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To:    
 

Mayor and Village Council 

Through: 

 

From: 

Edward Koconis, AICP, Village Manager 

 

Kevin Bond, AICP, LEED Green Associate, Senior Planner 

Susan V. Sprunt, Environmental Planner 

 

Date: 

 

July 25, 2013 

SUBJECT: 

 

Application for Text Amendment to the Comprehensive Plan and Land 

Development Regulations (TA-12-01) by EDSA, Inc. on behalf of Bonefish 

Holdings LLC, formerly known as AV Investors LLC 

 

Background: 

EDSA, Inc. (the “Applicant”) submitted an Application for Text Amendment to Islamorada, 

Village of Islamorada, Florida’s (the “Village”) Comprehensive Plan and Land Development 

Regulations (LDRs) on behalf of Bonefish Holdings, LLC (formerly known as AV Investors, 

LLC), a property owner within the Village. Pursuant to Sections 30-393(1) and 30-411(b) of the 

Village’s Code of Ordinances (the “Code”), any resident or property owner in the Village may 

file an application to amend the text of the Comprehensive Plan and the LDRs. 

 

The Applicant proposes to amend the Village’s Comprehensive Plan and LDRs by adding a 

number of incentives for “Eco-Sustainable Lodging” uses. The proposed incentives, such as 

reducing minimum open space requirements and increasing maximum allowable density, would 

encourage the development of Eco-Sustainable Lodging within Islamorada. In part, the 

Applicant describes Eco-Sustainable Lodging as hotels built using green building principles and 

with minimal impact to sensitive environmental resources on properties of at least four acres and 

containing at least three different “eco zones,” or habitats such as tropical hardwood hammock, 

wetlands and beach berm. The key components of Eco-Sustainable Lodging are a management 

plan, which would take the place of a conservation easement, and an educational tour. See 

Attachment A for the full Application for Text Amendment. 

 

The Applicant has submitted statements regarding changed projections, changed assumptions, an 

analysis of consistency with the Principles for Guiding Development in the Florida Keys, and the 

text amendment rationale (see Tabs 7, 8, 9 and 10 respectively of the application in Attachment 

A). The Applicant also provided a list of properties that may qualify for Eco-Sustainable 

Lodging (Attachment B) and an environmental evaluation of the Bonefish Holdings LLC 

property by biologist Harry DeLashmutt (Attachment C). 

Council Communication 
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Prior Applications 

The Applicant previously applied for a Pre-Application Conference (PC-12-03) in March 2012. 

According to PC-12-03, the proposed development would be a 40- to 70-room Eco-Lodge hotel 

on property owned by Bonefish Holdings, LLC near Mile Marker 82.9 ocean-side on Upper 

Matecumbe Key. The property consists of nine total parcels including five upland oceanfront 

parcels along Old Highway, one upland parcel between Old Highway and Overseas Highway, 

and three submerged parcels in the Atlantic Ocean (see Figure 1). The total upland area is 7.88 

acres based on Village GIS data. The property is currently undeveloped (see Figure 2). 

 

Figure 1, Location Maps 
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Figure 2, Aerial Map (2012) 

 
 

Approximately 7.53 acres of the property is located within the Residential Conservation (RC) 

Future Land Use Map (FLUM) Category and the Native Residential (NR) Zoning District. The 

0.35-acre parcel between Overseas and Old Highways is located within the Mixed Use (MU) 

FLUM and the Highway Commercial (HC) Zoning District. See Figures 3 and 4. 

 

Figure 3, Future Land Use Map (FLUM) 
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Figure 4, Zoning Map 

 
 

According to the Village’s environmental existing conditions maps, the property contains the 

following habitats: tropical hardwood hammock (high quality), saltmarsh and buttonwood 

associations (wetlands), disturbed with beach berm complex and submerged land. The property 

is also listed on FEMA’s list of parcels that contain suitable habitat for federally threatened and 

endangered species. 

 

The Application for Text Amendment would be the Applicant’s first step in order to implement 

the proposed Eco-Sustainable Lodging hotel development. Assuming the text amendment is 

approved, subsequent development review steps would include an Application for Map 

Amendment to change the FLUM Category to Mixed Use (MU) and change the Zoning District 

to Tourist Commercial (TC), an Application for Site Plan Approval, and applications for 

building permits. One additional development review step would be obtaining the development 

rights for the proposed new hotel rooms, which are considered transient units for density 

purposes. The property would not be an eligible receiver site for transferable development rights 

(TDRs) of existing hotel rooms because the property contains Class I habitats, which are the 

most environmentally sensitive. Furthermore, the Village currently has no mechanism to allocate 

new hotel/motel rooms through its Building Permit Allocation System (BPAS) pursuant to 

Comprehensive Plan Policy 1-2.1.10, which restricts the development of new transient units. 

 

Analysis: 

General Analysis 

The net result of the proposed text amendments would be a set of incentives—including an 

increase in land clearing of environmentally sensitive habitats by reducing minimum open space 

requirements, higher maximum density and FAR, reduced wetland setbacks, utilizing a 

“management plan” instead of a conservation easement, and new BPAS bonus points—for Eco-
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Sustainable Lodging uses on property containing the most environmentally sensitive habitats. 

Although the current Comprehensive Plan contains objectives and policies that encourage green 

building and sustainable development (see Attachment D for excerpts), the proposed text 

amendments would have an adverse effect on the Village’s remaining hammock, wetlands and 

beach berm that is difficult to quantify. The Applicant’s proposed text amendments lack 

sufficient detail and supporting data to evaluate the effects on habitat reduction from the changes 

to open space requirements, as well as traffic generation from the increased development 

potential. 

 

The proposed text amendment is designed to heavily incentivize and reduce regulatory barriers 

for a specific type of development and use: Eco-Sustainable Lodging. Creating incentives for 

desirable types of uses or developments (e.g., green building, sustainable development) is a 

common planning tool used by communities. However, such incentives are usually based on a 

documented need or demand by the community. No such documentation or analysis has been 

provided by the Applicant. 

 

Many of the proposed incentives by the Applicant relating to environmental resources could 

potentially be done under the current Comprehensive Plan and LDRs, without the need for any 

text amendments. For example, current Village policies require a transplantation/restoration plan 

for the removal of native vegetation during development, as well as the removal of invasive non-

native species from the entire property. Also, the Applicant’s proposal to create a detailed 

management plan, educational program/handbook and recycling programs are all possible 

without changes to the regulations. In fact, some of the Applicant’s proposed sustainability 

provisions are already required by the Village’s current LDRs, as well as several third-party eco-

lodge certification programs. 

 

The Applicant’s proposed changes to the open space requirements of the Village’s 

Comprehensive Plan and LDRs are of particular concern. The Applicant is requesting that Eco-

Sustainable Lodging developments have the ability to reduce minimum open space requirements 

thereby increasing potential land clearing within sensitive habitats.  In exchange for an increase 

in clearing of sensitive lands, the Applicant would provide a framework to improve the 

remaining vegetated open space areas through reclamation/restoration and enhancement. 

 

Open space, as it relates to environmentally sensitive habitats, is that portion of the natural 

resource (or habitat) that is not cleared for development and is retained undisturbed on the 

property. The areas that are saved as open space are the remaining pieces of that natural resource 

and now exist on the site in conjunction with the development. The concept of retaining a portion 

of the natural resource on-site ties directly to the Conservation Element of the Village’s 

Comprehensive Plan. Objective 6-1.4 states that the Village “shall conserve and protect the 

remaining natural systems of the Village through appropriate land use designations and 

regulations, in recognition of the inherent values of these areas when left in their natural state.”  

 

Retaining a portion of a natural resource habitat when sensitive land is cleared is vital in ensuring 

that diverse natural resources survive, not just in Islamorada, but for all of Monroe County and 

the Florida Keys. These patches of open space habitat contribute to the overall success of our 

natural resources in many ways, such as preserving species (both plant and animal) as well as 
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retaining ecological processes such as seed dispersal, foraging habitat, and nesting areas that are 

required to maintain biological diversity. The long, narrow nature of the Florida Keys creates a 

unique situation in the development and stewardship of the land. Terrestrial resources were 

relatively small and isolated even before the influence of man-made development. Therefore, 

protection of the remaining natural resources is a top priority in the orderly and balanced 

development of Islamorada and the Florida Keys. 

 

There are dozens of previously-developed, less environmentally sensitive parcels in the Village 

that would be more suitable for higher intensity development. For example, one of the properties 

provided by the Applicant as a potential site for Eco-Sustainable Lodging contains remnants of 

all of the habitats required by the proposed definition for Eco-Sustainable Lodging. The majority 

of the existing habitats were considered disturbed with the exception of tropical hardwood 

hammock. However, due to the size and location of these habitats, this parcel could likely be 

developed without most of the Applicant’s proposed changes to the Comprehensive Plan and 

LDRs (see “Analysis of Potentially Eligible Sites” section below). 

 

Sustainable development should avoid and protect the most ecologically valuable areas; it should 

not maximize development potential near them. [See “International Ecolodge Guidelines” 

(Mehta, Baez and O’Loughlin, 2002); and LEED for New Construction, SS Credit 1: Site 

Selection by the U.S. Green Building Council, www.usgbc.org] Increasing the development 

potential for on-site development of greenfield parcels, meaning parcels that have never 

previously been developed, containing the most sensitive habitats is inconsistent with numerous 

goals, objectives and policies of the Village Comprehensive Plan. 

 

The proposed third party review and approval of the Eco-Sustainable Lodging management plans 

and annual compliance reports, neither of which the Applicant has proposed criteria or standards 

for, means that the Village’s review and enforcement would be totally reliant on an outside 

expert. The Applicant has not provided any information about who would select the third party 

expert, what the management plan must consist of, or what an annual compliance report must 

consist of. 

 

Comprehensive Plan Policy-Specific Analysis 

The Applicant’s proposed Comprehensive Plan amendments can be found in Tab 2 of the 

application in Attachment A. Staff’s analysis of each proposed policy amendment, along with a 

comparison with the current policies, is provided below. 

 

Policy #: Effects of Proposed Text Amendment: Comparison to Current Policies: 

1-2.1.4 
and 
1-2.4.4 

Allow higher density (up to 10 units per acre) 
and higher intensity, or floor area ratio (FAR) 
(up to 0.35) for Eco-Sustainable Lodging uses 
within the Mixed Use (MU) Future Land Use 
Map (FLUM) Category. 

Base density for hotel and motel rooms in 
the MU FLUM Category is six units per acre, 
but up to 12 units per acre are possible with 
TDRs. Base intensity is 0.25 FAR, but up to 
0.35 FAR is offered within Village Activity 
Centers, with TDRs and for Working 
Waterfronts in the MU FLUM Category. 

Analysis: Offering density and intensity bonuses as an incentive for projects that incorporate 

sustainable development principles and green building practices may be desirable. However, the 

Applicant’s other proposed text amendments would direct this increased development potential 
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to property containing the most environmentally sensitive areas. The proposed incentives would 

only be available to Eco-Sustainable Lodging and not any other uses utilizing sustainable 

development practices. 

 

Policy #: Effects of Proposed Text Amendment: Comparison to Current Policies: 

1-2.1.5 Allow undevelopable environmentally 
sensitive lands (e.g., beach berm, wetlands, 
mangroves, beaches) currently ineligible for 
density or FAR to count towards the 
maximum development potential of a site as 
“restored environmentally sensitive lands” 
for Eco-Sustainable Lodging. As a result, 
more on-site development could be allowed 
despite the presence of environmentally 
sensitive lands. 

No density or FAR credit shall be granted for 
undevelopable environmentally sensitive 
lands, excepting provisions for TDRs. 

Analysis: Allowing undevelopable land to count towards the on-site development potential of 

property containing the most environmentally-sensitive habitats is inconsistent with numerous 

Comprehensive Plan policies and the Principles of Guiding Development in the Florida Keys. It 

would be more consistent with current policies to allow land currently ineligible for density or 

FAR to count toward off-site development potential through the use of TDRs for projects 

utilizing sustainable development practices. This way, the increased development would be 

directed to less environmentally sensitive land, while providing greater economic value to the 

undevelopable land. There is precedent for this within the Conservation (C) Zoning District, 

which, despite prohibiting residential dwelling units and most nonresidential development, 

allows the off-site transfer of density in the amount of ¼ units per acre. 

 

Policy #: Effects of Proposed Text Amendment: Comparison to Current Policies: 

1-2.1.6 
and  
6-1.7.6 

Adds a new minimum open space 
requirement of 60% for “restored 
environmentally sensitive lands affiliated 
with Eco-Sustainable Lodging” as an “average 
of all habitats.” 

Each habitat classification has its own open 
space requirement. The most sensitive 
habitats (i.e., Class I) have the highest open 
space requirements. Averaging open space 
of different habitats is not possible. 

Analysis: The Applicant has not defined “restored environmentally sensitive lands” and has not 

provided any criteria for what constitutes land in need of restoration. The Applicant does not 

specify which habitats could be restored in order to be eligible for the reduced open space 

requirement. It is unknown how the Applicant calculated the proposed 60% average open space 

requirement. As a result, the potential impacts of this proposed amendment on sensitive habitats 

are difficult to quantify. However, the potential consequence of this proposed amendment 

appears to be that the developable area (or development footprint) within Class I habitats, which 

are the most sensitive and currently have the highest open space requirements, would increase 

from as little as 0% to up to 40% without regard to the impact on beach berms, wetlands and 

hammock. In other words, land clearing of sensitive habitats would increase. Combined with the 

proposed clustering amendments, development within “restored environmentally sensitive lands” 

would not be required to be located in the least sensitive habitats (e.g., existing disturbed areas) 

of a property before encroaching into more sensitive habitats, as is the current policy. 
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Policy #: Effects of Proposed Text Amendment: Comparison to Current Policies: 

1-4.5.7 
(new) 

Require a “management plan to maintain 
and monitor the protection and viability of 
the completed natural resources as part of 
the development plan” for Eco-Sustainable 
Lodging uses. 

New policy proposed by Applicant. 

Analysis: The Applicant proposes to require Eco-Sustainable Lodging uses to have a 

management plan that would substitute for a conservation easement. As justification, the 

Applicant cites Comprehensive Plan Policy 6-1.6.2 as allowing easements or reservations. Policy 

6-1.6.2, Dedicate Conservation Easements or Reservations, states: 

 

“Islamorada, Village of Islands shall protect and preserve wetlands and upland buffer 

areas. The Village shall provide for the dedication of conservation easements or 

reservations where the dedication is reasonable in order to protect the value and function 

of a wetland or upland buffer area as determined by the Director of Planning & 

Development Services.” 

 

Some details about the management plan are provided in the Applicant’s proposed new Policy 5-

1.1.13, but not enough information to understand how the plans would “monitor the protection 

and viability of the completed natural resources.” Staff requested additional details or examples 

of proposed the management plan, but none have been provided by the Applicant. 

 

Policy #: Effects of Proposed Text Amendment: Comparison to Current Policies: 

5-1.1.1 Encourage the restoration and enhancement 
of undisturbed and disturbed wetlands. 

Development is restricted within wetlands. 
Conservation easements for all wetlands and 
upland buffer areas are encouraged. 

Analysis: The current policy restricts development within wetlands, but is silent about 

restoration and enhancement of wetlands. However, the Comprehensive Plan contains other 

objectives and policies regarding the restoration and enhancement of wetlands and other 

disturbed habitats, including Policy 5-1.1.2: Limit Development Impacts on Wetlands, Policy 5-

1.6.7: Restore or Enhance Disturbed or Degraded Natural Resources, Policy 6-1.4.10: Establish 

Criteria for Prioritizing Sites for Conservation Purposes, Objective 6-1.8: Habitat Restoration 

Program, and Policy 6-1.8.1: Prioritize Wetland Restoration Sites. This text amendment is not 

necessary. 

 

Policy #: Effects of Proposed Text Amendment: Comparison to Current Policies: 

5-1.1.2 Encourage Eco-Sustainable Lodging uses to 
restore and maintain wetlands. 

Limits development impacts on wetlands by 
prohibiting fill, restricting the types of 
structures that may be permitted and 
protecting/enhancing wetlands adjacent to 
developed areas. 

Analysis: The current policy limits development impacts on wetlands, but is silent about 

restoration of wetlands. The proposed amendment would allow Eco-Sustainable Lodging uses to 

restore and maintain wetlands, but other uses are not necessarily precluded from restoring or 

enhancing wetlands. In fact, wetland restoration and enhancement projects could be undertaken 

under the current Comprehensive Plan without the need for any text amendments. As outlined 
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above, the Comprehensive Plan contains other objectives and policies regarding the restoration 

and enhancement of wetlands and other disturbed habitats. 

 

Policy #: Effects of Proposed Text Amendment: Comparison to Current Policies: 

5-1.1.10 Add an exception to the 50-foot wetland 
setback for Eco-Sustainable Lodging uses 
within “restored wetlands.” 

Development must maintain a 50-foot 
buffer/setback from wetlands, with 
provisions for a reduced 25-foot setback 
under certain circumstances, and a setback 
exception for fringes adjacent to manmade 
shorelines. 

Analysis: Under the proposed amendment, the current wetland setback/buffer requirement 

would not apply to Eco-Sustainable Lodging uses within “restored wetlands,” which is 

undefined. It is unclear which types of wetlands or other habitats would be eligible for 

restoration, in order to permit the setback exception. As a result, the impact of this proposed 

amendment is difficult to quantify. The Applicant has not provided an analysis or details on how 

the exception to the wetland setback for Eco-Sustainable Lodging is consistent with other goals, 

objectives and policies of the Comprehensive Plan. Although, it appears that the proposed 

management plan would contain those details and would take the place of a conservation 

easement. There are existing provisions for a reduced wetland setback in cases where the setback 

would result in less than 2,000 square feet of principal structure footprint, and where scarified 

land is adjacent to wetlands. However, the setback cannot be reduced to less than 25 feet. The 

only current exception to the wetland setback is for tidally influenced mangrove or wetland 

fringes along manmade canals, channels or basins. Additionally, the Applicant did not propose a 

text amendment to the corresponding LDR in Code Section 30-1641 for the proposed wetland 

setback exception. 

 

Policy #: Effects of Proposed Text Amendment: Comparison to Current Policies: 

5-1.1.13 
(new) 

Describe Eco-Sustainable Lodging. Require a 
detailed development/operational plan on 
how the development would meet Eco-
Sustainable Lodging standards. Require third-
party peer review of the plan to certify 
compliance as Eco-Sustainable Lodging. Add 
an educational program component. 

New policy proposed by Applicant, divided 
into seven sub-policies. 

Analysis: Sub-policy #1 states that Eco-Sustainable Lodging will include a “detailed structure” 

in the form of a “development/operational plan” for evaluating, restoring, etc. development on 

environmentally sensitive lands, but few details about the proposed development/operational 

plan are given. This amendment is a key policy of the Applicant’s proposal and should be the 

justification for all of the proposed incentives, but the “detailed development/operational plan” is 

not elaborated upon. As a result, it is difficult to evaluate the anticipated impacts of an Eco-

Sustainable Lodging development on sensitive environmental resources. The Applicant’s 

suggested third-party peer review of the plan further removes the Village’s ability to analyze the 

proposed development. Staff has requested additional information and examples, but none were 

provided by the Applicant. 

 

Sub-policy #2 states that plans for Eco-Sustainable Lodging will include “details” in the form of 

a development/operational plan on how the development will minimize impacts on habitats, 
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which is the proposed justification for reducing the wetland buffer, but no additional 

information, examples or analysis were submitted by the Applicant. Rather, as an incentive for 

“restoring” habitats to “pristine” condition, the Applicant proposes to decrease minimum open 

space requirements and setbacks for Eco-Sustainable Lodging, while increasing the maximum 

development potential of a site by counting undevelopable highly sensitive areas that are 

currently ineligible. 

 

Sub-policy #3 establishes the education program requirement for Eco-Sustainable Lodging and 

also requires maintaining or improving coastal environmental quality through restoration 

activities. However, the current Comprehensive Plan already has policies about maintaining or 

improving coastal environmental quality. The only new requirement proposed by the Applicant 

is the education program. It is unclear how Eco-Sustainable Lodging would maintain or improve 

coastal environmental quality above the current policies. 

 

As proposed in sub-policies #4 through #7, the current Comprehensive Plan already contains 

goals, objectives and policies that regulate development near shorelines, manage nearshore 

waters, prevent adverse outdoor lighting near sea turtle nesting areas, and regulate impacts of 

development on vegetation and habitats. These existing goals, objectives and policies have been 

implemented through the Village’s LDRs. It is unclear how Eco-Sustainable Lodging would 

maintain or improve upon this. 

 

Policy #: Effects of Proposed Text Amendment: Comparison to Current Policies: 

6-1.6.1 Add an exception to the development 
restriction within the 50-foot upland buffer 
area from wetlands for “Eco-Sustainable 
Lodging adjacent to restored wetlands.” 

Lists three exceptions to the development 
restriction within wetland buffer areas. 

Analysis: Eco-Sustainable Lodging uses would not be subject to the existing development 

restriction within the upland wetland buffer area, which can extend up to 50 feet from the upland 

edge of a jurisdictional wetland line. This amendment is related to the Applicant’s proposed 

amendment to Policy 5-1.1.10. It is unclear what kind of structures (e.g., buildings, pools, 

elevated walkways) associated with Eco-Sustainable Lodging could be constructed within the 

wetland buffer/setback. Whereas, current Comprehensive Plan policies specify which structures 

are allowed within the buffer area, such as utility pilings, pilings for elevated walkways/docks, 

and limited accessways. Therefore, it is difficult to analyze what kind of impacts this amendment 

would have on wetlands and their surrounding transitional habitats. “Restored wetland” is 

undefined, so it is unknown which habitats could be restored and what degree of restoration 

would be required. Additionally, the Applicant did not propose a text amendment to the 

corresponding LDR in Code Section 30-1641 for the proposed wetland setback exception. 

 

Policy #: Effects of Proposed Text Amendment: Comparison to Current Policies: 

6-1.7.5 Allow land or water that is restored as part of 
an Eco-Sustainable Lodging development to 
count as open space. 

Defines “open space” as land or water that is 
required to be maintained as undisturbed 
native vegetation and is unobstructed from 
ground to sky. 

Analysis: Given other existing Comprehensive Plan policies, it could be surmised that “restored 

land” would automatically be considered open space, without the need for this amendment. 

Nonetheless, this amendment suggests that, in order to take advantage of the proposed 60% open 
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space requirement in Policies 1-2.1.6 and 6-1.7.6, some type of restoration of existing land is 

required. However, the Applicant does not specify which types of land must be restored to 

qualify for the new 60% open space requirement, nor does the Applicant explain what degree of 

restoration would be required. 

 

For example, it is unclear if restored land would be considered improving a habitat that is 

considered disturbed wetland to an undisturbed wetland, or if restored land would be considered 

improving disturbed with tropical hardwood hammock uplands to low or medium quality 

hammock. Instead of restored land being classified under the normal habitat classifications (e.g., 

hammock, wetlands, beach berm, disturbed with hammock, disturbed with wetlands, etc.) for 

open space requirements, restored land would use the proposed 60% minimum open space 

requirement. 

 

Table 1 below attempts to illustrate how the current open space ratios (OSR) for existing habitat 

classifications would normally apply to higher quality (or more environmentally sensitive) 

habitats and the resulting change in OSR based on the proposed amendments. 

 

Table 1, Comparison of Open Space Ratios under Current and Proposed Policies 
Existing 

Habitat Classification 
Current 

Minimum OSR 
Proposed Restored 

Habitat Classification 
Current 

Minimum OSR 
Proposed  

Minimum OSR 

Beach Berm 0.90 
No higher habitat 

classification 
0.90 0.60 

Wetlands     

Undisturbed 1.00 
No higher habitat 

classification 
1.00 0.60 

Disturbed 0.90 Undisturbed Wetlands 1.00 0.60 

Hammock     

High Quality 0.90 
No higher habitat 

classification 
0.90 0.60 

Moderate 
Quality  

0.70 High Quality 0.90 0.60 

Low Quality 0.50 Moderate Quality 0.70 0.60 

Disturbed     

With Hammock 0.30 High Quality Hammock 0.90 0.60 

With Wetlands 0.30 Undisturbed Wetlands 1.00 0.60 

With 
Beach/Berm 

0.30 Beach Berm 0.90 0.60 

With Exotics 0.20 Unknown Varies 0.60 

Scarified 0.20 Unknown Varies 0.60 

 

For example, if a disturbed wetland with a 90% OSR is restored to an undisturbed wetland, 

which would normally have a 100% OSR (i.e., no development), then the required OSR would 

decrease to the Applicant’s 60% OSR for restored land. 

