
 

Council  
Communication 

 
    
To: Mayor and Village Council 
From: Jennifer DeBoisbriand , Planning Director  
Date: November 13, 2025  
SUBJECT: Ordinance to Amend Policy 3.2.1.2: Specific Standards and 

Requirements for Workforce - Affordable Housing of the Islamorada 
Comprehensive Plan  - Second Reading 

     
Background: 
The Village has specific criteria for the construction of the "affordable early-evacuation" 
allocation pool.  This criteria was established when the 300 early evacuation allocations were 
given to the Village.  One of the criteria is that the units "shall not be placed in the V-zone or 
within the Coastal Barrier Resource System". 
  
Analysis: 
Given the standards of construction in Islamorada, it was asked that we consider the removal 
of this restriction.  The Local Planning Agency reviewed this amendment at its meeting on 
April 14, 2025.  It was recommended for adoption unanimously. 
 
The Village Council approved this amendment on first reading on June 12, 2025. 
 
This amendment was rendered to the Florida Department of Commerce after first 
reading.  The Village received an Objections, Recommendations and Comments Report dated 
August 12, 2025.  I have attached that for your review.  I have also attached what will be staff's 
response when we render after second reading if the amendment is approved.  
  
Budget Impact: 
None  
 
Staff Impact: 
None  
  
Recommendation: 
Planning Staff recommends approval of this ordinance.  
   
Attachments: 1. VIL ISLAMORADA 25-02ACSC (P) 

2. Village Transmittal Response to ORC AH VZone 
3. 2007 Workforce Housing Study Islamorada 
4. CBRS map 
5. V Zone Comp Plan Ord with 1st Vote 



 



































ISLAMORADA, VILLAGE OF ISLANDS 
PLANNING AND DEVELOPMENT SERVICES DEPARTMENT 
86800 Overseas Highway • Islamorada, Florida 33036 • www.islamorada.fl.us 

 
 

November __, 2025 

Plan Review and Processing Administrator 
Florida Department of Commerce 

 
Uploaded to Portal 

 
Subject: Response to Objection Raised in Compliance Review of Proposed Ordinance 25-
XX Amending Policy 3-2.12: Specific Standards and Requirements for Workforce 
Affordable Housing 

 
Pursuant to Chapter 163, Part II, Florida Statutes, the Islamorada, Village of Islands Planning 
and Development Services Department, acting with the Florida Keys Area of Critical State 
Concern, hereby responds to the August 12, 2025, Objection and requests the Florida 
Department of Commerce review the proposed revisions to the original amendment. The 
proposed revision is subject to the State Coordinated Review process pursuant to Section 
163.3184(4), Florida Statutes. 

 
Summary of proposed revisions.  Provide data and analysis related to affordable housing need 
and eliminate the proposed revision to the Coastal Barrier Resource System (“CBRS”) to ensure 
internal consistency within the Goals, Objectives, and Policies of the Islamorada Comprehensive 
Plan.   

 
Objection 1:  Internal Inconsistency and Lack of Data and Analysis. 
 
The proposed amendment does not include relevant and necessary data and analysis as required 
by section 163.3177(1)(f), Florida Statutes (F.5). The proposed amendment fails to support the 
policy change or to evaluate the impact on workforce-affordable housing development in high-
risk flood areas. Additionally, the Village's proposed amendment is not consistent with several 
objectives and policies in the existing Comprehensive Plan, that aim to direct development away 
from velocity zones and the Coastal High Hazard Area (CHHA). 
 
Section 163.3177(1)(f), F.S., requires that all elements and amendments to the comprehensive plan 
be based upon relevant and appropriate data and an analysis by the local government. 
Furthermore, no analysis has been provided to evaluate the proposed amendment's consistency 
with the Coastal Management Element, as required by sections 163.3177(2) and 163.3177(6)(g) F.S. 
Coordination among these elements is essential, particularly when modifying policies related to 
land use and affordable housing in hazard-prone areas. 
 

http://www.islamorada.fl.us/


Statutory Authority: Sections 163.3177(1)(f), 163.3177(2), 163.3177(6)(a)2., 163.3177(6), 
163.3177(6)(f), 163.3177(6)(g), 163.3178, and 163.3184(4). 
 
