Islamorada, Village of Islands
LOCAL PLANNING AGENCY MEETING

October 13, 2025 - 5:30 PM
Founders Park Community Center
87000 Overseas Highway
Islamorada, FL 33036

AGENDA
I CALL TO ORDER / ROLL CALL
Il PLEDGE OF ALLEGIANCE
lll. 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. CONSENT AGENDA
A. Approval of the minutes from the September 15, 2025, meeting.

VI. PUBLIC HEARINGS

A. Ordinance to Amend Future Land Use map from Conservation to
Mixed Use and Establish a new Subarea Policy at a property on
Overseas Hwy with RE # 00096850-000200 Jennifer DeBoisbriand ,
Planning Director
AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS,
FLORIDA, CONSIDERING THE REQUEST OF TY HARRIS PA,
AGENT FOR HORSE PENS LLC TO AMEND THE VILLAGE’S
FUTURE LAND USE MAP FROM CONSERVATION (C) TO
MIXED USE (MU) FOR THE SUBJECT PROPERTY, ON
OVERSEAS HIGHWAY LOCATED ON UPPER MATECUMBE
KEY, WITH REAL ESTATE NUMBER 00096850-000200 AND TO
ESTABLISH A NEW SUB-AREA POLICY UNDER OBJECTIVE 1-
2.11, AS LEGALLY DESCRIBED HEREIN, 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.
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B. Ordinance to Amend the Official Zoning Map from Conservation to
Neighborhood Commercial for a property on Overseas Hwy with
RE# 00096850-000200 Jennifer DeBoisbriand , Planning Director
AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS,
FLORIDA, CONSIDERING THE REQUEST OF TY HARRIS PA,
AGENT FOR HORSE PENS LLC, TO AMEND THE OFFICIAL
ZONING MAP FROM CONSERVATION (C) TO
NEIGHBORHOOD COMMERCIAL (NC) FOR THE SUBJECT
PROPERTY ON OVERSEAS HIGHWAY LOCATED ON UPPER
MATECUMBE KEY, WITH REAL ESTATE NUMBER 00096850-
000200, 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.

VIl. CHAIR AND LOCAL PLANNING AGENCY MEMBERS
VIIl. FUTURE AGENDA ITEMS
IX. PLANNING DIRECTOR/VILLAGE MANAGER

X. VILLAGE ATTORNEY
Xl.  MOTIONS

Xll. OTHER BUSINESS
Xlll. ADJOURNMENT

Options for Viewing the Local Planning Agency 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://islamoradafl.portal.civicclerk.com/

[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 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 #.
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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

[VERBATIM_RECORD]

Page 3 of 250


https://zoom.us/j/96686053458
mailto:ADA@islamorada.fl.us

Local Planning Agency Communication

To: Local Planning Agency Chair and Agency Members

From:

Date: October 13, 2025

Subject: Approval of the minutes from the September 15, 2025, meeting.

Background:

Analysis:

Budget Impact:

Staff Impact:

Recommendation:

Attachments:
1. unsigned minutes 091525
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VL.

Islamorada, Village of Islands
LOCAL PLANNING AGENCY MEETING

September 15, 2025 - 5:30 PM
Founders Park Community Center

87000 Overseas Highway
Islamorada, FL 33036

MINUTES

CALL TO ORDER / ROLL CALL

The meeting was called to order at:5:30pm by Chair, Cheryl Culberson.
Present were James Rhyne, Corey McGraw-Abel, Gregory Dully, Tony Hammon,
Roger Young, Vice Chair, Lorie LaLonde, and Chair, Cheryl Culberson.

PLEDGE OF ALLEGIANCE
The Pledge of Allegiance was led by Committee Member, Roger Young.

AGENDA: Requests for Deletion / Emergency Additions

Village Attorney, John Quick introduced Jaimie Mayer, who works on land-use matters
for the Village.

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.)

Chair Cheryl Culberson opened general public comment.

Mr. John Fernandez provided a public comment.
CONSENT AGENDA

A. Approval of the June 3, 2025 minutes.

Vice Chair, Lorie LaLonde, made a motion to approve the June meeting minutes.
Chair, Cherly Culberson, seconded the motion.

A vote was taken, and the motion passed 7-0.
PUBLIC HEARINGS

A. Ordinance Amending Section 30-103 - Eliminating LPA Term Limits
Jennifer DeBoisbriand , Planning Director, John Quick, Interim
Village Attorney
AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS,
FLORIDA, AMENDING CHAPTER 30 “LAND DEVELOPMENT
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REGULATIONS”, ARTICLE III “DECISION MAKING AND
OTHER ADMINISTRATIVE BODIES”, DIVISION 3 “LOCAL
PLANNING AGENCY”, SECTION 30-103 OF THE VILLAGE
CODE RELATING TO APPOINTMENT, REMOVAL, TERMS,
AND VACANCIES; PROVIDING FOR SEVERABILITY;
PROVIDING FOR INCLUSION IN THE CODE; AND PROVIDING
FOR AN EFFECTIVE DATE

Village Attorney, John Quick, read the title.

Council requested to remove the term limit that is currently in the LPA code to
reflect the consistency as the rest of the Village committees.

Mr. John Fernandez provided a public comment.

Vice Chair, Lorie LaLonde, motioned to amend Code Section 30-103. Chair,
Cheryl Culberson, seconded the motion. A vote was taken, and the motion passed
7-0.

Ordinance Amending 30-851 Relating to Backing Movements or
Other Manuvering Within a Street Right of Way Jennifer
DeBoisbriand , Planning Director

AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS,
FLORIDA, AMENDING CHAPTER 30 “LAND DEVELOPMENT
REGULATIONS”, ARTICLE V “SCHEDULE OF DISTRICT USE
AND DEVELOPMENT STANDARDS”, DIVISION 7 “OFF-STREET
PARKING, LOADING AND DRIVEWAY STANDARDS”, SECTION
30-851 OF THE VILLAGE CODE RELATING TO BACKING
MOVEMENTS OR OTHER MANEUVERING WITHIN A STREET
RIGHT-OF-WAY; PROVIDING FOR SEVERABILITY;
PROVIDING FOR INCLUSION IN THE CODE; AND PROVIDING
FOR AN EFFECTIVE DATE

Village Attorney, John Quick, read the title.

Council requested to bring forth the Local Planning Agency to amend the
ordinance to allow residential and public parking near Angler's Reef. This will
allow an exception to back onto the Old Hwy without the usage of US1.

Chair, Cheryl Culberson asked the committee if they had any comments regarding
this ordinance. Vice Chair, Lorie LaLonde, suggested that this ordinance should
be reworded to show the intent that it is allowed to backing onto other roads
except US1.

Committee Member, Corey McGraw-Abel, asked if there was a precedent for this
ordinance. Village Attorney, John Quick, said it may have taken into consideration
that it was for safety concerns, specifically to control businesses with loading
docks using the roads for loading/unloading. Village Attorney, John Quick, said he
will look into the Council Communication with that legislative intent.

Ty Harris provided public comment.

Roger Young made a motion to approve to amend Code Section 30-851. Tony
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Hammon seconded the motion. A vote was taken, and the motion passed 7-0.

Ordinance to Amend Future Land Use Map from Residential
Medium to Mixed Use at the Property located at 87469 Old Highway
Jennifer DeBoisbriand , Planning Director

AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS,
FLORIDA, CONSIDERING THE REQUEST OF TY HARRIS PA,
AGENT FOR JAIME AND MIKE SNYDER TO AMEND THE
VILLAGE’S FUTURE LAND USE MAP FROM RESIDENTIAL
MEDIUM (RM) TO MIXED USE (MU) FOR THE SUBJECT
PROPERTY, AT 87469 OLD HIGHWAY LOCATED ON
PLANTATION KEY, WITH REAL ESTATE NUMBER 00413300-
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.

Village Attorney, John Quick, read each title.

Both this ordinance and the ordinance amending the Official Zoning Map from
Residential Single Family (R-1) to Highway Commercial (HC) for property located
on 87469 Old Highway are companion items and will be discussed together and
voted on separately.

Planning Director, Jennifer DeBoisbriand, presented the two ordinances, Item C &
D, on behalf of staff.

Ty Harris provided a statement on behalf of the property owners.

Roger Young has no objection as he disclosed that he has a property adjacent to
the property being referenced in this ordinance.

Gregory Dully motioned to amend the Future Land Use Map from Residential
Medium to Mixed Use at the Property located at 87469 Old Highway. Corey
McGraw-Abel seconded the motion. A vote was taken, and the motion passed 7-
0.

Ordinance to Amend the Official Zoning Map From Residential
Single Family to Highway Commercial at the Property Located at
87469 Old Highway Jennifer DeBoisbriand , Planning Director
AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS,
FLORIDA, CONSIDERING THE REQUEST OF TY HARRIS PA,
AGENT FOR JAIME AND MIKE SNYDER, TO AMEND THE
OFFICIAL ZONING MAP FROM RESIDENTIAL SINGLE
FAMILY (R-1) TO HIGHWAY COMMERCIAL (HC) FOR THE
SUBJECT PROPERTY AT 87469 OLD HIGHWAY LOCATED ON
PLANTATION KEY, WITH REAL ESTATE NUMBER 00413300-
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.

Tony Hammon motioned to amend the Official Zoning Map from Residential
Single Family to Highway Commercial at the property located at 87469 Old

Highway. Gregory Dully seconded the motion. A vote was taken, and the motion
passed 7-0.

VII. CHAIR AND LOCAL PLANNING AGENCY MEMBERS

Chair Cheryl Culberson noted that the committee had previously discussed with the
owners of 87462 Old Highway the possibility of rezoning for commercial warehouses
with affordable housing above. She recalled agency recommendations for adjustments
that were never presented to the committee and asked Planning Director Jennifer
DeBoisbriand to review them for consistency with recently approved nearby
ordinances. Members supported the idea as a positive change.

VIlIl. FUTURE AGENDA ITEMS
None.

IX. PLANNING DIRECTOR/ VILLAGE MANAGER

Planning Director, Jennifer DeBoisbriand introduced to the committee the new
recording secretary, Angy Rivas. She also said that the next LPA meeting is scheduled
for October 13, 2025, at 5:30pm.

X. VILLAGE ATTORNEY

None.

Xl.  MOTIONS
None.

Xll. OTHER BUSINESS
None.

Xlll. ADJOURNMENT
The group motioned to adjourn at 6:01pm.

Recording Secretary, Angy Rivas Date Cheryl Culberson, Chair Date
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_____________________________
Recording Secretary, Angy Rivas

____________
Date

_________________________
Cheryl Culberson, Chair

____________
Date


Local Planning Agency Communication

To: Local Planning Agency Chair and Agency Members

From: Jennifer DeBoisbriand , Planning Director

Date: October 13, 2025

Subject: Ordinance to Amend Future Land Use map from Conservation to Mixed Use
and Establish a new Subarea Policy at a property on Overseas Hwy with RE # 00096850-
000200

Background:

The applicant, Ty Harris, PA on behalf of the property owner Horse Pens 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 and to establish a new
sub-area policy under objective 1-2.11 on the subject property, located on Overseas Highway
(RE #00096850-000200), comprising of approximately 6.4 acres (3.16 of which is
mangroves). The current use of the property is riding stables. The proposed sub-area would
limit the uses to the existing riding stables and the development of workforce/affordable
housing. This FLUM amendment has a companion application for a Zoning Map Amendment,
which proposes a change from Conservation (C) District to Neighborhood Commercial (NC)
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 Conservation (C) Future Land Use

designation. The property to the North is designated Residential High (RH). Properties to the
South are designated Conservation (C). The properties to the East across Overseas Highway
are designated Mixed Use (MU). The character of the surrounding area is mixed use with
residential uses and tourist uses.

The property contains a mix of habitats including mangroves and high quality hammock. The
applicant has provided a vegetation survey, and | have included that in your packet. The
property is recognized as habitat to several protected animal species. Pursuant to the
Village’s GIS data and records the parcel is defined as hammock, disturbed with hammock and
mangroves.
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Analysis:

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. 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
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

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 in market-rate residential dwelling units of up to
nineteen (19) units and in an increase of up to forty-nine (49) 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:
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The request for a FLUM change is to allow the existing use to continue to operate legally and
to permit the development of workforce/affordable housing. Additional impact on public
facilities is dependent on future development of the property.

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.

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, 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.

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.

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 additional 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.

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.
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
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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.

Compatibility with Comprehensive Plan Policies:

Policy 1-2.1.9, Promote Low and Medium Intensity and Varied Commercial Designations
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
Policy 1-2.4.6: Establish Zoning District Criteria for MU

Comprehensive Plan Policy 1-2.1.9, Promote Low and Medium Intensity and Varied
Commercial Designations, 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 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.

It is the staff's opinion that is request is compatible with the two policies as it does not result in
an adverse community change at this time. The property has been operating as riding stables
since prior to the adoption of the Comprehensive Plan and the Applicant intends to continue to
do so. If the applicant decides to create workforce/affordable housing on the property a site
plan will be required, and the review will consider impacts to the surrounding community. At
this time, no change to the property is proposed. The change has been requested to bring the
property into compliance with the current use.

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 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 and residential uses.
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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
industrial uses, outdoor storage and sales as a primary use of land, and outdoor retail sales as
an accessory use of land.

The proposed amendment would not be consistent with this policy in that the property has
environmentally sensitive lands and critical habitat.

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.”

The proposed amendment is consistent with Policy 1-2.4.5 as the Property meets the FAR
requirements for nonresidential intensity.

Policy 1-2.4.6: Establish Zoning District 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 amendment is not consistent with Policy 1-2.4.6 (2) as it establishes
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Commercial Zoning between Conservation Zoning and Multi-Family Zoning.

Objective 1-2.6: Manage Conservation Resources; The Future Land Use Map designates
lands as Conservation (C) to provide for the long-term preservation of environmentally
sensitive natural resource systems. Conservation resources generally include wetlands,
transitional wetlands, mangroves, salt marsh, tidal waters, beaches, beach berms and dunes,
natural shoreline or upland hammocks.

The proposed amendment is not consistent with Objective 1-2.6 as it removes environmentally
sensitive lands from Conservation Zoning.

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 and staff response is provided immediately below. 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
the lot is already developed and in use as riding stables.

(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 not consistent with Principle (b) of the Principles for Guiding
Development as there would be could be 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 not consistent with Principle (c) of the Principles for Guiding
Development. The property does have upland resources that could be impacted.

(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.
Bringing the subject property’s zoning into conformance with its current use 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.
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Village Staff Response:
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.

(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.
No additional development is proposed.

(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:

The Florida Keys Aqueduct and water supply facilities;

Sewage collection, treatment and disposal facilities;

Solid waste treatment, collection and disposal facilities;

Key West Naval Air Station and other military facilities;

Transportation facilities;

Federal parks, wildlife refuges, and marine sanctuaries;

State parks, recreation facilities, aquatic preserves, and other publicly owned properties;
City electric service and the Florida Keys Electric Co-op; and

Other utilities, as appropriate.

©CoNoOORWN =

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.

(i) 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
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treatment facilities through permit allocation systems.

Village Staff Response:
The proposed FLUM is consistent with Principle (j) of the Principles for Guiding Development.
No new development is proposed.

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

Village Staff Response:
The proposed FLUM amendment could have adverse impacts on the environmental resources
of the Florida Keys.

() 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 (I) of the Principles for Guiding
Development. If approved the applicant would be able to construct up to forty-nine (49)
workforce/affordable housing units.

(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

Recommendation:
Staff has no recommendation at this time.
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Attachments:
1. Horse Pens Backup
2. Horse pens FLUM ORD
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Islamorada, Village of Islands,
Planning and Development Services Department

APPLICATION FOR MAP AMENDMENT

Pursuant to Chapter 30, Article IV, Divisions 8 & 9

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: Ty Harris PA

Mailing Address: 110 Plantation Shores Drive Tavernier FL 33070

Primary Phone: 386 956 8776 Fax:  N/A

Email: tyharrispa@gmail.com

PROPERTY OWNER:
Name: _Horse Pens LLC

Primary Phone: _See agent. Fax: N/A
Email: See agent.

LEGAL DESCRIPTION OF PROPERTY: If in metes and bounds, attach legal description on separate sheet.

