
 

Islamorada, Village of Islands 
LOCAL PLANNING AGENCY MEETING 

 

 

March 11, 2024 - 5:30 PM 
Founders Park Community Center 

87000 Overseas Highway 
Islamorada, FL  33036 

 
 

 
 
 

AGENDA 
I. CALL TO ORDER / ROLL CALL 
II. PLEDGE OF ALLEGIANCE  
III. AGENDA: Requests for Deletion / Emergency Additions  
IV. PUBLIC COMMENT 
  (This is general public comment. It provides an opportunity for the public to speak about 

matters not scheduled elsewhere on the agenda. The mayor opens public comment on agenda 
items throughout the meeting.) 

V. CONSENT AGENDA 
  A. Approval of the Monday, January 8, 2024 meeting minutes.  () 

 

    
 

  
VI. PUBLIC HEARINGS 
  A. Ordinance Amendment Considering the Request of HVS82 

Investments LLC to Amend the Future Land use Map of Parcel 
00415840-000000 (Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF SHARON 
MAHONEY ON BEHALF OF HVS82 INVESTMENTS LLC, TO 
AMEND THE VILLAGE’S FUTURE LAND USE MAP FROM 
RESIDENTIAL CONSERVATION (RC) TO MIXED USE (MU) FOR 
THE SUBJECT PROPERTY, LOCATED ON PLANTATION KEY, 
WITH REAL ESTATE NUMBER 00415840-000000, AS LEGALLY 
DESCRIBED HEREIN; PROVIDING FOR THE TRANSMITTAL OF 
THIS ORDINANCE TO THE STATE DEPARTMENT OF 
COMMERCE; AND PROVIDING FOR AN EFFECTIVE DATE 
UPON THE APPROVAL OF THIS ORDINANCE BY THE STATE 
DEPARTMENT OF COMMERCE. 

  

  B. Ordinance Amendment Considering the Request of HVS82 
Investments LLC to Amend the Zoning Map for Parcel 00415840-
000000 (Jennifer DeBoisbriand , Planning Director) 
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    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF SHARON 
MAHONEY ON BEHALF OF HVS82 INVESTMENTS LLC, TO 
AMEND THE OFFICIAL ZONING MAP FROM NATIVE 
RESIDENTIAL (NR) TO HIGHWAY COMMERCIAL (HC) FOR THE 
SUBJECT PROPERTY, LOCATED ON PLANTATION KEY, WITH 
REAL ESTATE NUMBER 00415840-000000, AS LEGALLY 
DESCRIBED HEREIN; PROVIDING FOR THE TRANSMITTAL OF 
THIS ORDINANCE TO THE STATE DEPARTMENT OF 
COMMERCE; AND PROVIDING FOR AN EFFECTIVE DATE 
UPON THE APPROVAL OF THIS ORDINANCE BY THE STATE 
DEPARTMENT OF COMMERCE.  

  

  C. Ordinance Amendment Considering the Request of Sojourn South 
LLC to Amend the Future Land Use Map of Parcel 00394480-000108 
(Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF TY HARRIS PA 
AGENT FOR SOJOURN SOUTH LLC, TO AMEND THE 
VILLAGE’S FUTURE LAND USE MAP FROM CONSERVATION 
(C) TO MIXED USE (MU) FOR THE SUBJECT PROPERTY, 
LOCATED ON LOWER MATECUMBE KEY, WITH REAL ESTATE 
NUMBER 00394480-000108, AS LEGALLY DESCRIBED HEREIN; 
PROVIDING FOR THE TRANSMITTAL OF THIS ORDINANCE TO 
THE STATE DEPARTMENT OF COMMERCE; AND PROVIDING 
FOR AN EFFECTIVE DATE UPON THE APPROVAL OF THIS 
ORDINANCE BY THE STATE DEPARTMENT OF COMMERCE. 

  

  D. Ordinance Amendment Considering the Request of Sojourn South 
LLC to Amend the Zoning Map for Parcel 00394480-000108 
(Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF TY HARRIS PA 
AGENT FOR SOJOURN SOUTH LLC, TO AMEND THE OFFICIAL 
ZONING MAP FROM CONSERVATION (C) TO COMMERCIAL 
FISHING (CF) FOR THE SUBJECT PROPERTY, LOCATED ON 
LOWER MATECUMBE KEY, WITH REAL ESTATE NUMBER 
00394480-000108, AS LEGALLY DESCRIBED HEREIN; 
PROVIDING FOR THE TRANSMITTAL OF THIS ORDINANCE TO 
THE STATE DEPARTMENT OF COMMERCE; AND PROVIDING 
FOR AN EFFECTIVE DATE UPON THE APPROVAL OF THIS 
ORDINANCE BY THE STATE DEPARTMENT OF COMMERCE 

  

  E. Ordinance Amendment Considering the Request of Island 
Community Church Inc to Amend the Future Land Use Map of Parcel 
00402900-000000 (Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF TY HARRIS PA 
AGENT FOR ISLAND COMMUNITY CHURCH INC, TO AMEND 
THE VILLAGE’S FUTURE LAND USE MAP FROM PUBLIC/SEMI-
PUBLIC SERVICES (PS) TO MIXED USE (MU) FOR THE 
SUBJECT PROPERTY, LOCATED ON UPPER MATECUMBE 
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KEY, WITH REAL ESTATE NUMBER 00402900-000000, AS 
LEGALLY DESCRIBED HEREIN; PROVIDING FOR THE 
TRANSMITTAL OF THIS ORDINANCE TO THE STATE 
DEPARTMENT OF COMMERCE; AND PROVIDING FOR AN 
EFFECTIVE DATE UPON THE APPROVAL OF THIS ORDINANCE 
BY THE STATE DEPARTMENT OF COMMERCE. 

  F. Ordinance Amendment Considering the Request of Island 
Community Church Inc to Amend the Zoning Map for Parcel 
00402900-000000  (Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF TY HARRIS PA 
AGENT FOR ISLAND COMMUNITY CHURCH INC, TO AMEND 
THE OFFICIAL ZONING MAP FROM PUBLIC/SEMI-PUBLIC 
SERVICES (PS) TO HIGHWAY COMMERCIAL (HC) FOR THE 
SUBJECT PROPERTY, LOCATED ON UPPER MATECUMBE 
KEY, WITH REAL ESTATE NUMBER 00402900-000000, AS 
LEGALLY DESCRIBED HEREIN; PROVIDING FOR THE 
TRANSMITTAL OF THIS ORDINANCE TO THE STATE 
DEPARTMENT OF COMMERCE; AND PROVIDING FOR AN 
EFFECTIVE DATE UPON THE APPROVAL OF THIS ORDINANCE 
BY THE STATE DEPARTMENT OF COMMERCE. 

  

  G. Ordinance Amendment Considering the Request of Windley Cove, 
LLC. to Amend the Future Land Use Map of Parcel 00405350-
000000 (Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF WINDLEY COVE, 
LLC, TO AMEND THE VILLAGE’S FUTURE LAND USE MAP 
FROM RESIDENTIAL MEDIUM (RM) TO MIXED USE (MU) FOR 
THE SUBJECT PROPERTY, LOCATED ON WINDLEY KEY, WITH 
REAL ESTATE NUMBER 00405350-000000, AS LEGALLY 
DESCRIBED HEREIN AND TO ALLOW THE PARCEL TO BE 
INCLUDED IN POLICY 1-2.11.3:WINDLEY KEY MIXED USE AREA 
1; PROVIDING FOR THE TRANSMITTAL OF THIS ORDINANCE 
TO THE STATE DEPARTMENT OF COMMERCE; AND 
PROVIDING FOR AN EFFECTIVE DATE UPON THE APPROVAL 
OF THIS ORDINANCE BY THE STATE DEPARTMENT OF 
COMMERCE. 

  

  H. Ordinance Amendment Considering the Request of Windley Cove, 
LLC. to Amend the Zoning Map of Parcel 00405350-000000 
(Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF WINDLEY COVE, 
LLC, TO AMEND THE OFFICIAL ZONING MAP FROM 
RESIDENTIAL SINGLE FAMILY  (R-1) TO HIGHWAY 
COMMERCIAL (HC) FOR THE SUBJECT PROPERTY, LOCATED 
ON WINDLEY KEY, WITH REAL ESTATE NUMBER 00405350-
000000, AS LEGALLY DESCRIBED HEREIN; PROVIDING FOR 
THE TRANSMITTAL OF THIS ORDINANCE TO THE STATE 
DEPARTMENT OF COMMERCE; AND PROVIDING FOR AN 
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EFFECTIVE DATE UPON THE APPROVAL OF THIS ORDINANCE 
BY THE STATE DEPARTMENT OF COMMERCE. 
  

  I. Ordinance Amendment Considering the Request of Windley Isles, 
LLC to Amend the Future Land Use Map of Parcel 00405360-000000 
(Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF WINDLEY ISLES, 
LLC, TO AMEND THE VILLAGE’S FUTURE LAND USE MAP 
FROM RESIDENTIAL MEDIUM (RM) TO MIXED USE (MU) FOR 
THE SUBJECT PROPERTY, LOCATED ON WINDLEY KEY, WITH 
REAL ESTATE NUMBER 00405360-000000, AS LEGALLY 
DESCRIBED HEREIN AND TO ALLOW THE PARCEL TO BE 
INCLUDED IN POLICY 1-2.11.3:WINDLEY KEY MIXED USE AREA 
1; PROVIDING FOR THE TRANSMITTAL OF THIS ORDINANCE 
TO THE STATE DEPARTMENT OF COMMERCE; AND 
PROVIDING FOR AN EFFECTIVE DATE UPON THE APPROVAL 
OF THIS ORDINANCE BY THE STATE DEPARTMENT OF 
COMMERCE.  

  

  J. Ordinance Amendment Considering the Request of Windley Isles, 
LLC to Amend the Zoning Map of Parcel 00405360-000000 (Jennifer 
DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF WINDLEY ISLES, 
LLC, TO AMEND THE OFFICIAL ZONING MAP FROM 
RESIDENTIAL SINGLE FAMILY  (R-1) TO HIGHWAY 
COMMERCIAL (HC) FOR THE SUBJECT PROPERTY, LOCATED 
ON WINDLEY KEY, WITH REAL ESTATE NUMBER 00405360-
000000, AS LEGALLY DESCRIBED HEREIN; PROVIDING FOR 
THE TRANSMITTAL OF THIS ORDINANCE TO THE STATE 
DEPARTMENT OF COMMERCE; AND PROVIDING FOR AN 
EFFECTIVE DATE UPON THE APPROVAL OF THIS ORDINANCE 
BY THE STATE DEPARTMENT OF COMMERCE. 

  

VII. CHAIR AND LOCAL PLANNING AGENCY MEMBERS 
VIII. FUTURE AGENDA ITEMS 
IX. PLANNING DIRECTOR / VILLAGE MANAGER 
  

 

  A. Next meeting date.   

X. VILLAGE ATTORNEY 
XI. MOTIONS 
XII. OTHER BUSINESS 
XIII. ADJOURNMENT 
 
 
Options for Viewing the Local Planning Agency Meeting: 
The public is encouraged to watch the meeting on Monroe County’s MCTV Comcast Channel 
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77. Alternatively, the public may view the meeting streamed live on the Village website from 
their personal computer, tablet or phone via the following link: 
https://islamoradafl.portal.civicclerk.com/ 
 
 
 
Option 1: Email your comments. 
1. Public comment should be submitted via email to: public.comment@islamorada.fl.us 
2. The email should contain “Public Comment” in the subject line. 
3. The name and address of the submitter shall be included in the email. 
4. Public comment should be submitted by 9 a.m. the day before the meeting. Public comment 
will be sent to the LPA members for consideration prior to the meeting. Public comments will 
not be read during the meeting. 
 
 
 
Option 2: Call in During the Meeting. 
1. If phoning in, dial 305-224-1968 and enter the webinar ID: 966 8605 3458 followed by #. 
When the Chair opens public comment pertaining to the agenda item you are interested in dial 
*9 to be recognized by the Zoom meeting monitor. The Monitor will call you by the last four 
digits of your phone number. Please be sure to unmute your phone when you are called upon. 
 
2.   If watching online via Zoom: Open the Zoom webinar link https://zoom.us/j/96686053458 
and follow the prompts to join the webinar. When the Chair opens public comment use the 
“raise your hand” feature to be recognized by the meeting monitor. Public comments will be 
heard in the order in which they are received. 
 
ADA Assistance: 
These meetings are open to the public. In accordance with the Americans with Disabilities Act 
of 1990, all persons who are disabled and who need special accommodations to participate in 
this meeting because of that disability should contact the ADA Coordinator at (305) 664-6448 
or by email at ADA@islamorada.fl.us at least 48 hours before the scheduled meeting 
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Local Planning  Agency Communication 
 

 
 
To:           Local Planning Agency Chair and Agency Members 
From:        
Date:       March 11, 2024  
Subject:  Approval of the Monday, January 8, 2024 meeting 
minutes. 

 
 
Background: 
 
 
Analysis: 
 
 
Budget Impact: 
 
 
Staff Impact: 
 
 
Recommendation: 
 
 
Attachments:      
1. Minutes_010824 
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Islamorada, Village of Islands 
LOCAL PLANNING AGENCY MEETING 

 

 

January 8, 2024 - 5:30 PM 
Founders Park Community Center 

87000 Overseas Highway 
Islamorada, FL  33036 

 
 

 
MINUTES 

I. CALL TO ORDER / ROLL CALL  
   

Chair Deb Gillis called the meeting to order at 5:30 PM. Present were Chair Deb Gillis, 
Vice Chair Lorie Lalonde, Cheryl Culberson, Patrick Foley, Tony Hammon, Susan 
Raffanello and James Rhyne.   

II. PLEDGE OF ALLEGIANCE   
   

The group participated in the Pledge of Allegiance.   
III. AGENDA: Requests for Deletion / Emergency Additions   
   

Items G and H from the Public Hearings section were deleted from the agenda.   
IV. PUBLIC COMMENT 
  (This is general public comment. It provides an opportunity for the public to speak about 

matters not scheduled elsewhere on the agenda. The mayor opens public comment on agenda 
items throughout the meeting.)  

   
Van Cadenhead provided public comment.   

V. CONSENT AGENDA  
  

 

  A. Approval of the minutes from the December 11, 2023 meeting.  () 
 

    
 

   
     

A correction was made to the meeting minutes. The December meeting minutes 
should read that the minutes of November 13, 2023 passed with a 5 - 0 vote. One 
person abstained from the vote.   

VI. PUBLIC HEARINGS  
  

 

  A. Amending Chapter 30 land development regulations Article IV 
Administrative Procedures (John Quick, Interim Village Attorney, 
Jennifer DeBoisbriand , Planning Director) 
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    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, AMENDING CHAPTER 30 “LAND DEVELOPMENT 
REGULATIONS”, ARTICLE IV “ADMINISTRATIVE 
PROCEDURES”, DIVISION 2 “DEVELOPMENT REVIEW 
PROCESS”, SECTION 30-212 OF THE VILLAGE CODE TO 
CREATE A REVIEW FOR THE IMPOSITION OF CERTAIN 
CONDITIONS; PROVIDING FOR SEVERABILITY; PROVIDING 
FOR INCLUSION IN THE CODE; AND PROVIDING FOR AN 
EFFECTIVE DATE 

  

 
     

At 11:53 minutes into the meeting, Interim Village Attorney John Quick read the 
title and presented the item to the LPA.   
 
This amendment is being put in place as part of the appeals process for claims. 
The final arbiter of a claim brought to the Village is the Village Council. Persons 
filing a claim can not go straight to court. They must have brought this to the 
Village Council as a final remedy. 
 
Cheryl Culberson made a motion to approve. Tony Hammon seconded the 
motion. A vote was taken and the motion passed 7 - 0.  
  

  B. Amending Section 30-475 to Address Allocation Awards in 
Connection with Expired Permits (John Quick, Interim Village 
Attorney, Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, AMENDING CHAPTER 30 “LAND DEVELOPMENT 
REGULATIONS”, ARTICLE IV “ADMINISTRATIVE 
PROCEDURES”, DIVISION 4 “BUILDING PERMIT ALLOCATION 
SYSTEM”, SECTION 30-475 OF THE VILLAGE CODE TO 
ADDRESS ALLOCATION AWARDS IN CONNECTION WITH 
EXPIRED PERMITS; PROVIDING FOR SEVERABILITY; 
PROVIDING FOR INCLUSION IN THE CODE; PROVIDING FOR 
THE TRANSMITTAL OF THIS ORDINANCE TO THE STATE 
DEPARTMENT OF COMMERCE; AND PROVIDING FOR AN 
EFFECTIVE DATE UPON THE APPROVAL OF THIS ORDINANCE 
BY THE STATE DEPARTMENT OF COMMERCE 

  

 
     

At 21:28 minutes into the meeting, Interim Village Attorney John Quick read the 
title and presented on behalf of staff. 
 
This amendment addresses those individuals that have received an allocation and 
their building permit has expired.  At this time, there are 5 people that are affected. 
This may have the potential for the Village to receive 5 more allocations. 
 
Vice Chair Lorie Lalonde said that in this situation, permits can be reactivated. Ms. 
Lalonde inquired about contacting the individuals and giving them an allotted time 
frame to move forward. 
 
Planning Director Jennifer DeBoisbriand stated that the intention is to reach out to 
the affected persons and allow them a grace period to comply. 
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The LPA discussed and reviewed expired permits. Planning Director Jennifer 
DeBoisbriand clarified that permit holders are notified 30 days before their permits 
expire. Then they are notified again on the date their permit expires. 
 
Public Comment was provided by Ty Harris and Van Cadenhead. 
 
 
Susan Rafanello indicated that the allocation needs to be tied into the BPAS 
Building permit. So, when the building permit expires, the allocation will also 
expire. 
 
Susan Raffanello made a motion to approve with a change to include any permit 
that is not expired. For those permits that have expired, a vested right's 
determination will be made. Cheryl Culberson seconded the motion. A vote was 
taken and the motion passed 6 - 1. 
 
  

  C. Ordinance Amendment Considering the Request of Sojourn South 
LLC to Amend the Future Land Use Map of Parcel 00394480-000108 
(Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF TY HARRIS PA 
AGENT FOR SOJOURN SOUTH LLC, TO AMEND THE 
VILLAGE’S FUTURE LAND USE MAP FROM CONSERVATION 
(C) TO MIXED USE (MU) FOR THE SUBJECT PROPERTY, 
LOCATED ON LOWER MATECUMBE KEY, WITH REAL ESTATE 
NUMBER 00394480-000108, AS LEGALLY DESCRIBED HEREIN; 
PROVIDING FOR THE TRANSMITTAL OF THIS ORDINANCE TO 
THE STATE DEPARTMENT OF COMMERCE; AND PROVIDING 
FOR AN EFFECTIVE DATE UPON THE APPROVAL OF THIS 
ORDINANCE BY THE STATE DEPARTMENT OF COMMERCE. 

  

 
     

At 1:16:02 hours into the meeting, John Quick read the titles for the Future Land 
Use Map (FLUM) and Zoning Map amendments. Planning Director Jennifer 
DeBoisbriand presented on behalf of staff. 
 
The applicant, Sojourn South, would like to change the Future Land Use Map 
designation from Conservation (C) to Mixed Use (MU) and the Zoning Map 
designation from Conservation (C) to Commercial Fishing (CF).  The property has 
historically been used for commercial fishing and the storage of lobster traps. The 
applicant would like to change it back to what it was before the Village 
incorporated. 
 
The agent for the applicant, Ty Harris, presented on behalf of the applicant. Mr. 
Harris stated a couple of reasons why the property was changed from CF to C. 
The property is scarified and has no conservation components. There are no 
plans to develop the property except to possibly install a dock and a seawall. Any 
development cannot occur without going through a minor conditional use 
approval. The plan is for the mangroves to stay, but you can not condition a FLUM 
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or Rezoning. It was pointed out that adjacent properties are both CF and MU 
designations. 
 
Susan Rafanello said these amendments would upzone the property and you just 
arbitrarily can not do it unless there was an actual need for it according to the 
code. It was suggested to have a mixed use commercial fishing provision, would 
like to see the property be what it always has been. 
 
Planning Director Jennifer DeBoisbriand indicated the LPA could recommend a 
sub area to the mixed use FLUM. Further discussion ensued. 
 
 
 
Van Cadenhead provided public comment. 
 
Chair Deb Gillis made a motion to approve the amendment with a change to 
create a sub area within the MU FLUM that limits the property to commercial 
fishing and related activities. Cheryl Culberson seconded the motion. A vote was 
taken and the motion passed 6 - 1.  

  D. Ordinance Amendment Considering the Request of Sojourn South 
LLC to Amend the Zoning Map for Parcel 00394480-000108 
(Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF TY HARRIS PA 
AGENT FOR SOJOURN SOUTH LLC, TO AMEND THE OFFICIAL 
ZONING MAP FROM CONSERVATION (C) TO COMMERCIAL 
FISHING (CF) FOR THE SUBJECT PROPERTY, LOCATED ON 
LOWER MATECUMBE KEY, WITH REAL ESTATE NUMBER 
00394480-000108, AS LEGALLY DESCRIBED HEREIN; 
PROVIDING FOR THE TRANSMITTAL OF THIS ORDINANCE TO 
THE STATE DEPARTMENT OF COMMERCE; AND PROVIDING 
FOR AN EFFECTIVE DATE UPON THE APPROVAL OF THIS 
ORDINANCE BY THE STATE DEPARTMENT OF COMMERCE 

  

 
     

Discussion of this motion took place under Item C of the agenda. 
 
At 2:15 hours into the meeting, Cheryl Culberson made a motion to approve the 
Zoning Map amendment. Chair Deb Gillis seconded the motion. A vote was taken 
and the motion was approved by a vote of 7 - 0.  

  E. Ordinance Amendment Considering the Request of Island 
Community Church Inc to Amend the Future Land Use Map of Parcel 
00402900-000000 (Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF TY HARRIS PA 
AGENT FOR ISLAND COMMUNITY CHURCH INC, TO AMEND 
THE VILLAGE’S FUTURE LAND USE MAP FROM PUBLIC/SEMI-
PUBLIC SERVICES (PS) TO MIXED USE (MU) FOR THE 
SUBJECT PROPERTY, LOCATED ON UPPER MATECUMBE 
KEY, WITH REAL ESTATE NUMBER 00402900-000000, AS 
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LEGALLY DESCRIBED HEREIN; PROVIDING FOR THE 
TRANSMITTAL OF THIS ORDINANCE TO THE STATE 
DEPARTMENT OF COMMERCE; AND PROVIDING FOR AN 
EFFECTIVE DATE UPON THE APPROVAL OF THIS ORDINANCE 
BY THE STATE DEPARTMENT OF COMMERCE.  

     
At 2:23:59 hours into the meeting, Village Attorney John Quick read the titles for 
the FLUM and Zoning Map amendments. 
 
Tony Hammon recused himself from the items. 
 
Planning Director Jennifer DeBoisbriand presented on behalf of staff. The request 
is to amend the Future Land Use Map (FLUM) from Public Service (PS) to Mixed 
Use (MU)) and the Zoning Map from PS to Highway Commercial (HC). Island 
Community Church will move to the former school. The county had previously 
zoned this parcel as Suburban Commercial. When the Village incorporated, it 
changed to Public Service. 
 
Ty Harris, agent for the applicant, explained that the request is consistent with the 
properties around this parcel. The idea is that this is a perfect building for 
somebody and why would we not want it back on the tax rolls? The Church is 
looking to amend the FLUM and Zoning in order to sell the property. Mr. Harris 
also acknowledged this is an opportunity for someone to develop from already 
developed property. 
 
There were concerns surrounding the details of this change being upzoning and 
the Comprehensive Plan says to be careful when considering upzoning. It was 
mentioned that the Comprehensive Plan needs a complete review. 
 
 
Jennifer DeBoisbriand stated she is working with the Finance Department on a 
request for proposal to solicit bids for a Comprehensive Plan review. 
 
Mr. Harris brought up the changes to the GIS maps that occurred when the Village 
incorporated. 
 
There was no public comment. 
 
Lorie Lalonde made a motion to approve the FLUM amendment as 
recommended. James Rhyne seconded the motion. A vote was taken and the 
motion passed 6 - 0 with one individual abstaining.  

  F. Ordinance Amendment Considering the Request of Island 
Community Church Inc to Amend the Zoning Map for Parcel 
00402900-000000  (Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF TY HARRIS PA 
AGENT FOR ISLAND COMMUNITY CHURCH INC, TO AMEND 
THE OFFICIAL ZONING MAP FROM PUBLIC/SEMI-PUBLIC 
SERVICES (PS) TO HIGHWAY COMMERCIAL (HC) FOR THE 
SUBJECT PROPERTY, LOCATED ON UPPER MATECUMBE 
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KEY, WITH REAL ESTATE NUMBER 00402900-000000, AS 
LEGALLY DESCRIBED HEREIN; PROVIDING FOR THE 
TRANSMITTAL OF THIS ORDINANCE TO THE STATE 
DEPARTMENT OF COMMERCE; AND PROVIDING FOR AN 
EFFECTIVE DATE UPON THE APPROVAL OF THIS ORDINANCE 
BY THE STATE DEPARTMENT OF COMMERCE.  

     
The zoning amendment was discussed in the previous section. 
 
Lorie Lalonde made a motion to approve the zoning amendment. James Rhyne 
seconded the motion. A vote was taken and the motion passed 6 - 0 with one 
person abstaining.   

  G. Ordinance Amendment Considering the Request of HVS82 
Investments LLC to Amend the Future Land use Map of Parcel 
00415840-000000 (Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF SHARON 
MAHONEY ON BEHALF OF HVS82 INVESTMENTS LLC, TO 
AMEND THE VILLAGE’S FUTURE LAND USE MAP FROM 
RESIDENTIAL CONSERVATION (RC) TO MIXED USE (MU) FOR 
THE SUBJECT PROPERTY, LOCATED ON PLANTATION KEY, 
WITH REAL ESTATE NUMBER 00415840-000000, AS LEGALLY 
DESCRIBED HEREIN; PROVIDING FOR THE TRANSMITTAL OF 
THIS ORDINANCE TO THE STATE DEPARTMENT OF 
COMMERCE; AND PROVIDING FOR AN EFFECTIVE DATE 
UPON THE APPROVAL OF THIS ORDINANCE BY THE STATE 
DEPARTMENT OF COMMERCE. 

  

 
     

Item deleted.   
  H. Ordinance Amendment Considering the Request of HVS82 

Investments LLC to Amend the Zoning Map for Parcel 00415840-
000000 (Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF SHARON 
MAHONEY ON BEHALF OF HVS82 INVESTMENTS LLC, TO 
AMEND THE OFFICIAL ZONING MAP FROM NATIVE 
RESIDENTIAL (NR) TO HIGHWAY COMMERCIAL (HC) FOR THE 
SUBJECT PROPERTY, LOCATED ON PLANTATION KEY, WITH 
REAL ESTATE NUMBER 00415840-000000, AS LEGALLY 
DESCRIBED HEREIN; PROVIDING FOR THE TRANSMITTAL OF 
THIS ORDINANCE TO THE STATE DEPARTMENT OF 
COMMERCE; AND PROVIDING FOR AN EFFECTIVE DATE 
UPON THE APPROVAL OF THIS ORDINANCE BY THE STATE 
DEPARTMENT OF COMMERCE.  

