
2017

Division of Community Planning 
and Development
Areas of Critical State Concern Program

Florida Keys Area of Critical State Concern   
Annual Report



Annual Report: 2016-2017 
Table of Contents 

 
 

 

Cover Letter and Executive Summary .......................................................................................... Tab 1 

Annual Report ...................................................................................................................................... Tab 2 

Designation Background and Purpose ................................................................................. Page 1 

Hurricane Irma Impact and Recovery .................................................................................. Page 2 

Status of Local Government Work Program Accomplishments ..................................... Page 5 

Recommendations ................................................................................................................. Page 10 

2017 Annual Report Matrices ........................................................................................................... Tab 3 

Program Statutes and Rules ............................................................................................................. Tab 4 

Appendices ............................................................................................................................................ Tab 5 

Appendix A .......................................................... 2014 Monroe County request for rule change 

Appendix B ...................................................... Monroe County Land Authority Annual Report  





 

Florida Keys Area of Critical State Concern 

Annual Report Summary for the Period July 1, 2016 – June 30, 2017 

Executive Summary 

 

Section 380.05, Florida Statutes, allows the Florida Administration Commission to designate areas that 

contain resources of statewide significance as an Area of Critical State Concern.  The Florida Keys Area of 

Critical State Concern, designated in 1974, includes the Village of Islamorada, City of Marathon, City of 

Layton, City of Key Colony Beach and unincorporated Monroe County.  In 1984, the City of Key West was 

also designated an Area of Critical State Concern.  Administration Commission oversight includes authority 

to promulgate administrative rules that guide local government growth and development decisions related to 

comprehensive plans and land development regulations.   

 

Annually, the Florida Department of Economic Opportunity (DEO) is required by section 380.0552(4)(b), 

Florida Statutes, to submit a written report to the Administration Commission describing the progress of 

the Florida Keys Area toward completing the work program tasks “specified in commission rules.”  This 

report covers July 1, 2016 through June 30, 2017 and summarizes the status of the work programs.  The 

work program covers the period from July 2011 through June 30, 2016, for most tasks. In addition, there are 

recurring requirements to annually apply for land acquisition grant funding and to identify and apply for 

wastewater infrastructure grants.   

 

The work program matrix found under Tab 3 of this report contains measurable actions with due dates.  

Specifically, it contains the:  

 Tasks. 

 Dates for completion. 

 Comments as to the extent to which these requirements have been met from the relevant local 

government. 

 Status of each work program task in the third column as either “complete” or “incomplete” with 

tasks due this reporting period highlighted in yellow.  

 

 

 

 



During this reporting period: 

 Marathon completed 100% of the tasks assigned in the work program.   

 Monroe County completed 100% of the tasks assigned in the work program.   

 Islamorada completed 100% of the tasks assigned in the work program.   

 

The percentage of tasks completed is not cumulative and covers only the current reporting period.   

 

Recommendations 

 
DEO makes the following recommendations pursuant to section 380.0552(4)(b), Florida Statutes: 
 

(1) Accept the 2017 Annual Report for Monroe County, the City of Marathon and the Village of 
Islamorada;  
 

(2) Continue the Florida Keys Area of Critical State Concern designations; and 
 

(3) Accept DEO’s recommendation that substantial progress toward accomplishing the tasks of the 
work program have been achieved for Monroe County, the City of Marathon and the Village of 
Islamorada.  
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DESIGNATION BACKGROUND AND PURPOSE 
 

 

Section 380.05, Florida Statutes, allows the Florida Administration Commission to designate areas 

that contain resources of statewide significance as an Area of Critical State Concern. Administration 

Commission oversight includes authority to promulgate administrative rules that guide local 

government growth and development decisions related to local comprehensive plans and land 

development regulations.  

 

The Florida Keys Area of Critical State Concern, designated in 1974, includes the Village of 

Islamorada, the City of Marathon, the City of Layton, the City of Key Colony Beach and 

unincorporated Monroe County.1 In 1984, the City of Key West was also designated an Area of 

Critical State Concern. It was the intent of the legislature that the designation would: 

• Establish a land management system that: 

o Protects the natural environment of the Florida Keys. 

o Conserves and promotes the community character of the Florida Keys. 

o Promotes orderly and balanced growth in accordance with the capacity of available 

and planned public facilities and services. 

o Promotes and supports a diverse and sound economic base. 

• Provide affordable housing in close proximity to places of employment in the Florida Keys. 

• Protect constitutional rights of property owners to own, use and dispose of their real 

property. 

• Promote coordination and efficiency among governmental agencies that have permitting 

jurisdiction over land use activities in the Florida Keys. 

• Protect and improve the nearshore water quality of the Florida Keys through federal, state 

and local funding of water quality improvement projects, including the construction and 

operation of wastewater management facilities that meet statutory requirements, as 

applicable.  

• Ensure that the population of the Florida Keys can be safely evacuated.   

 

Work plans have been adopted by administrative rule for unincorporated Monroe County, the 

Village of Islamorada and the City of Marathon, which contain specific tasks for each local 

government to achieve the intent of the legislature. Each work program was developed in 

recognition of the fact that these communities contain the most important habitat in need of 

protection and to provide a schedule for constructing regional sewer systems. Key West, Key 

Colony Beach and Layton, the remaining local governments in the Florida Keys, do not have work 

programs. 

  

                                                 
1 Monroe County, Key Colony Beach, Layton and Key West were designated in 1974. Marathon and Islamorada, 

formerly unincorporated areas in Monroe County are also included in this designation. 
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HURRICANE IRMA IMPACT AND RECOVERY  
 

 

Although Hurricane Irma made landfall on September 10, 2017, outside of the reporting period, the 

impacts of the storm highlight the significance of the work program tasks. Hurricane Irma hit 

Cudjoe Key as a Category 4 storm causing widespread destruction throughout the Florida Keys. 

Much of the affordable housing in the Lower and Middle Keys sustained significant damage as 

mobile homes, trailers and RVs were flooded and overturned. Nearshore waters filled with debris 

and sunken or loose boats. By the time Hurricane Irma passed, many residents lost homes and 

businesses, and all of the Florida Keys were left without electricity, potable water and 

communications. 

 

As storm winds subsided, agencies from all levels of government began setting up food and water 

distribution centers, establishing mobile medical stations and conducting search and rescue. By 

September 12, the Florida Department of Transportation (FDOT) declared US-1 safe for travel 

after inspecting the 42 bridges, clearing debris and repairing sections of washed out roadways. Initial 

re-entry was limited to Upper Keys residents with residents of the Middle and Lower Keys gaining 

re-entry a week after the storm on September 17.  

 

While residents returned, crews continued working to restore utilities and services. By September 20, 

10 days after the storm, almost all customers had power restored and Key West International 

Airport resumed commercial 

flights. All boil-water advisories 

were lifted, the first Monroe 

County schools reopened on 

September 25. The first cruise 

ship returned to Key West on 

September 26 and the Keys 

officially reopened as a tourist 

destination on October 1. A 

number of the larger employers 

such as Cheeca Lodge, the 

Islander Hotel and Hawk’s Cay 

have not reopened as of this 

report.   

 

While many businesses have 

reopened and the tourism economy is rebounding, the Florida Keys faces a long road to recovery. 

Debris-filled residential canal – Marathon (Source: B. Powell) 
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Nearly all the mobile homes were damaged beyond livability.2 Since the storm, the Federal 

Emergency Management Agency (FEMA) has provided $44 million in grants to Monroe County 

homeowners and renters for uninsured damage to their primary residence and serious losses related 

to Hurricane Irma.3 FEMA has provided assistance to over 14,000 households with temporary 

rentals and home repairs. As of 

November 1, 2017, 52 days after the 

storm, 600 households remained in 

hotels under FEMA’s Transitional 

Sheltering Assistance program.4 This 

number is down from a high of 

approximately 2,700. More than 

8,000 households have received 

rental assistance enabling them to 

move out of hotels and into 

available rental properties.  

 

All local governments in the Florida 

Keys are united by the need to 

maintain a hurricane evacuation 

clearance time of 24 hours prior to the onset of hurricane-force winds. The Florida Keys consist of a 

chain of islands that are connected by a narrow ribbon of U.S. Highway 1, stretching 112 miles and 

spanned by 19 miles of bridges. The Florida Keys are isolated from the rest of the state and receive 

electricity and potable water from Florida City, located on the Florida mainland. Access to and from 

the Keys is primarily by U.S. Highway 

1. Evacuation of the Keys’ population 

in advance of a hurricane strike is of 

paramount importance for public 

safety. No hurricane shelters are 

available in the Florida Keys for 

Category 3-5 hurricane storm events. 

A system of managed growth was 

developed in order to ensure the 

ability to evacuate within the 24-hour 

evacuation clearance time as required 

by section 380.0552(9)(a)2., Florida 

Statutes. Based on existing 

                                                 
2  Mobile Home Communities in Florida Keys Face Uncertainty After Irma, Insurance Journal 

https://www.insurancejournal.com/news/southeast/2017/09/29/465968.htm 
3 Monroe County Emergency Management. (2017, November 1). FEMA Continues to Provide Housing Assistance 

to Irma Survivors in Monroe County. Keys Recovery. http://www.keysrecovery.org/2017/11/01/fema-continues-to-

provide-housing-assistance-to-irma-survivors-in-monroe-county/ 
4 Ibid 

Mobile-home site post-Irma (Source: B. Powell) 

Nearly all of the endangered Key Deer population survived Hurricane Irma 

(Photo Source: B. Powell) 
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infrastructure and evacuation strategies, computer modeling indicates that the projected maximum 

build out for the Florida Keys is the development of an additional 3,550 allocations beginning July 

2013. A portion of these allocations have been set-aside for affordable housing. 

 

Prior to Hurricane Irma, there was a significant need for workforce housing units, both rental and 

ownership, in Monroe County and now this is considered by many to be the number one challenge 

facing the Florida Keys. Monroe County faces challenges such as high land values, land limited by 

geographic and environmental features, housing supply limited by managed growth and a service 

industry-based tourism economy that needs affordable rental options. Area Median Income (AMI) is 

$64,400 for a single person and $93,133 for a couple in Monroe County. Tourist workers and public 

sector employees struggle to reach the AMI. For example, the 2016 average annual wage for the 

accommodation and food services industry in Monroe County is $30,561, starting salary for teachers 

in Monroe County is $47,500, sheriff deputy starts at $43,911 and Monroe County firefighters start 

at $38,925. Affordable housing targeted for 80-100 percent of AMI often remains unattainable for 

this sector of the Keys' workforce. 

 

Recognizing that the need for housing options to support the workforce is a challenge that spans 

jurisdictional boundaries, governments cooperate with one another to ensure that proposed 

affordable housing projects have the necessary building permit allocations. For example, the City of 

Key West transferred allocations to Monroe County to support a project a few miles from Key West 

on Big Coppitt. In return, Monroe County has transferred allocations to the City of Marathon and 

other local governments in order to aid in the development of affordable units. 

 

As an Area of Critical State Concern, the state is committed to assisting with long-term recovery in 

the Florida Keys. In early November, Florida Department of Economic Opportunity (DEO) staff, 

along with staff from the Florida Housing Finance Corporation and the Florida Department of 

Environmental Protection met with local leaders to discuss how to position the communities to 

address workforce housing challenges in the wake of Hurricane Irma. The next week, DEO staff 

met with key local staff to discuss resources that may be available to support long-term recovery. 

Leaders expressed the need for: 

1. Rental housing, with a mix of micro-units to support smaller households. 

2. Creative solutions to accumulate and preserve building permit allocations associated with 

properties damaged in the storm. 

3. Large parcels that could accommodate multifamily housing. 

4. Funding for land acquisition of properties in higher risk areas, such as velocity zones, which 

are subject to flooding and wave action. 

5. Funding to subsidize private affordable housing solutions. 

 

Disasters present challenges, but also opportunities to rebuild and come back stronger than ever. 

With state and federal agencies coming to the table with knowledge and resources, there is a crucial 

opportunity to make significant progress on long standing issues, such as the need for affordable 
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housing. DEO is committed to working with these communities to find innovative and creative 

solutions to solve these problems, while ensuring that the Florida Keys remains a national jewel for 

generations to come.                           
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STATUS OF LOCAL GOVERNMENT WORK PROGRAM 

JULY 1, 2016 – JUNE 30, 2017 
 

 

The following pages provide an overview of the work program tasks that were due for completion 

during the evaluation period (July 1, 2016 to June 30, 2017).   

 

Work Program Tasks 

 

• Monroe County, Marathon and Islamorada work programs are similar in requiring  

that each local government apply annually to federal and state agencies for funding to 

support wastewater infrastructure needed and to identify funding in the local government’s 

budget for wastewater needs.   

 

• All three work programs contain a requirement for a recurring annual evaluation of 

wastewater infrastructure funding needs and a resolution requesting issuance of a portion of 

the $200 million in bonds authorized by section 215.619, Florida Statutes. 

 

• All three work programs require an annual evaluation of land acquisition needs and 

application to at least one land acquisition grant program.   

 

• Marathon is required to annually apply for stormwater funding.   
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ISLAMORADA            

 

The Village of Islamorada has a population of 6,645 residents. The village 

can allocate 28 new residential building permits each year through 2023 (280 

total). The village distributed 22 market-rate allocations and 16 affordable 

allocations. Six of the affordable allocations came from the village’s annual 

set-aside and 10 came from the roll-over pool. Administration Commission 

rules require that any unused affordable allocations roll over to affordable housing pool. There are 

currently 27 affordable allocations in the pool with eight reserved for a village-sponsored affordable 

housing project. The village completed 100 percent of the work program tasks scheduled for 

completion during this evaluation period. 

 

Islamorada Work Program Tasks  

(Rule 28-19.310, Florida Administrative Code) 
Complete Incomplete 

Task 5(a)1: Apply for land acquisition funds X  

Task 5(b)1: Identify wastewater funding in the Capital  

                    Improvements Element 
X   

Task 5(b)4: Apply to state or federal government for  

                        wastewater grant funding  
X  

Before and after Hurricane Irma: Washout on Lower Matecumbe Key (Source: Village of Islamorada) 
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Wastewater Connection Progress 

 

The village spent nearly $5 million for sewer construction during this evaluation period. 

Approximately 85 percent of the potential connections have been made throughout the village. 