Physical Address: 80241 Overseas Hwy. Islamorada, FL 33036 Mile Marker: 80.2

Lot: 1-2-3 tract 3-5-7 Block: Subdivision: Island of Upper Matecumbe

[ ] Plantation Key ] Windley Key Upper Matecumbe Key [] Lower Matecumbe Key
Real Estate (RE) Number: 00096850-000200 Alternate Key: 1113387

PROPERTY DESCRIPTION:
Total Land Area: 126,755 sq.ft. Square Feet 3.2+- Acres
Existing Use of Property: Horse Pens (riding stables)

Has an Application for Map Amendment been submitted for this site within the past two (2) years? |:| Yes E] No
If yes, provide name and date of application:

PROPOSED MAP AMENDMENT:
Current Future Land Use Map Category: c Current Zoning District: c
Proposed Future Land Use Map Category: MU or Sub-area Proposed Zoning District: _NC or Sub-area

86800 Overseas Highway ¢ Islamorada, Florida 33036-3162
Office 305-664-6400 = Fax 305-664-6467 = www.islamorada.fl.us
1
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SUBMITTAL REQUIREMENTS:
[/] Correct application fee (Total Fee Due)

Notarized agent authorization letter, if applicable, including the agent’s name, address and phone number
authaorizing the applicant/agent to act on all property owners’ behalf.

[] Proof of ownership e.g. warranty deed, lease or pending sale contract.
|Z| Property record card from the Monroe County Property Appraiser.

[/] Copy of current Future Land Use Map clearly marking the boundaries of the property. Map may be request from
Planning and Development Service Department prior to application submittal.

Copy of current Official Zoning Map clearly marking the boundaries of the property. Map may be request from
Planning and Development Service Department prior to application submittal.

[/] Photographs of the site taken from adjacent streets.

Signed and sealed survey prepared by a Florida registered surveyor. The survey shall include elevations and location
of all existing structures, paved areas, location of all utility structures, all easements, all bodies of water on and
adjacent to the site, docks, piers, mean high water line and total acreage by habitat (please provide a digital copy in
addition to the signed and sealed survey).

[ZI Data and analysis (including a land use need analysis) pursuant to Comprehensive Plan Policy 1-2.1.13, demonstrating
there is a need for the amount of development allowed by the proposed FLUM designations in order to accommodate
the Camprehensive Plan’s projected population growth within the planning timeframe of the Comprehensive Plan.

Explanation of how the application satisfies each of the applicable criteria in the Land Development Regulations,
Comprehensive Plan and Principles for Guiding Development pursuant to § 380.0552(7), Florida Statutes. See
Attachment A for list of criteria.

If deemed necessary to complete a full review of the application, the Planning and Development Services Department
reserves the right to request additional information.

| certify that | am familiar with the information contained in this application, and that to the best of my knowledge such
information is true, complete and accurate. | certify that all information required has been provided.

Digital signatures do not require notarization when they can be verified by a Trusted Certificate issued by a third-party
Certificate Authority. Ifyou are not using a “verifiable digital signature”, print this document and have it notarized.

2 s 2N / 2025

Signwﬂe of Applicant Date

Print Name; _1Y Harris

STATEOF _Tloride
COUNTYOF "N onr ot

Sworn to and subscribed before me by means of v~ physical appearance ar onllr@w&ﬁl‘fim;} this 24972 u day of
Bu ek ,20 5 by (o A \Harns (name u@@ﬁ%ﬁ&he’ ilcatron] as
OWor Ot (type of autharity e.g. officer, manager / member, trusteesattonw'?q%g@cgy: Toroc. Yens \\
(name of entity or party on behalf of whom application m,i_gs exeéﬁt%d] %5 7-_'-,
: 5 =@ : * §
= '-. pas P =
@Caécrow S TR o8S
Signature of Notary Public —~ SEAL: Z 0, 2, %0ded W € F F
4:,“3? - J:f:‘!rr' m"-}‘, ‘2"5_:-”
g i

&
[V] Personally Known [_| Produced Identification Type of ID.
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Islamorada, Village of Islands,
Planning and Development Services Department

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 DEQO 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 ecanomic 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) Pratecting 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;

Sewage collection, treatment, and disposal facilities;

Solid waste treatment, collection, and disposal facilities;

Key West Naval Air Station and other military facilities;

Transportation facilities;

Federal parks, wildlife refuges, and marine sanctuaries;

State parks, recreation facilities, aquatic preserves, and other publicly owned properties;

City electric service and the Florida Keys Electric Co-op; and

© @ N OV oE W N

Other utilities, as appropriate.

86800 Overseas Highway e Islamorada, Florida 33036-3162
Office 305-664-6400 o Fax 305-664-6467 = www.islamarada.fl.us
3
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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.

(i) 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.
() 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 pian.

(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, geclogical, 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 Councii 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;

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

Recognition of a need for additional detail or comprehensiveness; or

o o oW

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

However, in no event shall an amendment be approved which will result in an adverse community change.
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RE Parcel No. 00096850-000200
Arborist Assessment Report

RICH ROOTS

ARBOR SERVICES LLC ——

June 15, 2025

Vegetation Survey, and Arborist Assessment

Legal description of the parcel, including the real estate number

Block Lot Subdivision Island (Key) Plate Book-Page Re #
Upper Matecumbe
N/A 1-2-3 N/A Key N/A 00096850-000200
Property Address 80241 Overseas Hwy.

Islamorada, FL 33036

Property Owner (Last Name, First Name)

Mailing

Adress

Horse Pens LLC

80241 Overseas Hwy.
Islamorada, FL 33036

Report Date

Date of Site Visit

June 15, 2025

June 13, 2025

This biological assessment includes the identification, measurement, and mapping of all
regulated vegetation, as outlined in the Village of Islamorada Land Development Regulations

(Chapter 30).

Sincerely,

Jason D. Richards

Digitally signed by Jason D. Richards
Date: 2025.06.15 13:30:25 -04'00'

Jason D. Richards, ISA Certified Arborist, Utility, TRAQ, and

PPQ Specialist FL-1289 AU Rich Roots Arbor Services, LLC.
(305)-586-6424 - richrootsarbor@gmail.com

Page 1 of 12
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RE Parcel No. 00096850-000200 June 15, 2025
Arborist Assessment Report

1. Introduction

This 6.64-acre parcel is located at 80241 Overseas Hwy. on Upper Matecumbe Key. The parcel is
located between 80450 Overseas Hwy to the east and vacant lands with a parcel ID 0096480-000100
to the west. The parcel boundary adjoins US 1 to the south and Florida Bay to the north.

. As depicted in Figure 1, the subject parcel is Lots 1-2-3 of Tracks 3-
5-7 on the Island of Upper Matecumbe, located between US 1 and
Florida Bay.

Figure 1- MCPA Map

2. Habitat and Plant Species: This parcel measures approximately 3.3 Acres of cleared areas and
patches of hardwood hammock species as well as invasive exotics mixed throughout. Approximately 3.16
Acres of mangroves.

Table 1 lists all plant species observed on the property,
identified as plots 1 through 7. Listed species are considered
Threatened, Endangered, Regionally Important, and Native.
Attachment A provides a map showing the locations of listed
species, as noted in the Village of Islamorada Land
Development Regulations (Chapter 30).

Figure 2 — Habitat Layer Islamorada ARCGIS

Page 2 of 12

Page 27 of 250



RE Parcel No. 00096850-000200 June 15, 2025
Arborist Assessment Report

3. Methodology:

All regulated native trees on site with a two-inch stem diameter or greater were measured at diameter of
breast height (DBH) using a diameter tape and rounded to the nearest inch (i.e., trees 2.5 to 2.9 inches
were rounded to 4 inches). The vegetation map for this report categorizes the trees as Endangered (E),
Threatened (T), Regionally Important (RI), Native (N), and Invasive Exotic (IEX). All E, T, or RI that did
not measure two-inch (dbh) were calculated for the height of the plant in feet.

4. Wildlife:

The parcel is listed within the federally protected Species Focus Areas or 500-foot Species buffer
areas.

Eastern indigo snake

- Key Largo cotton mouse

- Key Largo woodrat Schaus Swallowtail butterfly

- Keys tree cactus

- Keys tree snail.

The parcel_is not listed as being in any federally protected 500-foot Species Buffer Areas.
Wildlife could utilize the habitat; however, no wildlife species or signs of their presence were
observed during the field assessment. Due to the development of the surrounding community, it is
unlikely that the property will be used for the protection of wildlife species.

5. Conservation Status and Recommendations

o Endangered, Threatened, and Regionally Important Species: Florida boxwood(E),
White ironwood (E), Inkwood (RI), Black ironwood (RI), Spanish Stopper (RI), Poisonwood
(RI), and Limber Caper (RI)

o Habitat Condition Assessment: The overall condition of the vegetation appeared
healthy. However, one gumbo limbo on the east side boundary is in poor health.

o Invasive Species: The presence of invasive exotics and non-native species, such as the
Florida Holly and Bowstring Hemp.

6. Conclusion
The vegetation map (Attachment A) lists all species identified on the property. The scope of this

project was to determine the native species present, which are consistent with those found in a
hardwood hammock on the property.

Appendices

e Species List: Comprehensive list of all recorded species included in the tree table.
e Maps and Photographs: Visual documentation of survey locations with assigned tree
numbers.

Page 3 of 12
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RE Parcel No. 00096850-000200 June 15, 2025
Arborist Assessment Report

Attachment A — Vegetation Map

Quality Determination — The quality of a tropical hardwood hammock shall be determined based
on the cumulative point scores derived under this section using the following criteria. Parcels
within the Residential Medium (RM) and Airport (A) future land use categories that score as
high or moderate quality and are one-half acre or less in size shall receive an automatic low-
quality classification, provided the applicant submits a conservation easement on required
open space. (Village of Islamorada Code Sec 30-1613 (i)

Quality Scoring
Patch Size — 23.5 Acres 75 Points
Position of Hammock in the Landscape 15 Points
Estimated Invasive Exotic Plant Coverage < 10 Points

25%

Total Points Awarded — 100 Points

Page 4 of 12
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RE Parcel No. 00096850-000200

Arborist Assessment Report

Table 1 — Species List

June 15, 2025

Plot 1
Tree Common Name Scientific Name Status DBH Height
#
1 Black ironwood Krugiodendron ferreum RI 3"
2 Blolly Guapira discolor N 6"
3 Gumbo limbo Bursera simaruba N 10"
4 Stopper, Spanish Eugenia foetida N <2" 4"
5 Limber caper Capparis flexuosa N <2" 12"
6 Jamaican dogwood Piscidia piscipula N 16"
7 Inkwood Exothea paniculata RI <2" 10"
8 Blolly Guapira discolor N 8"
9 Stopper, Spanish Eugenia foetida N <2" 4'
10 Stopper, Spanish Eugenia foetida N <2" 4'
11 Black ironwood Krugiodendron ferreum RI <2 20"
12 Florida boxwood Schaefferia frutescens E <2" 15"
Plot 2
Tree Common Name Scientific Name Status DBH Height
#
1 Strangler fig Ficus aurea N >30"
2 Inkwood Exothea paniculata RI <2" 4"
3 Stopper, Spanish Eugenia foetida N <2" 7'
4 Black ironwood Krugiodendron ferreum RI 4"
5 Jamaican dogwood Piscidia piscipula N 10"
6 Pigeon plum Coccoloba diversifolia N 2"
7 Stopper, Spanish Eugenia foetida N <2" 8'
8 Jamaica caper Capparis cynophallophora N <2" 5
9 Black ironwood Krugiodendron ferreum RI 4"
10 Black ironwood Krugiodendron ferreum RI <2" 10"
11 Black ironwood Krugiodendron ferreum RI 6"
12 Jamaican dogwood Piscidia piscipula N 19"
Page 5 of 12
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Table 1 — Species List Continued

June 15, 2025

Plot 3

Tree Common Name Scientific Name Status DBH Height
#
1 Wild lime Zanthoxylum fagara N 2"
2 Pigeon plum Coccoloba diversifolia N 7"
3 Wild lime Zanthoxylum fagara N <2" 15°
4 Gumbo limbo Bursera simaruba N 15"
5 Limber caper Capparis flexuosa N 2"
6 Rougeplant Rivina humilis N <2" 2!
7 Cockspur Pisonia aculeata N <2" 10"
8 Wild coffee Psychotria nervosa N <2" 2!
9 Black ironwood Krugiodendron ferreum RI 5"
10 Blolly Guapira discolor N 8"
11 Poisonwood Metopium toxiferum RI <2" 5
12 Pigeon plum Coccoloba diversifolia N 3"

Plot 4

Tree Common Name Scientific Name Status DBH Height
#
1 Blolly Guapira discolor N 10"
2 Rougeplant Rivina humilis N 2!
3 Black ironwood Krugiodendron ferreum RI 3"
4 Stopper, Spanish Eugenia foetida N <2" 5
5 Black ironwood Krugiodendron ferreum RI 4
6 Florida boxwood Schaefferia frutescens E 4"
7 Wild coffee Psychotria nervosa N 3
8 Jamaican dogwood Piscidia piscipula N >30"
9 Pigeon plum Coccoloba diversifolia N 4"
10 Cockspur Pisonia aculeata N 12
11 White ironwood Hypelate trifoliata E 3"
12 Pigeon plum Coccoloba diversifolia N 4"
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Table 1 — Species List Continued

June 15, 2025

Plot 5

Tree Common Name Scientific Name Status DBH Height
#
1 Crabwood Gymnanthes lucida N <2" 10"
2 Gumbo limbo Bursera simaruba N 9"
3 Pigeon plum Coccoloba diversifolia N 4«
4 Black ironwood Krugiodendron ferreum RI 3"
5 Cockspur Pisonia aculeata N 10"
6 Blolly Guapira discolor N 6"
7 Crabwood Gymnanthes lucida N <" 3!
8 Stopper, Spanish Eugenia foetida N <2" 8'
9 Black ironwood Krugiodendron ferreum RI 6"
10 Rougeplant Rivina humilis N 2!
11 Stopper, White Eugenia axillaris N <2" 4
12 Poisonwood Metopium toxiferum RI 10"

Plot 6

Tree Common Name Scientific Name Status DBH | Height
#
1 Geiger tree Cordia sebestena RI 5"
2 Everglades velvetseed Guettarda elliptica N 2"
3 White indigoberry Randia aculeata N 4"
4 Jamaican dogwood Piscidia piscipula N 13"
5 Stopper, Spanish Eugenia foetida N <2" 8'
6 Gumbo limbo Bursera simaruba N 16"
7 Buccaneer palm Pseudophoenix sargentii E 1'CT
8 Black ironwood Krugiodendron ferreum RI 7"
9 Gumbo limbo Bursera simaruba N 16"
10 Jamaican dogwood Piscidia piscipula N 13"
11 Black ironwood Krugiodendron ferreum RI 7"
12 Stopper, White Eugenia axillaris N <2" 10"
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Table 1 — Species List Continued

June 15, 2025

Plot 7
Tree Common Name Scientific Name Status DBH Height

#

1 Barbed wire cactus Cereus pentagonus E 3"
2 Wild lime Zanthoxylum fagara N 3"

3 White indigoberry Randia aculeata N 3'
4 Stopper, Spanish Eugenia foetida N <2" 15"
5 Wild coffee Psychotria nervosa N 2!
6 Gumbo limbo Bursera simaruba N 9"

7 Everglades velvetseed Guettarda elliptica N <2" 7'
8 Stopper, White Eugenia foetida N <2" 15"
9 Limber caper Capparis flexuosa N 2"

10 Black ironwood Krugiodendron ferreum N 3"

11 Gumbo limbo Bursera simaruba N 16"

12 Snowberry Chiococca alba N 6'

Page 8 of 12

Page 33 of 250



RE Parcel No. 00096850-000200 June 15, 2025
Arborist Assessment Report

Attachment B — Photo Log

Figure 1- Plot 7outhwest cmer.
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Attachment B — Photo Log

Figure 1 - Plot 7, Northwest side at the start of the horse pens
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Background - Foreast Approach

The population forecast was prepared! for unincorporated Monroe County through
year 2030 for the update of the County’s Comprehensive Plan. Population is
identified according to upper/middle/lower (UML) keys. It is based on the
countywide functional population control total forecast through 2030; functional
population is the sum of permanent plus seasonal population.

The Keith and Schnars (K&S) team begins with a permanent population forecast and
a seasonal population forecast at the county level. The seasonal population series is
based on the Florida Keys Aqueduct Authority (FKAA) data series. This series
includes estimates of seasonal residences, RV’s, hotel/motel, camps, boat
liveaboards, mobile home, and other. The Department of Community Affairs (DCA)
has recommended using the FKAA series for the purposes of estimating the seasonal
population component, with appropriate updates to the methodology.

The permanent population series is the latest published by the University of Florida,
Bureau of Economic and Business Research (BEBR). In as much as ROGO has been
in place since 1993, BEBR population projections reflect a ROGO constrained growth
trend. This means permanent population growth projections implicitly assume the
continuation of the ROGO constraint and the effects of the ROGO constraint are
implicitly embedded in the history.

