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DEVELOPMENT REVIEW COMMITTEE

 
Tuesday, December 12, 2011

 
AGENDA

 
The Monroe County Development Review Committee will conduct a meeting on Monday, December 12, 2011, beginning at 10:00
AM at the Marathon Government Center, Media & Conference 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
Mike Roberts, Sr. Administrator, Environmental Resources
Joe Haberman, Planning & Development Review Manager
DOT Representative
Steve Zavalney, Captain, Fire Prevention
Public Works Department Representative
 
STAFF MEMBERS
Susan Grimsley, Assistant County Attorney
Mitch Harvey, Comprehensive Plan Manager
Mayte Santamaria, Assistant Planning Director
Barbara Mitchell, Planner
Rey Ortiz, Planner
Gail Creech, Planning Commission Coordinator
 
CHANGES TO THE AGENDA
 
MINUTES FOR APPROVAL
 

MEETING
 
NEW ITEM:
 
1.  Northstar Resort Enterprises Corp. Property, 99060 Overseas Highway (US 1), Key Largo, Mile Marker 99:  A request for
approval of an amendment to a major conditional use permit. The amendment would allow the property owner to construct and
operate a campground for 110 recreational vehicles in the interim time between the effective date of a development agreement
between the landowner, Northstar Resort Enterprises Corp., and Monroe County and the completion of an unconstructed 138 unit
resort hotel approved by Planning Commission Resolution #P02-07.  The subject property is legally described as a portion of lots
4, 8, 9, 11 and 12 in Section 32, Township 61 South, Range 39 East (PB1-68) and Block 3, Lot 3, El Dorado Heights (PB1-203),
Key Largo, Monroe County, Florida, having real estate number 00088020.000000.
2011-124 SR DRC 12.12.11.pdf
2011-124 File.PDF
2011-124 Conceptual Drawings.pdf
2011-124 Site Plans.pdf
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2011-124 Landscape Plans.pdf
2011-124 Elevations-Floor Plans.PDF
 
 
 
ADJOURNMENT 
 
ADA ASSISTANCE: If you are a person with a disability who needs special accommodations in order to participate in this
proceeding, please contact the County Administrator's Office, by phoning (305) 292-4441, between the hours of 8:30 a.m. - 5:00
p.m., no later than five (5) calendar days prior to the scheduled meeting; if you are hearing or voice impaired, call “711”.
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, 
MEMORANDUM  

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

 
To:  The Development Review Committee & 
  Townsley Schwab, Senior Director of Planning & Environmental Resources 
 

From:  Steven Biel, Sr. Planner 
 

Date:  December 12, 2011 
 

Subject: Request for approval of an Amendment to a Major Conditional Use Permit for 
Northstar Resort Enterprises Corp., located at 99060 Overseas Highway, Key 
Largo, mile marker 99, Real Estate No. 00088020.000000 

 

Meeting: December 12, 2011 
 
I. REQUEST: 1 
 2 

The applicant is requesting approval of an amendment to a major conditional use permit in 3 
order to allow the property owner to construct and operate a campground for 110 4 
recreational vehicles in the interim time between the effective date of a development 5 
agreement between the landowner, Northstar Resort Enterprises Corp., and Monroe County 6 
and the completion of an unconstructed 138 unit resort hotel approved by Planning 7 
Commission Resolution #P02-07.  The proposed development would occur in three phases. 8 
 9 

                               10 
                                                                                                                               Subject Property (2009)  11 
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Location: 1 
 2 

Address:  99060 Overseas Highway (US 1), Key Largo, mile marker 99 (Florida Bay side 3 
of US 1) 4 
 5 
Legal Description:  A portion of lots 4, 8, 9, 11 and 12 in Section 32, Township 61 South, 6 
Range 39 East (PB1-68) and Block 3, Lot 3, El Dorado Heights (PB1-203), Key Largo, 7 
Monroe County, Florida 8 
 9 
Real Estate (RE) Number:  00088020.000000  (note: In Resolution #P02-07, the subject 10 
property is identified as consisting of nine parcels, assessed as the following RE#’s: 11 
00566430.000000, 00087940.000000, 00087940.000100, 00087970.000100, 12 
00088020.000000, 00088030.000000, 00088040.000000, 0088060.000000 and 13 
00087950.000000.  For the 2008 tax roll, the property owner aggregated the parcels 14 
under a single RE#: 00088020.000000) 15 

