Ilze Aguila
From: Stuart <sfschaffer@gmail.com>
Sent: Saturday, August 8, 2020 12:38 PM
To: Cioffari-Cheryl <Cioffari-Cheryl@MonroeCounty-FL.Gov>
Cc: Schemper-Emily <Schemper-Emily@MonroeCounty-FL.Gov>
Subject: SH Marinas Zoning Change Proposal

...
CAUTION: This email originated from outside of the County. Whether you know the sender or not, do
not click links or open attachments you were not expecting.

Hi, Cheryl. I wanted to share with you my reaction to the recent community meeting as well as
the application with respect to the requested zoning change for SH Marinas on Stock Island from
Mixed Use (MU) to Destination Resort (DR).
It seems pretty clear to me that the driving force behind the request is the ability to vacation rent
attached dwelling units in DR. Only detached dwelling units can be vacation rented in
MU. When I think about a project that includes a hotel plus attached vacation rental units, what I
picture is simply an even larger hotel.
The other main potential benefits to the applicants of the zoning change relate to increased max
net density in DR for both market rate dwelling units (18 units per buildable acre vs 12) and a
hotel (25 rooms per buildable acre vs 15). I have no idea whether the applicants would have
TDRs to be able to exceed allocated density. A final potential benefit would be that, for a hotel
with 50 or more rooms, only a minor conditional use permit would be required (vs a major
conditional use permit in MU).
I will leave to the residents of Stock Island to weigh in on whether this requested additional
transient rental availability would be appropriate for Stock Island. My focus is on why the
County would consider granting these valuable benefits to the applicant without getting
something in return that would benefit the County and its residents. My specific focus is on
affordable workforce housing and working waterfront.
1. Affordable workforce housing. I realize that the requested rezoning would bring with it a
requirement to develop on site affordable housing for employees of the project with at least 10%
of the hotel floor space. However, I will note that this affordable workforce housing requirement
does not seem to take into account any of the floor space of the market rate vacation rental
units. My view is that this rezoning should be conditioned on the development of a number of
units on the parcel that would be sufficient to house at least all of the expected number of
employees of the project, and in any case not less than a 10% of floor space requirement based
on both hotel rooms and vacation rental units. Monroe County needs affordable workforce
housing in or near the main employment centers of Key West and Stock Island. This project
provides a great opportunity for adding more affordable workforce housing where it is
needed. This housing should be on site, and not linked with any other project such as Wreckers

Cay. Wreckers Cay has already benefitted from the concessions granted through Goal 111 and
the abandonment of portions of two County roads, as the price paid by the County for the
development of a 280-unit affordable workforce housing project on Stock Island. If SH Marinas
wants the benefit of increased transient units through a zoning change, it should be required to
build affordable workforce housing units on site. I also believe that a significant percentage of
the employee housing on the property should be for median and low income residents, as fits the
profile of hotel employees.
2. Working waterfront. My understanding is that the property at issue currently hosts charter
fishing boats. DR zoning would prohibit use of the property for commercial fishing, including
charter fishing boats, which is permitted as a matter of right in MU. My view is that the benefits
of DR zoning should be conditioned on the requirement that commercial fishing activities be
preserved on site at their current or recent levels.
Several recent large projects in the Lower Keys have been granted zoning changes and/or other
benefits by the County without sufficient quid pro quo for the County and its workforce. I would
like to see County planning staff drive a harder bargain in the future.
Thanks for your consideration.
Stuart Schaffer
President, SSPOA
713.553.1977

08-12-20
Dear Planning Department,
While I did not speak at the SH Marinas 6000, LLC Community Meeting on Aug 6, I did listen in.
During the discussion, the applicant implied that the up zoning of the property and subsequent
development would not have any impact on traffic as the guests would be arriving via Key West Airport.
I find that to be a very puzzling position to assume. The TDC Marketing Research Department spends
about $600,000 on research to gain insight into tourist behavior. Their most recent 2021 Marketing
Plan reveals the primary mode of travel for overnight visitors to the Keys is by land-based transport.
(77%).

It was also implied that the potential guests of the Destination Resort would not be leaving the
property once they arrived. Again, I cite the TDC’s research which found sightseeing ranks
among the highest of visitor activities. As was brought up at the meeting, it would be quite
unusual if once having arrived in Stock Island, visitors would not want to sightsee in Key West
and other islands.
Further research disclosed the desire of many travelers to fly into an airport other than Key
West and then drive the Scenic Highway to Key West. And in the age of COVID-19, the TDC will
be targeting visitors that will drive to the Keys by promoting the campaign “the islands you can
drive to”.
Stock Island is already a highly congested island. The traffic along this segment of US 1 is problematic
and there are already traffic backups especially during rush hour. Multiple developments have been
approved on the Key West side of the island as well as the Monroe County side and when they are
completed, the available reserve capacity of US 1 Segment 1 will most likely be exceeded.

