
 

Islamorada, Village of Islands 
REGULAR VILLAGE COUNCIL MEETING 

 

 

April 7, 2026 - 5:30 PM 
Founders Park Community Center 

87000 Overseas Highway 
Islamorada, FL  33036 

 
 

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

AGENDA 
I. CALL TO ORDER / ROLL CALL 
II. PLEDGE OF ALLEGIANCE  
III. AGENDA: Requests for Deletion / Emergency Additions  
IV. REPORTS, PRESENTATIONS AND ANNOUNCEMENTS 
  A. MCSO Check Presentation - Sheriff Rick Ramsay   

  B. Swearing In of New Firefighters  

  C. Proclamation Recognizing April 19–25 as Florida Mosquito Control 
Awareness Week 

 

  D. FKAA Transmission Main Replacement Project Update — Aaron Cutler  

  E. Presentation and Discussion on Potential FFY 2025 Grant Application for 
Small Cities CDBG Program and FKAA Project TAB 1 

 

V. MAYOR / COUNCIL COMMUNICATIONS 
VI. VILLAGE ATTORNEY / VILLAGE MANAGER COMMUNICATIONS 
  A. Founders Park Boat Ramp Update  

  B. Opening of Application Period for Committee Terms Expiring in May  

VII. 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.)  

VIII. CONSENT AGENDA 
  A. Approval of March 10 Regular and March 12 Land Use Council 

Meeting Minutes TAB 2  

 

    
 

  
  B. Resolution Approving Work Authorization No. 3 with CBT 

Construction Development for Repair of Windows within the Russell 
Cottage TAB 3 Peter Frezza, Environmental Resources Manager 
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    A RESOLUTION OF THE VILLAGE COUNCIL OF 
ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA, APPROVING 
WORK AUTHORIZATION NO. 3 WITH CBT CONSTRUCTION 
DEVELOPMENT INC., FOR RUSSELL COTTAGE WINDOW 
REPAIR SERVICES; AUTHORIZING VILLAGE OFFICIALS TO 
IMPLEMENT THE TERMS AND CONDITIONS OF WORK 
AUTHORIZATION NO. 3; AUTHORIZING THE VILLAGE 
MANAGER TO EXPEND BUDGETED FUNDS; AUTHORIZING 
THE VILLAGE MANAGER TO EXECUTE THE PROJECT 
AGREEMENT FOR WORK AUTHORIZATION NO. 3; AND 
PROVIDING FOR AN EFFECTIVE DATE 

  

  C. Resolution Approving the Final Rankings and Recommendations of 
the RFP 26-02 Evaluation Committee for Selection of a Contractor 
for the Installation of a Ultraviolet (UV) Light Disinfection System for 
the Ron Levy Aquatic Center Splash Pad Project TAB 4 Maria 
Bagiotti, Founders Park Director 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF 
ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA, APPROVING 
THE FINAL RANKINGS AND RECOMMENDATIONS OF THE 
RFP 26-02 EVALUATION COMMITTEE FOR SELECTION OF A 
CONTRACTOR FOR DESIGN, SUPPLY, AND INSTALL AN 
ULTRAVIOLET (UV) LIGHT DISENFECTION SYSTEM FOR THE 
RON LEVY AQUATIC CENTER SPLASH PAD PROJECT; 
AUTHORIZING THE VILLAGE MANAGER AND VILLAGE 
ATTORNEY TO NEGOTIATE AN AGREEMENT FOR THE 
REQUESTED SERVICES; AUTHORIZING THE VILLAGE 
MANAGER TO EXECUTE THE AGREEMENT; AUTHORIZING 
THE VILLAGE MANAGER TO EXPEND BUDGETED FUNDS; 
AND PROVIDING AN EFFECTIVE DATE 

  

  D. Amendment to Resolution 08-07-46 Regarding Hourly Rate for Fire 
Watch Detail TAB 5 Terry Abel, Fire Chief 

 

    A resolution of the Village Council of Islamorada, Village of Islands, 
Florida, amending resolution 08-07-46 regarding the hourly rate for 
fire rescue personnel serving on fire watch detail; and providing an 
effective date., 

  

IX. **END OF CONSENT AGENDA** 
X. RESOLUTIONS  
  A. Ratification of Final Payment to Global Relay for Email Archive Data 

Retrieval Services TAB 6 Vince Tarves, IT Director 

 

     A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, RATIFYING THE FINAL 
PAYMENT TO GLOBAL RELAY FOR EMAIL ARCHIVE DATA 
RETRIEVAL SERVICES IN THE AMOUNT OF $91,653.57; 
AUTHORIZING THE EXPENDITURE OF FUNDS FOR THE 
DIFFERENCE BETWEEN THE PREVIOUSLY APPROVED 
ESTIMATED AMOUNT AND THE FINAL INVOICE; AND 
PROVIDING FOR AN EFFECTIVE DATE 
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  B. Resolution Approving Network Switching Equipment Purchase and 
Installation Services for FY 2025-2026 TAB 7 Vince Tarves, IT 
Director 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF 
ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA, APPROVING 
THE PURCHASE OF NETWORK SWITCHING EQUIPMENT AND 
RELATED INSTALLATION SERVICES FROM UNITED DATA 
TECHNOLOGIES (UDT) IN AN AMOUNT NOT TO EXCEED 
$100,000; AUTHORIZING THE VILLAGE MANAGER TO 
EXECUTE NECESSARY DOCUMENTS; AUTHORIZING THE 
VILLAGE MANAGER TO EXPEND BUDGETED FUNDS; AND 
PROVIDING FOR AN EFFECTIVE DATE 

  

  C. Resolution Approving Work Authorization No. 8 with Avalon 
Gardens Inc. for Completion of a Planting Project at Founders 
Park TAB 8 Peter Frezza, Environmental Resources Manager 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, APPROVING WORK 
AUTHORIZATION NO. 8 WITH AVALON GARDENS, INC., FOR 
COMPLETION OF A PLANTING PROJECT AT FOUNDERS 
PARK; AUTHORIZING VILLAGE OFFICIALS TO IMPLEMENT 
THE TERMS AND CONDITIONS OF WORK AUTHORIZATION 
NO. 8; AUTHORIZING THE VILLAGE MANAGER TO EXPEND 
BUDGETED FUNDS; AUTHORIZING THE VILLAGE MANAGER 
TO EXECUTE THE PROJECT AGREEMENT FOR WORK 
AUTHORIZATION NO 8; AND PROVIDING FOR AN EFFECTIVE 
DATE  

  

XI. QUASI-JUDICIAL 
  A. Administrative Appeal of Denial of Vacation Rental License at 200 

Wrenn Street #209 TAB 9 Jennifer DeBoisbriand , Planning Director 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF 
ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA, 
CONSIDERING THE ADMINISTRATIVE APPEAL NO. 
PLVR20260006 FILED BY SHAWN AND JENNIFER AFFOLDER, 
AGENT FOR JEANETTE KINSORA (APPELLANT) RELATING 
TO AN ADMINISTRATIVE DECISION AND INTERPRETATION 
BY THE DIRECTOR OF PLANNING (DENIAL OF A VACATION 
RENTAL LICENSE) FOR PROPERTY LOCATED AT 200 WRENN 
STREET UNIT 209, HAVING REAL ESTATE NUMBER 00092240-
000309, ON PLANTATION KEY; AS LEGALLY DESCRIBED 
HEREIN; PROVIDING FOR THE TRANSMITTAL OF THIS 
RESOLUTION TO THE STATE DEPARTMENT OF COMMERCE 
AND PROVIDING FOR AN EFFECTIVE DATE UPON APPROVAL 
OF THIS RESOLUTION FROM THE STATE DEPARTMENT OF 
COMMERCE. 

  

  B. Administrative Relief for 215 Jasmine Street TAB 10 (Jennifer 
DeBoisbriand , Planning Director) 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, CONSIDERING THE REQUEST 
BY CRAIG LINDBACK FOR ADMINISTRATIVE RELIEF FROM 
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THE VILLAGE BUILDING PERMIT ALLOCATION SYSTEM (BPAS) 
FOR PROPERTY LOCATED AT 215 JASMINE STREET, 
PLANTATION KEY, AS LEGALLY DESCRIBED IN EXHIBIT “A”; 
PROVIDING FOR TRANSMITTAL TO THE DEPARTMENT OF 
COMMERCE; AND PROVIDING FOR AN EFFECTIVE DATE. 

  C. Administrative Relief for 167 N. Airport Road TAB 11 (Jennifer 
DeBoisbriand , Planning Director) 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, CONSIDERING THE REQUEST 
BY MAKULU LLC FOR ADMINISTRATIVE RELIEF FROM THE 
VILLAGE BUILDING PERMIT ALLOCATION SYSTEM (BPAS) 
FOR PROPERTY LOCATED AT 167 N. AIRPORT ROAD, 
PLANTATION KEY, AS LEGALLY DESCRIBED IN EXHIBIT “A”; 
PROVIDING FOR TRANSMITTAL TO THE DEPARTMENT OF 
COMMERCE; AND PROVIDING FOR AN EFFECTIVE DATE. 

  

  D. 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 - SECOND READING 
TAB 12 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. 

  

  E. Ordinance to Amend the Official Zoning Map from Conservation to 
Neighborhood Commercial for a Property on Overseas Hwy with 
RE# 00096850-000200 - SECOND READING TAB 13 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. 
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XII. ADJOURNMENT 
XIII. STATUS UPDATE/AFTER ACTION REPORT  
  A. Council Direction Status Report - April 2026  

 

    
 

  
 
 
Options for Viewing the Village Council Meeting: 
The public is encouraged to watch the meeting on Monroe County’s MCTV Comcast Channel 
77. Alternatively, the public may view the meeting streamed live on the Village website from 
their personal computer, tablet or phone via the following link: 
https://www.islamorada.fl.us/departments/communications/live_village_broadcast_meeting.php 
 
Public Participation through Public Comment: 
The public may provide public comment on items of a general nature or items specific to the 
agenda. Below are the guidelines for submitting public comments: 
 
Option 1: Email your comments. 
1. Public comment should be submitted via email to: public.comment@islamorada.fl.us 
2. The email should contain “Public Comment” in the subject line. 
3. The name and address of the submitter shall be included in the email. 
4. Public comment should be submitted by 9 a.m. the day before the meeting. Public comment 
will be sent to the Village Councilmembers for consideration prior to the meeting. Public 
comments will not be read during the meeting. 
 
Option 2: Call in During the Meeting. 
1. If phoning in, dial 305-224-1968 and enter the webinar ID: 911 0656 4166 followed by #. 
When the Mayor opens public comment pertaining to the agenda item you are interested in 
dial *9 to be recognized by the Zoom meeting monitor. The Monitor will call you by the last four 
digits of your phone number. Please be sure to unmute your phone when you are called upon. 
 
2.   If watching online via Zoom: Open the Zoom webinar link https://zoom.us/j/91106564166 
and follow the prompts to join the webinar. When the Mayor opens public comment use the 
“raise your hand” feature to be recognized by the meeting monitor. Public comments will be 
heard in the order in which they are received. 
 
ADA Assistance: 
These meetings are open to the public. In accordance with the Americans with Disabilities Act 
of 1990, all persons who are disabled and who need special accommodations to participate in 
this meeting because of that disability should contact the ADA Coordinator at (305) 664-6448 
or by email at ADA@islamorada.fl.us at least 48 hours before the scheduled meeting. 
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Council  
Communication 

 
    
To: Mayor and Village Council 
From:   
Date: April 7, 2026  
SUBJECT: MCSO Check Presentation - Sheriff Rick Ramsay  
     
Background:  
  
Analysis: 
  
  
Budget Impact: 
  
 
Staff Impact: 
  
  
Recommendation: 
  
   
Attachments: None 
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Council  
Communication 

 
    
To: Mayor and Village Council 
From:   
Date: April 7, 2026  
SUBJECT: Swearing In of New Firefighters 
     
Background:  
  
Analysis: 
  
  
Budget Impact: 
  
 
Staff Impact: 
  
  
Recommendation: 
  
   
Attachments: None 
 

Page 8 of 451



 

 

PROCLAMATION 
Florida Mosquito Control Awareness Week 

April 19–25, 2026 

WHEREAS, mosquitoes have historically posed significant threats to public health, quality 
of life, and economic vitality of the state of Florida by transmitting diseases such as dengue, 
Zika, chikungunya, as well as West Nile virus; and 

WHEREAS, effective mosquito control is ESSENTIAL for protecting residents and visitors, by 
fostering tourism, safeguarding outdoor recreation, and ensuring the continued vitality of 
Florida’s communities; and 

WHEREAS Florida Mosquito Control Awareness Week, observed April 19–25, 2026, serves 
to inform and educate the public about the importance of mosquito control, personal 
protection measures, and the role of professional mosquito control programs in disease 
prevention; and 

WHEREAS, the Florida Keys Mosquito Control District has demonstrated a longstanding, 
steadfast commitment to protecting public health through science-based mosquito 
surveillance, control operations, public education, and innovative research initiatives; and 

WHEREAS, the dedicated professionals of the Florida Keys Mosquito Control District work 
tirelessly to reduce mosquito populations, respond to emerging threats, and enhance the 
quality of life for residents and visitors throughout the Florida Keys; and 

WHEREAS, community participation, including eliminating standing water and taking 
preventive measures, is a critical component of successful mosquito control efforts. 

NOW, THEREFORE, BE IT PROCLAIMED that the Village Council of Islamorada, Village of 
Islands, Florida, hereby recognizes April 19–25, 2026, as 

Florida Mosquito Control Awareness Week 

and encourages all residents to learn about mosquito prevention, support local mosquito 
control efforts, and join in recognizing the important contributions of the Florida Keys 
Mosquito Control District. 

IN WITNESS WHEREOF, I have hereunto set my hand and caused the seal of Islamorada, 
Village of Islands, Florida, to be affixed this 7th day of April, 2026. 

 

___________________________ 
Don Horton, Mayor 
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Council  
Communication 

 
    
To: Mayor and Village Council 
From:   
Date: April 7, 2026  
SUBJECT: FKAA Transmission Main Replacement Project Update — Aaron Cutler 
     
Background:  
  
Analysis: 
  
  
Budget Impact: 
  
 
Staff Impact: 
  
  
Recommendation: 
  
   
Attachments: None 
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Council  
Communication 

 
    
To: Mayor and Village Council 
From: Alyssa Panzer, Grants and Environmental Coordinator  
Date: April 7, 2026  
SUBJECT: Presentation and Discussion on Potential FFY 2025 Grant Application 

for Small Cities CDBG Program and FKAA Project TAB 1 
     
Background: 
A presentation on the Small Cities CDBG Program, requirements and potential for submission 
under the current FFY 2025 CDBG Grant cycle. Included in this discussion, will be a proposed 
partnership between FKAA and the Village to apply for grant funding for FKAA’s Lower 
Matecumbe Key Transmission Main – Channel #2 Subaqueous Crossing project.  
 
The Channel #2 Subaqueous Crossing would replace the bridge-mounted section of the 
potable water main with a hardened, redundant line beneath the Channel #2 span. The 
crossing is a critical “single point of failure” on the primary transmission backbone; the project 
will greatly reduce the risk of outages, potential boil water notices, and increase resiliency of 
the drinking water infrastructure for the Village of Islamorada and all communities from 
approximately MM 72.9 down to Key West. 
  
Analysis: 
This presentation will serve as a decision point for the Village to decide whether or not to 
move forward with pursuing a CDBG application, including a partnership with FKAA, the 
formation of a required Citizen Action Task Force (CATF) and scheduling two special 
meetings to meet the program’s public hearing requirements.  
  
Budget Impact: 
TBD  
 
Staff Impact: 
TBD  
  
Recommendation: 
Approval of moving forward with the development of a FFY2025 CDBG Grant Application, 
including all steps to meet the CATF and public hearing requirements.  
   
Attachments: 1. Channel #2 Crossing Project Proposal 
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CDBG-Small Cities Project Proposal 
Channel #2 Subaqueous Crossing Water Transmission Main – Islamorada, 
FL 
 

1 
 

Project Overview 
Project Title: Channel #2 Subaqueous Crossing Water Transmission Main 
Location: Village of Islamorada, Monroe County, Florida 
Applicant: Village of Islamorada (eligible Small Cities CDBG jurisdiction) 

 

Project Description: Install a subaqueous crossing at Channel #2 (MM 72.9 – 72.5 approx.) for 
critical potable water transmission main serving the Village of Islamorada and all downstream 
Florida Keys communities. The project will address vulnerability of the existing 44-year old, 
bridge-mounted crossing to storm damage, saltwater intrusion, catastrophic failure, and the 
threat of terrorism due to pipe exposure that would result in loss of potable water service 
throughout the region. By introducing a redundant line at this critical juncture, the project allows 
vital institutions and populations to function without interruption—even in the face of tropical 
storms, recurring surge events, or routine service needs. The community served by this crossing 
includes more than 38,700 metered connections—representing 32,708 residential accounts, 
3,618 non-residential accounts, 1,205 irrigation meters, 478 fire meters, 19 hydrants, and 754 
U.S. Navy meters—and supports a permanent population of approximately 59,149 residents 
along with millions of annual visitors. Critical facilities such as hospitals, emergency services, 
schools, wastewater treatment plants and key military facilities like Naval Air Station Key West 
depend on this transmission line for continuous drinking water. 

Without redundancy at Channel #2, a single pipe failure could trigger widespread outages, boil-
water notices, costly evacuations, and public health emergencies across the Middle and Lower 
Keys. The subaqueous main at Channel #2 thus fortifies the region’s ability to withstand, adapt 
to, and recover from a wide spectrum of hazards, ensuring that water security becomes a 
foundation for community sustainability and prosperity through the coming decades. 

Water service in the Florida Keys is provided exclusively by the Florida Keys Aqueduct Authority 
(FKAA), an independent state agency with the primary purpose and function to obtain, supply 
and distribute an adequate water supply to the Florida Keys. FKAA provides potable water across 
Monroe County along with reclaimed water and wastewater services in select areas. In total, 
FKAA delivers approximately 16.5 million gallons of drinking water per day. FKAA manages the 
infrastructure to supply water, including the transmission pipeline that originates in Florida City 
(Miami-Dade County) bringing water from the Biscayne Aquifer. FKAA is required to meet or 
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CDBG-Small Cities Project Proposal 
Channel #2 Subaqueous Crossing Water Transmission Main – Islamorada, 
FL 
 

2 
 

exceed the latest edition of the Florida Building Code when building or renovating its facilities; it 
also complies with the minimum design standards for flood protection of water and wastewater 
infrastructure set by the Florida Department of Environmental Protection. 

Estimated Project Cost: $4.6 million 

Anticipated Funding Stack: 
• CDBG – Small Cities Neighborhood Revitalization: $ 3 million 
• FKAA Local Match: $1.6 million 

 
Project Timeline: 30% design completed; Key Permits: FDOT utility permit for construction 
within the ROW, FDOT Maintenance of Traffic Permit for temporary traffic control, FDEP Water 
Utility Permit, and applicable Florida Keys Marine Sanctuary and United States Army Corps of 
Engineers permits. 

CDBG Program Fit 
Eligible Category: CDBG – Small Cities Neighborhood Revitalization: Public Facilities (Water and 
Sewer Improvements) 

CDBG Purpose: This project advances a suitable living environment and provides safe, reliable 
potable water infrastructure to vulnerable, geographically isolated communities, including a 
significant portion of low- and moderate-income residents. The proposed improvements directly 
address health and safety risks associated with the existing transmission main's vulnerability to 
hurricane damage, flooding, and system failure. As a concentrated, high-impact public facilities 
improvement in a defined corridor with substantial LMI population, the project aligns with the 
Neighborhood Revitalization category by correcting serious deficiencies in basic infrastructure 
that support multiple neighborhoods. 

Jurisdiction Eligibility: The Village of Islamorada is a non-entitlement community eligible for 
Florida Small Cities CDBG funding under Florida Administrative Code Chapter 73C-23. 

Village Approval Process: 
• The Village Council regular meetings are held the second Thursday of every month and 

the immediate preceding Tuesday, commencing at 5:30 p.m. (April 7th and May 12th) 
• Signatory Authority – Resolution for Signature Delegation and Application Submission 
• Application Submission Approval – Village staff and Council members will review and 

approve a draft of the application at a Second Public Hearing (to be determined). 

National Objectives and LMI Beneficiaries  
Primary National Objective: Urgent Need – Alleviates a condition that poses a serious and 
immediate threat to those living in the area (event within 18 months). 

Urgent Need Justification: The proposed Channel #2 subaqueous crossing qualifies under the 
Urgent Need national objective because existing conditions pose a serious and immediate threat 
to the health and welfare of residents served by FKAA. The Channel #2 crossing is part of the 
primary potable water transmission backbone that supplies the Village of Islamorada and all 
downstream Keys communities. Failure at this location would jeopardize continuous access to 
safe drinking water for tens of thousands of residents, critical facilities, and businesses. 
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CDBG-Small Cities Project Proposal 
Channel #2 Subaqueous Crossing Water Transmission Main – Islamorada, 
FL 
 

3 
 

On December 25, 2025, a transmission main break at the Tavernier Creek crossing caused a 
significant disruption in system operations with little to no water pressure available, and 
triggered a three-day precautionary boil water notice extending from Tavernier Creek (MM 87) 
to Boca Chica (MM 8), impacting a substantial portion of the Florida Keys. This event 
demonstrated how a single failure on the transmission backbone can immediately threaten 
potable water quality and availability for downstream communities. The Tavernier Creek 
crossing, which is similar in function to the Channel #2 crossing, is already being mitigated; the 
Channel #2 crossing is the next critical single point of failure that FKAA must address to prevent a 
repeat of these systemwide impacts.  

The Channel #2 crossing itself has experienced two recent breaks within the last 18 months, 
confirming that the threat at this location is active and ongoing. On August 25, 2024, a break at 
Channel #2 (MM 77) required an approximately 20-hour shutdown and resulted in an estimated 
loss of 2,500,000 gallons of potable water. On July 15, 2025, a second break at Channel #2 (MM 
72.9) led to a shutdown of about 7 hours, affecting multiple local residents and businesses. 
These repeated failures show that the existing bridge-mounted main at Channel #2 is 
deteriorated, vulnerable to further breaks, and lacks redundancy, creating a serious and 
immediate threat that will continue to produce outages, significant water loss, and potential 
water-quality risks if not corrected. 

The Channel #2 crossing is an aging, bridge-mounted asset exposed to harsh marine conditions, 
corrosion, storm impacts, and the threat of terrorism due to exposure, with no redundant 
crossing currently in place. Without prompt corrective action, a failure at Channel #2 could result 
in extended loss of potable water service, repeated boil water notices, and potential 
public-health emergencies across the Middle and Lower Keys. These risks are compounded for 
vulnerable populations, including low- and moderate-income households, elderly residents, and 
those without the means to secure alternative water supplies during outages. 

FKAA maintains the Stock Island Reverse Osmosis Plant, which can provide approximately 4 MGD 
of backup capacity, but this is far below the average demand of about 9.36 MGD for this portion 
of the system. As a result, a Channel #2 failure would still produce widespread shortages, 
mandatory conservation, and service limitations until upstream transmission supply is restored. 
The crossing is located at roughly mile marker 72.9, and all potable water for the Keys from that 
point south depends on this single transmission path. If the main fails there, every community 
from Channel #2 down to Key West at mile marker 0 would experience impacts, including 
pressure loss, outages, boil water notices, and associated public health and safety ramifications 
until the break is isolated and repaired. Along this corridor are thousands of homes, major 
resorts, small businesses, critical facilities such as hospitals, emergency services, schools, 
wastewater treatment plants, public safety assets including fire hydrants and Naval Air Station 
Key West that cannot function normally without reliable potable water. 

Neither FKAA nor the Village of Islamorada has sufficient resources to fully fund this project on 
the timeline required to remove the threat. FKAA has committed approximately $1.6 million in 
local match toward the estimated $4.6 million project cost, but cannot advance the project at 
the necessary pace without CDBG assistance. Other state and federal funding sources are 
limited, highly competitive, or cannot provide funds quickly enough to address the immediate 
risk. For these reasons, CDBG–Small Cities funding is necessary to eliminate a serious and 
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CDBG-Small Cities Project Proposal 
Channel #2 Subaqueous Crossing Water Transmission Main – Islamorada, 
FL 
 

4 
 

immediate threat to public health and welfare by providing redundancy at the Channel #2 
crossing and securing the primary potable water backbone for the Village of Islamorada and 
downstream Keys communities. 

Current Conditions – Very Poor, environmental conditions are harsh, causing substantial 
corrosion with repairs made difficult due to the absence of a secondary line to bypass the area. 

Secondary LMI Context: The project serves a large number of low- and moderate-income 
residents, but the overall service-area percentage is below 51%. 

Service Area Definition Challenge: The proposed project segment is located within Village of 
Islamorada boundaries but serves as a regional transmission backbone. A failure at this location 
would disrupt potable water service not only within the Village but also to all downstream 
Florida Keys communities connected to this main. 

LMI Scenarios: 
• Immediate Impact Area – Combined LMI of 50.46% 

o Census Tract 9710.02, Block Group 3: 68.30% LMI 
o Census Tract 9709, Block Group: 39.60% 

• Immediate Impact & Linear Downstream Impact – Combined LMI of 48.92% 
o Includes 50 Census Tracts throughout the Florida Keys representing 59,149 

permanent residents 
Because the combined LMI percentages for both the immediate impact area (50.46%) and the 
broader functional service area (48.92%) fall below the 51% threshold, the project cannot rely on 
the LMI area-benefit test and is instead being advanced under the Urgent Need national 
objective, with LMI data provided as supporting context. 

Data Source: We anticipate using HUD Low- and Moderate-Income Summary Data (LMISD) 
overlaid with the service area. 

Technical Service Area Description 
The proposed Channel #2 subaqueous crossing is part of FKAA’s primary potable water 
transmission backbone that conveys treated water from the mainland to the Florida Keys, 
including the Village of Islamorada and all communities located downstream of the project 
location. For project purposes, the functional service area is defined as all customer connections 
that would experience loss of potable water service or precautionary boil water notices if the 
Channel #2 crossing fails, regardless of jurisdictional boundaries. 
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CDBG-Small Cities Project Proposal 
Channel #2 Subaqueous Crossing Water Transmission Main – Islamorada, 
FL 
 

5 
 

Within this functional service area, FKAA serves approximately 54,600 residents through more 
than 38,700 metered connections, including residential, commercial, institutional, and military 
customers, as well as critical facilities such as hospitals, emergency services, schools, and 
wastewater treatment plants. Approximately 35,579 residents are located south of MM 72 
(Service Areas 1-3), while Service Area 4 – from Long Key (MM 67.5) to Islamorada (MM 91) – 
serves about 19,117 residents. The transmission main at Channel #2 thus functions as a single 
point of failure for the Village of Islamorada and downstream Keys communities: a break at this 
location would disrupt safe drinking water for a large portion of the Middle and Lower Keys. 
 
For LMI analysis, the immediate project corridor traverses two census tracts with LMI shares of 
approximately 68.30% and 39.60% for a combined LMI percentage of about 50.46% in the 
immediate vicinity of the crossing. Across the broader functional downstream service area, the 
overall LMI percentage is approximately 48.92%. Because these values fall below the 51% 
threshold for the LMI area‑benefit test, the project is being advanced under the Urgent Need 
national objective, with LMI data presented to document that a substantial number of LMI 
households are among those protected by the proposed improvements. 
 
Project Sponsorship and Delivery Structure 

• The applicant for Florida Small Cities CDBG funding will be the Village of Islamorada, as 
the eligible unit of general local government under Florida Administrative Code Chapter 
73C-23. 

• The Florida Keys Aqueduct Authority (FKAA) currently owns and operates the regional 
potable water transmission system serving Islamorada and will continue to own, 
operate, and maintain the proposed subaqueous crossing as a public facility. 

• The Village intends to enter into a formal agreement with FKAA to implement the 
project, with FKAA responsible for design, permitting, construction management, and 
long-term operation of the CDBG-assisted improvements in compliance with applicable 
HUD and FloridaCommerce requirements. 

• FKAA will provide the required non-CDBG match and serve as the implementing entity 
responsible for technical work, procurement, construction, and preparation of 
environmental review and project documentation on behalf of the Village, while the 
Village, as the CDBG grantee, will serve primarily as a pass-through entity and retain 
formal responsibility for executing grant agreements, holding required public hearings, 
and submitting all official records to FloridaCommerce. 
 

Alignment with Local Plans:  
• The project is included in FKAA’s current Capital Improvements Plan and Long‑Term 

Resiliency Plans, which prioritize hardening and redundancy of the regional potable 
water backbone. 

 
• It aligns with the Village of Islamorada’s March 2026 Comprehensive Plan – Blueprint for 

Balance: Policy 1-4.6.6; Policy 4-3.6.1; Policy 4-3.9.3; Goal 5-1, Objective 5-1.1; Goal 6-3, 
Objective 6-3.1; Goal 7-1, Objective 7-1.1; Goal 7-5, Objective 7-5.1; and the Capital 
Improvements Elements for Potable Water Facility Needs; Additionally the project aligns 
with the Islamorada’s Strategic Plan, including Goal 20 to seek state and federal funding 
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CDBG-Small Cities Project Proposal 
Channel #2 Subaqueous Crossing Water Transmission Main – Islamorada, 
FL 
 

6 
 

for water quality projects and objectives to minimize vulnerability to natural disasters 
and sea level rise. 