2.0 ROGO Based Permanent Population Series

The ROGO based permanent population series will be used in the Comp Plan update
as one component of the functional population. At the county level, for control
totals, DCA has recommended using the latest BEBR annual estimates and the BEBR
Medium series population projections from PS 156, published March 2010 for
permanent population estimates.

3.0 Analysis of Permanent Population Data

University of Florida annual population estimates for municipalities and
unincorporated areas indicates permanent population fell in the Keys from 2006-
2008, with some a return to growth evidenced in 2009. The effect of the short term
decline is to drive the long term population projections down. Thus, both recent
history and future projections from BEBR suggest a downward trend in permanent
population. This is reflected in the resulting Functional Population series shown in
Figure 1. This series represents the sum of the most recent BEBR permanent
projection and the FKAA seasonal projection.

1 The population forecast was prepared by Fishkind and Associates with support from Keith and
Schnars, P.A.

Monroe County 2010-2030 2 Keith and Schnars, P.A.
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Figure 1 - Preliminary Functional Population Projection
4.0 Analysis of Seasonal Population Data

There is ongoing ROGO based residential growth and there is a substantial inventory of
non-conforming, substandard, live-aboard and RV camp housing. Substandard, non-
conforming units are being gradually removed from inventory, however, not at a rate fast
enough to net out all residential growth. It is our view a portion of the permanent
population losses have occurred as a result of the recession, a rise in foreclosures,
depletion of affordable housing and increased unemployment. Nearly 3,500 units have
been foreclosed throughout the Keys since 2005. The rise in home prices and threat of
hurricanes has also contributed in our view to some permanent population loss. Losses
associated with some of these conditions may be temporary, resulting in renewed growth
after the recession. The BEBR annual permanent population estimate for 2009 indicated,
net positive permanent population growth in 2009 and small losses in 2010.

On the other hand, of all the new single family housing growth in Monroe County since
1999, nearly 70% has been in non-homesteaded units. It is likely this is a function of both
growth in seasonal population as well as permanent population loss, which may cause once
permanently occupied existing units to become non-homesteaded. This latter aspect
represents a shift from existing permanent population to seasonal population and is why
the non-homesteaded mix is so high.

Monroe County 2010-2030 3 Keith and Schnars, P.A.
Population Projections 3-15-11 Fishkind and Associates

Page 41 of 250



MONROE COUNTY COMPREHENSIVE PLAN UPDATE

WWW.KEYSCOMPPLAN.COM
(800) 488-1255

5.0 Seasonality

Seasonal population is one component of Functional population. K&S has researched three
functional population series. The three functional series in this analysis include permanent
populations based on Census, BEBR and FKAA. In each of these scenarios the same
Seasonal series, from FKAA, is used. The FKAA seasonal series is the seasonal series
developed by Monroe County Planning Department (MCPD). The detailed methodology for
the Seasonal series is found in the MCPD report included as Appendix 1. The FKAA
seasonal series methodology generated from the MCPD report is found in Appendix 2.

As permanent population has fallen we must examine whether and the degree to which it is
replaced by seasonal population. The American Communities Survey from 2005, 2008 and
the Census 2000 data indicate a substantial increase in housing units held for seasonal use.
These data indicate the number of seasonal units has risen from 12,628 in 2000 to 15,262
in 2005 to 19,195 in 2008 (Table 2). This is an increase of 6,567 seasonal units. This
would represent a shift into seasonal population by as much as 16,418 persons. During the
same period permanently occupied units have fallen from 35,086 to 29,084, some 6,002
units or a decline of 15,005 persons (Table 1). Based on the ACS and Census data, the loss
in permanent population is approximately equivalent to the gain in seasonal population
since year 2000.

Monroe County 2010-2030 4 Keith and Schnars, P.A.
Population Projections 3-15-11 Fishkind and Associates
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Table 1- H1 - Vacant and Occupied Unit Counts

Table H1. Housing Units by Vacancy Status and Tenure by Units in Structure, 2000 - Monroe County

Monroe County Occupied Units Vacant Total Vacant
Units in Structure Owner | Renter | Total Units Units %
1, detached 13,866 3,496 17,362 6,850 24,212 28.29%
1, attached 1,045 1,503 2,548 1,655 4,203 39.38%
2 480 1,598 2078 453 253 17.90%
Jord 306 1,675 2181 589 2,770 21.26%
5t09 215 1,042 1,257 897 2,154 41.64%
10 to 19 403 425 828 899 1,727 52.06%
20to 49 375 180 555 1,039 1,594 65.18%
50 or mere 346 1,043 1,389 444 1,633 24.22%
Mobils home 1,168 1,945 6,113 3,401 9,814 31.66%
Boat, RV, van, etc. 396 79 475 304 779 39.02%
| Total | 21,900] 13,186 35,086] 16,531] 51,617 32.03%]
Table H1. Housing Units by Vacancy Status and Tenure by Units in Structure, 2005 - Monroe County
Monroe County Occupied Units Vacant Total Vacant
Units in Structure Owner | Renter | Total Units Units %
1, detached 16,618 2,024 18,642 7,448 26,090 28.55%
1, attached 1427 2,106 3,633 2,978 6,511 45.74%
2 621 973 1.594 636 2,230 28.52%
Jord 52 1.521 1,673 638 2,211 28.86%
5t09 458 482 940 1.440 2,380 60.50%
1010 19 597 46 643 505 1,148 43.99%
20 to 49 132 1,125 1,257 1,198 2,455 48.80%
50 or more 435 532 967 203 1,170 17.35%
Mobile home 2,876 1,485 4.361 3,904 8,265 47.24%
Boat, RV, van, etc. 405 46 451 0 451 0.00%
| Total | 23621]  10.340]  33961]  18950]  52911]  35.81%
Table H1. Housing Units by Vacancy Status and Tenure by Units in Structure, 2008 - Monroe County
Monroe County Occupied Units Vacant Total Vacant
Units in Structure Owner | Renter | Total Units Units Y
1, detached 15,019 3,344 18,363 10,351 28,714 36.05%
1, attached 490 1,233 1.723 3,209 4,932 65.06%
2 371 803 1,174 764 1,938 39.42%
Jord 283 699 982 1,581 2,563 651.69%
5tad 272 845 1,117 2,158 3,275 65.89%
1010 19 170 202 372 1,011 1,383 73.10%
20 to 49 161 56 217 228 1,045 79.23%
50 or more 463 504 967 816 1,783 45.77%
lobile home 2,739 1,121 3.860 4,011 7,671 50.96%
Baat, RV, van, ate. 164 145 309 0 309 0.00%
| Total | 20,132 8,052  29,084] 24729]  53813]  45.95%]
Monroe County 2010-2030 5 Keith and Schnars, P.A.
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Table H3. Number of Vacant Units by Vacancy Status, 2000 - Monroe County

Monroe County Vacant
Vacancy Status Units Yo
For rent 1,663 10.06%
For sale only 759 4 59%
Rented or sold, not cccupied 304 1.84%
For seasanal, recreational, or occasional use 12.628 76.39%
For migrant workers 48 0.29%
Other vacant 1:129 6.83%
| Total | 16,531  100.00%|

Table H3. Number of Vacant Units by Vacancy Status, 2005 - Monroe County

Monroe County Vacant

Vacancy Status Units %o
For rent 943 4 98%
Rented, not occupied 458 2.42%
For sale anly 448 2.36%
Sold, not occupied 123 0.65%
For seasanal, recreational, or occasional use 16,738 83.05%
For migrant workers 0 0.00%
Other vacant 1240 6.54%
| Total | 18,950(  100.00%]

Table H3. Number of Vacant Units by Vacancy Status, 2008 - Monroe County

(800) 488-1255

Monroe County Vacant

Vacancy Status Units %o
For rent 1,581 6.43%
Rented, not occupied 53 0-22%
For sale only 1,545 6.28%
Sold, not occupied 441 1.¥9%
For seasonal, recreational, or occasional use 19,195 T8.03%
For migrant workers 0] 0.00%
Other vacant 1,914 7.78%
| Taotal | 24,729 | 1 EiI].53%|

Source: US Census and American Communities Survey;
Prepared by the South Florida Regional Planning Council

Contributing to the support of the seasonal increase phenomenon is the rate of
foreclosures and the Monroe County Property Appraiser data regarding homestead
exemptions. It is generally believed non-homesteaded properties represent seasonal
vacant, second homes, or for-rent units. Population in these should be distinguished from

Monroe County 2010-2030
Population Projections 3-15-11

Keith and Schnars, P.A.
Fishkind and Associates
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short-term tourist visitors. However, in times of high foreclosure rates, a shift to non-
homestead may represent a temporary loss in permanent population.

During the housing bubble from 2003-2008 in fact non-homesteaded units did rise. This
coincided with a rise in foreclosures, as well as speculative investing and reported
permanent population losses. There were 3,431 foreclosures in Monroe County from
2005-20009.

During the 2000-2009 period, total homesteaded units increased from 16,005 to 16,698
units, a net increase of 693 units. Non-homesteaded units moved from 20,784 to 22,197, a
net increase of 1,413 units. This compares with the 3,431 foreclosures from 2005-2009,
recognizing it is likely as much as half of the foreclosed units may have been resold since
the initial foreclosures which began in 2005, and some tendency to for those units to return
to a homesteaded status. By 2009, after speculative investing ceased, the share of non-
homesteaded properties went back down, falling to 2003 levels. This is consistent with the
expectation of resold foreclosures regaining homesteads (Figure 2). Also, as noted,
permanent population increased during 2009 according to BEBR, supporting an increase in
permanent population.

The non-homestead rate for all units is now 57.1%. This is essentially the same rate both
pre and post bubble. Single family non-homestead rates began to move up more closely in
concert with rising foreclosures (Figure 2). This supports our belief a considerable
portion of permanent population losses may be attributable to foreclosures arising from
the speculative housing bubble, and thus temporary. The expectation is some permanent
population may return to these units over the course of the planning horizon - thus
permanent population may increase over this period in substantially greater numbers than
the growth in new housing units. To the degree this condition occurs, the BEBR medium
series permanent population projection will be in error and will under-project permanent
population growth. Planning for this contingency in the face of an unknown resolution to
thousands of foreclosures is necessary. Thus, reflecting the population associated with
portions of these foreclosed units as non-homestead and seasonal population will also
correct and compensate for this potential longer term problem with the BEBR projection.

Monroe County 2010-2030 7 Keith and Schnars, P.A.
Population Projections 3-15-11 Fishkind and Associates
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Figure 2- Monroe County - Foreclosures and
The Percent of Non-Homestead Residential Units

There has been an increase in vacant units from 2005-2009. During this period both the
Census and BEBR indicated permanent population loss. From 2005 to 2008 the ACS
indicated an increase in seasonal vacancy of 3,457 units. During the 2005-2009 period,
foreclosure data indicated there were 3,431 foreclosures, as noted earlier. Thus, the ACS
data indicates, on net, the permanent population losses and associated housing vacancy is
being shifted into seasonal units. Further, it is believed there is associated seasonal (non-
permanent population) associated with these vacant units. With a reported permanent
population growth in 2009 and increasing homestead exemptions in 2009 on one hand and
coinciding numbers of foreclosures and seasonal increase through ACS, it is equally
possible in our view, the permanent population loss is temporary and due as much to the
end of the housing bubble, foreclosures and rising unemployment as it is due to a shift from
permanent to seasonal residency. It is likely both conditions exist and are occurring.

6.0 Methodological Flaw in MCPD and FKAA Regarding Seasonal Shift

The MCPD seasonal population methodology and the FKAA seasonal population
methodology did not contemplate or recognize the shift of the existing population base
from permanent to seasonal. The MCPD methodology considered residential unit growth
only and the depletion of available buildable lots, when contemplating the future level of
either permanent or seasonal populations. This is partly due to the MCPD methodology not
having the benefit of the data beyond year 2000 which shows a more pronounced shift
among existing units from permanent/homesteaded units to non-homesteaded units, and

the American Communities Survey data, which supports the seasonal shift.
Monroe County 2010-2030 8 Keith and Schnars, P.A.
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The failure to consider or incorporate the shift in the existing population base is the reason
for the change that has been made to the previously approved FKAA population
methodology in this update. The methodological change employed here is to both shift
some of the projected dwelling unit growth into seasonal residences and account for the
loss of existing permanent residents through an offsetting shift to seasonal residents.
Further, in the MCPD analysis, rather than showing seasonal population increasing as it has
been, on pages 32 and 33 of the MCPD report it states an assumption was employed
causing the seasonal population to decline in a similar fashion to anticipated permanent
population decline.

The MCPD methodology employed an assumption called the “drag factor” of .1% per year
to reduce the growth of seasonal populations over time. The “drag factor” is used to
illustrate the assumption of seasonal population declines from the historic actual. However
there is no analysis or data which is presented to support the use of the “drag factor”, nor
the .1% level of the “drag factor” with respect to seasonal populations. Further there is no
mention or discussion in the MCPD analysis which recognizes that the loss in the existing
permanent population base may be offset by an increase in the seasonal population. The
current population projections in this report correct this methodological flaw.

The discussion of the “drag factor” assumption is found in the MCPD permanent population
methodology on page 30 and is excerpted below:

A *drag” factor was applied lo each year’s percent increase figures by PAED. This drag facior increases by .1% each year over
the ten year period, so that by 2015, the rate of increase in permanent resident population by PAED will have declined by 1.1%.
This drag factor was employed as an assumption that the availability of building permits will decline as the carrying capacity of
the Keys is reached, It is also likely that the availahility of building sites will also decline in the early years of the twenty-first
century. Analysis hias shown that a 1.1% decline in mean percentage increases in populaiion over a len year period would not
significantly affect the validity of the population forecasts. It is important to note this methodology reveals the beginnings of a
decline in the total number of permanent residents in unincorporaled Monroe County by 2014,

Source: Appendix 1; MCPD, Pg 30 re: discussion of permanent population

The Remainder of This Page Intentionally Blank
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The use of the “drag factor” assumption as applied to growth in seasonal population is
found in the methodology on page 33 is excerpted below:

A similar methodology was employed Lo determine the seasonal resident and vacation rental visitor population by PAED from
2005 to 2015. Essentially, the average percent increase figure was applied lo the previous year's population figures. The product
of this equation was then added to the previous year's population o estimaie the following year's total seasonal resident and
vacation rental visitor population. A “drag"” factor was applied to each year's percent increase figures by PAED (similar to the
one applied to the permanent resident population figures). This drag factor increases by .1% each year over the ten year period,
so that by 2015, the percent increase in seasonal resident and vacation rental visitor population by PAED will have declined by
b.1%. It is important to note this methodology reveals the beginnings of a decline in the total number of seasonal residents and

visitors in vacation rentals in unincorporated Monroe County by 2013, one year prior to similar declines expected for the

penmanent resident population forecasts.

Source: Appendix 1, MCPD; Pg 33 re: discussion of seasonal population

In this analysis the attempt has been made to analyze and determine whether and to what
degree the existing permanent base has shifted to seasonal population, and to correct the
population projections to reflect this phenomenon.

7.0  Seasonality in Retail Sales

In a further test of seasonal conditions K&S examined historic monthly retail sales from
1998-2009 to determine if seasonal trends were becoming more pronounced. In this
investigation we conducted a regression analysis using inflation adjusted monthly gross
retail sales for Monroe County as the dependent variable. The econometric model
developed tests both the effects of cyclical economic conditions and seasonal variations as
predictors of retail sales. We further tested this model to determine if, over time, the
seasonal pattern became more pronounced.

The model’s initial results indicate seasonal patterns are the strongest and most significant
predictor of monthly retail sales. Cyclical factors including Gross Domestic Product,
gasoline prices, unemployment and housing starts are also all significant predictors of
retail sales. It is these cyclical factors which led to the 2006-2009 overall decline in sales.
Thus these declines are not permanent as would be the case with a loss in permanent and
seasonal population. Despite population losses in Monroe County estimated by BEBR for
year 2010, retail sales did not decline, further validating the cyclical nature of sales.

The second part of the test indicates that the seasonal pattern did not increase over time
compared with the average seasonality. The econometric model results are shown below in
Table 3. These results indicate the overall predictive ability of the model is very high
(R2=.963). Further, the seasonal dummy variable (SeasDum1), which tests seasonality
over the historic test period, is highly significant (t=11.2) and finally, a second set of
seasonal dummy variables to test for additional seasonality after 2005 and also for

Monroe County 2010-2030 1 Keith and Schnars, P.A.
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additional peak season seasonality after 2005 (SeasDum2 and SeasDum3) both resulted in
a lack of significance (t=.27 and t=.16 respectively). Thus, we conclude seasonal sales
patterns are not changing nor were they becoming more pronounced from 2005-2009
compared with the 1998-2004 period. We believe this supports the theory that permanent
population losses has been offset and replaced by a new type of seasonal population which
spends, travels and behaves similarly to permanent population. This could be the case if
a) homeowners lose a home to foreclosure and are forced to rent causing a shift to non-
homesteaded (seasonal) units but still remain present in the market or b) newly built
seasonal units are rented out for increasing periods and durations throughout the year,
mimicking a “permanent” household. Anecdotal evidence supports both these conditions
are presently occurring.

