
 
 
 
             
    

Minutes of the Village Staff Public Workshop to Discuss: 
Construction, Zoning & Permitting Post Hurricane Irma 

September 29, 2017 
Page 1 of 6 

  

 
                        

ISLAMORADA, VILLAGE OF ISLANDS 
VILLAGE STAFF WORKSHOP MEETING MINUTES 

 
Founders Park Community Center 

87000 Overseas Hwy 
Islamorada, FL 33036 

Friday, September 29, 2017 
9:30 AM – 11:00 AM 

 
WORKSHOP TO DISCUSS : CONSTRUCTION, ZONING 

AND PERMITTING REQUIREMENTS POST HURRICANE IRMA
      
Village Manager Seth Lawless called the meeting to order at 9:30 AM and provided an overview 
of the meetings purpose and introduced the staff members that would be presenting. The 
following staff members were present: Village Manager Seth Lawless, Director of Planning Cheryl 
Cioffari, Chief Building Official Sheila Denoncourt, Environmental Resources Manager Susan 
Sprunt, Assistant to the Village Manager for Community Development Susan McLaughlin and 
Village Clerk Kelly Toth. Also in attendance were U.S. Army Corps of Engineer representatives: 
Samantha Rice, Jessica Hogan and Nick Lucore. 
 
Director of Planning Cheryl Cioffari provided a brief synopsis of the topics to be covered during 
the meeting which included: Emergency Permitting, Substantial Damage, Contractor Licensing, 
Beach Renourishment Permitting and Requirements, Planning Development Applications and 
Vacation Rental Applications and Timeframes. 
 
Emergency Permitting: 
Building Official Sheila Denoncourt stated that the emergency permits for immediate repair that 
were being issued with a short turnaround were for: re-roofing, window/door replacement, 
electric service upgrades and repair, A/C changeouts, plumbing, fences, demolition and dock 
repairs. She stated there were certain types of repairs that that did not require a permit in order 
to secure one’s home and to prevent further damage and provided the following examples: 
tarping a roof, boarding openings, any repairs of 25% or less on one’s roof, siding, drywall and 
fences, and flooring. Ms. Denoncourt encouraged the public to take photos of the areas of repair 
where a permit was not required, in the event more extensive repairs were necessary in the 
future. She stated anything structural in nature would require engineered drawings and would 
take a slightly longer for staff to review. Ms. Denoncourt stated the Village began issuing 
emergency permits on September 18, 2017 and would be waiving permitting fees for emergency 
permits through December 1, 2017. 
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Substantial Damage: 
This topic of discussion began at 9:34 AM. 
Building Official Sheila Denoncourt reported that representatives from the Federal Emergency 
Management Agency (FEMA) were onsite today and that three (3) groups of inspectors would begin 
conducting substantial damage inspections, which could potentially take several weeks to complete. She 
stated that once the inspections and calculations were complete, those properties that had incurred 
substantial damage would receive a letter, from the Village, stating the property had received substantial 
damage. 
 
Contractor Licensing:  
This topic of discussion began at 9:35 AM. 
Building Official Sheila Denoncourt encouraged contractors to register with the Village if they had not 
already done so. She stated there was a mechanism within the Emergency Order that alleviated the 
requirement for a roofing license for registered and certified general contractors, building contractors and 
residential contractors. Ms. Denoncourt stated that these contractors could apply for roofing permits. She 
asked that the public contact the Department of Business and Professional Regulations (DBPR) if they 
were aware of any unlicensed contracting taking place. 
 
Beach Renourishment Permitting and Requirements: 
This topic of discussion began at 9:36 AM. 
Environmental Resources Manager Susan Sprunt explained that a specific type of sand was required by 
the Department of Environmental Protection (DEP) for beach renourishment. She explained that a certain 
amount of silica was needed in the grains of sand as well as the correct composition of the sand so as not 
to interfere with turtle nesting. Ms. Sprunt stated that if the wrong sand was used the turtles may not 
nest, and that if the turtles did nest, the clutches would not hatch. She stated the Village had jurisdiction 
above the mean high-water line and that the State of Florida regulated the area below the mean high-
water line. Ms. Sprunt stated the sand used for renourishment needed to be free of debris. 
 
U.S. Army Corp of Engineers (USACE) representative Samantha Rice stated the USACE had jurisdiction up 
to the annual hightide water line which could extend beyond the weed rack line in some instances. She 
stated that if an owner planned on moving sand and/or renourishing the beach that they would need to 
contact the USACE first and that a USACE representative would take pictures and assist in completing the 
permitting paperwork. Ms. Rice stated a USACE representative would be available to meet with applicants 
in the second-floor conference room at the Village Administrative Center and Public Safety Headquarters.  
 
U.S. Army Corp of Engineers (USACE) representative Jessica Hogan clarified that the USACE did not have 
any non-reporting emergency permits. She stated that if a structure needed replacing that was in, over, 
or under the water, that contact with USACE was required and that some form of coordination was 
necessary. Ms. Hogan stated the USACE did have emergency permitting guidelines that made the process 
simpler, if the owner had a previous USACE permit. She stressed the importance of contacting the USACE.  
 