 

Another example: If a low quality hammock with a 50% OSR could be enhanced to a moderate 

quality hammock, which would normally have a 70% OSR, through the removal of invasive 
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exotic vegetation and the expansion of the hammock area, then the proposed restored land OSR 

of 60% would apply. 

 

Policy #: Effects of Proposed Text Amendment: Comparison to Current Policies: 

6-1.7.7 Allow habitats that are restored for Eco-
Sustainable Lodging to be cleared. 

Clearing of native vegetation is restricted to 
the approved development area. Required 
open space areas cannot be disturbed during 
construction. 

Analysis: This amendment would allow habitats that are restored for Eco-Sustainable Lodging 

uses to be cleared. This cannot be the Applicant’s intended outcome. However, when combined 

with the Applicant’s proposed amendment to Policy 6-1.7.5 (see above), once land is restored, it 

may result in a lower open space requirement than would normally apply. Whether or not that is 

the Applicant’s intent, it is contradictory to restore land to “pristine” conditions only to be 

cleared for development purposes. Regardless, the increased potential for clearing of Class I 

habitats, whether existing or restored habitats, is inconsistent with the Comprehensive Plan and 

Principles for Guiding Development in the Florida Keys. Furthermore, it is unclear how the 

impact of this amendment on existing open space would be quantified and what the anticipated 

results would be. Despite staff’s requests, the Applicant has provided no supporting data or 

analysis. 

 

Policy #: Effects of Proposed Text Amendment: Comparison to Current Policies: 

6-1.7.8 Add Eco-Sustainable Lodging Restoration as a 
clustering technique to mitigate negative 
environmental impacts on sensitive natural 
areas. 

Requires development to be clustered in the 
least sensitive natural areas through the use 
of reduced construction footprints and 
innovative construction techniques. 

Analysis: The current policy requires development to avoid sensitive natural areas to the 

maximum extent feasible. When development can be permitted on a site containing sensitive 

natural areas, this policy requires development to be clustered, or located within the least 

sensitive areas first before locating within more environmentally sensitive areas. The Applicant 

proposes to add Eco-Sustainable Lodging Restoration as a clustering technique. Given the lack 

of details and analysis provided by the Applicant, it is difficult to determine how Eco-

Sustainable Lodging Restoration would be an effective clustering technique. However, 

considering the other proposed amendments, it appears Eco-Sustainable Lodging Restoration 

would be performed on an entire property in order to take advantage of the 60% “restored lands” 

minimum open space requirement and maximize a site’s development potential. If an entire 

property would then be considered restored lands habitat, it is unclear how the development 

would be clustered in a less sensitive area. In other words, Eco-Sustainable Lodging could be 

clustered anywhere on the property because the land would all be considered the same restored 

lands habitat, instead of the property containing several distinct habitats each with its own open 

space requirement as is the current policy. Furthermore, the Applicant did not propose a text 

amendment to the corresponding LDR in Code Section 30-1616(b). 
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LDR-Specific Analysis 

The Applicant’s proposed LDR amendments can be found in Tab 3 of the application in 

Attachment A. Staff’s analysis of each proposed LDR amendment, along with a comparison with 

the current LDRs, is provided below. 

 

LDR Sec: Effects of Proposed Text Amendment: Comparison to Current LDRs: 

30-32  Add definitions for Eco-Sustainable 
Lodging, Eco-Sustainable Lodging 
Management Plan, and Eco-Sustainable 
Site, as well as list the sustainability and 
ecological criteria of such a use. 

 Provide that the proposed Management 
Plans are reviewed for compliance by an 
independent third party expert, 
presumably prior to development 
approval. 

 Provide that a Commissioning Report by 
an independent third party expert would 
be required to ensure compliance with 
Eco-Sustainable Lodging criteria prior to 
C.O. issuance. 

 Ongoing code compliance is proposed to 
be ensured through the submission of 
annual compliance reports, also by an 
independent third party expert. 

 Require that Eco-Sustainable Lodging 
establish an education program, including 
an operating handbook and tours. 

New definition proposed by Applicant. 

Analysis: The Applicant’s proposed definitions and criteria contain many undefined and 

inadequately described terms and phrases. The proposed sustainability and ecology criteria could 

be a major enforcement challenge for the Village, necessitating the training or hiring of 

knowledgeable staff. In response to this challenge, the Applicant proposes using an independent 

third party expert, who would review the management plan during the development review 

process and would review annual compliance reports submitted by the Eco-Sustainable Lodging 

operator to ensure ongoing conformance with the criteria. However, even with a third party 

expert, Village evaluation and enforcement of some proposed aspects of Eco-Sustainable 

Lodging may be problematic. Many of the Applicant’s proposed sustainability criteria are similar 

to (but not the same as) other established third-party green building certification programs, such 

as LEED (Leadership in Energy and Environmental Design) by the private U.S. Green Building 

Council. 

 

Inadequately described and undefined terms in the Eco-Sustainable Lodging definition include:  

 minimal impact, 

 biogeography,  

 distinct ecological zones,  

 high functionality,  

 effective maintenance,  

 restored ecosystem,  

 active education program,  

 eco-development, and 

 eco augmentation. 
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No information is provided about what the management plans must consist of, although is it 

assumed that the plan would describe in specific details how the proposed Eco-Sustainable 

Lodging development will conform to each of the sustainability and ecology criteria. It is 

assumed that the plan would also detail the required educational program and handbook. The 

plan is supposed to include “success criteria,” but no details or examples are given. An annual 

compliance report is required, but no details or examples are given. 

 

Under the proposed sustainability criteria, the required education program requires an operating 

handbook, but no details or examples are given. Tours of “sustainability features” are required, 

but it is unstated if the tours are for Eco-Sustainable Lodging guests only, or would be open to 

the public. Many of the proposed sustainability criteria for energy and water conservation have 

no bearing on the impacts to the on-site sensitive habitats that would be allowed by the decreased 

open space requirement. A recycling program is required, but recycling would only be 

“encouraged” by all staff and visitors. It is unclear what a “high traffic service area” would be 

when referring to pervious pavers. 

 

Under the proposed ecology criteria, all ecosystems are required to be restored to high 

functionality, but “restored” and “high functionality” are not defined and no examples are given. 

All ecosystems are required to be augmented for high sustainability, but “augment” and “high 

sustainability” are not defined and no examples are given. The Applicant proposes mosquito 

control within high functional wetlands, but no information was provided about whether this is 

considered an ecologically sustainable practice, or potentially harmful to other plant and animal 

species. One specialized habitat is required to be maintained or created in each restored 

ecosystem, but “specialized habitat” is undefined. It is unclear how an observation/education 

platform would protect a habitat, as the Applicant proposes. “Educational experience” is 

undefined. “Imbedded plants” is undefined. 

 

The Applicant has not cited any references, data sources, or examples for the proposed 

sustainability or ecology criteria. 

 

LDR Sec: Effects of Proposed Text Amendment: Comparison to Current LDRs: 

30-476 Add evaluation criteria to the Nonresidential 
BPAS for Eco-Sustainable Lodging and LEED 
design certification 

New criteria proposed by Applicant. BPAS 
criteria currently include other incentives for 
desirable building and site design features. 

Analysis: The Building Permit Allocation System (BPAS) is the primary tool by which the 

Village regulates the rate of growth. However, the Village currently has no mechanism in place 

to allocate new hotel or motel rooms through BPAS, pursuant to Comprehensive Plan Policy 1-

2.1.10, which restricts new transient units in Islamorada to the number that existed on December 

6, 2001, and Policy 1-3.1.1, which regulates the rate of growth in Islamorada and helps maintain 

the 24-hour hurricane evaluation clearance time. Nonetheless, the Applicant has proposed new 

Nonresidential BPAS evaluation criteria for transient Eco-Sustainable Lodging uses that may be 

inconsistent with the Comprehensive Plan. No data, analysis or estimates of the impact of the 

potential new transient units created by the proposed amendments were supplied by the 

Applicant. 
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It is unclear how the Applicant intends to obtain the required transient hotel development rights 

without violating Comprehensive Plan Policy 1-2.1.10, and without utilizing TDRs because the 

land owned by Bonefish Holdings LLC is an ineligible TDR receiver site. The Applicant did not 

propose any Residential BPAS criteria, despite that fact that hotel/motel rooms are considered 

residential dwelling units for density purposes. 

 

The proposed BPAS bonus points contradict existing BPAS criteria, by offering positive points 

for types of development that would normally result in negative points. The Applicant proposes 

giving +5 BPAS points for habitat protection even though Eco-Sustainable Lodging would 

potentially be allowed to clear more sensitive habitat than non-Eco-Sustainable Lodging uses and 

would normally result in up to -10 BPAS points. The Applicant proposes a second +5 BPAS 

points regarding threatened and endangered animal species habitat, even though Eco-Sustainable 

Lodging would potentially be allowed to clear more listed species habitat than non-Eco-

Sustainable Lodging uses and would normally result in up to -10 BPAS points. The Applicant 

proposes a third +5 BPAS points regarding critical habitat area, despite some of the affected 

properties being located within Florida Forever acquisition areas and would normally result in     

-10 BPAS points. 

 

Offering BPAS bonus points for LEED certification, as the Applicant proposes, is problematic. 

Developments would not be LEED certified when they apply for BPAS. LEED certification does 

not occur until after a project is completed and is in operation. The best an applicant could do is 

be LEED-registered, with the certification level (e.g., silver, gold, platinum) as an intended goal. 

No LEED ratings system (e.g., New Construction, Operations & Maintenance) is indicated in the 

proposed language, so it is presumed that any LEED ratings system could be sought by an 

applicant. Code enforcement by the Village could be difficult, especially since the project may 

not be awarded the LEED certification level that it received BPAS points for, or may not receive 

LEED certification at all. The Code requires projects to maintain or increase their BPAS scores if 

any changes are made to the basis for receiving its score. The current Village Code already offers 

BPAS points for incorporating energy conservation features, preserving more open space, 

incorporating pervious paving, and installing more landscaping. 

 

LDR Sec: Effects of Proposed Text Amendment: Comparison to Current LDRs: 

30-693 Establish Eco-Sustainable Lodging up to 70 
rooms as a permitted use within the Tourist 
Commercial (TC) Zoning District. 

New use proposed by Applicant. Hotels and 
motels of 25 rooms or less are currently 
permitted within Village Center (VC) and TC 
Zoning Districts. Hotels and motels with 
more than 25 but less than 50 rooms are a 
minor conditional use within VC and TC 
Zoning Districts. Hotels or motels with more 
than 50 rooms are prohibited within VC 
Zoning District and a major conditional use 
within TC Zoning District. 

Analysis: Making Eco-Sustainable Lodging up to 70 rooms a permitted use, as the Applicant 

proposes, would mean that the only review required other than a building permit would be Site 

Plan Review, which only requires a public hearing if requested by either an applicant or an 

adjacent property owner. Non-Eco-Sustainable Lodging hotels over 25 rooms are conditional 
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uses within the TC Zoning District. The proposed amendment implies that any Eco-Sustainable 

Lodging use over 70 rooms would be prohibited. 

 

LDR Sec: Effects of Proposed Text Amendment: Comparison to Current LDRs: 

30-693 Allow higher density (up to 10 units per acre) 
and higher FAR (up to 0.35) for Eco-
Sustainable Lodging uses 

Base density for hotel and motel rooms in 
the TC Zoning District is six units per acre, 
but up to 12 units per acre are possible with 
TDRs. Base intensity is 0.25 FAR, but up to 
0.35 FAR is offered with TDRs and for 
Working Waterfronts. 

Analysis: Offering density and intensity bonuses as an incentive for projects that incorporate 

sustainable development principles and green building practices may be desirable. However, the 

Applicant’s other proposed text amendments would direct this increased development potential 

to property containing the most environmentally sensitive areas. The proposed incentives would 

only be available to Eco-Sustainable Lodging and not any other uses utilizing sustainable 

development practices. 

 

LDR Sec: Effects of Proposed Text Amendment: Comparison to Current LDRs: 

30-1614 
and  
30-1616 

Allow an Eco-Sustainable Lodging 
Management Plan to substitute for a 
conservation easement as a “reservation” 
pursuant to Comprehensive Plan Policy 6-
1.6.2. 

Conservation easements are required to 
preserve the minimum open space ratio 
within certain habitats (e.g., tropical 
hardwood hammock). 

Analysis: As previously mentioned, insufficient detail has been provided by the Applicant in 

order to evaluate whether the proposed management plans would be an acceptable substitute for 

conservation easements. 

 

LDR Sec: Effects of Proposed Text Amendment: Comparison to Current LDRs: 

30-1614 Add a new minimum open space 
requirement of 60% for “restored 
environmentally sensitive lands affiliated 
with Eco-Sustainable Lodging” as an “average 
of all habitats.” 

Each habitat classification has its own open 
space requirement. The most sensitive 
habitats have the highest open space 
requirements. Averaging open space of 
multiple habitats is not possible. 

Analysis: The Applicant has not defined “restored environmentally sensitive lands” and has not 

provided any criteria for what constitutes land in need of restoration. The Applicant does not 

specify which habitats could be restored in order to be eligible for the reduced open space 

requirement. It is unknown how the Applicant calculated the proposed 60% average open space 

requirement. As a result, the potential impacts of this proposed amendment on sensitive habitats 

are difficult to quantify. However, the potential consequence of this proposed amendment 

appears to be that the developable area (or development footprint) within Class I habitats, which 

are the most sensitive and currently have the highest open space requirements, would increase 

from as little as 0% to up to 40% without regard to the impact on beach berms, wetlands and 

hammock. Combined with the proposed clustering amendments, development within restored 

environmentally sensitive lands would not be required to be located in the least sensitive habitats 

(e.g., existing disturbed areas) of a property before encroaching into more sensitive habitats. 
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Analysis of Potentially Eligible Sites 

According to the Applicant’s proposed LDR amendment of Code Section 30-32, an Eco-

Sustainable Lodging site must have a minimum of four acres and contain at least three different 

“eco zones,” which are habitats listed by the Applicant as hardwood hammock, wetlands, “dune” 

or beach berm, mangrove and shoreline. The Applicant submitted a list of four potential Eco-

Sustainable Lodging sites (see Attachment B), but did not provide an analysis of the proposed 

amendments on the properties. 

 

The following is staff’s independent analysis of potentially eligible sites for Eco-Sustainable 

Lodging. According to Village GIS data of environmental conditions and zoning, there are no 

parcels within the TC Zoning District that would be eligible for the proposed Eco-Sustainable 

Lodging criteria. Although there are TC-zoned parcels of at least four acres, no existing TC-

zoned parcels contain at least three different “eco zones.” This is because the TC Zoning District 

is intended to accommodate existing tourist lodging, tourist attractions and supportive facilities. 

Thus, any new Eco-Sustainable Lodging developments would require a map amendment to 

change the FLUM and/or zoning of an eligible parcel or assemblage of parcels, containing at 

least three “eco zones,” to the MU FLUM Category and/or the TC Zoning District. 

 

The Applicant provided a list of four potential Eco-Sustainable Lodging sites (see Attachment 

B), which staff has analyzed in Table 2 on the next page as Sites #1 through #4. The property 

owned by Bonefish Holdings LLC has been included by staff as Site #5. Staff identified three 

more potentially eligible Eco-Sustainable Lodging sites, regardless of zoning, that have at least 

four acres and three different “eco zones” and are listed in Table 2 as Sites #6 through #8. 

Publicly-owned land is excluded. 

 

All sites have oceanfront shoreline, except the Site #7 (the San Pedro parcel), which has non-

oceanfront shoreline. All but one site identified by the Applicant have the required three “eco-

zones.” Five sites are located within Florida Forever acquisition areas. Three sites are currently 

undeveloped, one site is actively developed, three sites have new development in progress, and 

one site was previously-developed but has been abandoned. Site #2 is being developed as a 

single-family residence. Site #4 has remnants of an abandoned development, but is now 

overgrown with vegetation. All sites, except the site owned by Bonefish Holdings LLC, are 

single parcels. Thus, this analysis does not consider that multiple contiguous parcels could be 

assembled to meet the four-acre minimum size, as Bonefish Holdings LLC has done. 

 

Based on the Table 2 below, staff estimates that at least 62.76 acres of land in the Village would 

be potentially eligible for development as Eco-Sustainable Lodging according to the Applicant’s 

criteria. If all 62.76 acres of land would count toward the maximum development potential of the 

parcels as “restored land” as proposed in the Applicant’s text amendments, then up to 627 Eco-

Sustainable Lodging hotel rooms (at 10 rooms per acre) or up to 956,829 square feet of 

nonresidential floor area (at 0.35 FAR) would be possible. This development potential would be 

limited by other factors, including (but not limited to) minimum open space requirements, 

setbacks, landscaping, parking minimums, height limits and concurrency management or level of 

service standards. The maximum development potential of hotel rooms and nonresidential floor 

area calculated above would not realistically be achieved because each hotel unit would subtract 

from the total floor area that could be developed, and vice versa. 
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Table 2, List of Potential Eco-Sustainable Lodging Sites 
Site 

# 
Parcel Zoning 

Total 
Acreage 

Number/Type of Habitats 
Florida Forever 
Acquisition Area? 

1 00093360-000000 
(Lural Investment, 

Plantation Key) 

NR 10.25 3 / tropical hardwood hammock, 
saltmarsh & buttonwood,  beach 
berm complex 

Yes 

2 00419295-002601 
(Plantation 

Hammock LLC, 
Plantation Key) 

NR 7.30 2 / tropical hardwood hammock, 
Disturbed with beach berm,  

No (removed in 
2012) 

3 00397060-000000 
(Eaton, Lower 

Matecumbe Key) 

NR 2.89 
 

3 / tropical hardwood, hammock, 
saltmarsh & buttonwood 
(disturbed), beach berm 

No 

4 00093800-000000 
(Windley Key One 
LLC, Windley Key) 

RE 8.16 6 / tropical hardwood hammock, 
disturbed with hammock, 
disturbed with mangrove, 
disturbed with beach berm, 
disturbed with saltmarsh & 
buttonwood, disturbed 

Yes 

5 00403900-000000, 
00404520-000000, 
00404260-000000, 
00404270-000000, 
00404280-000000, 
00404290-000000 
(Bonefish Holdings 

LLC, Upper 
Matecumbe Key) 

NR, HC 7.75 3 / tropical hardwood hammock,  
saltmarsh & buttownwood, beach 
berm 

Yes 

6 00092350-000000 
(Evanoff’s 5C and 
$1.00 Stores Inc, 
Plantation Key) 

NR 5.03 4 / tropical hardwood hammock, 
saltmarsh & buttonwood, 
disturbed with mangrove, , 
fringing mangroves 

Yes 

7 00092470-000000 
(San Pedro Catholic 
Church, Plantation 

Key) 

PS 14.27 4/ tropical hardwood hammock, 
saltmarsh & buttonwood, 
mangrove, disturbed ,  

Yes 

8 00411800-000000 
(Stephens, 

Plantation Key) 

NR 7.11 3 / tropical hardwood hammock, 
disturbed with beach berm, 
mangroves 

No 

 

In an attempt to quantify the impact of the proposed amendments on minimum open space 

requirements, Staff conducted its own analysis on the above eight potentially eligible Eco-

Sustainable Lodging sites. Using the best available data from GIS and permitting records, staff 

determined the number and size of the existing habitat areas on each site. The minimum open 

space and developable area within each site’s habitats was calculated based on the current LDRs. 

For comparison, the minimum open area and developable area based on the Applicant’s 

proposed “restored land” criteria. The results of this analysis are shown in Table 3. 
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Table 3, Analysis of Current and Proposed Open Space vs. Developable Area 
 

Site # Parcel Habitat Types Acres Square Feet

Minimum 

Open Space 

Ratio

Minimum 

Open Space 

Area (Acres)

Developable 

Area (Acres)

Minimum 

Open Space 

Ratio

Minimum 

Open Space 

Area (Acres)

Developable 

Area (Acres)

of Open 

Space

of 

Developable 

Area

1 Lural -00093360-000000 Tropical Hardwood Hmk (High Quality) 5.26 229,126 0.90 4.73 0.53

(Plantation Key) Saltmarsh Buttonwood 4.06 176,854 1.00 4.06 0.00 Restored

GIS mapping Beach Berm 0.93 40,641 0.30 0.28 0.65 Land

TOTAL 10.25 446,621 9.07 1.18 0.60 6.15 4.10 -32% 248%

2 Rosseau -00419295-002601 Tropical Hardwood Hmk (High Quality) 6.37 277,280 0.90 5.73 0.64

(Plantation Key) Disturbed 0.34 14,810 0.20 0.07 0.27 Restored

Flagged/survey data 2004 Disturbed with Hammock 0.59 25,700 0.30 0.18 0.41 Land

TOTAL 7.30 317,791 5.97 1.32 0.60 4.38 2.92 -27% 121%

3 Crawford - 00397060-000000 Tropical Hardwood HmK (Low Quality) 0.58 25,265 0.50 0.29 0.29

(Lower Matecumbe) Disturbed 0.18 7,623 0.20 0.04 0.14

Office mapping Saltmarsh Buttonwood (Disturbed) 1.00 43,560 0.90 0.90 0.10 Restored

Beach Berm 1.14 49,571 0.90 1.02 0.11 Land

TOTAL 2.89 126,019 2.25 0.64 0.60 1.74 1.16 -23% 80%

4 Nestor -0093800-02000 Tropical Hardwood HmK (Moderate Quality) 4.32 188,353 0.70 3.03 1.30

(Windley Key) Disturbed with Hammock 1.30 56,584 0.30 0.39 0.91

Office mapping Disturbed with Mangrove 0.61 26,746 0.90 0.55 0.06

Disturbed with Beach Berm 0.77 33,541 0.30 0.23 0.54

Disturbed with Saltmarsh and Buttonwood 0.99 43,124 0.30 0.30 0.69 Restored

Disturbed 0.16 6,970 0.20 0.03 0.13 Land

TOTAL 8.16 355,319 4.53 3.63 0.60 4.89 3.26 8% -10%

5 00403900-000000, 00404520-000000, 00404260-000000, 00404270-000000, 00404280-000000, 00404290-000000Tropical Hardwood Hmk(High Quality) 2.07 90,090 0.90 1.86 0.21

(Bonefish Holdings LLC, UMK) Saltmarsh and Buttonwood 4.24 184,778 0.90 3.82 0.42 Restored

Private consultant 2009 Beach berm 1.44 62,650 0.30 0.43 1.01 Land

TOTAL 7.75 337,518 6.11 1.64 0.60 4.65 3.10 -24% 89%

6 00092350-000000 Tropical Hardwood Hammock, (High Quality) 3.66 159,219 0.90 3.29 0.37

(Evanoff’s 5C and $1.00 Stores Inc, PK)Disturbed with Mangrove 0.09 3,814 0.90 0.08 0.01

Office mapping Saltmarsh and buttonwood association 0.19 8,395 0.90 0.17 0.02 Restored

Fringing mangroves 1.09 47,571 0.90 0.98 0.11 Land

TOTAL 5.03 218,999 4.52 0.50 0.60 3.02 2.01 -33% 300%

7 00092470-000000 Tropical Hardwood Hammock, (High Quality) 3.53 153,644 0.90 3.17 0.35

(San Pedro Catholic Church, PK)Saltmarsh and Buttonwood 0.92 39,865 0.90 0.82 0.09

Office mapping Mangrove - Scrub 3.29 143,115 0.90 2.96 0.33 Restored

Disturbed 6.54 285,017 0.20 1.31 5.23 Land

TOTAL 14.27 621,641 8.26 6.01 0.60 8.56 5.71 4% -5%

8 00411800-000000 Tropical Hardwood Hmk (Moderate Quality) 2.62 114,127 0.70 1.83 0.79

(Stephens, PK) Disturbed with beach berm 0.99 43,302 0.30 0.30 0.70 Restored

Flagged/survey data 2003 Mangrove - Scrub and Fringing 3.50 152,460 0.90 3.15 0.35 Land

TOTAL 7.11 309,889 5.28 1.83 0.60 4.27 2.85 -19% 55%

62.76 2,733,796 46.01 16.75 37.66 25.10 -18% 50%

PROPOSED LDRSCURRENT LDRS % CHANGE

TOTALS

AREA
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As shown in Table 3, the total minimum open space area would decrease by 18% and total 

developable area would increase by 50% on eligible sites under the Applicant’s proposed text 

amendments. On sites with primarily Class I habitats (i.e., the most environmentally sensitive), 

minimum open space areas decreased by as much as one-third, while developable area tripled. 