  

 
     

Item deleted.   
  I. Ordinance Amendment Considering the Request of Windley Cove, 

LLC. to Amend the Future Land Use Map of Parcel 00405350-
000000 (Jennifer DeBoisbriand , Planning Director) 
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    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF WINDLEY COVE, 
LLC, TO AMEND THE VILLAGE’S FUTURE LAND USE MAP 
FROM RESIDENTIAL MEDIUM (RM) TO MIXED USE (MU) FOR 
THE SUBJECT PROPERTY, LOCATED ON WINDLEY KEY, WITH 
REAL ESTATE NUMBER 00405350-000000, AS LEGALLY 
DESCRIBED HEREIN AND TO ALLOW THE PARCEL TO BE 
INCLUDED IN POLICY 1-2.11.3:WINDLEY KEY MIXED USE AREA 
1; PROVIDING FOR THE TRANSMITTAL OF THIS ORDINANCE 
TO THE STATE DEPARTMENT OF COMMERCE; AND 
PROVIDING FOR AN EFFECTIVE DATE UPON THE APPROVAL 
OF THIS ORDINANCE BY THE STATE DEPARTMENT OF 
COMMERCE. 

  

 
     

Will discuss all 4 items of the applicant in this section. At 2:29 hours into the 
meeting, discussion began on the requests from Windley Cove LLC and Windley 
Isles LLC to review the FLUM and Zoning Map amendment requests. 
 
Village Attorney John Quick read the FLUM and Zoning Map amendment titles. 
 
Planning Director Jennifer DeBoisbriand presented on behalf of staff. The LPA is 
considering the 2 residential homes being constructed close to Hog Heaven. The 
parcels currently have a Residential Medium (RM) FLUM and request a change to 
Mixed Use (MU). The Zoning Map designations are currently Residential Single 
Family (R1) with a request for Highway Commercial (HC) zoning. The request is 
so that both properties can acquire vacation rental licenses. Ms. DeBoisbriand 
recommends these properties have a MU area 2 designation, which will limit the 
development to a single family home. 
 
Jocelyn Tiedemann, the applicant presented on behalf of her properties. Ms. 
Tiedemann mentioned that almost all the properties on Windley Key are 
commercially zoned. Before the Village was incorporated, the lots were zoned 
Suburban Commercial by the county. 
 
It was asked the difference between sub areas 1 and 2. Subarea 1 allows for 
higher density and subarea 2 allows for 1 single family home maximum. A 
concern was raised about the maximum occupancy of the units. The vacation 
rental ordinance allows for 2 persons per bedroom. These are 4 bedroom units. 
It was brought up that this is an upzoning of the properties and asked if the Village 
really needs more commercial properties. 
 
Further discussion ensued about mixed use sub areas. 
 
Van Cadenhead provided public comment. 
 
Cheryl Culberson made a motion to approve the motion per the recommendation 
of the Planning Director. Chair Deb Gillis seconded the motion and the motion 
passed 6 - 1. 
 
 

Page 13 of 292



 
  

  J. Ordinance Amendment Considering the Request of Windley Cove, 
LLC. to Amend the Zoning Map of Parcel 00405350-000000 
(Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF WINDLEY COVE, 
LLC, TO AMEND THE OFFICIAL ZONING MAP FROM 
RESIDENTIAL SINGLE FAMILY  (R-1) TO HIGHWAY 
COMMERCIAL (HC) FOR THE SUBJECT PROPERTY, LOCATED 
ON WINDLEY KEY, WITH REAL ESTATE NUMBER 00405350-
000000, AS LEGALLY DESCRIBED HEREIN; PROVIDING FOR 
THE TRANSMITTAL OF THIS ORDINANCE TO THE STATE 
DEPARTMENT OF COMMERCE; AND PROVIDING FOR AN 
EFFECTIVE DATE UPON THE APPROVAL OF THIS ORDINANCE 
BY THE STATE DEPARTMENT OF COMMERCE. 
  

  

 
     

Cheryl Culberson made a motion to approve the zoning map change as 
recommended by the Planning Director. Tony Hammon seconded the motion. A 
vote was taken and the motion passed 6 - 1.   

  K. Ordinance Amendment Considering the Request of Windley Isles, 
LLC to Amend the Future Land Use Map of Parcel 00405360-000000 
(Jennifer DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF WINDLEY ISLES, 
LLC, TO AMEND THE VILLAGE’S FUTURE LAND USE MAP 
FROM RESIDENTIAL MEDIUM (RM) TO MIXED USE (MU) FOR 
THE SUBJECT PROPERTY, LOCATED ON WINDLEY KEY, WITH 
REAL ESTATE NUMBER 00405360-000000, AS LEGALLY 
DESCRIBED HEREIN AND TO ALLOW THE PARCEL TO BE 
INCLUDED IN POLICY 1-2.11.3:WINDLEY KEY MIXED USE AREA 
1; PROVIDING FOR THE TRANSMITTAL OF THIS ORDINANCE 
TO THE STATE DEPARTMENT OF COMMERCE; AND 
PROVIDING FOR AN EFFECTIVE DATE UPON THE APPROVAL 
OF THIS ORDINANCE BY THE STATE DEPARTMENT OF 
COMMERCE.  

  

 
     

James Rhyne made a motion to approve the Windley Isles FLUM amendment as 
recommended by the Planning Director. Cheryl Culberson seconded the motion. A 
vote was taken and the motion passed 6 - 1.   

  L. Ordinance Amendment Considering the Request of Windley Isles, 
LLC to Amend the Zoning Map of Parcel 00405360-000000 (Jennifer 
DeBoisbriand , Planning Director) 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF WINDLEY ISLES, 
LLC, TO AMEND THE OFFICIAL ZONING MAP FROM 
RESIDENTIAL SINGLE FAMILY  (R-1) TO HIGHWAY 
COMMERCIAL (HC) FOR THE SUBJECT PROPERTY, LOCATED 
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ON WINDLEY KEY, WITH REAL ESTATE NUMBER 00405360-
000000, AS LEGALLY DESCRIBED HEREIN; PROVIDING FOR 
THE TRANSMITTAL OF THIS ORDINANCE TO THE STATE 
DEPARTMENT OF COMMERCE; AND PROVIDING FOR AN 
EFFECTIVE DATE UPON THE APPROVAL OF THIS ORDINANCE 
BY THE STATE DEPARTMENT OF COMMERCE.  

     
Janes Rhyne made a motion to approve the zoning map amendment per the 
recommendation of the Planning Director. Cheryl Culberson seconded the motion. 
A vote was taken and the motion passed 6 - 1.   

VII. CHAIR AND LOCAL PLANNING AGENCY MEMBERS  
   

None.  
VIII. FUTURE AGENDA ITEMS  
   

None.   
IX. PLANNING DIRECTOR / VILLAGE MANAGER 
  

 
 
  

 

  A. Next meeting date.   
 
     

Monday, February 12, 2024.   
X. VILLAGE ATTORNEY  
   

None.   
XI. MOTIONS  
   

None.   
XII. OTHER BUSINESS  
   

None.   
XIII. ADJOURNMENT  
   

The meeting adjourned at 9:09 pm.   
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Local Planning  Agency Communication 
 

 
 
To:           Local Planning Agency Chair and Agency Members 
From:      Jennifer DeBoisbriand , Planning Director  
Date:       March 11, 2024  
Subject:  Ordinance Amendment Considering the Request of HVS82 Investments LLC to 
Amend the Future Land use Map of Parcel 00415840-000000

 
 
Background: 
The applicant, HVS82 Investments LLC, has submitted a map amendment application 
requesting an approval for a Future Land Use Map (FLUM) Amendment from Residential 
Conservation (RC) to Mixed-Use (MU) designation on the subject property, located at 88755 
Old Highway, comprised of 12,000 square feet.  The property is developed with an existing 
commercial greenhouse. This FLUM amendment has a companion application for a Zoning 
Map Amendment, which proposes a change from a Native Residential (NR) District to a 
Highway Commercial (HC) District, and the FLUM amendment cannot be approved without 
approval of the companion Zoning Map Amendment. The applicant has submitted a Letter of 
Intent detailing the map amendment request. 
 
 
Existing Use and Habitat: 
 
The subject property is a 12,000 square foot parcel in Plantation Key.   The owner previously 
received approval from Monroe County, prior to Village Incorporation, to construct the 
greenhouse to support their flower shop.  Upon Village incorporation the property was zoned 
Native Residential.  This made the greenhouse a pre existing nonconforming use. The 
property does contain some habitat and a preliminary review by the Village’s Biologist 
determined the remaining habitat could be considered high quality hammock, however, the 
limit of clearing has already been established and per the Village Code n additional clearing 
will be allowed.   The property is not recognized as habitat to any state or federal listed animal 
species, and it is not within the state conservation recreation lands’ boundary or critical habitat 
area. Pursuant to the Village’s GIS data and records the parcel is defined as some hammock 
along the perimeter with no habitat on the central part of the parcel. 
 

Page 16 of 292



 
Surrounding Future Land Use Map (FLUM) Designations: 
The subject property currently has an existing Residential Conservation (RC) Future Land Use 
designation.  The surrounding properties to the South are designated Residential Conservation 
(RC). To the North the adjacent property is designated Mixed Use (MU). The properties to the 
West across Overseas Highway are designated as Public/Semi-Public Services (PS) and 
Mixed Use (MU) and to the East across the Old Road is Residential Low (RL).  The character 
of the subject property is an existing greenhouse surrounded by hammock and the surrounding 
area is mixed-use with a collective of commercial uses, institutional (public) uses, and single 
family residences. 
    
    Existing Zoning:    Native Residential (NR) District 
    Flood Zone:      Partially Zone AE 11 
 
 
 
 
Analysis: 
The proposed FLUM amendment, from Residential Conservation (RC) to Mixed Use (MU), in 
conjunction with the companion application for a Zoning Map Amendment from Native 
Residential (NR) District to Highway Commercial (HC) District, would allow the applicant/owner 
to legally continue a commercial use on the property. 
 
Areas designated MU on the Future Land Use Map recognize the prevalent and historical 
mixed-use pattern of development in the Village. The MU designation shall accommodate a 
mix of commercial and residential uses, which may be located in the same building, limited 
public and semi-public uses, recreational facilities, schools, marinas, tourist-oriented facilities, 
and supportive community facilities ancillary to the permitted uses, pursuant to the standards 
in the Comprehensive Plan and the Land Development Regulations [Ref. Comprehensive Plan 
Objective 1-2.4]. 
 
Impact and Policy Analysis: 
 
The proposed FLUM amendment would alter the development potential of the subject 
property. The following table is a comparison of the maximum residential density and non-
residential intensity [or floor area ratio (FAR)] between the existing RC FLUM and the 
proposed MU FLUM. 
 
Existing FLUM Category    Maximum 
Residential Density    Maximum Non-Residential 
Intensity (FAR) 
Residential Conservation (RC)    1 unit/4acres +1    - 
Proposed FLUM Category    Maximum 
Residential Density    Maximum Non-Residential 
Intensity (FAR) 
Mixed Use (MU) Residential         
Residential Density Allowance    6 units per acre    - 
With TDRs    12 units per acre    - 
Affordable Housing    15 units per acre    - 
Mixed Use (MU) Nonresidential         
Outside Village Activity Centers    -    .25 
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Outside Village Activity Centers with TDRs    -    .35 
Inside Village Activity Centers    -    .35 
Working Waterfronts    -    .35 
 
Maximum Residential Density: The proposed MU FLUM designation would allow market-rate 
residential density based on acreage (6 units per acre); and therefore, the minimal lot size to 
support one (1) market-rate residential unit would be 7,260 square feet or 0.16 acre. The MU 
FLUM category allows affordable housing at an allocated density of 15 units per acre that 
requires a minimum of 2,904 square feet to support one unit. If approved, the proposed FLUM 
amendment would result in an increase of either one (1) market-rate residential dwelling units 
or up to four (4) deed-restricted affordable residential dwelling units on the property. 
 
Maximum Non-Residential Intensity (FAR): The proposed MU FLUM category would allow 
nonresidential intensity of 0.25 FAR for areas outside of the Village Activity Centers, and up to 
0.35 FAR for areas inside the Village Activity Centers, Working Waterfronts and through 
utilizing the transfer of development rights (TDRs). 
 
The proposed FLUM amendment, in conjunction with the companion application for a Zoning 
Map Amendment, would increase the development potential of the vacant property, thereby 
allowing the property owners to potentially redevelop the property as market-rate dwelling 
units, affordable dwelling units, nonresidential floor area or transient units through the transfer 
of development rights (TDR) procedure established in the Comprehensive Plan and the 
LDRs.  However, the owner has indicated a desire to maintain the existing development and 
just establish it legally. 
 
Impact on Public Facilities: 
 
Wastewater: The Village has adopted level of service (LOS) standards for wastewater 
management systems as required by Federal and State regulations. Currently, any permitted 
or replacement on-site wastewater treatment facility with a design flow less than or equal to 
100,000 gallons per day (GPD) within the Village must comply with the 10/10/10/1 Best 
Available Technology (BAT) standard, as well as require approval from the Monroe County 
Health Department and/or the Florida Department of Environmental Protection. Any new 
development associated with the proposed FLUM amendment would be subject to this 
provision or would be mandated to hook up to a central sewer system when it is available.  At 
this time it is not apparent if the proposed FLUM amendment is projected to increase the 
existing wastewater LOS or the existing wastewater supply LOS below the adopted standard, 
as provided in Comprehensive Plan Policies 4-1.1.1 and 9-1.2.3. 
 
Potable Water: The Village has adopted LOS standards for potable water. The LOS standard 
for the Village are 371.7 gallons per equivalent residential unit (ERU) per day. Based on water 
use data provided by FKAA and 2010 Census population data, the current amount of water 
consumed by an ERU in Monroe County is 219.42 gallons per day (GPD). Therefore, the 
actual demand is lower than the Village’s LOS standard for ERUs of 371.7 GPD. 
 
At this time it is not apparent if the proposed FLUM amendment is projected to increase the 
existing potable water LOS below the adopted standard, as provided in Comprehensive Plan 
Policies 4-1.1.3 and 9-1.2.3. 
 
Solid Waste: The Village has adopted LOS standards for solid waste management. Pursuant 
to Comprehensive Plan Policies 4-1.1.4 and 9-1.2.3, minimum disposal quantity is 12.2 pounds 
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per day per equivalent residential unit (ERU). 
 
The Village’s solid waste LOS also requires that sufficient capacity shall be available at a solid 
waste disposal site to accommodate all existing and approved development for a period of 
three years from the projected date of completion of the proposed development or use. 
Islamorada has no facilities within its jurisdiction for the disposal of solid waste. All solid waste 
generated from the Village is currently managed through a contract with Island Disposal and 
disposed of through existing authorized Monroe County and Miami-Dade County solid waste 
facilities. The 2012 Monroe County Public Facilities Capacity Assessment Report indicates that 
there is sufficient capacity available at authorized disposal sites to accommodate all existing 
and approved development for at least the next twelve (12) months. At this time it is not 
apparent if the proposed FLUM amendment is projected to increase the existing solid waste 
LOS below the adopted standards, as provided in Comprehensive Plan Policies 4-1.1.3 and 9-
1.2.3. 
 
Stormwater: The Village has adopted LOS standards for stormwater management as currently 
mandated by State agencies, as defined in the Village’s adopted Stormwater Management 
Master Plan, and as implemented in the Village’s LDRs and Stormwater Design Criteria 
Technical Manual. Any development associated with the proposed FLUM amendment would 
be subject to these standards and is required to meet or exceed them as a condition of 
development approval. At this time it is not apparent if the proposed FLUM amendment is 
projected to increase the existing stormwater LOS below the adopted standard, as provided in 
Comprehensive Plan Policies 4-1.1.2 and 9-1.2.3. 
 
Recreation and Open Space: The Village has adopted a minimum LOS standard for recreation 
and open space of 3.79 acres per 1,000 population, pursuant to Comprehensive Plan Policy 9-
1.2.3. According to the Village’s most recent Public Facilities Capacity Assessment, there is an 
estimated functional population of 11,280 persons in 2012. Therefore, 42.75 acres of 
recreation and open space are required to meet the adopted LOS. The existing supply of 
recreation and open space area in the Village is 132.3 acres, which exceeds the adopted LOS 
standard and provides for 11.73 acres per 1,000 persons. Therefore, the proposed FLUM 
amendment is not projected to decrease the existing recreation and open space LOS below 
the adopted standards, as provided in Comprehensive Plan Policy 9-1.2.3. 
 
Roadways: The Village has adopted minimum LOS standards for roadways, pursuant to 
Comprehensive Plan Policy 9-1.2.3. The Property is located adjacent to Overseas Highway 
which shall have sufficient available capacity to operate at or above LOS as measured by peak 
hours volumes at all intersections including but not limited to all intersections of U.S.1. 
 
The trip generation rate is based on the Institute of Transportation Engineers’ Trip Generation, 
8th Edition, using the single-family detached housing (210) and low-rise apartment (221) land 
use classifications. AT this time it is not apparent if  the proposed FLUM amendment is 
projected to increase the existing roadway LOS for U.S. 1 below the adopted standard, as 
provided in Comprehensive Plan Policy 9-1.2.3. 
 
Schools: The Comprehensive Plan does not establish a LOS standard for schools, but Monroe 
County and state law require that school classroom capacity be available to accommodate all 
school-age children generated by proposed development or use. According to the 2012 
Monroe County Public Facilities Capacity Assessment Report, all schools have adequate 
capacity to serve the growth anticipated in 2012 at the County’s adopted LOS standard. At this 
time it is not apparent if the proposed FLUM amendment is projected to increase the existing 
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schools LOS below the County’s adopted standard. 
 
Compatibility with Comprehensive Plan Policies: 
 
�    Objective 1-2.4, Recognize Mixed Use Development Patterns 
�    Policy 1-2.4.1: Guide the Location of Commercial Uses and Revitalize Commercial Areas 
�    Policy 1-2.4.5:  Standards Applicable to Non-Residential Uses in the MU Designation.   
�    Policy 1-2.4.6: Establish Zoning Criteria for MU 
�    Objective 1-1.1: Plan and Design for Residential Quality 
�    Objective 1-1.2: Reinforce and enhance the Villages Appearance 
 
 
Comprehensive Plan Objective 1-2.4: Recognize Mixed Use Development Patterns 
 
Areas designated Mixed Use (MU) on the Future Land Use Map recognizes the prevalent and 
historical mixed-use pattern of development in the Village. The MU category shall 
accommodate a mix of commercial and residential uses, which may be located in the same 
building, limited public and semi-public uses, recreational facilities, schools, marinas, tourist-
oriented facilities, and supportive community facilities ancillary to the permitted uses, pursuant 
to the standards in the Comprehensive Plan and the Land Development Regulations. 
 
The proposed map amendment would be consistent with the historical trend of a mixed-use 
development pattern within the Village. The properties along Overseas Highway contain mixed 
uses, including commercial, recreation and residential uses. 
 
Comprehensive Plan Policy 1-2.4.1: Guide the Location of Commercial Uses and Revitalize 
Commercial Areas 
 
Mixed Use (MU) is the only FLUM category in which commercial uses shall be permitted.  The 
general pattern of commercial land uses in MU shall: 
1.    Prevent negative impacts on the fragile coastal ecosystem by directing commercial 
development away from environmentally sensitive lands and critical habitat; 
2.    Revitalize all existing commercial areas and further distinguish Village Activity Centers; 
3.    Restrict the scale and intensity of commercial development outside of the Village Activity 
Centers and other appropriate areas in the Village; 
4.    Promote safe and efficient vehicle, cyclist and pedestrian movement; 
5.    Prevent or minimize Village costs to provide infrastructure; 
6.    Avoid encroachment of incompatible commercial activity into established residential 
neighborhoods; 
7.    Enhance the unique character of the Village’s commercial land uses through incentives for 
bufferyards and landscaping; and 
8.    Facilitate within the Village Activity Centers, the creation of aesthetically pleasing 
commercial spaces outdoors, as places for social leisure and interaction, while limiting light 
industrial uses, outdoor storage and sales as a primary use of land, and outdoor retail sales as 
an accessory use of land. 
 
Staff believes that the proposed amendment does  meet this policy in that the property has 
some hammock which should be protected and will be protected as the limit of clearing has 
already been established.  The property has a perimeter fence that delineates the limit of 
clearing as well.   
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Comprehensive Plan Policy 1-2.4.5: Standards Applicable to Non-Residential Uses in the MU 
Designation 
 
The Floor Area Ratio (FAR) for MU designated parcels outside of the Village Activity Centers 
shall not exceed 0.25, except that an FAR up to 0.35 may be allowed on designated receiver 
sites through the transfer of development rights and for Working Waterfronts parcels, as 
provided for in the Land Development Regulations. FAR within the Village Activity Centers and 
on Working Waterfronts parcels shall not exceed 0.35 FAR. The Land Development 
Regulations shall establish criteria governing the appropriate mass and scale of structures, trip 
generation, design and location of access and egress facilities, off-street parking and safe 
pedestrian facilities in MU. Design techniques such as landscaping, screening and buffering 
shall be applied to ensure land use compatibility within MU areas. 
 
Any possible future development associated with the proposed FLUM amendment would be 
required to comply with all applicable portions of the Land Development Regulations, including 
but not limited to landscaping, buffering and off-street parking. It is unclear how this policy will 
be met with future development, if any. 
 
Comprehensive Plan Policy 1-2.4.6: Establish Zoning Criteria for MU 
 
The following criteria shall be used as guidelines for designating Zoning Districts within the 
Mixed Use FLUM category: 
1.    Residential Zoning Districts: In general, residential Zoning Districts shall be established 
where there are existing residential neighborhoods within the Village Activity Centers. 
2.    Commercial Zoning Districts: In general, commercial Zoning Districts shall be established 
where there are existing commercial uses, including single vacant parcels of land located 
between two (2) existing commercial uses. 
3.    Integrated Use Zoning Districts: Integrated use Zoning Districts, which encourage 
commercial and residential uses to co-locate on the same parcel or within the same building 
shall be established to maintain and promote affordable, workforce and employee housing. 
Appropriate locations for integrated use zoning shall include, in general, areas where such 
uses already exist, the core areas of the Village Activity Centers and other select locations 
along U.S. 1 where existing structures, business types and locations lend themselves to 
compatible co-existence with residential uses. 
4.    School and Recreational Zoning Districts: These Zoning Districts shall be established to 
accommodate existing or proposed school or recreational uses. 
 
The proposed map amendment would be consistent with Policy 1-2.4.6. The property adjacent 
already has a commercial use and this subject property operates a commercial use. 
 
Comprehensive Plan Objective 1-1.1: Plan and Design for Residential Quality and Objective 1-
1.2: Reinforce and enhance the Villages' Appearance 
 
Realizing the following: 
 
That the Village incorporated to create a Comprehensive Plan to reclaim the Keys by 
conserving, preserving, and retaining our remarkable assets—our waters and natural 
environment—and our quality of life; 
 
That the Village is and must continue to be synonymous with sport fishing, diving, the 
Everglades National Park, the living coral reef, Indian Key, Lignumvitae Key, Shell Key, 
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Windley Quarry, and many species of fish and fowl; 
 
That the Comprehensive Plan must further understanding of the ecological limits of our Keys 
and prohibit any further degradation of our natural resources by incompatible land and marine 
activities such as casino boats, sea planes, personal watercraft, and other watercraft that are 
operated improperly; and 
 
That the Comprehensive Plan must describe public and private actions needed to protect and 
retain the Village's waterways and natural resources comprising our unique ecosystem as well 
as preserve the quiet solitude of the backcountry. 
 
The Comprehensive Plan shall provide a growth management framework that: 
 
•    Directs development only to sites that can accommodate such activity without promoting 
conflict with natural resources; 
•    Encourages sustainability by limiting growth in order to establish and maintain acceptable 
levels of service for hurricane evacuation, potable water and wastewater services, traffic flow, 
recreation and open space as well as reclaim and preserve the quality of our natural 
resources; 
•    Keeps development away from the shoreline and wetlands; 
•    Provides a sound basis for developing land use controls that ensure acceptable levels of 
service for hurricane evacuation, protect coastal resources, including nearshore waters, 
wetlands, grassbed flats, mangroves, as well as hammocks, and establish a basis for 
managing landscaping, signage, parking, drainage, and water quality; 
•    Relies on ecological constraints to establish limits for growth and create standards and 
criteria to ensure that human induced activities do not diminish assets of our unique coastal 
environment; and 
•    Ensures that the character and location of land uses incorporate best management 
practices and principles of resource conservation, promote orderly land use transition, and 
minimize threats to health, safety, and welfare which may be caused by incompatible land 
uses, environmental degradation, hazards and nuisances. 
 
The proposed map amendment is consistent with these objectives by encouraging the 
repurposing of existing developed sites. 
 
The applicant/owner also argues that the property is not compatible with Policy 1-2.3.1 
Residential Conservation (RC) as the intent was to protect larger lots and allow single family 
homes on 4 acres.  This parcel is just about ¼ of an acre and does not meet the criteria the 
Village established for the FLUM. 
 
Future Land Use Map (FLUM) Amendment Criteria 
 
Pursuant to the DEO State Coordinated Review Submittal Guidelines, in the case of FLUM 
Amendments, the following information must be provided: 
Explanation of how the application satisfies the applicable criteria in the Land Development 
Regulations, Comprehensive Plan, and Principles for Guiding Development: 
 
 
1.    A description of the availability of and the demand on the follow public facilities: sanitary 
sewer, solid waste, drainage, potable water, traffic circulation, schools, and recreation, as 
appropriate; and, 
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Applicant’s Response: 
At the present time, no additional development is contemplated for the property and the 
existing building is to remain the same. Accordingly, there is existing adequate water, sewer, 
and solid waste services to service the existing developed parcel. Additionally, the traffic 
circulation, schools, and recreational open space have already been assessed and accounted 
for since this property has been developed for years. 
 
2.    Information regarding the compatibility of the proposed land use amendments with the 
Comprehensive Plan future land use element objectives and policies, and those of other 
affected elements. 
 
Any proposed future development is any will be subject to Village approval before it is 
constructed.  Any future permitted work will not be averse to the Comprehensive Plan. 
 
Compatibility with the Principles for Guiding Development: 
 
The following shall be the principles with which any plan amendments must be consistent 
pursuant to the Florida Keys Area of Critical State Concern designation as set out in Chapter 
380.0552(7), Florida Statutes. 
 
Please note, the criterion is provided in italics while the Applicant and staff response is 
provided immediately below. 
 
(a)    To strengthen local government capabilities for managing land use and development so 
that local government is able to achieve these objectives without the continuation of the area of 
critical state concern designation. 
 
Applicant Response: 
This application is consistent with the Principles for Guiding Development within the Florida 
Keys Area of Critical State Concern based on the most recent report to the Administration 
Commission outlined in the Work Program. The proposal re-purposes existing developed sites. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (a) of the Principles for Guiding Development 
as it is not anticipated to negatively impact local government capability for managing land use 
and development. 
 
