AGENDA

PLANNING COMMISSION MARATHON GOV'T CENTER

MONROE COUNTY 2798 OVERSEAS HIGHWAY

March 27, 2013 MARATHON, FL 33050
10:00 A.M.

CALL TO ORDER
PLEDGE OF ALLEGIANCE
ROLL CALL

COMMISSION:

Denise Werling, Chairman
Jeb Hale

Elizabeth Lustberg

Ron Miller

William Wiatt

STAFF:

Townsley Schwab, Senior Director of Planning and Environmental Resources
Susan Grimsley, Ass't County Attorney

John Wolfe, Planning Commission Counsel

Mayte Santamaria, Assistant Director of Planning and Environmental Resources
Joe Haberman, Planning & Development Review Manager

Mitch Harvey, Comp Plan Manager

Steven Biel, Sr. Planner

Rey Ortiz, Planner

Emily Schemper, Planner

Barbara Bauman, Planner

Timothy Finn, Planner

Matt Coyle, Planner

Gail Creech, Planning Commission Coordinator

COUNTY RESOLUTION 131-92 APPELLANT TO PROVIDE RECORD FOR APPEAL

SUBMISSION OF PROPERTY POSTING AFFIDAVITS AND PHOTOGRAPHS

_SWEARING OF COUNTY STAFE

CHANGES TO THE AGENDA

APPROVAL OF MINUTES
MEETING

Continued Items:
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1-a. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS REVISING PROVISIONS OF THE
MONROE COUNTY CODE CONCERNING THE NON-RESIDENTIAL RATE OF GROWTH ORDINANCE (NROGO); AMENDING THE
FOLLOWING MONROE COUNTY CODE SECTIONS: SECTION 138-47, NONRESIDENTIAL RATE OF GROWTH ORDINANCE;
SECTION 138-48, GENERAL PROVISIONS; SECTION 138-49, TYPE OF DEVELOPMENT AFFECTED; SPECIAL REQUIREMENTS;
SECTION 138-50, TYPE OF DEVELOPMENT NOT AFFECTED; SECTION 138-51, NROGO ALLOCATIONS; ESTABLISHING NEW
DEFINITIONS; REVISING THE TYPES OF DEVELOPMENT AFFECTED AND NOT AFFECTED; REVISING THE REGULATIONS TO
INCREASE THE NUMBER OF NROGO ALLOCATION PERIODS IN A NROGO YEAR FROM TWO ALLOCATION PERIODS TO FOUR
ALLOCATION PERIODS; INCREASING THE MAXIMUM AMOUNT OF SQUARE FOOTAGE FOR AN ALLOCATION; PROVIDING FOR
SEVERABILITY; PROVIDING FOR REPEAL OF CONFLICTING PROVISIONS; PROVIDING FOR TRANSMITTAL TO THE STATE
LAND PLANNING AGENCY AND THE SECRETARY OF STATE; PROVIDING FOR CODIFICATION; PROVIDING FOR AN EFFECTIVE
DATE.

(File 2012-013)

2012-013-a SR PC 03.27.13.PDF

2012-013-a-b Attachments to SR.PDF

1-b. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS REVISING PROVISIONS OF THE
MONROE COUNTY CODE CONCERNING THE NON-RESIDENTIAL RATE OF GROWTH ORDINANCE (NROGO); AMENDING THE
FOLLOWING MONROE COUNTY CODE SECTIONS: SECTION 138-47, NONRESIDENTIAL RATE OF GROWTH ORDINANCE;
SECTION 138-52, APPLICATION PROCEDURES FOR NROGO; SECTION 138-53, EVALUATION PROCEDURES FOR
NONRESIDENTIAL FLOOR AREA ALLOCATIONS; ESTABLISHING NEW DEFINITIONS; ESTABLISHING A MECHANISM TO
ALLOCATE NONRESIDENTIAL FLOOR AREA UNALLOCATED IN PREVIOUS YEARS; PROVIDING FOR SEVERABILITY; PROVIDING
FOR REPEAL OF CONFLICTING PROVISIONS; PROVIDING FOR TRANSMITTAL TO THE STATE LAND PLANNING AGENCY AND
THE SECRETARY OF STATE; PROVIDING FOR CODIFICATION; PROVIDING FOR AN EFFECTIVE DATE.

(File 2012-013)

2012-013-b SR PC 03.27.13.PDF

New ltems:

2. CONSIDERATION OF A REQUEST BY PARADISE PIT, LLC TO AMEND THE FUTURE LAND USE MAP OF THE MONROE
COUNTY YEAR 2010 COMPREHENSIVE PLAN FROM MIXED USE/COMMERCIAL (MC), RESIDENTIAL LOW (RL), AND
RESIDENTIAL CONSERVATION (RC), TO INDUSTRIAL (I), RESIDENTIAL CONSERVATION (RC), AND CONSERVATION (C), FOR
PROPERTY LOCATED AT 101075 AND 101101 OVERSEAS HIGHWAY, KEY LARGO, LEGALLY DESCRIBED AS PARCELS OF
LAND WITHIN SECTION 27, TOWNSHIP 61 SOUTH, RANGE 39 EAST, ON KEY LARGO, MONROE COUNTY, FLORIDA, HAVING
REAL ESTATE NUMBERS 00087100.000500 AND 00087190.000000.

(File 2012-140)

2012-140 SR PC 03.27.13.PDF

2012-140 FILE.PDF

2012-140 Recvd 10.22.12 Survey.pdf

Pursuant to Section 286.0105 Florida Statutes and Monroe County Resolution 131-1992, if a person decides to appeal any decision
of the Planning Commission, he or she shall provide a transcript of the hearing before the Planning Commission, prepared by a
certified court reporter at the appellant's expense. For such purpose, he or she may need to ensure that a verbatim record of the
proceedings is made, which record includes the testimony and evidence upon which the appeal is to be based.

ADA ASSISTANCE: If you are a person with a disability who needs special accommodations in order to participate in this
proceeding, please contact the County Administrator's Office, by phoning (305) 292-4441, between the hours of 8:30 a.m. - 5:00
p.m., no later than five (5) calendar days prior to the scheduled meeting; if you are hearing or voice impaired, call “711".

BOARD DISCUSSION

GROWTH MANAGEMENT COMMENTS
« Update from Mayte Santamaria on Keith & Schnars progress

RESOLUTIONS FOR SIGNATURE
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ADJOURNMENT
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Item #1-a NROGO Allocation Process
Staff Report

MEMORANDUM

MONROE COUNTY PLANNING & ENVIRONMENTAL RESOURCES DEPARTMENT
We strive to be caring, professional and fair

To: Monroe County Planning Commission

Through: Townsley Schwab, Senior Director of Planning & Environmen

From: Joseph Haberman, AICP, Planning & Development Review

Date: March 15, 2013

Subject: AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY

COMMISSIONERS REVISING PROVISIONS OF THE MONROE COUNTY
CODE CONCERNING THE NON-RESIDENTIAL RATE OF GROWTH
ORDINANCE (NROGO); AMENDING THE FOLLOWING MONROE COUNTY
CODE SECTIONS: SECTION 138-47, NONRESIDENTIAL RATE OF GROWTH
ORDINANCE; SECTION 138-48, GENERAL PROVISIONS; SECTION 138-49,
TYPE OF DEVELOPMENT AFFECTED; SPECIAL REQUIREMENTS;
SECTION 138-50, TYPE OF DEVELOPMENT NOT AFFECTED; SECTION
138-51, NROGO ALLOCATIONS; ESTABLISHING NEW DEFINITIONS:;
REVISING THE TYPES OF DEVELOPMENT AFFECTED AND NOT
AFFECTED; REVISING THE REGULATIONS TO INCREASE THE NUMBER
OF NROGO ALLOCATION PERIODS IN A NROGO YEAR FROM TWO
ALLOCATION PERIODS TO FOUR ALLOCATION PERIODS; INCREASING
THE MAXIMUM AMOUNT OF SQUARE FOOTAGE FOR AN ALLOCATION:
PROVIDING FOR SEVERABILITY; PROVIDING FOR REPEAL OF
CONFLICTING PROVISIONS; PROVIDING FOR TRANSMITTAL TO THE
STATE LAND PLANNING AGENCY AND THE SECRETARY OF STATE;
PROVIDING FOR CODIFICATION; PROVIDING FOR AN EFFECTIVE DATE.

Meeting: March 27, 2013

I REQUEST

This proposed text amendment was considered by the Planning Commission at its January
30, 2013 and February 27, 2013 meetings. The public hearing was continued to March 27,
2013 in order for the Planning Commission to have more time to review additional
supporting information/documentation and revisions provided by staff prior to the February
27, 2013 meeting. For comparison purposes, areas of significant difference between this staff
report dated March 15, 2013 and the previous staff report dated February 25, 2013, as well as
areas of additional language/information, are highlighted.

The Planning & Environmental Resources Department is proposing amendments to the text
of §138-47, §138-48, §138-49, §138-50, and §138-51 of the Monroe County Code (MCC).

Page 1 of 27 (File #2012-013-a) [Staff report for the March 27, 2013 public hearing]
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The amendments, which all pertain to the NROGO permit allocation system, are necessary
to:

a) Simplify the NROGO application process;

b) Remove obsolete regulations and lan%uage (some of which was necessary for the
system’s implementation; however is no longer required as the system is in place);

c) Establish new definitions;

d) Revise the types of development affected and not affected;

e) Revise the regulations to increase the number of NROGO allocation periods in a
given year from two allocation periods to four allocation periods;

f) Commencing NROGO Year 23, distribute the annual NROGO allocation
proportionately to each of the three ROGO subareas (Upper/Lower/Big Pine & No
Name). Currently, with the exception of a proportional allotment to the Big Pine &
No Name ROGO subarea, the remainder of the annual NROGO allocation is
distributed to a combination of Upper/Lower ROGO subareas, often
disproportionately.

g) Increase the maximum amount of a de minimis expansion (a building permit approval
that does not require a NROGO application and allocation award) from 100 SF to
1,000 SF; and

h) Increase the maximum amount of an allocation available per NROGO allocation
period from 2,500 SF to 10,000 SF.

Staff is not recommending any changes that are inconsistent with the pertinent, existing
policies of the Monroe County Comprehensive Plan- most importantly, Policy 101.3.1,
which requires the NROGO permit allocation system and limits the square footage of non-
residential development to a ratio of approximately 239 SF per each new dwelling unit
allocated via the ROGO permit allocation system.

RELEVANT PRIOR COUNTY ACTIONS:

The NROGO was adopted into the Monroe County Code, as required by Monroe County
Comprehensive Plan Policy 101.3.1.

The NROGO was first adopted in 2001 by Ordinance #032-2001. It has been effective from
July 2001 to present. In order to carry out several miscellaneous amendments, MCC Chapter
138, Article IIl, NROGO has been amended several times from it adoption to present date.
Of these amendments, it is important to note that in order to implement the tier scoring
system, the NROGO regulations were amended in 2006 by Ordinance #011-2006.

Recently, Monroe County amended MCC §138-47 and §138-52 (File #2012-038). The main
purpose of that amendment was to establish a requirement that a building permit application
be revised following receipt of its require ROGO and/or NROGO allocation(s) and prior to
building permit issuance to meet all building codes in effect at the time of building permit
issuance. Please note that Ordinance #024-2012, which memorialized the amendment, was
adopted by the BOCC and is now effective.

Page 2 of 27 (File #2012-013-a) [Staff report for the March 27, 2013 public hearing]
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A previous version of this text amendment (MCC §138-51 only) was reviewed by the
Development Review Committee on June 26, 2012 and scheduled for review by the Planning
Commission on July 25, 2012. Prior to the public hearing by the Planning Commission, staff
opted to include additional text amendments, including some within additional sections of the
Land Development Code, and determined that the revisions required additional review by the
Development Review Committee prior to review by the Planning Commission.

A previous version of this text amendment (MCC §138-47 through §138-53) was reviewed
by the Development Review Committee on August 28, 2012. During the Planning
Commission’s November 28, 2012 public hearing, in anticipation of hearing this text
amendment, the Planning Commission advised staff to separate the proposal to establish a
NROGO bank from the other non-related NROGO text amendments so that it could be
considered independently.

The separate text amendment petition is being processed concurrently to this amendment.
The other amendment affects MCC §138-47 as well. The purpose of the other amendment is
to revise MCC §138-47 to establish new definitions related to a new process and revise MCC
§138-52 and §138-53 to establish a mechanism to allocate nonresidential floor area that went
unallocated in previous years (to be known as the NROGO bank).

This proposed text amendment was considered by the Planning Commission at its January
30, 2013 meeting. The public hearing was first continued to February 27, 2013 in order for
staff to compile additional supporting information/documentation and incorporate several
revisions suggested by the Commission. The public hearing was continued a second time to
March 27, 2013 in order for the Commission to have more time to review the
information/documentation and revisions provided by staff.

This proposed text amendment was discussed by the Board of County Commissioners at its
February 20, 2013 meeting. Regarding this proposed text amendment, the Board requested
that staff:

e In order to have proportional nonresidential growth, amend the regulations so that the
annual NROGO allocation is proportionately divided into the three ROGO subareas
(Upper Keys, Lower Keys and Big Pine/No Name Keys). Currently, the annual
allocation is divided between the Upper/Lower Keys subareas and the Big Pine/No
Name Keys subarea as required by the Big Pine and No Name Keys CommuniKeys
Plan. [Note: Although consistent with the existing language of Comprehensive Plan
Policy 101.3.1, the revised language for Policy 101.3.1 within the proposed
comprehensive plan update would require additional revision.]

e In order to encourage small-scale development, increase the maximum amount of a
de minimis expansion (a building permit approval that does not require a NROGO
application and allocation award) from 100 SF to 1,000 SF and allow vacant sites to
receive a de minimis expansion building permit. [Staff had recommended an
increase; however 1,000 SF or less for additions to existing nonresidential buildings
greater than 2,000 SF in floor area; b) half of the existing SF or less for additions to
existing nonresidential buildings less than 1,999 SF in floor area; and c) 500 SF or
less for new buildings of 500 SF or less of floor area].

Page 3 of 27 (File #2012-013-a) [Staff report for the March 27, 2013 public hearing]



1 ¢ In order to provide more clarity, revise language to differentiate community center
2 areas recognized and approved via CommuniKeys plans and overlay districts
3 recognized and approved via text amendments to the Land Development Code.
4 Further, explain that buildings within such defined and recognized areas can exceed
5 the 10,000 SF building limit.
6
7 III REVIEW
8
9 As currently set forth in MCC §138-47(b), the purposes and intent of the NROGO are: 1) to
10 facilitate implementation of goals, objectives and policies set forth in the Comprehensive
11 Plan relating to maintaining a balance between residential and nonresidential growth; 2) to
12 maintain a ratio of approximately 239 SF of nonresidential floor area for each new residential
13 permit issued through the ROGO; 3) to promote the upgrading and expansion of existing
14 small-size businesses and to retain the predominately small scale character of nonresidential
15 development in the Florida Keys; 4) to regulate the rate and location of nonresidential
16 development in order to eliminate potential land use conflicts; and 5) to allocate the
17 nonresidential floor area annually hereunder, based on the goals, objectives and policies of
18 the Comprehensive Plan and the Livable CommuniKeys master plans.
19
20 Comprehensive Plan Policy 101.3.1, which addresses the NROGO permit allocation system,
21 states:
22
23 Monroe County shall maintain a balance between residential and non-residential growth
24 by limiting the square footage of non-residential development to maintain a ratio of
25 approximately 239 square feet of new non-residential development for each new
26 residential unit permitted through the Residential Permit Allocation System. This ratio
27 may be modified from time to time through amendments to the land development
28 regulations based upon market and other relevant studies as required by policy 101.3.5.
29 The commercial allocation allowed by this policy shall be uniformly distributed on an
30 annual basis, consistent with the Residential Permit Allocation System as set forth in
31 Policy 101.2.1.
32
33 Staff has drafted the ordinance to become effective on the commencement of NROGO Year
34 22, which is July 13, 2013. The draft previously reviewed by the Planning Commission
35 erroneously cited NROGO Year 23 as the beginning point, which would be approximately
36 July 13, 2014. In the event that the ordinance cannot be processed and deemed effective by
37 July 13, 2013, staff recommends that the commencement date be the opening date of Period
38 2 of NROGO Year 23, which would be approximately January 14, 2014. Potential effective
39 dates for the ordinance are as follows:
40
4] NROGO Year 21 (July 13, 2012 through July 12, 2013):
42 Period 1: July 13, 2012 through January 14, 2013
43 Period 2: January 15, 2013 through July 12, 2013
44
45 NROGO Year 22 (July 13, 2013 through July 12, 2014)
46 Period 1: July 13, 2013 through January 14, 2014

Page 4 of 27 (File #2012-013-a) [Staff report for the March 27, 2013 public hearing]
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Period 2: January 15, 2014 through July 12, 2014

As proposed, the NROGO dates would become synced with ROGO dates, which is currently
based on quarters:

Quarter 1: July 13 through October 12
Quarter 2: October 13 through January 12
Quarter 3: January 13 through April 12
Quarter 4: April 13 through July 12

MCC §138-47:

Amendments are necessary to the definitions contained within this section that are applicable
to application of the NROGO. Staff is proposing to create definitions for canopy, quarterly
nonresidential ROGO allocation period and quarterly nonresidential ROGO allocation,
revise the existing definitions of nonresidential floor area and storage area, and eliminate
the obsolete definitions for covered walkways (to be reclassified under the proposed canopy
definition), infill (now tier III) and sunshade (to be reclassified under the proposed canopy
definition). As a note, in a recent text amendment (File #2012-038), the County created a
definition for lawfully established ROGO/NROGO exemption and revised the definitions of
buildable lot or parcel, nonresidential floor area, nonresidential ROGO allocation,
nonresidential ROGO allocation award and site.

MCC §138-48:

An amendment is necessary to have the applicability date of NROGO permit allocation
system be the effective date of the NROGO, September 19, 2001, not the effective date of the
Monroe County Year 2010 Comprehensive Plan, January 4, 1996. In addition, an
amendment is necessary to directly exclude mainland areas of the county and Ocean Reef
from being subject to the NROGO. Both areas are already indirectly excluded from the
NROGO by being directly excluded from the ROGO (MCC §138-50(2)). This indirect
exclusion results in confusion.

MCC §138-49:

Amendments are necessary to clarify where commercial retail of very high-intensity may be
located; to remove references to storage areas, outdoor retail sales and outdoor commercial
recreation uses from this “affected” by NROGO section as these types of development are
not contained within the definition of nonresidential floor area and are thereby not affected
by or subject to the NROGO; and to remove the prohibition on enclosing a canopy or drive-
through in existence on or before September 19, 2001 as staff is proposing to remove such
unenclosed development from the definition of nonresidential floor area.

Page 5 of 27 (File #2012-013-a) [Staff report for the March 27, 2013 public hearing]
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MCC §138-50:

An amendment is necessary to modify the date in which a de minimis expansion is available,
from the effective date of the Monroe County Year 2010 Comprehensive Plan, January 4,
1996 to the effective date of the NROGO, September 19, 2001. An amendment is
recommended to provide a larger amount for de minimis expansion of nonresidential floor
area, or floor area which can be permitted without the requirement to compete in the
NROGO permit allocation system. The recommended amount is 1,000 SF per property
(currently 100 SF), which would be cumulative (i.e. an applicant could utilize it all at once
for a 1,000 SF addition or in parts, such as in one point in time for a 500 SF shed and a later
point in time for a 500 SF addition). Development on properties which have utilized the
existing 100 SF de minimis expansion will only be allowed to further expand by 900 SF. In
addition, an amendment is recommended to remove the requirement that a de minimis
expansion is only available to expand an existing nonresidential structure.

An amendment is recommended to replace sunshade as a type of exempt development with
canopy, corresponding with the proposed definition in MCC §138-47.

Amendments are necessary to the subsection pertaining to the transfer off-site of existing
nonresidential floor area. As staff is proposing the removal of outdoor seating as a type of
development subject to the NROGO, reference to outdoor seating should be removed in this
subsection. In addition, existing receiver site criterion 5 and 6 conflict with criteria 1, which
states the receiver site must be tier III (the other criterion suggest it could be tier I, tier II or
tier III-SPA). In addition, for consistency with other sections, revisions are recommended to
the limitations and procedures.

