCain & Associates

Property Owner: Siever’s Marine, Inc.
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NOTE: On June 2, 2009, the BOCC adopted an ordinance amending a future land use map
(FLUM) change on three (3) parcels (RE numbers 00538170.000000, 00538180.000000, and
00538190.000000) from Residential Medium (RM) to Mixed Use / Commercial (MC). The
current land use district (LUD) designation of Improved Subdivision (IS) is currently
inconsistent with the Mixed Use / Commercial (MC) FLUM designation.

Any use allowed for the proposed land use is considered potential development, not only
affordable housing. Affordable housing can be built in designated Monroe County land use
districts. While there is a need for affordable housing, the data and the information provided
by the applicant does not constitute a changed assumption justifying a map amendment.

The proposed LUD amendment from Improved Subdivision (IS) to Sub Urban / Commercial
(SC) does not guarantee future development for the two parcels. Currently, Growth
Management does not have any pending applications for development on this property.
When or if, Growth Management receives an application, it will be addressed at that time.

II PROCESS

Amendments may be proposed by the Board of County Commissioners (BOCC), the
Planning Commission, the Director of Planning, or the owner or other person having a
contractual interest in property to be affected by a proposed amendment. The Director of
Planning shall review and process map amendment applications as they are received and pass
them onto the Development Review Committee and the Planning Commission for
recommendation and final approval by the BOCC.

The Planning Commission and the BOCC shall each hold at least one public hearing on a
proposed amendment. The Planning Commission shall review the application, the reports
and recommendations of the Department of Planning & Environmental Resources and the
Development Review Committee and the testimony given at the public hearing. The
Planning Commission shall submit its recommendations and findings to the BOCC. The
BOCC shall consider the report and recommendation of and the testimony given at the public
hearings and may either deny the application or adopt a resolution transmitting the proposed
amendment to the Florida Department of Community Affairs (DCA). Ordinances are then
reviewed by the DCA and returned to Monroe County with objections, recommendations and
comments to be considered prior to adoption of the ordinance.

III RELEVANT PRIOR COUNTY ACTIONS

On June 2, 2009, the BOCC adopted Ordinance 2009-17a amending the Future Land Use
District Map from Residential Medium (RM) to Mixed Use / Commercial (MC).

On January 26, 2009, the BOCC approved Resolution 001-2009 transmitting an ordinance for
adoption to the Department of Community Affairs (DCA). There were no objections,
recommendations or comments from the DCA on the proposed FLUM amendment.

On November 18, 2009, the Planning Commission approved Resolution P43-08
recommending approval to the BOCC amending the FLUM from Residential Medium (RM)
Mixed Use / Commercial (MC).

Siever’s Marine, Inc. M27092 P.20f 14 Reviewed by:
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BACKGROUND INFORMATION
A. Size of Site:

RE: # 00538170.000000: 8,240 ft?
RE: # 00538180.000000: 6,000 ft?
RE: # 00538190.000000: 7.000 fi?

Total Site Size: 21,240 ft* or % acre
Current Land Use Map Designation: Improved Subdivision (IS)
Future Land Use Map Designation: Mixed Use / Commercial (MC)

Tier Designation: Tier III
Flood Zone: X
Existing Use:

RE: # 00538170.000000: Undeveloped

RE: # 00538180.000000: Undeveloped

RE: # 00538190.000000: Undeveloped
Existing Vegetation / Habitat: Cleared with some vegetation
Community Character of Immediate
Vicinity: The applicant’s parcels are | COMMUNITY CHARACTER AERIAL
located at Mile Marker 106. They are —mmam , =
located at the split of U.S. 1 and U.S. 905
on the ocean side. Parcels to the north
are owned by the State and are not
developable. Parcels to the east contain
single family residential dwelling units.
The Baptist Church, the Atlantic Dive
Center and four (4) privately owned
vacant parcels are located to the south on
U. S. 1. Across U. S. 1 is the Travis

mouao W

o™

2 EA H ATy

Boating Center and private vacant e T SIEVER’S MARINE INC.
parcels.. The Circle K gas station and ———— e i
convenience store are north of the OWNERS.VACANT |
applicant’s parcels at the U. S. 1 and U.S. | atawcovecaTR |
905 split.

IV REVIEW OF APPLICATION

A. Consistency of the proposed amendment with the provisions and intent of the Monroe County

Year 2010 Comprehensive Plan:

The proposed LUD amendment retains the community character and quality of life in the
area. The proposed amendment is located in a Tier III area adjacent to the U. S. 1 corridor.
Tier III is appropriate for development due to the lack of native habitat patches. The
proposed amendment will retain the surrounding natural resources and direct future growth to
this area. This is consistent with smart growth initiatives. The proposed Land Use District
(LUD) amendment is consistent with the following provisions and intent of the Monroe
County Year 2010 Comprehensive Plan.

Goal 101: Monroe County shall manage future growth to enhance the quality of life,
ensure the safety of County residents and visitors, and protect valuable natural resources.

Siever’s Marine, Inc. M27092 P.30of 14 Reviewed by:
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Objective 101.4: Monroe County shall regulate future development and redevelopment
to maintain the character of the community and protect the natural resources by providing
for the compatible distribution of land uses consistent with the designations shown on the
Future Land Use Map.

Goal 105: Monroe County shall undertake a comprehensive land acquisition program
and smart growth initiatives in conjunction with its Livable CommuniKeys Program in a
manner that recognizes the finite capacity for new development in the Florida Keys by
providing economic and housing opportunities for residents without compromising the
biodiversity of the natural environment and the continued ability of the natural and
manmade systems to sustain livable communities in the Florida Keys for future
generations.

Objective 105.1: Monroe County shall implement smart growth initiatives in conjunction
with its Livable CommuniKeys and Land Acquisition Programs which promote
innovative and flexible development processes to preserve the natural environment,
maintain and enhance the community character and quality of life, redevelop blighted
commercial and residential areas, remove barriers to design concepts, reduce sprawl, and
direct future growth to appropriate infill areas.

B. Consistency of the proposed amendment with the provisions and intent of Chapter 102 of the
Monroe County Code, Land Development Regulations:

The proposed LUD amendment is consistent with the provisions and intent of the Monroe
County Code, Section 130-43 purpose of the Sub Urban Commercial (SC) district:

The purpose of the SC district is to establish areas for commercial uses designed and
intended primarily to serve the needs of the immediate planning area in which they are
located. This district should be established at locations convenient and accessible to
residential areas without the use of U. S. 1.

In accordance with MCC Sec. 102-158(d)(5)b., the BOCC may consider the adoption of an
ordinance enacting the proposed change based on one (1) or more of the following factors:
changed projections; changed assumptions; data errors; new issues; recognition of a need
Jor additional detail or comprehensiveness; and data updates. There was no applicant
response for data updates.