(b)    To protect shoreline and marine resources, including mangroves, coral reef formations, 
seagrass beds, wetlands, fish and wildlife, and their habitat. 
 
Applicant Response: 
The proposed FLUM amendment and re-zoning have no impact on existing habitat or 
protected resources. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (b) of the Principles for Guiding Development. 
No new development is planned and the existing operations will have no negative impact on 
shoreline and marine resources. 
 
(c)    To protect upland resources, tropical biological communities, freshwater wetlands, native 

Page 23 of 292



tropical vegetation (for example, hardwood hammocks and pinelands), dune ridges and 
beaches, wildlife, and their habitat. 
 
Applicant Response: 
The proposed FLUM amendment and re-zoning have no impact on existing habitat or 
protected resources. 
 
Village Staff Response: 
It is not clear at this time if the proposed FLUM is consistent with Principle (c) of the Principles 
for Guiding Development. Any future redevelopment proposed on the subject property is 
required to meet environmental setback criteria, meet local Comprehensive Plan and Land 
Development Regulation requirements, and obtain appropriate permits from state and federal 
agencies as necessary.   
 
(d)    To ensure the maximum well-being of the Florida Keys and its citizens through sound 
economic development. 
 
Applicant Response: 
Reusing exiting developed site over clearing of other lands achieves this element. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (d) of the Principles for Guiding Development. 
Any potential future redevelopment of the subject property would support the maximum well-
being of the Florida Keys citizens and the economic health of the area by directing 
redevelopment on the property instead of developing on vacant lands. 
 
(e)    To limit the adverse impacts of development on the quality of water throughout the 
Florida Keys. 
 
Applicant Response: 
As stated this is an already developed site. 
 
Village Staff Response: 
    The proposed FLUM is consistent with Principle (e) of the Principles for Guiding 
Development. Any development would be required to adhere to all applicable land 
development regulations including the implementation of stormwater regulations which aid in 
protecting near shore water quality. 
 
(f)    To enhance natural scenic resources, promote the aesthetic benefits of the natural 
environment, and ensure that development is compatible with the unique historic character of 
the Florida Keys. 
 
Applicant Response: 
This application protects the “historical character” of Islamorada. There are no plans to expand 
the footprint of the existing commercial building and use. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (f) of the Principles for Guiding Development. 
The proposed FLUM amendment, in conjunction with the companion application for a Zoning 
Map Amendment, will ensure that the subject property meets the standards of review of the 
Comprehensive Plan and the Land Development Regulations (LDRs), including but not limited 
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to: requirements for minimum open space; habitat preservation, concurrency management and 
level of service (LOS) standards for transportation, infrastructure, wastewater, stormwater and 
other public services; off-street parking and internal circulation; required setbacks; 
landscaping, dedicated conservation easements for existing habitat; on-site and off-site 
improvements and design amenities required to achieve land use compatibility for the 
surrounding land uses and zoning districts. 
 
(g)    To protect the historical heritage of the Florida Keys. 
 
Applicant Response: 
See answer above. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (g) of the Principles for Guiding Development 
as this property has historic artifacts. 
 
(h)  To protect the value, efficiency, cost-effectiveness, and amortized life of existing and 
proposed major public investments, including: 
1.  The Florida Keys Aqueduct and water supply facilities; 
2.  Sewage collection and disposal facilities; 
3.  Solid waste collection and disposal facilities; 
4.  Key West Naval Air Station and other military facilities; 
5.  Transportation facilities; 
6.  Federal parks, wildlife refuges, and marine sanctuaries; 
7.  State parks, recreation facilities, aquatic preserves, and other publicly owned properties; 
8.  City electric service and the Florida Keys Electric Co-op; and 
9.  Other utilities, as appropriate. 
 
Applicant Response: 
The application has no impact on facilities as it is an already developed site. 
 
Village Staff Response: 
It is not clear at this time if the proposed FLUM is consistent with Principle (h) of the Principles 
for Guiding Development. 
 
(i)  Protecting and improving water quality by providing for the construction, operation, 
maintenance, and replacement of stormwater management facilities; central sewage 
collection; treatment and disposal facilities; and the installation and proper operation and 
maintenance of onsite sewage treatment and disposal systems. 
 
Applicant Response: 
The application has no impact on facilities as it does not propose any new development. 
 
Village Staff Response: 
It is not clear at this time if the proposed FLUM is consistent with Principle (i) of the Principles 
for Guiding Development. The proposed FLUM amendment would not adversely affect storm 
water management facilities, central sewage collection, treatment and disposal facilities, or the 
installation and proper operation and maintenance of onsite sewage treatment and disposal 
system however any new development may. 
 
(j)  Ensuring the improvement of nearshore water quality by requiring the construction and 
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operation of wastewater management facilities that meet the requirements of § 381.0065(4)(1) 
and 403.086(10), as applicable, and by directing growth to areas served by central wastewater 
treatment facilities through permit allocation systems. 
 
Applicant Response: 
The application has no impact on facilities as it does not propose any new development. 
 
Staff Response: 
It is not clear at this time if the proposed FLUM is consistent with Principle (j) of the Principles 
for Guiding Development. Any proposed development as a result of the proposed FLUM 
amendment would be required to be consistent with the requirements of § 381.0065(4)(1) and 
403.086(10), Florida Statutes, and the Village’s Comprehensive Plan and Wastewater Master 
Plan.     
 
(k)    To limit the adverse impacts of public investments on the environmental resources of the 
Florida Keys. 
 
Applicant Response: 
This application does not create adverse impacts on environmental resources or affect public 
investment in infrastructure. 
 
Staff Response: 
The proposed FLUM is consistent with Principle (k) of the Principles for Guiding Development. 
The proposed FLUM amendment does not have an adverse impact on the environmental 
resources of the Florida Keys if new development is proposed as there is no new clearing 
allowed. 
 
(l)    To make available adequate affordable housing for all sectors of the population of the 
Florida Keys. 
    
Applicant Response: 
No impact as stated above. 
 
Staff Response: 
The proposed FLUM is consistent with Principle (l) of the Principles for Guiding Development. 
The proposed FLUM amendment is not anticipated to negatively impact affordable housing. 
 
(m)  To provide adequate alternatives for the protection of public safety and welfare in the 
event of a natural or manmade disaster and for a post-disaster reconstruction plan. 
 
Applicant Response: 
No impact as stated above. 
 
Staff Response: 
The proposed FLUM is consistent with Principle (m) of the Principles for Guiding Development. 
The proposed FLUM amendment would not affect the provision of adequate alternatives for 
the protection of public safety and welfare in the event of a natural or manmade disaster and 
for a post-disaster reconstruction plan. Furthermore, all structures built within the Village must 
meet the requirements of the Village’s Code of Ordinances and the Florida Building Code. 
 
(n)  To protect the public health, safety, and welfare of the citizens of the Florida Keys and 
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maintain the Florida Keys as a unique Florida resource. 
 
Applicant Response: 
The application accomplishes this objective as stated in previous responses. 
 
Staff Response: 
The proposed FLUM is consistent with Principle (n) of the Principles for Guiding Development. 
The proposed FLUM amendment would not negatively affect the health, safety, or welfare of 
the citizens of the Florida Keys. 
 
 
 
 
Budget Impact: 
None 
 
Staff Impact: 
There is no anticipated impact to Staff other than updating of the official zoning maps. 
 
Recommendation: 
Staff has reviewed the request for a Future Land Use Map Amendment from RC (Residential 
Conservation) to MU (Mixed Use) and determined that the request meets the 
criteria.  Therefore,  Staff recommends the Approval of this ordinance. 
 
 
Attachments:     None 
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Local Planning  Agency Communication 
 

 
 
To:           Local Planning Agency Chair and Agency Members 
From:      Jennifer DeBoisbriand , Planning Director  
Date:       March 11, 2024  
Subject:  Ordinance Amendment Considering the Request of HVS82 Investments LLC to 
Amend the Zoning Map for Parcel 00415840-000000

 
 
Background: 
The applicant, HVS82 Investments LLC, has submitted a map amendment application 
requesting an approval for a Zoning Map Amendment from  Native Residential (NR) District to 
Highway Commercial (HC) District on the subject property, located at 88755 Old Highway, 
comprised of 12,000 square feet.  The property is developed with an existing commercial 
greenhouse. This Zoning Map amendment has a companion application for a Future Land Use 
Map (FLUM) Amendment, which proposes a change from a Residential Conservation (RC) to 
a Mixed-Use (MU) designation, and the Zoning Map amendment cannot be approved without 
approval of the companion FLUM Amendment.  The applicant has submitted a Letter of Intent 
detailing the map amendment request. 
 
Existing Use and Habitat: 
 
The subject property is a 12,000 square foot parcel in Plantation Key.   The owner previously 
received approval from Monroe County, prior to Village Incorporation, to construct the 
greenhouse to support their flower shop.  Upon Village incorporation the property was zoned 
Native Residential.  This made the greenhouse a pre existing nonconforming use. The 
property does contain some habitat and a preliminary review by the Village’s Biologist 
determined the remaining habitat could be considered high quality hammock, however, the 
limit of clearing has already been established and per the Village Code, no additional clearing 
will be allowed.   The property is not recognized as habitat to any state or federal listed animal 
species, and it is not within the state conservation recreation lands’ boundary or critical habitat 
area. Pursuant to the Village’s GIS data and records the parcel is defined as some hammock 
along the perimeter with no habitat on the central part of the parcel. 
 
Surrounding Land Uses and Zoning Districts: 
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The subject property currently has an existing Native Residential (NR) Zoning District 
designation.  The adjacent properties to the South are designated Native Residential (NR). To 
the North the adjacent property is designated as Highway Commercial (HC). The properties to 
the West across Overseas Highway are designated as Public/Semi-Public Services (PS) and 
Highway Commercial (HC) and to the East across the Old Road is Residential Estate 
(RE).  The character of the subject property is an existing greenhouse surrounded by 
hammock and the surrounding area is mixed-use with a collective of commercial uses, 
institutional (public) uses, and single family residences. 
    
    Existing FLUM:    Residential Conservation (RC) District 
       Flood Zone:                  Partially Zone AE 11 
 
 
 
 
Analysis: 
The proposed Zoning Map amendment, from a Native Residential (NR) District to a Highway 
Commercial (HC) District in conjunction with the companion application for a FLUM 
Amendment from a Residential Conservation (RC) to a Mixed-Use (MU) designation,  would 
allow the applicant/owner to continue a commercial use on the property. 
 
Pursuant to Section 30-696 the purpose of the Highway Commercial (HC) zoning district is to 
accommodate existing businesses along U.S. 1 and to provide opportunities for new 
commercial retail shops and services that typically are auto dependent and are used by people 
on less than a weekly basis, or to accommodate the building and service trades. Single-family 
or multifamily residential uses and educational uses are an option to commercial use. Though 
not proposed, any future development of the subject property would require site plan 
application approval, this will ensure that the subject property meets the standards of review of 
the Comprehensive Plan and the Land Development Regulations (LDRs), including but not 
limited to: requirements for minimum open space; habitat preservation, concurrency 
management and level of service (LOS) standards for transportation, infrastructure, 
wastewater, stormwater and other public services; off-street parking and internal circulation; 
required setbacks; landscaping, dedicated conservation easements for existing habitat; on-site 
and off-site improvements and design amenities required to achieve land use compatibility for 
the surrounding land uses and zoning districts. 
 
Compatibility with Comprehensive Plan Policies: 
 
�    Objective 1-2.4, Recognize Mixed Use Development Patterns 
�    Policy 1-2.4.1: Guide the Location of Commercial Uses and Revitalize Commercial Areas 
�    Policy 1-2.4.5:  Standards Applicable to Non-Residential Uses in the MU Designation.   
�    Policy 1-2.4.6: Establish Zoning Criteria for MU 
�    Objective 1-1.1: Plan and Design for Residential Quality 
�    Objective 1-1.2: Reinforce and enhance the Villages Appearance 
 
 
Comprehensive Plan Objective 1-2.4: Recognize Mixed Use Development Patterns 
 
Areas designated Mixed Use (MU) on the Future Land Use Map recognizes the prevalent and 
historical mixed-use pattern of development in the Village. The MU category shall 
accommodate a mix of commercial and residential uses, which may be located in the same 
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building, limited public and semi-public uses, recreational facilities, schools, marinas, tourist-
oriented facilities, and supportive community facilities ancillary to the permitted uses, pursuant 
to the standards in the Comprehensive Plan and the Land Development Regulations. 
 
The proposed map amendment would be consistent with the historical trend of a mixed-use 
development pattern within the Village. The properties along Overseas Highway contain mixed 
uses, including commercial, recreation and residential uses. 
 
Comprehensive Plan Policy 1-2.4.1: Guide the Location of Commercial Uses and Revitalize 
Commercial Areas 
 
Mixed Use (MU) is the only FLUM category in which commercial uses shall be permitted.  The 
general pattern of commercial land uses in MU shall: 
1.    Prevent negative impacts on the fragile coastal ecosystem by directing commercial 
development away from environmentally sensitive lands and critical habitat; 
2.    Revitalize all existing commercial areas and further distinguish Village Activity Centers; 
3.    Restrict the scale and intensity of commercial development outside of the Village Activity 
Centers and other appropriate areas in the Village; 
4.    Promote safe and efficient vehicle, cyclist and pedestrian movement; 
5.    Prevent or minimize Village costs to provide infrastructure; 
6.    Avoid encroachment of incompatible commercial activity into established residential 
neighborhoods; 
7.    Enhance the unique character of the Village’s commercial land uses through incentives for 
bufferyards and landscaping; and 
8.    Facilitate within the Village Activity Centers, the creation of aesthetically pleasing 
commercial spaces outdoors, as places for social leisure and interaction, while limiting light 
industrial uses, outdoor storage and sales as a primary use of land, and outdoor retail sales as 
an accessory use of land. 
 
Staff believes that the proposed amendment does  meet this policy in that the property has 
some hammock which should be protected and will be protected as the limit of clearing has 
already been established.  The property has a perimeter fence that delineates the limit of 
clearing as well.   
 
Comprehensive Plan Policy 1-2.4.5: Standards Applicable to Non-Residential Uses in the MU 
Designation 
 
The Floor Area Ratio (FAR) for MU designated parcels outside of the Village Activity Centers 
shall not exceed 0.25, except that an FAR up to 0.35 may be allowed on designated receiver 
sites through the transfer of development rights and for Working Waterfronts parcels, as 
provided for in the Land Development Regulations. FAR within the Village Activity Centers and 
on Working Waterfronts parcels shall not exceed 0.35 FAR. The Land Development 
Regulations shall establish criteria governing the appropriate mass and scale of structures, trip 
generation, design and location of access and egress facilities, off-street parking and safe 
pedestrian facilities in MU. Design techniques such as landscaping, screening and buffering 
shall be applied to ensure land use compatibility within MU areas. 
 
The proposed FLUM amendment, in conjunction with the companion application for a Zoning 
Map Amendment, would increase the development potential of the vacant property, thereby 
allowing the property owners to potentially redevelop the property as market-rate dwelling 
units, affordable dwelling units, nonresidential floor area or transient units through the transfer 
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of development rights (TDR) procedure established in the Comprehensive Plan and the 
LDRs.  However, the owner has indicated a desire to maintain the existing development and 
just establish it legally. 
 
Comprehensive Plan Policy 1-2.4.6: Establish Zoning Criteria for MU 
 
The following criteria shall be used as guidelines for designating Zoning Districts within the 
Mixed Use FLUM category: 
1.    Residential Zoning Districts: In general, residential Zoning Districts shall be established 
where there are existing residential neighborhoods within the Village Activity Centers. 
2.    Commercial Zoning Districts: In general, commercial Zoning Districts shall be established 
where there are existing commercial uses, including single vacant parcels of land located 
between two (2) existing commercial uses. 
3.    Integrated Use Zoning Districts: Integrated use Zoning Districts, which encourage 
commercial and residential uses to co-locate on the same parcel or within the same building 
shall be established to maintain and promote affordable, workforce and employee housing. 
Appropriate locations for integrated use zoning shall include, in general, areas where such 
uses already exist, the core areas of the Village Activity Centers and other select locations 
along U.S. 1 where existing structures, business types and locations lend themselves to 
compatible co-existence with residential uses. 
4.    School and Recreational Zoning Districts: These Zoning Districts shall be established to 
accommodate existing or proposed school or recreational uses. 
 
The proposed map amendment would be consistent with Policy 1-2.4.6. The property adjacent 
already contains a commercial use and this subject property operates a commercial use. 
 
Comprehensive Plan Objective 1-1.1: Plan and Design for Residential Quality and Objective 1-
1.2: Reinforce and enhance the Villages Appearance 
 
Realizing the following: 
 
That the Village incorporated to create a Comprehensive Plan to reclaim the Keys by 
conserving, preserving, and retaining our remarkable assets—our waters and natural 
environment—and our quality of life; 
 
That the Village is and must continue to be synonymous with sport fishing, diving, the 
Everglades National Park, the living coral reef, Indian Key, Lignumvitae Key, Shell Key, 
Windley Quarry, and many species of fish and fowl; 
 
That the Comprehensive Plan must further understanding of the ecological limits of our Keys 
and prohibit any further degradation of our natural resources by incompatible land and marine 
activities such as casino boats, sea planes, personal watercraft, and other watercraft that are 
operated improperly; and 
 
That the Comprehensive Plan must describe public and private actions needed to protect and 
retain the Village's waterways and natural resources comprising our unique ecosystem as well 
as preserve the quiet solitude of the backcountry. 
 
The Comprehensive Plan shall provide a growth management framework that: 
 
•    Directs development only to sites that can accommodate such activity without promoting 
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conflict with natural resources; 
•    Encourages sustainability by limiting growth in order to establish and maintain acceptable 
levels of service for hurricane evacuation, potable water and wastewater services, traffic flow, 
recreation and open space as well as reclaim and preserve the quality of our natural 
resources; 
•    Keeps development away from the shoreline and wetlands; 
•    Provides a sound basis for developing land use controls that ensure acceptable levels of 
service for hurricane evacuation, protect coastal resources, including nearshore waters, 
wetlands, grassbed flats, mangroves, as well as hammocks, and establish a basis for 
managing landscaping, signage, parking, drainage, and water quality; 
•    Relies on ecological constraints to establish limits for growth and create standards and 
criteria to ensure that human induced activities do not diminish assets of our unique coastal 
environment; and 
•    Ensures that the character and location of land uses incorporate best management 
practices and principles of resource conservation, promote orderly land use transition, and 
minimize threats to health, safety, and welfare which may be caused by incompatible land 
uses, environmental degradation, hazards and nuisances. 
 
The proposed map amendment is consistent with these objectives by encouraging the 
repurposing of existing developed sites. 
 
The applicant/owner also argues that the property is not compatible with Policy 1-2.3.1 
Residential Conservation (RC) as the intent was to protect larger lots and allow single family 
homes on 4 acres.  This parcel is just about ¼ of an acre and does not meet the criteria the 
Village established for the FLUM. 
 
Procedures for Amendments to Zoning Map: 
 
Pursuant to Section 30-411(d)(4)(b) of the Code of Ordinances, the Village Council must find 
that the application is consistent with the Comprehensive Plan, that the applicant has complied 
with all procedural requirements of this section, and that the maintenance of the existing 
zoning on the property does not accomplish a legitimate public purpose. The Village Council 
shall make its determination on a finding of legitimate public purpose based on one or more of 
the following factors: 
 
1.    Demand for the proposed Zoning District in the Village in relation to the amount of land 
currently zoned and available to accommodate that demand. 
 
Pursuant to the Village’s GIS data and records, there are approximately 538 parcels that are 
designated within the HC Highway Commercial District, which represents approximately 7.56 
percent of the 7,108 total parcels within Islamorada, Village of Islands. Of the 538 parcels 
within the HC Highway Commercial District, 85 parcels are vacant, which equates to 
approximately 15.79 percent of the total parcels. 
 
2.    Compatibility of the site's physical, geological, hydrological and other environmental 
features, with the uses permitted in the proposed Zoning designation. 
 
The Site is currently developed and has been used as a commercial use for many 
years.  These uses are compatible with the proposed Zoning District. 
 
3.    Data errors, including errors in mapping, vegetative types and natural features described 
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in the comprehensive plan. 
 
There is no evidence that there are any errors in the Villages GIS data, records and other 
resources.  The applicant owner argues that the Village did not provide individual notice 
regarding the zoning changes upon incorporation.  The Village was not required to provide 
individual notice but a search of Village records did find that several public meetings were held 
regarding this topic and several informational sessions were also held at the time of 
incorporation. 
 
4.    New Issues. 
 
The Village has accepted 300 additional affordable housing units.  According to the 
Department of Commerce there is an additional need for commercial space in conjunction with 
those units. 
 
5.    Recognition of a need for additional detail or comprehensiveness. 
 
At this time there is no need for additional detail because there are no proposed changes to 
the subject property. 
 
6.    Compatibility of the proposed district with the property surrounding the site of the 
requested rezoning and any applicable neighborhood or redevelopment plan. 
 
As previously indicated, the subject property currently has an existing Native Residential (NR) 
Zoning District designation.  The adjacent properties to the South are designated Native 
Residential (NR). To the North the adjacent property is designated as Highway Commercial 
(HC). The properties to the West across Overseas Highway are designated as Public/Semi-
Public Services (PS) and Highway Commercial (HC) and to the East across the Old Road is 
Residential Estate (RE).  The character of the subject property is an existing greenhouse 
surrounded by hammock and the surrounding area is mixed-use with a collective of 
commercial uses, institutional (public) uses, and single-family residences. 
 
 
 
 
Budget Impact: 
None 
 
Staff Impact: 
There is no anticipated impact on Staff other than updating of the official zoning maps. 
 
Recommendation: 
Staff has reviewed the request for an Official Zoning Map Amendment from NR (Native 
Residential) to HC (Highway Commercial) and determined that the request meets the criteria. 
Therefore, Staff recommends the Approval of this ordinance. 
 
 
 
 
Attachments:      
1. Mahoney CC Attachments 
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Population and Water Demand
Forecast Summary

2.1 Introduction

2.2 Projected Population

2.2.1 Permanent Population
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SECTION 2 - POPULATION AND WATER DEMAND FORECAST SUMMARY
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2.2.2 Seasonal Population

2.2.3 Functional Population
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EXHIBIT 2-1
Sources of Population Projection Data

Agency or
Municipality Type of Data Contact Person Data Source Comments

University of Florida
Bureau of Economic
and Business
Research (BEBR)

Permanent Population
Projections

N/A 2003 Annual Report Projections for the entire state
of Florida by county from
2000 through 2025.

Monroe County
Planning Department

Permanent and
Seasonal Population
Projections

N/A 2004
Comprehensive
Plan and Facilities
Capacity
Assessment

Seasonal and permanent
population projections were
based off 1990 US Census
and updated with the 2000
US Census numbers for the
entire county.

Monroe County Tourist
Development Council
(TDC)

Hotel, Cruise Ship, and
Airline Data

Jessica
Mazzola,
Director of
Market
Research

Three Penny
Revenue Report,
Call Counts, Trend
Report and Airline
Passenger Data
Report FY 2004

The most detailed seasonal
data, but did not account for
the “day trip” visitor.

Islamorada Permanent Population
Projections

Patrick Small,
Principal
Planner

2003
Comprehensive
Plan

Developed based on the US
Census.

Key Colony Beach Permanent and
Seasonal Population
Projections

Clyde Burnett,
Mayor

1992
Comprehensive
Plan

Developed based on the US
Census.

Key West Permanent and
Seasonal Population
Projections

Ty Symrowski,
City Planner

1994
Comprehensive
Plan

Developed based on the US
Census.

Layton Permanent and
Seasonal Population
Projections

Norm Anderson,
City Council

N/A Developed based on the US
Census.

Marathon Permanent and
Seasonal Population
Projections

Katie Parker,
Planner

2003
Comprehensive
Plan

Developed based on the US
Census.

U.S. Census Permanent Population
Estimates

N/A 2000 Census
Estimates

Permanent population
estimates for 2000 by county.

South Florida Water
Management District
(SFWMD)

Population and Water
Demand Projections

N/A Lower East Coast
Regional Water
Supply Plan (LEC
RWSP) (2003)

Draft data from November
2003.

U.S. Army Corps of
Engineers (USACE)

Permanent and
Seasonal Population
Projections

N/A Carrying Capacity
Study (2003)

Included constraints on
growth and environmental
factors.