 
• It is consistent with the Monroe County Local Mitigation Strategy (LMS), including 

actions to address negative impacts of sea level rise on critical drinking water 
infrastructure, deploy protective measures for community‑wide critical facilities, and 
protect life, health, safety, property, and essential utilities through retrofit and 
redundancy of infrastructure systems. 

 
Contact Information 
Village of Islamorada Contact: 
Alyssa Panzer, Grants and Environmental Coordinator 
305.664.6447, alyssa.panzer@islamorada.fl.us  

FKAA Contacts: 
Kelcee Degraffenreid, Budget and Special Project Administrator 
305.295.2271, kehernandez@fkaa.com  

Hillary Castillo, Grant Specialist 
305.296.2454, hcastillo@fkaa.com 
 
Grant Consultant (OVID Solutions): 
Taryn Parazo-Morrow 
Taryn@ovidsolutions.net 
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Council  
Communication 

 
    
To: Mayor and Village Council 
From:   
Date: April 7, 2026  
SUBJECT: Founders Park Boat Ramp Update 
     
Background:  
  
Analysis: 
  
  
Budget Impact: 
  
 
Staff Impact: 
  
  
Recommendation: 
  
   
Attachments: None 
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Council  
Communication 

 
    
To: Mayor and Village Council 
From: Marne McGrath, Village Clerk  
Date: April 7, 2026  
SUBJECT: Opening of Application Period for Committee Terms Expiring in May 
     
Background:  
  
Analysis: 
  
  
Budget Impact: 
  
 
Staff Impact: 
  
  
Recommendation: 
  
   
Attachments: None 
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Islamorada, Village of Islands 
REGULAR VILLAGE COUNCIL MEETING 

 

 

March 10, 2026 - 5:30 PM 
Founders Park Community Center 

87000 Overseas Highway 
Islamorada, FL  33036 

 
 

 
MINUTES 

I. CALL TO ORDER / ROLL CALL  
  PRESENT: Mayor Don Horton, Vice Mayor Sharon Mahoney, Council Member 

Deb Gillis, Council Member Anna Richards 
ABSENT: Council Member Steve Friedman  

II. PLEDGE OF ALLEGIANCE   
  Natalie Goodwin led the Pledge of Allegiance. 
III. AGENDA: Requests for Deletion / Emergency Additions   
  Council Member Deb Gillis requested that Tab 8 be removed until the next meeting. 
IV. REPORTS, PRESENTATIONS AND ANNOUNCEMENTS  
  

 

  A. Sea Oats Beach Restoration Project Update — RES Florida Consulting  
 
    Environmental Resources Manager Pete Frezza introduced Nadia Locke and 

Patrick Shearer from RES Consulting, who provided an update on the Sea Oats 
Beach Restoration Project. 

  B. FKAA Transmission Main Replacement Project Update — Aaron Cutler   
 
    FKAA Construction Management Consultant Aaron Cutler provided an update on 

the transmission main replacement project. He noted that MCSO deputies have 
been deployed to assist with traffic control at intersections, and indicated that the 
traffic congestion would continue through spring break. 

V. CITIZENS’ ADVISORY COMMITTEE REPORTS & APPOINTMENTS  
  

 

  A. Islamorada Youth Council Report — IYC Chair, Natalie Goodwin  
 
    Founders Park Assistant Director Anne Osgard introduced Chair Natalie Goodwin, 

who reported on activities and initiatives of the Islamorada Youth Council. Chair 
Goodwin shared a recommendation to provide free park access to Monroe County 
students with a student ID. 

VI. MAYOR / COUNCIL COMMUNICATIONS  
  Mayor Don Horton reported on a visit to an Everglades reservoir restoration project. 

 
Council Member Anna Richards, on behalf of the Rotary Club, thanked the Founders 
Park staff for their work during the Gigantic Nautical Market.  
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VII. VILLAGE ATTORNEY / VILLAGE MANAGER COMMUNICATIONS  
  

 

  A. FDOT SFY27 Rideshare Funding Opportunity  
 
    Village Manager Ron Saunders introduced the discussion on the rideshare grant 

funding opportunity. The Council consensus was to apply for the grant. 
  B. Village Manager 60-Day Performance Review Discussion TAB 1  
 
    Village Attorney John Quick introduced the Village Manager's current performance 

review. It was noted that all five Council Members completed the evaluation, and 
there were no issues to be addressed. 
 
  

  C. Discussion Regarding Baseball License Agreement and Design 
Plan  

 

    
 

   
    Village Manager Ron Saunders initatied the discussion, noting that the School 

Board was also meeting tonight and would be discussing the proposed license 
agreement and design plan. 
 
Mayor Don Horton opened public comment. 
 
Speakers included: 
Sue Miller 
Sandi Bisceglia 
Capt. Ed Davidson  
Elizabeth Jolin 
Joe Wischmeier 
Cheryl Culberson  
Alina Davis  
Jamie Engel  
 
There being no one else wishing to speak, Mayor Horton closed public comment.  
 
Village Attorney John Quick indicated he would reiterate the request for a joint 
public meeting with the School Board and express that the Council was interested 
in negotiating the base agreement it had approved on January 8, 2026.  

VIII. 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.)   

  Mayor Don Horton opened public comment. 
 
Speakers included: 
Founders Park Assistant Director Anne Osgard 
Professor Ken Thomas 
Joe Wischmeier 
Sue Miller, representing Islamorada Community Alliance 
Alina Davis  
Fire Chief Terry Abel 

Page 21 of 451



 
There being no one else wishing to speak, Mayor Horton closed public comment. 

IX. CONSENT AGENDA  
  Village Attorney John Quick introduced items on the Consent Agenda. 

 
Mayor Don Horton opened public comment. 
 
Speakers included: 
Joe Wischmeier  
Sue Miller  
 
There being no one else wishing to speak, Mayor Horton closed public comment. 
 
ACTION: Motion to Approve item IX. by Deb Gillis second by Anna Richards; 
  Motion Passed with a 4:0 vote 
AYES: Don Horton, Sharon Mahoney, Deb Gillis, Anna Richards 
NAYS: None 
ABSTAIN: None 

  A. February 10, 2026 Village Council Meeting Minutes TAB 2  
 

    
 

   
    

 

  B. Resolution Approving DEP Agreement No. KG012 between the 
Florida Department of Environmental Protection and the Village 
Relating to Funding through the Florida Keys Stewardship Act TAB 
3 Peter Frezza, Environmental Resources Manager 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, APPROVING DEP 
AGREEMENT KG012 BETWEEN THE STATE OF FLORIDA 
DEPARTMENT OF ENVIRONMENTAL PROTECTION AND THE 
VILLAGE RELATED TO FLORIDA KEYS STEWARDSHIP ACT 
FUNDING; AUTHORIZING VILLAGE OFFICIALS TO TAKE ALL 
STEPS NECESSARY TO FINALIZE AND IMPLEMENT THE 
TERMS AND CONDITIONS OF THE AGREEMENT; 
AUTHORIZING THE VILLAGE MANAGER TO EXECUTE THE 
AGREEMENT; AND PROVIDING FOR AN EFFECTIVE DATE 

  

 
    

 

  C. Resolution Approving Purchase and Installation of Green Turtle 
Hammock Nature Preserve Wi-Fi System TAB 4 Peter Frezza, 
Environmental Resources Manager 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, APPROVING THE 
PURCHASE AND INSTALLATION OF A WI-FI SYSTEM AT THE 
GREEN TURTLE HAMMOCK NATURE PRESERVE FROM 
MONIFI TECHNOLOGY GROUP; AUTHORIZING THE VILLAGE 
MANAGER TO EXECUTE NECESSARY DOCUMENTS; 
AUTHORIZING THE VILLAGE MANAGER TO EXPEND 
BUDGETED FUNDS; APPROVING THE WAIVER OF 
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COMPETITIVE BIDDING; AND PROVIDING FOR AN EFFECTIVE 
DATE  

    
 

  D. Resolution Approving First Budget Amendment for FY 2025-
2026 TAB 5 (Hatti Jenkins, Finance Director) 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, AMENDING THE VILLAGE’S 
ADOPTED BUDGET FOR FISCAL YEAR 2025-2026; AND 
PROVIDING AN EFFECTIVE DATE 

  

 
    

 

  E. Resolution Approving and Adopting a Procurement Policy for 
Purchases, Contracts and Projects Made Pursuant to a FDOT 
Program or Grant TAB 6 Alyssa Panzer, Grants and Environmental 
Coordinator 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, APPROVING AND ADOPTING 
A PROCUREMENT POLICY FOR PURCHASES, CONTRACTS 
AND PROJECTS MADE PURSUANT TO A FLORIDA 
DEPARTMENT OF TRANSPORTATION PROGRAM OR GRANT; 
PROVIDING FOR AUTHORIZATION; PROVIDING FOR 
IMPLEMENTATION; AND PROVIDING FOR AN EFFECTIVE 
DATE. 

  

 
    

 

  F. Authorization for Mayor Don Horton to Attend the Florida League of 
Cities Leadership Class in Orlando TAB 7 Marne McGrath, Village 
Clerk 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, APPROVING MAYOR DON 
HORTON TO ATTEND THE 2025 FLORIDA LEAGUE OF CITIES 
LEADERSHIP CLASS IN ORLANDO, FLORIDA; AUTHORIZING 
THE VILLAGE MANAGER TO EXPEND BUDGETED FUNDS; 
AND PROVIDING FOR AN EFFECTIVE DATE 

  

 
    

 

X. **END OF CONSENT AGENDA**  
  

 

XI. RESOLUTIONS   
  

 

  A. Resolution Approving Work Authorization No. 8 with Avalon 
Gardens Inc. for Completion of a Planting Project at Founders 
Park TAB 8 Peter Frezza, Environmental Resources Manager 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, APPROVING WORK 
AUTHORIZATION NO. 8 WITH AVALON GARDENS, INC., FOR 
COMPLETION OF A PLANTING PROJECT AT FOUNDERS 
PARK; AUTHORIZING VILLAGE OFFICIALS TO IMPLEMENT 
THE TERMS AND CONDITIONS OF WORK AUTHORIZATION 
NO. 8; AUTHORIZING THE VILLAGE MANAGER TO EXPEND 
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BUDGETED FUNDS; AUTHORIZING THE VILLAGE MANAGER 
TO EXECUTE THE PROJECT AGREEMENT FOR WORK 
AUTHORIZATION NO 8; AND PROVIDING FOR AN EFFECTIVE 
DATE  

    REMOVED FROM THE AGENDA UNTIL THE APRIL MEETING 
  B. Resolution Approving Federal Lobbyist Agreement with Thorn Run 

Partners TAB 9 (John Quick, Interim Village Attorney) 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, APPROVING THE 
AGREEMENT FOR PROFESSIONAL FEDERAL LOBBYING 
SERVICES BETWEEN THORN RUN PARTNERS AND 
ISLAMORADA, VILLAGE OF ISLANDS; AUTHORIZING VILLAGE 
OFFICIALS TO IMPLEMENT THE TERMS AND CONDITIONS OF 
THE PROFESSIONAL SERVICES AGREEMENT; AUTHORIZING 
THE VILLAGE MANAGER TO EXPEND BUDGETED FUNDS; 
AUTHORIZING THE VILLAGE MANAGER TO EXECUTE THE 
PROFESSIONAL SERVICES AGREEMENT; PROVIDING FOR A 
WAIVER OF COMPETITIVE BIDDING; AND PROVIDING FOR AN 
EFFECTIVE DATE 

  

 
    Mayor Don Horton opened public comment.  

There being no one wishing to speak, Mayor Horton closed public comment.  
 
ACTION: Motion to Approve item XI.B. by Deb Gillis second by Sharon 

Mahoney; 
  Motion Passed with a 4:0 vote 
AYES: Don Horton, Sharon Mahoney, Deb Gillis, Anna Richards 
NAYS: None 
ABSTAIN: None 

  C. Resolution Approving Work Authorization No. 2 with WSP USA, Inc. 
for Canals Monitoring, Consulting & CEI TAB 10 Peter Frezza, 
Environmental Resources Manager 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, APPROVING WORK 
AUTHORIZATION NO. 2 WITH WSP USA, INC. FOR WATER 
QUALITY MONITORING AND CANAL CONSULTING SERVICES; 
AUTHORIZING VILLAGE OFFICIALS TO IMPLEMENT THE 
TERMS AND CONDITIONS OF WORK AUTHORIZATION NO. 2; 
AUTHORIZING THE VILLAGE MANAGER TO EXPEND 
BUDGETED FUNDS; AUTHORIZING THE VILLAGE MANAGER 
TO EXECUTE THE PROJECT AGREEMENT FOR WORK 
AUTHORIZATION NO 2; AND PROVIDING FOR AN EFFECTIVE 
DATE 

  

 
    Mayor Don Horton opened public comment.  

There being no one wishing to speak, Mayor Horton closed public comment.  
 
ACTION: Motion to Approve item XI.C. by Anna Richards second by Deb 

Gillis; 
  Motion Passed with a 4:0 vote 
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AYES: Don Horton, Sharon Mahoney, Deb Gillis, Anna Richards 
NAYS: None 
ABSTAIN: None 

XII. ORDINANCES  

A. Ordinance Amending Chapter 66 "Operation of Vessels In
Restricted Areas" of the Village Code to Modify the Starcks Wheel
Ditch Slow Speed / Minimum Wake Zone - Second Reading TAB
11 Peter Frezza, Environmental Resources Manager
AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS,
FLORIDA, AMENDING CHAPTER 66 “WATERWAYS”, ARTICLE
I “IN GENERAL”, SECTION 66-2 “OPERATION OF VESSELS IN
RESTRICTED AREAS” OF THE VILLAGE CODE TO MODIFY
THE STARCKS WHEEL DITCH SLOW SPEED / MINIMUM WAKE
ZONE, AS FURTHER DESCRIBED ON EXHIBIT “B”; PROVIDING
FOR SEVERABILITY; PROVIDING FOR INCLUSION IN THE
CODE; AND PROVIDING FOR AN EFFECTIVE DATE
Mayor Don Horton opened public comment.
There being no one wishing to speak, Mayor Horton closed public comment.

ACTION: Motion to Approve item XII.A. by Sharon Mahoney second 
by Anna Richards; 
Motion Passed with a 4:0 vote 

AYES: Don Horton, Sharon Mahoney, Deb Gillis, Anna Richards 
NAYS: None 
ABSTAIN: None 

XIII. MOTIONS  

XIV. ADJOURNMENT 
There being no further business, the meeting was adjourned at 7:32 p.m.

XV. STATUS UPDATE (FORMERLY AFTER ACTION REPORT)  

A. March Status Update 
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Islamorada, Village of Islands 
LAND USE VILLAGE COUNCIL MEETING

March 12, 2026 - 5:30 PM 
Founders Park Community Center 

87000 Overseas Highway 
Islamorada, FL  33036 

MINUTES 
I. CALL TO ORDER / ROLL CALL 

Mayor Don Horton called the meeting to order at 5:30 p.m.

PRESENT: Mayor Don Horton, Vice Mayor Sharon Mahoney, Council Member 
Deb Gillis (arrived at 5:43 p.m.), Council Member Anna Richards 

ABSENT: Council Member Steve Friedman  
II. PLEDGE OF ALLEGIANCE

Capt. Richard Black led the Pledge of Allegiance.
III. AGENDA: Requests for Deletion / Emergency Additions

Vice Mayor Sharon Mahoney added a discussion after public comment and an item to 
waive Founders Park fees for students with a Monroe County student ID.

IV. MAYOR / COUNCIL COMMUNICATIONS
There were none.

V.  VILLAGE ATTORNEY / VILLAGE MANAGER COMMUNICATIONS

A. Comp Plan Update
Planning Director Jennifer DeBoisbriand updated the Council on the status of the 
Comp Plan and presented steps to link to the plan on the Village website. She 
announced a tentative date of April 29 at 5:30 p.m. for a public input workshop.

B. Plan for Allocation of the Early Evacuation Workforce Units TAB A
Planning Director Jennifer DeBoisbriand summarized the plan created by the 
Workforce Affordable Housing Advisory Committee for the early evacuation 
workforce unit allocations and asked for Council guidance. The consensus was to 
move forward.

VI. 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.)

VII.
Mayor Don Horton opened public comment.
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Speakers included: 
Michael Hurley 
Terry Abel  
 
There being no one else wishing to speak, Mayor Horton closed public comment. 

VII. DISCUSSION ITEMS ADDED DURING THE MEETING  
  

 

  A. Request free entry to Founders Park for Monroe County students 
with student ID  

 

    
 

   
    Vice Mayor Sharon Mahoney noted that during the Youth Council report on March 

10, Chair Goodwin had recommended waiving the entrance fee for Monroe 
County students with a student ID.  
 
There was no one wishing to speak for public comment. 
 
ACTION: Motion to Approve waiving the entrance fee to Founder Parks for 

Monroe County students who show student ID item VII.A. 
by Sharon Mahoney second by Anna Richards; 

  Motion Passed with a 4:0 vote 
AYES: Don Horton, Sharon Mahoney, Deb Gillis, Anna Richards 
NAYS: None 
ABSTAIN: None 

  B. Discussion of Additional Ramp at Plantation Yacht Harbor  
 

    
 

   
    Vice Mayor Sharon Mahoney introduced a discussion to renovate the existing 

ramp and parking at Plantation Yacht Harbor to accommodate a second bay for 
use by local fishing guides. Vice Mayor Mahoney asked Capt. Richard Black to 
summarize the proposed concept, which would be to widen the existing ramp and 
add a second bay. He noted that parking should be addressed concurrently with 
the ramp renovation.  
 
Environmental Resources Manager Peter Frezza opined that permitting agencies 
may be more amenable to the plan than to the previous request. After discussion, 
the consensus of the Council was to add a cost analysis for the project to the April 
agenda.  

VIII. QUASI-JUDICIAL  
  

 

  A. Administrative Relief for 125 Mockingbird Road TAB B (Jennifer 
DeBoisbriand , Planning Director) 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, CONSIDERING THE REQUEST 
BY MORALES REV LIVING TRUST AGR 2/16/2017 FOR 
ADMINISTRATIVE RELIEF FROM THE VILLAGE BUILDING 
PERMIT ALLOCATION SYSTEM (BPAS) FOR PROPERTY 
LOCATED AT 125 MOCKINGBIRD ROAD, PLANTATION KEY, AS 
LEGALLY DESCRIBED IN EXHIBIT “A”; PROVIDING FOR 
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TRANSMITTAL TO THE DEPARTMENT OF COMMERCE; AND 
PROVIDING FOR AN EFFECTIVE DATE.  

    Council was asked to disclose any ex parte communications: 
Council Member Deb Gillis - no 
Council Member Anna Richards - no 
Vice Mayor Sharon Mahoney - no 
Mayor Don Horton - no 
 
It was determined that the subdivision was misidentified in the 
documentation. Village Attorney John Quick recommended deferring the item to 
correct the warranty deed and subdivision identified in the paperwork. 
 
ACTION: Motion to defer to date and time certain to the May 12 meeting 

item VIII.A. by Anna Richards second by Deb Gillis; 
  Motion Passed with a 4:0 vote 
AYES: Don Horton, Sharon Mahoney, Deb Gillis, Anna Richards 
NAYS: None 
ABSTAIN: None 

  B. Administrative Relief for 140 Key Heights Drive TAB C (Jennifer 
DeBoisbriand , Planning Director) 

 

    A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, CONSIDERING THE REQUEST 
BY JOCELYN TIEDEMANN FOR ADMINISTRATIVE RELIEF 
FROM THE VILLAGE BUILDING PERMIT ALLOCATION SYSTEM 
(BPAS) FOR PROPERTY LOCATED AT 140 KEY HEIGHTS 
DRIVE, PLANTATION KEY, AS LEGALLY DESCRIBED IN 
EXHIBIT “A”; PROVIDING FOR TRANSMITTAL TO THE 
DEPARTMENT OF COMMERCE; AND PROVIDING FOR AN 
EFFECTIVE DATE. 

  

 
    Council was asked to disclose any ex parte communications: 

Council Member Deb Gillis - no 
Council Member Anna Richards - no  
Vice Mayor Sharon Mahoney - no 
Mayor Don Horton - no 
 
Planning Director Jennifer DeBoisbriand introduced the administrative relief 
request from Jocelyn and Brian Tiedemann, noting that staff recommended 
awarding the request.  
 
Jocelyn Tiedemann testified that they had purchased the property four years ago 
and were requesting approval. 
 
Mayor Horton called for testimony first from speakers in favor of the requests and 
then from those opposed: 
 
In favor: none 
 
Opposed: none 
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There being no one else wishing to provide testimony, Mayor Horton closed public 
testimony.  

ACTION: Motion to Approve item VIII.B. by Deb Gillis second by Anna 
Richards; 
Motion Passed with a 4:0 vote 

AYES: Don Horton, Sharon Mahoney, Deb Gillis, Anna Richards 
NAYS: None 
ABSTAIN: None 

C. Administrative Relief for 101 Stromboli Drive TAB D (Jennifer
DeBoisbriand , Planning Director)
A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA,
VILLAGE OF ISLANDS, FLORIDA, CONSIDERING THE REQUEST 
BY ISLAND INVESTMENT PARTNERS, INC. FOR
ADMINISTRATIVE RELIEF FROM THE VILLAGE BUILDING
PERMIT ALLOCATION SYSTEM (BPAS) FOR PROPERTY
LOCATED AT 101 STROMBOLI DRIVE, PLANTATION KEY, AS
LEGALLY DESCRIBED IN EXHIBIT “A”; PROVIDING FOR
TRANSMITTAL TO THE DEPARTMENT OF COMMERCE; AND
PROVIDING FOR AN EFFECTIVE DATE.
Council was asked to disclose any ex parte communications:
Council Member Deb Gillis - no
Council Member Anna Richards - no
Vice Mayor Sharon Mahoney - no
Mayor Don Horton - no

Planning Director Jennifer DeBoisbriand introduced the administrative relief
request from Diana Montecudo, noting staff recommended approval.

Mayor Horton called for testimony first from speakers in favor of the requests and
then from those opposed:

In favor: none

Opposed: none

There being no one else wishing to provide testimony, Mayor Horton closed public
testimony.

ACTION: Motion to Approve item VIII.C. by Anna Richards second 
by Sharon Mahoney; 
Motion Passed with a 4:0 vote 

AYES: Don Horton, Sharon Mahoney, Deb Gillis, Anna Richards 
NAYS: None 
ABSTAIN: None 

IX. ADJOURNMENT 
There being no further business, Mayor Don Horton adjourned the meeting at 6:32 p.m.
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Council  
Communication 

 
    
To: Mayor and Village Council 
From: Peter Frezza, Environmental Resources Manager  
Date: April 7, 2026  
SUBJECT: Resolution Approving Work Authorization No. 3 with CBT Construction 

Development for Repair of Windows within the Russell Cottage TAB 3 
     
Background: 
Constructed in the mid-1930s, the Russell Cottage on the Green Turtle Hammock Preserve 
Property is an approximately 1,200 square foot wood frame structure with shingle roof, wood 
siding and a surrounding 8-foot covered porch. The building is in relatively good condition 
given its age and has been adapted for public use as an interpretive and educational center. 
The cottage will be closing for maintenance starting in mid-April 2026. Following this, the 
Village will be operating an Environmental Resource Center in which the Village and local not-
for-profit environmental organizations will be sharing their mission with the public. Cottage 
occupancy and use is expected to significantly increase because of this.  
 
There are 17 windows on the cottage that have not received any maintenance in recent 
memory. The windows do not function properly and do not open securely or with any certainty. 
They have remained permanently shut for at least the last five years due to uncertainty of 
closing again. Given the planned use of the Cottage, it is extremely desirable to have windows 
that can open to take advantage of the airy nature of this vernacular structure. The Village are 
suggesting a repair rather than a replacement of the windows to maintain historical integrity. 
To that extent, the Village requested a proposal from CBT Construction and Development Inc. 
(“CBT”) for repair of the windows. 
  
Analysis: 
Effective August 11, 2025, the Village and CBT entered into a Non-Exclusive Continuing 
Services Agreement (“CSA”) for general contractor services resulting from a competitive bid 
process (RFQ# 25-03) to create a library of companies to provide general contracting services 
to the Village. Exhibit “A” to the attached Resolution is proposed Work Authorization No. 3 
between the Village and CBT for repair of the windows within the Russell Cottage at a cost not 
to exceed $24,600.00. Work Authorization No. 3 would become effective upon full execution 
by both parties through December 31, 2026. Under Work Authorization No. 3, as outlined in 
the scope of services within Exhibit “B”, CBT will evaluate and attempt to repair each window. 
If the window cannot be repaired, they will consider sealing them in place at the direction of 
the Village.  
  
Budget Impact: 
This Work Authorization would be for a not-to-exceed amount of $24,600.00, as outlined in 
Exhibit “A”. This project was anticipated heading into FY 2025-2026 and funds were included 
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within ‘Green Turtle Hammock Improvements’ within the Capital Project Fund for this work. 
$122,221.56 remains in this account as of April 7, 2026.  
 
Staff Impact: 
The Village’s Environmental Resources Manager and Public Works Director would oversee 
the project and coordinate as necessary. The Village’s Finance department will track the 
expenditure. Village staff time on this project is expected to be one hour per week.  
  
Recommendation: 
It is recommended that the Village Council adopt the attached Resolution, thereby approving 
Work Authorization No. 3 with CBT.  
   
Attachments: 1. Resolution_CBT WA#3_Russell Cottage Windows Repair_040726 (JJQ 

redline) 
2. Ex. A_WA#3 CBT_Russell Cottage Window Repair 
3. Exhibit B_Russell Cottage Window Repair proposal 
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RESOLUTION N0. 26- 
 

A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, APPROVING WORK 
AUTHORIZATION NO. 3 WITH CBT CONSTRUCTION 
DEVELOPMENT INC., FOR RUSSELL COTTAGE WINDOW REPAIR 
SERVICES; AUTHORIZING VILLAGE OFFICIALS TO IMPLEMENT 
THE TERMS AND CONDITIONS OF WORK AUTHORIZATION NO. 
3; AUTHORIZING THE VILLAGE MANAGER TO EXPEND 
BUDGETED FUNDS; AUTHORIZING THE VILLAGE MANAGER TO 
EXECUTE THE PROJECT AGREEMENT FOR WORK 
AUTHORIZATION NO. 3; AND PROVIDING FOR AN EFFECTIVE 
DATE 

  

WHEREAS, Islamorada, Village of Islands (the “Village”), plans to open and maintain an 

Environmental Resource Center within the Russell Cottage at the Green Turtle Hammock Nature 

Preserve starting in the summer of 2026; and  

WHEREAS, currently the windows within the Russell Cottage are not functioning properly 

and do not open securely or with any certainty; and 

WHEREAS, given the significant increase in occupancy and usage expected within the 

Russell Cottage, it would be extremely beneficial to have functioning windows for the benefit of 

the occupants and for the preservation of the Russell Cottage in general; and 

WHEREAS, the Village requested a proposal from CBT Construction and Development Inc. 

(“CBT”) for window repair services, as detailed in Exhibit “B” attached hereto (the “Project”); and 

WHEREAS, pursuant to RFQ# 25-03, the Village entered into a current Continuing Services 

Agreement with CBT for general contractor services; and 

WHEREAS, CBT is willing to perform these services as outlined in the Scope of Services 

attached as Exhibit “B” in an amount not to exceed Twenty-Four Thousand Six-Hundred Dollars 

($24,600.00); and 

Page 32 of 451



2 
 

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

determined that approval of the Work Authorization No. 3 with CBT is in the best interest of the 

Village and its residents. 

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

VILLAGE OF ISLANDS, FLORIDA, AS FOLLOWS:  

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

into this Resolution by this reference. 

Section 2. Approval of Work Authorization. The Village Council hereby approves 

Work Authorization No. 3 with CBT, attached as Exhibit “A”, for completion of the Project. 

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

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

of Work Authorization No. 3. 

Section 4. Authorization of Fund Expenditure. Notwithstanding the limitations 

imposed upon the Village Manager pursuant to the Village’s Purchasing Procedures Ordinance, the 

Village Manager is authorized to expend budgeted funds to implement the terms and conditions of 

Work Authorization No. 3. 

Section 5. Authorization of Village Manager to Execute.  The Village Manager is 

authorized to execute Work Authorization No. 3 with CBT, in the form attached hereto as Exhibit “A” 

on behalf of the Village and to execute any extension and amendments to the Agreement, subject 

to approval as to form and legality by the Village Attorney.  

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

  [REMAINDER OF THIS PAGE INTENTIONALLY LEFT BLANK] 
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Motion to adopt by _____________________, seconded by _______________________________. 

 

FINAL VOTE AT ADOPTION 

VILLAGE COUNCIL OF ISLAMORADA, VILLAGE OF ISLANDS 

Mayor Don Horton ___ 

Vice Mayor Sharon Mahoney ___ 

Councilman Steve Friedman ___ 

Councilwoman Deb Gillis ___ 

Councilwoman Anna Richards ___ 

PASSED AND ADOPTED THIS ___ DAY OF _____________, 2026. 
 

 ____________________________________ 
 DON HORTON, MAYOR 

ATTEST: 

 _______________________________________ 
MARNE MCGRATH, VILLAGE CLERK 

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

 _______________________________________ 
JOHN J. QUICK, VILLAGE ATTORNEY 
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PROJECT AGREEMENT 

 
Between 

 
ISLAMORADA, VILLAGE OF ISLANDS 

 
And 

 
CBT CONSTRUCTION DEVELOPMENT INC. 