 16 
Applicant:  17 
 18 
 Owner:  Northstar Resort Enterprises Corp. 19 
 20 
 Agent:  Joel Reed 21 

 22 
II. RELEVANT PRIOR COUNTY ACTIONS: 23 
 24 

2003:  Planning Commission Resolution #P55-03 lawfully established 126 Rate of Growth 25 
Ordinance (ROGO) exemptions at the Lakeview Gardens site and approved the 126 ROGO 26 
exemptions as Transferable ROGO Exemptions (TRE’s) and eligible for transfer. 27 
 28 
2003: Planning Commission Resolution #P56-03 was issued to establish that 77 of the 126 29 
TRE’s established by Resolution #P55-03 may be received at the subject property. 30 
 31 
2004: A major conditional use permit was approved for the development of a resort hotel 32 
(Northstar Resort) with 89 transient units, 8,158 SF of commercial floor area and other 33 
associated amenities on the subject property.  The approval was memorialized in Planning 34 
Commission Resolution #P47-03.   Resolution #P47-03 was passed and adopted by the 35 
Planning Commission at a public hearing on June 25, 2003 and signed by the Planning 36 
Commission Chair on September 10, 2003.  The approval was appealed and a final order by 37 
the Administrative Law Judge upholding the approval was sent to the County on November 38 
1, 2004 (DOAH Case #03-4720).  Resolution #P47-03 also linked the Northstar Resort 39 
project with an affordable housing project and required that a minimum of 10 affordable 40 
housing units be built. 41 
 42 
2004: A minor conditional use permit, memorialized in Development Order #4-04, was 43 
issued was to establish 47 TRE’s from the subject property were eligible for transfer. 44 
 45 
2004: A minor conditional use permit, memorialized in Development Order #5-04, was 46 
issued to establish that the 47 TRE’s from the subject property may be received at the Florida 47 
Keys RV Park (to be built as affordable housing).  Development Order #5-04 expired and as 48 
a result the 47 ROGO exemptions reverted back to the subject property.  49 
 50 
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2007:  An amendment to a major conditional use permit was approved for the development 1 
of a resort hotel with 138 transient units, a 4,910 SF restaurant, two tiki bars, tiki huts, a 2 
maintenance building, offices and an affordable housing unit on the subject property.  3 
Resolution #P02-07 also approved the reception of 49 TRE’s from the Lakeview Gardens 4 
site at the subject property.  The approval was memorialized in Planning Commission 5 
Resolution #P02-07, which amended the previous approval granted by Resolution #P47-03.  6 
Resolution #P02-07 was passed and adopted by the Planning Commission at a public hearing 7 
on July 26, 2006 and signed by the Planning Commission Chair on January 24, 2007.  8 
Following its passing of appeal periods, the document was filed and recorded in the official 9 
records of the Monroe County Clerk of the Circuit Court on April 2, 2007. 10 
 11 
2007: A minor deviation to Resolution #P02-07 was approved in order to carry out minor 12 
modifications to the site plan. 13 
 14 
2008: Northstar Resort Enterprises, Inc. and Monroe County entered into a development 15 
Agreement that, in part, approved the transfer of the 47 TRE’s established in Development 16 
Order #4-04 to Monroe County. 17 
 18 
2009: A second minor deviation to Resolution #P02-07 was approved in order to carry out 19 
minor modifications to the site plan.    20 
 21 
2009: Following the initial approval documented in Resolution #P02-07, a resolution 22 
approving additional time to carry out the project was granted.  The time extension, 23 
memorialized in Planning Commission Resolution #P32-09, passed and adopted by the 24 
Planning Commission at a public hearing on July 22, 2009 and signed by the Planning 25 
Commission Chair on July 31, 2009.  Following its passing of appeal periods, the document 26 
was filed and recorded in the official records of the Monroe County Clerk of the Circuit 27 
Court on December 1, 2009.  Pursuant to the first condition of Resolution #P32-09, the 28 
project approved by Resolution #P02-07 was provided a new expiration date of June 22, 29 
2010 to acquire all required certificates of occupancy. 30 
 31 
2010: Following the time extension documented in Resolution #P32-09, an additional time 32 
extension was granted in accordance with Florida S.B. 360 on September 15, 2010.  As such, 33 
the project approved by Resolution #P02-07 was provided a new expiration date of June 22, 34 
2012 to acquire all required certificates of occupancy. 35 
 36 
2011: A third minor deviation to Resolution #P02-07 was approved in order to carry out 37 
minor modifications to the site plan.    38 
 39 
On August 23, 2011, this development agreement was reviewed by the Development Review 40 
Committee. 41 
 42 
On September 28, 2011, this development agreement was reviewed by the Planning 43 
Commission at a public hearing. 44 
 45 
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On November 16, 2011, this development agreement was reviewed and approved (without a 1 
resolution) by the Board of County Commissioners. 2 
 3 