APPLICANT RESPONSE:
i. Changed projections (e.g., regarding public service needs) from those on which the text
or boundary was based,

Since the Monroe County Comprehensive Plan’s adoption in 1992 (based on the 1980
census data), the comprehensive plan and census data projected an even increase in future
population through the entire county. The KLLCP (Key Largo Livable CommuniKeys
Plan) addresses the need during this growth period to protect and enhance local
community roots, while protecting local environmental resources. This application
embodies the conclusions of the KLLCP; it replaces the single family residential (3 lots)
adjacent to and fronting the Overseas Highway corridor with viable commercial and

Siever’s Marine, Inc. M27092 P.40f 14 Reviewed by:
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ii.

iii.

mixed class residential along a corridor of existing and prescribed suburban commercial
development. The application for a LUD amendment and re-zoning conforms to all the
goals of the KLLCP. The change will allow development that is compatible with the
goals of the KLLCP by protecting and enhancing local community life and minimizing
the impact on Monroe County’s environmental resources.

The combined lots on Overseas Highway (U.S.-1) will not require any additional access
on their frontage. The development will take advantage of two existing access points; i.e.
N. End Road and Garden Cove Drive, and create an interconnect between them allowing
the abandonment of an existing undeveloped alley way to increase proper access traffic
flow outside of the Overseas Highway. Even in the comprehensive plan, single family
residential lot development was not properly addressed as single families and cars on a
corridor road do not mix. It should be noted that within the nearby vicinity of the subject
property, no other residential properties exist along the Overseas Highway (U.S.-1) right
of way other than Adam’s Cut at approximately MM 103/104.

With the adoption of the KLLCP and the tier system, shifting in the planning
philosophies along the Overseas Highway (U.S.-1) corridor in areas of infill and meeting
the “neighborhood communities” criteria including the provisions for a “walkable
community” reducing area trip generation, this rezoning and LUD amendment should be
positively accepted.

The County will require all parcels to be combined into one developable lot at the time of
site plan approval. This will, combined with the fact that the individual lots themselves
are not large enough to support any mixed development, avoid individual lot sell-off and
guarantee proper development as envisioned by the KLLCP. It should be noted that, not
only will a Florida Department of Transportation (FDOT) curb cut for additional access
not be sought from the FDOT, the FDOT will not grant one accept under the current
single lot configuration.

Changed assumptions (e.g., regarding demographic trends);

The prescribed use of “mixed use development” per the KLLCP is an effective way of
dealing with new growth issues in this part of the Keys vs. that of the Monroe County
Comprehensive Plan designating this property as residential medium. Allowing Mixed
Use/Commercial (MC) LUD designation for this property creates a balance of
environmental concerns; needs for housing in general, and fills a void for affordable
housing. The allowance of this rezoning and LUD amendment will serve as an
enhancement to the surrounding area and the gateway to the Keys.

Data errors, including errors in mapping, vegetative types and natural features described
in Volume 1 of the Monroe County Year 2010 Comprehensive Plan;

The IS land use designation for the subject parcels that are being proposed for rezoning to
SC and LUD amendment to MC is an obvious example of Key Largo residents’ and
planning staff concerns that the KLLCP for the area recommends a mixed use that
provides workforce housing and a light commercial retail area where local residents can
feel comfortable in an aesthetically pleasing environment. The IS designation given to

Siever’s Marine, Inc. M27092 P.50f 14 Reviewed by:
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the parcels was probably a part of a “package” designation requested by the developer of
Ocean Isle Estates. The nature of the designation and factors leading to the designation
are better addressed by Monroe County planning officials who have easy access to
records pertaining to the Ocean Isle development.

A portion of the Ocean Isle Estates subdivision currently includes a commercial fishing
village supported by the marina and restaurant currently owned by the Applicant. The
existing IS land use designation supports the Applicant’s requested use for the subject
property. Often, when broad brush comprehensive plans are quickly established at the
beckoning of the state, pockets of unique development are often caught up by the basic
underlying land use and not the specific character of the existing development or
proximity to major thoroughfare related issues.

The KLLCP goes into great detail about the deficiencies of the existing LUD. Under the
heading of Goal 1 of the KLLCP, the narrative describes the tendency of the Monroe
County Comprehensive Plan to have “down-zoned” many of the properties adjacent to
Overseas Highway (U.S.-1). The narrative then goes on to state that through the changed
conditions and new information that has been brought forth since the Comprehensive
Plan’s adoption in 1986, it is now the goal of the County and the Community to restore
the commercial use status along this corridor. Certainly, that is what the amendment of
the LUD to MC and rezone to SC would accomplish for the subject property.

iv. New issues;

Over time, since the Buzzard’s Roost Marina and Restaurant first opened more than 30
years ago, the majority of the surrounding neighborhood has been built or has become a
“fishing village” with the marina at its core. The neighborhood is supported to some
extent with commercial development bordering Overseas Highway (U.S.-1), commercial
fishing, special district, mixed use commercial and improved subdivision. Through the
recommendations in the KLLCP, the proposed LUD amendment to MC and rezoning to
SC enhances the surrounding uses, the adjacent “fishing village” and serves as a light
commercial/residential buffer from Overseas Highway (U.S.-1), blending into the other
residential uses. With the ability to develop the property as a SC development, retail in
support of the existing Village atmosphere could be built. The purpose of the existing IS
district is to protect legally vested residential development rights to owners of lots in
subdivisions that were established prior to the comprehensive plan. While existing plats
at the time of the comprehensive plan development may have justified the IS designation,
a closer review of the surrounding area indicates a strong correlation to the Suburban
Commercial (SC) districts listed as to establish or conserve areas of commercial/mixed
uses, and preserve these as areas representative of the character, economy and cultural
history of the Florida Keys. The Applicant believes his request for rezoning to SC and
LUD amendment to MC will hold to this test and will assist with the integration of the
overall local neighborhood culture.

. Recognition of a need for additional detail or comprehensiveness

The proposed KLLCP to the Monroe County Comprehensive Plan establishes new
priorities for detailed review for comprehensiveness regarding local communities in Key
Largo. The consensus goals identified in the KLLCP are met by the implementation of
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the Applicant’s re-zoning and LUD amendment request as illustrated below. It is
specifically noted in the KLLCP, Strategy 1.3, action item 1.3.7 (b) that commercial
conformance status be preserved within the sections along the Overseas Highway (U.S.-
1) corridor. Although it is not a part of this application, it is suggested that Monroe
County would pursue a change of zone and LUD designation for the remaining Ocean
Isle lots fronting Overseas Highway (U.S.-1) to achieve a condition that is consistent with
the goals of the KLLCP for the remaining lots adjacent to Overseas Highway (U.S.-1).
The applicant is currently making an effort to contact the adjacent owners within Ocean
Isle estates to gain their support in the rezoning and LUD amendment for the parcels
along the Overseas Highway (U.S.-1) right of way.

STAFF RESPONSE:
Staff finds the proposed land use district change, in accordance with MCC Sec. 102-
158(d)(5)b, consistent with subsections ‘new issues’ and ‘recognition of a need for additional
detail or comprehensiveness’.

On June 2, 2009, the BOCC adopted an ordinance amending a FLUM change on three (3)
parcels (RE numbers 00538170.000000, 00538180.000000, and 00538190.000000) from
Residential Medium (RM) to Mixed Use / Commercial (MC). The current land use
district designation of Improved Subdivision (IS) is currently inconsistent with the Mixed
Use / Commercial (MC) FLUM designation. Upon BOCC adoption of the proposed land
use district amendment of Suburban Commercial (SC), the LUD will become consistent
with the current FLUM designation of MC.