The decreases in open space ranged from 19% to 33%, while increases in developable area 

ranged from 55% and 300%. On two sites with larger disturbed habitats, minimum open space 

areas actually increased slightly. 

 

Most notably, Site #4 would potentially allow more developable area (3.63 acres) under the 

Village’s current LDRs than the Bonefish Holdings LLC property (Site #5) even after the 

Applicant’s proposed text amendments, which would leave only 3.10 acres of developable area. 

 

Under the Village’s current LDRs, which require different minimum open space ratios by habitat 

type, 73% of all land (46.01 out of 62.76 total acres) on eligible Eco-Sustainable Lodging sites 

would have to be preserved as open space, leaving 27% (or 16.75 acres) of developable land. In 

comparison with the Applicant’s proposed “restored land” open space ratio, 60% of all land 

(37.66 acres) would be preserved as open space, leaving 40% (or 25.10 acres) of developable 

land. 

 

Analysis of Changed Projections 

As required for text amendments, the Applicant submitted a statement regarding changed 

projections (see Tab 7 of the application in Attachment A). 

 

The Applicant states “the availability of qualifying property will limit the impact to current 

projection to a minimum level.” The Applicant’s changed projections statement was included 

with the original application, which initially stated that five parcels of private property in 

Islamorada may meet the criteria for Eco-Sustainable Lodging, and that “two or three sites as 

well as one or two government properties could be feasible locations.” It was unclear to which 

properties the Applicant referred, or why government property would be a feasible location for 

Eco-Sustainable Lodging. At staff’s request, the Applicant later provided the list of four eligible 

sites in Attachment B. According to the Applicant, five sites would be eligible for a total of 

36.35 acres, including the Bonefish Holdings LLC property. According to staff’s analysis, eight 

sites would be eligible for a total of 62.76 acres, including the above five sites. 

 

The Applicant states the “current TC undeveloped properties do not appear to meet the necessary 

criteria for Eco-Sustainable Lodging.” There are no undeveloped properties within the TC 

Zoning District because its original intent was to accommodate existing tourist lodging uses. The 

Applicant did not provide any supporting data, but staff performed an analysis. Although there 

are TC-zoned properties of at least four acres, none contain the minimum three “eco-zones” 

required to be eligible for Eco-Sustainable Lodging. 

 

The Applicant states “the high capital cost of meeting the [proposed] regulatory requirements [of 

Eco-Sustainable Lodging] will limit the economic feasibility of some of these sites.” The 

Applicant provided no supporting data about the high capital costs of Eco-Sustainable Lodging. 

Furthermore, it is unclear how relying on “high capital costs” would be an effective limiting 

factor of more sites being economically feasible for Eco-Sustainable Lodging. There could be 
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other limiting factors (e.g., market analysis, return on investment) that influence whether any 

development project is economically feasible. 

 

The Applicant states “over the next 10 years it is expected that two properties would propose a[n 

Eco-Sustainable Lodging] project for approval.” It is unclear which two properties would 

propose a project for approval, and upon what this expectation is based. No data was provided 

and no sources were cited by the Applicant. 

 

Analysis of Changed Assumptions 

As required for text amendments, the Applicant submitted a statement regarding changed 

assumptions (see Tab 8 of the application in Attachment A). 

 

The Applicant assumes that the “high expense” of creating Eco-Sustainable Lodging will limit 

its impacts, but then states that the proposed text amendment “will provide examples and 

education in the economically feasible sustainable building systems and equipment.” It is unclear 

how expensive Eco-Sustainable Lodging projects would be good examples of “economically 

feasible building systems and equipment.” The Applicant further states “ecological and 

sustainable projects are expensive to create and maintain,” but did not cite any sources or 

supporting data. 

 

The Applicant states “guests living and being educated in these environments will gain a better 

appreciation for and greater knowledge of the keys environment.” However, visitors to the 

Florida Keys today can see examples of pristine natural environments and learn about native 

plant and animal species in or near Islamorada by visiting Windley Key Geological State Park, 

Lignumvitae Key State Park, Indian Key State Park, John Pennekamp Coral Reef State Park, 

Dagny Johnson Key Largo Hammock Botanical State Park, and other conservation areas. There 

are existing means for residents and visitors to live, be educated and even go camping in the 

Florida Keys environments without the Applicant’s proposed amendments to open space, 

clustering and wetland setbacks. 

 

Analysis of Rationale 

As required for text amendments, the Applicant submitted a written rationale for the proposed 

amendments (see Tab 10 of the application in Attachment A). 

 

The Applicant states that the problems are invasive vegetation and environmental degradation 

over time, and that local governments lack the resources to counteract these factors. There is an 

assumption that the only way the local government can fix these problems on its own is to 

purchase and preserve land. While property acquisition is an effective solution, there are more 

methods available. The Village’s LDRs have environmental design criteria, which require 

clustering development in the least sensitive areas, minimizing building footprints, preserving 

the most sensitive areas, and actively maintaining conservation open space areas in a natural 

state including invasive exotic removal. There is also already a local educational component 

provided by local parks and State and Federal agencies in the area, among other places, where 

residents and visitors can learn about the importance of conservation and sustainability. 
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The Applicant states “the prevention of activities within or adjacent to these biological 

communities currently imposed have not prevented their degradation nor advanced the public 

understanding and appreciation.” No citations or data are provided as a basis for this statement. 

 

Impact on Public Facilities: 

Pursuant to Code Chapter 30, Article IV, Division 5, the Village’s Concurrency Management 

System is intended to ensure that certain public facilities and services needed to support 

development are available concurrent with the impacts of such development, in accordance with 

the Village Comprehensive Plan and F.S. § 163.3180. Code Section 30-304 sets forth level of 

service (LOS) standards for concurrency facilities, including roads, solid waste, potable water, 

stormwater, wastewater, and recreation and open space. The Village is currently using the 2011 

Public Facilities Capacity Assessment, as adopted by Resolution No. 11-10-85. 

 

The following analysis is based on the assumption that if all 62.76 acres of land eligible to be 

developed with Eco-Sustainable Lodging would count toward the maximum development 

potential of the parcels as “restored land” as proposed in the Applicant’s text amendments, then 

up to 627 Eco-Sustainable Lodging hotel rooms (at 10 rooms per acre) or up to 956,829 square 

feet of nonresidential floor area (at 0.35 FAR) would be possible. The actual development 

potential would be limited by other factors, including (but not limited to) minimum open space 

requirements, setbacks, landscaping, parking minimums, height limits and concurrency 

management or level of service standards. The maximum development potential of hotel rooms 

and nonresidential floor area would not realistically be achieved because each hotel unit would 

subtract from the total floor area that could be developed, and vice versa. 

 

Roads: 

Pursuant to Comprehensive Plan Policy 2-1.2.1 and Code Section 30-304(1), U.S. 1 shall have 

sufficient available capacity to operate at or within 5% of LOS C as measured on an annual 

average daily traffic (AADT) basis at all intersections and roadway segments; all other roadways 

for which the Village is responsible shall have sufficient available capacity to operate at or 

within 5% of LOS D as measured on an AADT basis at all intersections and roadway segments. 

 

Table 4 summarizes the U.S. 1 level of service and reserve capacity for years 2011 and 2012. 

Pursuant to Policy 2-1.2.4, the Village shall deny development permits for development that 

would result in additional trips on a deficient segment of U.S. 1 upon such segments exhausting 

the 5% allowance authorized by the U.S. 1 Task Force Methodology; however, permits shall be 

denied only on the key where the deficient segment exists and if the impacts of the development 

permit cannot be mitigated pursuant to Transportation Fair Share Mitigation (F.S. 163.3180(16)). 
 

Table 4: U.S. 1 Level of Service and Reserve Capacity 
U.S. 1 

Segment 
2011 

Level of Service 
2011 Reserve 

Capacity (trips)* 
2012 

Level of Service 
2012 Reserve 

Capacity (trips)* 

17 Lower Matecumbe Key D 1,196 D 950 

18 Tea Table Key D 571 E -1,785 

19 Upper Matecumbe Key C 2,325 C 1,511 

20 Windley Key C 1,329 C 889 

21 Plantation Key B 6,190 B 6,666 

* Includes 5% of LOS C trip allowance 
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According to the Institute of Transportation Engineers’ Trip Generation, 8th Edition, hotel 

rooms (310 land use classification) generate 8.17 average daily trips per room. At an estimated 

total 627 hotel rooms, up to 5,123 trips would be generated by the potential new development. 

The trip generation for the nonresidential floor area has not been estimated since the trips 

generated would vary depending on the exact land uses. Regardless, the new development 

potential created by the Applicant’s proposed text amendments to the Comprehensive Plan and 

LDRs may have a significant impact on roadway level of service. 

 

Solid Waste: 

Pursuant to Code Section 30-304(2), sufficient capacity shall be available at a solid waste 

disposal site to accommodate all existing and approved development for a period of at least three 

years from the projected date of completion of the proposed development or use. All solid waste 

generated in the Village is disposed of at existing authorized sites located in Monroe and Miami-

Dade counties. According to the 2011 Public Facilities Capacity Assessment, sufficient solid 

waste disposal capacity is currently projected to be available at the adopted LOS standard. 

Depending on the timing and amount of potential new development generated, it is unknown if 

the Applicant’s proposed amendments would have any adverse impacts on solid waste level of 

service. 

 

Potable Water: 

Pursuant to Code Section 30-304(3), sufficient potable water from an approved and permitted 

source shall be available to satisfy the projected water needs of the proposed development. The 

potable water level of service for non-residential uses is 0.35 gallons per square foot per day. The 

Florida Keys Aqueduct Authority is the Village’s potable water source. According to the 2011 

Public Facilities Capacity Assessment, there is an adequate supply of potable water to meet 

current and future demands, based on current conditions and projections. Depending on the 

timing and amount of potential new development generated, it is unknown if the Applicant’s 

proposed amendments would have any adverse impacts on solid waste level of service. 

 

Stormwater: 

Pursuant to Code Section 30-304(4), stormwater management plans must be provided 

demonstrating that (1) post-development runoff does not exceed the pre-development runoff rate 

for a 25-year storm event, up to and including an event with a 24 hour duration; (2) treatment 

and disposal facilities meet design and performance standards with treatment of the runoff from 

the first one inch of rainfall on-site to meet the water quality standards required by the Florida 

Administrative Code; and (3) stormwater discharging into Outstanding Florida Waters provides 

additional treatment pursuant to the Florida Administrative Code. Regardless of the timing and 

amount of potential development generated by the Applicant’s proposed amendments, all 

development would be required to meet the Village’s criteria in Code Chapter 30, Article VII, 

Division 8 (Stormwater Management) and Islamorada’s Stormwater Design Criteria Technical 

Manual. 

 

Wastewater: 

Pursuant to Section 30-304(5), sufficient wastewater treatment capacity shall be available to 

satisfy the projected needs of the development or use according to adopted LOS standards. Any 
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development generated by the Applicant’s proposed text amendments would be subject to this 

provision or would be mandated to hook up to a central sewer system when it is available. 

 

Recreation and Open Space: 

Pursuant to Code Section 30-304(6), sufficient available recreation and open space facility 

capacity shall be available to satisfy the projected needs of the development or use at a LOS of 

3.79 acres per 1,000 persons (functional population). According to the 2011 Public Facilities 

Capacity Assessment, the Village had an estimated functional population of 10,727 persons. 

Therefore, 40.65 acres of recreation and open space are required to meet the adopted LOS. 

Islamorada currently maintains 132.3 acres of recreation and open space, which exceeds the 

adopted LOS and provides for 12.33 acres per 1,000 persons. It is not anticipated that the 

Applicant’s proposed text amendments would have an adverse impact on recreation and open 

space level of service. 

 

Consistency with Goals, Objectives and Policies of Comprehensive Plan: 

As a whole, staff finds the Applicant’s proposed text amendments to the Village Comprehensive 

Plan and LDRs to be INCONSISTENT with the following goals, objectives and policies of the 

existing Comprehensive Plan. 

 

 GOAL 1-1: IMPLEMENT FUTURE LAND USE VISION 

 GOAL 1-2: DIRECT GROWTH ACCORDING TO THE FUTURE LAND USE MAP 

SERIES 

 Policy 1-2.1.5: Areas Ineligible for Density or FAR Calculations 

 Policy 1-2.1.6: Establish Minimum Open Space Requirements 

 Policy 1-2.1.10: Restrict Development of New Transient Units 

 Policy 1-2.1.11: Limit Creation of New Development Rights 

o OBJECTIVE 1-2.4: RECOGNIZE MIXED USE DEVELOPMENT PATTERNS 

 Policy 1-2.4.1: Guide the Location of Commercial Uses and Revitalize Commercial 

Areas 

 GOAL 1-3: LIMIT GROWTH WITHIN THE VILLAGE 

o OBJECTIVE 1-4.5: PROTECT NATURAL RESOURCES 

 Policy 1-4.5.1: Manage Environmentally Sensitive Lands 

 Policy 1-4.5.3: Protect Flora and Fauna Having Special Status 

o OBJECTIVE 1-4.7: APPLICATION OF INNOVATIVE LAND AND WATER 

RESOURCE MANAGEMENT AND ENERGY CONSERVATION CONCEPTS 

 Policy 1-4.7.1: Implement Innovative Techniques in the Land Development 

Regulations 

o OBJECTIVE 5-1.1: PROTECT COASTAL RESOURCES, WETLANDS, ESTUARIES, 

LIVING MARINE RESOURCES AND WILDLIFE HABITATS 

 Policy 5-1.1.1: Restrict Development in Wetlands 

 Policy 5-1.1.2: Limit Development Impacts on Wetlands 

 Policy 5-1.1.3: Protect Coastal and Estuarine Environmental Quality and the 

Shoreline 

 Policy 5-1.1.8: Protect Living Marine Resources, Wetlands and Seagrass Beds 

 Policy 5-1.1.10: Maintain a 50 Foot Buffer Adjacent to Wetlands 

 Policy 5-1.1.11: Manage Impacts of Coastal Development on Tidal Flushing and 
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Circulation Patterns 

 Policy 5-1.1.12: Promote Propagation of Fish and Wildlife 

 Policy 5-1.2.1: Implement Policies for Shoreline Land Uses 

 Policy 5-1.2.2: Limit Impacts of Development and Redevelopment on Water Quality, 

Wildlife Habitat and Living Marine Resources 

 Policy 5-1.3.5: Regulate Development in Disturbed Wetlands Through KEYWEP 

o OBJECTIVE 5-1.4: ELIMINATE THE LOSS OF UNDISTURBED WETLANDS 

 Policy 5-1.4.1: Mandate of Open Space in Undisturbed Wetlands 

o OBJECTIVE 5-1.5: ESTABLISH LAND USE CONTROLS AND CONSTRUCTION 

STANDARDS FOR PROTECTING THE NATURAL SHORELINE, INCLUDING 

BEACHES AND BERMS 

 Policy 5-1.6.8: Implement General Hazard Mitigation By Restricting the 

Density/Intensity of Development 

o OBJECTIVE 5-1.9: AVOID POPULATION CONCENTRATIONS IN THE COASTAL 

HIGH HAZARD AREA 

 Policy 5-1.9.1: Restrict Development in the Coastal High Hazard Areas 

 GOAL 6-1: CONSERVE NATURAL AND ENVIRONMENTAL RESOURCES 

o OBJECTIVE 6-1.4: PROTECT NATURAL RESOURCES 

 Policy 6-1.4.1: Manage Conservation Lands 

 Policy 6-1.4.3: Implement the Comprehensive Plan Through Land Development 

Regulations 

 Policy 6-1.4.4: Regulate Development to Promote Natural Resource Conservation 

 Policy 6-1.4.6: Protect Flora and Fauna Having Special Status 

 Policy 6-1.4.12: Protect the Schaus’ Swallowtail Butterfly From Development 

Activities 

 Policy 6-1.4.17: Development Within Tropical Hardwood Hammock 

o OBJECTIVE 6-1.6: PROTECT AND PRESERVE WETLANDS 

 Policy 6-1.6.3: Manage and Regulate Wetlands 

o OBJECTIVE 6-1.7: PROTECT NATIVE VEGETATION AND MARINE HABITATS 

 Policy 6-1.7.2: Preserve Native Plant Communities 

 Policy 6-1.7.6: Open Space Requirements for Vegetated Communities 

 Policy 6-1.7.7: Restrict Clearing of Native Vegetation to the Development Area 

 Policy 6-1.7.8: Cluster Development in Sensitive Natural Areas 

 Policy 6-1.7.10: Reduce Habitat Fragmentation 

 Policy 6-1.7.13: Minimize Impacts on the Native Plants 

o OBJECTIVE 6-1.9: PROTECT FISHERIES, WILDLIFE AND WILDLIFE HABITATS 

 Policy 6-1.9.2: Protect Wildlife and Wildlife Habitats 

 Policy 6-1.9.6: Ensure Maintenance of Habitat Quality 

o OBJECTIVE 7-1.3: PROTECT OPEN SPACE SYSTEMS 

 

Compatibility with Chapter 380.0552(7), Florida Statutes, Principles for Guiding Development 

(Florida Keys Area of Critical State Concern) 

The following are 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. 
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(a) Strengthening local government capabilities for managing land use and development so that 

local government is able to achieve these objectives without continuing the area of critical 

state concern designation. 

(b) Protecting shoreline and marine resources, including mangroves, coral reef formations, 

seagrass beds, wetlands, fish and wildlife, and their habitat. 

(c) Protecting upland resources, tropical biological communities, freshwater wetlands, native 

tropical vegetation (for example, hardwood hammocks and pinelands), dune ridges and 

beaches, wildlife, and their habitat. 

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

economic development. 

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

Keys. 

(f) Enhancing natural scenic resources, promoting the aesthetic benefits of the natural 

environment, and ensuring that development is compatible with the unique historic character 

of the Florida Keys. 

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

(h) Protecting the value, efficiency, cost-effectiveness, and amortized life of existing and 

proposed major public investments, including: 

1. The Florida Keys Aqueduct and water supply facilities; 

2. Sewage collection, treatment, and disposal facilities; 

3. Solid waste treatment, collection, and disposal facilities; 

4. Key West Naval Air Station and other military facilities; 

5. Transportation facilities; 

6. Federal parks, wildlife refuges, and marine sanctuaries; 

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

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

9. Other utilities, as appropriate. 

(i) Protecting and improving water quality by providing for the construction, operation, 

maintenance, and replacement of stormwater management facilities; central sewage 

collection; treatment and disposal facilities; and the installation and proper operation and 

maintenance of onsite sewage treatment and disposal systems. 

(j) Ensuring the improvement of nearshore water quality by requiring the construction and 

operation of wastewater management facilities that meet the requirements of Chapters 

381.0065(4)(l) and 403.086(10), Florida Statutes, as applicable, and by directing growth to 

areas served by central wastewater treatment facilities through permit allocation systems. 

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

Florida Keys. 

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

Keys. 

(m) Providing adequate alternatives for the protection of public safety and welfare in the event of 

a natural or manmade disaster and for a post-disaster reconstruction plan. 

(n) Protecting the public health, safety, and welfare of the citizens of the Florida Keys and 

maintaining the Florida Keys as a unique Florida resource. 

 

Based on its analysis, staff finds the Applicant’s proposed text amendments to the Village 

Comprehensive Plan and LDRs to be INCONSISTENT with Principles (a), (b), (c), (f) and (n). 
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Budget Impact: 

None. 

 

Staff Impact: 

None. 

 

Local Planning Agency Recommendations: 

At its regular meeting on June 10, 2013, the Local Planning Agency unanimously recommended 

that the Village Council NOT PASS the proposed ordinance (Attachment E) amending the 

Comprehensive Plan. 

 

At its regular meeting on June 10, 2013, the Local Planning Agency unanimously recommended 

that the Village Council NOT PASS the proposed ordinance (Attachment F) amending the 

Land Development Regulations. 

 

Staff Recommendations: 

Staff recommends that the Village Council NOT PASS the proposed ordinance amending the 

Comprehensive Plan. 

 

Staff recommends that the Village Council NOT PASS the proposed ordinance amending the 

Land Development Regulations. 



 



kevin.bond
Text Box
Attachment AApplication



 



kevin.bond
Text Box
Tab 1Application for Text Amendment







 



kevin.bond
Text Box
Tab 2List of Comprehensive Plan goals, objectives and or policies to be amended and proposed text





PROPOSED AMENDMENTS TO COMPREHENSIVE PLAN 
 
 
 
OBJECTIVE 1-2.1: FUTURE LAND USE MAP DENSITIES AND INTENSITIES DEFINED. The 
designations on the Future Land Use Maps 2-1 through 2-3 shall be defined by the policies herein: 

 
Policy 1-2.1.4: Restrict Density and Intensity of Development. The maximum range of 
allocated density and/or intensity (FAR) stated in the Comprehensive Plan and in the Land 
Development Regulations, for permitted uses in each future land use map category shall not 
exceed the thresholds established in accordance with the following table: 
     

MAXIMUM DENSITY AND INTENSITY BY FUTURE LAND USE MAP CATEGORY 
 

FLUM Category Maximum 
Residential Density 

Maximum Non-Residential 
Intensity (FAR)

Residential Conservation (RC) 1 unit/4 acres +1 - 
Residential Low (RL) 1 unit/2 acres +1 - 
Residential Medium (RM)   
Single Family 1 unit per lot - 
Duplex 2 units per lot - 
     Triplex for Affordable Housing 3 units per lot - 
     Fourplexes for Affordable Housing 4 units per lot - 
Residential High (RH)   
     Density Allowance 6 units per acre - 
     With TDRs 12 units per acre - 
     Affordable Housing 15 units per acre - 
Mixed Use Residential (MU)   
     Residential Density Allowance 6 units per acre - 
     With TDRs  12 units per acre - 
Eco-Sustainable Lodging 10 units per acre - 
     Affordable Housing 15 units per acre  
Mixed Use Non-Residential   
Outside Village Activity Centers - 0.25 
Outside VAC’s with TDRs or Eco-
Sustainable Lodging 

- 0.35 

     Inside Village Activity Centers - 0.35 
     Working Waterfronts - 0.35 
Industrial (I) +1 0.25 
Conservation (C) - - 
Airstrip (A) 1 unit per lot 0.25 
Public and Semi-Public Services (PS)   
     Density and Intensity Allowance +1 0.25 
     With TDRs - .035 
     Residential Institutional Use 12 units per acre - 
Recreation and Open Space (RO) - 0.15 
Mariculture (M) +1 0.25 
Note: One caretaker’s cottage may be provided in FLUM categories, indicated with +1. 
 



Density and intensity may be further constrained by criteria included in the Comprehensive Plan 
and Land Development Regulations, including but not limited to: requirements for minimum 
open space; concurrency management and level of service standards for transportation, water, 
including potable water, stormwater and other public facilities and services; off-street parking and 
internal circulation; landscaping; impacts on schools; and on-site and off-site improvements and 
design amenities required to achieve land use compatibility. Natural constraints such as the shape 
and natural features of a site may also present obstacles to achieving maximum density and/or 
intensity delineated above. 

 
 

Policy 1-2.1.5: Areas Ineligible for Density or FAR Calculations. No density or floor area ratio 
(FAR) credit shall be granted for undevelopable environmentally sensitive lands including: 
wetlands; transitional wetlands; mangroves; salt marsh; tidal waters; beaches; beach berms and 
dunes; and natural shoreline; excepting provisions herein for transfer of development rights and 
for restored environmentally sensitive lands affiliated with Eco-Sustainable Lodging. 