Another 5 percent of the potential customers have filed applications, which will bring the 

connection status to 90 percent when processed. The final 10 percent of connections in the village 

represent the difficult-to-connect. This group is represented by absentee owners, owners who are 

having difficulty paying for the plumber to connect to sewer and even a shortage of plumbers with 

the equipment necessary to cut through the cap rock found throughout the Keys. 

 

 

12-Unit Townhouse on Lower Matecumbe damaged by storm surge of Hurricane Irma (Source: Village of Islamorada). 

  



Florida Department of Economic Opportunity, Florida Keys Area of Critical State Concern Annual Report 

 

 July 1, 2016 – June 30, 2017 Page 9 of 11 

MARATHON  

 

The City of Marathon has a population of 8,708 residents. The city can 

allocate 30 new residential building permits each year through 2023 (280 

total). The city distributed 27 market rate allocations and 6 affordable 

allocations. The city borrowed forward three market rate units. There are 21 

allocations in the affordable housing pool and 73 allocations in the 

administrative relief pool. The city completed 100 percent of the tasks 

scheduled for completion in the work program during this report period.   

 

Marathon Work Program Tasks  

(Rule 28-18.400, Florida Administrative Code) Complete Incomplete 

Task 5(a)6:  Apply for land acquisition funding X  

Task 5(b)1: Allocate funding for wastewater in the Capital 

         Improvements Element  
X  

Task 5(b)3: Apply for state or federal wastewater funding X  

Task 5(d)1: Allocate funding for stormwater treatment  

                        facilities 
X  

Task 5(d)2: Apply to the South Florida Water Management 

 District for stormwater grants  
X  

 

Wastewater Improvements Funding 

The cost for improving and maintaining 

wastewater facilities in Marathon is 

approximately $12 million per year.  The city 

allocated $12 million during this period and 

has an allocation of $43,594,973 million in 

State Revolving Loans from the Department 

of Environmental Protection.    

 

Wastewater Connection Progress 

 

Marathon has connected 97 percent of 

potential customers to the regional systems. 

The last 3 percent of connections are the most difficult. There are some properties in foreclosure 

and larger properties that represent a sizable number of equivalent dwelling units (EDUs) and 20 

properties in code-compliance.  

 

Boot Key Mooring Field-Marathon (Source: B. Powell) 
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MONROE COUNTY  

Unincorporated Monroe County 

 

Unincorporated Monroe County has a population of 35,180 residents. The 

county can allocate 197 new residential building permits each year through 

2023 (1,970 total). The county distributed 126 market-rate allocations. The 

county amended their comprehensive plan to move from an annual 

allocation of affordable units to a single affordable allocation pool, 

allowing developers to come forward with larger projects. This past reporting year, 96 affordable 

allocations were reserved for a project on Big Coppitt in the Lower Keys. The county transferred 

135 affordable allocations for developments in the City of Marathon (Middle Keys), and an 

additional six affordable units were built in the county. The county completed 100 percent of the 

tasks assigned in the work program for this evaluation period.  

 

Monroe County Work Program Tasks 

(Rule 28-20.140 Florida Administrative Code) 
 Complete Incomplete 

Task 5(a)7: Report on efforts to acquire land and fund   

                        balances 
X   

Task 5(a)10: Apply annually for land acquisition funding  X   

Task 5(b)1:     Allocate wastewater funding X   

Task 5(b)3:     Request Everglades bonds issuance X   

Task 5(b)5:     Apply for wastewater grant funding  X   

  

Water Quality Improvements Funding 

 

During this report evaluation period, the county has budgeted more than $207 million for 

anticipated wastewater improvements. Additionally, the county had $19 million in wastewater 

expenditures and $3.6 million in land acquisition purchasing 91 parcels. 

  

Wastewater Connections 

 

The Cudjoe Regional Wastewater Plant was the last plant and collection facility to be built in the 

Keys. The connection rate for customers on the Cudjoe plant for this reporting period is 57 percent 

compared to 23 percent last year. There are more than five wastewater plant facilities that have been 

constructed over the last few years within unincorporated Monroe County. The overall connection 

rate in Monroe County is 86 percent, with all but the Cudjoe facility reporting at above 94 percent 

and the Key Largo facility at 99 percent. The county has referred 88 parcels to code enforcement for 

failure to connect. 
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RECOMMENDATIONS 
 

 

The Department recommends that the Monroe County, the City of Marathon, and the Village of 

Islamorada have made progress towards accomplishing the work program tasks as specified in the 

Administration Commission rules. 

 

In accordance with its statutory charge found in section 380.0552(4)(c), Florida Statutes, the 

Department recommends the following actions: 

 

(1) Accept the 2017 Annual Report for Monroe County, the City of Marathon and the Village of 

Islamorada;  

 

(2) Continue the Florida Keys Area of Critical State Concern designations; and 

 
(3) Accept DEO’s recommendation that substantial progress toward accomplishing the tasks of 

the work program have been achieved for Monroe County, the City of Marathon and the 

Village of Islamorada.  



Village of Islamorada
2017 Annual Report

Status Islamorada Comments
Support Information 

Requested Rule Completion Date
Comprehensive Plan 
Amendment Required

Line # WORK PROGRAM REQUIREMENTS PURSUANT TO RULE 28-19.310, F.A.C. Achieved/Not Achieved

1 (5)(a) Carrying Capacity Study Implementation.

2
1. By July 1, 2011 and each July 1 thereafter, Islamorada shall evaluate its land acquisition needs and state 
and federal funding opportunities and apply to at least one state or federal land acquisition grant program.

Complete

On February 1, 2017, Islamorada applied 
to Florida DEP for land acquisition within 
the Florida Keys Area of Critical State 
Concern (Keys Stewardship) for the 
purchase of four (4) parcels for 
conservation. The four (4) parcels 
containing a variety of protected habitats.

Application for or award of 
funding

July 1, 2017

3

2. By July 1, 2012, Islamorada shall enter into a memorandum of understanding with the state land planning 

agency1, Division of Emergency Management, Marathon, Monroe, Key West, Key Colony Beach, and Layton 
after a notice, public workshop and comment period of at least 30 days for interested parties. The 
memorandum of understanding shall stipulate, based on professionally acceptable data and analysis, the 
input variables and assumptions, including regional considerations, for utilizing the Florida Keys Hurricane 
Evacuation Model or other models acceptable to the agency to accurately depict evacuation clearance times 
for the population of the Florida Keys.

Complete July 1, 2012

4

3. By July 1, 2012, the Florida Keys Hurricane Evacuation Model shall be run with the agreed upon variables 

from the memorandum of understanding. Islamorada and the state land planning agency1 shall update the 
data for the Florida Keys Hurricane Evacuation Model as professionally acceptable sources of information are 
released (such as the Census, American Communities Survey, Bureau of Business and Economic Research, 
and other studies). Islamorada shall also evaluate and address appropriate adjustments to the hurricane 
evacuation model within each Evaluation and Appraisal Report.

Complete July 1, 2012

5

4. By July 1, 2012, Islamorada shall complete an analysis of maximum build-out capacity for the Florida Keys 
Area of Critical State Concern, consistent with the requirement to maintain a 24-hour evacuation clearance 
time and the Florida Keys Carrying Capacity Study constraints. This analysis shall be prepared in coordination 

with the state land planning agency1, Monroe County and each municipality in the Keys.

Complete July 1, 2012

6

5. By July 1, 2012, the state land planning agency1 (agency) shall apply the derived clearance time to assess 
and determine the remaining allocations for the Florida Keys Areas of Critical State Concern. The agency will 
recommend appropriate revisions to the Administration Commission regarding the allocation rates and 
distribution of allocations to Monroe County, Marathon, Islamorada, Key West, Layton and Key Colony Beach 
or identify alternative evacuation strategies that support the 24-hour evacuation clearance time. If necessary, 
state land planning agency shall work with each local government to amend the Comprehensive Plans to 
reflect revised allocation rates and distributions or propose rule making to the Administration Commission.

Complete July 1, 2012

7

6. By July 1, 2013, based on the state land planning agency’s1 recommendations, Islamorada shall amend the 
current building permit allocation system (BPAS in the Comprehensive Plan and Land Development 
Regulations) based on infrastructure availability, level of service standards, environmental carrying capacity 
constraints, and hurricane evacuation clearance time.

Complete July 1, 2013 Yes

8
By March 31, 2012, the Area of Critical State Concern staff shall amend the agendas for the Hurricane 
Evacuation Clearance Modeling Workshops to include the potential for future transient allocations and their 
impact on hurricane evacuation clearance times. (January 18, 2012 Administration Commission Action)

Complete

Page 1 of 4
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Status Islamorada Comments
Support Information 

Requested Rule Completion Date
Comprehensive Plan 
Amendment Required

Line # WORK PROGRAM REQUIREMENTS PURSUANT TO RULE 28-19.310, F.A.C. Achieved/Not Achieved

9 (5)(b) Wastewater Implementation.

10
1. Beginning July 1, 2011 and each July 1 thereafter, Islamorada shall identify any funding for wastewater 
implementation. Islamorada shall identify any funding in the annual update to the Capital Improvements 
Element of the Comprehensive Plan.

Complete

Islamorada’s Five-Year Capital 
Improvement Program is updated and 
adopted through adoption of the annual 
budget. The CIP schedule adopted for FY 
2016-2017 and the CIP schedule 
proposed for FY 2017-2018 are 
transmitted with this document for state 
land planning agency review.  With 
substantial completion of the wastewater 
collection and transmission system in 
December 2015, ongoing capital needs of 
the system will relate mainly to renewal 
and replacement activities for which 
Islamorada will budget annually.  
Islamorada anticipates that wastewater 
rate and non-ad valorem assessment 
revenue will be sufficient to meet 
operational costs and future capital outlay 
needs.

CIP July 1, 2017

2011-139 LOF, removed the 
requirement that the capital 
improvement update be an 
amendment to the 
comprehensive plan

11
2. By December 1, 2013, Islamorada shall provide a final determination of non-service areas requiring 
upgrade to meet Sections 381.0065(4)(l) and 403.086(10), F.S., wastewater treatment and disposal 
standards. This shall be in the form of a resolution including a map of the non-service areas.

Complete December 1, 2013

12

3. By December 1, 2013, Islamorada shall work with the owners of wastewater facilities and on site systems 
throughout the Village and the Department of Environmental Protection (DEP) and the Department of Health 
(DOH) to fulfill the requirements of Sections 381.0065(3)(h) and (4)(l) and 403.086(10), F.S., regarding 
implementation of wastewater treatment and disposal systems. This will include coordination of actions with 
DOH and DEP to notify owners regarding systems that will not meet 2015 treatment and disposal standards.

Complete December 1, 2013

13
4. By July 1, 2011 and by July 1 of each year thereafter, Islamorada shall evaluate its wastewater needs and 
state and federal funding opportunities and apply annually to at least one state or federal grant program for 
wastewater projects and connections.

Complete

Availability of a DEO-administered CDBG 
program for wastewater connection cost 
assistance to qualified residential property 
owners continued through the reporting 
period. Islamorada continued its efforts to 
receive previously awarded Florida Keys 
Water Quality Improvement Program 
(FKWQIP) funding through the US ACOE 
for its wastewater capital project. In June 
2017, the US ACOE notified Islamorada 
that $2M for the FKWQIP was included in 
the 2017 Work Plan.  Islamorada’s 
allocation is $1M, and the deadline to 
request funding is September 30, 2017.  
Approximately $750,000 in capital costs 
incurred in this reporting period by 
Islamorada for its wastewater activity 
qualify for reimbursement through the 
State of Florida’s Stewardship Act Grant.

Application for or award of 
funding

July 1, 2017

14
5. By September 1, 2011, Islamorada shall develop and implement local funding programs necessary to timely
fund wastewater construction and future operation, maintenance and replacement of facilities.

Complete September 1, 2011

Page 2 of 4
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2017 Annual Report

Status Islamorada Comments
Support Information 

Requested Rule Completion Date
Comprehensive Plan 
Amendment Required

Line # WORK PROGRAM REQUIREMENTS PURSUANT TO RULE 28-19.310, F.A.C. Achieved/Not Achieved

15 (5)(b) Wastewater Implementation.

16

7. By July 1, 2011 and each July 1 thereafter through 2013, Islamorada shall develop a mechanism to provide 
accurate and timely information and establish Islamorada’s annual funding allocations necessary to provide 
unmet funding needs to support the issuance of bonds authorized under Section 215.619, F.S., and to assure 
the timely completion of work as necessary to fulfill any terms and conditions associated with bonds.

Complete July 1, 2013

17

8. By December 1, 2013, Islamorada shall provide a report of addresses and the property appraiser’s parcel 
numbers of any property owner that fails or refuses to connect to the central sewer facility within the required 
timeframe to the Monroe County Health Department, Department of Environmental Protection and the state 

land planning agency1. This report shall describe the status of Islamorada’s enforcement action and provide 
the circumstances of why enforcement may or may not have been initiated.

Complete December 1, 2013

18 (5)(c) Wastewater Project Implementation.

19 1. By June 1, 2011, Islamorada shall provide a wastewater financing plan to the state land planning agency1 

and Administration Commission.
Complete June 1, 2011

20
2. By July 1, 2011, Islamorada shall conclude negotiations with Key Largo Wastewater Treatment District for 
treatment capacity.

Complete July 1, 2011

21
3. By July 1, 2011, Islamorada shall advertise for proposal for design build operate finance construction of 
Village-wide wastewater system.

Complete July 1, 2011

22
4. By July 1, 2011 submit a copy of contract agreement with Key Largo Wastewater District documenting 
acceptance of effluent or alternative plan with construction of wastewater treatment plants in Village that 
ensures completion and connection of customers by December 2015.

Complete July 1, 2011

23
5. By July 1, 2011, Islamorada shall make available to its customers an additional 700 connections (Phase II) 
to the North Plantation Key Wastewater Treatment Plant (WWTP).

Complete July 1, 2011

24
6. By September 1, 2011, Islamorada shall select the design build operate finance contractor for the Village-
wide wastewater system.

Complete September 1, 2011

25
7. By October 1, 2011, Islamorada shall submit a wastewater construction status report to the state land 

planning agency1 and the Administration Commission which includes substantial completion of construction 
prior to January 1, 2015 and final completion prior to July 1, 2015.