C. Goals, Strategies and Action Items from the Key Largo Livable CommuniKeys Plan that
directly pertain to the proposed development

APPLICANT RESPONSE:

The following is a response by the applicant on ten (10) out of the eleven (11) goals located
in the Key Largo Livable CommuniKeys Plan (KLLCP), pertaining to the proposed LUD
amendment.

Land Use and Redevelopment
Consensus Goal 1: Direct future growth to lands that are most suitable for development and
encourage preservation of environmentally sensitive lands.

The Applicant’s property is in an optimal location for rezoning to SC and LUD
amendment to MC in that it affords upscale commercial, keeping with the fishing village
appearance of the Keys to create a showcase at the entrance of Key Largo. The SC zone
also allows a mix of residential above the commercial predominantly in support of
affordable housing related back to the Buzzard’s Roost Marina & Restaurant staff
housing needs as well as housing needs in general. The proposed rezoning and LUD
amendment also eliminates single family housing units directly abutting a congested area
of the Overseas Highway as well as removing the possibility of any new access points
along Overseas Highway (U.S.-1). This is all accomplished without any detriment to any
environmentally sensitive lands, and if anything, through proper stormwater treatment
facilities, will improve the environmental status quo over single family residential
construction on existing platted lots.

Siever’s Marine, Inc. M27092 P.70f14 Reviewed by:
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Community Character

Consensus Goal 2: Preserve and enhance important community qualities within the planning
area that define Key Largo’s casual village style atmosphere and natural environment and
that enhance its status as the first island of the Florida Keys.

As studied previously, the Applicant believes that the rezoning to SC and LUD
amendment to MC will not only fit into the surrounding existing development but will
enhance the “village style” atmosphere as a gateway view into Key Largo. The proposed
development will provide an immediate visual enhancement over the existing 3 scarified
lots.

Consensus Goal 3: Protect and enhance historic, cultural and archeological resources
within Key Largo to maintain the integrity of the community’s unique character.

While the proposed development neither enhances historic or archeological resources, it
does protect and enhance cultural aspects of the community while maintaining and
enhancing the community’s unique character; village style construction, i.e. residential
over commercial.

Housing
Consensus Goal 4: Maintain the availability of affordable housing and workforce housing

Jor local residents while preserving the character of the community.

The client’s incentive toward providing some workforce housing units in the project is
driven by the needs of his own staff at Buzzard’s Roost Restaurant and Garden Cove
Marina, just blocks away from the site. The rezoning to SC and LUD amendment to MC
allows significantly needed workforce housing to be built.

Environmental Protection

Consensus Goal 5: Preserve, manage, and restore where appropriate, the natural resources
within the planning area by providing open space, protecting water quality and acquiring
and managing environmentally sensitive lands.

Given that the lots have been in their existing scarified state for such a long time, along
with the required on-site stormwater treatment the project will provide, the request meets
the environmental protection goal of the KLLCP.

Economic Development
Consensus Goal 6: Encourage redevelopment and infill development that supports and
enhances the tourist based economy of the planning area.

The request meets the economic development goal encouraging infill development while
enhancing the tourism based economy. This will be accomplished with portions of the
commercial business associated back to the Buzzard’s Roost Restaurant and Garden
Cove Marina, additional island retail and a mix of workforce housing as previously
stated.

Siever’s Marine, Inc. M27092 P.80f 14 Reviewed by:
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Consensus Goal 7: Recognize water-dependent and water-related commercial uses as an
important source of economic sustainability within the planning area.

As this goal recognizes the need to support water-dependent and water related
commercial uses, the proposed rezoning and LUD amendment will allow for the
development of both support services for the Buzzard’s Roost Restaurant and Garden
Cove Marina as well as commercial development over the subject properties.

Transportation
Consensus Goal 8: Provide residents and visitors of the planning area with a safe and

useable transportation system for vehicles, bicycles and pedestrians with opportunities for
transit systems where appropriate.

Workforce housing located within the subject property would enable residents the ability
to walk to work at either the nearby existing commercial/retail developments or the
proposed commercial developments that would be feasible with the change to the SC
zone and MC LUD designation. As stated by the KLLCP, developments that promote
pedestrian activity are encouraged, and it would be desirable to decrease the need for
additional trips, possibly congesting the Overseas Highway (U.S.-1). The approval of the
requested SC (designation) rezoning and LUD amendment to MC will require joining of
all 3 lots, potentially eliminating an additional access point to the Overseas Highway.

Recreation
Consensus Goal 9: Provide additional resources for enhancement of existing facilities,
expansion of active and passive land-based recreation opportunities and seek to expand
public shoreline access for water-based recreational activities for all age groups within the
community.

The proposed rezoning to SC and LUD amendment to MC will allow the development of
a portion of the project to serve as support for the Buzzard’s Roost Restaurant and
Garden Cove Marina thereby enhancing areas for water based activities.

Community Facilities
Consensus Goal 10: Provide adequate public facilities to serve the existing and future needs
of the planning area.

Public facilities are adequate to support the rezoning to SC as well as the LUD
amendment to MC that have been requested. The Applicant has satisfied the consensus
goals identified in the KLLCP. Approval of the LUD amendment to MC and rezoning to
SC will only net a positive effect on the upper Key Largo area.

STAFF RESPONSE:
Three (3) of the ten (10) goals in the Key Largo Livable CommuniKeys Plan are consistent
with the proposed LUD amendment. They are:
Goal 1:  Direct future growth to lands that are most suitable for development and
encourage preservation of environmentally sensitive lands;
Goal 6:  Encourage redevelopment and infill development that supports and enhances
the tourist based economy of the planning area,; and

Siever’s Marine, Inc. M27092 P.9of 14 Reviewed by:
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Goal 10: Provide adequate public facilities to serve the existing and future needs of the
planning area.

The three (3) parcels are scarified and undeveloped. The land is suitable for future
development. The proposed amendment will not draw on any environmentally sensitive
lands. The proposed LUD amendment will encourage infill of the subject’s parcels Tier
11T land.

Monroe County’s 2008 Public Facilities Capacity Assessment Report indicates there is
adequate capacity for potable water, solid waste, transportation, parks and recreation in
this area. On Cross Key (MM 106), the level of service (LLOS) is rated “E.” This is due to
construction on the new high-level bridge. Once the bridge construction is complete, the
LOS will most likely return to normal. All new development must comply with County,
State and Federal regulations.

D. Consistency with the Principles for Guiding Development in the Florida Keys Area of
Critical State Concern pursuant to F.S. Chapter 380.0552(7) For the purposes of reviewing
consistency of the adopted plan or any amendments to that plan with the principles for
guiding development and any amendments to the principles, the principles shall be construed
as a whole and no specific provision shall be construed or applied in isolation from the other
provisions.

(a). To strengthen local government capabilities for managing land use and
development so that local government is able to achieve these objectives
without the continuation of the area of critical state concern designation.

(b).  To protect shoreline and marine resources, including mangroves, coral reef
formations, seagrass beds, wetlands, fish and wildlife, and their habitat.