Note:
N/A = not applicable
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EXHIBIT 2-2
Monroe County Historic and Projected Population Projections

Year Permanent Population Seasonal Population
Functional Population (Permanent +

Seasonal + Day Visitors)

1990 78,856 70,493 149,349

1991 78,925 70,648 149,572

1992 78,994 70,802 149,796

1993 79,062 70,957 150,019

1994 79,131 71,111 150,243

1995 79,200 71,266 150,466

1996 79,278 71,421 150,698

1997 79,356 71,575 150,931

1998 79,433 71,730 151,163

1999 79,511 71,884 151,396

2000 79,589 73,491 153,080

2001 80,011 73,540 153,552

2002 80,434 73,589 154,023

2003 80,856 73,639 154,495

2004 81,279 73,688 154,966

2005 81,701 73,737 155,438

2006 82,041 73,896 155,937

2007 82,381 74,055 156,436

2008 82,720 74,215 156,935

2009 83,060 74,374 157,434

2010 83,400 74,533 157,933

2011 83,480 74,569 158,049

2012 83,560 74,605 158,164

2013 83,639 74,640 158,280

2014 83,719 74,676 158,395

2015 83,799 74,712 158,511

2016 83,879 74,748 158,627

2017 83,959 74,784 158,743

2018 84,040 74,819 158,859

2019 84,120 74,855 158,975

2020 84,200 74,891 159,091

2021 84,281 74,927 159,208

2022 84,361 74,963 159,324

2023 84,442 74,999 159,441

2024 84,522 75,035 159,557

2025 84,603 75,071 159,674

Page 213 of 292



SECTION 2 - POPULATION AND WATER DEMAND FORECAST SUMMARY
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EXHIBIT 2-3
5-Year Historic and Projected Percent Changes in Functional Population

5-Year Period
Percent Change in

Functional Population

1990–1995 0.75

1995–2000 1.74

2000–2005 1.54

2005–2010 1.61

2010–2015 0.37

2015–2020 0.37%

2020–2025 0.37%

2.3 Historic Water Production
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EXHIBIT 2-4
Historic Raw Water Production

Year
Annual

Demand (MG)
Average Daily
Demand (mgd)

Max Day Demand
(mgd)

Average Monthly
Demand (MG)

Per Capita
Demand
(gpcd)

1990 4,404 12.06 14.89 367.01 80.74

1991 4,290 11.75 14.87 357.53 78.53

1992 4,742 12.98 15.9 395.16 86.67

1993 5,163 14.14 16.76 430.29 94.23

1994 5,076 13.90 16.88 423.01 92.50

1995 5,140 14.07 16.49 428.37 93.53

1996 5,273 14.44 17.82 439.40 95.80

1997 5,357 14.67 18.36 446.38 97.17

1998 5,622 15.39 18.29 468.49 101.82

1999 5,953 16.30 20.24 496.06 107.65

2000 6,230 17.06 20.79 519.15 111.42

2001 5,627 15.41 19.15 468.89 100.32

2002 6,191 16.95 20.46 515.93 110.05

2003 6,288 17.22 22.20 524.01 111.43

2004 6,383 17.48 22.00 531.92 112.77

2005 6,477 17.73 22.39 539.75 114.10

Notes:
MG=million gallons
mgd=million gallons per day
gpcd=gallons per capita per day
per capita=functional population

EXHIBIT 2-5
Historic Finished Water Production

Year
Annual

Demand (MG)
Average Daily
Demand (mgd)

Max Day
Demand (mgd)

Average
Monthly

Demand (MG)
Per Capita Demand

(gpcd)

2000 6,116 16.76 20.46 510 109.46

2001a 5,558 15.23 19.24 463 99.17

2002 6,031 16.52 19.95 503 107.28

2003 6,248 17.12 20.43 521 110.80

2004 6,347 17.39 20.43 529 112.22

2005 6,338 17.36 22.30 528 111.71

Notes:
a2001 maximum day for historic finished water was higher than maximum day for raw water (Exhibit 2-3) because of
higher pumpage from storage tanks at Florida City during peak hours.
MG=million gallons mgd=million gallons per day
gpcd=gallons per capita per day per capita=functional population
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EXHIBIT 2-6
5-Year Historic Percent Changes in Functional Population, Raw Water Demand, and Per Capita Water Demand

5-Year Period
Percent Change in

Functional Population
Percent Change in Average Day

Raw Water Demand
Percent Change in per
Capita Water Demand

1990–1995 0.75 16.72 15.85

1995–2000 1.74 21.19 19.12

2000–2005 1.54 3.97 2.39

2.3.1 Swimming Pool Construction Permits

EXHIBIT 2-7
Annual Swimming Pool Construction Permits Issued by Monroe County

Year
Number of New Swimming Pool
Construction Permits Issued Percent Annual Increase

1995 65 N/A

1996 82 26

1997 88 7

1998 98 11

1999 88 -10

2000 96 9

2001 88 -8

2002 111 26

2003 195 76

2004 153 -22

Annual Average 106 13
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2.3.2 Current Homeowner Versus Former Homeowner Water Use
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2.4 Projected Finished Water Demand

EXHIBIT 2-8
FKAA Service Area Projected 2005–2025 Population and Finished Water Demands

Population Finished Water Demands

Year Permanent Seasonal Functional
per capita
(gpcd)

Avg.
Day
(mgd)

Max.
Day
(mgd)

Annual
(MG)

Avg.
Mo.
(MG)

Max.
Mo.
(MG)

2005
(Actual) 81,701 73,737 155,438 114.08 17.73 22.39 6477 539.74 597.15

2006 82,041 73,896 155,937 119.15 18.58 23.23 6786 565.53 625.69

2007 82,381 74,055 156,436 119.99 18.77 23.46 6856 571.31 632.08

2008 82,720 74,215 156,935 122.34 19.2 24.00 7013 584.40 646.56

2009 83,060 74,374 157,434 124.75 19.64 24.55 7174 597.79 661.38

2010 83,400 74,533 157,933 127.08 20.07 25.09 7331 610.88 675.86

2011 83,480 74,569 158,049 129.58 20.48 25.60 7480 623.36 689.67

2012 83,560 74,605 158,164 132.01 20.88 26.10 7626 635.54 703.14

2013 83,639 74,640 158,280 134.45 21.28 26.60 7773 647.71 716.61

2014 83,719 74,676 158,395 136.87 21.68 27.10 7919 659.89 730.08

2015 83,799 74,712 158,511 139.30 22.08 27.60 8065 672.06 743.55

2016 83,879 74,748 158,627 140.90 22.35 27.94 8163 680.28 752.64

2017 83,959 74,784 158,743 142.43 22.61 28.26 8258 688.19 761.40

2018 84,040 74,819 158,859 144.03 22.88 28.60 8357 696.41 770.49

2019 84,120 74,855 158,975 145.56 23.14 28.93 8452 704.32 779.24

2020 84,200 74,891 159,091 147.15 23.41 29.26 8551 712.54 788.34

2021 84,281 74,927 159,208 147.61 23.5 29.38 8583 715.28 791.37

2022 84,361 74,963 159,324 148.13 23.6 29.50 8620 718.33 794.73

2023 84,442 74,999 159,441 148.64 23.7 29.63 8656 721.37 798.10

2024 84,522 75,035 159,557 149.04 23.78 29.73 8686 723.80 800.80

2025 84,603 75,071 159,674 149.55 23.88 29.85 8722 726.85 804.16

Notes:
Population data based on Monroe County Planning Department data in the USACE Carrying Capacity Study (2003).
Maximum-day demand based on maximum-day to average-day ratio of 1.25 (2002–2005 average).
Maximum-month demand based on maximum-month to average-month ratio of 1.11 (2002–2005 average).
The projections include the U.S. Navy’s historic use of 1.05 mgd out of their contract for 2.4 mgd.
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EXHIBIT 2-9
Graphic Representation of FKAA Service Area Projected 2005–2025 Population and Finished Water Demands

2.4.1 Peak Hour Demands
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EXHIBIT 2-10
Projected Peak Hour Demands

Year Average Day Demand (mgd) Peak Hour Demand (mgd)

2006 18.58 25.08

2007 18.77 25.34

2008 19.2 25.92

2009 19.64 26.51

2010 20.07 27.09

2011 20.48 27.65

2012 20.88 28.19

2013 21.28 28.73

2014 21.68 29.27

2015 22.08 29.81

2016 22.35 30.17

2017 22.61 30.52

2018 22.88 30.89

2019 23.14 31.24

2020 23.41 31.60

2021 23.5 31.73

2022 23.6 31.86

2023 23.7 32.00

2024 23.78 32.10

2025 23.88 32.24

Notes:
Peak hour demand based on the 2005 peak hour to average hour ratio of 1.35.

2.5 Demand by Service Type

2.5.1 Demand by Service Type
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EXHIBIT 2-11
Average Monthly Water Use by Category, million gallons, October 2003–September 2005

Month Residential Commercial Navy Government
Key West
Municipal

Senior
Citizen Total

Jan 273 153 29 16 3 2 476

Feb 236 136 29 15 3 2 421

Mar 241 141 27 14 3 2 428

Apr 291 167 28 17 4 2 509

May 262 152 30 16 4 2 466

Jun 268 149 31 18 4 2 472

Jul 273 158 28 17 4 2 482

Aug 248 143 30 14 3 2 440

Sep 242 136 24 16 3 2 423

Oct 194 113 30 15 3 2 357

Nov 229 136 29 15 3 2 414

Dec 223 129 29 15 4 2 402

Average 248 143 29 15 3 2 441

Percent 56% 32% 7% 3 % 1% 1%
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U.S. Navy Water Usage from 1996 to 2005
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EXHIBIT 2-12
Graphic Summary of Average Monthly Water Use by Category, million gallons, October 2003–September 2005
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2.5.2 Unmetered Water

Year
Percentage

UAW

2003 10.5

2004 9.71

2005 14.93

2006 (Year To Date June 2006) 11.45

2.6 Conclusions
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12051 Corporate Blvd., Orlando, Florida 32817 (407) 382-3256 FAX (407) 382-3254 email Homeoffice@fishkind.com

Memorandum

TO: Debbie Love, AICP, Senior Planner, Keith and Schnars, P.A.

FROM: Stanley P. Geberer, Associate
Fishkind & Associates, Inc.

SUBJECT: DCA Finding Regarding Population Methodology

DATE: November 16, 2010

________________________________________________________________

1.0 Background

Fishkind has prepared the population projections for unincorporated
Monroe County. We have reviewed extensively with County Staff, and
provided an update to the final report on August 30 which addressed a
series of non-formal questions DCA posed and finally had a conference
call with DCA to review their questions and our responses. After a 60 day
review DCA has found the methodology unacceptable as shown below.

This memo will review the items of DCA concern.

2.0 Discussion of Concerns 1-10

Concern 1

The most recent FKAA projections to year 2025 were used as the baseline
seasonal projections. These data are attached as Appendix 1. These data
were applied directly to the seasonal forecast series and modified as
described in Concern 3.

Concern 2
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2

The new planning horizon must be extended from 2025 to 2030.
Compound annual growth rate is an appropriate mechanism whereby
baseline growth may be extrapolated. Over the time horizon from 15 to 20
years, the error level of employing other methodologies cannot be said to
be superior given these are the final out years of the planning horizon and
are subject to the greatest degree of error. The comment from DCA
suggesting “caution” should be used is gratuitous to the extent it implies
caution was not used, and adds no meaningful dialogue. Further, the
Department has not rejected the use of CAGR and fails to suggest a more
appropriately method herein.

The computed CAGR from year 2000-2025 is as follows:

(FKAA seas pop 2025/FKAA seas pop 2000)^(1/26)-1=.082%

Concern 3

The FKAA Seasonal Population methodology as described by FKAA is
shown below:
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Concern 4

Please see response to Concern 3.

Concern 5

For the purposes of this analysis seasonal and permanent household sizes
used are the same. The preponderance of data provided supports the use
of 2.5 persons per household. The Population Report is cited below.

Excerpt from August 30 Population Report – page 11

Because seasonal population is derived from the seasonal population as
presented by FKAA, seasonal occupancy rates are implicit in the analysis,
for the original seasonal series.
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Concern 6

The percentage of non-homesteaded units is higher than homesteaded
units in Monroe County, suggesting seasonal population could be at least
equivalent to permanent.

The FKAA methodology includes cruise ship visitors, visitors from the
mainland and those residing in the keys for 6 months or less. They are
accounted for in the FKAA calculation of seasonal residents.

Concern 7

The I-site data was not used in any methodological calculation in the
Monroe County population projections. I-site data was used as a reference
source only in referring to support for use of the 2.5 persons per household
figure.

Concern 8

The ACS provides estimates of seasonal units as shown in Table 2-H3,
page 5 of the population report. The change in seasonal population is
based in part on the increase in seasonal units identified in the ACS data.
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Concern 9

The difference cannot be reconciled without imposing egregious costs on
the government and citizens of Monroe County in order to do so. The
Property Appraiser is the source of homestead and non-homestead status.
The property Appraiser data is not reconcilable with Census unit counts.
This is a vexing problem addressed by the Regional Planning Council in
the hurricane evacuation modeling effort as well. It is believed the
difference lies in substandard housing, non-permitted housing, maritime
live-aboards and other housing.

It is for this reason the analysis and projections were made on a population
basis not a housing unit basis. The data on housing units is used as a
guide to help estimate changes in the mix and character of resident and
seasonal population.

Concern 10

The Regional Planning Council has reviewed and affirmed the County’s
population projection methodology. A final review by RPC will be
requested and submitted with the EAR.
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Local Planning  Agency Communication 
 

 
 
To:           Local Planning Agency Chair and Agency Members 
From:      Jennifer DeBoisbriand , Planning Director  
Date:       March 11, 2024  
Subject:  Ordinance Amendment Considering the Request of Sojourn South LLC to 
Amend the Future Land Use Map of Parcel 00394480-000108

 
 
Background: 
** This item was before you on January 8th but due to a posting error it is back before 
you procedurally for another vote. 
 
The applicant, Sojourn South LLC, has submitted a map amendment application requesting an 
approval for a Future Land Use Map (FLUM) Amendment from Conservation (C) to Mixed-Use 
(MU) designation on the subject property, located on a vacant site in Lower Matecumbe with 
the RE# 00394480-000108 , comprising 1.74 +/- acres.  The site has historically been used for 
storage of lobster traps, repair of lobster traps and docking facilities for commercial fishing 
vessels.  The site is adjacent to the Lobster Walk, one of only two remaining commercial 
fishing uses within the Village.  The applicant/owner is requesting this amendment in support 
of returning the property to its zoning prior to Village incorporation.  This FLUM amendment 
has a companion application for a Zoning Map Amendment, which proposes a change from 
Conservation (C) District to Commercial Fishing (CF) District, and the FLUM amendment 
cannot be approved without approval of the companion Zoning Map Amendment. The 
applicant’s representative, Ty Harris, has submitted a Letter of Intent detailing the map 
amendment request. 
 
 
 
Existing Use and Habitat: 
 
The subject property is an approximately 1.74-acre vacant parcel, the property contains no 
significant habitat and is mostly devoid of all vegetation except on the shoreline.  The property 
is not recognized as habitat to any state or federal listed animal species, and it is not within the 
state conservation recreation lands’ boundary or critical habitat area. Pursuant to the Village’s 
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GIS data and records the parcel is not defined as any specific habitat. 
 
Surrounding Future Land Use Map (FLUM) Designations: 
The subject property currently has an existing Conservation (C) Future Land Use 
designation.  The adjacent properties to the South are designated Mixed Use (MU) with 
commercial fishing operations. To the North the adjacent properties are designated Residential 
High (RH) and are currently vacant but have been permitted for 6 single family residences. The 
properties to the East across Overseas Highway are Conservation (C).  To the West the 
property directly abuts the cove but across the cove the properties are designated Residential 
High (RH) with a mix of condominiums, duplexes and single family homes.  The character of 
the subject property is vacant and the surrounding area is mixed-use with a collective of 
commercial fishing operations, multi-family dwelling units, single family residences and vacant 
land. 
    
    Existing Zoning:    Conservation (C) District 
    Flood Zone:      Zone AE 10 
 
Analysis: 
The proposed FLUM amendment, from Conservation (C) to Mixed Use (MU), in conjunction 
with the companion application for a Zoning Map Amendment from Conservation (C) District to 
Commercial Fishing (CF) District, would allow the uses that have continued to operate as legal 
non-conforming uses to operate legally. 
 
Areas designated MU on the Future Land Use Map recognize the prevalent and historical 
mixed-use pattern of development in the Village. The MU designation shall accommodate a 
mix of commercial and residential uses, which may be located in the same building, limited 
public and semi-public uses, recreational facilities, schools, marinas, tourist-oriented facilities, 
and supportive community facilities ancillary to the permitted uses, pursuant to the standards 
in the Comprehensive Plan and the Land Development Regulations [Ref. Comprehensive Plan 
Objective 1-2.4]. 
 
Impact and Policy Analysis: 
 
The proposed FLUM amendment would alter the development potential of the subject 
property. The following table is a comparison of the maximum residential density and non-
residential intensity [or floor area ratio (FAR)] between the existing C FLUM and the proposed 
MU FLUM. 
 
Existing FLUM Category    Maximum 
Residential Density    Maximum Non-Residential 
Intensity (FAR) 
Conservation (C)         
    -    - 
Proposed FLUM Category    Maximum 
Residential Density    Maximum Non-Residential 
Intensity (FAR) 
Mixed Use (MU) Residential         
Residential Density Allowance    6 units per acre    - 
With TDRs    12 units per acre    - 
Affordable Housing    15 units per acre    - 
Mixed Use (MU) Nonresidential         
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Outside Village Activity Centers    -    .25 
Outside Village Activity Centers with TDRs    -    .35 
Inside Village Activity Centers    -    .35 
Working Waterfronts    -    .35 
 
Maximum Residential Density: The existing C FLUM does not allow for residential 
development.  The proposed MU FLUM designation would allow market-rate residential 
density based on acreage (6 units per acre); and therefore, the minimal lot size to support one 
(1) market-rate residential unit would be 7,260 square feet or 0.16 acre. The MU FLUM 
category allows affordable housing at an allocated density of 15 units per acre that requires a 
minimum of 2,904 square feet to support one unit. If approved, the proposed FLUM 
amendment would result in an increase of either ten (10) market-rate residential dwelling units 
or up to twenty six (26) deed-restricted affordable residential dwelling units on the property. 
 
Maximum Non-Residential Intensity (FAR): The existing C FLUM designation does not allow 
for nonresidential development. The proposed MU FLUM category would allow nonresidential 
intensity of 0.25 FAR for areas outside of the Village Activity Centers, and up to 0.35 FAR for 
areas inside the Village Activity Centers, Working Waterfronts and through utilizing the transfer 
of development rights (TDRs). 
 
The proposed FLUM amendment, in conjunction with the companion application for a Zoning 
Map Amendment, would increase the development potential of the vacant property, thereby 
allowing the property owners to potentially redevelop the property as market-rate dwelling 
units, affordable dwelling units, nonresidential floor area or transient units through the transfer 
of development rights (TDR) procedure established in the Comprehensive Plan and the LDRs, 
though the applicant/owner has stated no intention to change the uses as existing on the site 
at this time. 
 
Impact on Public Facilities: 
 
Wastewater: The Village has adopted level of service (LOS) standards for wastewater 
management systems as required by Federal and State regulations. Currently, any permitted 
or replacement on-site wastewater treatment facility with a design flow less than or equal to 
100,000 gallons per day (GPD) within the Village must comply with the 10/10/10/1 Best 
Available Technology (BAT) standard, as well as require approval from the Monroe County 
Health Department and/or the Florida Department of Environmental Protection. Any new 
development associated with the proposed FLUM amendment would be subject to this 
provision or would be mandated to hook up to a central sewer system when it is available. The 
proposed FLUM amendment is not projected to increase the existing wastewater LOS or the 
existing wastewater supply LOS below the adopted standard, as provided in Comprehensive 
Plan Policies 4-1.1.1 and 9-1.2.3. 
 
Potable Water: The Village has adopted LOS standards for potable water. The LOS standard 
for the Village are 371.7 gallons per equivalent residential unit (ERU) per day. Based on water 
use data provided by FKAA and 2010 Census population data, the current amount of water 
consumed by an ERU in Monroe County is 219.42 gallons per day (GPD). Therefore, the 
actual demand is lower than the Village’s LOS standard for ERUs of 371.7 GPD. Source: 
Islamorada 10-Year Water Supply Facilities Work Plan.  The proposed FLUM amendment is 
not projected to increase the existing potable water LOS below the adopted standard, as 
provided in Comprehensive Plan Policies 4-1.1.3 and 9-1.2.3. 
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Solid Waste: The Village has adopted LOS standards for solid waste management. Pursuant 
to Comprehensive Plan Policies 4-1.1.4 and 9-1.2.3, minimum disposal quantity is 12.2 pounds 
per day per equivalent residential unit (ERU). The Village’s solid waste LOS also requires that 
sufficient capacity shall be available at a solid waste disposal site to accommodate all existing 
and approved development for a period of three years from the projected date of completion of 
the proposed development or use. Islamorada has no facilities within its jurisdiction for the 
disposal of solid waste. All solid waste generated from the Village is currently managed 
through a contract with Island Disposal and disposed of through existing authorized Monroe 
County and Miami-Dade County solid waste facilities. The proposed FLUM amendment is not 
projected to increase the existing solid waste LOS below the adopted standards, as provided 
in Comprehensive Plan Policies 4-1.1.3 and 9-1.2.3. 
 
Stormwater: The Village has adopted LOS standards for stormwater management as currently 
mandated by State agencies, as defined in the Village’s adopted Stormwater Management 
Master Plan, and as implemented in the Village’s LDRs and Stormwater Design Criteria 
Technical Manual. Any development associated with the proposed FLUM amendment would 
be subject to these standards and is required to meet or exceed them as a condition of 
development approval. The proposed FLUM amendment is not projected to increase the 
existing stormwater LOS below the adopted standard, as provided in Comprehensive Plan 
Policies 4-1.1.2 and 9-1.2.3. 
 
Recreation and Open Space: The Village has adopted a minimum LOS standard for recreation 
and open space of 3.79 acres per 1,000 population, pursuant to Comprehensive Plan Policy 9-
1.2.3. According to the Village’s most recent Public Facilities Capacity Assessment, there is an 
estimated functional population of 11,280 persons in 2012. Therefore, 42.75 acres of 
recreation and open space are required to meet the adopted LOS. The existing supply of 
recreation and open space area in the Village is approximately 132.3 acres, which exceeds the 
adopted LOS standard and provides for 11.73 acres per 1,000 persons. Therefore, the 
proposed FLUM amendment is not projected to decrease the existing recreation and open 
space LOS below the adopted standards, as provided in Comprehensive Plan Policy 9-1.2.3. 
 
Roadways: The Village has adopted minimum LOS standards for roadways, pursuant to 
Comprehensive Plan Policy 9-1.2.3. The Property is located adjacent to Overseas Highway 
which shall have sufficient available capacity to operate at or above LOS as measured by peak 
hours volumes at all intersections including but not limited to all intersections of U.S.1. 
 
The trip generation rate is based on the Institute of Transportation Engineers’ Trip Generation, 
8th Edition, using the single-family detached housing (210) and low-rise apartment (221) land 
use classifications. Therefore, the proposed FLUM amendment is not projected to increase the 
existing roadway LOS for U.S. 1 below the adopted standard, as provided in Comprehensive 
Plan Policy 9-1.2.3. 
 
Schools: The Comprehensive Plan does not establish a LOS standard for schools, but Monroe 
County and state law require that school classroom capacity be available to accommodate all 
school-age children generated by proposed development or use. According to the 2012 
Monroe County Public Facilities Capacity Assessment Report, all schools have adequate 
capacity to serve the growth anticipated in 2012 at the County’s adopted LOS standard. 
Enrollment figures for the 2012-2013 through 2014-2015 school years indicate that there is 
adequate capacity in the Monroe County school system. The overall 2012-13 utilization is 
63.39% of the school system capacity with a projected growth utilization of 6% through 2016. 
Therefore, the proposed FLUM amendment is not projected to increase the existing schools 
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LOS below the County’s adopted standard. 
 
Compatibility with Comprehensive Plan Policies: 
 
�    Objective 1-4.9: Preserve Working Waterfronts 
�    Policy 1-4.9.1: Provide Regulatory Incentives 
�    Policy 1-4.9.2: Implement Working Waterfront Land Development Regulations 
�    Policy 1-4.9.3: Outline Working Waterfront Strategies 
 
Comprehensive Plan Objective 1-4.9: Preserve Working Waterfronts 
It is the intent of the Village to promote the responsible management of its coastal area, and to 
balance the protection of recreational and commercial working waterfronts with the provision of 
water-related recreational activities and with the preservation of coastal and natural resources. 
Properties identified as Working Waterfronts are identified in Appendix A of Islamorada's 
Working Waterfronts Preservation Master Plan, adopted by the Village on June 26, 2008. 
 
Working Waterfronts are a parcel or parcels of real property that provide access for water- 
dependent commercial activities, including hotels and motels as defined in the Village code, or 
provide access for the public to the navigable waters of the state. Working Waterfronts require 
direct access to or a location on, over, or adjacent to a navigable body of water. The term 
includes water-dependent facilities that are open to the public and offer public access by 
vessels to the waters of the state that are support facilities for recreational, commercial, 
research, or governmental vessels. These facilities may include utility pilings, fences, docks, 
lifts, davits, boat ramps, boat slips, seawalls, riprap, bulkheads, elevated walkways, fish 
cleaning stations and outside dining areas, wet and dry marinas, boat hauling and repair 
facilities, commercial fishing facilities, boat construction facilities, docking facilities and other 
support structures over the water. 
 
The proposed FLUM amendment would assist in preserving this section of a working 
waterfront by allowing the continuation of commercial fishing operations. 
 
Comprehensive Plan Policy 1-4.9.1: Provide Regulatory Incentives 
 
Islamorada, Village of Islands shall implement a strategy that provides regulatory incentives 
and criteria to encourage the preservation and enhancement of its working waterfronts. 
 
The proposed FLUM amendment would encourage the preservation and enhancement of a 
working waterfront. 
 
Comprehensive Plan Policy 1-4.9.2: Implement Working Waterfront Land Development 
Regulations 
 
Islamorada, Village of Islands shall encourage the maintenance of community character, 
culture and traditional uses on the waterfront. To accomplish this, the Village shall within one 
(1) year adopt land development regulations to: 
1.    Protect the working waterfront by establishing that commercial fishing activities are an 
important community value and that impacts associated with these uses are normal and 
compatible with other uses of the waterfront; 
2.    Support mixed use development adjacent to and in marinas which provides a range of 
services and activities for boaters and their families, including restaurants, accessory shops, 
and other water-dependent activities for residents and visitors; 
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3.    Ensure public access and creation of public spaces in the redevelopment of marine 
facilities by providing incentives for the provision of pedestrian access along and to the 
shoreline, protection of view sheds, and creation of public access to boat ramps, subject to the 
limitations as may be established in the Land Development Regulations; 
 4.    On parcels identified as Working Waterfronts, FAR bonuses may be given as an incentive 
to maintain and enhance the Working Waterfront uses; 
5.    Non-conforming structures containing Working Waterfronts uses that are legally 
established may be repaired or restored if damage or destroyed, provided that they are 
repaired or restored consistent with existing policies; 
6.    Encourage the protection and facilitate development of dockside facilities for the sale of 
fresh catch. 
 
Comprehensive Plan Policy 1-4.9.3: Outline Working Waterfront Strategies 
 
The strategy to protect commercial and recreational working waterfronts shall include the 
following actions: 
1.    Apply for inclusion in the Waterfronts Florida Partnership Program. This program helps 
participating communities develop a plan to revitalize, renew and promote interest in their 
waterfront with possible grant monies. 
2.    Partnering and working with key stakeholders, including Monroe County, the Department 
of Environmental Protection and the United States Army Corps of Engineers, with jurisdiction 
over waterfront areas and uses to ensure that their Comprehensive Plans include provisions 
and features that protect and preserve existing Working Waterfronts. 
3.    Land development regulations shall ensure that the overall density and intensity available 
for maintenance and enhancement of working waterfronts and public access is not significantly 
reduced over time and that Working Waterfronts are protected. 
4.    Encourage all marinas to participate in the Eco-Mariner Florida Bay and the Florida 
Department of Environmental Protection's Clean Marina programs. These programs promote 
enhanced nearshore water quality and resource protection in the Village's nearshore waters. 
5.    Coordinate with FDOT to support the efforts of the Organized Fishermen of Florida to 
ensure retention of current areas used for trap storage on property owned by FDOT. 
 
The proposed FLUM amendment would continue to encourage the protection of Working 
Waterfronts. 
 
Future Land Use Map (FLUM) Amendment Criteria 
 
Pursuant to the Department of Commerce State Coordinated Review Submittal Guidelines, in 
the case of FLUM Amendments, the following information must be provided: 
 
Explanation of how the application satisfies the applicable criteria in the Land Development 
Regulations, Comprehensive Plan, and Principles for Guiding Development: 
 
 
1.    A description of the availability of and the demand on the follow public facilities: sanitary 
sewer, solid waste, drainage, potable water, traffic circulation, schools, and recreation, as 
appropriate; and, 
 
There is no new development being requested. The current site is not expected to 
change.  The change in FLUM and Zoning will allow for the continued operation of the site as a 
commercial fishing operation.  Any future changes will be subject to Village Site Plan Approval 
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and/or BPAS allocation award.   
 
2.    Information regarding the compatibility of the proposed land use amendments with the 
Comprehensive Plan future land use element objectives and policies, and those of other 
affected elements. 
 