MCC §138-51:

The Comprehensive Plan does not require the County to award NROGO allocations a
specific number of times within a given NROGO year. It only requires the County to limit
the total square footage awarded in a given NROGO year by multiplying the number of
residential allocations available in the annual ROGO Year by 239 SF. The Monroe County
Code requires the County to award NROGO allocations on a semi-annual basis within a
given NROGO year.

The proposed amendments do not affect the total amount of nonresidential floor area
awarded via the NROGO permit allocation system in a given NROGO year (239 SF of
nonresidential floor area per each dwelling unit or 47,083 SF (239 SF x 197 units)). The
proposed amendments only allow the County to award the total annual NROGO allocation
on a quarterly basis rather than a semi-annual basis.

In order to have proportional nonresidential growth, an amendment is necessary to the
regulations so that the annual NROGO allocation is proportionately divided into the three
ROGO subareas (Upper Keys, Lower Keys and Big Pine/No Name Keys). Currently, the
annual allocation is divided between the Upper/Lower Keys subareas and the Big Pine/No
Name Keys subarea as required by the Big Pine and No Name Keys CommuniKeys Plan.

Page 6 of 27 (File #2012-013-a) [Staff report for the March 27, 2013 public hearing]
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Of the 44,693 SF annually made available for the Lower and Upper Keys subareas,
beginning NROGO Year 22, this floor area shall be distributed to each of subareas based on
the number of residential dwelling unit permits made available for each of the subareas.
Commencing NROGO Year 23, the annual amount of floor area available for allocation
under NROGO shall be 47,083 SF, of which:

ROGO Subarea # of Market Rate # of Affordable Annual NROGO
Units Units* Allocation
(# of Units x 239 SF)
Upper 61 35 22,944 SF
Lower 57 34 21,749 SF
Big Pine/No Name 8 2 2,390 SF
Total | 47,083 SF

* Concerning the Upper Keys and Lower Keys ROGO subareas, 71 affordable ROGO
allocations are disproportionately distributed. The above table divides this total in half and
gives the extra unit to the Upper Keys ROGO subarea (since it has more market-rate growth).

The proposed amendment would allow applicants to receive NROGO allocations needed for
projects in a timelier manner when the nonresidential floor area for such NROGO allocations
is readily available. Following an evaluation of the NROGO permit allocation system, staff
has determined that rarely is there competition that requires the County to award all of the
nonresidential floor area that is available each allocation period. Therefore, in most cases,
applicants are able to receive the full amount (typically 2,500 SF per allocation period) in
which they are entitled to receive. However, administratively, the applicants must wait for
each date-certain allocation period to collect the nonresidential floor area.

Small Projects:

In the case of small projects of less than 2,500 SF, applicants often have to wait over six
months after they apply for building permits to receive their building permits - regardless of
competition. The system is designed to be competitive, where applications that receive lesser
scores have to wait longer in the event several competing applications with higher scores are
also active. However, many applicants wait several months for administrative purposes only.

For example, currently, NROGO allocations are awarded in and around March and
September of each year. If a building permit application for a 1 SF to 2,500 SF structure is
submitted in August 2012, the applicant will have to wait until March 2013 at the earliest to
receive a NROGO allocation — even if the applicant is the only applicant requesting a
NROGQO allocation during that timeframe. As a result of this delay, many businesses are
dissatisfied with the process and some opt to not carry out the improvements. The
community is not served as the total amount nonresidential floor area made available for the
County was expected to be utilized to maintain the 1:239 ratio and often remains unused.

The proposed amendments would establish four allocations periods rather than two allocation
periods per year. As a result, when there is no competition, applicants for small projects

Page 7 of 27 (File #2012-013-a) [Staff report for the March 27, 2013 public hearing]
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would have to wait up to three months (approximately) after application submittal rather than
wait up to six months (approximately).

Large Projects:

In the case of large projects of greater than 2,500 SF, applicant often have to wait years after
they apply for building permits to receive their building permits - regardless of competition.
In addition to the issues associated with small projects, unless in an area where large
allocations are available, an applicant for a large project must cumulatively acquire all
necessary nonresidential floor area for the project in 2,500 SF shares. Many applicants wait
several months, if not years, for administrative purposes only.

For example, currently, NROGO allocations are awarded in and around March and
September of each year. If a building permit application for a 10,000 SF structure is
submitted in August 2012, the applicant will have to wait until September 2014 at the earliest
to receive a NROGO allocation — even if the applicant is the only applicant requesting a
NROGO allocation during that timeframe. Again, as a result of this delay, many businesses
are dissatisfied with the process and some opt to not carry out the improvements. The
community is not served as the total amount nonresidential floor area made available for the
County was expected to be utilized to maintain the 1:239 ratio and often remains unused.

The proposed amendments would establish four allocations periods rather than two allocation
periods per year. As a result, when there is no competition, applicants for large projects
would be able to acquire their 2,500 SF shares four times a year rather than two times a year
— thus cutting their time in the system by half. In addition, an amendment is recommended to
increasing the maximum amount of an allocation in a given period from 2,500 SF to 10,000
SF, which would further expedite the process for certain projects.

An amendment is recommended to remove a distinction and process for large and small
allocations. This distinction contributes to the cumbersome process and not necessary with
the increase in square footage via de minimis expansions (from 100 SF to 1,000 SF).

* * * * * * *

Concerning the additional information/documentation required by the Planning Commission,
Attachment 1 includes a series of maps showing existing commercial/community centers that
are recognized by the County; Attachment 2 includes excerpts from the Monroe County 2010
Comprehensive Plan Technical Document (1997) that relate to projected nonresidential
growth and the NROGO; Attachment 3 includes excerpts from the Monroe County 2030
Comprehensive Plan Technical Document Update (2011) that relate to projected
nonresidential growth and the NROGO; and Attachment 4 is a spreadsheet accounting for
NROGO.

* * * * * * *

Page 8 of 27 (File #2012-013-a) [Staff report for the March 27, 2013 public hearing]
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Therefore, staff recommends the following changes (Deletions are striekenthrough-and-in
red and additions are underlined and in green. Text to remain the same is in black): Changes

to the concurrent text amendment to MCC §138-47- as of the date of this report- are in blue.

* * * * * * *

Sec. 138-47. Nonresidential rate of growth ordinance (NROGO).

(a) Definitions. The following words, terms and phrases, when used in this article, shall have
the meanings ascribed to them in this section, except where the context clearly indicates a
different meaning:

Allocation date means the specific date and time by which applications for the NROGO
allocation will be accepted and processed.

Annual allocation period means the 12-month period beginning on July 14, 2001, and
subsequent one-year periods that is used to determine the amount of nonresidential floor
area to be allocated based on the number of ROGO allocations to be issued in the
upcoming ROGO year.

Annual nonresidential ROGO allocation, also_referred to as an annual NROGO
allocation, means the maximum floor area for which building permits may be issued
during an annual allocation period.

Buildable lot or parcel, for the purposes of this chapter article, means a lot or parcel
which must contain a minimum of 2,000 square feet of uplands, including any disturbed
wetlands that can be filled.

Canopy, also referred to as a sunshade, in reference to a structure, means an unenclosed,
covered area. A canopy may be a free-standing structure or may project from the wall of

a building,

Community master plan means a plan adopted by the board of county commissioners as
part of the Monroe County Livable CommuniKeys Program.

Controlling date means the same as defined in section 138-19(a), except it shall apply to
NROGQO applications under this article.

Historic resources means a building, structure, site, or object listed or eligible for listing
individually or as a contributing resource in a district in the National Register of Historic
Places, the state inventory of historic resources or the county register of designated
historic properties.
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Lawfully established ROGO/NROGO exemption means a residential dwelling unit or
nonresidential floor area that has received a permit or other official approval from the
division of growth management for the units unit and/or nonresidential floor area.

Nonresidential floor area means the sum of the gross total floor area for a nonresidential

bulldlng or structure as deﬁned in section 101 l—aﬂy—afeas-used—fer—ﬁe—pfews*ea—etlfeed

eeﬂ&defed—neafeﬁden&al—ﬂeer—area Addltlonally, boat barns- and covered aad

unenclosed boat racks with three or fewer sides not assoc1ated with retail sales of boats

con51dered nonres1dent1a1 ﬂoor area. Further, the T—he tenn "nonreszdentzal floor area"

does not include space occupied by transient—residential-and—institutional residential

prineipal uses, including spaces occupied by a tramsient residential unit and an

institutional-residential use as defined in section 101-1.

Nonresidential ROGO allocation, also referred to as NROGO allocation, means the
maximum amount of nonresidential floor area for which building permits may be issued
in a given time period.

Nonresidential ROGO allocation award, also referred to as NROGO allocation award,
means the approval of a nonresidential ROGO application prior to the application and
subsequent issuance of a building permit to authorize construction of new nonresidential
floor area.

Nonresidential ROGO bank, also referred to as NROGO bank. means the cumulative
total of a) NROGO allocations that were not awarded and thereby not allocated due to a
lack of demand, b) nonresidential floor area not made available for the annual NROGO
allocation by the board of county commissioners; and c) allocated nonresidential floor
area reclaimed due to the abandonment or expiration of approved development that
received a NROGO allocation award.

Quarterly nonresidential ROGQO allocation period means any one of the four periods
within an annual allocation period.

Quarterly nonresidential ROGO allocation means the maximum number of amount of

nonresidential floor area square footage for which building permits may be issued in a
quarterly allocation period.

Site means the parcels of land required to be aggregated to be developed or from which
existing nonresidential floor area is to be transferred or received.
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Storage area means the outside storage of vehicles, recreational vehicles, boats, campers,
equipment, goods and materials for more than 24 hours. The term "storage area" includes
a contractor's equipment storage, but does not include outdoor retail sales, which is
defined in section 101-1. This is considered a light industrial use and does not include

waste transfer stations, junkyards, yards or other heavy industrial uses.

(b) Purpose and intent. The purposes and intent of the nonresidential rate of growth
ordinance (NROGO) are:

(1) To facilitate implementation of goals, objectives and policies set forth in the
comprehensive plan relating to maintaining a balance between residential and
nonresidential growth.

(2) To maintain a ratio of approximately 239 square feet of nonresidential floor area for
each new residential dwelling unit permit issued through the residential rate of growth
ordinance (ROGO).

(3) To promote the upgrading and expansion of existing small-size businesses and to
retain the predominately small scale character of nonresidential development in the
Florida Keys.

(4) To regulate the rate and location of nonresidential development in order to eliminate
potential land use conflicts.

(5) To allocate the nonresidential floor area annually hereunder, based on the goals,

objectives and policies of the comprehensive plan and-the-community-masterplans.

* * * * * * *

Sec. 138-48. General provisions.

(@) Nonresidential ROGO allocation award required. No building permit shall be issued after
Japuary4-1996; September 19, 2001 that results in additional nonresidential floor area
on a site unless that nonresidential development has received a nenresidential NROGO
allocation award or is determined to be exempt as provided in section 138-50.

(b) Applicable geographic area. The NROGO allocation system shall apply within the
unincorporated area of the county, excluding areas within the county mainland and within
Ocean Reef planned development.

* * * * * * *

Sec. 138-49. Type of development affected; special requirements.
(2) The NROGO shall apply to the development of all new and expanded nonresidential

floor area, except as exempted by section 138-50, for which a building permit or other
final development approval is required.
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(b) Unincorporated areas other than Big Pine Key and No Name Key. Notwithstanding the
provisions of development, as defined in section 101-1, the following new uses shall only
be eligible for a NROGO allocation under this article on sites located within a designated

commereial-center-overlay area approved for such use, identified within a community
master plan and/or an overlay district established within chapter 130:

(1) Commercial retail very high-intensity uses that generate more than 150 vehicle trips
per 1,000 square feet of floor area.

(¢) Big Pine Key and No Name Key. Notwithstanding the provisions of subsections—(b)}1)
through—(b)(4)-of-thissection development. as defined in section 101-1, in accordance
with the community master plan for Big Pine Key and No Name Key, the following new
uses or ehange changes in use are prohibited on Big Pine Key/ and No Name Key:

(1) Commercial retail high-intensity uses that generate more than 150 vehicle trips per
1,000 square feet of floor area.

(d)tg)-Nonpublic institutional uses on Big Pine Key and No Name Key are subject to the
provisions of NROGO pursuant to the following special conditions and standards:

(1) A nonpublic institutional floor area and use existing on the effective date of the
issuance of the incidental take permit for the Florida Key Deer and other covered
species may be expanded by 2,500 square feet of floor area per NROGO year,
provided that the land was owned by the institutional organization at the time of the
issuance of the incidental take permit. These allocations are to be made on a "first
come, first served” basis.
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(2) New nonpublic institutional uses on Big Pine Key and No Name Key are subject to
the provisions of NROGO.

(e)th) All new or expanded nonresidential development on Big Pine Key and No Name Key
is subject to the provisions of the incidental take permit and the habitat conservation plan
for the Florida Key Deer and other covered species, which may affect NROGO
allocations under this article. All new and expanded nonresidential development shall be
limited to scarified or disturbed lands, and clearing of any pinelands and/or hammock is
prohibited.

* * * * * * *

Sec. 138-50. Type of development not affected.
The NROGO shall not apply to the development described below:

(1) Development with no net increase in nonresidential floor area. The redevelopment,
rehabilitation or replacement of any lawfully established nonresidential floor area which
does not increase the amount of nonresidential floor area greater than that which existed
on the site prior to the redevelopment, rehabilitation or replacement.

The planning director shall review available documents to determine if a body of

evidence exists to support the existence of nonresidential floor area on or about

September 19, 2001, the effective date of the original NROGO. Such evidence shall be

documented and submitted to the planning director on a form provided by the planning

department. The application shall include, at a minimum, at least two of the following

documents:

a. Any issued Monroe County building permit(s) supporting the existence of the
structure(s) and its use(s) on or about September 19, 2001;

b. Documentation from the Monroe County Property Appraiser's Office indicating
residential use on or about September 19, 2001;

c. Aerial photographs and original dated photographs showing the structure(s) existed
on or about September 19, 2001;

d. Nonresidential County Directory entries on or about September 19, 2001;

e. Rental, occupancy or lease records, on or about September 19, 2001, indicating the
number, type and term of the rental or occupancy;

f. State and/or county licenses, on or about September 19, 2001, indicating the
nonresidential use;

g. Documentation from the utility providers indicating the type of service (commercial
or residential) provided and the number of meters in existence on or about September
19, 2001; and

h. Similar supporting documentation not listed above as determined suitable by the
planning director.

Nonresidential floor area established after the effective date of the original NROGO

should be documented through the NROGO permit allocation system. Such

nonresidential floor area that received such an NROGO allocation(s) that was constructed

may be lawfully established through verification of the certificate of
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completeness/occupancy alone. Provision of affidavits to support the existence of
nonresidential floor area is allowed, but affidavits cannot be the sole record upon which a
decision is based. Other than files in which the growth management division is custodian,
provision of documents is the responsibility of the applicant. Nonresidential floor area
determined to be exempt from the NROGO per this subsection that has not been
previously acknowledged by the planning director may also be a nonconformity, pursuant
to chapter 102, article III nonconformities. Such occasions shall require a separate
determination by the planning director as to the lawfulness of the nonconformity.

(2) Areas exempted from residential ROGO. Any area of the unincorporated county

exempted from residential ROGO as provided for in section 138-22.

(3) Public/governmental uses. Public/governmental uses, including eapital-improvements

and-public buildings, beth-as defined in section 101-1.

(4) Development activity for certain not-for-profit organizations. Except for the nonpublic

institutional uses on Big Pine Key and No Name Key pursuant to section 138-49,
nonresidential development activity within tier III designated areas by federally tax
exempt not-for-profit educational, scientific, health, religious, social, cultural and
recreational organizations which predominately serve the county's non-transient
population, if approved by the board of county commissioners after review and
recommendation by the planning director and planning commission. This exemption is
subject to the condition that a restrictive covenant be placed on the property prior to the
issuance of a building permit. The restrictive covenant shall run in favor of the county for
a period of at least 20 years. Any change in the use or ownership of the property subject
to this restrictive covenant shall require prior approval by the planning commission,
unless the total floor area exempted by the planning commission is obtained through an
off-site transfer of floor area and/or nonresidential floor area allocation. If the total
amount of floor area that is transferred and/or allocated meets or exceeds the total amount
of floor area exempted, the restrictive covenant shall be vacated by the county. This
exemption is not applicable to nonresidential development proposed within any tier I or
tier III-A (special protection area) designated areas.

(5) Vested rights. Landowners with a valid, unexpired development of regional impact

approval granted by the county prior to January 4, 1996, (effective date of the
comprehensive plan) or an approved vesting determination by the county from the
nonresidential allocation requirements of this section and the comprehensive plan.

(6) De minimis expanszon of nonreszdenttal ﬂoor area. The cumulatlve expansmn——aﬁer

any of up
to 1 000 square feet of new nonre31dent1al ﬂoor area for development on a property shall

not require a NROGO application and NROGO allocation prior to issuance of a building
permit. De minimis expansion is not required to be utilized in whole or limited to a single
building permit application;: however cumulatively, an individual property shall not
receive any more than 1,000 square feet of new nonresidential floor via de minimis

expansion. Nonresidential floor area permitted via de minimis expansion shall be
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deducted from the NROGO bank and in the event that there is no square footage within
the NROGO bank, de minimis building permit applications shall not be issued until the

NROGO bank is replenished and can accommodate the nonresidential expansion.

(7)Industrial uses. Industrial uses in the maritime industrial industries (MI) and the
industrial (I) land use districts, provided that the floor area is restricted to manufacturing,
assembly, wholesaling, and distribution uses. All other forms of industrial uses and other
nonresidential uses which may be permitted in the land use district are subject to the
requirements of this article and will require an NROGO allocation.

(8) Agriculture/aquacultural uses. Lewfully—established—agricultural Agricultural and

aquacultural uses in the agricultural and aquaculture use overlay (A).

(9) Sunshade Canopy

(10) Transfer off-site of existing nonresidential floor area. The demolition/removal and
transfer off-site of nonresidential floor area from a sender site and the development of the
transferred nonresidential floor area on a receiver site in accordance with the following
procedures and criteria:

a. Elzgzbzlzty of sender ﬂoor area. Gﬂl-y—ﬂeﬂfeﬁdermal—ﬂeer—afea—wﬂ-kﬁn—an-ene}eseé

nd-beverage-services-and-seatingsh ar .Nonres1dent1al
ﬂoor area shall be lawfully establlshed ﬂoor area pursuant to_subsection (1) or have
received an NROGO allocation or transfer of floor area after September 19, 2001.

b. Crzterzaﬁ##edevdepme%aﬁnomeﬂdenﬁa#ﬂoehmeﬁ&sge I—n—erder—te—r-edevelep

1. Is The receiver site shall be leeated-within a tier III designated area and, if on Big

Pine Key, it shall also be is located within the designated community center
overlay area;
2. Is The receiver site shall be located within the same ROGO subarea, as set forth in

section 138- 20 as the sender 31te—e*eep’é—that—fer—a+eeewer—s&e—er+&g—llme-lée§g

3. Is The use that would ut111ze the transferred nonre51dent1al floor area on_the
receiver site shall not be a high-intensity commercial very-high-intensity retail use
which will generate more than 150 daily vehicle trips per 1,000 square feet of
floor area, unless the receiver site is within an overlay district or area, established
in a community master plan or within chapter 130, specifically allowing such a

high-intensity commercial retail use;

4. Is-net The receiver site shall not be located within a V special flood hazard zone;
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7+ 5. Isnet The receiver site shall not be located in a coastal barrier resources

system; and

& 6. Isnet The receiver site shall not be located in an offshore island/conservation
land protection area.

Limitations on the amount of nonresidential floor area which may be transferred to

any one site. The amount of nonresidential floor area which may be transferred to any

one site shall be as follows:

1. No more than a maximum cumulative total of 4,800 50,000 square feet of
nonresidential floor area may be transferred to any one site.