(c).  To protect upland resources, tropical biological communities, freshwater
wetlands, native tropical vegetation (for example, hardwood hammocks and
pinelands), dune ridges and beaches, wildlife, and their habitat.

(d).  To ensure the maximum well-being of the Florida Keys and its citizens
through sound economic development.

(e).  To limit the adverse impacts of development on the quality of water
throughout the Florida Keys.

®. To enhance natural scenic resources, promote the aesthetic benefits of the
natural environment, and ensure that development is compatible with the
unique historic character of the Florida Keys.

(g). To protect the historical heritage of the Florida Keys.

(h).  To protect the value, efficiency, cost-effectiveness, and amortized life of
existing and proposed major public investments, including:

1. The Florida Keys Aqueduct and water supply facilities;

2. Sewage collection and disposal facilities;

3. Solid waste collection and disposal facilities;

4. Key West Naval Air Station and other military facilities;

5. Transportation facilities;

6. Federal parks, wildlife refuges, and marine sanctuaries;
Siever’s Marine, Inc. M27092 P. 10 of 14 Reviewed by:
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7. State parks, recreation facilities, aquatic preserves, and other publicly

owned properties;
8. City electric service and the Florida Keys Electric Co-op; and
9. Other utilities, as appropriate.
). To limit the adverse impacts of public investments on the environmental

resources of the Florida Keys.

). To make available adequate affordable housing for all sectors of the
population of the Florida Keys.

(k).  To provide adequate alternatives for the protection of public safety and
welfare in the event of a natural or manmade disaster and for a post disaster
reconstruction plan.

. To protect the public health, safety, and welfare of the citizens of the Florida
Keys and maintain the Florida Keys as a unique Florida resource.

STAFF RESPONSE:
The subject parcels are vacant and cleared. There are no natural resources on the
three (3) parcels. The parcels are located on U. S. 1 and are adjacent to a variety of
other mixed uses. Staff finds the proposed LUD amendment consistent with the
Principles for Guiding Development as a whole and not inconsistent with any one
principle.

. Impact on Community Character:

MCC §102-158 maintains that amendments may not permit an adverse change in community
character. The character of the immediate vicinity includes open space, mixed use and
residential. The applicant’s parcels are located at MM 106 and U.S. 1 south of the U.S. 1 and
U.S. 905 split on the ocean side. A convenience store is located at the split and
miscellaneous low to medium intensity retail stores are located in the surrounding area.
Single-family residences are located along North End and Garden Cove Road. A few of the
U. S. 1 parcels in this area are vacant and overgrown. The proposed land use map (LUD)
amendment does not constitute an adverse change in community character.

Surrounding Land Use Designations (LUDs) 4

Local Use Compatibility
The U.S. 1 corridor is Suburban Commercial (SC).

The land use designations of parcels to the east include
Improved Subdivision (IS), Mixed Use (MU) and
Commercial Fishing (CFA) districts. The parcels to the
south have land use designations of Sub Urban Residential

ST ' f/oamrd (SR) and Native Area (NA). The parcels to the north are

owned by the State of Florida. The parcels across U. S. 1
have land use designations of Urban Residential Mobile
Home (URM) and Native Area (NA). The proposed land
use map (LUD) amendment is compatible with the local
use.

Res: 00538170-00000, 00538180-000000, 00538190-000000

Siever’s Marine, Inc. M27092 P. 11 of 14 Reviewed by:
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Density and Intensity

The proposed LUD amendment from IS to SC will allow the following maximum

nonresidential land use densities and intensities:

Improved Subdivision (IS)

Land Use Intensity
Floor Area Size of Site (20% Approximate
Ratio (FAR) O.S.R. has been Maximum ft®
Land use Maximum deducted) Allowed
Commercial Retail:
Low Intensity 0.25 16,992 4,248
Medium Intensity 0.20 16,992 3,398
Office 0.25 16,992 4,248
Sub Urban Commercial (SC) LUD Designation
Land Use Intensity
Floor Area Size of Site (20% | Approximate
Ratio (FAR) O.S.R. has been Maximum ft?
Land use Maximum deducted) Allowed
Commercial Retail:

Low Intensity 0.35 16,992 5,947
Medium Intensity 0.25 16,992 4,248
High Intensity 0.15 16,992 2,549
Office 0.40 16,992 6,797
Commercial Recreational 0.10 16,992 1,699
Institutional 0.30 16,992 5,098
Outdoor Recreational 0.10 16,992 1,699
Public Buildings and uses 0.30 16,992 5,098
Light Industrial 0.30 16,992 5,098

Detached dwellings of all types are a permitted use in the Improved Subdivision (IS)
land use district. Vacation rentals are prohibited. Commercial retail of low- and
medium intensity and office uses of less than 2,500ft> of floor area are permitted with
a major conditional use.

Commercial retail, low- and medium intensity and office uses of less than 2,500ft% of
floor area, institutional residential uses with less that ten (10) dwelling units,
commercial apartments with less that six (6) dwelling units, commercial recreational
and institutional uses, public buildings and uses, accessory uses, storage areas, and
vocational rental uses are permitted uses in the SC land use district.

Siever’s Marine, Inc. M27092
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Local Traffic, Parking and Circulation

The size of the subject parcels are approximately 21,240ft>. Deducting the 20% open
space ratio (O.S.R.), the buildable site is reduced to approximately 16,992ft>. The
Improved Subdivision (IS) land use district permits between 3,398ft* and 4,248f of
commercial floor area. The Suburban Commercial (SC) land use district allows
between 1,699 and 5,947ft* of commercial floor area.

The maximum residential density for the Improved Subdivision (IS) land use district
is one (1) unit per lot. In the Suburban Commercial (SC) land use district between
ten (10) and fifteen (15) hotel rooms, between five (5) and twenty (20) institutional
rentals and ten (10) recreational rentals are permitted. However, the institutional and
recreational rentals include recreational vehicle or campground spaces. These are
considered transient uses. Transient uses are defined as a hotel or motel room,
seasonal residential unit, or space for parking a recreational vehicle or travel trailer.
Currently, there is a moratorium on transient uses. In July 2009, Monroe County
amended and transmitted to DCA, Comprehensive Plan Policy 101.2.6 extending the
moratorium on transient units. The proposed policy will be going back to the Board
of County Commissioners for an adoption hearing sometime in November 2009.

The proposed policy states “Monroe County shall adopt Land Development
Regulations which prohibit new transient residential units including hotel or motel
rooms, campground spaces, or spaces for parking a recreational vehicle or travel
trailer until the average annual occupancy rate exceeds 90% as evidenced by the
Tourist Development Council annual trend report of Monroe County Occupancy
rates, at which time the Permit Allocation System shall allocate ten percent (10%) of
annual residential market rate allocations to transient units.”

U. S. 1 on Cross Key (MM 106-112.5) is
located at the split of U. S. 1 and S.R. 905, N
north of the three (3) parcels. This stretch of FCEIEEAIFEON
road has a level of service (LOS) “E” |[ea Hrsh
indicating that the LOS exceeded the 5% trip
allocation allowed. The draw bridge across the
Jewfish Creek was replaced with a fixed high
level bridge bringing the LOS rating down to
an “E”.  Once the construction is complete,
travel speeds and level of service for this area
are most likely to improve. The local
neighborhood roads have been well
maintained. The proposed LUD amendment
may affect local traffic and parking, but not
significantly.

