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Public Presentations



Public Presentations:
• 25 Public Presentation throughout the Florida Keys from June to September 2024 with over 1000 

attendees.  

• The presentation provided an overview of:
• Regulatory takings claims in Monroe County, 

• ROGO history, 

• the current status of ROGO permits remaining within the unincorporated County,

• the County’s potential takings liability as to private property owners who would be unable to build in the future if ROGO 
allocations become unavailable. 

• 11 questions and provided an opportunity for open feedback.  The questions sought to gather 
community feedback on a “sweet spot” of the number of ROGO permits Monroe County would 
recommend the State of Florida award, the rate of distribution of any allocations, the preferred 
designation of such allocation and more.

• 915 accessed the interactive poll  & 760 provided responses to one or more of the questions posed.
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Q10 - Primary Concerns when Considering additional Residential Development
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Q12- Open Feedback:
Summary:
The public comments on the consideration of additional residential development in the Florida Keys show both positive and 
negative perspectives, often reflecting a balance between growth and sustainability. Comments focused on six primary areas:

1. Workforce and Affordable Housing:
Many comments highlight the urgent need for workforce and affordable housing. Residents express strong support for 
development that prioritizes housing for essential workers such as teachers, first responders, and service industry employees. 
This housing is seen as crucial to keeping the local economy and community functioning.There is optimism that addressing 
housing shortages will prevent further workforce losses, helping to stabilize businesses and services that are struggling due to 
a lack of local employees.

2. Economic Growth and Development:
Support for controlled development as necessary for maintaining economic growth, particularly in tourism and retail sectors. 
Balanced growth, with attention to environmental and evacuation concerns, is viewed as important for keeping the Keys a 
viable destination for tourists and ensuring a stable local economy.
There is an argument that structured development, including the use of vacant or underutilized buildings for housing, can meet 
the region’s needs without overburdening the infrastructure.



Q12- Open Feedback:
3. Community Input and Transparency:
Many residents commend the public engagement process and the clarity of the presentations. The 
opportunity to contribute to the discussion and learn about the complexities of growth, infrastructure, 
and legal issues was appreciated, with calls for continued community involvement in future decision.
Some participants expressed trust in the local government’s approach, believing that careful distribution 
of ROGOs (Rate of Growth Ordinances) over time can help manage growth responsibly.

4. Environmental and Infrastructure Concerns:
A common negative sentiment revolves around the potential strain on already overtaxed infrastructure, 
including water systems, roads, and sewage. Many residents fear that additional development could lead 
to further degradation of nearshore water quality and environmental damage to fragile ecosystems.
There are strong concerns about sea level rise and the broader environmental impacts of new 
developments, with some arguing that the Keys have reached their limit in terms of sustainable growth.



Q12- Open Feedback:
5. Evacuation and Public Safety:
Evacuation challenges are a major concern, especially during hurricanes. Many residents believe that the 
current evacuation models are outdated and that additional growth will make it harder to evacuate the 
population safely within the required 24-hour window. This is exacerbated by the growing population in 
Miami-Dade, which shares the same evacuation routes.
Some argue that the risks of overdevelopment outweigh the benefits, particularly if new housing adds 
more residents without addressing evacuation infrastructure.

6. Quality of Life and Overdevelopment:
Many comments reflect concerns that overdevelopment will harm the quality of life in the Keys. Residents 
fear that new developments, particularly vacation homes and short-term rentals, will increase traffic, 
overcrowd public services, and erode the unique character of the island communities.
There is also concern that new developments are catering more to wealthy part-time residents or 
investors, rather than full-time local residents who contribute to the fabric of the community.



Q12- Open Feedback:

Conclusion:
There is strong support for growth that focuses on affordable and 
workforce housing.  These positive views are balanced by concerns 
about the environmental and infrastructure impacts of 
overdevelopment. For the most part, both sides appear to recognize 
the need for responsible management of growth to preserve the 
unique character and sustainability of the Florida Keys.



Kimberly Matthews
Sr. Director of Strategic Planning and Libraries

Monroe County, Florida 
Results and Data Available online at

Monroecounty-fl.gov/rogo2024



2024
ROGO/BPAS
SURVEY 1-4
OVERVIEW

Survey Overviews
Monroe County presented four surveys to
the public via social media, emails, press
releases, newspaper and radio.

