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To: Mayor and Village Council

Through: Maria T. Aguilar, Village Manager

From: Cheryl Cioffari, AICP, Director of Planning

Date: June 30, 2016

SUBJECT: SECOND READING - FUTURE LAND USE MAP AMENDMENT (FLRZ-
14-03) APPLICATION FOR PROPERTY LOCATED AT
APPROXIMATELY MM 87.4 OLD HIGHWAY

Background:
The agent for the Application (Attachment A) is Don Horton of Island Construction
Management, Inc. (the “Agent”), representing the property owner, Native Rental Properties, LLC
(the “Property Owner”). The existing Future Land Use Map (“FLUM”) category is Residential
Medium (RM). The Property Owner has proposed amending four (4) parcels to the Mixed Use
(MU) FLUM category with a site specific text amendment for property with the real estate
numbers 00413320-000000, 00413330-000000, 00413340-000000 and 00413350-000000,
legally described as Lots 9, 10, 11 and 12, Block 4, Plantation Beach, according to the Plat
thereof, as recorded in Plat Book 2, at Page 76, of the Public Records of Monroe County, Florida
(the “Subject Parcels”, Figure 1).

At a regular scheduled Local Planning Agency
Meeting on August 10, 2015, the LPA
recommended approval of the proposed
Ordinance through a 5-1 vote. The LPA further
recommended that the floor area ratio (FAR)
specified within the site specific text amendment
(Exhibit “B” of Attachment B) be amended to
0.30. This proposed FAR is greater than what is
permitted as-of-right in the MU FLUM category.
In order to obtain an increased FAR within the
MU FLUM Category (for parcels other than those
within designated Village Activity Centers),
applicants are required to obtain Transfer of
Development Rights (TDRs) which would allow
up to 0.35 FAR. The purpose of the increased

Figure 1. Location Map
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TDRs is to encourage redevelopment without increasing overall development within the Village.
Policy 1-2.1.4 Restrict Density and Intensity of Development of the Village’s Comprehensive
Plan states that “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 table.”
The table identifies that the maximum non-residential intensity (FAR) outside of Village Activity
Centers is 0.25 or 0.35 with TDRs. Therefore, the recommendation of the LPA to allow for a
higher FAR as-of-right, is inconsistent with the intent of Policy 1-2.14 and the proposed
Objective 1-2.11 Establish Sub-area Policies. Furthermore, a text amendment to the Land
Development Regulations would be required to allow for an FAR greater than 0.25 without
TDRs.

At a regularly scheduled Village Council meeting held on September 10, 2015, the Village
Council passed the proposed Ordinance on first reading through a 4-1 vote. In accordance with
Section 163.3184, Florida Statutes, the proposed Ordinance was rendered to the Department of
Economic Opportunity (“DEO”). On January 4, 2016, the DEO responded to the Village with an
Objections, Recommendations and Comments Report (“ORC Report”, Attachment C). The DEO
objected to the proposed amendment because the proposed sub-area policy, 1-211.1, specifies
development criteria/limitations for the four parcels and would allow a 0.30 floor area ratio by
right which is higher than that which is allowed for the underlying FLUM category of Mixed Use
(MU). DEO objected to the proposed policies because, as proposed, the policies are inconsistent
with one another and inconsistent with the Comprehensive Plan. Subsequently, the Agent
modified the proposed site specific text amendment to address the objections received by DEO
(Exhibit “B” of Attachment B).

Property Information / Existing Use:
The Subject Parcels consist of approximately 22,105 square feet (0.51 acres) according to the
Monroe County Property Appraiser and is vacant. Lot 9 consists of 5,447 square feet, Lot 10
consists of 5,763 square feet, Lot 11 consists of 5,420 square feet and Lot 12 consists of 4,975
square feet.

Existing Habitat:
The existing habitat for the Subject Parcels is disturbed according to the Village’s existing
conditions map.

Existing Flood Zone:
The Subject Parcels are located within FEMA flood zones AE 8 and AE 9, pursuant to FIRM
panel 12087C1008 Map, effective date February 18, 2005, as shown on the submitted survey
(Attachment D).

The Subject Parcels have been filled without the benefit of a permit. The Property Owner is
required to obtain a permit for the fill. Any development proposed would require the height to be
measured from the pre-existing grade (prior to the installation of fill).
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Land Use History:
Prior to the effective date of the Village
Comprehensive Plan on December 6, 2001, the
Property was within the Residential Low (RL)
FLUM category of the Monroe County Year
2010 Comprehensive Plan (the “County Plan”)
effective January 4, 1996 (Figure 2).

Pursuant to County Plan Policy 101.4.2, “The
principal purpose of the Residential Low land
use category is to provide for low density
residential development in partially developed
areas with substantial native vegetation.  Low
intensity public and low intensity institutional
uses are also allowed.

In addition, Monroe County shall adopt Land Development Regulations which allow any other
nonresidential use that was listed as a permitted use  in the Land Development Regulations that
were in effect immediately prior to the institution of the 2010 Comprehensive Plan (pre-2010
LDRs), and that lawfully existed on such lands on January 4, 1996 to develop, redevelop,
reestablish and/or substantially improve provided that the use is limited in intensity, floor area,
density and to the type of use that existed on January 4, 1996 or limit to what the pre-2010 LDRs
allowed, whichever is more restricted.”

On December 6, 2001, the Village designated the
Subject Parcels within the Residential Medium
(RM) FLUM category (Figure 3), which is
intended to “provide stable, single family
neighborhoods and allow for uses which further
the peaceful enjoyment and high quality
residential character valued by Village residents.”

Proposed Amendment:
The Property Owner has proposed a FLUM
change from Residential Medium (RM) to Mixed
Use (MU) (see Figure 4) and has proposed a site
specific text amendment to the Comprehensive
Plan. Areas designated as 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, recreational facilities, schools, marinas, tourist-oriented facilities,
and supportive community facilities ancillary to the permitted uses, pursuant to the standards in
the Comprehensive Plan and the Land Development Regulations.

Figure 2. County FLUM (2010 Comp Plan)

Figure 3. Existing FLUM Category
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As a part of the proposed FLUM amendment, the
Applicant has proposed a site-specific text
amendment through the creation of a new
Comprehensive Plan Policy to allow for specific
nonresidential uses on the Subject Parcels
(Exhibit “B” of Attachment B). The proposed text
amendment would clearly establish the Subject
Parcels within the MU FLUM and further limit
the development to 1) a maximum of two (2) deed
restricted affordable residential dwelling units
obtained through the Village’s building permit
allocation system (BPAS) or through the transfer
of development rights program and 2) all four (4)
lots shall remain aggregated under a Unity of
Title as recorded in the Public Records of Monroe
County, Florida, Book 2782, Pages 742-744,
Document No. 2063973.

