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To: Mayor and Village Council

Through:

From:

Maria Aguilar, Village Manager

Cheryl Cioffari, AICP, LEED Green Associate, Director of Planning

Date: July 10, 2014

SUBJECT: FUTURE LAND USE MAP AMENDMENT (FLRZ-14-01)  APPLICATION
FOR PROPERTY LOCATED AT APPROXIMATELY MM 86.7

Background:
The applicant/agent for the Application
(Attachment A) is Don Horton of Island
Construction Management, Inc. (the
“Applicant”), representing the property owner,
The Cotton of Key West Limited Partnership
(the “Owner”). The existing Future Land Use
Map (“FLUM”) category is Residential Medium
(RM). The Applicant has proposed amending
two parcels to the Mixed Use (MU) FLUM
category with the parcel identification numbers
of 00411890-000000 (“Parcel A”) and
00411210-000000 (“Parcel B”), (together, the
“Subject Parcels”), indicated in Figure 1 and
legally described in the attached Survey
(Attachment B).

At the June 9, 2014 Local Planning Agency
(LPA) meeting, the LPA recommended denial of the proposed Ordinance to the Village Council
through a 3-1 vote.

Property Information / Existing Use:
The Subject Parcels consist of approximately 29,686 square feet (0.68 acre) according to the
Monroe County Property Appraiser. Parcel A consists of 6,948 square feet (0.15 acre) which is
developed with a 1,804 square foot single-family residence. Parcel B consists of 22,744 square
feet (0.52 acre) and is vacant.

Figure 1. Location Map

Council Communication
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Existing Habitat:
The existing habitat for Subject Parcels is disturbed and mapped as developed land according to
the Village’s existing conditions map.

Existing Flood Zone:
The Property is located within FEMA flood zones AE 9 and X, pursuant to FIRM panel
12087C1004K Map, effective date February 18, 2005.

Land Use History:
Prior to the effective date of the Village Comprehensive Plan on December 6, 2001, the Subject
Parcels were within the Residential Medium (RM) and Mixed Use / Commercial (MC) FLUM
category of the Monroe County Year 2010 Comprehensive Plan (the “County Plan”) effective
January 4, 1996 (Figure 2).

Parcel A was mapped within the MC FLUM.
Pursuant to County Plan Policy 101.4.5, “The
principal purpose of the Mixed Use/ Commercial
land use category is to provide for the
establishment of commercial zoning districts
where various types of commercial retail and
office may be permitted at intensities which are
consistent with the community character and the
natural environment. Employee housing and
commercial apartments are also permitted.

This land use category is also intended to allow
for the establishment of mixed use development
patterns, where appropriate. Various types of residential and non-residential uses may be
permitted; however, heavy industrial uses and similarly incompatible uses shall be prohibited.  In
order to protect environmentally sensitive lands, the following development controls shall apply
to all hammocks, pinelands, and disturbed wetlands within this land use category:

1. only low intensity commercial uses shall be allowed;
2. a maximum floor area ratio of 0.10 shall apply; and
3. maximum net residential density shall be zero.”

Parcel B was mapped within the RM FLUM. Pursuant to County Plan Policy 101.4.3, “The
principal purpose of the Residential Medium land use category is to recognize those portions of
subdivisions that were lawfully established and improved prior to the adoption of this plan and to
define improved subdivisions as those lots served by a dedicated and accepted existing roadway,
have an approved potable water supply, and have sufficient uplands to accommodate the
residential uses. Development on vacant land within this land use category shall be limited to one
residential dwelling unit for each such platted lot or parcel which existed at the time of plan
adoption. However, Monroe County shall adopt Land Development Regulations which allow
nonresidential uses that were 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

Figure 2. County FLUM (2010 Comp Plan)
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LDRs), and that lawfully existed on such lands on January 4, 1996 to develop, redevelop,
reestablish and/or substantially improve provided that the uses are limited in intensity, floor area,
density and to the type of use that existed on January 4, 1996 or limited to what the pre-2010
LDRs allowed, whichever is more restricted. Lands within this land use category shall not be
further subdivided.  [9J-5.006(3)(c) 1 and 7]”

On December 6, 2001, the Village
Comprehensive Plan 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.”

Neighboring Land Uses and Character:
The Subject Parcels are adjacent to a single-
family residence to the east and southeast with a
RM FLUM designation; a single-family
residence to the east with the RM FLUM
designation; a vacant parcel to the southwest
with the RM FLUM designation; and Founders
Park to the west across Overseas Highway with
a Recreation and Open Space (RO) FLUM designation.