Complete October 1, 2011

26

By January 31, 2012, Islamorada shall submit a wastewater construction status report to the state land 

planning agency1 and the Administration Commission which includes substantial completion of construction 
prior to January 1, 2015 and final completion prior to July 1, 2015. (January 18, 2012 Administration 
Commission Action)

Complete January 31, 2012

27 8. By September 1, 2013, Islamorada shall complete final design of the Village-wide wastewater system. Complete September 1, 2013

28 9. By December 1, 2013, Islamorada shall commence construction of the Village-wide wastewater system. Complete December 1, 2013

29
10. By June 1, 2014, Islamorada shall make available to its customers 25% of the Equivalent Dwelling Unit 
(EDU) connections to the Village-wide wastewater system.

Complete June 1, 2014

30
11. By December 1, 2014, Islamorada shall make available to its customers 50% of the Equivalent Dwelling 
Unit (EDU) connections to the Village-wide wastewater system.

Complete December 1, 2014
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Village of Islamorada
2017 Annual Report

Status Islamorada Comments
Support Information 

Requested Rule Completion Date
Comprehensive Plan 
Amendment Required

Line # WORK PROGRAM REQUIREMENTS PURSUANT TO RULE 28-19.310, F.A.C. Achieved/Not Achieved

31 (5)(c) Wastewater Project Implementation.

32
12. By June 1, 2015, Islamorada shall make available to its customers 75% of the Equivalent Dwelling Unit 
(EDU) connections to the Village-wide wastewater system.

Complete June 1, 2015

33
13. By December 1, 2015, Islamorada shall make available to its customers 100% of the Equivalent Dwelling 
Unit (EDU) connections to the Village-wide wastewater system.

Complete December 1, 2015

End Notes:
1) References to the "Department of Community Affairs" have been replaced with the term "state land planning agency."
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ACSC Status Monroe Comments Support Information Requested Rule Completion Date Comprehensive Plan 
Amendment Required

Line # WORK PROGRAM REQUIREMENTS PURSUANT TO RULE 28-20.140, F.A.C. Achieved/
Not Achieved

1 (5)(a) Carrying Capacity Study Implementation.

2
1. By July 1, 2012, Monroe County shall adopt the conservation planning mapping (the Tier Zoning Overlay 
Maps and System) into the Comprehensive Plan based upon the recommendations of the Tier Designation 
Review Committee with the adjusted Tier boundaries.

Incomplete but the 
County requested a 

Rule revision 

Monroe County sent a letter to the Administration Commission requesting that Rule 28-20.140, F.A.C. be 
amended to remove the requirement to adopt the Tier Overlay Zoning Maps into the Comprehensive Plan 
as an overlay to the Future Land Use Map (FLUM).  Monroe County also sent a letter to DEO requesting 
that Rule 28-20.140, F.A.C. be amended to not require adoption of the Tier Overlay Zoning Maps into the 
Comprehensive Plan unless the County is recommending removal of the Area of Critical State Concern 

designation.

On July 12, 2013, the final Tier Zoning Overlay maps went into effect after approval by the State Land 
Planning Agency.  The effective date is after the Rule deadline date of July 1, 2012. 

Now that the undesignated or invalidated parcels have a tier designation and the overlay district on the 
County’s Zoning Maps is effective, starting the process over to adopt the maps for approximately 44,000 

parcels as a Comprehensive Plan FLUM overlay would expose the County and all parcel owners to 
potential challenges by affected persons, as defined in Section 163.3184(1)(a), F.S.  Completion of this 
requirement risks significant exposure (including restarting the appeal clock and possible takings claims 

to the County and State), as well as personnel demands/expenses, legal costs and attorney's fees.

See attached letter to Administration Commission, dated 
August 22, 2013, requesting deletion of Work Program 

Tasks (5)(a)1, 3 and 4

See attached letter to State Land Planning Agency, 
dated February 20, 2014, requesting  a rule revision 

stating: Prior to the County adopting a resolution 
recommending the removal of the designation of Monroe 
County as an Area of Critical State Concern, pursuant to 

Section 380.0552(4)(b)3, F.S., Monroe County shall 
adopt the Tier Maps into the Comprehensive Plan as an 

overlay to the Future Land Use Map.
(Appendix A)

July 1, 2012 Yes

3

2. By July 1, 2012, Monroe County shall adjust the Tier I and Tier IIIA (SPA) boundaries to more accurately 
reflect the criteria for that Tier as amended by Final Order DCA07-GM166 and implement the Florida Keys 
Carrying Capacity Study, utilizing the updated habitat data, and based upon the recommendations of the Tier 
Designation Review Committee Work Group.

Complete July 1, 2012

4
3. By July 1, 2012, Monroe County shall create Goal 106 to complete the 10 Year Work Program found in Rule 
28-20.110, F.A.C., and to establish objectives to develop a build-out horizon in the Florida Keys and adopt 
conservation planning mapping into the Comprehensive Plan.

Complete July 1, 2012 Yes

5
4. By July 1, 2012, Monroe County shall create Objective 106.2 to adopt conservation planning mapping (Tier 
Maps) into the Monroe Comprehensive Plan based upon the recommendations of the Tier Designation Review 
Committee Work Group.

Complete July 1, 2012 Yes

6
5. By July 1, 2012, Monroe County shall adopt Policy 106.2.1 to require the preparation of updated habitat data 
and establish a regular schedule for continued update to coincide with evaluation and appraisal report 
timelines.

Complete July 1, 2012 Yes

7

6. By July 1, 2012, Monroe County shall adopt Policy 106.2.2 to establish the Tier Designation Work Group 

Review Committee to consist of representatives selected by the state land planning agency 4 from Monroe 
County, Florida Fish & Wildlife Conservation Commission, United States Fish & Wildlife Service, Department 
of Environmental Protection and environmental and other relevant interests. This Committee shall be tasked 
with the responsibility of Tier designation review utilizing the criteria for Tier placement and best available data 
to recommend amendments to ensure implementation of and adherence to the Florida Keys Carrying Capacity 
Study. These proposed amendments shall be recommended during 2009 and subsequently coincide with the 
Evaluation and Appraisal report timelines beginning with the second Evaluation and Appraisal review which 
follows the adoption of the revised Tier System and Maps as required above adopted in 2011. Each evaluation 
and appraisal report submitted following the 2011 evaluation and appraisal report shall also include an 
analysis and recommendations based upon the process described above.

Complete July 1, 2012 Yes

8

7. By July 1, 2012 and each July thereafter, Monroe County and the Monroe County Land Authority shall 
submit a report annually to the Administration Commission on the land acquisition funding and efforts in the 
Florida Keys to purchase Tier I and Big Pine Key Tier II lands and the purchase of parcels where a Monroe 
County building permit allocation has been denied for four (4) years or more. The report shall include an 
identification of all sources of funds and assessment of fund balances within those sources available to the 
County and the Monroe County Land Authority.

Complete

From August 1, 2016 to July 31, 2017, the Monroe County Land Authority (MCLA) and the Monroe 
County Board of County Commissioners (BOCC) acquired 11 Tier I parcels and 10 Big Pine Key Tier II 

parcels.  In addition to these property categories, MCLA also purchased 70 parcels of conservation land 
that were either designated Tier III, designated Tier III-A, or located in the City of Marathon.  The total of 
all types of conservation and density reduction land purchased by MCLA and the BOCC was 91 parcels 

(18.7 acres) at a cost of $3,598,388.

From August 1, 2016 to July 31, 2017 there was one applicant for Administrative Relief.  The applicant 
received a purchase offer from MCLA but elected to decline the offer and continue competing for a 

ROGO allocation.

See attached Acquisition Report and MCLA Budget 
Status (Appendix B)

July 1, 2017 No

9

8. By July 1, 2012, Monroe County shall adopt Land Development Regulations to require that administrative 
relief in the form of the issuance of a building permit is not allowed for lands within the Florida Forever targeted 
acquisition areas or Tier I lands unless, after 60 days from the receipt of a complete application for 
administrative relief, it has been determined the parcel will not be purchased by any county, state, federal or 
any private entity. The County shall develop a mechanism to routinely notify the Department of Environmental 
Protection of upcoming administrative relief requests at least 6 months prior to the deadline for administrative 
relief.

Complete July 1, 2012
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Line # WORK PROGRAM REQUIREMENTS PURSUANT TO RULE 28-20.140, F.A.C. Achieved/
Not Achieved

10 (5)(a) Carrying Capacity Study Implementation.

11
10. By July 1, 2011, Monroe County shall evaluate its land acquisition needs and state and federal funding 
opportunities and apply annually to at least one state or federal land acquisition grant program.

Complete

In late 2016, the County and the Department of Environmental Protection entered into a Memorandum of 
Agreement to partner in the acquisition of lands within the Florida Forever Keys Projects and establish a 

cost sharing program.

On June 21, 2017 Monroe County Land Authority (MCLA) agreed to provide a 50% match ($150,000) 
toward the State’s purchase of four Florida Forever sites in the Keys pursuant to the Memorandum of 

Agreement executed November 21, 2016, thereby enabling the County to receive the benefit of $150,000 
of State land acquisition funding.  

On July 5, 2017 MCLA applied for a federal land acquisition grant from the US Army Corps of Engineers 
through Keys Restoration Fund in the amount of $21,453.95. 

See attached Match Resolution and Grant Proposal July 1, 2017 No

12

11. By July 1, 2012, Monroe County shall enter into a memorandum of understanding with the state land 

planning agency4(agency), Division of Emergency Management, Marathon, Islamorada, Key West, Key Colony 
Beach, and Layton after a notice and comment period of at least 30 days for interested parties. The 
memorandum of understanding shall stipulate, based on professionally acceptable data and analysis, the input 
variables and assumptions, including regional considerations, for utilizing the Florida Keys Hurricane 
Evacuation Model or other models acceptable to the agency to accurately depict evacuation clearance times 
for the population of the Florida Keys.

Complete July 1, 2012

13

12. By July 1, 2012, the Florida Keys Hurricane Evacuation Model shall be run with the agreed upon variables 
from the memorandum of understanding to complete an analysis of maximum build-out capacity for the Florida 
Keys Area of Critical State Concern, consistent with the requirement to maintain a 24-hour evacuation 
clearance time and the Florida Keys Carrying Capacity Study constraints. This analysis shall be prepared in 

coordination with the state land planning agency 4 and each municipality in the Keys.

Complete July 1, 2012

14

13. By July 1, 2012, the state land planning agency 4 shall update the data for the Florida Keys Hurricane 
Evacuation Model as professionally acceptable sources of information are released (such as the Census, 
American Communities Survey, Bureau of Economic and Business Research, and other studies). The County 
shall also evaluate and address appropriate adjustments to the hurricane evacuation model within each 
Evaluation and Appraisal Report.

Complete July 1, 2012 Yes

15

14. By July 1, 2012, the state land planning agency (agency) shall apply the derived clearance time to assess 
and determine the remaining allocations for the Florida Keys Areas of Critical State Concern. The agency will 
recommend appropriate revisions to the Administration Commission regarding the allocation rates and 
distribution of allocations to Monroe County, Marathon, Islamorada, Key West, Layton and Key Colony Beach 
or identify alternative evacuation strategies that support the 24 hour evacuation clearance time. If necessary, 

the state land planning agency 4 shall work with each local government to amend the Comprehensive Plans to 
reflect revised allocation rates and distributions or propose rule making to the Administration Commission.

Complete July 1, 2012

16
15. By July 1, 2013, if necessary, the state land planning agency 4 shall work with each local government to 
amend the Comprehensive Plan to reflect revised allocation rates and distribution or propose rule making to 
the Administration Commission.

Complete3 July 1, 2013 Yes

17
By March 31, 2012, the Area of Critical State Concern staff shall amend the agendas for the Hurricane 
Evacuation Clearance Modeling Workshops to include the potential for future transient allocations and their 
impact on hurricane evacuation clearance times. (January 18, 2012 Administration Commission Action)

Complete

18 (5)(b) Wastewater Implementation.

19
1. By July 1, 2011, Monroe County shall annually evaluate and allocate funding for wastewater implementation. 
Monroe County shall identify any funding in the annual update to the Capital Improvements Element of the 
Comprehensive Plan.

Complete

Allocated Funding in the FY 2017-2021 CIE
Key Haven Collection System = $8,400,000

Navy upgrades for WW pumping system = $450,000
Big Coppitt Collection/Expansion = $5,500,000

Layton WW Collection System = $800,000
Cudjoe Regional Project = $49,201,949

Upgrade County owned facilities = $900,843

See attached FY17-21 Capital Improvement Element 5-
year schedule of improvements (Ordinance 002-2017)

July 1, 2017

2011-139 LOF, removed the 
requirement that the capital 
improvement update be an 
amendment to the 
comprehensive plan

20

2. By December 1, 2013, Monroe County shall work with the owners of wastewater facilities and onsite 
systems throughout the County and the Department of Health (DOH) and the Department of Environmental 
Protection (DEP) to fulfill the requirements of Sections 403.086(10) and 381.0065(3)(h) and (4)(l), F.S., 
regarding implementation of wastewater treatment and disposal. This will include coordination of actions with 
DOH and DEP to notify owners regarding systems that will not meet the 2015 treatment and disposal 
standards.

Complete December 1, 2013

21
3. By July 1, 2011, Monroe County shall annually draft a resolution requesting the issuance of $50 million of 
the $200 million of bonds authorized under Section 215.619, F.S., and an appropriation of sufficient debt 
service for those bonds, for the construction of wastewater projects within the Florida Keys.

Complete
The funding authorized by section 215.619 F.F. was folded into the Florida Keys Stewardship Act and 

funding was requested under that new authorization.  An allocation of $13.3 million was approved at the 
2017 legislative session.

July 1, 2017

22 (5)(b) Wastewater Implementation.
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23
5. By July 1, 2011, Monroe County shall evaluate its wastewater needs and state and federal funding 
opportunities and apply annually to at least one state or federal grant program for wastewater projects and 
connections.

Complete
The Florida Keys Stewardship Act was signed by the Governor on April 14, 2016.  This Act establishes 
specific appropriations to the Florida Keys for water quality and land acquisition needs. In 2016, Florida 

Keys received a $5M appropriation and in 2017, the Keys received an appropriation of $13.3M.
July 1, 2017

24
6. By July 1, 2011, Monroe County shall develop and implement local funding programs necessary to timely 
fund wastewater construction and future operation, maintenance and replacement of facilities.

