
 

Council  
Communication 

 
    
To: Mayor and Village Council 
From: Robert Mather, Review Engineer, Jennifer DeBoisbriand , Planning Director  
Date: November 13, 2025  
SUBJECT: Administrative Appeal of Dwelling Unit Determination for 73800 

Overseas Hwy 
     
Background: 
The subject property is located at 73800 Overseas Hwy, with the Real Estate Number: 
00097710-000000 (the "Property"), and is within the Public/Semi-Public Services (PS) zoning 
district. 
 
The Agent ("Ty Harris, P.A.") has requested a dwelling unit determination on behalf of the 
Appellant ("The Boy Scouts of America") in May of 2025. The request was for recognition of at 
least ten transient dwelling units associated with the former Toll Gate Inn, which was in 
existence from the mid 1950's to approximately 1980, until the time when the Boy Scouts 
purchased and occupied the property.  
 
The Appellant has previously held a pre-application conference with the Village ("PC-17-07"). 
The resulting pre-application summary letter dated June 1, 2018 states that the Village 
confirms the approximate existing conditions: a total of 1 market-rate residential dwelling unit 
and 14 residential-institutional dwelling units on the Property. Permit #C-10881, issued by 
Monroe County in 1982, was identified in this letter which authorized the conversion of the 10-
unit motel into a 10-unit staff/facility quarters.  
 
Staff have made the determination that the criteria in Section 30-473(d) have not been met for 
the requested transient units, resulting in the determination that no existing transient units are 
available for use on the property. 
  
Analysis: 
Staff's complete analysis of the dwelling unit determination for the Property can be found in the 
letter dated August 5, 2025.  
 
Village Code Section 30-473(d) identifies certain criteria used to determine the existence of 
legally established dwelling units. Criteria (1) or (2) must be fully satisfied for recognition of 
residential units. 
 
Criteria (1) requires that a permit or other official approval was issued by the Village or Monroe 
County for the unit(s) or floor area for residential dwelling units or nonresidential floor area and 
the unit(s) or floor area was accounted for in the Village comprehensive plan building permit 
allocation system and ROGO, which shall be proof that the residential unit(s) or amount of 
floor area was in existence and included in the April 1990 Census or was issued a certificate 



of occupancy subsequent to April 1990. 
 
In accordance with Policy 1-2.1.10 of the Village Comprehensive Plan, the Village capped the 
number of new transient units at the number of current and vested hotel and motel rooms, 
campground and recreational vehicle spaces existing within the Village as of December 6, 
2001. The Village maintains the list of existing transient units and the Tollgate Inn was not 
identified on the list. The transient units were not in existence at the time of the April 1990 
census due to the legal conversion of 10 transient units into 10 residential institutional units 
authorized through Permit #C-10881 in 1982 and legal conversion of 4 transient units to non-
residential floor area through Permit #88-2-0000156 in 1988. No certificate of occupancy had 
been issued for transient units subsequent to April 1990, therefore criterion for (1) has not 
been met. 
 
Section 30-473(d) requires that all criteria listed in Criteria (2) must be fully satisfied in order to 
determine if dwelling units are legally existing. 
Criteria 2(a) and 2(b) have not been met due to the fact that the transient units were not in 
existence in 1990 due to the legal conversions in the 1980's.  
Criteria 2(c) could have been met as the zoning regulations for the Neighborhood Retail 
Business District allowed for transient units in the BU-1-M zone at the time of the Tollgate Inn's 
construction.  
 
Criteria (2) has not been fully satisfied, meaning that the transient units could not be 
determined as legally existing.  
  
Budget Impact: 
None  
 
Staff Impact: 
None  
  
Recommendation: 
Based on the staff analysis and compliance with the Village Code, Staff recommends denial of 
the appeal.  
   
Attachments: 1. PLPRE20250056 APPEAL Reso 

2. Combined Appeal Documents PLADA20250102 
 



Prepared by and return to: 
Islamorada, Village of Islands 
Planning and Development Services Department 
86800 Overseas Highway 
Islamorada, Florida 33036 
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RESOLUTION NO. 25- 

A RESOLUTION OF THE VILLAGE COUNCIL OF ISLAMORADA, VILLAGE OF 
ISLANDS, FLORIDA, CONSIDERING ADMINISTRATIVE APPEAL OF NO. 
PLPRE20250056 FILED BY TY HARRIS, PA, AGENT FOR BOY SCOUTS OF 
AMERICA (APPELLANT) RELATING TO A DWELLING UNIT DETERMINATION 
BY THE DIRECTOR OF PLANNING FOR PROPERTY LOCATED AT 73800 
OVERSEAS HIGHWAY, HAVING REAL ESTATE NUMBER 00097710-000000, 
ON LOWER MATECUMBE KEY; AS LEGALLY DESCRIBED HEREIN; PROVIDING 
FOR THE TRANSMITTAL OF THIS RESOLUTION TO THE STATE DEPARTMENT 
OF COMMERCE AND PROVIDING FOR AN EFFECTIVE DATE UPON THE 
APPROVAL OF THIS RESOLUTION FROM THE STATE DEPARTMENT OF 
COMMERCE. 
 
