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To: Mayor and Village Council

Through: Maria T. Aguilar, Village Manager

From: Cheryl Cioffari, AICP, Director of Planning

Date: February 25, 2016

SUBJECT: FUTURE LAND USE MAP AMENDMENT (FLRZ-16-01) APPLICATION
FOR PROPERTY LOCATED AT 100 SAPODILLA DRIVE,
APPROXIMATELY MM 74.8

Background:
The applicant/agent for the Application
(Attachment A) is Victor Ballestas of Integra
Investments, LLC (the “Applicant”), representing
the property owner, Parmalee Family Trust, (the
“Owner”). The existing Future Land Use Map
(“FLUM”) category is Residential Conservation
(RC). The Applicant has proposed amending two
(2) parcels to the Residential Low (RL) FLUM
category with a site specific text amendment for
property with the real estate numbers 00394440-
000000 and 00394430-000000, as legally
described in Exhibit “A” of the proposed
Ordinance (Attachment B, the “Subject Parcels”,
Figure 1).

The proposed amendment was heard by the Local
Planning Agency (the “LPA”) on December 14,
2015. The LPA voted to table the item until the January 14, 2016 regularly scheduled LPA
Meeting. Prior to the December 14, 2015 LPA meeting, Village Staff received correspondence
from adjacent property owners regarding the proposed amendment which is attached hereto as
Attachment C.

At the January 11, 2016 regularly scheduled LPA Meeting, the LPA recommended denial of the
proposed amendment through a 4-1 vote.

Figure 1. Location Map

Council Communication
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Property Information / Existing Use:
The Subject Parcels consist of approximately
37.04 acres according to the Monroe County
Property Appraiser and is developed with a
single-family residence.

Existing Habitat:
The existing habitat for the Subject Parcels is
disturbed according to the Village’s existing
conditions map. Mangroves are present along
the shorelines of the Subject Parcels.

Existing Flood Zone:
The Subject Parcels are located within FEMA
flood zones VE, AE 6, AE 7, AE 8 and AE 9,
pursuant to FIRM panel 12087C1201K Map,
effective date February 18, 2005, as shown on the
submitted survey.

Land Use History:
Prior to the effective date of the Village
Comprehensive Plan on December 6, 2001, the
Subject Parcels were within the Residential Low
(RL) and the Public Facilities (PF) FLUM
categories of the Monroe County Year 2010
Comprehensive Plan (the “County Plan”)
effective January 4, 1996 (Figure 2).

On December 6, 2001, the Village designated the
Subject Parcels within the Residential
Conservation (RC) FLUM category (Figure 3).

Proposed Amendment:
The Applicant has proposed a FLUM change
from Residential Conservation (RC) to
Residential Low (RL) (see Figure 4) and has
proposed a site specific text amendment to the
Comprehensive Plan.

Pursuant to Policy 1-2.3.2 of the Village’s
Comprehensive Plan, “Areas designated
Residential Low (RL) on the Future Land Use
Map are characterized as the residential estates
within the Village, and shall be developed,
redeveloped and/or maintained to protect this
character.  RL designated properties may be

Figure 2. County FLUM (2010 Comp Plan)

Figure 3. Existing FLUM Category

Figure 4. Proposed FLUM Category
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developed at a maximum of one (1) single family residential unit per two (2) acres.  Substandard
lots, of less than two (2) acres in size which are contiguous and in common ownership shall be
assembled in order to meet the density standards of this policy.  Notwithstanding the density
limitations, a caretaker’s unit may be developed as an accessory use on conforming parcels.
Such units shall be permitted pursuant to the requirements of the Village’s Building Permit
Allocation System, only as affordable housing.  Criteria established in the Land Development
Regulations shall include restrictions on size, and location so as to not require clearing of
additional land.  The RL future land use designation shall allow home occupations.  Within RL,
properties are generally suitable as receiver sites from C and RC parcels, if needed to achieve the
acreage required to construct a maximum of one (1) unit on the receiver parcel(s), or for the
addition of a caretaker’s cottage.  Supportive community facilities ancillary to the residential
uses may be located within areas designated RL.  The Land Development Regulations shall
provide regulatory procedures for considering the above-noted uses.”

