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

To:

Monroe County Development Review Committee and
Emily Schemper, AICP, CFM, Senior Director of Planning & Environmental Resources

From:

Devin Tolpin, CFM, Senior Planner
Cheryl Cioffari, AICP, Assistant Director of Planning

Date:

April 19, 2021

Subject:

An Ordinance by the Monroe County Board of County Commissioners amending the
Monroe County Land Use District (Zoning) Map from Mixed Use (MU) to Destination
Resort (DR) for property located at 6000 Peninsular Ave., Stock Island, Mile Marker 5,
having Parcel ID No. 00127480-000000, as proposed Smith/Hawks PL on behalf of SH
Marinas 6000, LLC (File 2020-037)

Meeting:

April 27, 2021

I. REQUEST
June 20, 2018, the Planning and Environmental Resources Department received an application from
Barton W. Smith of Smith Hawks PL on behalf of SH Marinas 6000, LLC (the “Applicant”) to amend the
Land Use District (Zoning) Map from Mixed Use (MU) to Destination Resort (DR) for property located
at 6000 Peninsular Ave., Stock Island, Mile Marker 5, having Parcel ID No. 00127480-000000 (the
“Property”).

Existing Zoning Map Designation

Proposed Zoning Map Designation

Related Applications
DRC SR 4.27.2021
File 2020-037
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The Applicant has also submitted the following applications:
• A Development Agreement between Stock Island Yacht Club (the Property) and Monroe County
to allow for the redevelopment of the subject property with up to 131 attached, market rate,
residential dwelling units to be utilized as vacation rental units and up to 66 transient hotel dwelling
units to be operated as a vacation resort. This Development Agreement includes the transfer of 80
market rate and 18 transient dwelling units from the development known as “Wrecker’s Cay” to
the subject property. (Planning Dept. File 2020-047); and
• A Request for an Amendment to a Development Agreement between Banyan Grove Residences,
LTD. and Monroe County to allow for a time extension of the agreement and to clarify the transfer
of market-rate dwelling units, as was previously allowed under the Land Development Regulations
at the time of the original request, which would allow for the transfer of 24 market rate dwelling
units to the subject property (Planning Dept. File 2021-027); and
• A right-of-way abandonment for a portion of Peninsular Avenue consisting of 25,344 square feet
(0.581 acres) (Planning Dept. File 2020-060).
II. BACKGROUND INFORMATION
Site Information:
Location: MM 5, Stock Island
Address: 6000 Peninsular Avenue on Stock Island
Parcel ID Number: 00127480-000000
Owner/Applicant: SH Marinas 6000, LLC
Size of Property: 570,461 SF (13.14 acres)1
FLUM Designations: Mixed Use / Commercial
(MC)
Land Use District: Mixed Use (MU)
Tier Designation: III
Flood Zones: AE (EL 9 and 10) and VE (EL 13 and
14)
CBRS: No
Existing Use: Mixed-use (marina, light industrial,
commercial retail and residential)
Existing Vegetation/Habitat: Developed Land and
Mangrove
Community Character of Immediate Vicinity:
Mixture of land uses including marina, commercial
retail, office, light industrial and residential

1

Upland land area as described by applicant. Submitted survey with File 2020-037 completed by Eddie A. Martinez of
Monroe County Surveying & Mapping, Inc. dated February 3, 2020, does not include the total upland area in terms of square
feet or acres.
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MIAI: The Property is within the Military Installation
Area of Impact (MIAI) boundary. The Property is
within the 70-74 DNL and the 75-79 DNL. Pursuant
to Comprehensive Plan Policy 108.2.6, residential use
is strongly discouraged in DNL 70-74. The absence
of viable alternative development options should be
determined and an evaluation should be conducted
locally prior to local approvals indicating that a
demonstrated community need for the residential use
would not be met if development were prohibited in
these Zones. Where the community determines that
these uses must be allowed, measures to achieve and
outdoor to indoor Noise Level Reduction (NLR) of at
least 25 dB in DNL 65-69 and NLR of 30 dB in DNL
70-74 should be incorporated into building codes and
be in individual approvals; for transient housing a
NLR of at least 35 dB should be incorporated in DNL
75-79.

NASKW Noise Contours

Both the MC FLM and the MU zoning district allow for residential uses. Additionally, both the existing
and proposed zoning district have the same density standards for residential uses (1du/acre allocated
density and 18du/buildable acre maximum net density). Pursuant to Comprehensive Plan Policy 108.2.2
density and intensity standards and land uses established by the Future Land Use Element and Future Land
Use Map, on the effective date of this policy, for properties located within the MIAI overlay shall be
recognized and allowed to develop to the maximum development potential pursuant to the standards
existing on the effective date of this policy. Pursuant to Comprehensive Plan Policy 108.2.4 existing
development located within the MIAI overlay shall be recognized and allowed to redevelop. Further, the
property's established density and intensity standards and land uses provided by the Future Land Use
Element and Future Land Use Map shall be recognized and allowed to redevelop to the maximum
development potential pursuant to the standards existing on the effective date of this policy.
The Property currently has a Land Use District (Zoning) designation of Mixed Use (MU) and a Future
Land Use Map (FLUM) designation of Mixed Use / Commercial (MC). The Property was within the BU3 (heavy business district) and GU (general use) zoning districts prior to September 15, 1986. Between
1986 and 1992, the Property was within the MU
(mixed
use)
zoning district. In 1992, the Property was
established
within the Mixed Use (MU) zoning district. With
the adoption of
the Comprehensive Plan’s FLUM in 1997, the
Property
was
given the current FLUM designation of Mixed Use
/
Commercial
(MC).
A vegetation survey/existing conditions report was
not submitted with the application to confirm the
habitats.
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The Applicant states that the reason for the proposed amendment is:

It should be noted that the submitted Request for an Amendment to a Development Agreement between
Banyan Grove Residences, LTD. and Monroe County to allow for a time extension of the agreement and
to clarify the transfer of market-rate dwelling units has recently been submitted, which would allow for
the transfer of 24 market rate dwelling units to the subject property (Planning Dept. File 2021-027).
Staff has requested that the applicant update the subject application for the subject LUD Amendment to
reflect the proposed transfer of 24 market rate dwelling units from Banyan Grove.
Furthermore, the Applicant provides four specific reasons for the proposed LUD amendment, as
follows:
1. Destination Resort allows utilization of Wreckers’ Cay Market Rate ROGOS to develop
affordable housing and allow the Highest and Best Use for the Property.
The development of Wrecker’s Cay for affordable housing has been approved through: text amendments
to the Comprehensive Plan and Land Development Code, amendments to the Land Use District Map, two
(2) right-of-way abandonments, a development agreement and a major conditional use. There is no
requirement to transfer market-rate ROGOS from the Wrecker’s Cay property to complete the
development of the approved 280 dwelling unit affordable housing project.
The Applicant asserts the Property may be an eligible receiver site for market-rate dwelling units from the
property locally known as Wrecker’s Cay Apartments. As noted above, an application for a Development
DRC SR 4.27.2021
File 2020-037
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Agreement between Stock Island Yacht Club (the Property) and Monroe County has been submitted to
allow for the redevelopment of the subject property with up to 131 attached, market rate, residential
dwelling units to be utilized as vacation rental units and up to 66 transient hotel dwelling units to be
operated as a vacation resort. This Development Agreement includes the transfer of 80 market rate and 18
transient dwelling units from the development known as “Wrecker’s Cay” to the subject property.
(Planning Dept. File 2020-047). Additionally, the Development Agreement between Monroe County and
Wrecker’s Cay Apartments at Stock Island, LLC, memorialized through Monroe County BOCC
Resolution No. 031A-2020 (Planning Dept. File 2018-147), and includes the proposed transfer of up to
80 market rate dwelling units to an eligible receiver site.
While the Applicant correctly asserts that the maximum residential and transient allocated density is the
same in both the MU and DR zoning district, it is important to note the transient max net density is higher
in the DR zoning district (20 rooms/spaces per buildable acre) than it is in the MU zoning district (15
rooms/spaces per buildable acre). The Applicant states “Expansion of the commercial uses on this
Property would increase traffic flow to and from the Property” but has not provided any documentation
or data to support this claim.
2. The Property allows utilization of the water-related natural resources of the Keys.
Both the MU and DR zoning districts allow the utilization of the water-related natural resources of the
Florida Keys.
3. Attraction of Visitors and Tourists to the Area.
The Applicant asserts that the MU zoning district designation “presents obstacles to the development
required to maximize the potential of the Property. The proposed Amendment will allow the Property to
house a large transient resort and keep the existing marina.”
Both the MU and DR zoning district allow hotels and marina uses as show in Exhibit “A”. However, the
DR zoning district allows for increased density under the transient max net density as compared to the
MU zoning district. In addition, the Applicant wishes to use attached dwelling units (permanent
residential) as vacation rental units. The site’s current zoning, MU, does not allow attached dwellings to
be used for vacation rentals. The proposed zoning, DR, does allow attached dwellings to be used a vacation
rental units.
4. Vacation Rentals already Exist on the Property.
The Applicant notes the Property currently has legally functioning detached vacation rentals pursuant to
LDC Section 134-1. Both the MU and DR zoning districts allow vacation rentals pursuant to LDC Section
134-1. However, the DR zoning district also allows vacation rentals in attached dwelling units; whereas,
the MU zoning district permits for vacation rental units for detached dwelling units only. To clarify,
although the Property’s current zoning, MU, allows vacation rental use of detached dwellings, there are
no active vacation rental permits or approvals, and no detached dwelling units, on the Property at this
time.
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The Applicant’s full explanation and justification of the proposed amendments is included in the file for
the application (File #2020-037).
Staff has reviewed the Applicants’ position and supporting documentation, and is also reviewing the
proposed amendment for consistency with State Statutes, Rules, internal consistency with the
Comprehensive Plan and balancing all these items and policy issues.
As noted above, an application for a Development Agreement between Stock Island Yacht Club (the
Property) and Monroe County has been submitted to allow for the redevelopment of the subject property
with up to 131 attached, market rate, residential dwelling units to be utilized as vacation rental units and
up to 66 transient hotel dwelling units to be operated as a vacation resort. This Development Agreement
includes the transfer of 80 market rate and 18 transient dwelling units from the development known as
“Wrecker’s Cay” to the subject property. (Planning Dept. File 2020-047).
*****
Community Meeting and Public Participation
In accordance with LDC Section 102-159(a), a community meeting was held on August 6, 2020 to discuss
the proposed Land Use District (Zoning) Map amendment and to provide for public participation. Public
comments included: impact of proposed LUD amendment to Wrecker’s Cay, concern about traffic impacts
(request to compare traffic to 2019 ATTDS), Stock Island changing from a residential community to more
commercial/transient development, impact to hurricane evacuation, effect of receiving map amendment
approval without approval of resulting development concurrently, applicability and effect of ACUIZ,
consistency of Code with transfers of market-rate units into DR zoned property, and changes in types of
units permitted to conduct vacation rentals.
In accordance with LDC Section 102-159(a), a second community meeting was held on April 6, 2021, to
meet the LDC required timeframe of a community meeting being held between 45—120 days prior to any
public hearings. Public comments included: concerns related to density, potential impacts within the
MIAI, concern about traffic impacts, potential increase of density or rooms over time, local use of property
and access to water.
Development Review Committee and Public Input
At a regular meeting held on August 25, 2020, the Development Review Committee (DRC) considered
the proposed FLUM map amendment and provided for public comment.
As a major component of the related Development Agreements referenced above, changes to the proposed
development on the subject property resulted in this application for a Land Use District Map Amendment
being put on hold. This subject application, as well as the Development Agreement applications (Planning
Department File #s 2020-047 and 2021-027) are being processed concurrently and will be heard at the
April 27, 2021 DRC meeting and subsequent Planning Commission and Board of County Commissioner
Hearings.
Previous Relevant County Actions
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On December 1, 2006, the Planning & Environmental Resources Department issued a Letter of
Development Rights Determination (LDRD) providing the amount of lawfully-established nonresidential
floor area and dwelling units on the Property. (Planning Department File #26112)
In 2007, Key West Marina Investments received approval for an amendment to the Property's major
conditional use permit in order to redevelop the existing marina. The approval was memorialized in
Planning Commission in Resolution #P11-07, recorded in the official records of Monroe County on May
25, 2007. (Planning Department File #26093)
In addition, in 2007, Key West Marina Investments concurrently received approval for a variance to the
off-street parking requirements in order to carry out the scope of work for the major conditional use permit.
The approval was memorialized in Planning Commission Resolution #P10-07. (Planning Department File
#27009)
On September 13, 2007, a minor deviation to the major conditional use permit was approved revising the
architectural details and expanding the footprint of the ship store approved under Resolution #Pll-07. The
deviation increased the total nonresidential floor area of the ship store by 1,809 SF to a total floor area of
3,051 SF. The ship store was completed under Building Permit #071-1987 and received its Certificate of
Occupancy on June 20, 2008. (No assigned Planning Department File #)
On April 21, 2008, a minor deviation to the major conditional use permit was approved revising the site
plan to install a swimming pool between the attached market rate dwelling units and the clubhouse
building. This swimming pool was completed under Building Permit #081-1336. (No assigned File #)
On September 15, 2008, a minor deviation to the major conditional use permit was approved revising the
site plan to include a private 400 SF tiki hut/bar, a 355 SF bathroom facility building, and associated
improvements at the end of the jetty in the southern portion of the parcel. The tiki bar and bathroom
facilities were permitted under Building Permit #081-2671. (Planning Department File #28078)
On December 29, 2008, a minor deviation to the major conditional use was approved revising the site plan
to include 3,000 SF of automobile storage in an area previously approved for two (2) tiki structures under
Resolution #Pll-07 which were permitted but never built (Building Permit #071-2103); and a pergola
connecting the approved clubhouse building to the attached market rate dwelling units, which would serve
as a covered walkway on th0e ground level and a 580 SF covered balcony outdoor seating area for the
clubhouse on the second level. A building permit associated with the pergola was applied for, Building
Permit Application #081-3730, but it was never issued (void) and the pergola was never constructed. It is
unknown if the 3,000 SF area approved for automobile storage continues to be used as such at this time.
(Planning Department File #28096)
On April 30, 2014, the Planning Commission considered a proposed major conditional use application to
develop a new hotel building consisting of 74 transient residential units, a rooftop pool, 2,500 square feet
of hotel office space, 2,000 square feet of conference/meeting space, a 50-seat rooftop poolside bar and
modification to the clubhouse building. The Planning Commission voted to approve the proposal with
conditions that needed to be addressed prior to signing of the approval resolution; however, the applicant
at the time failed to comply with the conditions imposed. Therefore, no development order or Planning
Commission resolution was issued.
DRC SR 4.27.2021
File 2020-037
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III. AMENDMENT REVIEW
Maximum Allocated Density and Intensity by Land Use District (Zoning) Map Designation
Type