 
WHEREAS, Boy Scouts of America, (the “Appellant”) filed an Application for 

Administrative Appeal (the “Appeal”) pursuant to Section 30-281 of the Code of Ordinances of 

Islamorada, Village of Islands (the “Village”); and 

 WHEREAS, the purpose of the Appeal is to seek the Village Council’s review of a 

determination made by the Director of Planning (the “Director”) regarding a pre-application 

conference requesting a transient dwelling unit determination of the Appellant’s property 

located at 73800 Overseas Highway, as legally described in Exhibit “A” attached hereto; and 

WHEREAS, on August 05, 2025, the Planning and Development Services Department 

issued a determination stating that the requested transient units were found not in existence in 

1990 due to legal conversion permitted by Monroe County prior to 1990; and 

WHEREAS, on August 29, 2025, the Appellant filed the Appeal of the Director’s decision; 

and 

WHEREAS, on November 13, 2025, a public hearing was held before the Village Council 

pursuant to Section 30-281 of the Village Code of Ordinances (the “Code”). 
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 NOW, THEREFORE, BE IT RESOLVED BY THE VILLAGE COUNCIL OF ISLAMORADA, 

VILLAGE OF ISLANDS, AS FOLLOWS: 

Section 1. Recitals.  The above recitals are true and correct and incorporated into 

this Resolution by this reference. 

Section 2. Findings of Fact. 

 The Village Council having considered the testimony and evidence presented by all 

parties, including the Appellant and the Director, does hereby find and determine:  

(1)  The Council heard the Appeal on November 13, 2025. 

 (2) The hearing was duly noticed pursuant to Section 30-213(j) of the Code and all 

interested parties concerned in the matter were given an opportunity to be heard. 

 (3) The Director presented the written recommendation of the Village Staff dated 

October 9, 2025, to the Village Council. 

 (4) The criteria required pursuant to Section 30-473(d)(1) of the Village Code (has / 

has not) been satisfied by the Appellant. 

 (5) The criteria required pursuant to Section 30-473(d)(2) of the Village Code (has / 

has not) been satisfied by the Appellant. 

 (6) The criteria required pursuant to Section 30-473(d)(3) of the Village Code (has / 

has not) been satisfied by the Appellant. 

  (7)  The granting of the appeal (is / is not) supported by the facts and documents 

presented. 

Section 3. Conclusions of Law. 
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 Based upon the above Findings of Fact, the Village Council does hereby make the 

following Conclusions of Law: 

 (1) The Appeal has been processed in accordance with the Village’s Comprehensive 

Plan and Land Development Regulations, including Section 30-281 of the Village Code; and 

 (2) In rendering its decision, as reflected in this Resolution, the Village Council has: 

  (a) Accorded procedural due process; and 

  (b) Observed the essential requirements of the law; and 

  (c) Supported its decision by competent substantial evidence of record; and 

 (3) In accordance with Sections 30-281(d), (e) and (f) of the Village Code, the 

Administrative Appeal submitted by the Appellant is hereby [DENIED/GRANTED]. 

Section 4. Effective Date. 

 This Resolution shall not take effect until after thirty (30) days following the date it is filed 

with the Village Clerk, during which time the Request herein shall be subject to appeal as provided 

in the Village Code. 

Remainder of the page intentionally left blank. 
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Motion to adopt by   , second by    .  

FINAL VOTE AT ADOPTION  
VILLAGE COUNCIL OF ISLAMORADA, VILLAGE OF ISLANDS: 
  

Mayor Sharon Mahoney  ___ 

Vice Mayor Don Horton  ___ 

Councilmember Deb Gillis  ___ 

Councilmember Steve Friedman ___ 

Councilmember Anna Richards ___ 
 
PASSED AND ADOPTED THIS 13th DAY OF NOVEMBER 2025. 
 