Complete July 1, 2011

25
By February 29, 2012, Monroe County shall submit a financial plan demonstrating  local funding programs 
necessary to timely fund wastewater construction and future operation, maintenance and replacement of 
facilities. (January 18, 2012 Administration Commission Action)

Complete February 29, 2012

26

7. By December 1, 2013, the County shall provide a report of addresses and the property appraiser’s parcel 
numbers of any property owner that fails or refuses to connect to the central sewer facility within the required 
timeframe to the Monroe County Health Department, Department of Environmental Protection, and the state 

land planning agency4. This report shall describe the status of the County’s enforcement action.

Complete During the reporting period, 88 parcels referred to code enforcement for failure to connect to sewer December 1, 2013

27 (5)(c) Wastewater Project Implementation.

28
1. Key Largo Wastewater Treatment Facility. Key Largo Wastewater Treatment District is responsible 
for wastewater treatment in its service area and the completion of the Key Largo Wastewater Treatment 
Facility.

29 a. By July 1, 2012, Monroe County shall complete construction of the South Transmission Line; Complete July 1, 2012

30 b. By July 1, 2013, Monroe County shall complete design of Collection basin C, E, F, G, H, I, J, and K; Complete July 1, 2013

31 c. By July 1, 2012, Monroe County shall complete construction of Collection basins E-H; Complete July 1, 2012

32 d. By December 1, 2011, Monroe County shall schedule construction of Collection basins I-K; Complete December 1, 2011

33 e. By July 1, 2011, Monroe County shall complete construction of Collection basins I-K; Complete July 1, 2011

34 f. By July 1, 2011, Monroe County shall complete 50% of hook-ups to Key Largo Regional WWTP; Complete July 1, 2011

35 g. By July 1, 2012, Monroe County shall complete 75% of hook-ups to Key Largo Regional WWTP; Complete July 1, 2012

36 h. By July 1, 2013, Monroe County shall complete all remaining connections to Key Largo Regional WWTP. Incomplete
 There are 14,926 EDUs capable of generating wastewater.  

14,742 EDUs are connected or 98.7%. 
14,742 connected, 184 remaining to be connected. July 1, 2013

37 2. Hawk’s Cay, Duck Key and Conch Key Wastewater Treatment Facility.

38
a. By July 1, 2012, Monroe County shall complete construction of Hawk’s Cay WWTP upgrade/expansion, 
transmission, and collection system;

Complete July 1, 2012

39 b. By July 1, 2013, Monroe County shall complete construction of Duck Key collection system; Complete July 1, 2013

40 c. By July 1, 2012, Monroe County shall initiate property connections to Hawk’s Cay WWTP; Complete July 1, 2012

41 d. By December 1, 2012, Monroe County shall complete 50% of hook-ups to Hawk’s Cay WWTP; Complete December 1, 2012

42 2. Hawk’s Cay, Duck Key and Conch Key Wastewater Treatment Facility.

43 e. By July 1, 2013, Monroe County shall complete 75% of hook-ups to Hawk’s Cay WWTP; and Complete July 1, 2013

44 f. By July 1, 2014, Monroe County shall complete all remaining connections to Hawk’s Cay WWTP. Incomplete

 Conch Key / Coral Key = 100%, 
Hawk’s Cay = 100%, 

Duck Key  There are 1,471 EDUs capable of generating wastewater.
1,382 EDUs are connected or 94%. 

1,382 connected, 89 remaining to be connected.  July 1, 2014
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45 (5)(c) Wastewater Project Implementation.

46 3. South Lower Keys Wastewater Treatment Facility (Big Coppitt Regional System).

47 a. By July 1, 2012, Monroe County shall complete 75% hookups to South Lower Keys WWTP; and Complete July 1, 2012

48 b. By July 1, 2013, Monroe County shall complete all remaining connections to the South Lower Keys WWTP. Incomplete
There are 1,733 EDUs in this system.  As of 4 August 2016, 1,560 EDUs are connected or 90%.  Of the 

remaining 173 EDUs, 24 properties are now vacant parcels with no structure to be connected.
1,560 connected, 149 EDUs remain to be connected. All 

have previously been referred to Code Compliance.
July 1, 2013

49
a. By July 1, 2011, Monroe County shall complete planning and design documents for the Cudjoe Regional 
Wastewater Treatment Facility, the Central Area (Cudjoe, Summerland, Upper Sugarloaf) collection system 
and the Central Area Transmission Main;

Complete July 1, 2011

50
b. By October 1, 2012, Monroe County shall initiate construction of Wastewater Treatment Facility, Central 
Area Collection System and Central Area Transmission Main; 

Complete October 1, 2012

51 4. Cudjoe Regional Wastewater Treatment Facility.

52
c. By July 1, 2014, Monroe County shall complete construction of Wastewater Treatment Facility, Central Area 

Collection System and Central Area Transmission Main; 1 Complete July 1, 2014

53
By January,  2012 Monroe  County shall complete design and planning for Outer Area (Lower Sugarloaf, 

Torches, Ramrod, Big Pine Key) Collection System and Transmission Main. 2 Complete January 1, 2012

54
d. By February 1, 2012, Monroe County shall initiate construction of Wastewater Treatment, Outer Area 

Collection System and Transmission Main; 1 Complete February 1, 2012

55
e. By February 1, 2015, Monroe County shall complete construction of Outer Area collection and transmission 
main;

Complete
System is at substantial completion and is in service. 

Some minor construction (primarily installation of individual grinder pumps will continue through 
December 2017

System in service February 1, 2015

56
f. By July 1, 2014, Monroe County shall initiate property connections – complete 25% of hook-ups to Cudjoe 
Regional WWTP;

Complete
There are 7,160 EDUs capable of generating wastewater.

4,200 EDUs are connected or 59%. 
4,200 connected, 2,960 remaining to be connected.  July 1, 2014

57 g. By July 1, 2015, Monroe County shall complete 50% of hook-ups to Cudjoe Regional WWTP; and Complete
There are 7,160 EDUs capable of generating wastewater.

4,200 EDUs are connected or 59%. 
4,200 connected as of mid-August 2017 July 1, 2015

58 h. By December 1, 2015, Monroe County shall complete remaining hook-ups to Cudjoe Regional WWTP. Incomplete
There are 7,160 EDUs capable of generating wastewater.

4,200 EDUs are connected or 59%. 
4,200 connected as of mid-August 2017 December 1, 2015

59 (5)(d) Stormwater Treatment Facilities.

60
1. By July 1, 2011, Monroe County shall evaluate and allocate funding for stormwater implementation. Monroe 
County shall identify any funding in the annual update to the Capital Improvements Element of the 
Comprehensive Plan.

Complete July 1, 2011

2011-139 LOF, removed the 
requirement that the capital 
improvement update be an 
amendment to the 
comprehensive plan

61
2. By July 1, 2011, Monroe County shall apply for stormwater grants from the South Florida Water 
Management District.

N/A July 1, 2011

62 3. By July 1, 2011, Monroe County shall complete Card Sound Road stormwater improvements. Complete July 1, 2011

1) Corrects scriveners error in Rule  28-20.140 (5)(c)4.c. & d., F.A.C. 
2) Omitted in final adopted rule. When rule is amended, rule will be modified to reflect this task.
3) Provisional  - No 30-Day Report was issued in 2014 for 2012/2013 Reporting Period
4) References to the "Department of Community Affairs" have been replaced with the term "state land planning agency."
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Status Marathon Comments Support Information Requested Rule Completion Date

Comprehensive Plan 

Amendment Required

Line # WORK PROGRAM REQUIREMENTS PURSUANT TO RULE 28-18.400, F.A.C. Achieved/Not Achieved

1 (5)(a) Carrying Capacity Study Implementation.

2

1. By July 1, 2011, Marathon shall adopt a Comprehensive Plan Policy to require that administrative relief in 

the form of the issuance of a building permit is not allowed for lands within the Florida Forever targeted 

acquisition areas unless, after 60 days from the receipt of a complete application for administrative relief, it has 

been determined the parcel will not be purchased by any city, county, state or federal agency. Marathon shall 

develop a mechanism to routinely notify the Department of Environmental Protection of upcoming 

administrative relief requests at least 6 months prior to the deadline for administrative relief.

Complete July 1, 2011 Yes

3

2. By July 1, 2011, Marathon shall adopt Land Development Regulations to require that administrative relief in 

the form of the issuance of a building permit is not allowed for lands within the Florida Forever targeted 

acquisition areas unless, after 60 days from the receipt of a complete application for administrative relief, it has 

been determined the parcel will not be purchased by any city, county, state or federal agency.

Complete July 1, 2011

4
3. By July 1, 2011, Marathon shall amend the Comprehensive Plan to limit allocations into high quality tropical 

hardwood hammock.
Complete July 1, 2011 Yes

5
4. By July 1, 2011, Marathon shall amend the Land Development Regulations to limit allocations into high 

quality tropical hardwood hammock.
Complete July 1, 2011

6
5. By July 1, 2011, Marathon shall adopt a Comprehensive Plan Policy discouraging private applications for 

future land use map amendments which increase allowable density/intensity on lands in the Florida Keys.
Complete July 1, 2011 Yes

7
6. By July 1, 2011, and each July thereafter, Marathon shall evaluate its land acquisition needs and state and 

federal funding opportunities and apply annually to at least one state or federal land acquisition grant program.
Complete

Marathon's proposed FY 17/18 Budget: 

1).  Allocates $4,000,000 to Capital 

Improvements to the acquisition of land 

for the improvements to wastewater 

plants and infratructure. 2). Includes a 

portion of the $17M grant received 

from FDEP Via the Mayfield Grant.  

The City continues to seek grant 

funding where available, including  

FDEP Florida Forever and federal 

sources.  Most importantly, the City has 

continued to lobby for the appropriation 

of funds through the Stewardship Act.

Resolutions 2017-083 & 084 / Resolution 2017-

??? (to be approved in December)
July 1, 2017

8

7. By July 1, 2012, Marathon shall enter into a memorandum of understanding with the State Land Planning 

Agency
4
, Division of Emergency Management, Monroe County, Islamorada, Key West, Key Colony Beach, and 

Layton after a notice and comment period of at least 30 days for interested parties. The memorandum of 

understanding shall stipulate, based on professionally acceptable data and analysis, the input variables and 

assumptions, including regional considerations, for utilizing the Florida Keys Hurricane Evacuation Model or 

other models acceptable to the State Land Planning Agency to accurately depict evacuation clearance times 

for the population of the Florida Keys.

Complete July 1, 2012

9

9. By December 1, 2012, July 1, 2012
1 

Marathon shall complete an analysis of maximum build-out capacity for 

the Florida Keys Area of Critical State Concern, consistent with the requirement to maintain a 24-hour 

evacuation clearance time and the Florida Keys Carrying Capacity Study constraints. This analysis shall be 

prepared in coordination with the state land planning agency
4
, Monroe County and each municipality in the 

Keys.

Complete July 1, 2012

10

10. By December 1, 2012, July 1, 2012
1
  the state land planning agency (agency) shall apply the derived 

clearance time to assess and determine the remaining allocations for the Florida Keys Areas of Critical State 

Concern. The agency will recommend appropriate revisions to the Administration Commission regarding the 

allocation rates and distribution of allocations to Monroe County, Marathon, Islamorada, Key West, Layton and 

Key Colony Beach or identify alternative evacuation strategies that support the 24-hour hurricane evacuation 

clearance time. If necessary, the state land planning agency
4
 shall work with each local government to amend 

the respective Comprehensive Plans to reflect revised allocation rates and distributions or propose rule making 

to the Administration Commission.

Complete July 1, 2012
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Line # WORK PROGRAM REQUIREMENTS PURSUANT TO RULE 28-18.400, F.A.C. Achieved/Not Achieved

11 (5)(a) Carrying Capacity Study Implementation.

12

11. By July 1, 2013, based on the state land planning agency's
4
 recommendations, Marathon shall amend the 

current building permit allocation system (BPAS in the Comprehensive Plan and Land Development 

Regulations) based on infrastructure availability, level of service standards, environmental carrying capacity, 

and hurricane evacuation clearance time.

Complete July 1, 2013 Yes

13

The City of Marathon may propose and adopt an amendment to their comprehensive plan to include a one-

time allocation of 100 transient dwelling units.  The plan amendment may also include an additional 100 units 

composed of units from the Administrative Relief pool and borrowing forward from the City’s future allocations. 

(January 18, 2012 Administration Commission Action)

Complete Yes

14

By March 31, 2012, the Area of Critical State Concern staff shall amend the agendas for the Hurricane 

Evacuation Clearance Modeling Workshops to include the potential for future transient allocations and their 

impact on hurricane evacuation clearance times. (January 18, 2012 Administration Commission Action)

Complete

15 (5)(b) Wastewater Implementation.

16

1. By July 1, 2011 and each July 1 thereafter, Marathon shall annually evaluate and allocate funding for 

wastewater implementation. Marathon shall identify any funding in the annual update to the Capital 

Improvements Element of the Comprehensive Plan.

Complete

Marathon's aproved FY 17/18 Budget: 

1).  Allocates $9,930,500 to Capital 

Improvements to the Existing Waste 

Water infrastructure. 2). Includes a 

portion of the $17M grant reveived 

from FDEP Via the Mayfield Grant. 

CIP July 1, 2017

HB 7207 removes the 

requirement that the capital 

improvement schedule be an 

amendment to the 

comprehensive plan.

17

2. December 1, 2013, Marathon shall work with the owners of wastewater facilities and onsite systems 

throughout the City and the Department of Environmental Protection (DEP) and the Department of Health 

(DOH) to fulfill the requirements of Sections 381.0065(3)(h) and (4)(l) and 403.086(10), F.S., regarding 

implementation of wastewater treatment and disposal. This will include coordination of actions with DOH and 

DEP to notify owners regarding systems that will not meet 2015 treatment and disposal requirements.

Complete December 1, 2013

18
3. By July 1, 2011, Marathon shall evaluate its wastewater needs and state and federal funding opportunities 

and apply annually to at least one state or federal grant program for wastewater projects and connections.
Complete

Mayfield Grant funding was applied for 

and approved in the amount of $17M.
CIP July 1, 2017

19
4. By July 1, 2011, Marathon shall continue to develop and implement local funding programs necessary to 

timely fund wastewater construction and future operation, maintenance and replacement facilities.
Complete July 1, 2011

20

5. By July 1, 2011 and each year through 2013, Marathon shall annually draft a resolution requesting the 

issuance of a portion of the $200 million of bonds authorized under Section 215.619, F.S., and an appropriation 

of sufficient debt service for those bonds, for the construction of wastewater projects within the Florida Keys.