 
For 

 
Work Authorization No. 3 

 
General Contracting Services 

 
 This Project Agreement between ISLAMORADA, VILLAGE OF ISLANDS (hereinafter 

referred to as "VILLAGE") and CBT CONSTRUCTION DEVELOPMENT INC. (hereinafter referred to 
as "CONSULTANT"), hereby authorizes the CONSULTANT to provide the services as set forth 

below: 
 

WHEREAS, the VILLAGE and CONSULTANT have entered into a continuing services 
agreement dated August 11, 2025, pursuant to RFQ #25-03, (the “Continuing Contract”) and 
CONSULTANT has been approved to provide the services contemplated herein; and 
 
 WHEREAS, the VILLAGE and CONSULTANT desire to enter into this Work Authorization 
for the CONSULTANT to provide window repair services at the Russell Cottage within the Green 
Turtle Hammock Preserve, as further described in Exhibit “B” attached hereto (the “Project”), in 
accordance with the terms and conditions of this Work Authorization. 
 

The VILLAGE and CONSULTANT agree as follows: 
 
SECTION 1. SCOPE OF SERVICES 
 

1.1 The CONSULTANT shall provide General Contracting services to the VILLAGE for 
the Project as described in the "Project Description" attached as Exhibit "B" to complete the 
window repair services at the Russell Cottage within the Village’s Green Turtle Hammock Nature 
Preserve.  
 

1.2 The "Scope of Services" and tasks to be provided by the CONSULTANT for this 
Project are those services and tasks as listed in Exhibit "B." 
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1.3 The VILLAGE may request changes that would increase, decrease, or otherwise 
modify the Scope of Services.  Such changes must be contained in a written change order 
executed by the parties in accordance with the provisions of the Continuing Contract, prior to any 
deviation from the terms of the Project Agreement, including the initiation of any extra work. 
 
SECTION 2. DELIVERABLES 
 
 As part of the Scope of Services the CONSULTANT shall provide to the VILLAGE the 
following Deliverables: 

• Permit application as necessary;   
• Labor and materials to review each window located within the structure to determine if 

the unit can be repaired;  
• Coverage for all labor and materials required to repair each window, or to seal them in 

place.  
Unless otherwise stated, the CONSULTANT will provide draft and site plans, and other materials 
prepared for the Project in both paper and electronic formats as appropriate, excluding material 
that is available only as photocopy to the VILLAGE. The VILLAGE shall be provided copies of all 
correspondence from CONSULTANT to any public or private entity or individual and all 
correspondence received by the CONSULTANT for the Project.  
 
SECTION 3. TERM/TIME OF PERFORMANCE/DAMAGES 
 
3.1 Term.  This Project Agreement shall commence on the date this Project Agreement is fully 
executed by all parties and shall continue in full force and effect through, December 31, 2026, 
unless otherwise terminated pursuant to Section 6 or other applicable provisions of this Project 
Agreement. The Village Manager may extend the term of this Project Agreement through written 
notification to the CONSULTANT.  Such extension shall not exceed (30) days. No further extensions 
of this Project Agreement shall be effective unless authorized by the Village Manager. 
 
3.2 Commencement.  The CONSULTANT'S services under this Project Agreement and the time 
frames applicable to this Project Agreement shall commence upon the date provided in a written 
Notice to Proceed ("Commencement Date") provided to the CONSULTANT from the Village 
Manager through the issuance of a Purchase Order.  The CONSULTANT shall not incur any 
expenses or obligations for payment to third parties prior to the issuance of the Notice to Proceed 
of Commencement.   
 
3.3 Contract Time.  Upon receipt of the Notice to Proceed, the CONSULTANT shall commence 
services to the VILLAGE on the Commencement Date, and shall continuously perform services to 
the VILLAGE, without interruption.  
 
3.4 All limitations of time set forth in this Project Agreement are of the essence. 
 
SECTION 4. AMOUNT, BASIS AND METHOD OF COMPENSATION 
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4.1 Lump Sum Compensation.  VILLAGE agrees to pay CONSULTANT an amount not to exceed 
Twenty-Four Thousand Six-Hundred Dollars ($24,600.00) as compensation for performance of 
all services related to the Project.  It is understood that the method of compensation is that of 
lump sum which means that CONSULTANT shall perform all services set forth for total 
compensation in the amount stated above.  Said lump sum includes but is not limited to, 
compensation for all fees, expenses, and out-of-pocket costs of the CONSULTANT. 
 
4.2 Reimbursables.  It is acknowledged and agreed to by CONSULTANT that the amount set 
forth in Section 4.1 includes Direct Expenses and describes the maximum extent of VILLAGE'S 
obligation to reimburse CONSULTANT for direct, non-salary expenses, but does not constitute a 
limitation, of any sort, upon CONSULTANT'S obligation to incur such expenses in the performance 
of services hereunder. 
 
SECTION 5. BILLING AND PAYMENTS TO THE CONSULTANT 
  
5.1  Invoices. 

 
5.1.1 Lump Sum Compensation.  CONSULTANT shall submit invoices which are 

identified by the specific Work Authorization Number on a monthly basis and in a timely manner.  
These invoices shall identify the nature of the work performed, the phase of work, and the 
estimated percent of work accomplished.  Invoices for each phase shall not exceed the amounts 
allocated to said phase.  The statement shall show a summary of fees with accrual of the total 
and credits for portions paid previously. 

 
5.1.2 Disputed Invoices.  In the event all or a portion of an invoice submitted to the 

VILLAGE for payment to the CONSULTANT is disputed, or additional backup documentation is 
required, the Village Manager shall notify the CONSULTANT within fifteen (15) working days of 
receipt of the invoice of such objection, modification or additional documentation request.  The 
CONSULTANT shall provide the VILLAGE with a written response and any additional information 
requested by the VILLAGE within five (5) working days of the date of the VILLAGE'S notice. The 
VILLAGE may request additional information, including but not limited to, all invoices, time 
records, expense records, accounting records, and payment records of the CONSULTANT.  The 
VILLAGE, at its sole discretion, may pay to the CONSULTANT the undisputed portion of the 
invoice.   

 
5.2 Suspension of Payment.  In the event that the VILLAGE becomes credibly informed 

that any representations of the CONSULTANT, provided pursuant to Subparagraph 5.1, are wholly 
or partially inaccurate, or in the event that the CONSULTANT is not in compliance with any term 
or condition of this Project Agreement, the VILLAGE may withhold payment of sums then or in 
the future otherwise due to the CONSULTANT until the inaccuracy, or other breach of Project 
Agreement, and the cause thereof, is corrected to the VILLAGE’S reasonable satisfaction.  
 

5.3 Final Payment.  Submission of the CONSULTANT'S invoice for final payment and 
reimbursement shall constitute the CONSULTANT'S representation to the VILLAGE that, upon 
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receipt from the VILLAGE of the amount invoiced, all obligations of the CONSULTANT to others, 
including its Subconsultants, incurred in connection with the Project, shall be paid in full.  The 
CONSULTANT shall deliver to the VILLAGE all documents and computer files requested by the 
VILLAGE evidencing payment to any and all subcontractors, and all final specifications, plans or 
other documents as dictated in the Scope of Services and Deliverables.   Acceptance of final 
payment shall constitute a waiver of all claims against the VILLAGE by the CONSULTANT. 
 
SECTION 6. TERMINATION/SUSPENSION 
 

6.1 For Cause.  This Project Agreement may be terminated by either party upon three 
(3) calendar days written notice to the other for breach of any material term or condition of this 
Project Agreement.  In the event that CONSULTANT abandons this Project Agreement or causes 
it to be terminated by the VILLAGE, the CONSULTANT shall indemnify the VILLAGE against any 
loss pertaining to this termination.  In the event that the CONSULTANT is terminated by the 
VILLAGE for cause and it is subsequently determined by a court of competent jurisdiction that 
such termination was without cause, such termination shall thereupon be deemed a termination 
for convenience under Section 6.2 and the provisions of Section 6.2 shall apply. 
 

6.2 For Convenience.  This Project Agreement may be terminated by the VILLAGE for 
convenience upon five (5) calendar days written notice to the CONSULTANT.  In the event of such 
a termination, the CONSULTANT shall incur no further obligations in connection with the Project 
and shall, to the extent possible terminate any outstanding subconsultant obligations. The 
CONSULTANT shall be compensated for all services performed to the satisfaction of the VILLAGE 
and reimbursable expenses incurred prior to the date of termination.  In such event, the 
CONSULTANT shall promptly submit to the VILLAGE its invoice for final payment and 
reimbursement which invoice shall comply with the provisions of Paragraph 5.1. Under no 
circumstances shall the VILLAGE make payment of profit to the CONSULTANT for services which 
have not been performed. 
 

6.3 Assignment Upon Termination.  Upon termination of this Project Agreement, the 
work product of the CONSULTANT shall become the property of the VILLAGE and the 
CONSULTANT shall, within ten (10) working days of receipt of written direction from the VILLAGE, 
transfer to either the VILLAGE or its authorized designee, all work product in its possession, 
including but not limited to, designs, specifications, drawings, studies, reports and all other 
documents and digital data in the possession of the CONSULTANT pertaining to this Project 
Agreement.  Upon the VILLAGE'S request, the CONSULTANT shall additionally assign its rights, 
title and interest under any subcontractor's agreements to the VILLAGE. 
 

6.4 Suspension for Convenience.  The VILLAGE shall have the right at any time to direct 
the CONSULTANT to suspend its performance, or any designated part thereof, for any reason 
whatsoever, or without reason, for a cumulative period of up to five (5) calendar days.  If any such 
suspension is directed by the VILLAGE, the CONSULTANT shall immediately comply with same.  In 
the event the VILLAGE directs a suspension of performance as provided herein, through no fault 
of the CONSULTANT, the VILLAGE shall pay the CONSULTANT as full compensation for such 
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suspension the CONSULTANT'S reasonable costs, actually incurred and paid, of demobilization 
and remobilization. 
 
SECTION 7. PERSONNEL ASSIGNED TO PROJECT 
 

7.1 The CONSULTANT shall assign only qualified personnel to perform any services 
concerning this Project.  At the time of execution of this Project Agreement, the parties anticipate 
that the following named individuals will perform those supervisory or primary functions 
indicated: 
 
NAME      FUNCTION 
 
   
   
   
   

 
So long as the individuals named above remain actively employed or retained by the 
CONSULTANT, they shall perform the functions indicated next to their names.  Furthermore, the 
VILLAGE reserves the right to reject any proposed substitution for any of the above-named 
individuals, and the VILLAGE shall have the further right to require that any individual assigned to 
the Project by the CONSULTANT be removed from the Project and reassigned for good cause. 
 
SECTION 8. INCORPORATION OF CONTINUING CONTRACT 
 

All terms and conditions of the Continuing Contract not specifically modified by this 
Project Agreement shall remain in full force and effect and are incorporated into and made a part 
of this Project Agreement by this reference as though set forth in full.  
 
SECTION 9. SEVERABILITY 
 

If any provision of this Project Agreement or its application to any person or situation shall 
to any extent, be invalid or unenforceable, the remainder of this Project Agreement, and the 
application of such provisions to persons or situations other than those to which it shall have been 
held invalid or unenforceable shall not be affected thereby, and shall continue in full force and 
effect, and be enforced to the fullest extent permitted by law. 
 
SECTION 10. MISCELLANEOUS 
 

10.1 Public Records.  VILLAGE is a public agency subject to Chapter 119, Florida Statutes. 
To the extent that CONTRACTOR is acting on behalf of VILLAGE pursuant to Section 119.0701, 
Florida Statutes, CONTRACTOR shall:  
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a. Keep and maintain public records that ordinarily and necessarily would be required to 
be kept and maintained by VILLAGE were VILLAGE performing the services under this 
Project Agreement;  

b. Provide the public with access to such public records on the same terms and conditions 
that the County would provide the records and at a cost that does not exceed that 
provided in Chapter 119, Florida Statutes, or as otherwise provided by law;  

c. Ensure that public records that are exempt or that are confidential and exempt from 
public record requirements are not disclosed except as authorized by law; and  

d. Meet all requirements for retaining public records and transfer to VILLAGE, at no cost, 
all public records in possession of the CONTRACTOR upon termination of this Project 
Agreement and destroy any duplicate public records that are exempt or confidential 
and exempt. All records stored electronically must be provided to the VILLAGE. 

IF CONTRACTOR HAS QUESTIONS REGARDING THE APPLICATION OF 
CHAPTER 119, FLORIDA STATUTES, TO CONTRACTOR'S DUTY TO 
PROVIDE PUBLIC RECORDS RELATING TO THIS PROJECT AGREEMENT, 
CONTACT THE CUSTODIAN OF PUBLIC RECORDS AT 305-664-6412, 
Clerk@islamorada.fl.us, or by mail:  Village Clerk, 868800 Overseas 
Highway, Islamorada, FL 33036. 

10.2 No Contingent Fees.  CONTRACTOR warrants that it has not employed or retained 
any company or person, other than a bona fide employee working solely for the CONTRACTOR, 
to solicit or secure this Project Agreement, and that it has not paid or agreed to pay any person, 
company, corporation, individual or firm, other than a bona fide employee working solely for 
CONTRACTOR, any fee, commission, percentage, gift, or other consideration contingent upon or 
resulting from the award or making of this Project Agreement.  For the breach or violation of this 
provision, the VILLAGE shall have the right to terminate the Project Agreement without liability at 
its discretion, to deduct from the contract price, or otherwise recover the full amount of such fee, 
commission, percentage, gift or consideration. 

10.3  E-Verify.  CONTRACTOR shall comply with Section 448.095, Fla. Stat., 
“Employment Eligibility,” including the registration and use of the E-Verify system to 
verify the work authorization status of employees.  Failure to comply with Section 448.095, Fla. 
Stat. shall result in termination of this Contract.  Any challenge to termination under this provision 
must be filed in the Circuit Court no later than 20 calendar days after the date of termination.  If 
this Project Agreement is terminated for a violation of the statute by CONTRACTOR, 
CONTRACTOR may not be awarded a public contract for a period of 1 year after the date of 
termination. 
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10.4   Scrutinized Companies.  CONTRACTOR certifies that it and its subconsultants are 
not on the Scrutinized Companies that Boycott Israel List.  Pursuant to Section 287.135, F.S., the 
VILLAGE may immediately terminate this Project Agreement at its sole option if the CONTRACTOR 
or its subconsultants are found to have submitted a false certification; or if CONTRACTOR, or its 
subconsultants are placed on the Scrutinized Companies that Boycott Israel List or is engaged in 
the boycott of Israel during the term of the Project Agreement. 

 
10.5 Noncoercive Conduct for Labor or Services.  In accordance with Section 787.06, 

Florida Statutes, the CONTRACTOR has attested to the affidavit incorporated herein that 
CONTRACTOR does not use coercion for labor or services. 
 

[Remainder of this page intentionally left blank] 
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Affidavit Attesting to Noncoercive Conduct for Labor or Services 

Nongovernment Entity name: ____________________________________________________________ (“Vendor”)  

Vendor FEIN: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _                                  

Address: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _                                                     

City:               _       State:  _ _        Zip:   _ _ _ _        

Phone number:              Email Address:_________________________           

As a nongovernmental entity executing, renewing, or extending a contract with a government 
entity, Vendor is required to provide an affidavit under penalty of perjury attesting that 
Vendor does not use coercion for labor or services in accordance with Section 787.06, Florida 
Statutes. 

As defined in Section 787.06(2)(a), coercion means: 

1. Using or threating to use physical force against any person; 

2. Restraining, isolating, or confining or threating to restrain, isolate, or confine any 
person without lawful authority and against her or his will; 

3. Using lending or other credit methods to establish a debt by any person when labor or 
services are pledged as a security for the debt, if the value of the labor or services as 
reasonably assessed is not applied toward the liquidation of the debt, the length and 
nature of the labor or service are not respectively limited and defined; 

4. Destroying, concealing, removing, confiscating, withholding, or possessing any 
actual or purported passport, visa, or other immigration document, or any other 
actual or purported government identification document, of any person; 

5. Causing or threating to cause financial harm to any person; 

6. Enticing or luring any person by fraud or deceit; or 

7. Providing a controlled substance as outlined in Schedule I or Schedule II of Section 

893.03 to any person for the purpose of exploitation of that person. 

As a person authorized to sign on behalf of Vendor, I certify that Vendor does not use 
coercion for labor or services in accordance with Section 787.06. 

Written Declaration 

Under penalties of perjury, I declare that I have read the foregoing Affidavit and that 
the facts stated in it are true. 

By: __________________________________________________________________________                                                                          

Authorized Signature 

Print Name and Title:  ________________________________________________________                                     

Date:  ________________________________  
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IN WITNESS WHEREOF, the parties have executed this Project Agreement on the respective 
dates under each signature: The VILLAGE, signing by and through its Village Manager, attested to 
by its Village Clerk, duly authorized to execute same, and by CONSULTANT, by and through its 
President, duly authorized officer to execute same. 
 
     VILLAGE 
 
     ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA 
 
 
 
     By:        
     Ron Saunders, Village Manager    
 
 
     The ____ day of ______________________, 20___. 
 
AUTHENTICATION: 
 
 
     
Marne McGrath, Village Clerk 
 
 
 
 
APPROVED AS TO FORM AND LEGALITY 
FOR THE USE AND BENEFIT OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, ONLY  
 
 
______________________________ 
John J. Quick, Village Attorney 
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CONSULTANT 
 
 

CBT CONSTRUCTION DEVELOPMENT INC. 
 

 
      By:       
  
      Print Name:      
  
      Title:       
  
 
      The ____ day of _____________________, 20___. 
 
 
 
 
WITNESS: 
 
                 
 
Print Name:     
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Council  
Communication 

 
    
To: Mayor and Village Council 
From: Maria Bagiotti, Founders Park Director  
Date: April 7, 2026  
SUBJECT: Resolution Approving the Final Rankings and Recommendations of the 

RFP 26-02 Evaluation Committee for Selection of a Contractor for the 
Installation of a Ultraviolet (UV) Light Disinfection System for the Ron 
Levy Aquatic Center Splash Pad Project TAB 4 

     
Background: 
The Ron Levy Aquatic Center, located within Founders Park at 87000 Overseas Highway in 
Islamorada, Florida is operated by the Village. The facility includes an Olympic-size 
competitive swimming pool, springboard diving well, splash pad and locker room amenities.  
 
The Splash Pad was installed in 2004. The facility is used by families, school groups, and 
private parties. It is a very popular amenity for families with small children and non-
swimmers.  The splash pad has six (6) spray features and a non-slip safety surface. The 
existing surface and water features have been enhanced in the past several years. The 
filtration system needs an upgrade to ensure compliance with the Florida Building and Monroe 
County Health Department Codes and Regulations to improve water quality and enhance user 
safety. 
  
Analysis: 
The Village issued Request for Proposals (”RFP”) 26-02 on January 29, 2026 to solicit 
proposals from  qualified contractors to design, engineer, supply, and install a new Ultraviolet 
(UV) Disinfection System for the existing splash pad recirculation system for the Ron Levy 
Aquatic Center Splash Pad (the “Project”).  
 
RFP 26-02 was issued in accordance with Sec. 2-327(b) and (c)(4) of the Village’s Purchasing 
Guidelines in the Village Code of Ordinances. RFP 24-17 was published on DemandStar.com 
and on the Village’s website from January 29, 2026 to the bid submittal deadline. The RFP 
was also advertised on the Village website, posted on Facebook, distributed via Constant 
Contact email, and published in the Keys Weekly for first week of the advertising period.  
 
The Village received a total of two (2) proposals in response to RFP 26-02. To evaluate the 
proposals, an Evaluation Committee (the “Committee”) was established. Members included 
Building Official Sheila Denoncourt, Founders Park Director Maria Bagiotti and Public Work 
Director Andrew Engelmeyer.  
 
Cost is not the only factor considered during the evaluation. Consideration was also given to 
each firm’s organization, experience with similar projects, qualifications, proposed timeline for 
completion, and references.  
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The proposals were reviewed and scored by the Evaluation Committee in a publicly noticed 
meeting on March 10, 2026. A maximum of 100 points was available in the scoring system, for 
a total maximum score of 300 points from the three-member Committee. There was one (1) 
local firm eligible for the possible ten (10) additional points. The Committee ranked the 
proposals as follows according to the criteria and point system provided in the RFP. 
 
Rank            Proposer/Firm Name                    Points                   Cost Proposal 
1         StandGuard  Aquatic                                254                     $29,980.00 
2         Commercial Energy Specialists                217                     $59,863.66 
 
Adoption of the proposed Resolution would approve the ranking of the RFP 26-02 Evaluation 
Committee, the recommended selection of StandGuard Aquatics for Design, Supply and 
Install of the Ultraviolet (UV) Light Disinfection System for the Ron Levy Aquatic Center Splash 
Pad Project and authorize the Village Manager to enter into an Agreement with StandGuard 
Aquatics provided as Exhibit “1” attachment 2. 
 
The proposal from Standguard Aquatics is provided as Exhibit “A” attachment 3. StandGuard 
Aquatics brings extensive experience in pool construction, installation of filtration systems and 
projects of this scope. The proposal was detailed and offered two options that included all the 
necessary components to deliver a complete, turnkey operational UV system.  
 
Furthermore, StandGuard is the Pool Contractor for the Ron Levy Aquatic Center Resurfacing 
and Facility Improvement Project and is currently mobilized, enabling completion of the work 
within the same project timelines.  
  
Budget Impact: 
The proposed cost for the Project shall not exceed $29,980. The contractor has provided two 
options, with costs ranging from $19,980 to $29,980. Based on the engineer’s review and final 
plans, the most suitable and economical option will be selected. The revenue source for the 
project would be Local Government Discretionary Sales Surtax accounted for in the Capital 
Project Fund. The approved Fiscal Year 2025-2026 Capital Project Fund Budget includes 
$60,000.00 for the project.  
 
Staff Impact: 
The Founders Park Director would oversee scheduling, implementation and completion of the 
Project.  
  
Recommendation: 
It is recommended that the Village Council adopt the proposed resolution thereby approving 
the recommended selection of StandGuard Aquatics for the Project and authorizing the Village 
Manager to enter into an Agreement with StandGuard Aquatics in substantially the form 
provided as Exhibit “1” to the proposed resolution.  
   
Attachments: 1. Reso RFP 26-02 Award & Agreement for Splash Pad UV System 

2. Agreement StandGuard Aquatics Exhibit 1 
3. BID RFP 26-02 StandGuard Aquatics 
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RESOLUTION NO.  
 

A RESOLUTION OF THE VILLAGE COUNCIL OF 
ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA, 
APPROVING THE FINAL RANKINGS AND 
RECOMMENDATIONS OF THE RFP 26-02 
EVALUATION COMMITTEE FOR SELECTION OF A 
CONTRACTOR FOR DESIGN, SUPPLY, AND INSTALL 
AN ULTRAVIOLET (UV) LIGHT DISENFECTION 
SYSTEM FOR THE RON LEVY AQUATIC CENTER 
SPLASH PAD PROJECT; AUTHORIZING THE VILLAGE 
MANAGER AND VILLAGE ATTORNEY TO 
NEGOTIATE AN AGREEMENT FOR THE REQUESTED 
SERVICES; AUTHORIZING THE VILLAGE MANAGER 
TO EXECUTE THE AGREEMENT; AUTHORIZING THE 
VILLAGE MANAGER TO EXPEND BUDGETED FUNDS; 
AND PROVIDING AN EFFECTIVE DATE 

 
 WHEREAS, the Ron Levy Aquatic Center, located within Founders Park at 87000 

Overseas Highway in Islamorada, Florida is operated by the Village. The facility includes 

an Olympic-size competitive swimming pool, springboard diving well, splash pad and 

locker room amenities; and  

 WHEREAS, the Splash Pad was installed in 2004. The facility is used by families, 

school groups, and private parties. It is a very popular amenity for families with small 

children and non-swimmers.  The splash pad has six (6) spray features and a non-slip 

safety surface; and  

 WHEREAS, the existing surface and water features have been enhanced in the past 

several years. The filtration system needs an upgrade to ensure compliance with the 

Florida Building and Monroe County Health Department Codes and Regulations to 
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improve water quality and enhance user safety. 

WHEREAS, the Village issued Request for Proposals (”RFP”) 26-02 on January 29, 

2026 to solicit proposals from qualified contractors to design, engineer, supply, and install 

a new Ultraviolet (UV) Disinfection System for the existing splash pad recirculation system 

for the Ron Levy Aquatic Center Splash Pad (the “Project”); and  

 WHEREAS, an Evaluation Committee (the “Committee”) was established to review 

responsive proposals to the RFP and make a recommendation to the Village Council for 

selection of a contractor to complete the Project; and 

 WHEREAS, the Committee reviewed the two (2) proposals received using the 

selection criteria detailed in RFP 26-02 and recommends selection of the highest ranked 

proposal from StandGuard Aquatics for the Project for an amount not to exceed Twenty-

Nine Thousand Nine Hundred and Eighty and 00/100 Dollars ($29,980) to complete the 

Project; and 

 WHEREAS, the Village Council finds that approval and selection of StandGuard 

Aquatics and entering into an agreement for the Project is in the best interest of the 

Village and its residents. 

NOW, THEREFORE, BE IT RESOLVED BY THE VILLAGE COUNCIL OF 

ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA, AS FOLLOWS:  

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

incorporated into this Resolution by reference. 
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Section 2. Approval of Selection. The Village Council hereby approves the 

selection of StandGuard Aquatics to complete the Project. 

Rank            Proposer/Firm Name                    Points                   Cost Proposal 

  1                 StandGuard  Aquatic                     254                     $29,980.00 
  2             Commercial Energy Specialists          217                     $59,863.66 
 
Section 3.   Authorization of Village Officials. The Village Manager 

and/or his designee and the Village Attorney are authorized to negotiate an agreement 

with StandGuard Aquatics substantially in the form attached hereto as Exhibit “1”, for 

completion of the Project in an amount not to exceed Twenty-Nine Thousand Nine 

Hundred and Eighty and 00/100 Dollars. 

Section 4. Execution of Agreement. The Village Manager is authorized to 

execute the Agreement with StandGuard Aquatics on behalf of the Village, to execute any 

required documents to implement the terms and conditions of the Agreement, and to 

execute any extension and/or amendments to the Agreement, subject to approval as to form 

and legality by the Village Attorney.  

 Section 5. Authorization of Funds Expenditure. Notwithstanding the 

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

Procedures Ordinance, the Village Manager is authorized to expend budgeted funds for the 

Project. 

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

upon adoption. 
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Motion to adopt by _______________________, second by ______________________. 

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

Mayor Don Horton   _____ 

Vice Mayor Sharon Mahoney _____ 

Councilwoman Anna Richards  _____ 

Councilman Steve Friedman _____ 

Councilwoman Deb Gillis  _____ 

 
PASSED AND ADOPTED this _____ day of ___________, 2026.   

             
       _________________________________    
       DON HORTON, MAYOR 
ATTEST: 
 
___________________________________ 
MARNE MCGRATH, VILLAGE CLERK 
 
 
APPROVED AS TO FORM AND LEGALITY  
FOR THE SOLE USE AND BENEFIT OF  
ISLAMORADA,  
VILLAGE OF ISLANDS: 
 
 
___________________________________ 
JOHN J. QUICK, VILLAGE ATTORNEY 
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AGREEMENT 

THIS IS AN AGREEMENT, dated the       day of               , 2026, between: 

ISLAMORADA, VILLAGE OF ISLANDS 
a Florida municipal corporation, hereinafter "VILLAGE," 

and 

StandGuard Aquatics 
a Corporation, authorized to do business in the State of Florida, hereinafter "CONTRACTOR." 

WITNESSETH: 

In consideration of the mutual terms and condition, promises, covenants, and payments 
hereinafter set forth, VILLAGE and CONTRACTOR agree as follows: 

Article I. PREAMBLE 

In order to establish the background, context and form of reference for this Agreement 
and to generally express the objectives, and intentions, of the respective parties herein, the 
following statements, representations and explanations shall be accepted as predicates for the 
undertakings and commitments included within the provisions which follow and may be relied 
upon by the parties as essential elements of the mutual considerations upon which this 
Agreement is based. 

Section 1.01 The VILLAGE is in need of an independent experienced contractor to Design, 
Supply and Install Ultraviolet (UV) Light Disinfection System for the Ron Levy Aquatic Center 
Splash Pad in a timely and responsive timeframe (the “Project”). 

Section 1.02 On January 29, 2026, the VILLAGE issued Request for Proposals No. 26-02 for the 
Project, including all Exhibits and Addenda (the “RFP”). 

Section 1.03 On March 2, 2026, the VILLAGE received a proposal from CONTRACTOR, for 
completion of the Project as expressed in the RFP. 

Section 1.04 The evaluation committee evaluated and ranked the proposal in accordance with 
the RFP and determined that CONTRACTOR was the highest ranked, responsive and responsible 
proposer for the Project. 

Section 1.05 On April 7, 2026 the Village Council of Islamorada, Village of Islands (the “Village 
Council”) adopted Resolution No. 26-##-##, awarding the RFP to CONTRACTOR and authorizing 
the Village to negotiate and execute this Agreement with CONTRACTOR for the Project.  