 

         
      SHARON MAHONEY, MAYOR 

 
 

ATTEST: 
 
 
 
 _______________________________________________   
MARNE MCGRATH, VILLAGE CLERK 
 
 
APPROVED AS TO FORM AND LEGALITY FOR THE 
USE AND BENEFIT OF ISLAMORADA, VILLAGE OF 
ISLANDS ONLY 
 
 
 
 
 _______________________________________________   
JOHN J. QUICK, VILLAGE ATTORNEY 
 
This Resolution was filed in the Office of the Village Clerk of this ____ day of __________, 2025. 
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EXHIBIT “A” 
(LEGAL DESCRIPTION) 

 
Parcel ID: 00097710-000000 
A TRACT OF LAND ON LOWER MATECUMBE KEY, MONROE COUNTY, FLORIDA, BEING A PART OF 
GOVERNMENT LOT 1 IN SECTION 29 AND PART OF GOVERNMENT LOTS 3 AND 4 IN SECTION 20, 
ALL IN TOWNSHIP 64 SOUTH, RANGE 36 EAST AND MORE PARTICULARLY DESCRIBED AS 
FOLLOWS:  
 
BEING AT AN IRON PIPE WHICH IS ON THE CENTERLINE OF THE OVERSEAS HIGHWAY (FORMERLY 
THE CENTERLINE OF THE FLORIDA EAST COAST RAILWAY) AND WHICH IS 20 FEET 
NORTHEASTERLY FROM THE NORTHEASTERLY WALL OF THE FORMER LOCATION OF THE TOLL 
HOUSE ON THE LOWER END OF LOWER MATECUMBE KEY, AND WHICH IS ALSO ON THE 
NORTHEASTERLY BOUNDARY OF THE PROPERTY OF THE FORMER OVERSEAS ROAD AND TOLL 
BRIDGE DISTRICT: THENCE NORTHEASTERLY ON THE SAID CENTERLINE OF THE OVERSEAS 
HIGHWAY (FORMERLY THE CETNERLINE OF THE FLORIDA EAST COAST RAILWAY) A DISTANCE OF 
625.0 FEET; THENCE NORTHWESTERLY AT RIGHT ANGLES TO SAID CENTERLINE, A DISTANCE OF 
100 FEET TO THE MOST SOUTHERLY END OF TOLL GATE BOULEVARD AS SHOWN ON PLAT OF 
TOLL GATE SHORES (PLAT BOOK 4, PAGE 39) MONROE COUNTY PUBLIC RECORDS, THENCE 
CONTINUE NORTHWESTERLY ON LAST DESCRIBING COURSE AND ALONG THE SOUTHWESTERLY 
SIDE OF TOLL GATE BOULEVARD, A DISTANCE OF 410.0 FEET; THENCE SOUTHWESTERLY AT RIGHT 
ANGLES TO LAST DESCRIBED COURSE, PARALLEL WITH SAID CENTERLINE OF OVERSEAS 
HIGHWAY AND ALONG THE SOUTHEASTERLY SIDE OF SAID TOLL GATE SHORES SUBDIVISION, A 
DISTANCE OF 550 FEET, MORE OR LESS TO THE MEAN HIGH TIDE LINE ON THE SHORE OF 
MATECUMBE HARBOR IN FLORIDA BAY; THENCE EASTERLY AND SOUTHERLY MEANDERING SAID 
MEAN HIGH TIDE LINE TO A POINT OF INTERSECTION WITH A LINE WHICH IS 200 FEET 
NORTHWESTERLY FROM (MEASURED AT RIGHT ANGLES TO) AND PARALLEL WITH THE SAID 
CENTERLINE OF THE OVERSEAS HIGHWAY; THENCE SOUTHWESTERLY ON SAID LINE WHICH IS 
200 FEET NORTHWESTERLY FROM AND PARALLEL WITH THE CENTERLINE OF THE OVERSEAS 
HIGHWAY, TO A POINT OF INTERSECTION WITH A LINE EXTENDING NORTHWESTERLY FROM THE 
POINT OF BEGINNING AND WHICH IS AT RIGHT ANGLES TO THE SAID CENTERLINE OF THE 
OVERSEAS HIGHWAY: THENCE SOUTHEASTERLY ON LAST DESCRIBED LINE, A DISTANCE OF 200.0 
FEET TO THE POINT OF BEGINNING; EXCEPTING HOWEVER FROM THE ABOVE DESCRIBED 
PROPERTY THE SOUTHEASTERLY 100.0 FEET THEREOF, WHICH IS WITHIN THE RIGHT OF WAY OF 
THE OVERSEAS HIGHWAY.  
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Islamorada, 
Village of Islands 
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Office 305-664- -664-  