Neighboring Land Uses and Character:
The Subject Parcels are adjacent to a single-family residence to the north with a RM FLUM
designation; a single-family residence to the east with a Residential Low (RL) FLUM
designation; a vacant parcel to the south with a RM FLUM designation; and four Village-owned
parcels to the west across Overseas Highway with a RM FLUM designation that were purchased
for conservation purposes. Additionally, the property to the southwest is a multi-family
condominium development, (Plantation-by-the-Sea) which is designated Residential High (RH).

Analysis and Rational for FLUM Change:
The Property Owner has proposed a FLUM change from Residential Medium (RM) to Mixed
Use (MU) through a site-specific text amendment. The Agent has proposed the site specific text
amendment to allow the Property Owner “to develop code compliant storage units” on the
Subject Parcels as presented in the Needs Analysis and Justification (Attachment E). The Agent
states “the proposed zoning change will allow for much needed storage units to be constructed.
There are a total of 1,043 residential units within a one mile radius of this property….The
Applicant [Property Owner] wishes to construct dry, and potentially climate controlled storage
units that will be above the base flood elevation. This will decrease the exposure the Village
faces after a Hurricane, related to debris removal and residential damage if floating
debris….Currently there are no other undeveloped HC zoned properties on Plantation Key that
are as suitable for this intended use.” Additionally, the Agent states that the proposed amendment
would not add vehicular trips to the adjacent roadways in the near term.

Impact and Policy Analysis:
During the comprehensive planning process, the Village designated the Subject Parcels within
the RM FLUM category, which is “intended to provide stable, single family neighborhoods and
allow for uses which further the peaceful enjoyment and high quality residential character valued
by Village residents.” The proposed FLUM amendment may allow for an increase in the
development potential of the Subject Parcels. The following table is a comparison of the

Figure 4. Proposed FLUM Category
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maximum residential density and nonresidential intensity [or floor area ratio (FAR)] between the
existing RM FLUM and the proposed PKMU1 FLUM.

Existing FLUM Category
Maximum

Residential Density
Maximum Nonresidential

Intensity (FAR)
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 -

Proposed FLUM Category
Maximum

Residential Density
Maximum Nonresidential

Intensity (FAR)
Mixed Use (MU)

Residential Density Allowance Two (2) deed
restricted affordable
residential dwelling
units obtained
through the Village’s
building permit
allocation system
(BPAS) or through
the transfer of
development rights
program

-
With TDRs -

Affordable Housing -
Outside Village Activity Centers 0.25

Outside VAC’s with TDRs 0.35

Maximum Residential Density: The proposed FLUM amendment would increase the density as
follows:

Lot Size of
Lot
(square
feet)

Potential
Market-
rate
Density
under RM
(unit)

Potential
Affordable-
rate Density
under RM

Potential Density under MU with site
specific text amendment proposed Policy
1-2.11.1

9 5,447 1 1 Two (2) deed restricted affordable
residential dwelling units obtained through
the Village’s building permit allocation
system (BPAS) or through the transfer of
development rights program

10 5,763 1 1
11 5,420 1 1
12 4,975 1 1
9-12
Combined

21,605 4 4

Under the current RM FLUM designation, each lot has a potential of one (1) dwelling unit, either
market-rate or affordable. The proposed MU FLUM designation with the proposed sub-area
policy would decrease the density potential on the Subject Parcels by limiting the total amount
on residential development to a maximum of two (2) deed restricted affordable residential
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dwelling units obtained through the Village’s building permit allocation system (BPAS) or
through the transfer of development rights program.

Maximum Nonresidential Intensity: The proposed FLUM amendment would increase the
intensity as follows:

Lot Size of Lot
(square
feet)

Max.
Nonresidential
Intensity (FAR)
under the RM
FLUM

Maximum
Nonresidential
Intensity (FAR)
under the MU
FLUM

Maximum
Nonresidential
Intensity (FAR)
under the MU
FLUM with TDRs

9 5,447 0 1,361 SF 1,906 SF
10 5,763 0 1,440 SF 2,017 SF
11 5,420 0 1,355 SF 1,897 SF
12 4,975 0 1,243 SF 1,741 SF
9-12 Combined 21,605 0 5,399 SF 7,561 SF

Under the current RM FLUM designation, each lot has no potential intensity as it is prohibited.
The proposed MU FLUM allows for up to 0.25 FAR or 0.35 FAR with transfer of development
rights (TDRs). The maximum square footage of nonresidential floor area increases the intensity
potential on each lot as demonstrated in the table above. Furthermore, if Lots 9, 10, 11 and 12 are
combined, the intensity potential increases to a total of 7,561 square feet of nonresidential floor
area. Currently, the land surrounding the Subject Parcels contains residential development and
nonresidential uses are currently prohibited. It is not unlikely that the increase in nonresidential
intensity would impact the adjacent residential properties by allowing nonresidential uses that
have not historically been permitted on the Subject Parcels.

Any future development / redevelopment on the Subject Parcels may be further constrained by
criteria included in the Comprehensive Plan and Land Development Regulations (LDRs),
including but not limited to: requirements for minimum open space; concurrency management
and level of service (LOS) standards for transportation, water, including potable water,
stormwater and other public facilities and services; off-street parking and internal circulation;
required setbacks; landscaping; impacts on schools; and on-site and off-site improvements and
design amenities required to achieve land use compatibility. Furthermore, any new
nonresidential development would be subject to administrative design review standards
developed within the LDRs.

Summary of Potential Impacts: The proposed FLUM amendment would increase the
development rights on the Subject Parcels to a maximum of approximately 7,561 square feet of
nonresidential floor area whereas nonresidential square footage potential does not exist within
the current RM FLUM. The proposed FLUM amendment with the proposed sub-area policy
would allow up to a maximum of two (2) deed restricted affordable residential dwelling units
obtained through the Village’s building permit allocation system (BPAS) or through the transfer
of development rights program.
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Impact On Public Facilities:
Wastewater: The Village has adopted level of service (LOS) standards for wastewater
management systems as required by Federal and State regulations. Currently, any permitted or
replacement on-site wastewater treatment facility with a design flow less than or equal to
100,000 gallons per day (GPD) within the Village must comply with the 10/10/10/1 Best
Available Technology (BAT) standard, as well as require approval from the Monroe County
Health Department and/or the Florida Department of Environmental Protection. Any
development associated with the proposed FLUM amendment would be subject to this provision
or would be mandated to hook up to a central sewer system when it is available. The proposed
FLUM amendment is not projected to decrease the existing wastewater LOS or the existing
wastewater supply LOS below the adopted standard, as provided in Comprehensive Plan Policies
4-1.1.1 and 9-1.2.3.

