
 
Islamorada, Village of Islands 

LAND USE VILLAGE COUNCIL MEETING - 
AMENDED 

 

 

May 8, 2025 - 5:30 PM 
Founders Park Community Center 

87000 Overseas Highway 
Islamorada, FL  33036 

 
 

 
Virtual participation is available to the public. Please see the last page of the agenda for 
participation details. 
 

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 

that are pertinent to the Village but not scheduled elsewhere on the agenda. The mayor opens 
public comment on agenda items throughout the meeting.)  

V. MAYOR / COUNCIL COMMUNICATIONS 
VI. VILLAGE ATTORNEY / VILLAGE MANAGER COMMUNICATIONS 
VII. RESOLUTIONS  
  A. Modifying Resolution No. 24-08-77 and Authorizing the Reservation 

of 3 Affordable Housing Allocations for Habitat for Humanity TAB A 
Jennifer DeBoisbriand , Planning Director 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF 
ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA, MODIFYING 
RESOLUTION NO. 24-08-77 AND AUTHORIZING 3 
AFFORDABLE HOUSING UNIT ALLOCATIONS FOR AWARD 
TO HABITAT FOR HUMANITY FOR A PROPOSED 
DEVELOPMENT OFF WRENN STREET ON A PARCEL 
IDENTIFIED WITH RE# 00422730-000200 AND NOT REQUIRING 
THAT THE 3 UNITS BE ON VILLAGE OWNED PROPERTY; AND 
PROVIDING FOR AN EFFECTIVE DATE 

  

  B. AS DIRECTED BY COUNCIL ON MAY 6, 2025 - Resolution 
Approving the Agreement with Holiday Lightscapes, Inc. to Provide 
Holiday Decorations TAB X  

 

    
 

  
VIII. QUASI-JUDICIAL 
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  A. Ordinance Amendment to the Future Land Use Map for Parcel 
00404730-000000 - Second Reading TAB B Jennifer 
DeBoisbriand , Planning Director 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF LYNN L BELL TO 
AMEND THE VILLAGE’S FUTURE LAND USE MAP FROM 
RESIDENTIAL MEDIUM (RM) TO MIXED USE (MU) FOR THE 
SUBJECT PROPERTY, LOCATED ON UPPER MATECUMBE 
KEY, WITH REAL ESTATE NUMBER 00404730-000000, 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 to the Official Zoning Map for Parcel 
00404730-000000 - Second Reading TAB C Jennifer 
DeBoisbriand , Planning Director 

 

    AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF LYNN L BELL, TO 
AMEND THE OFFICIAL ZONING MAP FROM SETTLERS 
RESIDENTIAL (SR) TO HIGHWAY COMMERCIAL (HC) FOR 
THE SUBJECT PROPERTY, LOCATED ON UPPER 
MATECUMBE KEY, WITH REAL ESTATE NUMBER 00404730-
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. 

  

IX. ADJOURNMENT 
 
 
Options for Viewing the Village Council Meeting: 
The public is encouraged to watch the meeting on Monroe County’s MCTV Comcast Channel 
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://www.islamorada.fl.us/departments/communications/live_village_broadcast_meeting.php 
 
[PUBLIC_PARTICPATION] 
 
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 Village Councilmembers for consideration prior to the meeting. Public 
comments will not be read during the meeting. 
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Option 2: Call in During the Meeting. 
1. If phoning in, dial 305-224-1968 and enter the webinar ID: 911 0656 4166 followed by #. 
When the Mayor 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/91106564166 
and follow the prompts to join the webinar. When the Mayor 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. 
 
[VERBATIM_RECORD] 
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Council  
Communication 

 
    
To: Mayor and Village Council 
From: Jennifer DeBoisbriand , Planning Director  
Date: May 8, 2025  
SUBJECT: Modifying Resolution No. 24-08-77 and Authorizing the Reservation of 3 

Affordable Housing Allocations for Habitat for Humanity TAB A 
     
Background: 
In 2017, the Village Council approved the reservation of 8 affordable housing allocations from 
the BPAS for projects on Village-owned lots on the corner of Woods Ave and Gardenia 
Street.  The Gardenia project was issued to Habitat for Humanity and is almost complete.  The 
Woods Ave project was given to the Gorman Companies.  Gorman did not proceed with a 
project and did not meet its obligations under its agreement with the Village.  In 2024, the 
Village Council approved a resolution reserving those same eight allocations for use on 
Village-owned property. 
 
Habitat for Humanity has another project they want to begin.  This project is on property they 
acquired from Coral Isles Church off Wrenn Street.  The project will consist of 4 single-family 
homes.  Habitat has 1 allocation but needs 3 more to complete the project.  Before they get 
too deep in engineering costs and other permitting, they would like to request that the Council 
reserve 3 of these allocations for this project. 
  
Analysis: 
The Council had reserved 8 for use on Village-owned property.  It is more likely that any 
project for affordable housing on Village-owned property will be a multifamily project that 
would qualify for the early evacuation allocations.  The Village still has 292 of these 
available.  Habitat is currently fundraising for this project and has a proven track record of 
successfully completing affordable housing projects. 
 
Habitat will be present to discuss this request with the Council.  
  
Budget Impact: 
None  
 
Staff Impact: 
None  
  
Recommendation: 
Staff recommend approval of this resolution.  
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Attachments: 1. 4B08641-Reso modifying 24_08_77 for habitat 
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RESOLUTION NO.  25-

A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, MODIFYING RESOLUTION 
NO. 24-08-77 AND AUTHORIZING 3 AFFORDABLE HOUSING 
UNIT ALLOCATIONS FOR AWARD TO HABITAT FOR 
HUMANITY FOR A PROPOSED DEVELOPMENT OFF WRENN 
STREET ON A PARCEL IDENTIFIED WITH RE# 00422730-
000200 AND NOT REQUIRING THAT THE 3 UNITS BE ON 
VILLAGE OWNED PROPERTY; AND PROVIDING FOR AN 
EFFECTIVE DATE

WHEREAS, on June 1, 2017, the Village Council of Islamorada, Village of Islands (the 

“Village”) adopted Resolution No. 17-06-39, thereby approving the reservation of eight (8) 

affordable unit allocations from the Building Permit Allocation System (BPAS) for the development 

of workforce housing on Village-owned lots at the corner of Woods Avenue and Gardenia Street 

(the “Woods Corner lots”); and

WHEREAS, Resolution No. 17-06-39 provided for the reservation of eight (8) affordable 

unit allocations through December 31, 2018; and

WHEREAS, on April 4, 2019, the Village Council of Islamorada, Village of Islands (the 

“Village Council”), adopted Resolution No. 19-04-22, thereby amending Resolution No. 17-