Adopted Standards

Development potential
based upon density

Residential
Allocated Density

1 DU/acre

13.14 units

Mixed Use (MU)

TDR/Market Rate Residential
Max Net Density

18 DU/buildable acre

189 units

Total Upland Area:
13.14 acres
570,461 SF

Affordable Residential Max
Net Density

18 DU/buildable acre

189 units

Transient
Allocated Density

5-10 rooms or
spaces/acre

65.7 - 131.4
rooms/spaces

Transient
Max Net Density

15-20 rooms or spaces
/ buildable acre

157.5 – 210
rooms/spaces

Nonresidential
Maximum Intensity

0.15 – 0.40 FAR

85,569 – 228,184 SF

Type

Adopted Standards

Development potential
based upon density

Residential
Allocated Density

1 DU/gross acre

13.14 units

Destination Resort (DR)

TDR/Market Rate Residential
Max Net Density

18 DU/buildable acre

189 units

Total Upland Area:
13.14 acres
570,461 SF

Affordable Residential Max
Net Density

18 DU/buildable acre

189 units

Transient
Allocated Density

10 rooms or
spaces/acre

131 rooms/spaces

Transient
Max Net Density

25 rooms or spaces
/buildable acre

262
rooms/spaces

Nonresidential
Maximum Intensity

0.25 FAR

142,615. SF

Existing Zoning

10.5 buildable acres
(13.14 ac – 0.2 open space
ratio)

Proposed Zoning

10.5 buildable acres
(13.14 ac – 0.2 open space
ratio)

Residential Market Rate Allocated: 0 units (no change)
Net Change in
Development Potential
Based on Zoning

TDR/Market Rate Residential Max Net: 0 units (no change)
Affordable Residential Max Net: 0 units affordable (no change)
Transient Allocated: 0 rooms/spaces (no change)
Transient Max Net: + 52 rooms/spaces (increase)
Nonresidential: -85,569 SF (decrease)

DRC SR 4.27.2021
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The above table provides an approximation of the development potential for residential, transient and
nonresidential development. Section 130-156(b) of the Land Development Code states: “The density and
intensity provisions set out in this section are intended to be applied cumulatively so that no development
shall exceed the total density limits of this article. For example, if a development includes both residential
and commercial development, the total gross amount of development shall not exceed the cumulated
permitted intensity of the parcel proposed for development.”
As shown in the blue portion of the table, the proposed Zoning amendment would result in no change to
the residential allocated density, the TDR/Market Rate Max Net density, affordable residential max net
density, or transient allocated density. As shown in the red portion of the table, the proposed Zoning
amendment would result in an increase of 52 rooms/spaces in transient max net density and a decrease of
85,560 square feet in nonresidential development potential.
Any proposed new residential use would be subject to the requirements of Chapter 138 of the Land
Development Code related to the Residential Rate of Growth Ordinance (ROGO/NROGO) permit process
or through the transfer of ROGO exemptions. Any proposed affordable dwelling units would need to
obtain a ROGO allocation (affordable ROGO allocations may be available) or a ROGO exemption prior
to issuance of a building permit.
Compatibility with the Surrounding Area
a. Existing Vegetation/Habitat: Developed Land and Mangrove fringe
b. Existing Tier Designation: III
c. Number of Listed Endangered or Threatened Species: one
d. Existing Use: Mixed-use (marina, light industrial, commercial retail and residential)
e. Community Character of Immediate Vicinity: Mixture of land uses including marina, commercial
retail, office, light industrial and residential.
The proposed Zoning amendment is not anticipated to adversely impact the community character of the
surrounding area and is consistent with the Mixed Use / Commercial (MC) Future Land Use Map
designation of the Property and surrounding area.
Concurrency Analysis (Comprehensive Plan Policy 101.1.1)
Traffic Circulation (Comprehensive Plan Policy 301.1.1)
The subject property is located on Stock Island with nearest access to US1 via 2nd and 3rd Street at
approximate mile marker 5. The 2017 US 1 Arterial Travel Time and Delay Study for Monroe County
indicates levels of serve (LOS) of “B” for Segment 1 (Stock Island, mm 4.0-5.0), with 1,986 reserve trips.
U.S 1 is required to maintain a LOS of “C” in order to support development. Pursuant to Policy 14014.9,
the County maintains a database to monitor capacity and reserve trips available. According to the County’s
database of remaining capacity, by segment, as of April 15, 2021, the number of trips remaining on
Segment 1 is only 14; any trips beyond 14 will reduce the LOS below C and require mitigation.
A Level 3 Traffic Impact Study (TIS), prepared by KBP Consulting, Inc., dated February 2021, was
submitted with the associated Request for a Development Agreement (Planning Dept. File 2020-047),
detailing the trip generation and distribution characteristics of the development that is proposed on the
subject property, if approval of the requested LUD Amendment is granted. The TIS included an existing
trip generation analysis using ITE Land use Codes for Multifamily Housing (Low-Rise) #220,
DRC SR 4.27.2021
File 2020-037
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Hotel #310, Marina #420, and Quality Restaurant #931 to describe current traffic conditions to and from
the subject property.
The Proposed Trip Generation Analysis is based on actual traffic counts conducted of an adjacent,
similarly used property known as Oceans Edge (per the TIS, Oceans Edge consists of 17 one-bedroom
hotel rooms, 158 one-bedroom vacation rentals, a restaurant, conference facilities, 111 wet slips, and 52
dry slips). The resulting trip generation rates appear to only be characteristic of a Resort Hotel Land Use.
The TIS, as submitted, anticipates 176 net new daily vehicular trips generated by subject property as
redeveloped.
It is important to note that the overall use of the property, as proposed through the requested Development
Agreement, includes the potential to permit up to 131 attached market-rate residential dwelling units, to
be used as vacation rental units, the potential to permit up to 66 transient hotel dwelling units, and
commercial uses which may include but are not limited to restaurants, commercial retail, marina, etc. The
submitted TIS does not address the potential trips generated by the 131 market-rate dwelling units used
as permanent residences, provided a change in conditions and vacation rental use was not utilized.
Additionally, the TIS does not address the potential nonresidential uses, aside from hotel, which appear
to be proposed as a part of the Development Agreement.
For the purpose of reviewing the maximum potential trip generation that is proposed through this Request
for a LUD Amendment and concurrent Request for a Development Agreement, the trips generated by 131
multifamily permanent residential dwelling units and the proposed nonresidential uses should also be
reviewed.
The potential development of the subject property, as proposed, includes the following land uses:
Land Use

