
Village Council Meeting Agenda November 18, 2021 

  Council Communication 

To: Mayor and Village Council 

From: Gregory J. Oravec, Village Manager  

Date: November 11, 2021 

SUBJECT: PRESENTATION BY MONROE COUNTY REGARDING BUILDOUT  
 ________________________________________________________________________________________________________  
 
At the request of Councilman Rosenthal and consistent with past Village Council discussions 
regarding this important topic, Roman Gastesi, Monroe County Administrator, Christine Hurley, 
Monroe County Land Authority, Executive Director, and Emily Schemper, Senior Director of Planning 
& Environmental Resources for Monroe County, were invited, and have graciously agreed, to make a 
presentation to the Village Council regarding the looming buildout of Monroe County.  Please find a 
printed version of the presentation attached for your review.   
 
If you have any questions or require additional information, please do not hesitate to contact me. 
 
Thank you.       





Monroe County: Actions, Policies, and 
Programs to Address Potential 2023/2026 
Exhaustion of ROGO Allocations and/or 
Build-Out of the Florida Keys

Roman Gastesi, Monroe County Administrator
Christine Hurley, Monroe County Land Authority, Executive Director
Emily Schemper, Sr. Director of Planning and Environmental Resources

Prepared for: 

Islamorada, Village of Islands
Council Meeting
October 14, 2021 



1972: Areas of Critical State Concern Program (ACSC) was adopted [Section 380.05, F.S.]

1979: Florida Legislature designates the Florida Keys as an ACSC.

1992: the Rate of Growth Ordinance or ROGO adopted.
• ROGO was implemented in order to provide for the safety of residents in the event of a hurricane evacuation and to protect the 

significant natural resources of the County, as required by the State of Florida. ROGO established a competitive permit allocation system 
where those applications with the highest scores are awarded building permits. 

1997: Village of Islamorada incorporated and took on ROGO as “BPAS”

2012: Department of Economic Opportunity (DEO) completed the hurricane evacuation clearance time modeling task and 
found that with 10 years’ worth of building permits, the Florida Keys would be at a 24-hour evacuation clearance. 

• Based upon the resulting 24-hour evacuation clearance, DEO determined the remaining allocations for the Florida Keys 
(3,550 additional permits countywide, 1,970 of these permits are assigned to Monroe County, 280 assigned to Village of 
Islamorada). 

• First time hurricane modeling shows a 24-hour permanent resident evacuation. Indicates reaching the build-out of the 
Florida Keys. 

• County starts analyzing the implications of a potential build-out scenario – knowing this may result in a significant balance 
of privately held vacant parcels at risk of not obtaining permits in the future. This deficit of building permit allocations 
could trigger takings suits against both the State and the County, if no additional permits are allowed beyond the year 
2023 (2026 for unincorporated County).

Background Information: ROGO/BPAS



Background Information: ROGO/BPAS

Based on data from 2018, 

the unincorporated County, 

after utilizing all ROGO 

allocations granted by the 

State in 2012, the County 

and all incorporated 

jurisdictions combined will 

have approximately 8,269 

vacant privately owned 

parcels remaining beyond 

the allocations available. 

In 2018, Village had 

approximately 

1,070 vacant privately 

owned parcels remaining; 

with 28 BPAS/year available.



2020 Census: Hurricane Evacuation Modeling Update

2022/2023: the Department of Economic Opportunity (DEO) and the Division of Emergency 

Management (DEM) will run an evacuation model after the compilation of the 2020 Census data. 

• A new Memorandum of Understanding (MOU) with the DEO, DEM, Marathon, Islamorada, Key West, 

Key Colony Beach and Layton will be required. MOU stipulates, based on professionally acceptable 

data and analysis, the input variables and assumptions, including regional considerations, for utilizing 

the Florida Keys Hurricane Evacuation Model.

• This will be the earliest timeframe that the County and other jurisdictions will be able to evaluate the 

results based on any population/vehicle changes, unit occupancy rate changes and other factors in 

the inputs and assumptions utilized within the hurricane modeling.

• Until the results of the upcoming evacuation modeling are known, the Florida Keys ACSC jurisdictions 

must anticipate that building permit allocations may not be authorized beyond the year 2023.

• Again, this deficit of building permit allocations could trigger takings suits against both the State, 

County and cities, if no additional permits are authorized based on the 2020 Census hurricane 

modeling.



January, 2020, County adopted 

ordinances to extend remaining 

allocations through 2026.

Beginning July 13, 2020 (ROGO YR 29), 

the available market rate allocations 

were reduced from 126/year to 64/year 

to extend the distribution of ROGO 

allocations through 2026. 

• Increases time for land acquisition

• Allows time for CP and Code updates 

following next evacuation model (end of 

2022?)

Village could adopt similar amendment 

to BPAS allocation schedule. 
• Spread remaining 28 over 4 years?

County Actions Taken



2016 Comprehensive Plan / Code 

Update:

Added new categories for extra 

ROGO points for Land 

Dedication and Lot Aggregation

Categories Target Both:

Conservation Land AND

Retirement of Density

Code also includes up to 2 points 

for $ payment into the 

Land Acquisition Fund
• The monetary value of each point is set annually by 

the County based upon the estimated average fair 

market value of vacant, privately-owned, buildable 

IS/URM zoned, platted lots.

County Actions Taken



2016 Comprehensive Plan/ 

Code Update:

Opened up Transfer of

ROGO exemptions to Market

Rate Units – must replace

with an affordable unit on

sender site or other site.

Potential to open even more in

future if needed/desired.