About Respondents

1,858 Respondents
Full Time Residents: 86%
Aware of ROGO: 75%
Focus: How Much Do You Know
About ROGO/How Do You
Receive Information

Survey #1

2,318 Respondents
Full Time Residents: 87%
Aware of ROGO: 77%
Focus: Housing, Commuting,
Livability of the Florida Keys

Survey #2

1,108 Respondents
Full Time Residents: 88%
Aware of ROGO: 86%
Focus: Hurricane EvacuationsSurvey #3

1,134 Respondents
Full Time Residents: 86%
Aware of ROGO: 87%
Focus: Legal ConsiderationsSurvey #4

Own Their Home 80.75%
Rent Their Home 14.24 %
Live w/ Family/Roommates 3.11%
Other Living Situation 1.9%

Housing Costs less than 30% of Income: 34.92%
Between 30-50%: 41.95%
More than 50%: 15.24%

Opinions Legal

Which of the following would most impact your
ability and desire to remain a Keys resident (Pick of
Top 3)



GROWTH

www.monroecounty-fl.gov/rogo2024

Evacuations

When the Keys are threatened by a storm,
what do you do?

More Information:



Staff Report  
to the  
Monroe  
County  
BOCC

October 16,2024



Monroe County Emergency  
Management

2021 Statewide Regional Evacuation Study

•FDEM/Regional PlanningCouncils

• South FloridaRegion

• Regional in nature/Regional decision making

•Clearance time, shelter demand, behavioral
rates, regional destination rates, evacuation by
scenario, vulnerablepopulation

• Transportation Interface
Modeling Evacuation  (TIME)
Model



Monroe County Emergency  
Management
Transportation Interface Modeling Evacuation  
(TIME) Model
• Based on evacuation of vehicles NOTpeople

• Utilizes estimated 1.8 person per vehicle,  
population derived, vehicle/homedata

• Assumes -Special populationshave left  
before

• Is based on numbers of permanent/general  
population

• Clearance Time scenarios run on multiple  
variables (100+)

• Does not include shoulder or one way  
evacuation routes



Monroe County Emergency  
Management
Transportation Interface Modeling Evacuation  
(TIME) Model

Assumes:

48 Hours –Evacuation of the transient/special  
populations has been ordered (RVs, campers, live  
aboard, mobile homes, special needs, hospitals)

Starts:

24 Hours –Applies to the permanent population  
(site built homes)

Does not take into account early out affordable  
housing units



Monroe County Emergency  
Management
Transportation Interface Modeling  
Evacuation (TIME)Model

2025 Operational Scenario-Out of County  
ClearanceTime

• Utilizes historical evacuation rates (73%for  
MonroeCounty)

• Closest approximation– 28 hours

2025 Base Scenario-Out of County Clearance  
Time

• Utilizes a 100% evacuation participation  
rate

• Closest approximation–32 Hours



Monroe County Emergency  
Management

Protective Action DecisionMaking:

• Begins 10 days out (anticipated formation)

• Based on “decision support” information from  

NHC/NWS-KW (track, time, speed, size,  

probability, threats/impactsetc.)

• Evaluations made when NHC Advisory  

Products issued: Every 6 hours –5 am, 11a, 5  

pm, 11pmEDT

• AgencyAdministrator, Incident Commander,  

Executive AdvisoryGroup

• FDEM/Regional Partnercoordination



Monroe County Emergency  
Management

Protective Action Decision Making-Evacuations

Monroe County CEMP-Base Plan Section III-Concept  

of Operations

Evacuation Timeline:
Prior to the arrival of TS Winds:

Approximately 48 hours-Mandatory evacuation of  
nonresidents, visitor, RVs, travel trailer, live aboards  
shall be initiated

Approximately 36 hours- Mandatory evacuation of
mobile home residents, special needs, hospitals,
nursing homes shall be initiated

Approximately 24-30 hours-Mandatory phased  
evacuation of permanent residents shall be initiated



Monroe County Emergency  
Management

Protective Action Decision Making-Evacuations

Monroe County CEMP-Concept of Operations

“The actual sequence of the evacuation will vary  
depending on the individual storm”



Monroe County Emergency  
Management

MonroeCounty Comprehensive Plan:  
Policy101.2.4

In the event of a pending major hurricane (Category 3—5) Monroe
County shall implement the following staged/phased evacuation
procedures to achieve and maintain an overall 24-hour hurricane
evacuation clearance time for the resident population.