Analysis and Rational for FLUM Change:
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.” Parcel A may
have been designated within the RM FLUM
because it was developed and part of an existing
single family platted subdivision.

The proposed FLUM amendment (Figure 4)
would increase the density from two dwelling
units to a potential of 10 affordable dwelling
units and increase the intensity from zero to a
potential of 10,932 square feet of nonresidential
development with TDRs for the Subject Parcels.

The Agent submitted a site-specific Comprehensive Plan Policy amendment (the “Site-specific
Policy”, Attachment C) to limit the allowable uses to schools, educational uses, and existing

Figure 3. Existing FLUM Category

Figure 4. Proposed FLUM Category
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single-family uses. Staff reviewed the submitted Site-specific Policy and amended the proposed
policy language to more closely match existing definitions provided within the Islamorada, Code
of Ordinances and clearly limit the potential uses within the proposed Plantation Key Mixed Use
Area 1 FLUM district (Attachment D). The language drafted by staff has been informally
reviewed by staff at the Department of Economic Opportunity (DEO) who provided initial
comments. However, a formal review of the proposed Site-specific Policy will occur upon
transmittal of the proposed amendment to the DEO.

Impact and Policy Analysis:
The proposed FLUM amendment may allow for an increase in the development potential of the
Property. The following table is a comparison of the maximum residential density and
nonresidential intensity [or floor area ratio (FAR)] between the existing RM FLUM and the
proposed MU FLUM.

Existing FLUM Category
Maximum

Residential Density
Maximum Non-Residential

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 Non-Residential

Intensity (FAR)
Mixed Use Residential (MU)

Residential Density Allowance 6 units per acre -
With TDRs 12 units per acre -

Affordable Housing 15 units per acre -
Mixed Use Non-Residential
Outside Village Activity Centers - 0.25
Outside VAC’s with TDRs - 0.35
Inside Village Activity Centers - 0.35
Working Waterfronts - 0.35

Maximum Nonresidential Density: The Applicant has proposed amending the FLUM designation
of the Subject Parcels to MU. The MU FLUM designation allows a maximum of 0.25 Floor Area
Ratio (FAR) or 0.35 FAR with Transferrable Development Rights (TDRs). Based on
approximately 29,692 square feet, the proposed FLUM amendment would allow up to 10,392 SF
of nonresidential development for the Subject Parcels with TDRs, or 7,423 square feet of
nonresidential development without TDRs. Independently, Parcel A would allow up to 2,432
square feet of nonresidential development with TDRs and 1,737 square feet of nonresidential
without TDRs. Parcel B would allow up to 7,960 square feet of nonresidential development with
TDRs and 5,686 square feet of nonresidential without TDRs.

Maximum Residential Density: The proposed amendment to the MU FLUM designation would
allow up to four (4) market rate residential dwelling units, eight (8) market-rate residential
dwelling units with TDRs, or 10 affordable dwelling units on the Subject Parcels. Independently,
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Parcel A currently has a market-rate single-family residence and would allow up to one (1)
additional residential dwelling unit with TDRs or affordable housing. Parcel B would allow up to
three (3) market-rate residential dwelling units, six (6) market rate residential dwelling units with
TDRs, or seven (7) affordable dwelling units.

Any future development / redevelopment on the Property 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.

Summary of Potential Impacts: The proposed FLUM amendment would increase the
development rights on the Subject Parcels to a maximum of approximately 10,392 square feet of
nonresidential development whereas nonresidential square footage potential does not exist within
the current RM FLUM. The proposed FLUM amendment would allow up to a maximum of 10
dwelling units with affordable housing.

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 Non-
Residential

Intensity (FAR)
Residential Medium (RM)

Single Family
1 unit per lot x 371.7

gal/ERU/day
N/A
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= 371.7 GPD

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 Non-
Residential

Intensity (FAR)
Mixed Use (MU)

Residential: 10 Units
371.7 gal X 10 units = 3,717

GPD
N/A

Nonresidential: 10,392 SF N/A
0.35 Gal X 10,392 SF

=3,638 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.

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). The maximum development potential of up to 10
dwelling units and 10,392 nonresidential floor area that may result from the proposed FLUM
amendment would generate up to an estimated 48.8 pounds of solid waste per day.