Effects on Natural Resources

Goal 102 of the Year 2010 Comprehensive Plan states that Monroe County shall
direct future growth to lands which are intrinsically most suitable for development
and shall encourage conservation and protection of environmentally sensitive lands.
Future development would be required to comply with all Monroe County Code,

Siever’s Marine, Inc. M27092 P.13of 14 Reviewed by:
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State and Federal environmental regulations. Because the subject property consists of
cleared undeveloped lots, no additional clearing is anticipated. Effects on natural
resources are not anticipated.

Effects on Public Facilities
Objective 101.11 of the Monroe County Year 2010 Comprehensive Plan requires the
County to direct future growth away from environmentally sensitive land and towards
established development areas served by existing public facilities. The proposed
LUD amendment will not affect Objective 101.11 and will encourage development to
remain on disturbed lands rather than encroaching on environmentally sensitive area.

Solid Waste

Monroe County has a solid waste haul out contract with Waste Management Inc.,
which authorizes the use of in-state facilities through September 20, 2016, thereby
providing the County with approximately eight (8) years of guaranteed capacity. The
proposed land use map (LUD) amendment may affect solid waste, but not
significantly.

Potable Water

The average daily water demand is expected to slightly increase to 16.28 MGD over
last year’s of 16.02 MGD due to water shortage/drought conditions/water restriction
and water conservation efforts. The construction of new water supply wells and a
reverse osmosis water treatment facility provides an additional capacity of 6.0 MGD.
The reverse osmosis desalination plant provides an additional 3.0 MGD of water for
additional capacity.  Staff feels if or when the parcels are developed potable water
levels may be affected, but not significantly.

Stormwater

Staff feels if or when the parcels are developed, stormwater runoff will result from
this land use map (LUD) amendment. The applicant’s properties, although in Tier
I11, are scarified but have not been developed. MCC Section 114-3, titled ‘Surface
Water Management Criteria’, establishes guidelines and criteria for the safe
management and disposal of stormwater runoff from developed areas that will
minimize or eliminate any resultant adverse impacts on the surface water,
groundwater, and other natural resources of the county. Any change in the use of the
property must comply with State and Federal regulations as well as the Monroe
County Code, the Monroe County Comprehensive Plan and the Livable
CommuniKeys Plans.

Effects on Redevelopment/Infill Potential
Currently, the Buzzard’s Roost sign stands on the subject parcels. The subject’s
parcels are in Tier III. Tier III is appropriate for infill development because of the
location and amount of existing development in the areas designated and the absence
of significant upland native habitat patches.

Siever’s Marine, Inc. M27092 P. 14 of 14 Reviewed by:
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MEMORANDUM
MONROE COUNTY PLANNING & ENVIRONMENTAL RESOURCES DEPARTMENT

We strive to be caring, professional and fair

To: Development Review Committee

Through: Townsley Schwab, Senior Director of Environmental. & Planning Resources
Mitch Harvey, AICP, Comprehensive Plan Manager

From: Kathy Grasser, Comprehensive Planner
Date: October 16, 2009
Subject: Request for Amendment to the Land Use District Map by Mr. Lloyd A.

Good, Jr., 17001 & 17075 Overseas Highway, Sugarloaf Key, Florida 33042,
Mile Marker 17, Real Estate Number 00118420.000000, 00118470-00000 &
00117930-000000

Meeting: DRC October 19, 2009

l. REQUEST
A request by Lloyd A. Good, Jr., to amend the current Land Use District (LUD)
designation from Destination Resort (DR) and Sub Urban Commercial (SC) to Mixed
Use (MU) for the entire real estate number 00118470.00000 and portions of real estate
numbers 00118420.000000 and 00117930.000000.

EXISTING LAND USE DISTRICTS AND
REAL ESTATE NUMBERS

Portion requected 00117930.000000
SC Land Use District

&l 4] 001.18470.000000
T==] SC and DR Land Use District

FROM SUB URBAN COMMERCIAL (SC)
AND DESTINATION RESORT (DR)
TO MIXED USE (MU)

Lloyd A. Good, Jr. M28098 Page 1 of 14
DRC: October 19, 2009 DRC10-09 PC: November 17, 2009 BOCC: December 16, 2009
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Address: 17001 & 17075 Overseas Highway, Sugarloaf Key,
Florida Mile Marker 17
Real Estate Number(s): All of RE 00117930.000000 and portions of
RE numbers 00118420.000000 and 00118470.000000
Legal Description: Section 3 Township 67 Range 27 Y67703-03
Sugarloaf Key PT Lot 3 & PT Lot 4
Applicant/Property Owner: Lloyd A. Good, Jr.

NOTE:

The LUD amendment does not guarantee future development for the three (3) parcels.
Currently, Growth Management does not have any pending applications for development
on this property. When or if, Growth Management receives an application, it will be
addressed at that time.

PROCESS

Amendments may be proposed by the Board of County Commissioners (BOCC), the
Planning Commission, the Director of Planning, or the owner or other person having a
contractual interest in property to be affected by a proposed amendment. The Director of
Planning shall review and process map amendment applications as they are received and
pass them onto the Development Review Committee and the Planning Commission for
recommendation and final approval by the BOCC.

The Planning Commission and the BOCC shall each hold at least one public hearing on a
proposed amendment. The Planning Commission shall review the application, the
reports and recommendations of the Department of Planning & Environmental Resources
and the Development Review Committee and the testimony given at the public hearing.
The Planning Commission shall submit its recommendations and findings to the BOCC.
The BOCC shall consider the report and recommendation of and the testimony given at
the public hearings and may either deny the application or adopt an ordinance approving
the proposed amendment. Ordinances are then reviewed by the Florida Department of
Community Affairs.

RELEVANT PRIOR COUNTY ACTIONS

On June 2, 2009, the BOCC adopted Ordinance 019-2009 amending a FLUM change on
real estate number 00118420.000000 and only on the triangular portion located 110 feet
west of Bat tower Road near U. S. 1 from Residential Conservation (RC) to Mixed Use /
Commercial (MC).

On January 26, 2009, the BOCC approved Resolution 002-2009 transmitting an
ordinance for adoption to the Department of Community Affairs (DCA). There were no
objections, recommendations or comments from the DCA on the proposed FLUM
amendment.

Lloyd A. Good, Jr. M28098 Page 2 of 14

DRC: October 19, 2009 DRC10-09 PC: November 17, 2009 BOCC: December 16, 2009



OO ~NO O~ WN P

16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34

On December 16, 2009, the Planning Commission approved Resolution P39-08
recommending approval to the BOCC amending the FLUM from Residential

Conservation (RC) to Mixed Use / Commercial (MC).