2. A reeerving structure M-t-h—eaﬂstmg ut111z1ng the transferred nonre51dent1al ﬂoor
area shall not be expanded-using-transferre :
strueture—with-ere greate r than 10 ,000 square feet ef—nemes&deimal——ﬂoer—area
except for a) a structure within the urban-eommercial Urban Commercial (UC)
land use district—where-a-structure may be-expanded consist of up to a maximum
total of 50,000 square feet of nonresidential floor area and b) a structure within
an overlay district or area, established in a community master plan or within
chapter 130, may consist of up to a maximum total of nonresidential floor area set

forth in the supersedmg overlay d1stnct or area.

d. Procedz’zres }o##anﬁér—qf-nenreﬁdﬂwal—ﬁeer—m The following procedures shall

be followed for perrmttmg transfer of nonre51dent1a1 floor area off-s1te

3 e-and-the-receirver-site: A minor
cond1t1onal use perrmt shall be required to 1dent1fv determine the eligibility of
and document the approval of the sender and receiver site, pursuant to the process
set forth in section 110-69. If a single receiver site is proposed to receive the
transferred nonresidential floor area from multiple sender sites, only a single
minor conditional use permit application shall be required. All sender and
receiver sites associated with a proposed transfer shall be identified at the time of

application.

use perm1t appllcauon requlred n the previous subsect1on shall be submitted in a

form provided by the planning & environmental resources department. A

development order shall memorialize approval of the minor conditional use
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permit. After successfully passing all applicable appeal periods, the development
order shall be recorded in the official records of the Monroe County Clerk of the
Circuit Court. Such recording shall be carried out so that the document is
associated with all applicable sender and receiver sites.

3. No building permit shall be issued for the nonresidential floor area on the receiver
site until the sending site structure is demolished as per an issued demolition
permit and a final inspection for the demolished floor space has been completed
by the building department.

* * * * * *

Sec. 138-51. NROGO allocations.

(a) Maximum amount of avallable floor area for the annual nonreszdentzal ROGO

allocations.

- The annual amount of ﬂoor area

available for allocation under NROGO shall be 47,083 square feet, of which 44,693
square feet is available only to applications in the Lower and Upper Keys ROGO
subareas and 2,390 square feet is available only to applications in the Big Pine Key and
No Name Key ROGO subarea. Of the 44,693 square feet annually made available for the
Lower and Upper Keys subareas, beginning NROGO Year 22 (July 13, 2013). this floor
area shall be distributed to each of subareas based on the number of residential dwelling
unit permits made available for each of the subareas.

Commencing NROGO Year 22 (July 13, 2013). the annual amount of floor area available

for allocation under NROGO shall be 47,083 square feet, of which 22.944 square feet is
available only to applications in the Upper Keys ROGO subarea; 21,749 square feet is
available only to applications in the Lower Keys ROGO subarea; and 2.390 square feet is
available only to applications in the Big Pine Key and No Name Key ROGO subarea.

(b) Maximum allocation of nonresidential floor area by site per each allocation guarter. The

amount of nonresidential floor area to be allocated shall be limited to a maximum share
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of 2409—10 000 square feet for any one site ger each allocation quarter, execept-for-sites

O v O veg - A 1 O

(c) Maximum floor area per structure. An-existing A structure shall not receive an allocation
that expands the structure to more than 10,000 square feet of nonresidential floor area,

exeept-that-nenresidential floor-area—of structures excluding: a) a structure in the urban

commereial Urban Commercial (UC) land use district may receive an allocation that

expands the structure be-expanded to not more than 50,000 square feet and b) a structure
within an overlay district established in a community master plan or within chapter 130
specifically allowing such a structure of over 10,000 square feet.

5 (d) Allocation dates. To be considered for an allocation award, all NROGO applications
must be submitted to the planning department and deemed complete by the planning
director, or his or her designee, by no later than 4:00 p.m. on the specified allocation date
quarter closure wh1ch shall be the same dates as those for the re51dent1al ROGO fPhe
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10 allocatlon may shall shall be dlstnbuted between the t-we four allocatlon dates qu.arters which

11 shall be the same dates as those for the residential ROGO.

12

13

14

15

16

17

18

19

20

21

22

23

24 * * * * * * *

25

26 IV RECOMMENDATION

27

28 Staff has found that the proposed text amendment would be consistent with one or more of
29 the required provisions of §102-158(d)(5)(b): 1. Changed projections (e.g., regarding public
30 service needs) from those on which the text or boundary was based; 2. Changed assumptions
31 (e.g., regarding demographic trends); 3. Data errors, including errors in mapping, vegetative
32 types and natural features described in volume I of the plan; 4. New issues; 5. Recognition of
33 a need for additional detail or comprehensiveness; or 6. Data updates. Specifically, staff has
34 found that the proposed text amendments are necessary due to new issues and recognition of
35 a need for additional detail or comprehensiveness.

36

37 Staff recommends that the Board of County Commissioners amend the Monroe County Code
38 as stated in the text of this staff report.

39
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Draft without Stricken Existing Text (Clean Version)

* * * * * * *

Sec. 138-47. Nonresidential rate of growth ordinance (NROGO).

(@) Definitions. The following words, terms and phrases, when used in this article, shall have

the meanings ascribed to them in this section, except where the context clearly indicates a
different meaning:

Allocation date means the specific date and time by which applications for the NROGO
allocation will be accepted and processed.

Annual allocation period means the 12-month period beginning on July 14, 2001, and
subsequent one-year periods that is used to determine the amount of nonresidential floor
area to be allocated based on the number of ROGO allocations to be issued in the
upcoming ROGO year.

Annual nonresidential ROGO allocation, also referred to as an annual NROGO
allocation, means the maximum floor area for which building permits may be issued
during an annual allocation period.

Buildable lot or parcel, for the purposes of this article, means a lot or parcel which must
contain a minimum of 2,000 square feet of uplands, including any disturbed wetlands that
can be filled.

Canopy, also referred to as a sunshade, in reference to a structure, means an unenclosed,
covered area. A canopy may be a free-standing structure or may project from the wall of
a building.

Community master plan means a plan adopted by the board of county commissioners as
part of the Monroe County Livable CommuniKeys Program.

Controlling date means the same as defined in section 138-19(a), except it shall apply to
NROGO applications under this article.

Historic resources means a building, structure, site, or object listed or eligible for listing
individually or as a contributing resource in a district in the National Register of Historic
Places, the state inventory of historic resources or the county register of designated
historic properties.

Lawfully established ROGO/NROGO exemption means a residential dwelling unit or
nonresidential floor area that has received a permit or other official approval from the
division of growth management for the units unit and/or nonresidential floor area.
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Nonresidential floor area means the sum of the total floor area for a nonresidential
building or structure, as defined in section 101-1. Additionally, boat barns and covered,
unenclosed boat racks with three or fewer sides not associated with retail sales of boats
are not considered nonresidential floor area. Further, the term "nonresidential floor area"
does not include space occupied by residential uses, including spaces occupied by a
transient residential unit and an institutional-residential use as defined in section 101-1.

Nonresidential ROGO allocation, also referred to as NROGO allocation, means the
maximum amount of nonresidential floor area for which building permits may be issued
in a given time period.

Nonresidential ROGO allocation award, also referred to as NROGO allocation award,
means the approval of a nonresidential ROGO application prior to the application and
subsequent issuance of a building permit to authorize construction of new nonresidential
floor area.

Nonresidential ROGO bank, also referred to as NROGO bank, means the cumulative
total of a) NROGO allocations that were not awarded and thereby not allocated due to a
lack of demand, b) nonresidential floor area not made available for the annual NROGO
allocation by the board of county commissioners; and c) allocated nonresidential floor
area reclaimed due to the abandonment or expiration of approved development that
received a NROGO allocation award.

Quarterly nonresidential ROGO allocation period means any one of the four periods
within an annual allocation period.

Quarterly nonresidential ROGO allocation means the maximum number of amount of
nonresidential floor area square footage for which building permits may be issued in a
quarterly allocation period.

Site means the parcels of land required to be aggregated to be developed or from which
existing nonresidential floor area is to be transferred or received.

Storage area means the outside storage of vehicles, recreational vehicles, boats, campers,
equipment, goods and materials for more than 24 hours. The term "storage area” includes
a contractor's equipment storage, but does not include outdoor retail sales, which is
defined in section 101-1. This is considered a light industrial use and does not include
waste transfer stations, junkyards, or other heavy industrial uses.

(b) Purpose and intent. The purposes and intent of the nonresidential rate of growth

ordinance (NROGO) are:

(1) To facilitate implementation of goals, objectives and policies set forth in the
comprehensive plan relating to maintaining a balance between residential and
nonresidential growth.
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(2) To maintain a ratio of approximately 239 square feet of nonresidential floor area for
each new residential dwelling unit permit issued through the residential rate of growth
ordinance (ROGO).

(3) To promote the upgrading and expansion of existing small-size businesses and to
retain the predominately small scale character of nonresidential development in the
Florida Keys.

(4) To regulate the rate and location of nonresidential development in order to eliminate
potential land use conflicts.

(5) To allocate the nonresidential floor area annually hereunder, based on the goals,
objectives and policies of the comprehensive plan.

* * * * * * *

Sec. 138-48. General provisions.

(@) Nonresidential ROGO allocation award required. No building permit shall be issued after
September 19, 2001 that results in additional nonresidential floor area on a site unless
that nonresidential development has received a NROGO allocation award or is
determined to be exempt as provided in section 138-50.

(b) Applicable geographic area. The NROGO allocation system shall apply within the
unincorporated area of the county, excluding areas within the county mainland and within
Ocean Reef planned development.

* * * * * * *

Sec. 138-49. Type of development affected; special requirements.

(@) The NROGO shall apply to the development of all new and expanded nonresidential
floor area, except as exempted by section 138-50, for which a building permit or other
final development approval is required.

(b) Unincorporated areas other than Big Pine Key and No Name Key. Notwithstanding the
provisions of development, as defined in section 101-1, the following new uses shall only
be eligible for a NROGO allocation under this article on sites located within a designated
area approved for such use, identified within a community master plan and/or an overlay
district established within chapter 130:

(1) Commercial retail very high-intensity uses that generate more than 150 vehicle trips
per 1,000 square feet of floor area.

(c) Big Pine Key and No Name Key. Notwithstanding the provisions of development, as
defined in section 101-1, in accordance with the community master plan for Big Pine Key
and No Name Key, the following new uses or changes in use are prohibited on Big Pine
Key and No Name Key:

(1) Commercial retail high-intensity uses that generate more than 150 vehicle trips per
1,000 square feet of floor area.
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(d) Nonpublic institutional uses on Big Pine Key and No Name Key are subject to the
provisions of NROGO pursuant to the following special conditions and standards:

(1) A nonpublic institutional floor area and use existing on the effective date of the
issuance of the incidental take permit for the Florida Key Deer and other covered
species may be expanded by 2,500 square feet of floor area per NROGO year,
provided that the land was owned by the institutional organization at the time of the
issuance of the incidental take permit. These allocations are to be made on a "first
come, first served” basis.

(2) New nonpublic institutional uses on Big Pine Key and No Name Key are subject to
the provisions of NROGO.

(e) All new or expanded nonresidential development on Big Pine Key and No Name Key is
subject to the provisions of the incidental take permit and the habitat conservation plan
for the Florida Key Deer and other covered species, which may affect NROGO
allocations under this article. All new and expanded nonresidential development shall be
limited to scarified or disturbed lands, and clearing of any pinelands and/or hammock is
prohibited.

* * * * * * *

Sec. 138-50. Type of development not affected.
The NROGO shall not apply to the development described below:

(1) Development with no net increase in nonresidential floor area. The redevelopment,
rehabilitation or replacement of any lawfully established nonresidential floor area which
does not increase the amount of nonresidential floor area greater than that which existed
on the site prior to the redevelopment, rehabilitation or replacement.

The planning director shall review available documents to determine if a body of

evidence exists to support the existence of nonresidential floor area on or about

September 19, 2001, the effective date of the original NROGO. Such evidence shall be

documented and submitted to the planning director on a form provided by the planning

department. The application shall include, at a minimum, at least two of the following

documents:

a. Any issued Monroe County building permit(s) supporting the existence of the
structure(s) and its use(s) on or about September 19, 2001;

b. Documentation from the Monroe County Property Appraiser's Office indicating
residential use on or about September 19, 2001;

c. Aerial photographs and original dated photographs showing the structure(s) existed
on or about September 19, 2001;

d. Nonresidential County Directory entries on or about September 19, 2001;

e. Rental, occupancy or lease records, on or about September 19, 2001, indicating the
number, type and term of the rental or occupancy;

f. State and/or county licenses, on or about September 19, 2001, indicating the
nonresidential use;
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g Documentation from the utility providers indicating the type of service (commercial
or residential) provided and the number of meters in existence on or about September
19, 2001; and
h. Similar supporting documentation not listed above as determined suitable by the
planning director.
Nonresidential floor area established after the effective date of the original NROGO
should be documented through the NROGO permit allocation system. Such
nonresidential floor area that received such an NROGO allocation(s) that was constructed
may be lawfully established through verification of the certificate of
completeness/occupancy alone. Provision of affidavits to support the existence of
nonresidential floor area is allowed, but affidavits cannot be the sole record upon which a
decision is based. Other than files in which the growth management division is custodian,
provision of documents is the responsibility of the applicant. Nonresidential floor area
determined to be exempt from the NROGO per this subsection that has not been
previously acknowledged by the planning director may also be a nonconformity, pursuant
to chapter 102, article III nonconformities. Such occasions shall require a separate
determination by the planning director as to the lawfulness of the nonconformity.

(2) Areas exempted from residential ROGO. Any area of the unincorporated county

exempted from residential ROGO as provided for in section 138-22.

(3) Public/governmental uses. Public/governmental uses, including public buildings, as

defined in section 101-1.

(4) Development activity for certain not-for-profit organizations. Except for the nonpublic

institutional uses on Big Pine Key and No Name Key pursuant to section 138-49,
nonresidential development activity within tier III designated areas by federally tax
exempt not-for-profit educational, scientific, health, religious, social, cultural and
recreational organizations which predominately serve the county's non-transient
population, if approved by the board of county commissioners after review and
recommendation by the planning director and planning commission. This exemption is
subject to the condition that a restrictive covenant be placed on the property prior to the
issuance of a building permit. The restrictive covenant shall run in favor of the county for
a period of at least 20 years. Any change in the use or ownership of the property subject
to this restrictive covenant shall require prior approval by the planning commission,
unless the total floor area exempted by the planning commission is obtained through an
off-site transfer of floor area and/or nonresidential floor area allocation. If the total
amount of floor area that is transferred and/or allocated meets or exceeds the total amount
of floor area exempted, the restrictive covenant shall be vacated by the county. This
exemption is not applicable to nonresidential development proposed within any tier I or
tier III-A (special protection area) designated areas.

(5) Vested rights. Landowners with a valid, unexpired development of regional impact

approval granted by the county prior to January 4, 1996, (effective date of the
comprehensive plan) or an approved vesting determination by the county from the
nonresidential allocation requirements of this section and the comprehensive plan.

Page 24 of 27 (File #2012-013-a) [Staff report for the March 27, 2013 public hearing]



O 00OV W -

(6) De minimis expansion of nonresidential floor area. The cumulative expansion of up to

1,000 square feet of new nonresidential floor area for development on a property shall not
require a NROGO application and NROGO allocation prior to issuance of a building
permit. De minimis expansion is not required to be utilized in whole or limited to a single
building permit application; however cumulatively, an individual property shall not
receive any more than 1,000 square feet of new nonresidential floor via de minimis
expansion. Nonresidential floor area permitted via de minimis expansion shall be
deducted from the NROGO bank and in the event that there is no square footage within
the NROGO bank, de minimis building permit applications shall not be issued until the
NROGO bank is replenished and can accommodate the nonresidential expansion.

(7)Industrial uses. Industrial uses in the maritime industries (MI) and the industrial (I) land

use districts, provided that the floor area is restricted to manufacturing, assembly,
wholesaling, and distribution uses. All other forms of industrial uses and other
nonresidential uses which may be permitted in the land use district are subject to the
requirements of this article and will require an NROGO allocation.

(8) Agriculture/aquacultural uses. Agricultural and aquacultural uses in the agricultural and

aquaculture use overlay (A).

(9) Canopy.

(10) Transfer off-site of existing nonresidential floor area. The demolition/removal and

transfer off-site of nonresidential floor area from a sender site and the development of the

transferred nonresidential floor area on a receiver site in accordance with the following

procedures and criteria:

a. Eligibility of sender floor area. Nonresidential floor area shall be lawfully established
floor area pursuant to subsection (1) or have received an NROGO allocation or
transfer of floor area after September 19, 2001.

b. Criteria.

1. The receiver site shall be within a tier III designated area and, if on Big Pine Key,
it shall also be located within the designated community center overlay area;

2. The receiver site shall be located within the same ROGO subarea, as set forth in
section 138-20, as the sender site;

3. The use that would utilize the transferred nonresidential floor area on the receiver
site shall not be a high-intensity commercial retail use which will generate more
than 150 daily vehicle trips per 1,000 square feet of floor area, unless the receiver
site is within an overlay district or area, established in a community master plan
or within chapter 130, specifically allowing such a high-intensity commercial
retail use;

4. The receiver site shall not be located within a V special flood hazard zone;

The receiver site shall not be located in a coastal barrier resources system; and

6. The receiver site shall not be located in an offshore island/conservation land
protection area.

(9]
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c. Limitations on the amount of nonresidential floor area which may be transferred to
any one site. The amount of nonresidential floor area which may be transferred to any
one site shall be as follows:

1. No more than a maximum cumulative total of 50,000 square feet of nonresidential
floor area may be transferred to any one site.

2. A structure utilizing the transferred nonresidential floor area shall not be greater
than 10,000 square feet, except for a) a structure within the Urban Commercial
(UC) land use district may consist of up to a maximum total of 50,000 square feet
of nonresidential floor area and b) a structure within an overlay district or area,
established in a community master plan or within chapter 130, may consist of up
to a maximum total of nonresidential floor area set forth in the superseding
overlay district or area.

d. Procedures. The following procedures shall be followed for permitting transfer of
nonresidential floor area off-site:

1. A minor conditional use permit shall be required to identify, determine the
eligibility of and document the approval of the sender and receiver site, pursuant
to the process set forth in section 110-69. If a single receiver site is proposed to
receive the transferred nonresidential floor area from multiple sender sites, only a
single minor conditional use permit application shall be required. All sender and
receiver sites associated with a proposed transfer shall be identified at the time of
application.

2. The minor conditional use permit application required in the previous subsection
shall be submitted in a form provided by the planning & environmental resources
department. A development order shall memorialize approval of the minor
conditional use permit. After successfully passing all applicable appeal periods,
the development order shall be recorded in the official records of the Monroe
County Clerk of the Circuit Court. Such recording shall be carried out so that the
document is associated with all applicable sender and receiver sites.

3. No building permit shall be issued for the nonresidential floor area on the receiver
site until the sending site structure is demolished as per an issued demolition
permit and a final inspection for the demolished floor space has been completed
by the building department.

* * % * * * *

Sec. 138-51. NROGO allocations.

(a) Maximum amount of available floor area for the annual nonresidential ROGO
allocations. The annual amount of floor area available for allocation under NROGO shall
be 47,083 square feet, of which 44,693 square feet is available only to applications in the
Lower and Upper Keys ROGO subareas and 2,390 square feet is available only to
applications in the Big Pine Key and No Name Key ROGO subarea. Of the 44,693
square feet annually made available for the Lower and Upper Keys subareas, beginning
NROGO Year 22 (July 13, 2013), this floor area shall be distributed to each of subareas
based on the number of residential dwelling unit permits made available for each of the
subareas.
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Commencing NROGO Year 22 (July 13, 2013), the annual amount of floor area available
for allocation under NROGO shall be 47,083 square feet, of which 22,944 square feet is
available only to applications in the Upper Keys ROGO subarea; 21,749 square feet is
available only to applications in the Lower Keys ROGO subarea; and 2,390 square feet is
available only to applications in the Big Pine Key and No Name Key ROGO subarea.

(b) Maximum allocation of nonresidential floor area by site per each allocation quarter. The
amount of nonresidential floor area to be allocated shall be limited to a maximum share
of 10,000 square feet for any one site per each allocation quarter.