1. Approximately 48 hours in advance of tropical storm winds, a  
mandatory evacuation of non-residents, visitors, recreational
vehicles (RVs), travel trailers, live-aboard vessels (transient and
non-transient), military personnel, units approved, and deed
restricted as workforce housing early evacuation units from the  
Florida Keys shall be initiated. State parks and campgrounds  
should be closed at this time or sooner and entry into the Florida  
Keys by non-residents should be strictly limited.

2.Approximately 36 hours in advance of tropical storm winds, a
mandatory evacuation of mobile home residents, special needs
residents, and hospital and nursing home patients from the Keys
shall beinitiated.

3.Approximately 30 hours in advance of tropical storm winds, a  
mandatory phased evacuation of permanent residents by  
evacuation zone (described below) shall be initiated. Existing  
evacuation zones are as follows:



Monroe County Emergency  
Management

Discussion &  
Questions



Variable Comparison 2012/2023

Per Rule 28-20.140)5)(a)4. Monroe County was required to enter into a 

memorandum of understanding with the Department of Commerce, Division of 

Emergency Management, Marathon, Islamorada, Key West, Key Colony 

Beach and Layton . . .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.

 



Variables in the 
Memorandum of Understanding

Tourist Units (Occupied) Site-Built Participation Rate

Mobile Home Units (Occupied) Vehicle Usage by type

Site-Built Units (Occupied) Vehicle Usage by Special Population

Response Curve Evacuation Stream

Tourist Participation Rate Roadway Capacity

Mobile Home Participation Rate Phased Evacuation



Variables in the 
Memorandum of Understanding

Variables that remained the same

Response Curve 12 hours

Tourist Participation Rate 100%

Mobile Home Participation Rate 100%

Evacuation Stream Monroe Only

Phased Evacuation Yes



Variables in the 
Memorandum of Understanding

Changes to Variables:

Vehicle Usage by type (Single family, Multi-family, Mobile, etc.)
This is driven by Census results using American Community Survey data and is reported at 
the census block level

Vehicle Usage by Special Population
2012 NAS-KW reported a total evacuating vehicle for a Category 5 event as 2,333
2023 NAS-KW reported 1,221 vehicles for their permanent/Phase II population and 655 
from their transient/Phase I population

Roadway Capacity
There was minor capacity increase for Boot Key to Marathon segment 
There were changes from one-lane to two lanes (Card Sound Road to HEFT) and passing 
lanes (Rattlesnake Key to Card Sound Road)



Participation Rate

Participation Rates

2012 2023

Mobile Home 100% 100%

Tourists 100% 100%

Site-Built 90% 82%



Evacuating Units

2012 2023

Total Units
Occupied 

Units

Average 

Occupancy

Evacuating 

Units
Total Units

Occupied 

Units

Average 

Occupancy

Evacuating 

Units

Mobile Home Units 8,134 4,576 56% 4,576 6,029 3,921 65% 3,921

Site-built Units 43,718 27,320 62% 24,588 47,933 32,494 68% 26,645

Evacuating Units = Occupied Units * Participation Rate



Evacuating Vehicles

Evacuating Vehicles 2012 2023

Mobile Home Vehicles 5,461 4,620 

Site-built Vehicles 29,155 30,460 



Monroe County Comprehensive Plan 

Policies Related to Number of Lanes on US-1 

3.3 - TRAFFIC CIRCULATION 

GOAL 301 To provide a safe, convenient, efficient, resilient, and environmentally-compatible motorized and non-motorized transportation system for 
the movement of people and goods in Monroe County. [F.S. § 163.3177(6)(b)] ( Ord. No. 013-2022 , § 2(Exh. 1), 8-17-2022) 

… 

Objective 301.5  In order to coordinate the traffic circulation system with the future land uses shown on the Future Land Use Map, Monroe County 
shall implement the following policies. [F.S. § 163.3177(6)(b)1.d.] 

Policy 301.5.1  The capacity of U.S. 1 in unincorporated Monroe County shall be limited to four lanes. Densities and intensities on the Future Land Use 
Map and allowed by the permit allocation system shall not exceed those that can be accommodated by the four lane limitation on U.S. 1. 