06-39 to revise and extend the expiration date for the reservation of affordable dwelling unit 

allocations; and

WHEREAS, on October 8, 2020, the Village Council adopted Resolution No. 20-10-103 

extending the reservation of eight (8) BPAS affordable dwelling unit allocations to October 31, 

2021; and
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WHEREAS, on November 18, 2021, the Village Council adopted Resolution No.  21-11-

119 extending the expiration date for the reservation of affordable dwelling unit allocations for 

the Woods Corner lots through December 31, 2022; and

WHEREAS, the proposed development experienced a delayed start and the 

allocations were unused prior to the reservation extension expiration date; and

WHEREAS, on August 7, 2024, the Village Council adopted Resolution No. 24-08-77 

providing for the reservation of eight (8) affordable unit allocations from the BPAS for the 

development of workforce housing on Village owned property; and

WHEREAS, Habitat for Humanity has a project for which they require 3 additional 

affordable unit allocations for development off Wrenn Street on a parcel identified with the RE # 

00432730-000200.

WHEREAS, the Village Council finds that modifying Resolution No. 24-08-77 to: (a) 

release the requirement for 3 of the allocations that they be utilized on Village-owned 

property (the “Allocations”); and (b) reserve the Allocations for Habitat for Humanity for 

use off Wrenn Street on a parcel identified with the RE # 00432730-000200, is in the best interest 

of the Village.

NOW, THEREFORE, IT IS HEREBY RESOLVED BY THE VILLAGE COUNCIL OF 

ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA AS FOLLOWS:

Section 1.  Recitals.         The above recitals are true and correct and are incorporated 

herein by this reference.

Section 2.  Establishment of Reservation.  The Village Council hereby modifies 

Resolution No. 24-08-77 to: (a) release the requirement for the Allocations that they be utilized 
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on Village-owned property; and (b) reserve the three (3) Allocations for Habitat for Humanity for 

a project off Wrenn Street on a parcel identified with the RE # 00432730-000200.

Section 3.  Authorization of Village Officials.  The Village Manager and/or designee 

and the Village Attorney are authorized to take all actions necessary to implement this Resolution.

Section 4.  Conflicts.  All resolutions or parts of resolutions in conflict herewith are hereby 

repealed to the extent of such conflict.

Section 5.  Effective Date.  This Resolution shall become effective immediately 

upon its adoption.

[The remainder of this page intentionally left blank.]
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Motion to adopt by ______________, seconded by __________________.

FINAL VOTE AT ADOPTION

Mayor Sharon Mahoney ___

Vice Mayor Don Horton ___

Councilmember Deb Gillis ___

Councilmember Anna Richards ___

Councilmember Steve Friedman ___ 

PASSED AND ADOPTED THIS 8TH DAY OF MAY, 2025.

                                                                                      ______________________________________
SHARON MAHONEY, MAYOR

ATTEST:

______________________________________________
MARNE MCGRATH, VILLAGE CLERK

APPROVED AS TO FORM AND LEGALITY
FOR THE USE AND BENEFIT OF
ISLAMORADA, VILLAGE OF ISLANDS:

_____________________________________________________
JOHN QUICK, VILLAGE ATTORNEY

This Resolution was filed in the Office of the Village Clerk of this ____ day of __________, 2025.
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RESOLUTION NO. 

A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, APPROVING THE 
AGREEMENT WITH HOLIDAY LIGHTSCAPES, INC. TO 
PROVIDE HOLIDAY DECORATIONS WITHIN THE VILLAGE.; 
AUTHORIZING VILLAGE OFFICIALS TO IMPLEMENT THE 
TERMS AND CONDITIONS OF THE AGREEMENT; 
AUTHORIZING THE VILLAGE MANAGER TO EXPEND 
BUDGETED FUNDS; AUTHORIZING THE VILLAGE MANAGER 
TO EXECUTE THE AGREEMENT; PROVIDING FOR A WAIVER 
OF COMPETITIVE BIDDING; AND PROVIDING FOR AN 
EFFECTIVE DATE 

WHEREAS, for the 2021 holiday season, staff contacted multiple vendors to provide 

quotes for the professional installation, maintenance, service, and removal of commercial grade 

holiday decorations, and only one vendor, Holiday Lightscapes, Inc. (“Holiday Lightscapes”), had 

the ability to deliver those services; and 

WHEREAS, since the 2021 holiday season, the Village has utilized the services of Holiday 

Lightscapes for every subsequent holiday season; and 

WHEREAS, at its regular Village Council meeting on May 6, 2024, the Village Council of 

Islamorada, Village of Islands (“Village Council”) confirmed its desire to continue providing 

holiday decoration through a contract with Holiday Lightscapes; and 

WHEREAS, the Village Council considered proposals from Holiday Lightscapes for a 1-

year and 3-year agreement, and desires to enter into a 3-year agreement for holiday 

decorations due, inter alia, to the lower annual costs contained therein; and

WHEREAS, Section 2-328(a) of the Village Code provides that competitive bidding 

requirements may be waived by the Village Council upon a finding that the purchase of the 

goods or services without competitive bidding is in the best interests of the Village; and

WHEREAS, the Village Council finds that retaining the services of Holiday Lightscapes for 

a 3-year holiday light agreement and authorizing a waiver of competitive bidding for same is in 

the best interest of the Village.
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NOW, THEREFORE, BE IT RESOLVED BY THE VILLAGE COUNCIL OF ISLAMORADA, 

VILLAGE OF ISLANDS, FLORIDA, AS FOLLOWS: 

Section 1. Recitals. The above recitals are true and correct and incorporated 

into this Resolution by this reference.

Section 2. Acceptance of Agreement. The Village Council hereby approves the 

terms and conditions of the agreement attached hereto as Exhibit “A” (“Agreement”) together 

with such non-material changes as may be acceptable to the Village Manager and approved as 

to form and legality by the Village Attorney.  

Section 3. Authorization of Village Officials. The Village Manager and/or his 

designee and the Village Attorney are authorized to take all actions necessary to implement the 

terms and conditions of the Agreement.

Section 4. Authorization of Fund Expenditure. Notwithstanding the 

limitations imposed upon the Village Manager pursuant to the Village’s Purchasing Procedures 

Ordinance, the Village Manager is authorized to expend budgeted funds to implement the terms 

and conditions of the Agreement.

Section 5. Waiver of Competitive Bidding. In accordance with Section 2-328(a) 

of the Village Code, the Village Council waives the competitive bidding purchasing provision of the 

Village Code.  

Section 6. Effective Date. This Resolution shall take effect immediately upon 

adoption.

Remainder of this page intentionally left blank.
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Motion to adopt by ______________________, second by ______________________________.