(c) Maximum floor area per structure. A structure shall not receive an allocation that
expands the structure to more than 10,000 square feet of nonresidential floor area,
excluding: a) a structure in the Urban Commercial (UC) land use district may receive an
allocation that expands the structure to not more than 50,000 square feet and b) a
structure within an overlay district established in a community master plan or within
chapter 130 specifically allowing such a structure of over 10,000 square feet.

(d) Allocation dates. To be considered for an allocation award, all NROGO applications
must be submitted to the planning department and deemed complete by the planning
director, or his or her designee, by no later than 4:00 p.m. on the specified allocation
quarter closure, which shall be the same dates as those for the residential ROGO.

(€) Annual nonresidential ROGO allocation. This annual allocation shall be distributed

between the four allocation quarters, which shall be the same dates as those for the
residential ROGO.

* * * * * * *

Page 27 of 27 (File #2012-013-a) [Staff report for the March 27, 2013 public hearing]



Item #1-a&b NROGO Allocation Process
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Attachment 1:
Existing commercial/community centers recognized by the County



/1 ,u\ GROWTH MANAGEMENT DIVISION
N

otable Upper Keys oosjm_.o_m_ Um<¢_ _ﬁ
0033==__Am<m _»moo_s_:m:nma 09:..32. mf%

..ﬁ:

%v! .4’5

Winn Dixie
(Key Largo, MM 105)

Pink Plaza
(Key Largo, MM 103)

Tradewinds Plaza 34, '
(Key Largo, MM 101) ; M
elcome Center|
Overlay District |
Waldorf Plaza ; KL Action Item 1.4.3 [
(Key Largo, MM 100) 4 Er

Tradewinds

Overlay District
KL Action Item 1.4.1
Tavernier Towne

(Key Largo, MM 91) Downtown Key Largo

Overlay District
KL Action item 1.4.2

60 Source:
4 fegc'ss Monroe County 2013

————— -



GROWTH MANAGEMENT DIVISION

ol 5

Notable Middle —Am<m 0033@3..%. Om:ﬁ..% 4

.b.'r, 2

World Wide

Sportsman .
(islamorada, MM 81)

Kmart/Publix

Shopping Centers
(Marathon, MM 50)

Source:
Monroe County 2013




/mlt@ GROWTH MANAGEMENT DIVISION | [ b

Notable Lower Keys Ooz_.sm_.o_m.._ Um<m_on fﬂuf
CommuniKeys mmoOBSmsamn Oc.:qsmmh,_m_Qm._ |

ATl WL

Ramrod Winn Dixie 5
Community Center Shopping Center - Big Pine Community /8
Summerland (MM 26.5-27.5) (Big Pine, MM 31) Center Overlay ;
Community Center LK Policy ltem 1.5.1 (MM 31)
(MM 24-25) BPK Action Item 4.1.5

LK Policy Item 1.5.1

Proposed Overlay
(Rockland, MM 9) |

Searstown
Shopping Genter
/:Am< WestvMM 3)

Cudjoe Community
Center

Lower Sugarloaf (MM 22-23)
LK Policy Item 1.5.1

L Community Center
Downtown District (MM Awp 7) Source:
(MM 5) LK Policy Item 1.5.1 . 1
Sl Action ltem 1.2.1 ) Monroe County 2013




Attachment 2:
Excerpts from the Monroe County 2010 Comprehensive Plan Technical Document (1997) that
relate to projected nonresidential growth and the NROGO
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2.1

2.1.1

Future Land Use Element

The purpose of the Future Land Use Element is to evaluate existing development patterns and potential
constraints to development in order to determine and describe what development will occur in Monroe
County over the planning horizon of this Comprehensive Plan, where this development will be located,
and through what mechanisms this will be accomplished. This planning effort for Monroe County has
been guided by the following principles:

(a) Monroe County should manage future growth to enhance the quality of life for and ensure the
safety of Monroe County residents and visitors;

(b) Monroe County should provide adequate public facilities and services to support existing and
future development; and

(c) Monroe County should direct growth to lands which are intrinsically most suitable for
development and should encourage conservation and protection of environmentally sensitive
lands.

Existing Land Use

The existing patterns and trends of development in Monroe County have been used as the basis for
determining future development potential and are evaluated in this section. The pattern and mix of
existing land uses is indicative of the market forces and natural resource constraints which have shaped
existing development and are likely to influence future growth. In addition, existing levels of
development have been used to evaluate the adequacy of public facilities and services to serve this
development and to identify potential carrying capacity constraints.

Existing Land Use

A generalized Existing Land Use Map series has been developed by the Monroe County Growth
Management Division as representative of the existing pattern of development in unincorporated
Monroe County. The existing land use data for Monroe County is summarized in Table 2.1. It should
be noted that the measurement of land areas in Monroe County is not exact. The unique environmental
character of the area, especially the large areas of mangrove-fringed shoreline and numerous small
islands, many of which are below the mean high water line, makes an exact land area inventory
difficult, simply because defining "land" in Monroe County is difficult. The calculation of acreage’s of
land use types provides an approximation of the land area of each of the land use categories, and is
useful in determining the conditions as they presently exist.

As indicated on Table 2.1, the total area for the unincorporated portion of the Keys is approximately
61,343 acres. This inventory does not include waterbodies or offshore islands, which are discussed in
detail in Section 2.1.3 below. As indicated, almost two-thirds of the County is either owned for

Future Land Use Element 2-9



Table 2.1

Monroe County Existing Land Use (acres) (1)

Percent k___
Upper Keys Middle Keys Lower Kays Total of Total

Single-Family 3,391.0 2,037.0 2,950.9 8,378.9 13.7%
Mobile Homes 618.9 130.8 313.1 1,062.8 1.7%
Multi-Family 391.6 220.9 25.2 637.7 1.0%
Mixed Residential 201.5 158.3 351.1 710.9 1.2% |
Residential Subtotal 4,603.0 2,547.0 3,640.3 10,790.3 17.6%
General Commercial 462.1 276.6 255.4 994.1 1.6%
Commercial Fishing 10.7 84.6 151.8 247.1 0.4%
Tourist Commercial 421.1 460.5 147.3 1,028.9 1.7%
Commercial Subtotal 893.9 821.7 554.5 2,270.1 3.7%
Industrial 81.7 55.2 377.9 514.8 0.8%
Agricultural/Maricultural 0.0 41.9 0.0 41.9 0.1%
Education 65.8 31.7 8.9 106.4 0.2%
Institutional 46.2 37.3 32.8 116.3 0.2%
Public Buildings/Grounds 11.3 32.6 16.9 60.8 0.1%
Public Facilities 36.1 446.2 56.8 539.1 0.9%
Military 0.0 0.0 3,288.7 3,288.7 5.4%
Historic 0.0 0.0 0.5 0.5 0.0%
Recreation 351.2 940.7 499.4 1,791.3 2.9%
Conservation 11,542.6 623.1 8,630.0 20,695.7 33.7%
Vacant 5,123.1 2,882.5 13,121.6 21,127.2 34.4%
Total 22,754.9 8,459.9 30,128.3 61,343.1 100.0%
Percent of Total 37.1% 13.8% 49.1% 100.0%

{1} Existing land use for the Florida Keys portion of unincorporated Monroe County.

Does not include waterbodies or offshore islands.
Acreages derived from measurement of land uses shown on the Existing Land Use Map series.

Source: Monroe County Growth Management Division, 1991.
Wallace Roberts & Todd, 1892



conservation purposes or is vacant. Of the developed land uses, single-family residential is the largest
land use category, representing approximately 13.7 percent of the County.

Data regarding the general range of density or intensity of use for Monroe County has been obtained
by the Monroe County Growth Management Division from the Property Appraiser's records
(Monroe County Growth Management Division, 1991). This data provides parcel and floor area for
land uses which have been grouped into Property Classification (PC) Codes. These PC Codes have
been grouped to correspond with the existing land use categories illustrated on the Existing Land
Use Map to indicate a general range of density and intensity of use for each of the existing land use
categories (Table 2.2). For several land use categories, such as General Commercial, Tourist
Commercial, and Industrial, the Property Appraiser's data reflects a reasonably accurate portrayal of
general densities and intensities of use as well as consistency with the acreage’s determined from the
Existing Land Use Map. However, there are a number of discrepancies with the data that should be
rectified:

(a) the PC Codes may not necessarily reflect the land use of a parcel as mapped on the
Existing Land Use Map. For example, the PC Code 81 Military indicates there are
1,824 acres of Military lands, while the mapped Military land use category indicates
there are 3,289 acres of Military lands in the County;

(b) the densities and intensities of use shown in Table 2.2 do not represent a true
(maximum and minimum) range of densities and intensities, but instead represent
average densities and intensities for each PC Code;

(c) the Property Appraiser's data does not appear to be consistently accurate throughout the
range of PC Codes. For example, the PC Code 4 Condominium indicates there are only
12 Condominium units on 74 acres in the entire County, which is not accurate, and the
PC Code 81 Military indicates there is only 22,119 SF of buildings on 1,824 acres of
Military lands, which is also not accurate.

The Monroe County Growth Management Division should coordinate with the Property Appraiser's
Office to continually update the existing database regarding land uses and densities and intensities of
use in the County. The database should be updated to reflect the amount of development there is in
the County as well as land uses categories as mapped on the Existing Land Use Map.

A. Residential Lands

Residential land uses, including single-family detached homes, mobile homes, multi-family apartments,
and mixed-use residential areas are found on almost every one of the 38 Keys along US Highway 1.
As indicated in Table 2.1, residential uses account for 10,790 acres, or 17.6 percent of the total area of
the Keys. Single-family detached homes are the predominant residential type in the Keys, and account
for approximately 8,379 acres, or 78 percent of the residential land use category. Mobile homes
occupy the second largest residential land area, and include 1,063 acres. Multi-family residential
development, including apartments, condominiums and cooperatives, account for 638 acres, or 6
percent of the developed residential land area. Mixed residential areas include approximately 711
acres, representing approximately 7 percent of the residential land use category.
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B. = Commercial Lands

Commercial land uses can broadly be defined as those uses associated with the buying and seling of
goods and/or services. Commercial uses account for 2,270 acres, or 3.7 percent of the land area for the
Keys portion of unincorporated Monroe County (Table 2.1). Commercial land uses include general
commercial, commercial fishing, and tourist commercial land uses. General commercial uses include

retail and office uses which are oriented toward the resident population and represent the majority of
commercial uses. General commercial uses are generally concentrated in a strip along US 1. This is
primarily evident in the more heavily developed Keys, including Key Largo, Marathon and Upper
Matecumbe, and consists of retail, service, and auto-related uses as well as office buildings, which are
generally small, single story structures. The General Commercial land use category includes
approximately 994 acres, representing 43 percent of the commercial uses. Commercial fishing uses
include land uses which are oriented toward the commercial fishing industry including commercial
marinas and landing areas, processing plants, boat repair and maintenance, and equipment and trap
storage areas. Commercial Fishing uses in unincorporated Monroe County are heavily concentrated in
the Lower Keys, with approximately 152 acres, or 62 percent, of the total Commercial Fishing uses in
the Lower Keys. Tourist Commercial uses include land uses which are oriented to tourists and visitors,
including hotels/motels, private parks and recreation areas, and private campgrounds and recreational
vehicle (RV) parks. Tourist commercial uses account for 1,029 acres, representing approximately 45
percent of the total commercial land use category, and are more heavily concentrated in the Upper and
Middle Keys than the Lower Keys.

Industrial Lands

Industrial land uses account for approximately 515 acres in the unincorporated portion of the Keys.
This accounts for less than one percent of the total land area. Industrial uses include cement, rock and
gravel operations, light manufacturing and storage areas, and heavy industrial uses. Industrial uses are
heavily concentrated in the Lower Keys, with 378 acres, or 73 percent, of the total Industrial land uses
located in the Lower Keys.

D. Agricultural/Maricultural Lands

Although agricultural activities have historically been undertaken in the Keys, this is no longer the case.
However, several mariculture operations have been established and account for approximately 42 acres.
These maricultural operations are located in the Middle Keys.

E. Institutional Lands

Institutional uses, including hospitals, churches, cemeteries, and service clubs account for 116 acres in
the County, representing less than one percent of the total land area.

F. Educational Lands

Educational land uses account for approximately 106 acres in Monroe County. This includes private
schools as well as the seven public schools operated by the Monroe County School Board (two high
schools, one middle school, two middle/elementary schools and two elementary schools) within the
unincorporated portion of the County.
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G. ' Public Buildings/Grounds

Public Buildings/Grounds account for approximately 61 acres in Monroe County, representing less
than one percent of the total area of the County. This land use category includes all government
offices, such as county, state and federal offices, post offices, sheriff and jail facilities, Coast Guard
stations, fire stations, cemeteries/crematories and community clubs and lodges. This land use category
does not include publicly-owned lands held for conservation purposes (see L. Conservation Lands
below).

H. Public Facilities

Public facilities account for approximately 539 acres in Monroe County, representing approximately
one percent of the total land area. This land use category includes land owned by public utilities and
service providers.

L Military Lands

The Florida Keys have long been recognized as strategically significant by the US military forces, and
military operations still play an important role in the economy of the Keys. As shown in Table 2.1,
military lands account for 3,300 acres in the Keys, or approximately five percent of the total land area.
Military lands are located entirely in the Lower Keys, including the Boca Chica Naval Air Station on
Boca Chica, Rockland and Geiger Keys, and additional facilities on Saddlebunch Key and Cudjoe Key
(the "Blimp Base").

J. Historic Lands

Historical lands as shown on Table 2.1 include only 0.5 acres, which is the Bat Tower site located on
Lower Sugarloaf Key. Although there are other historic sites and districts in unincorporated Monroe
County, these are located within Conservation or Recreation land use categories or are located on
offshore islands (i.e., Indian Key, Pigeon Key, and Fort Jefferson National Monument). See Section
2.1.6 for a full discussion of historic resources.

K. Recreation Lands

Recreation lands include both public recreation lands and facilities as well as some private recreation
lands, such as golf courses. These uses account for approximately 1,791 acres, or 3 percent of the
total land area. Two of the larger recreation areas in this category are Bahia Honda and Long Key
State Recreation Areas.

L. Conservation Lands

Conservation lands includes lands which have been acquired by public agencies and private
organizations for conservation purposes. This is the single largest land use category after vacant
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Table 22
Exieting Land Uss and Denasities
Generated from Property Appraiser’s Data

43,706,867 |

3,301,181

Area Area Bullding Density FAR
PC Description (SP) (Acres) : Units SF (DU/Acres) | (SFISF)
| Single-Family
1 [Single-Family 181,220,044 4.1602] 14928 NA 36 NA
Mobile Homes
2 |Mobiie Homes 28,432,159 652.7] 6,144 NA 9.4 NA
! ]
Multi-Family
3 |Multi-Family (10 units or more) ! 207,142 48 44 NA : 93 NA
4 |Condominium ' 3,222,469 740 12 NA ! 0.2 NA
5  |Cooperatves : 131,215 30 0 NA 00 NA
8  |Muit-Family (< 10 units) : 15,459,046 3549| 2448 NA 6.9 NA
| Subtotal 19,019,872 4368 2505 NA ! 57 NA
| : !
Mixed Residential
NA| NA| NA| NA NA| NA
] )
Geoneral Commercial
11 |Stores One Story 6.,297,297| 1446] NA 1,236,975| NA ¢ 0.1984
12  |Store/Oft/Res Gr Combinaton 7,096,705 1629 NA 657,248 NA l 0.0926
13 |Department Stores 137611 32| NA 42,960 NA 1 0.3122
14 [Supermarkets ! 200,147 48| NA 50,650 NA | 0.2531
16 |Community Shopping Centers : 5,730,681 1316] NA 825,190 NA [ 01440
17  |Office Buildings 1 Story 3,521,687 808 NA 506,508 NA | 0.1438
18 |Office Buikdings Multi-Story 1, 600,377 138/ NA 137,528 NA ; 0.2291
19 _ |Professional Services Bidgs 479,984 110 NA 105,288 NA i 02184
20 |Airports . 3,856,733 885/ NA 27,265 NA | 0007
21 |Restaurants & Caleterias i 2,885,885 663| NA 454,754 NA | 01578
22 |Drive-In Restaurants ! 502,147 115 NA 49,404 NA | 0.0084
23 |Financial Institutons ! 1,108911 255 NA 146409) NA | 0.1320
25 |Repair Service Shcp i 1,913,789 439 NA 177,294 NA 0.0926
26 |Service Stations i 817,028 188| NA 103,406 NA | 0.1266
27  |Auto Sales/Repair 11813815 2712| NA 761,634/ NA © 0.0648
28 |Parking Lots ! 228.716 53] NA ol NA 0.0000
29 |Wholesale Outiet 1,063,120 244| NA 46,289 | NA 0.0435
30 |FlorisyGreenhouses 603.710] 1391 NA 4,135| NA 0.0068
31 |Drive-in Theaters/Open Stadium 535011 123 NA 5373 NA 0.0100
33 |Nightciubs, Lounges, Bars 547,306 126/ NA 90412 NA 0.1652
34 |Bowling Allays 210,587 48| NA 46,289 NA 0.2198
69 |Leather Goods 72,745 17| NA ) NA 0.0000
Subtotsl 50,151,256 1,1530| NA 5475011 | NA 0.1092
Commercial Flshlng
44 |Packing Plants/Seatood/Fruit 2.989.710[ 686] NA 120,566 NA 0.0403
Tourist Commercial
35 | Tourist Atractions 1,129,048 259 NA 39,109 NA 0.0346
35 |Camps, Priv./Docks/Recreat/Parks | 22,096,180/ 507.3| NA 400,863 | NA 0.0181
37  Race Tracks/Horse, Auto, Dog : 304,920| 70! NA 36,701 NA 0.1204
39 |Hoteis/Motels | 20,176,719 4632 NA 2,824 508| NA 0.1400
Subtotal 1,0034| NA NA 0.0755
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Table 2.2 (cont)

Existing Land Use and Denalties
Generated from Property Appraiser's Data
Area Area Bullding Density |  FAR
pc | Description (SF) | (Acres) : Units | SF (DU/Acres) | (SF/SF)
| i | i
Industrial
41 |Light Manutacturing 260,629 60l NA 27,760 NA { 0.1065
42  |Heavy industial ; 390,199 901 NA | 21,723 NA | 00557
43 |Lumber Yds/Sawmill 1 230915| 53] NA 22,431 NA | o.097
46 |Other Food Processing 804,092 185 NA 38,113 NA 0.0474
47 |Plants/CementRock/Gravel | 10,655,647 24461 NA 36400 NA 0.0034
48 |Warshousing | 3,954,631 908/ NA ! 729,641 NA 0.1845
49  |Open Storage ! 3,697,895 849 NA 17,386 NA 0.0047
Subtotal | 19,994,008 458.0] NA 893454| NA 0.0447
| Agricultural/Maricuitural pd
68 |Dairies/Feed Lots i 203,425 47] NA ) NA 0.0000
Education .
72 |Schools/Colleges/Priv ! 3,607,206 828/ NA 38,358 NA 0.0106
83 |School/Public/Bd of Public ins i 6,208,647 14251 NA 425,381 NA 0.0685
Subtotal 8,815,853 2253 NA 463,739 NA 0.0472
Inatitutionat
71 |Churches 4,716,818 1083] NA 330,456 NA 0.0701
73 |Hospital (private) 641877 147 NA : 133,150 NA 0.2074
74  |Homes for the Aged 196,020 45| NA 66,078 NA 0.3371
76  |Mortuaries/Cometaries 1,491,134 42] NA | 10,435 NA 0.0070
77  [ClubsiLodges 8,629,218 198.1] NA 267,434 NA 0.0310
85 - |Hospitals 155,047 3s| Na 32,442 NA 0.2092
Subtotal 992,944 28| NA 839,995 NA 0.8460
Public Bulidings/Grounds
86 |Other Counties 42,677,467 978.71 NA 363,254 NA 0.0085
87 |Other State 239,042,804 5487.7| NA 67,744 NA 0.0003
89 |Other Municipal 4,064,886 933] NA 40,745 NA 0.0100
94 [Right-of-Way 22,696,659 5210f NA | 3734 NA 0.0002
Subtotsl 308,481,816 7,01.8] NA l 475478 NA 0.0015
Pubdlic Faciliies —
91 iUﬂliﬁoalWaw Tanks 4378344 1oo.5i NA 186,982 NA 00427
I
Mliitary
81  |Military 79,450,902 1.8238] NA 22,119 NA 0.0003
Historic
NA NA NA NAl NA | NA NA NA
Recreation
38 |Golt Courses 12,126,642 27841 NA 59,058 NA ' 0.0049
80 |F. Parks & Memorial ' 1,332,500 306/ NA ] NA | 0.0000
92 |Parka/Private i 967,825 222| NA 257 NA | 00003
Subtots! 14,426,967 3312| NA 59315 NA 0.0041
1
|
Conservation
NA |NA NA‘ NAI NA NA NA NA

L
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Table 2.2 (cont)

Existing Land Use and Densities
Genaersated from Property Appraiser's Data
Area [ " Area f Building Density FAR
PC Description t (SF) ! (Acres) . Units SF (DU/Acres) | (SF/SF)
) N |
Vacant _
0 |Residential 1,774,167,150 40,7293 NA NA : NA NA
10 |Commercial 92,784,524 2,1300[ NA NA ' NA NA
40 |industrial 134,600 3.1 NA NA i NA NA
70 |institutional 14,149,710 3248| NA NA | NA NA
Subtotal 1,881,235,984 43,1872 NA NA ! NA NA
Not Classifiable
96 |Wasts Lands 435,600 100] NA 1 NA 0.0000
99  |Non Ag Acreage 5 Ac or More 21,687,698 4979| NA 11,707 NA 0.0005
Subtozel 22,123,298 5079| NA 11,707 NA 0.0005
[Total Unin. Monroe County 2.666624,049 NA_NA NA___NA NA
| | | i
Mainiend/Submerged
82 |US Mainiand I 195,934,488 44980 NA 63,049 NA 0.0003
88 |Other Federal [ 2,532,938,628 58,1483| NA 246,498 NA 0.0001
95 _!Submerged Lands l 129,376,900 297011 NA 73311 NA 0.0001

NA Not Available

Saurce: Monroe County Property Appraisar's Office, 1991,
Monroe County Growth Managemant Division, 1991.
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2.1.7

resource is urgently needed so that structural stabilization and rehabilitation work may begin as soon as
possible.