Complete July 1, 2013

21

6. By July 1, 2011, Marathon shall develop a mechanism to provide accurate and timely information and 

establish Marathon’s annual funding allocations necessary to provide evidence of unmet funding needs to 

support the issuance of bonds authorized under Section 215.619, F.S., and to assure the timely completion of 

work as necessary to fulfill any terms and conditions associated with bonds.

Complete July 1, 2011

22

7. By December 1, 2012, Marathon shall provide a report of addresses and the property appraiser’s parcel 

numbers of any property owner that fails or refuses to connect to the central sewer facility within the required 

timeframe to the Monroe County Health Department and the state land planning agency
4
. This report shall 

describe the status of Marathon’s enforcement action and provide the circumstances of why enforcement may 

or may not have been initiated.  

Complete December 1, 2012
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23 (5)(c) Wastewater Project Implementation.

24 1. Sub area 1: Knight’s Key.

25 a. By July 1, 2011, Marathon shall secure plant site; see end note
2 July 1, 2011

26 b. By December 1, 2011, Marathon shall construct Knight’s Key Wastewater Plant; see end note
2 December 1, 2011

27 c. By May 1, 2012, Marathon shall initiate connections; and Complete May 1, 2012

28 d. By July 1, 2012, Marathon shall complete connections (100%). see end note
2 July 1, 2012

29 2. Sub area 2: Boot Key (non-service area).

30 By July 1, 2011, Marathon shall ensure completion of upgrade. Complete July 1, 2011

31 3. Sub area 3: 11 Street – 39 Street (Vaca Key West).

32 a. By July 1, 2011, Marathon shall complete construction of plant; Complete July 1, 2011

33 b. By July 1, 2011, Marathon shall complete construction of collection system; Complete July 1, 2011

34 c. By July 1, 2011, Marathon shall initiate connections; and Complete July 1, 2011

35 3. Sub area 3: 11 Street – 39 Street (Vaca Key West).

36 d. By July 1, 2012, Marathon shall complete connections (100%). Incomplete Approx 97% connected.
The City is providing a doument identifying the 

number of EDUs connected and to be 
July 1, 2012

37 4. Sub area 4: Gulfside 39 Street (Vaca Key Central).

38 By July 1, 2013, Marathon shall complete connections (100%). Complete July 1, 2013

39 5. Sub area 5: Little Venice (60 Street – Vaca Cut East).

40 a. By July 1, 2012, Marathon shall complete construction of collection system; Complete July 1, 2012

41 b. By July 1, 2012, Marathon shall initiate connections for Phase II; Complete July 1, 2012

42 c. By July 1, 2013, Marathon shall complete connections (100%) for Phase II. Incomplete

Some properties are  in foreclosure. 

Approx. 20 properties have been 

referred to code-compliance for not 

connecting. 

The City is providing a doument identifying the 

number of EDUs connected and to be 

connected

July 1, 2013

43 6. Sub area 6-Vaca Cut-Coco Plum (Fat Key Deer West).

44 By July 1, 2011, Marathon shall complete connections (100%). Complete July 1, 2011
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City of Marathon 2017 Annual Report

Status Marathon Comments Support Information Requested Rule Completion Date

Comprehensive Plan 

Amendment Required

Line # WORK PROGRAM REQUIREMENTS PURSUANT TO RULE 28-18.400, F.A.C. Achieved/Not Achieved

45 (5)(c) Wastewater Project Implementation.

46 7. Sub area 7: Tom Harbor Bridge-Grassy Key.

47 a. By July 1, 2012, Marathon shall complete construction of plant; Complete July 1, 2012

48 b. By July 1, 2012, Marathon shall bid and award design of collection system; Complete July 1, 2012

49 c. By July 1, 2012, Marathon shall complete construction of collection system;
3 Complete July 1, 2012

50 d. By July 1, 2012, Marathon shall initiate connections; and
Complete

July 1, 2012

51 e. By July 1, 2013, Marathon shall complete connections (100%). Incomplete

Some larger properties like 

hotels are vacant and make the 

connection number somewhat 

skewed toward a lower percent.

The City is providing a doument identifying the 

number of EDUs connected and to be 

connected

July 1, 2013

52 (5)(d) Stormwater Treatment Facilities.

53

1. Beginning July 1, 2011 and each July 1 thereafter Marathon shall annually evaluate and allocate funding for 

stormwater implementation. Marathon shall identify any funding in the annual update to the Capital 

Improvements Element of the Comprehensive Plan.

Complete Stormwater system is complete. CIP July 1, 2017

54
2. Beginning July 1, 2011 and each July 1 thereafter, Marathon shall annually apply for stormwater grants from 

the South Florida Water Management District.
Complete

FDEP Stewardship grant in the amount 

of $875,000 applied for and approved 

on 3/22/2017

CIP July 1, 2017

55

3. By July 1, 2011, complete Stormwater Treatment Facilities simultaneously with wastewater projects, 

including the direct outfall retrofits for 27th Street and 24th Street. Sub area 3: 11 Street – 37 Street (Vaca Key 

West)

Complete July 1, 2011

56
4. By July 1, 2012, complete Stormwater Treatment Facilities simultaneously with wastewater projects. Sub 

area 5: Little Venice (60 Street – Vaca Cut East).
Complete July 1, 2012

57
5. By July 1, 2012, complete Stormwater Treatment Facilities simultaneously with wastewater projects. Sub 

area 7: Tom Harbor Bridge-Grassy Key.
Complete July 1, 2012

58
6. By July 1, 2012, Marathon shall eliminate direct outfall retrofits for: 27th Street, Sombrero Islands, 24th 

Street, and 52nd Street.
Complete July 1, 2012

End Notes:

1) Technical correction: Dates inconsistent with the intent of the Administration Commission's direction to Monroe County (28-20.140) and 

Islamorada (28-19.310)

2) Due to legal circumstances beyond the City’s control, a plant site was not secured at Knight’s Key and the plant was not constructed. The 

City connected this service area through a force main to the Area 3 plant.

3) Corrects scriveners error in Rule 28-18(5)(c) 7. c., F.A.C.

4) References to the "Department of Community Affairs" have been replaced with the term "state land planning agency."
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CHAPTER 28-18 
LAND PLANNING REGULATIONS FOR THE FLORIDA KEYS AREA OF CRITICAL STATE CONCERN –  

CITY OF MARATHON 
28-18.300 Purpose and Effect 
28-18.400 Comprehensive Plan 

28-18.300 Purpose and Effect. 
As provided in Sections 380.05(10) and 380.0552(7), F.S., the Comprehensive Plan of the City of Marathon shall be superseded by 
amendments which are proposed by Marathon and approved by the Department of Community Affairs pursuant to Sections 
380.05(6) and 380.0552(9), F.S. 

Rulemaking Authority 380.0552(9), 380.05(22) FS. Law Implemented 380.0552 FS. History–New 6-17-11. 

28-18.400 Comprehensive Plan. 
(1) The Comprehensive Plan of the City of Marathon, as the same exists on January 1, 2011, is hereby amended to read as 

follows: 
(2) Policy 1-3.5.18 Marathon Work Program Conditions and Objectives. 
(a) The number of allocations issued annually for residential development under the Residential Building Permit Allocation 

System (BPAS) shall not exceed a total annual unit cap of 30, plus any available unused BPAS allocations from a previous year. 
Unused BPAS allocations may be retained and made available only for affordable housing and Administrative Relief from 
BPAS year to BPAS year. Unused market rate allocations shall be available for Administrative Relief. Any unused affordable 
allocations will roll over to affordable housing. This BPAS allocation represents the total number of allocations for development 
that may be issued during a year. A BPAS year means the twelve-month period beginning on July 13. Policy 1-3.5.18 
supersedes Policy 1-3.5.2 of the City of Marathon Comprehensive Plan. 

(b) No exemptions or increases in the number of allocations may be allowed, other than that which may be expressly 
provided for in the comprehensive plan or for which there is an existing agreement as of September 27, 2005, for affordable 
housing between the Department and the local government in the critical areas. 

(c) Through the Permit Allocation Systems, Marathon shall direct new growth and redevelopment to areas served by a 
central sewer system by 2015 that has committed or planned funding sources. Committed or planned funding is funding that is 
financially feasible and reflected in a Capital Improvements Element approved by the Department of Community Affairs. Prior 
to the ranking and approval of awards for an allocation authorizing development of new principal structures. Marathon shall 
coordinate with the central wastewater facility provider and shall increase an applicant’s score by four points for parcels served 
by a collection line within a central wastewater facility service area where a central wastewater treatment facility has been 
constructed that meets the treatment standards of Sections 381.0065(4)(l) and 403.086(10), F.S., and where treatment capacity is 
available. The points shall only be awarded if a construction permit has been issued for the collection system and the parcel lies 
within the service area of the wastewater treatment facility. 

(3) Reporting and Oversight. 
(a) Beginning November 30, 2011, Marathon and the Department of Community Affairs shall annually report to the 

Administration Commission documenting the degree to which the work program objectives for the work program year have 
been achieved. The Commission shall consider the findings and recommendations provided in those reports and shall determine 
whether progress has been achieved toward accomplishing the tasks of the work program. If the Commission determines that 
progress has not been made, the unit cap for residential development shall be reduced by 20 percent for the following year. 

(b) If the Commission determines that progress has been made for the work program year, then the Commission shall 
restore the unit cap for residential development for the following year up to a maximum of 30 allocations per BPAS year. 

(c) Notwithstanding any other date set forth in this plan, the dates set forth in the work program shall control where 
conflicts exist. 

(d) Wastewater treatment and disposal in Marathon is governed by the requirements of Sections 381.0065(4)(l) and 
403.086(10), F.S., as amended. Nothing in this rule shall be construed to limit the authority of the Department of Environmental 
Protection or Department of Health to enforce Sections 381.0065(4)(1) and 403.086(10), F.S., as amended. 



(4) Policy 1-2.2.4 Hurricane Modeling. 
For hurricane evacuation clearance time modeling purposes, clearance time shall begin when the Monroe County Emergency 
Management Coordinator issues the evacuation order for the permanent population for a hurricane that is classified as a Category 3-
5 wind event or Category C-E surge event. The termination point shall be the intersection of U.S. Highway One and the Florida 
Turnpike in Homestead/Florida City. 

(5) WORK PROGRAM. 
(a) Carrying Capacity Study Implementation. 
1. By July 1, 2011, Marathon shall adopt a Comprehensive Plan Policy to require that administrative relief in the form of the 

issuance of a building permit is not allowed for lands within the Florida Forever targeted acquisition areas unless, after 60 days from 
the receipt of a complete application for administrative relief, it has been determined the parcel will not be purchased by any city, 
county, state or federal agency. Marathon shall develop a mechanism to routinely notify the Department of Environmental 
Protection of upcoming administrative relief requests at least 6 months prior to the deadline for administrative relief. 

2. By July 1, 2011, Marathon shall adopt Land Development Regulations to require that administrative relief in the form of the 
issuance of a building permit is not allowed for lands within the Florida Forever targeted acquisition areas unless, after 60 days from 
the receipt of a complete application for administrative relief, it has been determined the parcel will not be purchased by any city, 
county, state or federal agency. 

3. By July 1, 2011, Marathon shall amend the Comprehensive Plan to limit allocations into high quality tropical hardwood 
hammock. 

4. By July 1, 2011, Marathon shall amend the Land Development Regulations to limit allocations into high quality tropical 
hardwood hammock. 

5. By July 1, 2011, Marathon shall adopt a Comprehensive Plan Policy discouraging private applications for future land use 
map amendments which increase allowable density/intensity on lands in the Florida Keys. 

6. By July 1, 2011, and each July thereafter, Marathon shall evaluate its land acquisition needs and state and federal funding 
opportunities and apply annually to at least one state or federal land acquisition grant program. 

7. By July 1, 2012, Marathon shall enter into a memorandum of understanding with the Department of Community Affairs, 
Division of Emergency Management, Monroe County, Islamorada, Key West, Key Colony Beach, and Layton after a notice and 
comment period of at least 30 days for interested parties. The memorandum of understanding shall stipulate, based on professionally 
acceptable data and analysis, the input variables and assumptions, including regional considerations, for utilizing the Florida Keys 
Hurricane Evacuation Model or other models acceptable to the Department of Community Affairs to accurately depict evacuation 
clearance times for the population of the Florida Keys. 

8. By July 1, 2012, the Florida Keys Hurricane Evacuation Model shall be run with the agreed upon variables from the 
memorandum of understanding. Marathon and the Department of Community Affairs shall update the data for the Florida Keys 
Hurricane Evacuation Model as professionally acceptable sources of information are released (such as the Census, American 
Communities Survey, Bureau of Business and Economic Research, and other studies). The City shall also evaluate and address 
appropriate adjustments to the hurricane evacuation model within each Evaluation and Appraisal Report. 

9. By December 1, 2012, Marathon shall complete an analysis of maximum build-out capacity for the Florida Keys Area of 
Critical State Concern, consistent with the requirement to maintain a 24-hour evacuation clearance time and the Florida Keys 
Carrying Capacity Study constraints. This analysis shall be prepared in coordination with the Department of Community Affairs, 
Monroe County and each municipality in the Keys. 

10. By December 1, 2012, the Department of Community Affairs shall apply the derived clearance time to assess and determine 
the remaining allocations for the Florida Keys Areas of Critical State Concern. The Department will recommend appropriate 
revisions to the Administration Commission regarding the allocation rates and distribution of allocations to Monroe County, 
Marathon, Islamorada, Key West, Layton and Key Colony Beach or identify alternative evacuation strategies that support the 24-
hour hurricane evacuation clearance time. If necessary, the Department of Community Affairs shall work with each local 
government to amend the respective Comprehensive Plans to reflect revised allocation rates and distributions or propose rule making 
to the Administration Commission. 

11. By July 1, 2013, based on the Department of Community Affairs’ recommendations, Marathon shall amend the current 
building permit allocation system (BPAS in the Comprehensive Plan and Land Development Regulations) based on infrastructure 
availability, level of service standards, environmental carrying capacity, and hurricane evacuation clearance time. 



(b) Wastewater Implementation. 
1. By July 1, 2011 and each July 1 thereafter, Marathon shall annually evaluate and allocate funding for wastewater 

implementation. Marathon shall identify any funding in the annual update to the Capital Improvements Element of the 
Comprehensive Plan. 