FINAL VOTE AT ADOPTION
VILLAGE COUNCIL OF ISLAMORADA, VILLAGE OF ISLANDS

Mayor Sharon Mahoney ____

Vice Mayor Don Horton ____

Councilmember Steve Friedman ____

Councilmember Deb Gillis ____

Councilmember Anna Richards ____

PASSED AND ADOPTED ON THIS ___ DAY OF _______________, 2025.

SHARON MAHONEY, MAYOR

ATTEST:

___________________________________
MARNE MCGRATH, VILLAGE CLERK

APPROVED AS TO FORM AND 
LEGALITY FOR THE EXCLUSIVE USE AND BENEFIT 
OF ISLAMORADA, VILLAGE OF ISLANDS:

__________________________________
JOHN J. QUICK, VILLAGE ATTORNEY
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Holiday Lightscapes Inc. 

145 Matthews Street 
Satellite Beach, Florida 32937 

Phone: 561.827.4357 

www.holidaylightscapes.com 

info@holidaylightscapes.com 

To: Stephanie M. Peel - Stefanie.peel@islamorada.fl.us 
Project Title: The City of Islamorada Holiday Lighting and Décor 2025 – Festival of Lights 
Submitted: 5/7/2025  

AREA 1 – FOUNDERS PARK 

• 11 – Large Mahogany and Buttonwood trees spiral wrapped in LED lights on base and branches

 (Every other Oak tree) 

TOTAL = $9,900.00 

ADD-ONS: 
• 13 – Large Mahogany and Buttonwood trees spiral wrapped in LED lights on base and branches

 (Every other Oak tree) 

TOTAL = $11,700.00 

PROPOSAL 

Job Description: 

Holiday Lightscapes will install, maintain, and remove the following lights and decorations 

for the Christmas Season. Maintenance included through January 2nd, 2026. Holiday 

Lightscapes will light all areas specified below with commercial grade LED products and decor. The 

overall project objective is to provide The City of Islamorada with a beautiful display that will be 

enjoyed throughout the Holiday Season. The project is broken down by section and details are 

provided below. 

Any additional services to be added require further bid and proposal 
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• Approx. 200ft LED C9 stringer lighting along lower-level roof line – UPPER LEVEL INCLUDED 

• 8 – 60” Pre-lit LED wreaths with large bows suspended between columns in front of building 

• 3 – LED Reindeer Selfie decor with silhouettes from 5 to 7 feet tall 
 

TOTAL = $7,980.00 
 

 

 

AREA 2 – HURRICANE MONUMENT 
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• 6 – Large Coconut palms trees spiral wrapped in LED mini lights on base and fronds 

• 1 – Large Royal palm tree spiral wrapped in LED mini lights on base and fronds 
• 1 – Large pre-lit, fully decorated wreath in traditional mounted on monument tower 
• 1 – 12ft Majestic Mountain Pine Commercial Christmas Tree in all white lights 
• 1 – 12ft LED Ornament Icon walk-through photo display 

 

TOTAL = $20,740.00 

 

 

AREA 3 – LIGHTHOUSE 
    

• Pre-lit LED garland wrapped around middle ledge of lighthouse 

• 1 – Large LED Christmas Star topper placed on top of lighthouse 

• 1 – 72” Pre-lit FULLY DECORATED wreath with large red bow placed on front of lighthouse  

DÉCOR INCLUDED 

• RGB (color changing) up lighting to showcase trees and landscape in the area 

TOTAL = $2,672.00 
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AREA 4 - FOUNDERS PARK MAIN ENTRANCE SIGN 

• 3 – 9ft Sections of LED warm white traditional decorated garland draped over top and sides of sign

• 1 – 6ft wide by 2.5ft tall LED bow mounted on top center of sign

     (bow is double sided and has glitter to shine during daytime as well) 

TOTAL = $3,385.00 
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AREA 5 – WELCOME TO THE CITY OF ISLAMORADA SIGN 

• 2 – 9ft Sections of LED warm white traditional decorated garland draped over top and sides of sign

• 2 – 6ft tall Fiberglass and hand painted Toy Soldiers placed on each side of welcome sign

TOTAL = $4,640.00 

+++++++++++++++++++++++++++++++++++++++++++++++ 

1 SEASON LEASE AGREEMENT (PER SEASON TOTAL):     $61,017.00 

3 SEASON LEASE AGREEMENT (PER SEASON TOTAL):    (10% DISCOUNT)  $54,915.30 

** ALL PRICING ABOVE INCLUDES PRODUCT, MATERIAL, EQUIPMENT and LABOR ** 

** INSTALLATION, MAINTENCE, and REMOVAL ** 
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1 SEASON LEASE AGREEMENT (PER SEASON TOTAL):     $61,017.00 

3 SEASON LEASE AGREEMENT (PER SEASON TOTAL):    (10% DISCOUNT)  $54,915.30 

Holiday Lightscapes Inc. Stephanie Peel – Stefanie.peel@islamorada.fl.us 
145 Matthews Street 86800 Overseas Highway 
Satellite Beach, FL 32937 Islamorada, FL 33036 

561.827.4357 305.664.6420 

 

  

 

 

 

UPON ACCEPTANCE, PLEASE PROVIDE US WITH THE FOLLOWING INFORMATION 

I would like the lights plugged in on (weather permitting) 

I would like the lights unplugged on (weather permitting)  

I would like the lights to turn on at (circle one) 

4PM 4:30PM 5PM 5:30PM 6PM 6:30PM 7PM 7:30PM 8PM 8:30PM 

I would like the lights to turn off at (circle one) 

10PM 10:30PM 11PM 11:30PM 12AM 12:30AM 1AM 1:30AM 2AM 

Leave them on all night 

Please provide us with any special instructions, neighborhood codes, etc. (if any) 

THANK YOU FOR YOUR BUSINESS! 
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Council  
Communication 

 
    
To: Mayor and Village Council 
From: Jennifer DeBoisbriand , Planning Director  
Date: May 8, 2025  
SUBJECT: Ordinance Amendment to the Future Land Use Map for Parcel 

00404730-000000 - Second Reading TAB B 
     
Background: 
The applicant, Lynn L Bell, 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 81213 Overseas Highway (RE 
#00404730-000000), comprising 18,385 square feet.  The current use of the property is vacant 
land.  This FLUM amendment has a companion application for a Zoning Map Amendment, 
which proposes a change from a Settlers Residential (SR) 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 agent has submitted a needs analysis 
detailing the map amendment request. 
 