1IV. BACKGROUND INFORMATION

Land Use District (LUD) Designations

RE 00118420.000000:
RE 00117930.000000:

Destination Resort (DR), Native Area (NA)
Sub Urban Commercial (SC), Native Area (NA)

Located behind the fire station

RE 00118470.000000:

Destination Resort (DR)

Total Size of Parcel Proposed to be Amended

Real Estate Numbers

Total Size of Parcel

Size of Parcel Proposed
to be Amended

RE 00118420.000000 26.39 acres 415,519 ft2 (9.5 acres)
RE 00117930.000000 15.61 acres 29,975 ft* (.68 acres)
RE 00118470.000000 54,728 ft* (1.26 acres) 54,728 ft* (1.26 acres)
TOTAL SIZE OF | 43.26 acres
PARCELS

TOTAL PARCELS
PROPOSED TO BE
AMENDED

500,222 (11.44 acres)

Tier Designation

RE 00118420.000000: Tier 3

RE 00117930.000000: Tier 1, Tier 3

RE 00118470.000000: Tier 3
Flood Zone

AE, VE (EL 12)

Existing Use

Hotel, Office, apartment, restaurant and dockage for motel guests

Lloyd A. Good, Jr.
DRC: October 19, 2009 DRC10-09

M28098
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Existing VVegetation / Habitat

RE 00118420.000000: Developed with some exotic vegetation, mangrove, scrub
mangrove, and saltmarsh; however, the area to be
redeveloped is scarified.

RE 00117930.000000: The 11.44 acres of parcels to be amended are currently
developed. The remaining 15.93 acres, which is not
applicable to this amendment, contains mangroves and
wetlands and has a land use district designation of Native
Area (NA).

RE 00118470.000000: Developed

Community Character of Immediate Vicinity

This is a mixed-use development, consisting of residential, commercial and undeveloped
vacant land to the west of the site.

V. REVIEW OF APPLICATION

A. Consistency of the proposed amendment with the provisions and intent of the
Monroe County Year 2010 Comprehensive Plan:

The proposed LUD amendment retains the community character and quality of
life in the area. The proposed amendment is located in a Tier Il area and is
adjacent to the U. S. 1 corridor. The proposed amendment will retain the
surrounding natural resources and direct future growth to this area where
appropriate on the parcel. This is consistent with smart growth initiatives. The
proposed LUD amendment is consistent with the following provisions and intent
of the Monroe County Year 2010 Comprehensive Plan.

1. Goal 101: Monroe County shall manage future growth to enhance the
quality of life, ensure the safety of County residents and visitors, and
protect valuable natural resources. [9J-5.006(3)a]

2. Objective 101.4: Monroe County shall regulate future development and
redevelopment to maintain the character of the community and protect the
natural resources by providing for the compatible distribution of land uses
consistent with the designations shown on the Future Land Use Map.

3. Goal 105: Monroe County shall undertake a comprehensive land
acquisition program and smart growth initiatives in conjunction with its
Livable CommuniKeys Program in a manner that recognizes the finite
capacity for new development in the Florida Keys by providing economic
and housing opportunities for residents without compromising the
biodiversity of the natural environment and the continued ability of the

Lloyd A. Good, Jr. M28098 Page 4 of 14
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natural and manmade systems to sustain livable communities in the
Florida Keys for future generations.

4, Objective 105.1: Monroe County shall implement smart growth initiatives
in conjunction with its Livable CommuniKeys and Land Acquisition
Programs which promote innovative and flexible development processes
to preserve the natural environment, maintain and enhance the community
character and quality of life, redevelop blighted commercial and
residential areas, remove barriers to design concepts, reduce sprawl, and
direct future growth to appropriate infill areas.

Consistency of the proposed amendment with the provisions and intent of
Chapters 102 of the Monroe County Code, Land Development Regulations:

The proposed LUD amendment is consistent with the provisions and intent of the
Monroe County Code, Section 130-88 Mixed Use (MU) District purpose which
states ‘to establish or conserve areas of mixed uses, including commercial fishing,
resorts, residential, institutional and commercial uses, and preserve these as areas
representative of the character, economy and cultural history of the Florida Keys.

In accordance with MCC Sec. 102-158(d)(5)b., the BOCC may consider the
adoption of an ordinance enacting the proposed change based on one (1) or more
of the following factors: changed projections; changed assumptions; data errors;
new issues; recognition of a need for additional detail or comprehensiveness; and
data updates. There were no applicant responses for changed projections,
changed assumptions and new issues. The ‘data error’ and ‘data updates’ factors
are not applicable to the LUD amendment.

APPLICANT RESPONSE:

Recognition of a need for additional detail or comprehensiveness;

The use of the area as a bank or real estate office or tire repair shop is
nonconforming in the DR zone but not in the MU zone.

Data errors:

Any portion of the area RE 00118420-000000 zoned as NA should have
originally been DR. This area is NA should now be MU.

Data updates:

This property has traditionally been used for the uses permitted in a mixed use
zone as distinguished from the DR zone.

Lloyd A. Good, Jr. M28098 Page 5 of 14
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1 STAFF RESPONSE

2

3 Staff has determined that the proposed map amendment is in accordance with MCC

4 Section 102-158(d)(5)b(v) ‘Recognition of a need for additional detail or

5 comprehensiveness’ based on the following data and analysis.

6

7  History of the property

8

9 In 1960, a 24-unit motel building was built. At one time there was the existence of fifty-
10 five (55) transient dwellings and one (1) permanent dwelling located in the motel office.
11 There are five (5) buildings on RE 00118420.000000.Accordingly, in a letter of
12 Development Rights Determination dated August 9, 2006, staff determined that twenty-
13 four (24) transient dwelling units in the eastern wing of the motel and thirty-one (31)
14 transient dwelling units in the western wing of the motel are lawfully-established.
15
16 There are also three (3) existing lawfully-established non-residential structures on the
17 parcel and consist of the motel office and lobby building, restaurant and marina.
18
19 As of April 9, 2008, Building Permit 081-1303 was issued to demolish the 24-unit motel,
20 a pool, and a lift station.
21
22 Land Use District History
23
24 Prior to 1986, the area had a land use district designation of a General Use District and a
25 Business Use District.
26
27  General Use District
28
29 The GU land use district did not allow for the development or redevelopment of any
30 structure except for single family dwellings and clubs. This district was established as an
31 interim land classification pending action to rezone the property to a residential, business
32 or industrial classification. The marina is located in RE 00118420.000000 and was zoned
33 GU, prior to 1986. Marinas were not listed in this land use category.
34
35 BU-1, Light Business District
36
37 The hotel and retail establishments are located on RE 00118420.000000 and RE
38 00118470.000000 and were zoned BU-1. Professional services, business services, banks,
39 post offices, ticket offices, drug stores, and other retail services were permitted. This
40 district is intended to protect and enhance the areas best suited for preservation of
41 businesses related to neighborhood, tourist, and resort retail sales and business, personal
42 and professional services.
43
44
45

Lloyd A. Good, Jr. M28098 Page 6 of 14
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Sub Urban Commercial Current Land Use District

After the 1986 zoning took effect, the small area behind the fire station and part of the
northwestern parcel on RE 00117930.000000 was rezoned to Sub Urban Commercial
(SC). The purpose of the SC district is to establish areas for commercial uses designed
and intended primarily to serve the needs of the immediate planning area in which they
are allocated. This district should be established at locations convenient and accessible to
residential areas without use of U.S. 1.