Public Education

The County has no ongoing public awareness program for historic preservation. Because of the limited
staff and budget, the County can best support public awareness through supporting the efforts of locally
based historic preservation organizations. The County needs to strengthen its relationship with these
organizations as well as provide information, technical assistance, and funding support for the historic
preservation efforts of these organizations.

Intergovernmental Coordination
Many of the historic resources in Monroe County are located on federal and state lands. The County
needs to increase their coordination with public agencies to ensure that historic resources are identified

and protected.
Economic Conditions and Trends

The Monroe County economy is unique in a number of respects due to the County's location and its
geography. Monroe County's economy is dominated by the tourism industry, and the County
attracts both seasonal residents and short-term visitors by virtue of its unique array of recreational
resources. Other key sectors which historically have influenced the County's economy include the
U.S. Navy and the commercial fishing industry. The Monroe County economic base expanded
during the 1980's, outperforming the state and the nation in terms of employment growth,
unemployment levels and increases in per capita income. Selected components of the economic base
and key trends are discussed in the following paragraphs.

A. Employment Characteristics and Key Industry Profiles

Employment trend data by place of work are provided by the Bureau of Economic Analysis (BEA) in
the U.S. Department of Commerce. These data present a comprehensive range of economic
characteristics for counties, including full- and part-time employment. Table 2.10 summarizes the
distribution of Monroe County employment and growth trends by industry for the period from 1970
through 1989. During the 1980's employment growth in Monroe County outpaced permanent
population growth, increasing at an average annual compound rate of over four percent. Figure 2.1
graphically illustrates the patterns of change in private and public sector employment in comparison to
changes in the population of the unincorporated area.

Employment growth during the past decade was led by the Services, Retail Trade, Finance, Insurance
and Real Estate and Construction industries as illustrated in Table 2.10. These sectors accounted for
nearly 80 percent of net growth in employment during the period from 1980 through 1989.

The services sector is the largest segment of the private sector followed by retail trade, reflecting the
dominance of the tourism industry. These industries account for nearly 52 percent of total public and
private sector employment and approximately 67 percent of total private sector employment.

Unemployment in Monroe County has remained two to three percentage points below statewide and
national levels in recent years. As shown in Table 2.10, the composition of the County's economy has
shifted during the last fifteen years. During the five year period between 1970 and 1975, total
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employment increased by only five percent. However, employment shifted away from the public sector
to the private sector, resulting in a net increase of 33 percent in private industries. A fifty percent
reduction in military personnel and a related decrease in federal civilians (22 percent) accounted for the
change.

This decline in public sector employment continued through 1980. As noted previously, retail trade
and services represented the largest share of total employment, reflecting national trends, as well as the
strength of the local tourism industry. Total employment increased twenty-four percent from 1980 to
1985. Employment in the private sector increased by thirty percent, while the public sector grew by
nine percent. Both federal government and transportation/public utility employment showed healthy
increases. Private industry continued to be dominated by the retail and service industries, although
commercial fishing, F.L.R.E. and construction were also significant growth segments in this period.

Tourism
Tourism is the dominant factor in the Monroe County economy. There are numerous and varied

indicators of the importance of the tourism industry in Monroe County ranging from the scope of
tourist infrastructure such as hotels and other lodging facilities to visitation statistics at parks and
attractions.

There are approximately 175 licensed hotel and motels in Monroe County with a total of over 7,200
rooms. Monroe County's inventory of hotel/motel units increased 32 percent from 1981 to 1990.
Additionally, there are approximately 2,800 campsites in Monroe County accommodating visitors year-
round. Hotel bed tax collections, which are affected by both guest volume and prices, increased by
about 68 percent or approximately 19 percent per year between 1987 and 1990.

' Retail eating and drinking establishments, which are also heavily influenced by tourist activity,

increased in number by about 45 percent from 1981 to over 550 facilities with over 35,000 seats in
1989. Reported sales of eating and drinking establishments in Monroe County increased by about 68
percent between 1983 and 1990 which represents an average annual increase of about 7.7 percent.

The number of visitors to state parks in Monroe County increased by nearly 240 percent between 1980
and 1990 to approximately 2.0 million visitors annually. The John Pennekamp Coral Reef State Park
accounts for about 70 percent of total state park visitation in Monroe County.

A recent study performed for the U.S. Department of Interior, Division of Minerals Management
concluded that approximately one-third of the Monroe County economy is dependent upon recreation-
related tourism and that a conservative estimate of the net present value of the Florida Keys for beach
activities, saltwater fishing and scuba and snorkel diving is about $22 billion. (Kearney/Centaur, 1990).
The above noted study also indicated that in 1990 an estimated 1.9 million visitors spent about 12.9
million days in the Florida Keys and had a direct spending impact of about $733 million.

Commercial Fishing

Commercial fishing represents nine percent of the Monroe County private sector employment. The
1991 Monroe County Statistical Abstract indicates that the 1990 commercial fish value was $39.8
million, an 18 percent increase from 1980 (Table 2.11). Total commercial fish poundage has declined
approximately 22 percent during that same time period. The fish value only accounts for the price of
fish paid to the commercial fishermen and does not include a multiplier effect ofresales to restaurants,
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Table 2.10

Monroe County Employment Profile 1970-1989 (1)

Percent Percent Percent Percent
Change Change Change Change
1970 1975 1970-75 1980 1975-80 1985 1980-85 1989 1985-89

Private Sector
Ag Svcs/Fishing {2) 776 1,490 92.0% 2,697 81.0% 3,929 45.7% 3,337 -156.1%
Mining 114 10 -91.2% 11 10.0% 48 336.4% 59 22.9%
Construction 1,022 1,141 11.6% 1,851 62.2% 2,570 38.8% 2,915 13.4%
Manufacturing 551 820 48.8% 940 14.6% 754 -19.8% 809 7.3%
Wholesale 495 685 38.4% 702 2.5% 829 18.1% 808 -2.5%
Retail 4,076 5,048 23.8B% 6,769 34.1% 8,464 250% 10,669 26.1%
FIRE (3} 829 1,360 64.1% 2,477 82.1% 3,360 35.6% 3,942 17.3%
Services (4) 4,430 5,781 30.6% 8,077 39.7% 10,572 30.9% 13,631 28.9%
Subtotal 12,293 16,335 32.9% 23,524 44.0% 30,526 29.8% 36,170 18.5%
Public Sector
Fed. civilians 1,724 1,342 -22.2% 935 -30.3% 1,228 31.3% 1,305 6.3%
Military 7,435 3,743 -49.7% 2,610 -30.3% 2,834 8.6% 3,306 16.7%
State/local (5) 2,334 3,459 48.2% 3,774 9.1% 3,774 0.0% 4,387 16.2%
Trans./util (6) 745 792 6.3% 1.214 53.3% 1,481 22.0% 1,986 34.1%
Subtotal 12,238 9,336 -23.7% 8,533 -8.6% 9,317 9.2% 10,984 17.9%
Total Employment 24,631 25,671 4.6% 32,0567 24.9% 39,843 24.3% 47,154 18.3%

{1) Full- and part-time employees and proprietors by major industry.
{2} County figures for fisheries and forestry only.
{3) Finance, insurance, Real Estate includes banking, credit agencies, insurance services

and hoiding and other investmant companies, among others.

{4) includes lodging places, personal, buginess, heaith, legal, private and sociel services.
{6) Includes all local offices of state agencies and local school, sheriff, government and service employees.
{6) Includes trucking and warehousing, water transportation and local utility employees.

Source: Bureau of Economic Analysis, U.S. Department of Commerce, 1991,
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Figure 2.1
Population and Employment Trends
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Note: Unincorporated area only.
Source: BEBR:Bureau of Economic Analysis, U.S.
Department of Commerce;U.S. Census 1970,1980.
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fish markets, distributors, etc. The number of commercial vessels has declined approximately six
percent from 1980 to 1990. The decline in the number of commercial vessels has been attributed to a
combination of economic and natural resource factors, including:

(a)

(b)

(©)

@

the cyclical and migratory patterns and in some cases imposed quotas on the various types of
commercial seafood resulting in a decline in poundage caught;

the high cost of living in the Key West/Stock Island area forcing commercial fishermen to
seek cheaper areas to live, purchase supplies and outfit their rigs;

the increased dock fees as well as a reduction in dock space for commercial vessels,
contributing to commercial vessels being based outside the area; and

the inevitable retirement of older fishermen, coupled with declines in the number of persons
attracted to commercial fishing,

Together these factors are contributing to the overall decline in the number of registered commercial
boats and corresponding poundage for Monroe County from 1980 to 1989.

Table 2.11
Monroe County Commercial Fishing (1980 - 1990)
Number of
Commercial Percent Fish Percent Percent
Year Boats Change Value Change Poundage Change
{millions) (millions)
1980 3,768 $33.7 23.3
1981 2,801 -25.7% 46.6 38.3% 314 34.8%
1982 3,085 10.1% 39.8 -14.6% 248 -21.0%
1983 3,369 9.2% 323 -18.8% 204 “17.7%
1984 3,782 12,3% 40.9 26.6% 279 36.8%
1985 3,629 -4.0% 39.0 4.6% 25.0 -10.4%
1986 3,881 6.9% 377 -3.3% 21.4 -14.4%
1987 3,870 0.3% 36.3 -3.7% 15.0 -29.9%
1988 3,197 -17.4% 33.9 £.6% 15.0 0%
1989 3,242 1.4% 51.8 52.8% 18.3 22.0%
1990 3,550 9.5% 39.8 -23.2% 187 -14.2%

Source: National Marine Fisheries Service, 1991.

Future Land Use Element 2-47



2.1.8

B. Personal Income

Personal income represents another key economic indicator. Personal income includes income
received by County residents from all sources, both private and government. It consists of wages,
salaries and other eamed income; dividends, interest and rent; and transfer payments. Transfer
payments include private pensions, transfers from government funds (such as Social Security, military
retirement pensions, Medicare and Medicaid), and direct government payments, such as unemploy-
ment, food stamps and aid to families with dependent children.

During the period from 1970 through 1989, total earnings by place of work in Monroe County
increased by 450 percent. The largest increases in earned income were in the service, public utility and
fishing industries. However, the aggregate wage figures reflect trends similar to identified employment
trends together, retail trade and services account for the majority of earnings in Monroe County. The
second largest wage generator is the govemment (all components). The majority of government
earnings in the County go to military and state/local government employees.

In 1989, Monroe County wage earnings accounted for 52 percent of total personal income, while
dividends, etc. and transfer payments accounted for 36 percent and 12 percent, respectively. This
contrasts with national figures for the same year. Nationally, wages accounted for over 68 percent of
total personal income, while dividends, etc. comprised 18 percent of the total, and transfers accounted
for 15 percent. The fact that 48 percent of total personal income in Monroe County is derived from
non-wage income, compared to 32 percent nationally, indicates that the retirement sector has a strong
role in the local economy. The County's high proportion of dividend, interest and rent income
reinforces the significance of retirees and also indicates a significant segment of the local population

_ which is fairly affluent.

From 1980 through 1989, growth in per capita income of Monroe County permanent residents
exceeded statewide and national increases. During the period from 1980 through 1989, per capita
income of Monroe County residents increased at an average annual compound rate of over 8 percent.
In 1980, per capita income in Monroe County was $8,917 or nearly 9 percent below the state of
Florida's per capita income of $9,764 and 10 percent below per capita income nationwide ($9,919). By
1989, per capita income in Monroe County climbed to $17,986, exceeding state and national levels of
$17,715 and $17,592, respectively.

Committed Development

Monroe County is required to provide adequate public facilities for existing and future development.
Measures of existing development are used to calculate concurrency constraints and the reserve
capacity which may exist for public facilities and services. Measures of existing development,
however, do not include development for which development orders have or will be issued prior to
plan adoption. This committed development is considered to be "in the pipeline” and will require a
portion of the reserve capacity which may currently exist for public facilities and services in Monroe
County.

The following sections describe the amount of committed development in Monroe County which may
affect the provision of public facilities and services. This committed development will be added to the
existing development in order to determine the carrying capacity over the planning horizon of this plan,

248

7echnical Document - Monroe County Comprehensive Plan



A.  Committed Development in Unincorporated Monroe County Prior to Plan Adoption

For the purposes of this analysis, there are two types of development in Monroe County which will be
used to determine total committed development: (1)measured development which has been permitted
between April 1, 1990 (the date of the U.S. Census, which has been used as the source of existing
population and development) and the preparation of the plan (October 21, 1991); and (2) development
which can be projected to be permitted during the period between the preparation of the plan and plan
adoption (October 16, 1992). These two types of permitted development are discussed below.

Permitted Development (April 1, 1990 to October 21, 1991)

Permitted development includes development which has met the Monroe County's concurrency test and
has received a final development order. This includes building permits issued by the County and
approved Developments of Regional Impact (DRI's). Development approval data has been compiled
for the period from April 1, 1990 through October 21, 1991 (Table 2.12). April 1, 1990 was chosen as
the start date for the data collection since it corresponds to the Census Day for which the existing
population and development levels were measured. This measure is especially important for the
calculation of hurricane clearance times, since the transportation model of the Lower Southeast Florida
Hurricane Evacuation Study uses 1990 Census population and development data to calculate hurricane
evacuation clearance times.

As indicated on Table 2.12, the amount of development that has been permitted, and for which the

County must be prepared to provide services, includes 1,593 residential dwelling units and 225

hotel/motel rooms, for a total of 1,818 units. In addition, approximately 239,357 square feet of non-
. residential development has been permitted in the unincorporated areas of Monroe County.

Table 2.12 indicates that 838, or 52.6 percent, of the total of 1,593 residential units have been permitted
for development in the Upper Keys; 281 residential units, or 17.6 percent of the total, have been
permitted for development in the Middle Keys; and 474 residential units, or 29.8 percent, have been
permitted for development in the Lower Keys. A comparison of the distribution of this committed
development with the existing (1990) population distribution (34.7 percent in the Upper Keys, 26.8
percent in the Middle Keys, and 38.5 percent in the Lower Keys), indicates that development pressure
has shifted toward the Upper Keys and away from the Middle and Lower Keys.

Hotel/motel development accounts for 225 permitted units. Consistent with the pattern of recent
residential development approvals, 173 units, or 77 percent, have been permitted for development in
the Upper Keys, and 52 units, or 23 percent, have been permitted for development in the Middle Keys.
There has been no hotel/motel development permitted in the Lower Keys during this period.

For non-residential development, the distribution of permitted development also follows these general
trends, with a total of 149,298 square feet, or 62.4 percent, permitted for development in the Upper
Keys; 22,674 square feet, or 9.5 percent, permitted for development in the Middle Keys; and 67,385
square feet, or 28.2 percent, permitted for development in the Lower Keys.

Permitted Development (October 21, 1991 to October 16, 1992)

In addition to the development which has been permitted during the period between April 1, 1990 and
October 21, 1991, an additional amount of development can be expected to be permitted during the
period between October 21, 1991 and plan adoption (October 16, 1992). The amount and distribution
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of this committed development has been projected based upon the recent trends in development
approvals described above.

Based upon the development approval trend during the period between April 1, 1990 and October 21,
1991, an additional 1,019 residential units can be expected to be permitted prior to plan adoption (Table
2.13). This has been calculated by determining the number of units permitted monthly over the past
18.75 months (between April 1, 1990 and October 21, 1991). This monthly amount, or 85 units, was
then projected over the 12 month period between October 21, 1991 and October 16, 1992, for a total of
1,019 units.

Using the same methodology, approximately 144 hotel/motel units are projected to be permitted during
this period, for a total of 1,163 units (Table 2.13). Approximately 153,000 square feet of non-
residential development are projected to be permitted during this same period (Table 2.14).

Total Permitted Development Prior to Plan Adoption

As described above, a total of 1,593 residential units have been permitted between April 1, 1990 and
October 21, 1991, and an additional 1,019 units are projected to be permitted between October 21, 1991
and plan adoption, for a total of 2,612 residential units prior to plan adoption. In addition,
approximately 369 hotel/motel units can be expected to be permitted prior to plan adoption, for a total
of 2,981 units.

Total Committed Development Prior to Plan Adoption
Based upon recent experience, approximately 70 percent of the residential and hotel/motel development
permits are expected to result in a completed unit. This phenomenon may be exacerbated by the "rush"”

. to secure permits prior to adoption of the plan and new regulations, with lessened regard to underlying

market demand. Applying this percentage to the 2,981 units projected to be permitted prior to plan
adoption yields an estimated 2,087 completed units. This committed development should be
considered to require some portion of the reserve capacity for each public facility and service in order
to determine the carrying capacity over the planning horizon.

A total of 392,545 square feet of non-residential development is expected to be permitted prior to plan
adoption. It has been assumed that all of this non-residential development will be completed and
Monroe County will be required to provide adequate public facilities and services for this development.

B. Committed Development in Incorporated Cities

Committed development for the cities of Layton, Key Colony Beach and Key West has not been
included in this analysis because of an absence of comparable, reliable data. Committed development
data (i.e., building permit data and development in approved DRI's) that was used for the measure of
committed development for the unincorporated portion of Monroe County was not available for the
cities of Layton, Key Colony Beach, and Key West (Solin and Associates, 1991; Turney, 1990; and
Swarthout, 1990).