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 (Exhibit “B” to
Attachment B) to limit the maximum number of dwelling units on the Subject Parcels as
follows:

1. Ten (10) market-rate single-family dwelling units; and
2. Ten (10) caretaker’s cottages limited to 1,500 square feet, provided that native species

habitat restoration is undertaken consistent with Article VII, Division 4 of Chapter 30
of the Village’s Code of Ordinances.

3. Ten (10) accessory guesthouses limited to 500 square feet.

The proposed text amendment would allow the establishment of a site-specific policy that would
limit the maximum number of dwelling units to be consistent with the existing FLUM
designation. Therefore, there would be no increase in development rights.

Neighboring Land Uses and Character:
The Subject Parcels are adjacent to single-family residences to the south and west which are
within the RM FLUM designation; and to the north and east of the Subject Parcels is the Florida
Bay.

Analysis and Rational for FLUM Change:
The Applicant has proposed a FLUM change from RC to RL through a site-specific text
amendment. The Applicant has proposed the site specific text amendment to allow the Subject
Parcels to receive a new FLUM designation that does not result in a change in use or
density/intensity. Rather, the proposed site specific amendment would limit the Subject Parcels
to a total of ten (10) single-family dwelling units, ten (10) caretaker’s cottages and ten (10) guest
houses limited to 500 square feet. Furthermore, the proposed site specific amendment would
allow the Applicant to utilize transfer of development rights (TDRs) to develop the Subject
Parcels which supports Comprehensive Plan Policy 1-3.1.3 Institute a Program for Transfer of
Development Rights.

Staff agrees with the Applicant’s analysis and rational for the proposed site specific text
amendment and FLUM amendment as noted in the impact and policy analysis detailed below.
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Impact and Policy Analysis:
During the comprehensive planning process, the Village designated the Subject Parcels within
the RL FLUM category. The proposed FLUM amendment would not allow for an increase in the
development potential of the Subject Parcels due to the inclusion of a site specific text
amendment.

Maximum Residential Density: The proposed FLUM amendment would limit the density to that
which is permitted under the existing designation of RC. Under the current RC FLUM
designation, one (1) dwelling unit per four (4) acres is permitted, including one (1) caretaker’s
cottage and one guest house. The proposed RL FLUM designation with the site specific policy
amendment limits the density potential to that which exists currently.

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.

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 proposed FLUM
amendment is not projected to affect the potable water consumption beyond the LOS
requirement, as provided in Comprehensive Plan Policies 4-1.1.3 and 9-1.2.3.

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
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amendment would generate up to an estimated 244 pounds of solid waste per day for twenty (20)
residential dwelling units.

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
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 and site specific text amendment for the Subject Parcels would
not increase any impact to the roadways as the Applicant is not seeking to increase the number of

1 2013 Village of Islamorada Capacity Assessment Staff Report
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dwelling units on the Subject Parcels. Therefore, 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:
The proposed amendment is consistent with the following Comprehensive Plan Goals,
Objectives and Policies:
 Policy 1-.1.1.2: Ensure Orderly Land Use Transition
 Policy 1-1.1.3: Ensure Orderly Transition in Residential Densities and Intensities
 Policy 1-2.1.11: Limit Creation of New Development Rights
 Policy 1-2.1.13: Future Land Use Map Amendments
 Objective 1-2.11: Establish Sub-area Policies
 Policy 1-2.1.14: Criteria for Future Land Use Map (FLUM) Amendments

Comprehensive Plan Policy 1-.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 residential uses. The proposed amendment would
continue to allow residential uses consistent with the existing FLUM designation and would
ensure orderly land use transition. Therefore, the proposed amendment is in compliance with
Comprehensive Plan Policy 1-1.1.2.

Comprehensive Plan Policy 1-1.1.3 Ensure Orderly Transition in Residential Densities and
Intensities, states “Residential densities and intensities shall be transitioned in a manner
compatible with available public services and level of service standards, natural features, and
existing and anticipated future development.”

The Subject Parcels are surrounded by residential uses and the proposed amendment would
continue to allow residential uses and densities consistent with the existing FLUM designation.
Therefore, the proposed amendment is in compliance with Comprehensive Plan Policy 1-1.1.3.

Comprehensive Plan Policy 1-2.1.4 Restrict Density and Intensity of Development 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
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category shall not exceed the thresholds established in accordance the table “Maximum Density
and Intensity by Future Land Use Map Category.

