
 

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

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

V. 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. 

  

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

 

X. VILLAGE ATTORNEY 
XI. MOTIONS 
XII. OTHER BUSINESS 
XIII. ADJOURNMENT 
 
 
Options for Viewing the Local Planning Agency Meeting: 
The public is encouraged to watch the meeting on Monroe County’s MCTV Comcast Channel 
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] 
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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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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 

I. 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.  
  

II. PLEDGE OF ALLEGIANCE   
  The Pledge of Allegiance was led by Committee Member, Roger Young. 
III. AGENDA: Requests for Deletion / Emergency Additions   
  Village Attorney, John Quick  introduced Jaimie Mayer, who works on land-use matters 

for the Village. 
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.)   

  Chair Cheryl Culberson opened general public comment. 
 
Mr. John Fernandez provided a public comment. 

V. 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. 

VI. 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. 

  B. 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.  
  C. 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. 

  D. 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. 
  

VIII. 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. 
XI. MOTIONS  
  None. 
XII. OTHER BUSINESS  
  None. 
XIII. ADJOURNMENT  
  The group motioned to adjourn at 6:01pm. 
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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 I 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: 
 
1.  The Florida Keys Aqueduct and water supply facilities; 
2.  Sewage collection, treatment and disposal facilities; 
3.  Solid waste treatment, collection and disposal facilities; 
4.  Key West Naval Air Station and other military facilities; 
5.  Transportation facilities; 
6.  Federal parks, wildlife refuges, and marine sanctuaries; 
7.  State parks, recreation facilities, aquatic preserves, and other publicly owned properties; 
8.  City electric service and the Florida Keys Electric Co-op; and 
9.  Other utilities, as appropriate. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (h) of the Principles for Guiding Development. 
The proposed FLUM amendment would not adversely impact the value, efficiency, cost-
effectiveness, and amortized life of existing and proposed major public investments. 
 
(i)  Protecting and improving water quality by providing for the construction, operation, 
maintenance, and replacement of stormwater management facilities; central sewage 
collection; treatment and disposal facilities; and the installation and proper operation and 
maintenance of onsite sewage treatment and disposal systems. 
 
Village Staff Response: 
The proposed FLUM is consistent with Principle (i) of the Principles for Guiding Development. 
The proposed FLUM amendment would not adversely affect storm water management 
facilities, central sewage collection, treatment and disposal facilities, or the installation and 
proper operation and maintenance of onsite sewage treatment and disposal systems.   
  
(j)  Ensuring the improvement of nearshore water quality by requiring the construction and 
operation of wastewater management facilities that meet the requirements of § 381.0065(4)(1) 
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. 
 
(l)    To make available adequate affordable housing for all sectors of the population of the 
Florida Keys. 
    
Village Staff Response: 
The proposed FLUM is consistent with Principle (l) of the Principles for Guiding 
Development.  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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RE Parcel No. 00096850-000200                                                                                            June 15, 2025
Arborist Assessment Report
                                                                                                            

Page 1 of 12

Vegetation Survey, and Arborist Assessment

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, ISA Certified Arborist, Utility, TRAQ, and           
PPQ Specialist FL-1289 AU Rich Roots Arbor Services, LLC.
(305)-586-6424 - richrootsarbor@gmail.com

Legal description of the parcel, including the real estate number

Block Lot Subdivision Island (Key) Plate Book-Page Re #

N/A 1-2-3 N/A
Upper Matecumbe

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
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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.                                                                                        

 

 

                                                                                       

 

 

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 1- MCPA Map 

Figure 2 – Habitat Layer Islamorada ARCGIS 
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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 

 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)

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

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

numbers.
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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 < 
25% 

10 Points 

Total Points Awarded – 100 Points 
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Table 1 – Species List

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 "
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Table 1 – Species List Continued

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

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 < 2" 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

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 '
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Attachment B – Photo Log

 

Figure 1- Plot 1 Southwest corner. Figure 2 - Plot 2 Southeast Corner 
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Attachment B – Photo Log

 

Figure 3- Plot 3 Middle of Parcel Figure 4 - Plot 4 East middle side of Parcel.  
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Attachment B – Photo Log

 

Figure 5- Plot 5 North east boundary. Figure 6 - Plot 6, Northwest side by the horse pens.
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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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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:  

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

• Encourages sustainability by limiting growth in order to establish and maintain acceptable 
levels of service for hurricane evacuation, potable water and wastewater services, traffic 
flow, recreation and open space as well as reclaim and preserve the quality of our natural 
resources;  

• Keeps development away from the shoreline and wetlands;  
• Provides a sound basis for developing land use controls that ensure acceptable levels of 

service for hurricane evacuation, protect coastal resources, including nearshore waters, 
wetlands, grass bed flats, mangroves, as well as hammocks, and establish a basis for 
managing landscaping, signage, parking, drainage, and water quality;  

• Relies on ecological constraints to establish limits for growth and create standards and 
criteria to ensure that human induced activities do not diminish assets of our unique coastal 
environment; and  

• Ensures that the character and location of land uses incorporate best management practices 
and principles of resource conservation, promote orderly land use transition, and minimize 
threats to health, safety, and welfare which may be caused by incompatible land uses, 
environmental degradation, hazards and nuisances.  
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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. 

Page 230 of 250



7 
 

 
(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. 

 
(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.   

 
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)(l) 
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)(l) 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. 

 
(l) 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.  
 

1. Application Fee & Deposit. 
2. Application letter. 
3. Agent Authorization. 
4. Application for Map Amendment & Re-zoning. 
5. Property Record Card. 
6. Warranty Deed. 
7. Needs Analysis & Data. 
8. Survey. 
9. 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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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 (UMKMUA1) The Future Land Use Map 

designation on the subject property shall be UMMUA1 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: 
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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 ____________________, 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 __________________, 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 I 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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