2. December 1, 2013, Marathon shall work with the owners of wastewater facilities and onsite systems throughout the City 
and the Department of Environmental Protection (DEP) and the Department of Health (DOH) to fulfill the requirements of 
Sections 381.0065(3)(h) and (4)(l) and 403.086(10), F.S., regarding implementation of wastewater treatment and disposal. This 
will include coordination of actions with DOH and DEP to notify owners regarding systems that will not meet 2015 treatment 
and disposal requirements. 

3. By July 1, 2011, Marathon shall evaluate its wastewater needs and state and federal funding opportunities and apply 
annually to at least one state or federal grant program for wastewater projects and connections. 

4. By July 1, 2011, Marathon shall continue to develop and implement local funding programs necessary to timely fund 
wastewater construction and future operation, maintenance and replacement facilities. 

5. By July 1, 2011 and each year through 2013, Marathon shall annually draft a resolution requesting the issuance of a 
portion of the $200 million of bonds authorized under Section 215.619, F.S., and an appropriation of sufficient debt service for 
those bonds, for the construction of wastewater projects within the Florida Keys. 

6. By July 1, 2011, Marathon shall develop a mechanism to provide accurate and timely information and establish 
Marathon’s annual funding allocations necessary to provide evidence of unmet funding needs to support the issuance of bonds 
authorized under Section 215.619, F.S., and to assure the timely completion of work as necessary to fulfill any terms and 
conditions associated with bonds. 

7. By December 1, 2012, Marathon shall provide a report of addresses and the property appraiser’s parcel numbers of any 
property owner that fails or refuses to connect to the central sewer facility within the required timeframe to the Monroe County 
Health Department and the Department of Community Affairs. This report shall describe the status of Marathon’s enforcement 
action and provide the circumstances of why enforcement may or may not have been initiated. 

(c) Wastewater Project Implementation. 
1. Sub area 1: Knight’s Key. 
a. By July 1, 2011, Marathon shall secure plant site; 
b. By December 1, 2011, Marathon shall construct Knight’s Key Wastewater Plant; 
c. By May 1, 2012, Marathon shall initiate connections; and 
d. By July 1, 2012, Marathon shall complete connections (100%). 
2. Sub area 2: Boot Key (non-service area). 

By July 1, 2011, Marathon shall ensure completion of upgrade. 
3. Sub area 3: 11 Street – 39 Street (Vaca Key West). 
a. By July 1, 2011, Marathon shall complete construction of plant; 
b. By July 1, 2011, Marathon shall complete construction of collection system; 
c. By July 1, 2011, Marathon shall initiate connections; and 
d. By July 1, 2012, Marathon shall complete connections (100%). 
4. Sub area 4: Gulfside 39 Street (Vaca Key Central). 

By July 1, 2013, Marathon shall complete connections (100%). 
5. Sub area 5: Little Venice (60 Street – Vaca Cut East). 
a. By July 1, 2012, Marathon shall complete construction of collection system; 
b. By July 1, 2012, Marathon shall initiate connections for Phase II;  
c. By July 1, 2013, Marathon shall complete connections (100%) for Phase II. 
6. Sub area 6-Vaca Cut-Coco Plum (Fat Key Deer West). 

By July 1, 2011, Marathon shall complete connections (100%). 
7. Sub area 7: Tom Harbor Bridge-Grassy Key. 
a. By July 1, 2012, Marathon shall complete construction of plant;  
b. By July 1, 2012, Marathon shall bid and award design of collection system; 
c. By July 1, 2012, Marathon shall construction of collection system; 



d. By July 1, 2012, Marathon shall initiate connections; and 
e. By July 1, 2013, Marathon shall complete connections (100%). 
(d) Stormwater Treatment Facilities. 
1. Beginning July 1, 2011 and each July 1 thereafter Marathon shall annually evaluate and allocate funding for stormwater 

implementation. Marathon shall identify any funding in the annual update to the Capital Improvements Element of the 
Comprehensive Plan. 

2. Beginning July 1, 2011 and each July 1 thereafter, Marathon shall annually apply for stormwater grants from the South 
Florida Water Management District. 

3. Sub area 3: 11 Street – 37 Street (Vaca Key West): By July 1, 2011, complete Stormwater Treatment Facilities 
simultaneously with wastewater projects, including the direct outfall retrofits for 27th Street and 24th Street. 

4. Sub area 5: Little Venice (60 Street – Vaca Cut East): By July 1, 2012, complete Stormwater Treatment Facilities 
simultaneously with wastewater projects. 

5. Sub area 7: Tom Harbor Bridge-Grassy Key: By July 1, 2012, complete Stormwater Treatment Facilities simultaneously with 
wastewater projects. 

6. By July 1, 2012, Marathon shall eliminate direct outfall retrofits for: 27th Street, Sombrero Islands, 24th Street, and 52nd 
Street. 

Rulemaking Authority 380.0552(9), 380.05(22) FS. Law Implemented 380.0552 FS. History–New 6-17-11. 



CHAPTER 28-19 
LAND PLANNING REGULATIONS FOR THE FLORIDA KEYS AREA OF CRITICAL STATE CONCERN, 

ISLAMORADA, VILLAGE OF ISLANDS 

28-19.100 Purpose and Effect 
28-19.200 Comprehensive Plan (Repealed) 
28-19.310 Comprehensive Plan 

28-19.100 Purpose and Effect. 
(1) The purpose of this Chapter is to amend the Transitional Comprehensive Plan of Islamorada, Village of Islands, within the 

Florida Keys Area of Critical State Concern, pursuant to Section 380.0552(9), F.S. 
(2) In order to provide an accurate record of the amendments approved by this chapter, each set of amendments is set forth in a 

separate rule section. If any provision of the comprehensive plan is amended by two rule sections, the latest amendment shall 
control. 

(3) As provided in Sections 380.05(10) and 380.0552(7), F.S., the Transitional Comprehensive Plan of the Village adopted 
herein shall be superseded by amendments which are proposed by the Village and approved by the Department of Community 
Affairs pursuant to Sections 380.05(6) and 380.0552(9), F.S. The Village Transitional Comprehensive Plan shall be superseded by 
the new Village Comprehensive Plan upon approval by the Department of Community Affairs pursuant to Sections 380.05(6) and 
380.0552(9), F.S. 

Rulemaking Authority 380.0552(9) FS. Law Implemented 380.0552 FS. History–New 7-26-99. 

28-19.200 Comprehensive Plan.  

Rulemaking Authority 380.0552(9) FS. Law Implemented 380.0552 FS. History–New 7-26-99, Repealed 1-12-14.  

28-19.310 Comprehensive Plan.  
(1) The Comprehensive Plan of Islamorada, Village of Islands, as the same exists on January 1, 2011, is hereby amended to read 

as follows: 
(2) Policy 1-3.1.1 Islamorada Work Program Conditions and Objectives. 
(a) The number of permits issued annually for residential development under the Residential Building Permit Allocation System 

(BPAS) shall not exceed a total annual unit cap of 22 market rate units and 6 affordable housing units, plus any available unused 
BPAS allocations from the previous BPAS year. Unused BPAS allocations may be retained and made available only for affordable 
housing and Administrative Relief from BPAS year to BPAS year. Unused market rate allocations shall be available for 
Administrative Relief. Any unused affordable allocations will roll over to affordable housing. This BPAS allocation represents the 
total number of allocations for development that may be issued during a year. A BPAS year means the twelve-month period 
beginning on July 13. 

(b) Beginning November 30, 2011, the Village and the Department of Community Affairs shall annually report to the 
Administration Commission documenting the degree to which the work program objectives for the work program year have been 
achieved. The Commission shall consider the findings and recommendations provided in those reports and shall determine whether 
progress has been achieved toward accomplishing the tasks of the work program. If the Commission determines that progress has 
not been made, the unit cap for residential development shall be reduced by 20 percent for the following year. 

(3) Policy 2-1. 2.10 Hurricane Modeling. 
For hurricane evacuation clearance time modeling purposes, clearance time shall begin when the Monroe County Emergency 
Management Coordinator issues the evacuation order for the permanent population for a hurricane that is classified as a Category 3-
5 wind event or Category C-E surge event. The termination point shall be the intersection of U.S. Highway One and the Florida 
Turnpike in Homestead/Florida City. 

(4) Reporting and Oversight. 
(a) Through the Permit Allocation Systems, Islamorada shall direct new growth and redevelopment to areas served by or that 

would be served a central sewer system by December 2015, that has committed funding or planned funding sources. Committed or 
planned funding is funding that is financially feasible and reflected in a Capital Improvements Element approved by the Department 



of Community Affairs. Prior to the ranking and approval of awards for an allocation authorizing development of new principal 
structures, the Village of Islamorada shall coordinate with the central wastewater facility provider and shall increase an applicant’s 
score by two points for parcels served by a collection line within a central wastewater facility service area where a central 
wastewater treatment facility has been constructed that meets the treatment standards of Sections 381.0065(4)(1) and 403.086(10), 
F.S., and where treatment capacity is available. The points shall only be awarded if a construction permit has been issued for the 
collection system and the parcel lies within the service area of the wastewater treatment facility. 

(b) If the Commission determines that progress has been made for the work program year, then the Commission shall restore the 
unit cap for residential development for the following year up to a maximum of 28 allocations per BPAS year. 

(c) Wastewater treatment and disposal in Islamorada is governed by the requirements of Sections 381.0065(4)(1) and 
403.086(10), F.S. Nothing in this rule shall be construed to limit the authority of the Department of Environmental Protection or 
Department of Health to enforce Sections 381.0065(4)(1) and 403.086(10), F.S. 

(d) Notwithstanding any other date set forth in this plan, the dates set forth in the work program shall control where conflicts 
exist. 

(5) WORK PROGRAM. 
(a) Carrying Capacity Implementation. 
1. By July 1, 2011 and each July 1 thereafter, Islamorada shall evaluate its land acquisition needs and state and federal funding 

opportunities and apply to at least one state or federal land acquisition grant program. 
2. By July 1, 2012, Islamorada shall enter into a memorandum of understanding with the Department of Community Affairs, 

Division of Emergency Management, Marathon, Monroe, Key West, Key Colony Beach, and Layton after a notice, public workshop 
and comment period of at least 30 days for interested parties. The memorandum of understanding shall stipulate, based on 
professionally acceptable data and analysis, the input variables and assumptions, including regional considerations, for utilizing the 
Florida Keys Hurricane Evacuation Model or other models acceptable to the Department to accurately depict evacuation clearance 
times for the population of the Florida Keys. 

3. By July 1, 2012, the Florida Keys Hurricane Evacuation Model shall be run with the agreed upon variables from the 
memorandum of understanding. Islamorada and the Department of Community Affairs shall update the data for the Florida Keys 
Hurricane Evacuation Model as professionally acceptable sources of information are released (such as the Census, American 
Communities Survey, Bureau of Business and Economic Research, and other studies). Islamorada shall also evaluate and address 
appropriate adjustments to the hurricane evacuation model within each Evaluation and Appraisal Report. 

4. By July 1, 2012, Islamorada shall complete an analysis of maximum build-out capacity for the Florida Keys Area of Critical 
State Concern, consistent with the requirement to maintain a 24-hour evacuation clearance time and the Florida Keys Carrying 
Capacity Study constraints. This analysis shall be prepared in coordination with the Department of Community Affairs, Monroe 
County and each municipality in the Keys. 

5. By July 1, 2012, the Department of Community Affairs shall apply the derived clearance time to assess and determine the 
remaining allocations for the Florida Keys Areas of Critical State Concern. The Department will recommend appropriate revisions 
to the Administration Commission regarding the allocation rates and distribution of allocations to Monroe County, Marathon, 
Islamorada, Key West, Layton and Key Colony Beach or identify alternative evacuation strategies that support the 24-hour 
evacuation clearance time. If necessary, Department of Community Affairs shall work with each local government to amend the 
Comprehensive Plans to reflect revised allocation rates and distributions or propose rule making to the Administration Commission. 

6. By July 1, 2013, based on the Department of Community Affairs’ recommendations, Islamorada shall amend the current 
building permit allocation system (BPAS in the Comprehensive Plan and Land Development Regulations) based on infrastructure 
availability, level of service standards, environmental carrying capacity constraints, and hurricane evacuation clearance time. 

(b) Wastewater Implementation. 
1. Beginning July 1, 2011 and each July 1 thereafter, Islamorada shall identify any funding for wastewater implementation. 

Islamorada shall identify any funding in the annual update to the Capital Improvements Element of the Comprehensive Plan. 
2. By December 1, 2013, Islamorada shall provide a final determination of non-service areas requiring upgrade to meet Sections 

381.0065(4)(l) and 403.086(10), F.S., wastewater treatment and disposal standards. This shall be in the form of a resolution 
including a map of the non-service areas. 

3. By December 1, 2013, Islamorada shall work with the owners of wastewater facilities and on site systems throughout the 
Village and the Department of Environmental Protection (DEP) and the Department of Health (DOH) to fulfill the requirements of 



Sections 381.0065(3)(h) and (4)(l) and 403.086(10), F.S., regarding implementation of wastewater treatment and disposal systems. 
This will include coordination of actions with DOH and DEP to notify owners regarding systems that will not meet 2015 treatment 
and disposal standards. 

4. By July 1, 2011 and by July 1 of each year thereafter, Islamorada shall evaluate its wastewater needs and state and federal 
funding opportunities and apply annually to at least one state or federal grant program for wastewater projects and connections. 

5. By September 1, 2011, Islamorada shall develop and implement local funding programs necessary to timely fund wastewater 
construction and future operation, maintenance and replacement of facilities. 

6. By July 1, 2011 and each July 1 thereafter through 2013, Islamorada shall annually draft a resolution requesting the issuance 
of a portion of the $200 million of bonds authorized under Section 215.619, F.S., and an appropriation of sufficient debt service for 
those bonds, for the construction of wastewater projects within the Florida Keys. 

7. By July 1, 2011 and each July 1 thereafter through 2013, Islamorada shall develop a mechanism to provide accurate and 
timely information and establish Islamorada’s annual funding allocations necessary to provide unmet funding needs to support the 
issuance of bonds authorized under Section 215.619, F.S., and to assure the timely completion of work as necessary to fulfill any 
terms and conditions associated with bonds. 