Marina
-Wet Slips
-Dry Slips
Resort Hotel
Multifamily
Housing
Commercial
Use

Size

100 Berths
347 Berths
66
134
Unknown at this stage
Total Proposed
Existing per TIS
Net Increase

27
28
29
30

Daily Trips
Generated

Counts per ITE Manual or TIS where
applicable

259
449
314

TIS
TIS
4.75 daily weighted average weight per
TIS
977
7.29 daily weighted average weight per
ITE Land Use #220
Unknown at this
Unknown at this stage
stage
1,999 +
1,262
737+

The development that is proposed on the subject property through the Request for a LUD Amendment
and concurrent Development Agreement could result in an increase of at least 737 daily trips from the
existing 1,262 identified in the TIS.
DRC SR 4.27.2021
File 2020-037
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At the time of any development approval on the site, traffic concurrency will be reviewed and must
maintain a LOS of “C” on Segment 1 of US1. In order to be in compliance with Monroe County
Comprehensive Plan Policies 301.1.1, 301.1.2, 301.2.2, 301.2.3 and 301.2.4 as well as Land Development
Code Sections 114-2(a)(1)a., b., and c., mitigation, or sufficient evidence acceptable to Monroe County
that the potential trip generation does not exceed LOS C, must be provided prior to issuance of a
building permit for development of the subject property.
Potable Water (Comprehensive Plan Policy 701.1.1)
Florida Keys Aqueduct Authority’s water treatment facility in Florida City has a maximum water
treatment design capacity of 29.8 million gallons per day (MGD) and is capable of treating up to 23.8
MGD. There are also two saltwater Reserve Osmosis (RO) plants, located on Stock Island and Marathon,
which are able to produce potable water under emergency conditions. The RO desalination plants have
design capacities of 2.0 and 1.0 MGD of water, respectively. The annual average daily demand in Monroe
County is 17.76 MGD.
The proposed zoning amendment would not increase residential density and therefore is not anticipated
to adversely impact the LOS for potable water.
Solid Waste (Comprehensive Plan Policy 801.1.1)
Monroe County has a contract with Waste Management authorizing the use of in-state facilities through
September 30, 2024; thereby, providing the County with approximately three (3) more years of guaranteed
capacity for solid waste. Currently, there is adequate capacity for solid waste generation. All commercial
solid waste is handled by private contract.
Sanitary Sewer (Comprehensive Plan Policy 901.1.1
The property currently has a connection to the Key West Resort Utilities private sewer system. Per Policy
901.1.1, the adopted capacity LOS for sanitary sewer in Monroe County is 167 gpd/EDU. The proposed
LUD amendment would increase the maximum net density for transient rooms/spaces by 52.28
rooms/spaces which may increase the required flow. A letter of coordination from the Key West Resort
Utilities sewer system has been submitted, which confirms sufficient capacity. At the time of any
development approval on the site, sanitary sewer concurrency will be reviewed to confirm sufficient
capacity.
The proposed LUD is not anticipated to adversely impact the LOS for traffic, potable water, solid waste
and sanitary sewer.
IV. CONSISTENCY WITH THE MONROE COUNTY YEAR 2030 COMPREHENSIVE PLAN,
THE STOCK ISLAND – KEY HAVEN LIVABLE COMMUNIKEYS PLAN AND THE MONROE
COUNTY LAND DEVELOPMENT CODE
A. The proposed amendment is consistent with the Goals, Objectives and Policies of the Monroe
County Year 2030 Comprehensive Plan. Specifically, it furthers:
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.
Objective 101.1
DRC SR 4.27.2021
File 2020-037
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Monroe County shall ensure that all development and redevelopment taking place within its
boundaries does not result in a reduction of the level-of-service requirements established and
adopted by this comprehensive plan. Further, Monroe County shall ensure that comprehensive plan
amendments include an analysis of the availability of facilities and services or demonstrate that the
adopted levels of service can be reasonably met. [F.S. § 163.3177; F.S. § 163.3180]
Objective 101.5
Monroe County shall regulate future development and redevelopment to maintain and enhance the
character of the community and protect natural resources by providing for the compatible
distribution of land uses consistent with the designations shown on the Future Land Use Map.
Policy 101.5.6
The principal purpose of the Mixed Use/Commercial (MC) future land use category is to provide for
the establishment of mixed use commercial land use (zoning) districts where various types of
commercial retail and office may be permitted at intensities which are consistent with the community
character and the natural environment. Employee housing and commercial apartments are also
permitted. In addition, Mixed Use/Commercial land use districts are to establish and conserve areas
of mixed uses, which may include maritime industry, light industrial uses, commercial fishing,
transient and permanent residential, institutional, public, and commercial retail uses.
This future land use category is also intended to allow for the establishment of mixed use
development patterns, where appropriate. Various types of residential and nonresidential uses may
be permitted; however, heavy industrial uses and similarly incompatible uses shall be prohibited.
The County shall continue to take a proactive role in encouraging the preservation and enhancement
of community character and recreational and commercial working waterfronts.
* * *
Policy 101.5.25
Monroe County hereby adopts the following density and intensity standards for the future land use
categories, which are shown on the FLUM and described in Policies 101.5.1 - 101.5.20.
Future Land Use Densities and Intensities
Future Land Use
Category And
Corresponding
Zoning
Mixed
Use/Commercial
(MC) (f)(g)
(SC, UC, DR, RV,
MU and MI
zoning)

Residential (l)
Allocated Density (a)
(per upland acre)
1 du
(DR, MU, MI)
3 du (SC)
6 du (UC)
Commercial Apartments
(RV) (h)
5—15 rooms/spaces

Nonresidential

Maximum Net Density
(a) (b)

(per buildable acre)
2 du (MI)
6-18 du (SC) (k)
12 du (UC)
12—18 du (MU) (k)
18 du (DR)
10—25 rooms/spaces

Maximum Intensity
(floor area ratio)

Minimum
Open Space
Ratio (c)

0.10—0.45
(SC, UC, DR, MU)
<2,500 SF (RV)
0.20
0.30—0.60 (MI)