Potable Water: The Village has adopted LOS standards for potable water. The LOS standard for
the Village is 371.7 gallons per equivalent residential unit (ERU) per day. Based on water use
data provided by FKAA and 2010 Census population data, the current amount of water
consumed by an ERU in Monroe County is 219.42 gallons per day (GPD). Therefore, the actual
demand is lower than the Village’s LOS standard for ERUs of 371.7 GPD. The following table
compares the estimated potable water demand at the adopted LOS standard of the existing and
proposed FLUM categories, based on maximum development potential.

Existing FLUM Category

Maximum
Residential Density

Maximum
Nonresidential
Intensity (FAR)

Residential Medium (RM)

Single Family
1 unit per lot x 371.7

gal/ERU/day
= 371.7 GPD

N/A

Duplex
2 units per lot x 371.7

gal/ERU/day = 743.4 GPD
N/A

Triplex for Affordable Housing
3 units per lot x 371.7

gal/ERU/day = 1,115.1 GPD
N/A

Fourplexes for Affordable
Housing

4 units per lot x 371.7
gal/ERU/day = 1,486.8 GPD

N/A

Proposed FLUM Category

Maximum
Residential Density

Maximum
Nonresidential
Intensity (FAR)

Mixed Use (MU)
Residential: 2 Units 371.7 gal X 2 units = 743.4 GPD N/A

Nonresidential: 7,561 SF N/A
0.35 Gal X 7,561 SF

=2,646 GPD
Source: Islamorada 10-Year Water Supply Facilities Work Plan.

The proposed FLUM amendment is not projected to increase the potable water consumption
beyond the LOS requirement, as provided in Comprehensive Plan Policies 4-1.1.3 and 9-1.2.3.
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Solid Waste: The Village has adopted LOS standards for solid waste management. Pursuant to
Comprehensive Plan Policies 4-1.1.4 and 9-1.2.3, minimum disposal quantity is 12.2 pounds per
day per equivalent residential unit (ERU) and 6.37 pounds per acre per day for nonresidential
development. The maximum development potential that may result from the proposed FLUM
amendment and site specific text amendment would generate up to an estimated 24.4 pounds of
solid waste per day for two (2) residential dwelling units and 1.1 pounds per day for 7,561 square
feet of nonresidential development.

The Village’s solid waste LOS also requires that sufficient capacity be available at a solid waste
disposal site to accommodate all existing and approved development for a period of three (3)
years from the projected date of completion of the proposed development or use. The Village has
no facilities within its jurisdiction for the disposal of solid waste. All solid waste generated from
the Village is currently managed through a contract with Advanced Disposal and disposed of
through existing authorized Monroe County and Miami-Dade County solid waste facilities. The
2013 Monroe County Public Facilities Capacity Assessment Report indicates that there is
sufficient capacity available at authorized disposal sites to accommodate all existing and
approved development for at least the next twelve (12) months. The proposed FLUM amendment
is not projected to decrease the existing solid waste LOS below the adopted standards, as
provided in Comprehensive Plan Policies 4-1.1.3 and 9-1.2.3.

Stormwater: The Village has adopted LOS standards for stormwater management as currently
mandated by State agencies, as defined in the Village’s adopted Stormwater Management Master
Plan, and as implemented in the Village’s LDRs and Stormwater Design Criteria Technical
Manual. Any development associated with the proposed FLUM amendment would be subject to
these standards and is required to meet or exceed them as a condition of development approval.
The proposed FLUM amendment is not projected to decrease the existing stormwater LOS
below the adopted standard, as provided in Comprehensive Plan Policies 4-1.1.2 and 9-1.2.3.

Recreation and Open Space: The Village has adopted a minimum LOS standard for recreation
and open space of 3.79 acres per 1,000 population, pursuant to Comprehensive Plan Policy 9-
1.2.3. In 2012, the Village had an estimated functional population of 11,3261. The recreation and
open space adopted LOS therefore requires 42.66 acres. The existing acreage of Recreational
facilities in Islamorada is 132.3, which greatly exceeds the adopted LOS standard and provides
for 11.68 acres per 1,000 persons.

The existing supply of recreation and open space area in the Village is 132.3 acres, which
exceeds the adopted LOS standard and provides for 11.68 acres per 1,000 persons. Therefore, the
proposed FLUM amendment is not projected to decrease the existing recreation and open space
LOS below the adopted standards, as provided in Comprehensive Plan Policy 9-1.2.3.

Roadways: The Village has adopted minimum LOS standards for roadways, pursuant to
Comprehensive Plan Policy 9-1.2.3. The Property is located adjacent to U.S. 1, which shall be
maintained within 5% of LOS C of Monroe County not dependent on any single roadway
segment, using the measured median travel speed (45 MPH) from the annual report of Public
Facilities Capacity. Currently, there are 16,692 reserve trips available. All other roadways for

1 2012 Village of Islamorada Capacity Assessment Staff Report
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which the Village is responsible including the Old Highway, shall have sufficient available
capacity to operate at or above LOS D as measured by peak hours volumes at all intersections
including but not limited to all intersections of U.S. 1.

The proposed FLUM amendment for the Subject Parcels could potentially generate up to 66.99
average weekday trips based on the maximum development potential of up to seven (7)
affordable dwelling units (DUs), as shown in the following table:

Existing FLUM Category

Maximum
Residential Density

Maximum
Nonresidential
Intensity (FAR)

Residential Medium (RM)

Single Family
9.57 weekday trips x 1 DU
= 9.57 average trips per day

N/A

Duplex
9.57 weekday trips x 2 DUs

= 19.14 average trips per day
N/A

Triplex for Affordable Housing
9.57 weekday trips x 3 DUs

= 28.71 average trips per day
N/A

Fourplexes for Affordable
Housing

9.57 weekday trips x 4 DUs
= 38.28 average trips per day

N/A

Proposed FLUM Category
Maximum

Residential Density

Maximum
Nonresidential

Intensity (FAR)2

Mixed Use (MU)

9.57 weekday trips X 2 DU
=19.14 average trips per day

Storage Facility / Mini-
warehouse:

2.5 weekday trips per
1,000 SF gross floor area

= 2.5 trips X 7. 561=
18.90 trips per day

Single Tenant Office
Building (710):

11.01 trips per 1,000 SF
gross floor area = 11.01

X 7.561 =
83.25 trips per day

The Property Owner has proposed a site specific text amendment through the creation of a sub-

2 The trip generation rate is based on the Institute of Transportation Engineers’ Trip Generation, 8th Edition (the
“ITE Manual”), using the mini-warehouse (151) land use classification and the general office building (710) land
use classification. According to the ITE Manual, “Mini-warehouses are buildings in which a number of storage units
or vaults are rented for the storage of foods. They are typically referred to as ‘self-storage’ facilities. Each unit is
physically separated from other units, and access is usually provided through an overhead door or other common
access point…. A general office building houses multiple tenants; it is a location where affairs of business,
commercial or industrial organization, or professional persons or firms are conducted.”
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area policy which would limit the total amount of nonresidential development to a maximum of
two (2) deed restricted affordable residential dwelling units.