The subject property currently has an existing Residential Medium (RM) Future Land Use 
designation. The property to the north is designated Mixed Use (MU).  The property to the 
south is designated Public/Semi-Public (PS). The properties to the East are designated 
Residential Medium (RM) and the properties to the West across Overseas Highway are 
designated Residential High (RH) and Mixed Use (MU). The character of the surrounding area 
is mixed use with residential uses, commercial uses and institutional uses. 
 
The property is scarified. 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 
scarified. 
  
Analysis: 
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]. 
 
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 RM FLUM and the 
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proposed MU FLUM. 
 
Existing FLUM Category    Maximum 
Residential Density    Maximum Non-Residential 
Intensity (FAR) 
Residential Medium (RM)         
      Single Family    1 Units per lot    - 
      Duplex    2 Units per lot    - 
      Triplex for Affordable Housing    3 Units per lot    - 
      Fourplexes for Affordable Housing    4 Units per lot    - 
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 
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, which 
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 two (2) market-rate residential dwelling units 
or up to six (6) 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).  
 
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. 
 
Finding: 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.    
 
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 
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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. 
 
Finding: 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 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. 
 
Finding:  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. 
 
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. 
 
Finding: Delopment 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.  
 
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. 
 
Finding: 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. 
 
Finding: 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. 
  
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. 
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Finding: 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. The FLUM Amendment will not impact the Level of Service in the 
Schools. 
 
Compatibility with Comprehensive Plan Policies: 
 
�    Policy 1-2.1.14, Criteria for Future Land Use Map (FLUM) Amendments 
�    Policy 1-2.4, Recognize Mixed Use Development Patterns 
�    Policy 1-2.4.1, 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 
�    Objective 1-4.6: Prevent Proliferation of Urban Sprawl 
 
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. 
 
Comprehensive Plan Objective 1-2.4, Recognize Mixed Use Development Patterns, states: 
“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.” 
 
Finding: 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, states 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 
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industrial uses, outdoor storage and sales as a primary use of land, and outdoor retail sales as 
an accessory use of land. 
 
Finding: The proposed amendment would be consistent with this policy in that it guides 
redevelopment to the scarified area. 
 
Comprehensive Plan Policy 1-2.4.5, Standards Applicable to Non-Residential Uses in the MU 
Designation, states, “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.” 
 
Finding: 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 Objective 1-4.6: Prevent proliferation of Urban Sprawl and Coordinate 
the Timing and Staging of Public and Private Development states, "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." 
 
Finding: The proposed FLUM amendment would assist in limiting additional development on 
already scarified vacant land. 
 
Future Land Use Map (FLUM) Amendment Criteria 
 
Pursuant to the DOC 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 following public facilities: 
sanitary sewer, solid waste, drainage, potable water, traffic circulation, schools, and 
recreation, as appropriate; and, 
 
Applicant’s Response: 
There is no anticipated increase on demand of public facilities such as sewer, solid waste, 
drainage, potable water, traffic circulation, schools and recreation. 
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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. 
 
Applicant’s Response: 
Please see statements in application with information regarding the compatibility of this 
proposal with the Village’s Comprehensive Plan policies and objectives. 
 
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. 
 
The Applicant has provided his responses to the criteria in his 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 any redevelopment would be limited to an already scarified area. 
 
(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 
as there would be no negative impact on shoreline or marine resources. 
 
(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 
as no impact to upland resources.  The property is scarified and has no upland resources.  
 
(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. 
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. 
 
(e)    Limiting the adverse impacts of development on the quality of water throughout the 
Florida Keys. 
 
Village Staff Response: 
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    The proposed FLUM is consistent with Principle (e) of the Principles for Guiding 
Development as there is no impact to the quality of water throughout the Florida Keys. 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. 
 
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 Settlers 
Residential 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. 
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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.  Coordination with all utilities will be required during the permitting process. 
 
(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. 
 
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 would allow for development of workforce/affordable 
housing or affordable housing impact fees. 
 
(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. 
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The proposed FLUM amendment would not negatively affect the health, safety, or welfare of 
the citizens of the Florida Keys. 
 
The LPA reviewed this proposed amendment at their meeting on June 10, 2024 and 
unanimously recommended approval of this ordinance.  The Village Council approved this 
ordinance on first reading at its meeting on January 9, 2025. 
 
The Department of Commerce has completed its coordinated state review and provided a 
letter with no objections and one comment.  A copy of their letter date March 14, 2025 is 
attached.  
  
Budget Impact: 
None  
 
Staff Impact: 
None  
  
Recommendation: 
Staff has reviewed the request for FLUM Amendment from Residential Medium to Mixed Use 
and determined that the request meets the criteria. Therefore, staff recommends approval of 
the map amendment.  
   
Attachments: 1. Bell CC Attachments 

2. VILL. ISLAMORADA 25-01ACSC (P 
3. Bell FLUM ORD with vote 1st read 
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1 
 

Needs Analysis & Justifications 
 
The owner of the property identified as RE #00404730-000000 (subject property) is 
proposing to amend the current FLUM from Residential Medium (RM) to Mixed Use (MU) 
and the current zoning from Settlers Residential (SR) to Highway Commercial (HC).  Since 
the application for a change in the FLUM and Zoning is requested to run concurrently, 
we shall address both the FLUM and zoning change in this one document. 

 
RE #00404730-000000, contains 18385 SF of land area, and is scarified. 

 
In the SR zoning district, single-family residences or Multi Family attached dwelling units 
are permitted uses.  Homeowners’ parks and municipal facilities are allowed under minor 
conditional uses and there are no allowed uses under a major conditional use.  In the 
proposed HC district multi-family uses are not allowed, unless they are deed restricted 
affordable housing units.  Since this property lies in a commercial corridor, we maintain 
the zoning and FLUM for this property should be amended. 
 
Policy 1-2.4.6 1. States the following: … “In general, residential Zoning Districts shall be 
established where there are existing residential neighborhoods within the Village Activity 
Centers. Policy.  This area is not in an existing “Neighborhood”. 
 
Policy 1-2.4.6 2. states the following: … “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. Although this property has one 
residential use immediately to the west the majority of the remaining properties are non-
residential uses. 
It is easy to see that of the two sections, this property should have likely been zoned either 
PS or HC.  The fact it is next to a house on the commercial corridor is no reason to have 
zoned it SR.  The adjacent property is zoned PS and the remaining Zoning Districts in the 
immediate area are HC.  Policy 1-2/4/6 2. Should prevail. Additionally, included in this 
application is a “pre-86” Zoning Map from Monroe County.  The zoning for that property 
was BU-1 (Business Use).  Lastly, the Pre-incorporation of the Village, the county zoning 
was Suburban Commercial (SC), circa 1986-1997. 
 
