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To: Mayor and Village Council

Through:

From:

Maria T. Aguilar, Village Manager

Cheryl Cioffari, AICP, LEED Green Associate, Director of Planning

Date: June 18, 2015

SUBJECT: DISCUSSION REGARDING 10,000 SQUARE FOOT LIMITATION ON
COMMERCIAL / NONRESIDENTIAL BUILDINGS

At the May 28, 2015 Village Council Meeting, the Village Council provided direction to staff to
amend relevant sections of the Comprehensive Plan and the Land Development Regulations to
limit the maximum size of a nonresidential building to 10,000 square feet. Concurrently, staff
would prepare the relevant materials for a proposed charter amendment to limit the maximum
size of a building to 10,000 square feet.

Currently, Village Comprehensive Plan Policy 1-2.1.8:  Establish Gross Floor Area, states:

The maximum gross floor area (GFA) of any structure, other than those for public and semi-
public uses, constructed after the effective date of the Comprehensive Plan shall be ten thousand
(10,000) square feet provided the Floor Area Ratio (FAR) and  building setbacks  are  compliant
with  the  Land Development Regulations, and unless otherwise approved by the Village Council.
The Land Development Regulations may further restrict the maximum building size.

The Comprehensive Plan does not provide definitions; however, definitions are provided within
Chapter 30, Land Development Regulations, of the Code of Ordinances. The following
definitions from the Village Code are provided to facilitate the Council’s discussion.

Building means a fully enclosed structure entirely separated from any other structure by space or by
walls in which there are no communicating doors, windows or similar openings and that can be used
for nonresidential or residential purposes.

Nonconforming structure means any structure (other than a sign) lawfully existing on the effective
date of this chapter (or of any amendment which renders such structure nonconforming), which does
not comply with restrictions on lot area, lot coverage, height, setbacks, location on the lot, or any such
requirements of this chapter as amended (other than use regulations).

Floor area, nonresidential means the sum of the gross floor area for nonresidential structures, and all
covered, unenclosed areas used for commercial activities including outdoor seating areas, except for
walkways, stairways, entryways, parking and loading areas or drive-through canopies. Outdoor
storage and display areas, temporary uses, temporary structures, and space occupied by transient
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residential and institutional-residential principal uses are not nonresidential floor area. Additionally,
boat barns legally existing prior to January 1, 2008, shall be considered nonresidential floor area,
while those limited to 14,000 square feet and approved after January 1, 2008, shall not be considered
nonresidential floor area.

Public use means administrative and cultural buildings, uses, and structures, including buildings, lots
and facilities owned, used, or operated by any governmental agency.

There is no definition in the Village Code for “semi-public uses”.

For demonstration purposes, below is a table of buildings that are greater than 10,000 square
feet. This is not an exhaustive list.

Common Name Address SF of Structure Zoning
Pelican Plaza 86701 Overseas Hwy 10,114 HC

Sotheby's 81888 Overseas Hwy 10,771 VC
Venetian Plaza 85960 Overseas Hwy 10,994 NC
Galleria 80925 Overseas Hwy 11,519 HC
Plaza 88 88005 Overseas Hwy 12,150 HC
History of Diving Museum 82990 Overseas Hwy 12,150 HC
Islander Conference Center and
Museum 82100 Overseas Hwy 15,336 TC
Forest Tek 88521 Overseas Hwy 12,760 HC

Sandal Factory 81917 Overseas Hwy 13,617 VC
Island Silver & Spice 81981 Overseas Hwy 13,748 VC
Islamorada Professional Building 81990 Overseas Hwy 14,400 VC
Coral Grill* 83500 Overseas Hwy 15,565 HC

UPS Building 200 Industrial Way 21,200 I

Worldwide Sportsman 81576 Overseas Hwy 21,751 VC
Fish Bowl* 83230 Overseas Hwy 23,058 HC

Shrimp Farm 88081 Old Hwy 57,287 M

* Denotes vacant structure

Questions:
1. Why 10,000 square feet? What is the rationale behind this number?
2. What is the reason to limit maximum building size to 10,000 square feet?
3. What types of use should be exempted?
4. What happens if a building is built under the exemption clause and subsequently vacates

the building? Should only exempted uses be able to utilize the building?
5. Should the size of use be limited?
6. Should the language include a provision for the replacement of a structure to its existing

building size if destroyed by a natural disaster and provide for a variance procedure?
7. Is there a concern for multiple 10,000 square foot buildings on a property?
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Referendum information:
With regard to holding a referendum for a proposed charter amendment, Village Clerk Kelly
Toth contacted the Monroe County Supervisor of Elections Office for cost and process
information. Leslie N. Gallagher, Deputy Supervisor of Elections, provided the following
preliminary cost and scheduling information:

If the Village of Islamorada wishes to hold a 2015 special election, the special election would cost
in excess of $15,000. The expenses include, but are not limited to; staff overtime, precinct worker
pay, printing ballots, postage of absentee ballots, and phone lines. Public meetings would need to
be scheduled for Logic and Accuracy testing of the Tabulating equipment, Canvassing of Absentee
ballots, and Canvassing of Provisional ballots.

An option to holding a special election is to add your referendum question to the ballot of one of
the 2016 elections; the dates are March 15th, August 30th and November 8th. I believe there
would be no cost to the Village unless an additional ballot page needed to be printed for that
question.

In previous discussions, the Council expressed a desire that if the item went to referendum, that it
be scheduled when the majority of residents were in town. In this case, a referendum in the
March 15, 2016 special election may be the best opportunity for capturing the input of the
electorate while saving the Village the costs associated with a separate special election just for a
referendum question in November 2015.