 
 

Policy 1-2.1.6: Establish Minimum Open Space Requirements. The minimum open space 
requirements established in the Land Development Regulations shall be in accordance with both 
Policy 6-1.7.6 and the following table: 
 

MINIMUM OPEN SPACE REQUIREMENT BY HABITAT CLASSIFICATION 
 

Habitat Classification Minimum Open Space Requirement 
Submerged Land (Open Water) 1.00 
Beach Berm 0.90 
Mangrove and Freshwater Wetlands  
     Undisturbed 1.00 
     Disturbed 0.09 
Saltmarsh & Buttonwood Wetlands  
     Undisturbed 1.00 
     Disturbed 0.90 
High Hammock  
     High Quality 0.90 
     Moderate Quality 0.70 
     Low Quality 0.50 
Restored environmentally sensitive lands  
affiliated with Eco-Sustainable Lodging 

 

     Average of all habitats 0.60 
Disturbed   
     With Hammock 0.30 
     With Salt Marsh & Buttonwood 0.30 
     With Beach/Berm 0.30 
     With Exotics 0.20 
     Scarified 0.20 

 
 
 
OBJECTIVE 1-2.4: RECOGNIZE MIXED USE DEVELOPMENT PATTERNS. Areas designated 
Mixed Use (MU) on the Future Land Use Map recognize the prevalent and historical mixed use pattern of 



development in the Village. The MU category shall accommodate a mix of commercial and residential 
uses, which may be located in the same building, limited public and semi-public uses, 
 

Policy 1-2.4.4: Residential Uses in the Mixed Use Designation. Residential uses, including 
residential institutional uses in MU shall not exceed six (6) units per acre, except that up to twelve 
(12) units per acre may be allowed pursuant to the standards in the Land Development 
Regulations when used as receiver sites for the transfer of development rights from approved 
sender sites; 10 units per acre with Eco-Sustainable Lodging in a TC district and fifteen (15) 
units per acre may be permitted for purposes of providing affordable housing. Notwithstanding 
the density limitations each parcel of commercially developed land in the Settlers Residential 
(SR), Village Center (VC), Tourist Commercial (TC), Commercial Fishing (CF), Marine Use 
(MR), Highway Commercial (HC), Neighborhood Commercial (NC), and Recreation (R) Zoning 
Districts shall be entitled to construct, subject to the BPAS, one affordable housing unit subject to 
all other regulations. 

 
 
OBJECTIVE 1-4.5: PROTECT NATURAL RESOURCES. Land Development Regulations shall 
ensure that development and conservation activities protect natural resources as directed by the following 
policies: 
 

Policy 1-4.5.1: Manage Environmentally Sensitive Lands. Policies in the Conservation 
Element for managing environmentally sensitive natural systems, including but not limited to 
water resources, wetlands, upland hammocks, transitional areas, wildlife corridors, sea grasses, 
the coral reef, other living marine resources and other environmentally sensitive resources, shall 
be carried out through the Comprehensive Plan and Land Development Regulations. These 
regulations shall also provide for wetland preservation, wetland mitigation, dedication of 
conservation easements for preserving open space and reservation of strategic points of shoreline 
for public access. 

 
Policy 1-4.5.2: Coordinate Natural Resource Management. Islamorada, Village of Islands 
shall coordinate with the State, the South Florida Water Management District, the South Florida 
Regional Planning Council, Monroe County, State agencies and other agencies concerned with 
managing natural resources. Such intergovernmental coordinating activities shall be directed 
toward protecting and enhancing the values and functions of natural systems. 

 
Policy 1-4.5.3: Protect Flora and Fauna Having Special Status. The habitat of rare and 
endangered species of flora and fauna and others having special status as identified in the 
Conservation Element shall be protected. 

 
Policy 1-4.5.4: Manage Stormwater Run-off. The developer/owner of any site shall be 
responsible for managing on-site run-off. All new development and redevelopment shall comply 
with adopted level of service standards for surface water management. 

 
Policy 1-4.5.5: Conserve Water Including Potable Water Supply. The water supply including 
the potable water supply shall be conserved by enforcing water standards as delineated in the 
Land Development Regulations and coordinating with the South Florida Water Management 
District and FKAA to implement any water restriction mandates issued. 

 
Policy 1-4.5.6: Promote Greenhouse Gas Emission Reduction. Islamorada, Village of Islands, 
shall continue to limit growth, ensure a compact pattern of development that directs future growth 
to established areas of existing residential and commercial use reducing the need for vehicular 



travel, promote pedestrian and bicycle traffic strategies contained in the adopted Transportation 
Demand Management program and provide more locations for bus stops to enhance public 
transits. 

 
Policy 1-4.5.7: Eco-Sustainable Lodging. Eco-Sustainable Lodging shall include a 
management plan to maintain and monitor the protection and viability of the completed 
natural resources as part of the development plan. 

 
 
 
OBJECTIVE 5-1.1: PROTECT COASTAL RESOURCES, WETLANDS, ESTUARIES, LIVING 
MARINE RESOURCES AND WILDLIFE HABITATS. Islamorada, Village of Islands shall maintain 
Land Development Regulations designed to protect, conserve and enhance coastal resources, wetlands, 
water resources, living marine resources and other natural resources by: 
 
1.  Preventing adverse impacts of development and redevelopment on wetlands, estuaries, water 

resources, living marine resources and other natural resources; 
2.  Maintaining or improving coastal environmental quality by commencing the Stormwater 

Management Plan identified in Policy 4-3.1; 
3.   Regulating land development activities that could have negative impacts on coastal shorelines, 

including impacts on water quality, living marine organisms, seagrass beds and wetlands; 
4.  Directing growth away from VE Flood Zones through Local Mitigation Strategies and the Building 

Permit Allocation System identified in Policy 1-3.1.1 of this Plan; 
5.  Maintaining a Transfer of Development Rights (TDR) Program that directs growth away from VE 

zones as described in Policy 1-3.1.4 of this Plan; 
6.  Managing nearshore waters and flats through the enforcement of speed limits, no wake zones and no 

motor zones; 
7.  Regulating activities with potentially adverse impacts on coastal resources, including but not limited 

to ultra-light planes, seaplanes, live-aboard vessels and personal watercraft;  
8.  Preventing adverse impacts of lighting on coastal resources; 
9.  Prohibiting the mooring of live aboard vessels outside of approved marinas; 
10. Prohibiting boat launching from various rights-of-way that are not designated as public boat ramps 

and restricting random water access points; and 
11. Regulating the impacts of development on native vegetative communities and wildlife habitats.  
 
These objectives shall be accomplished as described below, and through coordination with the South 
Florida Water Management District. 
 

Policy 5-1.1.1: Restrict Development in Wetlands. Islamorada, Village of Islands shall maintain 
Land Development Regulations that prohibit development or encourage restoration and 
enhancement within undisturbed wetlands and limit development or encourage restoration and 
enhancement  of disturbed wetlands as described in Objective 5-1.3. The Village shall encourage 
the dedication of conservation easements for all wetlands and upland buffer areas adjacent to 
wetlands. Wetlands shall be defined per Subsection 373.019(22), F.S., further described by the 
delineation methodology in Section 373.4211, F.S. 

 
 

Policy 5-1.1.2: Limit Development Impacts on Wetlands. Wetlands shall be protected from 
physical or hydrologic alterations or shall be restored and maintained affiliated with Eco 
Sustainable Lodging in order to maintain their natural functions. … 
 



The following plant species are wetland species commonly found within Islamorada, Village of 
Islands, although the applicable State list of jurisdictional wetland vegetation shall apply: 
 

COMMON NAME SCIENTIFIC NAME 
Black Mangrove  Avicennia germinas 
White Mangrove  Laguncularia racemosa 
Red Mangrove  Rhizophora mangle 
Sea Purslane  Sesuvium protul acastrum 
Key Grass  Monanthochloe 
Cordgrass  Spartina spartinae 
Buttonwood  Conocarpus erectus  
Saltwort  Batis maritime 
Sea Blite  Suada linearis 
Salt Grass  Distichlis spicata 
Dropseed  Sporobilus virginicus 
Fringe-Rushes  Fimbristylis spp 

 
 
Policy 5-1.1.10: Maintain a 50 Foot Buffer Adjacent to Wetlands. Islamorada, Village of Islands 
shall require minimum vegetated setbacks of fifty (50) feet to be maintained as an open space buffer 
for development occurring adjacent to all types of wetlands except for tidally inundated mangrove 
fringes, restored wetlands affiliated with Eco-Sustainable Lodging or permitted under Objectives 
5-1.2 and 5-1.3.  If a fifty (50) foot setback results in less than 2,000 square feet of principal structure 
footprint of reasonable configuration then the setback may be reduced to allow for 2,000 square feet 
of principal structure footprint of reasonable configuration; provided the setback is not reduced to 
less than twenty-five (25) feet. On properties classified as scarified adjacent to wetlands, the wetland 
setback may be reduced to twenty-five (25) feet, without regard to buildable area if the entire setback 
area is planted and maintained in native vegetation with a site-suitable stormwater management plan, 
and thereafter placed under conservation easement. The wetland setback required by this subsection 
shall not apply to mangrove or wetland fringes occurring along man-made canals, channels or basins. 
‘Development’ shall include all activities as currently defined in the F.S. 380.05, hereby incorporated 
by reference. 
 
Policy 5-1.1.11: Manage Impacts of Coastal Development on Tidal Flushing and Circulation 
Patterns. No development shall produce changes in the tidal flushing and circulation patterns unless 
all agencies having jurisdiction grant clearance and the applicant has submitted hydrographic 
information sufficient to demonstrate that no adverse environmental impacts shall be caused by the 
proposed changes in tidal flushing and circulation patterns. No alteration in tidal flow shall be 
permitted that causes stagnation or siltation. 
 
Policy 5-1.1.12: Promote Propagation of Fish and Wildlife. Islamorada, Village of Islands shall 
incorporate criteria in the Land Development Regulations that prevent adverse impacts from 
development on submerged lands, water quality, reef systems and other habitats for fish and wildlife. 

 
Policy 5-1.1.13: Eco-Sustainable Lodging. The Eco-Sustainable Lodging will include: 

 
1. A detailed structure for the evaluation, restoration, maintenance, management and 

monitoring of development and redevelopment on environmentally sensitive lands 
including: wetlands, estuaries, water resources, living marine resources and other 
natural resources; Submitted Detailed Development /Operational Plans shall be 



accompanied by an Independent Peer Review Report by a third party expert at the cost 
of the applicant, certifying compliance with the Eco-Sustainable Lodging regulations;   

2. Development plans will include details as to how construction materials and methods 
will be implemented to minimize impacts to adjacent habitats therefore reducing the 
requirement for wetland buffers; Submitted Detailed Development /Operational Plans 
shall be accompanied by an Independent Peer Review Report by a third party expert at 
the cost of the applicant, certifying compliance with the Eco-Sustainable Lodging 
regulations. 

3. Maintaining or improving coastal environmental quality by conducting restoration 
activities including but not limited to: effective stormwater management, habitat  
restoration, conservation efforts, establishing programs for the education regarding and 
protection of threatened and endangered species; 

4. Regulating land development activities that could have negative impacts on coastal 
shorelines,  including impacts on water quality, living marine organisms, seagrass beds 
and wetlands; 

5. Managing nearshore waters and flats through the enforcement of speed limits, no wake 
zones and no motor zones; 

6. Preventing adverse impacts of lighting on coastal resources (e.g., sea turtle nesting 
activities); 

7. Regulating unmitigated impacts of development on native vegetative communities and 
wildlife habitats. 

 
 

 
 
OBJECTIVE 6-1.6: PROTECT AND PRESERVE WETLANDS. Islamorada, Village of Islands, shall 
maintain criteria designed to protect and preserve wetlands from physical and hydrologic alteration 
consistent with Objectives 5-1.2 and 5-1.3. 
 

Policy 6-1.6.1: Protect Upland Buffer Areas. The upland buffer area is located landward of the 
upland edge of a wetland (i.e. landward of the upland/wetland jurisdictional line) extending up to 
fifty (50) feet as described in Policy 5-1.1.10. Islamorada, Village of Islands shall restrict 
development within the buffer area pursuant to Objectives 5-1.2 and 5-1.3 other than the 
following: 
 

1.  Utility pilings; 
2.  Pilings for elevated walkways and docks; and  
3. Access ways to structures, located on upland or disturbed salt marsh and 

buttonwood  wetlands and included within the same property, for which there is no 
alternate means of access. Such access shall be by elevated structure that is 
designed and constructed such that the natural movement of water, including 
volume, rate and direction of flow shall not be substantially disrupted or altered. 

4.  Eco-Sustainable Lodging adjacent to restored wetlands. 
 

The Land Development Regulations shall incorporate specific standards for upland buffers. 
 
OBJECTIVE 6-1.7: PROTECT NATIVE VEGETATION AND MARINE HABITATS. Islamorada, 
Village of Islands shall provide criteria designed to protect and retain native vegetative communities and 
marine habitats. Native vegetative communities include tropical hardwood hammocks, wetlands, beaches 
and berms. Marine habitats include coral reefs, seagrass beds and hard-bottom communities. 
 



Policy 6-1.7.5: Define Open Space. Open space shall mean the portion of any parcel or area of 
land or water which is required to be maintained or is restored affiliated with Eco-Sustainable 
Lodging such that the area within its boundaries is open or vegetated and unobstructed from the 
ground to the sky. There shall be no disturbance of the ground surface and vegetation within 
required open space areas. The required open space shall remain vegetated with native vegetation. 
Open space ratio (O.S.R.) means the percentage of the total gross area of a parcel that is open 
space. 

 
 

Policy 6-1.7.6: Open Space Requirements for Vegetated Communities.  Islamorada, Village 
of Islands shall require the provision of open space as a part of a development plan in order to 
ensure the continued existence of natural wildlife habitat and to provide open green areas for the 
movement, aesthetics and safety of the human population utilizing the development. Open space 
areas shall be designated and treated in such a manner as to maintain their integrity whether their 
primary purpose is to serve as natural wildlife habitat or as cultivated, landscaped space. No land 
shall be developed, used or occupied such that the amount of open space on the parcel proposed 
for development is less than the open space ratios listed below for each habitat. The open space 
requirements for native upland vegetation communities that exhibit functional integrity and 
viability shall meet or exceed these percentages, as follows: 

 
MINIMUM OPEN SPACE REQUIREMENT BY HABITAT CLASSIFICATION 
 

 
Habitat Classification 

 
Minimum Open Space Requirement 

Submerged Land (Open Water) 1.00 
Beach Berm 0.90 
Mangrove and Freshwater Wetlands  
     Undisturbed 1.00 
     Disturbed 0.90 
Saltmarsh and Buttonwood Wetlands  
     Undisturbed 1.00 
     Disturbed 0.90 
High Hammock  
     High Quality 0.90 
     Moderate Quality 0.70 
     Low Quality 0.50 
Low Hammock  
     High Quality 0.90 
     Moderate Quality 0.70 
     Low Quality 0.50 
Restored environmentally sensitive lands  
affiliated with Eco-Sustainable Lodging 

 

     Average of all habitats 0.60 
Disturbed   
     With Hammock 0.30 
     With Saltmarsh and Buttonwood     0/30 
     With Beach/Berm      0.30 
     With Exotics      0.20 
     Scarified 0.20 



 
 

Policy 6-1.7.7: Restrict Clearing of Native Vegetation to the Development Area. Clearing of 
native vegetation shall be limited to the immediate development or areas restored affiliated 
with Eco-Sustainable Lodging area.  The immediate development area shall include the area of 
approved clearing shown on the approved site plan and shall be fenced throughout the duration of 
construction. During construction, there shall be no disturbances of the ground surface and native 
vegetation within required open space areas. 

 
 

Policy 6-1.7.8: Cluster Development in Sensitive Natural Areas. Islamorada, Village of 
Islands shall require development to avoid sensitive natural areas to the maximum extent feasible. 
In the event development must be permitted, adverse impacts shall be mitigated by clustering. 

 
Clustering requirements shall be as follows: 

 
1.  Development which may impact sensitive natural resources may be required to utilize reduced 

construction ‘footprints’, modified construction techniques, innovative construction 
techniques, Eco-Sustainable Lodging Restoration techniques, land use and development 
techniques which minimize negative environmental impacts or results,  and the like; 

2.  When a parcel proposed for development contains more than one (1) habitat type, 
development shall be: 

a)  clustered on the least sensitive portion of the parcel, until the maximum allowable 
density is reached; 

b)  if further development occurs, it shall be clustered on the next least sensitive portion 
of the parcel, until maximum allowable density is reached, etc.; and 

c)  development permitted on the least sensitive portion(s) of a parcel shall be clustered 
within that portion(s) of the parcel. 

3.  Modification of the development footprint to minimize the impact on existing native 
understory and canopy trees. 

 
When a parcel proposed for development contains more than one (1) habitat type, all 
development shall be clustered on the least sensitive portions of the parcel. For the purpose of this 
policy, the relative sensitivity of separate habitat types shall be classified as shown below with 
Class I being the most sensitive and Class III being the least sensitive. 
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AMENDMENTS TO LAND DEVELOPMENT REGULATIONS 

 

ARTICLE II. - RULES OF CONSTRUCTION AND DEFINITIONS 

Sec. 30-32. - Specific definitions. 

Words as used in this chapter shall have the meanings described below, unless otherwise 

defined in another article, division, section or paragraph of this chapter:  

Eco-Sustainable Lodging means a Hotel imbedded, with minimal impacts, into the local 
biogeography with a minimum of three distinct ecological zones restored to high 
functionality with a long term management plan designed to implement effective 
maintenance of the restored ecosystem with an active education program to ensure the 
long term success and sustainability of the eco-development.  
 
Eco-Sustainable Lodging Management Plan reviewed by an independent third party 
expert attesting to compliance with Eco-Sustainable Lodging Regulations is a Director of 
Community Planning and  Development Services approved reservation methodology 
pursuant to Comprehensive Plan Policy 6-1.6.2 
 
Eco-Sustainable Lodging includes a Commissioning Report by an Independent Third 
Party Expert attesting to compliance with regulations prior to application for a Certificate 
of Occupancy. 
 
Eco-Sustainable Lodging includes an Annual Compliance Report by an Independent 
Third Party Expert attesting to continued compliance with Eco-Sustainable Lodging 
regulations. 
 
Eco-Sustainable site must be a minimum of 4 acres with at least three of the following 
listed eco zones in addition to upland area. Eco zones include: Hardwood hammock; 
wetlands; dune; mangrove; and shoreline. Maximum unit count of 70 units per 
development site.  Construction and intended use activities on Eco-Sustainable sites will 
be carefully monitored to avoid potential impacts to natural resources including 
threatened and endangered species.   A detailed mitigation and resource management 
plan will be created by a qualified biologist to assist in establishment of an effective 
habitat restoration project and will detail the success criteria that can be monitored 
effectively.  An annual report shall be provided to Islamorada, Village of Islands. 

 
To qualify  as Eco-Sustainable Lodging, a project must include and meet the following 
Sustainability and Ecological criteria: 
 
Sustainability 
 

Establish a sustainability education program which shall include an operating 
handbook and tours of sustainability features including recycling, water 
treatment, eco augmentation, and sustainable building components.  
 
Establish and publish an energy conservation program/policy for all buildings to 
include turning off lights and equipment when not in use.  



 
Install energy efficient equipment and appliances that are ENERGY STAR® 
qualified or that are certified under the Federal Energy Management Program 
unless the products are shown not to be cost-effective on a life-cycle cost basis.  
 
Utilize Low Water Use Warewashers in commercial kitchen 
 
Recover and reuse Warewasher steam in commercial kitchen 
 
Utilize Dry Shredding technology in commercial kitchen 
 
Utilize food waste recycler in commercial kitchen 
 
Utilize recycled products for 20% of construction and operations 
 
Establish and publish a Resource Management handbook covering sustainable 
practices and recycling with a monthly training program for all staff conducted by 
the Resource Management Officer 

 
Establish a recycling program at all facilities and encourage recycling by all staff 
and visitors  
 
Utilize a rainwater capture, storage and reuse system 
 
Utilize a storm water capture, storage, natural filtration and reuse system 
 
Utilize a construction waste recycling program 

 
Utilize motion-sensing, auto-off light switches in restrooms and exterior 
walkways.  
 
Utilize 25% solar / photovoltaic systems for exterior lighting  
 
Utilize 25% LED lighting for interior fixtures 
 
Utilize 25% low voltage fluorescent lighting for interior fixtures 
 
Utilize 20% of building material as “certified sustainable” 
 
Utilize 10% supplemental Solar PV and Solar Thermal 
 
Utilize a potable water recycling system  
 
Utilize low flow plumbing fixtures  
 
Utilize pervious pavers except in high traffic service areas 
 
Utilize non-chlorine pool filtration and treatment systems where allowable 

 



Maintain and expand healthy tree canopies over walkways and parking to provide 
for greater shade to residential areas for energy savings and to promote 
groundwater absorption 
 
Provide a High Efficiency Vehicle for guest local transport and electric vehicles for 
staff transport on property 

 
Ecology 
 

Utilize Stormwater Best Management Practices for drainage improvements  
 
Restore all ecosystems to be considered for density or open space to high 
functionality 
 
Wetland restoration shall include mosquito control, water treatment prior to 
ground water recharge and demonstration areas of water runoff treatment..  
 
Augment all ecosystems  to be considered for density or open space for high 
sustainability 
 
Maintain or create one “specialized habitat” in each restored ecosystem with 
observation/education platforms to protect the habitat 
 
Create and maintain an educational experience in each restored ecosystem 
identifying all native species 
 
Remove all invasive plant material on the entire property and maintain that 
program 
 
Utilize native plant material for all imbedded plants on the property 
 

 
ARTICLE IV – ADMINISTRATIVE PROCEDURES 
 
DIVISION 11.  - BUILDING PERMIT ALLOCATION SYSTEM 
 
Section. 30-473. – Applicability 
 

(a) Type of development affected. The building permit allocation system shall apply to the 

development of all residential dwelling units and all nonresidential floor area for which a 

building permit is required by this chapter, and which building permit has not been 

issued prior to the effective date of this division, except as otherwise provided herein 
 

(b) Type of residential development not affected. 
 

(1)  Redevelopment or rehabilitation which replaces, but which does not increase the 

number of legally established residential dwelling units above the number 

existing on the site prior to redevelopment or rehabilitation as determined 

pursuant to the criteria contained in subsection (d) below.  



(2)  Public/governmental uses, including capital improvements and publicly owned 

buildings. 

(3)  Residential development activity by federally tax exempt not-for-profit 

educational, scientific, religious, social, cultural and recreational organizations 

which predominately serve the village's permanent population if approved by the 

village council after review by the director of planning and development services, 

based on a finding that such activity is consistent with the goals and objectives of 

the comprehensive plan, provides a needed public service that is not being 

provided by existing commercial entities, is compatible with surrounding uses, is 

not located within moderate- or high-quality tropical hardwood hammock, and 

does not negatively impact level of service standards or increase hurricane 

evacuation times. Dormitories and other accessory residential structures within 

public and semi-public services (PS) future land use category shall require 

dwelling unit allocations.  

(4) Any other residential use or use accessory to a principal residential use which 

does not result in a new residential dwelling unit.  
 

 
(c) Type of nonresidential development not affected. 
 

(1) The redevelopment, rehabilitation or replacement of any legally established 

nonresidential floor area which does not increase the amount of nonresidential 

floor area greater than the total which existed on the site prior to the 

redevelopment, rehabilitation or replacement as determined pursuant to the 

criteria contained in subsection (d) below.  

(2) Public/governmental uses: Public/governmental uses, including capital 

improvements and publicly owned buildings. 

(3) Nonresidential development activity by federally tax exempt not-for-profit 

educational, scientific, religious, social, cultural and recreational organizations 

which predominately serve the village's permanent population if approved by the 

village council after review by the director of planning and development services, 

based on a finding that such activity is consistent with the goals and objectives of 

the comprehensive plan, provides a needed public service that is not being 

provided by existing commercial entities, is compatible with surrounding uses, is 

not located within moderate- or high-quality tropical hardwood hammock, and 

does not negatively impact level of service standards or increase hurricane 

evacuation times.  