Recommendation The Village of lslamorada must revise the amendment to provide relevant and 
appropriate data and analysis to evaluate the impacts of allowing Workforce-Affordable Housing 
allocations in V-Zones and the Coastal Barrier Resource System (CBRS). The Village must also 
ensure the amendment is consistent with all elements of the Comprehensive Plan. 
 
In responding to this objection, the Village of lslamorada should consider the provisions under 
Chapter 2025-190, Laws of Florida (L.O.F.), which was approved on June 26, 2025, and applies 
retroactively to August 1, 2024. The Village should ensure that adopted amendment is not more 
restrictive or burdensome. 
 
Background Information. 
 
Section 380.0552, F.S., the Florida Keys Area protection and designation as area of critical state 
concern, establishes the intent to “ensure that the population of the Florida Keys can be safely 
evacuated,” [380.0552(2)(j), F.S.] and requires that amendments to each local government’s 
comprehensive plan to include “goals, objectives, and policies to protect public safety and welfare 
in the event of a natural disaster by maintaining a hurricane evacuation clearance time for 
permanent residents of no more than 24 hours. The hurricane evacuation clearance time shall be 
determined by a hurricane evacuation study conducted in accordance with a professionally 
accepted methodology and approved by the state land planning agency” [380.0552(9)(a)2, F.S.].  
To accomplish the hurricane evacuation requirements by the State, the County adopted a Permit 
Allocation System known as the Rate of Growth Ordinance (ROGO). When Islamorada 
incorporated on December 31, 1997, the units allocated to the Village became the BPAS 
ordinance. 
 
The BPAS ordinance was implemented to provide for the safety of residents in the event of a 
hurricane evacuation and to protect the significant natural resources of Islamorada, as required by 
the State of Florida.   In 2012, pursuant to Rule 28-20.140, F.A.C., the Department of Economic 
Opportunity (DEO) completed the hurricane evacuation clearance time modeling task and found 
that with 10 years’ worth of building permits, the Florida Keys would be at a 24-hour evacuation 
clearance. Based upon the resulting 24-hour evacuation clearance, DEO determined the remaining 
allocations for the Florida Keys (3,550 additional permits countywide).  March 2013, the Governor 
and Cabinet, sitting as the State Administration Commission, approved the recommendation to 
allocate 10 years’ worth of growth to the Florida Keys. 
 
On May 2, 2018, Governor Rick Scott issued a press release outlining an initiative to the Florida 
Department of Economic Opportunity (“DEO”) for a Keys Workforce Housing Initiative.  The 
proposed initiative would allow 1,300 additional Rate of Growth Ordinance (ROGO) allocations 
throughout the Florida Keys (ROGOs or Building Permit Allocation Systems) for rental workforce 
housing, with a condition that the rental occupants evacuate in the early phase (48-hour window) 
of a hurricane evacuation. Any development receiving the units would be required to sign a rental 



management agreement indicating they would be required to assure the evacuation of all 
occupants of the development. Under the initiative, each jurisdiction would be eligible to receive 
up to 300 of these units. The press release specifically stated, “To meet the increased demand for 
workforce housing, the innovative Keys Workforce Housing Initiative 1 will require new 
construction that participates to commit to evacuating renters in the 48-hour window of 
evacuation.” 
 
On June 13, 2018, the Florida Administration Commission approved the Workforce Housing 
Initiative.  Florida Keys’ local governments that choose to participate in the initiative are to work 
with DEO to amend their respective comprehensive plans to allow for additional building permits 
for rental workforce housing with the condition of early evacuation.  DEO provided staff with 
preliminary draft language based on the minimum requirements established in the initiative to use 
as a starting point when drafting proposed language (Exhibit 2). The DEO issued the graphic below 
demonstrating the 2012 Hurricane Evacuation model results that indicated there were still 6.5 
hours of additional road capacity in Phase 1 of the hurricane evacuation model. 
In support of the Housing Initiative at the June 13, 2018 Cabinet meeting, DEO staff made a 
presentation stating that the Phase I evacuation (under the existing staged evacuation plan) can 
be accomplished in 17.5 hours, leaving additional capacity of 6.5 hours in Phase I. DEO concluded 
that the Housing Initiative “will not interfere with the 24-hour evacuation model and satisfies the 
statutory mandate to provide affordable housing.” 
 