The Property Owners has applied for a Zoning Amendment concurrently with the proposed
FLUM amendment. The proposed Zoning Amendment from Residential Single-family (R1) to
Highway Commercial (HC) would allow up to a 7,561 square foot storage building with up to
two (2) deed restricted affordable housing dwelling units that would generate up to 102.39 trips
per day (83.25 trips per day for a single tenant office building trips and 19.14 trips per day for
two (2) units of affordable housing). If the proposed amendment is approved, there would be an
increased potential of trip generation. However, the proposed FLUM amendment is not projected
to decrease the existing roadway LOS for U.S. 1 below the adopted standard, as provided in
Comprehensive Plan Policy 9-1.2.3.

Schools: The Comprehensive Plan does not establish a LOS standard for schools, but Monroe
County and state law require that school classroom capacity be available to accommodate all
school-age children generated by proposed development or use. According to the 2013 Monroe
County Public Facilities Capacity Assessment Report, all schools have adequate capacity to
serve the growth through 2015-2016. The overall 2012-2013 utilization is 66.49% of the school
system capacity. Therefore, the proposed FLUM amendment is not projected to decrease the
existing schools LOS below the County’s adopted standard.

Compatibility with Comprehensive Plan Policies:
Comprehensive Plan Policy 1-.1.2 Ensure Orderly Land Use Transition, states “Where it is not
feasible to separate residential from non-residential land uses, buffering shall be required to
create a smooth land use transition. Buffering may take the form of: 1) physical barriers, such as
vegetative berms, hedges or other landscape cover; walls or fences aesthetically designed for
screening purposes; and open space systems with dense native vegetation and tree canopy;
and/or 2) the development of a transitional use between the incompatible uses.”

The Subject Parcels are surrounded by primarily residential uses and a small area of conservation
to the southeast. The proposed amendment would create an area that allows nonresidential uses
and would not ensure orderly land use transition. Therefore, the proposed amendment is not in
compliance with Comprehensive Plan Policy 1-1.2.

Comprehensive Plan Policy 1-2.1.11, Limit Creation of New Development Rights, states that
“Islamorada, Village of Islands shall limit the number of development rights within the Village.
All duly approved and recorded lots of record which existed as legal lots of record as of
December 31, 1997 shall continue to be legal lots of record after Plan adoption.”

Currently, development rights are limited through the Residential Building Permit Allocation
System and the Non-Residential Building Permit Allocation System (“BPAS”). These permit
allocation systems limit the amount of nonresidential floor area and dwelling units that the
Village is permitted to allocate each year. The proposed amendment does not create additional
lots of record. The inclusion of the site specific text amendment limits the amount of residential
density to a maximum of two (2) deed restricted affordable residential dwelling units. The
proposed amendment is in compliance with Comprehensive Plan Policy 1-2.1.11.
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Comprehensive Plan Policy 1-2.1.13, Future Land Use Map Amendments, states “Islamorada,
Village of Islands shall not sponsor private applications for Future Land Use Map (FLUM)
amendments that would increase the allowable density/intensity of the properties affected.
Private applications for FLUM amendments that would increase density/intensity will be
accepted and accorded due process of review in an equitable manner. Applicants for FLUM
amendments that increase density/intensity shall provide a needs analysis through 2020 based
upon the amount of vacant lands, the adopted density of the future land use designations and
their existing yields, the projected population and the availability of public facilities and
services.”

According to Village records, there are approximately 868 parcels that are designated Mixed Use
(MU) which represents approximately 12.2 percent of the 7,136 total parcels within Islamorada.
Of the 868 parcels within the MU FLUM, 71 parcels are vacant (approximately 8 percent). Of
those 71 vacant parcels, 39 parcels are on Plantation Key. The 39 parcels total approximately
6.22 acres, with an average lot size of 6,900 square feet.

The Agent has submitted a Needs Analysis (Attachment E) but has failed to demonstrate the
need for additional parcels designated within the MU FLUM. Furthermore, the Agent suggests
that there are no suitable parcels for the intended use. However, there exist vacant parcels on
Plantation Key within approximately 1.5 miles of the Subject Parcels that would allow the
proposed type of development without the need to amend the current FLUM or Zoning
designation. Therefore, the proposed amendment is not in compliance with Comprehensive Plan
Policy 1-2.1.13.

Comprehensive Plan Policy 1-2.1.14, Criteria for Future Land Use Map (FLUM) Amendments,
states that Islamorada, Village of Islands, shall maintain specific criteria for amending the Future
Land Use Map that are consistent with the general procedures delineated in Chapter 163.3177,
163.3184 and 163.3189, Florida Statutes and the principles for guiding development in areas of
critical state concern. The Village Council shall make its determination on proposed FLUM
amendments on legitimate public purpose based on one or more of the following factors;
however, in no event shall an amendment be approved which would result in an adverse
community change.

1. Demand for the proposed FLUM category in the village in relation to the amount of land
currently assigned the FLUM designation and available to accommodate that demand;

According to Village records, there are approximately 868 parcels that are designated Mixed
Use (MU) which represents approximately 12.2 percent of the 7,136 total parcels within
Islamorada. Of the 868 parcels within the MU FLUM, 71 parcels are vacant (approximately 8
percent). Of those 71 vacant parcels, 39 parcels are on Plantation Key. The 39 parcels total
approximately 6.22 acres, with an average lot size of 6,900 square feet.

The Agent has not demonstrated a demand for the proposed FLUM category beyond what is
currently available. Currently, there are no applications pending in the Nonresidential
Building Permit Allocation System (BPAS) awaiting an allocation award for nonresidential
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square footage nor are there any pending applications for development review (conditional
uses or site plan) of proposed nonresidential uses and structures on vacant land within the
MU FLUM designation. Furthermore, staff has identified parcels that are located within
approximately 1.5 miles of the Subject Parcels that would allow the proposed uses noted in
the site specific text amendment without the need for a FLUM or Zoning amendment.

Based on this, it is not clear that there is an increased the demand for the proposed FLUM
designation.

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

The Subject Parcels are considered disturbed habitat. The proposed amendment to the MU
FLUM designation is compatible with the site’s physical, geological, hydrological and other
environmental features.

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

It is not evident that there was an error in mapping. Currently, the Subject Parcels are
surrounded by properties that are residential and are designated within the Residential Low
(RL), Residential Medium (RM), Residential High (RH) and Conservation (C) FLUM
categories.

4. New issues;

It has not been demonstrated that there are new issues associated with the Subject Parcels.