Other significant variables in the model include Gross Domestic Product, national gasoline
prices, national housing starts and national unemployment rates. Interestingly, the change
in Monroe County permanent population growth was not a significant predictor of retails
sales, despite permanent population losses and a decline in of sales in 2007, 2008 and
2009. In such a case one would expect negative population growth would cause retail sales
declines. Because this was not evident in the statistical analysis, our belief that the decline
in retail sales was cyclical garners greater support. Thus we conclude economic recession
and seasonal activity determine sales volumes but declining permanent population, which
is not statistically significant, does not.

Again, the retail model analysis supports the view as permanent population is lost; it has
been replaced by longer duration seasonal population or renters with no change in retail
spending patterns. This would explain that while permanent population falls, there may be
limited change in functional population due to seasonal replacement, as evidenced by retail
sales.

Table 3 - Econometric Test Results for Increasing Seasonality

SUMMARY OUTPUT
Regression Statistics

M ultiple R 0.981816

R Square 0.9639626

Adjusted R S 0.9447427

Standard Err 9209659

Observations 24

ANO VA

df SS MS

Regression 8 3.40318E+16 4.25E+15

Residual 15 1.27227E+15 8.48E+13

Total 23 3.53041E+16

Coefficients Standard Error t Stat

Intercept 14947330 70400081.75 0.21232
GDPOO X Variable 1 28577.724 8869.439916 3.222044
WGAS X Variable 2 -136177.6 110696.9446 -1.23018
HUSTQ X Variable 3 27846.359 6935.672302 4.014947
RUQ X Variable 4 -8224690 2684043.539 -3.06429
SeasDum1 X Variable 5 60680019 5395979.787 11.24541
SeasDum2 X Variable 6 2884055.9 10598795.93 0.272112
SeasDum3 X Variable 7 1368525.4 8297684.899 0.164929
Pop Ch X Variable 8 1473.2782 2520.714671 0.584468

Monroe County 2010-2030 11 Keith and Schnars, P.A.
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Table 4 - Florida Keys Visitors

Florida Keys Visitor Person-Trip Estimates
2003 2004 2005 2008 2007 2008 2009
Key West Overnight Visitors 1,309,559 1,303,633 1,046,111 1,083,752 1,094847 1,112,978 1,165,327
Key West Day Trippers 242,268 241,172 237 460 196,794 202,510 205,901 206,263
Cruise Ship Passengers 1,067,222 934,070 925,795 888,183 816,919 739,218 859,409
Total Key West Visitors 2,619,049 2478875 2209366 2,148,729 2,114,076 2,058,097 2,230,999
All Keys Overnight Visitors 2425110 2414135 1,937,244 2,030,062 2,089,021 2,169,565 2,092,732
All Keys Day Trippers 448,645 446,615 439,742 375,561 386,469 401,369 370,414
Cruise Ship Passengers (Key West Only) 1,067,222 934,070 925,795 888,183 816,919 739,218 859,409
Total All Keys Visitors 3,940,977 3794820 3,302,781 3,293,806 3292409 3,310,152 3,322,555
Monroe County Lodging Occupancy %: 72.2% 71.2% 70.0% 66.5% 68.1% 67.5% 70.3%
Sources: Monroe County Tourist Development Council; Smith Travel Research

Further, the seasonal stability and long term growth trend in retail sales is not attributed to
additional retail spending by tourists or cruise ship passengers. Cruise ship and other
tourists have declined over the past six years (Table 4) indicating the underlying retail
sales growth pattern does not appear to be tourist related.

8.0 Long term Trends in Retail Sales and Traffic

Retail sales have been trending up on an inflation adjusted basis over time (Figure 3).
Total trend based growth is about 4% from 1998-2009. The declines in sales in 2007, 2008
and 2009 are as a result of rising gasoline prices in 2008 which reduced trips and travel
and the cyclical effects of recession. As the recession ended retail sales stabilized and sales
through November 2010 indicated no further loss in year over year retail sales
countywide, despite a decline in permanent population in 2010 as reported by BEBR
annual population estimates.
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Figure 3 - Monroe County Annual Retail Sales (inflation adjusted)
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Similarly, in average daily traffic flows, the long term trend has been gradually increasing.
Total trend based growth is about 6% (see Figure 4). This is generally consistent with and
of similar magnitude to the trend in retail sales data. Based on sales and traffic it appears
that the permanent population losses are being replaced by seasonal residents and there is
no permanent net decline in economic activity (sales and traffic), as would be suggested by
sustained permanent population losses without replacement.

27,000

26,000

25,000 4 /\ v7
24,000 \ / ~¢
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21,000
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Figure 4 - Annual Average Daily Traffic Counts
(Average of Selected Count Stations)

The trend analysis of traffic data was examined in a variety of ways. These included
selection of data stations to reflect only single locations per Key and data for which the
entire history was available in a consistent fashion. This prevented overweighting by
location or the effects of changing data collection methodologies. The trend analysis was
conducted looking at 1999-2009, as well as 1999-2007 (eliminating the most recent highly
volatile recession years and the period of highly volatile gasoline prices). A third approach
was taken comparing the average of traffic counts from 1999-2002 with 2006-2009. The
average of these three methods results in a 6% growth rate over time.

The overall statistical significance of the trend line from 1999-2007 improved substantially
over the 1999-2009 trend line through removal of the volatile outlying data points,
however the magnitude of the trend line increase did not substantially change. After
careful review of the traffic data we conclude the increasing trend in traffic counts is both
valid and significant. This means traffic activity is not declining despite a decline in
permanent population. We conclude then the growth in traffic is supported by a shift from
permanent to seasonal population.

Monroe County 2010-2030 13 Keith and Schnars, P.A.
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9.0 Countywide Functional Population

The best available data in our view indicates a loss in permanent population with likely
replacement through an increase in seasonal residents. Further, both sales and traffic are
trending up by similar magnitude suggesting there is limited growth, and no sustained
decline in economic activity. This volume of limited growth is consistent with growth
which occurs under the ROGO cap.

American Communities Survey data and homestead exemption data support the growth of
seasonal population. Total non-homesteaded units are 57% today compared with 55% in
1998. Among single family units only, the non-homestead share has risen from 45% in
1998 to 49% in
2009. For single family units, 70% of the growth since 1998 has been in non-homestead
units, and the American Communities Survey indicates a substantial rise in seasonal
households during the 2000-2008 time period. This supports an increase in non-
permanent/seasonal occupancy, which offsets the permanent population losses.

As a decline in permanent population has occurred, there is a real increase in non-
permanent/seasonal replacement as evidenced by an increase in the trend in auto-traffic
volume, an increase in the trend in inflation adjusted retail sales, an increase in non-
homesteaded residential properties, and an increase in seasonal population shown in the
American Communities Survey.

A complicating aspect is the 2008 permanent population figures from both the annual
Census population and American Communities Survey population data which indicate
permanent population in the Keys is now between 70,000 and 72,000; this is well below
the BEBR 2009 estimate of 78,000. There is some probability the April 2010 Census count
may indicate a sharply reduced permanent population level. With the understanding that
permanent losses do appear to be replaced by seasonal population, and some losses in
permanent population may be temporary and cyclical due to recession and foreclosures, if
all of the recent Census or ACS based permanent losses were shifted into the seasonal
population, the resulting 2030 functional population would still likely demonstrate small
levels of growth consistent with the ROGO allocations.

Based on this analysis, K&S prepared a county level functional population series to reflect
these conditions. This series begins with the medium series population projection from the
BEBR medium series projection, PS156, published in 2010. Next, the FKAA seasonal series
through 2025 was used and to this was applied the 2000-2025 CAGR growth rate of the
FKAA seasonal series to extend the series from 2025 to 2030. In addition, from 2006-2030
K&S has added 70% of the permanent population loss as forecast by BEBR to the seasonal
population. Further, we have added the equivalent of 70% of the ROGO growth to seasonal
population to the FKAA seasonal series, reflecting the seasonal shift component not
evidenced in FKAA'’s original data. The resulting functional population is seen in Figure 5
and Table 7.

Monroe County 2010-2030 14 Keith and Schnars, P.A.
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K&S believes this data series is the most reflective of actual economic and market
conditions and is most representative of the long term functional population outlook. Our
findings are based on extensive analysis of multiple data series. K&S recommends the use
of this functional population data series for use in the 2010 EAR comp plan update.

It is also noted, for units shifting to seasonal status and for seasonal population associated
with ROGO growth, a persons-per-household figure of 2.7 was used. On pages 34 and 36 of
the MCPD population report in Appendix 1, it is noted the measures of seasonal persons
per household were greater than 2.7.

Further supporting the use of 2.7 persons per household for seasonal population, Property
Appraiser data (Table 5) suggests a steady increase in persons per household through year
2008, as described by an increase in the number of bedrooms per unit. This increase in
bedrooms also suggests an increase in overall unit size; however, the Monroe County
Property Appraiser data for unit size is unavailable. K&S believes seasonally occupied
homes and rentals have a greater number of bedrooms and higher person per household
occupancy due to the increasing size of newly built units. Newly built units today are
primarily non-homesteaded and likely to have a higher proportion of seasonal residents.
For these reasons, as well as the data analysis presented in the original MCPD population
study, 2.7 persons per household was used for seasonal household size.

Table 5 - Average Number of Bedrooms per Single Family Unit by Year Built

2.1 Pre-1970

2.4 1970-1989
2.5 1990-1999
2.8 2000-2008

Source: Monroe Co. Property Appraiser, Fishkind & Associates, Inc.

The preliminary population series shown in Figure 5 represents the BEBR medium series
projection plus the FKAA seasonal series. The Final Revised series is recommended for
use. This series represents this same data as the preliminary with the addition of the
seasonal replacement population, which offsets the permanent population loss. The Final
series is the recommended series and corrects the FKAA methodological flaw. This flaw
finds the original MCPD study looked only at growth and did not contemplate the shift of
the existing population from permanent to seasonal.

Monroe County 2010-2030 15 Keith and Schnars, P.A.
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Comparative Population Series

Monroe County
165,000

150,000

155,000

150,000

—@— Preliminsry =—"=—Final Revised

Figure 5 - Recommended Functional Population

The Remainder of This Page Intentionally Left Blank
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Table 7- Recommended Functional Population Series

Monroe County Population Projection
Seasonal Replacement Series
YEAR Permanent Seasonal Functional
2000 79,589 73,491 153,080
2001 80,011 73,540 153,551
2002 80,434 73,589 154,023
2003 80,856 73,639 154,495
2004 81,236 73,688 154,924
2005 82,413 73,737 156,150
2006 80,510 75,228 155,738
2007 78,987 76,453 155,440
2008 76,081 78,647 154,728
2009 77,925 77,516 155,441
2010 76,887 78,401 155,288
2011 78,080 77,974 156,054
2012 77,960 78,431 156,391
2013 77,840 78,887 156,727
2014 77,720 79,343 157,063
2015 77,600 79,800 157,400
2016 77,460 80,270 157,730
2017 77,320 80,740 158,060
2018 77,180 81,211 158,391
2019 77,040 81,681 158,721
2020 76,900 82,151 159,051
2021 76,760 82,622 159,382
2022 76,620 83,092 159,712
2023 76,480 83,562 160,042
2024 76,340 84,033 160,373
2025 76,200 84,503 160,703
2026 76,060 84,973 161,033
2027 75,920 85,444 161,364
2028 75,780 85,914 161,694
2029 75,640 86,384 162,024
2030 75,500 86,855 162,355

Source: Fishkind & Associates, Inc.; F1 Keys Aqueduct Authority; Univ. FL. BEBR, PS 156 and annual estimates

WWW.KEYSCOMPPLAN.COM
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10.0 Determination of Unincorporated Area Functional Population

Permanent Population

The unincorporated population as a share of countywide population has increased from
45.3 percent in 2002 to 46.5 percent in 2009. Figure 6 shows the 10 year trend in the
unincorporated share, based on the University of Florida annual population estimates.

46.8%

46.6%

46.4% /

46.2% /
46.0% /
45.8% /
45.6% /
45.2% /

45.2% —— T~ /\/

45.0% I I I I 1 1 I I I 1
2000 2001 2002 2003 2004 2005 2006 2007 2008 2009

Source: University of Florida, Annual Population Estimates
Figure 6 - Unincorporated Population Share of Countywide Population

The unincorporated permanent share has increased in the past three years likely due to
foreclosures and conversions from permanent to seasonal in incorporated areas. As
foreclosures abate, the change in unincorporated permanent population as a share of
countywide totals will stabilize. Further, the permanent population share in the
unincorporated area is likely to fall as unoccupied homes in municipal areas once again
become occupied and come under ownership. Based on this discussion, for the future
estimates of permanent population as a share of countywide totals we have used 46
percent as the stabilized figure representing the unincorporated share of permanent
population over time.

nal P lation

The unincorporated areas contain 46 percent of all non-homesteaded residential units in
Monroe County, based on 2009 Monroe County Property Appraiser Tax Roll data. This
represents some 11,664 units. Using seasonal persons per household size of 2.7 the
seasonal population in residential housing units is 29,160.

Monroe County 2010-2030 18 Keith and Schnars, P.A.
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In addition, the unincorporated areas contain 27 percent of all hotel motel space in Monroe
County. This converts to an estimated 2,197 hotel/motel rooms within the
unincorporated area. With average annual hotel occupancy of 69.8% (based on Smith
Travel Hotel Trends Reports 2003-2010) and average persons per room of 2.73, the hotel
based seasonal population in the unincorporated areas is 5,558.

Further, the original MCPD/FKAA population methodology did not include the functional
population associated with Keys Tourist Day Trips. This is a daily number which increases
the functional population. Based on the average share of annual unincorporated day trips
divided by 365, the number of unincorporated day trippers represents an addition of 325
persons to the functional population, as described in Table 8.

Table 8 - Day Trippers As A Component of Unincorporated Seasonal

Population
2003 2004 2005 2006 2007 2008 2009
All Keys Day Trippers 448,645 446,615 439,742 375,561 386,469 401,369 370,414
Key West Day Trippers 242,268 241,172 237,460 196,794 202,510 205,901 206,263
All Else Keys Day Trippers 206,377 205,443 202,282 178,767 183,959 195,468 164,151
Other Municipal Day Trip 69,659 69,344 68,277 60,340 62,093 65,977 55,407
Uninc Keys Day Tripers 136,718 136,099 134,005 118,427 121,866 129,491 108,744
Functional Day Trippers 375 373 367 324 334 355 298

Source: Monroe County Tourist Development Council, Fishkind & Associates, Inc.

Combining the household based seasonal populations, hotel based seasonal population, day
trippers, and adjusting for non-standard dwelling units populations including those in
camps, liveaboards and other, it is estimated there are 35,053 seasonal residents
throughout unincorporated Monroe County, in 2009. This represents 45 percent of the
2009 countywide seasonal population as shown in Table 4. Applying this percentage to the
countywide seasonal population projection yields a seasonal population in the
unincorporated areas of 39,226 by year 2030. Table 9 provides the permanent, seasonal
and functional population for unincorporated Monroe County, through year 2030.

Total unincorporated functional population is expected to increase from 71,311 in year
2009 to 73,956 by year 2030. This represents an increase of 2,645 persons over the entire
planning horizon. Table 9 provides the determination of unincorporated permanent and
seasonal population.