Although measures of committed development for the incorporated cities have not been included in this
analysis, the impacts of any committed development on the County from these jurisdictions will
eventually be accounted for in future measures of "background" development. In other words, the
extent to which any committed development in the incorporated cities results in a built unit which
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Table 2,12

Permitted Devalopment by Key
Unincorporatad Monree County (4/1/90-10/21/91)

Single-  Moble  Multi  Subtotal  Hotell Retal/  Hvy. Comm./
Family Homes Femily  Residential Motal Office Storaga Inst,
Key {units) {tnits) {units) {units) {units) (SF) (5F) {8F)

Cross Key 2 2

dNorth Key Largo 34 34

Key Largo 26% 1 201 587 173 70,800 17,488 31,2681
Plaptation 182 73 238 24,911 6,040
Windiay Ky s Sl A
Subtotal - Upper Reys 463 L. a3s 173 95511 17486 _ 36.301 |
Upper Matacumbe 23 23
Lowar Matecumbe 7 11 88 40 2,480

Craig Key

Fiasta Key

Long Key 1 18 16 12

Conch Key 7 88 23

Grasay Kay 10 10

Fat Deer Koy ? 7

Marathon 43 1 44 5,820 6,350 8,024
Knights Key - -

Subtotal - Middle Keys 168 ] 713 281 B2 8,300 8,360 8,024
L. Ducklemclbhm. -

Bahis Honda

W. Summetriand 2 2

No Name Key

Big Pine Key 168 165 7,728 10,000 1,640
Little Torch Key 23 23
|Middie Torch Key 37 37

Big Torch Key

Ramrod Key 52 52 1,080 8,960

Summerland Key 44 44 3.000

Cudjoe Key 70 70 1.800
Upper Sugarioaf Key 4 4

Lower Sugariosl Key 27 27

Saddisbunch Key 9 9

Shark Koy [:] 8

Big Coppitt 1 1 1,160

Geiger Key

Boca ChicalE. Rockiand 21 21 14,472

Key Haven 1 1

Stock lstand _ S . | S _ 7.5 |
Subtotal - Lower Kays 473 1 [] 474 [] -4 11.808 52,137 3440
Tots! 1.104 12 477 1.593 228 ::] 116,618 76,873 47,765

Source: Monroe County Growth Managemant Dwision, Qctober 1391.

z -5l




Table 2.13

Committed Residentlal and Hotel/Motel Development Prior te Plan Adoption

Unincorporated Monroe County {4/1/90-10/16/92)

Upper Keys Middis Keys Lower Keys Totai
Development Permitted Between 4/1/30-1 0/21/91 (1)
Single-Family 463 168 473 1,104
Mobile Homes . 11 0 1 12
Multi-Family 364 o 113 o __an
Subtotal - Residentisl _ 838 281 474 1,893
Hotel/Motel i 173 52 0 225
Total {Units) 1,011 333 474 1,818
Development Projected to be Permitted Between10/21/91-10/16/92 (2)
Single-Family 296 107 303 706
Mobile Homes 7 0 1 :
Multi-Family 233 72 0 305
Subtotal - Residentisl 536 180 303 1.019
Hotel/Motel 111 33 0 144
Total {Units) 647 213 303 1,163
Total Permitted Development {4/1/90-10/18/82)
Single-Family 759 275 776 1.810
Mobile Homes 18 0 2 20
| Muiti-Family 597 185 0 782
Subtotal - Residential 1,374 _ _ 481 777 2812
Hotel/Motel ) 284 85 0 369
Total (Units) 1,658 548 777 2,981
Total Committed Development (4/1/91-10/16/92) (3}
Single-Family 532 193 543 1,267
Mobile Homes 13 0 1 14
MutiFomity 418 130 0 548
Subtotal - Residential 962 323 544 1,829
Hotel/Motei 199 60 0 258
Total (Units) 1.161 382 544 2,087

{1) Actual number of residential units permitted between 4/1/90 and 10/21/91.
{2) Number of residential units projected to be permitted between 10/21/91 and 10/1 6/92
based on the trend during the 4/1/90 through 10/21/91 period.
{3) Approximately 70% of unis permitted between 4/1/80 and 10/16/92 are expected 1o result in a completad unit.

Source: Monroe County Growth Management Division, October 1991.
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Table 2.14
Committed Non-Residential Development Prior to Plan Adoption

Unincorporated Monroe County {4/1/90-10/16/92)

Upper Keys Middle Keys Lower Keys Total
Permitted Non-Residentlal Development (4/1/90-10/21/91) (1)
Retail/Office 96,511 8,300 11,808 115,619
Heavy Commercial/Storage 17,486 6,350 52,137 75,873
Institutionai 36,301 8,024 3,440 47,765
Total (SF) 149,298 22,674 67,3856 239,357
Parmitted Non-Residential Development (10/21/91-10/16/92) (2)
Retail/Office 61,127 5,312 7,567 73,996
Heavy Commercial/Storage 11,19 4,064 33,368 48,8623
Institutional 23,233 5,135 2,202 30,570
Total {SF) 95,551 14,511 43,128 153,188
Total Committed Non-Residential Development {4/1/90-10/16/92)
Retail/Office 166,638 13,612 19,365 189,615
Heavy Commercial/Storage 28,677 10,414 85,505 124,596
Institutional 59,5634 _13,159 5,642 78,335
Total (SF) 244,849 37.185 110,511 392,645

{1) Actual amount of non-residential square footage permitted between 4/1/90 and 10/21/91.

{2) Amount of non-residential square footage projectad to be permitted between 10/21/91 and 10/1 8/92

based on the trend during the 4/1/90 through 10/21/91 period.

Source: Monroe County Growth Managemant Division, October 1991,




Hurricane Evacuation

The critical carrying capacity constraint at the present time is related to the requirement that
hurricane evacuation clearance times for Monroe County be maintained at or below 30 hours
through the Year 2002, and further reduced to 24 hours by 2010. (see Section 3.21.1 of the
Conservation and Coastal Management Element). Based upon hurricane evacuation clearance times,
the remaining development capacity in unincorporated Monroe County and the municipalities of
Key West, Layton, and Key Colony Beach is estimated at 3,693 residential units as of plan
adoption!. Assuming that 1,145 residential units are to be allocated to the three municipalities, the
development capacity available in unincorporated Monroe County amounts to 2,548 residential
units.

In order to achieve a reasonable balance between the need to maintain hurricane evacuation
clearance times and the development expectations of Monroe County residents, the Future Land Use
Concept allocates the remaining development capacity over a ten-year period. Prior to the end of
this period, Monroe County will develop and implement regulatory mechanisms (e.g., extension of
the Permit Allocation System described below), capital improvements (e.g., capacity improvements
to US 1 in conjunction with the Florida Department of Transportation), and/or other measures
necessary to reduce hurricane evacuation clearance times at or below 24 hours through the year
2010.

Although public facilities are not presently considered to be critical measures of carrying capacity,
new development will be subject to the requirements of a Concurrency Management System which
will ensure that adequate roadway, sanitary sewer, solid waste, drainage, potable water, and parks
and recreation facilities are available concurrent with the impacts of development.

B. Permit Allocation System
Given the mandate to control growth within a limited measure of carrying capacity as determined by
hurricane evacuation clearance times, there are several possible methods of "allocating” this growth.

These methods include:

(a) tailoring the Future Land Use Map to the amount of growth allowed by the carrying capacity
limitations;

(b) reducing densities and intensities to distribute growth uniformly among the Keys; or

"This figure is based upon the following assumptions:

(a) The development capacity remaining in Monroe County and the municipalities of Key
West, Layton, and Key Colony Beach as of April 1, 1990 (the starting date used in the
calculation of hurricane evacuation clearance times) amounts to 5,780 units.

(b) Based upon recent growth trends, it is estimated that 2,087 permits issued for new
residential development in unincorporated Monroe County during the period from April
1, 1990 to plan adoption (October 16, 1992) will result in completed units. Data on
residential units permitted in the three municipalities during this period is not available.
Therefore, the remaining development capacity in unincorporated Monroe County and
the three municipalities as of October 16, 1992 amounts to 3,693 units.
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(c). allocating growth in measured annual increments by incorporating performance criteria in a
" Permit Allocation System.

Past actions to plat and zone property in the Florida Keys have created a magnitude of development
expectations which is significantly greater than the actual amount of growth which can be allocated
consistent with the critical measure of carrying capacity. As described in Section 2.1.2, 14,923 vacant
buildable lots, or nearly six times the remaining development capacity set by hurricane evacuation as of
plan adoption, existed in unincorporated Monroe County in October 1991. Therefore, methods of
allocating the remaining growth allowed by carrying capacity limitations must balance considerations
of effectiveness in properly allocating land uses with recognition of legitimate development
expectations. A Permit Allocation System which allocates annual increments of growth and distributes
this growth in accordance with explicit performance criteria (see Section 2.4.1D, Point System) is
considered the mechanism best suited to the management of growth in the Florida Keys. This system
will be implemented through the adoption of Land Development Regulations concurrent with plan
adoption.

A Permit Allocation System, coupled with the Future Land Use Map Series, will be a key method to
implement the goals, objectives and policies of the Comprehensive Plan, related specifically to
protection of residents, visitors and property in the County from natural disasters, specifically
including hurricanes. This mechanism will limit annual development in Monroe County to an
amount and rate commensurate with the County's ability to maintain a reasonable and safe hurricane
evacuation clearance time, as determined by completed studies. The present hurricane evacuation
clearance time in Monroe County of 35 hours is unacceptably high. Based on a continuation of
Monroe County's historic rate of growth, clearance time will continue to increase. Therefore,
consistent with its responsibility for protecting the health and safety of its citizens, Monroe County
must regulate the rate of population growth commensurate with planned increases in evacuation
capacity to prevent further unacceptable increases in hurricane evacuation clearance time.
Regulation of the rate of growth will also help to prevent further deterioration of public facility
service levels, irreversible environmental degradation and potential land use conflicts. Specifically
the point criteria used to evaluate development applications can be used to direct growth so as to
prevent further environmental degradation by avoiding impacts on inshore and offshore reef waters,
in coordination with the newly created Florida Keys National Marine Sanctuary, as well as on native
vegetation and endangered species habitats.

In particular the regulation of development through a Rate of Growth Ordinance is mandated by the
following facts:

e  Monroe County's current 35 hour hurricane clearance time creates a serious risk of loss of
life and property because it requires that a hurricane evacuation order must be given at a
point in time where there is great uncertainty about the actual path of the storm.

e As the population of Monroe County increases, the hurricane evacuation clearance time will
increase proportionately.

e As a general rule each hour of hurricane evacuation clearance time corresponds to 2,000
(evacuating) persons or 885 (evacuating) dwelling units.

e Since 1972, Monroe County has permitted an average of 552 new single family dwelling
units each year which equates to an additional 1,247 persons per year.
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Based upon these factors it is clearly necessary to strictly regulate the rate of population growt!l and
development through a Permit Allocation System coupled with measures to increase capacity of
evacuation routes, protect water quality and sensitive habitats and protect public facility investments.

Permit Allocation System for Residential Development

The adopted Permit Allocation System for residential development will establish procedures for
limiting the number of permits issued for new residential development in unincorporated Monroe
County during the ten-year period following plan adoption (from October 16, 1992 to September 30,
2002) in order to maintain hurricane evacuation clearance times at or below 30 hours. At the time of
plan adoption it is estimated that the Permit Allocation System will allocate a total of 2,548 new
residential units in unincorporated Monroe County, or approximately 255 units a year. This total will
be revised by September 30, 1993 and annually thereafter based upon the actual number of new
residential units constructed in the County between April 1, 1990 and plan adoption and in each

subsequent year.

Consistent with maintaining existing community character while providing for affordable housing
needs, the Permit Allocation System will allocate 80 percent of new residential growth within Monroe
County to single-family homes and 20 percent of new residential growth to multi-family affordable
units. Any portion of the 20 percent allocation not used for affordable multi-family housing will be
used for affordable single-family housing. Any remaining portion of the 20 percent allocation not used
for affordable single-family housing will be allocated to general (market rate) housing.

The Permit Allocation System will allocate no new residential growth to transient dwelling unit
development including hotels, motels, RV parks, and campgrounds during the first five years following
plan adoption.2 Prior to September 30, 1997, new regulations will be implemented which either extend
this prohibition for the remainder of the ten-year planning period or establish that a percentage of the
remaining residential growth will be allocated to transient dwelling units.

With the assistance of the Florida Department of Community Affairs and the South Florida Regional
Planning Council, Monroe County will initiate an interlocal agreemént with the municipalities of Key
West, Key Colony Beach and Layton to establish an intergovernmental entity responsible for allocating
the relative proportions of the total residential development in the incorporated and unincorporated
County (estimated at 3,693 units over the ten-year planning period) which will be permitted within the
four jurisdictions.

Permit Allocation System for Non-Residential Development

Unlike residential growth, non-residential development (commercial, office, industrial and similar
uses) does not generate additional population which would need to be evacuated in the event of a
hurricane. Therefore, because non-residential growth does not directly impact hurricane evacuation
clearance times, it is not constrained by this critical measure of carrying capacity. However, in order
to ensure a reasonable balance between the amount of future non-residential (primarily commercial)
development and the needs of a slower growing residential population, a Permit Allocation System
for non-residential development will be implemented at the same time as the Permit Allocation

2For the purpose of calculating hurricane evacuation clearance times, transient dwelling units are
considered to have the same impact as 0.6 equivalent residential units ERU's).
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System for residential development. This system will allocate non-residential development during the
ten-year planning period to maintain a ratio of approximately 239 square feet of new non-residential
development for each new residential unit permitted3

Based upon the estimate of 2,552 residential units to be permitted in unincorporated Monroe County
during the ten-year planning period, it is estimated that 610,000 square feet of non-residential
development, or an average of 61,000 square feet a year, will be permitted during the same period. This
total will be revised by September 30, 1993 and annually thereafter based upon the actual number of
new residential units constructed in the County between April 1, 1990 and plan adoption, and the
number of new residential units and square footage of non-residential development constructed in each
subsequent year, in order to maintain the ratio of 239 square feet per residential unit. Public facilities
will be exempted from the requirements of the Permit Allocation System for non-residential
development.

C. Future Land Use Map

The Future Land Use Map series reflects the vision of the location and densities of development as well
as the retention of open spaces in Monroe County. The patterns of development reflect historic
development and natural resource constraints, as well as the future development potential of Monroe
County. Generalized land use categories and densities and intensities of development have been
established to:

(a) encourage development on lands which are intrinsically most suitable for development;
(b) reduce urban sprawl and encourage a more compact form of development;

(c) protect sensitive natural resources; and

(d) enhance the character of the community.

It should be noted that the future land use categories have been assigned to represent the generalized
range of uses and densities and intensities of use. The full range of uses and the maximum densities
and intensities of the future land use categories may not apply to all parcels assigned to a land use
category. The uses and ranges of densities and intensities of uses to be permitted for individual
parcels will depend upon consistency with the community character as well as Monroe County's
environmental design criteria regarding the protection of natural resources, including the results of
the Habitat Evaluation Index. Specific uses and ranges of densities and intensities of uses will be

3 In order to calculate this ratio, total permit activity for non-residential development was compared
to total permit activity for all residential development (including hotel and motel units) in
unincorporated Monroe County during the five year period from 1986 to 1990. During this period,
1,296,116 square feet of non-residential development was permitted, compared to 4,856 residential
permits (including single-family, multi-family and mobile homes) and 573 hotel/motel units, for a
total of 5,429 permits (Monroe County Planning Department, March 1991). Dividing the total square
footage of non-residential development permitted by the total number of residential units permitted
results in a ratio of 239 square feet of non-residential development per residential permit.
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B. Land Needed to Accommodate the Projected Population

The Future Land Use Map will need to accommodate both committed development (development
permitted between 4/1/90 and 10/16/92) and development expected to be allocated through 2002. The
following sections describe the amount of land that will be needed to accommodate the projected
population for the land use categories shown on the Future Land Use Map series.

Residential Conservation

The Residential Conservation land use category largely consists of undisturbed native vegetation and
environmentally sensitive natural resources. Based on the Point System criteria of the Permit
Allocation System, residential development is generally expected to be directed away from this land
use category. Although it is possible that some vacant lands classified as Residential Conservation
will be developed, for the purposes of this analysis it has been assumed that zero acres of this land
use category will be needed to accommodate the projected population.

Residential Low

The Residential Low land use category includes areas which have been partially developed at low
densities and still contain native vegetation. As with the Residential Conservation land use category,
the Point System criteria is generally expected to direct residential development away from this land
use category. Therefore, for the purpose of this analysis it has been assumed that zero acres of this
land use category will be needed to accommodate the projected population.

Residential Medium and Residential High

As shown in Table 2.35, approximately 1,281 single-family units projected to be committed prior to
October 1992, while 2,042 single-family units are expected to be permitted between 1992 and 2002, for
a total of 3,323 single-family units. Based on the Point System criteria expected to be implemented as
part of the Permit Allocation System, it is expected that the majority of this development will occur in
improved, platted subdivisions. Therefore, assuming these units are developed at densities associated
with the Residential Medium land use category on the Future Land Use Map, with densities ranging
from 3 and 5 dwelling units per acred, between 665 and 1,108 acres will be needed to accommodate
this single-family residential development.

Similarly for multi-family development, 548 units are expected to be committed prior to October 1992,
while approximately 510 units are expected to be permitted between 1992 and 2002, for a total of 1,058
units. Assuming that these units developed at densities associated with the Residential High land use
category, with densities ranging from 6 to 12 units per acre, between 88 and 132 acres will be needed to
accommodate this development.

It should be noted that a total of 3,323 single-family residential units are expected to be permitted
between 1990 and 2002. As established in Sections 2.1.2 and 2.4.1D, there are currently 14,923
vacant, buildable lots in unincorporated Monroe County toward which residential development will be
directed. It is clear that there is sufficient vacant land within existing subdivisions to accommodate this
residential development between 1990 and 2002.

5Although the density of the Residential Medium land use category ranges from 3 to 8 dwelling units per
acre, the Point System is expected to encourage developments at less than permitted density by awarding

positive points to developments which impose voluntary density reductions by aggregating platted lots.
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Table 2.34
Projected Population by Type and Geographic Distribution
Under Hurricane Evacuation Constraint

Unincorporated Monroe County
1990 - 2002
Total
Year Resident Seasonal Functional
1990
Lower Keys 18,085 8,647 26,712
Middle Keys 13,945 12,942 26,887
Upper Keys 20,022 21,521 41,543
| Total 52,032 43,110 95,142
1992
Lower Keys 18,370 8,754 27,124
Middle Keys 14,205 13,065 27,270
Upper Keys 20,829 21,731 42,560
| Total 53404 43,550 96,954
1997
Lower Keys 19,454 9,021 28,475
Middle Keys 15,022 13,464 28,486
Upper Keys 23,080 22,395 45,475
Total 57,556 44,880 102,436
2002
Lower Keys 19,984 9,157 29,141
Middle Keys 15,331 13,666 28,997
Upper Keys 24,338 22,732 47,070
Total 59,653 45,555 105,208

Note: incorporated areas of Key West, Kay Colony Beach and Layton are not included.
Source: U.S. Census 1990; Price Waterhouse
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Table 2.36

Land Needed to Accommodate the Projected Population {1990-2002}

Residential | Resldential | Mixed Use/Commercial (3)
Medium (1) High (2) Hotel/Motel Commercial Institutional
(units) {units) {units) {SF) (SF)
Total Committed Development (4) 1,281 548 258 314,211 78,335
Development to be Permitted
Between 1992 and 2002 (5) 2,042 510 0 488,000 122,000
Total Development to be
Accommodated 3,323 1,068 258 802,211 200,335
Density/intensity Range (6)
High Density 5 12 15 0.4 0.4
Low Density 3 8 10 0.3 0.3
Land Needed (Acres)
High Density 665 88 17 46 11
Low Density 1,108 132 26 61 15

{1) Residential Medium includes singie-family units and mobile homes.

{2) Residential High Includes mutti-family units.

(3) Mixad Use/Commercial includes hotel/motel units and aii othar commerciai development.
{4) Estimated committed development between 4/1/90 and 10/16/982 from Tables 2.12 and 2.13.

{5) Based on the hurricane evacuation constraint, approximately 2,552 residential units will be permitted

between 1992 and 2002, of which BO percent will be single-tamily and 20 percent wiil be multi-tamily.

No new hotei/mote! development will be permitted betwseen 1992 end 1997; it is not currantly known if hotel/motei

deveiopment will be permitted between 1997 and 2002. Approximateiy 810,000 square feet of non-residential

development wiil be parmitted between 1992 and 2002.
{6) Range of anticipated dansities and intensities. Residential Medium, Residential High and tha Hotel/Mote! densities

portion of Mixed Use/Commaercial expressed in units/acre; non-residential intensities expressed in Fioor Area Retio (FAR).
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Mixed Use/Commercial

Hotel/Motel Commercial

Although no hotel/motel development will be permitted between 1992 and 2002,
approximately 258 hotel/motel units are projected to be committed prior to plan adoption.
Prior to September 30, 1997, new regulations will be implemented which either further prohibit
hotel/motel development for the remainder of the ten year period (1997 through 2002) or
establish that a percentage of the remaining residential growth over this period will be allocated
to transient dwelling units. For the purposes of estimating the amount of land needed to
accommodate the projected population, it has been assumed that no further hotel/motel
development will be permitted between 1997 and 2002. Assuming the 258 hotel/motel units
are built at densities associated with the Mixed Use/Commercial, densities of 10 to 15 units per
acre, between 17 and 26 acres will be needed to accommodate this development.