Permitted Uses

Commercial retail, low- and medium-intensity and office uses of less that 2,500 ft* of
floor area, institutional residential uses of less that ten (10) dwelling units, commercial
apartments of less than six (6) dwelling units and accessory use are permitted as of right.

Commercial retail, low- and medium-intensity and offices uses of less that 10,000ft* of
floor area, commercial retail uses of high intensity of less that 2,500 ft* of floor area,
institutional residential uses involving ten to twenty dwelling units, commercial
apartments of six to eighteen dwelling units and hotels of fewer than 25 rooms are
permitted as minor conditional uses subject to certain criteria.

Commercial retail of low- and medium-intensity and office uses of greater than 10,000ft*
of floor area, commercial retail uses of high intensity greater than 2,500ft> of floor area,
institutional residential uses of 20 or more dwelling units, hotels providing more that that
25 rooms and marinas are permitted as a major conditional use subject to certain criteria.

Destination Resort Current Land Use District

After 1986, most of RE 00118470.000000 and 00118420.000000 were rezoned to the
Destination Resort (DR) land use district. The purpose of the DR district is to establish
areas suitable for the development of planned tourist centers proving on-site residential,
recreational, commercial and entertainment facilities of a magnitude sufficient to attract
visitors and tourists for tenancies of three or more days.

Permitted Uses

The DR maximum floor area for the commercial retail category in MC Code Section 130-
74 states that no structure or land in the county shall hereafter be developed, used or
occupied unless expressly authorized in a land use district in this article.

Single family detached dwellings, vacation rentals are permitted uses. One or more
resort hotels subject to certain criteria are permitted with a minor conditional use.
Marinas, employee and attached residential dwelling units are permitted as a major
conditional use subject to certain criteria.
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Mixed Use Proposed Land Use District

The proposed amendment will change one parcel (RE 00118470.000000) and a portion of
two parcels (RE 00117930.000000 and RE 00118420.000000) from Destination Resort
(DR) and Sub Urban Commercial (SC) land use districts to Mixed Use (MU) land use
district. The purpose of the MU district is to establish or conserve areas of mixed use,
including commercial fishing, resorts, residential, institutional and commercial uses and
preserve these as areas representative of the character, economy and cultural history of
the Florida Keys.

Permitted Uses

Detached residential dwellings, commercial retail and low- and medium-intensity and
office uses of less than 2,500ft?, institutional uses, residential uses of less than ten
dwelling units, commercial apartments involving less that six dwelling units and
accessory uses are permitted as of right.

Attached residential dwelling units, commercial recreational uses, commercial retail, low-
and medium-intensity and offices of less than 10,000ft* of floor area, high-intensity
commercial retail uses of less than 2,500ft* and commercial apartments involving six to
18 dwelling units are permitted as a minor conditional use are subject to certain criteria.

Commercial retail, low- and medium-intensity uses and offices of less that 10,000ft* of
floor area, commercial retail, high-intensity uses and office uses of greater than 2,500 ft*,
attached residential dwelling units, marinas, and hotels providing more than 50 rooms are
permitted as a major conditional use with certain conditions.

Conditional uses in the MU land use category require individual review of their location,
design and configuration and the imposition of conditions in order to ensure the
appropriateness of the use at a particular location.

IMPACT ON COMMUNITY CHARACTER

MCC 8102-158 maintains that amendments may not permit an adverse change in
community character. U.S. 1 serves as a commercial corridor in the immediate area of
Sugarloaf Lodge. Sugarloaf Lodge was established in the 1960s and has continuously
operated as a motel and restaurant to present day. The property has waterfront and
provides dockage for guests staying at the Sugarloaf Lodge facilities. There is also a
marina on the property.

Based on this information and the following, staff finds the proposed LUD amendment
from Destination Resort (DR) and Sub Urban Commercial (SC) land use districts to
Mixed Use (MU) land use district may effect community character, but not significantly.
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APPLICANT RESPONSE

The uses proposed for the mixed use zone are consistent with the uses the area has had
for over forty years.

STAFF RESPONSE

Local Use Compatibility

The subject parcels are adjacent to and north of U. S. 1. The existing uses on the
property currently contain an office, apartment, restaurant and dockage for motel guests.
Prior to April 9, 2008, a 24-unit motel stood on the property. Building permit 081-1303
was issued to demolish the structure. In a letter of Development Rights Determination,
dated August 9, 2006, staff determined there are 55 transient dwelling units located on
RE 00118420.000000. Staff additionally

determined there are three (3) existing lawfully- | SURROUNDING LAND USE DISTRICTS

established non-residential structures on the
parcel which consist of a motel, office and
lobby building, restaurant and marina.

Currently, the three subject parcels have land
use districts of Destination Resort (DR) and
Sub  Urban Commercial (SC). Parcels
surrounding the subject parcels have land use
district designations of Sub Urban Commercial
(SC), Improved Subdivision (IS), Sub Urban
Residential (SR) and Native Area (NA).

Density and Intensity (attached Exhibit 2)

Institutional and recreational rentals include recreational vehicle or campground spaces.
These are considered transient uses. Transient uses are defined as a hotel or motel room,
seasonal residential unit, or space for parking a recreational vehicle or travel trailer.
Currently, there is a moratorium on transient uses. In July 2009, Monroe County
amended and transmitted to DCA, Comprehensive Plan Policy 101.2.6 extending the
moratorium on transient units. The BOCC will consider the adoption of this policy in
November 20009.

The proposed policy states “Monroe County shall adopt Land Development Regulations
which prohibit new transient residential units including hotel or motel rooms,
campground spaces, or spaces for parking a recreational vehicle or travel trailer until July
31, 2010.
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Open Space Requirement

There is a 20% open space requirement for nonresidential development in the
existing Sub Urban Commercial (SC) and Destination Resort (DR) and the
proposed Mixed Use (MU) land use district designation. After calculating out the
required open space, the SC district has a potential development area of 0.53 acres
(22,935ft%), the DR district has a potential development area of 8.6 acres
(377,242ft%) and the proposed MU district has a potential development area of 9.1
acres (400,177ft?).

MC Code Section 130-164 Maximum Nonresidential Land Intensities and Open Space

The potential maximum floor area allowed in the SC district ranges from 2,294ft?
to 9,174ft>. The DR district allows, under the Institutional category, 113,173ft?
of potential development. The proposed MU district maximum floor area ranges
between 40,018ft” and 160,071ft".

MC Code Section 130-162 Maximum Hotel-Motel, Recreational Vehicle and
Institutional Residential Densities

The SC district allows a maximum of five (5) rooms per acre and up to ten (10)
rooms per buildable area (maximum net density). The DR district allows a
maximum of 86 rooms per acre and a maximum net density of 215 rooms per
buildable area. The proposed MU district has the potential to allow up to 91
rooms per acre and a maximum net density range of ninety-one (91) to 182 rooms
per buildable area.