Monroe County 2010-2030 19 Keith and Schnars, P.A.
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Table 9- Unincorporated Functional Population Series

Unincorporated Population Projection
Seasonal Replacement Series

Permanent Seasonal Functional
2000 36,036 33,241 69,277
2001 36,250 33,263 69,512
2002 36,452 33,285 69,737
2003 36,543 33,307 69,850
2004 36,606 33,329 69,935
2005 37,164 33,351 70,515
2006 36,466 34,019 70,485
2007 35,749 34,568 70,317
2008 34,788 35,550 70,338
2009 36,268 35,043 L30T
2010 35,368 35,440 70,808
2011 35,917 35,249 71,166
2012 35,862 35,453 71315
2013 35,806 35,658 71,464
2014 35,751 35,862 71,613
2015 35,696 36,067 71,763
2016 35,632 36,277 71,909
2017 35,567 36,488 72,055
2018 35,503 36,698 72,201
2019 35,438 36,909 72,348
2020 35,374 37,120 72,494
2021 35,310 37,330 72,640
2022 35,245 37,541 72,786
2023 35,181 37,752 72,933
2024 35,116 37,962 73,079
2025 35,052 38,173 73,225
2026 34,988 38,384 73,371
2027 34,923 38,594 73,518
2028 34,859 38,805 73,664
2029 34,794 39,016 73,810
2030 34,730 39,226 73,956

Source: Fishkind & Associates, Inc.
11.0 Unincorporated Population in Upper/Middle/Lower Keys
Permanent Population - Upper/Middle/Lower
With the functional unincorporated population determined, the distribution between

upper, middle and lower regions is based on the permanent population, ratio of seasonal to
permanent population plus the distribution of hotel /motels by sub-area.

Monroe County 2010-2030 20 Keith and Schnars, P.A.
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Permanent population is based on the on-line service I-Site which provides updated block
group information based on US Census data (Table 10). The distribution of permanent
population based on these data is shown in Table 11.

Table 10 - Unincorporated Monroe County-Distribution of Permanent

Population

Upper Keys Middle Keys Lower Keys Total
Population 3% 52% 100%
(1990)
Population 3% 55% 100%
(2000)
Population 3% 56% 100%
(2009)
Population 3% 57% 100%
(2014)

Source: Fishkind & Associates, Inc.; I-Site online demographic database

The Remainder of This Page Left Intentionally Left Blank
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Table 11 - Permanent Population Distribution by Sub-Area
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2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030

Unincorporated Permanent Population Projection

Seasonal Replacement Series

Upper
15,135
15,185
15,229
15,226
15,212
15,402
15,073
14,737
14,263
14,797
14,430
14,654
14,632
14,609
14,586
14,564
14,538
14,511
14,485
14,459
14,433
14,406
14,380
14,354
14,327
14,301
14,275
14,249
14,222
14,196
14,170

Middle
1,081
1,087
1,094
1,096
1,098
1,115
1,094
1,072
1,044
1,088
1,061
1,078
1,076
1,074
1,073
1,071
1,069
1,067
1,065
1,063
1,061
1,059
1,057
1,055
1,053
1,052
1,050
1,048
1,046
1,044
1,042

Lower
19,820
19,978
20,130
20,221
20,296
20,647
20,299
19,940
19,481
20,383
19,877
20,185
20,154
20,123
20,092
20,061
20,025
19,989
19,953
19,916
19,880
19,844
19,808
19,772
19,735
19,699
19,663
19,627
19,591
19,554
19,518

Source: Fishkind & Associates, Inc.
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Seasonal Populatlon Upper/Mlddle/Lower
Seasonal population within the upper/middle/lower unincorporated areas is estimated

based on the ratio of unincorporated seasonal population to unincorporated permanent
population, multiplied by the permanent population distributions by sub-area (Table 12).

Table 12- Seasonal Population Distribution by Sub-Area

Unincorporated Seasonal Population Projection
Seasonal Replacement Series

Upper Middle Lower

2000 14,048 1,056 18,137
2001 14,020 1,057 18,185
2002 13,993 1,058 18,234
2003 13,966 1,058 18,283
2004 13,938 1,059 18,332
2005 13,910 1,060 18,381
2006 14,150 1,080 18,789
2007 14,339 1,096 19,133
2008 14,665 1,126 19,759
2009 14,388 T, 19,545
2010 14,550 1,122 19,768
2011 14,472 1117 19,660
2012 14,555 1,123 19,775
2013 14,639 1,129 19,890
2014 14,722 1,135 20,005
2015 14,806 1,141 20,120
2016 14,891 1,148 20,238
2017 14,977 1,154 20,357
2018 15,063 1,160 20,475
2019 15,149 1,167 20,593
2020 15,235 1,173 20,712
2021 15,321 1,179 20,830
2022 15,407 1,185 20,948
2023 15,493 1,192 21,067
2024 15,579 1,198 21,185
2025 15,665 1,204 21,304
2026 15,751 1,211 21,422
2027 15,837 1,217 21,540
2028 15,923 1,223 21,659
2029 16,009 1,230 21,777
2030 16,095 1,236 21,896

Source: Fishkind & Associates, Inc.

Monroe County 2010-2030 Keith and Schnars, P.A.
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Based on these data we are able to determine the functional population for unincorporated
Keys according to the upper/middle/lower sub-areas of the unincorporated portion of
Monroe County. Table 13 presents the functional population for unincorporated Monroe
and the sub-areas.

Table 13 — Unincorporated Functional Population
Distribution by Sub-Area

Unincorporated Functional Population Projection
Seasonal Replacement Series
Upper Middle Lower TOTAL
2000 29,183 2,138 37,957 69,277
2001 29,205 2,145 38,163 69,512
2002 29,222 2,151 38,364 69,737

2003 29,192 2,155 38504 69,850
2004 29,150 2,157 38628 69,935
2005 29,313 2,175 39,027 70,515
2006 29,222 2,174 39,089 70,485

2007 29,075 2,169 39,073 70,317
2008 28,928 2,169 39,240 70,338

2009 29,185 2,199 39927 71,311
2010 28,980 2,183 39645 70,808
2011 29,126 2,194 39846 71,166

2012 29,187 2,199 39929 71,315
2013 29,248 2,203 40,013 71,464
2014 29,309 2,208 40,097 71,613

2015 29,370 2,212 40,181 71,763
2016 29,429 2217 40263 71,909
2017 29,489 2,221 40345 72,055
2018 29,549 2,225 40427 72,201
2019 29,608 2,230 40510 72,348
2020 29,668 2,234 40592 72,494
2021 29,728 2,238 40674 72,640
2022 29,787 2,243 40,756 72,786
2023 29,847 2,247 40,838 72,933

2024 29,907 2252 40921 73,079
2025 29,966 2,256 41,003 73,225
2026 30,026 2,260 41,085 73,371

2027 30,086 2,265 41,167 73,518
2028 30,145 2,269 41,249 73,664
2029 30,205 2,274 41,332 73,810
2030 30,265 2,278 41,414 73,956
Source: Fishkind & Associates, Inc.
Monroe County 2010-2030 Keith and Schnars, P.A.
Population Projections 3-15-11 Fishkind and Associates
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APPENDIX 1

Monroe County 2010-2030 Keith and Schnars, P.A.
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Table 2.29

SeasonalPopulation Projections

Unicorporated Monroe County 1890-2010

By Planning Area/Enumeration (PAED) Districts

PAED 1990 1995 2000 2005 2010
LOWER KEYS
1 1,734 1,903 2,072 2,257 2,454
2 717 787 856 933 1,014
3 944 1,035 1,127 1,228 1,335
4 2,117 2,323 2,528 2,755 2,996
5 2,154 2,364 2,573 2,803 3,048
8 981 1,076 1172 1,277 1,388
Sub-Total 8,647 9,488 10,329 11,253 12,235
MIDDLE KEYS
7 5,098 5,583 6,082 6,633 7,215
8 371 407 443 482 524
g 455 500 544 583 644
10 1,817 2,104 2,291 2,485 2,713
1 1,401 1,537 1872 1,823 1,982
12 1,650 1,811 1,971 2,148 2,335
13 2,048 2,249 2,448 2,667 2,900
Sub-Total 12,942 14,201 15,462 16,841 18,313
UPPER KEYS
14 4,745 5,204 5,669 6,173 6,714
15 1,500 1,646 1,782 1,853 2,123
16 2,840 3,225 3,512 3,826 4,160
17 2,703 2,966 3,228 3,518 3,825
18 2,948 3,235 3,622 3,837 4,172
18 418 459 4388 544 1o
20 2,236 2,453 2,671 2,908 3,163
21 3,862 4,237 4613 5,025 5,464
22 168 186 202 221 240
Sub-Total 21,521 23,611 25,708 28,006 30,452
PAED TOTAL 43,110 47,300 51,500 56,100 61,000

Note:  The City of Key West, Key Colony beach, and layton are not included.
Cape Sable is included in PAED 21; Windley Key is included in PAED 12

Source: U.8. Census 1920, Price Waterhouse.
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Table 2.30

Functional Population Projections
Unicorporated Monroe County 1896-2010

By Planning Area/Enumeration (PAED) Districts

PAED 1880 1885 2000 2005 2010
LOWER KEYS
1 6,275 6,480 6,667 6,894 7.132
2 3.823 3,946 4,057 4,181 4,323
3 2,730 2915 3,079 3.262 3.475
4 6,100 6,885 7.561 8,302 9,212
5 6,362 7,265 8,015 8,852 8,884
6 1,422 1.517 1,614 1,718 1,828
Sub-Total 26,712 29,018 31,003 33,208 35,855
MIDDLE KEYS
7 13,860 14,838 15,815 16,779 17,908
8 1,068 1,363 1,558 1,598 1,641
g 1,541 1,668 1,829 1,976 2,155
10 2,546 2,813 3,062 3,336 3,645
11 1,757 1,883 2,029 2179 2,338
12 2,746 3,106 3,421 3,772 4,019
13 3,269 3,469 3,668 3,887 4120
Sub-Total 26,887 28,280 31,383 33,527 35,827
UPPER KEYS
14 8,150 10,155 11,048 12,031 13,192
18 3,833 4,303 4,623 4,980 5,404
16 5,227 5,912 6,510 6,854 7,228
17 5,168 5,679 6,135 6.641 7,230
18 7,075 8,167 8,081 9,865 10,300
19 1,326 1,462 1,576 1,704 1,858
20 3,785 4,002 4,220 4,458 4,712
21 5,649 6,447 7,154 7.936 8,580
22 230 270 303 342 387
Sub-Total 41,543 46,387 50,650 54,952 58,892
PAED TOTAL . 95,142 104,685 113,036 121,688 130,574

Note: The City of Key West, Key Colony beach, and layton are not included.
Cape Sable is included in PAED 21; Windiey Key is included in PAED 12

Source: U.S. Census 1880, Price Waterhouse.
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SECTION 2

Population and Water Demand
Forecast Summary

2.1 Introduction

The development of accurate population projections and water use
demands for the Florida Keys is challenging because of the high number
of seasonal residents (those residing in the Keys for 6 months or less),
and day visitors (from cruise ships docking in Key West or visitors from
the mainland). The population projections developed by the Monroe
County Planning Department (MCPD) and used in the U.S. Army Corps
of Engineers (USACE) Florida Keys Carrying Capacity Study (USACE,
2003) are used as the basis for the majority of population projections
developed by other agencies, and were also used for this analysis.

The MCPD permanent and seasonal population projections were used
to develop a functional population (permanent plus seasonal) for
FKAA'’s service area through 2025. The projected population was then
multiplied by FKAA’s projected per capita demand to project customer
demand in the service area. The per capita demand is projected to in-
crease as the changing demographics of the Keys result in higher indivi-
dual water use (for example, redevelopment of existing property usual-
ly involves some level of irrigation or other water-consuming amenities
where none previously existed).

2.2 Projected Population

2.2.1 Permanent Population

The MCPD permanent population projections include the most appro-
priate and applicable information and are viewed as the basis of future
projections in this Plan. From 1990 through 1995, the permanent popula-
tion of Monroe County increased from 78,856 to 79,200 (0.4 percent);
from 1995 through 2000, it increased from 79,200 to 79,589 (0.5 percent);
and from 2000 through 2005, it increased from 79,589 to 81,701

(2.7 percent).

GNV31013363600.D0C/061640008 241
WB122005005DFB
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SECTION 2 - POPULATION AND WATER DEMAND FORECAST SUMMARY

The MCPD data in the USACE Carrying Capacity Study (USACE, 2003) project a permanent
population of 79,589 for 2000; 81,701 in 2005; 83,400 in 2010; 83,799 in 2015; 84,200 in 2020;
and 84,603 in 2025. Exhibit 2-1 summarizes the MCPD permanent population projections.
The permanent population is projected to grow at an overall average rate of 1.2 percent for
each 5-year period from 2005 through 2025, with a higher rate (2.1 percent from 2005 to
2010) and a lower rate (0.5 percent) thereafter as Monroe County nears build-out.

2.2.2 Seasonal Population

The MCPD seasonal population projections in the USACE Carrying Capacity Study (USACE,
2003) also were used to project the seasonal population for Monroe County. Although there
are no exact counts of the seasonal population, the MCPD developed historical seasonal
population projections for 1990, 1995, and 2000. The MCPD projected that the 1990 seasonal
population of 70,493 increased by 1.1 percent to a 1995 population of 71,266, and further in-
creased by 3.1 percent to a 2000 seasonal population of 73,491.The MCPD continues these
seasonal population projections in 5-year increments starting with a seasonal population of
73,737 in 2005; 74,533 in 2010; 74,712 in 2015; 74,891 in 2020; and 75,071 in 2025. The seasonal
population is projected to increase at an overall average rate of 0.4 percent for each 5-year
period from 2005 through 2025, with a 1.1 percent increase between 2005 and 2010 and a
0.24 percent increase from 2010 through 2025.

2.2.3 Functional Population

The term “functional population” is a concept that incorporates three elements of popula-

tion: permanent residents, seasonal visitors, and day visitors. Because of the unique nature
of the Keys, which has an economy based on seasonal tourism, it is appropriate to use one
“population” number that incorporates these three separate population components.

In 2004 and 2005, CH2M HILL developed population projections for the FKAA service area.
The population projections were based on those developed by the Monroe County Planning
Department, and combined the permanent population with the seasonal population to form
a “functional population” that was used to estimate water demand.

As part of this effort, CH2M HILL contacted the agencies or municipalities listed in

Exhibit 2-1 to determine if they could provide data that could be used to develop population
projections for the FKAA service area. Ultimately, it was decided to use the functional
population projections developed by Monroe County.

Exhibit 2-2 presents the MCPD permanent, seasonal, and functional populations between
1990 and 2025. For this Plan, the functional population value is used in all per capita calcula-
tions and estimates. There are approximately 3.6 people per customer account within
FKAA's service area using functional population as the basis.

Exhibit 2-3 summarizes the percent change in the functional population in 5-year intervals,
starting in 1990.

GNV31013363600.D0C/061640008 22
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SECTION 2 - POPULATION AND WATER DEMAND FORECAST SUMMARY

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)

Monroe County
Planning Department

Monroe County Tourist
Development Council

(TbC)

Islamorada

Key Colony Beach

Key West

Layton

Marathon

U.S. Census

South Florida Water
Management District
(SFWMD)

U.S. Army Corps of
Engineers (USACE)

Permanent Population
Projections

Permanent and
Seasonal Population
Projections

Hotel, Cruise Ship, and
Airline Data

Permanent Population
Projections

Permanent and
Seasonal Population
Projections

Permanent and
Seasonal Population
Projections

Permanent and
Seasonal Population
Projections

Permanent and
Seasonal Population
Projections

Permanent Population
Estimates

Population and Water
Demand Projections

Permanent and
Seasonal Population
Projections

N/A

N/A

Jessica
Mazzola,
Director of
Market
Research

Patrick Small,
Principal
Planner

Clyde Burnett,
Mayor

Ty Symrowski,
City Planner

Norm Anderson,
City Council

Katie Parker,
Planner

N/A

N/A

N/A

2003 Annual Report

2004
Comprehensive

Plan and Facilities

Capacity
Assessment

Three Penny
Revenue Report,

Call Counts, Trend

Report and Airline
Passenger Data
Report FY 2004

2003
Comprehensive
Plan

1992
Comprehensive
Plan

1994
Comprehensive
Plan

N/A

2003
Comprehensive
Plan

2000 Census
Estimates

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

Carrying Capacity
Study (2003)

Projections for the entire state
of Florida by county from
2000 through 2025.

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

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

Developed based on the US
Census.

Developed based on the US
Census.

Developed based on the US
Census.

Developed based on the US
Census.

Developed based on the US
Census.

Permanent population
estimates for 2000 by county.

Draft data from November
2003.

Included constraints on
growth and environmental
factors.

Note:
N/A = not applicable

GNV31013363600.D0C/061640008
WB122005005DFB
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SECTION 2 - POPULATION AND WATER DEMAND FORECAST SUMMARY

EXHIBIT 2-2

Monroe County Historic and Projected Population Projections

Functional Population (Permanent +

Year Permanent Population Seasonal Population 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

GNV31013363600.D0C/061640008
WB122005005DFB
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SECTION 2 - POPULATION AND WATER DEMAND FORECAST SUMMARY

EXHIBIT 2-3
5-Year Historic and Projected Percent Changes in Functional Population

Percent Change in

5-Year Period 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%
20202025 0.37%

2.3 Historic Water Production

CH2M HILL reviewed the raw water pumpage records from the FKAA’s Florida City well-
field from 1990 through 2005. These data, obtained from the FKAA’s previous water use
permit (WUP) applications, Monthly Operating Reports (MORs), and Monthly Production
Reports (MPRs), are summarized in Exhibit 2-4. Exhibit 2-5 summarizes the same data for
finished water; however, because of limited continuous annual historic data, a summary
from 2000 to 2005 is presented.