On May 2, 2018, Governor Rick Scott issued a press release outlining an initiative to the Florida 
Department of Economic Opportunity (“DEO”) for a Keys Workforce Housing Initiative. The 
proposed initiative would allow 1,300 additional Rate of Growth Ordinance (ROGO) allocations 
throughout the Florida Keys (ROGOs or Building Permit Allocation Systems). 
 
On June 13, 2018, the Florida Administration Commission approved the Workforce Housing 
Initiative.  Florida Keys’ local governments that choose to participate in the initiative will work with 
DEO to amend their respective comprehensive plans to allow for additional building permits for 
rental workforce housing with the condition of early evacuation. 
 
Response.     
 

1. The need for affordable housing and supporting data and analysis.  The proposed 
amendment would provide new opportunities for the utilization of the Village’s remaining early 
evacuation permit allocations by removing the prohibition of building affordable housing in 
velocity zones.  This modification will result in the potential development of new workforce 
affordable units with various income limits which continues to be an 
identified need for the community.  There is currently a limited number of suitable lots for 
affordable housing.  See CHHA maps attached (Exhibit 3). 
 
One of the most challenging issues that face Islamorada is the lack of affordable/workforce 
housing. This problem is due to the quadruple impact of high land values, land limited by 
geographic and environmental features, a tourism economy with a prevalence of lower-paying, 



service-sector employment, and a housing supply limited by the controlled Rate of Growth 
Ordinance (ROGO) or Building Permit Allocation System (BPAS) in Islamorada.  The proposed 
amendment is an attempt to strike a “balance” between discouraging population density in coastal 
high hazard areas while identifying scarified lot inventory suitable for affordable housing projects.  
Both goals are recognized within the Village Comprehensive Plan and neither goal is identified as 
greater than the other.   
 
The Village of Islamorada Comprehensive Plan has consistently found a need for affordable 
housing and this need is acknowledge in Policy 3-1.1.4: Recognize The Deficiency Of Workforce 
Housing Within The Village.  Islamorada has conducted a comprehensive report on Workforce 
Housing needs, authored by Freilich, Leitner and Carlisle entitled "Workforce Housing Study" (June 
23, 2004). The report's conclusions include an existing deficiency of three hundred fifty-six (356) 
units for the resident workforce, an existing deficiency of seven hundred ninety-four (794) units for 
non-resident workforce, and, by the year 2020, a projected total workforce housing need of 1,192 
units. Islamorada shall continue to monitor changes to workforce housing needs and the 
availability of new data which might help to better refine these figures and analyze such data as it 
becomes available. 
 
In September of 2007 a second affordable housing study, which is attached to this letter, was 
conducted which assessed the continuing need for affordable housing within the Village of 
Islamorada.   The 2007 study constitutes data and analysis to support the requested amendment 
and supported the assessment of the first study.  Exhibit 1. The Village has been unable to achieve 
the desired goal of 1,192 affordable housing units as described in Policy 3-1.1.4.  Currently, there 
are less than 100 apartment style living units within the Village.  There are some affordable deed 
restricted single-family homes but, in many cases, the original 20-year affordable deed restriction 
is running out and these will become market rate once the deed restriction falls off.    
 
At present, there is one 42-unit affordable housing project under planning review (“Hooley 
Affordable Project”). This project underlines the issues related to trying to identify and build 
affordable housing while discouraging development of residential units within the Coastal High 
Hazard Area.  This project is proposed for the vacant lot just south of Fisher Inn (Parcel 
#00094080-000000) Islamorada Windley Key. The affordable development is unable to move 
forward without this amendment as revised because it is in a “V” zone.  The “V” zone building 
restriction only applies to the “300 early out” allocations within the Village.  No other building 
classification is subject to the “V” zone restriction. The Hooley Affordable Project originally sought 
approval under the “Live Local Act” – which is not subject to the “V” zone building limitations; 
however, the Village determined that less than 20% of property within the Village is designated 
commercial and industrial, thus no property within the Village qualifies for affordable allocations 
through “Live Local”.  Accordingly, the only remaining affordable allocations within the Village are 
the 300 early out units.   The property and the other potentially available properties are consistent 
with the legislative intent Section 380.0552 by providing affordable housing in close proximity to 
places of employment in the Florida Keys, (Sec. 380.0552(2)(d)) and using scarified property versus 
property with upland resources it implements the Principles for Guiding Development, specifically: 
Sec. 380.0552(7)(c) Protecting upland resources, tropical biological communities, freshwater 