Any proposed future development will be subject to Village approval before it is 
constructed.  Any future permitted work will not be averse to the Comprehensive Plan. 
 
Compatibility with the Principles for Guiding Development: 
 
The following shall be the principles with which any plan amendments must be consistent 
pursuant to the Florida Keys Area of Critical State Concern designation as set out in Chapter 
380.0552(7), Florida Statutes. 
 
Please note, the criterion is provided in italics while the Applicant and staff response is 
provided immediately below. 
 
(a)    To strengthen local government capabilities for managing land use and development so 
that local government is able to achieve these objectives without the continuation of the area of 
critical state concern designation. 
 
Applicant Response: 
This application is consistent with the Principles for Guiding Development within the Florida 
Keys Area of Critical State Concern based on the most recent report to the Administration 
Commission outlined in the Work Program. The proposal protects existing commercial fishing 
resources within Islamorada. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (a) of the Principles for Guiding Development 
as it is not anticipated to negatively impact local government capability for managing land use 
and development. 
 
(b)    To protect shoreline and marine resources, including mangroves, coral reef formations, 
seagrass beds, wetlands, fish and wildlife, and their habitat. 
 
Applicant Response: 
Based on the attached habitat and vegetation report, the proposed FLUM amendment and re-
zoning have no impact on existing habitat or protected resources. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (b) of the Principles for Guiding Development. 
No new development is planned and the existing operations will have no negative impact on 
existing habitat. 
 
(c)    To protect upland resources, tropical biological communities, freshwater wetlands, native 
tropical vegetation (for example, hardwood hammocks and pinelands), dune ridges and 
beaches, wildlife, and their habitat. 
 
Applicant Response: 
Based on the attached habitat and vegetation report, the proposed FLUM amendment and re-

Page 240 of 292



zoning have no impact on existing habitat or protected resources. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (c) of the Principles for Guiding Development. 
No new development is proposed on the subject property however; if a new development were 
proposed, it would be required to meet environmental setback criteria, meet local 
Comprehensive Plan and Land Development Regulation requirements, and obtain appropriate 
permits from state and federal agencies as necessary. 
 
(d)    To ensure the maximum well-being of the Florida Keys and its citizens through sound 
economic development. 
 
Applicant Response: 
Protecting exiting commercial fishing achieves this element. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (d) of the Principles for Guiding Development. 
Continuing the Commercial Fishing operations supports the maximum well-being of the Florida 
Keys citizens and the economic health of the area by encouraging the continuation of 
operations and not redevelopment on the property to preserve and protect the disturbed and 
sparsely vegetated area. 
 
(e)    To limit the adverse impacts of development on the quality of water throughout the 
Florida Keys. 
 
Applicant Response: 
The site is currently undeveloped. Any proposed development will need to comply with existing 
regulations governing stormwater. 
 
Village Staff Response: 
    The proposed FLUM is consistent with Principle (e) of the Principles for Guiding 
Development. Any development would be required to adhere to all applicable land 
development regulations including the implementation of stormwater regulations which aid in 
protecting near shore water quality. 
 
(f)    To enhance natural scenic resources, promote the aesthetic benefits of the natural 
environment, and ensure that development is compatible with the unique historic character of 
the Florida Keys. 
 
Applicant Response: 
This application protects the “historical character” of Islamorada. Many areas of the island 
chain have been re-developed with new land uses - which has displaced the commercial 
fishermen of the Florida Keys. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (f) of the Principles for Guiding Development. 
The proposed FLUM amendment continues to allow commercial fishing within the Village 
which has historically been a driver of the local economy. 
 
(g)    To protect the historical heritage of the Florida Keys. 
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Applicant Response: 
See answer above. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (g) of the Principles for Guiding Development 
as there are no known archaeological or historical artifacts on the Property. 
 
(h)  To protect the value, efficiency, cost-effectiveness, and amortized life of existing and 
proposed major public investments, including: 
1.  The Florida Keys Aqueduct and water supply facilities; 
2.  Sewage collection and disposal facilities; 
3.  Solid waste collection and disposal facilities; 
4.  Key West Naval Air Station and other military facilities; 
5.  Transportation facilities; 
6.  Federal parks, wildlife refuges, and marine sanctuaries; 
7.  State parks, recreation facilities, aquatic preserves, and other publicly owned properties; 
8.  City electric service and the Florida Keys Electric Co-op; and 
9.  Other utilities, as appropriate. 
 
Applicant Response: 
The application has no impact on facilities as it does not propose any new uses or 
development. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (h) of the Principles for Guiding Development. 
The proposed FLUM amendment would not adversely impact the value, efficiency, cost-
effectiveness, and amortized life of existing and proposed major public investments. 
 
(i)  Protecting and improving water quality by providing for the construction, operation, 
maintenance, and replacement of stormwater management facilities; central sewage 
collection; treatment and disposal facilities; and the installation and proper operation and 
maintenance of onsite sewage treatment and disposal systems. 
 
Applicant Response: 
The application has no impact on facilities as it does not propose any new uses or 
development. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (i) of the Principles for Guiding Development. 
The proposed FLUM amendment would not adversely affect storm water management 
facilities, central sewage collection, treatment and disposal facilities, or the installation and 
proper operation and maintenance of onsite sewage treatment and disposal systems. 
 
(j)  Ensuring the improvement of nearshore water quality by requiring the construction and 
operation of wastewater management facilities that meet the requirements of § 381.0065(4)(1) 
and 403.086(10), as applicable, and by directing growth to areas served by central wastewater 
treatment facilities through permit allocation systems. 
 
Applicant Response: 
The application has no impact on facilities as it does not propose any new uses or 
development. 
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Staff Response: 
The proposed FLUM is consistent with Principle (j) of the Principles for Guiding Development. 
Any new development as a result of the proposed FLUM amendment would be required to be 
consistent with the requirements of § 381.0065(4)(1) and 403.086(10), Florida Statutes, and 
the Village’s Comprehensive Plan and Wastewater Master Plan.     
 
(k)    To limit the adverse impacts of public investments on the environmental resources of the 
Florida Keys. 
 
Applicant Response: 
This application does not create adverse impacts on environmental resources or affect public 
investment in infrastructure. 
 
Staff Response: 
The proposed FLUM is consistent with Principle (k) of the Principles for Guiding Development. 
The proposed FLUM amendment is not anticipated to create adverse impacts on the 
environmental resources of the Florida Keys. 
 
(l)    To make available adequate affordable housing for all sectors of the population of the 
Florida Keys. 
    
Applicant Response: 
No impact as stated above. 
 
Staff Response: 
The proposed FLUM is consistent with Principle (l) of the Principles for Guiding Development. 
The proposed FLUM amendment is not anticipated to negatively impact affordable housing. 
 
(m)  To provide adequate alternatives for the protection of public safety and welfare in the 
event of a natural or manmade disaster and for a post-disaster reconstruction plan. 
 
Applicant Response: 
No impact as stated above. 
 
Staff Response: 
The proposed FLUM is consistent with Principle (m) of the Principles for Guiding Development. 
The proposed FLUM amendment would not affect the provision of adequate alternatives for 
the protection of public safety and welfare in the event of a natural or manmade disaster and 
for a post-disaster reconstruction plan. Furthermore, all structures built within the Village must 
meet the requirements of the Village’s Code of Ordinances and the Florida Building Code. 
 
(n)  To protect the public health, safety, and welfare of the citizens of the Florida Keys and 
maintain the Florida Keys as a unique Florida resource. 
 
Applicant Response: 
The application accomplishes this objective in that it preserves working waterfront. 
 
Staff Response: 
The proposed FLUM is consistent with Principle (n) of the Principles for Guiding Development. 
The proposed FLUM amendment would not negatively affect the health, safety, or welfare of 
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the citizens of the Florida Keys and will maintain the Florida Keys as a unique Florida 
resource. 
 
 
 
 
Budget Impact: 
None 
 
Staff Impact: 
There is no anticipated impact to Staff other than updating of the official zoning maps. 
 
Recommendation: 
Staff has reviewed the request for a Future Land Use Map Amendment from C (Conservation) 
to MU (Mixed Use) and determined that the request meets criteria. Therefore, Staff 
recommends the Approval of this ordinance. 
 
 
Attachments:     None 
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Local Planning  Agency Communication 
 

 
 
To:           Local Planning Agency Chair and Agency Members 
From:      Jennifer DeBoisbriand , Planning Director  
Date:       March 11, 2024  
Subject:  Ordinance Amendment Considering the Request of Sojourn South LLC to 
Amend the Zoning Map for Parcel 00394480-000108

 
 
Background: 
** This item was before you on January 8th but due to a posting error it is back before 
you procedurally for another vote. 
 
The applicant, Sojourn South LLC, has submitted a map amendment application requesting an 
approval for a Zoning Map Amendment from Conservation (C) District to Commercial Fishing 
(CF) District on the subject property, located on a vacant site in Lower Matecumbe with the 
RE# 00394480-000108 , comprising 1.74 +/- acres.  The site has historically been used for 
storage of lobster traps, repair of lobster traps and docking facilities for commercial fishing 
vessels.  The site is adjacent to the Lobster Walk, one of only two remaining commercial 
fishing uses within the Village.  The applicant/owner is requesting this amendment in support 
of returning the property to its zoning prior to Village incorporation.   This Zoning Map 
amendment has a companion application for a Future Land Use Map (FLUM) Amendment, 
which proposes a change from a Conservation (C) to a Mixed-Use (MU) designation, and the 
Zoning Map amendment cannot be approved without approval of the companion FLUM 
Amendment.  The applicant’s representative, Ty Harris, has submitted a Letter of Intent 
detailing the map amendment request. 
 
Existing Use and Habitat: 
 
The subject property is an approximately 1.74-acre vacant parcel, the property contains no 
significant habitat and is mostly devoid of all vegetation except on the shoreline.  The property 
is not recognized as habitat to any state or federal listed animal species, and it is not within the 
state conservation recreation lands’ boundary or critical habitat area. Pursuant to the Village’s 
GIS data and records the parcel is not defined as any specific habitat. 
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Surrounding Land Uses and Zoning Districts: 
The subject property currently has an existing Conservation (C) Zoning District 
designation.  The adjacent properties to the South are designated Commercial Fishing (CF). 
To the North the adjacent properties are designated as Mulitfamily (MF). The properties to the 
East across Overseas Highway are designated Conservtaion (C).  To the West the property 
directly abuts the cove but across the cove the properties are designated Residential Duplex 
(R2) and Multifamily (MF).  The character of the subject property is vacant and the surrounding 
area is mixed-use with a collective of commercial fishing operations, multi-family dwelling units, 
single family residences and vacant land. 
    
    Existing FLUM:    Conservation (C) 
    Flood Zone:      Zone AE 10 
 
 
 
 
Analysis: 
The proposed Zoning Map amendment, from a Conservation (C) District to a Commercial 
Fishing (CF) District in conjunction with the companion application for a FLUM Amendment 
from a Conservation (C) to a Mixed-Use (MU) designation, would allow the uses that have 
continued to operate as legal non-conforming uses to operate legally. 
 
Pursuant to Section 30-694 the purpose of the Commercial Fishing (CF) zoning district is to 
protect the commercial fisheries in the village by designating lands for the continued use of 
commercial fishers while minimizing aesthetic and environmental impacts, and impacts on 
residential properties adjacent to or across a canal from the commercial fishing use. 
 
Compatibility with Comprehensive Plan Policies: 
 
�    Objective 1-4.9: Preserve Working Waterfronts 
�    Policy 1-4.9.1: Provide Regulatory Incentives 
�    Policy 1-4.9.2: Implement Working Waterfront Land Development Regulations 
�    Policy 1-4.9.3: Outline Working Waterfront Strategies 
 
Comprehensive Plan Objective 1-4.9: Preserve Working Waterfronts 
 
It is the intent of the Village to promote the responsible management of its coastal area, and to 
balance the protection of recreational and commercial working waterfronts with the provision of 
water-related recreational activities and with the preservation of coastal and natural resources. 
Properties identified as Working Waterfronts are identified in Appendix A of Islamorada's 
Working Waterfronts Preservation Master Plan, adopted by the Village on June 26, 2008. 
Working Waterfronts are a parcel or parcels of real property that provide access for water- 
dependent commercial activities, including hotels and motels as defined in the Village code, or 
provide access for the public to the navigable waters of the state. Working Waterfronts require 
direct access to or a location on, over, or adjacent to a navigable body of water. The term 
includes water-dependent facilities that are open to the public and offer public access by 
vessels to the waters of the state that are support facilities for recreational, commercial, 
research, or governmental vessels. These facilities may include utility pilings, fences, docks, 
lifts, davits, boat ramps, boat slips, seawalls, riprap, bulkheads, elevated walkways, fish 
cleaning stations and outside dining areas, wet and dry marinas, boat hauling and repair 
facilities, commercial fishing facilities, boat construction facilities, docking facilities and other 
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support structures over the water. 
 
The proposed FLUM amendment would assist in preserving this section of a working 
waterfront by allowing the continuation of commercial fishing operations. 
 
Comprehensive Plan Policy 1-4.9.1: Provide Regulatory Incentives 
Islamorada, Village of Islands shall implement a strategy that provides regulatory incentives 
and criteria to encourage the preservation and enhancement of its working waterfronts. 
 
The proposed FLUM amendment would encourage the preservation and enhancement of a 
working waterfront. 
 
Comprehensive Plan Policy 1-4.9.2: Implement Working Waterfront Land Development 
Regulations 
 
Islamorada, Village of Islands shall encourage the maintenance of community character, 
culture and traditional uses on the waterfront. To accomplish this, the Village shall within one 
(1) year adopt land development regulations to: 
1.    Protect the working waterfront by establishing that commercial fishing activities are an 
important community value and that impacts associated with these uses are normal and 
compatible with other uses of the waterfront; 
2.    Support mixed use development adjacent to and in marinas which provides a range of 
services and activities for boaters and their families, including restaurants, accessory shops, 
and other water-dependent activities for residents and visitors; 
3.    Ensure public access and creation of public spaces in the redevelopment of marine 
facilities by providing incentives for the provision of pedestrian access along and to the 
shoreline, protection of view sheds, and creation of public access to boat ramps, subject to the 
limitations as may be established in the Land Development Regulations; 
 4.    On parcels identified as Working Waterfronts, FAR bonuses may be given as an incentive 
to maintain and enhance the Working Waterfront uses; 
5.    Non-conforming structures containing Working Waterfronts uses that are legally 
established may be repaired or restored if damage or destroyed, provided that they are 
repaired or restored consistent with existing policies; 
6.    Encourage the protection and facilitate development of dockside facilities for the sale of 
fresh catch. 
 
Comprehensive Plan Policy 1-4.9.3: Outline Working Waterfront Strategies 
 
The strategy to protect commercial and recreational working waterfronts shall include the 
following actions: 
1.    Apply for inclusion in the Waterfronts Florida Partnership Program. This program helps 
participating communities develop a plan to revitalize, renew and promote interest in their 
waterfront with possible grant monies. 
2.    Partnering and working with key stakeholders, including Monroe County, the Department 
of Environmental Protection and the United States Army Corps of Engineers, with jurisdiction 
over waterfront areas and uses to ensure that their Comprehensive Plans include provisions 
and features that protect and preserve existing Working Waterfronts. 
3.    Land development regulations shall ensure that the overall density and intensity available 
for maintenance and enhancement of working waterfronts and public access is not significantly 
reduced over time and that Working Waterfronts are protected. 
4.    Encourage all marinas to participate in the Eco-Mariner Florida Bay and the Florida 
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Department of Environmental Protection's Clean Marina programs. These programs promote 
enhanced nearshore water quality and resource protection in the Village's nearshore waters. 
5.    Coordinate with FDOT to support the efforts of the Organized Fishermen of Florida to 
ensure retention of current areas used for trap storage on property owned by FDOT. 
The proposed FLUM amendment would continue to encourage the protection of Working 
Waterfronts. 
 
Procedures for Amendments to Zoning Map: 
 
Pursuant to Section 30-411(d)(4)(b) of the Code of Ordinances, the Village Council must find 
that the application is consistent with the Comprehensive Plan, that the applicant has complied 
with all procedural requirements of this section, and that the maintenance of the existing 
zoning on the property does not accomplish a legitimate public purpose. The Village Council 
shall make its determination on a finding of legitimate public purpose based on one or more of 
the following factors: 
 
1.    Demand for the proposed Zoning District in the Village in relation to the amount of land 
currently zoned and available to accommodate that demand. 
 
Pursuant to the Village’s GIS data and records, there are approximately 11 parcels that are 
designated within the Commercial Fishing District, which represents approximately .002 
percent of the 7,108 total parcels within Islamorada, Village of Islands. Of the 11 parcels within 
the Commercial Fishing District, 1 parcel is vacant, which equates to approximately .09 
percent of the total parcels. 
 
2.    Compatibility of the site's physical, geological, hydrological and other environmental 
features, with the uses permitted in the proposed Zoning designation. 
 
The site is currently operating as a use permitted in the proposed Zoning designation.  There 
should be no additional impact. 
 
3.    Data errors, including errors in mapping, vegetative types and natural features described 
in the comprehensive plan. 
 
There is no evidence that there are any errors in the Villages GIS data, records and other 
resources. 
 
4.    New Issues. 
 
There are no new issues anticipated because there are no proposed changes to the subject 
property. 
 
5.    Recognition of a need for additional detail or comprehensiveness. 
 
There is no need for additional detail because there are no proposed changes to the subject 
property. 
 
6.    Compatibility of the proposed district with the property surrounding the site of the 
requested rezoning and any applicable neighborhood or redevelopment plan. 
 
As previously indicated, the surrounding properties to the South are designated as Commercial 
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Fishing.  This property will be compatible to the immediately adjacent properties and their 
uses. 
 
 
 
 
Budget Impact: 
None 
 
Staff Impact: 
There is no anticipated impact to Staff other than updating of the official zoning maps. 
 
Recommendation: 
Staff has reviewed the request for an Official Zoning Map Amendment from C (Conservation) 
to CF (Commercial Fishing) and determined that the request meets criteria. Therefore, Staff 
recommends the Approval of the ordinance. 
 
 
Attachments:     None 
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Local Planning  Agency Communication 
 

 
 
To:           Local Planning Agency Chair and Agency Members 
From:      Jennifer DeBoisbriand , Planning Director  
Date:       March 11, 2024  
Subject:  Ordinance Amendment Considering the Request of Island Community Church 
Inc to Amend the Future Land Use Map of Parcel 00402900-000000

 
 
Background: 
** This item was before you on January 8th but due to a posting error it is back before 
you procedurally for another vote. 
 
The applicant, Island Community Church Inc., has submitted a map amendment application 
requesting an approval for a Future Land Use Map (FLUM) Amendment from Public/Semi-
Public Services (PS) to Mixed-Use (MU) designation on the subject property, located at 83250 
Overseas Highway, comprised of 32,000 square feet.  The property is currently the home of 
Island Community Church.  The Church is moving to the property that was the former Island 
Christian School and would like to change the designation to repurpose the building to 
commercial use. This FLUM amendment has a companion application for a Zoning Map 
Amendment, which proposes a change from a Public/Semi-Public Services (PS) District to a 
Highway Commercial (HC) District, and the FLUM amendment cannot be approved without 
approval of the companion Zoning Map Amendment. The applicant’s representative, Ty Harris, 
has submitted a Letter of Intent detailing the map amendment request. 
 
 
Existing Use and Habitat: 
 
The subject property is a 32,000 square foot parcel in Upper Matecumbe.  The property was 
the original home to the original Islamorada movie theater.  In 1974 the Church purchased the 
property for its congregation. The property contains no significant habitat and is mostly devoid 
of all vegetation.  The property is not recognized as habitat to any state or federal listed animal 
species, and it is not within the state conservation recreation lands’ boundary or critical habitat 
area. Pursuant to the Village’s GIS data and records the parcel is not defined as any specific 
habitat. 
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Surrounding Future Land Use Map (FLUM) Designations: 
The subject property currently has an existing Public/Semi-Public Services (PS) Future Land 
Use designation.  The surrounding properties to the South are designated Residential Medium 
(RM). To the North the adjacent properties are designated Residential Medium (RM) and 
Mixed Use (MU) including Publix Suprmarket. The properties to the West are designated as 
Residential Medium (RM) and to the East across Overseas Highway and the Old Road is 
Residential Medium (RM).  The character of the subject property is  an existing church building 
and associated infrastructure and the surrounding area is mixed-use with a collective of retail 
businesses, multi-family apartments, and single family residences. 
    
    Existing Zoning:    Public/Semi-Public Services (PS)District 
    Flood Zone:      Zone AE 7 
 
 
 
 
Analysis: 
The proposed FLUM amendment, from Public/Semi-Public Services (PS) to Mixed Use (MU), 
in conjunction with the companion application for a Zoning Map Amendment from Public/Semi-
Public Services (PS) District to Highway Commercial (HC) District, would allow the 
applicant/owner to repurpose the property to a commercial use. 
 
Areas designated MU on the Future Land Use Map recognize the prevalent and historical 
mixed-use pattern of development in the Village. The MU designation shall accommodate a 
mix of commercial and residential uses, which may be located in the same building, limited 
public and semi-public uses, recreational facilities, schools, marinas, tourist-oriented facilities, 
and supportive community facilities ancillary to the permitted uses, pursuant to the standards 
in the Comprehensive Plan and the Land Development Regulations [Ref. Comprehensive Plan 
Objective 1-2.4]. 
 
Impact and Policy Analysis: 
 
The proposed FLUM amendment would alter the development potential of the subject 
property. The following table is a comparison of the maximum residential density and non-
residential intensity [or floor area ratio (FAR)] between the existing PS FLUM and the proposed 
MU FLUM. 
 
Existing FLUM Category    Maximum 
Residential Density    Maximum Non-Residential 
Intensity (FAR) 
Public/Semi-Public Services (PS)         
Density and Intensity Allowance    +1    .25 
With TDR’s    -    .35 
Residential Institutional Use    12 units per acre    - 
Proposed FLUM Category    Maximum 
Residential Density    Maximum Non-Residential 
Intensity (FAR) 
Mixed Use (MU) Residential         
Residential Density Allowance    6 units per acre    - 
With TDRs    12 units per acre    - 
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Affordable Housing    15 units per acre    - 
Mixed Use (MU) Nonresidential         
Outside Village Activity Centers    -    .25 
Outside Village Activity Centers with TDRs    -    .35 
Inside Village Activity Centers    -    .35 
Working Waterfronts    -    .35 
 
Maximum Residential Density: The proposed MU FLUM designation would allow market-rate 
residential density based on acreage (6 units per acre); and therefore, the minimal lot size to 
support one (1) market-rate residential unit would be 7,260 square feet or 0.16 acre. The MU 
FLUM category allows affordable housing at an allocated density of 15 units per acre that 
requires a minimum of 2,904 square feet to support one unit. If approved, the proposed FLUM 
amendment would result in an increase of either four (4) market-rate residential dwelling units 
or up to eleven (11) deed-restricted affordable residential dwelling units on the property. 
 
Maximum Non-Residential Intensity (FAR): The proposed MU FLUM category would allow 
nonresidential intensity of 0.25 FAR for areas outside of the Village Activity Centers, and up to 
0.35 FAR for areas inside the Village Activity Centers, Working Waterfronts and through 
utilizing the transfer of development rights (TDRs). 
 
The proposed FLUM amendment, in conjunction with the companion application for a Zoning 
Map Amendment, would increase the development potential of the vacant property, thereby 
allowing the property owners to potentially redevelop the property as market-rate dwelling 
units, affordable dwelling units, nonresidential floor area or transient units through the transfer 
of development rights (TDR) procedure established in the Comprehensive Plan and the LDRs. 
 
Impact on Public Facilities: 
 
Wastewater: The Village has adopted level of service (LOS) standards for wastewater 
management systems as required by Federal and State regulations. Currently, any permitted 
or replacement on-site wastewater treatment facility with a design flow less than or equal to 
100,000 gallons per day (GPD) within the Village must comply with the 10/10/10/1 Best 
Available Technology (BAT) standard, as well as require approval from the Monroe County 
Health Department and/or the Florida Department of Environmental Protection. Any new 
development associated with the proposed FLUM amendment would be subject to this 
provision or would be mandated to hook up to a central sewer system when it is available.  At 
this time, the proposed FLUM amendment is not projected to increase the existing wastewater 
LOS or the existing wastewater supply LOS below the adopted standard, as provided in 
Comprehensive Plan Policies 4-1.1.1 and 9-1.2.3. 
 
Potable Water: The Village has adopted LOS standards for potable water. The LOS standard 
for the Village are 371.7 gallons per equivalent residential unit (ERU) per day. Based on water 
use data provided by FKAA and 2010 Census population data, the current amount of water 
consumed by an ERU in Monroe County is 219.42 gallons per day (GPD). Therefore, the 
actual demand is lower than the Village’s LOS standard for ERUs of 371.7 GPD. 
 
At this time, the proposed FLUM amendment is not projected to increase the existing potable 
water LOS below the adopted standard, as provided in Comprehensive Plan Policies 4-1.1.3 
and 9-1.2.3. 
 
Solid Waste: The Village has adopted LOS standards for solid waste management. Pursuant 
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to Comprehensive Plan Policies 4-1.1.4 and 9-1.2.3, minimum disposal quantity is 12.2 pounds 
per day per equivalent residential unit (ERU). 
 
The Village’s solid waste LOS also requires that sufficient capacity shall be available at a solid 
waste disposal site to accommodate all existing and approved development for a period of 
three years from the projected date of completion of the proposed development or use. 
Islamorada has no facilities within its jurisdiction for the disposal of solid waste. All solid waste 
generated from the Village is currently managed through a contract with Island Disposal and 
disposed of through existing authorized Monroe County and Miami-Dade County solid waste 
facilities. The 2012 Monroe County Public Facilities Capacity Assessment Report indicates that 
there is sufficient capacity available at authorized disposal sites to accommodate all existing 
and approved development for at least the next twelve (12) months. At this time, the proposed 
FLUM amendment is not projected to increase the existing solid waste LOS below the adopted 
standards, as provided in Comprehensive Plan Policies 4-1.1.3 and 9-1.2.3. 
 
Stormwater: The Village has adopted LOS standards for stormwater management as currently 
mandated by State agencies, as defined in the Village’s adopted Stormwater Management 
Master Plan, and as implemented in the Village’s LDRs and Stormwater Design Criteria 
Technical Manual. Any development associated with the proposed FLUM amendment would 
be subject to these standards and is required to meet or exceed them as a condition of 
development approval. At this time, the proposed FLUM amendment is not projected to 
increase the existing stormwater LOS below the adopted standard, as provided in 
Comprehensive Plan Policies 4-1.1.2 and 9-1.2.3. 
 
Recreation and Open Space: The Village has adopted a minimum LOS standard for recreation 
and open space of 3.79 acres per 1,000 population, pursuant to Comprehensive Plan Policy 9-
1.2.3. According to the Village’s most recent Public Facilities Capacity Assessment, there is an 
estimated functional population of 11,280 persons in 2012. Therefore, 42.75 acres of 
recreation and open space are required to meet the adopted LOS. The existing supply of 
recreation and open space area in the Village is 132.3 acres, which exceeds the adopted LOS 
standard and provides for 11.73 acres per 1,000 persons. Therefore, the proposed FLUM 
amendment is not projected to decrease the existing recreation and open space LOS below 
the adopted standards, as provided in Comprehensive Plan Policy 9-1.2.3. 
 