The proposed FLUM amendment and site specific text amendment do not increase the maximum
density beyond what is permitted under the RL FLUM. Rather, the proposed site specific text
amendment limits the number of dwelling units to a total of ten (10) market-rate dwelling units
and ten (10) caretaker’s cottages on the Subject Parcels.

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.”

The proposed FLUM amendment would not create any new development rights on the Subject
Parcels. The current RL FLUM designation allows up to ten (10) residential dwelling units and
ten (10) deed-restricted caretaker’s cottages accessory to a principal use. Neither the existing
FLUM designation nor the proposed FLUM designation would allow nonresidential uses. The
proposed amendment is in compliance with Comprehensive Plan Policy 1-2.1.11.

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.”

The Applicant has submitted a Needs Analysis as a part of the Application. The inclusion of a
site specific text amendment limits the development on the parcel and the Applicant indicates the
intent to transfer dwelling units (TDRs) onto the Subject Parcels to enable the development. As
stated previously, the existing policies and land development regulations severely limit the
ability of an applicant to utilize TDRs. The Applicant is proposing to limit the development
potential of the Subject Parcels and therefore, the proposed amendment is 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.
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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 234 parcels that are designated
Residential Low (RL) which represents approximately 3.28 percent of the 7,136 total parcels
within Islamorada. Of the 234 parcels within the RL FLUM, 39 parcels are vacant
(approximately 16.7 percent).

The Applicant has requested the proposed FLUM amendment with a site specific text
amendment that limits the total development on the Subject Parcels to ten (10) market rate
dwelling units and ten (10) caretakers cottages, and to allow the Subject Parcels to act as a
receiver site for TDRs.

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 with fringing mangroves along the
portions of the shoreline. 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 any error in mapping. Currently, the Subject Parcels are
surrounded by properties that are residential and are designated within the Residential
Medium (RM) and Residential High (RH) FLUM categories.

4. New issues;

The Applicant has expressed the desire to utilize the transfer of development rights (TDRs)
to allow the development of the Subject Parcels. Pursuant to Comprehensive Plan Policy 1-
3.1.3, the existing RC FLUM category is only an eligible receiver site for development rights
sent from other RC FLUM designated properties. The proposed site specific text amendment
limits the development potential to that which currently exists while creating flexibility for
the Applicant to utilize TDRs to develop 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 in compliance with Comprehensive Plan Policy 1-2.1.14.

Comprehensive Plan Objective 1-2.11 Establish Sub-area Policies identifies parcels of land that
require narrowly-tailored regulation in order to confine development potential to an area or to an
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extent less than the maximum development potential allowed by its underlying Future Land Use
Map category.

The proposed FLUM amendment and site specific text amendment limit the density to ten (10)
market-rate dwelling units and ten (10) caretaker’s cottages. The proposed FLUM amendment
would allow for the transfer of development rights provided that all of the criteria set forth in the
Comprehensive Plan and Land Development Regulations are met, while limiting the Subject
Parcels to less than the maximum development potential. Therefore, the proposed FLUM
amendment is in compliance with Comprehensive Plan Objective 1-2.1.14.

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 proposed FLUM amendment would not impact local government’s capability for
managing land use and development.

(b) Protecting shoreline and marine resources, including mangroves, coral reef formations,
seagrass beds, wetlands, fish and wildlife, and their habitat.

The proposed FLUM amendment would not affect shoreline or marine resources, and any
future development would be required to comply with the Village’s shoreline and marine
resource protection regulations.

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

The proposed FLUM amendment 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 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.
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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.

(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 proposed FLUM amendment would not adversely affect the scenic resources or the
natural environment. 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.

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 proposed FLUM amendment would not adversely impact the value, efficiency, cost-
effectiveness, and amortized life of existing and proposed major public investments.

(i) Protecting and improving water quality by providing for the construction, operation,
maintenance, and replacement of stormwater management facilities; central sewage
collection; treatment and disposal facilities; and the installation and proper operation and
maintenance of onsite sewage treatment and disposal systems.