MC Code Section 130-157 Maximum Residential Density and District Open Space

The 0.53 acres of the SC district allows no dwelling units per acre and three (3)
dwelling units per buildable acre (maximum net density). The 8.6 acres of the
DR district allows no dwelling units per acre and 10% of approved floor area may
be allocated to employee housing. The proposed 9.1 acres of the MU district
allows a maximum of nine (9) dwelling units per acre and a maximum net density
of up to 109 dwelling units per buildable area.

NOTE:

The LUD amendment does not guarantee future development for the three (3)
parcels. Currently, Growth Management does not have any pending applications
for development on this property. When or if, Growth Management receives an
application, it will be addressed at that time.
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Local Traffic, Parking and Circulation

The subject parcel is located on U. S. 1
in Lower Sugarloaf Key. Including Bat
Tower Road, there are ample driveways
available to enter into and exit out of
the property. However, the property is
only accessible by U.S. 1. Parking is
available for all establishments on the
three subject parcels. The local
neighborhood roads have been well
maintained.

The 2009 U. S. 1 Arterial Travel Time

and Delay Study for Monroe County

indicates a LOS of “D” on Sugarloaf

Key (MM 16.5 to MM 20.5). U.S. Highway No. 1 is required to maintain a level of
service (LOS) of “C” in order to support additional development. However, county
regulations and FDOT policy allow segments that fail to meet LOS C standards to receive
a traffic allocation not to exceed 5% below the LOS C standard. Sugarloaf Key has
reserve capacity within the 5% allocation. The resulting flexibility will allow a limited
amount of additional land development to continue until traffic speeds are measured
again next year or until remedial actions are implemented. This segment is a candidate
for being designated either “backlogged” or “constrained” by FDOT. Applications for
new development located within backlogged or constrained segments are required to
undergo a thorough traffic analysis as part of the review process.

Currently, Monroe County does not have a development application on file for this
property. A thorough traffic analysis is required as part of the review process and will be
considered when or if a development application is submitted.

Effect on Natural Resources

The subject parcels are scarified and have been developed since the 1960s. Because the
subject property consists of cleared developed lots, no additional clearing is anticipated
for the proposed development. Effects on natural resources for the proposed area are not
anticipated.

Effects on Public Facilities

Objective 101.11 of the Monroe County Year 2010 Comprehensive Plan requires the
County to direct future growth away from environmentally sensitive land and towards
established development areas served by existing public facilities. The proposed LUD
amendment will not affect Objective 101.11 and will encourage development to remain
on disturbed lands rather than encroaching on environmentally sensitive areas.
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In a Request for an Amendment to a Minor Conditional Use Permit, dated June 9, 2008,
it was determined that Sugarloaf Lodge currently operates an existing sewage treatment
plant under DEP permit FLA 014893. The proposed LUD amendment may affect public
facilities, but not significantly.

Solid Waste

Monroe County has a solid waste haul out contract with Waste Management LLC, which
authorizes the use of in-state facilities through September 20, 2016, thereby providing the
County with approximately eight (8) years of guaranteed capacity. The FLUM
amendment may have an insignificant effect on solid waste.

Potable Water

In March 2008, South Florida Water Management District (SFWMD) approved the
FKAA’s modification of WUP 13-00005-5-W for a 20-year allocation from the Biscayne
and Floridian Aquifers. The WUP provides an annual allocation of 8,751 Million
Gallons (MG) or 23.98 MGD and a maximum monthly allocation of 809 MG with a
limited annual withdrawal from the Biscayne Aquifer of 6,492 MG or 17.79 MGD and an
average dry season (December 1%-April 30™) of 17.0 MGD. The 100 gallons per person
per day standard is commonly accepted as appropriate and is reflected in Policy 701.1.1
of the Monroe County Year 2010 Comprehensive Plan.

Stormwater

MCC Section 114-3, titled ‘Surface Water Management Criteria’, establishes guidelines
and criteria for the safe management and disposal of stormwater runoff from developed
areas that will minimize or eliminate any resultant adverse impacts on the surface water,
groundwater, and other natural resources of the county. Any change in the use of the
property must comply with State and Federal regulations as well as the Monroe County
Code, the Monroe County Comprehensive Plan and the Livable CommuniKeys Plans.

Effects on Redevelopment/Infill Potential

The proposed area is cleared, scarified and developed. Objective 102.3.1 of the Monroe
County Year 2010 Comprehensive Plan directs the County to encourage infill
development where existing lands are already substantially developed, served by
complete infrastructure facilities and within close proximity to established commercial
areas and have few sensitive or significant environmental features.

The proposed LUD amendment will encourage infill development to remain on already
existing developed land.
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C. Consistency with the Principles for Guiding Development in the Florida Keys
Area of Critical State Concern pursuant to F.S. Chapter 380.0552(7)

For the purposes of reviewing consistency of the adopted plan or any amendments
to that plan with the principles for guiding development and any amendments to
the principles, the principles shall be construed as a whole and no specific
provision shall be construed or applied in isolation from the other provisions.

a.

Lloyd A. Good, Jr.

To strengthen local government capabilities for managing land use and
development so that local government is able to achieve these objectives
without the continuation of the area of critical state concern designation.

To protect shoreline and marine resources, including mangroves, coral reef
formations, seagrass beds, wetlands, fish and wildlife, and their habitat.

To protect upland resources, tropical biological communities, freshwater
wetlands, native tropical vegetation (for example, hardwood hammocks and
pinelands), dune ridges and beaches, wildlife, and their habitat.

To ensure the maximum well-being of the Florida Keys and its citizens
through sound economic development.

To limit the adverse impacts of development on the quality of water
throughout the Florida Keys.

To enhance natural scenic resources, promote the aesthetic benefits of the
natural environment, and ensure that development is compatible with the
unique historic character of the Florida Keys.

To protect the historical heritage of the Florida Keys.

To protect the value, efficiency, cost-effectiveness, and amortized life of
existing and proposed major public investments, including:

The Florida Keys Aqueduct and water supply facilities;

Sewage collection and disposal facilities;

Solid waste collection and disposal facilities;

Key West Naval Air Station and other military facilities;
Transportation facilities;

Federal parks, wildlife refuges, and marine sanctuaries;

State parks, recreation facilities, aquatic preserves, and other publicly
owned properties;

8. City electric service and the Florida Keys Electric Co-op; and

9. Other utilities, as appropriate.

NogakowdnpE

To limit the adverse impacts of public investments on the environmental
resources of the Florida Keys.

To make available adequate affordable housing for all sectors of the
population of the Florida Keys.
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k. To provide adequate alternatives for the protection of public safety and
welfare in the event of a natural or manmade disaster and for a post disaster
reconstruction plan.

I. To protect the public health, safety, and welfare of the citizens of the Florida
Keys and maintain the Florida Keys as a unique Florida resource.

STAFF RESPONSE

The property has an existing marina in place. The parcels proposed for the amendment
are located in a Tier Ill area. This area is scarified and historically, had a hotel, other
amenities and local businesses on the property since the 1960s. Lawfully established
transient units and other structures have been determined by county staff on the proposed
area. Sugarloaf Lodge has been in existence since the 1960s and has become part of the
local heritage.

Staff finds proposed LUD amendment consistent with the Principles for Guiding
Development as a whole and not inconsistent with any one principle.
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