General Commercial

Approximately 314,211 square feet of commercial development is projected to be permitted
prior to plan adoption. In addition, based on recent permitting trends, approximately
488,000 square feet of the 610,000 square feet of non-residential development over the
1992-2002 period is expected to be commercial development. Therefore, the total for
commercial development is 802,211 square feet. Assuming this development occurs at
intensities associated with the Mixed Use/Commercial land use category on the Future Land
Use Map, with Floor Area Ratios (FAR) ranging from 0.3 to 0.4, between 46 and 61 acres
will be needed to accommodate this development.

Mixed Use/Commercial Fishing

This land use category includes established concentrations of commercial fishing and marine-related
commercial uses, generally along waterfront locations. A review of the Future Land Use Map
indicates that almost all of the land uses designated as Mixed Use/Commercial Fishing are located
outside of the Commercial Center Overlay and within the Coastal High Hazard Area (CHHA).
Based on the Point System criteria of the Permit Allocation System, it is expected that commercial
development will generally not be directed toward the Mixed Use/Commercial Fishing land use
category. Therefore, for the purpose of this analysis, it has been assumed that zero acres of the land
use category will be needed to accommodate the projected population and that all of the commercial
development to be permitted between 1992 and 2002 will be accommodated in the Mixed
Use/Commercial land use category.

Industrial

The Industrial land use category provides for industrial, manufacturing, and warehouse and
distribution uses which have traditionally have occupied a small percentage of Monroe County land
uses (Industrial lands currently account for less than one percent of the land area of Monroe
County). A measure of absorption potential for industrial lands is provided by the development
permitted between April 1, 1990 and October 1, 1991 (see Committed Development Section 2.1.8).
During this period, there was no development classified as industrial. Development classified as
Heavy Commercial/Storage, which may include an industrial component, has been classified as
commercial and has been taken into account in the measure of Mixed Use/Commercial land needed
to accommodate the projected population.
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Excerpts from the Monroe County 2030 Comprehensive Plan Technical Document Update
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Pages 160 through 162
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Monroe County Comprehensive Plan Update

application. Through the years, ROGO has been amended based on changing conditions
related to infrastructure.

The process of receiving a building permit in the County is competitive. Development
approval is a point based system that allows applications for a new residential or
commercial building permit to compete for the limited number of allocations issued each
year. Points are based upon the parcel(s) Tier designation, density reduction, affordable
housing, wastewater, land dedication and fund donation processes. A penalty is assigned if
the project is within a V flood zone.

The number of allocations available is determined through the adoption of an
administrative rule under the Florida Administrative Code at the State level. The number
of allocations is based on the progress the County has made toward achieving State set
goals such as a centralized wastewater system and hurricane evacuation clearance times.
The total number of available allocations is split among the three allocation subareas of the
County including the Upper Keys, Lower Keys and the Big Pine/No Name Key subareas,
which varies slightly from the Planning Areas identified in Section 2.2.1 above. Each
applicant competes against the other applicants located within the same subarea. There is
one exception to this process, applicants for affordable housing. These applicants compete
against all applicants for affordable housing permits keys-wide. Allocations are awarded
each quarter in each subarea.

ROGO allocations and awards by year and subarea are provided in Section 7.1.1 of Chapter
7.0 Housing Element

2.2.3 Non-Residential Rate of Growth (NROGO)

2.2.3.1 Background

Monroe County adopted the Non-Residential Rate of Growth (NROGO) in 2001 in order to,
“..ensure a reasonable balance between the amount of future non-residential (primarily
commercial) development and the needs of a slower growing residential population..."?

The purposes and intent of NROGO are:3

e To facilitate implementation of goals, objectives and policies set forth in the
comprehensive plan relating to maintaining a balance between residential and
nonresidential growth;

e To maintain a ratio of approximately 239 square feet of nonresidential floor area for
each new residential permit issued through the residential rate of growth ordinance
(ROGO);

2 “Permit Allocation System for Non-Residential Development”, Monroe County 2010 Comprehensive Plan.
3 Section 138-47, MC LDC.
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e To promote the upgrading and expansion of existing small-size businesses and to retain
the predominately small scale character of nonresidential development in the Florida
Keys;

e To regulate the rate and location of nonresidential development in order to eliminate
potential land use conflicts; and

e To allocate the nonresidential floor area annually hereunder, based on the goals,
objectives and policies of the comprehensive plan and the Livable CommuniKeys
master plans.

The County utilized the following methodology to create an initial baseline square footage
allocation to develop the system:

To calculate this ratio, total permit activity for non-residential development
was compared to total permit activity for all residential development
(including hotel and motel units) in unincorporated Monroe County during
the five year period from 1986 to 1990.

During this period 1,296,116 square feet of non-residential development was
permitted, compared to 4,856 residential permits (including single-family,
multi-family and mobile homes) and 573 hotel/motel units, for a total of 5,429
permits (Monroe County Planning Department, March 1991). Dividing the
total square footage of non-residential development permitted by the total
number of residential units permitted results in a ratio of 239 square feet of
non-residential development per residential permit.*

The “maximum annual allocations” and the distribution between the first and second
allocation dates are determined by the Board of County Commissioners (BOCC) and as
recommended by Growth Management and the Planning Commission. This provides
flexibility and assures that goals are being met. The floor area that is not made available, or
that remains unused in the current year, is carried forward to the next year. The
Lower/Upper Keys subarea and the Big Pine/No Name Key subarea have a separate
banking system, as illustrated in Table 2.2.

A summary of square footage of non-residential floor area previously made available and
allocated in the unincorporated Keys from 2002 to 2010 is depicted in Table 2.1 and Table
2.2 below:

+]bid.
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Table 2.1 - Non-Residential Rate of Growth Allocations Lower/Upper Keys, 2002-
2010

Total
Allocations
Awarded

Amount

Available

Year 10 (2002) 22,150 sq/ft 18,222 sq/ft
Year 11 (2003) 16,000 sq/ft 5,300 sq/ft
Year 12 (2004) 16,000 sq/ft 15,689 sq/ft
Year 13 (2005) 16,000 sq/ft 10,925 sq/ft
Year 14 (2006) 16,000 sq/ft 12,594 sq/ft
Year 15 (2007) 18,000 sq/ft 12,500 sq/ft
Year 16 (2008) 35,000 sq/ft 17,938 sq/ft
Year 17 (2009) 30,000 sq/ft 13,056 sq/ft
Year 18 (2010) 22,500 sq/ft 6,355 sq/ft

Source: Growth Management Memorandum to BOCC October 21, 2010

NROGO for the Big Pine/No Name Key subarea is treated differently given the Habitat
Conservation Plan (HCP) for the Key Deer and other protected species. The maximum
amount of nonresidential floor area to be allocated is limited to a maximum of 2,500 square
feet for any one site. A summary of allocations in these environmentally sensitive keys is
shown in Table 2.2.

Table 2.2 - Non-Residential Rate of Growth Allocations for Big Pine/No Name Key
2005-2010

Total

Mutidos® st Allocations

Applicants

Awarded

Year 13 (2005) 1 2,181 sq/ft
Year 15 (2007) 2 5,000 sq/ft
Year 16 (2008) 2 3,809 sq/ft
Year 17 (2009) 0 0sq/ft
Year 18 (2010) 0 0sq/ft

Source: Growth Management Memorandum to BOCC October 21, 2010

2.2.3. Trends

In the past nine years there has been minimal competition for the available non-residential
floor area. The average square footage made available in the nine year period was 21,294
square feet and the average square footage allocated each NROGO year was 12,294 square
feet. In year 12, the demand for square footage exceeded the amount of available square
footage.
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2.2.3.3 Availability of Non-Residential Floor Area for YR 19 (2011

On October 19, 2010 the Monroe County Planning Commission recommended that 22,500
square feet be made available in NROGO year 19 and to be distributed as noted below. On
November 17, 2010, the BOCC adopted, via Resolution, the Planning Commission
recommendation.

2.2.4 The Tier System

As a companion to ROGO, and a method to direct growth to the least sensitive
environmentally sensitive areas, in 2006 a Tier System was adopted. A Tier Overlay
District was created as a land use district map amendment to designate geographical areas
outside of the mainland of the County, excluding the Ocean Reef planned development, into
Tiers:

Tier Description

Tier | boundaries were delineated to include one or more of the following criteria:

e Vacantlands which can be restored to connect upland native habitat patches and reduce
further fragmentation of upland native habitat.

¢ Lands required to provide an undeveloped buffer, up to 500 feet in depth, if indicated as
appropriate by special species studies, between natural areas and development to
reduce secondary impacts. Canals or roadways, depending on width, may form a

I boundary that removes the need for the buffer or reduces its depth.

e Lands designated for acquisition by public agencies for conservation and natural
resource protection.

¢ Known locations of threatened and endangered species, as defined in LDR Section 101-1,
identified on the threatened and endangered plant and animal maps or the Florida Keys
Carrying Capacity Study maps, or identified in on-site surveys.

e Conservation, Native Area, Sparsely Settled, and Offshore Island land use districts.

®  Areas with minimal existing development and infrastructure.

Pertains only to Big Pine Key / No Name Key. Scattered lots and fragments of
environmentally sensitive lands that may be found in platted subdivisions. A large number
of these lots are located on canals and are of minimal value to the key deer and other
protected species because the canal presents a barrier to dispersal.

Il

Tier III are lands located outside of Big Pine Key and No Name Key that are not designated

1 Tier 1 or Tier III-A. Tier IIl represents the majority of developable acreage in the County.

Tier III-A is designated as a Special Protection Area. It is defined as lands that have one acre

HI-A or more of native upland habitat.

Some properties do not have a tier designation. These undesignated properties are found
throughout the Keys but most occur in Ocean Reef, which is exempt from the Tier Overlay
Undesignated | Ordinance. Others are rights-of-way, military installations, or properties that were not
designated due to mapping discrepancies and, at the time of the preparation of this
document, are being evaluated for tier designation.

The tier designations are used as criteria in ROGO for awarding points and to determine the
amount of clearing of upland native vegetation that may be permitted, and prioritize lands
for public acquisition. The tier boundaries are depicted on the Tier Overlay District Map.
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e The measurement of land areas in the County is not exact. The unique environmental
character of the area, especially the large areas of mangrove-fringed shoreline and
numerous small islands, many of which are below the mean high water line, makes an
exact land area with acreages inventory difficult, simply because defining "land" in the
County is difficult. The calculation of acreages of land use types provides an
approximation of the land area of each of the land use categories, and is useful in
determining the conditions as they presently exist.

Table 2.5 - Existing Land Use by Planning Area (Acres)

Existing Land Use Ll(();/;esr N;ég;ile Total z?;"c()iztl
Commercial 337.0 67.7 495.3 900.0 1.2%
Conservation 36,201.6 | 1,458.7 | 17,859.2 | 55,5195 75.9%
Educational 49.2 0.0 30.8 80.0 0.1%
Industrial 414.8 0.2 40.6 455.6 0.6%
Institutional 99.6 0.4 60.8 160.8 0.2%
Military 4,025.7 0.0 0.0 4,025.7 5.5%
Other Public Utilities and Right-of-Way(ROW) 1,665.6 141.8 1,429.3 3,236.6 4.4%
Public Buildings and Grounds 17.1 33.0 61.2 111.3 0.2%
Recreational 640.8 132.1 548.3 1,321.2 1.8%
Residential 2,599.9 201.9 2,186.4 4,988.2 6.8%
Vacant or Undeveloped 1,376.2 108.3 854.4 2,338.9 3.2%
Total 47,427.6 2,144.1 | 23,566.2 73,1379 ( 100.0%
Percent Total by Planning Area 64.9% 2.9% 32.2% 100.0% -

Source: Monroe County Growth Management, 2010, "MC_ELU_510"
Monroe County Property Appraiser, 2010, "Public Parcel”
NOTE: Slight difference in totals due to rounding.

As indicated in Table 2.5, the land mass of the unincorporated Keys portion of the County is
approximately 73,138 acres. Sixty-five percent of land area is found in the Lower Keys PA,
three percent in the Middle Keys PA, and 32 percent in the Upper Keys PA.  Since the Lower
Keys PA is the largest in land mass, it is not surprising that it has the highest ratio of existing
land use designations, when compared to the other PAs. The exception applies to
Commercial and Public Buildings and Grounds where percent ratios are larger in the Upper
Keys PA.

More than 75 percent of land in the unincorporated Keys is set aside for conservation
purposes. Of the developed land uses, Residential is the largest land use category,
representing approximately 6.8 percent of the land uses in the County, followed by Military
at 5.5 percent, Utilities and Rights-of-Way at 4.4 percent, Vacant at 3.2 percent, Recreation at
1.8 percent, and Commercial at 1.2 percent.
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The following sections provide a detailed discussion of the existing development patterns in
the unincorporated Keys:

23.1.1 Commercial Lands

Commercial land uses can broadly be defined as those uses associated with the buying and
selling of goods and/or services. Commercial uses account for 900 acres, or 1.2 percent of
the total area of the unincorporated Keys. Commercial land uses include general commercial,
commercial fishing, and tourist commercial land uses. General commercial uses include
retail and office uses, which are oriented toward the resident population and represent the
majority of commercial uses. General commercial uses are generally concentrated in a strip
along U.S. 1. This is primarily evident in the more heavily developed keys, including Key
Largo, Tavernier, and Sugarloaf, and consists of retail, service, and auto-related uses as well
as office buildings, which are generally small, single story structures. The UKPA contains the
highest ratio (55%) of commercial land use.

2.3.1.2 Conservation Lands

Conservation land includes land acquired by public agencies and private organizations for
conservation purposes. This is the single largest land use category and accounts for
55,519.5 acres, or 75.9 percent of the total land area of the unincorporated Keys. These
conservation lands are primarily located in the Upper and Lower Keys. Federal, State and
County governments have been actively acquiring environmentally sensitive lands and
habitats of rare, threatened and endangered species. This land use category includes such
conservation lands as Crocodile Lake National Wildlife Refuge, the National Key Deer
Refuge, and the John Pennekamp Coral Reef State Park.

It should be noted that the vast amount of conservation land in the County, and the
continued preservation and management of it, is a strategy to reduce greenhouse gas
emissions because these areas, including both vegetation and soils, are widely recognized
as carbon storage sinks according to the Department of Energy (DOE). DOE defines
terrestrial carbon sequestration as either the net removal of CO; from the atmosphere or
the prevention of CO; net emissions from the terrestrial ecosystems into the atmosphere.

2.3.1.3 Educational Lands

Educational land uses account for approximately 80 acres in the County; sixty-two percent of
the acreage is located in the LKPA. There are a total of 13 public schools including three high
schools, one middle school, two middle/elementary schools, six elementary schools, and one
school for exceptional students in Monroe County as a whole. Four schools are located in the
unincorporated Keys.
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232 Existing Density and Intensity

GIS data to analyze the range of density or intensity of land use for the County was
obtained from the Monroe County Property Appraisers Office in January 2010 and is
provided on Appendix 2-2, in detailed form. This data provides parcel and floor area for
land uses which are grouped into PC Codes. The Property Appraiser’s PC land use acreage
does not necessarily match the newly created Existing Land Use Map or the existing land
use analysis in Section 2.3.1 “Existing Patterns and Trends”. This is due to the method in
which the existing land use data was created. As seen in Appendix 2-1, PC codes were
converted into a generalized existing land use category, and form the basis for the existing
land use analysis. Property appraiser data is used to determine existing density and
intensity as of January 2010.

The PC code and existing land use discrepancies are due to:

e The Property Appraiser’s Office only maps platted land whereas existing and future
land use maps comprise offshore islands, which may not be platted in their entirety;

e The Property Appraiser’s data includes submerged lands whereas the existing and
future land use maps do not; and

e The method for creating the existing land use map was a two part exercise 1) to convert
the Property Appraiser's PC code into a generalized land use category and map
(Appendix 2-1), and 2) match the land mass depicted in the future land use map series.

Property Appraiser data should only be used for assessing density and intensity and not for
acreage calculations. The density and intensity calculation provides an approximation of
each PC land use category and is useful in determining the conditions as they presently exist
(January 2010).

Some of the densities and intensities are worth highlighting. According to the Property
Appraiser’s data, the average single family density is at 2.2 units per acre. Multi-family of
less than 10 units averages 5.2 units per acre. Multi-family “Compounds” use have the
highest density at 18.2 units per acre. The average density for all multi-family units is 6.7
units per acre. (Appendix 2-2)

The residential portion of mixed uses has a density of 1.65 dwelling units per acre.
Likewise the Floor Area Ratio (FAR) for the commercial portion of mixed-uses averages
0.10. (Appendix 2-2)

At the time of data collection there were 5,667,248 square feet of non residential space
with an average FAR of 0.0055as seen in Table 2.9. Of the general commercial PC codes,
the highest FAR is in the “Drive-in Theatre or Open Stadium” (PC 31) category at 0.26098.
The average FAR in the general commercial category is .013. In the tourist commercial
category, the average FAR is 0.08535. Commercial fishing has the lowest average FAR at
.05826. (Appendix 2-2)
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For the Industrial uses, “Lumberyard” (PC 43) has the highest FAR at .12854; however, the
average of all industrial uses is .04492. Overall, no PC code category exceeds a 0.3 FAR
(Appendix 2-2).

Table 2.9 below depicts the floor area ratio calculations by summarized PC code and
derive from Appendix 2-2. It is not intended to summarize floor area ratios by the existing
land use category classifications as seen in Appendix 2-1, but rather by PC code.

Table 2.9 - Average Floor Area Ratio (FAR)

Exi.sti_ng Average
PC Code Summary Area (SF) Building
Square Feet B
Mixed Use 5,177,622 518,972 0.1002
General Commercial 192,259,737 2,535,865 0.0132
Tourist Commercial 1,245,364 106,288 0.0853
Commercial Fishing 1,032,510 60,152 0.0583
Industrial 18,474,226 829,812 0.0449
Education 4,110,004 371,068 0.0903
Institutional 21,851,714 671,600 0.0307
Public Buildings/ Grounds 698,418,605 313,691 0.0004
Public Facilities 6,891,176 188,552 0.0274
Military 66,245,929 2,674 0.0000
Recreation 18,082,089 68,574 0.0038
TOTAL 1,033,788,976 5,667,248 0.0055

Source: Monroe County Property Appraiser’s Office, January 2010, “Parcel Public”
NOTE: Slight difference in totals due to rounding.

The Remainder of This Page Intentionally Left Blank
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Table 2.10 illustrates the acreage of generalized PC codes and are explained in more detail
on Appendix 2-2. These acreage calculations are not to be confused by those in Section
2.3.1 “Existing Patterns and Trends".

Table 2.10: Acreage by Property Appraiser Code (PC)

PC Code Summary Area (Acreage)
S 6,176

ingle Family
Mobile Homes 6,981
Multi-Family 955
Mixed Use 119
General Commercial 4,414
Tourist Commercial 29
Commercial Fishing 24
Industrial 424
Education 94
Institutional 502
Public Buildings/ Grounds 16,033
Public Facilities 158
Military 1,521
Recreation 415
TOTAL 37,845

Source: Monroe County Property Appraiser’s Office, January 2010, “Parcel Public”
NOTE: Slight difference in totals due to rounding.

Table 2.11 illustrates the acreage of generalized PC codes and are explained in more detail
on Appendix 2-2. These acreage calculations are not to be confused by those in Section
2.3.1 “Existing Patterns and Trends” in which vacant land is approximately 2,339 acres.