Section 1.06 VILLAGE and CONTRACTOR desire to enter into this Agreement for the completion 
of the Project in accordance with the RFP and on the schedule set forth in ARTICLE 3 entitled 
“TIME FOR COMPLETION”. 

Article II. SCOPE OF WORK 
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Section 2.01  CONTRACTOR shall furnish all necessary expertise, personnel, tools, materials, 
equipment and supervision, to perform all of the work for the Project described in the RFP, and 
the Proposal, a copy of which is attached hereto and specifically made a part of this Agreement 
as Exhibit “A”. 

Section 2.02 CONTRACTOR hereby represents to VILLAGE, with full knowledge that VILLAGE is 
relying upon these representations when entering into this Agreement with CONTRACTOR, that 
CONTRACTOR has the professional expertise, experience and personnel to perform the services 
to be provided by CONTRACTOR for the Project pursuant to the terms of this Agreement. 

Section 2.03 CONTRACTOR assumes professional and technical responsibility for performance 
of its services to be provided hereunder in accordance with applicable recognized professional 
standards.   

Section 2.04 None of the work or services under this Agreement for the Project shall be 
subcontracted by CONTRACTOR, unless CONTRACTOR obtains prior written consent from the 
VILLAGE. Approved subcontractors shall be subject to each provision of this Agreement and 
CONTRACTOR shall be responsible and indemnify the VILLAGE for its subcontractors’ negligent 
acts, errors or omissions. 

Article III. TIME FOR COMPLETION 

Section 3.01 The CONTRACTOR shall commence work as directed by the VILLAGE and in 
accordance with a Project Timeline. The Project Timeline shall be based upon the timeline as stated 
in Exhibit “A” to this Agreement as may be modified and agreed upon during negotiation of this 
Agreement and provided as Exhibit “1”. CONTRACTOR shall complete all work in a timely manner 
in accordance with the Project Timeline or be subject to liquidated damages pursuant to Section 
3.03. 

Section 3.02 Anything to the contrary notwithstanding, minor adjustment to the Project timeline 
for completion approved by VILLAGE in advance, in writing, will not constitute a delay by 
CONTRACTOR. Furthermore, a delay due to an Act of God, fire, lockout, strike or labor dispute, 
riot or civil commotion, act of public enemy or other cause beyond the control of CONTRACTOR 
shall extend this Agreement for a period equal to such delay and during this period such delay 
shall not constitute a delay by CONTRACTOR. 

Section 3.03 VILLAGE and CONTRACTOR recognize that time is of the essence with respect to 
the completion of the Project and VILLAGE would suffer financial loss if the Project is not 
completed within the time specified in the timeline for completion set forth in Exhibit “A” as 
mention above, subject to adjustments of such timeline as approved by the Village as provided in 
the RFP and Proposal. VILLAGE and CONTRACTOR also recognize the expense and difficulties 
involved in proving with reasonable certainty the actual loss or damage suffered by VILLAGE if the 
Project is not completed on time. Accordingly, in lieu of requiring any such proof, VILLAGE and 
CONTRACTOR agree that, as liquidated damages for delays, or early termination of the 
Agreement, CONTRACTOR shall pay VILLAGE, in addition to any other damages and/or remedies 
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to which VILLAGE may be entitled, the dollar amount equal to six one hundredths of a percent 
(0.06%) per day of total Contract Price (as defined below) for each calendar day within the first 
fifteen (15) days after the final completion date set forth in the timeline where the CONTRACTOR 
fails to reach final completion in accordance with the RFP and Proposal attached hereto as Exhibit 
“A” or in the event of early termination of the Agreement, for each calendar day within the first 
fifteen (15) days from termination to the stated completion date. For each calendar day after the 
first fifteen days following the final completion date provided in the timeline where the 
CONTRACTOR fails to reach final completion in accordance with the RFP and Proposal the 
VILLAGE shall be entitled to the dollar amount equal to one tenth of one percent (0.1%) per day 
of total Contract Price until the CONTRACTOR achieves final completion with respect to a delay 
or in the event of earlier termination of the Agreement, for each calendar day after the first fifteen 
days from termination to the stated final completion date, the Village shall be entitled to the dollar 
amount equal to one tenth of one percent (0.1%) per day of total Contract Price.  CONTRACTOR 
further agrees that the amount of liquidated damages assessed pursuant to this paragraph is 
reasonable and does not constitute a penalty. Although the parties recognize the difficulty of 
proving the loss or damage suffered by the VILLAGE due to delay or early termination, the 
CONTRACTOR acknowledges and agrees that the amount of liquidated damages approximate the 
loss anticipated at the time of execution of this Agreement. 

Article IV. CONTRACT PRICE, GUARANTEES AND WARRANTEES 

Section 4.01 The VILLAGE hereby agrees to pay CONTRACTOR for the faithful performance of 
this Agreement, for work completed in accordance with the Proposal attached hereto as Exhibit 
“A”, and as directed by VILLAGE.  Prices for work completed by the CONTRACTOR shall be as 
reflected in Exhibit "A".  A total contract price hereto is referred to as Contract Price and shall not 
exceed Twenty-Nine Thousand Nine Hundred Eighty and 00/100 Dollars ($29,980.00). 

Section 4.02 The VILLAGE will make payments to CONTRACTOR for completed and proper work 
and in the amounts stated in Exhibit “A” in accordance with the Local Government Prompt 
Payment Act in Chapter 218, Florida Statutes. 

Section 4.03 The CONTRACTOR shall guarantee all portions of the Project against poor 
workmanship and faulty materials for a period of twelve (12) months after final payment and shall 
immediately correct any defects which may appear during this period upon notification by 
VILLAGE. 

Section 4.04 The CONTRACTOR shall specify warranty duration and guidelines, inclusions and 
exclusions for all products. 

Section 4.05 The making and acceptance of the final payment shall constitute a waiver of all 
claims by the CONTRACTOR other than those arising from requirements of the specifications. 

Section 4.06 CONTRACTOR is prohibited from placing a lien on the Village’s property. This 
prohibition applies to; inter alia, all sub-contractors and suppliers and labors. 

Article V. CONTRACTOR'S LIABILITY INSURANCE 
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Section 5.01 The CONTRACTOR shall not commence work under this Agreement until 
CONTRACTOR has obtained all insurance required under this Article and such insurance has been 
approved by the VILLAGE nor shall the CONTRACTOR allow any Subcontractor to commence work 
on his sub-contract until all similar such insurance required of the subcontractor has been 
obtained and approved. 

Section 5.02 Certificates of insurance, reflecting evidence of the required insurance, shall be filed 
with the VILLAGE prior to the commencement of the work.  These Certificates shall contain a 
provision that coverage afforded under these policies will not be canceled until at least thirty (30) 
days prior written notice has been given to the VILLAGE.  Policies shall be issued by companies 
authorized to do business under the laws of the State of Florida. 

Section 5.03 Financial Ratings of the insurers must be no less than "A" in the latest edition of 
"Bests Key Rating Guide", published by A.M. Best Guide. 

Section 5.04  Insurance shall be in force during the term of this Agreement. In the event the 
insurance certificate provided indicates that the insurance shall terminate and lapse during the 
period of this Agreement, then in that event, the CONTRACTOR shall furnish, at least thirty (30) 
days prior to the expiration of the date of such insurance, a renewed certificate of insurance as 
proof that equal and like coverage for the balance of the period of the Agreement and extension 
thereunder is in effect.  The CONTRACTOR shall not continue to work pursuant to this contract 
unless all required insurance remains in full force and effect. 

Section 5.05 Comprehensive General Liability insurance to cover liability bodily injury and 
property damage.  Exposures to be covered are as follows: premises, operations, 
products/completed operations, and certain contracts.  Coverage must be written on an 
occurrence basis, with the following limits of liability: 

(a) Workers’ Compensation Insurance – as required by law; 

(b) Comprehensive General Liability Insurance, including Premises Operation, Products and 
Completed Operations, Blanket Contractual Liability, Personal Injury Liability, Expanded 
Definition of Property Damage - $1,000,000 combined single limit; 

(c) Automobile Liability Insurance - $300,000 per occurrence, $300,000 per Accident for bodily 
injury and $1,000,000 per accident for property damage; and 

Contractor shall obtain all necessary endorsements to support these requirements. 

The insurance provided by the contractor shall apply on a primary basis. Any insurance, or self-
insurance, maintained by the Village shall be excess of, and shall not contribute to, the insurance 
provided by proposer. 

The insurance maintained by the contractor shall apply on a first dollar basis without application 
of a deductible or self-insured retention. The contractor shall pay on behalf of the Village or the 
Village's council members, officials, officers, agents and employees any deductible or self-insured 
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retention applicable to a claim against the Village or the Village’s council, officials, officers, agents 
and employees. 

Section 5.06 The CONTRACTOR shall hold the VILLAGE, its agents, and employees, harmless on 
account of claims for damages to persons, property or premises arising out of CONTRACTOR’s 
negligent operations in completing the Project and name the VILLAGE as an additional insured 
under their policy. 

Section 5.07 The VILLAGE reserves the right to require any other insurance coverage it deems 
necessary depending upon the exposures.  

Article VI. PROTECTION OF PROPERTY 

Section 6.01 At all times during the performance of this Agreement, the CONTRACTOR shall 
protect the VILLAGE's property and properties adjoining the Project site from all damage 
whatsoever on account of the work being carried on pursuant to this Agreement. 

Article VII. CONTRACTOR'S INDEMNIFICATION 

Section 7.01 The CONTRACTOR agrees to release the VILLAGE from and against any and all 
liability and responsibility in connection with this Agreement and the matters contained herein. 
The CONTRACTOR further agrees not to sue or seek any money or damages from VILLAGE in 
connection with this Agreement except with respect to payment for services rendered with respect 
to this Agreement.  

Section 7.02 The CONTRACTOR shall indemnify and hold harmless the VILLAGE and its officers 
and employees from liabilities, damages, losses, and costs, including but not limited to, reasonable 
attorneys' fees, to the extent caused by the negligence, recklessness, or intentionally wrongful 
conduct of the CONTRACTOR and other persons employed or utilized by the CONTRACTOR, in 
the performance of the Agreement. . 

Section 7.03 If a court of competent jurisdiction holds the VILLAGE liable for certain tortuous 
acts of its agents, officers, or employees, such liability shall be limited to the extent and limit 
provided in 768.28, Florida Statutes.  This provision shall not be construed as a waiver of any right 
or defense that the VILLAGE may possess. The VILLAGE specifically reserves all rights as against 
any and all claims that may be brought. 

Section 7.04 Nothing in this Agreement shall be deemed or treated as a waiver by the VILLAGE 
of any immunity to which it is entitled by law, including but not limited to the VILLAGE’s sovereign 
immunity as set forth in Section 768.28, Florida Statutes. 

Article VIII. INDEPENDENT CONTRACTOR 

Section 8.01 This Agreement does not create an employee/employer relationship between the 
parties.  It is the intent of the parties that the CONTRACTOR is an independent contractor under 
this Agreement and not the VILLAGE's employee for all purposes, including but not limited to, the 
application of the Fair Labor Standards Act minimum wage and overtime payments, Federal 
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Insurance Contribution Act, the Social Security Act, the Federal Unemployment Tax Act, the 
provisions of the Internal Revenue Code, the State Workers Compensation Act, and the State 
unemployment insurance law. The CONTRACTOR shall retain sole and absolute discretion in the 
judgment of the manner and means of carrying out the CONTRACTOR's activities and 
responsibilities hereunder provided.  This Agreement shall not be construed as creating any joint 
employment relationship between the CONTRACTOR and the VILLAGE and the VILLAGE will not 
be liable for any obligation incurred by CONTRACTOR, including but not limited to unpaid 
minimum wages and/or overtime premiums. 

Article IX. CHANGES TO SCOPE OF WORK AND ADDITIONAL WORK 

Section 9.01 The VILLAGE may request changes that would increase, decrease or otherwise 
modify the Scope of Work to be provided under this Agreement as described in Article II of this 
Agreement. Such changes or additions to the Project must be in accordance with the provisions 
of the Code of Ordinances of the VILLAGE and must be contained in a written amendment, 
executed by the parties hereto, with the same formality and with equality and dignity prior to any 
deviation from the terms of this Agreement, including the initiation of any additional or extra work 
to the Project. Each amendment shall at a minimum include the following information on the 
Project: 

PROJECT NAME 
PROJECT DESCRIPTION 

ESTIMATED PROJECT COST 
ESTIMATED COST FOR ADDITION OR CHANGE TO PROJECT 

ESTIMATED PROJECT COMPLETION DATE 
 

Section 9.02 In no event will the CONTRACTOR be compensated for any work which has not 
been described in a separate written agreement or amendment executed by the parties hereto. 

Article X. TERM AND TERMINATION 

Section 10.01 This Agreement may be terminated by either party for cause, or the VILLAGE for 
convenience, upon ten (10) days written notice by the VILLAGE to CONTRACTOR in which event 
the CONTRACTOR shall be paid its compensation for services performed to termination date.  In 
the event that the CONTRACTOR abandons this Agreement or causes it to be terminated, for 
reasons other than the Villages breach of this Agreement, the CONTRACTOR shall indemnify the 
VILLAGE against any loss pertaining to this termination up to a maximum of the full Contract Price. 
All finished or unfinished documents, data, studies, plans, surveys, and reports prepared by 
CONTRACTOR shall become the property of VILLAGE and shall be delivered by CONTRACTOR to 
VILLAGE. 

Section 10.02   This Agreement shall take effect as of the date of execution as shown herein 
below and continue for such time as is contemplated by the VILLAGE. 

Article XI. CONTRACT DOCUMENTS 
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Section 11.01 CONTRACTOR and VILLAGE hereby agree that the following Exhibits, which are 
attached hereto and made a part thereof, are fully incorporated herein and made a part of this 
Agreement, as if written herein word for word: this Agreement; including CONTRACTOR’s Proposal 
in response to the RFP as set forth and incorporated into this Agreement as Exhibit "A"; any  the 
RFP as incorporated into this Agreement and all other addendums and exhibits thereto. In the 
event there is a conflict between the terms of the RFP, CONTRACTOR’S Proposal, and this 
Agreement, the terms of this Agreement shall prevail. 

Article XII. MISCELLANEOUS 

Section 12.01 Legal Representation.  It is acknowledged that each party to this Agreement had 
the opportunity to be represented by counsel in the preparation of this Agreement and, 
accordingly, the rule that a contract shall be interpreted strictly against the party preparing same 
shall not apply due to the joint contribution of both parties. 

Section 12.02  Assignments.  This Agreement, or any interest herein, shall not be assigned, 
transferred, or otherwise encumbered, under any circumstances, by CONTRACTOR without the 
prior written consent of VILLAGE.  For purposes of this Agreement, any change of ownership of 
CONTRACTOR shall constitute an assignment which requires VILLAGE approval.  However, this 
Agreement shall run to the VILLAGE and its successors and assigns. 

Section 12.03 Records.  CONTRACTOR shall keep books and records and require any and all 
subcontractors to keep books and records as may be necessary in order to record complete and 
correct entries as to personnel hours charged to this engagement, and any expenses for which 
CONTRACTOR expects to be reimbursed, if applicable.  Such books and records will be available 
at all reasonable times for examination and audit by VILLAGE and shall be kept for a period of 
three (3) years after the completion of all work to be performed pursuant to this Agreement.  
Incomplete or incorrect entries in such books and records will be grounds for disallowance by 
VILLAGE of any fees or expenses based upon such entries.  

Section 12.04  Public Records. VILLAGE is a public agency subject to Chapter 119, Florida 
Statutes. To the extent that CONTRACTOR is acting on behalf of VILLAGE pursuant to Section 
119.0701, Florida Statutes, CONTRACTOR shall:  

(a) Keep and maintain public records that ordinarily and necessarily would be required to be 
kept and maintained by VILLAGE were VILLAGE performing the services under this 
Agreement;  

(b) Provide the public with access to such public records on the same terms and conditions 
that the Village would provide the records and at a cost that does not exceed that provided 
in Chapter 119, Florida Statutes, or as otherwise provided by law; 

(c)  Ensure that public records that are exempt or that are confidential and exempt from public 
record requirements are not disclosed except as authorized by law; and  
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(d) Meet all requirements for retaining public records and transfer to VILLAGE, at no cost, all 
public records in possession of the CONTRACTOR upon termination of this Agreement 
and destroy any duplicate public records that are exempt or confidential and exempt. All 
records stored electronically must be provided to the VILLAGE. 

IF CONTRACTOR HAS QUESTIONS REGARDING THE APPLICATION OF 
CHAPTER 119, FLORIDA STATUTES, TO CONTRACTOR'S DUTY TO 
PROVIDE PUBLIC RECORDS RELATING TO THIS AGREEMENT, CONTACT 
THE CUSTODIAN OF PUBLIC RECORDS AT 305-664-6412, 
Clerk@islamorada.fl.us, or by mail:  Village Clerk, 868800 Overseas 
Highway, Islamorada, FL 33036. 

Section 12.05 Ownership of Documents.  Reports, surveys, plans, studies and other data 
provided in connection with this Agreement are and shall remain the property of VILLAGE, upon 
payment to CONTRACTOR pursuant to the payment terms of this Agreement. 

Section 12.06 No Contingent Fees.  CONTRACTOR warrants that it has not employed or retained 
any company or person, other than a bona fide employee working solely for the CONTRACTOR, 
to solicit or secure this Agreement, and that it has not paid or agreed to pay any person, company, 
corporation, individual or firm, other than a bona fide employee working solely for CONTRACTOR, 
any fee, commission, percentage, gift, or other consideration contingent upon or resulting from 
the award or making of this Agreement.  For the breach or violation of this provision, the VILLAGE 
shall have the right to terminate the Agreement without liability at its discretion, to deduct from 
the contract price, or otherwise recover the full amount of such fee, commission, percentage, gift 
or consideration. 

Section 12.07 E-Verify.  CONTRACTOR shall comply with Section 448.095, Fla. Stat., “Employment 
Eligibility,” including the registration and use of the E-Verify system to verify the work 
authorization status of employees. Failure to comply with Section 448.095, Fla. Stat. shall result in 
termination of this Contract. Any challenge to termination under this provision must be filed in 
the Circuit Court no later than 20 calendar days after the date of termination. If this Agreement is 
terminated for a violation of the statute by CONTRACTOR, CONTRACTOR may not be awarded a 
public contract for a period of 1 year after the date of termination. 

Section 12.08 Scrutinized Companies.   

(a) CONTRACTOR certifies that it and its subconsultants are not on the Scrutinized Companies 
that Boycott Israel List. Pursuant to Section 287.135, F.S., the City may immediately 
terminate this Agreement at its sole option if the CONTRACTOR or its subconsultants are 
found to have submitted a false certification; or if CONTRACTOR, or its subconsultants are 
placed on the Scrutinized Companies that Boycott Israel List or is engaged in the boycott 
of Israel during the term of the Agreement. 
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(b) If this Agreement is for more than one million dollars, CONTRACTOR certifies that it and 
its subconsultants are also not on the Scrutinized Companies with Activities in Sudan, 
Scrutinized Companies with Activities in the Iran Petroleum Energy Sector List, or engaged 
with business operations in Cuba or Syria as identified in Section 287.135, F.S. Pursuant to 
Section 287.135, F.S., the City may immediately terminate this Agreement at its sole option 
if CONTRACTOR , its affiliates, or its subconsultants are found to have submitted a false 
certification; or if CONTRACTOR, its affiliates, or its subconsultants are placed on the 
Scrutinized Companies with Activities in Sudan List, or Scrutinized Companies with 
Activities in the Iran Petroleum Energy Sector List, or engaged with business operations in 
Cuba or Syria during the term of the Agreement. 

(c) CONTRACTOR agrees to observe the above requirements for applicable subcontracts 
entered into for the performance of work under this Agreement. 

(d) As provided in Subsection 287.135(8), F.S., if federal law ceases to authorize the above-
stated contracting prohibitions then they shall become inoperative. 

Section 12.09 Noncoercive Conduct for Labor or Services.  In accordance with Section 787.06, 
Florida Statutes, the CONTRACTOR has attested to the affidavit incorporated herein that 
CONTRACTOR does not use coercion for labor or services. 

Section 12.10 Notice.  Whenever any party desires to give notice unto any other party, it must 
be given by written notice, sent by registered United States mail, with return receipt requested, 
addressed to the party for whom it is intended and the remaining party, at the places last specified, 
and the places for giving of notice shall remain such until they shall have been changed by written 
notice in compliance with the provisions of this section.  For the present, the CONTRACTOR and 
the VILLAGE designate the following as the respective places for giving of notice: 

VILLAGE: Ron Saunders 
                                    Village Manager 

Islamorada, Village of Islands 
86800 Overseas Highway 
Islamorada, Florida 33036 

Copy To: John Quick 
                                   Interim Village Attorney                                     

Islamorada, Village of Islands 
86800 Overseas Highway 
Islamorada, Florida 33036 

CONTRACTOR: Matt Satterly, President 
StandGuard Aquatics 
320 Laguna Avenue 
Key Largo, Fl. 33037 
matt@standguardaquatics.com 
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Section 12.11 Binding Authority.  Each person signing this Agreement on behalf of either party 
individually warrants that he or she has full legal power to execute this Agreement on behalf of 
the party for whom he or she is signing, and to bind and obligate such party with respect to all 
provisions contained in this Agreement. 

Section 12.12 Exhibits. Each Exhibit referred to in this Agreement forms an essential part of this 
Agreement. The exhibits if not physically attached should be treated as part of this Agreement 
and are incorporated herein by reference. 

Section 12.13 Headings.  Headings herein are for convenience of reference only and shall not be 
considered on any interpretation of this Agreement. 

Section 12.14 Severability. If any provision of this Agreement or application thereof to any 
person or situation shall, to any extent, be held invalid or unenforceable, the remainder of this 
Agreement, and the application of such provisions to persons or situations other than those as to 
which it shall have been held invalid or unenforceable shall not be affected thereby, and shall 
continue in full force and effect, and be enforced to the fullest extent permitted by law. 

Section 12.15 Governing Law. This Agreement shall be governed by the laws of the State of 
Florida with venue lying in Monroe County, Florida. 

Section 12.16 Disputes.  Any claim, objection, or dispute arising out of the terms of this 
Agreement shall be litigated in the Sixteenth Judicial Circuit Court in and for Monroe County. 

Section 12.17 Extent of Agreement. This Agreement together with Contract Documents and 
Exhibits, attached hereto, as amended herein above represents the entire and integrated 
agreement between the VILLAGE and the CONTRACTOR and supersedes all prior negotiations, 
representations or agreements, either written or oral. 

Section 12.18 Waiver.  Failure of the VILLAGE to insist upon strict performance of any provision 
or condition of this Agreement, or to execute any right therein contained, shall not be construed 
as a waiver or relinquishment for the future of any such provision, condition, or right, but the same 
shall remain in full force and effect. 

[ANY CONTRACT DOCUMENTS FROM THE RFP SHALL BE INSERTED IN AGREEMENT 
BEGINNING ON THE FOLLOWING PAGE] 
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Affidavit Attesting to Noncoercive Conduct for Labor or Services 

Nongovernment Entity name: ____________________________________________________________ (“Vendor”)  

Vendor FEIN: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _                                  

Address: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _                                                     

City:               _       State:  _ _        Zip:   _ _ _ _        

Phone number:              Email Address:_________________________           

As a nongovernmental entity executing, renewing, or extending a contract with a government 
entity, Vendor is required to provide an affidavit under penalty of perjury attesting that 
Vendor does not use coercion for labor or services in accordance with Section 787.06, Florida 
Statutes. 

As defined in Section 787.06(2)(a), coercion means: 

1. Using or threating to use physical force against any person; 

2. Restraining, isolating, or confining or threating to restrain, isolate, or confine any 
person without lawful authority and against her or his will; 

3. Using lending or other credit methods to establish a debt by any person when labor or 
services are pledged as a security for the debt, if the value of the labor or services as 
reasonably assessed is not applied toward the liquidation of the debt, the length and 
nature of the labor or service are not respectively limited and defined; 

4. Destroying, concealing, removing, confiscating, withholding, or possessing any 
actual or purported passport, visa, or other immigration document, or any other 
actual or purported government identification document, of any person; 

5. Causing or threating to cause financial harm to any person; 

6. Enticing or luring any person by fraud or deceit; or 

7. Providing a controlled substance as outlined in Schedule I or Schedule II of Section 

893.03 to any person for the purpose of exploitation of that person. 

As a person authorized to sign on behalf of Vendor, I certify that Vendor does not use 
coercion for labor or services in accordance with Section 787.06. 

Written Declaration 

Under penalties of perjury, I declare that I have read the foregoing Affidavit and that 
the facts stated in it are true. 

By: __________________________________________________________________________                                                                          
Authorized Signature 

Print Name and Title:  ________________________________________________________                                     

Date:  ________________________________  
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[SIGNATURE PAGE TO AGREEMENT] 

IN WITNESS WHEREOF, the parties have executed this Agreement: The VILLAGE, signing by and 
through its Village Manager, attested to by its Village Clerk, duly authorized to execute same, and 
by CONTRACTOR, by and through its duly authorized officer to execute same. 

VILLAGE 

ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA 

By: _____________________________________________  
Ron Saunders, Village Manager 

AUTHENTICATION: 

____________________________________________ 
Marne McGrath, Village Clerk 

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

____________________________________ 
John J. Quick, Interim Village Attorney  

CONTRACTOR 
WITNESS:      

       By: Matt Satterly 
 
Print Name:____________________________________  Print Name:      
 
                  Title: President 
 
       Date:        
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        Exhibit “A”  

FORM OF CONTRACTOR’S PROPOSAL  
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Exhibit “B”  

PROJECT TIMELINE 
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Exhibit "A"
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Council  
Communication 

 
    
To: Mayor and Village Council 
From: Terry Abel, Fire Chief  
Date: April 7, 2026  
SUBJECT: Amendment to Resolution 08-07-46 Regarding Hourly Rate for Fire 

Watch Detail TAB 5 
     
Background: 
The Fire and Emergency Watch fee for each Emergency Fire Watch Personnel provided by 
the Village that was modified in 2008 is currently $37.00 per hour.  This Resolution increases 
the hourly fee to $57; $7 per hour would be distributed for cost recovery and administrative 
fees while the Fire Watch personnel hourly rate would increase to $50. 
 
The fire or emergency watch is intended for any public assembly event or occupancy at which 
the threat of fire and/or life safety to persons or property has increased above the normal level 
of daily operations by virtue of the size of the event or unusual circumstances it has created.  If 
a life safety feature of an occupied building is out of service for more than four (4) hours a fire 
watch must be stood up to monitor the building. 
 
The Fire and Emergency Watch Ordinance also provides a fire and emergency watch for 
emergency situations including tropical cyclone response and recovery, exhibitions, 
performances, displays, or other required activities working in concert with temporary uses 
ordinance. 
  
Analysis: 
The Ordinance allows the Fire Department to require fire and emergency watches at events, 
assemblies or occupancies to prevent the impact to the daily services of Fire Rescue. 
 
The watch is intended to guard or patrol potentially threatening or imminent fire and/or life 
safety problems. Examples are managing occupancy load limits or extensions; maintaining 
exits and exit access; on site mitigation of fire or explosive hazards; potential medical 
emergencies; on site hazardous material mitigation; immediate transmittal of fire alarms and 
emergency notifications; on site fire suppression; fire scene evidence security; on site 
enforcement of fire and life safety codes; and disaster response when additional personnel 
resources are necessary.  
  
Budget Impact: 
The responsible party is required to fund the Fire and/or Emergency Watch in accordance with 
rates established by this Resolution or as may be adjusted in the future by Resolution. The 
Village invoices those entities which hold events requiring Fire Watch personnel based on 
actual hours worked. If the Village uses emergency watch personnel for disaster response 
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and/or recovery their cost  would be an eligible reimbursable amount if the event was a 
declared Presidential Disaster.  
 
Staff Impact: 
Modification to the fore watch forms and Village website.  
  
Recommendation: 
It is recommended that the Village Council approve the proposed Resolution amending the 
Village Fire and Emergency Watch fee from $37.00 to $57.00 per hour.  
   
Attachments: 1. Resolution 
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RESOLUTION NO. 26- 

A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 

VILLAGE OF ISLANDS, FLORIDA, AMENDING RESOLUTION 08-

07-46 REGARDING THE HOURLY RATE FOR FIRE RESCUE 

PERSONNEL SERVING ON FIRE WATCH DETAIL; AND PROVIDING 

AN EFFECTIVE DATE 

WHEREAS, Ordinance No. 99-13 (the “Ordinance”) creates regulations pertaining to  

    standby fire and emergency watches; and 

WHEREAS, the Ordinance provides for the revision of hourly rates of pay for Fire 

Watch Personnel provided by the Village for fire watch detail through the adoption of a      

Resolution; and 

 WHEREAS, on March 9, 2006, the Village Council adopted Resolution 06-03-21 which 

amended the hourly rates; and 

   WHEREAS, on July 24, 2008, the Village Council adopted Resolution 08-07-46 which 

amended the hourly rates; and 

   WHEREAS, the Village Fire Chief desires to amend Resolution 08-07-46 to 

increase the hourly rate charged for fire and emergency watch personnel provided by 

the Village for fire watch and emergency detail (the “Amendment”); and  

   WHEREAS, the Village Council finds that this amendment is in the best interest 

of the Village. 