The Village’s solid waste LOS also requires that sufficient capacity shall be available at a solid
waste disposal site to accommodate all existing and approved development for a period of three
years from the projected date of completion of the proposed development or use. Islamorada 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
2012 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.
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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. According to the Village’s most recent Public Facilities Capacity Assessment, there is an
estimated functional population of 11,280 persons in 2012. Therefore, 42.75 acres of recreation
and open space are required to meet the adopted LOS. 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 11.73 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 Old Highway which
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 95.7
average weekday trips based on the maximum development potential of up to 10 affordable
dwelling units (DUs), as shown in the following table:

Existing FLUM Category

Maximum
Residential Density

Maximum Non-
Residential

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 Non-
Residential

Intensity (FAR)
Mixed Use (MU)

9.57 weekday trips X 10 DU
=95.7 average trips per day

Day Care: 79.26 trips per
day per 1,000 SF of gross

floor area

Elementary School: 15.43
trips per day per 1,000 SF

of gross floor area

The trip generation rate is based on the Institute of Transportation Engineers’ Trip Generation,
8th Edition, using the single-family detached housing (210), day care (565) and elementary
school (520) land use classifications. Therefore, the proposed FLUM amendment is not projected
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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 2012 Monroe
County Public Facilities Capacity Assessment Report, all schools have adequate capacity to
serve the growth anticipated in 2012 at the County’s adopted LOS standard. Enrollment figures
for the 2012-2013 through 2014-2015 school years indicate that there is adequate capacity in the
Monroe County school system. The overall 2010-2011 utilization is 66.88% 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 1-2.1.11 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.”

Any development resulting from the proposed amendment would be required to be consistent
with Division 6, Landscaping Standards, Article V, Schedule of District Use and Development
Standards, Chapter 30, Land Development Regulations, of the Village Code.

Comprehensive Plan Policy 1-2.1.11, Limit Creation of New Development Rights, states
“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 potentially create new development rights, which
include the development of up to 10,392 square feet of nonresidential development or up to 10
affordable housing dwelling units for the Subject Parcels.

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;
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The Applicant states “As demonstrated by recent requests, this FLUM change request is
necessary to allow for nonresidential uses on the old road immediately adjacent to the
overseas high in this location of Upper Matecumbe. This FLUM change will allow for a
nonresidential use to buffer the remained of the neighborhood from the US 1 corridor.”

According to Village records, there are approximately 850 parcels that are designated Mixed
Use (MU) of which 63 parcels are vacant. 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. 18 of the 39 parcels contain mapped hammock. The Applicant has not
demonstrated a demand for the proposed FLUM category beyond what is currently available.

However, the Agent has submitted a site-specific policy amendment (Attachment C) that
proposes to limit the development potential to specific uses in a geographic area. As stated
above, staff has reviewed the submitted policy and made recommended modifications based
on consistency with existing definitions and uses in the LDRs (Attachment D). The proposed
amendment would allow for the location of similar educational uses in a specific geographic
area.

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

The Applicant states: “The proposed FLUM category is compatible with the above
environmental features.”

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. Furthermore, the proposed amendment would not create a non-
conforming use as residential dwelling units are permitted within the MU FLUM.

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

The Applicant states “As demonstrated by previous FLUM changes, as well as this FLUM
change, we believe this FLUM category better fits the location as it relates to Founders Park
and US 1. It should not adversely affect any natural features in the surrounding area.”

It is not evident that there was an error in mapping.

4. New issues;

Not applicable.

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

The Applicant states, “The proposed educational use is the crux of this request for the FLUM
change.”
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Comprehensive Plan Policy 1-2.3.3, Residential Medium, states “This designation 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 allow up to 10,392 square feet of nonresidential development
for the Subject Parcels. However, the Proposed FLUM amendment would be required to comply
with buffering and setback requirements to ensure compatibility with adjacent land uses.

Comprehensive Plan Objective 1-2.4, Recognize Mixed Use Development Patterns, states:
“Areas designated Mixed Use (MU) on the Future Land Use Map recognizes 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.”

The proposed map amendment would be consistent with the historical trend of a mixed use
development pattern within the Village. The properties along Overseas Highway contain mixed
uses, including commercial, recreation and residential uses.

Additionally, the Agent and staff have collectively drafted a site-specific policy amendment that
would limit the allowable uses on the Subject Parcels to schools and education institutional uses,
and existing residential uses.