III. BACKGROUND INFORMATION: 4 
 5 

Size of Site:  11.67 acres (508,656 SF)  6 
Land Use District:  Suburban Commercial (SC) 7 
Future Land Use Map (FLUM) Designation:  Mixed Use / Commercial (MC) 8 
Tier Designation:  Tier 3 9 
Flood Zone:  Part X, AE-EL 10, part VE-12 and part VE-14 10 
Existing Use:  Vacant   11 
Existing Vegetation / Habitat:  Scarified with a small mangrove fringe along a portion of the 12 
shoreline 13 
Community Character of Immediate Vicinity:  Mixed Use; commercial, office, residential. 14 
Public, and marina uses. 15 

 16 
IV. REVIEW OF APPLICATION: 17 
 18 

MCC §110-67 provides the standards which are applicable to all conditional uses.  When 19 
considering applications for a conditional use permit, the Development Review Committee 20 
and Director of Planning & Environmental Resources shall consider the extent to which: 21 

 22 
A.  The conditional use is consistent with the purposes, goals, objectives and standards of the 23 

comprehensive plan and the land development regulations: 24 
 25 

The proposed development is consistent with Policy 101.4.5 of the Monroe County Year 26 
2010 Comprehensive Plan that in part states that the purposes, goals, objectives and 27 
standards of the MC future land use category and the SC District, which is to provide for 28 
the establishment of commercial zoning districts where various types of commercial retail 29 
and office may be permitted at intensities which are consistent with the community 30 
character and the natural environment.  The MC District also is intended for the 31 
establishment of mixed use development patterns as well as various types of residential 32 
and non-residential uses.  33 
 34 
The proposed development is consistent with Goal 102 of the Comprehensive Plan in that 35 
the project would direct growth to land which is intrinsically most suitable for 36 
development.  The proposed project is also consistent with Goal 202 of the 37 
Comprehensive Plan in that the project would maintain and enhance environmental 38 
quality and near shore waters will be furthered through the strict compliance to shoreline 39 
setbacks and restoration that would take place due to the construction on the site.  40 
 41 
 The proposed development would also be consistent with the Key Largo Community 42 
Master Plan (also known as the Livable CommuniKeys Plan).   43 
 44 

B.  The conditional use is consistent with the community character of the immediate vicinity:  45 
 46 



 

Page 5 of 12 
 
\\MC-SRV-GM1\Pub\Planning\PLANNING ADMINISTRATION\DEVELOPMENT REVIEW\Conditional Use 
Permits\2011\Major\2011-124 Northstar Resort RV (Key Largo)\2011-124 Reports\2011-124 SR DRC 12.12.11.doc 