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

It has not been demonstrated that there is a need for recognition of additional detail or
comprehensiveness.

The proposed amendment is not in compliance with Comprehensive Plan Policy 1-2.1.14.

Comprehensive Plan Objective 1-2.4, Recognize Mixed Use Development Patterns, states,
“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, recreational facilities, schools, marinas, tourist-oriented facilities,
and supportive community facilities ancillary to the permitted uses, pursuant to the standards in
the Comprehensive Plan and the Land Development Regulations.”

While there has been historical trend of a mixed use development pattern within the Village, the
Subject Parcels are in an area that is surrounded by residential development and uses and has not
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historically contained mixed uses. Therefore, the proposed amendment is not in compliance with
Comprehensive Plan Policy 1-2.4.

Comprehensive Plan Policy 1-2.4.1, Guide the Location of Commercial Uses and Revitalize
Commercial Areas, states “Mixed Use (MU) is the only FLUM category in which commercial
uses shall be permitted. The general pattern of commercial land uses in MU shall:

1. Prevent negative impacts on the fragile coastal ecosystem by directing commercial
development away from environmentally sensitive lands and critical habitat;

2. Revitalize all existing commercial areas and further distinguish Village Activity Centers;
3. Restrict the scale and intensity of commercial development outside of the Village

Activity Centers and other appropriate areas in the Village;
4. Promote safe and efficient vehicle, cyclist and pedestrian movement;
5. Prevent or minimize Village costs to provide infrastructure;
6. Avoid encroachment of incompatible commercial activity into established residential

neighborhoods;
7. Enhance the unique character of the Village’s commercial land uses through incentives

for bufferyards and landscaping; and
8. Facilitate within the Village Activity Centers, the creation of aesthetically pleasing

commercial spaces outdoors, as places for social leisure and interaction, while limiting
light industrial uses, outdoor storage and sales as a primary use of land, and outdoor retail
sales as an accessory use of land.

Although the proposed amendment does not affect environmentally sensitive lands or critical
habitat, the proposed amendment does not further Policy 1-2.4.1 as it does not revitalize an
existing commercial area nor does it further distinguish the Village Activity Center3. Rather, the
proposal seeks to create a new area for nonresidential development and commercial activity
within an existing predominately residential area. Therefore, the proposed amendment is not in
compliance with Comprehensive Plan Policy 1-2.4.1.

Compatibility with the Principles for Guiding Development:
The following shall be the principles with which any plan amendments must be consistent
pursuant to the Florida Keys Area of Critical State Concern designation as set out in Chapter
380.0552(7), Florida Statutes.

(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.

The Agent states, “This proposal would not impact local government capability for managing
land use and development.”

The proposed FLUM amendment in not anticipated to strengthen local government’s
capability for managing land use and development.

3 The principal Village Activity Centers (VACs) are on Upper Matecumbe Key and North Plantation Key business
centers [Ref. Comprehensive Plan Policy 1-2.4.2].
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(b) Protecting shoreline and marine resources, including mangroves, coral reef formations,
seagrass beds, wetlands, fish and wildlife, and their habitat.

The Agent states, “The subject properties are located between the old State road and US 1
and would not affect shoreline or marine resources.”

Staff agrees with the Agent’s assertion. The Subject Parcels are land-locked and thus the
proposed FLUM amendment would not affect shoreline and marine resources.

(c) Protecting upland resources, tropical biological communities, freshwater wetlands, native
tropical vegetation (for example, hardwood hammocks and pinelands), dune ridges and
beaches, wildlife, and their habitat.

The Agent states, “According to the Monroe County GIS, the 2009 Habitat overlay identifies
the subject property as Undeveloped Land. However, the property to the north of the subject
properties is classified as Developed Land and the property to the south of the subject
properties is classified as Undeveloped Land but is scarified. There is no appreciable
environmental value to the subject properties.”

The proposed FLUM amendment would not remove the Subject Parcels from the
requirements for open space that are designed to minimize adverse impacts to upland
resources. Any proposed development would be required to meet the minimum landscaping
standards established within the Village Code.

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

The Agent states, “The proposed FLUM amendment and rezoning would not adversely affect
the economic well-being of the Florida Keys and its citizens.”

The proposed FLUM amendment is not expected to adversely affect the economic well-being
of the Florida Keys and its citizens.

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

The Agent states, “The proposed FLUM amendment and rezoning would not adversely affect
the quality of water throughout the Keys. Furthermore, the Village’s Comp Plan and LDRs
would require stormwater and wastewater management as a condition of development
approval.”

The proposed FLUM amendment would not adversely impact the quality of water throughout
the Florida Keys. Pursuant to the Village’s Comprehensive Plan and LDRs, stormwater and
wastewater management compliance is required as a condition of development approval.
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(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.

The Agent states, “The proposed FLUM amendment and rezoning would have no impact on
the scenic resources, the natural environment, or the unique historic character of the Florida
Keys. Although the subject properties are identified as Undeveloped Land, according to the
Monroe County GIS layer entitled Habitat 2009. As noted under Section c, there is no
appreciable environmental or scenic value to the subject properties. Furthermore, there is a
large tract of land to the northwest and across US 1 from the subject properties that identified
as Hammock according to the GIS Habitat layer.”

The proposed FLUM amendment would not adversely affect the scenic resources or the
natural environment. As stated above, the Subject Properties are considered disturbed habitat.
Any development, residential or nonresidential, would be required to comply with the
environmental regulations and landscaping requirements set forth in the LDRs. It is not
anticipated that the proposed FLUM amendment would adversely affect the unique historic
character of the Florida Keys.

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

The Agent states, “There are no known archaeological or historical artifacts on the property.
Therefore, there would be no detriment to the historical heritage of the Florida Keys.”

There are no known archaeological or historical artifacts on the property.

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

The Agent states, “The proposed FLUM amendment would not adversely impact the value,
efficiency, cost-effectiveness, and amortized life of existing and subsequent public
investments.”

The proposed FLUM amendment would not adversely impact the value, efficiency, cost-
effectiveness, and amortized life of existing and proposed major public investments.
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(i) Protecting and improving water quality by providing for the construction, operation,
maintenance, and replacement of stormwater management facilities; central sewage
collection; treatment and disposal facilities; and the installation and proper operation and
maintenance of onsite sewage treatment and disposal systems.

The Agent states, “The proposed FLUM and rezoning would not adversely impact the
protection or improvement of water quality. As a condition of any type of development
approval, stormwater and wastewater management would have to comply with the Village
Comp Plan and LDRs.”

The proposed FLUM amendment would not adversely impact the protection or improvement
of water quality. Pursuant to the Village’s Comprehensive Plan and LDRs, wastewater
management compliance is required as a condition of development approval.