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

VILLAGE OF ISLANDS, FLORIDA, AS FOLLOWS: 

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

Resolution by this Reference. 
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Section 2. Amendment to Resolution.   The hourly rate charged by the Village shall 

be Fifty Dollars ($50.00) per hour for each Fire Watch Personnel and Seven Dollars ($7.00) per   

hour for administrative cost recovery for a total of Fifty seven Dollars ($57.00) per hour for any 

given standby fire and emergency watch detail, which shall also include hurricane response and 

recovery, provided by the Village. 

Section 3. Effective Date.  This resolution shall be effective immediately upon its 

adoption. 

Remainder of Page Left Blank Intentionally 
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Motion to adopt by  , second by  . 

 

FINAL VOTE AT ADOPTION 

 

VILLAGE COUNCIL OF ISLAMORADA, VILLAGE OF ISLANDS 

Mayor Don Horton ____ 

Vice Mayor Sharion Mahoney ____ 

Councilman Steve Friedman ____ 

Councilwoman Deb Gillis ____ 

Councilwoman Anna Richards ____ 

PASSED AND ADOPTED THIS 10TH DAY OF FEBRUARY, 2026 

 _______________________________________  

          DON HORTON, MAYOR 

ATTEST: 

 __________________________________________  

MARNIE MCGRATH, VILLAGE CLERK 

APPROVED AS TO FORM AND LEGALITY  

FOR THE USE AND BENEFIT OF  

ISLAMORADA, VILLAGE OF ISLANDS: 

 __________________________________________  

JOHN QUICK, VILLAGE ATTORNEY 
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Council  
Communication 

 
    
To: Mayor and Village Council 
From: Vince Tarves, IT Director  
Date: April 7, 2026  
SUBJECT: Ratification of Final Payment to Global Relay for Email Archive Data 

Retrieval Services TAB 6 
     
Background: 
On November 10, 2025, the Village Council adopted Resolution No. 25-11-115 authorizing the 
Village to discontinue its existing email archiving vendor and transition to a new email 
archiving and security platform. As part of that resolution, Council authorized approximately 
$90,000 for the one-time cost to retrieve the Village’s historical email archive from the existing 
provider. 
 
The Village is required to retain archived email records in compliance with Florida public 
records laws and applicable records retention schedules. The Village Attorney and Village 
Clerk advised that the Village must retrieve and preserve all archived email records to ensure 
compliance with public records retention requirements and to maintain full custody of the 
Village’s historical communications. 
 
The IT Director, Village Manager, and Village Attorney attempted to negotiate a reduced data 
retrieval rate with the vendor. The vendor’s fee structure charges approximately $50 per 
gigabyte (GiB) for data extraction, which is significantly higher than typical industry rates that 
are generally well below $5.00 per GiB. Despite multiple attempts to negotiate a more 
reasonable rate, the vendor declined to adjust the pricing. 
 
The Village also evaluated the possibility of pursuing legal remedies to challenge the fee 
structure. However, the governing contract specifies that any legal dispute must be brought in 
Canada, which would significantly increase litigation costs and complexity. After review, the 
Village Attorney advised that pursuing legal action would likely be costly and uncertain, and 
that legal expenses could quickly exceed the potential savings. 
 
With the completion of this migration, all Village email archive data is now stored within the 
United States, and the Village’s new archiving service does not charge any fees for data 
retrieval or export of archived records, eliminating similar costs in the future and improving the 
Village’s ability to respond to public records requests. The IT Department is also maintaining a 
local copy of the archived email data to ensure redundancy and long-term preservation of the 
Village’s records. 
  
  
Analysis: 
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The retrieval of the Village’s archived email data was necessary to complete the transition to 
the new email archiving and security platform approved by the Village Council. The data 
export process was completed successfully, and the Village’s historical email archive has 
been preserved and migrated to the new system. 
 
The final invoice received from Global Relay totaled $91,653.57, which exceeded the 
previously estimated amount of $90,000.00 by $1,653.57.  
  
Budget Impact: 
Resolution No. 25-11-115 authorized approximately $90,000 for the one-time cost to retrieve 
the Village’s archived email data. The final invoice from Global Relay totaled $91,653.57, 
resulting in an overage of $1,653.57. 
 
Sufficient funds exist within the current fiscal year IT budget to cover this additional amount; 
however, the funds are currently available under a separate IT general ledger account. A 
budget amendment will therefore be necessary to transfer funds to the appropriate account to 
fully cover the final cost of the data retrieval.  
 
Staff Impact: 
The IT Department coordinated the retrieval of the Village’s historical email archive and the 
migration of the data to the new email archiving platform. The migration process has been 
completed successfully. 
 
IT staff will continue to maintain oversight of the Village’s email archiving system and preserve 
a local copy of the archived email data to ensure redundancy, disaster recovery capability, and 
long-term preservation of the Village’s public records. 
No additional staffing resources are required.  
  
Recommendation: 
Staff recommends that the Village Council ratify the final payment of $91,653.57 to Global 
Relay for the retrieval of the Village’s archived email data, which exceeded the previously 
approved estimated amount by $1,653.57.  
   
Attachments: 1. Email_Archiving_Ratification_Resolution_JQ 
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RESOLUTION NO. 26-4-xxx 

 

A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, RATIFYING THE FINAL 
PAYMENT TO GLOBAL RELAY FOR EMAIL ARCHIVE DATA 
RETRIEVAL SERVICES IN THE AMOUNT OF $91,653.57; 
AUTHORIZING THE EXPENDITURE OF FUNDS FOR THE 
DIFFERENCE BETWEEN THE PREVIOUSLY APPROVED 
ESTIMATED AMOUNT AND THE FINAL INVOICE; AND 
PROVIDING FOR AN EFFECTIVE DATE 

WHEREAS, the Village of Islamorada, Village of Islands (the “Village”) is required by law to 

archive all Village-owned email accounts in accordance with Florida public records retention 

requirements; and 

WHEREAS, on November 10, 2025, the Village Council adopted Resolution No. 25-11-

115, authorizing the Village to discontinue its previous email archiving vendor and transition to a 

new email archiving and security platform; and 

WHEREAS, Resolution No. 25-11-115 authorized approximately $90,000 for the one-time 

cost to retrieve the Village’s historical email archive data from the previous vendor, Global Relay 

Communications Inc. (“Global Relay”); and 

WHEREAS, the IT Director, Village Manager, and Village Attorney attempted to negotiate 

a reduced data retrieval rate with Global Relay, whose fee structure charges approximately $50 

per gigabyte (GiB) for data extraction, which is significantly higher than typical industry rates; and 

WHEREAS, Global Relay declined to reduce the data extraction rate, and after evaluating 

potential legal remedies, the Village Attorney advised that pursuing legal action would likely be 

costly and uncertain because the governing contract requires that any dispute be brought in 

Canada; and 

Page 92 of 451



 
 2 

 

WHEREAS, the Village determined that retrieving the archived email data under the 

vendor’s existing terms was necessary to preserve the Village’s historical email records and 

complete the migration to the Village’s new email archiving platform; and 

WHEREAS, the final invoice received from Global Relay for the retrieval of the Village’s 

archived email data totaled $91,653.57, which exceeded the previously estimated amount of 

$90,000.00 by $1,653.57; and 

WHEREAS, the retrieval and migration of the Village’s historical email archive has been 

successfully completed, and the archived data is now stored within the United States and 

preserved within the Village’s new email archiving system. 

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

VILLAGE OF ISLANDS, FLORIDA, AS FOLLOWS:  

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

into this Resolution by this reference. 

Section 2. Ratification of Payment. The Village Council hereby ratifies the 

payment to Global Relay Communications Inc. in the amount of $91,653.57 for the retrieval of the 

Village’s archived email data. 

 Section 3. Authorization of Additional Expenditure. The Village Council hereby 

authorizes the expenditure of $1,653.57 in excess of the previously approved estimated amount 

authorized under Resolution No. 25-11-115. 

 Section 4. Confirmation of Records Preservation. The Village Council 

acknowledges that the retrieval of the Village’s historical email archive was necessary to maintain 

compliance with public records retention requirements and confirms that the archived email data 
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has been successfully preserved within the Village’s new archiving system. 

 Section 5. Effective Date.    This Resolution shall take effect immediately upon adoption. 

Motion to adopt by __________________, second by _______________. 

Remainder of this page intentionally left blank. 
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FINAL VOTE AT ADOPTION 

VILLAGE COUNCIL OF ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA: 

Mayor Don Horton  

Vice Mayor Sharon Mahoney  

Councilwoman Deb Gillis  

Councilwoman Anna Richards  

Councilman Steve Friedman  

PASSED AND ADOPTED THIS ____ DAY OF NVEMBER, 2025 

  
DON HORTON, MAYOR 

ATTEST: 

 _______________________________________________ 
 MARNE MCGRATH, VILLAGE CLERK 

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

 _______________________________________________ 
 JOHN QUICK, VILLAGE ATTORNEY  
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Council  
Communication 

 
    
To: Mayor and Village Council 
From: Vince Tarves, IT Director  
Date: April 7, 2026  
SUBJECT: Resolution Approving Network Switching Equipment Purchase and 

Installation Services for FY 2025-2026 TAB 7 
     
Background: 
The Village’s core network switches are approximately ten (10) years old and are approaching 
the end of their expected operational lifecycle. These switches provide the underlying network 
connectivity for all Village departments, including administrative systems, public safety 
operations, and other municipal services. 
 
As network equipment ages, the likelihood of hardware failure increases and manufacturer 
support becomes limited, which can affect the Village’s ability to quickly resolve outages or 
apply critical security updates. 
 
Modernizing the Village’s network infrastructure is also necessary to support compliance with 
cybersecurity standards established under the Florida Local Government Cybersecurity Act. 
  
Analysis: 
The Information Technology Department obtained three (3) proposals for the replacement of 
the Village’s network switching infrastructure. Following a technical and cost evaluation, the 
proposal submitted by United Data Technologies (UDT) was determined to be the only 
solution that fully meets the Village’s standards for core network equipment. 
 
United Data Technologies (UDT): $68,355.18 
 
The UDT proposal utilizes Cisco enterprise-grade networking equipment and is priced through 
a competitively solicited government cooperative purchasing contract: NCPA Contract # 01-
151 (Technology Solutions and Products) 
 
Of the three proposals received, two included generally comparable solutions; however, only 
UDT’s proposal fully aligns with the Village’s technical standards and long-term operational 
requirements. The third proposal included equipment that does not meet the Village’s 
standards for core network infrastructure. 
 
Core network switches serve as the backbone of all Village systems and services. As such, 
they must provide high availability, redundancy, advanced security features, centralized 
management, and reliable long-term manufacturer support. Equipment that does not meet 
these standards increases the risk of service outages, cybersecurity vulnerabilities, and 
operational disruptions. 

Page 96 of 451



 
Additionally, the Village currently utilizes UDT for network consulting services, and the firm is 
familiar with the Village’s existing infrastructure. This familiarity reduces implementation risk 
and supports a more efficient and seamless deployment.  
  
Budget Impact: 
Network switch equipment: $68,355.18 
Estimated installation and configuration services: $31,350.00 
Total Project Cost: $99,705.18 
 
Funding for this project is available in the Information Technology Capital Outlay budget in the 
adopted Fiscal Year 2025–2026 Capital Projects Fund.  
 
Staff Impact: 
The Information Technology Department will coordinate the installation and migration process 
with UDT to minimize disruption to Village operations.  
  
Recommendation: 
Staff recommends approval of the attached resolution authorizing the purchase of network 
switching equipment and related installation services from United Data Technologies (UDT) in 
an amount not to exceed $100,000.  
   
Attachments: 1. Reso_CoreSwitchRefresh (JJQ redline) 
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RESOLUTION NO. 26-04-xxx 

 

A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, APPROVING THE PURCHASE 
OF NETWORK SWITCHING EQUIPMENT AND RELATED 
INSTALLATION SERVICES FROM UNITED DATA TECHNOLOGIES 
(UDT) IN AN AMOUNT NOT TO EXCEED $100,000; 
AUTHORIZING THE VILLAGE MANAGER TO EXECUTE 
NECESSARY DOCUMENTS; AUTHORIZING THE VILLAGE 
MANAGER TO EXPEND BUDGETED FUNDS; AND PROVIDING 
FOR AN EFFECTIVE DATE 

WHEREAS, the Islamorada, Village of Islands (“the Village”) relies on its network 

infrastructure to support administrative systems, public safety operations, and other municipal 

services; and 

WHEREAS, the Village’s existing network switches are approximately ten (10) years old 

and are approaching the end of their expected operational lifecycle and manufacturer support 

period; and 

WHEREAS, aging network infrastructure increases the risk of hardware failure, limits the 

ability to apply security updates, and may negatively impact the reliability and security of Village 

operations; and 

WHEREAS, pursuant to the Village’s Purchasing Policy, the Village sought proposals from 

three (3) qualified firms; and 

WHEREAS, United Data Technologies (“UDT”) submitted a proposal in the amount of 

$68,355.18 for the purchase of Cisco network switching equipment through NCPA Contract # 01-

151 (UDT) Technology Solutions and Products; and 

WHEREAS, the NCPA contract is a competitively solicited cooperative purchasing 

agreement available for use by governmental entities and satisfies the requirements for waiver of 

Page 98 of 451



 
 2 

 

competitive bidding pursuant to Section 2-238(a) of the Village Code; and 

WHEREAS, UDT also submitted a Statement of Work for installation, configuration, and 

deployment services estimated at $31,350.00; and 

WHEREAS, the Village currently utilizes UDT for network consulting services, and the firm 

is familiar with the Village’s existing infrastructure, which will help ensure a smooth and efficient 

implementation; and 

WHEREAS, the Village’s core network switches serve as mission-critical infrastructure, and 

the use of non-enterprise or lower-cost equipment is not appropriate due to increased risk of 

failure, limited cybersecurity capabilities, reduced reliability, and lack of long-term manufacturer 

support; and 

WHEREAS, funding for this project is available in the Information Technology Capital 

Outlay budget in the adopted Fiscal Year 2025–2026 Capital Projects Fund; and 

WHEREAS, the Village Council finds that acceptance of the UDT proposal and Statement 

of Work as being in the best operational interest of the Village and its residents. 

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

VILLAGE OF ISLANDS, FLORIDA, AS FOLLOWS:  

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

into this Resolution by this reference. 

Section 2. Approval of Purchase. The Village Council hereby approves the 

purchase of network switching equipment and related installation services from UDT in an amount 

not to exceed $100,000. 
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 Section 3. Authorization of Village Officials. The Village Manager and/or his 

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

and conditions of the purchase. 

 Section 4. Execution of Documents.  The Village Manager and the Village Attorney 

are hereby authorized to execute any required documents on behalf of the Village and are 

authorized to implement the terms and conditions of any documents necessary to effectuate the 

purchase. 

 Section 5. Authorization of Fund Expenditure.  Notwithstanding the limitations set 

forth in the Village’s Purchasing Procedures Ordinance, the Village Manager is authorized to expend 

budgeted funds to UDT for the purchase of network switching equipment and related installation 

and configuration services associated with the Village’s network infrastructure replacement project.  

 Section 6. Approval of Waiver of Competitive Bidding.  In accordance with 

Section 2-238(a) of the Village Code, the Village Council hereby waives competitive bidding 

requirements and authorizes the use of the NCPA Contract #01-151 (Technology Solutions and 

Products) as a competitively solicited cooperative purchasing agreement. 

 Section 7. Effective Date.    This Resolution shall take effect immediately upon adoption. 

Motion to adopt by __________________, second by _______________. 

 

FINAL VOTE AT ADOPTION 

VILLAGE COUNCIL OF ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA: 

Mayor Don Horton  

Vice Mayor Sharon Mahoney  
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Councilwoman Deb Gillis  

Councilwoman Anna Richards  

Councilman Steve Friedman  

PASSED AND ADOPTED THIS 7th DAY OF APRIL 2026 

  
DON HORTON, MAYOR 

ATTEST: 

 _______________________________________________ 
 MARNE MCGRATH, VILLAGE CLERK 

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

 _______________________________________________ 
 JOHN QUICK, ACTING VILLAGE ATTORNEY  
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Council  
Communication 

 
    
To: Mayor and Village Council 
From: Peter Frezza, Environmental Resources Manager  
Date: April 7, 2026  
SUBJECT: Resolution Approving Work Authorization No. 8 with Avalon Gardens 

Inc. for Completion of a Planting Project at Founders Park TAB 8 
     
Background: 
In accordance with its Comprehensive Plan, Islamorada, Village of Islands (the “Village”), 
continues to enhance general community appearance as well as to preserve and enhance 
open space and natural landscapes. This project would further the Village’s natural 
landscapes planting objective within open space, parks, and right-of-way areas. In February 
2026 the Village requested a proposal from Avalon Gardens, Inc. (“Avalon”) for an exotic plant 
removal and tree and shrub planting project within Founders Park. The project is intended to 
replace unsightly and non-native plants, establish native habitat, fill open space with native 
foliage in between the frontage access road and US1. This will also create a better buffer 
between US1 and the Park. Effective May 2, 2023, the Village and Avalon entered into a Non-
Exclusive Continuing Services Agreement (“CSA”) for professional landscaping services 
resulting from a competitive bid process (RFQ# 23-03) to create a library of firms for 
landscaping, tree trimming and mangrove trimming. 
  
Analysis: 
Exhibit “A” to the attached Resolution is proposed Work Authorization No. 8 between the 
Village and Avalon for professional landscaping services for the project at Founders Park at a 
cost not to exceed $45,165.00. Work Authorization No. 8 would become effective upon full 
execution and the project would commence as directed by the Village. Under Work 
Authorization No. 8, as outlined in the scope within Exhibit “B”, Avalon will complete a project 
involving removal of approximately 220 Bougainvillea plants and the planting of approximately 
500 shrubs and trees of potentially 16 different species, all native to the Florida Keys. The 
contractor is to complete the work in a timely manner as indicated in the Agreement.  
  
Budget Impact: 
This Agreement would be for a not-to-exceed amount of $45,165.00, as outlined in Exhibit “A” 
to the Resolution. Costs for this landscaping project, which would ultimately be recorded as an 
asset of the Village, would be accounted for in the FY 2025-2026 Capital Project Fund budget 
and would be funded by a transfer of In Lieu of Landscape Mitigation funds from the General 
Fund. The Finance Department estimates that the amount in Committed Fund Balance in the 
General Fund for Landscape Mitigation as of April 7, 2026, will be $898,000.  
 
Staff Impact: 
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The Village’s Environmental Resources Manage and Founders Park Director would oversee 
the project and coordinate as necessary. The Village’s Finance department would track the 
expenditure.  
  
Recommendation: 
It is recommended that the Village Council adopt the attached Resolution, thereby approving 
Work Authorization No. 8 with Avalon Gardens, Inc.  
   
Attachments: 1. Resolution_Founders Park frontage project_Avalon_040726 RVCM 

2. Ex. A_Project Agreement for WA#8 Avalon Gardens Inc 
3. Ex. B_Avalon Proposal - Founders Park Frontage 

 

Page 103 of 451



1 
 

RESOLUTION N0. 26- 
 

A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, APPROVING WORK 
AUTHORIZATION NO. 8 WITH AVALON GARDENS, INC., FOR 
COMPLETION OF A PLANTING PROJECT AT FOUNDERS PARK; 
AUTHORIZING VILLAGE OFFICIALS TO IMPLEMENT THE TERMS 
AND CONDITIONS OF WORK AUTHORIZATION NO. 8; 
AUTHORIZING THE VILLAGE MANAGER TO EXPEND BUDGETED 
FUNDS; AUTHORIZING THE VILLAGE MANAGER TO EXECUTE 
THE PROJECT AGREEMENT FOR WORK AUTHORIZATION NO 8; 
AND PROVIDING FOR AN EFFECTIVE DATE  

  

WHEREAS, Islamorada, Village of Islands (the “Village”), continues to enhance general 

community appearance and promote natural landscapes and habitat through native tree plantings 

within open spaces within the Village; and   

WHEREAS, the Village has proposed a native plant planting project at Founders Park in 

between the frontage access road and the Overseas Highway; and 

WHEREAS, the Village requested a proposal from Avalon Gardens, Inc.  (“Avalon”) for the 

planting project services, as detailed in Exhibit “B” attached hereto (the “Project”); and 

WHEREAS, pursuant to RFQ 23-03, the Village entered into a current Continuing Services 

Agreement with Avalon for landscaping, tree trimming and mangrove trimming services; and 

WHEREAS, Avalon is willing to perform these services as outlined in the Scope of Services 

attached as Exhibit “B” in an amount not to exceed Forty-five Thousand One-hundred Sixty-five 

Dollars ($45,165.00); and 

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

determined that approval of the Work Authorization No. 8 with Avalon is in the best interest of 

the Village and its residents. 
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NOW, THEREFORE, BE IT RESOLVED BY THE VILLAGE COUNCIL OF ISLAMORADA, 

VILLAGE OF ISLANDS, FLORIDA, AS FOLLOWS:  

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

into this Resolution by this reference. 

Section 2. Approval of Work Authorization. The Village Council hereby approves 

Work Authorization No. 8 with Avalon, attached as Exhibit “A”, for completion of the Project. 

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

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

conditions of Work Authorization No. 8, attached hereto as Exhibit “A”. 

Section 4. Authorization of Fund Expenditure. Notwithstanding the limitations 

imposed upon the Village Manager pursuant to the Village’s Purchasing Procedures Ordinance, the 

Village Manager is authorized to expend budgeted funds to implement the terms and conditions of 

Work Authorization No. 8. 

Section 5. Authorization of Village Manager to Execute.  The Village Manager is 

hereby authorized to execute Work Authorization No. 8 with Avalon on behalf of the Village and to 

execute any extension and amendments to the Agreement, subject to approval as to form and 

legality by the Village Attorney. 

Section 6. Effective Date.    This Resolution shall take effect immediately upon adoption. 
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Motion to adopt by _____________________, seconded by _______________________________. 
 

FINAL VOTE AT ADOPTION 

VILLAGE COUNCIL OF ISLAMORADA, VILLAGE OF ISLANDS 

Mayor Don Horton ___ 

Vice Mayor Sharon Mahoney ___ 

Councilman Steve Friedman ___ 

Councilwoman Deb Gillis ___ 

Councilwoman Anna Richards ___ 

PASSED AND ADOPTED THIS ___ DAY OF _____________, 2026. 
 

 ____________________________________ 
 DON HORTON, MAYOR 

ATTEST: 

 _______________________________________ 
MARNE MCGRATH, VILLAGE CLERK 

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

 _______________________________________ 
JOHN J. QUICK, VILLAGE ATTORNEY 
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PROJECT AGREEMENT

Between

ISLAMORADA, VILLAGE OF ISLANDS

And

AVALON GARDENS, INC. 

For

Work Authorization No. 8

Professional Landscaping Services

This Project Agreement between ISLAMORADA, VILLAGE OF ISLANDS (hereinafter referred 
to as "VILLAGE") and AVALON GARDENS, INC. (hereinafter referred to as "CONSULTANT"), hereby 
authorizes the CONSULTANT to provide the services as set forth below:

WHEREAS, the VILLAGE and CONSULTANT have entered into a continuing services 
agreement dated May 2, 2023, pursuant to RFQ #23-03, (the “Continuing Contract”) and 
CONSULTANT has been approved to provide the services contemplated herein; and

WHEREAS, the VILLAGE and CONSULTANT desire to enter into this Work Authorization 
No. 8 for the CONSULTANT to provide landscaping services to remove exotic plants and plant 
native trees and shrubs along the frontage of Founders Park as more further described in Exhibit 
“A” attached hereto (the “Project”), in accordance with the terms and conditions of this Work 
Authorization No. 8.

The VILLAGE and CONSULTANT agree as follows:

SECTION 1. SCOPE OF SERVICES

1.1 The CONSULTANT shall provide Professional Landscaping services to the VILLAGE 
for the Project as described in the "Project Description" attached as Exhibit "A" hereto, to complete 
the Founders Park Frontage Project.

1.2 The "Scope of Services" and tasks to be provided by the CONSULTANT for this 
Project are those services and tasks as listed in attached Exhibit "A."

1.3 The VILLAGE may request changes that would increase, decrease, or otherwise 
modify the Scope of Services.  Such changes must be contained in a written change order 
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executed by the parties in accordance with the provisions of the Continuing Contract, prior to any 
deviation from the terms of the Project Agreement, including the initiation of any extra work.

SECTION 2. DELIVERABLES

As part of the Scope of Services the CONSULTANT shall provide to the VILLAGE the 
following Deliverables:

• Removal of approximately two hundred forty (220) bougainvillea plants
• Planting of approximately five hundred (500) native shrubs 
• Spreading of approximately 100 yd.³ of mulch
• Delivery of plants and mulch/Equipment
• Soil
• Hand Watering 

Unless otherwise stated, the CONSULTANT will provide draft and site plans, and other materials 
prepared for the Project in both paper and electronic formats as appropriate, excluding material 
that is available only as photocopy to the VILLAGE. The VILLAGE shall be provided copies of all 
correspondence from CONSULTANT to any public or private entity or individual and all 
correspondence received by the CONSULTANT for the Project. 

SECTION 3. TERM/TIME OF PERFORMANCE/DAMAGES

3.1 Term.  This Project Agreement shall be effective on the date this Project Agreement is fully 
executed by all parties and shall continue in full force and effect through December 31, 2026, 
unless otherwise terminated pursuant to Section 6 or other applicable provisions of this Project 
Agreement. The Village Manager may extend the term of this Project Agreement through written 
notification to the CONSULTANT.  Such extension shall not exceed (30) days. No further extensions 
of this Project Agreement shall be effective unless authorized by the Village Manager in writing.

3.2 Commencement.  The CONSULTANT'S services under this Project Agreement and the time 
frames applicable to this Project Agreement shall commence upon the date provided in a written 
Notice to Proceed ("Commencement Date") provided to the CONSULTANT from the Village 
Manager through the issuance of a Purchase Order.  The CONSULTANT shall not incur any 
expenses or obligations for payment to third parties prior to the issuance of the Notice to Proceed 
through a Purchase Order.  

3.3 Contract Time.  Upon receipt of the Notice to Proceed, the CONSULTANT shall commence 
services to the VILLAGE on the Commencement Date, and shall continuously perform services to 
the VILLAGE, without interruption. 

3.4 All limitations of time set forth in this Project Agreement are of the essence.

SECTION 4. AMOUNT, BASIS AND METHOD OF COMPENSATION
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4.1 Lump Sum Compensation.  VILLAGE agrees to pay CONSULTANT an amount not to exceed 
Forty-five Thousand One-hundred Sixty-five Dollars ($45,165.00) as compensation for 
performance of all services and deliverables related to the Project.  It is understood that the 
method of compensation is that of lump sum which means that CONSULTANT shall perform all 
services set forth for total compensation in the amount stated above.  Said lump sum includes but 
is not limited to, compensation for all fees, expenses, and out-of-pocket costs of the 
CONSULTANT.

4.2 Reimbursables.  It is acknowledged and agreed to by CONSULTANT that the amount set 
forth in Section 4.1 includes Direct Expenses and describes the maximum extent of VILLAGE'S 
obligation to reimburse CONSULTANT for direct, non-salary expenses, but does not constitute a 
limitation, of any sort, upon CONSULTANT'S obligation to incur such expenses in the performance 
of services hereunder.

SECTION 5. BILLING AND PAYMENTS TO THE CONSULTANT
 
5.1 Invoices.

5.1.1 Lump Sum Compensation.  CONSULTANT shall submit invoices which are 
identified by the specific Work Authorization Number on a monthly basis and in a timely manner.  
These invoices shall identify the nature of the work performed, the phase of work, and the 
estimated percentage of work accomplished.  Invoices for each phase shall not exceed the 
amounts allocated to said phase.  The statement shall show a summary of fees with accrual of 
the total and credits for portions paid previously.

5.1.2 Disputed Invoices.  In the event all or a portion of an invoice submitted to the 
VILLAGE for payment to the CONSULTANT is disputed, or additional backup documentation is 
required, the Village Manager shall notify the CONSULTANT within fifteen (15) working days of 
receipt of the invoice of such objection, modification or additional documentation request.  The 
CONSULTANT shall provide the VILLAGE with a written response and any additional information 
requested by the VILLAGE within five (5) working days of the date of the VILLAGE'S notice. The 
VILLAGE may request additional information, including but not limited to, all invoices, time 
records, expense records, accounting records, and payment records of the CONSULTANT.  The 
VILLAGE, at its sole discretion, may pay the CONSULTANT the undisputed portion of the invoice.  

5.2 Suspension of Payment.  In the event that the VILLAGE becomes credibly informed 
that any representations of the CONSULTANT, provided pursuant to Subparagraph 5.1, are wholly 
or partially inaccurate, or in the event that the CONSULTANT is not in compliance with any term 
or condition of this Project Agreement, the VILLAGE may withhold payment of sums then or in 
the future otherwise due to the CONSULTANT until the inaccuracy, or other breach of this Project 
Agreement, and the cause thereof, is corrected to the VILLAGE’S reasonable satisfaction. 

5.3 Final Payment.  Submission of the CONSULTANT'S invoice for final payment and 
reimbursement shall constitute the CONSULTANT'S representation to the VILLAGE that, upon 
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receipt from the VILLAGE of the amount invoiced, all obligations of the CONSULTANT to others, 
including its Subconsultants, incurred in connection with the Project, shall be paid in full.  The 
CONSULTANT shall deliver to the VILLAGE all documents and computer files requested by the 
VILLAGE evidencing payment to any and all subcontractors, and all final specifications, plans or 
other documents as dictated in the Scope of Services and Deliverables.   Acceptance of final 
payment shall constitute a waiver of all claims against the VILLAGE by the CONSULTANT.