Notes:
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(a) The allocated densities for submerged lands, salt ponds, freshwater ponds, and mangroves shall be 0 and the

maximum net density bonuses shall not be available.
(b) The Maximum Net Density is the maximum density allowable with the use of TDRs, or for qualifying affordable
housing development. TDRs can be utilized to attain the density between the allocated density standard up to the
maximum net density standard. Deed restricted affordable dwelling units may be built up to the maximum net
density without the use of TDRs. “N/A” means that maximum net density bonuses shall not be available. Buildable
acres means the portion of a parcel of land that is developable and is not required open space.
(c) Additional open space requirements may apply based on environmental protection criteria; in these cases, the most
restrictive requirement shall apply.
(d) Future land use categories of Agriculture/Aquaculture, Education, Institutional, Preservation, Public
Buildings/Lands, and Public Facilities, which have no directly corresponding zoning, may be used with new or
existing zoning districts as appropriate.
(e) Within the Mainland Native future land use district, campground spaces and nonresidential buildings shall only be
permitted for educational, research or sanitary purposes.
(f) For properties consisting of hammocks, pinelands or disturbed wetlands within the Mixed Use/ Commercial and
Mixed Use/ Commercial Fishing future land use categories, the maximum floor area ratio shall be 0.10 and the
maximum net density bonuses shall not be available.
(g) A mixture of uses shall be maintained for parcels designated as MI zoning district that are within the MC future land
use category. Working waterfront and water dependent uses, such as marina, fish house/market, boat repair, boat
building, boat storage, or other similar uses, shall comprise a minimum of 35% of the upland area of the property,
adjacent to the shoreline, pursuant to Policy 101.5.6.
(h) In the RV zoning district, commercial apartments shall be allowed, not to exceed 10% of total spaces allowed or in
existence on the site, whichever is less.
(i) The allocated density for the CFSD-20 zoning district (Little Torch Key) shall be 1 dwelling unit per acre, or 1
dwelling unit per parcel for those parcels existing as of September 15, 1986, whichever is less, and the maximum net
density bonuses shall not be available. Residential density shall be allowed in addition to the permitted nonresidential
uses and intensity (i.e., density and intensity shall not be counted cumulatively).
(j) Within IS subdivisions with primarily single family residential units, IS-D zoning may be used with a RM future land
use designation for platted lots which have a duplex that was lawfully established prior to September 15, 1986.
(k) The maximum net density shall be 25 du/buildable acre for the UR zoning district and shall be 18 du/buildable acre
for the MU and SC zoning district for development where all units are deed restricted affordable dwelling units. For
the UR zoning district market rate housing may be developed as part of an affordable or employee housing project
with a maximum net density not exceeding 18 du/buildable acre.
(l) Vessels, including live-aboard vessels, or associated wet slips are not considered dwelling units and do not count
when calculating density.

1
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Goal 102: Monroe County shall direct future growth to lands which are most suitable for
development and shall encourage conservation and protection of environmentally sensitive lands
(wetlands, beach berm and tropical hardwood hammock).
Policy 105.2.1
Monroe County shall designate all lands outside of mainland Monroe County, except for the Ocean
Reef planned development, into three general categories for purposes of its Land Acquisition
Program and smart growth initiatives in accordance with the criteria in Policy 205.1.1. These three
categories are: Natural Area (Tier 1); Transition and Sprawl Reduction Area (Tier II) on Big Pine
Key and No Name Key only; and Infill Area (Tier III). The purposes, general characteristics, and
growth management approaches associated with each tier are as follows:
*
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3. Infill Area (Tier III): Any defined geographic area, where a significant portion of land
area is not characterized as environmentally sensitive as defined by this Plan, except for
dispersed and isolated fragments of environmentally sensitive lands of less than four
acres in area, where existing platted subdivisions are substantially developed, served by
complete infrastructure facilities, and within close proximity to established commercial
areas, or where a concentration of nonresidential uses exists, is to be designated as an
Infill Area. New development and redevelopment are to be highly encouraged, except
within tropical hardwood hammock or pineland patches of an acre or more in area,
where development is to be discouraged. Within an Infill Area are typically found:
platted subdivisions with 50 percent or more developed lots situated in areas with few
sensitive environmental features; full range of available public infrastructure in terms of
paved roads, potable water, and electricity; and concentrations of commercial and other
nonresidential uses within close proximity. In some Infill Areas, a mix of nonresidential
and high-density residential uses (generally 8 units or more per acre) may also be found
that form a Community Center.
Policy 105.2.2
Monroe County shall maintain overlay map(s) designating geographic areas of the County as one
of the Tiers in accordance with the guidance in Policy 105.2.1, which shall be incorporated as an
overlay on the zoning map(s) with supporting text amendments in the Land Development
Regulations. These maps are to be used to guide the Land Acquisition Program and the smart
growth initiatives in conjunction with the Livable CommuniKeys Program (Policy 101.19.1).
Objective 108.2
Monroe County shall consider the protection of public health, safety and welfare as a principal
objective of compatible land use planning on lands adjacent to or closely proximate to the Boca
Chica airfield of NASKW. (Ord. No. 012-2012, DEO 12-1ACSC-NOI-4401-(A)—(I), eff. 7-192012)
Policy 108.2.2
Density and intensity standards and land uses established by the Future Land Use Element and
Future Land Use Map, on the effective date of this policy, for properties located within the MIAI
overlay shall be recognized and allowed to develop to the maximum development potential
pursuant to the standards existing on the effective date of this policy. (Ord. No. 012-2012, DEO
12-1ACSC-NOI-4401-(A)—(I), eff. 7-19-2012)
Livable CommuniKeys Plan
Comprehensive Plan Policy 101.19.1 states, “Monroe County shall develop, maintain, and update
periodically, as appropriate, with public input, the Livable CommuniKeys Community Master Plans.”
These “CommuniKeys Plans” implement a vision that was developed by the local community. In
2007, the BOCC adopted Policy 101.19.2 which incorporated the Stock Island/Key Haven Livable
CommuniKeys Plan (LCP) into the Monroe County Comprehensive Plan.
The proposed amendment is consistent with the Stock island / Key Haven Livable Communikeys
Plan. Specifically, it furthers:
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Action Item 2.1.1 of the LCP states: Initiate and complete a land use classification reevaluation
plan for Stock Island.
Action Item 2.3.1 of the LCP states: Continue to recognize land use districts and FLUM categories
as the regulatory tool used for evaluating individual proposals for compliance with land
development standards such as type of use and intensity of use.
B. The proposed amendment is consistent with the provisions and intent of the Monroe County
Code Land Development Code.
In accordance with MCC §102-158(d)(5)b., the BOCC may consider the adoption of an ordinance
enacting the proposed change based on one or more of the following factors:
1. Changed projections (e.g., regarding public service needs) from those on which the text of
boundary was based;
Per the Applicant: Not applicable.
2. Changed assumptions (e.g., regarding demographic trends);
Per the Applicant:

3. Data errors, including errors in mapping, vegetative types and natural features described
in Volume I of the plan;
Per the Applicant: Not applicable.
4. New issues;
Per the Applicant:

32

33
34
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The Applicant has expressed an intent to transfer ROGO exemptions from two (2) properties on
Stock Island (Wrecker’s Cay and Banyan Grove) to the Property and to allow for greater flexibility
in maximizing the development potential of the Property. The Applicant seeks to secure a zoning
district with a purpose more closely aligned with the desired development and characteristics of
the Property.
The proposed LUD amendment to Destination Resort (DR) is consistent with the purpose of the
DR zoning district. Pursuant to LDC Section 130-34, “the purpose of the DR district is to establish
areas suitable for the development of planned tourist centers providing on-site residential,
recreational, commercial and entertainment facilities of a magnitude sufficient to attract visitors
and tourists for tenancies of three or more days. Destination resorts are contemplated to contain:
(1) Single-family homes as of right; or
(2) One or more resort hotels as the principal use, to use the water-related natural resources
of the Keys, and to be located on sites of at least ten gross acres where the location and
character of the site and the development itself and amenities are such that off-site
impacts will be reduced.”
The Property contains direct access to the waters of the Florida Keys, has an upland land area of
13.14 acres and possesses a location where the development itself and amenities are such that offsite impacts will be reduced.
The DR zoning district requires specific on-site amenities be provided including, but not limited
to, shuttle transport services to airports and tourist attractions to accommodate ten percent (10%)
of the approved floor area in guest rooms; on-site employee housing living space provided in an
amount equal to ten percent (10%) of the approved floor area in guest rooms; and commercial
retail provided at a minimum of 200 square feet to include convenience retail, food sales and
gifts in one or more sites, excluding restaurants as required by Section 130-81(b)(1), and in
addition one and 1.3 square feet commercial retail per each guest room greater than 150 rooms.
The proposed LUD amendment is consistent with the Comprehensive Plan. The proposed DR
zoning district is: (1) established within the MC FLUM, (2) does not increase allocated density of
the Property which is a stated goal of the Comprehensive Plan and (3) would decrease the
nonresidential development potential of the Property.
5. Recognition of a need for additional detail or comprehensiveness; or
Per the Applicant: Not applicable.
6. Data updates.
Per the Applicant: Not applicable.
In accordance with MCC §102-158(d)(5)c., in no event shall an amendment be approved which
will result in an adverse community change to the planning area in which the proposed
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development is located or to any area in accordance with a livable communikeys master plan
pursuant to findings of the board of county commissioners.
Per the Applicant:

The Property is adjacent surrounding uses include a mixture of land uses including marina, commercial
retail, office, light industrial and residential, and currently has a Future Land Use Map designation of
Mixed Use / Commercial (MC). It is anticipated that the proposed Zoning map amendment for the site
will not result in an adverse community change to the surrounding area.
The proposed Zoning map amendment is also consistent with Action Items 2.1.1 and 2.3.1 of the Stock
Island/Key Haven Livable CommuniKeys Plan, as it continues to recognize the current FLUM
category of the Property and continues to recognize land use districts and FLUM categories as the
regulatory tool used for evaluating individual proposals.
V. RECOMMENDATION
Staff recommends approval of the proposed Zoning amendment from MU to DR based on consistency
with the MC FLUM and subject to demonstration of traffic concurrency at the time of development
approval and the requirement for a final concurrency determination in accordance with
Comprehensive Plan Policy 1401.7.
VI. EXHIBITS
1. List of Permitted and Conditional Uses in the Mixed Use (MU) and Destination Resort (DR)
Zoning Districts
2. 11” by 17” LUD Amendment Maps
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Exhibit "1"
Mixed Use (MU)

Destination Resort District (DR)

Notes

Permitted Uses
(1) Detached dwellings;

Permitted Uses
(1) Detached dwellings;

(2) Commercial retail, office, restaurant
uses, or any combination thereof, of low and
medium intensity, and of less than 2,500
square feet of floor area;

(2) Vacation rental use if a special vacation rental permit is obtained *Does not
under the regulations established in section 134‐1;
require units
to be
detached for
VR.
(3) Collocations on existing antenna‐supporting structures, pursuant to
section 146‐5(c);

(3) Institutional residential uses, involving
less than ten dwelling units or rooms;

(4) Commercial apartments involving less
(4) Replacement of an existing antenna‐supporting structure pursuant
than six dwelling units, but tourist housing use, to section 146‐5(b);
including vacation rental use, of commercial
apartments is prohibited;

(5)
a.
b.
c.
d.
e.
f.

Commercial recreational uses limited to: (5)
Attached wireless communications facilities, as accessory uses,
Bowling alleys;
pursuant to section 146‐5(d);
Tennis and racquet ball courts;
Miniature golf and driving ranges;
Theaters;
Health clubs; and
Swimming pools;

(6)

Commercial fishing;

(6)
Stealth wireless communications facilities, as accessory uses,
pursuant to section 146‐5(e);

(7)

Institutional uses;

(7) Satellite earth stations, as accessory uses, pursuant to section 146‐ *No limitation
5(f); and
on size

(8)

Public buildings and uses;

(8) Public infrastructure and utilities, provided that:
a. The parcel(s) proposed for development shall be separated from
any established residential use by a class C bufferyard. As determined by
the Planning Director, the bufferyard may be required on all property
lines adjacent to an established residential principal use to screen the use
from view.
b. A solid fence may be required upon determination by the Planning
Director.

(9) Home occupations—Special use permit
required;
(10) Parks;
(11)

Accessory uses;

*Public
uses/buildings
limitated to
infrastructure
and utilities in
the DR Zoning
District

(12) Vacation rental use of detached
dwelling units is permitted if a special vacation
rental permit is obtained under the regulations
established in section 134‐1;
(13) Replacement of an existing antenna‐
supporting structure pursuant to section 146‐
5(b);
(14) Collocations on existing antenna‐
supporting structures, pursuant to section 146‐
5(c);
(15) Attached wireless communications
facilities, as accessory uses, pursuant to section
146‐5(d);
(16) Stealth wireless communications
facilities, as accessory uses, pursuant to section
146‐5(e);
(17) Satellite earth stations less than two
meters in diameter, as accessory uses,
pursuant to section 146‐5(f);
(18) Attached and detached dwellings
involving less than six units, designated as
employee housing as provided for in section
139‐1; and

(19) Wastewater nutrient reduction cluster
systems that serve less than ten residences.

Minor Conditional Uses
Minor Conditional Uses
(1) Attached dwellings, provided that:
(1) Hotels, provided that:
a. The total number of units does not exceed a. The hotel has restaurant facilities on the premises that will
four; and
accommodate no less than one‐third of all hotel guests at maximum
b. The structures are designed and located occupancy at a single serving;
so that they are visually compatible with
b. There are at least two satellite eating and drinking facilities, each
established residential development within 250 accommodating at least 25 persons;
feet of the parcel proposed for development; c. A separate meeting/conference and entertainment area that can
also function as a banquet facility;
d. A lobby that provides 24‐hour telephone and reservation service;
e. Active and passive recreation land‐based activities are available,
with a minimum of tennis courts or racquetball courts, or a spa/exercise
room, provided at the standards given below and at least two additional
active and one additional passive recreational facility, including, but not
Active Recreational Facilities
limited to, the following: (See uses in the column to the left highlighted
Te nni s court
1/25 uni ts
in grey)
Ra cque tba l l court
1/25 uni ts
Spa /e xe rci s e room, of no
l e s s tha n 500 s qua re fe e t
Da nce fl oor