(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.

The Agent states, “The subject properties are located between the old State road and US 1
and would not affect shoreline or marine resources. The proposed FLUM amendment and
rezoning would not adversely impact the nearshore water quality. Furthermore, as a condition
of any development approval, stormwater and wastewater management would have to
comply with the Village Comp Plan and LDRs.”

The proposed FLUM amendment would not adversely impact the improvement of nearshore
water quality. Pursuant to the Village’s Comprehensive Plan and LDRs, wastewater
management compliance is required as a condition of development approval.

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

The Agent states, “The proposed FLUM amendment and rezoning would not adversely
impact the public investments on the environmental resources of the Florida Keys.”

The proposed FLUM amendment would not adversely impact the 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.

The Agent states, “The proposed FLUM amendment and rezoning would not adversely affect
the availability of affordable housing within the Florida Keys.”

The proposed FLUM amendment would not adversely affect affordable housing within the
Florida Keys. Both the existing FLUM designation of RM and the proposed FLUM
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designation permit the development of affordable housing.

(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.

The Agent states, “The proposed FLUM amendment and rezoning would not adversely affect
this provision.”

The proposed FLUM amendment would not affect the provision of adequate alternatives for
the protection of public safety and welfare in the event of a natural or manmade disaster and
for a post-disaster reconstruction plan.

(n) Protecting the public health, safety, and welfare of the citizens of the Florida Keys and
maintaining the Florida Keys as a unique Florida resource.

The Agent states, “The proposed FLUM amendment and rezoning would not adversely affect
this provision.”

The proposed FLUM amendment would be consistent with this principle.

Budget Impact:
None.

Staff Impact:
None.

Recommendation:
Based on the foregoing, it is recommended that the Village Council deny the Proposed
Ordinance (Attachment B) on second reading, thereby amending the Future Land Use Map from
Residential Medium (RM) to Mixed Use (MU) with the site specific policy Exhibit “B” to
establish the site specific text amendment.
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Needs Analysis and Justification

The owner of the properties identified as RE #’ 00413320-000000, 00413330-000000,
00413340-000000 & 00413350-000000 (subject property) is proposing to amend the current
FLUM of the subject properties from Residential Medium (RM) to Mixed Use (MU) and the
current zoning from Residential Single-family (R-1) to Highway Commercial (HC) in order to
allow for the creation of code compliant storage units.

The subject property contains 22,105 SF of land area with US Highway 1 on one side and the
“Old Road” on the other. Across the highway are residential lots dominated by hammock
vegetation.  Two of the properties are developed but the majority are undeveloped hammock lots
with no curb cuts off of the highway.  There is a single family residence to the east, a large tract
of land across the Old Rd with a single family residence also across the Old road on the ocean.
This residence is licensed and used as a vacation rental.  The property immediately “south is
used as a storage lot for the residence across the old road.  It is fenced and there is a non-code
compliant buffer screening the storage from view of the highway.

In the R-1 zoning district, a single-family residence per individual lot (4) or several multifamily
attached affordable housing units could be constructed as a permitted use by right. This is not
the intention of the owner of this property.

The proposed zoning change will allow for much needed storage units to be constructed.  There
is a total of 1,043 residential units within a one mile radius of this property.  Many of these
residential units are condominiums and apartments.  Many more are residential dwelling units
that are in flood prone areas.  Many of these units are non-compliant as to the regulations under
the Village Code and FEMA regulations.

The Village Comprehensive Plan notes that the functional population of the Village will increase
from 10,354 in 2010 to 10,653 in 2020, an increase of approximately 3%. The figures are not
accurate as the increase has already exceeded 11,000 per the most recent figures. Although these
figures and actual figures do not provide the distribution of age, there will be a need for
additional storage facilities to serve an increasing population. Additionally as currently
documented by the TDC, transient room occupancies have increased in the last few years thus
adding to the need for storage facilities for local businesses that have no room to expand.  This
problem is seen by the proliferation of “storage shipping containers” being placed on properties
throughout the Village.  Many of these containers do not meet the open space or setback
regulations, nor do they meet the FEMA regulations for below flood storage.

The applicant wishes to construct dry, and potentially climate controlled storage units that will
be above the base flood elevation.  This will decrease the exposure the Village faces after a
Hurricane, related to debris removal and residential damage of floating debris.

Access to the subject properties would not impact traffic flow directly on US 1.  Access to this
property is off of the Old Road with several areas to ingress and egress to and from US-1.  63 of
the 74 HC/MU properties are directly on US 1 and most of them do not have curb cuts off of the



highway. Utilization of this property would minimize the traffic consequences to US 1, unlike
many of the existing HC properties in the Village.

Currently there are no other undeveloped HC zoned properties on Plantation Key that are as
suitable for this intended use.

In the near-term the proposed project would not increase water or sewage use and would not add
additional vehicular trips.  There should be no increase in impacts on Public facilities of services.

It appears that there is .01% of HC properties compared to other zonings throughout the Village.
This seems to be a disproportionate amount.  There are only 74 vacant HC/MU properties in the
entire Village, there are none on Windley Key.  Of the 74 vacant HC/MU parcels the comp plan
suggest the Village steer development away from the 12 due to the Hammock designation of the
properties.  Many of the HC/MU properties on other islands do not have direct access VIA DOT
approved curb-cuts.

 The Village’s capability for managing development to achieve its objectives is unaffected
by this amendment, as no development can occur until the amendment is granted.

 The determination of sound development will occur after this zoning amendment is
granted.

 The requested change would have no effects on scenic resources.

 This property has no historical value. There is no heritage to protect on this property.

 There is likely a positive impact on public investment by granting the change to this
zoning designation due to lessening exposure for debris removal from Hurricanes.

 Determining storm water runoff and protecting water quality can only happen if the
property can allow development. The existing zoning has deterred development.

 When and if development is allowed it will be required to comply with wastewater
regulations in effect at that time. The property currently has its own separate sewer
service connection.

Due to these factors and the need to protect the citizens from damage to personal property we
feel this request is justified and within keeping with the goals and objectives in the Village’s
Comprehensive Plan.



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, on the same or adjacent properties,
limited public and semi-public uses, recreational facilities, schools and associated accessories to
educational uses, marinas, tourist-oriented facilities, and supportive community facilities
ancillary to the permitted uses, pursuant to the standards in the Comprehensive Plan and the
Land Development Regulations.

The maintenance and enhancement of commercial fishing, sport fishing, charter boats and
related traditional water-dependent and water-related uses such as retail, storage and repair
and maintenance which support the fishing and charter boat industry shall be encouraged
within this Future Land Use Map category, through the use of floor area ratio bonuses (up to
0.35 FAR), replacement and resumption of legally established nonconformities and streamlined
development review.