(4) The cumulative expansion, otherwise meeting all regulations of this chapter 

(including but not limited to article VI, division 8 of this chapter), on a parcel of 

land on which:  



a. A nonresidential use has been legally established, for up to 100 square 

feet of covered outdoor storage area or one covered storage shed up to 

100 square feet; or  

b. A multi-tenant center has been legally established, for up to 150 square 

feet of covered outdoor storage area or one covered shed up to 150 

square feet; or  

c. As an alternative to subsection (c)(4)a or b of this section, a restaurant 

has been legally established, for up to 150 square feet of covered or 

uncovered, unenclosed outdoor seating area.  

(5) The demolition and transfer off-site of enclosed nonresidential floor area from a 

sender site and the development of the transferred enclosed nonresidential floor 

area on a receiver site in accordance with the procedures and criteria of this 

chapter.  
 
 
FIGURE 30-476A. BUILDING PERMIT ALLOCATION SYSTEM (BPAS) SCORING WORKSHEET 
(RESIDENTIAL) 

(b)   Nonresidential building permit allocation evaluation criteria. Applications shall be 
evaluated  and ranked according to the following point values which are to be applied 
cumulatively. 

 
(2)  Development potential of site. The following are intended to encourage 

development on parcels with high development potential. 
 
Point assignment and criteria regarding 
habitat protection: 

-10 per application which proposes to clear an area of 
habitat type and quality from Group 4, which includes 
high quality tropical hardwood hammock, unscarified 
beach/berm, and saltmarsh and buttonwood wetlands. 

 -7 per application which proposes to clear an area of 
habitat type and quality from Group 3, which includes 
moderate quality tropical hardwood hammock. 

 -2 per application which proposes to clear an area of 
habitat type and quality from Group 2, which includes 
low quality tropical hardwood hammock, disturbed 
land with tropical hardwood hammock, disturbed land 
with saltmarsh and buttonwood, and disturbed land 
with beach/berm. 

 +1 per application which proposes to develop in an 
area of habitat type and quality from Group 1, which 
includes disturbed, disturbed with exotics, and 
scarified. 

 +5 per application conforming to Eco-Sustainable 
Lodging 
 

Additional criteria regarding habitat protection: If the approved clearing area includes more than one 
habitat type/habitat quality group, points shall be assigned to the application for development on the basis 
of the following formula: (area of clearing in Group 1/area in parcel of land to be cleared) × (+1) + (area of 
clearing in Group 2/area in parcel of land to be cleared) × (-2) + (area of clearing in Group 3/area in 
parcel of land to be cleared) × (-7) + (area of clearing in Group 4/area in a parcel of land to be cleared) × 
(-10). The determination of the quality of a tropical hardwood hammock shall be made through the 



utilization of the habitat analysis applied pursuant to article VII, division 4 of this chapter (Miscellaneous 
Environmental Standards). 
Point assignment and criteria regarding 
threatened/endangered animal species: 

-10 per application which proposes development within 
a known habitat of a documented threatened/endangered 
animal species. 
-10 per application which proposes development within 
100 feet of any known sea turtle nesting area, as described 
in article VII, division 3 of this chapter (Sea Turtle Nesting 
Protection). 

 -10 per application which proposes development within 
500 feet of any known nesting or resting area of the piping 
plover. 

 -5 per application which proposes development within a 
probable or potential habitat of a threatened/endangered 
animal species. 

 -2 per application which proposes development within the 
habitat of a wide-ranging threatened/endangered animal 
species or an animal species of special concern. 

 +5 per application conforming to Eco-Sustainable 
Lodging 

Point assignment and criteria regarding 
critical habitat areas: 

-10 per application which proposes development within 
a Conservation and Resource Lands (CARL) acquisition 
area. 

 -10 per application which proposes development within 
a Florida Forever acquisition area. 

 +5 per application conforming to Eco-Sustainable 
Lodging 

 
(3) Provision of amenities associated with proposed development. The following are 

intended to encourage development while providing amenities that benefit the 
community. 

Point assignment and criteria: +1 point per application which proposes a permanent 
increase in the amount of open space by five percent 
over the required open space ratio with a conservation 
easement. 

 +1 additional point per application which proposes 
permanent increase in the amount of open space by 
ten percent over the required open space ratio with a 
conservation easement. 

 +1 additional point per application which proposes 
permanent increase in the amount of open space by 15 
percent or greater over the required open space ratio 
with a conservation easement. 

 +1 point per application which proposes pervious pavers, 
geoblock, turfblock or other similar technology approved by 
the director of planning and development services on 20 
percent of the required area for parking, loading, access 
aisles, and driveways for the entire development. 

 +1 additional point per application which proposes pervious 
pavers, geoblock, turfblock or other similar technology 
approved by the director of planning and development 
services on 40 percent of the required area for parking, 
loading, access aisles, and driveways for the entire 
development. 

 +1 additional point per application which proposes pervious 



pavers, geoblock, turfblock or other similar technology 
approved by the director of planning and development 
services on 50 percent or greater of the required area for 
parking, loading, access aisles, and driveways for the entire 
development. 

 +1 point per application which proposes scenic corridor or 
major street landscape buffers one Class greater than the 
required Class. 

 +1 point per application which proposes parking lot 
landscaping which exceeds the requirements of article 
V, division 7 of this chapter by 30 percent 

 +3 additional points for LEED Design Rating as Certified
 +5 additional points for LEED Design Rating as Silver 
 +7 additional points for LEED Design Rating as Gold 
 +10 additional points for LEED Design Rating as 

Platinum 
 
 
ARTICLE V. – SCHEDULE OF DISTRICT USE AND DEVELOPMENT STANDARDS 
 
DIVISION 2. – ZONING DISTRICTS 
 
Sec. 30-693. - Tourist commercial (TC) zoning district 

(a)  Purpose and intent.  

(1) The purpose of the tourist commercial (TC) zoning district is to accommodate 

existing tourist lodging, tourist attractions and supportive facilities.  

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

 

(b) Permitted uses. The following uses are permitted uses provided that they do not contain 

a drive-in or drive-through component.  

(1) Single family dwelling units of 25 dwelling units or less, except the conversion of 

existing hotels or motels to single-family dwelling units is not permitted;  

(2) Deed restricted affordable housing dwelling units of 25 dwelling units or less, 

except the conversion of existing hotels or motels to dwelling units is not 

permitted;  

(3) Hotels and motels with 25 rooms or less; 

(4) Recreational equipment rental; 

(5) Restaurants less than 1,500 square feet; and 

(6) Accessory uses and structures, excluding guesthouses. 
(7)  Eco-Sustainable Lodging of 70 rooms or less. 

 
 
(e)  Site development standards. 
 

(1) Minimum lot area: Not applicable. 

(2) Maximum building height: 35 feet. 

(3) Maximum developable lot coverage: Not applicable. 



(4) Setbacks: 

a. Front yard: Minimum 25 feet. Front yard setback may be reduced to the 

minimum required bufferyard width pursuant to division 6 of this article 

only for covered unenclosed areas, outdoor seating areas, balconies, roof 

overhangs, walkways, stairways and entryways.  

b. Street side yard: Minimum ten feet, or the required bufferyard width 

pursuant to division 6 of this article, whichever is less.  

c. Interior side yard: Minimum ten feet. 

d. Rear yard: Minimum 20 feet. 

e. Rear yard on shoreline: See article VII, division 2 of this chapter. 
(5) Floor area: Maximum floor area for principal structures: 0.25 FAR or 0.35 FAR 

with TDRs or Eco-Sustainable Lodging or with working waterfronts pursuant to 
article IV, division 17 of this chapter.  

(6) Density: Up to six dwelling units per acre, or up to 10 dwelling units per acre 

with Eco-Sustainable Lodging or up to 12 dwelling units per acre with TDRs or 

affordable housing, or up to 15 affordable housing dwelling units per acre may be 

permitted if the proposed development provides for an increase of one Class in 

all required bufferyards; however, on commercially developed parcels of land, the 

density requirements for affordable housing provided herein shall not exceed 12 

dwelling units per acre, notwithstanding any nonresidential floor area or FAR, or 

market rate residential dwelling units; except that on commercially developed 

parcels of land, the density requirements for affordable housing provided herein 

shall not exceed 15 dwelling units per acre, notwithstanding any nonresidential 

floor area or FAR, or market rate residential dwelling units, if the proposed 

development provides for an increase of one Class in all required bufferyards.  
 

 
ARTICLE VII.  - ENVIRONMENTAL REGULATIONS 

 
DIVISION 4 - ENVIRONMENTAL STANDARDS 

 

Sec. 30-1613. - Habitat analysis. 

(a)  Habitat analysis required. As part of a development application on lands classified 

as, or containing, tropical hardwood hammock, the applicant shall prepare and 

submit a habitat analysis that evaluates the distribution and quality of tropical 

hardwood hammock and/or wetlands within the parcel proposed to be developed in 

accordance with the standards of this division. Once a development permit has been 

issued and site preparation commenced, the habitat quality rating either resulting 

from the habitat analysis shall remain in perpetuity. All future development of the 

parcel shall conform to the applicable hammock so analyzed or stipulated and any 

undeveloped portion of the habitat shall be subject to the quality and open space 

requirements in effect at the time of each subsequent development application. This 



shall be assured by attachment of a conservation easement to run with the land or 

by an approved Eco-Sustainable Lodging Management Plan, stating the amount 

of required open space. A habitat analysis which is part of a development application 

or permit, which application for development is then denied or abandoned or which 

permit is abandoned or expired without site preparation having commenced, shall be 

revised and resubmitted according to the applicable standards at the time of 

submittal of a new application for development.  

… 

 

(j)  Eco-Sustainable Lodging Management Plan. An approved Eco-Sustainable 

Lodging Management Plan shall be equal to, and an approved substitute for, a 

conservation easement in all Habitat Analysis requirements. 
 
 
Sec. 30-1614. - Open space requirements 
 

(a) Purpose. It is the purpose of this section to provide for open space as a part of a 

development plan in order to ensure the continued existence of natural wildlife habitat and to 

provide open green areas for the movement, aesthetics, and safety of the human population 

utilizing the development.  
 

(b) Minimums in space ratio list to be followed. No land shall be developed, used or 
occupied such that the amount of open space on the parcel proposed for development is 
less than the open space ratios listed below for each habitat unless restored affiliated 
with Eco-Sustainable Lodging. 

 
(c) Open space ratio list. Open space areas shall be designated and treated in such a 

manner as to maintain their integrity whether their primary purpose is to serve as natural 
wildlife habitat or as cultivated, landscaped space. The open space requirements for 
native upland vegetation communities that exhibit functional integrity and viability shall 
meet or exceed these percentages:  

 
Habitat Classification Minimum Open Space Requirement 
Submerged lands (open water) 1.00
Beach berm 0.90
Mangrove and freshwater wetlands:  
 Undisturbed 1.00
 Disturbed 0.90
Saltmarsh and buttonwood wetlands:  
 Undisturbed 1.00
 Disturbed 0.90
Tropical hardwood hammock:  
 High quality 0.90
 Moderate quality 0.70
 Low quality 0.50



Disturbed or Restored affiliated with Eco-
Sustainable Lodging:

 

 With hammock 0.30
 With saltmarsh and buttonwood 0.30
 With beach/berm 0.30
 With exotics 0.20
 Scarified 0.20
 Average all habitats 0.60
 

Sec. 30-1616. - Environmental design criteria. 

(a) Applicability; authorization of deviations. No land shall be developed, used or 

occupied except in accordance with the following criteria unless the director of 

planning and development services recommends and the village approves an 

authorized deviation in order to better serve the goals and objectives of the 

comprehensive plan. No recommendation for an authorized deviation from these 

environmental design criteria shall be made unless the director of planning and 

development services makes written findings of fact and conclusions of biological 

opinion which substantiate the need or benefits to be derived from the authorized 

deviation. 

… 

(l)   Eco-Sustainable Lodging Management Plan. An approved Eco-Sustainable 

Management Plan shall be equal to, and an approved substitute for, a 

conservation easement in all Environmental Design Criteria. 
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Vegetation Survey 
 

Survey and Methodology: 

The site visit and survey of the subject parcel was conducted on November 2, 2009 by the 

undersigned.  The parcel is located on Old State Road in the Village of Islamorada and has 

shoreline access to the Atlantic Ocean on the south side.  Property lines were identified with 

surveyor’s pins and marks on the road pavement.  Compass lines were run and reference to 

property appraiser’s photos in order to locate property lines.  There was a survey available for the 

work.  The back corners of the lot were measured and estimated based on the front pins and aerial 

photos.  A compass and GPS were used to find and identify key points for mapping the vegetative 

zones and key habitats / ecosystems on the property.      

 

The subject parcel was inspected for vegetation listed as threatened, of special concern, protected, 

regionally important, commercially exploited, or any endangered species.  All native species three 

and a half (3.5) inches or greater in diameter at breast height DBH are to be identified and marked 

for mitigation if they receive impact from any future development.   Any wetlands located on the 

lot are identified using the State of Florida wetland indicator plants and methods prescribed by 

Chapter 62-340, F.A.C.  The wetlands are delineated using pink delineation flagging or marking 

ribbon and documented by mapping / GPS.  The acreage of any wetland is noted.  The Village and 

County’s “Wetland Lot List” was accessed to derive information as to any known wetland 

occurrence and scoring from the ADID and KEYWEP systems on the subject parcel.  County and 

Village “Protected Animal Habitat Maps” were analyzed for special species habitat or probable 

occurrence on or near the parcel.  Any direct observation of wildlife or significant signs were noted 

in this assessment report. 

   

Description of Property: 

The subject property is zoned Residential Estate (RE).  The adjacent lots to the west are developed 

with fill and a single family residence.   To the east of the subject parcel there is also a single 

family residence on the developed property.  The subject parcel is undeveloped with native woody 

plant species and disturbance from invasive exotics also found growing on the parcel.  A portion of 

the parcel is considered wetland based on the indication of plants, the soils and hydric conditions.  

The wetland is considered disturbed due to the presence of a system of drainage ditches used to dry 

the area.  The rear of the lot is on the Atlantic Ocean and the beach is considered potential nesting 

habitat for the endangered sea turtles.  The Village of Islamorada has this beach area mapped as 

potential nesting habitat.  The berm is sandy and high enough to support this use.  A beach berm 

has developed over time and contains native and exotic plant species typical to sandy high beach 

berms in the Florida Keys.  It is approximately 1.65 acres in size.  The entire parcel measures 

approximately 7.39 acres.  Much of the center part of the parcel is low elevation and retains tidal 

and seasonal fresh water creating a wetland area.  This disturbed wetland is 1.18 acres.  Toward the 

Old Highway, the elevation rises and the uplands support transitional native vegetation and tropical 

hardwood hammock.  The hammock is approximately 1.60 acres.  There are invasive exotics 

covering a significant area of this parcel.   

 

The soil can be categorized as organic decomposing plant material layered upon limestone bedrock.  

Much of the soil is damp from wicking action of subterranean water.  There are no remarkable soil 

horizons found in the substrate due to the shallow nature of them.  The parcel has a listing with the 
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KEYWEP system for wetlands and is scored 6.25 for the 1.18 acre disturbed wetland located in the 

southwest corner of the parcel.  There are some mangroves found growing in this wetland area.  A 

separate Vegetation Survey was conducted for this wetland area and is attached as an appendix to 

this “Upland Survey”.  Score - ≤4.6 Buildable; ≤7.0 Buildable w/mit.; ≥7.0 Not Buildable  

 

   
    View of Parcel fm Old Highway – Hammock to Right        Typical Disturbed Wetland Transition Area 

 

Vegetative Analysis of Property 

There are four vegetative habitats found on the upland portions of this parcel.  The diversity is 

supported by elevation variances.  The different habitats are a tropical hardwood hammock, 

transitional low quality wetlands (disturbed), disturbed wetlands, and beach berm community.  The 

wetlands analysis has been separated from the upland area of the parcel and can be found in the 

appendix to this Survey report entitled “Vegetation Survey – Wetlands”.   The hammock area 

contains native upland woody trees and bushes typical of upper Keys hardwood hammocks.  There 

is a fair diversity of native species and a disturbance by invasive exotic plants in the uplands of the 

property.  It is estimated that 18% of the total property vegetation is exotic.  The invasive exotics 

are Australian Pine (Casurarina equisetifolia), Brazilian Pepper (Shinus terebinthifolium), Seaside 

Mahoe (Thespesia populnea), Bowstring Hemp (Sansevieria hyacinthoides), Lead Tree (Leucaena 

leucocephala), Latherleaf (Colubrina asiatica), Sapodilla, and Oyster Plant (Tradescantia 

spathacea).  All of these plants are classified as Class I & II – State of Florida invasive pest plants.   

 

In the south or shoreline area of the parcel there is sandy beach berm that extends from lot line to 

lot line along the beach.  This strip of sand is caused by tidal and storm actions casting the sand 

higher than the surrounding areas.  Due to the high elevation that exists, upland species are 

dominant.  Along the edges, transitional plants are found such as Sea Daisy and Sea Oxeye 

(Borrichia spp.), Sea Purslane (Sesuvium spp.), Yellowtop (Faveria linearis), Seaside Salt Grass 

(Spartina spp.), and Dysticlis spicata.  Invasive exotics are also found along the shoreline mixed 

with the transitional native species.   

 

The regulated trees on the parcel that measure three and a half (3.5) inches or greater in “diameter 

at breast height” (DBH) have been marked with orange flagging, orange tree marking  paint, 

mapped, and are required by the Village of Islamorada to be mitigated for if impacted by any 

development.  They should be protected during clearing or development activity and only removed 

with appropriate permits.  There are native “Listed Species”, i.e., Endangered, Threatened, 

Protected or Regionally Important.   These are also marked with orange with the regulated plants. 
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The edge or boundary of the hammock is marked with yellow and pink flagging ribbon.  Blue 

ribbon found on the property identify survey points by the surveyor.  These mangroves (see 

vegetation list below) are protected by the State of Florida and require special permits for trimming 

or any development impacts.  All three species of mangrove are found on the property.  Dominant 

woody plants in the hammock are Jamaica Dogwood, Saffron Plum, Spanish Stopper, Jamaica 

Caper, Blolly, Black Ironwood, Poisonwood, Mahogony, Buttonwood, Sea Grape, Thatch Palm, 

and Gumbo Limbo.  The numbers beside the alpha symbol for regulated or listed plants on the 

Vegetative Survey Map (attached), are the DBH measured in inches.  If not indicated, the height is 

greater than 10 feet.  If the number has the ‘ symbol above it, it is too small in diameter but the 

number is height of the plant in feet.  The upland hammock habitat can be classified as High  

Quality Hardwood Hammock (see Habitat Evaluation attached).  DBH – Diameter –breast height    

 

Beach Berm Habitat: 

The beach berm is developed from storm wind and wave action.  The high dune of carbonate sand 

measures approx. 72,064 1.65 acres in size.  The berm supports native grasses and trees indicative 

of uplands due to the dryer ecosystem.  Invasive exotics are found on this berm. 

 

Wetland Issues of the Property: 

This parcel contains a functional wetland that is disturbed by invasive exotics and a system of 

drainage ditches covering the area.  There are Red, White, and Black Mangroves, and Buttonwood 

as the predominant woody species.  Sea Daisy (Borrichia frutescens & Sea Oxeye ( Borrichia 

arborescens), Saltwort (Batis maritma), Salt Grass (Distichlis spicata), Seashore Paspalum 

(Paspalum vaginatum), Sea Purslane (Sesuvium spp.), and Yellowtop (Flavena floridana) form the 

ground cover in these areas.  These obligate plants help form the basis for delineation of wetlands.  

The line on the Survey Map was delineated using the State of Florida prescribed method in The 

Florida Wetlands Delineation and the Chapter 62-340, Florida Administrative Code, entitled 

Delineation of the Landward Extent of Wetlands and Surface Waters.  The undersigned has 

established the line marking the delineation using the species and methods and marked it with pink 

delineation flagging ribbon.  GPS coordinates also have been taken and placed on the Vegetative 

Map attached.  The beach berm is high and cannot be considered wetland.  Please note that the 

opinion of this private biologist may not be the final determinant for any wetland mitigation in 

development.  To insure that other agencies are in agreement, the owner should contact the US 

Army Corps of Engineers and the State of Florida Department of Environmental Protection, both 

with jurisdiction over wetlands, prior to obtaining any permits for development of the subject 

property.  Jurisdictional determinations have be issued in writing for this subject parcel by the State 

of Florida – Department of Environmental Protection and the US Army Corps of Engineers.  A 

separate Survey of the wetland area is attached to this Survey as an appendix.  

 

Protected or Endangered Species: 

There are nine (9) different species that are considered listed by the State or federal governments 

growing on this parcel.  They are listed below and their status noted.   A review of the Village and 

the Monroe County Protected or Endangered Species Maps revealed that the beach area of the 

parcel  is classified as “Sea Turtle Nesting Habitat”.  This means that there is a regulated setback of 

50 feet from the toe of the beach berm located on the parcel.  This inland toe of the berm has been 

marked with yellow flagging ribbon and GPS coordinates taken along the toe (see Map attached).  

The width of the beach berm varies from 105 feet on the southwest side to 180 feet wide on the 
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south eastern side.   There are no other wildlife habitat issues or zones of probable occurrence for 

the subject lot.  Signs of wildlife usage of the lot are by land crabs, anoles, raccoons, and transiting 

birds foraging or resting.  There are no rookeries or nesting areas by birds or animals found on the 

parcel.  Barbwire Cactus (Cereus pentagonus) is a Threatened species found scattered throughout 

the upper elevations of the parcel hammock.  Representative plants have been marked but the 

numbers preclude marking all of them.  Christmas Berry is also so prolific in the transition areas 

south of the hammock that the plants could not be all mapped or marked.  This small bush is RI – 

Regionally Important and should be transplanted or mitigated for if impacted.  

 

Plant Codes for The Vegetative Species List Below are:   
Protected (P); Threatened (T);  Endangered (E); Regionally Important (RI), Invasive Exotic (IEX);  

Exotic (EX);  Native plant codes are (N) followed by their status or value.   

