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Scott Reale

From: TITAN MOVING & STORAGE <titanmoving@comcast.net>
Sent: Monday, January 11, 2021 9:41 PM
To: Daniel Keester
Cc: Scott Reale; Zoning Inquiries
Subject: Re: 242 SW 9 Street
Attachments: EMAIL TO SELLER.jpeg; FARR LIE 1.jpg; FARR LIE 2.jpg; WEEKLY 1.jpg; WEEKLY 2.jpg; 

WEEKLY 3.jpg; WEEKLY 4.jpg; WEEKLY 5.jpg; WEEKLY 6.jpg; WEEKLY 7.jpg; WEEKLY 
8.jpg; WEEKLY 9.jpg; WEEKLY 10.PNG; WEEKLY 11.jpg; WEEKLY 12.jpg; WEEKLY 13.jpg; 
WEEKLY 14.jpg; ARPIN MORTGAGE.pdf; MULTIBED1.PNG; MULTIBED2.PNG; 
MULTIBED3.PNG; MULTIBED4.PNG; MULTIBED5.jpg; MULTI BED FACEBOOK.jpeg

EXTERNAL Email: Do not reply, click links, or open attachments unless you recognize the sender's EMAIL ADDRESS as 

legitimate and know the contents are safe. 

  

 
Dear Daniel & Scott,  
   
Below is the list and evidence of our many concerns about the pattern of deceit concerning the 
operators (Megan Arpin & Aaron Langbein) of 954 Recovery (242 SW 9 ST):  
   
1.  Email with photos from Megan Arpin & Aaron Langbein to the Morin's (seller of property)- (see 
attached-EMAIL TO SELLER) stating that they were "looking for the ideal home to raise our son (and 
hopefully more kids)" and "this home can be a beautiful future for our baby boy".  
   
2.  When the illegal operation of the halfway home was reported to Pompano Code Enforcement 
(10/13/20), code was informed that they had FARR Certification so code gave them 30 days to 
produce the documentation.  This was a lie, as evidenced by a post by Aaron Langbein on Facebook 
that they indeed did NOT have FARR certification on 10/15/20. (see attached- FARR LIE 1-2)  
   
   
3.  There is constant moving in/out of people- I see them come/go via Uber with their suitcases.  I 
wasn't privy to the information they provided on their application regarding terms for length of time of 
stay until our conversation today, otherwise I would have documented via video tape the comings and 
goings. I assumed that because they blatantly advertise on Facebook their weekly rates, this was a 
non-issue.  (see attached - WEEKLY RENT 1-14). The attachment will prove that their intentions, 
from the very beginning (look at the different post dates), is weekly and they even advertise on a 
Facebook page called CASH PAY ONLY HALFWAY HOUSES OF SOUTH FLORIDA.  
   
4.  They are listing the home on the application as a 5 bedroom home when the Broward County 
Property appraiser clearly states its a 4 bedroom home (are they paying taxes on a 5 
bedroom???).  Again, this is their way to manipulate the system. I also have reason to suspect 
mortgage fraud as their mortgage clearly states that they are to occupy, as their principal residence, 
for at least one year. (see attached-ARPIN MORTGAGE sect. 6).  I would also guess, based on said 
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mortgage, that they didn't purchase the home as a business investment.  Needless to say, I will be 
reporting suspected mortgage fraud and a neighbor already reported it to the FBI.  
Also, I find it interesting that Aaron is not listed as an owner on Broward Co. Property Appraiser when 
it clearly shows him as a borrower on the mortgage.. And even more so, that her original application 
was for Modify your Reality, LLC (which Aaron isn't listed as an officer).  Could they be trying to keep 
Aaron's name off due to his prior felonies and prison time???  Or are there other reasons...  
   
5. They have multiple beds in the house per room- one bedroom has 3 beds and a trundle bed 
(5beds?) and other rooms show a set of bunk beds and a single bed (3 beds).  There is also a picture 
of a trundle bed in a living room (picture #5).  I am pretty sure that Broward County has a 2 heart 
beats per room law.  Do they get a special exemption for this??? (see attached- MULTIBED 1-
5).  Also, there is a Facebook post where Aaron Langbein proudly boasts his 4 people per bed room 
(see attached-MULTIBED FACEBOOK).  
   
I believe they NEVER intended to properly and legally obtain BTR, FARR CERT, or any other 
requirements UNTIL we reported them.  PLEASE, do not buy into Megan's sweet Georgia Peach 
innocence and Aaron's Mr. Do Good attitude.  These people are not naive, they work at Recovery 
Centers, and know EXACTLY what is required. They have been deceptive from the beginning with 
City Agencies and the residents of Lyons Park- I do not trust them!  
   
This letter only addresses the deceitfulness of the halfway house- we have other multiple issues and 
concerns.   
   
If you have any questions or concerns, please feel free to reach out to me.  
   