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.
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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 proposed FLUM amendment would not adversely impact 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 proposed FLUM amendment would not adversely affect affordable housing within the
Florida Keys. Both the existing FLUM designation of RC and the proposed FLUM
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 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 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 adopt the Proposed
Ordinance (Attachment B), thereby amending the Future Land Use Map from Residential
Conservation (RC) to Residential Low (RL) and adopt the site specific policy amendment.
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Attachment B

ORDINANCE NO.

AN ORDINANCE OF ISLAMORADA, VILLAGE OF
ISLANDS, FLORIDA, CONSIDERING THE REQUEST BY
VICTOR BALLESTAS OF INTEGRA INVESTMENTS, LLC
TO AMEND THE VILLAGE’S FUTURE LAND USE MAP
FROM RESIDENTIAL CONSERVATION (RC) TO
RESIDENTIAL LOW (RL) FOR PROPERTY LOCATED AT
100 SAPODILLA DRIVE, AT APPROXIMATELY MILE
MARKER 74.8, WITH REAL ESTATE NUMBERS 00394440-
000000 AND 00394430-000000, AS LEGALLY DESCRIBED
IN EXHIBIT “A”; AND ESTABLISHING
COMPREHENSIVE PLAN POLICY 1-2.11.5 “LOWER
MATECUMBE KEY RESIDENTIAL LOW AREA 1
(LMKRL1)”; 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, the Comprehensive Plan of Islamorada, Village of Islands (the “Village”)

became effective December 6, 2001; and

WHEREAS, Victor Ballestas of Integra Investments, LLC (the “Applicant”) has requested

an amendment to the Village’s Future Land Use Map (the “FLUM”) from Residential Conservation

(RC) to Residential Low (RL) (the “FLUM Amendment”) for parcels with the Real Estate

Numbers 00394440-000000 and 00394430-000000, as legally described in Exhibit “A”; and

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

densities, and intensities for development within the Village; and

WHEREAS, the RC FLUM category allows a residential density of one (1) dwelling unit

per four (4) acres; and

WHEREAS, the RL FLUM category allows a residential density of one (1) dwelling unit

per two (2) acres; and
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WHEREAS, on November 24, 2015 pursuant to Section 30-152 of the Village Code of

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

proposed FLUM amendment and recommended approval; 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 held on December 14, 2015; and

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

Section 30-213 of the Village Code of Ordinances (the “Code”), public notice has been given of the

public hearings for the proposed adoption of this Ordinance; and

WHEREAS, the Village Council finds that the adoption of this Ordinance is in the best

interest of the Village and complies with all applicable laws, as well as promotes the general health,

safety, and welfare of the Village’s Citizens.

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 Village Council hereby approves and adopts

the proposed Amendment to the Comprehensive Plan, attached as Exhibit “B” hereto.
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Section 3. Approval/ Denial of the Future Land Use Map Amendment. The FLUM

Amendment is hereby approved/denied as part of the Village’s Comprehensive Plan. 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 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 that the adopted Amendment

is in compliance.

The foregoing Ordinance was offered by _______________, who moved its adoption on
first reading.  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 on first reading this ______ day of _______, 2016.

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
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PASSED AND ADOPTED on the second reading this ___ day of _____, 2016.

____________________________________
DEB GILLIS, 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”

AND



Exhibit “A”

AND



Exhibit “A”



 



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 1-2.11.5: Lower Matecumbe Key Residential Low Area 1 (LMKRL1).
The Future Land Use Map designation on the subject property identified in the table below, shall
be Lower Matecumbe Key Residential Low Area 1(LMKRL1):

Real Estate Number Legal Description Total Square
Footage

FLUM
Designation

00394440-000000 MATECUMBE SANDY
BEACH LOWER
MATECUMBE KEY PB3-127
PT TRACT 4 OR439-564/65
OR2444-
1299/1303AFF/MERGER
OR2485-
2390/2401EASEMENT/AGR
OR2665-647/49

36.07 ac
(1,571,209.20 SF)

LMKRL1

00394430-000000
TRACT 4 AND PT TRACT 5
MATECUMBE SANDY
BEACH PT SANDY COVE
AVE LOWER MATCMBE
KEY OR119-389/91 OR119-
395/97 OR192-267/69 OR323-
44/45 OR768-809/10 OR772-
878/93 OR772-894/98 OR795-
1722/31 OR796-1469/72
OR889-958/62R/S OR862-
1602/07P/R OR905-447D/C
OR1472-2292/94 OR2485-
2390/2401EASEMENT/AG
OR2492-866/70(RES NO 10-09-
62)

42,050 SF LMKRL1



Exhibit “B”

The total residential density of the Lower Matecumbe Key Residential Low Area 1 shall be
limited to the following:

1. Ten (10) market-rate single-family dwelling units; and
2. Ten (10) caretaker’s cottages limited to 1,500 square feet, provided that native species

habitat restoration is undertaken consistent with Article VII, Division 4 of Chapter 30
of the Village’s Code of Ordinances.