 

    
   Wetland Area of Parcel with Drainage Ditch – Typical              Shoreline and Beach Berm Habitat of Parcel  

 

Vorstman Parcel, Russell Estates & Peacon 

Leatherman SD, Islamorada, Florida, Monroe 

County 

 

Vegetative Species List - Uplands 
 

Common Name  Scientific Name   Status Notes 
Green Buttonwood  Conocarpus erectus    N    

Barbedwire Cactus  Cereus pentagonus    N - T 

Beggars Tick   Desmodium canum    N 

Black Ironwood  Krugiodendron ferreum   N - RI 

Black Mangrove  Avicennia germinans    N - P 

Blackbead   Pithecellobium guadalupense   N - T 

Blolly    Guapita longifolia    N 

Cats Claw   Pithecellobium Unguis-cati   N 

Cockspur   Pisonia aculeate    N 

Crabwood   Ateramnus lucidus    N 

Christmas Berry  Lycium carolinianam    N - RI 

Crowsfoot grass  Dactyloctenium aegyptium   N 

Florida Thatch Palm  Thrinax radiata    N - E 
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Gray Nicker   Caesalpinia bonduc    N 

Greenbriar Vine  Smilax auriculata    N 

Gumbo Limbo   Bursera simaruda    N 

Inkwood   Exothea paniculata    N- RI 

Jamaica Dogwood  Piscidia piscipula    N 

Jamaica Caper   Capparis cynophallophora   N 

Limber Caper   Capparis flexuosa    N 

Marlberry   Ardisia escallonioides    N 

Morning Glory  Ipomoea muscari    N 

Mouses Pineapple  Morinda royoc    N 

Nicker bean   Caesalpinia bonduc    N 

Pencil Flower   Stylosanthes hamata    N 

Pigeon Plum   Coccoloba diversfolia    N 

Poisonwood    Metopium toxiferum    N 

Red Mangrove   Rhizophora mangle    N - P 

Saffron Plum   Sideroxylon celastrina   N 

Sandspur   Cenchrus echinatus    N 

Scorpion tail    Heliotropium angiospermum   N 

Salt Grass   Distichlis spicata    FACW   

Salt-wort Batis maritime   OBL 

Samphire Blutaparon vermiculare   FACW 

Sea Blight Suaeda linearis   OBL 

Sea Daisy Borrichia frutescens   OBL   

Sea Oxeye  Borrichia arborescens   OBL 

Sea Purslane  Sesuvium spp   OBL 

Seashore Dropseed Sporobolus virginicus   OBL      

Seashore Paspalum  Paspalum vaginatum    FAC   

Scorpion-tail   Heliotropium angiospermum   FAC 

Sea Grape   Coccoloba uvifera    N 

Short Leaf Fig   Ficus citrifolia     N 

Snowberry   Chiococca alba    N 

Strangler Fig   Ficus aurea     N 

Strong Bark   Bourreria succulenta    N 

Spanish Stopper  Eugenia foetida    N 

Virginia Creeper Parthenocissus quinquefolia   N 

West Indies Mahogany Swietenia mahagoni    N - E   

White Stopper  Eugenia axillaries    N 

Wild Coffee   Psychotria nervosa    N 

Wild Cotton   Gossypium hirsutum    N - E   

Wild Dilly   Manikara bahamensis    N - T 

Wild Lantana   Lantana involucrate    N  

Wild Lime   Zanthoxylum fagara    N 

White Mangrove  Laguncularia racemosa   N - P 

Yellow Top                             Faveria linearis   FACW 
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Dominant Exotic Plants 

Coconut Palms  -    Symbol “C” on Survey Maps 

Silver Buttonwood  

 

Invasive Exotic Plants: 

Australian Pine  Casurarina equisetifolia   IEX Class I 

Bowstring Hemp  Sansevieria hyacinthoides   IEX Class II 

Brazilian Pepper   Shinus terebinthifolium   IEX Class I 

Latherleaf   Colubrina asiatica    IEX Class I 

Lead Tree   Leucaena leucocephala   IEX Class II 

Oyster Plant   Tradescantia spathacea   IEX Class II 

Seaside Mahoe  Thespesia populnea    IEX Class I 

Sapodilla   Manilkara zapota    IEX Class I 

 

Wildlife List: (Observed) 

Crab Spider   Casteracantha cancriformis 

Cuban Anole   Anolis sagreii 

Gray Squirrel   Scirus carolinensis 

Great White Heron  Ardea occidentalis 

Land Crab 

Mockingbird   Mimus polyglottos 

Ringed Turtle Dove  Streptopelia risoria 

White Speckled Hermit Crab Paguristes punticeps 

 

         
       Aerial View of Subject Parcel – 1998 (Experian)                    

Contacts: 

Please contact Harry DeLashmutt at (305) 942-9221 for any further analysis, recommendations or 

questions concerning this vegetative survey.  Contact the Village Biologist (305) 664-6400 for 

specific requirements or permits necessary for any action dealing with the removal or disturbance 

of vegetation on this site.   

 

Survey and report conducted by Harry DeLashmutt ____________________________ 

     Consulting Biologist    November 15, 2009 

      Biosurveys, Inc. 
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Map Symbols – 
The following symbols for trees and plants mapped on the subject parcel are: 

(These are keys for the regulated and listed plants on the Vegetation Survey Maps that are on the 

following pages) 

 

B –   Buttonwood 

BB – Blackbead 

BI –  Black Ironwood 

BL – Blolly 

CB – Christmas Berry 

DC – Barbedwire Cactus 

G –   Gumbo Limbo 

I –     Inkwood 

JD –  Jamaica Dogwood 

M –   Mahogany 

P –    Poisonwood 

SLF – Short Leaf Fig 

SS –  Spanish Stopper 

SP –  Saffron Plum 

T –    Florida Thatch Palm 

WC – Wild Cotton 

WD – Wild Dilly 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

     

 

 

Appendix – Habitat Analysis follows this page -  
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Appendices 
 

Habitat Analysis 
Tropical Hardwood Hammock Area on Peacon Leatherman & Russell Est. 

Vorstman Parcel – UMK 

 
Parameters   Hammock Size      Position of Hammock    Invasive Exotic       Total Score   

              in Landscape                Plant Coverage               

Score -   65      10    10  85 

 

 

Cumulative Score for Hammock Quality: 

 

Hammock Rating   Pts.   This Hammock Area – 85 (High) 

High      85 – 100 

Moderate    50 – 84 

Low     49 and below 

  

Hammock Patch Size  Pts.   This Hammock Patch – 3.91 acres 

4-5 acres    75   Total non-wetland 

3-4 acres    65 

2-3 acres    55 

1-2 acres     45 

0.5 – 1 acres    35 

Less than 0.5 acres   25 

 

Position of Hammock in Landscape         Pts. Area Hammock –3.91 acres 

With Wetland and Transitional Habitat          11.32 acres 

Hammock Contiguous Total – 20 a or greater  15 Overall Habitat Area 

Hammock Contiguous Total – 10 –20 acres   10 All lots and Adjoining 

Hammock Contiguous Total – 5-10 acres    5 

Less than 5 acres Contiguous      0 

 

Invasive Exotic Plant Coverage    Pts. This Hammock – 18% 

Less than 25% coverage by Exotics    10 

25 – 50% Coverage       5 

Greater than 50% Coverage      0 

 

 

Habitat Analysis by: ________________________________ 

    Harry DeLashmutt, Biosurveys, Inc. 11/15/09 Rev. 10/26/12 

Map on next page – 
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Vorstman Parcel and Surrounding Area - Aerial Photo, Palmis 2006  

 

 

 

 
 

 

 



VEGETATION SURVEY 
(Jurisdictional Wetland) 

 

 

of 

Tracts 24 & 25 Russell Estate SD; Tract 2 Peacon-Leatherman  

Upper Matecumbe Key, Village of Islamorada 

Monroe County, Florida 

Real Estate Numbers:  00404520-000000, 00404270-000000, 

 & 00404260-000000 

  Section 28 -Township 63S - Range 37E 

 

 

 

for 

 Albert Vorstman, AV Investments, LLC 

c/o Thomas Donovan, Donovan Construction, Inc. 

261 NW 127
th

 Avenue 

Plantation, FL 33325 

 

 

 

 

September 29, 2009 

Wetland Area and Parcel Area Calculations Correction – 10-26-12 

 

  

 
Prepared by:   Harry A. DeLashmutt, Consultant 

    Biosurveys, Inc. 

794 26
th
 Street 

Marathon, Florida 33050 

Phone – (305) 942-9221 

Email – hdelashmutt@comcast.net 
 

 



Vorstman Parcel 

Lower Matecumbe Key 

Village of Islamorada 

 

Vegetation Survey of Jurisdictional Wetlands 
 

Survey and Methodology: 

The site visit and survey was conducted on September 21, 2009 by the undersigned.  The subject 

parcel has access to the Atlantic Ocean along the shoreline and private sea bottom.  The lower 

elevations of the parcel are subject to semi-permanent or seasonal freshwater inundation due to 

seasonal rain.  There is no hydrologic connection to tidal waters of the Ocean. The lot is situated 

directly on the Old Highway 4A in the Village of Islamorada.  Developed lands are directly 

adjacent to the parcel on both the east and west sides of the property.  Each neighboring land area 

has been filled in the past and stormwater flows from these properties as well as the highway into 

the lower elevations of the parcel creating a poor functional wetland.  This survey identifies the 

wetland jurisdictional lines on the property and inventories the vegetation found growing there.  

The lines were delineated by the responsible agencies having jurisdiction over wetlands.  GPS 

coordinates identify points on the lines.  The lot property lines were identified with surveyor’s pins 

and a current land survey by BSM Surveying, Inc.  Total acreage of the US Army Corps 

jurisdictional wetland is 2.84, and the State of Florida, Department of Environmental Protection has 

claimed 1.40 acres of jurisdiction on the parcel.  Total Wetlands on parcel is 2.84 acres.     

 

The lot was inspected for vegetation listed as threatened, of special concern, protected, regionally 

important, commercially exploited, or any endangered species.  Any wetlands located on the lot 

were delineated and documented by mapping.  The acreage of any wetland was noted.  The 

County’s Wetland Lot List was accessed to derive information as to any known wetland occurrence 

and scoring from the ADID system or KEYWEP on the subject parcel.  County Protected Animal 

Habitat Maps were analyzed for special species habitat or probable occurrence on or near the lot. 

   

Description of Wetland on Property: 

The subject property is zoned residential subdivision.  The wetland area is supported by seasonal 

fresh water inundating the lower elevations of the subject property.  It can be classified as 

“disturbed saltmarsh and buttonwood” association with some invasive exotic vegetation primarily 

on the Peacon-Leatherman Tract.  The total size of the parcel from the MHW line landward is 

32,2068 sq ft or 7.39 acres.  The elevation in the wetland areas is generally low (2.1 to 3.4 ft. above 

sea level).  The hydric soils exhibit evidence of standing water seasonally and there is a moderate 

diversity of wetland indicator plants.     

 

The substrate is Oolitic limestone bedrock near the surface with pockets of deeper humus or soils.  

Solution holes are prominent.  Generally the soils are shallow with the bedrock exposed in many 

areas.   The low elevations produce a wicking of subterranean water intrusion that also maintains 

vegetation specific to wet areas.  The disturbed wetland to the southwest corner of the parcel has 

been scored and listed by the Village of Islamorada with a 6.2 on the KEYWEP wetland scoring 

inventory in June of 2001.  It was classified as “Disturbed Wetland”.   



Vegetative Analysis of Property 

The dominant native canopy trees or bushes in the wetlands are Green Buttonwood.  Very sparse 

scrub mangroves make up the subcanopy, and the understory plants are Spartina alterniflora, Batis 

maritime, Borrichia spp, Sporobolis virginicus, Sesuvium spp, and Christmas berry (Lycium 

corolinianum).  Invasive exotics account for 7 % of the total wetland area.  

 

In accordance with the Village Code, any native plant that measures three and a half (3.5) inches or 

greater in diameter at breast height requires mitigation if impacted by development.  These 

regulated plants are marked with orange flagging tape or tree marking paint.      

 

Wetland Issues of the Property: 

The extent of what is called the wetlands jurisdiction is determined by analysis of the soils, the lot 

hydrology, and the specialized plants growing in the wet or flooded state.  The delineation involves 

the agreement of the presence of a wetland by the US Army Corps of Engineers, the State of 

Florida Department of Environmental Protection or the South Florida Water Management District, 

and the Village of Islamorada.  It is an imaginary line that separates upland from wetlands.  In the 

case of this parcel, the State of Florida has determined a jurisdictional line based on Florida 

statutes.  The US Army Corps of Engineers has claimed wetland jurisdiction using a different 

delineation method and their line does not coincide.  The development plans for this lot will 

ultimately need to be reviewed by the above agencies and a final determination made for permits 

and any possible mitigation.  The mapping of the wetland delineation on this lot depicts the wetland 

characteristics identified by two agencies and a private biologist representing the owner and may 

not the final determinant for any mitigation.      

 

Protected or Endangered Species: 

There are several listed and protected species found in the wetland.  A review of the Village and 

Monroe County Protected or Endangered Species Maps revealed potential sea turtle nesting habitat 

along the shoreline of the parcel and no other wildlife habitat issues or zones of probable 

occurrence for the subject parcel. 

 

Plant Codes for The Vegetative Species List Below are:   
Protected (P); Threatened (T);  Endangered (E);  Invasive Exotic (IEX);  Exotic (EX);  Native plant 

codes are (N) followed by their status or value as a wetland indicator.  FAC – Facultative;  FACW 

– Facultative Wet; and OBL – Obligate.  These three types of vegetation status form the basis of a 

unified Statewide or Federal methodology for the delineation of wetlands to satisfy the mandate of 

section 373.421 Florida Statutes and codified in 62.340, Florida Administrative Code – 

“Delineation of the Landward Extent of Wetlands and Surface Waters”.   

 

       Vorstman Parcel - UMK 

Vegetative Species List 
 

Common Name  Scientific Name          Status  Dom.-Cover 
Beach Carpet   Philoxerus vermicularis   FACW    2% 

Begger ticks   Bidens pilosa     FAC 

Black Mangrove  Avicennnia germinans    OBL    1% 

Blackbead   Pithecellobium keyense   FAC 



Blue Stem   Schizachyrium rhizomatum   FACW     1% 

Catclaw   Pithecellobium unguis-cati   FAC 

Green Buttonwood  Conocarpus erectus    FACW   15% 

Christmas berry  Lycium carolinianum    OBL     2% 

Cord Grass   Spartina alterniflora    OBL   18% 

Gray Nickerbean  Caesalpinia bonduc    N 

Hurricane Grass  Fimbristylis spathacea   FAC     4% 

Heliotrope   Heliotropium polyphyilum   FAC 

Red Mangrove   Rhizophora mangle    OBL     1% 

Rush    Juncus spp.     OBL 

Salt Grass   Distichlis spicata    FACW     9% 

Saltwort   Batis maritima     OBL   13% 

Sea Grape Coccoloba uvifera   N 

Sea Daisy Borrichia frutescens   OBL   12% 

Oxeye Borrichia arborescens   OBL     “ 

Sea Purslane Sesuvium maritimum   FACW   10% 

    Sesuvium protulacastrum   FACW     2% 

Seashore Dropseed Sporobolus virginicus   OBL                7%  

Sea Blite   Suaeda linearis    OBL     2% 

Torpedo Grass   Panicum repens    FACW      

White Mangrove  Laguncularia racemosa   OBL 

Wild Dilly   Manikara bahamensis    FAC 

Wild Alamanda  Urechites lutea    FACW   

Yellowtop   Flavena linearis    FACW     1%  

 

Non-percentage species are less than 1% wetland coverage      

 

Invasive Exotic Plants:  
Alligator weed   Alternanthera philoxeroides   IEX (FAC) 

Brazilian Pepper  Shinus terebinthifolius   IEX       

Seaside Mahoe  Thespesia populnea    IEX (FAC) 

 

Contacts: 

Please contact Harry DeLashmutt at (305) 942-9221 for any further analysis, recommendations or 

questions concerning this vegetative survey.  Contact the Village biologist / planners for specific 

requirements or permits necessary for any action dealing with the removal or disturbance of 

vegetation on this site.   

 

   
Survey and report conducted by Harry DeLashmutt ____________________________ 

      Consulting Biologist   September 21, 2009 

 

 

Wetland Delineation Maps and Land Data – following pages – 

 



 
DEP Jurisdictional Wetland Delineation  9-09 



 
US ACE – Draft Jurisdictional Line 9-09 

 



 
Aerial Photo 2006 – fm Palmis 
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Comprehensive Plan excerpts related to sustainable development and green building 
 

OBJECTIVE 1-4.7:  APPLICATION OF INNOVATIVE LAND AND WATER RESOURCE 

MANAGEMENT AND ENERGY CONSERVATION CONCEPTS. Islamorada, Village of Islands 

shall maintain Land Development Regulations which apply innovative concepts for managing land, water 

and energy resources and which are responsive to unique development and conservation issues in the 

Village. 

 

Policy 1-4.7.1:  Implement Innovative Techniques in the Land Development Regulations.  
Land Development Regulations shall continue to implement land and water resource management 

techniques which have been demonstrated to be successful and cost effective for resolving 

development and conservation issues such as surface water management, soil erosion and 

sedimentation control, land clearing and excessive tree removal, loss of mature plants and 

wildlife habitat and conservation of water supply. 

 

Policy 2-1.5.5:  Promote Energy Efficiency in Plans Through Pedestrian and Bicycle Paths.  
In accordance with policies within the Recreation and Open Space and Transportation Elements 

of this Plan, Islamorada, Village of Islands shall use a systematic approach to promote 

development of a linked pedestrian and bicycle pathway network by the public and private sectors 

to improve energy-efficient transportation links between major activity areas such as residential 

neighborhoods, employment centers, shopping areas, parks and schools. 

 

Policy 3-1.7.6:  Provide Energy-Efficient Housing.  Islamorada, Village of Islands shall require 

all building permits to meet the requirements of the Florida Building Code regarding energy-

saving features. The Village shall continue to award positive BPAS points for solar energy 

features, cisterns, water-conserving plumbing fixtures, storm windows, air conditioning units with 

an energy rating of 12 or better, and heat recovery units which provide supplemental heating of 

domestic hot water. 

 

OBJECTIVE 6-1.13:  APPLICATION OF INNOVATIVE LAND AND WATER RESOURCE 

MANAGEMENT AND ENERGY CONSERVATION CONCEPTS.  Islamorada, Village of Islands 

shall maintain requirements which incorporate concepts for managing land, water and energy resources 

that are responsive to the unique development and conservation issues identified within this Plan. 

 

Policy 6-1.13.1:  Maintain Innovative Techniques in the Land Development Regulations.  

Islamorada, Village of Islands shall utilize land and water resource management techniques.  

These techniques shall have been proven successful and cost effective for resolving development 

and conservation issues such as surface water management, soil erosion and sedimentation 

control, land clearing and excessive tree removal, loss of mature plants and wildlife habitat and 

conservation of water supply. 

 

Policy 6-1.13.2:  Coordinate Energy Management.  Islamorada, Village of Islands shall 

participate in regional, State or local initiatives directed at coordinating energy management 

within the public and private sectors.  These tasks may include joint formulation of energy related 

decisions with concerned Federal, State, regional and County agencies and concerned private 

entities.  Such activities shall be directed toward maximizing awareness of energy-related 

problems, issues and alternative techniques for resolving energy-related problems and issues, and 

identify future areas where joint efforts may enhance mutual goals and objectives. 

 

Policy 6-1.13.3:  Address Energy Efficiency in Plans.  Islamorada, Village of Islands shall 

promote a systematic approach to the development of a pedestrian and bicycle path network by 
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the public and private sectors in order to improve energy efficient transportation links between 

major activity areas such as residential neighborhoods, employment centers, shopping areas, 

parks and schools. 

 

Policy 6-1.13.4:  Address Energy Conservation in Building and Construction.  Islamorada, 

Village of Islands shall enforce energy efficient building codes and promote efficient energy 

conservation in building heating and cooling systems.  The Village shall promote attendance at 

regional training workshops in energy efficiency in construction and continue to foster 

cooperative relationships between building trades, architects, engineers and building officials. 

 

Policy 6-1.13.5:  Coordinate Energy Management.  Islamorada, Village of Islands shall 

participate in regional, State or local initiatives to directed at coordinating energy management 

within the public and private sectors. These tasks may include joint formulation of energy related 

decisions with concerned Federal, State, regional and County agencies as well as with concerned 

private entities. Such activities shall be directed toward maximizing awareness of energy-related 

issues, alternative techniques for resolving energy related problems, and issues and use of solar 

energy systems. The activities shall identify future areas where joint efforts may enhance mutual 

goals and objectives. 

 

Policy 6-1.13.6:  Conserve Energy in Buildings and Construction.  Islamorada, Village of 

Islands shall enforce energy-efficient building codes and promote efficient energy conservation in 

building, heating and cooling systems. The Village shall promote attendance at regional training 

workshops in energy efficiency in construction and continue to foster cooperative relationships 

between building trades, architects, engineers and building officials. The Village shall also 

consider the use of alternative sources for building, heating and cooling systems, including but 

not limited to solar power. 



Attachment E 

ORDINANCE NO. 

 

AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 

FLORIDA, CONSIDERING THE REQUEST BY EDSA, INC. ON BEHALF 

OF BONEFISH HOLDINGS, LLC TO AMEND THE TEXT OF THE 

COMPREHENSIVE PLAN BY MODIFYING EXISTING POLICIES AND 

CREATING A NEW POLICY WITHIN THE FUTURE LAND USE 

ELEMENT THAT WOULD ALLOW HIGHER RESIDENTIAL DENSITY 

AND NONRESIDENTIAL INTENSITY WITHIN THE MIXED USE (MU) 

FUTURE LAND USE MAP CATEGORY FOR ECO-SUSTAINABLE 

LODGING USES, ALLOW UNDEVELOPABLE ENVIRONMENTALLY 

SENSITIVE LANDS CURRENTLY INELIGIBLE FOR RESIDENTIAL 

DENSITY AND NONRESIDENTIAL INTENSITY TO COUNT TOWARD 

ON-SITE DEVELOPMENT POTENTIAL FOR ECO-SUSTAINABLE 

LODGING USES, REDUCE MINIMUM OPEN SPACE REQUIREMENTS 

FOR ECO-SUSTAINABLE LODGING USES, AND REQUIRE A 

MANAGEMENT PLAN IN LIEU OF A CONSERVATION EASEMENT 

FOR ECO-SUSTAINABLE LODGING USES; MODIFYING EXISTING 

POLICIES AND CREATING A NEW POLICY WITHIN THE COASTAL 

MANAGEMENT ELEMENT TO ENCOURAGE ENHANCEMENT OF 

WETLANDS, ALLOW AN EXCEPTION TO THE WETLAND SETBACK 

FOR ECO-SUSTAINABLE LODGING USES, ESTABLISH MINIMUM 

CRITERIA AND STANDARDS FOR ECO-SUSTAINABLE LODGING, 

REQUIRE THIRD PARTY PEER REVIEW OF PLANS AND 

COMPLIANCE FOR ECO-SUSTAINABLE LODGING USES, AND 

REQUIRE AN EDUCATIONAL PROGRAM FOR ECO-SUSTAINABLE 

LODGING USES; AND MODIFYING EXISTING POLICIES WITHIN 

THE CONSERVATION ELEMENT TO ALLOW AN EXCEPTION TO 

THE WETLAND SETBACK FOR ECO-SUSTAINABLE LODGING USES, 

ALLOW RESTORED LAND TO COUNT AS OPEN SPACE FOR ECO-

SUSTAINABLE LODGING USES, ALLOW RESTORED LAND FOR 

ECO-SUSTAINABLE LODGING USES TO BE CLEARED, AND 

FURTHER ESTABLISH ECO-SUSTAINABLE LODGING 

RESTORATION AS A CLUSTERING TECHNIQUE TO MITIGATE 

DEVELOPMENT IMPACTS; PROVIDING FOR THE TRANSMITTAL 

OF THIS ORDINANCE TO THE FLORIDA DEPARTMENT OF 

ECONOMIC OPPORTUNITY; PROVIDING FOR SEVERABILITY; AND 

PROVIDING FOR AN EFFECTIVE DATE UPON APPROVAL OF THIS 

ORDINANCE BY THE FLORIDA DEPARTMENT OF ECONOMIC 

OPPORTUNITY 

 

 

WHEREAS, pursuant to Chapter 163, Part II, Florida Statutes, Islamorada, Village of 

Islands, Florida (the “Village”) proposes to amend (the “Amendment”) the Village 
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Comprehensive Plan (the “Comprehensive Plan”) as provided for in Exhibit “A” in order to 

adopt incentives to encourage the development of new Eco-Sustainable Lodging hotels within 

the Village; and 

WHEREAS, the Village’s Comprehensive Plan became effective on December 26, 2001; 

and 

WHEREAS, the Village has conducted duly noticed public hearings for the 

Comprehensive Plan Amendment pursuant to Section 163.3184(15), Florida Statutes; and 

WHEREAS, the Village Local Planning Agency reviewed this Ordinance on June 10, 

2013 in accordance with the requirements of Chapter 163, Florida Statutes, and recommended 

that the Village Council not pass the Ordinance; and 

WHEREAS, the provisions of this Ordinance are consistent with the Village 

Comprehensive Plan and the Principles for Guiding Development in the Florida Keys Area of 

Critical State Concern; and 

WHEREAS, the Village Council finds that the adoption of this Ordinance 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.  

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, correct and incorporated herein by this 

reference. 

Section 2. Adoption of the Amendment.  The proposed Amendment to the 

Comprehensive Plan, attached as Exhibit “A,” is hereby [approved/denied]. 
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Section 3. Transmittal.  Pursuant to Sections 163.3184 and 163.3187, Florida 

Statutes, the Village Clerk is authorized to forward a copy of this Ordinance, along with the 

supporting data and analysis, to the Florida Department of Economic Opportunity (“DEO”) 

within ten days after its adoption. 