8. By December 1, 2013, Islamorada shall provide a report of addresses and the property appraiser’s parcel numbers of any 
property owner that fails or refuses to connect to the central sewer facility within the required timeframe to the Monroe County 
Health Department, Department of Environmental Protection and the Department of Community Affairs. This report shall describe 
the status of Islamorada’s enforcement action and provide the circumstances of why enforcement may or may not have been 
initiated. 

(c) Wastewater Project Implementation. 
1. By June 1, 2011, Islamorada shall provide a wastewater financing plan to the Department of Community Affairs and 

Administration Commission. 
2. By July 1, 2011, Islamorada shall conclude negotiations with Key Largo Wastewater Treatment District for treatment 

capacity. 
3. By July 1, 2011, Islamorada shall advertise for proposal for design build operate finance construction of Village-wide 

wastewater system. 
4. By July 1, 2011 submit a copy of contract agreement with Key Largo Wastewater District documenting acceptance of 

effluent or alternative plan with construction of wastewater treatment plants in Village that ensures completion and connection of 
customers by December 2015. 

5. By July 1, 2011, Islamorada shall make available to its customers an additional 700 connections (Phase II) to the North 
Plantation Key Wastewater Treatment Plant (WWTP). 

6. By September 1, 2011, Islamorada shall select the design build operate finance contractor for the Village-wide wastewater 
system. 

7. By October 1, 2011, Islamorada shall submit a wastewater construction status report to the Department of Community Affairs 
and the Administration Commission which includes substantial completion of construction prior to January 1, 2015 and final 
completion prior to July 1, 2015. 

8. By September 1, 2013, Islamorada shall complete final design of the Village-wide wastewater system. 
9. By December 1, 2013, Islamorada shall commence construction of the Village-wide wastewater system. 
10. By June 1, 2014, Islamorada shall make available to its customers 25% of the Equivalent Dwelling Unit (EDU) connections 

to the Village-wide wastewater system. 
11. By December 1, 2014, Islamorada shall make available to its customers 50% of the Equivalent Dwelling Unit (EDU) 

connections to the Village-wide wastewater system. 
12. By June 1, 2015, Islamorada shall make available to its customers 75% of the Equivalent Dwelling Unit (EDU) connections 

to the Village-wide wastewater system. 
13. By December 1, 2015, Islamorada shall make available to its customers 100% of the Equivalent Dwelling Unit (EDU) 

connections to the Village-wide wastewater system. 

Rulemaking Authority 380.0552(9), 380.05(22) FS. Law Implemented 380.0552 FS. History–New 6-17-11. 



CHAPTER 28-20 
LAND PLANNING REGULATIONS FOR THE FLORIDA KEYS AREA OF CRITICAL STATE CONCERN –  

MONROE COUNTY 

28-20.019 Purpose and Effect 
28-20.020 Comprehensive Plan (Repealed) 
28-20.021 Land Development Regulations (Repealed) 
28-20.022 Second Administration Commission Amendments to the Comprehensive Plan (Repealed) 
28-20.023 Second Administration Commission Amendments to Land Development Regulations (Repealed) 
28-20.024 Third Administration Commission Amendments to Land Development Regulations (Repealed) 
28-20.025 Land Development Regulations (Repealed) 
28-20.100 Comprehensive Plan (Repealed) 
28-20.110 Comprehensive Plan (Repealed) 
28-20.120 Land Development Regulations (Repealed) 
28-20.140 Comprehensive Plan 

28-20.019 Purpose and Effect. 
(1) The purpose of this Chapter is to establish land development regulations and a local comprehensive plan applicable within 

the Florida Keys Area of Critical State Concern, pursuant to Section 380.05(8), F.S. It is the intent of the Administration 
Commission that this rule shall supplement those land development regulations and those portions of the comprehensive plan 
approved by the Department of Community Affairs in Chapter 9J-14, F.A.C. This chapter and Chapter 9J-14, F.A.C., comprise the 
comprehensive plan and land development regulations for the Florida Keys Area of Critical State Concern. To the extent that 
existing ordinances are not adopted in this rule or approved in Chapter 9J-14, F.A.C., such ordinances are not deemed to be “land 
development regulations” within the definition of Section 380.031(8), F.S. 

(2) In order to provide an accurate record of the amendments approved by this chapter, each set of amendments is set forth in a 
separate rule section. If any provision of the comprehensive plan or the land development regulations is amended by two rule 
sections, the latest amendment shall control. 

(3) As provided in Section 380.05(10), F.S., the comprehensive plan and land development regulations adopted herein shall be 
superseded by regulations or amendments which are proposed by Monroe County and approved by the Department of Community 
Affairs under the procedures found in Section 380.05(6), F.S. 

(4) Land Development Regulations, including Official Land Use District Maps, shall be construed to implement the provisions 
of Chapter 163, F.S. (1985) and Chapter 86-170, Laws of Florida (1986). 

(5) All development, in addition to being consistent with the provisions of these land development regulations which include the 
official land use district maps, shall be consistent with the goals, policies and objectives of the comprehensive plan. All land use 
decisions based upon the map designations must be consistent with the text of volumes I and II. 

(6) The purpose of Part II of this chapter is to adopt amendments to the Monroe County Comprehensive Plan adopted by 
Monroe County Ordinance No. 016-1993, and approved by the Department of Community Affairs in Rules 9J-14.020-.023, F.A.C., 
including maps, consistent with the Principles for Guiding Development for the Florida Keys Area of Critical State Concern, 
pursuant to Sections 380.0552(7) and (9), F.S. The Monroe County Comprehensive Plan adopted by Ordinance 016-1993 and 
approved by the Department of Community Affairs in Rules 9J-14.020-.023, F.A.C., supersedes the Comprehensive Plan addressed 
in Part I of this chapter. 

Rulemaking Authority 380.05(8), 380.0552(9) FS. Law Implemented 380.0552 FS. History–New 9-15-86, Amended 10-5-89, 1-2-96. 

28-20.020 Comprehensive Plan. 

Rulemaking Authority 380.05(8) FS. Law Implemented 380.05(8), 380.0552(4) FS. History–New 9-15-86, Repealed 1-12-14. 

28-20.021 Land Development Regulations. 

Rulemaking Authority 380.05(8) FS. Law Implemented 380.05(8), 380.0552(4) FS. History–New 9-15-86, Repealed 1-12-14. 



28-20.022 Second Administration Commission Amendments to the Comprehensive Plan. 

Rulemaking Authority 380.0552(9) FS. Law Implemented 380.0552 FS. History–New 10-5-89, Repealed 1-12-14. 

28-20.023 Second Administration Commission Amendments to Land Development Regulations. 

Rulemaking Authority 380.0552(9) FS. Law Implemented 380.0552 FS. History–New 10-5-89, Repealed 1-12-14. 

28-20.024 Third Administration Commission Amendments to Land Development Regulations. 

Rulemaking Authority 380.0552(9) FS. Law Implemented 380.0552 FS. History–New 8-12-92, Repealed 1-12-14. 

28-20.025 Land Development Regulations. 

Rulemaking Authority 380.0552(9) FS. Law Implemented 380.0552 FS. History–New 1-2-96, Repealed 1-12-14. 

28-20.100 Comprehensive Plan. 

Rulemaking Authority 380.05(8), 380.0552(9) FS. Law Implemented 380.0552 FS. History–New 1-2-96, Amended 7-17-97, 7-26-99, 10-29-02, 

Repealed 1-12-14. 

28-20.110 Comprehensive Plan. 

Rulemaking Authority 380.0552(9) FS. Law Implemented 380.0552 FS. History–New 9-27-05, Repealed 1-12-14. 

28-20.120 Land Development Regulations. 

Rulemaking Authority 380.0552(9) FS. Law Implemented 380.0552 FS. History–New 9-27-05, Repealed 1-12-14. 

28-20.140 Comprehensive Plan. 
(1) The Monroe County Comprehensive Plan Policy Document, as the same exists on January 1, 2011, is hereby amended to 

read as follows: 
(2) Policy 101.2.13 Monroe County Work Program Conditions and Objectives. 
(a) Monroe County shall establish and maintain a Permit Allocation System for new residential development. The Permit 

Allocation System shall supersede Policy 101.2.1. 
(b) The number of permits issued annually for residential development under the Rate of Growth Ordinance shall not exceed a 

total annual unit cap of 197, plus any available unused ROGO allocations from a previous ROGO year. Each year’s ROGO 
allocation of 197 units shall be split with a minimum of 71 units allocated for affordable housing in perpetuity and market rate 
allocations not to exceed 126 residential units per year. Unused ROGO allocations may be retained and made available only for 
affordable housing and Administrative Relief from ROGO year to ROGO year. Unused allocations for market rate shall be available 
for Administrative Relief. Any unused affordable allocations will roll over to affordable housing. A ROGO year means the twelve-
month period beginning on July 13. 

(c) This allocation represents the total number of allocations for development that may be issued during a ROGO year. No 
exemptions or increases in the number of allocations may be allowed, other than that which may be expressly provided for in the 
comprehensive plan or for which there is an existing agreement as of September 27, 2005, for affordable housing between the 
Department and the local government in the critical areas. 

(d) Through the Permit Allocation Systems, Monroe County shall direct new growth and redevelopment to areas served or that 
would be served by a central sewer system by December 2015 that has committed or planned funding. Committed or planned 
funding is funding that is financially feasible and reflected in a Capital Improvements Element approved by the Department of 
Community Affairs. Prior to the ranking and approval of awards for an allocation authorizing development of new principal 
structures, Monroe County, shall coordinate with the central wastewater facility provider and shall increase an applicant’s score by 
four points for parcels served by a collection line within a central wastewater facility service area where a central wastewater 
treatment facility has been constructed that meets the treatment standards of Section 403.086(10), F.S., and where treatment capacity 



is available. The points shall only be awarded if a construction permit has been issued for the collection system and the parcel lies 
within the service area of the wastewater treatment facility. 

(3) Reporting and Oversight. 
(a) Beginning November 30, 2011, Monroe County and the Department of Community Affairs shall annually report to the 

Administration Commission documenting the degree to which the work program objectives for the work program year have been 
achieved. The Commission shall consider the findings and recommendations provided in those reports and shall determine whether 
progress has been achieved. If the Commission determines that progress has not been made, the unit cap for residential development 
shall be reduced by 20 percent for the following ROGO year. 

(b) If the Commission determines that progress has been made for the work program year, then the Commission may restore the 
unit cap for residential development for the following year up to a maximum of 197 allocations per ROGO year. 

(c) Notwithstanding any other date set forth in this plan, the dates set forth in the work program shall control where conflicts 
exist. 

(d) Wastewater treatment and disposal in Monroe County is governed by the requirements of Sections 381.0065(4) and 
403.086(10), F.S. Nothing in this rule shall be construed to limit the authority of the Department of Environmental Protection or the 
Department of Health to enforce Sections 381.0065(4) and 403.086(10), F.S. 

(4) Policy 216.1.19. Hurricane Modeling. 
For the purposes of hurricane evacuation clearance time modeling purposes, clearance time shall begin when the Monroe County 
Emergency Management Coordinator issues the evacuation order for permanent residents for a hurricane that is classified as a 
Category 3-5 wind event or Category C-E surge event. The termination point shall be U.S. Highway One and the Florida Turnpike 
in Homestead/Florida City. 

(5) WORK PROGRAM. 
(a) Carrying Capacity Study Implementation. 
1. By July 1, 2012, Monroe County shall adopt the conservation planning mapping (the Tier Zoning Overlay Maps and System) 

into the Comprehensive Plan based upon the recommendations of the Tier Designation Review Committee with the adjusted Tier 
boundaries. 

2. By July 1, 2012, Monroe County shall adjust the Tier I and Tier IIIA (SPA) boundaries to more accurately reflect the criteria 
for that Tier as amended by Final Order DCA07-GM166 and implement the Florida Keys Carrying Capacity Study, utilizing the 
updated habitat data, and based upon the recommendations of the Tier Designation Review Committee Work Group. 

3. By July 1, 2012, Monroe County shall create Goal 106 to complete the 10 Year Work Program found in Rule 28-20.110, 
F.A.C., and to establish objectives to develop a build-out horizon in the Florida Keys and adopt conservation planning mapping into 
the Comprehensive Plan. 

4. By July 1, 2012, Monroe County shall create Objective 106.2 to adopt conservation planning mapping (Tier Maps) into the 
Monroe Comprehensive Plan based upon the recommendations of the Tier Designation Review Committee Work Group. 

5. By July 1, 2012, Monroe County shall adopt Policy 106.2.1 to require the preparation of updated habitat data and establish a 
regular schedule for continued update to coincide with evaluation and appraisal report timelines. 

6. By July 1, 2012, Monroe County shall adopt Policy 106.2.2 to establish the Tier Designation Work Group Review Committee 
to consist of representatives selected by the Florida Department of Community Affairs from Monroe County, Florida Fish & 
Wildlife Conservation Commission, United States Fish & Wildlife Service, Department of Environmental Protection and 
environmental and other relevant interests. This Committee shall be tasked with the responsibility of Tier designation review 
utilizing the criteria for Tier placement and best available data to recommend amendments to ensure implementation of and 
adherence to the Florida Keys Carrying Capacity Study. These proposed amendments shall be recommended during 2009 and 
subsequently coincide with the Evaluation and Appraisal report timelines beginning with the second Evaluation and Appraisal 
review which follows the adoption of the revised Tier System and Maps as required above adopted in 2011. Each evaluation and 
appraisal report submitted following the 2011 evaluation and appraisal report shall also include an analysis and recommendations 
based upon the process described above. 

7. By July 1, 2012 and each July thereafter, Monroe County and the Monroe County Land Authority shall submit a report 
annually to the Administration Commission on the land acquisition funding and efforts in the Florida Keys to purchase Tier I and 
Big Pine Key Tier II lands and the purchase of parcels where a Monroe County building permit allocation has been denied for four 



(4) years or more. The report shall include an identification of all sources of funds and assessment of fund balances within those 
sources available to the County and the Monroe County Land Authority. 

8. By July 1, 2012, Monroe County shall adopt Land Development Regulations to require that administrative relief in the form 
of the issuance of a building permit is not allowed for lands within the Florida Forever targeted acquisition areas or Tier I lands 
unless, after 60 days from the receipt of a complete application for administrative relief, it has been determined the parcel will not be 
purchased by any county, state, federal or any private entity. The County shall develop a mechanism to routinely notify the 
Department of Environmental Protection of upcoming administrative relief requests at least 6 months prior to the deadline for 
administrative relief. 