https://islamorada.municipalcodeonline.com/book?type=plan#name=Policy_3-1.1.4:_Recognize_The_Deficiency_Of_Workforce_Housing_Within_The_Village
https://islamorada.municipalcodeonline.com/book?type=plan#name=Policy_3-1.1.4:_Recognize_The_Deficiency_Of_Workforce_Housing_Within_The_Village


wetlands, native tropical vegetation (for example, hardwood hammocks and pinelands), dune 
ridges and beaches, wildlife, and their habitat.  
   
2. Retain the prohibition against development within the CBRS.  The Coastal Barrier  
Resources Act (CBRA) of 1982 designated moderately undeveloped coastal barriers along the 
Atlantic and Gulf coasts as part of the John H. Chafee Coastal Barrier Resources System (CBRS) and 
made these areas ineligible for most new Federal expenditures and financial assistance. The 
Coastal Barrier Improvement Act (CBIA) of 1990 reauthorized the CBRA and expanded the CBRS to 
include undeveloped coastal barriers along the Florida Keys, Great Lakes, Puerto Rico, and U.S. 
Virgin Islands.  There is a total of 592 system units, encompassing approximately 1.4 million acres 
of land and associated aquatic habitat. The system units are generally comprised of private lands 
that were relatively undeveloped at the time of their designation within the CBRS. The boundaries 
of these units are generally intended to follow geomorphic, development, or cultural features. 
The law encourages the conservation of hurricane-prone, biologically rich coastal barriers by 
restricting Federal expenditures that encourage development. HUD financial assistance may not be 
used for most activities in CBRS units.   
 
Removing the proposed change to the CBRS is consistent with the comprehensive plan which 
permits development in the coastal high hazard areas but seeks to direct population 
concentrations away from the velocity zones.  Policy 5-1.9.1: Restrict Development In Coastal High 
Hazard Areas.  Islamorada, Village of Islands shall continue to allow development within the CHHA. 
However, the Village shall direct population concentrations, including non-residential 
development away from the areas designated as high velocity storm surge area. Residential 
development and/or redevelopment in the CHHA shall not exceed the residential densities as 
adopted under Policy 1-2.1.4 for that property.  Policy 5-1.9.2: The CHHA Shall Include FEMA 
Velocity Zones.  Coastal High Hazard Areas shall include those areas within the Federal Emergency 
Management Agency designated V (velocity) zones and those areas which are seaward of the 
coastal construction control line. 
 
The 300 Early Out allocations require evacuation of the Florida Keys in conjunction with the 
evacuation of tourists.  This mandatory evacuation element is consistent with balancing the need 
for affordable housing with the discouragement of population density within the velocity zone 
areas because the evacuation time has been increased from 24-hours to 48-hours.  The proposed 
revised amendment only affects four properties.  See Ex.2.     
 
Thank you in advance for your timely review of these materials. Should you have any questions 
about the proposed amendment, please do not hesitate to contact me at (305)664-6440 or email 
to Jennifer.deboisbriand@islamorada.fl.us.   
 
Sincerely, 
 
 
Jennifer DeBoisbriand 
Planning Director

https://islamorada.municipalcodeonline.com/book?type=plan#name=Policy_5-1.9.1:_Restrict_Development_In_Coastal_High_Hazard_Areas
https://islamorada.municipalcodeonline.com/book?type=plan#name=Policy_5-1.9.1:_Restrict_Development_In_Coastal_High_Hazard_Areas
https://islamorada.municipalcodeonline.com/book?type=plan#name=Policy_5-1.9.2:_The_CHHA_Shall_Include_FEMA_Velocity_Zones
https://islamorada.municipalcodeonline.com/book?type=plan#name=Policy_5-1.9.2:_The_CHHA_Shall_Include_FEMA_Velocity_Zones
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ORDINANCE NO. 25-   
 

AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, AMENDING POLICY 3-2.12: SPECIFIC 
STANDARDS AND REQUIREMENTS FOR WORKFORCE- 
AFFORDABLE HOUSING; PROVIDING FOR THE 
TRANSMITTAL OF THIS ORDINANCE TO THE STATE 
DEPARTMENT OF COMMERCE; PROVIDING FOR 
SEVERABILITY; AND PROVIDING FOR AN EFFECTIVE DATE 
UPON APPROVAL OF THIS ORDINANCE BY THE STATE 
DEPARTMENT OF COMMERCE. 