Additionally, Policy 1-2.1. 13 and14 allow for justification in amending the Future Land 
Use Maps based on certain criteria.  The applicant believes that the demand for HC 
Zoned, MU FLUM properties will fill the need for additional services including parking 
and storage for surrounding areas as well as non-residential uses such as professional 
offices or non-disruptive uses compatible with the flanking residential property.  We 
believe the request is compatible with the surrounding uses. 

 
 
The Village Comprehensive Plan notes that the functional population of the Village will 
increase from 10,354 in 2010 to 10,653 in 2020, an increase of approximately 3%. The 
figures are not accurate as the increase has already exceeded 11,000 per the most recent 
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figures. Although these figures and the actual figures do not provide the distribution 
of age, there will be a need for additional non-residential facilities to serve an increasing 
population.  It should be assumed that utilization of scarified properties on a commercial 
corridor should receive priority when zoning and FLUM changes are being requested.   
 
Additionally, as currently documented by the TDC, transient room occupancies have 
increased in the last few years thus adding to the need for added Tourist used facilities 
such as parking, storage, or other support facilities.  

 

 
Per policy 4-1 of the Villages’ Comprehensive plan, the proposed development 
and on-going development will not further increase the previously anticipated Level 
of Service for public facilities such as; potable water systems, stormwater management 
systems, solid waste or wastewater system use.  
 
Per Policy 2-1.2 of the Villages’ Comprehensive plan, there should be no increase in 
impacts on the transportation element, above what was already anticipated or allowed 
in the Comp Plan.   Non-residential uses, although they may affect traffic flows, they do 
not necessarily create additional trips like additional residential uses might. 

 
 
Policy 1-1.1.1 Protect Residential Areas from Incompatible Development. 
This amendment is consistent with the surrounding uses as the subject property is in a 
commercial corridor. 
 
Policy 1-2.1.14 Criteria for Future Land Use Map (FLUM) Amendments.  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: 
 
1. Demand for the proposed FLUM category in the Village in relation to the amount of 

land currently assigned the FLUM designation and available to accommodate the 
demand.  
Answer: It appears that there is .01% of HC properties compared to other zonings 
throughout the Village. This seems to be a disproportionate amount. There are only 
74 vacant HC/MU properties in the entire Village, there are only 2 vacant HC/MU 
properties on Upper Matecumbe Key. Both vacant HC/MU parcels on Upper 
Matecumbe have a Hammock designation. The comprehensive plan recommends 
that the Village steer development away from these two due to the hammock 
designation. Many of the HC/MU properties on this and other islands in the 
incorporated area of Islamorada do not have direct access to US-1 by an existing 
curb-cut.  The two vacant HC/MU properties on Upper Matecumbe do not have 

Page 44 of 71



3 
 

existing curb-cuts to the Old Road or US-1.  The property we are seeking a text 
amendment and code change already has a curb-cut. 

2. Compatibility of the sites physical, geological, hydrological, and other environmental 
features, with uses permitted in the proposed FLUM.  
Answer: This site has no unique features as it relates to physical, geological, 
hydrological, or environmental features.  This site has been well utilized and 
maintained by the current and previous owners and is surrounded by developed 
properties.  

3. Data errors, including errors in Mapping, vegetative types and natural features 
described I the comprehensive plan. 
Answer: There are no obvious data errors recorded, yet there are, to the immediate 
east and west several properties that are zoned either MU or HC.   In fact, practically 
the entire US-1 frontage properties from the lower end of Upper Matecumbe to the 
Green Turtle Restaurant are commercial in nature and most of them are zoned HC 
with a MU designation.  

4. New issues.  
Answer: This request will better serve the property and surrounding area.  This 
property is located one lot away from a locally famous restaurant and bar.  This 
amendment is more in line with the uses to the west and the non-residential uses to 
the east. 

5. Recognition of the need for additional detail or comprehensiveness. 
Answer: Currently there are only two other undeveloped HC zoned properties on 
Upper Matecumbe Key. There are also only two undeveloped MU FLUM properties 
on Upper Matecumbe Key. This request will allow the subject property to be 
compatible with most of the properties in this one-mile-long stretch of this area of 
the island. 

 
Policy 1-2.1.13 Future Land Use Map Amendments. “Islamorada, Village of Islands shall 
not sponsor private applications for Future Land Use Map amendments that would 
increase the allowable density/intensity of the properties affected.”   
  Answer: Currently SR/RM allows for multi-family units on vacant parcels.  HC/MU does 
not allow for multi-family uses (exclusive of deed restricted affordable units); thus, this 
request will result in a market rate residential decrease in density.  
 
As a response to Attachment A, please find the following: 
 
1. There is no anticipated increase on demand on public facilities such as sewer, solid 

waste drainage potable water traffic circulation schools or recreation. 
2. Please see previous statements with information regarding the compatibility of this 

proposal with the Village’s Comprehensive plan policies and objectives. 
 
(a). It is the responsibility of local government to maintain a healthy stock of mixed 
commercial and residential properties.  As previously stated, there is a gross lack of 
vacant HC properties in Upper Matecumbe, that are scarified, located in a 
commercial corridor, located on US-1 and has established curb-cut access to US-1. 
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(b) The proposed amendment is on a property that is landlocked on all four side with 
development on all four sides and as such there is no impact on shoreline or marine 
resources. 
(c) This property is scarified and located in a area that is dominated by developed 
properties on three sides and US-1 on the other.  There will be no impact of tropical 
hammocks, wetlands, or other upland resources. 
(d)  As stated, the Village has the responsibility to maintain a healthy mix of residential 
and commercially zoned properties for future development.  Upper Matecumbe has 
a shortage of HC/MU zoned properties.  This amendment will ensure the maximum 
wellbeing of the citizens through sound economic development. 
(e) There are no anticipated adverse impacts on water quality with this request. 
(f) The Village code would require a scenic highway buffer to be installed if there were 
future development as a result of this amendment.  Surely an enhancement would 
take place in the future. 
(g) There will be zero impact with regards to the historic heritage of the Florida Keys. 
(h) There is no anticipated devaluation on the efficiency, cost-effectiveness, or 
amortized life of existing or proposed major public investments including numbers 1 
through 9 of section (h). 
(i) Although there are no development plans associated with this application, if 
improvements were to take place on this property the Village Code has strict 
guidelines that will protect and improve water quality through a stormwater 
management plan. 
(j) Although there are no development plans associated with this application, if 
improvements were to take place on this property the Village Code has strict 
guidelines that will require connection to, and maintenance of a Village approved 
Wastewater system. 
(k) There be no adverse impacts to the environmental resources of the Florida Keys. 
(l) Any future development could include affordable housing on the property or could 
result in affordable housing impact fees that could go towards Village sponsored 
affordable housing. 
(m) Although there are no development plans associated with this application, if 
improvements were to take place on this property the Village Code has strict 
guidelines that will require protection of public safety in the event of a natural or 
manmade disaster. 
(n) Although there are no development plans associated with this application, if 
improvements were to take place on this property the Village Code has strict 
guidelines that will insure the protection of the public health, safety and welfare of the 
citizens of the Florida Keys. 
 