Roadways: The Village has adopted minimum LOS standards for roadways, pursuant to 
Comprehensive Plan Policy 9-1.2.3. The Property is located adjacent to Overseas Highway 
which shall have sufficient available capacity to operate at or above LOS as measured by peak 
hours volumes at all intersections including but not limited to all intersections of U.S.1. 
 
The trip generation rate is based on the Institute of Transportation Engineers’ Trip Generation, 
8th Edition, using the single-family detached housing (210) and low-rise apartment (221) land 
use classifications. Therefore, the proposed FLUM amendment is not projected to increase the 
existing roadway LOS for U.S. 1 below the adopted standard, as provided in Comprehensive 
Plan Policy 9-1.2.3. 
 
Schools: The Comprehensive Plan does not establish a LOS standard for schools, but Monroe 
County and state law require that school classroom capacity be available to accommodate all 
school-age children generated by proposed development or use. According to the 2012 
Monroe County Public Facilities Capacity Assessment Report, all schools have adequate 
capacity to serve the growth anticipated in 2012 at the County’s adopted LOS standard. 
Therefore, the proposed FLUM amendment is not projected to increase the existing schools 
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LOS below the County’s adopted standard. 
 
Compatibility with Comprehensive Plan Policies: 
 
�    Objective 1-2.4, Recognize Mixed Use Development Patterns 
�    Policy 1-2.4.1: Guide the Location of Commercial Uses and Revitalize Commercial Areas 
�    Policy 1-2.4.5:  Standards Applicable to Non-Residential Uses in the MU Designation.   
�    Policy 1-2.4.6: Establish Zoning Criteria for MU 
�    Policy 2.8.1: Public and Semi-Public Services (PS) 
�    Objective 1-1.1: Plan and Design for Residential Quality 
�    Objective 1-1.2: Reinforce and enhance the Villages Appearance 
 
 
Comprehensive Plan Objective 1-2.4: Recognize Mixed Use Development Patterns 
 
Areas designated Mixed Use (MU) on the Future Land Use Map recognizes the prevalent and 
historical mixed-use pattern of development in the Village. The MU category shall 
accommodate a mix of commercial and residential uses, which may be located in the same 
building, limited public and semi-public uses, recreational facilities, schools, marinas, tourist-
oriented facilities, and supportive community facilities ancillary to the permitted uses, pursuant 
to the standards in the Comprehensive Plan and the Land Development Regulations. 
 
The proposed map amendment would be consistent with the historical trend of a mixed-use 
development pattern within the Village. The properties along Overseas Highway contain mixed 
uses, including commercial, recreation and residential uses. 
 
Comprehensive Plan Policy 1-2.4.1: Guide the Location of Commercial Uses and Revitalize 
Commercial Areas 
 
Mixed Use (MU) is the only FLUM category in which commercial uses shall be permitted.  The 
general pattern of commercial land uses in MU shall: 
1.    Prevent negative impacts on the fragile coastal ecosystem by directing commercial 
development away from environmentally sensitive lands and critical habitat; 
2.    Revitalize all existing commercial areas and further distinguish Village Activity Centers; 
3.    Restrict the scale and intensity of commercial development outside of the Village Activity 
Centers and other appropriate areas in the Village; 
4.    Promote safe and efficient vehicle, cyclist and pedestrian movement; 
5.    Prevent or minimize Village costs to provide infrastructure; 
6.    Avoid encroachment of incompatible commercial activity into established residential 
neighborhoods; 
7.    Enhance the unique character of the Village’s commercial land uses through incentives for 
bufferyards and landscaping; and 
8.    Facilitate within the Village Activity Centers, the creation of aesthetically pleasing 
commercial spaces outdoors, as places for social leisure and interaction, while limiting light 
industrial uses, outdoor storage and sales as a primary use of land, and outdoor retail sales as 
an accessory use of land. 
 
The proposed FLUM amendment would assist in guiding and revitalizing the existing mixed 
commercial uses.  The property was a commercial use originally and is located in a Village 
Activity Center. 
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Comprehensive Plan Policy 1-2.4.5: Standards Applicable to Non-Residential Uses in the MU 
Designation 
 
The Floor Area Ratio (FAR) for MU designated parcels outside of the Village Activity Centers 
shall not exceed 0.25, except that an FAR up to 0.35 may be allowed on designated receiver 
sites through the transfer of development rights and for Working Waterfronts parcels, as 
provided for in the Land Development Regulations. FAR within the Village Activity Centers and 
on Working Waterfronts parcels shall not exceed 0.35 FAR. The Land Development 
Regulations shall establish criteria governing the appropriate mass and scale of structures, trip 
generation, design and location of access and egress facilities, off-street parking and safe 
pedestrian facilities in MU. Design techniques such as landscaping, screening and buffering 
shall be applied to ensure land use compatibility within MU areas. 
 
Any possible future development associated with the proposed FLUM amendment would be 
required to comply with all applicable portions of the Land Development Regulations, including 
but not limited to landscaping, buffering and off-street parking. Therefore, the proposed 
amendment is consistent with Policy 1-2.4.5. 
 
Comprehensive Plan Policy 1-2.4.6: Establish Zoning Criteria for MU 
 
The following criteria shall be used as guidelines for designating Zoning Districts within the 
Mixed Use FLUM category: 
1.    Residential Zoning Districts: In general, residential Zoning Districts shall be established 
where there are existing residential neighborhoods within the Village Activity Centers. 
2.    Commercial Zoning Districts: In general, commercial Zoning Districts shall be established 
where there are existing commercial uses, including single vacant parcels of land located 
between two (2) existing commercial uses. 
3.    Integrated Use Zoning Districts: Integrated use Zoning Districts, which encourage 
commercial and residential uses to co-locate on the same parcel or within the same building 
shall be established to maintain and promote affordable, workforce and employee housing. 
Appropriate locations for integrated use zoning shall include, in general, areas where such 
uses already exist, the core areas of the Village Activity Centers and other select locations 
along U.S. 1 where existing structures, business types and locations lend themselves to 
compatible co-existence with residential uses. 
4.    School and Recreational Zoning Districts: These Zoning Districts shall be established to 
accommodate existing or proposed school or recreational uses. 
 
The proposed map amendment would be consistent with Policy 1-2.4.6. The property adjacent 
already contains a commercial use and this subject property was originally a commercial use. 
 
Comprehensive Plan Policy 2.8.1: Public and Semi-Public Services (PS) 
 
The Public and Semi-Public Services (PS) land use designation is intended to accommodate 
existing public and semi-public services including: governmental administration buildings; 
public schools; not-for-profit educational, recreational, religious, arts and cultural or health 
related institutions; hospital facilities and supportive health care units; residential institutional 
uses at a maximum of twelve (12) units per acre, essential public services and facilities; fire 
and emergency operation facilities; and utilities. Wireless communications facilities may be 
provided as a major conditional use. Lands designated PS shall contain sufficient acreage and 
open space and be properly screened and buffered in order to minimize potential adverse 
impacts on adjacent land uses. The maximum floor area ratio for areas designated PS shall 
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not exceed 0.25, except that a FAR up to 0.35 may be allowed on designated receiver sites 
through the transfer of development rights, as provided for in the Land Development 
Regulations. 
 
Pursuant to the concurrency management program described in Objective 9-1.2, the Village 
shall monitor the need for increased land area for public and semi-public services and shall 
ensure that the PS land use designation on the Future Land Use Map is sufficient to 
accommodate increased needs for these uses, including public schools and associated 
facilities. 
 
The proposed map amendment would be consistent with Policy 2.8.1. The church is moving to 
a new location and this site will be more suited for commercial use. 
 
Comprehensive Plan Objective 1-1.1: Plan and Design for Residential Quality and Objective 1-
1.2: Reinforce and enhance the Villages Appearance 
 
Realizing the following: 
 
That the Village incorporated to create a Comprehensive Plan to reclaim the Keys by 
conserving, preserving, and retaining our remarkable assets—our waters and natural 
environment—and our quality of life; 
 
That the Village is and must continue to be synonymous with sport fishing, diving, the 
Everglades National Park, the living coral reef, Indian Key, Lignumvitae Key, Shell Key, 
Windley Quarry, and many species of fish and fowl; 
 
That the Comprehensive Plan must further understanding of the ecological limits of our Keys 
and prohibit any further degradation of our natural resources by incompatible land and marine 
activities such as casino boats, sea planes, personal watercraft, and other watercraft that are 
operated improperly; and 
 
That the Comprehensive Plan must describe public and private actions needed to protect and 
retain the Village's waterways and natural resources comprising our unique ecosystem as well 
as preserve the quiet solitude of the backcountry. 
 
The Comprehensive Plan shall provide a growth management framework that: 
 
•    Directs development only to sites that can accommodate such activity without promoting 
conflict with natural resources; 
•    Encourages sustainability by limiting growth in order to establish and maintain acceptable 
levels of service for hurricane evacuation, potable water and wastewater services, traffic flow, 
recreation and open space as well as reclaim and preserve the quality of our natural 
resources; 
•    Keeps development away from the shoreline and wetlands; 
•    Provides a sound basis for developing land use controls that ensure acceptable levels of 
service for hurricane evacuation, protect coastal resources, including nearshore waters, 
wetlands, grassbed flats, mangroves, as well as hammocks, and establish a basis for 
managing landscaping, signage, parking, drainage, and water quality; 
•    Relies on ecological constraints to establish limits for growth and create standards and 
criteria to ensure that human induced activities do not diminish assets of our unique coastal 
environment; and 
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•    Ensures that the character and location of land uses incorporate best management 
practices and principles of resource conservation, promote orderly land use transition, and 
minimize threats to health, safety, and welfare which may be caused by incompatible land 
uses, environmental degradation, hazards and nuisances. 
 
The proposed map amendment is consistent with these objectives by encouraging the 
repuposing of existing developed sites. 
 
Future Land Use Map (FLUM) Amendment Criteria 
 
Pursuant to the DEO State Coordinated Review Submittal Guidelines, in the case of FLUM 
Amendments, the following information must be provided: 
Explanation of how the application satisfies the applicable criteria in the Land Development 
Regulations, Comprehensive Plan, and Principles for Guiding Development: 
 
 
1.    A description of the availability of and the demand on the follow public facilities: sanitary 
sewer, solid waste, drainage, potable water, traffic circulation, schools, and recreation, as 
appropriate; and, 
 
Applicant’s Response: 
At the present time, no additional development is contemplated for the property and the 
existing structures are to remain the same. Accordingly, there is existing adequate water, 
sewer, and solid waste services to service the existing developed parcel. Additionally, the 
traffic circulation, schools, and recreational open space have already been assessed and 
accounted for since this property has been developed for over fifty years. 
 
2.    Information regarding the compatibility of the proposed land use amendments with the 
Comprehensive Plan future land use element objectives and policies, and those of other 
affected elements. 
 
Any proposed future development is any will be subject to Village approval before it is 
constructed.  Any future permitted work will not be averse to the Comprehensive Plan. 
 
Compatibility with the Principles for Guiding Development: 
 
The following shall be the principles with which any plan amendments must be consistent 
pursuant to the Florida Keys Area of Critical State Concern designation as set out in Chapter 
380.0552(7), Florida Statutes. 
 
Please note, the criterion is provided in italics while the Applicant and staff response is 
provided immediately below. 
 
(a)    To strengthen local government capabilities for managing land use and development so 
that local government is able to achieve these objectives without the continuation of the area of 
critical state concern designation. 
 
Applicant Response: 
This application is consistent with the Principles for Guiding Development within the Florida 
Keys Area of Critical State Concern based on the most recent report to the Administration 
Commission outlined in the Work Program. The proposal re-purposes existing developed sites. 
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Village Staff Response: 
The proposed FLUM is consistent with Principle (a) of the Principles for Guiding Development 
as it is not anticipated to negatively impact local government capability for managing land use 
and development. 
 
(b)    To protect shoreline and marine resources, including mangroves, coral reef formations, 
seagrass beds, wetlands, fish and wildlife, and their habitat. 
 
Applicant Response: 
The proposed FLUM amendment and re-zoning have no impact on existing habitat or 
protected resources. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (b) of the Principles for Guiding Development. 
No new development is planned and the existing operations will have no negative impact on 
existing habitat. 
 
(c)    To protect upland resources, tropical biological communities, freshwater wetlands, native 
tropical vegetation (for example, hardwood hammocks and pinelands), dune ridges and 
beaches, wildlife, and their habitat. 
 
Applicant Response: 
The proposed FLUM amendment and re-zoning have no impact on existing habitat or 
protected resources.. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (c) of the Principles for Guiding Development. 
Any future redevelopment proposed on the subject property is required to meet environmental 
setback criteria, meet local Comprehensive Plan and Land Development Regulation 
requirements, and obtain appropriate permits from state and federal agencies as necessary. 
 
(d)    To ensure the maximum well-being of the Florida Keys and its citizens through sound 
economic development. 
 
Applicant Response: 
Reusing exiting developed site over clearing of other lands achieves this element. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (d) of the Principles for Guiding Development. 
Any potential future redevelopment of the subject property would support the maximum well-
being of the Florida Keys citizens and the economic health of the area by directing 
redevelopment on the property to preserve and protect the disturbed and sparsely vegetated 
area. 
 
(e)    To limit the adverse impacts of development on the quality of water throughout the 
Florida Keys. 
 
Applicant Response: 
As stated this is an already developed site. 
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Village Staff Response: 
    The proposed FLUM is consistent with Principle (e) of the Principles for Guiding 
Development. Any development would be required to adhere to all applicable land 
development regulations including the implementation of stormwater regulations which aid in 
protecting near shore water quality. 
 
(f)    To enhance natural scenic resources, promote the aesthetic benefits of the natural 
environment, and ensure that development is compatible with the unique historic character of 
the Florida Keys. 
 
Applicant Response: 
This application protects the “historical character” of Islamorada. This property was the one 
and only movie theater in Islamorada and at the time it was built — the only move theater 
between Marathon and Homestead. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (f) of the Principles for Guiding Development. 
The proposed FLUM amendment, in conjunction with the companion application for a Zoning 
Map Amendment, will ensure that the subject property meets the standards of review of the 
Comprehensive Plan and the Land Development Regulations (LDRs), including but not limited 
to: requirements for minimum open space; habitat preservation, concurrency management and 
level of service (LOS) standards for transportation, infrastructure, wastewater, stormwater and 
other public services; off-street parking and internal circulation; required setbacks; 
landscaping, dedicated conservation easements for existing habitat; on-site and off-site 
improvements and design amenities required to achieve land use compatibility for the 
surrounding land uses and zoning districts. 
 
(g)    To protect the historical heritage of the Florida Keys. 
 
Applicant Response: 
See answer above. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (g) of the Principles for Guiding Development 
as this property was the original movie theater in Islamorada. 
 
(h)  To protect the value, efficiency, cost-effectiveness, and amortized life of existing and 
proposed major public investments, including: 
1.  The Florida Keys Aqueduct and water supply facilities; 
2.  Sewage collection and disposal facilities; 
3.  Solid waste collection and disposal facilities; 
4.  Key West Naval Air Station and other military facilities; 
5.  Transportation facilities; 
6.  Federal parks, wildlife refuges, and marine sanctuaries; 
7.  State parks, recreation facilities, aquatic preserves, and other publicly owned properties; 
8.  City electric service and the Florida Keys Electric Co-op; and 
9.  Other utilities, as appropriate. 
 
Applicant Response: 
The application has no impact on facilities as it is an already developed site. 
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Village Staff Response: 
The proposed FLUM is consistent with Principle (h) of the Principles for Guiding Development. 
The proposed FLUM amendment would not adversely impact the value, efficiency, cost-
effectiveness, and amortized life of existing and proposed major public investments. 
 
(i)  Protecting and improving water quality by providing for the construction, operation, 
maintenance, and replacement of stormwater management facilities; central sewage 
collection; treatment and disposal facilities; and the installation and proper operation and 
maintenance of onsite sewage treatment and disposal systems. 
 
Applicant Response: 
The application has no impact on facilities as it does not propose any new development. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (i) of the Principles for Guiding Development. 
The proposed FLUM amendment would not adversely affect storm water management 
facilities, central sewage collection, treatment and disposal facilities, or the installation and 
proper operation and maintenance of onsite sewage treatment and disposal systems. 
 
(j)  Ensuring the improvement of nearshore water quality by requiring the construction and 
operation of wastewater management facilities that meet the requirements of § 381.0065(4)(1) 
and 403.086(10), as applicable, and by directing growth to areas served by central wastewater 
treatment facilities through permit allocation systems. 
 
Applicant Response: 
The application has no impact on facilities as it does not propose any new development. 
 
Staff Response: 
The proposed FLUM is consistent with Principle (j) of the Principles for Guiding Development. 
Any proposed development as a result of the proposed FLUM amendment would be required 
to be consistent with the requirements of § 381.0065(4)(1) and 403.086(10), Florida Statutes, 
and the Village’s Comprehensive Plan and Wastewater Master Plan.     
 
(k)    To limit the adverse impacts of public investments on the environmental resources of the 
Florida Keys. 
 
Applicant Response: 
This application does not create adverse impacts on environmental resources or affect public 
investment in infrastructure. 
 
Staff Response: 
The proposed FLUM is consistent with Principle (k) of the Principles for Guiding Development. 
The proposed FLUM amendment is not anticipated to create adverse impacts on the 
environmental resources of the Florida Keys. 
 
(l)    To make available adequate affordable housing for all sectors of the population of the 
Florida Keys. 
    
Applicant Response: 
No impact as stated above. 
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Staff Response: 
The proposed FLUM is consistent with Principle (l) of the Principles for Guiding Development. 
The proposed FLUM amendment is not anticipated to negatively impact affordable housing. 
 
(m)  To provide adequate alternatives for the protection of public safety and welfare in the 
event of a natural or manmade disaster and for a post-disaster reconstruction plan. 
 
Applicant Response: 
No impact as stated above. 
 
Staff Response: 
The proposed FLUM is consistent with Principle (m) of the Principles for Guiding Development. 
The proposed FLUM amendment would not affect the provision of adequate alternatives for 
the protection of public safety and welfare in the event of a natural or manmade disaster and 
for a post-disaster reconstruction plan. Furthermore, all structures built within the Village must 
meet the requirements of the Village’s Code of Ordinances and the Florida Building Code. 
 
(n)  To protect the public health, safety, and welfare of the citizens of the Florida Keys and 
maintain the Florida Keys as a unique Florida resource. 
 
Applicant Response: 
The application accomplishes this objective as stated in previous responses. 
 
Staff Response: 
The proposed FLUM is consistent with Principle (n) of the Principles for Guiding Development. 
The proposed FLUM amendment would not negatively affect the health, safety, or welfare of 
the citizens of the Florida Keys. 
 
 
 
 
Budget Impact: 
None 
 
Staff Impact: 
There is no anticipated impact to Staff other than updating of the official zoning maps. 
 
Recommendation: 
Staff has reviewed the request for a Future Land Use Map Amendment from PS (Public/Semi-
Public Service) to MU (Mixed Use) and determined that the request meets criteria. Therefore, 
Staff recommends the Approval of this ordinance. 
 
 
Attachments:     None 
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Local Planning  Agency Communication 
 

 
 
To:           Local Planning Agency Chair and Agency Members 
From:      Jennifer DeBoisbriand , Planning Director  
Date:       March 11, 2024  
Subject:  Ordinance Amendment Considering the Request of Island Community Church 
Inc to Amend the Zoning Map for Parcel 00402900-
000000 

 
 
Background: 
** This item was before you on January 8th but due to a posting error it is back before 
you procedurally for another vote. 
 
The applicant, Island Community Church Inc., has submitted a map amendment application 
requesting an approval for a Zoning Map Amendment from Public/Semi-Public Services (PS) 
District to Highway Commercial (HC) District on the subject property, located at 83250 
Overseas Highway, comprised of 32,000 square feet.  The property is currently the home of 
Island Community Church.  The Church is moving to the property that was the former Island 
Christian School and would like to change the designation to repurpose the building to 
commercial use. This Zoning Map amendment has a companion application for a Future Land 
Use Map (FLUM) Amendment, which proposes a change from a Public/Semi-Public Services 
(PS) to a Mixed-Use (MU) designation, and the Zoning Map amendment cannot be approved 
without approval of the companion FLUM Amendment.  The applicant’s representative, Ty 
Harris, has submitted a Letter of Intent detailing the map amendment request. 
 
Existing Use and Habitat: 
 
The subject property is a 32,000 square foot parcel in Upper Matecumbe.  The property was 
the original home to the original Islamorada movie theater.  In 1974 the Church purchased the 
property for its congregation. The property contains no significant habitat and is mostly devoid 
of all vegetation.  The property is not recognized as habitat to any state or federal listed animal 
species, and it is not within the state conservation recreation lands’ boundary or critical habitat 
area. Pursuant to the Village’s GIS data and records the parcel is not defined as any specific 
habitat. 
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Surrounding Land Uses and Zoning Districts: 
The subject property currently has an existing Public/Semi-Public Services (PS) Zoning District 
designation.  The adjacent properties to the South are designated Residential Single family 
(R1). To the North the adjacent properties are designated as Residential Single Family (R1) 
and Highway Commercial (HC). The properties to the West are designated as Residential 
Single Family (R1) and to the East across Overseas Highway and the Old Road is Residential 
Single Family (R1).  The character of the subject property is an existing church building and 
associated infrastructure, and the surrounding area is mixed-use with a collective of retail 
businesses, multi-family apartments, and single-family residences. 
    
    Existing FLUM:    Public/Semi-Public Services (PS) 
    Flood Zone:      Zone AE 7 
 
 
 
 
Analysis: 
The proposed Zoning Map amendment, from a Public/Semi-Public Services (PS) District to a 
Highway Commercial (HC) District in conjunction with the companion application for a FLUM 
Amendment from a Public/Semi-Public Services (PS) to a Mixed-Use (MU) designation,  would 
allow the applicant/owner to repurpose the existing church building to a commercial use. 
 
Pursuant to Section 30-696 the purpose of the Highway Commercial (HC) zoning district is to 
accommodate existing businesses along U.S. 1 and to provide opportunities for new 
commercial retail shops and services that typically are auto dependent and are used by people 
on less than a weekly basis, or to accommodate the building and service trades. Single-family 
or multifamily residential uses and educational uses are an option to commercial use. Though 
not proposed, any future development of the subject property would require site plan 
application approval, this will ensure that the subject property meets the standards of review of 
the Comprehensive Plan and the Land Development Regulations (LDRs), including but not 
limited to: requirements for minimum open space; habitat preservation, concurrency 
management and level of service (LOS) standards for transportation, infrastructure, 
wastewater, stormwater and other public services; off-street parking and internal circulation; 
required setbacks; landscaping, dedicated conservation easements for existing habitat; on-site 
and off-site improvements and design amenities required to achieve land use compatibility for 
the surrounding land uses and zoning districts. 
 
Compatibility with Comprehensive Plan Policies: 
 
�    Objective 1-2.4, Recognize Mixed Use Development Patterns 
�    Policy 1-2.4.1: Guide the Location of Commercial Uses and Revitalize Commercial Areas 
�    Policy 1-2.4.5:  Standards Applicable to Non-Residential Uses in the MU Designation.   
�    Policy 1-2.4.6: Establish Zoning Criteria for MU 
�    Policy 2.8.1: Public and Semi-Public Services (PS) 
�    Objective 1-1.1: Plan and Design for Residential Quality 
�    Objective 1-1.2: Reinforce and enhance the Villages Appearance 
 
 
Comprehensive Plan Objective 1-2.4: Recognize Mixed Use Development Patterns 
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Areas designated Mixed Use (MU) on the Future Land Use Map recognize the prevalent and 
historical mixed-use pattern of development in the Village. The MU category shall 
accommodate a mix of commercial and residential uses, which may be located in the same 
building, limited public and semi-public uses, recreational facilities, schools, marinas, tourist-
oriented facilities, and supportive community facilities ancillary to the permitted uses, pursuant 
to the standards in the Comprehensive Plan and the Land Development Regulations. 
 
The proposed map amendment would be consistent with the historical trend of a mixed-use 
development pattern within the Village. The properties along Overseas Highway contain mixed 
uses, including commercial, recreation and residential uses. 
 
Comprehensive Plan Policy 1-2.4.1: Guide the Location of Commercial Uses and Revitalize 
Commercial Areas 
 
Mixed Use (MU) is the only FLUM category in which commercial uses shall be permitted.  The 
general pattern of commercial land uses in MU shall: 
1.    Prevent negative impacts on the fragile coastal ecosystem by directing commercial 
development away from environmentally sensitive lands and critical habitat; 
2.    Revitalize all existing commercial areas and further distinguish Village Activity Centers; 
3.    Restrict the scale and intensity of commercial development outside of the Village Activity 
Centers and other appropriate areas in the Village; 
4.    Promote safe and efficient vehicle, cyclist and pedestrian movement; 
5.    Prevent or minimize Village costs to provide infrastructure; 
6.    Avoid encroachment of incompatible commercial activity into established residential 
neighborhoods; 
7.    Enhance the unique character of the Village’s commercial land uses through incentives for 
bufferyards and landscaping; and 
8.    Facilitate within the Village Activity Centers, the creation of aesthetically pleasing 
commercial spaces outdoors, as places for social leisure and interaction, while limiting light 
industrial uses, outdoor storage and sales as a primary use of land, and outdoor retail sales as 
an accessory use of land. 
 
The proposed FLUM amendment would assist in guiding and revitalizing the existing mixed 
commercial uses.  The property was a commercial use originally and is located in a Village 
Activity Center. 
 
Comprehensive Plan Policy 1-2.4.5: Standards Applicable to Non-Residential Uses in the MU 
Designation 
 
The Floor Area Ratio (FAR) for MU designated parcels outside of the Village Activity Centers 
shall not exceed 0.25, except that an FAR up to 0.35 may be allowed on designated receiver 
sites through the transfer of development rights and for Working Waterfronts parcels, as 
provided for in the Land Development Regulations. FAR within the Village Activity Centers and 
on Working Waterfronts parcels shall not exceed 0.35 FAR. The Land Development 
Regulations shall establish criteria governing the appropriate mass and scale of structures, trip 
generation, design and location of access and egress facilities, off-street parking and safe 
pedestrian facilities in MU. Design techniques such as landscaping, screening and buffering 
shall be applied to ensure land use compatibility within MU areas. 
 
Any possible future development associated with the proposed FLUM amendment would be 
required to comply with all applicable portions of the Land Development Regulations, including 
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but not limited to landscaping, buffering and off-street parking. Therefore, the proposed 
amendment is consistent with Policy 1-2.4.5. 
 