The community character of the immediate area can be described as a mix of commercial 1 
retail, residential, institutional, and marina uses.  In the general area, there are numerous 2 
businesses such as restaurants and dive shops that would provide services to this proposed 3 
development.  Therefore, the proposed development would be consistent with the 4 
community character of the immediate vicinity.                   5 
 6 

C.  The design of the proposed development minimizes adverse effects, including visual 7 
impacts, on adjacent properties: 8 

 9 
The proposed development would be located in a scarified area of the property and would 10 
maintain a small mangrove area along the shoreline.  The proposed development is 11 
required to have a Class C bufferyard along US 1 and a Class D bufferyard along the 12 
western property lin, which would provide for limited visibility from US 1 and Thurmond 13 
Street.  Therefore, the proposed redevelopment minimizes adverse effects, including 14 
visual impacts, on adjacent properties. 15 

 16 
D.  The proposed use will have an adverse impact on the value of surrounding properties: 17 

 18 
It is not anticipated that the proposed redevelopment will have an adverse impact on the 19 
value of the surrounding properties.  20 

 21 
E.  The adequacy of public facilities and services: 22 

 23 
  1.  Roads: 24 

Localized Impacts & Access Management: Access to and from the development shall 25 
be approved by the county’s traffic consultant and the Florida Department of 26 
Transportation (FDOT) (See section I-22). 27 
 28 
Level of Service (LOS):  A traffic evaluation study shall be approved by the county’s 29 
traffic consultant (See section I-22). 30 

 31 
        2. Stormwater: The applicant shall coordinate with the Public Works Division, and, if 32 

necessary, the South Florida Water Management District (SFWMD) to determine 33 
compliance with all applicable regulations (See section I-9).  34 

  35 
        3. Sewer:  The applicant shall coordinate with the Florida Department of Health, Florida 36 

Department of Environmental Protection and/or Key Largo Wastewater Treatment 37 
District to determine compliance with all applicable regulations (See section I-10). 38 

  39 
        4. Emergency Management:  The applicant shall coordinate with the Office of the Fire 40 

Marshal to determine compliance with the Florida fire prevention codes.  Compliance 41 
to be determined upon submittal to the Building Department.  42 

 43 
  The Office of the Fire Marshal has reviewed this development proposal and did not 44 

note any major issues. 45 
 46 
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 F.  The applicant has the financial and technical capacity to complete the development as 1 
proposed: 2 

 3 
Staff has no evidence to support or disprove the applicant’s financial and technical 4 
capacity. 5 

 6 
G. The development will adversely affect a known archaeological, historical or cultural     7 

resource: 8 
 9 

The proposed redevelopment will not adversely affect a known archaeological, historical 10 
or cultural resource. 11 

 12 
H. Public access to public beaches and other waterfront areas is preserved as part of the 13 

proposed development: 14 
 15 

The subject property has access to Florida Bay via three T-docks (one with 3 slips for 16 
resort guests; one with 1 slip for resort guests; and one with 16 slips in which 14 slips 17 
would be for resort guests and 2 slips for tender service to a future mooring field located 18 
off the shoreline of the property).  There are also two cutout docks proposed, one for 19 
tender service to the proposed mooring field and one designated for a sunset cruise boat.  20 
Finally, the is an existing boat ramp for resort guests.   21 

 22 
I. The project complies with all additional standards imposed on it by the Land Development 23 

Regulations: 24 
 25 

1. Residential Rate of Growth Ordinance (ROGO) (§138-19 - §138-28): Compliance to be 26 
determined.   27 

 28 
138 transient ROGO exemptions are currently associated with the subject property (12 29 
from historical development on site, 77 from Resolution No. P56-03, and 49 from 30 
Resolution No. P02-07.   31 
 32 
The approved development agreement allows the property owner to apply for an 33 
amendment to the site’s existing, active major conditional use permit in order to 34 
develop in phases.  The first phase would involve the development of a campground 35 
with 138 RV spaces.  The second phase would involve transitioning the site from RV 36 
spaces to hotel rooms (however, the total number of transient residential units, which 37 
includes both RV spaces and hotel rooms, shall not exceed the total of 138 transient 38 
ROGO exemptions).  The final phase would involve the development of the 138-unit 39 
hotel approved by Planning Commission Resolution No. P02-07. 40 