WHEREAS, pursuant to Chapter 163, Part II, Florida Statutes, on December 6, 2001, 

Islamorada, Village of Islands, Florida (the “Village”) adopted the Village Comprehensive 

Plan (the “Comprehensive Plan”); and 

WHEREAS, Section 163.3191, Florida Statutes, directs local governments to 

periodically assess the status of the adopted comprehensive plan in adequately 

addressing changing conditions; and 

WHEREAS, the Village desires to facilitate the development of Workforce- 

Affordable Housing; and 

WHEREAS, the Village Council desires to amend the Comprehensive Plan in order 

to revise the standards and requirements for Workforce-Affordable Housing within the 

Village (“Amendment”); and 

WHEREAS, the Village has conducted duly noticed public hearings for the 

Comprehensive Plan Amendment pursuant to Section 163.3184(11), Florida Statutes; and 

WHEREAS, pursuant to Section 163.3174, Florida Statutes and Sections 30-101 of 
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the Village Code, the Local Planning Agency publicly considered this Ordinance 

during a duly noticed public hearing; and 

WHEREAS, the provisions of this Ordinance are consistent with the Village 

Comprehensive Plan and the Principles for Guiding Development in the Florida Keys Area 

of Critical State Concern; and 

WHEREAS this Ordinance is enacted to conduct the purpose and intent of, and 

exercise the authority set out in, the Community Planning Act; and 

WHEREAS the Village Council finds that this Ordinance is in the best interest and welfare 

of the residents of the Town. 

NOW, THEREFORE, BE IT ORDAINED BY THE VILLAGE COUNCIL OF 

ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA AS FOLLOWS:1 

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

herein by this reference. 

Section 2. Comprehensive Plan Amendments Adopted. The Village Council 

hereby adopts the amendments to the Comprehensive Plan attached hereto as Exhibit 

“A.” 

Section 3. Transmittal. Pursuant to Sections 163.3184, Florida Statutes, the 

Village Clerk is authorized to forward a copy of this Ordinance to the State Department 

of Commerce. 

 

1 Coding: Strikethrough words are deletions to the existing words. Underlined words are additions to the existing words. Changes 
between first and second reading are indicated with highlighted double strikethrough and double underline. 
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Section 4. Severability. The provisions of this Ordinance are declared to be 

severable and if any section, sentence, clause of phrase of this Ordinance shall for any 

reason be held to be invalid or unconstitutional, such decision shall not affect the validity 

of the remaining sections, sentences, clauses, and phrases of this Ordinance but they shall 

remain in effect, it being the legislative intent that this Ordinance shall stand withstand 

the invalidity of any part. 

Section 5. Conflicts. All Sections or parts of Sections of the Code of 
 

Ordinances, all ordinances or parts of ordinances, and all Resolutions, or parts of 

Resolutions, in conflict with this Ordinance are repealed to the extent of such conflict. 

Effective Date.  This Ordinance shall not become effective until a 
 

Notice of Intent has been issued by the State Department of Commerce finding the 

Comprehensive Plan Amendment to be “in compliance” as defined in Section 163.3184(1)(b), 

Florida Statutes. If timely challenged, the Comprehensive Plan Amendment shall not become 

effective until Department of Commerce or the Administration Commission enters a final 

order determining the adopted Comprehensive Plan Amendments to be “in compliance.” 

 
[Remainder of the page intentionally left blank.] 

Section 6. 
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The foregoing Ordinance was offered by Councilwoman Richards, who moved its 

adoption on first reading. This motion was seconded by Vice Mayor Horton, and upon 

being put to a vote, the vote was as follows: 

Mayor Sharon Mahoney YES 
Vice Mayor Don Horton YES 
Councilwoman Deb Gillis YES 
Councilman Steve Friedman YES 
Councilwoman Anna Richards YES 

 
PASSED on first reading this 12th day of June, 2025. 
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The foregoing Ordinance was offered by  , who moved its adoption 

on second reading. This motion was seconded by   , and upon being put to a 

vote, the vote was as follows: 

Mayor Sharon Mahoney 
Vice Mayor Don Horton 
Councilwoman Deb Gillis 
Councilman Steve Friedman 
Councilwoman Anna Richards 

 
PASSED AND ADOPTED on the second reading this  day of  , 2025. 