Sent via e-mail: Keith.Douglass@scouting.org
 
 
June 1, 2018 
 
 
Boy Scouts of America  Florida Sea Base 
c/o Keith Douglass 
P.O. Box 1906 
Islamorada, FL 33036 
 
 
Project: Pre-Application Conference (PC-17-07) Summary 
Location: 73800 Overseas Highway, Lower Matecumbe Key, Islamorada, FL 33036 
Parcel RE#: 00097710-000000 
 
 
Dear Mr. Douglass, 
 
Thank you for your Application for a Pre-

of the meeting held on Wednesday, February 1, 2017 that you attended along with Mike Johnson, General 
Manager; L. Steven Hurley, Engineer; Triliya Abrams, Planner; and Senior Planner Karl Bursa, AICP, 
CFM. The purpose of the Pre-Application Conference is to familiarize the applicant with the applicable 
provisions of Chapter 30, Land Development Regulations (LDRs) 

), and the processes required to permit the proposed 
development. 
 
Property Background: 
The subject proper  73800 Overseas Highway, Lower Matecumbe Key with 
Real Estate Number 00097710-000000 and is within the Public and Semi-Public Services (PS) Zoning 
District and the Public and Semi-Public Services (PS) Future Land Use Map category. According to the 

6.3 acres of land area and is developed with
commercial, non-commercial (residential), and accessory use structures. 
  
Proposed Development: 
The questions posed in the application and voiced during the meeting relate to the available commercial
(nonresidential) and residential square footage for future re-development / construction needs.   
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Analysis: 
Based upon the information provided by the Applicant, research completed by Staff and the provisions of 
the LDRs in effect at the time of the Application, this summary shall serve as a description of, in general, 
what provisions of the LDRs apply to the dwelling unit determination, what will be required for the 
determination, and the required submittals. The following provides a written response to the questions 
submitted in the application and those posed at the meeting. 
 
1. What is the current state of our square footage of our permanent structures versus the required 

open space at our 73800 Overseas Highway (OSH) facility? 
 
The current square footage on the property cannot be confirmed as the provided survey completed by 
Hal Thomas  Professional Land Surveying on February 24, 2000 has been manually altered through 
submitted permits.  
 
Code Section 30-1614 outlines habitat classifications, the property is classified as Disturbed, meaning 
that 20% of the property shall remain as Open Space. Open Space is that portion of any parcel that is 
required to be maintained such that the area within its boundaries is open and unobstructed from the 
ground to the sky.  Open Space areas shall be designated and treated in such a manner as to maintain 
their integrity wheatear their primary purpose is to serve as natural wildlife habitat or as cultivated, 
landscaped space [Ref. Code Section 30-32].  
 

2. Would unifying the new parcels along US Highway 1 in Safety Harbor subdivision increase our 
allowable square footage for permanent structures for our 73800 OSH portion of our campus?
 
No, unifying the lots along Overseas Highway in the Safety Harbor subdivision would not increase 
the maximum permitted square footage on the Property at 73800 Overseas Highway as the parcels are 
zoned differently and currently meet the maximum density per lot. The Safety Harbor parcels are 
zoned Residential Single-family (R1). The maximum density in the R1 Zoning District is one dwelling 
unit per lot. Furthermore, pursuant to Code Section 30-684(b), the permitted uses are: 
 

(1) Single-family detached dwelling unit; 
(2) Multifamily attached affordable housing of up to four units on lots fronting U.S. 1; 
(3) Where an "M" sub-district designator is indicated, only dwelling units of masonry 

construction; and 
(4) Accessory uses and structures, excluding guesthouses.  

 
As a result, the R1 zoning district does not allow for non-residential floor area. 

 
3. Would any future upgrades of less than 50% of the current market value to existing buildings 

-  
 
Pursuant to Islamorada Code of Ordinances, Chapter 30, Article V, Division 3  Nonconformities: 
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Nonconforming structure means any structure (other than a sign) lawfully existing on the effective 
date of the regulations in this chapter (or of any amendment which renders such structure 
nonconforming), which does not comply with restrictions on lot area, lot coverage, height, setbacks, 
location on the lot, or any such requirements of this chapter as they may be amended (other than use 
regulations).  
 