 41 
     2. Non-Residential Rate of Growth Ordinance (NROGO) (§138-47 - §138-56): In 42 

compliance following receipt of NROGO permit allocations. 43 
 44 

The NROGO shall not apply to the redevelopment, rehabilitation or replacement of any 45 
lawfully-established non-residential floor area which does not increase the amount of 46 



 

Page 7 of 12 
 
\\MC-SRV-GM1\Pub\Planning\PLANNING ADMINISTRATION\DEVELOPMENT REVIEW\Conditional Use 
Permits\2011\Major\2011-124 Northstar Resort RV (Key Largo)\2011-124 Reports\2011-124 SR DRC 12.12.11.doc 

non-residential floor area greater than that which existed on the site prior to the 1 
redevelopment, rehabilitation or replacement. 2 
 3 
The proposal involves the construction of a new 800 SF restaurant, a 1,141 SF tiki/bar 4 
area, a 2,100 SF office/reception building, a 2,500 SF workout building, 600 square feet 5 
and a 6,600 SF pool building/clubhouse.  The development agreement approved by the 6 
BOCC on November 16, 2011, recognizes 5,908 SF of low intensity, commercial retail 7 
to be used as a restaurant and tiki bars/grill and open to the public (as memorialized in 8 
Resolution P02-07).  A 2002 letter of understanding recognizes 9,250 SF of lawfully 9 
established floor area.    10 
 11 

 3. Purpose of the SC District (§130-43): In compliance. 12 
 13 

 The purpose of the SC district is to establish areas for commercial uses designed and 14 
intended primarily to serve the needs of the immediate planning area in which they are 15 
located.  This district should be established at locations convenient and accessible to 16 
residential areas without use of US 1.   17 

 18 
 4. Permitted Uses (§130-93): Compliance to be determined. 19 

 20 
The proposed development would be developed in three phases.  The first phase would 21 
involve the development of a campground with 138 RV spaces.  The second phase 22 
would involve transitioning the site from RV spaces to hotel rooms (however, the total 23 
number of transient residential units, which includes both RV spaces and hotel rooms, 24 
shall not exceed the total of 138 transient ROGO exemptions).  The final phase would 25 
involve the development of the 138-unit hotel approved by Planning Commission 26 
Resolution No. P02-07. 27 

 28 
In the SC district, hotel uses with 25 or more rooms may be permitted with major 29 
conditional use permit approval, provided that: a) the hotel has restaurant facilities on 30 
or adjacent to the premises; and b) access to US 1 is by way of; 1. An existing curb cut; 31 
2. A signalized intersection; or 3. A curb cut that is separated from any other curb cut 32 
on the same side of US 1 by at least 400 feet. 33 
 34 
The proposed development would utilize an existing curb cut on US 1 for 35 
ingress/egress. 36 
 37 

 5. Residential Density and Maximum Floor Area Ratio (§130-157, §130-162, & §130-38 
164): Compliance to be determined.   39 

 40 
Land Use Intensity: 41 

 42 
PHASE 1 43 

Land Use Max Net Density Size of Site Max 
Allowed 

Proposed Potential 
Used 

Hotel 15 units/buildable 
acres 

11.67 acres 
(508,656 SF) 

140 units 0 units 0.00% 
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Recreational Rental 10 units/buildable 
acres 