County Actions Taken



State of Florida Workforce 

Affordable Housing Initiative

In April, 2021, the County adopted

Comprehensive Plan and Land

Development Code amendments to

accept 300 Workforce Housing early

evacuation units, structured as an

exchange program.

The 300 units must be exchanged for

existing affordable housing ROGO

allocations at multifamily sites, with

the exchanged ROGO allocations

going into County Administrative

Relief for future use.

*currently under appeal*

County Actions Taken



Land Acquisition Funding

In anticipation of the significant

remaining private, vacant parcels, in

2016 the Monroe County BOCC

authorized staff to commence land

acquisition programs to supplement

the long-standing efforts of the

Monroe County Land Authority and

those of the State of Florida.

These include:

Less Than Fee and 

Density Reduction Programs, which 

use 304/Infrastructure Sales Tax funds.

Land Authority Funding 

sources = 1 cent 

Tourist Impact tax & 

State Park surcharge.



Conservation Land (Keyswide)

Mark Rosch – 305-295-5180

The Conservation Land Program purchases lands to protect

the natural environment and preserve wildlife habitats.

Density Reduction 
(Unincorporated)
Mark Rosch – 305-295-5180

The Density Reduction Program purchases lands that do

not consist of significant habitat, to retire density where

the lot or parcel being purchased has at least 1

Transferable Development Right (TDR).

• Lands that have a TDR gives a property owner

what they need to apply for a Rate of Growth

Ordinance (ROGO) allocation.

• Lands are typically located in Improved

Subdivision (IS) or Urban Residential Medium

(URM) subdivisions, but they can be in other

zoning categories as long as they have at least 1

TDR.

Funding: 304/Infrastructure Sales Tax

MONROE COUNTY LAND AUTHORITY - WILLING SELLER ACQUISITION PROGRAMS 
HTTPS://WWW.MONROECOUNTY-FL.GOV/LANDAUTHORITY

Funding: Monroe County Land Authority Funds

• ½ cent Tourist Impact Tax (bed tax) 

• Park Surcharge Fees on admissions to State Parks 

in incorporated area

• FDEP/Florida Forever/Stewardship Funds



FEMA Flood Mitigation Assistance (FMA) (Keyswide)

Mike Lalbachan – 305-453-8796

The FMA annual program purchases homes from 

willing sellers to eliminate future flood risk.

• No income eligibility for participants

• Property Owner must have flood insurance 

through National Flood Insurance Program 

(NFIP)

• After purchase, the County may only use 

the land as green space, recreational, or 

stormwater/flood infrastructure

• Funding is available on an annual basis; 

however, it takes 2-3 years to complete 

purchase

• County pays match amount required for 

acquisition

• County recovers the Rate of Growth 

Ordinance (ROGO) allocation when they 

demolish the home

Funding: FEMA - FMA Grant

MONROE COUNTY LAND AUTHORITY - WILLING SELLER ACQUISITION PROGRAMS 
HTTPS://WWW.MONROECOUNTY-FL.GOV/LANDAUTHORITY



Less than Fee (Unincorporated)

Cynthia Guerra – 305-453-8756

The Less than Fee Program purchases Development 

Rights from owners of lots zoned IS, IS-M and URM 

adjacent to the seller’s primary residence.  Property 

owners can continue to use the land for accessory 

structures permitted by county land use regulations, 

such as a pool, open yard, or garage. No income 

eligibility for participants

• Upon sale, owners must execute a restrictive 

covenant agreeing to unify the parcels and 

agreeing to never seek a ROGO allocation or 

permit to develop any habitable space. 

• Adjacency is defined as: a parcel of land sharing a 

boundary with another parcel of land at one or 

more points of intersection.

• Currently there is a waiting list of applicants the 

County is processing.

• The Board of County Commissioners established 

the prioritization for the program, which at this 

time is eligible lots on BPK and NNK.  

• To apply for this program go to: 

www.monroecounty-fl.gov/LessThanFee-Program 

• 74 development rights retired so far ($3.69M)

Funding: 304/Infrastructure Sales Tax

MONROE COUNTY LAND AUTHORITY - WILLING SELLER ACQUISITION PROGRAMS 
HTTPS://WWW.MONROECOUNTY-FL.GOV/LANDAUTHORITY



• There are prioritization criteria for ranking of

parcels for purchase.

• www.monroecounty-fl.gov/homebuyout

Funding: CDGB-DR

Voluntary Home Buyout Program 
(Unincorporated)

Cynthia Guerra – 305-453-8756

The Voluntary Home Buyout Program purchases

property damaged by Hurricane Irma, to

eliminate future flood risk and assist vulnerable

populations in low-moderate income areas.

• Income information required for 

participants

• After purchase, the County may only use 

the land as green space, passive 

recreation, or to restore natural 

floodplain functions

MONROE COUNTY LAND AUTHORITY - WILLING SELLER ACQUISITION PROGRAMS 
HTTPS://WWW.MONROECOUNTY-FL.GOV/LANDAUTHORITY



In 2019, and on March 31, 2021, the BOCC held a special meeting to review existing and potential 

Actions, Programs, and Policies that the County could pursue to address the impending end of ROGO 

allocations. Based on BOCC direction, some of the following FUTURE potential items are in progress, 

some tabled, and some currently undergoing additional analysis.

Potential Future Policies, Programs, and Actions



Potential Future Policy and Programs
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Potential Future Policy and Programs



Potential Future Actions



Potential Future Actions

Raise Taxes



Potential Future Actions

Raise Taxes
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Raise Taxes



Potential Future Actions



Thank you

Roman Gastesi, Monroe County Administrator
Christine Hurley, Monroe County Land Authority, Executive Director
Emily Schemper, Sr. Director of Planning and Environmental Resources
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