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To: Mayor and Village Council

Through:

From:

Seth Lawless, Village Manager

Mary Swaney, Assistant to the Village Manager/PIO

Date: June 1, 2017

SUBJECT: COUNCIL REQUESTED DISCUSSION ITEM REGARDING FLOOD
PROTECTION BUILDING HEIGHT EXCEPTIONS

Background:
At its April meeting, the Monroe County Board of County Commissioners approved
amendments to the Monroe County Comprehensive Plan to provide certain exceptions to the
height limit in order to protect property from flooding and reduce flood insurance costs by
establishing standards when a structure can elevate above FEMA base flood elevation. The
approved amendments establish a maximum height limit. The Agenda Item Summary for the
Resolution to transmit the Ordinance to the State Land Planning Agency is provided as a brief
summary of the Comprehensive Plan amendments.

Councilman Mike Forster requested a discussion item to propose that the Village move forward
with actions necessary to adopt the same regulations to address flooding related to sea level rise.

Analysis:
In 2007, in response to recommendations made by a Village Council established Charter Review
Committee, a special election was held that included a referendum to establish the 35-foot
building height restriction in the Village Charter. The ballot question was approved by the
electorate of the Village and subsequently established in the Charter. At the time of these actions,
planning for sea level rise was not yet under consideration. If the Village Council elects to raise
the maximum height limit, it would require a referendum to amend the Village Charter.

In 2014, the Village entered into an Agreement with a consultant to complete a sustainability
action plan/sea level rise plan for Islamorada. The Agreement was a piggyback of a Monroe
County RFP and the work was completed in conjunction with the creation of the Monroe County
sea level rise plan. The plan, entitled Islamorada Matters: A Plan to Enhance, Preserve and
Protect Our Quality of Life, was completed and approved by the Village Council in November
2015. Elevating and flood proofing buildings was determined to be the action that would have
the best cost-benefit ratio and the action that garnered the most support during community
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workshops held in 2014. Conducting additional study of an initiative to elevate and floodproof
buildings within Islamorada is included in the Islamorada Matters Implementation Plan.

Budget Impact:
Budget impact has not been considered at this time.

Staff Impact:
Staff would move forward as directed by the Village Council.

Recommendation:
It is recommended that the Village Council discuss the possibility of establishing exceptions to the
35-foot building height limit improve flood protection.



BOARD OF COUNTY COMMISSIONERS 

Mayor George Neugent, District 2 

Mayor Pro Tem David Rice, District 4 

Danny L. Kolhage, District 1 

Heather Carruthers, District 3 

Sylvia J. Murphy, District 5 

 

County Commission Meeting  
April 12, 2017 

Agenda Item Number:  N.1 

Agenda Item Summary   #2631 
 

 

 County of Monroe 
         The Florida Keys   

 

BULK ITEM:  No   DEPARTMENT:  Planning/Environmental Resources 

 

TIME APPROXIMATE:  STAFF CONTACT:  Mayte Santamaria (305) 289-2500 

3:00PM 

 

AGENDA ITEM WORDING:  A Resolution by the Monroe County Board of County 

Commissioners transmitting to the State Land Planning Agency an ordinance by the Monroe County 

Board of County Commissioners amending Monroe County Comprehensive Plan Policy 101.5.30 to 

include the definition of height; creating Policy 101.5.31 to address height exceptions for non-

habitable architectural decorative features within the Ocean Reef master planned community; and 

creating Policies 101.5.32 and 101.5.33 to provide certain exceptions to the height limit in order to 

protect property from flooding and reduce flood insurance costs by establishing standards when a 

structure can elevate above FEMA base flood elevation and including a maximum height limit; 

providing for severability; providing for repeal of conflicting provisions; providing for transmittal to 

the State Land Planning Agency and the Secretary of State; providing for inclusion in the Monroe 

County 2030 Comprehensive Plan; providing for an effective date. 

 

ITEM BACKGROUND:   
The Monroe County Planning & Environmental Resources is proposing Comprehensive Plan 

amendments to: 

1) amend Policy 101.5.30 to include the definition of height within the height limit policy; 

2) create Policy 101.5.31 to allow non-habitable architectural decorative features within the Ocean 

Reef community, but that such features shall not exceed 5 feet above the building’s roof-line 

(building together with the architectural decorative feature cannot exceed 40ft);  

3) create Policy 101.5.32 to allow an exception of the height limit of: 

a. up to a maximum of five (5) feet above the 35-foot height limit so lawfully existing 

buildings can voluntarily elevate up to three (3) feet above FEMA base flood elevation 

with a maximum height of 40 feet; and 

b. a maximum of three (3) feet above the 35-foot height limit shall be provided to allow new 

(new construction or substantially improved) buildings to voluntarily elevate up to three 

(3) feet above FEMA base flood elevation with a maximum height of 38 feet 

4) create Policy 101.5.33 to allow an exception of the height limit for lawfully established existing 

buildings which already exceed the 35-foot height limit to rebuild to a height of 40ft to meet 

BFE or if proposing to exceed a total height of 40 feet, require a public hearing before the 

Planning Commission and the Board of County Commissioners. The BOCC shall adopt a 



 

 

resolution specifying the maximum approved height. 