The 2019 US 1 Arterial Travel Time and Delay Study shows that the overall LOS for the entire
length of US1 has fallen from LOS C to LOS D, and there is no reserve capacity for additional
trips. This is not a surprise to many who travel US 1 yet the county has not accepted the results.
This has led to unrealistic expectations that up zoning and development, such as this one, will
not generate even more congestion and traffic.
Development on Stock Island will have the ripple effect of added traffic in the rest of the Keys.
Every vehicle from the mainland must drive through Key Largo and Islamorada (a LOS D/F
segment of US 1) on its way to Stock Island. And every vehicle must exit through Key
Largo/Islamorada to leave the Keys.
It is also quite curious that after listening to the BOCC agonize over the professed lack of
workforce housing and the dire concerns for potential takings cases when there are no more
ROGOs to distribute, that 131 market rate residential ROGOs will be transferred onto an up
zoned Destination Resort property and apparently be used as transient units in the way of
vacation rentals.

If the county wishes to resolve the traffic problem and housing problem, this zoning change and
subsequent development does nothing to alleviate these concerns and will actually exacerbate
them by creating more traffic and generating more demand for workforce housing by building
yet another resort. The county has a moratorium on new transient units yet this proposal
seems to be creating transient units. Why would the county establish a moratorium and then
allow a means to sabotage that moratorium?
Many things about this proposed up zoning do not make any sense. The county’s pronounced
Keys-wide goals to limit takings cases, alleviate traffic congestion, halt the creation of new
transient units, preserve working waterfront, ease the demand for workforce housing, and stop
ignoring and neglecting the Stock Island residential community will be abandoned in an effort
to accommodate a single property owner.
It is my understanding that the community meeting is suppose to be an opportunity for the
applicant to explain their plans to the public and give the public an opportunity to learn about
the project and reveal to the applicant any community concerns or perceived conflicts. It was
very disappointing to have the representative for the applicant express total ignorance when
asked questions about the project. The impression was given that the applicant did not care to
share information with the public or hear what the public had to say.
Thank you for considering my comments. Please keep the residents of Stock Island in mind
when reviewing and planning applications for Stock Island. They always seem to get the short
end of the stick on these deals.
Dottie Moses

Aguila-Ilze
From:
Sent:
To:
Cc:
Subject:

Schemper-Emily
Tuesday, August 25, 2020 9:43 AM
Beth Rodriguez
Aguila-Ilze; Cioffari-Cheryl
RE: Error in Yacht Club's Application to Rezone - FILE 2020-037

Thank you Ms. Rodriguez. We will be sure to review the details.

***************************************************************
Emily Schemper, AICP, CFM
Senior Director of Planning & Environmental Resources
Monroe County | Planning & Environmental Resources Department
2798 Overseas Highway, Suite 400, Marathon, FL 33050
305.453.8772
***************************************************************
From: Beth Rodriguez <ebethr1985@gmail.com>
Sent: Monday, August 24, 2020 9:35 PM
To: Schemper‐Emily <Schemper‐Emily@MonroeCounty‐FL.Gov>; Cioffari‐Cheryl <Cioffari‐Cheryl@MonroeCounty‐
FL.Gov>
Subject: Error in Yacht Club's Application to Rezone
...
CAUTION: This email originated from outside of the County. Whether you know the sender or not, do not click links or
open attachments you were not expecting.
Dear Ms. Schemper and Ms. Cioffari,
In Yacht Club's application to rezone, Bart Smith states that the property "currently has legally functioning detached
vacation rentals." This is false, and I have a hard time believing this was a mistake and not done to deliberately deceive
the county and the public. The property has three condos that are currently used as vacation rentals. See attached
planning commission resolution P11‐07 that allows for "three attached market‐rate dwelling units". See also a photo of
VRBO advertisements for the three condos that was taken yesterday.
I wanted to bring this to your attention in advance of the DRC meeting and urge you to carefully fact check anything put
forward by Bart Smith.
Sincerely,
Beth Rodriguez
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Aguila-Ilze
From:
Sent:
To:
Subject:

Dottie Moses <dpmoses@bellsouth.net>
Tuesday, April 6, 2021 6:16 PM
Stein-Bradley; Aguila-Ilze
SH Marinas 6000, LLC

CAUTION: This email originated from outside of the County. Whether you know the sender or not, do not click links or
open attachments you were not expecting.
Dear Planning Dept,
After watching the Community meeting for Key West Yacht Club aka as SH Marinas 6000, LLC I have several
questions/comments.
The navy advised that this development is within their ACUZ area. Since market rate residential ROGOs are to be used to
build out the resort, is that still considered residential even though the applicant claims they will be used as Vacation
Rentals. Is there anything that would stop the owners from using them for employee housing or longer term use?
Wouldn't the developer still be required to sound proof the units and meet the residential concerns of the navy?
There is a rumor running around that this resort will become a casino should state legislation allow it. What would the
planning process be if this were to move Forward? A major development agreement? An amendment to the DA? Would
a DR zone allow it?
Since the county is ever so worried about housing shortages and ROGO shortages, why would they allow the precious
few residential ROGOs left in the system to be commandeered for transient use? Is this the best use of our residential
ROGOs? It appears that developers have found a loop hole to get around the transient ROGO moratorium and the
county is allowing it. How will we ever resolve our housing and employee shortages if we keep building more resorts?
Traffic traffic and more traffic will not be relieved by a water taxi. Employees, delivery services, and the many other
services this resort will create a demand for, will not be using the water taxi.
How is the employee housing issue going to be addressed with this development?
Thank.you,
Dottie Moses
Key Largo

Sent from AT&T Yahoo Mail on Android
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