Section 4.  Severability.  The provisions of this Ordinance are declared to be 

severable and if any section, sentence, clause or phrase of this Ordinance shall for any reason be 

held to be invalid or unconstitutional, such decision shall not affect the validity of the remaining 

sections, sentences, clauses, and phrases of this Ordinance but they shall remain in effect, it 

being the legislative intent that this Ordinance shall stand notwithstanding the invalidity of any 

part. 

Section 5. Effective Date.  This Ordinance shall become effective pursuant to a Notice 

of Intent issued by DEO finding the Amendment to be in compliance as defined in Section 

163.3184(1)(b), Florida Statutes. If timely challenged, the Amendment shall not become effective 

until DEO or the Administration Commission enters a final order determining the adopted 

Amendment to be in compliance. 
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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 Ken Philipson   ______ 

Vice Mayor Ted Blackburn  ______ 

Councilman Mike Forster  ______ 

Councilwoman Deb Gillis   ______ 

Councilman Dave Purdo   ______ 

 

PASSED on first reading this    day of   , 20    . 

 

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 Ken Philipson   ______ 

Vice Mayor Ted Blackburn  ______ 

Councilman Mike Forster  ______ 

Councilwoman Deb Gillis   ______ 

Councilman Dave Purdo   ______ 

 

PASSED AND ADOPTED on second reading this    day of   , 20    . 

 

 

 

       

KEN PHILIPSON, MAYOR    

 

ATTEST: 

 

 

 

       

VILLAGE CLERK 

 

 

APPROVED AS TO FORM AND LEGALITY 

FOR THE USE AND BENEFIT OF 

ISLAMORADA, VILLAGE OF ISLANDS ONLY. 

 

 

 

       

VILLAGE ATTORNEY 



PROPOSED AMENDMENTS TO COMPREHENSIVE PLAN 
 
 
 
OBJECTIVE 1-2.1: FUTURE LAND USE MAP DENSITIES AND INTENSITIES DEFINED. The 
designations on the Future Land Use Maps 2-1 through 2-3 shall be defined by the policies herein: 

 
Policy 1-2.1.4: Restrict Density and Intensity of Development. The maximum range of 
allocated density and/or intensity (FAR) stated in the Comprehensive Plan and in the Land 
Development Regulations, for permitted uses in each future land use map category shall not 
exceed the thresholds established in accordance with the following table: 
     

MAXIMUM DENSITY AND INTENSITY BY FUTURE LAND USE MAP CATEGORY 
 

FLUM Category Maximum 
Residential Density 

Maximum Non-Residential 
Intensity (FAR)

Residential Conservation (RC) 1 unit/4 acres +1 - 
Residential Low (RL) 1 unit/2 acres +1 - 
Residential Medium (RM)   
Single Family 1 unit per lot - 
Duplex 2 units per lot - 
     Triplex for Affordable Housing 3 units per lot - 
     Fourplexes for Affordable Housing 4 units per lot - 
Residential High (RH)   
     Density Allowance 6 units per acre - 
     With TDRs 12 units per acre - 
     Affordable Housing 15 units per acre - 
Mixed Use Residential (MU)   
     Residential Density Allowance 6 units per acre - 
     With TDRs  12 units per acre - 
Eco-Sustainable Lodging 10 units per acre - 
     Affordable Housing 15 units per acre  
Mixed Use Non-Residential   
Outside Village Activity Centers - 0.25 
Outside VAC’s with TDRs or Eco-
Sustainable Lodging 

- 0.35 

     Inside Village Activity Centers - 0.35 
     Working Waterfronts - 0.35 
Industrial (I) +1 0.25 
Conservation (C) - - 
Airstrip (A) 1 unit per lot 0.25 
Public and Semi-Public Services (PS)   
     Density and Intensity Allowance +1 0.25 
     With TDRs - .035 
     Residential Institutional Use 12 units per acre - 
Recreation and Open Space (RO) - 0.15 
Mariculture (M) +1 0.25 
Note: One caretaker’s cottage may be provided in FLUM categories, indicated with +1. 
 

kevin.bond
Text Box
Exhibit "A"



Density and intensity may be further constrained by criteria included in the Comprehensive Plan 
and Land Development Regulations, including but not limited to: requirements for minimum 
open space; concurrency management and level of service standards for transportation, water, 
including potable water, stormwater and other public facilities and services; off-street parking and 
internal circulation; landscaping; impacts on schools; and on-site and off-site improvements and 
design amenities required to achieve land use compatibility. Natural constraints such as the shape 
and natural features of a site may also present obstacles to achieving maximum density and/or 
intensity delineated above. 

 
 

Policy 1-2.1.5: Areas Ineligible for Density or FAR Calculations. No density or floor area ratio 
(FAR) credit shall be granted for undevelopable environmentally sensitive lands including: 
wetlands; transitional wetlands; mangroves; salt marsh; tidal waters; beaches; beach berms and 
dunes; and natural shoreline; excepting provisions herein for transfer of development rights and 
for restored environmentally sensitive lands affiliated with Eco-Sustainable Lodging. 

 
 

Policy 1-2.1.6: Establish Minimum Open Space Requirements. The minimum open space 
requirements established in the Land Development Regulations shall be in accordance with both 
Policy 6-1.7.6 and the following table: 
 

MINIMUM OPEN SPACE REQUIREMENT BY HABITAT CLASSIFICATION 
 

Habitat Classification Minimum Open Space Requirement 
Submerged Land (Open Water) 1.00 
Beach Berm 0.90 
Mangrove and Freshwater Wetlands  
     Undisturbed 1.00 
     Disturbed 0.09 
Saltmarsh & Buttonwood Wetlands  
     Undisturbed 1.00 
     Disturbed 0.90 
High Hammock  
     High Quality 0.90 
     Moderate Quality 0.70 
     Low Quality 0.50 
Restored environmentally sensitive lands  
affiliated with Eco-Sustainable Lodging 

 

     Average of all habitats 0.60 
Disturbed   
     With Hammock 0.30 
     With Salt Marsh & Buttonwood 0.30 
     With Beach/Berm 0.30 
     With Exotics 0.20 
     Scarified 0.20 

 
 
 
OBJECTIVE 1-2.4: RECOGNIZE MIXED USE DEVELOPMENT PATTERNS. Areas designated 
Mixed Use (MU) on the Future Land Use Map recognize the prevalent and historical mixed use pattern of 



development in the Village. The MU category shall accommodate a mix of commercial and residential 
uses, which may be located in the same building, limited public and semi-public uses, 
 

Policy 1-2.4.4: Residential Uses in the Mixed Use Designation. Residential uses, including 
residential institutional uses in MU shall not exceed six (6) units per acre, except that up to twelve 
(12) units per acre may be allowed pursuant to the standards in the Land Development 
Regulations when used as receiver sites for the transfer of development rights from approved 
sender sites; 10 units per acre with Eco-Sustainable Lodging in a TC district and fifteen (15) 
units per acre may be permitted for purposes of providing affordable housing. Notwithstanding 
the density limitations each parcel of commercially developed land in the Settlers Residential 
(SR), Village Center (VC), Tourist Commercial (TC), Commercial Fishing (CF), Marine Use 
(MR), Highway Commercial (HC), Neighborhood Commercial (NC), and Recreation (R) Zoning 
Districts shall be entitled to construct, subject to the BPAS, one affordable housing unit subject to 
all other regulations. 

 
 
OBJECTIVE 1-4.5: PROTECT NATURAL RESOURCES. Land Development Regulations shall 
ensure that development and conservation activities protect natural resources as directed by the following 
policies: 
 

Policy 1-4.5.1: Manage Environmentally Sensitive Lands. Policies in the Conservation 
Element for managing environmentally sensitive natural systems, including but not limited to 
water resources, wetlands, upland hammocks, transitional areas, wildlife corridors, sea grasses, 
the coral reef, other living marine resources and other environmentally sensitive resources, shall 
be carried out through the Comprehensive Plan and Land Development Regulations. These 
regulations shall also provide for wetland preservation, wetland mitigation, dedication of 
conservation easements for preserving open space and reservation of strategic points of shoreline 
for public access. 

 
Policy 1-4.5.2: Coordinate Natural Resource Management. Islamorada, Village of Islands 
shall coordinate with the State, the South Florida Water Management District, the South Florida 
Regional Planning Council, Monroe County, State agencies and other agencies concerned with 
managing natural resources. Such intergovernmental coordinating activities shall be directed 
toward protecting and enhancing the values and functions of natural systems. 

 
Policy 1-4.5.3: Protect Flora and Fauna Having Special Status. The habitat of rare and 
endangered species of flora and fauna and others having special status as identified in the 
Conservation Element shall be protected. 

 
Policy 1-4.5.4: Manage Stormwater Run-off. The developer/owner of any site shall be 
responsible for managing on-site run-off. All new development and redevelopment shall comply 
with adopted level of service standards for surface water management. 

 
Policy 1-4.5.5: Conserve Water Including Potable Water Supply. The water supply including 
the potable water supply shall be conserved by enforcing water standards as delineated in the 
Land Development Regulations and coordinating with the South Florida Water Management 
District and FKAA to implement any water restriction mandates issued. 

 
Policy 1-4.5.6: Promote Greenhouse Gas Emission Reduction. Islamorada, Village of Islands, 
shall continue to limit growth, ensure a compact pattern of development that directs future growth 
to established areas of existing residential and commercial use reducing the need for vehicular 



travel, promote pedestrian and bicycle traffic strategies contained in the adopted Transportation 
Demand Management program and provide more locations for bus stops to enhance public 
transits. 

 
Policy 1-4.5.7: Eco-Sustainable Lodging. Eco-Sustainable Lodging shall include a 
management plan to maintain and monitor the protection and viability of the completed 
natural resources as part of the development plan. 

 
 
 
OBJECTIVE 5-1.1: PROTECT COASTAL RESOURCES, WETLANDS, ESTUARIES, LIVING 
MARINE RESOURCES AND WILDLIFE HABITATS. Islamorada, Village of Islands shall maintain 
Land Development Regulations designed to protect, conserve and enhance coastal resources, wetlands, 
water resources, living marine resources and other natural resources by: 
 
1.  Preventing adverse impacts of development and redevelopment on wetlands, estuaries, water 

resources, living marine resources and other natural resources; 
2.  Maintaining or improving coastal environmental quality by commencing the Stormwater 

Management Plan identified in Policy 4-3.1; 
3.   Regulating land development activities that could have negative impacts on coastal shorelines, 

including impacts on water quality, living marine organisms, seagrass beds and wetlands; 
4.  Directing growth away from VE Flood Zones through Local Mitigation Strategies and the Building 

Permit Allocation System identified in Policy 1-3.1.1 of this Plan; 
5.  Maintaining a Transfer of Development Rights (TDR) Program that directs growth away from VE 

zones as described in Policy 1-3.1.4 of this Plan; 
6.  Managing nearshore waters and flats through the enforcement of speed limits, no wake zones and no 

motor zones; 
7.  Regulating activities with potentially adverse impacts on coastal resources, including but not limited 

to ultra-light planes, seaplanes, live-aboard vessels and personal watercraft;  
8.  Preventing adverse impacts of lighting on coastal resources; 
9.  Prohibiting the mooring of live aboard vessels outside of approved marinas; 
10. Prohibiting boat launching from various rights-of-way that are not designated as public boat ramps 

and restricting random water access points; and 
11. Regulating the impacts of development on native vegetative communities and wildlife habitats.  
 
These objectives shall be accomplished as described below, and through coordination with the South 
Florida Water Management District. 
 

Policy 5-1.1.1: Restrict Development in Wetlands. Islamorada, Village of Islands shall maintain 
Land Development Regulations that prohibit development or encourage restoration and 
enhancement within undisturbed wetlands and limit development or encourage restoration and 
enhancement  of disturbed wetlands as described in Objective 5-1.3. The Village shall encourage 
the dedication of conservation easements for all wetlands and upland buffer areas adjacent to 
wetlands. Wetlands shall be defined per Subsection 373.019(22), F.S., further described by the 
delineation methodology in Section 373.4211, F.S. 

 
 

Policy 5-1.1.2: Limit Development Impacts on Wetlands. Wetlands shall be protected from 
physical or hydrologic alterations or shall be restored and maintained affiliated with Eco 
Sustainable Lodging in order to maintain their natural functions. … 
 



The following plant species are wetland species commonly found within Islamorada, Village of 
Islands, although the applicable State list of jurisdictional wetland vegetation shall apply: 
 

COMMON NAME SCIENTIFIC NAME 
Black Mangrove  Avicennia germinas 
White Mangrove  Laguncularia racemosa 
Red Mangrove  Rhizophora mangle 
Sea Purslane  Sesuvium protul acastrum 
Key Grass  Monanthochloe 
Cordgrass  Spartina spartinae 
Buttonwood  Conocarpus erectus  
Saltwort  Batis maritime 
Sea Blite  Suada linearis 
Salt Grass  Distichlis spicata 
Dropseed  Sporobilus virginicus 
Fringe-Rushes  Fimbristylis spp 

 
 
Policy 5-1.1.10: Maintain a 50 Foot Buffer Adjacent to Wetlands. Islamorada, Village of Islands 
shall require minimum vegetated setbacks of fifty (50) feet to be maintained as an open space buffer 
for development occurring adjacent to all types of wetlands except for tidally inundated mangrove 
fringes, restored wetlands affiliated with Eco-Sustainable Lodging or permitted under Objectives 
5-1.2 and 5-1.3.  If a fifty (50) foot setback results in less than 2,000 square feet of principal structure 
footprint of reasonable configuration then the setback may be reduced to allow for 2,000 square feet 
of principal structure footprint of reasonable configuration; provided the setback is not reduced to 
less than twenty-five (25) feet. On properties classified as scarified adjacent to wetlands, the wetland 
setback may be reduced to twenty-five (25) feet, without regard to buildable area if the entire setback 
area is planted and maintained in native vegetation with a site-suitable stormwater management plan, 
and thereafter placed under conservation easement. The wetland setback required by this subsection 
shall not apply to mangrove or wetland fringes occurring along man-made canals, channels or basins. 
‘Development’ shall include all activities as currently defined in the F.S. 380.05, hereby incorporated 
by reference. 
 
Policy 5-1.1.11: Manage Impacts of Coastal Development on Tidal Flushing and Circulation 
Patterns. No development shall produce changes in the tidal flushing and circulation patterns unless 
all agencies having jurisdiction grant clearance and the applicant has submitted hydrographic 
information sufficient to demonstrate that no adverse environmental impacts shall be caused by the 
proposed changes in tidal flushing and circulation patterns. No alteration in tidal flow shall be 
permitted that causes stagnation or siltation. 
 
Policy 5-1.1.12: Promote Propagation of Fish and Wildlife. Islamorada, Village of Islands shall 
incorporate criteria in the Land Development Regulations that prevent adverse impacts from 
development on submerged lands, water quality, reef systems and other habitats for fish and wildlife. 

 
Policy 5-1.1.13: Eco-Sustainable Lodging. The Eco-Sustainable Lodging will include: 

 
1. A detailed structure for the evaluation, restoration, maintenance, management and 

monitoring of development and redevelopment on environmentally sensitive lands 
including: wetlands, estuaries, water resources, living marine resources and other 
natural resources; Submitted Detailed Development /Operational Plans shall be 



accompanied by an Independent Peer Review Report by a third party expert at the cost 
of the applicant, certifying compliance with the Eco-Sustainable Lodging regulations;   

2. Development plans will include details as to how construction materials and methods 
will be implemented to minimize impacts to adjacent habitats therefore reducing the 
requirement for wetland buffers; Submitted Detailed Development /Operational Plans 
shall be accompanied by an Independent Peer Review Report by a third party expert at 
the cost of the applicant, certifying compliance with the Eco-Sustainable Lodging 
regulations. 

3. Maintaining or improving coastal environmental quality by conducting restoration 
activities including but not limited to: effective stormwater management, habitat  
restoration, conservation efforts, establishing programs for the education regarding and 
protection of threatened and endangered species; 

4. Regulating land development activities that could have negative impacts on coastal 
shorelines,  including impacts on water quality, living marine organisms, seagrass beds 
and wetlands; 

5. Managing nearshore waters and flats through the enforcement of speed limits, no wake 
zones and no motor zones; 

6. Preventing adverse impacts of lighting on coastal resources (e.g., sea turtle nesting 
activities); 

7. Regulating unmitigated impacts of development on native vegetative communities and 
wildlife habitats. 

 
 

 
 
OBJECTIVE 6-1.6: PROTECT AND PRESERVE WETLANDS. Islamorada, Village of Islands, shall 
maintain criteria designed to protect and preserve wetlands from physical and hydrologic alteration 
consistent with Objectives 5-1.2 and 5-1.3. 
 

Policy 6-1.6.1: Protect Upland Buffer Areas. The upland buffer area is located landward of the 
upland edge of a wetland (i.e. landward of the upland/wetland jurisdictional line) extending up to 
fifty (50) feet as described in Policy 5-1.1.10. Islamorada, Village of Islands shall restrict 
development within the buffer area pursuant to Objectives 5-1.2 and 5-1.3 other than the 
following: 
 

1.  Utility pilings; 
2.  Pilings for elevated walkways and docks; and  
3. Access ways to structures, located on upland or disturbed salt marsh and 

buttonwood  wetlands and included within the same property, for which there is no 
alternate means of access. Such access shall be by elevated structure that is 
designed and constructed such that the natural movement of water, including 
volume, rate and direction of flow shall not be substantially disrupted or altered. 

4.  Eco-Sustainable Lodging adjacent to restored wetlands. 
 

The Land Development Regulations shall incorporate specific standards for upland buffers. 
 
OBJECTIVE 6-1.7: PROTECT NATIVE VEGETATION AND MARINE HABITATS. Islamorada, 
Village of Islands shall provide criteria designed to protect and retain native vegetative communities and 
marine habitats. Native vegetative communities include tropical hardwood hammocks, wetlands, beaches 
and berms. Marine habitats include coral reefs, seagrass beds and hard-bottom communities. 
 



Policy 6-1.7.5: Define Open Space. Open space shall mean the portion of any parcel or area of 
land or water which is required to be maintained or is restored affiliated with Eco-Sustainable 
Lodging such that the area within its boundaries is open or vegetated and unobstructed from the 
ground to the sky. There shall be no disturbance of the ground surface and vegetation within 
required open space areas. The required open space shall remain vegetated with native vegetation. 
Open space ratio (O.S.R.) means the percentage of the total gross area of a parcel that is open 
space. 

 
 

Policy 6-1.7.6: Open Space Requirements for Vegetated Communities.  Islamorada, Village 
of Islands shall require the provision of open space as a part of a development plan in order to 
ensure the continued existence of natural wildlife habitat and to provide open green areas for the 
movement, aesthetics and safety of the human population utilizing the development. Open space 
areas shall be designated and treated in such a manner as to maintain their integrity whether their 
primary purpose is to serve as natural wildlife habitat or as cultivated, landscaped space. No land 
shall be developed, used or occupied such that the amount of open space on the parcel proposed 
for development is less than the open space ratios listed below for each habitat. The open space 
requirements for native upland vegetation communities that exhibit functional integrity and 
viability shall meet or exceed these percentages, as follows: 

 
MINIMUM OPEN SPACE REQUIREMENT BY HABITAT CLASSIFICATION 
 

 
Habitat Classification 

 
Minimum Open Space Requirement 

Submerged Land (Open Water) 1.00 
Beach Berm 0.90 
Mangrove and Freshwater Wetlands  
     Undisturbed 1.00 
     Disturbed 0.90 
Saltmarsh and Buttonwood Wetlands  
     Undisturbed 1.00 
     Disturbed 0.90 
High Hammock  
     High Quality 0.90 
     Moderate Quality 0.70 
     Low Quality 0.50 
Low Hammock  
     High Quality 0.90 
     Moderate Quality 0.70 
     Low Quality 0.50 
Restored environmentally sensitive lands  
affiliated with Eco-Sustainable Lodging 

 

     Average of all habitats 0.60 
Disturbed   
     With Hammock 0.30 
     With Saltmarsh and Buttonwood     0/30 
     With Beach/Berm      0.30 
     With Exotics      0.20 
     Scarified 0.20 



 
 

Policy 6-1.7.7: Restrict Clearing of Native Vegetation to the Development Area. Clearing of 
native vegetation shall be limited to the immediate development or areas restored affiliated 
with Eco-Sustainable Lodging area.  The immediate development area shall include the area of 
approved clearing shown on the approved site plan and shall be fenced throughout the duration of 
construction. During construction, there shall be no disturbances of the ground surface and native 
vegetation within required open space areas. 

 
 

Policy 6-1.7.8: Cluster Development in Sensitive Natural Areas. Islamorada, Village of 
Islands shall require development to avoid sensitive natural areas to the maximum extent feasible. 
In the event development must be permitted, adverse impacts shall be mitigated by clustering. 

 
Clustering requirements shall be as follows: 

 
1.  Development which may impact sensitive natural resources may be required to utilize reduced 

construction ‘footprints’, modified construction techniques, innovative construction 
techniques, Eco-Sustainable Lodging Restoration techniques, land use and development 
techniques which minimize negative environmental impacts or results,  and the like; 

2.  When a parcel proposed for development contains more than one (1) habitat type, 
development shall be: 

a)  clustered on the least sensitive portion of the parcel, until the maximum allowable 
density is reached; 

b)  if further development occurs, it shall be clustered on the next least sensitive portion 
of the parcel, until maximum allowable density is reached, etc.; and 

c)  development permitted on the least sensitive portion(s) of a parcel shall be clustered 
within that portion(s) of the parcel. 

3.  Modification of the development footprint to minimize the impact on existing native 
understory and canopy trees. 

 
When a parcel proposed for development contains more than one (1) habitat type, all 
development shall be clustered on the least sensitive portions of the parcel. For the purpose of this 
policy, the relative sensitivity of separate habitat types shall be classified as shown below with 
Class I being the most sensitive and Class III being the least sensitive. 

 



Attachment F 

ORDINANCE NO. 

 

AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 

FLORIDA, CONSIDERING THE REQUEST BY EDSA, INC. ON BEHALF 

OF BONEFISH HOLDINGS, LLC TO AMEND THE TEXT OF CHAPTER 

30 “LAND DEVELOPMENT REGULATIONS” OF THE CODE OF 

ORDINANCES BY MODIFYING ARTICLE II “RULES OF 

CONSTRUCTION AND DEFINITIONS,” SECTION 30-32 “SPECIFIC 

DEFINITIONS” TO ESTABLISH THE DEFINITION OF ECO-

SUSTAINABLE LODGING; MODIFYING ARTICLE IV 

“ADMINISTRATIVE PROCEDURES,” DIVISION 11 “BUILDING 

PERMIT ALLOCATION SYSTEM,” SECTION 30-476 “BUILDING 

PERMIT ALLOCATION EVALUATION CRITERIA AND AWARD” TO 

ESTABLISH EVALUATION CRITERIA WITHIN THE 

NONRESIDENTIAL BUILDING PERMIT ALLOCATION SYSTEM FOR 

ECO-SUSTAINABLE LODGING USES AND LEED DESIGN 

CERTIFICATION; MODIFYING ARTICLE V “SCHEDULE OF 

DISTRICT USE AND DEVELOPMENT STANDARDS,” DIVISION 2 

“ZONING DISTRICTS,” SECTION 30-693 “TOURIST COMMERCIAL 

(TC) ZONING DISTRICT” TO ESTABLISH ECO-SUSTAINABLE 

LODGING HAVING UP TO 70 ROOMS AS A PERMITTED USE AND 

ALLOW HIGHER RESIDENTIAL DENSITY AND NONRESIDENTIAL 

INTENSITY FOR ECO-SUSTAINABLE LODGING USES; AND 

MODIFYING ARTICLE VII “ENVIRONMENTAL REGULATIONS,” 

DIVISION 4 “ENVIRONMENTAL STANDARDS” TO PERMIT A 

MANAGEMENT PLAN TO SUBSTITUTE FOR A CONSERVATION 

EASEMENT FOR ECO-SUSTAINABLE LODGING USES AND REDUCE 

OPEN SPACE REQUIREMENTS FOR ECO-SUSTAINABLE LODGING 

USES; PROVIDING FOR SEVERABILITY; PROVIDING FOR THE 

REPEAL OF ALL CODE PROVISIONS AND ORDINANCES 

INCONSISTENT WITH THIS ORDINANCE; PROVIDING FOR 

INCLUSION IN THE CODE; PROVIDING FOR THE TRANSMITTAL 

OF THIS ORDINANCE TO THE FLORIDA DEPARTMENT OF 

ECONOMIC OPPORTUNITY; AND PROVIDING FOR AN EFFECTIVE 

DATE UPON APPROVAL OF THIS ORDINANCE BY THE FLORIDA 

DEPARTMENT OF ECONOMIC OPPORTUNITY 

 

 

WHEREAS, the Village Council desires to adopt incentives to encourage the 

development of new “Eco-Sustainable Lodging” hotels within the Village (the “Amendment”); 

and 

WHEREAS, the Village Local Planning Agency reviewed this Ordinance on June 10, 
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2013 in accordance with the requirements of Chapter 163, Florida Statutes, and recommended 

that the Village Council not pass the Ordinance; and 

WHEREAS, the provisions of this Ordinance are consistent with the Village 

Comprehensive Plan and the Principles for Guiding Development in the Florida Keys Area of 

Critical State Concern; and 

WHEREAS, the Village Council finds that the provisions of this Ordinance are intended 

to advance the public health, safety, and welfare of the citizens of the Village. 