 
Due to the statements herein, we believe this request is justified and in keeping with the 
goals and objectives in the Villages' Comprehensive Plan, and the proposed amendment 
is consistent with the Principals of Guiding Development within the Florida Keys Area of 
Critical Concern pursuant to FS. 308.0552 (7). 
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81213 Zoning Map (Source: Village of Islamorada GIS Web Map Application) 
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81213 FLUM Map (Source: Village of Islamorada GIS Web Map Application) 
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Islamorada, Village of Islands, 
Planning and Development Services Department 

86800 Overseas Highway • Islamorada, Florida 33036-3162 
Office 305-664-6400 • Fax 305-664-6467 • www.islamorada.fl.us 

1 

APPLICATION FOR MAP AMENDMENT 
Pursuant to Chapter 30, Article IV, Divisions 8 & 9 

Blank Cell  Application Type Application Fee Deposit Total Fee Due 
Future Land Use and Zoning $5,120.00 $1,000.00 $6,120.00 
Zoning Only $2,500.00 $1,000.00 $3,500.00 

Request concurrent Future Land Use and Zoning Hearings pursuant to 163.3184(12), Florida Statutes 

An application must be deemed complete and in compliance with the Village Code by Staff prior to the items being 
scheduled for review. See the Submittal Requirements below for a list of required submittals and documents. 

APPLICANT / AGENT (if applicable): Property owner must submit a notarized letter authorizing the applicant/agent to 
act on their behalf including the agent’s name, address and phone number. 
Name: 
Mailing Address:  
Primary Phone:        Fax: 
Email:  

PROPERTY OWNER: 
Name: 
Mailing Address:  
Primary Phone:   Fax: 
Email:  

LEGAL DESCRIPTION OF PROPERTY: If in metes and bounds, attach legal description on separate sheet. 
Physical Address:             Mile Marker: 
Lot: Block: Subdivision: 

 Plantation Key        Windley Key    Upper Matecumbe Key   Lower Matecumbe Key 
Real Estate (RE) Number: Alternate Key: 

PROPERTY DESCRIPTION:  
Total Land Area:       Square Feet  Acres 
Existing Use of Property:  
Has an Application for Map Amendment been submitted for this site within the past two (2) years?     Yes   No 
If yes, provide name and date of application:  

PROPOSED MAP AMENDMENT:  
Current Future Land Use Map Category:  Current Zoning District:  
Proposed Future Land Use Map Category: Proposed Zoning District: 
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Islamorada, Village of Islands, 
Planning and Development Services Department 

86800 Overseas Highway • Islamorada, Florida 33036-3162 
Office 305-664-6400 • Fax 305-664-6467 • www.islamorada.fl.us 

3 

ATTACHMENT A 

Future Land Use Map (FLUM) Amendment Criteria. The applicant shall submit all information required to adequately 
address the filing requirements adopted by the Florida Department of Economic Opportunity (“DEO”). In addition, the 
applicant shall submit all other information necessary to address the comprehensive planning criteria of the Village. 

Pursuant to the DEO State Coordinated Review Submittal Guidelines, in the case of FLUM amendments, the following 
information must be provided: 

1. A description of the availability of and the demand on the following public facilities: sanitary sewer, solid waste,
drainage, potable water, traffic circulation, schools and recreation, as appropriate; and

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.

All proposed FLUM amendments must be consistent with the Principles for Guiding Development within the Florida Keys 
Area of Critical State Concern, pursuant to § 380.0552(7), Florida Statutes. The Principles are listed below. 

(a) Strengthening local government capabilities for managing land use and development so that local government is able
to achieve these objectives without continuing the area of critical state concern designation.

(b) Protecting shoreline and marine resources, including mangroves, coral reef formations, seagrass beds, wetlands, fish
and wildlife, and their habitat.

(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.

(d) Ensuring the maximum well-being of the Florida Keys and its citizens through sound economic development.

(e) Limiting the adverse impacts of development on the quality of water throughout the Florida Keys.

(f) Enhancing natural scenic resources, promoting the aesthetic benefits of the natural environment, and ensuring that
development is compatible with the unique historic character of the Florida Keys.

(g) Protecting the historical heritage of the Florida Keys.

(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.
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(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.

(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)(l) and 403.086(10), as applicable, and by directing
growth to areas served by central wastewater treatment facilities through permit allocation systems.

(k) Limiting the adverse impacts of public investments on the environmental resources of the Florida Keys.

(l) Making available adequate affordable housing for all sectors of the population of the Florida Keys.

(m) Providing 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.

(n) Protecting the public health, safety, and welfare of the citizens of the Florida Keys and maintaining the Florida Keys as
a unique Florida resource.

The Village Council shall make its determination on proposed FLUM amendments on legitimate public purpose based on 
one or more of the following factors: 

1. Demand for the proposed FLUM category in the village in relation to the amount of land currently assigned the
FLUM designation and available to accommodate that demand;

2. Compatibility of the site's physical, geological, hydrological and other environmental features, with the uses
permitted in the proposed FLUM category;

3. Data errors, including errors in mapping, vegetative types and natural features described in the comprehensive plan;

4. New issues;

5. Recognition of a need for additional detail or comprehensiveness

However, in no event shall an amendment be approved which will result in an adverse community change.

Official Zoning Map Amendment Criteria. The purpose of this application is to provide a means for changing the Official 
Zoning Map. It is not intended to relieve particular hardships, nor to confer special privileges or rights on any person, nor 
to permit a change in community character, as analyzed in the Comprehensive Plan, but only to make necessary 
adjustments in light of changed conditions. In determining whether to grant a requested amendment, the Village Council 
shall consider the factors set forth below and the consistency of the proposed amendment with the provisions and intent 
of the Comprehensive Plan. 

The Village Council must find that the application is consistent with the Comprehensive Plan, that the applicant has 
complied with all procedural requirements of the Code 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 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;

2. Compatibility of the site's physical, geological, hydrological and other environmental features, with the uses permitted 
in the proposed zoning district;

3. Data errors, including errors in mapping, vegetative types and natural features described in the Comprehensive Plan;

4. New issues;

5. Recognition of a need for additional detail or comprehensiveness; or

6. Compatibility of the proposed district with the property surrounding the site of the requested rezoning and any
applicable neighborhood or redevelopment plan.