Unlike population growth, which increased less than 2 percent for each 5-year period from
1990 through 2005 (Exhibit 2-3), the average-day raw water demand for the FKAA service
area increased much more rapidly. From 1990 to 1995, the average-day raw water demand for
the service area increased from 12.06 mgd to 14.07 mgd, an increase of 16.7 percent. From 1995
to 2000, the average-day demand increased by 21.2 percent, from 14.07 mgd to 17.06 mgd.
From 2000 to 2005, average-day demand increased by only 4.0 percent, from 17.06 mgd to
17.73 mgd.

As seen in Exhibits 2-4 and 2-5, the 2000 drought with water restrictions resulted in
significantly lower demands in 2001 (the year in which water restrictions were fully
implemented). It is also possible that reduction in travel following the September 11, 2001,
terrorist attacks resulted in less tourism.

GNV31013363600.D0C/061640008 2-5
WB122005005DFB
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SECTION 2 - POPULATION AND WATER DEMAND FORECAST SUMMARY

EXHIBIT 2-4
Historic Raw Water Production
Per Capita
Annual Average Daily Max Day Demand Average Monthly Demand
Year Demand (MG) Demand (mgd) (mgd) Demand (MG) (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
Average
Annual Average Daily Max Day Monthly Per Capita Demand

Year Demand (MG) Demand (mgd) Demand (mgd) Demand (MG) (gpcd)
2000 6,116 16.76 20.46 510 109.46
20012 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:

82001 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

GNV31013363600.D0C/061640008
WB122005005DFB
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SECTION 2 - POPULATION AND WATER DEMAND FORECAST SUMMARY

Exhibit 2-6 compares the changes in population, raw water demand, and per capita use for
the 5-year periods from 1990 through 2005.

EE-)\((I:LBrI;igt-gric Percent Changes in Functional Population, Raw Water Demand, and Per Capita Water Demand
Percent Change in Percent Change in Average Day Percent Change in per
5-Year Period Functional Population Raw Water Demand 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

The high rate of growth in raw water demand, along with an increasing per capita demand
over time, as seen in Exhibit 2-4, is primarily the result of a strong shift in demographics
seen in the FKAA service area. The Keys as a whole are seeing an increasing number of
affluent customers moving into the area who are then displacing the lower-income demo-
graphic group. These new customers are either improving existing homes or tearing them
down and building larger, more expensive homes that use more water. Thus, new cus-
tomers are consuming more water on a per capita basis and resulting in a higher per capita
and average-day demand for the FKAA service area. This hypothesis was explored by
investigating two issues believed to possibly contribute to this trend:

e Swimming pool construction permits, and
e Differences in water use following a home sale.

2.3.1 Swimming Pool Construction Permits

Homes constructed or redeveloped by higher-income residents typically have swimming
pools, which further increase the water demand for that residence. CH2M HILL obtained
the annual number of swimming pool construction permits issued by Monroe County from
1995 through 2004, as shown in Exhibit 2-7.

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

Number of New Swimming Pool

Year 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
GNV31013363600.DOC/061640008 27
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SECTION 2 - POPULATION AND WATER DEMAND FORECAST SUMMARY

The rate of swimming pool permit issuance increased, on average, by 13 percent annually
from 1995 through 2004, which included both the drought year and recovery of 2001 as well
as 2004, which had multiple hurricanes. In the past 3 years (2002 through 2004), pool permit
issuance increased by an average of 27 percent annually (except 2004). Since 1995, the
number of permits issued annually has increased by more than 250 percent.

2.3.2 Current Homeowner Versus Former Homeowner Water Use

In a trend that has become commonplace across Florida, higher-income residents are dis-
placing lower-income residents and substantially improving their “new” homes. Many of
these improvements involve upgrading the landscaping with lush foliage that typically
requires substantially more irrigation than the previous landscaping. In addition, many
times smaller homes are replaced with larger homes with more bathrooms. As a result of
these changes, many of these residences show large increases in water use without a cor-
responding increase in population. Additionally, higher-income residents are typically less
sensitive to increases in their water bill and are less likely to decrease their water use in
response to the increased cost. Combined, these factors can result in an increased per capita
water use by new residents.

CH2M HILL analyzed residential home sales prices to determine if the increase in home sales
prices could be correlated with increasing per capita water demand. Individual account data
were only available from 2000 through 2004, and to compare a full year of usage for each
customer, only home sales occurring between 2002 and 2003 were used, which allowed for at
least one full year of usage data before and after the sale. Water use in 2001 was excluded
because of the impact of the water restrictions in effect at this time.

The FKAA service area is made up of several municipalities that are going through re-
development and changes in demographics at different paces. To substantiate the correla-
tion between increased home values and water use, CH2M HILL examined the home sale
data for each separate municipality and for Monroe County as a whole.

1. CH2M HILL analyzed 2002 and 2003 home sale data provided by the Monroe County
Property Appraiser to identify transactions in which the previous sale price was $150,000
or less. In 2002, 163 sales met this criterion; 268 purchases met this criterion in 2003.

2. The annual water use for each group of residential accounts was summed for 2000
through 2004.

3. For homes sold in 2002, their 2003 and 2004 water use was compared to their water use
in 2000. Data from 2001 were excluded because of the drought, and data from 2002 (the
sale year) were not included because of homes being sold at different times during the
year and the lack of a full year’s worth of water use under either the old or new home-
owners.

4. The water use in homes sold in 2004 was compared against their 2002 water use. Data
from 2001 and 2003 were excluded as noted above.

For the 2002 home sales in Monroe County, water use increased by 13.4 percent in 2003 and
21.1 percent in 2004 when compared to water use in 2000. For the 2003 home sales, water
use increased by 11.4 percent in 2004 when compared to 2002 water use.

GNV31013363600.D0C/061640008 2-8
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A technical memorandum documenting the projected change in per capita use, prepared for
the South Florida Water Management District as part of the FKAA’s water use permitting
process is included as Appendix A.

2.4 Projected Finished Water Demand

The projected finished water demands for the FKAA service area from 2005 through 2025
are shown in tabular form in Exhibit 2-8 and in graphical form in Exhibit 2-9.

EXHIBIT 2-8

FKAA Service Area Projected 2005-2025 Population and Finished Water Demands

Population Finished Water Demands

Avg. Max. Avg. Max.

per capita Day Day Annual Mo. Mo.

Year Permanent Seasonal Functional (gpcd) (mgd) (mgd) (MG) (MG) (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 716.28 791.37
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.

GNV31013363600.D0C/061640008
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EXHIBIT 2-9

Graphic Representation of FKAA Service Area Projected 2005-2025 Population and Finished Water Demands

Including the existing U.S. Navy’s historic demand of 1.05 mgd, the projected average-day
finished water demand for the FKAA service area is expected to be 20.07 mgd in 2010,

22.08 mgd in 2015, 23.41 mgd in 2020, and 23.88 mgd in 2025. Maximum-day demands to be
used to determine treatment plant capacity needs are expected to be 25.09 mgd in 2010,
27.60 mgd in 2015, 29.26 mgd in 2020, and 29.85 mgd in 2025 (see Exhibit 2-8).

In comparing FKAA's finished water demands and per capita water use to other large
utilities across South Florida, as listed in the SFWMD Lower East Coast (LEC) Water Supply
Plan (Chapter 5 - Table 59), both FKAA'’s existing (2005) per capita water use (114.08 gpcd)
and projected (2025) per capita water use (149.55 gpcd) are well below the LEC Water
Supply Plan’s calculated average of 172 gpcd.

2.41 Peak Hour Demands

FKAA provided daily log sheets from the J. Robert Dean Water Treatment Plant (WTP) for
selected periods in 2004 and 2005 with above-normal demand, such as Spring Break,
Memorial Day, and July 4.

The highest hourly flow rate (23.9 mgd) occurred on March 25, 2005. The 2005 average daily
flow rate was 17.73 mgd; therefore, the peak hour demand peaking factor is the peak hour

GNV31013363600.D0C/061640008 2-10
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(23.9 mgd) divided by the average daily flow for the year (17.73 mgd), or 1.35. This is
significantly lower than the typical utility’s 3.0 to 6.0 average-day to peak-hour demand
ratio reported by Haestad Methods (2003). This discrepancy is attributed to the buffering
capacity of the nearly 45 MG of storage in FKAA'’s distribution and transmission system.

This peaking factor was used in conjunction with the average-day demands in Exhibit 2-8 to
develop peak hour demands for the FKAA service area. Exhibit 2-10 presents the projected
peak hour demand for the FKAA service area through 2025.

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

FKAA records water usage in the following general categories: residential, commercial,
government, Navy, and Key West municipal government use. FKAA provided water use

GNV31013363600.D0C/061640008 2-11
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information for each of these service categories from October 2003 through September 2005.
Exhibits 2-11 and 2-12 present tabular and graphical summaries, respectively, of the average
monthly water use for each service category.

Nearly half (56 percent) of the water produced by the FKAA is used by residential
customers. Commercial customers are the next-largest category, with an average use of
32 percent. No large commercial customers (that is, those using 40 percent or more of the
water sold in the commercial category) have been identified.

The U.S. Navy is FKAA’s largest single customer, accounting for 7 percent of its monthly
production. Government, senior citizen, and Key West municipal use makes up another
5 percent.

EXHIBIT 2-11
Average Monthly Water Use by Category, million gallons, October 2003-September 2005

Key West  Senior
Month  Residential Commercial Navy Government Municipal 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%
GNV31013363600.DOC/061640008 212
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1% Demand By Service Type

@ Residential
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EXHIBIT 2-12
Graphic Summary of Average Monthly Water Use by Category, million gallons, October 2003-September 2005

FKAA'’s contract with the DoD calls for supplying the U.S. Navy with up to 2.4 mgd of water.
From 2000 to 2004, deliveries to the U.S. Navy have averaged 1.05 mgd (see Exhibit 2-13).
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EXHIBIT 2-13
U.S. Navy Water Usage from 1996 to 2005
GNV31013363600.D0C/061640008 2-13

WB122005005DFB

Page 210 of 250



SECTION 2 - POPULATION AND WATER DEMAND FORECAST SUMMARY

2.5.2 Unmetered Water

FKAA provided master tap readings for its distribution system (excluding Key West and the
Navy) for the period December 2002 through December 2005. The data included the month-
ly total for each master tap, the total customer sales for each master tap, and the difference
unaccounted-for-water (UAW).

FKAA'’s transmission and distribution system has certain specified maintenance require-
ments and activities that result in water being un-metered. These include regular flushing
activities to maintain water quality, extensive flushing required during change of chlorine
residuals twice per year, water loss resulting from transmission and distribution main
break, and draining of potable water storage tanks for maintenance.

Exhibit 2-11 does not include UAW, which has historically averaged 10 to 12 percent. The
American Water Works Association (AWWA) recommends that UAW should not exceed

5 percent, and that a goal of less than 10 percent is desirable. A total of 4 months with UAW
(March, May, October, and December) contribute to the high overall average UAW. FKAA
is not aware of any particular events (maintenance, line breaks, etc.) that may have
contributed to the high UAW in those months. If UAW in those months could be reduced,
FKAA’s UAW would be significantly less.

To summarize data from the annual UAW reports that are provided to the SFWMD, the
following percentages were recorded:

Percentage
Year UAW
2003 10.5
2004 9.71
2005 14.93

2006 (Year To Date June 2006) 11.45

FKAA should set a goal of 10 percent or less UAW in their system based on the uniqueness
and operating pressures that FKAA experiences in their system. FKAA should continue to
correlate transmission and distribution meter reads so that the data are correlated accurately
and so that the actual losses in the transmission mains and the distribution system can be
assessed. After this task is complete, identifying and locating potential losses throughout the
system may be needed.

2.6 Conclusions

Population projections developed by the MCPD were used to develop water demand pro-
jections for the FKAA service area through 2025. FKAA’s average daily raw water demand
is expected to increase from 17.73 mgd in 2005 to 20.07 mgd in 2010, 22.08 mgd in 2015,
23.41 mgd in 2020, and 23.88 mgd in 2025. Maximum-day and peak hour demand were
calculated using peaking factors of 1.25 and 1.35, respectively.

GNV31013363600.D0C/061640008 2-14
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Residential (nearly half) and commercial (more than one-quarter) account for nearly three-
quarters of the FKAA’s water demand. UAW comprises approximately 12 percent of
FKAA'’s total production; the remaining water is used primarily by the U.S. Navy and state
and local governments.

UAW in the FKAA service area is higher than other water systems, and may be the result of
FKAA'’s metering and accounting system, along with system leaks. Additionally, UAW is
not distributed evenly throughout the service area, but varies considerably from key to key.
Converting the 160 or so master meters along the transmission mains to automatic meter
reading may help in identifying the largest areas of UAW. Additional tasks that FKAA
could implement include a formal water audit and more specific investigations of water
leaks in areas suspected of having UAW.

GNV31013363600.D0C/061640008 2-15
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County Population with Seasonal Replacement Calculations

Monroe County Population Projection
Seasonal Replacement Series Perm Change @70% loss ROGO Growth
YEAR Permanent Seasonal Functional
2000 79,589 73,491 153,080
2001 80,011 73,540 153,551 422
2002 80,434 73,589 154,023 423
2003 80,856 73,639 154,495 422
2004 81,236 73,688 154,924 380
2005 82,413 73,737 156,150 1477
2006 80,510 75,228 155,738 (1,903) -1332.1  1332.1
2007 78,987 76,453 155,440 (1,523) -1066.1 2393.2
2008 76,081 78,647 154,728 (2,906) -2034.2 44324
2009 77,925 77,516 155,441 1,844 1290.8 3141.6 ROGODU  ROGO pop *.7 @2.7pph
2010 76,887 78,401 155,288 (1,038) -726.6 3868.2
2011 78,080 77,974 156,054 1,193 835.1 3033.1 197  372.33
2012 77,960 78,431 156,391 (120) 84 197 372.33
2013 77,840 78,887 156,727 (120) 84 197  372.33
2014 77,720 79,343 157,063 (120) 84 197 372.33
2015 77,600 79,800 157,400 (120) 84 197  372.33
2016 77,460 80,270 157,730 (140) 98 197  372.33
2017 77,320 80,740 158,060 (140) 98 197 372.33
2018 77,180 81,211 158,391 (140) 98 197 372,33
2019 77,040 81,681 158,721 (140) 98 197 372.33
2020 76,900 82,151 159,051 (140) 98 197  372.33
2021 76,760 82,622 159,382 (140) 98 197 372,33
2022 76,620 83,092 159,712 (140) 98 197 372.33
2023 76,480 83,562 160,042 (140) 98 197  372.33
2024 76,340 84,033 160,373 (140) 98 197 37233
2025 76,200 84,503 160,703 (140) 98 197 37233
2026 76,060 84,973 161,033 (140) 98 197  372.33
2027 75,920 85,444 161,364 {140) 98 197  372.33
2028 75,780 85,914 161,694 (140) 98 197  372.33
2029 75,640 86,384 162,024 (140) 98 197 372.33
2030 75,500 86,855 162,355 (140) 98 197 372.33
Monroe County 2010-2030 Keith and Schnars, P.A.
Population Projections 3-15-11 Fishkind and Associates
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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.

Department has completed its review of the methodology utilized for the seasonal population and
identified its concerns below. Due to these concerns, the Department does not find the
projection methodologies to be professionally acceptable.

This memo will review the items of DCA concern.
2.0 Discussion of Concerns 1-10

Concern 1

|. For Water Supply planning, the Department has previously accepted the methodologies
employed by the Florida Keys Aqueduct Authority (FKAA) and recommended that the
County utilize the FKAA methodology. The data submitted to date to the Department does
not provide the base data utilized by FKAA and how the County applied the FKAA
methodology for calculating the seasonal population.

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
12051 Corporate Blvd., Orlando, Florida 32817 e (407) 382-3256 « FAX (407) 382-3254 « email Homeoffice@fishkind.com
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2. Please provide a justification for the use of the Compound Annual Growth Rate (CAGR) to
extend the FKAA series from 2025 to 2030 for the functional population. This is a geometric
extrapolation and should be used with caution. The computed CAGR has not been provided.