SECTION 6. TERMINATION/SUSPENSION

6.1 For Cause.  This Project Agreement may be terminated by either party upon three 
(3) calendar days written notice to the other for breach of any material term or condition of this 
Project Agreement.  In the event that CONSULTANT abandons this Project Agreement or causes 
it to be terminated by the VILLAGE, the CONSULTANT shall indemnify the VILLAGE against any 
loss pertaining to this termination.  In the event that the CONSULTANT is terminated by the 
VILLAGE for cause, and it is subsequently determined by a court of competent jurisdiction that 
such termination was without cause, such termination shall thereupon be deemed a termination 
for convenience under Section 6.2 and the provisions of Section 6.2 shall apply.

6.2 For Convenience.  This Project Agreement may be terminated by the VILLAGE for 
convenience upon five (5) calendar days written notice to the CONSULTANT.  In the event of such 
a termination, the CONSULTANT shall incur no further obligations in connection with the Project 
and shall, to the extent possible, terminate any outstanding subconsultant obligations. The 
CONSULTANT shall be compensated for all services performed to the satisfaction of the VILLAGE 
and reimbursable expenses incurred prior to the date of termination.  In such event, the 
CONSULTANT shall promptly submit to the VILLAGE its invoice for final payment and 
reimbursement which invoice shall comply with the provisions of Paragraph 5.1. Under no 
circumstances shall the VILLAGE make payment of profit to the CONSULTANT for services which 
have not been performed.

6.3 Assignment Upon Termination.  Upon termination of this Project Agreement, the 
work product of the CONSULTANT shall become the property of the VILLAGE and the 
CONSULTANT shall, within ten (10) working days of receipt of written direction from the VILLAGE, 
transfer to either the VILLAGE or its authorized designee, all work product in its possession, 
including but not limited to, designs, specifications, drawings, studies, reports and all other 
documents and digital data in the possession of the CONSULTANT pertaining to this Project 
Agreement.  Upon the VILLAGE'S request, the CONSULTANT shall additionally assign its rights, 
title, and interest under any subcontractor's agreements to the VILLAGE.

6.4 Suspension for Convenience.  The VILLAGE shall have the right at any time to direct 
the CONSULTANT to suspend its performance, or any designated part thereof, for any reason 
whatsoever, or without reason, for a cumulative period of up to five (5) calendar days.  If any such 
suspension is directed by the VILLAGE, the CONSULTANT shall immediately comply with same.  In 
the event the VILLAGE directs a suspension of performance as provided herein, through no fault 
of the CONSULTANT, the VILLAGE shall pay the CONSULTANT as full compensation for such 
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suspension the CONSULTANT'S reasonable costs, actually incurred, and paid, of demobilization 
and remobilization.

SECTION 7. PERSONNEL ASSIGNED TO PROJECT

7.1 The CONSULTANT shall assign only qualified personnel to perform any services 
concerning this Project.  At the time of execution of this Project Agreement, the parties anticipate 
that the following named individuals will perform those supervisory or primary functions 
indicated:

NAME FUNCTION

Brian and Tina Rogers Owners

So long as the individuals named above remain actively employed or retained by the 
CONSULTANT, they shall perform the functions indicated next to their names.  Furthermore, the 
VILLAGE reserves the right to reject any proposed substitution for any of the above-named 
individuals, and the VILLAGE shall have the further right to require that any individual assigned to 
the Project by the CONSULTANT be removed from the Project and reassigned for good cause.

SECTION 8. INCORPORATION OF CONTINUING CONTRACT

All terms and conditions of the Continuing Contract not specifically modified by this 
Project Agreement shall remain in full force and effect and are incorporated into and made a part 
of this Project Agreement by this reference as though set forth in full. 

SECTION 9. SEVERABILITY

If any provision of this Project Agreement or its application to any person or situation shall 
to any extent, be invalid or unenforceable, the remainder of this Project Agreement, and the 
application of such provisions to persons or situations other than those to which it shall have been 
held invalid or unenforceable shall not be affected thereby, and shall continue in full force and 
effect, and be enforced to the fullest extent permitted by law.

SECTION 10. MISCELLANEOUS

10.1 Public Records.  VILLAGE is a public agency subject to Chapter 119, Florida Statutes. 
To the extent that CONTRACTOR is acting on behalf of VILLAGE pursuant to Section 119.0701, 
Florida Statutes, CONTRACTOR shall: 
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a. Keep and maintain public records that ordinarily and necessarily would be required to 
be kept and maintained by VILLAGE were VILLAGE performing the services under this 
Project Agreement; 

b. Provide the public with access to such public records on the same terms and conditions 
that the County would provide the records and at a cost that does not exceed that 
provided in Chapter 119, Florida Statutes, or as otherwise provided by law; 

c. Ensure that public records that are exempt or that are confidential and exempt from 
public record requirements are not disclosed except as authorized by law; and 

d. Meet all requirements for retaining public records and transfer to VILLAGE, at no cost, 
all public records in possession of the CONTRACTOR upon termination of this Project 
Agreement and destroy any duplicate public records that are exempt or confidential 
and exempt. All records stored electronically must be provided to the VILLAGE.

IF CONTRACTOR HAS QUESTIONS REGARDING THE APPLICATION OF 
CHAPTER 119, FLORIDA STATUTES, TO CONTRACTOR'S DUTY TO 
PROVIDE PUBLIC RECORDS RELATING TO THIS PROJECT AGREEMENT, 
CONTACT THE CUSTODIAN OF PUBLIC RECORDS AT 305-664-6412, 
Clerk@islamorada.fl.us, or by mail:  Village Clerk, 868800 Overseas 
Highway, Islamorada, FL 33036.

10.2 No Contingent Fees.  CONTRACTOR warrants that it has not employed or retained 
any company or person, other than a bona fide employee working solely for the CONTRACTOR, 
to solicit or secure this Project Agreement, and that it has not paid or agreed to pay any person, 
company, corporation, individual or firm, other than a bona fide employee working solely for 
CONTRACTOR, any fee, commission, percentage, gift, or other consideration contingent upon or 
resulting from the award or making of this Project Agreement.  For the breach or violation of this 
provision, the VILLAGE shall have the right to terminate the Project Agreement without liability at 
its discretion, to deduct from the contract price, or otherwise recover the full amount of such fee, 
commission, percentage, gift or consideration.

10.3 E-Verify.  CONTRACTOR shall comply with Section 448.095, Fla. Stat., 
“Employment Eligibility,” including the registration and use of the E-Verify system to 
verify the work authorization status of employees.  Failure to comply with Section 448.095, Fla. 
Stat. shall result in termination of this Contract.  Any challenge to termination under this provision 
must be filed in the Circuit Court no later than 20 calendar days after the date of termination.  If 
this Project Agreement is terminated for a violation of the statute by CONTRACTOR, 
CONTRACTOR may not be awarded a public contract for a period of 1 year after the date of 
termination.
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10.4  Scrutinized Companies.  CONTRACTOR certifies that it and its subconsultants are 
not on the Scrutinized Companies that Boycott Israel List.  Pursuant to Section 287.135, F.S., the 
VILLAGE may immediately terminate this Project Agreement at its sole option if the CONTRACTOR 
or its subconsultants are found to have submitted a false certification; or if CONTRACTOR, or its 
subconsultants are placed on the Scrutinized Companies that Boycott Israel List or is engaged in 
the boycott of Israel during the term of the Project Agreement.

IN WITNESS WHEREOF, the parties have executed this Project Agreement on the respective 
dates under each signature: The VILLAGE, signing by and through its Village Manager, attested to 
by its Village Clerk, duly authorized to execute same, and by CONSULTANT, by and through its 
Owner, duly authorized officer to execute same.
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Affidavit Attesting to Noncoercive Conduct for Labor or Services Nongovernment 

Entity name: Avalon Gardens Inc (“Vendor”) 

Vendor FEIN:0 65-0724354

Address:122 Mockingbird Rd 

City: Tavernier          State: FL       Zip: 33070  

Phone number: 786-252-3901      Email Address: brian@avalon-gardens.net 

As a nongovernmental entity executing, renewing, or extending a contract with a government 
entity, Vendor is required to provide an affidavit under penalty of perjury attesting that 
Vendor does not use coercion for labor or services in accordance with Section 787.06, Florida 
Statutes.

As defined in Section 787.06(2)(a), coercion means:
1. Using or threating to use physical force against any person;

2. Restraining, isolating, or confining or threating to restrain, isolate, or confine any
person without lawful authority and against her or his will;

3. Using lending or other credit methods to establish a debt by any person when labor or
services are pledged as a security for the debt, if the value of the labor or services as
reasonably assessed is not applied toward the liquidation of the debt, the length and
nature of the labor or service are not respectively limited and defined;

4. Destroying, concealing, removing, confiscating, withholding, or possessing any
actual or purported passport, visa, or other immigration document, or any other
actual or purported government identification document, of any person;

5. Causing or threating to cause financial harm to any person;

6. Enticing or luring any person by fraud or deceit; or

7. Providing a controlled substance as outlined in Schedule I or Schedule II of Section

893.03 to any person for the purpose of exploitation of that person.

As a person authorized to sign on behalf of Vendor, I certify that Vendor does not use 
coercion for labor or services in accordance with Section 787.06.

Written Declaration

Under penalties of perjury, I declare that I have read the foregoing Affidavit and that 
the facts stated in it are true.

By: __________________________________________________________________________     

Authorized Signature

Print Name and Title:  Brian Rogers, President        

Date:  1/6/25 
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Affidavit Attesting to Noncoercive Conduct for Labor or Services Nongovernment 

Entity name: Avalon Gardens Inc (“Vendor”) 

Vendor FEIN:0 65-0724354

Address:122 Mockingbird Rd 

City: Tavernier          State: FL       Zip: 33070  

Phone number: 786-252-3901      Email Address: brian@avalon-gardens.net 

As a nongovernmental entity executing, renewing, or extending a contract with a government 
entity, Vendor is required to provide an affidavit under penalty of perjury attesting that 
Vendor does not use coercion for labor or services in accordance with Section 787.06, Florida 
Statutes.

As defined in Section 787.06(2)(a), coercion means:
1. Using or threating to use physical force against any person;

2. Restraining, isolating, or confining or threating to restrain, isolate, or confine any
person without lawful authority and against her or his will;

3. Using lending or other credit methods to establish a debt by any person when labor or
services are pledged as a security for the debt, if the value of the labor or services as
reasonably assessed is not applied toward the liquidation of the debt, the length and
nature of the labor or service are not respectively limited and defined;

4. Destroying, concealing, removing, confiscating, withholding, or possessing any
actual or purported passport, visa, or other immigration document, or any other
actual or purported government identification document, of any person;

5. Causing or threating to cause financial harm to any person;

6. Enticing or luring any person by fraud or deceit; or

7. Providing a controlled substance as outlined in Schedule I or Schedule II of Section

893.03 to any person for the purpose of exploitation of that person.

As a person authorized to sign on behalf of Vendor, I certify that Vendor does not use 
coercion for labor or services in accordance with Section 787.06.

Written Declaration

Under penalties of perjury, I declare that I have read the foregoing Affidavit and that 
the facts stated in it are true.

By: __________________________________________________________________________     

Authorized Signature

Print Name and Title:  Brian Rogers, President        

Date:  1/6/25 
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VILLAGE

ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA

By:
Ron Saunders, Village Manager 

The ____ day of ______________________, 20___.

AUTHENTICATION:

Marne McGrath, Village Clerk

(SEAL)

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

______________________________
John J. Quick, Village Attorney
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WITNESSES: 

;::?d;� 
Print Name: 7efe I {r(-Z.�

I 

CONSULTANT 

AVALON GARDENS INC. 

By: 8-u.a;e,,h� 
Print Name: BriYnAogers 
Title: President 

The 19th day of February, 2026. 
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March 17, 2026

Client: Village of Islamorada, 86800 Overseas Highway, Islamorada, FL 33036

Project: Front of Founder’s Park

Scope of Work:

Avalon Gardens will install the following new landscaping:

Quantity Description Unit Total

Remove Bougainvillea across the front of Founder’s Park:

Remove approximately 220 Bougainvillea 4’x4’, 
Pick up rocks, Grade areas where Bougainvillea 
were removed for grass to grow in (does not 
include in front of Chamber)

Labor: 3 men x 22 hours 4,950

Trash Disposal 1,365

Install new plants:

400 Native shrubs 3g (from list below) 35 14,000

100 Native shrubs 7g (from list below) 85 8,500

Locustberry, Pearlberry, Cocoplum, Bay Cedar, Sea 
Lavender, Lignum vitae, Wild Lantana, Native 
Ruellia, Jamaican Caper, Blackbead, Firebush, Wild 
Lantana, Blacktorch, Marlberry, Seven Year Apple, 
Snowberry, Native Ruellia

Mulch across front of Founder’s Park:

100 cy Maleleuca Mulch (Allowance) 35 3,500

Labor to spread mulch: 4 men x 3 days 7,200

Supplemental:

Delivery 750

Equipment: Mini Excavator, 2 Skidsteer Loaders 1,000

16 Visits Hand watering twice weekly x 2 months 150 2,400

122 Mockingbird Road, Islamorada, Florida 33070 
786.252.3901                        avalon-gardens.net

PROPOSAL

1
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20 cy Planting Soil (Allowance) 75 1,500

Estimated Cost: $45,165.00

* Does not include permits and related fees. 

* Avalon Gardens is not responsible for damage to any underground utilities, wires or pipes

that have not been marked unless a detailed plan with their locations is provided.

Client Signature:

Terms of Payment: 50% due prior to beginning of project. Balance due upon completion.
Proposal valid for 30 days.

2
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Council  
Communication 

 
    
To: Mayor and Village Council 
From: Jennifer DeBoisbriand , Planning Director  
Date: April 7, 2026  
SUBJECT: Administrative Appeal of Denial of Vacation Rental License at 200 

Wrenn Street #209 TAB 9 
     
Background: 
The subject property, located at 200 Wrenn Street, Unit 209, and identified by Real Estate 
Number 00092240-000309 (the “Property”), is situated within the Multi-Family (MF) Zoning 
District and the Residential High (RH) Future Land Use Map designation. 
  
Shawn and Jennifer Affolder (the “Agent”) have filed this appeal of the vacation rental license 
denial on behalf of Jeanette Kinsora (the “Property Owner”). The Property and the Property 
Owner have participated in the Village’s Vacation Rental Program since its inception in 2008–
2009, having been registered at that time as an existing vacation rental. The Property 
remained in good standing within the program through December 31, 2023. 
  
The Property Owner timely submitted payments for the 2024 and 2025 vacation rental license 
applications. However, the application for renewal remained incomplete, resulting in the lapse 
of the license. Consequently, the Property has been without an active vacation rental license 
for a period exceeding one calendar year. 
  
Sec 30-1296 Vacation Rental License Regulations ( e ) states that a vacation rental unit that 
does not have its license renewed within a year of its term will be ineligible for renewal and 
must re-register.  
  
Sec 30 1295 Annual Registration of Vacation Rental Uses (b) (2) Effective January 1, 2023, 
no new vacation rental unit in the RH and MU Future Land Use Map categories may be 
registered unless it is assessed by the Monroe County Property Appraiser at a value in excess 
of 600% of the current median adjusted gross annual income for households within Monroe 
County. Notwithstanding the foregoing, for properties that have an approved vacation rental 
license as of December 31, 2022, the year 2007 HUD income guidelines and 2007 Monroe 
County Property Appraiser assessed values shall be used. Properties that have transferred 
through an arm's length of sale or did not have a vacation rental license effective as of 
December 31, 2022 shall not be eligible to utilize the 2007 Monroe County Property Appraiser 
assessed values.  
   
The Property is not assessed at 600% of the current median adjusted gross annual income 
and, is not able to use the 2007 assessment issued by the Monroe County Property Appraiser, 
as the Property has not maintained continuous license renewal. 
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The Agent has appealed the most recent denial and has submitted supporting documentation 
outlining the basis for the appeal. 
  
Analysis: 
The Property Owner applied for a 2024 vacation rental license on December 18, 2023. The 
Property Owner submitted her documents at this time. On December 19, 2023, the Property 
Owner was notified of her missing documents required to complete her application (Monroe 
County Tourist Development Account Tax Receipt and Property Record Card). There was no 
response received as of March 21, 2024, and the file was considered abandoned. On May 1, 
2024, the file was then closed.  
  
The Property Owner apparently unaware that her vacation rental application had been closed, 
applied for a 2025 vacation rental license on December 1, 2024. Subsequently it was reviewed 
and later discovered the 2024 license year had been closed due to no response. On 
December 9, 2024, the application was denied due to the fact that the application went into 
abandoned status in 2024 and that the Property did not meet the minimum valuation 
requirement for 2025 making the property ineligible for a 2025 license.  
  
The applicant has provided a detail description of the reasons why the denial should be 
overturned.  I have attached that to this Council Communication.  
  
Budget Impact: 
Budget impact is dependent on any Council decision.  
  
 
Staff Impact: 
Staff impact is dependent on any Council decision.  
  
  
Recommendation: 
Staff recommends the denial of the appeal.  
  
   
Attachments: 1. Resolution PLVR20260006 Kinsora 

2. PLVR20260006 Appeal Backup 
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Prepared by and return to: 
Islamorada, Village of Islands 
Planning and Development Services Department 
86800 Overseas Highway 
Islamorada, Florida 33036 
 

Page 1 of 4 
 

A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, VILLAGE OF 
ISLANDS, FLORIDA, CONSIDERING THE ADMINISTRATIVE APPEAL NO. 
PLVR20260006 FILED BY SHAWN AND JENNIFER AFFOLDER, AGENT FOR 
JEANETTE KINSORA (APPELLANT) RELATING TO AN ADMINISTRATIVE 
DECISION AND INTERPRETATION BY THE DIRECTOR OF PLANNING (DENIAL 
OF A VACATION RENTAL LICENSE) FOR PROPERTY LOCATED AT 200 
WRENN STREET UNIT 209, HAVING REA LESTATE NUMBER 00092240-
000309, ON PLANTATION KEY; AS LEGALLY DESCRIBED HEREIN; 
PROVIDING FOR THE TRANSMITTAL OF THIS RESOLUTION TO THE STATE 
DEPARTMENT OF COMMERCE AND PROVIDING FOR AN EFFECTIVE DATE 
UPON APPROVAL OF THIS RESOLUTION FROM THE STATE DEPARTMENT OF 
COMMERCE.   
 
WHEREAS, Shawn and/or Jennifer Affolder, (the “Agent”) filed Administrative Appeal No. 

PLVR20260006 (the “Appeal”) pursuant to Section 30-281 of the Code of Ordinances of 

Islamorada, Village of Islands (the “Village”) on behalf of Jeanette Kinsora (the “Appellant”); and 

 WHEREAS, the purpose of the Appeal is to seek the Village Council’s review of a 

determination made by the Director of Planning (the “Director”) regarding the application for a 

Vacation Rental License at the Appellant’s property located at 200 Wrenn Street Unit 209, as 

legally described in Exhibit “A” attached hereto; and 

WHEREAS, on January 14, 2026, the Director issued a notice of denial for vacation rental 

license citing that the property cannot register unless it is assessed by the Monroe County 

Property Appraiser at a value in excess of 600% of the current median household income and 

that a vacation rental license that does not renew its license within a  year of its term will be 

ineligible of renewal and must re-register; and 

WHEREAS, on February 10, 2026, the Agent filed the Appeal of the Director’s decision; 

and 
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WHEREAS, on April 7, 2026, a public hearing was held before the Village Council 

pursuant to Section 30-281 of the Village Code of Ordinances (the “Code”). 

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

VILLAGE OF ISLANDS, AS FOLLOWS: 

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

this Resolution by this reference. 

Section 2. Findings of Fact. 

 The Village Council having considered the testimony and evidence presented by all 

parties, including the Appellant and the Director, does hereby find and determine:  

(1)  The Council heard the Appeal on April 7, 2026. 

 (2) The hearing was duly noticed pursuant to Section 30-213(j) of the Code and all 

interested parties concerned in the matter were given an opportunity to be heard. 

 (3) The Director presented the written recommendation of the Village Staff dated 

April 7, 2026, to the Village Council. 

 (4)  The Director’s interpretation of the Code (is / is not) supported by the facts 

presented.  

 (5)  The granting of the appeal (is / is not) supported by the facts and documents 

presented. 

Section 3. Conclusions of Law. 

 Based upon the above Findings of Fact, the Village Council does hereby make the 

following Conclusions of Law: 
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 (1) The Appeal has been processed in accordance with the Village’s Comprehensive 

Plan and Land Development Regulations, including Section 30-281 of the Village Code; and 

 (2) In rendering its decision, as reflected in this Resolution, the Village Council has: 

  (a) Accorded procedural due process; and 

  (b) Observed the essential requirements of the law; and 

  (c) Supported its decision by competent substantial evidence of record; and 

 (3) In accordance with Sections 30-281(d), (e) and (f) of the Village Code, the 

Administrative Appeal submitted by the Appellant is hereby [DENIED/GRANTED]. 

Section 4. Effective Date. 

 This Resolution shall not take effect until after thirty (30) days following the date it is filed 

with the Village Clerk, during which time the Request herein shall be subject to appeal as provided 

in the Village Code. 
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Motion to adopt by   , second by    .  

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

Mayor Don Horton ___ 

Vice Mayor Sharon Mahoney ___ 

Councilwoman Anna Richards ___ 

Councilwoman Deb Gillis ___ 

Councilman Steve Friedman ___ 

 
PASSED AND ADOPTED THIS 9th DAY OF APRIL 2026. 
 
 

         
      DON HORTON, 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 
 
This Resolution was filed in the Office of the Village Clerk of this ____ day of __________, 2026. 
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Council  
Communication 

 
    
To: Mayor and Village Council 
From: Jennifer DeBoisbriand , Planning Director  
Date: April 7, 2026  
SUBJECT: Administrative Relief for 215 Jasmine Street TAB 10 
     
Background: 
CBT Construction and Development (the Applicant) has applied for Administrative Relief (the 
“Application”) on behalf of Craig Lindback. (Property Owner) pursuant to Section 30-477 of the 
Code of Ordinances (the “Code”) of Islamorada, Village of Islands, Florida (the “Village”). 
Village Code Section 30-477 requires that a public hearing be held, during which the Village 
Council of Islamorada, Village of Islands (the “Village Council”) shall consider all evidence 
presented regarding the Application, and shall follow the procedures, standards and criteria 
found within Code Sections 30-552 and 30-553, “Beneficial Use.” The burden of proof shall be 
on the Applicant. 
 
The subject property (the “Property”) is located at 215 Jasmine Street and legally described in 
Exhibit “A” of the proposed Resolution. The Application was entered into the Building Permit 
Allocation System (the “BPAS”) on October 12, 2021. The Application has been considered in 
four (4) consecutive annual allocation periods and has failed to receive an allocation award. At 
the close of Quarter 4 of 2025, the Application was ranked 3rd with twenty (20) points. 
Pursuant to the requirements set forth in Code Section 30-477(a), the Applicant was eligible to 
apply for Administrative Relief between 12:01 PM on January 1, 2026, and 12:00 PM on May 
1, 2026. The Applicant submitted the Application for Administrative Relief on January 28, 
2026.   
 
The proposed development is one single-family, two-bedroom, one and one half-bathroom 
home, approximately 1,615 square feet. 
 
The site is approximately 5250 square feet with allowed clearing and mitigation based on 
habitat. 
  
Analysis: 
Pursuant to Code Section 30-553, when considering an application for relief, the Village 
Council shall consider the following factors, in addition to those guidelines, within the 
comprehensive plan. 
 
(1)   Whether the comprehensive plan or land development regulations in effect at the time of 
the filing of the beneficial use application are rationally related to a legitimate government 
interest. 
 
The Comprehensive Plan of Islamorada, Village of Islands (the “Village”) dictates through 
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Comprehensive Plan Policy 1-2.3.3 Residential Medium (RM) that: 
 
“Policy 1-2.3.3: Residential Medium (RM). This designation is intended to provide stable, 
single-family neighborhoods and allow for uses which further the peaceful enjoyment and 
high-quality residential character valued by Village residents. Areas designated Residential 
Medium (RM) on the Future Land Use Map shall include one (1) single family unit on one lot of 
record, and duplexes. Duplexes shall only be permitted in Zoning Districts where legally 
permitted duplexes currently exist. Notwithstanding the density limitations, duplexes, triplexes 
and fourplexes shall be permitted on RM lots fronting U.S. 1, pursuant to the Building Permit 
Allocation System, if approved as affordable housing. The RM Future Land Use Map 
designation shall allow home occupations. Supportive community facilities ancillary to the 
residential uses may be located within areas designated RM. The Land Development 
Regulations shall provide regulatory procedures for considering the above-noted uses.” 
 
Code Section 30-684 “Residential Single-Family (R1) Zoning District” dictates that the Land 
Development Regulations (LDRs) affecting the property, including the purpose and intent of 
the R1 Zoning District: “…is to accommodate homes, homeowners' parks, and open space in 
single-family residential neighborhoods located in subdivisions and on streets where the 
primary land use is single-family residential.” 
 
The Applicant has not asserted that either the Comprehensive Plan or Land Development 
Regulations in effect at this time are not rationally related to a legitimate government interest. 
Both the Comprehensive Plan and Land Development Regulations in effect are rationally 
related to a number of legitimate government interests, as outlined in the Village’s 
Comprehensive Plan and Principles for Guiding Development within the Florida Keys Area of 
Critical State Concern [F.S. 380.0552(7)]. The State Land Planning Agency (the Florida 
Department of Commerce (“DOC”)) has confirmed this through the approval of the Village’s 
Comprehensive Plan and Land Development Regulations. 
 
(2)   Whether the comprehensive plan or land development regulations in effect at the time of 
the filing of the beneficial use application deny all reasonable economic use of the parcel of 
real property. 
 
At the time of the filing, the Application currently had a score of twenty (20) points. With one 
allocation remaining, Staff estimates that if the Application were to remain in the BPAS, the 
Property Owner may never receive an allocation because it is currently ranked number 3rd on 
the BPAS list.   
 
(3)   Relevant parcel. 
 
a.   Platted lots: If an applicant owns more than one platted lot, a question may exist as to 
whether more than one of the applicant's platted lots should be considered together as one 
parcel for the beneficial use determination. In determining the relevant parcel, the Village 
Council should focus on "the parcel as a whole" and not on particular segments or portions of 
the parcel. The village council shall consider three factors to determine whether individual 
platted lots should be combined and considered as one parcel for the purpose of the beneficial 
use determination: 
 
1.   The "physical contiguity" of the lots; 
 
2.   The "unity of ownership" of the lots (i.e., does the applicant own all of the lots in question); 
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3.   The "unity of use" between the lots, i.e., platted urban lots should generally be considered 
as separate uses, but can be combined for purposes of a beneficial use determination if the 
lots are part of a larger property, based on an analysis of the following factors, which must be 
applied to the particular facts and circumstances on a case-by-case basis: 
 
i.     Was it the intent of the landowner to use the lots for a single use? 
ii.    What is the suitability of the lots for a single or separate use versus a combined use? 
iii.   Are the lots dependent on each other for the ability to have a single use? 
iv.   Is there a reasonable economic use of the lots if unified? 
v.   What is the current zoning of each lot? 
vi.  What is the physical size and appearance of the lots and how are adjacent properties used 
or developed? 
vii. What is the actual current use of the lots? 
viii. What is the possibility of the lots being used together in the next ten years? 
 
Factor 3a. is not applicable to the Property. 
 
b.   The village council shall not consider anything less than a platted lot to be the parcel of 
real property. 
 
The Property is a platted lot which meets the density of the Residential Single Family 
(R1/R1M) Zoning District. 
 
(4)   Once the relevant parcel is determined, the village council must analyze the following 
factors for that parcel: 
 
a.   The economic impact of the regulation on the parcel; and 
 
Due to the scoring and ranking system implemented in the BPAS, the Code has effectively 
rendered the construction of a single-family home on the Property not possible for the previous 
four (4) years. 
 
b.   The extent to which the regulation has interfered with the applicant's investment-backed 
expectations for the parcel, including any relevant factors such as: 
 
1.   The history of the parcel (i.e., When was it purchased? How much land was purchased? 
Where was the parcel located? What was the nature of title? What was the natural character 
of the land and how was it initially used?); 
 
The Property was split from 221 Jasmine Street on June 15, 2021 by the Monroe County 
Property Appraiser. The Property is minimally developed. The Property is 5,250 square feet 
and has no habitat map.  
 
2.   The history of the development of the parcel (i.e., What was built on the parcel and by 
whom? How was it subdivided and to whom, when and at what price was it sold? What plats 
were applied for or approved? What infrastructure is in place?); 
 
The Property is in a legally platted subdivision recorded in Plat Book 3 page 182 and was 
originally filed on February 5, 1957.  The Property is minimally developed with a fence and 
utility building. Infrastructure is available to serve the Property; both electricity and potable 
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water are available. 
 
3.   The history of zoning and regulation (i.e., How, and when was the parcel classified? How 
was the use proscribed? What changes in classifications occurred?); 
 
Between 1963 and 1986, the Property was zoned RU-1 M (Single-Family Residential Masonry 
Construction).  After the effective date of the 1986 Monroe County Comprehensive Plan, the 
Property was zoned “Improved Subdivision” (IS) which established areas of low to medium 
density residential uses characterized principally by single-family detached dwellings; the 
referenced zoning district permitted detached residential dwellings, along with accessory 
structures. Since 2002, the Property has been zoned Residential Single Family (R1), which 
permits the development of one (1) single-family dwelling unit. 
 