Thank you,  
   
Jennifer Collins  
(954) 854-9848  

On 01/11/2021 6:06 PM Daniel Keester <daniel.keester@copbfl.com> wrote:  
   
   

Jennifer Collins, 

  

Thanks for taking the time to discuss your concerns about this application.  As we discussed, I’ve 
attached to this email a copy of the notice that you will receive in the mail shortly (as a resident 
in the neighborhood).  I’ve copied the Senior Planner, Scott Reale, on this email for your 
reference.  He has been reviewing this application, which will be on the next Zoning Board of 
Appeals agenda.  Based on some of the information that you have, please forward it to Scott 
Reale, so that it can be transmitted to the Board members in advance of the meeting.  Staff & the 
Board can review the items of concerns that we discussed over the phone, before the meeting if 
you submit it in advance. 

  

As requested, I’ve attached a copy of the Application that Megan Arpin submitted to the City 
(where they identified a 5 bedroom house & provided a yearlong lease that they allegedly 
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provide to their tenants).  We will require a floor plan, with their next submittal (it does not 
appear as though one was submitted for the Special Exception application).  As I mentioned over 
the phone, if their tenants are staying shorter than 12 months at a time, then it would require 
another special exception approval from the Zoning Board of Appeals.  We’ll need to make sure 
that’s clear to the Applicant at (or before) the hearing.  If you have evidence that suggests the 
tenants are staying shorter, please share that with us.  

  

Lastly, the criteria that the Zoning Board of Appeals will be asked to consider when reviewing 
their application is below, based on the information they submitted with their application it is 
only the first criteria that they needed to address, since there is another community residence 
located within 660 feet.  I’ve highlighted the relevant section: 

Special Exception Review Standards for Community Residences 

A Special Exception for a community residence (family or transitional) shall be approved by simple 
majority vote of the Board members present, only on a finding that there is competent substantial 
evidence in the record that the Special Exception meets the following applicable standards: 

1.   When the proposed community residence arrangement is required to obtain a special exception 
because it would be located within 660 linear feet of an existing community residence or recovery 
community: 

a.   The applicant demonstrates that the proposed community residence will not interfere with 
the normalization and community integration of the residents of any existing community 
residence or recovery community and that the presence of other community residences or 
recovery communities will not interfere with the normalization and community integration of the 
residents of the proposed community residence, and 

b.   The applicant demonstrates that the proposed community residence in combination with any 
existing community residences and/or recovery communities will not alter the residential 
character of the surrounding neighborhood by creating an institutional atmosphere or by 
creating or intensifying an institutional atmosphere or de facto social service district by 
concentrating or clustering community residences and/or recovery communities on a block face 
or in a neighborhood. 

2.   When the proposed community residence is required to obtain a special exception because the State 
of Florida does not offer a license or certification for this type of community residence and the population 
it would serve, the applicant must demonstrate that: 

a.   The proposed community residence will be operated in a manner effectively similar to that of 
a licensed or certified community residence; 

b.   Staff will be adequately trained in accord with standards typically required by licensing or 
state certification for a community residence; 

c.   The community residence will emulate a biological family and be operated to achieve 
normalization and community integration; and 

d.   The rules and practices governing how the community residence is operated will actually 
protect residents from abuse, exploitation, fraud, theft, insufficient support, use of illegal drugs or 
alcohol, and misuse of prescription medications. 
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3.   In districts where a community residence is allowed as a special exception, the community residence 
shall be approved only on a finding that there is competent substantial evidence in the record that the 
Special Exception meets the applicable standards: 

a.   The applicant demonstrates that the proposed community residence will not interfere with 
the normalization and community integration of the residents of any existing community 
residence and/or recovery community and that the presence of other community residences 
and/or any recovery communities will not interfere with the normalization and community 
integration of the residents of the proposed community residence; 

b.   The applicant demonstrates that the proposed community residence in combination with any 
existing community residences and/or recovery communities will not alter the residential 
character of the surrounding neighborhood by creating an institutional atmosphere or by 
creating or intensifying a de facto social service district by concentrating or clustering community 
residences and/or any recovery community on a block or in a neighborhood, and 

c.   The applicant demonstrates that the proposed community residence will be compatible with 
the residential uses allowed as of right in the zoning district; 

d.   When the proposed community residence would be located in a single-family zoning district, 
the applicant demonstrates that the proposed transitional community residence, alone or in 
combination with any existing community residences, will not alter the residential stability of the 
single-family zoning district; 

e.   The applicant demonstrates that the applicant or the proposed community residence has 
been granted certification by the State of Florida or license required by the State of Florida; and 

f.   When the State of Florida does not offer certification or require a license for this type of 
transitional community residence and the population it would serve, the application 
demonstrates that: 

i.   The proposed community residence will be operated in a manner effectively similar 
to that of a licensed or certified community residence; 

ii.   Staff will be adequately trained in accord with standards typically required by 
licensing or state certification for a community residence; 

iii.   The community residence will emulate a biological family and be operated to 
achieve normalization and community integration; and 

iv.   The rules and practices governing how the community residence is operated will 
actually protect residents from abuse, exploitation, fraud, theft, insufficient support, use 
of illegal drugs or alcohol, and misuse of prescription medications. 

  

  

 

Please be advised the hours of operation for City Hall is: Monday – Thursday, 7 AM – 6 PM.   
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