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

3. The County indicates there will be a decline in the permanent population as forecast by
BEBR. The County has indicated that there will be an increase in seasonal growth equivalent
to 70% of the decline in permanent population. For example, the County has submitted
information that indicates that retail sales have decreased since 2006. Information submitted

regarding changes in annual average daily traffic counts may be attributable to other causes

that were not evaluated. Please provide an explanation as to how this addition to the FKAA
projections makes sense within the context of the FKAA projection methodology. This
addition as well as the addition in the next comment number 4, effectively changes the
methodology.

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

2.2.2 Seasonal Population

The MCPD seasonal population projections in the USACE Carrying Capacity Study (USACE,
2003) also were used to project the seasonal population for Monroe County. Although there
are no exact counts of the seasonal population, the MCPD developed historical seasonal
population projections for 1990, 1995, and 2000. The MCPD projected that the 1990 seasonal
population of 70,493 increased by 1.1 percent to a 1995 population of 71,266, and further in-
creased by 3.1 percent to a 2000 seasonal population of 73,491.The MCPD continues these
seasonal population projections in 5-year increments starting with a seasonal population of
73,737 in 2005; 74,533 in 2010; 74,712 in 2015; 74,891 in 2020; and 75,071 in 2025. The seasonal
population is projected to increase at an overall average rate of 0.4 percent for each 5-year
period from 2005 through 2025, with a 1.1 percent increase between 2005 and 2010 and a
0.24 percent increase from 2010 through 2025.

The historic data on seasonal populations presented by FKAA above
indicate seasonal population is increasing at an increasing rate. The FKAA
methodology failed to incorporate this into its seasonal projections. FKAA
projected seasonal population increases at 1/3 the level of the most recent
available data initially and then provided a decreased rate of growth
through 2025. This rate is far slower than recent trend data FKAA
observed. There is no explanation or justification in the FKAA
methodology for the failure to recognize and include the robust levels of
seasonal growth identified. Table 1 compares the FKAA seasonal growth
rates with County seasonal growth rates.

Table 1. Seasonal Population Growth Rates

Monroe Net

FKAA Series County Difference
1990-1995 1.10%
1995-2000 3.12%
2000-2005 0.33% 0.33%
2005-2010 1.08% 7.73% 4,904
2010-2015 0.24% 2.70% 1,965
2015-2020 0.24% 2.71% 2,035
2020-2025 0.24% 2.64% 2,034
2025-2030 0.41% 2.57% 1,906
Total Difference 2005-2030 12,843

The approach taken in the preparation of the County seasonal projections
is to correct for this problem in the original FKAA methodology in
recognizing the more dramatic seasonal population expansion.
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Concern 4

4. The County included the following sentence which is not clear: “Further, we have added the
equivalent of 70% of the ROGO growth to seasonal population to the FKAA seasonal series,
reflecting the seasonal shift component not evidenced in FKAA’s original data.” This
appears to add additional population. This has not been adequately explained or justified.
The source data, calculations, and results have not been provided.

Please see response to Concern 3.

Concern 5

wn

Please provide justification for the use of the persons-per-household (PPH) figure of 2.5. No
data or analysis has been provided for the average size of seasonal households. Please
include data or analysis regarding “seasonality.” For example, there was no analysis of the
maximum occupancy of seasonal units and the amount of time that these seasonal units are

occupied at this maximum rate.

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

It is also noted, for units shifting to seasonal status and for population
associated with ROGO growth, a persons-per-household figure of 2.5 was
used.

Intercensal data (see Tables 5 and 6) suggests an increase in persons per
household by year 2009. Fishkind believes seasonally occupied homes
and rentals have a higher person per household occupancy due to the
increasing size of newly built units. For these reasons 2.5 was used for

seasonal households.

Table 5.
Persons Per Household Census/Isite
Total Unincorp
1990 233 2.38
2000 2.27 2.29
2009 3,12 2.89
2014 5,29 4.94

source: I-Site online data

Table 6. - Average Number of Bedrooms and Bathrooms
per Single Family Unit by Year Built
Average Bed/Bath
2.65 Pre-1970
3.33 1970-1989
3.63 1990-1999
3.77 2000-2008

Source: Monroe Co. Property Appraiser, Fishkind & Associates, Inc.

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

6. Based on Table 7, the seasonal population is roughly equivalent to the residential population.
However, the number of seasonal units is much less than the number of occupied (resident)
units. Does the FKAA data include population other than those living in housing and if so,
how is that accounted for in the data and in the projection?

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.

Concern7

7. Please provide additional citation for The “I-Site” source. If the data is Census data, then
that should be made clear, Projection data from a private sector, third party source cannot be
evaluated without a complete explanation of how the projections were made, e.g. the full
methodology with all support data must be provided.

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

8. Section 8.0, third paragraph on page 10 discusses “‘an increase in seasonal population shown
in the American Community Survey (ACS).” The ACS does not estimate seasonal
population.

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

9. Section 5.0 and Tables | and 2 provide Census data. There were 51,617 housing units
(occupied and vacant) in 2000. Census data indicates there were 21,900 owner occupied
units. However, the second paragraph on page 6 indicates that there were 16,005 homestead
units and 20,784 non-homestead units in 2000, which add to a total of 36,789 housing units.
The housing units for homesteaded/non-homesteaded units should be reconciled with the
Census housing units or data provided to explain the difference.

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

10. The final paragraph in Section 1.0 states that a “reconciliation of the Fishkind and Hurricane
mode] data will take place subsequent to the Hurricane data publication.” [s this a
preliminary report? Will the final population projection be submitted with your Evaluation
and Appraisal Report?

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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Monroe County, FL

**PROPERTY RECORD CARD**

Disclaimer

The Monroe County Property Appraiser's office maintains data on property within the County solely for the purpose of
fulfilling its responsibility to secure a just valuation for ad valorem tax purposes of all property within the County. The
Monroe County Property Appraiser's office cannot guarantee its accuracy for any other purpose. Likewise, data
provided regarding one tax year may not be applicable in prior or subsequent years. By requesting such data, you
hereby understand and agree that the data is intended for ad valorem tax purposes only and should not be relied on for
any other purpose.

By continuing into this site you assert that you have read and agree to the above statement.

Summary
Parcel ID 00096850-000200
Account# 1113387
Property ID 1113387
Millage Group 50VI

Location Address
Legal Description

VACANT OVERSEAS Hwy, UPPER MATECUMBE KEY
6 64 37 PT GOVT LOTS 1-2-3 PT TRACTS 3-5-7 ISLAND OF UPPER MATECUMBE OR648-253 OR830-660 OR2920-1650 OR3069-1479
(Note: Not to be used on legal documents.)

Neighborhood 10024
Property Class OPEN STORAGE (4900)
Subdivision
Sec/Twp/Rng 06/64/37
Affordable Housing No
Owner
HORSE PENS LLC
80241 Overseas Hwy
Islamorada FL 33036
Valuation
2023 Certified Values 2022 Certified Values ~ 2021 Certified Values 2020 Certified Values
+ Market Improvement Value $15,048 $15,283 $15,283 $15,283
+ Market Misc Value $5,658 $5,658 $5,658 $5,658
+ Market Land Value $1,251,405 $718,585 $718,585 $718,585
= Just Market Value $1,272,111 $739,526 $739,526 $739,526
= Total Assessed Value $813,478 $739,526 $218,241 $198,401
- School Exempt Value $0 $0 $0 $0
= School Taxable Value $1,272,111 $739,526 $739,526 $739,526

Historical Assessments

Year Land Value Building Value Yard Item Value Just (Market) Value Assessed Value Exempt Value Taxable Value Maximum Portability
2022 $718,585 $15,283 $5,658 $739,526 $739,526 $0 $739,526 $0
2021 $718,585 $15,283 $5,658 $739,526 $218,241 $0 $739,526 $0
2020 $718,585 $15,283 $5,658 $739,526 $198,401 $0 $739,526 $0
2019 $205,423 $15,518 $5,658 $226,599 $180,365 $0 $226,599 $0
2018 $245,671 $15,518 $5,658 $266,847 $163,969 $0 $266,847 $0

The Maximum Portability is an estimate only and should not be relied upon as the actual portability amount. Contact our office to verify the actual portability amount.

Land
Land Use Number of Units Unit Type Frontage Depth
(4900) 126,755.00 Square Foot 0 0
ENVIRONMENTALLY SENS (000X) 3.33 Acreage 0 0
Yard Items
Description Year Built Roll Year Size Quantity Units Grade
FENCES 1990 2018 800x 4 1 3200 SF 2
DETACHED CAN 1990 2018 138x 14 1 1932 1
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Sales
Sale Date Sale Price  Instrument Instrument Number Deed Book DeedPage Sale Qualification Vacant or Improved Grantor  Grantee
1/18/2021  $100 Warranty Deed 2299854 3069 1479 30 - Unqualified Improved
2/1/1976 $37,500 Conversion Code T Q- Qualified Vacant
View Tax Info
View Taxes for this Parcel
Map
TRIM Notice
2023 TRIM Notice (PDF) ’
No data available for the following modules: Buildings, Permits, Sketches (click to enlarge), Photos.
The Monroe County Property Appraiser's office maintains data on property within the County Contact Us Developed by
solely for the purpose of fulfilling its responsibility to secure a just valuation for ad valorem tax ‘ ’ Schneider
purposes of all property within the County. The Monroe County Property Appraiser's office GEOSPATIAL
cannot guarantee its accuracy for any other purpose. Likewise, data provided regarding one tax
year may not be applicable in prior or subsequent years. By requesting such data, you hereby
understand and agree that the
| User Privacy Policy | GDPR Privacy Notice
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Yowccony Monroe County, FL

PROPERTY APPRAISE]

Overview

Legend

— Centerline
Easements

— Hooks

== Lot Lines

— Road Center

--- Rights of Way

— Shoreline

{ 1 Condo Building

Key Names
_ Subdivisions
|:| Parcels
Parcel ID 00096850-000200 Alternate ID 1113387 Owner Address HORSE PENS LLC
Sec/Twp/Rng 06/64/37 Class OPEN STORAGE 80241 Overseas Hwy
Property Address VACANT OVERSEAS Hwy Islamorada, FL 33036
UPPER MATECUMBE KEY
District 50VI
Brief Tax 6 64 37 PT GOVT LOTS 1-2-3 PT TRACTS 3-5-7 ISLAND OF UPPER MATECUMBE OR648-253 OR830-660 OR2920-1650
Description OR3069-1479

(Note: Not to be used on legal documents)

Date created: 8/19/2024
Last Data Uploaded: 8/19/2024 2:51:52 AM

Developed by@ Schneider

GEOSPATIAL
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Ty Harris P.A.
110Plantation Shores Drive
Tavernier, FL 33070
tyharrispa.com
tyharrispa@gmail.com (386) 956-8776

June 23, 2025

VIA E-MAIL DELIVERY

Jennifer L. DeBoisbriand
Planning Director

Islamorada, Village of Islands
Village Administrative Center
86800 Overseas Highway
Islamorada, FL 33036

RE: FLUM & Re-Zoning Application for the Horse Pens
Dear Jennifer,

This law firm represents Horse Pens LLC, the owner of Parcel #00096850-000200 (the “Property”
or “Horse Pens”. The request is to amend the current FLUM from a residential category to a
commercial category and to re-zone the Property to a zoning district consistent with its historic
use as a private riding club and to further permit restricted affordable/workforce housing. This
application is necessary and appropriate because Horse Pens is operating as a legal non-
conforming business, and the property is also suitable for deed restricted affordable/workforce
housing. In the alternative to a FLUM/re-zoning, the Applicant is amenable to a sub-area policy
limiting the Property to affordable housing and the existing horse pens riding stable.

An appropriate FLUM and re-zoning or sub-area policy are necessary to continue the legal status
of the Horse Pens and to permit the proposed deed restricted affordable/workforce housing units.
The Village has two zoning districts which permit private clubs like the Horse Pens. The first is
the Village Center; however, since the property does not reside in a recognized activity center, the
more appropriate zoning would be Neighborhood Commercial with a possible voluntary restriction
on uses to affordable housing and the existing riding stables so that the historical use of the
property for stabling houses can remain. As stated, the other alternative is a sub-area policy
limiting the use of the property to riding stables and affordable housing.

Sec 30-697 Neighborhood Commercial (NC) Zoning District

1. Purpose and intent.
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1. The purpose of the neighborhood commercial (NC) zoning district is to provide a
compact commercial area designed and intended to allow for a mix of residential,
office and local retail sales servicing the daily needs of local residents within
convenient traveling distance.

2. This zoning district is established within the Mixed Use (MU) FLUM category.

NC appears to be the more appropriate commercial category because there is a mix of residential
and existing commercial (TC) uses in the immediate area fronting US1. Moreover, the NC zoning
district appears to be consistent with existing commercial zoning on Lower Matecumbe in that
there are existing NC zoned parcels but no VC zoned properties. Both zoning districts require the
MU FLUM as there is no other Future Land Use Category that permits private clubs.

Accordingly, this application is consistent with and promotes numerous Comprehensive Plan
Goals, Objectives, and Policies. The Applicant respectfully requests that you recommend approval
to an appropriate commercial use category which allows the current Tennis Center. The request
is to amend the Future Land Use Map from RC to Mixed Use (MU) (FLUM) and Neighborhood
Commercial (NC) from the current zoning of native residential (NR).

The Property: Is a 3.46-acre site on Lower Matecumbe Key. The property is known as the Horse
Pens. Existing uses include a riding club and stables.

Prior Approval History: None.

Needs Analysis and Supporting Data: The applicant is required to submit all information
required to adequately address the filing requirements adopted by the Florida Department of
Economic Opportunity (“DEO”). In addition, the applicant must 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 is 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.

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 was developed in the early 1990’s.

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.

The following Comprehensive Plan elements are applicable to this application:
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Policy 1-2.3.1 Residential Conservation (RC)

Areas designated Residential Conservation (RC) on the Future Land Use Map shall allow
residential uses at a maximum density of one (1) single family residential unit per four (4)
acres. This designation is intended to balance the protection of environmentally sensitive lands,
(by providing a buffer to protect large parcels of more environmentally sensitive lands from
the encroachment of development), wildlife corridors and transition zones, and areas suitable
for re-vegetation, with the protection of the property rights of the owners. On sites designated
RC, no more than one (1) unit shall be established per platted lot or parcel existing as of the
effective date of this Comprehensive Plan, except for those platted lots or parcels identified as
Disturbed with Exotics on the Village habitat maps and containing no tropical hardwood
hammock. Substandard lots of less than four (4) acres in size which are contiguous and in
common ownership shall be assembled in order to meet the density standards of this policy.
Notwithstanding the density limitation, a caretaker's unit may be developed as an accessory
use on a conforming parcel, if found to be consistent with the Village's environmental
regulations. Such units shall be permitted pursuant to the requirements of the Village's Building
Permit Allocation System, only as affordable housing. Criteria established in the Land
Development Regulations shall include restrictions on size and location so as to not require
clearing of additional land. Within RC, properties are generally suitable as sender sites for
transfers of development rights, but may also be receiver sites from C and RC parcels, if needed
to achieve the acreage required to construct a maximum of one (1) unit on the receiver
parcel(s), or for the addition of a caretakers cottage. The Village may develop an incentive
program to extinguish the development rights from RC properties. The RC future land use
designation shall allow home occupations having no environmental impact, in accordance with
provisions to be established within the Land Development Regulations.

The proposed FLUM amendment and re-zoning request is consistent with the Goals, Objectives,
and Policies, in 1-2.8.1 of the Village Comprehensive Plan because the Tennis Center pre-dates
the implementation of the Village Comprehensive Plan. The minimum acreage requirement for
RC lots is four (4) acres. The property is 3.2 acres and contains a commercial structure and not a
residential use. Accordingly, the RC FLUM designation was and is not appropriate to the site
because it ignored the existing use and commercial structure when the property was designated as
RC. By designating the property as RC, the Village rendered the use and structure nonconforming
in contravention to its own land use policies and land development regulations. The most
appropriate use of this site is commercial.

Policy 1-2.1.9: Promote Low And Medium Intensity And Varied Commercial
Designations

Islamorada, Village of Islands shall promote low and medium intensity professional and
business offices, as well as general retail sales and services designed to meet the needs for
goods and services of local residents and Village visitors and shall limit the development
of new high intensity uses. The Village shall not promote an increase in highway-oriented
businesses that cater to a transient drive-through clientele.
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The requested MU FLUM and NC zoning are consistent with Policy 1-2.1.9. Lower Matecumbe
has approximately fourteen lots designated at NC. The lots are located between Gulf View Drive
to the north and White Marlin Blvd. to the south. Half of these lots front US1. These properties
are used as storage lots except for the gas station and convenience store fronting US1 at the corner
of White Marlin Blvd. These properties represent approximately 2.12 acres in Lower Matecumbe
Key.