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, correct and incorporated herein by this 

reference. 

Section 2. Adoption of the Amendment. The proposed Amendment to the LDRs, 

attached as Exhibit “A,” is hereby [approved/denied]. 

Section 3. Severability. The provisions of this Ordinance are declared to be 

severable and if any section, sentence, clause or phrase of this Ordinance is held to be invalid or 

unconstitutional, such decision shall not affect the validity of the remaining sections, sentences, 

clauses, and phrases of this Ordinance but they shall remain in effect, it being the legislative 

intent that this Ordinance shall stand notwithstanding the invalidity of any part.  

Section 4. Repeal of Conflicting Provisions. The provisions of the Code and all 

ordinances or parts of ordinances in conflict with the provisions of this Ordinance are hereby 

repealed. 

Section 5. Inclusion in the Code. It is the intention of the Village Council, and it is 

hereby ordained that the provisions of this Ordinance shall become a part of the Code; that the 
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sections of this Ordinance may be renumbered or relettered to accomplish such intentions; and 

that the word "Ordinance" shall be changed to "Section" or other appropriate word. 

Section 6.  Transmittal to the Florida Department of Economic Opportunity. The 

provisions of this Ordinance constitute a “land development regulation” as State law defines that 

term. Accordingly, the Village Clerk is authorized to forward a copy of this Ordinance to the 

Florida Department of Economic Opportunity (“DEO”) for approval pursuant to Sections 

380.05(6) and (11), Florida Statutes. 

Section 7. Effective Date. This Ordinance shall not become effective until approved 

pursuant to Final Order by the State Department of Economic Opportunity (DEO) pursuant to 

Chapter 380.05 Florida Statutes or if the final order is challenged, until the challenge to the order 

is resolved pursuant to Chapter 120, Florida Statutes. 
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The foregoing Ordinance was offered by _______________, who moved for its adoption 

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

the vote was as follows: 

 

Mayor Ken Philipson   ______ 

Vice Mayor Ted Blackburn  ______ 

Councilman Mike Forster  ______ 

Councilwoman Deb Gillis   ______ 

Councilman Dave Purdo   ______ 

 

PASSED on first reading this ____ day of __________, 2013.  

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 Ken Philipson   ______ 

Vice Mayor Ted Blackburn  ______ 

Councilman Mike Forster  ______ 

Councilwoman Deb Gillis   ______ 

Councilman Dave Purdo   ______ 

 

PASSED AND ADOPTED on second reading this ____ day of __________, 2013.  

 

 

 

       

KEN PHILIPSON, MAYOR    

 

ATTEST: 

 

 

 

       

VILLAGE CLERK 

 

 

APPROVED AS TO FORM AND LEGALITY 

FOR THE USE AND BENEFIT OF 

ISLAMORADA, VILLAGE OF ISLANDS ONLY. 

 

 

 

       

VILLAGE ATTORNEY 



AMENDMENTS TO LAND DEVELOPMENT REGULATIONS 

 

ARTICLE II. - RULES OF CONSTRUCTION AND DEFINITIONS 

Sec. 30-32. - Specific definitions. 

Words as used in this chapter shall have the meanings described below, unless otherwise 

defined in another article, division, section or paragraph of this chapter:  

Eco-Sustainable Lodging means a Hotel imbedded, with minimal impacts, into the local 
biogeography with a minimum of three distinct ecological zones restored to high 
functionality with a long term management plan designed to implement effective 
maintenance of the restored ecosystem with an active education program to ensure the 
long term success and sustainability of the eco-development.  
 
Eco-Sustainable Lodging Management Plan reviewed by an independent third party 
expert attesting to compliance with Eco-Sustainable Lodging Regulations is a Director of 
Community Planning and  Development Services approved reservation methodology 
pursuant to Comprehensive Plan Policy 6-1.6.2 
 
Eco-Sustainable Lodging includes a Commissioning Report by an Independent Third 
Party Expert attesting to compliance with regulations prior to application for a Certificate 
of Occupancy. 
 
Eco-Sustainable Lodging includes an Annual Compliance Report by an Independent 
Third Party Expert attesting to continued compliance with Eco-Sustainable Lodging 
regulations. 
 
Eco-Sustainable site must be a minimum of 4 acres with at least three of the following 
listed eco zones in addition to upland area. Eco zones include: Hardwood hammock; 
wetlands; dune; mangrove; and shoreline. Maximum unit count of 70 units per 
development site.  Construction and intended use activities on Eco-Sustainable sites will 
be carefully monitored to avoid potential impacts to natural resources including 
threatened and endangered species.   A detailed mitigation and resource management 
plan will be created by a qualified biologist to assist in establishment of an effective 
habitat restoration project and will detail the success criteria that can be monitored 
effectively.  An annual report shall be provided to Islamorada, Village of Islands. 

 
To qualify  as Eco-Sustainable Lodging, a project must include and meet the following 
Sustainability and Ecological criteria: 
 
Sustainability 
 

Establish a sustainability education program which shall include an operating 
handbook and tours of sustainability features including recycling, water 
treatment, eco augmentation, and sustainable building components.  
 
Establish and publish an energy conservation program/policy for all buildings to 
include turning off lights and equipment when not in use.  

kevin.bond
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Install energy efficient equipment and appliances that are ENERGY STAR® 
qualified or that are certified under the Federal Energy Management Program 
unless the products are shown not to be cost-effective on a life-cycle cost basis.  
 
Utilize Low Water Use Warewashers in commercial kitchen 
 
Recover and reuse Warewasher steam in commercial kitchen 
 
Utilize Dry Shredding technology in commercial kitchen 
 
Utilize food waste recycler in commercial kitchen 
 
Utilize recycled products for 20% of construction and operations 
 
Establish and publish a Resource Management handbook covering sustainable 
practices and recycling with a monthly training program for all staff conducted by 
the Resource Management Officer 

 
Establish a recycling program at all facilities and encourage recycling by all staff 
and visitors  
 
Utilize a rainwater capture, storage and reuse system 
 
Utilize a storm water capture, storage, natural filtration and reuse system 
 
Utilize a construction waste recycling program 

 
Utilize motion-sensing, auto-off light switches in restrooms and exterior 
walkways.  
 
Utilize 25% solar / photovoltaic systems for exterior lighting  
 
Utilize 25% LED lighting for interior fixtures 
 
Utilize 25% low voltage fluorescent lighting for interior fixtures 
 
Utilize 20% of building material as “certified sustainable” 
 
Utilize 10% supplemental Solar PV and Solar Thermal 
 
Utilize a potable water recycling system  
 
Utilize low flow plumbing fixtures  
 
Utilize pervious pavers except in high traffic service areas 
 
Utilize non-chlorine pool filtration and treatment systems where allowable 

 



Maintain and expand healthy tree canopies over walkways and parking to provide 
for greater shade to residential areas for energy savings and to promote 
groundwater absorption 
 
Provide a High Efficiency Vehicle for guest local transport and electric vehicles for 
staff transport on property 

 
Ecology 
 

Utilize Stormwater Best Management Practices for drainage improvements  
 
Restore all ecosystems to be considered for density or open space to high 
functionality 
 
Wetland restoration shall include mosquito control, water treatment prior to 
ground water recharge and demonstration areas of water runoff treatment..  
 
Augment all ecosystems  to be considered for density or open space for high 
sustainability 
 
Maintain or create one “specialized habitat” in each restored ecosystem with 
observation/education platforms to protect the habitat 
 
Create and maintain an educational experience in each restored ecosystem 
identifying all native species 
 
Remove all invasive plant material on the entire property and maintain that 
program 
 
Utilize native plant material for all imbedded plants on the property 
 

 
ARTICLE IV – ADMINISTRATIVE PROCEDURES 
 
DIVISION 11.  - BUILDING PERMIT ALLOCATION SYSTEM 
 
Section. 30-473. – Applicability 
 

(a) Type of development affected. The building permit allocation system shall apply to the 

development of all residential dwelling units and all nonresidential floor area for which a 

building permit is required by this chapter, and which building permit has not been 

issued prior to the effective date of this division, except as otherwise provided herein 
 

(b) Type of residential development not affected. 
 

(1)  Redevelopment or rehabilitation which replaces, but which does not increase the 

number of legally established residential dwelling units above the number 

existing on the site prior to redevelopment or rehabilitation as determined 

pursuant to the criteria contained in subsection (d) below.  



(2)  Public/governmental uses, including capital improvements and publicly owned 

buildings. 

(3)  Residential development activity by federally tax exempt not-for-profit 

educational, scientific, religious, social, cultural and recreational organizations 

which predominately serve the village's permanent population if approved by the 

village council after review by the director of planning and development services, 

based on a finding that such activity is consistent with the goals and objectives of 

the comprehensive plan, provides a needed public service that is not being 

provided by existing commercial entities, is compatible with surrounding uses, is 

not located within moderate- or high-quality tropical hardwood hammock, and 

does not negatively impact level of service standards or increase hurricane 

evacuation times. Dormitories and other accessory residential structures within 

public and semi-public services (PS) future land use category shall require 

dwelling unit allocations.  

(4) Any other residential use or use accessory to a principal residential use which 

does not result in a new residential dwelling unit.  
 

 
(c) Type of nonresidential development not affected. 
 

(1) The redevelopment, rehabilitation or replacement of any legally established 

nonresidential floor area which does not increase the amount of nonresidential 

floor area greater than the total which existed on the site prior to the 

redevelopment, rehabilitation or replacement as determined pursuant to the 

criteria contained in subsection (d) below.  

(2) Public/governmental uses: Public/governmental uses, including capital 

improvements and publicly owned buildings. 

(3) Nonresidential development activity by federally tax exempt not-for-profit 

educational, scientific, religious, social, cultural and recreational organizations 

which predominately serve the village's permanent population if approved by the 

village council after review by the director of planning and development services, 

based on a finding that such activity is consistent with the goals and objectives of 

the comprehensive plan, provides a needed public service that is not being 

provided by existing commercial entities, is compatible with surrounding uses, is 

not located within moderate- or high-quality tropical hardwood hammock, and 

does not negatively impact level of service standards or increase hurricane 

evacuation times.  

(4) The cumulative expansion, otherwise meeting all regulations of this chapter 

(including but not limited to article VI, division 8 of this chapter), on a parcel of 

land on which:  



a. A nonresidential use has been legally established, for up to 100 square 

feet of covered outdoor storage area or one covered storage shed up to 

100 square feet; or  

b. A multi-tenant center has been legally established, for up to 150 square 

feet of covered outdoor storage area or one covered shed up to 150 

square feet; or  

c. As an alternative to subsection (c)(4)a or b of this section, a restaurant 

has been legally established, for up to 150 square feet of covered or 

uncovered, unenclosed outdoor seating area.  

(5) The demolition and transfer off-site of enclosed nonresidential floor area from a 

sender site and the development of the transferred enclosed nonresidential floor 

area on a receiver site in accordance with the procedures and criteria of this 

chapter.  
 
 
FIGURE 30-476A. BUILDING PERMIT ALLOCATION SYSTEM (BPAS) SCORING WORKSHEET 
(RESIDENTIAL) 

(b)   Nonresidential building permit allocation evaluation criteria. Applications shall be 
evaluated  and ranked according to the following point values which are to be applied 
cumulatively. 

 
(2)  Development potential of site. The following are intended to encourage 

development on parcels with high development potential. 
 
Point assignment and criteria regarding 
habitat protection: 

-10 per application which proposes to clear an area of 
habitat type and quality from Group 4, which includes 
high quality tropical hardwood hammock, unscarified 
beach/berm, and saltmarsh and buttonwood wetlands. 

 -7 per application which proposes to clear an area of 
habitat type and quality from Group 3, which includes 
moderate quality tropical hardwood hammock. 

 -2 per application which proposes to clear an area of 
habitat type and quality from Group 2, which includes 
low quality tropical hardwood hammock, disturbed 
land with tropical hardwood hammock, disturbed land 
with saltmarsh and buttonwood, and disturbed land 
with beach/berm. 

 +1 per application which proposes to develop in an 
area of habitat type and quality from Group 1, which 
includes disturbed, disturbed with exotics, and 
scarified. 

 +5 per application conforming to Eco-Sustainable 
Lodging 
 

Additional criteria regarding habitat protection: If the approved clearing area includes more than one 
habitat type/habitat quality group, points shall be assigned to the application for development on the basis 
of the following formula: (area of clearing in Group 1/area in parcel of land to be cleared) × (+1) + (area of 
clearing in Group 2/area in parcel of land to be cleared) × (-2) + (area of clearing in Group 3/area in 
parcel of land to be cleared) × (-7) + (area of clearing in Group 4/area in a parcel of land to be cleared) × 
(-10). The determination of the quality of a tropical hardwood hammock shall be made through the 



utilization of the habitat analysis applied pursuant to article VII, division 4 of this chapter (Miscellaneous 
Environmental Standards). 
Point assignment and criteria regarding 
threatened/endangered animal species: 

-10 per application which proposes development within 
a known habitat of a documented threatened/endangered 
animal species. 
-10 per application which proposes development within 
100 feet of any known sea turtle nesting area, as described 
in article VII, division 3 of this chapter (Sea Turtle Nesting 
Protection). 

 -10 per application which proposes development within 
500 feet of any known nesting or resting area of the piping 
plover. 

 -5 per application which proposes development within a 
probable or potential habitat of a threatened/endangered 
animal species. 

 -2 per application which proposes development within the 
habitat of a wide-ranging threatened/endangered animal 
species or an animal species of special concern. 

 +5 per application conforming to Eco-Sustainable 
Lodging 

Point assignment and criteria regarding 
critical habitat areas: 

-10 per application which proposes development within 
a Conservation and Resource Lands (CARL) acquisition 
area. 

 -10 per application which proposes development within 
a Florida Forever acquisition area. 

 +5 per application conforming to Eco-Sustainable 
Lodging 

 
(3) Provision of amenities associated with proposed development. The following are 

intended to encourage development while providing amenities that benefit the 
community. 

Point assignment and criteria: +1 point per application which proposes a permanent 
increase in the amount of open space by five percent 
over the required open space ratio with a conservation 
easement. 

 +1 additional point per application which proposes 
permanent increase in the amount of open space by 
ten percent over the required open space ratio with a 
conservation easement. 

 +1 additional point per application which proposes 
permanent increase in the amount of open space by 15 
percent or greater over the required open space ratio 
with a conservation easement. 

 +1 point per application which proposes pervious pavers, 
geoblock, turfblock or other similar technology approved by 
the director of planning and development services on 20 
percent of the required area for parking, loading, access 
aisles, and driveways for the entire development. 

 +1 additional point per application which proposes pervious 
pavers, geoblock, turfblock or other similar technology 
approved by the director of planning and development 
services on 40 percent of the required area for parking, 
loading, access aisles, and driveways for the entire 
development. 

 +1 additional point per application which proposes pervious 



pavers, geoblock, turfblock or other similar technology 
approved by the director of planning and development 
services on 50 percent or greater of the required area for 
parking, loading, access aisles, and driveways for the entire 
development. 

 +1 point per application which proposes scenic corridor or 
major street landscape buffers one Class greater than the 
required Class. 

 +1 point per application which proposes parking lot 
landscaping which exceeds the requirements of article 
V, division 7 of this chapter by 30 percent 

 +3 additional points for LEED Design Rating as Certified
 +5 additional points for LEED Design Rating as Silver 
 +7 additional points for LEED Design Rating as Gold 
 +10 additional points for LEED Design Rating as 

Platinum 
 
 
ARTICLE V. – SCHEDULE OF DISTRICT USE AND DEVELOPMENT STANDARDS 
 
DIVISION 2. – ZONING DISTRICTS 
 
Sec. 30-693. - Tourist commercial (TC) zoning district 

(a)  Purpose and intent.  

(1) The purpose of the tourist commercial (TC) zoning district is to accommodate 

existing tourist lodging, tourist attractions and supportive facilities.  

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

 

(b) Permitted uses. The following uses are permitted uses provided that they do not contain 

a drive-in or drive-through component.  

(1) Single family dwelling units of 25 dwelling units or less, except the conversion of 

existing hotels or motels to single-family dwelling units is not permitted;  

(2) Deed restricted affordable housing dwelling units of 25 dwelling units or less, 

except the conversion of existing hotels or motels to dwelling units is not 

permitted;  

(3) Hotels and motels with 25 rooms or less; 

(4) Recreational equipment rental; 

(5) Restaurants less than 1,500 square feet; and 

(6) Accessory uses and structures, excluding guesthouses. 
(7)  Eco-Sustainable Lodging of 70 rooms or less. 

 
 
(e)  Site development standards. 
 

(1) Minimum lot area: Not applicable. 

(2) Maximum building height: 35 feet. 

(3) Maximum developable lot coverage: Not applicable. 



(4) Setbacks: 

a. Front yard: Minimum 25 feet. Front yard setback may be reduced to the 

minimum required bufferyard width pursuant to division 6 of this article 

only for covered unenclosed areas, outdoor seating areas, balconies, roof 

overhangs, walkways, stairways and entryways.  

b. Street side yard: Minimum ten feet, or the required bufferyard width 

pursuant to division 6 of this article, whichever is less.  

c. Interior side yard: Minimum ten feet. 

d. Rear yard: Minimum 20 feet. 

e. Rear yard on shoreline: See article VII, division 2 of this chapter. 
(5) Floor area: Maximum floor area for principal structures: 0.25 FAR or 0.35 FAR 

with TDRs or Eco-Sustainable Lodging or with working waterfronts pursuant to 
article IV, division 17 of this chapter.  

(6) Density: Up to six dwelling units per acre, or up to 10 dwelling units per acre 

with Eco-Sustainable Lodging or up to 12 dwelling units per acre with TDRs or 

affordable housing, or up to 15 affordable housing dwelling units per acre may be 

permitted if the proposed development provides for an increase of one Class in 

all required bufferyards; however, on commercially developed parcels of land, the 

density requirements for affordable housing provided herein shall not exceed 12 

dwelling units per acre, notwithstanding any nonresidential floor area or FAR, or 

market rate residential dwelling units; except that on commercially developed 

parcels of land, the density requirements for affordable housing provided herein 

shall not exceed 15 dwelling units per acre, notwithstanding any nonresidential 

floor area or FAR, or market rate residential dwelling units, if the proposed 

development provides for an increase of one Class in all required bufferyards.  
 

 
ARTICLE VII.  - ENVIRONMENTAL REGULATIONS 

 
DIVISION 4 - ENVIRONMENTAL STANDARDS 

 

Sec. 30-1613. - Habitat analysis. 

(a)  Habitat analysis required. As part of a development application on lands classified 

as, or containing, tropical hardwood hammock, the applicant shall prepare and 

submit a habitat analysis that evaluates the distribution and quality of tropical 

hardwood hammock and/or wetlands within the parcel proposed to be developed in 

accordance with the standards of this division. Once a development permit has been 

issued and site preparation commenced, the habitat quality rating either resulting 

from the habitat analysis shall remain in perpetuity. All future development of the 

parcel shall conform to the applicable hammock so analyzed or stipulated and any 

undeveloped portion of the habitat shall be subject to the quality and open space 

requirements in effect at the time of each subsequent development application. This 



shall be assured by attachment of a conservation easement to run with the land or 

by an approved Eco-Sustainable Lodging Management Plan, stating the amount 

of required open space. A habitat analysis which is part of a development application 

or permit, which application for development is then denied or abandoned or which 

permit is abandoned or expired without site preparation having commenced, shall be 

revised and resubmitted according to the applicable standards at the time of 

submittal of a new application for development.  

… 

 

(j)  Eco-Sustainable Lodging Management Plan. An approved Eco-Sustainable 

Lodging Management Plan shall be equal to, and an approved substitute for, a 

conservation easement in all Habitat Analysis requirements. 
 
 
Sec. 30-1614. - Open space requirements 
 

(a) Purpose. It is the purpose of this section to provide for open space as a part of a 

development plan in order to ensure the continued existence of natural wildlife habitat and to 

provide open green areas for the movement, aesthetics, and safety of the human population 

utilizing the development.  
 

(b) Minimums in space ratio list to be followed. No land shall be developed, used or 
occupied such that the amount of open space on the parcel proposed for development is 
less than the open space ratios listed below for each habitat unless restored affiliated 
with Eco-Sustainable Lodging. 

 
(c) Open space ratio list. Open space areas shall be designated and treated in such a 

manner as to maintain their integrity whether their primary purpose is to serve as natural 
wildlife habitat or as cultivated, landscaped space. The open space requirements for 
native upland vegetation communities that exhibit functional integrity and viability shall 
meet or exceed these percentages:  

 
Habitat Classification Minimum Open Space Requirement 
Submerged lands (open water) 1.00
Beach berm 0.90
Mangrove and freshwater wetlands:  
 Undisturbed 1.00
 Disturbed 0.90
Saltmarsh and buttonwood wetlands:  
 Undisturbed 1.00
 Disturbed 0.90
Tropical hardwood hammock:  
 High quality 0.90
 Moderate quality 0.70
 Low quality 0.50



Disturbed or Restored affiliated with Eco-
Sustainable Lodging:

 

 With hammock 0.30
 With saltmarsh and buttonwood 0.30
 With beach/berm 0.30
 With exotics 0.20
 Scarified 0.20
 Average all habitats 0.60
 

Sec. 30-1616. - Environmental design criteria. 

(a) Applicability; authorization of deviations. No land shall be developed, used or 

occupied except in accordance with the following criteria unless the director of 

planning and development services recommends and the village approves an 

authorized deviation in order to better serve the goals and objectives of the 

comprehensive plan. No recommendation for an authorized deviation from these 

environmental design criteria shall be made unless the director of planning and 

development services makes written findings of fact and conclusions of biological 

opinion which substantiate the need or benefits to be derived from the authorized 

deviation. 

… 

(l)   Eco-Sustainable Lodging Management Plan. An approved Eco-Sustainable 

Management Plan shall be equal to, and an approved substitute for, a 

conservation easement in all Environmental Design Criteria. 
 


	1_Council_Communication.pdf
	2_Attachment_A-Application_opt.pdf
	Application.pdf
	20130212_Comp_Plan_Amendment_Revised.pdf
	20130212_LDR_Amendment_Revised.pdf

	3_Attachment_B-Eligible_Sites_opt.pdf
	4_Attachment_C-Environmental_Analysis_opt.pdf
	2012_KEYWEP.pdf
	Vegetation Survey - Vorstman Upland Area UMK 11-15-09 rev 10-26-12.pdf
	Vegetation Survey - Vorstman Wetland Area - UMK 9-29-09 rev. 10-26-12.pdf

	5_Attachment_D-Comp_Plan_excerpt_re_innovative_concepts.pdf
	6_Attachment_E-Proposed_Ordinance-Comp_Plan.pdf
	7_Exhibit_A-Comp_Plan_Amendment.pdf
	8_Attachment_F-Proposed_Ordinance-LDR.pdf
	9_Exhibit_A-LDR_Amendment.pdf