4.   How development changed when title was passed; 
 
The Property has remained unchanged since the Property Owner split the lot in 2021.  
 
5.   What is the present nature and extent of the use of the parcel; 
 
Presently, the Property is minimally developed and meets the minimum lot size and density for 
the Residential Single Family Masonry Construction (R1M) zoning district in which it is located. 
 
6.   What were the reasonable expectations of the landowner under Florida common law; 
 
The reasonable expectation of the landowner is based on the development of the land, as it 
was acquired, when it was acquired. The owner must show the elimination of all or 
substantially all economic use of the property. Whether an owner has been deprived of all or 
substantially all economic use of his property must be determined on an individual basis and 
includes consideration of factors which may include: 
 
1.    Whether there is a physical invasion of the property. 
2.    The degree to which there is a diminution in value of the property. Or stated another way, 
whether the regulation precludes all economically reasonable use of the property. 
3.    Whether the regulation confers a public benefit or prevents a public harm. 
4.    Whether the regulation promotes the health, safety, welfare, or morals of the public. 
5.    Whether the regulation is arbitrarily and capriciously applied. 
6.    The extent to which the regulation curtails investment-backed expectations. 
 
There is no set value assigned to any individual factor. In the instant case, the Property Owner 
originally purchased the Property, which has remained unchanged. Under common law, 
evaluation of the factors should be made as they apply to the Property. 
 
Here, there has been no physical invasion of the Property. The total value (per Monroe County 
Property Appraiser) of the Property is as follows: 
 
TAX YEAR    Total Assessed Value (Before & After Date of Acquisition) 
2020 (Before split)               $550,140 
2021 (After split)                  $132,485 
2021 (Entered BPAS)          $132,485 
2022 (In BPAS)                    $129,023 
2023 (In BPAS)                    $141,925 
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2024 (In BPAS)                    $142,416 
2025 (in BPAS)                    $142,800 
 
The Comprehensive Plan regulations confer a public benefit by maintaining the character of 
the area and preserving the density of the area. The regulations promote the health, safety, 
and welfare of the public by providing stability and preserving the natural conditions found in 
these areas. The regulations have been uniformly applied and there has been no arbitrary or 
capricious government action. 
 
Given that the Property has remained unchanged since its split by the  Property Owner, there 
is nothing to indicate the owner had any investment-backed expectations when the Property 
was split other than the submission of an application into the BPAS. 
 
7.   What were the reasonable expectations of the neighboring landowners under Florida 
common law; 
 
Neighboring landowners have the reasonable expectation that the land surrounding them will 
be developed in character with the existing development and land use and zoning regulations. 
The Property is currently undeveloped. It is reasonable to assume that the neighboring 
landowners could expect the development of a single-family dwelling unit but only after 
demonstration of compliance with the applicable regulations and the receipt of a required 
allocation through the BPAS. 
 
8.   What was the diminution in the investment-backed expectations of the landowner, if any, 
after passage of the regulation; and 
 
The total assessed value of the Property in 2021 was $132,485 when the current property 
owner split the property.  
 
The Village’s BPAS regulations were in effect at the time the Property Owner submitted the 
application into the BPAS and therefore do not result in a diminution in the investment-backed 
expectation of the Property Owner. Furthermore, prior to the adoption of the BPAS regulation, 
the Property was within the jurisdictional boundaries of Monroe County and was subject to the 
County’s Rate of Growth Ordinance (ROGO). 
 
9.   What was the appraised fair market value of the parcel immediately before and 
immediately after the effective date of the regulation? 
 
The lot itself was part of 221 Jasmine Street and did not exist on its own in 1997 and 2002. In 
2025, the just market value of the Property, according to the Monroe County Property 
Appraiser’s Office is $142,800. 
 
Additional Information provided by the Applicant: 
•    The Property Owner has complied with all requirements of the Building Permit Allocation 
System (BPAS). 
•    The BPAS application has not been withdrawn at any time. 
•    The Property Owner has not applied for a deferral. 
•    The Applicant, as stated, is seeking an allocation award. 
 
Remedies offered under Code Section 30-477(f): At the conclusion of the public hearing, the 
Village Council may take any or a combination of the following actions:   
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(1)    Grant the applicant an allocation award for all or part of the allocation requested in the 
next succeeding allocation period.  
(2)    Offer to purchase the property at its fair market value. 
(3)    Suggest such other relief as may be necessary and appropriate. 
 
The Village currently has eleven (11) allocations available for administrative relief.  
  
Budget Impact: 
Budget impact will be determined by the council's decision.  
 
Staff Impact: 
Staff impact will be determined by the council's decision.  
  
Recommendation: 
Staff recommends awarding the administrative relief allocation.  
   
Attachments: 1. Reso 215 Jasmine St (2) 

2. 215 Jasmine St File 
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RESOLUTION NO. 26- 

A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, CONSIDERING THE REQUEST 
BY BRIAN LINDBACK FOR ADMINISTRATIVE RELIEF FROM THE 
VILLAGE BUILDING PERMIT ALLOCATION SYSTEM (BPAS) FOR 
PROPERTY LOCATED AT 215 JASMINE STREET, PLANTATION 
KEY, AS LEGALLY DESCRIBED IN EXHIBIT “A”; PROVIDING FOR 
TRANSMITTAL TO THE DEPARTMENT OF COMMERCE; AND 
PROVIDING FOR AN EFFECTIVE DATE. 

 
WHEREAS, pursuant to Chapter 30, Article IV, Division 11 “Building Permit Allocation 

System,” Section 30-477 “Administrative Relief,” of the Code of Ordinances (the “Code”) of 

Islamorada, Village of Islands (the “Village”), CBT Construction and Development, Inc (Chris Trentine) 

(the Applicant) on behalf of Brian Lindback (the  “Property Owner”) has applied to the Village Council 

of Islamorada, Village of Islands, Florida (the “Village Council”) for administrative relief from the 

Village Building Permit Allocation System (the “BPAS”) for property located at 215 Jasmine Street, 

having parcel ID number 00426140-000200 located in the Plantation Key Colony subdivision on 

Plantation Key, as legally described in Exhibit “A”, and 

WHEREAS, on April 7, 2026, a duly noticed public hearing was held by the Village Council to 

consider the application for administrative relief; and 

WHEREAS, following the public hearing, upon review and examination of the record, the 

Village Council finds that pursuant to the requirements of the Village Code and existing case law, the 

Application demonstrates a beneficial use providing economic benefit to the Property Owner. 

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

VILLAGE OF ISLANDS, FLORIDA, AS FOLLOWS: 

Section 1. Findings.  The Village Council, having considered the testimony and evidence 

presented by all parties, including the Applicant, does hereby find and determine that: 

(1)  The hearing was properly noticed, the Application and the supporting documents and 
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materials were properly before the Village Council for consideration, and all interested 

parties concerned in the matter were given the opportunity to be heard. 

(2) The Application, based on the evaluation meets the standards set forth in Sections 30-

477 and 30-533 of the Village code to require remedial action to provide for 

administrative relief in the form of a building permit allocation.    

Section 2. Conclusions of Law.   

(1) That granting of the Application is consistent with the Village Code and will not be 

detrimental to the community as a whole. 

(2) That in rendering its decision as reflected in this Resolution, the Village Council has: 

a. Accorded procedural due process; 

b. Observed the essential requirements of the law; and 

c. Supported its decision by competent substantial evidence of record. 

(3) Approval of administrative relief is hereby granted. 

Section 3. Effective Date.  This Resolution shall not take effect until after both thirty (30) 

days following the date it is filed with the Village Clerk, during which time the Request herein shall 

be subject to appeal as provided in the Code; and following the thirty (30) days, this Resolution shall 

not be effective or acted upon by the Owner until forty-five (45) days following the rendition to the 

Florida Department of Commerce (“DOC”), pursuant to Chapter 73C-44.002 of the Florida 

Administrative Code.  During those forty-five (45) days, the DOC may appeal this Ordinance to the 

Florida Land and Water Adjudicatory Commission, and that such an appeal stays the effectiveness of 

this Resolution until the appeal is resolved by agreement or order.   
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Motion to adopt by ______________, seconded by __________________. 

FINAL VOTE AT ADOPTION 

Mayor Don Horton ___ 

Vice Mayor Sharon Mahoney ___ 

Councilwoman Deb Gillis ___ 

Councilman Steve Friedman ___ 

Councilwoman Anna Richards ____ 

PASSED AND ADOPTED THIS 7th DAY OF APRIL 2026.  

                                                                                      ______________________________________ 
DON HORTON, MAYOR 

ATTEST: 

______________________________________________ 
MARNE MCGRATH, VILLAGE CLERK 

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

_____________________________________________________ 
JOHN QUICK, VILLAGE ATTORNEY 
 
 
This Resolution was filed in the Office of the Village Clerk of this ____ day of __________, 2026. 
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EXHIBIT “A” 
(LEGAL DESCRIPTION) 

 
Parcel ID: 00426140-000200 
 
 
BK 3 LOT 43 PLANTATION KEY COLONY PLANTATION KEY of the Public Records of Monroe County, 
Florida.  
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Council  
Communication 

 
    
To: Mayor and Village Council 
From: Jennifer DeBoisbriand , Planning Director  
Date: April 7, 2026  
SUBJECT: Administrative Relief for 167 N. Airport Road TAB 11 
     
Background: 
CBT Construction and Development Inc. (Chris Trentine) (the Applicant) has applied for 
Administrative Relief (the “Application”) on behalf of Makulu LLC (Property Owners) pursuant 
to Section 30-477 of the Code of Ordinances (the “Code”) of Islamorada, Village of Islands, 
Florida (the “Village”). Village Code Section 30-477 requires that a public hearing be held, 
during which the Village Council of Islamorada, Village of Islands (the “Village Council”) shall 
consider all evidence presented regarding the Application, and shall follow the procedures, 
standards and criteria found within Code Sections 30-552 and 30-553, “Beneficial Use.” The 
burden of proof shall be on the Applicant. 
 
The subject property (the “Property”) is located at 167 N. Airport Road and legally described in 
Exhibit “A” of the proposed Resolution. The Application was entered into the Building Permit 
Allocation System (the “BPAS”) on October 29, 2021. The Application has been considered in 
four (4) consecutive annual allocation periods and has failed to receive an allocation award. At 
the close of Quarter 4 of 2025, the Application was ranked 4th with twenty (20) points. 
Pursuant to the requirements set forth in Code Section 30-477(a), the Applicant was eligible to 
apply for Administrative Relief between 12:01 PM on January 1, 2026, and 12:00 PM on May 
1, 2026. The Applicant submitted the Application for Administrative Relief on March 4, 2026.   
 
The proposed development is one single-family, three-bedroom, two-bathroom home, with a 
hangar and is approximately 3,500 square feet. 
 
The site is approximately 8608 square feet with allowed clearing and mitigation based on 
habitat. 
  
Analysis: 
Pursuant to Code Section 30-553, when considering an application for relief, the Village 
Council shall consider the following factors, in addition to those guidelines, within the 
comprehensive plan. 
 
(1)   Whether the comprehensive plan or land development regulations in effect at the time of 
the filing of the beneficial use application are rationally related to a legitimate government 
interest. 
 
The Comprehensive Plan of Islamorada, Village of Islands (the “Village”) dictates through 
Comprehensive Plan Policy 1-2.7Airstrip (A) that: 
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“Policy 1-2.7.1: Airstrip Land Use Designation. The Future Land Use Map designates the 
Tavernaero Airstrip and adjoining residential lots the Airstrip  
(A) category. The A land use designation is intended to accommodate the existing airstrip 
facilities and the residential uses adjoining the airstrip. 
 
Code Section 30-700 “Tavernaero Airstrip (TA) Zoning District” dictates that the Land 
Development Regulations (LDRs) affecting the property, the purpose of the Tavernaero 
Airstrip (TA) zoning district is to allow for the accommodation of aircraft parking as a permitted 
primary land use on single-family residential properties adjacent to Tavernaero Airstrip. 
 
The Applicant has not asserted that either the Comprehensive Plan or Land Development 
Regulations in effect at this time are not rationally related to a legitimate government interest. 
Both the Comprehensive Plan and Land Development Regulations in effect are rationally 
related to a number of legitimate government interests, as outlined in the Village’s 
Comprehensive Plan and Principles for Guiding Development within the Florida Keys Area of 
Critical State Concern [F.S. 380.0552(7)]. The State Land Planning Agency (the Florida 
Department of Commerce (“DOC”)) has confirmed this through the approval of the Village’s 
Comprehensive Plan and Land Development Regulations. 
 
(2)   Whether the comprehensive plan or land development regulations in effect at the time of 
the filing of the beneficial use application deny all reasonable economic use of the parcel of 
real property. 
 
At the time of the filing, the Application currently had a score of twenty (20) points. With one 
allocation remaining, Staff estimates that if the Application were to remain in the BPAS, the 
Property Owner may never receive an allocation because it is currently ranked number 4 on 
the BPAS list.   
 
(3)   Relevant parcel. 
 
a.   Platted lots: If an applicant owns more than one platted lot, a question may exist as to 
whether more than one of the applicant's platted lots should be considered together as one 
parcel for the beneficial use determination. In determining the relevant parcel, the Village 
Council should focus on "the parcel as a whole" and not on particular segments or portions of 
the parcel. The village council shall consider three factors to determine whether individual 
platted lots should be combined and considered as one parcel for the purpose of the beneficial 
use determination: 
 
1.   The "physical contiguity" of the lots; 
 
2.   The "unity of ownership" of the lots (i.e., does the applicant own all of the lots in question); 
 
3.   The "unity of use" between the lots, i.e., platted urban lots should generally be considered 
as separate uses, but can be combined for purposes of a beneficial use determination if the 
lots are part of a larger property, based on an analysis of the following factors, which must be 
applied to the particular facts and circumstances on a case-by-case basis: 
 
i.     Was it the intent of the landowner to use the lots for a single use? 
ii.    What is the suitability of the lots for a single or separate use versus a combined use? 
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iii.   Are the lots dependent on each other for the ability to have a single use? 
iv.   Is there a reasonable economic use of the lots if unified? 
v.   What is the current zoning of each lot? 
vi.  What is the physical size and appearance of the lots and how are adjacent properties used 
or developed? 
vii. What is the actual current use of the lots? 
viii. What is the possibility of the lots being used together in the next ten years? 
 
Factor 3a. is not applicable to the Property. 
 
b.   The village council shall not consider anything less than a platted lot to be the parcel of 
real property. 
 
The Property is a platted lot which meets the density of the Residential Single Family 
(R1/R1M) Zoning District. 
 
(4)   Once the relevant parcel is determined, the village council must analyze the following 
factors for that parcel: 
 
a.   The economic impact of the regulation on the parcel; and 
 
Due to the scoring and ranking system implemented in the BPAS, the Code has effectively 
rendered the construction of a single-family home on the Property not possible for the previous 
four (4) years. 
 
b.   The extent to which the regulation has interfered with the applicant's investment-backed 
expectations for the parcel, including any relevant factors such as: 
 
1.   The history of the parcel (i.e., When was it purchased? How much land was purchased? 
Where was the parcel located? What was the nature of title? What was the natural character 
of the land and how was it initially used?); 
 
The Property was purchased for $325,000 via Warranty Deed on May 2, 2018 and is currently 
minimally developed. The Property is 8,608 square feet and is disturbed. 
 
2.   The history of the development of the parcel (i.e., What was built on the parcel and by 
whom? How was it subdivided and to whom, when and at what price was it sold? What plats 
were applied for or approved? What infrastructure is in place?); 
 
The Property is in a legally platted subdivision recorded in Plat Book 6 Page 80 and was 
originally filed on June 10, 1971.  The Property is minimally developed with a fence, and 
infrastructure is available to serve the Property; both electricity and potable water are 
available. 
 
3.   The history of zoning and regulation (i.e., How, and when was the parcel classified? How 
was the use proscribed? What changes in classifications occurred?); 
 
Between 1963 and 1986, the Property was zoned RU-1 M (Single-Family Residential Masonry 
Construction).  After the effective date of the 1986 Monroe County Comprehensive Plan, the 
Property was zoned “Improved Subdivision” (IS) which established areas of low to medium 
density residential uses characterized principally by single-family detached dwellings; the 
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referenced zoning district permitted detached residential dwellings, along with accessory 
structures. Since 2002, the Property has been zoned Tavernaero Airstrip (TA), which permits 
the development of one (1) single-family dwelling unit and hangar. 
 
4.   How development changed when title was passed; 
 
The Property has remained unchanged since the Property Owner purchased it. 
 
5.   What is the present nature and extent of the use of the parcel; 
 
Presently, the Property is minimally developed with a fence and meets the minimum lot size 
and density for the Tavernaero Airstrip (TA) zoning district in which it is located. 
 
6.   What were the reasonable expectations of the landowner under Florida common law; 
 
The reasonable expectation of the landowner is based on the development of the land, as it 
was acquired, when it was acquired. The owner must show the elimination of all or 
substantially all economic use of the property. Whether an owner has been deprived of all or 
substantially all economic use of his property must be determined on an individual basis and 
includes consideration of factors which may include: 
 
1.    Whether there is a physical invasion of the property. 
2.    The degree to which there is a diminution in value of the property. Or stated another way, 
whether the regulation precludes all economically reasonable use of the property. 
3.    Whether the regulation confers a public benefit or prevents a public harm. 
4.    Whether the regulation promotes the health, safety, welfare, or morals of the public. 
5.    Whether the regulation is arbitrarily and capriciously applied. 
6.    The extent to which the regulation curtails investment-backed expectations. 
 
There is no set value assigned to any individual factor. In the instant case, the Property Owner 
originally purchased the Property, which has remained unchanged. Under common law, 
evaluation of the factors should be made as they apply to the Property. 
 
Here, there has been no physical invasion of the Property. The total value (per Monroe County 
Property Appraiser) of the Property is as follows: 
 
TAX YEAR    Total Assessed Value (Before & After Date of Purchase) 
2017 (Before purchase)       $86,326 
2018 (After Purchase)          $94,958 
2019                                     $189,629 
2020                                     $208,592 
2021 (Entered BPAS)          $229,451 
2022 (In BPAS)                    $252,396 
2023 (In BPAS)                    $277,396 
2024 (In BPAS)                    $305,400 
2025 (in BPAS)                    $335,940 
 
The Comprehensive Plan regulations confer a public benefit by maintaining the character of 
the area and preserving the density of the area. The regulations promote the health, safety, 
and welfare of the public by providing stability and preserving the natural conditions found in 
these areas. The regulations have been uniformly applied and there has been no arbitrary or 
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capricious government action. 
 
Given that the Property has remained undeveloped since its purchase by the previous 
Property Owner, there is nothing to indicate the owner had any investment-backed 
expectations when the Property was purchased other than the submission of an application 
into the BPAS. 
 
7.   What were the reasonable expectations of the neighboring landowners under Florida 
common law; 
 
Neighboring landowners have the reasonable expectation that the land surrounding them will 
be developed in character with the existing development and land use and zoning regulations. 
The Property is currently undeveloped. It is reasonable to assume that the neighboring 
landowners could expect the development of a single-family dwelling unit but only after 
demonstration of compliance with the applicable regulations and the receipt of a required 
allocation through the BPAS. 
 
8.   What was the diminution in the investment-backed expectations of the landowner, if any, 
after passage of the regulation; and 
 
The total assessed value of the Property in 2018 was $94,958 when the current property 
owner purchased the property and has increased to its current total assessed value of 
$335,940.  
The Village’s BPAS regulations were in effect at the time the Property Owner submitted the 
application into the BPAS and therefore do not result in a diminution in the investment-backed 
expectation of the Property Owner. Furthermore, prior to the adoption of the BPAS regulation, 
the Property was within the jurisdictional boundaries of Monroe County and was subject to the 
County’s Rate of Growth Ordinance (ROGO). 
 
9.   What was the appraised fair market value of the parcel immediately before and 
immediately after the effective date of the regulation? 
 
This parcel was split from 171 N. Airport Road (Parent Parcel) in 2011. The total assessed 
value of the Property in 1997 was $237,829. In 2002, the total assessed value was $255,833. 
In 2025, the just market value of the Property (167 N. Airport Road), according to the Monroe 
County Property Appraiser’s Office is $528,765. 
 
Additional Information provided by the Applicant: 
•    The Property Owner has complied with all requirements of the Building Permit Allocation 
System (BPAS). 
•    The BPAS application has not been withdrawn at any time. 
•    The Property Owner has not applied for a deferral. 
•    The Applicant, as stated, is seeking an allocation award. 
 
Remedies offered under Code Section 30-477(f): At the conclusion of the public hearing, the 
Village Council may take any or a combination of the following actions:   
(1)    Grant the applicant an allocation award for all or part of the allocation requested in the 
next succeeding allocation period.  
(2)    Offer to purchase the property at its fair market value. 
(3)    Suggest such other relief as may be necessary and appropriate. 
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The Village currently has thirteen (13) allocations available for administrative relief.  
  
Budget Impact: 
Budget impact will be determined by the council's decision.  
 
Staff Impact: 
Staff impact will be determined by the council's decision.  
  
Recommendation: 
Staff recommends awarding the administrative relief allocation.  
   
Attachments: 1. 167 N Airport RD Reso (2) 

2. 167 N Airport Rd File 
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RESOLUTION NO. 26- 

A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, 
VILLAGE OF ISLANDS, FLORIDA, CONSIDERING THE REQUEST 
BY MAKULU LLC FOR ADMINISTRATIVE RELIEF FROM THE 
VILLAGE BUILDING PERMIT ALLOCATION SYSTEM (BPAS) FOR 
PROPERTY LOCATED AT 167 N. AIRPORT ROAD, PLANTATION 
KEY, AS LEGALLY DESCRIBED IN EXHIBIT “A”; PROVIDING FOR 
TRANSMITTAL TO THE DEPARTMENT OF COMMERCE; AND 
PROVIDING FOR AN EFFECTIVE DATE. 

 
WHEREAS, pursuant to Chapter 30, Article IV, Division 11 “Building Permit Allocation 

System,” Section 30-477 “Administrative Relief,” of the Code of Ordinances (the “Code”) of 

Islamorada, Village of Islands (the “Village”), CBT Construction and Development Inc (Chris Trentine) 

(the Applicant) on behalf of Makulu LLC (the  “Property Owner”) has applied to the Village Council of 

Islamorada, Village of Islands, Florida (the “Village Council”) for administrative relief from the Village 

Building Permit Allocation System (the “BPAS”) for property located at 167 N. Airport Road, having 

parcel ID number 00437493-002001 located in the Tavernaero subdivision on Plantation Key, as 

legally described in Exhibit “A”, and 

WHEREAS, on April 7, 2026, a duly noticed public hearing was held by the Village Council to 

consider the application for administrative relief; and 

WHEREAS, following the public hearing, upon review and examination of the record, the 

Village Council finds that pursuant to the requirements of the Village Code and existing case law, the 

Application demonstrates a beneficial use providing economic benefit to the Property Owner. 

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

VILLAGE OF ISLANDS, FLORIDA, AS FOLLOWS: 

Section 1. Findings.  The Village Council, having considered the testimony and evidence 

presented by all parties, including the Applicant, does hereby find and determine that: 

(1)  The hearing was properly noticed, the Application and the supporting documents and 
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materials were properly before the Village Council for consideration, and all interested 

parties concerned in the matter were given the opportunity to be heard. 

(2) The Application, based on the evaluation meets the standards set forth in Sections 30-

477 and 30-533 of the Village code to require remedial action to provide for 

administrative relief in the form of a building permit allocation.    

Section 2. Conclusions of Law.   

(1) That granting of the Application is consistent with the Village Code and will not be 

detrimental to the community as a whole. 

(2) That in rendering its decision as reflected in this Resolution, the Village Council has: 

a. Accorded procedural due process; 

b. Observed the essential requirements of the law; and 

c. Supported its decision by competent substantial evidence of record. 

(3) Approval of administrative relief is hereby granted. 

Section 3. Effective Date.  This Resolution shall not take effect until after both thirty (30) 

days following the date it is filed with the Village Clerk, during which time the Request herein shall 

be subject to appeal as provided in the Code; and following the thirty (30) days, this Resolution shall 

not be effective or acted upon by the Owner until forty-five (45) days following the rendition to the 

Florida Department of Commerce (“DOC”), pursuant to Chapter 73C-44.002 of the Florida 

Administrative Code.  During those forty-five (45) days, the DOC may appeal this Ordinance to the 

Florida Land and Water Adjudicatory Commission, and that such an appeal stays the effectiveness of 

this Resolution until the appeal is resolved by agreement or order.   
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Motion to adopt by ______________, seconded by __________________. 

FINAL VOTE AT ADOPTION 

Mayor Don Horton ___ 

Vice Mayor Sharon Mahoney ___ 

Councilwoman Deb Gillis ___ 

Councilman Steve Friedman ___ 

Councilwoman Anna Richards ____ 

PASSED AND ADOPTED THIS 7th DAY OF APRIL 2026.  

                                                                                      ______________________________________ 
DON HORTON, MAYOR 

ATTEST: 

______________________________________________ 
MARNE MCGRATH, VILLAGE CLERK 

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

_____________________________________________________ 
JOHN QUICK, VILLAGE ATTORNEY 
 
 
This Resolution was filed in the Office of the Village Clerk of this ____ day of __________, 2026. 
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EXHIBIT “A” 
(LEGAL DESCRIPTION) 

 
Parcel ID: 00437490-002001 
 
 
BK 1 LOT 19 TAVERNAERO INC PB6-80 PLANTATION KEY of the Public Records of Monroe County, 
Florida.  
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Council  
Communication 

 
    
To: Mayor and Village Council 
From: Jennifer DeBoisbriand , Planning Director  
Date: April 7, 2026  
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 - SECOND READING TAB 12 

     
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. 
  
  
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]. 
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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:  
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.  
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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 
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 
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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. 
 
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 
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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 
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: 
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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. 
 
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. 
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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 
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 
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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. 
 
At its meeting on October 13, 2025 the LPA voted unanimously to recommend approval of this 
ordinance. 
 
At its meeting on December 9, 2025, the Village Council voted unanimously to approve this 
ordinance.  After first reading we rendered the ordinance to the Department of 
Commerce.  The Department of Commerce provided a Letter of Objection, Recommendation 
and Correction.  I have attached the letter for your review.  The Applicant has asked to 
proceed with second reading at this time and has uploaded additional data and analysis to be 
provided to the Department of Commerce.  This includes the Workforce Housing Study and 
the Monroe County Evacuation Study. 
 
 
  
  
Budget Impact: 
None  
 
Staff Impact: 
None  
  
Recommendation: 
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Staff has no recommendation at this time.  
   
Attachments: 1. Horse pens FLUM ORD with 1st vote 

2. Horse Pens Backup 
3. Islamorada 25-06ACSC (P) 

 

Page 201 of 451



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 Councilwoman Richards, who moved its adoption 

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

the vote was as follows: 

Mayor Don Horton  YES 
Vice Mayor Sharon Mahoney  YES 
Councilwoman Deb Gillis  YES 
Councilman Steve Friedman  ABSENT 
Councilwoman Anna Richards  YES 
 
PASSED on the first reading this 9th day of December, 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 Don Horton  

Vice Mayor Sharon Mahoney 

Councilman Steve Friedman  

Councilwoman Deb Gillis  

Councilwoman Anna Richards 
 
PASSED AND ADOPTED on the second reading this _____ day of __________________, 2026. 
                      
      
             

       ____________________________________ 
       Don Horton, 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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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 

Page 221 of 451



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

Page 10 of 12 
 

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. 
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(g) Protecting the historical heritage of the Florida Keys.  See answer above. 
 
(h) Protecting the value, efficiency, cost-effectiveness, and amortized life of existing and 
proposed major public investments, including: 
1. The Florida Keys Aqueduct and water supply facilities; 
2. Sewage collection, treatment, and disposal facilities; 
3. Solid waste treatment, collection, and disposal facilities; 
4. Key West Naval Air Station and other military facilities; 
5. Transportation facilities; 
6. Federal parks, wildlife refuges, and marine sanctuaries; 
7. State parks, recreation facilities, aquatic preserves, and other publicly owned properties; 
8. City electric service and the Florida Keys Electric Co-op; and 
9. Other utilities, as appropriate.   

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

 
(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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MEMORANDUM       AGENDA ITEM #III.C 

 
South Florida Regional Planning Council 

1 Oakwood Boulevard, Suite 250, Hollywood, Florida 33020  
 954-924-3653 Phone, 954-924-3654 FAX 

www.sfregionalcouncil.org  

_____________________________________________________________________________________ 
 
DATE: JANUARY 26, 2026  

 
TO: COUNCIL MEMBERS 

 
FROM: STAFF  

 
SUBJECT: JANUARY LOCAL GOVERNMENT COMPREHENSIVE PLAN (LGCP) PROPOSED AND ADOPTED 

AMENDMENT CONSENT  
_____________________________________________________________________________________ 
 
Pursuant to the 1974 Interlocal Agreement creating the South Florida Regional Planning Council (Council), 
the Council is directed by its member counties to “assure the orderly, economic, and balanced growth and 
development of the Region, consistent with the protection of natural resources and environment of the 
Region and to protect the health, safety, welfare, and quality of life of the residents of the Region.” 
 