Comprehensive Plan Policy 1-2.4.6: Establish Zoning Criteria for MU 
 
The following criteria shall be used as guidelines for designating Zoning Districts within the 
Mixed Use FLUM category: 
1.    Residential Zoning Districts: In general, residential Zoning Districts shall be established 
where there are existing residential neighborhoods within the Village Activity Centers. 
2.    Commercial Zoning Districts: In general, commercial Zoning Districts shall be established 
where there are existing commercial uses, including single vacant parcels of land located 
between two (2) existing commercial uses. 
3.    Integrated Use Zoning Districts: Integrated use Zoning Districts, which encourage 
commercial and residential uses to co-locate on the same parcel or within the same building 
shall be established to maintain and promote affordable, workforce and employee housing. 
Appropriate locations for integrated use zoning shall include, in general, areas where such 
uses already exist, the core areas of the Village Activity Centers and other select locations 
along U.S. 1 where existing structures, business types and locations lend themselves to 
compatible co-existence with residential uses. 
4.    School and Recreational Zoning Districts: These Zoning Districts shall be established to 
accommodate existing or proposed school or recreational uses. 
 
The proposed map amendment would be consistent with Policy 1-2.4.6. The property adjacent 
already contains a commercial use and this subject property was originally a commercial use. 
 
Comprehensive Plan Policy 2.8.1: Public and Semi-Public Services (PS) 
 
The Public and Semi-Public Services (PS) land use designation is intended to accommodate 
existing public and semi-public services including: governmental administration buildings; 
public schools; not-for-profit educational, recreational, religious, arts and cultural or health 
related institutions; hospital facilities and supportive health care units; residential institutional 
uses at a maximum of twelve (12) units per acre, essential public services and facilities; fire 
and emergency operation facilities; and utilities. Wireless communications facilities may be 
provided as a major conditional use. Lands designated PS shall contain sufficient acreage and 
open space and be properly screened and buffered in order to minimize potential adverse 
impacts on adjacent land uses. The maximum floor area ratio for areas designated PS shall 
not exceed 0.25, except that a FAR up to 0.35 may be allowed on designated receiver sites 
through the transfer of development rights, as provided for in the Land Development 
Regulations. 
 
Pursuant to the concurrency management program described in Objective 9-1.2, the Village 
shall monitor the need for increased land area for public and semi-public services and shall 
ensure that the PS land use designation on the Future Land Use Map is sufficient to 
accommodate increased needs for these uses, including public schools and associated 
facilities. 
 
The proposed map amendment would be consistent with Policy 2.8.1. The church is moving to 
a new location and this site will be more suited for commercial use. 
 
Comprehensive Plan Objective 1-1.1: Plan and Design for Residential Quality and Objective 1-
1.2: Reinforce and enhance the Villages Appearance 
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Realizing the following: 
 
That the Village incorporated to create a Comprehensive Plan to reclaim the Keys by 
conserving, preserving, and retaining our remarkable assets—our waters and natural 
environment—and our quality of life; 
 
That the Village is and must continue to be synonymous with sport fishing, diving, the 
Everglades National Park, the living coral reef, Indian Key, Lignumvitae Key, Shell Key, 
Windley Quarry, and many species of fish and fowl; 
 
That the Comprehensive Plan must further understanding of the ecological limits of our Keys 
and prohibit any further degradation of our natural resources by incompatible land and marine 
activities such as casino boats, sea planes, personal watercraft, and other watercraft that are 
operated improperly; and 
 
That the Comprehensive Plan must describe public and private actions needed to protect and 
retain the Village's waterways and natural resources comprising our unique ecosystem as well 
as preserve the quiet solitude of the backcountry. 
 
The Comprehensive Plan shall provide a growth management framework that: 
 
•    Directs development only to sites that can accommodate such activity without promoting 
conflict with natural resources; 
•    Encourages sustainability by limiting growth in order to establish and maintain acceptable 
levels of service for hurricane evacuation, potable water and wastewater services, traffic flow, 
recreation and open space as well as reclaim and preserve the quality of our natural 
resources; 
•    Keeps development away from the shoreline and wetlands; 
•    Provides a sound basis for developing land use controls that ensure acceptable levels of 
service for hurricane evacuation, protect coastal resources, including nearshore waters, 
wetlands, grassbed flats, mangroves, as well as hammocks, and establish a basis for 
managing landscaping, signage, parking, drainage, and water quality; 
•    Relies on ecological constraints to establish limits for growth and create standards and 
criteria to ensure that human induced activities do not diminish assets of our unique coastal 
environment; and 
•    Ensures that the character and location of land uses incorporate best management 
practices and principles of resource conservation, promote orderly land use transition, and 
minimize threats to health, safety, and welfare which may be caused by incompatible land 
uses, environmental degradation, hazards and nuisances. 
 
The proposed map amendment is consistent with these objectives by encouraging the 
repurposing of existing developed sites. 
 
. 
Procedures for Amendments to Zoning Map: 
 
Pursuant to Section 30-411(d)(4)(b) of the Code of Ordinances, the Village Council must find 
that the application is consistent with the Comprehensive Plan, that the applicant has complied 
with all procedural requirements of this section, and that the maintenance of the existing 
zoning on the property does not accomplish a legitimate public purpose. The Village Council 
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shall make its determination on a finding of legitimate public purpose based on one or more of 
the following factors: 
 
1.    Demand for the proposed Zoning District in the Village in relation to the amount of land 
currently zoned and available to accommodate that demand. 
 
Pursuant to the Village’s GIS data and records, there are approximately 538 parcels that are 
designated within the HC Highway Commercial District, which represents approximately 7.56 
percent of the 7,108 total parcels within Islamorada, Village of Islands. Of the 538 parcels 
within the HC Highway Commercial District, 85 parcels are vacant, which equates to 
approximately 15.79 percent of the total parcels. 
 
2.    Compatibility of the site's physical, geological, hydrological and other environmental 
features, with the uses permitted in the proposed Zoning designation. 
 
The Site is currently developed and has been used as a commercial use or a church/school for 
many years.  These uses are compatible with the proposed Zoning District. 
 
3.    Data errors, including errors in mapping, vegetative types and natural features described 
in the comprehensive plan. 
 
There is no evidence that there are any errors in the Villages GIS data, records and other 
resources. 
 
4.    New Issues. 
 
The Village has accepted 300 additional affordable housing units.  According to the 
Department of Commerce there is an additional need for commercial space in conjunction with 
those units. 
 
5.    Recognition of a need for additional detail or comprehensiveness. 
 
There is no need for additional detail because there are no proposed changes to the subject 
property. 
 
6.    Compatibility of the proposed district with the property surrounding the site of the 
requested rezoning and any applicable neighborhood or redevelopment plan. 
 
As previously indicated, the subject property currently has an existing Public/Semi-Public 
Services (PS) Zoning District designation.  The adjacent properties to the South are 
designated Residential Single family (R1). To the North the adjacent properties are designated 
as Residential Single Family (R1) and Highway Commercial (HC). The properties to the West 
are designated as Residential Single Family (R1) and to the East across Overseas Highway 
and the Old Road is Residential Single Family (R1).  The character of the subject property is 
an existing church building and associated infrastructure, and the surrounding area is mixed-
use with a collective of retail businesses, multi-family apartments, and single-family 
residences. 
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Budget Impact: 
None 
 
Staff Impact: 
There is no anticipated impact on Staff other than updating of the official zoning maps. 
 
Recommendation: 
Staff has reviewed the request for an Official Zoning Map Amendment from PS (Public/Semi-
Public Services) to HC (Highway Commercial) and determined that the request meets criteria. 
Therefore, Staff recommends the approval of this ordinance. 
 
 
Attachments:     None 
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Local Planning  Agency Communication 
 

 
 
To:           Local Planning Agency Chair and Agency Members 
From:      Jennifer DeBoisbriand , Planning Director  
Date:       March 11, 2024  
Subject:  Ordinance Amendment Considering the Request of Windley Cove, LLC. to 
Amend the Future Land Use Map of Parcel 00405350-000000

 
 
Background: 
** This item was before you on January 8th but due to a posting error it is back before 
you procedurally for another vote. 
 
The applicant, Windley Cove LLC, has submitted a map amendment application requesting an 
approval for a Future Land Use Map (FLUM) Amendment from Residential Medium (RM) to 
Mixed-Use (MU) designation on the subject property, located at 85327 Overseas Highway (RE 
#00405350-000000), comprising 13,300 square feet of land area and to be included under 
Policy 1-2.11.3 Windley Key Mixed Use Area 1 (WKMUA1).  It is staff's opinion that the correct 
sub area  is Policy 1-2.11.4 Windley Key Mixed Use Area 2 (WKMUA2).  The current use of 
the property is residential.  The applicant/owner intends to pursue acquiring a Vacation Rental 
license for the subject property.  This FLUM amendment has a companion application for a 
Zoning Map Amendment, which proposes a change from a Residential Single Family (R-1) 
District to a Highway Commercial (HC) District, and the FLUM amendment cannot be 
approved without approval of the companion Zoning Map Amendment. The applicant has 
submitted a letter detailing the map amendment request. 
 
The subject property currently has an existing Residential Medium (RM) Future Land Use 
designation.  The surrounding properties to the South are also designated Residential Medium 
(RM). To the North the adjacent properties are designated Mixed Use (MU). The properties to 
the West across Overseas Highway are designated Conservation (C) and to the East is the 
Atlantic Ocean. The character of the subject property is a single family home with some 
mangrove wetlands to the east of the property and the surrounding area is mixed-use with a 
collection of restaurants, marina uses, single family residences, and conservation land. 
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Analysis: 
The proposed FLUM amendment, from Residential Medium (RM) to Mixed-Use (MU), in 
conjunction with the companion application for a Zoning Map Amendment from a Residential 
Single Family (R-1) District to a Highway Commercial (HC) District, would allow the 
applicant/owner to pursue acquiring a Vacation Rental license on the subject 
property.  Allowing the property to be included intoe WKMUA1 limits the commercial density 
allowed on the property. 
 
Areas designated MU on the Future Land Use Map recognizes the prevalent and historical 
mixed-use pattern of development in the Village. The MU designation shall accommodate a 
mix of commercial and residential uses, which may be located in the same building, limited 
public and semi-public uses, recreational facilities, schools, marinas, tourist-oriented facilities, 
and supportive community facilities ancillary to the permitted uses, pursuant to the standards 
in the Comprehensive Plan and the Land Development Regulations [Ref. Comprehensive Plan 
Objective 1-2.4]. 
 
The proposed FLUM amendment would alter the development potential of the subject property 
by allowing one additional market rate unit and 5 affordable housing units.  The new FLUM 
would also allow hotel/motel density as follows:  Six (6) rooms/units per acre or twelve (12) hotel or 
motel rooms/units per acre with TDRs and Non Residential Intensity of 0.25 FAR or 0.35 FAR with 
TDRs or with Working Waterfronts.   However adding the property to WKMUA2 would not alter the 
development potential.    
 
Compatibility with Comprehensive Plan Policies: 
 
�    Policy 1-1.1.1, Protect Residential Areas from Incompatible Development 
�    Policy 1-2.1.14, Criteria for Future Land Use Map (FLUM) Amendments 
�    Policy 1-2.4, Recognize Mixed Use Development Patterns 
�    Policy 1-2.4.4: Residential Uses in the Mixed-Use Designation 
�    Objective 1-4.6: Prevent Proliferation of Urban Sprawl 
 
Comprehensive Plan Policy 1-1.1.1 Protect residential Areas from Incompatible Development; 
states Stable residential areas shall be protected from encroachment by incompatible 
development. However, within residential areas, the Land Development Regulations shall 
allow home-based businesses that do not detract from the residential quality of the 
neighborhood. These regulations shall incorporate criteria for determining compatible home 
occupation uses, and standards to ascertain that no negative impacts on adjoining properties 
result. 
 
The proposed amendment meets Policy 1-1.1.1.  It protects residential areas from 
incompatible development by placing it in the WKMUA2 which only allows the one residential 
development. 
 
Comprehensive Plan Policy 1-2.1.14, Criteria for Future Land Use Map (FLUM) Amendments, 
states that Islamorada, Village of Islands, shall maintain specific criteria for amending the 
Future Land Use Map that are consistent with the general procedures delineated in Chapter 
163.3177, 163.3184 and 163.3189, Florida Statutes and the principles for guiding development 
in areas of critical state concern. The Village Council shall make its determination on proposed 
FLUM amendments on legitimate public purpose based on one or more of the following 
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factors; however, in no event shall an amendment be approved which would result in an 
adverse community change. 
 
Other than the potential adverse impacts of a Vacation Rental property if a license were 
obtained,  Staff sees no other adverse impacts. 
 
Comprehensive Plan Objective 1-2.4, Recognize Mixed Use Development Patterns, states: 
“Areas designated Mixed Use (MU) on the Future Land Use Map recognizes the prevalent and 
historical mixed-use pattern of development in the Village. The MU category shall 
accommodate a mix of commercial and residential uses, which may be located in the same 
building, limited public and semi-public uses, recreational facilities, schools, marinas, tourist-
oriented facilities, and supportive community facilities ancillary to the permitted uses, pursuant 
to the standards in the Comprehensive Plan and the Land Development Regulations.” 
 
The proposed map amendment allows for tourist-oriented facilities within the Village. 
 
Comprehensive Plan Policy 1-2.4.4, Residential Uses in the Mixed Use Designation, states, 
“Residential uses, including residential institutional uses in MU shall not exceed six (6) units 
per acre, except that up to twelve (12) units per acre may be allowed pursuant to the standards 
in the Land Development Regulations when used as receiver sites for the transfer of 
development rights from approved sender sites and fifteen (15) units per acre may be 
permitted for purposes of providing affordable housing. Notwithstanding the density limitations 
each parcel of commercially developed land in the Settlers Residential (SR), Village Center 
(VC), Tourist Commercial (TC), Commercial Fishing (CF), Marine Use (MR), Highway 
Commercial (HC), Neighborhood Commercial (NC), and Recreation (R) Zoning Districts shall 
be entitled to construct, subject to the BPAS, one affordable housing unit subject to all other 
regulations.” 
 
The houses have received permits and allocations. Therefore, the proposed amendment is 
consistent with Policy 1-2.4.4. 
 
Comprehensive Plan Objective 1-4.6: PREVENT PROLIFERATION OF URBAN SPRAWL 
AND COORDINATE THE TIMING AND STAGING OF PUBLIC AND PRIVATE 
DEVELOPMENT. Land Development Regulations shall ensure that the location, scale, timing 
and design of development is coordinated with public facilities and services in order to prevent 
the proliferation of urban sprawl and achieve cost effective land development patterns. 
Consistent with policies in the Intergovernmental Coordination Element, the Village shall 
pursue resolution of development and growth management issues with impacts transcending 
the Village's political jurisdiction, by participating in forums with the Florida Department of 
Community Affairs, the South Florida Regional Planning Council and other forums convened to 
coordinate such issues. 
 
The proposed FLUM amendment would assist in limiting additional development on vacant 
land to achieve the goals of the applicant/owner. 
 
Compatibility with the Principles for Guiding Development: 
 
The following shall be the principles with which any plan amendments must be consistent 
pursuant to the Florida Keys Area of Critical State Concern designation as set out in Chapter 
380.0552(7), Florida Statutes. 
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Please note, the criterion is provided in italics and staff response is provided immediately 
below.  The Applicant has provided her responses to the criteria in the analysis attached. 
 
(a)    Strengthening local government capabilities for managing land use and development so 
that local government is able to achieve these objectives without the continuation of the area of 
critical state concern designation. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (a) of the Principles for Guiding Development 
as it is not anticipated to negatively impact local government capability for managing land use 
and development. 
 
(b)    Protecting shoreline and marine resources, including mangroves, coral reef formations, 
seagrass beds, wetlands, fish and wildlife, and their habitat. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (b) of the Principles for Guiding 
Development.   The house has been permitted and any environmental concerns have been 
addressed through that process.  Any new development would be required to adhere to all 
applicable land development regulations including the implementation of stormwater 
regulations which aid in protecting marine resources by protecting near shore water quality. 
 
(c)    Protecting upland resources, tropical biological communities, freshwater wetlands, native 
tropical vegetation (for example, hardwood hammocks and pinelands), dune ridges and 
beaches, wildlife, and their habitat. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (c) of the Principles for Guiding Development. 
Any future redevelopment proposed on the subject property is required to meet environmental 
setback criteria, meet local Comprehensive Plan and Land Development Regulation 
requirements, and obtain appropriate permits from state and federal agencies as necessary. 
 
(d)    Ensuring the maximum well-being of the Florida Keys and its citizens through sound 
economic development. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (d) of the Principles for Guiding 
Development.  Allowing tourist-oriented activities in existing building is sound economic 
development. 
 
(e)    Limiting the adverse impacts of development on the quality of water throughout the 
Florida Keys. 
 
Village Staff Response: 
    The proposed FLUM is consistent with Principle (e) of the Principles for Guiding 
Development. Any development would be required to adhere to all applicable land 
development regulations including the implementation of stormwater regulations which aid in 
protecting near shore water quality. 
 
(f)    Enhancing natural scenic resources, promote the aesthetic benefits of the natural 
environment, and ensure that development is compatible with the unique historic character of 
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the Florida Keys. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (f) of the Principles for Guiding Development. 
The proposed FLUM amendment, from Residential Medium (RM) to Mixed Use (MU), in 
conjunction with the companion application for a Zoning Map Amendment from Residential 
Single Family to Highway Commercial, will ensure that the subject property meets the 
standards of review of the Comprehensive Plan and the Land Development Regulations 
(LDRs), including but not limited to: requirements for minimum open space; habitat 
preservation, concurrency management and level of service (LOS) standards for 
transportation, infrastructure, wastewater, stormwater and other public services; off-street 
parking and internal circulation; required setbacks; landscaping, dedicated conservation 
easements for existing habitat; on-site and off-site improvements and design amenities 
required to achieve land use compatibility for the surrounding land uses and zoning districts. 
 
(g)    Protecting the historical heritage of the Florida Keys. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (g) of the Principles for Guiding Development 
as there are no known archaeological or historical artifacts on the Property. 
 
(h)  Protecting the value, efficiency, cost-effectiveness, and amortized life of existing and 
proposed major public investments, including: 
 
1.  The Florida Keys Aqueduct and water supply facilities; 
2.  Sewage collection, treatment and disposal facilities; 
3.  Solid waste treatment, collection and disposal facilities; 
4.  Key West Naval Air Station and other military facilities; 
5.  Transportation facilities; 
6.  Federal parks, wildlife refuges, and marine sanctuaries; 
7.  State parks, recreation facilities, aquatic preserves, and other publicly owned properties; 
8.  City electric service and the Florida Keys Electric Co-op; and 
9.  Other utilities, as appropriate. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (h) of the Principles for Guiding Development. 
The proposed FLUM amendment would not adversely impact the value, efficiency, cost-
effectiveness, and amortized life of existing and proposed major public investments. 
 
(i)  Protecting and improving water quality by providing for the construction, operation, 
maintenance, and replacement of stormwater management facilities; central sewage 
collection; treatment and disposal facilities; and the installation and proper operation and 
maintenance of onsite sewage treatment and disposal systems. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (i) of the Principles for Guiding Development. 
The proposed FLUM amendment would not adversely affect storm water management 
facilities, central sewage collection, treatment and disposal facilities, or the installation and 
proper operation and maintenance of onsite sewage treatment and disposal systems. 
 
(j)  Ensuring the improvement of nearshore water quality by requiring the construction and 
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operation of wastewater management facilities that meet the requirements of § 381.0065(4)(1) 
and 403.086(10), as applicable, and by directing growth to areas served by central wastewater 
treatment facilities through permit allocation systems. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (j) of the Principles for Guiding Development. 
Any proposed development as a result of the proposed FLUM amendment would be required 
to be consistent with the requirements of § 381.0065(4)(1) and 403.086(10), Florida Statutes, 
and the Village’s Comprehensive Plan and Wastewater Master Plan.     
 
(k)    Limiting the adverse impacts of public investments on the environmental resources of the 
Florida Keys. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (k) of the Principles for Guiding Development. 
The proposed FLUM amendment is not anticipated to create adverse impacts on the 
environmental resources of the Florida Keys. 
 
(l)    To make available adequate affordable housing for all sectors of the population of the 
Florida Keys. 
    
Village Staff Response: 
The proposed FLUM is consistent with Principle (l) of the Principles for Guiding Development. 
The proposed FLUM amendment will not impact affordable housing within the Florida Keys. 
 
(m)  To provide adequate alternatives for the protection of public safety and welfare in the 
event of a natural or manmade disaster and for a post-disaster reconstruction plan. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (m) of the Principles for Guiding Development. 
The proposed FLUM amendment would not affect the provision of adequate alternatives for 
the protection of public safety and welfare in the event of a natural or manmade disaster and 
for a post-disaster reconstruction plan. Furthermore, all structures built within the Village must 
meet the requirements of the Village’s Code of Ordinances and the Florida Building Code. 
 
(n)  To protect the public health, safety, and welfare of the citizens of the Florida Keys and 
maintain the Florida Keys as a unique Florida resource. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (n) of the Principles for Guiding Development. 
The proposed FLUM amendment would not negatively affect the health, safety, or welfare of 
the citizens of the Florida Keys. 
 
 
 
 
Budget Impact: 
None 
 
Staff Impact: 
None 
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Recommendation: 
Staff has reviewed the request for a Future Land Use Map Amendment from Residential 
Medium (RM) to Mixed Use (MU) and determined that the request meets the  criteria for 
approval. Therefore, Staff recommends that the Village Council APPROVE the FLUM 
Amendment with amendment to sub area WKMUA2. 
 
 
Attachments:     None 
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Local Planning  Agency Communication 
 

 
 
To:           Local Planning Agency Chair and Agency Members 
From:      Jennifer DeBoisbriand , Planning Director  
Date:       March 11, 2024  
Subject:  Ordinance Amendment Considering the Request of Windley Cove, LLC. to 
Amend the Zoning Map of Parcel 00405350-000000

 
 
Background: 
** This item was before you on January 8th but due to a posting error it is back before 
you procedurally for another vote. 
 
The applicant, Windley Cove LLC, has submitted a map amendment application requesting an 
approval for a Zoning Map Amendment from Residential Single Family (R-1) District to a 
Highway Commercial (HC) District on the subject property, located at 85327 Overseas 
Highway (RE #00405350-000000), comprising 13,300 square feet of land area.  The current 
use of the property is residential.  The applicant/owner intends to pursue acquiring a Vacation 
Rental license for the subject property. This Zoning Map amendment has a companion 
application for a Future Land Use Map (FLUM) Amendment, which proposes a change from a 
Residential Medium (RM) to Mixed-Use (MU) designation, and the Zoning Map amendment 
cannot be approved without approval of the companion FLUM Amendment.  The applicant has 
submitted a letter detailing the map amendment request. 
 
The subject property currently has an existing Residential Single Family (R-1) Zoning District 
designation.  The surrounding properties to the South are also designated Residential Single 
Family (R-1). To the North the adjacent properties are designated Highway Commercial (HC). 
The properties to the West across Overseas Highway are designated as Conservation (C) and 
to the East is the Atlantic Ocean.  The character of the subject property is a single-family home 
and the surrounding area is mixed-use with a collective restaurants, marina uses, single family 
residences, and conservation land. 
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Analysis: 
The proposed Zoning Map amendment, from a Residential Single Family (R-1) District to a 
Highway Commercial (HC) District in conjunction with the companion application for a FLUM 
Amendment from a Residential Medium (RM) designation to Mixed-Use (MU) designation, 
would allow the applicant/owner to pursue acquiring a Vacation Rental license on the subject 
property. 
 
Pursuant to Section 30-696 the purpose of the Highway Commercial (HC) zoning district is 
accommodate existing businesses along U.S. 1 and to provide opportunities for new 
commercial retail shops and services that typically are auto dependent and are used by people 
on less than a weekly basis, or to accommodate the building and service trades. Single-family 
or multifamily residential uses and educational uses are an option to commercial use. Any 
future development of the subject property would require site plan application approval, this will 
ensure that the subject property meets the standards of review of the Comprehensive Plan and 
the Land Development Regulations (LDRs), including but not limited to: requirements for 
minimum open space; habitat preservation, concurrency management and level of service 
(LOS) standards for transportation, infrastructure, wastewater, stormwater and other public 
services; off-street parking and internal circulation; required setbacks; landscaping, dedicated 
conservation easements for existing habitat; on-site and off-site improvements and design 
amenities required to achieve land use compatibility for the surrounding land uses and zoning 
districts.  Any application for a Vacation Rental License would have to meet all the criteria of 
Division 6 of the Village Code. 
 
Compatibility with Comprehensive Plan Policies: 
 
�    Policy 1-1.1.1, Protect Residential Areas from Incompatible Development 
�    Policy 1-2.1.14, Criteria for Future Land Use Map (FLUM) Amendments 
�    Policy 1-2.4, Recognize Mixed Use Development Patterns 
�    Policy 1-2.4.4: Residential Uses in the Mixed-Use Designation 
�    Objective 1-4.6: Prevent Proliferation of Urban Sprawl 
 
Comprehensive Plan Policy 1-1.1.1 Protect residential Areas from Incompatible Development; 
states Stable residential areas shall be protected from encroachment by incompatible 
development. However, within residential areas, the Land Development Regulations shall 
allow home-based businesses that do not detract from the residential quality of the 
neighborhood. These regulations shall incorporate criteria for determining compatible home 
occupation uses, and standards to ascertain that no negative impacts on adjoining properties 
result. 
 
The proposed amendment meets Policy 1-1.1.1.  It protects residential areas from 
incompatible development by placing it in the WKMUA2 which only allows the one residential 
development. 
 
Comprehensive Plan Policy 1-2.1.14, Criteria for Future Land Use Map (FLUM) Amendments, 
states that Islamorada, Village of Islands, shall maintain specific criteria for amending the 
Future Land Use Map that are consistent with the general procedures delineated in Chapter 
163.3177, 163.3184 and 163.3189, Florida Statutes and the principles for guiding development 
in areas of critical state concern. The Village Council shall make its determination on proposed 
FLUM amendments on legitimate public purpose based on one or more of the following 
factors; however, in no event shall an amendment be approved which would result in an 
adverse community change. 
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Other than the potential adverse impacts of a Vacation Rental property if a license were 
obtained,  Staff sees no other adverse impacts. 
 
Comprehensive Plan Objective 1-2.4, Recognize Mixed Use Development Patterns, states: 
“Areas designated Mixed Use (MU) on the Future Land Use Map recognizes the prevalent and 
historical mixed-use pattern of development in the Village. The MU category shall 
accommodate a mix of commercial and residential uses, which may be located in the same 
building, limited public and semi-public uses, recreational facilities, schools, marinas, tourist-
oriented facilities, and supportive community facilities ancillary to the permitted uses, pursuant 
to the standards in the Comprehensive Plan and the Land Development Regulations.” 
 
The proposed map amendment allows for tourist-oriented facilities within the Village. 
 