3. Ten (10) accessory guesthouse limited to 500 square feet.

*****
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cheryl cioffari

From: go go <sapodilla999@gmail.com>
Sent: Saturday, December 12, 2015 9:57 AM
To: cheryl cioffari; Kelly Toth; maria.aquilar@islamorada.fl.us
Subject: Public Meeting of local planning agency december 14th re. "Parmalee", 100 Sapodilla

Drive, Islamorada

December 12, 2015

Good Day: I have been waiting for the agenda for this meeting to be published on the village website for the
aforementioned meeting in a couple of days, yet that has not happened. I had assumed that all relevant
information would be published on your website in good time for all affected parties to be fully informed, prior
to the public meeting. This does not appear to be the case.

In discussions with numerous neighbors that directly ajoin the Parmalee property (like ourselves), it appears
that there is a lot of conflicting rumor regarding this proposed development, including that it has already been
approved, and that this meeting is just so that the project can be commenced quicker. This is difficult to believe,
since this is the first public meeting in this regard (to my knowledge). We also share many concerns with
regards to the proposal’s rumored details.

Please forward immediately, all information with regards to this proposed development. We will require this
information as soon as possible for perusal prior to the December 14th meeting, so please fulfill this request
first thing Monday morning.

The information can be emailed, or if it is more expedient and less work for you, I can stop by the Village office
and pick up a package of copies of the proposed development information. I also wish to have contact
information for the Local Planning Agency, it is not published on your website.

Please advise in these matters as soon as possible, thank you very much.

Best Regards, Peter Schwarz

cheryl.cioffari
Text Box
Attachment C
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cheryl cioffari

From: Carol Powell <carolpowell852@gmail.com>
Sent: Monday, December 14, 2015 11:50 AM
To: cheryl cioffari
Subject: Parmalee Estates

Gentlemen" I have a residence on Sapodilla Drive and have never been notified as to the development planned
on that Parmalee Estates property. The info I’ve gained is thru other residents on that street. I am particularly
concerned that the zoning can now be voted on and changed to suit the developer. Our street has always been
one of peace and quiet. From what I under no matter what the developer has planned at this point could all
change with different zoning. With all the people in the guest houses andcleaning residence" our lives on this
street with change forever.The impact of all these people on the environment will also be changed along with
the wildlife in that area. I am definitely against any such rezoning of that property and also I am annoyed that I
have never been notified of any changes to that property. Sincerely, Carol and Steve Powell
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cheryl cioffari

From: Robert Rosseau <rhrosseau@yahoo.com>
Sent: Friday, January 08, 2016 1:41 PM
To: cheryl cioffari

Hi Cheryl,

Happy New Year. I hope you and family enjoyed the holiday season.

As you may know, I reside at 122 Sapodilla Dr. You may know the "Rosseaus" due to our involvement with
Tarpon Point. We have enjoyed an extensive relationship with the Village for many years and, of course, will
continue to do so for years to come.

I wanted to share a few thoughts concerning Victor’s project on the Parmalee property. Let me state at the
beginning that I am in total support! When I purchased my residence in 1991, it was clear to me that Parmalee
had the right to build 40 units with the attendant traffic. I understand that number was subsequently negotiated
downward with the Village; therefore, good news with respect to building and/or traffic and nothing new has
been introduced with this project concerning building rights.

I have noticed Victor has undertaken not to disturb the mangroves along the lagoon which is across from
Sapodilla. He has shown to be flexible in his approach by soliciting and listening to feedback from those of us
on Sapodilla. He has my support!