U.S. Army Corp of Engineers (USACE) representative Samantha Rice stated she would be assisting in 
Marathon and USACE representatives Jessica Hogan and Nick Lucore would be working in Islamorada.  
 
Planning Development Applications (CityView): 
This item was discussed at 9:43 AM. 
Susan McLaughlin, Assistant to the Village Manager for Community Development, stated the CityView 
portal was available for the submittal of permit applications, inspections, planning applications and the 
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payment of fees. She provided the following web address: https://cvportal.us/cityviewportal and 
explained that online registration was required and encouraged the public to contact her at 305-664-6429 
if they needed assistance with the online portal. Ms. McLaughlin explained that if a person was not a 
contact on an application, they would not be able to see certain information, as there were levels of 
security that prohibited access.  
 
Director of Planning Cheryl Cioffari stated the meeting was being taped and could be viewed on the 
Village’s website.  
 
Planning Development Applications: 
This item was discussed at 9:45 AM. 
Director of Planning Cheryl Cioffari explained that staff was prioritizing emergency permitting and housing 
items and as a result, all new planning applications, that were not submitted prior to Hurricane Irma, 
would be placed on hold until December 1, 2017, unless the items were related to affordable housing or 
the emergency repair of structures that were damaged by Hurricane Irma. Ms. Cioffari stated staff was 
currently working on emergency permits and items that had already been submitted and were pending 
prior to the hurricane. She stated that if an item was scheduled for a Council hearing, or documentation 
had been submitted, those projects were moving forward, to the extent possible, while at the same time 
prioritizing the recovery and restoration effort. 
 
Ms. Cioffari stated housing was going to be a major issue as the impacts suffered in the Middle and Lower 
Keys would have an effect on Islamorada’s housing. She stated staff was prioritizing affordable housing 
projects and was developing an ordinance that would allow the placement of recreational vehicles (RV) 
on properties serviced by utilities. Ms. Cioffari stated the ordinance would allow for the placement of an 
RV on a single-family parcel or designated non-residential or mixed-use parcels for a temporary period of 
time so that people had a housing option while they repaired their home that was considered not 
habitable. Ms. Cioffari stated the ordinance would be considered by the Council at the October 5, 2017 
Regular Village Council Meeting. She stated code enforcement was currently not pursuing individuals that 
were already using an RV as a housing option and that staff was working on regulations that made this 
housing option permissible.  
 
Vacation Rental Applications and Timeframes:  
This item was discussed at 9:48 AM. 
Director of Planning Cheryl Cioffari stated staff continued to process vacation rental applications and that 
the submittal deadline was extended to October 31, 2017 and that the late fee was waived. She 
encouraged vacation rental owners to consider utilizing the rental as a housing option. 
 
Ms. Cioffari opened public comment. 
 
Paul Carr inquired about debris removal from sea basins. Environmental Resources Manager Susan Sprunt 
stated assessments had occurred on the ocean side and that discussions were underway with the 
emergency debris removal company. Village Manager Seth Lawless stated the Village was coordinating 
this effort with Monroe County and other agencies. 
 
Van Cadenhead commented regarding the building standards after Hurricane Donna; encouraging 
concrete roofs on future construction; and scaling back on replanting of the US-1 right-of-way. 
 

https://cvportal.us/cityviewportal
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Diane Burke commented regarding the Windley Key Mobile Home Park damage assessments. Building 
Official Sheila Denoncourt explained the damage assessment and notification process.  
 
Kathleen O’Rourke commented regarding: issues pertaining to the Sea Breeze Trailer Park; that she had 
not had an insurance claim on her property since 1979; and rumors regarding possible rezoning of mobile 
home parks. Director of Planning Cheryl Cioffari stated there were no proposals initiated by the Village to 
change the rezoning of the mobile home parks. She commented that the Village did not regulate 
ownership of land and that in some cases, it would be up to property owners to decide how they wished 
to re-development of their property.  
 
Building Official Sheila Denoncourt stated that once the damage assessments and the corresponding 
calculations had been completed, any properties that were substantially damaged (having damage of 50% 
or more) would receive a letter from the Village stating their property had been substantially damaged. 
The letter would contain criteria that would identify what could be done to repair their properties; 
information pertaining to moving forward with insurance companies and repair and replacement options. 
 
Jennifer Cappadona commented regarding having seen unlicensed contractors in Islamorada and how to 
report these individuals. Building Official Sheila Denoncourt stated unlicensed contractors should be 
reported to the Florida Department of Business and Professional Regulation (DBPR). Ms. Cappadonna 
inquired about the possibility of obtaining one “group” permit for multiple air conditioning units that were 
needed for Cheeca Lodge and Resort; and asked if repairs could begin prior to the issuance of an 
emergency permit. Ms. Denoncourt stated permits were being issued quickly, often in less than 24 hours. 
 
Robert Moser asked for additional information regarding damage assessments, specifically, who was 
involved in conducting the assessments and the time frame for completing the assessments. 
 