Comprehensive Plan Policy 1-2.4.4, Residential Uses in the Mixed Use Designation, states, 
“Residential uses, including residential institutional uses in MU shall not exceed six (6) units 
per acre, except that up to twelve (12) units per acre may be allowed pursuant to the standards 
in the Land Development Regulations when used as receiver sites for the transfer of 
development rights from approved sender sites and fifteen (15) units per acre may be 
permitted for purposes of providing affordable housing. Notwithstanding the density limitations 
each parcel of commercially developed land in the Settlers Residential (SR), Village Center 
(VC), Tourist Commercial (TC), Commercial Fishing (CF), Marine Use (MR), Highway 
Commercial (HC), Neighborhood Commercial (NC), and Recreation (R) Zoning Districts shall 
be entitled to construct, subject to the BPAS, one affordable housing unit subject to all other 
regulations.” 
 
The houses have received permits and allocations. Therefore, the proposed amendment is 
consistent with Policy 1-2.4.4. 
 
Comprehensive Plan Objective 1-4.6: PREVENT PROLIFERATION OF URBAN SPRAWL 
AND COORDINATE THE TIMING AND STAGING OF PUBLIC AND PRIVATE 
DEVELOPMENT. Land Development Regulations shall ensure that the location, scale, timing 
and design of development is coordinated with public facilities and services in order to prevent 
the proliferation of urban sprawl and achieve cost effective land development patterns. 
Consistent with policies in the Intergovernmental Coordination Element, the Village shall 
pursue resolution of development and growth management issues with impacts transcending 
the Village's political jurisdiction, by participating in forums with the Florida Department of 
Community Affairs, the South Florida Regional Planning Council and other forums convened to 
coordinate such issues. 
 
The proposed FLUM amendment would assist in limiting additional development on vacant 
land to achieve the goals of the applicant/owner. 
 
Procedures for Amendments to Zoning Map: 
 
Pursuant to Section 30-411(d)(4)(b) of the Code of Ordinances, the Village Council must find 
that the application is consistent with the Comprehensive Plan, that the applicant has complied 
with all procedural requirements of this section, and that the maintenance of the existing 
zoning on the property does not accomplish a legitimate public purpose. The Village Council 
shall make its determination on a finding of legitimate public purpose based on one or more of 
the following factors: 
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1.    Demand for the proposed Zoning District in the Village in relation to the amount of land 
currently zoned and available to accommodate that demand. 
 
Currently the Village has approximately 140 lots zoned Highway Commercial.  About 20 of 
those are vacant lots. Windley Key has 4 lots zoned Highway Commercial and none of those 
are vacant. 
 
2.    Compatibility of the site's physical, geological, hydrological and other environmental 
features, with the uses permitted in the proposed Zoning designation. 
 
The lot is already underconstruction as a single family house. 
 
3.    Data errors, including errors in mapping, vegetative types and natural features described 
in the comprehensive plan. 
 
There is no evidence that there are any errors in the Villages GIS data, records and other 
resources. 
 
4.    New Issues. 
 
There are no new issues to be addressed. 
 
5.    Recognition of a need for additional detail or comprehensiveness. 
 
6.    Compatibility of the proposed district with the property surrounding the site of the 
requested rezoning and any applicable neighborhood or redevelopment plan. 
 
The proposed zoning would be compatible with the property surrounding the site as the 
properties to the North are also zoned Highway Commercial. 
 
 
 
 
Budget Impact: 
None 
 
Staff Impact: 
None 
 
Recommendation: 
Staff has reviewed the request for an Official Zoning Map Amendment from Residential Single 
Family (R-1) to Highway Commercial (HC) and determined that the request meets criteria. 
Therefore, Staff recommends the approval of the request for a map amendment. 
 
 
Attachments:     None 
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Local Planning  Agency Communication 
 

 
 
To:           Local Planning Agency Chair and Agency Members 
From:      Jennifer DeBoisbriand , Planning Director  
Date:       March 11, 2024  
Subject:  Ordinance Amendment Considering the Request of Windley Isles, LLC to 
Amend the Future Land Use Map of Parcel 00405360-000000

 
 
Background: 
** This item was before you on January 8th but due to a posting error it is back before 
you procedurally for another vote. 
 
The applicant, Windley Isles LLC, has submitted a map amendment application requesting an 
approval for a Future Land Use Map (FLUM) Amendment from Residential Medium (RM) to 
Mixed-Use (MU) designation on the subject property, located at 85331 Overseas Highway (RE 
#00405360-000000), comprising 13,300 square feet of land area and to be included under 
Policy 1-2.11.3 Windley Key Mixed Use Area 1 (WKMUA1).  It is staff's opinion that the correct 
sub area  is Policy 1-2.11.4 Windley Key Mixed Use Area 2 (WKMUA2).  The current use of 
the property is residential.  The applicant/owner intends to pursue acquiring a Vacation Rental 
license for the subject property.  This FLUM amendment has a companion application for a 
Zoning Map Amendment, which proposes a change from a Residential Single Family (R-1) 
District to a Highway Commercial (HC) District, and the FLUM amendment cannot be 
approved without approval of the companion Zoning Map Amendment. The applicant has 
submitted a letter detailing the map amendment request. 
 
The subject property currently has an existing Residential Medium (RM) Future Land Use 
designation.  The surrounding properties to the South are also designated Residential Medium 
(RM). To the North the adjacent properties are designated Mixed Use (MU). The properties to 
the West across Overseas Highway are designated Conservation (C) and to the East is the 
Atlantic Ocean. The character of the subject property is a single family home with some 
mangrove wetlands to the east of the property and the surrounding area is mixed-use with a 
collection of restaurants, marina uses, single family residences, and conservation land. 
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Analysis: 
The proposed FLUM amendment, from Residential Medium (RM) to Mixed-Use (MU), in 
conjunction with the companion application for a Zoning Map Amendment from a Residential 
Single Family (R-1) District to a Highway Commercial (HC) District, would allow the 
applicant/owner to pursue acquiring a Vacation Rental license on the subject 
property.  Allowing the property to be included intoe WKMUA1 limits the commercial density 
allowed on the property. 
 
Areas designated MU on the Future Land Use Map recognizes the prevalent and historical 
mixed-use pattern of development in the Village. The MU designation shall accommodate a 
mix of commercial and residential uses, which may be located in the same building, limited 
public and semi-public uses, recreational facilities, schools, marinas, tourist-oriented facilities, 
and supportive community facilities ancillary to the permitted uses, pursuant to the standards 
in the Comprehensive Plan and the Land Development Regulations [Ref. Comprehensive Plan 
Objective 1-2.4]. 
 
The proposed FLUM amendment would alter the development potential of the subject property 
by allowing one additional market rate unit and 5 affordable housing units.  The new FLUM 
would also allow hotel/motel density as follows:  Six (6) rooms/units per acre or twelve (12) 
hotel or motel rooms/units per acre with TDRs and Non Residential Intensity of 0.25 FAR or 
0.35 FAR with TDRs or with Working Waterfronts.   However adding the property to WKMUA2 
would not alter the development potential.   
 
Compatibility with Comprehensive Plan Policies: 
 
�    Policy 1-1.1.1, Protect Residential Areas from Incompatible Development 
�    Policy 1-2.1.14, Criteria for Future Land Use Map (FLUM) Amendments 
�    Policy 1-2.4, Recognize Mixed Use Development Patterns 
�    Policy 1-2.4.4: Residential Uses in the Mixed-Use Designation 
�    Objective 1-4.6: Prevent Proliferation of Urban Sprawl 
 
Comprehensive Plan Policy 1-1.1.1 Protect residential Areas from Incompatible Development; 
states Stable residential areas shall be protected from encroachment by incompatible 
development. However, within residential areas, the Land Development Regulations shall 
allow home-based businesses that do not detract from the residential quality of the 
neighborhood. These regulations shall incorporate criteria for determining compatible home 
occupation uses, and standards to ascertain that no negative impacts on adjoining properties 
result. 
 
The proposed amendment meets Policy 1-1.1.1.  It protects residential areas from 
incompatible development by placing it in the WKMUA2 which only allows the one residential 
development. 
 
Comprehensive Plan Policy 1-2.1.14, Criteria for Future Land Use Map (FLUM) Amendments, 
states that Islamorada, Village of Islands, shall maintain specific criteria for amending the 
Future Land Use Map that are consistent with the general procedures delineated in Chapter 
163.3177, 163.3184 and 163.3189, Florida Statutes and the principles for guiding development 
in areas of critical state concern. The Village Council shall make its determination on proposed 
FLUM amendments on legitimate public purpose based on one or more of the following 
factors; however, in no event shall an amendment be approved which would result in an 
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adverse community change. 
 
Other than the potential adverse impacts of a Vacation Rental property if a license were 
obtained,  Staff sees no other adverse impacts. 
 
Comprehensive Plan Objective 1-2.4, Recognize Mixed Use Development Patterns, states: 
“Areas designated Mixed Use (MU) on the Future Land Use Map recognizes the prevalent and 
historical mixed-use pattern of development in the Village. The MU category shall 
accommodate a mix of commercial and residential uses, which may be located in the same 
building, limited public and semi-public uses, recreational facilities, schools, marinas, tourist-
oriented facilities, and supportive community facilities ancillary to the permitted uses, pursuant 
to the standards in the Comprehensive Plan and the Land Development Regulations.” 
 
The proposed map amendment allows for tourist-oriented facilities within the Village. 
 
Comprehensive Plan Policy 1-2.4.4, Residential Uses in the Mixed Use Designation, states, 
“Residential uses, including residential institutional uses in MU shall not exceed six (6) units 
per acre, except that up to twelve (12) units per acre may be allowed pursuant to the standards 
in the Land Development Regulations when used as receiver sites for the transfer of 
development rights from approved sender sites and fifteen (15) units per acre may be 
permitted for purposes of providing affordable housing. Notwithstanding the density limitations 
each parcel of commercially developed land in the Settlers Residential (SR), Village Center 
(VC), Tourist Commercial (TC), Commercial Fishing (CF), Marine Use (MR), Highway 
Commercial (HC), Neighborhood Commercial (NC), and Recreation (R) Zoning Districts shall 
be entitled to construct, subject to the BPAS, one affordable housing unit subject to all other 
regulations.” 
 
The houses have received permits and allocations. Therefore, the proposed amendment is 
consistent with Policy 1-2.4.4. 
 
Comprehensive Plan Objective 1-4.6: PREVENT PROLIFERATION OF URBAN SPRAWL 
AND COORDINATE THE TIMING AND STAGING OF PUBLIC AND PRIVATE 
DEVELOPMENT. Land Development Regulations shall ensure that the location, scale, timing 
and design of development is coordinated with public facilities and services in order to prevent 
the proliferation of urban sprawl and achieve cost effective land development patterns. 
Consistent with policies in the Intergovernmental Coordination Element, the Village shall 
pursue resolution of development and growth management issues with impacts transcending 
the Village's political jurisdiction, by participating in forums with the Florida Department of 
Community Affairs, the South Florida Regional Planning Council and other forums convened to 
coordinate such issues. 
 
The proposed FLUM amendment would assist in limiting additional development on vacant 
land to achieve the goals of the applicant/owner. 
 
Compatibility with the Principles for Guiding Development: 
 
The following shall be the principles with which any plan amendments must be consistent 
pursuant to the Florida Keys Area of Critical State Concern designation as set out in Chapter 
380.0552(7), Florida Statutes. 
 
Please note, the criterion is provided in italics and staff response is provided immediately 
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below.  The Applicant has provided her responses to the criteria in the analysis attached. 
 
(a)    Strengthening local government capabilities for managing land use and development so 
that local government is able to achieve these objectives without the continuation of the area of 
critical state concern designation. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (a) of the Principles for Guiding Development 
as it is not anticipated to negatively impact local government capability for managing land use 
and development. 
 
(b)    Protecting shoreline and marine resources, including mangroves, coral reef formations, 
seagrass beds, wetlands, fish and wildlife, and their habitat. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (b) of the Principles for Guiding 
Development.   The house has been permitted and any environmental concerns have been 
addressed through that process.  Any new development would be required to adhere to all 
applicable land development regulations including the implementation of stormwater 
regulations which aid in protecting marine resources by protecting near shore water quality. 
 
(c)    Protecting upland resources, tropical biological communities, freshwater wetlands, native 
tropical vegetation (for example, hardwood hammocks and pinelands), dune ridges and 
beaches, wildlife, and their habitat. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (c) of the Principles for Guiding Development. 
Any future redevelopment proposed on the subject property is required to meet environmental 
setback criteria, meet local Comprehensive Plan and Land Development Regulation 
requirements, and obtain appropriate permits from state and federal agencies as necessary. 
 
(d)    Ensuring the maximum well-being of the Florida Keys and its citizens through sound 
economic development. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (d) of the Principles for Guiding 
Development.  Allowing tourist-oriented activities in existing building is sound economic 
development. 
 
(e)    Limiting the adverse impacts of development on the quality of water throughout the 
Florida Keys. 
 
Village Staff Response: 
    The proposed FLUM is consistent with Principle (e) of the Principles for Guiding 
Development. Any development would be required to adhere to all applicable land 
development regulations including the implementation of stormwater regulations which aid in 
protecting near shore water quality. 
 
(f)    Enhancing natural scenic resources, promote the aesthetic benefits of the natural 
environment, and ensure that development is compatible with the unique historic character of 
the Florida Keys. 
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Village Staff Response: 
The proposed FLUM is consistent with Principle (f) of the Principles for Guiding Development. 
The proposed FLUM amendment, from Residential Medium (RM) to Mixed Use (MU), in 
conjunction with the companion application for a Zoning Map Amendment from Residential 
Single Family to Highway Commercial, will ensure that the subject property meets the 
standards of review of the Comprehensive Plan and the Land Development Regulations 
(LDRs), including but not limited to: requirements for minimum open space; habitat 
preservation, concurrency management and level of service (LOS) standards for 
transportation, infrastructure, wastewater, stormwater and other public services; off-street 
parking and internal circulation; required setbacks; landscaping, dedicated conservation 
easements for existing habitat; on-site and off-site improvements and design amenities 
required to achieve land use compatibility for the surrounding land uses and zoning districts. 
 
(g)    Protecting the historical heritage of the Florida Keys. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (g) of the Principles for Guiding Development 
as there are no known archaeological or historical artifacts on the Property. 
 
(h)  Protecting the value, efficiency, cost-effectiveness, and amortized life of existing and 
proposed major public investments, including: 
 
1.  The Florida Keys Aqueduct and water supply facilities; 
2.  Sewage collection, treatment and disposal facilities; 
3.  Solid waste treatment, collection and disposal facilities; 
4.  Key West Naval Air Station and other military facilities; 
5.  Transportation facilities; 
6.  Federal parks, wildlife refuges, and marine sanctuaries; 
7.  State parks, recreation facilities, aquatic preserves, and other publicly owned properties; 
8.  City electric service and the Florida Keys Electric Co-op; and 
9.  Other utilities, as appropriate. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (h) of the Principles for Guiding Development. 
The proposed FLUM amendment would not adversely impact the value, efficiency, cost-
effectiveness, and amortized life of existing and proposed major public investments. 
 
(i)  Protecting and improving water quality by providing for the construction, operation, 
maintenance, and replacement of stormwater management facilities; central sewage 
collection; treatment and disposal facilities; and the installation and proper operation and 
maintenance of onsite sewage treatment and disposal systems. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (i) of the Principles for Guiding Development. 
The proposed FLUM amendment would not adversely affect storm water management 
facilities, central sewage collection, treatment and disposal facilities, or the installation and 
proper operation and maintenance of onsite sewage treatment and disposal systems. 
 
(j)  Ensuring the improvement of nearshore water quality by requiring the construction and 
operation of wastewater management facilities that meet the requirements of § 381.0065(4)(1) 
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and 403.086(10), as applicable, and by directing growth to areas served by central wastewater 
treatment facilities through permit allocation systems. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (j) of the Principles for Guiding Development. 
Any proposed development as a result of the proposed FLUM amendment would be required 
to be consistent with the requirements of § 381.0065(4)(1) and 403.086(10), Florida Statutes, 
and the Village’s Comprehensive Plan and Wastewater Master Plan.     
 
(k)    Limiting the adverse impacts of public investments on the environmental resources of the 
Florida Keys. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (k) of the Principles for Guiding Development. 
The proposed FLUM amendment is not anticipated to create adverse impacts on the 
environmental resources of the Florida Keys. 
 
(l)    To make available adequate affordable housing for all sectors of the population of the 
Florida Keys. 
    
Village Staff Response: 
The proposed FLUM is consistent with Principle (l) of the Principles for Guiding Development. 
The proposed FLUM amendment will not impact affordable housing within the Florida Keys. 
 
(m)  To provide adequate alternatives for the protection of public safety and welfare in the 
event of a natural or manmade disaster and for a post-disaster reconstruction plan. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (m) of the Principles for Guiding Development. 
The proposed FLUM amendment would not affect the provision of adequate alternatives for 
the protection of public safety and welfare in the event of a natural or manmade disaster and 
for a post-disaster reconstruction plan. Furthermore, all structures built within the Village must 
meet the requirements of the Village’s Code of Ordinances and the Florida Building Code. 
 
(n)  To protect the public health, safety, and welfare of the citizens of the Florida Keys and 
maintain the Florida Keys as a unique Florida resource. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (n) of the Principles for Guiding Development. 
The proposed FLUM amendment would not negatively affect the health, safety, or welfare of 
the citizens of the Florida Keys. 
 
 
 
 
 
Budget Impact: 
None 
 
Staff Impact: 
None 
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Recommendation: 
Staff has reviewed the request for a Future Land Use Map Amendment from Residential 
Medium (RM) to Mixed Use (MU) and determined that the request meets the  criteria for 
approval. Therefore, Staff recommends that the Village Council APPROVE the FLUM 
Amendment with amendment to sub area WKMUA2. 
 
 
Attachments:     None 
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Local Planning  Agency Communication 
 

 
 
To:           Local Planning Agency Chair and Agency Members 
From:      Jennifer DeBoisbriand , Planning Director  
Date:       March 11, 2024  
Subject:  Ordinance Amendment Considering the Request of Windley Isles, LLC to 
Amend the Zoning Map of Parcel 00405360-000000

 
 
Background: 
** This item was before you on January 8th but due to a posting error it is back before 
you procedurally for another vote. 
 
The applicant, Windley Isles LLC, has submitted a map amendment application requesting an 
approval for a Zoning Map Amendment from Residential Single Family (R-1) District to a 
Highway Commercial (HC) District on the subject property, located at 85331 Overseas 
Highway (RE #00405360-000000), comprising 13,300 square feet of land area.  The current 
use of the property is residential.  The applicant/owner intends to pursue acquiring a Vacation 
Rental license for the subject property. This Zoning Map amendment has a companion 
application for a Future Land Use Map (FLUM) Amendment, which proposes a change from a 
Residential Medium (RM) to Mixed-Use (MU) designation, and the Zoning Map amendment 
cannot be approved without approval of the companion FLUM Amendment.  The applicant has 
submitted a letter detailing the map amendment request. 
 
The subject property currently has an existing Residential Single Family (R-1) Zoning District 
designation.  The surrounding properties to the South are also designated Residential Single 
Family (R-1). To the North the adjacent properties are designated Highway Commercial (HC). 
The properties to the West across Overseas Highway are designated as Conservation (C) and 
to the East is the Atlantic Ocean.  The character of the subject property is a single-family home 
and the surrounding area is mixed-use with a collective restaurants, marina uses, single family 
residences, and conservation land. 
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Analysis: 
The proposed Zoning Map amendment, from a Residential Single Family (R-1) District to a 
Highway Commercial (HC) District in conjunction with the companion application for a FLUM 
Amendment from a Residential Medium (RM) designation to Mixed-Use (MU) designation, 
would allow the applicant/owner to pursue acquiring a Vacation Rental license on the subject 
property. 
 
Pursuant to Section 30-696 the purpose of the Highway Commercial (HC) zoning district is 
accommodate existing businesses along U.S. 1 and to provide opportunities for new 
commercial retail shops and services that typically are auto dependent and are used by people 
on less than a weekly basis, or to accommodate the building and service trades. Single-family 
or multifamily residential uses and educational uses are an option to commercial use. Any 
future development of the subject property would require site plan application approval, this will 
ensure that the subject property meets the standards of review of the Comprehensive Plan and 
the Land Development Regulations (LDRs), including but not limited to: requirements for 
minimum open space; habitat preservation, concurrency management and level of service 
(LOS) standards for transportation, infrastructure, wastewater, stormwater and other public 
services; off-street parking and internal circulation; required setbacks; landscaping, dedicated 
conservation easements for existing habitat; on-site and off-site improvements and design 
amenities required to achieve land use compatibility for the surrounding land uses and zoning 
districts.  Any application for a Vacation Rental License would have to meet all the criteria of 
Division 6 of the Village Code. 
 
Compatibility with Comprehensive Plan Policies: 
 
�    Policy 1-1.1.1, Protect Residential Areas from Incompatible Development 
�    Policy 1-2.1.14, Criteria for Future Land Use Map (FLUM) Amendments 
�    Policy 1-2.4, Recognize Mixed Use Development Patterns 
�    Policy 1-2.4.4: Residential Uses in the Mixed-Use Designation 
�    Objective 1-4.6: Prevent Proliferation of Urban Sprawl 
 
Comprehensive Plan Policy 1-1.1.1 Protect residential Areas from Incompatible Development; 
states Stable residential areas shall be protected from encroachment by incompatible 
development. However, within residential areas, the Land Development Regulations shall 
allow home-based businesses that do not detract from the residential quality of the 
neighborhood. These regulations shall incorporate criteria for determining compatible home 
occupation uses, and standards to ascertain that no negative impacts on adjoining properties 
result. 
 
The proposed amendment meets Policy 1-1.1.1.  It protects residential areas from 
incompatible development by placing it in the WKMUA2 which only allows the one residential 
development. 
 
Comprehensive Plan Policy 1-2.1.14, Criteria for Future Land Use Map (FLUM) Amendments, 
states that Islamorada, Village of Islands, shall maintain specific criteria for amending the 
Future Land Use Map that are consistent with the general procedures delineated in Chapter 
163.3177, 163.3184 and 163.3189, Florida Statutes and the principles for guiding development 
in areas of critical state concern. The Village Council shall make its determination on proposed 
FLUM amendments on legitimate public purpose based on one or more of the following 
factors; however, in no event shall an amendment be approved which would result in an 
adverse community change. 
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Other than the potential adverse impacts of a Vacation Rental property if a license were 
obtained,  Staff sees no other adverse impacts. 
 
Comprehensive Plan Objective 1-2.4, Recognize Mixed Use Development Patterns, states: 
“Areas designated Mixed Use (MU) on the Future Land Use Map recognizes the prevalent and 
historical mixed-use pattern of development in the Village. The MU category shall 
accommodate a mix of commercial and residential uses, which may be located in the same 
building, limited public and semi-public uses, recreational facilities, schools, marinas, tourist-
oriented facilities, and supportive community facilities ancillary to the permitted uses, pursuant 
to the standards in the Comprehensive Plan and the Land Development Regulations.” 
 
The proposed map amendment allows for tourist-oriented facilities within the Village. 
 
Comprehensive Plan Policy 1-2.4.4, Residential Uses in the Mixed Use Designation, states, 
“Residential uses, including residential institutional uses in MU shall not exceed six (6) units 
per acre, except that up to twelve (12) units per acre may be allowed pursuant to the standards 
in the Land Development Regulations when used as receiver sites for the transfer of 
development rights from approved sender sites and fifteen (15) units per acre may be 
permitted for purposes of providing affordable housing. Notwithstanding the density limitations 
each parcel of commercially developed land in the Settlers Residential (SR), Village Center 
(VC), Tourist Commercial (TC), Commercial Fishing (CF), Marine Use (MR), Highway 
Commercial (HC), Neighborhood Commercial (NC), and Recreation (R) Zoning Districts shall 
be entitled to construct, subject to the BPAS, one affordable housing unit subject to all other 
regulations.” 
 
The houses have received permits and allocations. Therefore, the proposed amendment is 
consistent with Policy 1-2.4.4. 
 
Comprehensive Plan Objective 1-4.6: PREVENT PROLIFERATION OF URBAN SPRAWL 
AND COORDINATE THE TIMING AND STAGING OF PUBLIC AND PRIVATE 
DEVELOPMENT. Land Development Regulations shall ensure that the location, scale, timing 
and design of development is coordinated with public facilities and services in order to prevent 
the proliferation of urban sprawl and achieve cost effective land development patterns. 
Consistent with policies in the Intergovernmental Coordination Element, the Village shall 
pursue resolution of development and growth management issues with impacts transcending 
the Village's political jurisdiction, by participating in forums with the Florida Department of 
Community Affairs, the South Florida Regional Planning Council and other forums convened to 
coordinate such issues. 
 
The proposed FLUM amendment would assist in limiting additional development on vacant 
land to achieve the goals of the applicant/owner. 
 
Procedures for Amendments to Zoning Map: 
 
Pursuant to Section 30-411(d)(4)(b) of the Code of Ordinances, the Village Council must find 
that the application is consistent with the Comprehensive Plan, that the applicant has complied 
with all procedural requirements of this section, and that the maintenance of the existing 
zoning on the property does not accomplish a legitimate public purpose. The Village Council 
shall make its determination on a finding of legitimate public purpose based on one or more of 
the following factors: 
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1.    Demand for the proposed Zoning District in the Village in relation to the amount of land 
currently zoned and available to accommodate that demand. 
 
Currently the Village has approximately 140 lots zoned Highway Commercial.  About 20 of 
those are vacant lots. Windley Key has 4 lots zoned Highway Commercial and none of those 
are vacant. 
 
2.    Compatibility of the site's physical, geological, hydrological and other environmental 
features, with the uses permitted in the proposed Zoning designation. 
 
The lot is already underconstruction as a single family house. 
 
3.    Data errors, including errors in mapping, vegetative types and natural features described 
in the comprehensive plan. 
 
There is no evidence that there are any errors in the Villages GIS data, records and other 
resources. 
 
4.    New Issues. 
 
There are no new issues to be addressed. 
 
5.    Recognition of a need for additional detail or comprehensiveness. 
 
6.    Compatibility of the proposed district with the property surrounding the site of the 
requested rezoning and any applicable neighborhood or redevelopment plan. 
 
The proposed zoning would be compatible with the property surrounding the site as the 
properties to the North are also zoned Highway Commercial. 
 
 
 
 
Budget Impact: 
None 
 
Staff Impact: 
None 
 
Recommendation: 
Staff has reviewed the request for an Official Zoning Map Amendment from Residential Single 
Family (R-1) to Highway Commercial (HC) and determined that the request meets criteria. 
Therefore, Staff recommends the approval of the request for a map amendment. 
 
 
Attachments:     None 
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Local Planning  Agency Communication 
 

 
 
To:           Local Planning Agency Chair and Agency Members 
From:        
Date:       March 11, 2024  
Subject:  Next meeting 
date. 

 
 
Background: 
 
 
Analysis: 
 
 
Budget Impact: 
 
 
Staff Impact: 
 
 
Recommendation: 
 
 
 
Attachments:     None 
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Local Planning  Agency Communication 
 

 
 
To:           Local Planning Agency Chair and Agency Members 
From:        
Date:       March 11, 2024  
Subject:  Next meeting 
date. 

 
 
Background: 
 
 
Analysis: 
 
 
Budget Impact: 
 
 
Staff Impact: 
 
 
Recommendation: 
 
 
 
Attachments:     None 
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