Policy 1-2.4.1 Plantation Key Mixed Use Area

The properties listed in section (A) below shall be referred to as MU PLANTATION KEY AREA 1 (MUPK1)
with development and allowable uses limited to numbers 1-4 below:

1. Enclosed Storage
2. Affordable Housing
3. Professional Services/ Professional Office
4. Accessory structures associated with 1-4 above and parking.

(A) The following parcels shall be included in MUPK1:

Real estate numbers: 00413320-000000, 00413330-000000, 00413340-000000, &

00413350-000000









Attachment B

ORDINANCE NO.

AN ORDINANCE OF ISLAMORADA, VILLAGE OF
ISLANDS, FLORIDA, CONSIDERING THE REQUEST BY
NATIVE RENTAL PROPERTIES, LLC TO AMEND THE
FUTURE LAND USE MAP FROM RESIDENTIAL MEDIUM
(RM) TO MIXED USE (MU) FOR FOUR (4) PARCELS
LOCATED AT APPROXIMATELY MILE MARKER 87.4
OLD HIGHWAY AS LEGALLY DESCRIBED IN EXHIBIT
“A”; ESTABLISHING POLICY 1-2.11.1 PLANTATION KEY
MIXED USE 1 (PKMU1) PROVIDING FOR THE
TRANSMITTAL OF THIS ORDINANCE TO THE STATE
DEPARTMENT OF ECONOMIC OPPORTUNITY; AND
PROVIDING FOR AN EFFECTIVE DATE UPON THE
APPROVAL OF THIS ORDINANCE BY THE STATE
DEPARTMENT OF ECONOMIC OPPORTUNITY

WHEREAS, Native Rental Properties, LLC (the “Applicant”) has requested a Future Land

Use Map (the “FLUM”) amendment from Residential Medium (RM) to Mixed Use (MU) (the

“FLUM Amendment”) for four (4) parcels totaling 21,605 square feet, as legally described in

Exhibit “A”, with the Real Estate Numbers 00413320-000000, 00413330-000000, 00413340-

000000 and 00413350-000000 (the “Subject Parcels”); and

WHEREAS, the Comprehensive Plan for Islamorada, Village of Islands (the “Village”)

became effective December 6, 2001; and

WHEREAS, the Comprehensive Plan establishes the FLUM categories to allow for uses,

densities, and intensities for development within the Village; and

WHEREAS, the maximum density on properties located within the Residential Medium

(RM) FLUM is one (1) dwelling unit per lot or a maximum of four (4) affordable dwelling units per

lot fronting US 1, pursuant to the minimum lot area standard for the Residential Single-family (R1)

Zoning District; and
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WHEREAS, the maximum density on properties located within the Mixed Use (MU)

FLUM is six (6) dwelling units per acre or up to fifteen (15) affordable dwelling units per acre and

a maximum FAR of 0.35 with TDRs; and

WHEREAS, the Applicant has submitted a site specific text amendment to the

Comprehensive Plan to allow for the creation of sub-area Policy 1-2.11.1 for the Subject Parcels to

limit the maximum residential density to two (2) deed restricted affordable residential dwelling

units; and

WHEREAS, on July 22, 2015, pursuant to Section 30-152 of the Village Code of

Ordinances (the “Village Code”), the Village Development Review Committee (“DRC”) reviewed

the proposed FLUM amendment recommended denial of the requested FLUM amendment from

RM to MU; and

WHEREAS, the proposed FLUM Amendment is consistent with the Goals, Objectives, and

Policies of the Village Comprehensive Plan; and

WHEREAS, the proposed FLUM Amendment is consistent with Chapter 380 of the Florida

Statutes, Principles for Guiding Development; and

WHEREAS, pursuant to Chapter 163.3174, Florida Statutes, and Sections 30-101 and 30-

213 of the Village Code, the Local Planning Agency publicly considered the proposed FLUM

Amendment during a duly noticed public hearing; and

WHEREAS, in accordance with Sections 163.3184 and 166.041, Florida Statutes and

Section 30-213 of the Village Code, public notice has been given of the public hearings for the

proposed adoption of this Ordinance; and

WHEREAS, the Village Council desires to consider the proposed FLUM Amendment in

accordance with State law.
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NOW THEREFORE, BE IT ORDAINED BY THE VILLAGE COUNCIL OF

ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA AS FOLLOWS:

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

reference.

Section 2. Adoption of the Amendment. The proposed Amendment to the Comprehensive

Plan, attached as Exhibit “B,” is hereby [approved/denied].

Section 3. Approval/ Denial of the Future Land Use Map Amendment. The FLUM

Amendment is hereby [approved/denied] as part of the Comprehensive Plan of the Village. A copy of

the FLUM Amendment is attached as Exhibit “C” and incorporated herein by this reference.

Section 4. Transmittal. Pursuant to Section 163.3184, Florida Statutes, the Village Clerk

shall timely transmit this amendment to the Village’s FLUM to the Florida Department of Economic

Opportunity (the “DEO”) in its capacity as the State Land Planning Agency, and all other government

entities as may be required by statute.

Section 5. Effective Date. This Ordinance shall not become effective until approved pursuant

to Final Order by the DEO pursuant to Section 163.3184, Florida Statutes or if the Final Order is

challenged, until the challenge to the order is resolved pursuant to Chapter 120, Florida Statutes.

The foregoing Ordinance was offered by Councilman Chris Sante, who moved its adoption
on first reading.  This motion was seconded by Councilman Dennis Ward, and upon being put to a
vote, the vote was as follows:

Mayor Mike Forster YES
Vice Mayor Deb Gillis NO
Councilman Jim Mooney YES
Councilman Chris Sante YES
Councilman Dennis Ward YES

PASSED on first reading this 10th day of September, 2015.
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The foregoing Ordinance was offered by ______________, who moved for its adoption.  This
motion was seconded by ______________, and upon being put to a vote, the vote was as follows:

Mayor Deb Gillis
Vice Mayor Jim Mooney
Councilman Mike Forster
Councilman Chris Sante
Councilman Dennis Ward

PASSED AND ADOPTED on second reading this ____ day of _________, 2016.

______________________________
MIKE FORSTER, MAYOR

ATTEST:

______________________________
KELLY TOTH, VILLAGE CLERK

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

_____________________________________
ROGET V. BRYAN, VILLAGE ATTORNEY



Exhibit “A”

Lots 9, 10, 11 and 12, Block 4, PLANTATION BEACH, according to the Plat thereof, as
recorded in Plat Book 2, at Page 76, of the Public Records of Monroe County, Florida.