However, in no event shall an amendment be approved which will result in an adverse community change. 
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ORDINANCE NO. 24-

AN ORDINANCE OF ISLAMORADA, VILLAGE OF 
ISLANDS, FLORIDA, CONSIDERING THE REQUEST OF 
LYNN L BELL TO AMEND THE VILLAGE’S FUTURE 
LAND USE MAP FROM RESIDENTIAL MEDIUM (RM) TO 
MIXED USE (MU) FOR THE SUBJECT PROPERTY, 
LOCATED ON UPPER MATECUMBE KEY, WITH REAL 
ESTATE NUMBER 00404730-000000, 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.

WHEREAS, the Official Future Land Use Map of Islamorada, Village of Islands (the “Village”) 

became effective April 30, 2002; and

WHEREAS, the applicant, Lynn L Bell, has requested an official Future Land Use Map 

amendment from Residential Medium (RM) to Mixed Use (MU) for a parcel consisting of 

approximately 18,385 square feet of land, with Real Estate number 00404730-000000, as legally 

described below; and

WHEREAS, pursuant to Section 166.041, Florida Statutes and Sections 30-101 and 30-213 of 

the Village Code of Ordinances (the “Code”), the Village Local Planning Agency publicly considered 

the Future Land Use Map Amendment during a duly noticed public hearing held on June 10, 2024; 

and

WHEREAS, in accordance with Section 166.041, Florida Statutes, and Section 30-213 of the 

Village Code, notice of the public hearings has been given for the proposed adoption of this 

Ordinance; and
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WHEREAS, the Village Council of Islamorada, Village of Islands (the “Village Council”) finds 

that the adoption of the Official Future Land Use Map Amendment is in the best interest of the 

Village and does comply with all applicable laws, as well as promotes the general health, safety, and 

welfare of the Village residents; and

WHEREAS, the Village Council has determined that the proposed Future Land Use Map 

Amendment is consistent with the Village Comprehensive Plan; and

WHEREAS, the Village Council desires to adopt the proposed Future Land Use Map 

Amendment in accordance with State law.

NOW THEREFORE, BE IT ORDAINED BY THE VILLAGE COUNCIL OF ISLAMORADA, 

VILLAGE OF ISLANDS, FLORIDA AS FOLLOWS:

Section 1.  Recitals.  The above recitals are true and correct and incorporated herein by this 

reference.

Section 2.  Approval/Denial of Future Land Use Map Amendment. The Official Future Land 

Use Map Amendment is hereby approved as part of the Official Future Land Use Map of the Village. A 

copy of the Official Future Land Use Map Amendment is attached as Exhibit “A” and incorporated herein 

by this reference, for the following described property:

 SUBDIVISION OF LOTS 3-4 UPPER MATECUMBE PB2-59 PT TR 16

Section 3.  Transmittal.  The Village Clerk is hereby authorized to forward a copy of this 

Ordinance to the State Department of Commerce (“Commerce”) for approval in accordance with 

Section 380.05(6), Florida Statutes.

Section 4.  Effective Date.  This Ordinance shall not become effective until approved pursuant 

to Final Order by the Florida Department of Commerce (Commerce) pursuant to Section 163.3184, 
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Florida Statutes or if the Final Order is challenged, until the challenge to the order is resolved pursuant 

to Chapter 380.05, Florida Statutes.

The foregoing Ordinance was offered by Councilwoman Gillis, who moved for its adoption 

on first reading.  This motion was seconded by Councilman Friedman, and upon being put to a vote, 

the vote was as follows:

Mayor Sharon Mahoney YES
Vice Mayor Don Horton ABSTAIN
Councilman Joseph B. Pinder III YES
Councilwoman Deb Gillis YES
Councilman Steve Friedman YES

PASSED on the first reading this 9th day of January, 2025.

[Remainder of this page intentionally left blank]
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The foregoing Ordinance was offered by _________________, who moved for its adoption on 

second reading.  This motion was seconded by ____________________, and upon being put to a vote, 

the vote was as follows:

Mayor Sharon Mahoney ___

Vice Mayor Don Horton ___

Councilwoman Anna Richards ___

Councilwoman Deb Gillis ___

Councilman Steve Friedman ___

PASSED AND ADOPTED on the second reading this _____ day of __________________, 2025.
                     

____________________________________
SHARON MAHONEY, MAYOR

ATTEST:

             
___________________________________  
MARNE MCGRATH, VILLAGE CLERK

APPROVED AS TO FORM AND LEGALITY
FOR THE USE AND BENEFIT OF
ISLAMORADA, VILLAGE OF ISLANDS ONLY

___________________________________
JOHN J. QUICK, VILLAGE ATTORNEY
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Council  
Communication 

 
    
To: Mayor and Village Council 
From: Jennifer DeBoisbriand , Planning Director  
Date: May 8, 2025  
SUBJECT: Ordinance Amendment to the Official Zoning Map for Parcel 00404730-

000000 - Second Reading TAB C 
     
Background: 
The applicant, Lynn L Bell, has submitted a map amendment application requesting an 
approval for a Zoning Map Amendment from Settlers Residential (SR) District to Highway 
Commercial (HC) District on the subject property, located at 81213 Overseas Highway (RE 
#00404730-000000), comprising 18,385 square feet.  The current use of the property is vacant 
land. 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 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. 
 
The subject property is a 18,385 square foot parcel in Upper Matecumbe  Key.  The property 
is vacant land and scarified.  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 
scarified. 
 
The subject property currently has an existing Settlers Residential (SR) Zoning District 
designation.  The adjacent property to the South is designated Public/Semi-Public (PS). To the 
North the adjacent property is designated as Settlers Residential (SR). The properties to the 
West across Overseas Highway are designated as Multi-Family (MF) and Tourist Commercial 
(TC) and to the East is Settlers Residential (SR).  The character of the surrounding area is 
mixed-use with a collective of commercial uses, institutional (public) uses, and single family 
residences. 
  
Analysis: 
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 
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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:  
 
�    Policy 1-2.1.14, Criteria for Future Land Use Map (FLUM) Amendments 
�    Policy 1-2.4, Recognize Mixed Use Development Patterns 
�    Policy 1-2.4.1, 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 
�    Objective 1-4.6: Prevent Proliferation of Urban Sprawl 
 
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. 
 
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.” 
 
Finding: 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, states 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 
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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. 
 
Finding: The proposed amendment would be consistent with this policy in that it guides 
redevelopment to the scarified area. 
 
Comprehensive Plan Policy 1-2.4.5, Standards Applicable to Non-Residential Uses in the MU 
Designation, states, “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.” 
 
Finding: 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 Objective 1-4.6: Prevent proliferation of Urban Sprawl and Coordinate 
the Timing and Staging of Public and Private Development, states, 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. 
 