Substantial improvement means any repair, reconstruction, rehabilitation, addition, or improvement 
of a structure, the cost of which equals or exceeds 50 percent of the market value of the structure 
before the "start of construction" of the improvement. This term includes structures that have incurred 
"substantial damage," regardless of the actual repair work performed. This term does not, however, 
include either:  
 

(a) Any project for improvement of a structure to correct existing violations of state or 
village health, sanitary, or safety code specifications which have been identified by the 
village code official and which are the minimum necessary to assure safe living 
conditions; or  

(b) Any alteration of a "historic structure", provided that the alteration will not preclude 
the structure's continued designation as a "historic structure."  
 

Any future upgrades or redevelopment of a nonconforming structure would be required to comply 
with Code Section 30-739  Nonconforming Structure that states:   
   

Any nonconforming structure (or portion thereof) in the Village may be continued so long 
as it remains otherwise lawful, provided it meets all of the following requirements:  
 
(1) Enlargement or extensions to nonconforming structures shall be allowed, provided that:  

a. The improvement complies with chapter 6, article III, Floodplain Management 
Standards;  
b. A nonconforming use is not located in the nonconforming structure; and  
c. The nonconformity is not further increased.  

(2) Should such structure be moved for any reason for any distance whatever, other than 
as a result of governmental action, it shall thereafter conform to the regulations for the 
zoning district in which it is located after it is moved.  

(3) Notwithstanding subsections (1) and (2) of this section, enlargements or alterations to 
a nonconforming historic structure listed in the National Register of Historic Places or 
the Florida Inventory of Historic Places shall be permitted provided that a certificate of 
appropriateness for the enlargement or alteration has been obtained as required by this 
chapter. 

(4) Substantially damaged or destroyed nonconforming structures may be reconstructed 
within the pre-destruction footprint provided that:  

a. Compliance with all required setbacks would result in a structure with a lesser 
floor area than the pre-destruction structure of reasonable configuration, as 
determined by the director of planning and development services;  
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b. There is proof that the reconstruction will not cause negative impacts on 
environmental resources; and  
c. Provided that the structure complies with chapter 6, article III, Floodplain 
Management Standards.  

(5) Damage or destruction of nonconforming structures in the Commercial Fishing (CF) 
or Marine Use (MR) zoning districts: Nonconforming structures in which commercial 
fishing or water dependent uses have been in continuous operation since December 6, 
2001, may be rebuilt even if 100% destroyed, provided that they are rebuilt in the same 
building footprint and the pre-existing commercial fishing or water dependent use is 
reestablished, and provided that the structure complies with chapter 6, article III, 
Floodplain Management Standards. A determination as to the continuity of the use shall 
be at the sole discretion of the director of planning and development services.  
 

4. What is our approximate current amount of residential and commercial square footage? 
 
The current square footage on the Property cannot be confirmed based on the provided survey 
completed by Hal Thomas  Professional Land Surveying dated February 24, 2000 as it has been 
manually altered through submitted and approved building permits and does not reflect current site 
conditions.  
 
The following submitted permits to the Village do confirm the approximate existing conditions: 
 
Residential 

 Approximately 2,761 sq. ft. of residential use 
o Permit #C-10881.  Conversion of 10-unit motel into 10-unit Staff/Faculty Quarters.
o Survey date July 28, 1980 of Guest Quarters / Staff Quarters 

 Approximately 8,526 sq. ft. of residential use 
o Permit Number INC200801658 renovation of Almirante and San Francisco dormitories

 2 residential-institutional dwelling units. 
o Permit Number INC200801886 renovation of San Pedro and El Capitan dormitories -

2 residential-institutional dwelling units. 
 Approximately 2,453 sq. ft. of residential use (1 dwelling unit) 

o Permit Number PRBLD201602281 construction of Director  Residence 
 A total of 1 market-rate residential dwelling unit and 14 residential-institutional dwelling units

exist on the Property  

Nonresidential 
 Approximately 1,440 sq. ft. of non-residential use  

o Permit Number INC201300803 renovation of Commercial Store 
o Deemed as 1,440 sq. ft. of nonresidential floor area 

 Approximately 3,120 sq. ft. of non-residential use 
o Permit Number INC201200603 renovation of Commercial Kitchen 
o Deemed as 3,120 sq. ft. of nonresidential floor area 
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 Approximately 920 sq. ft. of non-residential use 
o Permit Number 2007258 renovation of Program Building 

 A total of approximately 5,480 sq. ft. of nonresidential floor area 
 

Accessory 
There are additional structures on the Property that contain nonresidential uses, but do not meet the 
definition of nonresidential floor area nor did these areas receive an allocation of square footage from 
the Building Permit Allocation System (BPAS): 