Building Official Sheila Denoncourt stated that FEMA would make their assessment which would be 
provided to the Village. She explained that Village staff uses a damage estimation tool to calculate the 
damage to a structure. She provided the following explanation of how substantial damage is calculated: a 
value total is derived by adding the value of the property plus an adjusted value of twenty percent. If the 
damage sustained is 50% of this value total, or greater, then the structure would be deemed as having 
substantial damage. She stated that if a property owner felt that the assessment was not fair, they could 
provide staff with very detailed construction documents, from a licensed contractor, regarding the costs 
of the repairs and staff would look at it from this standpoint. Ms. Denoncourt stated that if a property 
owner did not feel the appraised value was accurate, as indicated on the Monroe County Property 
Appraiser’s website, then an appraisal could be submitted to Village staff. She stressed that the value was 
based only on the house or main structure and did not include any out buildings. Ms. Denoncourt stated 
it could take up to a few months to complete all the assessments.  
 
Councilman Mike Forster stated a FEMA Disaster Recovery Center would be available to those needing 
assistance at Fire Station 20 located at 81850 Overseas Highway, Islamorada beginning at 8AM on 
Monday, October 2, 2017. 
 
David White commented regarding the issues that tenants of San Pedro Trailer Park were experiencing.  
 
Celeste Marlar stated she owned a second home in San Pedro Trailer Park and that it was an opportunity 
for her to help displaced individuals.  
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Village Manager Seth Lawless stated that the Village did not have a lot of answers regarding the Sun 
Communities, Inc. properties, but that staff would do their best to coordinate a meeting with the property 
owners to obtain more information.  Building Official Sheila Denoncourt requested a point of contact for 
each of the two Sun Community properties be given to the Village Clerk. 
 
Don Horton asked what was required by the United States Army Corps of Engineers (USACE) and the 
Village for dock permits. USACE representative, Samantha Rice stated that if a prior USACE permit could 
be provided that identified the dimensions and specifications of the dock, then the USACE would allow 
the dock to be rebuilt to those specifications. If a USACE permit could not be produced, or if the property 
owners desired to change the dimensions or specifications, then a review would be required. She stated 
USACE staff would provide assistance in locating a prior USACE permit. USACE representative Jessica 
Hogan stated that the USACE staff did not have any “non-reporting” options. She stated that if work was 
to be conducted by the water such as beach renourishment, dock and seawall repairs, then USACE would 
need to be contacted. 
 
Chrissy Drawn commented regarding existing permits and asked for USACE contact information. USACE 
representative Samantha Rice provided the following email contact information: seappls@usace.army.mil   
Ms. Rice requested that email submittals contain the following information in the email subject line: 
Hurricane Irma and the address of the structure. 
 
Buddy Pinder thanked Village staff and Village Council for their recovery efforts and encouraged everyone 
to work together.  
 
Windy Cerex asked if a natural resource survey was required by the USACE for dock permits. USACE 
representative Samantha Rice stated that during emergency permitting procedures the determination for 
a survey was made on a case-by-case basis. Ms. Cerex inquired about the prioritizing of dock permits. Ms. 
Rice stated that dock permits would be prioritized based on the emergency level of the damage and the 
associated economic impacts. 
 
Diane Ziomek inquired about permits for reroofing. Building Official Sheila Denoncourt clarified that 
roofing permits were required and that only the fees had been waived. Village Manager Seth Lawless 
stated the 60-day period for emergency permits could be extended if needed.  
 
Robert Moser commented regarding beach sand that had been pushed onto a foreclosed property and 
whether there was a mechanism to address this problem. Village Manager Seth Lawless stated staff did 
not have an answer and would have to work on the issue.  
 
Nicole Johnson, San Pedro Trailer Park, inquired about the elevation and flood zone requirements. 
Director of Planning Cheryl Cioffari stated elevations and flood zones were property specific. Building 
Official Sheila Denoncourt stated flood zone elevations could be found at www.fema.gov 
 
Wendy Diaz inquired about emergency permits and non-emergency permits; and whether boat lift 
permits were needed when re-installing an existing boat lift. USACE representative Samantha Rice stated 
the U.S. Army Corp of engineers needed to be contacted for boat lifts. 
 
Jack Niedbalski inquired about existing permits. Director of Planning Cheryl Cioffari stated emergency 
permits and affordable housing permits were being prioritized over all other permits.  
 

mailto:seappls@usace.army.mil
http://www.fema.gov/
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Dave Purdo expressed gratitude for the recovery efforts and encouraged the public to have patience 
during the recovery process.  
 
Director of Planning Cheryl Cioffari stated that there were provisions in the Village Code for non-
conforming water-dependent structures, specifically Section 30-1555, that addressed minimum depth 
requirements. She commented regarding the commercial docks that had sustained damage and the 
associated economic impacts. Ms. Cioffari stated that if property owners did not have permitting records 
that they should contact the Village, as the Village may have the documents on file. 
 
Mark Gregg commented regarding the deadlines associated with the Florida Department of 
Environmental Protection (FDEP) Post Storm Guidance Environmental Resource Permitting document. 
 
 
 
The meeting adjourned at 10:27 AM.  
 
 
 
       ___________________________ 
       Kelly S. Toth, CMC 
       Village Clerk 
 
 
 