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 fact that the property is already developed with a commercial use support the designation of
this property as Mixed-Use with a Neighborhood Commercial zoning.

Policy 1-2.4.6: Establish Zoning District 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.
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4. School and Recreational Zoning Districts: These Zoning Districts shall be established to
accommodate existing or proposed school or recreational uses.

The proposed FLUM and re-zoning are consistent with Policy 1-2.4.6(2) - commercial Zoning
Districts shall be established where there are existing commercial uses.

GOAL 1-1: IMPLEMENT FUTURE LAND USE VISION
OBJECTIVE 1-1.1: PLAN AND DESIGN FOR RESIDENTIAL QUALITY
OBJECTIVE 1-1.2: REINFORCE AND ENHANCE THE VILLAGE'S 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:

o Directs development only to sites that can accommodate such activity without promoting
conflict with natural resources;

o 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;

o Keeps development away from the shoreline and wetlands;

e 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, grass bed flats, mangroves, as well as hammocks, and establish a basis for
managing landscaping, signage, parking, drainage, and water quality;

o 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

o 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.
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The proposed FLUM amendment and re-zoning are consistent with Goal 1-1 and Objective 1-1.
The proposal. By re-purposing existing developed sites, the application supports the criteria in
these elements of the Village of Islamorada Comprehensive Plan.

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.

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.

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

The proposed FLUM amendment and re-zoning have no impact on existing habitat or protected
resources because any development would be restricted to the existing footprint with a voluntary
conservation easement.
(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.

The proposed FLUM amendment and re-zoning have no impact on existing habitat or protected
resources in the already developed portion of the property.

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

Reusing exiting developed site over clearing of other lands achieves this element.

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

As stated, this is an already developed site.
(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.

This application protects the “historical character” of Islamorada in reusing an already developed
commercial property.
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(g) Protecting the historical heritage of the Florida Keys. See answer above.

(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.

The application has no impact on facilities as it is an already developed site.

(1) 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.

There current horse pens are served by municipal water and sewer, if the property is redeveloped
with affordable housing, the Village has adequate water and sewer capacity available to serve the
site.

(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.

The application has no impact on facilities as it does not propose any new development footprint.
Any redevelopment shall meet the requirements of § 381.0065(4)(1) and 403.086(10).

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

This application does not create adverse impacts on environmental resources or affect public
investment in infrastructure because it does not proposed any redevelopment activity beyond the

established developed footprint.

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

No impact as stated above.
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(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.

No impact as stated above.

(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 application accomplishes this objective as stated in previous responses.

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.

The Village accepted an additional 300 affordable housing units. According to the ratio of
commercial property needed to support a new deed-restricted affordable housing unit, the
Village will require an additional 71,700 square feet of commercial square footage to support
these new units (239 sq.ft. per unit). By repurposing existing developed sites, the Village can
meet this need and reduce development pressure undeveloped land.

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

The site has been has been a commercial property since the early 1990’s. The site’s physical
and environmental features have been shaped by this use over time. The proposed change to
the FLUM and zoning will have no impact on these criteria.

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

There are no errors in the mapping and natural features — the property contains no listed species
and is largely devoid of vegetation in the area already developed. The Applicant will place a
conservation easement over the undeveloped portion of the site.

4. New issues.

None, except the increased need for commercial square footage as a function of the acceptance
of new deed-restricted affordable housing units.

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.
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The proposed re-zoning and FLUM will not have an adverse impact on the community since
the existing use will not change and the zoning and FLUM request serve to protect that use as

provided for in the Village of Islamorada Comprehensive plan.

Enclosures.

LRI R WD =

Application Fee & Deposit.
Application letter.
Agent Authorization.

Application for Map Amendment & Re-zoning.

Property Record Card.

Warranty Deed.

Needs Analysis & Data.

Survey.

Existing site condition photographs.

If you have any questions, please do not hesitate to contact me at (386) 956-8776 or email
tyharrispa@gmail.com.

Kind regards,

=

Ty Harris
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Doc # 2299851 Bk# 3069 Pg# 1474 Electronically Recorded 1/19/2021 at 10:24 AM Pages 3
Filed and Recorded in Official Records of MONROE COUNTY KEVIN MADOK
ElectronicallyREC: $27.00 Deed Doc Stamp $0.70

Return to:

Paul M. Cummings, Esquire
Therrel Baisden, LLP

1 SE 31 Ave., Suite 2950
Miami FL 33131

This Instrument Prepared by:
Paul M. Cummings, Esquire
Therrel Baisden, LLP

1 SE 31 Ave., Suite 2950
Miami FL 33131

Consideration: $10.00

Property Appraiser’s Parcel
Parcel ID: 00096850-000100 [Space above this line for recording data]

WARRANTY DEED

This Deed made the 18th day of January, 2021, by MARLENE LINDBACK, an unremarried
widow, whose post office address is P.O. Box 589, Islamorada, FL. 33036-0589 (“Grantor”), to HORSE
PENS, LLC, whose post office address is 80241 Ovcrseas Highway, Islamorada, Florida 33036 (“Grantee™).

Witnesseth that the Grantor, for and in consideration of the sum of Ten Dollars ($10.00), and other
good and valuable consideration, receipt whereof is hereby acknowledged, hereby grants, bargains, sells,
aliens, remises, releases, conveys and confirms unto the Grantee all that certain land situate in Monroe
County, State of Florida, to wit:

SEE EXHIBIT “A”

Subject to all taxes for the year 2020 and subsequent years; conditions, restrictions, limitations,
easements, reservations and encumbrances of record, if any; and applicable zoning ordinances, if any.

TOGETHER with all the tenements, hereditaments and appurtenances thereto belonging or in
anywise appertaining,.

TO HAVE AND TO HOLD, the same in fee simple forever.

AND the Grantor hereby covenants with the said Grantees that the Grantor is lawfully seized of said
land in fee simple; that the Grantor has good right and lawful authority to sell and convey said land, and
hereby warrants the title to said land and will defend the same against the lawful claims of all persons
claiming by, through or under the said Grantor.
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IN WITNESS WHEREQF, the Grantor has hereunto set his hand and seal this | S-Eﬂ' day of _
Ji H'NUH”&}! - 2024,

Slgned, sealed and delivered

Witness Signature

%a LALAYS //u yender .

Witness Printed Name

Ueiag (3. ﬂ%”/ ;

Witness Signatiire

ﬂ/#;(,"% D e T
Witness Printed Name

RLENE LINDBACK

STATE OF FLORIDA )
): S8
COUNTY OF MONROE )

The foregoing instrument was acknowledged before me by means of (¥ physical presence or [1 online

notarization this |&Hday of  TANVARS ,202$, by MARLENE LINDBACK, who
is personatly known to me or who has produded (type of i.d.) as
ideatification. 7
o r-u% ANN C.DEROMO M(}
Y gl . Commission# GG 352724 . (SEAL)
2 Expires November 8, 2023 ( Notap/ Public, State of Florida
%mﬂ“ Bonded Tiru Budge! Notary Services

£

K:\Gdrive\Clients\L\Lindback, Carl And Marlenc\Horse Pens, I.{_{Wnrranty Deed.Doc
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EXHIBIT A

A tract of land in Section 6, Township 64 South, Range 37 East, on Upper Matecumbe Key in Monroe
County, Florida, and being more particularly described as follows:

From the intersection of the East line of said Section 6, as shown on a survey dated June 27, 1958 and
recorded in Monroe County, Official Records Book 144 at Page 570, with the Northwesterly Right-Of-Way
line of State Road No. 5; thence proceed Southwesterly along said Northwesterly Right-Of-Way line, 1100
feet; thence proceed North and parallel to said East line of Section 6, 672 feet; thence proceed N 24 degrees
06 minutes 15 seconds W 445 feet, more or less, to the seaward edge of the mangrove, and the point of
beginning of the tract hereinafter described; thence proceed S 24 degrees 06 minutes 15 seconds E along the
previously described course, 445 feet; thence proceed South and parallel to said East line of Section 6, 672
feet to said Northwesterly Right-Of-Way line; thence proceed S 45 degrees 48 minutes 45 seconds W along
said Northwesterly Right-Of-Way line, 150 feet; thence proceed North and parallel to said East line of Section
6, 672 feet; thence proceed N 24 degrees 06 minutes 15 seconds W, 445 feet, more or less, to the seaward
edge of the mangrove; thence meander said seaward edge of the mangrove in a Northeasterly direction, 150
feet, more or less, to the point of beginning.
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ORDINANCE NO. 25-

AN ORDINANCE OF ISLAMORADA, VILLAGE OF
ISLANDS, FLORIDA, CONSIDERING THE REQUEST OF
TY HARRIS PA, AGENT FOR HORSE PENS LLC TO
AMEND THE VILLAGE’S FUTURE LAND USE MAP FROM
CONSERVATION (C) TO MIXED USE (MU) FOR THE
SUBJECT PROPERTY, ON OVERSEAS HIGHWAY
LOCATED ON UPPER MATECUMBE KEY, WITH REAL
ESTATE NUMBER 00096850-000200 AND TO ESTABLISH A
NEW SUB-AREA POLICY UNDER OBJECTIVE 1-2.11, AS
LEGALLY DESCRIBED HEREIN, 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, Horse Pens LLC, has requested an official Future Land Use Map
amendment from Conservation (C) to Mixed Use (MU) for a parcel consisting of approximately 6.4
acres of land, with Real Estate number 0009850-000200, as legally described below; and
WHEREAS, the applicant, Horse Pens LLC, has also requested the establishment of a new subarea
policy 1-2.11.8: Upper Matecumbe Key Mixed Use Area 1 (UMKMUAT1) The Future Land Use Map
designation on the subject property shall be UMMUAT1 and shall be limited to the following uses:
Riding Stables and workforce/affordable housing only. All other uses allowed in the Mixed Use FLUM
will be specifically excluded; and; 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
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the Future Land Use Map Amendment during a duly noticed public hearing held on October 13,
2025; 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

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/denied 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:

Page 2 of 4
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6 64 37 PT GOVT LOTS 1-2-3 PT TRACTS 3-5-7 ISLAND OF UPPER MATECUMBE G10-

513

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.

The foregoing Ordinance was offered by , who moved for its

adoption on first 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
Councilman Steve Friedman
Councilwoman Deb Gillis

Councilwoman Anna Richards

PASSED/FAILED on the first reading this day of 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

to a vote, the vote was as follows:

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

Councilwoman Anna Richards

, and upon being put

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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Local Planning Agency Communication

To: Local Planning Agency Chair and Agency Members

From: Jennifer DeBoisbriand , Planning Director

Date: October 13, 2025

Subject: Ordinance to Amend the Official Zoning Map from Conservation to
Neighborhood Commercial for a property on Overseas Hwy with RE# 00096850-000200

Background:

The applicant, Ty Harris, PA on behalf of the property owner Horse Pens LLC, has submitted a
map amendment application requesting a Zoning Map Amendment from Conservation (C)
District to Neighborhood Commercial (NC) District on the subject property located on Overseas
Highway (RE #00096850-000200), comprising of approximately 6.4 acres (3.16 of which is
mangroves). The current use of the property is riding stables. This Zoning Map amendment
has a companion application for a Future Land Use Map (FLUM) Amendment, which proposes
a change from Conservation (C) to Mixed-Use (MU) Designation, and the Zoning Map
amendment cannot be approved without approval of the companion FLUM Amendment. The
applicant’s agent has submitted a needs analysis detailing the map amendment request.

The subject property currently has an existing Conservation (C) Zoning District. The properties
to the South are designated Conservation (C). The property to the North is designated
Multifamily (MF). The properties to the East across Overseas Highway are designated Tourist
Commercial (TC). The character of the surrounding area is mixed use with residential uses
and tourist uses.

The property contains a mix of habitats including mangroves and high quality hammock. The
applicant has provided a vegetation survey, and | have included that in your packet. The
property is recognized as habitat to several protected animal species. Pursuant to the
Village’s GIS data and records the parcel is defined as hammock, disturbed with hammock and
mangroves.

Analysis:
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Pursuant to Section 30-697 the purpose of the Neighborhood Commercial (NC) zoning district
is to provide a compact commercial area designed and intended to allow for a mix of
residential, office and local retail sales servicing the daily needs of local residents within
convenient traveling distance.

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:

Policy 1-2.1.9, Promote Low and Medium Intensity and Varied Commercial Designations
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
Policy 1-2.4.6: Establish Zoning District Criteria for MU

Comprehensive Plan Policy 1-2.1.9, Promote Low and Medium Intensity and Varied
Commercial Designations, 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 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.

It is the staff's opinion that is request is compatible with the two policies as it does not result in
an adverse community change at this time. The property has been operating as riding stables
since prior to the adoption of the Comprehensive Plan and the Applicant intends to continue to
do so. If the applicant decides to create workforce/affordable housing on the property a site
plan will be required, and the review will consider impacts to the surrounding community. At
this time, no change to the property is proposed. The change has been requested to bring the
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property into compliance with the current use.

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 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 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
industrial uses, outdoor storage and sales as a primary use of land, and outdoor retail sales as
an accessory use of land.

The proposed amendment would not be consistent with this policy in that the property has
environmentally sensitive lands and critical habitat.

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.”

The proposed amendment is consistent with Policy 1-2.4.5 as the Property meets the FAR
requirements for nonresidential intensity.

Policy 1-2.4.6: Establish Zoning District 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
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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 amendment is not consistent with Policy 1-2.4.6 (2) as it establishes
Commercial Zoning between Conservation Zoning and Multi-Family Zoning.

Objective 1-2.6: Manage Conservation Resources; The Future Land Use Map designates
lands as Conservation (C) to provide for the long-term preservation of environmentally
sensitive natural resource systems. Conservation resources generally include wetlands,
transitional wetlands, mangroves, salt marsh, tidal waters, beaches, beach berms and dunes,
natural shoreline or upland hammocks.

The proposed amendment is not consistent with Objective 1-2.6 as it removes environmentally
sensitive lands from Conservation Zoning.

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 36 parcels
that are designated within the NC Neighborhood Commercial District, which represents
approximately .01 percent of the 7,108 total parcels within Islamorada, Village of Islands. Of
the 36 parcels within the NC Neighborhood Commercial District, 5 parcels are vacant, which
equates to approximately 13.8 percent of the total NC 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 contains mangroves and high quality hammock; however, it is currently being
used as riding stables. This use is compatible with the proposed zoning designation.

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
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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. As well as a continued need to construct workforce affordable housing.

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

Finding: The Village is currently undergoing an update to the Comprehensive Plan. That
should be completed within the year. This change, if approved, will be incorporated into any
update.

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

Finding: The proposed zoning change to Neighborhood Commercial is not compatible with the
surrounding properties. The only commercial zoned properties in the surrounding area are
across Overseas Hwy. There are 2 properties zoned Tourist Commercial (TC) and 3
properties zoned Highway Commercial (HC).

Budget Impact:
None

Staff Impact:
None

Recommendation:
At this time Staff has no recommendation.

Attachments:
1. Horse pens Zoning ORD
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After recording return to:

Planning and Development Services Dept.
Islamorada, Village of Islands

86800 Overseas Highway

Islamorada Florida 33036

ORDINANCE NO. 25-

AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS,
FLORIDA, CONSIDERING THE REQUEST OF TY HARRIS PA,
AGENT FOR HORSE PENS LLC, TO AMEND THE OFFICIAL
ZONING MAP FROM CONSERVATION (C) TO
NEIGHBORHOOD COMMERCIAL (NC) FOR THE SUBJECT
PROPERTY ON OVERSEAS HIGHWAY LOCATED ON UPPER
MATECUMBE KEY, WITH REAL ESTATE NUMBER 00096850-
000200, 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 Zoning Map of Islamorada, Village of Islands (the “Village") became
effective April 30, 2002; and
WHEREAS, the property owner, Horse Pens LLC, has requested an Official Zoning Map
amendment from the Conservation (C) District to the Neighborhood Commercial (NC) Zoning
District for a parcel consisting of approximately 6.4 acres of land with the Parcel ID Number
00096850-000200 (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 October 13, 2025; 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
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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 / denied] 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:

6 64 37 PT GOVT LOTS 1-2-3 PT TRACTS 3-5-7 ISLAND OF UPPER MATECUMBE
G10-513

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 , who moved for its adoption on first
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
Councilman Steve Friedman
Councilwoman Deb Gillis
Councilwoman Anna Richards

PASSED on the first reading this day of , 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
Councilman Steve Friedman
Councilwoman Deb Gillis
Councilwoman Anna Richards

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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