Finding: The proposed FLUM amendment would assist in limiting additional development on 
already scarified vacant land. 
 
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.  
 
Finding: 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 
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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. 
 
Finding: The Site is currently scarified and vacant.  The uses permitted in the proposed zoning 
district are compatible with the site's features. 
 
3.    Data errors, including errors in mapping, vegetative types and natural features described 
in the comprehensive plan. 
 
Finding: There is no evidence that there are any errors in the Villages GIS data, records and 
other resources.   
 
4.    New Issues. 
 
Finding: 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. 
 
Finding: 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. 
 
Finding: As previously indicated, the subject property currently has an existing Settlers 
Residential (SR) Zoning District designation.  The adjacent property to the south is designated 
Public/Semi-Public (PS). To the north, the adjacent property is designated as Settlers 
Residential (SR). The properties to the West across Overseas Highway are designated as 
Multi-Family (MF) and Tourist Commercial (TC) and to the East is Settlers Residential 
(SR).  The character of the surrounding area is mixed-use with a collective of commercial 
uses, institutional (public) uses, and single-family residences. 
 
The LPA reviewed this item at its meeting on June 10, 2024, and unanimously recommended 
approval.  The Village Council approved this ordinance on first reading at its meeting on 
January 9, 2025.  
  
Budget Impact: 
None  
 
Staff Impact: 
None  
  
Recommendation: 
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Staff has reviewed the request for Zoning Map Amendment from Settlers Residential to 
Highway Commercial and determined that the request meets the criteria. Therefore, staff 
recommends approval of the map amendment.  
   
Attachments: 1. Bell Zoning ORD with vote 1st read 
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Attachment B
After recording return to:
Planning and Development Services Dept.
Islamorada, Village of Islands
86800 Overseas Highway
Islamorada Florida 33036

ORDINANCE NO.

WHEREAS, the Official Zoning Map of Islamorada, Village of Islands (the “Village”) became 

effective April 30, 2002; and

WHEREAS, the property owner, Lynn L Bell, has requested an Official Zoning Map 

amendment from the Settlers Residential (SR) District to the Highway Commercial (HC) Zoning 

District for a parcel consisting of approximately 18,385 acres of land with the Parcel ID Number 

00404730-000000 (the “Property”), as legally described below; and

WHEREAS, pursuant to Section 166.041, Florida Statutes and Sections 30-101 and 30-213 of 

the Village Code of Ordinances (the “Code”), the Village Local Planning Agency publicly considered 

the Zoning Map Amendment during a duly noticed public hearing held on June 10, 2024; and

WHEREAS, in accordance with Section 166.041, Florida Statutes, and Section 30-213 of the 

Village Code, notice of the public hearing(s) has been given for the proposed adoption of this 

Ordinance; and

WHEREAS, the Village Council of Islamorada, Village of Islands (the “Village Council”) finds 

that the adoption of the Official Zoning Map Amendment is in the best interest of the Village and 

AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, CONSIDERING THE REQUEST OF LYNN L BELL, TO 
AMEND THE OFFICIAL ZONING MAP FROM SETTLERS 
RESIDENTIAL (SR) TO HIGHWAY 
COMMERCIAL (HC) FOR THE SUBJECT PROPERTY, LOCATED 
ON UPPER MATECUMBE KEY, WITH REAL ESTATE NUMBER 
00404730-000000, AS LEGALLY DESCRIBED HEREIN; 
PROVIDING FOR THE TRANSMITTAL OF THIS ORDINANCE 
TO THE STATE DEPARTMENT OF COMMERCE; AND 
PROVIDING FOR AN EFFECTIVE DATE.
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does comply with all applicable laws, as well as promotes the general health, safety, and welfare of 

the Village residents; and

WHEREAS, the Village Council has determined that the proposed Zoning Map Amendment 

is consistent with the Village Comprehensive Plan; and

WHEREAS, the Village Council desires to consider the proposed Zoning Map Amendment in 

accordance with State law.

NOW THEREFORE, BE IT ORDAINED BY THE VILLAGE COUNCIL OF ISLAMORADA, 

VILLAGE OF ISLANDS, FLORIDA AS FOLLOWS:

Section 1.  Recitals.  The above recitals are true and correct and incorporated herein by this 

reference.

Section 2.  Approval/Denial of Zoning Map Amendment. The Official Zoning Map 

Amendment is hereby approved as part of the Official Zoning Map of the Village. A copy of the Official 

Zoning Map Amendment is attached as Exhibit “A” and incorporated herein by this reference, for the 

following described property:

SUBDIVISION OF LOTS 3-4 UPPER MATECUMBE PB2-59 PT TR 16

Section 3.  Transmittal.  The Village Clerk is hereby authorized to forward a copy of this 

Ordinance to the State Department of Commerce (“Commerce”) for approval in accordance with 

Section 380.05(6), Florida Statutes.

Section 4.  Effective Date.  This Ordinance shall not become effective until approved pursuant 

to Final Order by the Florida Department of Commerce (Commerce) pursuant to Section 163.3184, 

Florida Statutes or if the Final Order is challenged, until the challenge to the order is resolved pursuant 

to Chapter 380.05, Florida Statutes.
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The foregoing Ordinance was offered by Councilwoman Gillis, who moved for its adoption 
on first reading.  This motion was seconded by Councilman Friedman, and upon being put to a vote, 
the vote was as follows:

Mayor Sharon Mahoney YES
Vice Mayor Don Horton ABSTAIN
Councilman Joseph B. Pinder III YES
Councilwoman Deb Gillis YES
Councilman Steve Friedman YES

PASSED on the first reading this 9th day of January, 2025.

[Remainder of this page intentionally left blank]
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The foregoing Ordinance was offered by _________________, who moved for its adoption on 
second reading.  This motion was seconded by ____________________, and upon being put to a vote, 
the vote was as follows:

Mayor Sharon Mahoney ___
Vice Mayor Don Horton ___
Councilwoman Anna Richards ___
Councilwoman Deb Gillis ___
Councilman Steve Friedman ___

PASSED AND ADOPTED on the second reading this _____ day of __________________, 2024.
                     

____________________________________
SHARON MAHONEY, MAYOR

ATTEST:

             
___________________________________  
MARNE MCGRATH, VILLAGE CLERK

APPROVED AS TO FORM AND LEGALITY
FOR THE USE AND BENEFIT OF
ISLAMORADA, VILLAGE OF ISLANDS ONLY

___________________________________
JOHN J. QUICK, VILLAGE ATTORNEY
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	Square Feet:                                            .4221
	Existing Use of Property: vacant land
	Has an Application for Map Amendment been submitted for this site within the past two 2 years: Yes
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