1/150 uni ts
1/hote l

Pl a yfi e l d/pl a yground

1/150 uni ts

Mi ni a ture gol f cours e

1/hote l

Gol f cours e

1/hote l

Shuffl e boa rd court, or othe r 2/50 uni ts
court ga me s
Fi tne s s cours e
1/hote l
Passive Recreational Facilities
Na ture tra i l wa l k

1/hote l

Ga me room

1/150 uni ts

Ga rde n a re a

1/hote l

Obs e rva ti on a re a

1/hote l

Othe r us e s ma y be s ubs ti tute d for the s e wi th
the wri tte n a pprova l of the di re ctor of pl a nni ng
s ta ti ng the s ta nda rds us e d a nd the ma nne r i n
whi ch gue s ts wi l l be s e rve d by s uch fa ci l i ti e s .
The di re ctor of pl a nni ng s ha l l ba s e hi s de ci s i on
on ge ne ra l l y a cce pte d i ndus try s ta nda rds for
compa ra bl e de s ti na ti on re s orts ;

(2) Commercial recreation uses (indoor and
outdoor), excluding amusement or sea life
parks and drive‐in theaters, provided that:
a. The parcel of land proposed for
development does not exceed five acres;
b. The parcel proposed for development is
separated from any established residential use
by a class C bufferyard; and
c. All outside lighting is designed and located
so that light does not shine directly on any
established residential use;

f. Active and passive water‐oriented recreational facilities are available, a
minimum of a swimming pool, or swimming areas, at the rate of seven square
feet of water surface (excluding hot tubs and Jacuzzi) per hotel room (this
requirement may be converted to linear feet of shoreline swimming area at a ratio
of one linear foot of beach per seven square feet of required water surface);
g. Access to U.S. 1 is by way of:
1. An existing curb cut;
2. A signalized intersection; or
3. A curb cut that is separated from any other curb cut on the same side of U.S.
1 by at least 400 feet;

Notes
*No limitation
on number of
rooms;
requires more
amenities that
required in the
MU zoning
district.

h. Each hotel establishes and maintains shuttle transport services to
airports and tourist attractions to accommodate ten percent of the
approved floor area in guest rooms; and such housing shall be of any of
the following types: dormitory, studio, one bedroom, two bedrooms and
shall be in addition to the approved hotel density and shall be used
exclusively by employees qualifying under the employee housing
provisions elsewhere in this chapter;
i. On‐site employee housing living space is provided in an amount
equal to ten percent of the approved floor area in guest rooms; and such
housing shall be of any of the following types: dormitory, studio, one
bedroom, two bedrooms and shall be in addition to the approved hotel
density and shall be used exclusively by employees qualifying under the
employee housing provisions elsewhere in this chapter; and
j. Commercial retail is provided at a minimum of 200 square feet to
include convenience retail, food sales and gifts in one or more sites,
excluding restaurants as required by subsection (b)(1) of this section, and
in addition one and 1.3 square feet commercial retail per each guest
room greater than 150 rooms. Additional commercial retail may be
provided subject to the floor area ratio limitations of this chapter.
Commercial retail may consist of dive shops, boat rentals, gift shops,
barber/beauty services, travel agencies, provided that there is no
extension signage advertising these amenities to the general public.
Water‐related services and activities shall be located immediately
proximate to the water unless otherwise prohibited.

(3) Commercial retail, office, restaurant
uses, or any combination thereof, of low and
medium intensity, and of greater than 2,500
but less than 10,000 square feet of floor area,
provided that access to U.S. 1 by way of:
a. An existing curb cut;
b. A signalized intersection; or
c. A curb cut that is separated from any
other curb cut on the same side of U.S. 1 by at
least 400 feet;

(4) Commercial retail, office, restaurant
uses, or any combination thereof, of high
intensity, and of less than 2,500 square feet of
floor area, provided that access to U.S. 1 is by
way of:
a. An existing curb cut;
b. A signalized intersection; or
c. A curb cut that is separated from any
other curb cut on the same side of U.S. 1 by at
least 400 feet;

(5) Commercial apartments involving six to
18 dwelling units, provided that:
a. The hours of operation of the commercial
uses are compatible with residential uses;
b. Access to U.S. 1 is by way of:
1. An existing curb cut;
2. A signalized intersection; or
3. A curb cut that is separated from any
other curb cut on the same side of U.S. 1 by at
least 400 feet;
c. Tourist housing uses, including vacation
rental uses, of commercial apartments are
prohibited;

(6) Institutional residential uses involving ten
or more dwelling units or rooms, providing
that:
a. The use is compatible with land use
established in the immediate vicinity of the
parcel proposed for development;
b. Access to U.S. 1 is by way of:
1. An existing curb cut;
2. A signalized intersection; or
3. A curb cut that is separated from any
other curb cut on the same side of U.S. 1 by at
least 400 feet;
c. Tourist housing uses, including vacation
rental use, of institutional dwelling units is
prohibited;

(7) Hotels of fewer than 50 rooms, provided
that one or more of the following amenities is
available to guests:
a. Swimming pool; or
b. Docking facilities; or
c. Tennis courts;

(8) Campgrounds and recreational vehicle
parks, provided that:
a. The parcel proposed for development has
an area of at least five acres;
b. If the use involves the sale of goods and
services, other than the rental of camping sites
or recreational vehicle parking spaces, such use
does not exceed 1,000 square feet and is
designed to serve the needs of the
campground; and
c. The parcel proposed for development is
separated from all adjacent parcels of land by
at least a class C bufferyard;

(9) Light industrial uses, provided that:
a. The parcel proposed for development is
less than two acres;
b. The parcel proposed for development is
separated from any established residential use
by at least a class C bufferyard; and
c. All outside storage areas are screened
from adjacent uses by a solid fence, wall or
hedge at least six feet in height;

(10) Satellite earth stations greater than or
equal to two meters in diameter, as accessory
uses, pursuant to section 146‐5(f); and

(11)
Attached and detached dwellings
involving six to 18 units, designated as
employee housing as provided for in section
139‐1.
Major Conditional Uses

Major Conditional Uses

Notes

(1) Commercial retail, office, restaurant
uses, or any combination thereof, of low and
medium intensity, and of greater than 10,000
square feet in floor area, provided that access
to U.S. 1 is by way of:
a. An existing curb cut;
b. A signalized intersection; or
c. A curb cut that is separated from any
other curb cut on the same side of U.S. 1 by at
least 400 feet;

(1) Marinas, provided that:
*Difference
a. There are a minimum of seven boat slips, but the total number of
between
boats stored on‐site or elsewhere for guests or employees shall be no
marina in MU
greater than one per hotel room;
and DR, in DR
b. The parcel for development has access to water at least four feet
all dry storage
below mean sea level at mean low tide;
shall be
c. The sale of goods and services is limited to fuel, food, boating, and enclosed and
sport fishing products;
live‐aboard
d. All boat storage shall be confined to wet slips or enclosed dry
vessels are
storage;
prohibited
e. All storage areas are screened from adjacent uses by a solid fence,
wall, or hedge of at least six feet in height; and elevated racks, frames, or
structures shall be enclosed on at least three sides from the ground to
the highest point of the roof;
f. Each nonwaterside perimeter setback of the parcel proposed for
development must have a class C bufferyard within a side yard setback of
ten feet; and
g. Live‐aboard vessels are prohibited;