11.67 acres 116 units 110 units 94.8% 

Office Reception Accessory Use 11.67 acres N/A 2,100 SF N/A 
Pool Building Accessory Use 11.67 acres N/A 6,600 SF N/A 
Restaurant /Bar 0.35 FAR 11.67 acres 178,030 SF 800 SF 0.0045% 
Clubhouse Accessory Use 11.67 acres N/A 3,300 SF N/A 
Workout Room Accessory Use 11.67 acres N/A 2,500 SF N/A 
Employee Housing 18 units/acre 11.67 acres  1 unit N/A 
Tiki Areas Accessory Use 11.67 acres N/A 1,141 SF N/A 
Bath House Accessory Use 11.67 acres N/A 600 SF N/A 
Total     94.80% 

 * Floor area ratio (FAR) is total floor area of the building(s) divided by the gross area 1 
 2 

PHASE 2 3 
Land Use Max Net Density Size of Site Max 

Allowed 
Proposed Potential 

Used 
Hotel 15 units/buildable 

acres 
11.67 acres 
(508,656 SF) 

140 units 27 units 19.28% 

Recreational Rental 10 units/buildable 
acres 

11.67 acres 116 87 units 75.0% 

Office Reception Accessory Use 11.67 acres N/A 2,100 SF N/A 
Pool Building Accessory Use 11.67 acres N/A 6,600 SF N/A 
Restaurant /Bar 0.35 FAR 11.67 acres 178,030 

SF 
800 SF 0.0045% 

Clubhouse Accessory Use 11.67 acres N/A 3,300 SF N/A 
Workout Room Accessory Use 11.67 acres N/A 2,500 SF N/A 
Employee Housing 18 units/acre 11.67 acres  1 unit N/A 
Tiki Areas Accessory Use 11.67 acres N/A 1,141 SF N/A 
Bath House Accessory Use 11.67 acres N/A 600 SF N/A 
Total     94.28% 

 4 
  6. Required Open Space (§118-9, §118-12, §130-157, §130-162, & §130-164):  In 5 

compliance. 6 
 7 

  In the SC District, there is a required open space ratio of 0.20 or 20%. 8 
 9 

In total, the property consists of approximately 508,656 SF of upland area.  Therefore, 10 
at least 101,731 SF of the total land area must remain open space.  The site plan 11 
indicates that there will be 288,530 SF of open space. 12 
 13 

  7. Minimum Yards (§118-12 & §130-186): Compliance to be determined.  14 
 15 

The required non-shoreline setbacks in the SC District are as follows: Front yard – 25’; 16 
Rear yard – 20’; and Side yard – 10’/15’ (where 10’ is the required side yard for one 17 
side and 15’ is the minimum combined total of both side yards).  In addition, there are 18 
shoreline setback requirements of 30’ from the landward edge of the mangrove fringe. 19 
 20 
The site plan indicates that the non-shoreline setbacks will be met with the exception of 21 
a small portion of the side yard setback along Thurmond Street where the cutout is 22 
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located for boat and trailer parking.  A 20-foot setback is shown with a Class D 1 
bufferyard.  2 
 3 

 8. Maximum Height (§130-187): Compliance to be determined upon submittal to the 4 
Building Department. 5 

 6 
 9. Surface Water Management Criteria (§114-3): Compliance to be determined by the 7 

SFWMD prior to issuance of a building permit. 8 
 9 

10. Wastewater Treatment Criteria (§114-5): Compliance to be determined by Florida 10 
Department of Health, Florida Department of Environmental Protection and/or Key 11 
Largo Wastewater Treatment District prior to the issuance of a building permit. 12 

 13 
  No letter of coordination relating to wastewater treatment has been provided. 14 

 15 
11. Fencing (§114-20): Compliance to be determined upon submittal to Building 16 

Department. 17 
 18 

12. Floodplain Management (§122-1 - §122-6): Compliance to be determined upon 19 
submittal to Building Department. 20 

 21 
13. Energy Conservation Standards (§114-45): Compliance to be determined upon 22 

submittal to Building Department. 23 
 24 

  14. Potable Water Conservation Standards (§114-46):  Compliance to be determined upon 25 
submittal to Building Department. 26 