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 in not anticipated to negatively impact local government
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 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.
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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.

(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.

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, the natural
environment, or 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
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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.

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 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 proposed FLUM amendment would not adversely affect affordable housing within the
Florida Keys.

(m)Providing adequate alternatives for the protection of public safety and welfare in the event of
a natural or manmade disaster and for a post-disaster reconstruction plan.

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.
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Budget Impact:
None.

Staff Impact:
None.

Recommendation:
It is recommended that the Village Council ADOPT the Proposed Ordinance (Attachment E)
amending the Future Land Use Map from Residential Medium (RM) to Mixed Use (MU).
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Needs Analysis

The owner of the properties identified as RE #00411890-000000 and RE#00411210-000000
(subject properties) 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) so that a Pre-K and K Montessori School can operate
on the subject properties.

RE #00411890-000000 contains 6,943 SF of land area with a 1,804 SF single-family residence.
RE #00411210-000000 contains 22,744 SF of vacant land area.  In the R-1 zoning district, a
single-family residence or multifamily attached affordable housing of up to four units could be
constructed as a permitted use by right. This is not the intention of the buyer/developer of this
property. The proposed school facility would be permitted in the HC zoning district with a
major conditional use permit and would have a maximum floor area for principal structures of
0.25.  The proposed project would have to meet all requirements of the land development code
and comprehensive plan through the major conditional use review process.  The existing single-
family residence is permitted and recognized by village staff in the HC zoning district.

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%.  Although these
figures do not provide the distribution of age, there will be a need for additional classroom
facilities to serve an increasing population.

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.  Many
of the existing HC zoned properties if not all of them 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 the existing HC properties on Plantation Key.

Additionally; a K and Pre-K school should be cited in a lower traffic area such as this location
for the safety of the occupants and the parents who bring their children to the school.  Bus usage
is none or limited with childern this age.  The use is compatable with the surrounding area as the
use is quiet and very limited in noise and outdoor activity.

There is an existing Montessori School to the west of the subject properties and currently has a
waiting list and is turning away prospective students.  As noted above, in the coming years there
will be a need for additional classroom space.  The proposed Pre-K and K school would
complement the existing school to the west. The owner wishes to relocate her school from Key
Largo to this location as many if not the majority of her clients commute from Islamorada to her
facility in Key Largo.

In the near-term the proposed project would not increase water or sewage use and would not add
additional vehicular trips.  In the long-term the proposed project would potentially provide for an
increasing student population.
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Attachment D

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.

Islamorada shall regulate and coordinate land use and development activities with the elements of the
Comprehensive Plan through Future Land Use Element sub-area policies applicable to a specific
geographic area. These sub-area policies identify Future Land Use Map amendments  for parcels of land
that require narrowly-tailored regulations 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. A sub-area policy for the amendment parcel may be appropriate in order to establish the land
use, development potential and facilities necessary that are supported by data and analysis.

*****

Policy 1-2.4.1(a) Plantation Key Mixed Use Area 1 (PKMU1)
Only the land uses listed in paragraphs 1-3 of this Policy shall be allowed on the parcels shown in the
table following as the Plantation Key Mixed Use Area 1 (PKMU1):
1. Schools and educational institutional uses;
2. Accessory Uses; and
3. Residential uses consistent with the former RM future land use map designation and the R1 zoning.
Single-family residences shall be limited to one (1) single-family residence, including any replacement
thereof.

The following parcels shall be included in PKMU1.

Real Estate Number Legal Description
00411890-000000 Lot 2, less the South 50 feet, Block 2, of PLANTATION RIDGE, according to the

Plat thereof, recorded in Plat Book 3, at Page 43, of the Public Records of
Monroe County, Florida.

00411210-000000 Tract A, less the South 120 feet thereof, in CORAL SHORES, a subdivision on
Plantation Key, as per plat recorded in Plat Book 3, Page 2, Public Records of
Monroe County, Florida.

*****



 



ATTACHMENT E

ORDINANCE NO.