 
 

 

SHARON MAHONEY, MAYOR 

ATTEST: 
 
 
 

MARNE MCGRATH, VILLAGE CLERK 

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

 
 
 

JOHN J. QUICK, VILLAGE ATTORNEY 
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COMPREHENSIVE PLAN OF ISLAMORADA, FLORIDA 

 
B E F O R E A M E N D M E N T 

 
Policy 3-2.1.2: Specific Standards And Requirements For Workforce-Affordable Housing 

Workforce-affordable housing units built under this program shall: 

1. be duplex, triplex, or multifamily structures; 
2. be rental units; 
3. require, at a minimum, adherence to the latest edition of the Florida Building Code 

as published by the Florida Building Commission; 
4. not be placed in the V-Zone or within the Coastal Barrier Resource Systems; 
5. require on-site property management; 
6. comply with applicable habitat and other locational criteria and densities 

for multifamily affordable housing units; 
7. shall not be placed in any habitat defined as mangroves, saltmarsh & buttonwood, 

tropical hardwood hammock or freshwater wetlands (except for disturbed 
categories); 

8. incorporate sustainable and resilient design principles into the overall site design; 
9. ensure accessibility to employee centers and amenities; 

10. requires a minimum of two dwelling unit allocations per site; 
11. require deed-restrictions ensuring that: 

a. the property remains workforce-affordable housing in perpetuity; 
b. tenants evacuate during the period in which transient units are required 

to evacuate; 
c. rental agreements contain a separate disclosure requiring renters to 

acknowledge that failure to adhere to the evacuation requirement could 
result in severe penalties, including eviction, to the resident; 

d. onsite property managers are formally trained in evacuation procedures. 
 

A F T E R A M E N D M E N T 
 

Policy 3-2.1.2: Specific Standards And Requirements For Workforce-Affordable Housing 

Workforce-affordable housing units built under this program shall: 
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1. be duplex, triplex, or multifamily structures; 
2. be rental units; 
3. require, at a minimum, adherence to the latest edition of the Florida Building Code as 

published by the Florida Building Commission; 
4. not be placed in the V-Zone or within the Coastal Barrier Resource Systems; 
5. require on-site property management; 
6. comply with applicable habitat and other locational criteria and densities for 

multifamily affordable housing units; 
7. shall not be placed in any habitat defined as mangroves, saltmarsh & buttonwood, 

tropical hardwood hammock or freshwater wetlands (except for disturbed 
categories); 

8. incorporate sustainable and resilient design principles into the overall site design; 
9. ensure accessibility to employee centers and amenities; 

10. requires a minimum of two dwelling unit allocations per site; 
11. require deed-restrictions ensuring that: 

a. the property remains workforce-affordable housing in perpetuity; 
b. tenants evacuate during the period in which transient units are required to 

evacuate; 
c. rental agreements contain a separate disclosure requiring renters to 

acknowledge that failure to adhere to the evacuation requirement could result 
in severe penalties, including eviction, to the resident; 

d. onsite property managers are formally trained in evacuation procedures 



 

Council 
Communication 

 
 
 

To: Mayor and Village Council 
From: Jennifer DeBoisbriand , Planning Director 
Date: June 12, 2025 
SUBJECT: Ordinance to Amend Policy 3.2.1.2: Specific Standards and 

Requirements for Workforce - Affordable Housing of the Islamorada 
Comprehensive Plan TAB C 

 
Background: 
The Village has specific criteria for the construction of the "affordable early-evacuation" 
allocation pool. This criteria was established when the 300 early evacuation allocations were 
given to the Village. One of the criteria is that the units "shall not be placed in the V-zone or 
within the Coastal Barrier Resource System". 

 
Analysis: 
Given the standards of construction in Islamorada, it was asked that we consider the removal 
of this restriction. The Local Planning Agency reviewed this amendment at its meeting on 
April 14, 2025. It was recommended for adoption unanimously. 