9. By July 1, 2012, in order to implement the Florida Keys Carrying Capacity Study, Monroe County shall adopt a 
Comprehensive Plan Policy to discourage private applications for future land use changes which increase allowable 
density/intensity. 

10. By July 1, 2011, Monroe County shall evaluate its land acquisition needs and state and federal funding opportunities and 
apply annually to at least one state or federal land acquisition grant program. 

11. By July 1, 2012, Monroe County shall enter into a memorandum of understanding with the Department of Community 
Affairs, Division of Emergency Management, Marathon, Islamorada, Key West, Key Colony Beach and Layton after a notice and 
comment period of at least 30 days for interested parties. The memorandum of understanding shall stipulate, based on professionally 
acceptable data and analysis, the input variables and assumptions, including regional considerations, for utilizing the Florida Keys 
Hurricane Evacuation Model or other models acceptable to the Department to accurately depict evacuation clearance times for the 
population of the Florida Keys. 

12. By July 1, 2012, the Florida Keys Hurricane Evacuation Model shall be run with the agreed upon variables from the 
memorandum of understanding to complete an analysis of maximum build-out capacity for the Florida Keys Area of Critical State 
Concern, consistent with the requirement to maintain a 24-hour evacuation clearance time and the Florida Keys Carrying Capacity 
Study constraints. This analysis shall be prepared in coordination with the Department of Community Affairs and each municipality 
in the Keys. 

13. By July 1, 2012, the County and the Department of Community Affairs shall update the data for the Florida Keys Hurricane 
Evacuation Model as professionally acceptable sources of information are released (such as the Census, American Communities 
Survey, Bureau of Economic and Business Research, and other studies). The County shall also evaluate and address appropriate 
adjustments to the hurricane evacuation model within each Evaluation and Appraisal Report. 

14. By July 1, 2012, the Department of Community Affairs shall apply the derived clearance time to assess and determine the 
remaining allocations for the Florida Keys Areas of Critical State Concern. The Department will recommend appropriate revisions 
to the Administration Commission regarding the allocation rates and distribution of allocations to Monroe County, Marathon, 
Islamorada, Key West, Layton and Key Colony Beach or identify alternative evacuation strategies that support the 24 hour 
evacuation clearance time. If necessary, the Department of Community Affairs shall work with each local government to amend the 
Comprehensive Plans to reflect revised allocation rates and distributions or propose rulemaking to the Administration Commission. 

15. By July 1, 2013, if necessary, the Department of Community Affairs shall work with each local government to amend the 
Comprehensive Plan to reflect revised allocation rates and distribution or propose rule making to the Administration Commission. 

(b) Wastewater Implementation. 
1. By July 1, 2011, Monroe County shall annually evaluate and allocate funding for wastewater implementation. Monroe 

County shall identify any funding in the annual update to the Capital Improvements Element of the Comprehensive Plan. 
2. By December 1, 2013, Monroe County shall work with the owners of wastewater facilities and onsite systems throughout the 

County and the Department of Health (DOH) and the Department of Environmental Protection (DEP) to fulfill the requirements of 
Sections 403.086(10) and 381.0065(3)(h) and (4)(l), F.S., regarding implementation of wastewater treatment and disposal. This will 
include coordination of actions with DOH and DEP to notify owners regarding systems that will not meet the 2015 treatment and 
disposal standards. 

3. By July 1, 2011, Monroe County shall annually draft a resolution requesting the issuance of $50 million of the $200 million 
of bonds authorized under Section 215.619, F.S., and an appropriation of sufficient debt service for those bonds, for the construction 
of wastewater projects within the Florida Keys. 

4. By July 1, 2011, Monroe County shall develop a mechanism to provide accurate and timely information and establish the 
County’s annual funding allocations necessary to provide evidence of unmet funding needs to support the issuance of bonds 



authorized under Section 215.619, F.S., and to assure the timely completion of work as necessary to fulfill any terms and conditions 
associated with bonds. 

5. By July 1, 2011, Monroe County shall evaluate its wastewater needs and state and federal funding opportunities and apply 
annually to at least one state or federal grant program for wastewater projects and connections. 

6. By July 1, 2011, Monroe County shall develop and implement local funding programs necessary to timely fund wastewater 
construction and future operation, maintenance and replacement of facilities. 

7. By December 1, 2013, the County shall provide a report of addresses and the property appraiser’s parcel numbers of any 
property owner that fails or refuses to connect to the central sewer facility within the required timeframe to the Monroe County 
Health Department, Department of Environmental Protection and the Department of Community Affairs. This report shall describe 
the status of the County’s enforcement action. 

(c) Wastewater Project Implementation. 
1. Key Largo Wastewater Treatment Facility. Key Largo Wastewater Treatment District is responsible for wastewater treatment 

in its service area and the completion of the Key Largo Wastewater Treatment Facility. 
a. By July 1, 2012, Monroe County shall complete construction of the South Transmission Line; 
b. By July 1, 2013, Monroe County shall complete design of Collection basin C, E, F, G, H, I, J and K; 
c. By July 1, 2012, Monroe County shall complete construction of Collection basins E-H; 
d. By December 1, 2011, Monroe County shall schedule construction of Collection basins I-K; 
e. By July 1, 2011, Monroe County shall complete construction of Collection basins I-K; 
f. By July 1, 2011, Monroe County shall complete 50% of hook-ups to Key Largo Regional WWTP; 
g. By July 1, 2012, Monroe County shall complete 75% of hook-ups to Key Largo Regional WWTP; 
h. By July 1, 2013, Monroe County shall complete all remaining connections to Key Largo Regional WWTP. 
2. Hawk’s Cay, Duck Key and Conch Key Wastewater Treatment Facility. 
a. By July 1, 2012, Monroe County shall complete construction of Hawk’s Cay WWTP upgrade/expansion, transmission and 

collection system; 
b. By July 1, 2013, Monroe County shall complete construction of Duck Key collection system; 
c. By July 1, 2012, Monroe County shall initiate property connections to Hawk’s Cay WWTP; 
d. By December 1, 2012, Monroe County shall complete 50% of hook-ups to Hawk’s Cay WWTP; 
e. By July 1, 2013, Monroe County shall complete 75% of hook-ups to Hawk’s Cay WWTP; and 
f. By July 1, 2014, Monroe County shall complete all remaining connections to Hawk’s Cay WWTP. 
3. South Lower Keys Wastewater Treatment Facility (Big Coppitt Regional System). 
a. By July 1, 2012, Monroe County shall complete 75% hookups to South Lower Keys WWTP; and 
b. By July 1, 2013, Monroe County shall complete all remaining connections to the South Lower Keys WWTP. 
4. Cudjoe Regional Wastewater Treatment Facility. 
a. By July 1, 2011, Monroe County shall complete planning and design documents for the Cudjoe Regional Wastewater 

Treatment Facility, the Central Area (Cudjoe, Summerland, Upper Sugarloaf) collection system and the Central Area Transmission 
Main; 

b. By October 1, 2012, Monroe County shall initiate construction of Wastewater Treatment Facility, Central Area Collection 
System and Central Area Transmission Main;  

c. By July 1, 2014, Monroe County shall initiate construction of Wastewater Treatment Facility, Central Area Collection 
System and Central Area Transmission Main; 

d. By February 1, 2012, Monroe County shall complete construction of Wastewater Treatment, Outer Area Collection System 
and Transmission Main; 

e. By February 1, 2015, Monroe County shall complete construction of Outer Area collection and transmission main; 
f. By July 1, 2014, Monroe County shall initiate property connections – complete 25% of hook-ups to Cudjoe Regional WWTP; 
g. By July 1, 2015, Monroe County shall complete 50% of hook-ups to Cudjoe Regional WWTP; and 
h. By December 1, 2015, Monroe County shall complete remaining hook-ups to Cudjoe Regional WWTP. 
(d) Stormwater Treatment Facilities. 
1. By July 1, 2011, Monroe County shall evaluate and allocate funding for stormwater implementation. Monroe County shall 

identify any funding in the annual update to the Capital Improvements Element of the Comprehensive Plan. 



2. By July 1, 2011, Monroe County shall apply for stormwater grants from the South Florida Water Management District. 
3. By July 1, 2011, Monroe County shall complete Card Sound Road stormwater improvements. 

Rulemaking Authority 380.0552(9), 380.05(22) FS. Law Implemented 380.0552 FS. History–New 6-17-11. 
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Appendix B 



Settlement Admin

Date Block Lot Subdivision Tier Relief Parcels Acres Cost

MCLA Acquisitions:

8/5/2016 17 Unrecorded Plat on No Name Key 1 No 1 0.2 $26,352

8/5/2016 3 13 Eden Pines Colony 2 No 1 0.1 $25,916

9/16/2016 23 11 Palm Villa 1 No 1 0.1 $22,773

10/25/2016 Part of Tract A Punta Brisa 2 No 1 0.2 $26,766

10/28/2016 Part of X4 Big Pine Key 1 No 1 0.9 $2,994

1/27/2017 3 4 Tuxedo Park 1 No 1 0.1 $4,361

3/6/2017 2 9 Ocean Park Village 1 No 3 0.4 $81,454

3/6/2017 6 8 Palma Sola 1 No ------ included above ------

3/6/2017 6 9 Palma Sola 1 No ------ included above ------

2/24/2017 1 46 Doctors Arm 2 No 1 0.1 $26,021

3/24/2017 7 2 Ramrod Shores Marina Section 1 No 1 0.2 $21,734

5/3/2017 6 18 Ramrod Shores 1 No 1 0.1 $20,984

6/9/2017 4 24 Harris Ocean Park Estates 1 No 1 0.1 $31,192

7/28/2017 BN Wickfield Acres 1 No 1 1.0 $20,992

Subtotal 14 3.5 $311,536

BOCC Acquisitions:

6/15/2017 2 3 Tropical Bay Second Addition 2 No 1 0.2 $43,178

6/22/2017 1 7 Tropical Bay Second Addition 2 No 1 0.2 $43,110

6/30/2017 11 10 Tropical Bay Third Addition 2 No 2 0.4 $88,369

6/30/2017 12 1 Tropical Bay Third Addition 2 No ------ included above ------

7/7/2017 9 2 Tropical Bay Third Addition 2 No 1 0.2 $43,110

7/10/2017 10 8 Tropical Bay Third Addition 2 No 1 0.3 $46,187

7/11/2017 1 2 Tropical Bay Second Addition 2 No 1 0.2 $46,187

Subtotal 7 1.5 $310,140

Subtotal of ROGO Administrative Relief Acquisitions 0 0.0 $0

Subtotal of Tier 1 Acquisitions 11 3.1 $232,834

Subtotal of Tier 2 Acquisitions 10 1.9 $388,842

Total of Tier 1, Tier 2, and ROGO Administrative Relief Acquisitions 21 5.0 $621,676

Summary of ROGO Administrative Relief Activity:

  1 Request Received by MCLA (a Tier 2 Property)

  1 Purchase Offer Made to Property Owner

  0 Purchase Offers Accepted by Property Owner

Note: In addition to the property categories listed above, MCLA also purchased 70 parcels of conservation land that

were either designated Tier 3, designated Tier 3-A, or located in the City of Marathon.  The total of all types of

conservation and density reduction land purchased by MCLA and the BOCC was 91 parcels (18.7 acres) at a cost of

$3,598,388.

Acquisitions by the Monroe County Land Authority and the Monroe County Board of County Commissioners

of Tier 1, Tier 2, and ROGO Administrative Relief Lands

from August 1, 2016 to July 31, 2017



Acquisitions Within FL Keys Area of Critical State Concern

  General Acquisitions

    Budget 4,111,350$    

    Less expenditures (2,298,942)$   

    Less encumbered funds (568,593)$      

    Balance 1,243,816$    

  Reserve for ROGO Administrative Relief

    Budget 4,095,873$    

    Less expenditures (2,000)$          

    Less encumbered funds -$                   

    Balance 4,093,873$    

  General Reserves

    Contingency 500,000$       

    End of Year Cash 500,000$       

Acquisitions Within Key West Area of Critical State Concern

    Budget 2,638,010$    

    Less expenditures (682,876)$      

    Less encumbered funds (400,000)$      

    Balance 1,555,134$    

Monroe County Land Authority FY 2017 Budget Status

as of August 22, 2017





Site 1 Site 2 Site 3 Site 4

Legal Lots 103 and 104 Block 5, Lots 3 and 4 Metes and bounds Metes and bounds
Description Ocean Reef Shores Gulfstream Shores Tavernier Long Key

Key Largo Key Largo Key Largo Bay side 
Ocean side Ocean side Ocean side MM 69
Off of CR-905 Off of CR-905 MM 92

RE Number 00569041-009000 00565350-000000 00089560-000000 00098530-000000
00569041-009100 00565360-000000 00098530-000101

00098530-000102

Seller Louise P. Story Royal Group Patricia L. Saunders Dein P. Spriggs, Trustee
a/ka/a Louise Woods Investments, Inc. Dein P. Spriggs Profit

Sharing Trust

Size 9,000 square feet 15,000 square feet 1.45 acres 3.25 acres

Zoning Improved Subdivision Improved Subdivision Suburban Commercial Native Area

Tier Tier 1 Tier 1 Tier 1 Tier 1

Vegetation Tropical hardwood Exotics and tropical Tropical hardwood Buttonwood, salt marsh,
hammock hardwood hammock hammock and mangrove

Purchase Price $36,000 $54,000 $190,000 $20,000

MCLA Share $18,000 $27,000 $95,000 $10,000

TOTAL OF ALL PURCHASE PRICES $300,000

MCLA SHARE $150,000

EXHIBIT A


	cover page3
	table of contents
	Signed letter to Administration Commission
	Executive Summary_2017
	Narrative
	Islamorada Matrix
	Monroe Matrix
	Copy of Marathon Matrix
	TAB 4
	28-18 (1) Rule
	28-19 (2)
	28-20 (3)
	380.0552 Statute
	381.0065 Statute
	403.086 Statute
	Program Statutes and Rules_After CP

	Appendix A separator
	Appendix A - letter requesting rule change
	Appendix B separator
	Appendix B - MCLA Report
	MCLAAcquisitionsAug2016toJuly2017
	Sheet1

	MCLABudgetStatus170822
	Sheet1

	MCLAMatchResolution170621
	Agenda - blank pg insert.pdf
	Untitled

	Agenda - blank pg insert.pdf
	Untitled

	Agenda - blank pg insert.pdf
	Untitled