 

The proposed amendments are proposed to provide certain exceptions to the height limit in order to 

protect property from flooding and reduce flood insurance costs by establishing standards when a 

structure can elevate above FEMA base flood elevation and including a maximum height limit. 

 

The Monroe County Board of County Commissioners held a special meeting on October 7, 2014, to 

consider the transmittal of the proposed amendments (the Monroe County 2030 Comprehensive 

Plan) to the Florida Department of Economic Opportunity (DEO) and the hearing was continued to 

December 10, 2014, to discuss the following: 

• Policies 101.5.31 and 101.5.32: BOCC directed staff to work on height policies for 

addressing the replacement of existing buildings which exceed the 35ft height limit, 

architectural features, flood protection purposes and affordable housing. Staff to present 

drafts during the regular December BOCC meeting. 

 

During the regular December 10, 2014 BOCC meeting, the BOCC directed staff to maintain the 

existing adopted height policies and to extract the proposed changes to the height limit policy and 

process it as a separate amendment.   

 

During the Comprehensive Plan update process, recommendations to amend the height policy were 

made to address new issues, such as: anticipating new FEMA flood maps and creating a mechanism 

to assist property owners to protect their property from flooding and reduce flood insurance costs as 

well as issues in permitting relative to architectural decorative features. 

 

Flood maps inform communities about the local flood risk and help set minimum floodplain 

standards for communities to build with safety and resiliency in mind. Flood maps determine the 

cost of flood insurance, which helps property owners to financially protect themselves against 

flooding. The lower the risk, the lower flood insurance premiums will be. Flood maps are also the 

basis for flood insurance rates through the NFIP.  

 

As risks change, insurance premiums also change to reflect those risks. [Note, FEMA is in the 

process of re-mapping the Florida Keys] Flood insurance premiums may be going up; however, 

property owners may be able to reduce premiums if they build their home or business to be safer, 

higher, and stronger. 

 

The proposed changes to the comprehensive plan are mainly to address exceptions to the height limit 

of 35ft to allow property owners the ability to elevate 3ft for new buildings and 5ft for lawfully 

existing buildings in order to voluntarily raise their home up to 3ft above the FEMA base flood 

elevation. These exceptions are proposed to promote flood protection, minimize flood damage, 

reduce flood insurance premiums and minimize future expenditures of public funds for recovery 

from flood events. 

 

PREVIOUS RELEVANT BOCC ACTION: 
December 10, 2014 – BOCC directed staff to maintain the existing adopted height policies and to 

extract the proposed changes to the height limit policy and process it as a separate amendment. 

 



 

 

BOCC 2/15/17 (P-3):  The Board continued the public hearing to the BOCC 3/15/17 meeting in Key 

Largo, FL and to the BOCC 4/12/17 meeting in Marathon, FL to allow the item to be heard in all 

three areas of the Keys. 

 

CONTRACT/AGREEMENT CHANGES: 

n/a 

 

STAFF RECOMMENDATION:  Staff recommends APPROVAL of the proposed amendments.   

Staff also recommends the BOCC continue this item to the April 12, 2017 BOCC meeting so the 

proposal can be discussed in the Middle Keys as well. 

 

DOCUMENTATION: 

Transmittal Resolution - height ordinance Exhibit A 

Ordinance - height amendment CP_continued 

Staff Report height amendment CP_BOCC_Feb_2017 

Ex. 1 height BOCC 10.7.2014 

Ex. 2 height 2015-006 SR DRC 03.24.15_ 

Ex. 3 height DRC 03.24.15 Approved 04.28.15 

Ex. 5 height DRC 05.26.15 Approved 07.28.15 

Ex. 6 height 2015-006 SR DRC 08.25.15_ 

Ex. 7 height DRC 08.25.15 Approved 10.27.15 

Ex. 8 height 2015-006 SR DRC 10.27.15_ 

Ex. 9 height DRC 10.27.15 Approved 12.15.15 

Ex. 10 height 2015-006 SR DRC 01.26.16 

Ex. 11 height DRC 01.26.16 Approved 03.29.16 

Ex. 12 height 2015-006 SR PC 02.24.16 

Ex. 13 height PC 02.24.16 Approved 04.27.16 

Ex. 14 height FEMA flood zones and number of private 

Ex. 15 FEMA build_back_rebuild datasheets 

Ex. 16 Proposed Comp Plan and Land Development Code Amendments 

Example HEIGHT ANALYSIS 

FEMA flood zones and number of parcels 

Ex. 4 height 2015-006 SR DRC 05.26.15_ (Attachment printed thru Minutetraq) 

 

FINANCIAL IMPACT: 

 

Effective Date:   

Expiration Date:   

 

Total Dollar Value of Contract:   

Total Cost to County:   

Current Year Portion:   

Budgeted:   

Source of Funds:   

CPI:   



 

 

Indirect Costs:   

Estimated Ongoing Costs Not Included in above dollar amounts:   

 

Revenue Producing:    If yes, amount: 

Grant:   
County Match:   

Insurance Required:   

 

Additional Details:   
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Emily Schemper Completed 01/27/2017 1:52 PM 
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