 
Budget Impact: 
None 

 
Staff Impact: 
None 

 
Recommendation: 
Planning Staff recommends approval of this ordinance. 

 
Attachments: 1. V Zone Comp Plan Ord 
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ORDINANCE NO. 25- ___ 
 

AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 
FLORIDA, AMENDING POLICY 3-2.12:  SPECIFIC 
STANDARDS AND REQUIREMENTS FOR WORKFORCE-
AFFORDABLE HOUSING;  PROVIDING FOR THE 
TRANSMITTAL OF THIS ORDINANCE TO THE STATE 
DEPARTMENT OF COMMERCE; PROVIDING FOR 
SEVERABILITY; AND PROVIDING FOR AN EFFECTIVE DATE 
UPON APPROVAL OF THIS ORDINANCE BY THE STATE 
DEPARTMENT OF COMMERCE. 

 
WHEREAS, pursuant to Chapter 163, Part II, Florida Statutes, on December 6, 2001, 

Islamorada, Village of Islands, Florida (the “Village”) adopted the Village Comprehensive 

Plan (the “Comprehensive Plan”); and 

WHEREAS, Section 163.3191, Florida Statutes, directs local governments to 

periodically assess the status of the adopted comprehensive plan in adequately 

addressing changing conditions; and 

WHEREAS, the Village desires to facilitate the development of Workforce-

Affordable Housing; and 

WHEREAS, the Village Council desires to amend the Comprehensive Plan in order 

to revise the standards and requirements for Workforce-Affordable Housing within the 

Village (“Amendment”); and 

WHEREAS, the Village has conducted duly noticed public hearings for the 

Comprehensive Plan Amendment pursuant to Section 163.3184(11), Florida Statutes; and  

WHEREAS, pursuant to Section 163.3174, Florida Statutes and Sections 30-101 of 
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the Village Code, the Local Planning Agency publicly considered this Ordinance 

during a duly noticed public hearing; and 

WHEREAS, the provisions of this Ordinance are consistent with the Village 

Comprehensive Plan and the Principles for Guiding Development in the Florida Keys Area 

of Critical State Concern; and 

WHEREAS this Ordinance is enacted to conduct the purpose and intent of, and 

exercise the authority set out in, the Community Planning Act; and 

WHEREAS the Village Council finds that this Ordinance is in the best interest and welfare 

of the residents of the Town.  

NOW, THEREFORE, BE IT ORDAINED BY THE VILLAGE COUNCIL OF 

ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA AS FOLLOWS:1 

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

herein by this reference. 

Section 2. Comprehensive Plan Amendments Adopted.  The Village Council 

hereby adopts the amendments to the Comprehensive Plan attached hereto as 

Exhibit “A.” 

Section 3. Transmittal. Pursuant to Sections 163.3184, Florida Statutes, the 

Village Clerk is authorized to forward a copy of this Ordinance to the State Department 

of Commerce. 

 
1 Coding: Strikethrough words are deletions to the existing words. Underlined words are additions to the existing words. Changes 
between first and second reading are indicated with highlighted double strikethrough and double underline. 
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Section 4. Severability. The provisions of this Ordinance are declared to be 

severable and if any section, sentence, clause of phrase of this Ordinance shall for any 

reason be held to be invalid or unconstitutional, such decision shall not affect the validity 

of the remaining sections, sentences, clauses, and phrases of this Ordinance but they shall 

remain in effect, it being the legislative intent that this Ordinance shall stand withstand 

the invalidity of any part. 

Section 5. Conflicts.  All Sections or parts of Sections of the Code of 

Ordinances, all ordinances or parts of ordinances, and all Resolutions, or parts of 

Resolutions, in conflict with this Ordinance are repealed to the extent of such conflict. 

Section 6. Effective Date.  This Ordinance shall not become effective until a 

Notice of Intent has been issued by the State Department of Commerce finding the 

Comprehensive Plan Amendment to be “in compliance” as defined in Section 163.3184(1)(b), 

Florida Statutes. If timely challenged, the Comprehensive Plan Amendment shall not become 

effective until Department of Commerce or the Administration Commission enters a final 

order determining the adopted Comprehensive Plan Amendments to be “in compliance.” 