(2) Commercial retail, office, restaurant
uses, or any combination thereof, of high
intensity, and of greater than 2,500 square
feet in floor area, provided that access to U.S.
1 is by way of:
a. An existing curb cut;
b. A signalized intersection; or
c. A curb cut that is separated from any
other curb cut on the same side of U.S. 1 by at
least 400 feet;

(2) Attached and detached dwellings, designated as employee housing
as provided for in section 139, provided that:
a. They are built for and occupied by employees of the destination
resort facilities;
b. The total area is no less that ten percent of the approved floor area
in guest rooms of the resort/hotels within the development;
c. The structures are designed and located so that they are visually
compatible with established residential development within 250 feet of
the parcel proposed for development; and
d. The parcel proposed for development is separated from any
established residential use by a class C bufferyard;

(3) Attached dwelling units, provided that: (3)
a. The structures are designed and located
so that they are visually compatible with
established residential development within 250
feet of the parcel proposed for development;
and
b. The parcel proposed for development is
separated from any established residential use
by a class C bufferyard;

Attached dwelling units;

*employee
housing only
allowed for a
destination
resort facility

*DR does not
require
compatibility
and a Class C
bufferyard

(4) Marinas, provided that:
(4)
a. The parcel proposed for development has
access to water at least four feet below mean
sea level at mean low tide;
b. The sale of goods and services is limited to
fuel, food, boating, diving and sport fishing
products;
c. All outside storage areas are screened
from adjacent uses by a solid fence, wall or
hedge at least six feet in height; and
d. Each nonwaterside perimeter setback of
the parcel proposed for development must
have a class C bufferyard within a side yard
setback of ten feet;

(5) Hotels providing 50 or more rooms,
provided that:
a. The hotel has restaurant facilities on the
premises;
b. One or more of the following amenities
are available to guests:
1. Swimming pool; or
2. Docking facilities; or
3. Tennis courts; and
c. Access to U.S. 1 is by way of:
1. An existing curb cut;
2. A signalized intersection; or
3. A curb cut that is separated from any
other curb cut on the same side of U.S. 1 by at
least 400 feet; and
d. The parcel proposed for development is
separated from any established residential use
by a class C bufferyard;

New antenna‐supporting structures, pursuant to section 146‐5(a);

(5) Wastewater treatment facilities and wastewater treatment
collection systems serving uses located in any land use district, provided
that:
a. The wastewater treatment facility and wastewater treatment
collection systems are in compliance with all federal, state, and local
requirements;
b. The wastewater treatment facility, wastewater treatment collection
systems and accessory uses shall be screened by structures designed to
be architecturally consistent with the character of the surrounding
community and shall minimize the impact of any outdoor storage,
temporary or permanent; and
c. In addition to any district boundary buffers set forth in chapter 114,
article V, a planting bed, eight feet in width, to be measured
perpendicular to the exterior of the screening structure shall be
established with the following:
1. One native canopy tree for every 25 linear feet of screening
structure and one understory tree for every ten linear feet of screening
structure;
2. The required trees shall be evenly distributed throughout the
planting bed;
3. The planting bed shall be installed as set forth in chapter 114, article
IV; and
4. A solid fence may be required upon determination by the planning
director.

(6) Heliports or seaplane ports, provided
that:
a. The heliport is associated with a
governmental service facility, a law
enforcement element or a medical services
facility;
b. The heliport or seaplane port is a Federal
Aviation Administration certified landing
facility;
c. The landing and departure approaches do
not pass over established residential uses or
known bird rookeries;
d. If there are established residential uses
within 500 feet of the parcel proposed for
development, the hours of operation for non‐
emergency aircraft shall be limited to daylight;
and
e. The use is fenced or otherwise secured
from entry by unauthorized persons;

(7) Light industrial uses, provided that:
a. The parcel proposed for development is
greater than two acres;
b. The parcel proposed for development is
separated from any established residential use
by a class C bufferyard; and
c. The use is compatible with land uses
established in the immediate vicinity of the
parcel proposed for development;

(8) Commercial recreation uses (indoor and
outdoor), including amusement or sea life
parks and drive‐in theaters, provided that:
a. The parcel of land has an area of at least
two acres;
b. The parcel is separated from residential
districts IS, SR, SR‐L, SS, UR, URM, URM‐L or
established residential uses by at least a class E
buffer; and
c. Access to U.S. 1 is by way of:
1. An existing curb cut;
2. A signalized intersection; or
3. A curb cut that is separated from any
other curb cut on the same side of U.S. 1 by at
least 400 feet;

(9)

Agricultural uses, limited to mariculture;

(10) New antenna‐supporting structures,
pursuant to section 146‐5(a);
(11) Attached and detached dwellings
involving more than 18 units, designated as
employee housing as provided for in section
139‐1;

(12) Wastewater treatment facilities and
wastewater treatment collection systems
serving uses located in any land use district,
provided that:
a. The wastewater treatment facility and
wastewater treatment collection systems are
in compliance with all federal, state, and local
requirements;
b. The wastewater treatment facility,
wastewater treatment collection systems and
accessory uses shall be screened by structures
designed to be architecturally consistent with
the character of the surrounding community
and shall minimize the impact of any outdoor
storage, temporary or permanent; and

c. In addition to any district boundary
buffers set forth in chapter 114, article V,
a planting bed, eight feet in width, to be
measured perpendicular to the exterior of
the screening structure shall be
established with the following:
1. One native canopy tree for every 25
linear feet of screening structure;
2. One understory tree for every ten
linear feet of screening structure and the
required trees shall be evenly distributed
throughout the planting bed;
3. The planting bed shall be installed as
set forth in chapter 114, article IV; and
4. A solid fence may be required upon
determination by the planning director.
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AD = Airport District; CD = Conservation District; CFA = Commercial Fishing Area; CFSD = Commercial Fishing Special District; DR = Destination Resort; I = Industrial; IS = Improved Subdivision; MF = Military Facilities; MI = Maritime Industries; MN = Mainland Native Area; MU = Mixed Use; NA = Native Area;
OS = Offshore Island; PR = Park and Refuge; RV = Recreational Vehicle; SC = Suburban Commercial; SR = Suburban Residential; SS = Sparsely Settled; UC = Urban Commercial; UR = Urban Residential; URM = Urban Residential Mobile Home
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The Monroe County Land Use District is proposed to
be amended as indicated above and briefly described as:

Impervious Surface
Undeveloped Land
Mangrove
Developed Land
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Land Use change of one parcel from Mixed Use (MU) to Destination Resort (DR).
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This map is for use by the Monroe County Growth Management Division only. The data contained herein is not a legal representation of
boundaries, parcels, roads right of ways or other geographical data.
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