 27 
15. Environmental Design Criteria and Mitigation Standards (§118-6 & §118-7 & §118-8):  28 

Compliance to be determined by Biologist prior to Planning Commission staff report 29 
deadline. 30 

 31 
16. Required Parking (§114-67):  Not in compliance. 32 

 33 
Required Off-Street Parking: 34 

 35 
Phase 1 36 

Specific Use Multiplier Proposed Required 
Spaces 

RV units 1 space/Pad 110 spaces 110 
spaces 

Eating & 
drinking 
establishments 

14 spaces/1,000 SF of nonresidential floor area 
& 7 spaces/1,000 SF unenclosed nonresidential 
floor area devoted to dining and/or bar area 

Restaurant (800 
SF)=11spaces 
Tiki (1,141 SF)=0 
spaces 

19 spaces 

Employee 
housing 

2 spaces/unit 2 2 spaces 

Total  125 spaces 131 
spaces 
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Phase 2 1 
Specific Use Multiplier Proposed Required 

Spaces 
Hotel units 1 space/1st bedroom plus 0.5 spaces for each 

additional bedroom 
27 spaces 27 spaces 

RV units 1 space/pad 87 spaces 87 spaces 
Eating & 
drinking 
establishments 

14 spaces/1,000 SF of nonresidential floor area 
& 7 spaces/1,000 SF unenclosed nonresidential 
floor area devoted to dining and/or bar area 

Restaurant (800 
SF)=11 
Tiki (1,141 SF)=0 

19 spaces 

Employee 
housing 

2 spaces/unit 2 spaces 2 spaces 

Total  129 spaces 135 
spaces 

 2 
According to the proposed site plan, 125 off-street parking spaces would be provided 3 
during Phase 1.  This would be 6 spaces short of the required parking standards.  Two 4 
of the off-street parking spaces provided would be handicap accessible.   5 
 6 
According to the proposed site plan for Phase 2, 129 spaces would be provided, which 7 
would be 6 spaces short of the required of the required parking standards. 8 
 9 

17. Required Loading and Unloading Spaces (§114-69): In compliance. 10 
 11 

All non-residential uses with 2,500 SF to 49,999 SF of floor area are required to have 12 
one loading and unloading space, measuring 11’ by 55’. 13 

 14 
The loading and unloading space shown on the site plan shows a 14’ x 55’ space.    15 

 16 
18. Required Landscaping (§114-99 - §114-105): Compliance to be determined by the 17 

Biologist prior to Planning Commission staff report deadline. 18 
   19 

19. Required Buffer-yards (§114-124 - §114-130):  Compliance to be determined by the 20 
Biologist prior to Planning Commission staff report deadline. 21 

 22 
20. Outdoor Lighting (§114-159 - §114-163): Compliance to be determined upon submittal 23 

to Building Department. 24 
 25 
Outdoor lighting is not being reviewed as part of this application.  It shall be reviewed 26 
independently for compliance as an accessory use under a building permit application. 27 

 28 
21. Signs (§142-1 - §142-7):  Compliance to be determined upon submittal to Building 29 

Department. 30 
 31 

Signage details were not provided; however such details are not required as this stage 32 
as signage would not be reviewed as part of this application.  Any signage shall be 33 
reviewed independently for compliance as an accessory structure under a building 34 
permit application. 35 

      36 
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22. Access Standards (§114-195 - §114-201): In compliance. 1 
 2 

Access to the site is proposed to be from an existing entrance point on US 1.  There 3 
would be no access to the site from Thurmond Street or Woodward Way.   4 
 5 

23. Chapter 533, Florida Statues:  Full compliance to be determined upon submittal to 6 
Building Department. 7 

 8 
V.  RECOMMENDED ACTION: 9 
 10 

Staff recommends APPROVAL to the Development Review Committee if all the following 11 
conditions are met: 12 
 13 