… 

Objective 301.7  Monroe County shall ensure the County's transportation plan are coordinated with the plans and programs of appropriate State 
agencies and local governments and are consistent with State and federal regulations. [F.S. § 163.3177(6)(b)] 

… 

Policy 301.7.2  In recognition of the physical and environmental constraints that may affect the widening of U.S. 1 to four lanes, Monroe County shall 
coordinate with FDOT on those portions of U.S. 1 that are shown as two lanes on the Future Traffic Circulation Map (Traffic Circulation Number of 
Through Lanes Maps) to maintain them as two lanes for the planning horizon. This policy shall not be construed so as to prohibit the addition of a third 
lane to be used as a continuous two-way turn lane for those segments with a demonstrated public safety risk, if the third lane has been demonstrated 
to be the safest alternative. [F.S. § 163.3177(6)(b)1.] 

…  
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Monroe County 

Staff Update on Future Potential Changes to 
Rate of Growth Ordinance (ROGO)

Emily Schemper, AICP, CFM
Sr. Director of Planning and Environmental Resources

Monroe County BOCC
October 16, 2024
Item Q2



2020 Census: Hurricane Evacuation Modeling Update

2023: the Florida Department of Commerce and the Division of Emergency Management (DEM) ran an updated 

hurricane evacuation model based on 2020 Census and other relevant data. 

2

220 Allocations



Further Analysis of Private Vacant Parcels

FL Commerce’s reference to 7,954 units was based on the number of privately-owned vacant parcels within the 

Florida Keys (unincorporated MC, Islamorada, Layton, Key Colony Beach, Marathon, Key West).

April 17, 2024 BOCC Item J3: 

Further analysis indicated that a significant portion of those parcels may be already restricted by protected 

habitat and/or existing zoning density standards.

n/a – already 
reserved

2,220

556

221

n/a

n/a – already 
reserved

2,997

3BOCC - Item Q210/16/2024

Unincorporated MC: 2,220



Unincorporated Analysis of Private Vacant Parcels

BOCC - Item Q210/16/2024

Next round of analysis, based on BOCC direction, further refines unincorporated private 

vacant parcel count based on:

Eliminated:

- ROGO Exempt Properties

- Density Reduction Program 

Participants

- Recent Public Acquisitions

- Prior Receipt of ROGO 

Allocation (active or expired)

- ROGO land 

dedications/aggregations

- Zoned for Commercial Use

New Unincorporated Estimate: 1,618

4



Unincorporated Analysis of Private Vacant Parcels

BOCC - Item Q210/16/2024

Subtract Currently Available ROGO Allocations in Unincorporated County :

10-year Allocation = 1,298/10 years = 129/year

2012 Unincorporated Allocation was 1,970 over 10 years = 197/year  (**included Affordable Allocations**)

126 market rate / year

+ 71 affordable / year

5



County-wide Analysis of Private Vacant Parcels

n/a – already 
reserved

1,298

539

196

n/a

n/a – already 
reserved

2,033

6BOCC - Item Q210/16/2024

n/a – already 
reserved

2,220

556

221
232
n/a

n/a – already 
reserved

2,997

Adjusted Vacant Parcel Numbers and Subtraction of Currently 

Available ROGO Allocations for incorporated counts:
(based on best available info at this time)

Marathon: 

-5 allocated this period

-12 administrative relief pool

Islamorada:

-13 BPAS remaining (mkt rate + AFH)

-23 administrative relief pool
+11 (further adjustment)



County-wide Analysis of Private Vacant Parcels

n/a – already 
reserved

1,298

539

196

n/a

n/a – already 
reserved

2,033

7BOCC - Item xx10/16/2024

n/a – already 
reserved

2,220

556

221

n/a

n/a – already 
reserved

2,997

County-wide totals following update:

10-year County-wide Allocation = 2,033/10 years = 203/year

2012 County-wide Allocation was 3,550 over 10 years = 355/year  

(**included Affordable Allocations**)

2012 distribution was based on 

approximate proportion of vacant 

land remaining in each jurisdiction



County-wide Analysis of Private Vacant Parcels

n/a – already 
reserved

1,298

539

196

n/a

n/a – already 
reserved

2,033

8BOCC - Item xx10/16/2024

n/a – already 
reserved

2,220

556

221

n/a

n/a – already 
reserved

2,997

County-wide totals following update:

10-year County-wide Allocation = 2,033/10 years = 203/year

2012 County-wide Allocation was 3,550 over 10 years = 355/year  

(**included Affordable Allocations**)

+ Affordable?

40-50/yr for 
LIHTC only?