 

[Remainder of the page intentionally left blank.]  
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The foregoing Ordinance was offered by Councilwoman Richards, who moved its 

adoption on first reading. This motion was seconded by Vice Mayor Horton, and upon 

being put to a vote, the vote was as follows: 

Mayor Sharon Mahoney  YES 
Vice Mayor Don Horton  YES 
Councilwoman Deb Gillis  YES 
Councilman Steve Friedman  YES 
Councilwoman Anna Richards  YES 
 
PASSED on first reading this 12th day of June, 2025.   
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The foregoing Ordinance was offered by _______________________, who moved its adoption 

on second reading. This motion was seconded by ______________________, and upon being put to a 

vote, the vote was as follows: 

Mayor Sharon Mahoney    
Vice Mayor Don Horton    
Councilwoman Deb Gillis    
Councilman Steve Friedman    
Councilwoman Anna Richards    
 

PASSED AND ADOPTED on the second reading this _____ day of ___________, 2025. 

             
       SHARON MAHONEY, MAYOR 

ATTEST: 
 
 
  _______________________________________________  
MARNE MCGRATH, VILLAGE CLERK 
 
APPROVED AS TO FORM AND LEGALITY 
FOR THE SOLE USE AND BENEFIT OF 
ISLAMORADA, VILLAGE OF ISLANDS ONLY 
 
  
       
JOHN J. QUICK, VILLAGE ATTORNEY 
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COMPREHENSIVE PLAN OF ISLAMORADA, FLORIDA 

B E F O R E  A M E N D M E N T 
 
Policy 3-2.1.2: Specific Standards And Requirements For Workforce-Affordable Housing 

Workforce-affordable housing units built under this program shall: 

1. be duplex, triplex, or multifamily structures; 
2. be rental units; 
3. require, at a minimum, adherence to the latest edition of the Florida Building Code 

as published by the Florida Building Commission; 
4. not be placed in the V-Zone or within the Coastal Barrier Resource Systems; 
5. require on-site property management; 
6. comply with applicable habitat and other locational criteria and densities 

for multifamily affordable housing units; 
7. shall not be placed in any habitat defined as mangroves, saltmarsh & buttonwood, 

tropical hardwood hammock or freshwater wetlands (except for disturbed 
categories); 

8. incorporate sustainable and resilient design principles into the overall site design; 
9. ensure accessibility to employee centers and amenities; 

10. requires a minimum of two dwelling unit allocations per site; 
11. require deed-restrictions ensuring that: 

a. the property remains workforce-affordable housing in perpetuity; 
b. tenants evacuate during the period in which transient units are required 

to evacuate; 
c. rental agreements contain a separate disclosure requiring renters to 

acknowledge that failure to adhere to the evacuation requirement could 
result in severe penalties, including eviction, to the resident; 

d. onsite property managers are formally trained in evacuation procedures. 
 

A F T E R  A M E N D M E N T 
 
Policy 3-2.1.2: Specific Standards And Requirements For Workforce-Affordable Housing 

Workforce-affordable housing units built under this program shall: 
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1. be duplex, triplex, or multifamily structures; 
2. be rental units; 
3. require, at a minimum, adherence to the latest edition of the Florida Building Code as 

published by the Florida Building Commission; 
4. not be placed in the V-Zone or within the Coastal Barrier Resource Systems; 
5. within the Coastal Barrier Resource Systems 
6. require on-site property management; 
7. comply with applicable habitat and other locational criteria and densities for 

multifamily affordable housing units; 
8. shall not be placed in any habitat defined as mangroves, saltmarsh & buttonwood, 

tropical hardwood hammock or freshwater wetlands (except for disturbed categories); 
9. incorporate sustainable and resilient design principles into the overall site design; 
10. ensure accessibility to employee centers and amenities; 

11. requires a minimum of two dwelling unit allocations per site; 
12. require deed-restrictions ensuring that: 

a. the property remains workforce-affordable housing in perpetuity; 
b. tenants evacuate during the period in which transient units are required to 

evacuate; 
c. rental agreements contain a separate disclosure requiring renters to 

acknowledge that failure to adhere to the evacuation requirement could result 
in severe penalties, including eviction, to the resident; 

d. onsite property managers are formally trained in evacuation procedures 
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