1. All terms of the Development Agreement approved by the BOCC on November 16, 14 
2011 shall be complied with. 15 

 16 
2.  Occupants of the affordable housing unit must meet all requirements for occupancy 17 

of affordable housing as set forth in the Monroe County Code. 18 
 19 
3. Prior to the issuance of a building permit, the applicant shall receive all required 20 

permits and approvals from the United States Army Corps of Engineers, Florida 21 
Department of Environmental Protection, South Florida Water Management District, 22 
Florida Department of Health and the Florida Department of Transportation. 23 

 24 
4. Prior to the issuance of a building permit, the proposed site plan and new structures 25 

shall be found in compliance by the Monroe County Building Department, the 26 
Monroe County Floodplain Administrator, the Monroe County Public Works 27 
Division and the Monroe County Office of the Fire Marshal. 28 

 29 
5. Prior to the issuance of a building permit for their completion, an allocation for the 30 

bath house/office shall be acquired through the NROGO permit allocation system. 31 
 32 

6. Vessels docked or stored shall not be used for live-aboard purposes. 33 
 34 

7. All outside storage areas are screened from adjacent uses by a solid fence, wall or 35 
hedge at least six feet in height. 36 

 37 
VI. PLANS REVIEWED: 38 
 39 

A. RV Park Site Plan (C-1) by Solaria Design & Consulting Company, dated August 24, 40 
2011 41 

B. RV Park Site Plan-Phase 2 (C-2) by Solaria Design & Consulting Company, dated 42 
August 24, 2011 43 

C. Demolition & Erosion Control Plan (C-4) by Solaria Design & Consulting Company, 44 
dated August 24, 2011 45 
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D. Roadway & Drainage Plan (C-5) by Solaria Design & Consulting Company, dated 1 
August 24, 2011 2 

E. Roadway Sections (C-6) by Solaria Design & Consulting Company, dated August 24, 3 
2011 4 

F. Grading Plan (C-7) by Solaria Design & Consulting Company, dated August 24, 2011 5 
G. Grading Details (C-8) by Solaria Design & Consulting Company, dated August 24, 2011 6 
H. RV Park Phase 1 Landscape Plan (L101) by Solaria Design & Consulting Company, not 7 

dated 8 
I. RV Park Phase 2 Landscape Plan (L102) by Solaria Design & Consulting Company, not 9 

dated 10 
J. RV Park Phase 1 & 2 Tree Relocation (L103) by Solaria Design & Consulting Company, 11 

not dated 12 
K. Level II Traffic Study by Crossroads Engineering, dated October 2011 13 

 14 






























































































































































































































































































































































































































































































	Local Disk
	AGENDA
	Item #1 Staff Report
	Item #1 File
	Item #1 Conceptual Plans
	2011-084 Recvd 10.25.11 01 Reception Bldg Elevations
	2011-084 Recvd 10.25.11 02 Floor Plan
	2011-084 Recvd 10.25.11 03 Pool House Elevations
	2011-084 Recvd 10.25.11 04 1st Floor Plan Pool House
	2011-084 Recvd 10.25.11 05 2nd Floor Plan Pool House

	Item #1 Site Plans
	2011-124 Recvd 10.25.11 C-1 Site Plan
	2011-124 Recvd 10.25.11 C-2 Phase 2
	2011-124 Recvd 10.25.11 C-4 Demolition
	2011-124 Recvd 10.25.11 C-5 Drainage
	2011-124 Recvd 10.25.11 C-6 Roadway
	2011-124 Recvd 10.25.11 C-7 Grading
	2011-124 Recvd 10.25.11 C-8 Grading Details

	Item #1 Landscape Plans
	2011-124 Recvd 10.25.11 L101 Landscape Phase I
	2011-124 Recvd 10.25.11 L102 Landscape Phase 2
	2011-124 Recvd 10.25.11 L103 Landscape Phase I & 2 Tree Location

	Item #1 Elevations & Floor Plans