AN ORDINANCE OF ISLAMORADA, VILLAGE OF
ISLANDS, FLORIDA, CONSIDERING THE REQUEST BY
THE COTTON OF KEY WEST LIMITED PARTNERSHIP
TO AMEND THE FUTURE LAND USE MAP FROM
RESIDENTIAL MEDIUM (RM) TO MIXED USE (MU) FOR
TWO PARCELS LOCATED AT APPROXIMATELY MILE
MARKER 86.7 OLD HIGHWAY AS LEGALLY
DESCRIBED IN EXHIBIT “A”; AMENDING OBJECTIVE
1-2.4 RECOGNIZE MIXED USE DEVELOPMENT
PATTERNS AND ESTABLISHING POLICY 1-2.4.1(A)
PLANTATION KEY MIXED USE AREA 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, The Cotton of Key West Limited Partnership (the “Applicant”) has requested

a Future Land Use Map (the “FLUM”) amendment from Residential Medium (RM) to Mixed Use

(MU) (the “FLUM Amendment”) for two parcels totaling 29,686 square feet, as legally described

in Exhibit “A”, with the Real Estate Numbers 00411890-000000 and 00411210-000000; 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 dwelling unit per lot or a maximum of four affordable dwelling units per lot

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

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

FLUM is six dwelling units per acre or up to 15 affordable dwelling units per acre and a maximum

FAR of 0.35 with TDRs; and

WHEREAS, pursuant to Section 30-152 of the Village Code of Ordinances (the “Village

Code”), the Development Review Committee reviewed the proposed FLUM amendment on April

22, 2014 and recommended approval with conditions of the requested FLUM amendment from RM

to MU; and

WHEREAS, the Village finds it appropriate to regulate and coordinate land use and

development activities through Future Land Use Element sub-policies applicable to a specific

geographic area; and

WHEREAS, the proposed FLUM Amendment [is / is not] consistent with the Goals,

Objectives, and Policies of the Village Comprehensive Plan; and

WHEREAS, the proposed FLUM Amendment [is / is not] 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 finds that the adoption/denial 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; and
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WHEREAS, the Village Council desires to [adopt/deny] the proposed FLUM Amendment

in accordance with State law.

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. 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 “B” and incorporated herein by this reference.

Section 3. Adoption of the Amendment. The proposed Amendment to the Comprehensive

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

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 _______________, 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 Ted Blackburn ____
Vice Mayor Deb Gillis ____
Councilman Mike Forster ____
Councilman Ken Philipson ____
Councilman Dave Purdo ____
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PASSED on first reading this ______ day of _______, 2014.

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 Ted Blackburn ____
Vice Mayor Deb Gillis ____
Councilman Mike Forster ____
Councilman Ken Philipson ____
Councilman Dave Purdo ____

PASSED AND ADOPTED on second reading this ____ day of _________, 2014.

______________________________
TED BLACKBURN, 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
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Exhibit "B"

Proposed Future Land Use Map (FLUM) Amendment

Plantation Key
FLUM Categories

Residential Conservation (RC)
Residential Low (RL)
Residential Medium (RM)
Residential High (RH)
Mixed Use (MU)
Industrial (I)

Conservation (C)
Airstrip (A)
Public/Semi-Public Services (PS)
Recreation and Open Space (RO)
Mariculture (M)

0 690345
FeetSubject Parcels

A t l a n t i c
O c e a n



 



Exhibit “C”

*****

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.

Islamorada shall regulate and coordinate land use and development activities with the elements of the
Comprehensive Plan through Future Land Use Element sub-area policies applicable to a specific
geographic area. These sub-area policies identify Future Land Use Map amendments  for parcels of land
that require narrowly-tailored regulations 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. A sub-area policy for the amendment parcel may be appropriate in order to establish the land
use, development potential and facilities necessary that are supported by data and analysis.

*****

Policy 1-2.4.1(a) Plantation Key Mixed Use Area 1 (PKMU1)
Only the land uses listed in paragraphs 1-3 of this Policy shall be allowed on the parcels shown in the
table following as the Plantation Key Mixed Use Area 1 (PKMU1):
1. Schools and educational institutional uses;
2. Accessory Uses; and
3. Residential uses consistent with the former RM future land use map designation and the R1 zoning.
Single-family residences shall be limited to one (1) single-family residence, including any replacement
thereof.

The following parcels shall be included in PKMU1.

Real Estate Number Legal Description
00411890-000000 Lot 2, less the South 50 feet, Block 2, of PLANTATION RIDGE, according to the

Plat thereof, recorded in Plat Book 3, at Page 43, of the Public Records of
Monroe County, Florida.

00411210-000000 Tract A, less the South 120 feet thereof, in CORAL SHORES, a subdivision on
Plantation Key, as per plat recorded in Plat Book 3, Page 2, Public Records of
Monroe County, Florida.

*****