2012 distribution was based on 

approximate proportion of vacant 

land remaining in each jurisdiction



County-wide Analysis of Private Vacant Parcels

9BOCC - Item xx10/16/2024

2012 Distribution (was based on approximate proportion of vacant land remaining in each jurisdiction at that time)

2012 Allocation for Monroe County, Islamorada, and Marathon 

was 2,550 over 10 years = 255/year  

1,720 Market Rate = 172/year

830 Affordable = 83/year



County-wide Analysis of Private Vacant Parcels

10BOCC - Item xx10/16/2024

2012 Distribution (was based on approximate proportion of vacant land remaining in each jurisdiction at that time)

2012 Allocation for Monroe County, Islamorada, and Marathon 

was 2,550 over 10 years = 255/year  

1,720 Market Rate = 172/year

830 Affordable = 83/year

2024 vacant land analysis: 
(Monroe County/Islamorada/Marathon)

2,033/10 years = 203/year

+

LIHTC/Affordable

500/10 years = 50/year?

2,533/10 years = 253/year

or spread over 20 years?



County-wide Analysis of Private Vacant Parcels

11BOCC - Item Q210/16/2024

Scenarios for TOTAL Future Allocations

distributed based on proportion of private vacant parcels county-wide:

+ Affordable?

40-50/yr for 
LIHTC only?



County-wide Analysis of Private Vacant Parcels

12BOCC - Item Q210/16/2024

Historical Rates of Annual Allocation since 2020 by jurisdiction:

TOTAL:         107                93                                      94                                      83



Relation to Hurricane Evacuation Modeling
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2,033?
24.5-26 hrs?

+AFH?
XX hrs?

220 Allocations

BOCC - Item Q210/16/2024



Relation to Hurricane Evacuation Modeling

14

220 Allocations 
Countywide

= 24 hrs

Monroe County: 100
Marathon: 40

Islamorada: 40
Key West: 40

NO CHANGE TO 
STATUTE

220 Allocations

BOCC - Item Q210/16/2024



Potential ROGO/BPAS Timelines

Re
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October
2024

Dec. 19,
2024

Dec. 19,
2024

March to 
December 

2025
Nov. 30,

2024
January

2025
Dec. 17,
2024

Meet with Fl.
Commerce
No Later Than
mid-Nov.

Adopt Resolution
with number of
ROGO
Allocations
Requested

Willl Set 2025
Schedule

Opportunity for
cities to put in
their request for
allocations

March, June,
September, December

Meetings during these
months are when the
Administration
Commission could
approve <=220 

Cabinet
Meeting

Area of
Critical State

Concern
Report Due

Special BOCC
Meeting

Special BOCC
Meeting

Likely Cabinet
Meetings

Legend:

Florida Commerce Inclusion in Area Critical State Concern Report

County Dates

Re
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st

 >
22

0

Mid- January
2025

Dec. 11,
2024

End of
February

November
2024

January/
February

March 4-
May 2

Draft Legislations
& Confirm
Sponsorship of
Bill

Infrastructure
consultant
presentation

Complete
Draft

Legislation

Submit Bill
to Drafting

State
Committee

Weeks

Bill Drafted,
Filed,

Numbered, &
Referenced

Start Process Latest to
Submit Bill to

Drafting

Regular BOCC
Meeting

2025
Legislative

Session

State
Committee

Weeks

Governor and
Cabinet

Nov. 20,
2024

Survey #5
Release

To run for several
weeks

Report on Town
Hall & Surveys

4: Key West
6: Key Largo
7: Marathon

Town Hall
Meetings

Special BOCC
Meeting

December
2024

Change of Legislation Important Dates

Adopt resolution
with number of
ROGO
allocations
requested

City Requests

Timeline to request 220 allocations, which would not change hurricane evacuation hours
*Requesting any more than 220 will require a legislative change
*Two Paths through Florida Commerce can include:
           1. Have Request in Annual Report
           2. Not include in Annual Report, but have as a separate “sub item”  added on to the agenda (this is how the 1,300 were done) 

Timeline to request more than 220 allocations, which would require a statutory change to hurricane evacuation hours
*Can be done concurrently or in combination with requesting 220 allocations

October/
November

2024
November

2024

Legislative
Delegation

February/
March

Regular
BOCC

Meeting

Any last minute
final action items
regarding
allocations

Jan. 15,
2025