In fulfillment of the Interlocal Agreement directive and its duties under State law, the Council reviews 
local government Comprehensive Plan amendments for consistency with the Strategic Regional Policy 
Plan for South Florida (SRPP). Pursuant to Section 163.3184, Florida Statutes as presently in effect, Council 
review of comprehensive plan amendments is limited to 1) adverse effects on regional resources and 
facilities identified in the SRPP and 2) extra-jurisdictional impacts that would be inconsistent with the 
comprehensive plan of any affected local government within the Region. The Council’s review of 
amendments is conducted in two stages: (1) proposed or transmittal and (2) adoption. Council staff 
reviews the contents of the amendment package once the Department of Economic Opportunity certifies 
its completeness. 
 
A written report of the Council’s evaluation pursuant to Section 163.3184, Florida Statutes, is to be 
provided to the local government and the State Land Planning Agency within 30 calendar days of receipt 
of the amendment.  As the Council Board did not meet in November and December, 2025, and no 
amendments adversely impacted 1) regional resources and facilities identified in the SRPP or created 2) 
extra-jurisdictional impacts inconsistent with the comprehensive plan of any affected local government 
within the Region, Council staff transmitted amendment comments in a timely manner to 
FloridaCommerce to preserve the Council’s commenting rights upon adoption.  
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Recommendation 
 
Find the proposed and adopted plan amendments from the local governments listed as not causing 
adverse impact to state or regional resources/facilities and without extra-jurisdictional impacts that would 
be inconsistent with the comprehensive plan of any affected local government within the Region. 
 
Approve this report for transmittal to the local governments, with a copy to the State Land Planning 
Agency. 
 
PROPOSED AMENDMENTS – NOVEMBER 2025  
 
• City of Hollywood 25-03ESR 

Proposes amending the City’s adopted Comprehensive Plan Land Use Element to create a new 
Commercial Recreation (“CREC”) Land Use category consistent with the BrowardNext Comprehensive 
Plan. The proposed language is the same language found in the “Permitted Uses” section of 
BrowardNext, which brings the City’s Comprehensive Plan into conformity. The text amendment 
language would add hotels, motels, and similar lodging ancillary to the primary commercial recreation 
use as a permitted use, whether by private or public ownership. 
 

• City of Lighthouse Point 25-01ER 
Proposes amending the City’s Comprehensive Plan by providing a text amendment updating the 
Future Land Use Element, Housing Element, Recreation and Open Space Element, Transportation 
Element, Coastal Management Element, Conservation Element, Sanitary Sewer, Solid Waste, 
Drainage, Potable Water, and Natural Groundwater Aquifer Recharge Element, Capital Improvements 
Element, and Intergovernmental Coordination Element. 
 

• City of Marathon 25-01ACSC  
Proposes amending the City’s Comprehensive Plan Policy 1-4.1.2 “Specific Standards and 
Requirements for Workforce-Affordable Housing.” The amendment adds an exception to the existing 
requirement that all affordable–early evacuation residential projects have on-site property 
management. The change broadens management options for workforce housing projects while 
maintaining oversight and emergency preparedness. It also supports the City’s goals for consistent, 
affordable housing policies and improved intergovernmental coordination. 
 

• Town of Southwest Ranches 25-01ESR 
Proposes amending the Town’s Comprehensive Plan Future Land Use Map (FLUM), changing the land 
use plan designation of approximately 58.7 acres from Agricultural to US Highway 27 Business, 
generally located on the east side of US Highway 27 between the C-11 canal to the north, Stirling Road 
to the south, and Menorah Gardens Cemetery to the East. 

 
• City of Sunrise 25-01ESR 

Proposes adding an amended 10-year water supply facilities work plan and amending the City’s 
Comprehensive Plan to strengthen coordination between water supply and local land use planning by 
amending the infrastructure, conservation, capital improvements, and intergovernmental 
coordination elements. The amendment intends to improve policy alignment and intergovernmental 
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coordination so that future land development approvals account for sustainable water supply 
planning, consistent with state law and regional water management strategies, including consistency 
with the South Florida Water Management District’s (SFWMD) Lower East Coast Water Supply Plan 
(LECWSP).  
 

• City of Sweetwater 25-01ESR  
Proposes (1) a text amendment to the Future Land Use Element of the City of Sweetwater, Florida 
Comprehensive Master Plan to allow the establishment of the ‘Flagler City Center District’ land use 
category, and (2) a map amendment to the Comprehensive Plan Future Land Use Map (FLUM) to 
amend FLUM designation of an approximately 104-acre parcel further identified by Miami-Dade 
County Tax Folio Nos. 25-4006-087-0010, 25-4006-001-2290, 25-4006-001-2430, and 25-4006-001-
2431; from “Mobile Home Residential” and “Medium Multi-Family Residential” to “Flagler City Center 
District. 
 

PROPOSED AMENDMENTS – DECEMBER 2025  
 
• Broward County 25-03ESR  

Proposes (1) amending the land use designation of a property within the Broward County Land Use 
Plan – Town of Southwest Ranches - from Agricultural to Commerce; approximately 58.7 acres; 
generally located on the east side of U.S. Highway 27, between the C-11 Canal and Stirling Road and 
(2) amending the Environmentally Sensitive Lands Map of the Broward County Land Use Plan Natural 
Resource Map Series to remove Site Number 66; approximately 6.2 acres; generally located between 
the C-14 Canal and Cypress Creek Road and between Andrews Avenue and Interstate 95, in the City 
of Fort Lauderdale. 
 

• Miami-Dade County 25-04ESR 
Proposes amending the “Future Natural Resources” section of the Land Use Element to add ‘Figure 
14.1: Mangrove Resources’ to the map series and the associated interpretive text as a new paragraph 
to the Wetlands text on page I-94. 
 

• Miami-Dade County 25-05ESR 
Proposes (1) amending the “Agriculture” text in the Land Use Element to allow private wetland 
mitigation banks or conservation programs on land in Florida City; (2) amending the “Open Land” text 
of the Land Use Element to allow private wetland mitigation banks on certain land in Florida City; and 
(3) adding new ‘Figure 5.2: Mitigation Bank and Conservation Program Area’ to the Land Use Element 
map series. 
 

• City of Coral Springs 25-01ESR 
Proposes amending the Potable Water Sub-Element and Water Supply Facilities Work Plan within the 
City of Coral Springs’ Comprehensive Plan. 

 
• Town of Cutler Bay 25-01ESR 

Proposes updating the Town of Cutler Bay’s Water Supply Facilities Work Plan and adopting Water 
Supply Facilities Work Plan-related amendments to the Town Growth Management Plan. 
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• City of Fort Lauderdale 25-03ESR 
Proposes amending the City of Fort Lauderdale Comprehensive Plan; Future Land Use Element, 
Conservation (CON) Element, Sanitary Sewer, Water and Stormwater Element, and Capital 
Improvement Element to incorporate by reference the Ten (10)-Year Water Supply Facility Work Plan 
2026. 

 
• Islamorada, Village of Islands 25-05ACSC 

Proposes amending 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. 
 

• City of Margate 25-01ESR 
Proposes a Land Use Plan Amendment to the City of Margate Comprehensive Plan, Appendix B, to 
permit a change of land use from 148.7729 acres of commercial recreation to 74.1259 acres of R(10) 
Residential, 7.618 acres of commercial and 67.029 acres of park; providing for an assignment of 
available residential density within the 636.18-acre irregular density dashed-line area “A” which will 
maintain an average density of 7.0 dwelling units per acre. 

 
• City of Sunny Isles Beach 25-03ESR 

Proposes a text amendment to the City’s adopted Comprehensive Plan Future Land Use Element, 
updating outdated language and references as well as ensuring consistency between the Land 
Development Regulations and the Comprehensive Plan as it relates to maximum development 
allowances. 

 
PROPOSED AMENDMENTS – JANUARY 2026  
 
• Broward County 25-04ESR  

Proposes adopting an amendment to the Broward County Comprehensive Plan Text within the Water 
Management Element to incorporate the County’s 2025 Water Supply Facilities Work Plan (WSFWP). 
The amended policy addresses the WSFWP’s minimum planning period, provides for updates, 
addresses development of water supply facilities, ensures water supply facilities are available to serve 
current and future development, ensures consistency of the Water Management Element and the 
Capital Improvements Element, and endeavors to cooperatively plan for water supply facilities. 
 
The Council recommends strong water conservation policies to limit increased withdrawals from the 
Biscayne Bay Aquifer or the Floridian Aquifer System and supports Broward County’s efforts towards 
those goals. As regional water demand increases to accommodate population growth, infrastructure 
expansion, and Everglades restoration, additional conservation measures are needed to balance the 
diverse needs of Southeast Florida. The SRPP Policies (including Policy 7.14 and Policy 7.15) relate to 
water conservation and provide guidance on water reuse, low-use, and landscaping methods. 

 
The Council also recommends continued collaboration and coordination between Broward County 
and the City of Hollywood to ensure compliance with the Ocean Outfall Program detailed in Chapter 
2008-232, Laws of Florida, to prevent future wastewater pollution of Broward’s water resources.  

 
• Monroe County 25-06ACSC 

Proposes amending Monroe County’s Future Land Use Map (FLUM) from Residential Medium (RM) 
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to Commercial (COMM), for property located at 106261, 106271, and 106281 Overseas Highway, Key 
Largo, particularly described as Lots 18-20, Block 3, Ocean Isle Estates. 

 
• City of Doral 25-01ESR 

Proposes a text amendment to the City of Doral Comprehensive Plan Future Land Use Element Policy 
2.1.2, entitled “Industrial” category, to remove the prohibition on Amusement Center, Entertainment, 
Health/Exercise, and Sport Facility Uses within said Future Land Use Category. 
 

• Islamorada, Village of Islands 25-06ACSC 
Proposes amending the Village’s Future Land Use Map from Conservation to Mixed Use and 
establishing a new subarea policy under objective 1-2.11 on a subject property on Overseas Highway 
located on upper Matecumbe Key, with Real Estate Number 00096850-000200 comprising 
approximately 6.4 acres. 
 

• City of Lauderdale Lakes 25-02ER 
Proposes EAR-Based amendments to the City of Lauderdale Lakes’ Comprehensive Plan Future Land 
Use, Transportation, Housing, Conservation, and Capital Improvements Element. Encourages mixed-
use, pedestrian-friendly design within six redevelopment areas across Lauderdale Lakes. 
Transportation Element updates include aiming for a 10% increase in transit ridership, expanding 
buffered bicycle facilities, assessing needed maintenance and improvements to the transportation 
system at least every five years, and transitioning the city fleet to electric or ultra-low emission 
vehicles by 2035. 

 
• City of Miami Beach 25-04ESR  

Proposes amending the City of Miami Beach Year 2040 Comprehensive Plan by amending Goal RLU 1, 
entitled “Resilient Land Use and Development,” Objective RLU 1.1, entitled “Establishment of Future 
Land Use Categories,” Policy 1.1.7, entitled “High Density Multi Family Residential (RM-3),” to 
establish a 5,000-square-foot floor area ratio (FAR) bonus for the RM-3 Land Use Category for 
oceanfront properties within the Faena Overlay District that contain a contributing historic structure. 
 

• City of Oakland Park 25-02ESR 
Proposes amending the City’s Comprehensive Plan to provide for the State mandated 2025 updates 
to the 10-year Water Supply Facilities Work Plan and by specifically holding a public hearing to 
consider an ordinance of the City Commission of the City of Oakland Park, Florida, amending the City’s 
Comprehensive Plan to provide for the State mandated updates to the Water Supply Facilities Plan 
and by specifically amending Section 4 “Infrastructure Element”. 
 

ADOPTED AMENDMENTS – NOVEMBER 2025  
 
No Adopted Amendments were received.  
 

ADOPTED AMENDMENTS – DECEMBER 2025  
 
• City of Miramar 25-01ER  

Adopts amendments related to an Evaluation and Appraisal Review to the Comprehensive Plan of the 
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City of Miramar to reflect the required minimum 10-year and 20-year planning period, as well as 
changes in State requirements and in local conditions since the last update of the Comprehensive 
Plan. 
 

• City of North Lauderdale 25-01ER 
Adopts Evaluation and Appraisal Review based amendments to the City of North Lauderdale’s 
Comprehensive Plan as required by Section 163.3191, Florida Statutes, pursuant to the State 
Coordinated Review guidelines of Section 163.3784(4), Florida Statutes and the Notice Requirements 
of 163.3184(11), Florida Statutes; amending the Future Land Use, Housing, Recreation and Open 
Space, Conservation, Intergovernmental Coordination, Infrastructure, Capital Improvement, 
Transportation, Public School, and adding a new Property Rights Element; providing for updated data 
and analysis supporting the proposed amendments to the goals, objectives and policies of the 
elements thereof. 
 

• City of Tamarac 25-01ER 
Adopts amendments to the City of Tamarac Comprehensive Plan “with changes,” including 
amendments to the Future Land Use Element, the Transportation Element, the Housing Element, the 
Infrastructure Element, the Conservation Element, the Recreation and Open Space Element, the 
Intergovernmental Coordination Element, the Capital Improvements Element, the Education Element, 
the Economic Development Element and the Private Property Rights Element. 
 

• City of West Miami 25-01ESR  
Adopts an amendment to the City of West Miami Comprehensive Development Master Plan to 
establish the “Corridor Residential” Land Use designation and corresponding regulations and 
amending the Future Land Use designation for those properties located at 6020 SW 8 Street and 6024 
SW 8 Street and designated “Commercial-Mixed Use,” “High Density,” and “Moderate Density,” to 
the “Corridor Residential” designation. 

 
ADOPTED AMENDMENTS – JANUARY 2026 
 
• Broward County 25-02ESR  

Amends the Environmentally Sensitive Lands Map of the Broward County Land Use Plan Natural 
Resource Map Series to remove Site Number 42 (4 parcels); approximately 85.8 acres; generally 
located on the southeast corner of Copans Road and the FEC Railway, in the City of Pompano Beach. 
 

• Monroe County 25-04ACSC 
Amends Policy 1302.1.4 and Policy 1302.1.5 of the Monroe County Year 2030 Comprehensive Plan to 
amend the requirement(s) for a community meeting, as requested by the Monroe County Board of 
County Commissioners (BOCC) at the February 19, 2025, regular public meeting. 
 

• Monroe County 25-05ACSC 
Adopts amendments to the Monroe County Comprehensive Plan by amending Policy 101.19.2 and 
Figure 2.5 and Table 2.7 of the Livable CommuniKeys Master Plan for Big Pine Key and No Name Key 
to include that certain property located at 258 Cunningham Lane, Big Pine Key, Described as Lots 5, 6, 
7, 8, 13, 14, 15, and 16 of Block 1 of Pine Hammock. 
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• Islamorada, Village of Islands 25-02ACSC 

Proposes to amend the Future Land Use Map from Residential Medium (RM) to Mixed Use (MU) for 
the subject property known as Windley Cove, located on Windley Key. 

 
• Islamorada, Village of Islands 25-03ACSC 

Amends Policy 1-3.1.3, Institute a Program for Transfer of Development Rights, of the Islamorada, 
Village of Islands, Comprehensive Plan by amending procedures and eligibility criteria for the transfer 
of development rights. 
 

• Islamorada, Village of Islands 25-04ACSC 
Amends the Islamorada, Village of Islands, Future Land Use Map from Residential Conservation (RC) 
to Mixed Use (MU) for the subject property, at 76800 Overseas Highway located on Lower 
Matecumbe Key, and to establish a new sub-area policy under Objective 1-2.11. 
 

• City of Miami 25-01ESR – REVISED  
Proposes amending the City of Miami’s Comprehensive Neighborhood Plan (MCNP) to create the 
“Transit Oriented Node” Future Land Use designation; amending Appendix LU-1; amending Policy LU-
5.1.3 and Policy LU-5.2.1; and amending the Future Land Use Map (FLUM) of approximately 143.75 
gross acres to “Transit Oriented Node – 2” and “Transit Oriented Node – 1”. The amendment was 
revised from the proposed stage to address comments from FloridaCommerce and the Florida 
Department of Transportation. 

 
• City of North Miami 25-01ESR 

Proposes amending the City’s Comprehensive Plan’s Future Land Use Element (FLUE) and Future 
Land Use Map (FLUM) to create the NW 7th Avenue Cultural Arts and Innovation Overlay District 
(CAIOD). 

 
 
*Property Rights Amendment 
 
** Staff Note: Due to the different time requirements for Agencies’ responses, some comments may not 
have been received.  Of the Agencies that have submitted comments, those comments do not reflect 
potential adverse regional or extra-jurisdictional impacts. 
 
No concerns or technical assistance comments reflecting potential adverse regional or extra-jurisdictional 
impacts were received from local governments or partner agencies. 
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Harris, Donna

From: Plan_Review <Plan.Review@FloridaDEP.gov>
Sent: Friday, January 09, 2026 6:02 PM
To: DCPexternalagencycomments
Cc: Plan_Review
Subject: [EXTERNAL]  -  Islamorada 25-06ACSC Proposed

CAUTION - "This email originated from outside of the organization. Do not click links or open 
attachments unless you recognize the sender and know the content is safe." 

 
To:  Donna Harris, Senior Plan Processor, Florida Commerce Bureau of Community Planning and Growth 
  
Re:  Islamorada 25-06ACSC – State Coordinated Review of Proposed Comprehensive Plan Amendment 
  
The Office of Intergovernmental Programs of the Florida Department of Environmental Protection 
(Department) has reviewed the above-referenced amendment package under the provisions of Chapter 163, 
Florida Statutes. The Department conducted a detailed review that focused on potential adverse impacts to 
important state resources and facilities, specifically: air and water pollution; wetlands and other surface waters 
of the state; federal and state-owned lands and interest in lands, including state parks, greenways and trails, 
conservation easements; solid waste; and water and wastewater treatment. 
  
Based on our review of the submitted amendment package, the Department has found no provision that, if 
adopted, would result in adverse impacts to important state resources subject to the Department’s jurisdiction.  
  
Please submit all future amendments by email to Plan.Review@FloridaDEP.gov. If your submittal is too large 
to send via email or if you need other assistance, contact Lindsay Weaver at (850) 717-9037. 
  
  

 
  
  
  
  
  
  

The linked 
image cannot 
be d isplayed.  
The file may  
have been 
mov ed, 
renamed, or  
deleted. 
Verify that  
the link 
points to the  
correct file  
and location. 
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Florida Department of Transportation 

RON DESANTIS 

GOVERNOR 
1000 N.W. 111 Avenue 

Miami, Florida 33172 

JARED W. PERDUE, P.E. 

SECRETARY 

 

www.fdot.gov | www.southflroads.com 

December 23, 2025 

 
Ms. Jennifer DeBoisbriand 
Planning Director 
Planning and Development Services Department 
Islamorada, Village of Islands 
86800 Overseas Highway 
Islamorada, Florida 33036 

 
 
Subject:  Comments for the Islamorada, Village of Islands  

Comprehensive Plan - Amendment FDEO #25-06ACSC 
 
Dear Ms. DeBoisbriand: 

Pursuant to Section 163.3184(3), Florida Statutes (F.S.), in its role as a reviewing 

agency as identified in Section 163.3184(1)(c), F.S., the Florida Department of 

Transportation, District Six, reviewed the proposed subject amendment. 

The District reviewed the package per Chapter 163 Florida Statutes and found the 

proposed amendment would not adversely impact transportation resources and 

facilities of state importance.   

 

Thank you for coordinating on the review of these proposed amendments with 

FDOT.  If you have any questions, please do not hesitate to contact me by email at 

shereen.yeefong@dot.state.fl.us or at 305-470-5393. 

 

Sincerely, 

 

Shereen Yee Fong, MS-CE 

Community Planning Coordinator 

 

 

  

 

Docusign Envelope ID: 002A55C7-C17E-47B0-924E-BBD7D93C25D8
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Ms. Jennifer DeBoisbriand 
December 23, 2025 
Page 2 
 

Cc: Heidi Solaun, P.E., Florida Department of Transportation, District 6 
 Dat Huynh, P.E., Florida Department of Transportation, District 6  

Kenneth Jeffries, Florida Department of Transportation, District 6  
Isabel Cosio Carballo, South Florida Regional Planning Council  
Kathe Lerch, South Florida Regional Planning Council 
Donna Harris, Florida Department of Commerce 

 
 

 

 

 

 

 

Docusign Envelope ID: 002A55C7-C17E-47B0-924E-BBD7D93C25D8
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Council  
Communication 

 
    
To: Mayor and Village Council 
From: Jennifer DeBoisbriand , Planning Director  
Date: April 7, 2026  
SUBJECT: Ordinance to Amend the Official Zoning Map from Conservation to 

Neighborhood Commercial for a Property on Overseas Hwy with RE# 
00096850-000200 - SECOND READING TAB 13 

     
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: 
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 
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management and level of service (LOS) standards for transportation, infrastructure, 
wastewater, stormwater and other public services; off-street parking and internal circulation; 
required setbacks; landscaping, dedicated conservation easements for existing habitat; on-site 
and off-site improvements and design amenities required to achieve land use compatibility for 
the surrounding land uses and zoning districts 
 
 
 
Compatibility with Comprehensive Plan Policies: 
 
Policy 1-2.1.9, 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.” 
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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 
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 
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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 
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. 
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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). 
 
At its meeting on October 13, 2025 the LPA vote unanimously to recommend approval of this 
ordinance. 
 
At its meeting on December 9, 2025, the Village Council voted unanimously to approve this 
ordinance on first reading.  
  
Budget Impact: 
None  
 
Staff Impact: 
None  
  
Recommendation: 
At this time Staff has no recommendation.  
   
Attachments: 1. Horse pens Zoning ORD with 1st vote 
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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 Councilwoman Richards, who moved its adoption 

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

the vote was as follows: 

Mayor Don Horton  YES 
Vice Mayor Sharon Mahoney  YES 
Councilwoman Deb Gillis  YES 
Councilman Steve Friedman  ABSENT 
Councilwoman Anna Richards  YES 
 
PASSED on first reading this 9th day of December, 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 Don Horton  
Vice Mayor Sharon Mahoney 
Councilman Steve Friedman  
Councilwoman Deb Gillis  
Councilwoman Anna Richards 
 
PASSED AND ADOPTED on the second reading this _____ day of __________________, 2026. 
                      
      
            

        ____________________________________ 
       DON HORTON, 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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No. Council Requested Item Council 

Meeting

Date

Responsible 

Department

Date 

Closed

26-01 Create Charter Review 

Committee

12/9/2025 Village Manager                     

Village Clerk

26-02 Comprehensive Plan Update 2024 Planning Director

26-03 TDR Bank 12/9/2025 Planning Director

26-04 Wastewater Rate Study 12/9/2025 Wastewater

26-05 Baseball License Agreement 2025 Village Manager 

26-06 Machado RFP 2025 Village Manager

26-07 Rideshare RFP 2025 Village Manager

Action Steps/Status

The Committee meets next on April 15. The report to Council with final recommendations will occur no later than May 31. 

Ballot Proposals must be submitted to the SOE by July 24 for inclusion on the November ballot.

Update of Comprehesive Plan.  We have received the final fraft.  It has been posted to the website.  A public workshop is 

scheduled for April 29, 2026 at 5:30 PM.  Following that, LPA Hearing will be scheduled.

ACTIONS AND POLICIES STATUS REPORT

OPEN ITEMS

AS OF APRIL 7, 2026 REGULAR VILLAGE COUNCIL MEETING

Draft Amendment to Comp Plan and LDRs to allow for "banking" of TDRs.  Present to LPA and Council for adoption. LPA 

hearing held February 23rd.  First reading of Council will be scheduled for the May Council meeting.

Resolution was passed on 12/09/2025 to begin working on Wastewater rate study with Raftelis. Requested information by 

Raftelis has been provided and work continues on the rate study. The first review of CIP was conducted with Raftelis on 

11/19/26 with updates to expected cost and grant revenues.

Discussions with the School Board are ongoing.

Bids were opened March 25, there were 2 proposals received. The Evaluation Committee is meeting on April 2. The committee's 

recommendation will be considered at the May 12 meeting. The Cone of Silence remains in place.

RFP is out with responses due on April 13. The Evaluation Committee's recommendation will be considered at the May 12 

meeting. 
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26-08 Village-Owned Properties 

Workshop

2025 Village Manager 

26-09 Florida Bay Forever lease for 

Russell Cottage at GTHP

2/10/26 Village Manager

26-10 Second Boat Launch at PYH 3/12/26 Village Manager

26-11 Parking App 2025 Village Manager

Not currently scheduled. 

After a one month extension, the 5 year operating agreement with Florida Bay Forever (FBF) ended on April 6, 2026. Village 

staff met with FBF Executive Director Jodie Cerra to discuss options for FBF’s continued presence within the Russell Cottage. It 

was mutually agreed that after the agreement ends, FBF would occupy and utilize the media room office of the Russell Cottage 

to run their daily operations, advocacy mission, and gift shop. FBF will retain exclusive use of the media room in the Russell 

Cottage. FBF will continue to staff the Environmental Resource Center on select days during the week and will continue to 

provide educational programming. The Village has drafted a new operating agreement with FBF for their continued use of the 

property, which they are currently reviewing. The Russell Cottage will close for maintenance from approximately April 6 to May 

11, 2026. The Village will then complete maintenance, reopening the Environmental Resource Center around mid-May. If the 

operating agreement is executed, FBF can resume oeprations within the Russell Cottage as soon as it opens. 

Staff will be giving an update on the project at the April 7 meeting. The Village has requested a proposal from a consulting firm 

within the Village's engineering library for the designing of the boat ramp. It is planned for the item to be brought before the 

Village Council at the May 12 meeting for approval. If approved, design would start immediately. Staff are also working on a 

grant application for the Florida Boating Improvement Program to fund the design and permitting work.

Village officials are meeting with two companies to determine the feasibility of implementing a parking app. 

Page 451 of 451


	I. CALL TO ORDER / ROLL CALL
	II. PLEDGE OF ALLEGIANCE 
	III. AGENDA:  Requests for Deletion / Emergency Additions 
	IV. REPORTS, PRESENTATIONS AND ANNOUNCEMENTS
	A. MCSO Check Presentation - Sheriff Rick Ramsay
	Council Communication

	B. Swearing In of New Firefighters
	Council Communication

	C. Proclamation Recognizing April 19–25 as Florida Mo
	April 19-25 Florida Mosquito Control Awareness Week

	D. FKAA Transmission Main Replacement Project Update 
	Council Communication

	E. Presentation and Discussion on Potential FFY 2025 
	Council Communication
	Channel #2 Crossing Project Proposal


	V. MAYOR / COUNCIL COMMUNICATIONS
	VI. VILLAGE ATTORNEY / VILLAGE MANAGER COMMUNICATIONS
	A. Founders Park Boat Ramp Update
	Council Communication

	B. Opening of Application Period for Committee Terms 
	Council Communication


	VII. PUBLIC COMMENT
	VIII. CONSENT AGENDA
	A. Approval of March 10 Regular and March 12 Land Use
	03 10 2026_RVCM Minutes
	03 12 2026_Land Use Village Council Minutes

	B. Resolution Approving Work Authorization No. 3 with
	Council Communication
	Resolution_CBT WA#3_Russell Cottage Windows Repair_040726 (JJQ redline)
	Ex. A_WA#3 CBT_Russell Cottage Window Repair
	Exhibit B_Russell Cottage Window Repair proposal

	C. Resolution Approving the Final Rankings and Recomm
	Council Communication
	Reso RFP 26-02 Award & Agreement for Splash Pad UV System
	Agreement StandGuard Aquatics Exhibit 1
	BID RFP 26-02 StandGuard Aquatics

	D. Amendment to Resolution 08-07-46 Regarding Hourly 
	Council Communication
	Resolution


	IX. **END OF CONSENT AGENDA**
	X. RESOLUTIONS 
	A. Ratification of Final Payment to Global Relay for 
	Council Communication
	Email_Archiving_Ratification_Resolution_JQ

	B. Resolution Approving Network Switching Equipment P
	Council Communication
	Reso_CoreSwitchRefresh (JJQ redline)

	C. Resolution Approving Work Authorization No. 8 with
	Council Communication
	Resolution_Founders Park frontage project_Avalon_040726 RVCM
	Ex. A_Project Agreement for WA#8 Avalon Gardens Inc
	Ex. B_Avalon Proposal - Founders Park Frontage


	XI. QUASI-JUDICIAL
	A. Administrative Appeal of Denial of Vacation Rental
	Council Communication
	Resolution PLVR20260006 Kinsora
	PLVR20260006 Appeal Backup

	B. Administrative Relief for 215 Jasmine Street TAB 1
	Council Communication
	Reso 215 Jasmine St (2)
	215 Jasmine St File

	C. Administrative Relief for 167 N. Airport Road TAB 
	Council Communication
	167 N Airport RD Reso (2)
	167 N Airport Rd File

	D. Ordinance to Amend Future Land Use Map from Conser
	Council Communication
	Horse pens FLUM ORD with 1st vote
	Horse Pens Backup
	Islamorada 25-06ACSC (P)

	E. Ordinance to Amend the Official Zoning Map from Co
	Council Communication
	Horse pens Zoning ORD with 1st vote


	XII. ADJOURNMENT
	XIII. STATUS UPDATE/AFTER ACTION REPORT 
	A. Council Direction Status Report - April 2026
	Council Direction Status Report - April 2026