 Approximately 7,194 sq. ft. of accessory non-residential use 
o Permit Number COB201200543 construction of Pool Area/Building 

 Approximately 480 sq. ft. of non-residential use 
o Permit Number BRE201000079 construction of Garage 

 
Pursuant to Code Section 30-32 and Ordinance 15-04, nonresidential floor area means the sum of the 
gross floor area for nonresidential structures, and all covered, unenclosed areas used for commercial 
activities including outdoor seating areas, except for walkways, stairways, entryways, parking and 
loading areas or drive-through canopies. Outdoor storage and display areas, temporary uses, temporary 
structures, and space occupied by transient residential and institutional-residential principal uses are 
not nonresidential floor area. Additionally, boat barns legally existing prior to January 1, 2008, shall 
be considered nonresidential floor area, while those limited to 14,000 square feet and approved after 
January 1, 2008, shall not be considered nonresidential floor area. Additionally, package sewage 
treatment facilities that are legally existing prior to September 1, 2015 shall be considered 
nonresidential floor area. Package sewage treatment facilities that are permitted after September 1, 
2015 shall not be considered nonresidential floor area.  
 
Do note that an updated and current survey would be required to accurately determine the existing 
conditions of the entire Property.  
 

5. 
building increase our allowable residential or commercial square footage? 
 
Neither the submitted building permit applications nor the provided sketched drawings for the 
approved demolitions indicated the total square footage to be demolished. Furthermore, the structures 
demolished pursuant to Building Permit BLD201500160 would not count as nonresidential floor area 
as these are considered accessory uses and structures1.  
 
Based on the Public and Semi-Public Services (PS) zoning district a total building size for the parcel 
of land can be determined.  
 

                                                 
1  
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Pursuant to Code Section 30-701(e), Public and Semi-Public Services (PS) site development 
standards: 
 

 Public and Semi-Public Services Floor Area Ratio (FAR) = 0.25 
 Public and Semi-Public Services Density = 1 DU/Lot or up to 12 DU/Acre for residential-

institutional uses (3,630 sq. ft. of land per dwelling unit) 
 

 Existing Conditions: 
Real Estate Number: 00097710-000000 
Land = 6.3 acres or 274,428 sq. ft.  
 Residential:    

 1 dwelling unit per lot (60 x 100 = 6,000 SF; Lot 4, Block 7) 
 14 residential-institutional units (3,630 x 14 units = 50,820 sq. ft.) 
 6,000 + 50,820 = 56,820 sq. ft. of land required for existing residential dwelling 

units 
 274,428  56,820 = 217,608 sq. ft. of remaining land area not utilized for 

residential dwelling units 
 

Nonresidential:   
 217,608 sq. ft. of remaining land area after deduction of residential units 
 Current nonresidential floor area utilizes 21,290 sq. ft. of land area. 
 217,608 sq ft. of remaining land area x maximum allowable FAR of 0.25 = 

54,402 sq. ft. of remaining land area for nonresidential use. 
 54,402 sq. ft. of remaining land area after deduction of residential units  21,290 

sq. ft. of land area deducted for nonresidential floor area = 33,112 sq. ft. of 
remaining land area for nonresidential use. 

 
As a result, there is land available left to support future development; do note that an 
updated survey would be required to accurately determine the existing conditions.  

 
Conclusion: 
This pre-application letter is based solely upon the information provided by the applicant and is only 
intended to familiarize the applicant with the provisions of the land development regulations currently in 
effect that may be applicable to the development project proposed by the applicant. The information 
provided herein is subject to change based upon the adoption of new policies or regulations, the repeal of 
existing policies or regulations, submission of additional information, or a determination that 
incomplete/inaccurate information or misstatements of fact were provided by the applicant. This letter is 
not a development approval, order or permit, and nothing contained herein shall be construed or 
interpreted as conveying, conferring, granting or denying any building, development or vested rights. This 
is not an administrative decision or interpretation regarding the provisions of the comprehensive plan or 
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land development regulations. A final decision or interpretation of the applicable policies and regulations 
cannot be made until the applicant submits a complete development application for review. 
 
If you have any further questions or need additional clarification, please feel free to contact Kyle Dost, 
Planner, at planningdirector@islamorada.fl.us or 305-664-6424. 
 
 
Sincerely,  
 
Karl W. Bursa, AICP, CFM 
Senior Planner 
  
Cc:  File 
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