 



Exhibit “B”

*****

OBJECTIVE 1-2.11: ESTABLISH SUB-AREA POLICIES. Islamorada shall coordinate land
use with the elements of the Comprehensive Plan through the Future Land Use Element sub-area
policies solely applicable to a specific geographic area. These sub-area policies shall identify
parcels of land that require narrowly-tailored regulation in order to confine development potential
to an area or extent less than the maximum development potential allowed by its underlying
Future Land Use Map category. The development parameters established for each sub-area policy
shall be based either on an inventory of uses and facilities established on the parcel or upon data
and analysis supporting the specific sub-area limitations and assumes a development potential
less than the maximum development potential allowed by the underlying Future Land Use Map
category. Environmentally sensitive area shall be preserved through the application of such
methods as conservation easements that require mandatory eradication of invasive exotic
vegetation.

*****

Policy 1-2.11.1: Specific Limitations on Plantation Key Mixed Use Area 1 (PKMU1).
The Future Land Use Map designation on the lots identified in the below, shall be Mixed Use
(MU):

Real Estate Number Legal Description Total Square
Footage

FLUM Designation

00413320-000000 Lot 9, Block 4,
Plantation Beach,
according to the Plat
thereof, as recorded in
Plat Book 2, at Page
76, of the Public
Records of Monroe
County, Florida.

5447 sq. ft. MU

00413330-000000 Lot 10, Block 4,
Plantation Beach,
according to the Plat
thereof, as recorded in
Plat Book 2, at Page
76, of the Public
Records of Monroe
County, Florida.

5763 sq. ft. MU

00413340-000000 Lot 11, Block 4,
Plantation Beach,
according to the Plat
thereof, as recorded in
Plat Book 2, at Page
76, of the Public

5420 sq. ft. MU



Exhibit “B”

Records of Monroe
County, Florida.

00413350-000000 Lot 12, Block 4,
Plantation Beach,
according to the Plat
thereof, as recorded in
Plat Book 2, at Page
76, of the Public
Records of Monroe
County, Florida.

4975 sq. ft. MU

Development on these Lots shall meet the requirements of applicable goals, objectives and policies
of the Comprehensive Plan; however, the following further limitations on residential density shall
apply to the Lots identified:

1. All four (4) lots shall remain aggregated under a Unity of Title as recorded in the Public
Records of Monroe County, Florida, Book 2782, Pages 742-744, Document No.
2063973; and

2. A maximum of two (2) deed restricted affordable residential units as obtained through the
Village’s building permit allocation system or through the transfer of development rights
program.

*****
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Exhibit "B"Proposed FLUM Map Amendment - 14-03

Proposed Amendment
Residential Conservation (RC)
Residential Low (RL)
Residential Medium (RM)
Residential High (RH)
Mixed Use (MU)
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Conservation (C)
Airstrip (A)
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Mariculture (M)
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Needs Analysis and Justification

The owner of the properties identified as RE #’ 00413320-000000, 00413330-000000,
00413340-000000 & 00413350-000000 (subject property) is proposing to amend the current
FLUM of the subject properties from Residential Medium (RM) to Mixed Use (MU) and the
current zoning from Residential Single-family (R-1) to Highway Commercial (HC) in order to
allow for the creation of code compliant storage units.

The subject property contains 22,105 SF of land area with US Highway 1 on one side and the
“Old Road” on the other. Across the highway are residential lots dominated by hammock
vegetation.  Two of the properties are developed but the majority are undeveloped hammock lots
with no curb cuts off of the highway.  There is a single family residence to the east, a large tract
of land across the Old Rd with a single family residence also across the Old road on the ocean.
This residence is licensed and used as a vacation rental.  The property immediately “south is
used as a storage lot for the residence across the old road.  It is fenced and there is a non-code
compliant buffer screening the storage from view of the highway.

In the R-1 zoning district, a single-family residence per individual lot (4) or several multifamily
attached affordable housing units could be constructed as a permitted use by right. This is not
the intention of the owner of this property.

The proposed zoning change will allow for much needed storage units to be constructed.  There
is a total of 1,043 residential units within a one mile radius of this property.  Many of these
residential units are condominiums and apartments.  Many more are residential dwelling units
that are in flood prone areas.  Many of these units are non-compliant as to the regulations under
the Village Code and FEMA regulations.

The Village Comprehensive Plan notes that the functional population of the Village will increase
from 10,354 in 2010 to 10,653 in 2020, an increase of approximately 3%. The figures are not
accurate as the increase has already exceeded 11,000 per the most recent figures. Although these
figures and actual figures do not provide the distribution of age, there will be a need for
additional storage facilities to serve an increasing population. Additionally as currently
documented by the TDC, transient room occupancies have increased in the last few years thus
adding to the need for storage facilities for local businesses that have no room to expand.  This
problem is seen by the proliferation of “storage shipping containers” being placed on properties
throughout the Village.  Many of these containers do not meet the open space or setback
regulations, nor do they meet the FEMA regulations for below flood storage.

The applicant wishes to construct dry, and potentially climate controlled storage units that will
be above the base flood elevation.  This will decrease the exposure the Village faces after a
Hurricane, related to debris removal and residential damage of floating debris.

Access to the subject properties would not impact traffic flow directly on US 1.  Access to this
property is off of the Old Road with several areas to ingress and egress to and from US-1.  63 of
the 74 HC/MU properties are directly on US 1 and most of them do not have curb cuts off of the
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highway. Utilization of this property would minimize the traffic consequences to US 1, unlike
many of the existing HC properties in the Village.

Currently there are no other undeveloped HC zoned properties on Plantation Key that are as
suitable for this intended use.

In the near-term the proposed project would not increase water or sewage use and would not add
additional vehicular trips.  There should be no increase in impacts on Public facilities of services.

It appears that there is .01% of HC properties compared to other zonings throughout the Village.
This seems to be a disproportionate amount.  There are only 74 vacant HC/MU properties in the
entire Village, there are none on Windley Key.  Of the 74 vacant HC/MU parcels the comp plan
suggest the Village steer development away from the 12 due to the Hammock designation of the
properties.  Many of the HC/MU properties on other islands do not have direct access VIA DOT
approved curb-cuts.

 The Village’s capability for managing development to achieve its objectives is unaffected
by this amendment, as no development can occur until the amendment is granted.

 The determination of sound development will occur after this zoning amendment is
granted.

 The requested change would have no effects on scenic resources.

 This property has no historical value. There is no heritage to protect on this property.

 There is likely a positive impact on public investment by granting the change to this
zoning designation due to lessening exposure for debris removal from Hurricanes.

 Determining storm water runoff and protecting water quality can only happen if the
property can allow development. The existing zoning has deterred development.

 When and if development is allowed it will be required to comply with wastewater
regulations in effect at that time. The property currently has its own separate sewer
service connection.

Due to these factors and the need to protect the citizens from damage to personal property we
feel this request is justified and within keeping with the goals and objectives in the Village’s
Comprehensive Plan.