I believe the best approach for the upcoming meeting would be to develop a grid: across the top shown NR and
RE zoning districts. Down the side, I would list the permissions/standards or constraints for each zoning; an an
example; single family, cottages and sizes, guesthouses and sizes, density per acre, coverage percentages,
etc. This will assist in framing the issues for the folks. No need to speak about building rights or those items
which are the same for both zoning districts. Just my suggestion!

Having enjoyed the pleasure of working with the Village for many years, I know that the Village has always
restricted everyone to only items which, in the Village’s view, are allowed.

Cheers, Bob
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cheryl cioffari

From: Kelly Toth
Sent: Monday, February 22, 2016 8:41 AM
To: cheryl cioffari; maria aguilar
Cc: Mirna; mary swaney; Eileen Rodriguez; Roget Bryan
Subject: FW: Village Council meeting on the 25th. RE: Parmalee Estate

Good morning,
The following email was sent to Council.

Kelly Toth
Village Clerk
86800 Overseas Highway
Islamorada, FL 33036
305.664.6412 Phone
305.664.6466 Fax
Clerk@islamorada.fl.us
www.islamorada.fl.us

"Under Florida law, e-mail addresses are public records. If you do not want your e-mail address released in response to a public records
request, do not send electronic mail to this entity. Instead, contact this office by phone or in writing."

From: Robert Rosseau
Sent: Sunday, February 21, 2016 3:51:25 PM (UTC-05:00) Eastern Time (US & Canada)
To: Deb Gillis; Dennis Ward; Jim Mooney; Chris Sante; Mike Forster
Subject: Village Council meeting on the 25th. RE: Parmalee Estate

Village Council Members:

Unfortunately, many of the residents on Sapodilla Drive are uninformed with respect to the development
on Parmalee Estates. They have raised emotional issues rather than seeking to inform themselves of the facts.

The facts are: the Owner has the right to build residences, caretaker cottages and guest homes on the
property today without the ordinance alteration. THE ISSUE IS ONE OF TIMING!! Within the ROGO/BPAS
system, it may take as long as four years; albeit, it can be done. The TDRs purchased enable the Owner to build
sooner. As you all understand, the TDRs were granted due to building fewer units on another property and may
be used for single family residences or hotel units. Using the TDRs are not “in addition to more building” but
“a substitution for” Parmalee existing rights. The overall effect to Islamorada is fewer units in total!

Each owner on Sapodilla Drive has enjoyed their right to their property (I have mine) but wish to restrict
another property owner from enjoying the same right (You cannot have yours mentality). While I have heard
mention a concern about trimming mangroves, such right exists today for everyone. Why would we deny
Parmalee’s owner that same right? Seems appropriate for those concerned, the action needed is too alter the
LDRs which permit such action; however, that is not the subject of the upcoming meeting.

One would believe that as taxpayers, we would benefit by having the Parmalee Estate becoming
developed with the Village benefitting from a higher tax base!
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The Village has enough controls to ensure that the environmental concerns, including the Bald Eagles,
will be properly addressed. I recommend approval.

Robert Rosseau
122 Sapodilla Drive

Cheers, Bob
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cheryl cioffari

From: Kelly Toth
Sent: Monday, February 22, 2016 12:40 PM
To: cheryl cioffari; maria aguilar; Roget Bryan
Cc: mary swaney; Eileen Rodriguez; Mirna
Subject: FW: Parmalee estate
Attachments: Scan0195.pdf; Scan0196.pdf

The following email was sent to Council.

Kelly Toth
Village Clerk
86800 Overseas Highway
Islamorada, FL 33036
305.664.6412 Phone
305.664.6466 Fax
Clerk@islamorada.fl.us
www.islamorada.fl.us

"Under Florida law, e-mail addresses are public records. If you do not want your e-mail address released in response to a public records
request, do not send electronic mail to this entity. Instead, contact this office by phone or in writing."

From: Thorndike Williams
Sent: Monday, February 22, 2016 12:21:51 PM (UTC-05:00) Eastern Time (US & Canada)
To: Deb Gillis; Dennis Ward; Jim Mooney; Chris Sante; Mike Forster
Subject: Parmalee estate

Dear Council member,
Please find attached my evaluation of just some of a number of issues in connection with the proposed rezoning
of the4 Parmalee Estate.

Regards, Thorndike Williams Lower Matecumbe