Table 2.11: Vacant Land by Property Appraiser Code

PC Code Description Area (Acreage)

00 Vacant Residential 19,152.6
10 Vacant Commercial 675.9
40 Vacant Industrial 0.0
70 Vacant Institutional 1,505.6
Total 21,334.2

Source: Monroe County Property Appraiser’s Office, January 2010, “Parcel Public”
NOTE: Slight difference in totals due to rounding.
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2.7.32 Theoretical Maximum Density and Intensity by Planning Area

Lower Keys

Table 2.43 provides the theoretical maximum density and intensity for the Lower Keys. The
following summarizes some of the highlights of the table:

Residential:

The primary land uses that allow the most dwelling units given the acreage and intensity
potential are Military (26,287 dwelling units) and Residential Medium (23,376 dwelling
units). The maximum theoretical density for the LKPA is 67,643 dwelling units.

Non Residential:

The land uses that allow the most square footage commercial area, given the combination
of acreage and intensity potential is Military with over 95 million commercial square feet of
floor area. Overall, 259,924,306 square feet of commercial floor area is the maximum
theoretical intensity in the LKPA.

NOTE: The following theoretical density and intensity analyses are for illustrative purposes
only; conditions specific to the individual parcel, including physical size, environmental
sensitivity, zoning and tier designation and other regulatory constraints, such as ROGO and
NROGO are the final determinant of development potential.

The Remainder of This Page Left Intentionally Left Blank
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Table 2.43 -Theoretical Maximum Density and Intensity - Lower Keys Planning Area

(LKPA)
Max.
(du)

Agriculture (A) 18.8 0.0 204,949.8
Airport District (AD) 22.6 0.0 98,271.4
Conservation (C) 19,591.5 0.0 42,670,330.6
Education (E) 28.5 0.0 372,176.6
Industrial (I) 415.8 415.8 10,867,087.4
Institutional (INS) 87.6 0.0 1,525,471.2
Military (M) 4,381.2 26,287.2 95,422,536.0
Mixed Use / Commercial (MC) 885.4 5,312.5 17,355,806.8
Mixed Use/Commercial Fishing (MCF) 113.2 905.5 1,972,222.6
Public Buildings/Grounds (PB) 20.2 0.0 264,496.3
Public Facilities (PF) 55.7 0.0 727,756.9
Recreation (R ) 526.8 131.7 4,589,307.4
Residential Conservation (RC) 12,133.9 3,033.5 52,855,181.3
Residential Low (RL) 2,846.5 1,423.3 30,998,711.7
Residential Medium (RM) 2,922.1 23,376.8 0.0
Residential High (RH) 4223 6,756.5 0.0
Undesignated (UNDS) 2,966.7 0.0 0.0
Total 47,438.7 67,642.7 | 259,924,306.0

Source: Monroe County Growth Management, 2010, "MC_FLUM_510"; Policy 101.4.21
NOTE: Slight differences in totals due to rounding.
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Middle Keys

Table 2.44, below, provides the Theoretical Maximum Density and Intensity for the Middle
Keys.

Table 2.44 - Theoretical Maximum Density and Intensity - Middle Keys Planning Area
(MKPA)

Agriculture (A) 0.0 0.0 0.0
Airport District (AD) 0.0 0.0 0.0
Conservation (C) 489.1 0.0 1,065,259.8
Education (E) 0.0 0.0 0.0
Industrial (I) 0.0 0.0 0.0
Institutional (INS) : 0.0 0.0 0.0
Military (M) 0.0 0.0 0.0
Mixed Use / Commercial (MC) 138.6 831.8 2,717,425.3
Mixed Use/Commercial Fishing (MCF) 25.3 202.1 440,130.2
Public Buildings/Grounds (PB) 0.0 0.0 0.0
Public Facilities (PF) 27.2 0.0 355,449.6
Recreation (R) 848.3 2121 7,390,128.2
Residential Conservation (RC) 266.3 66.6 1,160,133.5
Residential Low (RL) 23.9 119 259,835.4
Residential Medium (RM) 231.3 1,850.6 0.0
Residential High (RH) 41.8 668.3 0.0
Undesignated (UNDS) 524 0.0 0.0
Total 2,144.1 3,843.4 | 13,388,362.0

Source: Monroe County Growth Management, 2010, "MC_FLUM_510"; Policy 101.4.21
NOTE: Slight differences in totals due to rounding.

The following summarizes some of the highlights of the table:

Residential:

The primary land uses that allow the most dwelling units given the acreage and intensity
potential are Residential Medium (1,850.6 dwelling units) and Mixed Use/Commercial
(831.8 dwelling units). The maximum theoretical density for the MKPA is 3,843 dwelling

units.

Non Residential:
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The land uses that allow the most square feet of commercial, given the combination of
acreage and intensity potential are Recreation with 7,390,128.2 square feet and Mixed
Use/Commercial with 2,717,425.3 square feet. Overall, 13,388,362.0 square feet of
commercial floor area is the maximum theoretical intensity in the MKPA.

NOTE: The following theoretical density and intensity analyses are for illustrative purposes
only; conditions specific to the individual parcel, including physical size, environmental
sensitivity, zoning and tier designation and other regulatory constraints, such as ROGO and
NROGO are the final determinant of development potential.

Upper Keys

Table 2.45 (provided below) provides the Theoretical Maximum Density and Intensity for the
Upper Keys.

Table 2.45 - Theoretical Maximum Density and Intensity - Upper Keys Planning Area
(UKPA)

Agriculture (A) 19 0.0 20,691.0
Airport District (AD) 19.7 0.0 85,682.5
Conservation (C) 11,5539 0.0 | 25,164,459.5
Education (E) 32.2 0.0 420,136.2
Industrial (I) 0.0 0.0 0.0
Institutional (INS) 43.5 0.0 757,769.8
Military (M) 0.0 0.0 0.0
Mixed Use / Commercial (MC) 1,009.1 6,054.7 | 19,780,574.2
Mixed Use/Commercial Fishing (MCF) 12.6 101.0 220,065.1
Public Buildings/Grounds (PB) 26.8 0.0 350,483.8
Public Facilities (PF) 57.4 0.0 749,841.8
Recreation (R) 638.5 159.6 5,562,263.5
Residential Conservation (RC) 6,189.9 1,547.5 | 26,963,073.7
Residential Low (RL) 941.0 4705 | 10,247,163.3
Residential Medium (RM) 2,137.3 17,098.3 0.0
Residential High (RH) 903.0 14,447.2 0.0
Undesignated (UNDS) 0.1 0.0 0.0
Total 23,566.8 39,878.8 | 90,322,204.5

Source: Monroe County Growth Management, 2010, Geographic Information Systems file
"MC_FLUM_510"; Policy 101.4.21
NOTE: Slight differences in totals due to rounding.
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The following summarizes some of the highlights of the table:

Residential:

The primary land uses that allow the most dwelling units given the acreage and intensity
potential are Residential Medium (17,098.3 dwelling units) and Residential High (14,447.2
dwelling units). The maximum theoretical density for the UKPA is 39,878.8 dwelling units.)

Non Residential:

The land uses that allow the most square foot of commercial given the combination of
acreage and intensity potential are Conservation with 25,164,459.5 square feet; Mixed
Use/Commercial with 19,780,574.2 square feet; and Residential Conservation with
26,963,073.7 square feet. Overall, 90,322,204.5 square feet of commercial floor area is the
maximum theoretical intensity in the UKPA.

NOTE: The following theoretical density and intensity analyses are for illustrative purposes
only; conditions specific to the individual parcel, including physical size, environmental
sensitivity, zoning and tier designation and other regulatory constraints, such as ROGO and
NROGO are the final determinant of development potential.

2.74 Vacant Land Analysis
[Rule 9]-5.006(2)(b), FA.C.]

Vacant land analysis was performed through GIS. The vacant land (2,339 acres), on the
Existing Land Use Map, was evaluated against the underlying future land use designations.
Then density and intensity per Policy 101.4.21 were calculated.

2.7.4.1 Vacant Land Analysis Density and Intensity for Unincorporated County

Table 2.46 and 2.47, below, summarizes the allocated density and intensity per acre of
vacant land. Table 2.48 evaluates density and intensity in more detail by looking at the
underlying future land uses of vacant land for the unincorporated County as a whole.

As seen on Table 2.46, there are 2,339 acres of vacant land. Vacant land allows a total
theoretical density of 10,258 dwelling units. At the current allowed ROGO, it would take
the County 52 years of growth, to develop vacant land.
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Table 2.46 - Vacant Land Theoretical Density and Growth Span

Total Vacant Total Theoretical UL Years of

ROGO

Acres Density (DU) Allocation

Growth

Lower 5,289.7
Middle 108.3 511.2
Upper 854.4 4,457.1
TOTAL 2,339.2 10,258.0

Source: Monroe County Growth Management, 2010, Geographic Information System file “MC_ELU_510"

Monroe County Growth Management, 2010, Geographic Information System file “MC_FLUM_510;
Policy 101.4.21

NOTE: Slight differences in totals due to rounding.

197

As previously mentioned, there are 2,339 acres of vacant land. Vacant land allows a total
theoretical intensity of 17,420,733 square feet. At the current allowed NROGO, it would
take the County 370 years of growth, to develop vacant land, as seen in Table 2.47.

Table 2.47 - Vacant Land Theoretical Intensity and Growth Span

Current
ROGO
Allocation

Total Vacant Total Theoretical

Years of
Growth

Acres Intensity (sq/ft)

Lower 1,376.6 12,083,413.3
Middle 108.3 444,007.1
Upper 23,566.8 4,893,312.6
TOTAL 2,339.2 17,420,733.0

197 370.0 yrs

Source: Monroe County Growth Management, 2010, Geographic Information System file “MC_ELU_510";

Monroe County Growth Management, 2010, Geographic Information System file “MC_FLUM_510;
Policy 101.4.21

NOTE: Slight differences in totals due to rounding.
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Table 7.48 denotes maximum theoretical density and intensity allowable in vacant land.
The following summarizes some of the highlights of the table:

Residential:

About 73 percent of vacant land has a residential future land use designation. The primary
land uses that allow the most dwelling units given the acreage and intensity potential are
Residential Medium (6,208.8 dwelling units) and Mixed Use/Commercial (1,347.1 dwelling
units). Again, the maximum theoretical density allowed unincorporated vacant land is
10,258 dwelling units.

Non Residential:

The land uses that allow the most square foot of commercial given the combination of
acreage and intensity potential are Recreational Low with 4,778,640.9 square feet; Mixed
Use/Commercial with 4,401,041.04 square feet; and Industrial with 2,828,699.3 square
feet. Overall, 17,278,945.2 square feet of commercial floor area is the maximum theoretical
intensity in the unincorporated County.

Table 2.48 - Vacant Land Density and Intensity Unincorporated County

% Max.
d Use ‘fcc::;t Vacant Dgiflsﬁl}l,o(gﬁ;j Allowed
Intensity (sf)

Airport District 9.2 0.4% 0 40,031.6
Conservation 81.0 3.5% 0 34,521.3
Industrial 108.2 4.6% 108.2 2,828,699.3
Institutional 3.5 0.1% 0 60,112.8
Military 97.0 4.1% 582.1 2,112,877.8
Mixed 9.6% 4,401,041.0
Use/Commercial 224.4 1,347.1

Mixed 2.1% 875,381.8
Use/Commercial

Fishing 50.2 401.9

Recreation 21.8 0.9% 5.5 190,183.0
Residential 19.2% 1,957,455.7
Conservation 449.3 112.3

Residential Low 438.8| 18.8% 219.4 4,778,640.9
Residential Medium 776.1| 33.2% 6,208.8 0.0
Residential High 79.5 3.4% 1,272.6 0.0
Total 2,339.2| 100.0 10,258.0 17,278,945.2

Source: Monroe County Growth Management, 2010, Geographic Information System file
“MC_ELU_510"

Monroe County Growth Management, 2010, Geographic Information System file
“MC_FLUM_510"

Policy 101.4.21

NOTE: Slight differences in totals due to rounding.
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2.7.4.2 Vacant Land Analysis Density and Intensity by Planning Area

As previously noted in Section 2.3.1, there are approximately 2,339 acres of vacant land in
the unincorporated Keys. The largest amount of vacant land in the unincorporated areas of
the County (1,376.6 acres) is located within the LKPA.

This section provides further analysis of the vacant land vis-a-vis the future land use
designation to determine theoretical maximum development potential. Due to the
differences in how the Geographic Information System (GIS) mapping data structures for the
existing, future and tier maps were developed, there will be slight variations in the acreages
reported. (See Section 2.3.1 of this element for a detailed discussion related to the
limitations of these data structures.)

The future land use category distribution of density and intensity of the vacant land in the
unincorporated area is illustrated in the tables included in this section. The general trend
for all planning areas signal that vacant land is primarily located under the residential
future land use designations: Residential Conservation, Residential Low and Residential
Medium.

NOTE: The following theoretical development potential analyses are for illustrative
purposes only; conditions specific to the individual parcel, including physical size,
environmental sensitivity, zoning and tier designation and other regulatory constraints,
such as ROGO and NROGO are the final determinant of development potential.

Lower Keys

Residential:

As illustrated in Table 2.49, below, the largest concentration of vacant land (1,376.6 acres)
is located within the LKPA. Approximately 73 percent of the vacant lands are designated
for residential land use. Without considering Tier System designation and lot
specifications, the majority (3,080) of the theoretical development potential for dwelling
units is concentrated in the Residential Medium land use category.

Non Residential:

Mixed Use designations comprise 10.3 percent of vacant land, with a theoretical
development potential of 2.7 million square feet of non-residential floor area; 1.9 million
square feet (7.1%) Mixed Use/Commercial (MU-C); and 778,852 square feet (3.2%) Mixed
Use/Commercial Fishing (MU-CF). Theoretically, 12 million square feet of commercial area
are allowed in the LKPA.
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Table 2.49 - Vacant Land Density and Intensity - Lower Keys Planning Area (LKPA)

Fathe P ndiUee Vacant % Allowed | Max. Allowed

Acres Vacant | Density | Intensity (sf)

(du)

Airport District 9.2 0.7% 0.0 40,031.6
Conservation 15.9 1.2% 0.0 34,521.3
Industrial 108.2 7.9% 108.2 2,828,699.3
Institutional 1.9 0.1% 0.0 32,234.4
Military 97.0 7.0% 582.1 2,112,877.8
Mixed Use/Commercial 97.7 7.1% 586.2 1,915,115.4
Mixed Use/Commercial Fishing 44.7 3.2% 357.6 778,852.8
Recreation 3.8 0.3% 1.0 33,367.0
Residential Conservation 325.1 23.6% 81.3 1,416,309.8
Residential Low 265.5 19.3% 132.8 2,891,403.9
Residential Medium 385.0 28.0% | 3,080.0 0.0
Residential High 22.5 1.6% 360.6 0.0
Total 1,376.6 | 100.0% | 5,289.7 | 12,083,413.3

Source: Monroe County Growth Management, 2010, Geographic Information System file “MC_ELU_510";
Monroe County Growth Management, 2010, Geographic Information System file “MC_FLUM_510"
Policy 101.4.21

NOTE: Slight differences in totals due to rounding.

Middle Keys

Residential:

The geographical boundary of the MKPA changed with the incorporation of the Village of
Islamorada (1997) and the City of Marathon (1999), and now contains the smallest vacant
land area. As indicated in Table 2.50, below, the majority (94 %) of the vacant land in this
PA is designated as residential land use. Theoretically 511 dwelling units could be
developed in the MKPA without considering the vacant land location in the Tier System.

Non Residential:

The Mixed Use designation makes-up the remaining use within this PA with 4.6 percent as
Mixed Use/ Commercial and 1.4 percent as Mixed Use/Commercial Fishing, resulting in a
maximum theoretical development potential of 125,235.0 square feet of commercial floor
area in these two land use designations. Additionally, in the residential land uses
approximately 310,000 square feet of commercial floor area are allowed in theory.
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Table 2.50- Vacant Land Density and Intensity - Middle Keys Planning Area (MKPA)

Max Max.

Vacant % Allowed Allowed
~Acres Vacant | Density Intensity
(du) (sf)

Mixed Use/Commercial 5.0 4.6% 30.1 98,402.0
Mixed Use/Commercial Fishing 1.5 1.4% 12.3 26,833.0
Residential Conservation 26.4 24.4% 6.6 115,129.1
Residential Low 18.7 17.3% 9.4 203,643.0
Residential Medium 56.6 52.3% 452.8 0.0
Total 108.3 | 100.0% 511.2 444,007.1

Source: Monroe County Growth Management, 2010, Geographic Information System file "MC_ELU_510"
Monroe County Growth Management, 2010, Geographic Information System file "MC_FLUM_510"
Policy 101.4.21

NOTE: Slight differences in totals due to rounding,

Upper Keys

Residential:

Currently, as shown on Table 2.51 below, there are 854.4 acres of vacant land within the
UKPA; 75.4 percent is designated as residential. Most of the allowable density is
concentrated in the Residential Medium land use designation, resulting in a theoretical
maximum of 2,676 dwelling units. The maximum theoretical density in the UKPA is 4,457
dwelling units, without considering the Tier System

Non Residential:

The majority of the allowed intensity is under the Mixed Use/Commercial designation,
resulting in a maximum theoretical development potential of 2,387,523.6 square feet of
commercial floor area. An overall theoretical density of 4,893,312 square feet of
commercial floor area are allowed in the UKPA.

The remaining vacant land is distributed in the following future land use designations: 7.6
percent Conservation; 2.1 percent Recreation; and 0.2 percent Institutional.
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Table 2.51 - Vacant Land Density and Intensity - Upper Keys Planning Area (UKPA)

Upper Keys

Max. Max.

Future Land Use el % Allow.ed Allowed
Acres Vacant | Density Intensity (sf)

(du)
Conservation 65.1 7.6% 0.0 141,787.8
Institutional 1.6 0.2% 0.0 27,878.4
Mixed Use/Commercial 121.8 14.2% 730.8 2,387,523.6
Mixed Use/Commercial Fishing 4.0 0.5% 32.0 69,696.0
Recreation 18.0 2.1% 4.5 156,816.0
Residential Conservation 97.8 11.4% 24.5 426,016.8
Residential Low 154.6 18.1% 77.3 1,683,594.0
Residential Medium 334.5 39.2% | 2,676.0 0.0
Residential High 57 6.7% 912.0 0.0
Total 854.4 | 100.0% | 4,457.1| 4,893,312.6

Source: Monroe County Growth Management, 2010, Geographic Information System file “MC_ELU_510";
Monroe County Growth Management, 2010, Geographic Information System file “MC_FLUM_510" Policy
101.4.21 NOTE: Slight differences in totals due to rounding.

2,743 Vacant Land Analysis Density and Intensity by Tier

To further analyze vacant land, it is important to understand its relationship within the
Tier System. The Tier System currently in place in the County designates geographical
areas outside of the Mainland PA, excluding Ocean Reef, into “tiers” to rate the
environmental sensitivity of a piece of lands and its potential for development. It is used to
assign ROGO and NROGO points; determine the amount of clearing of upland native
vegetation that may be permitted; and prioritize lands for public acquisition. The
boundaries are depicted in the Tier Overlay District Map, adopted as part of the land use
district map.

Parcels classified as either Undesignated (UNDES), Tier I1I-A (Special Protection Area) and
Tier II, have an undetermined development probability at this time, while Tier III
represents the majority of high quality, developable acreage in the County. Tier II only
applies to Big Pine Key and No Name Key. Parcels under Tier I, have very low development
potential given natural lands and environmental resource protection areas. = UNDES
parcels were previously designated, however, given a court ruling, they are currently being
re-designated. Tier 0 land is assigned to right-of-ways, some submerged lands and
mapping errors. Therefore, Tier 0 is not included as part of this analysis and is presented
for illustrative purposes only. In addition, a Military Tier was identified in GIS data.
However, it is not part of this analysis because no vacant land is located within this tier.

For these analyses, GIS data was utilized to overlay the Tier System layers with the vacant
land layer. Given the method in which the vacant land data and the Tier System data were
developed, the acres of vacant land within the Tier System will not match the 2,338.9 acres
of vacant land depicted in Table 2.48. Vacant land in Ocean Reef is not designated under
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Appendix 2-2: Existing Density and Intensity by Property Code (PC)

Density = FAR
DU/Acre (SF/S
s) F)

Area

Area (SF) Upifle [ERUENE:

PC Description

(Acres) SF

SINGLE FAMILY

SINGLE FAMILY 269,036,094 6,176.2 13,596 m

MOBILE HOMES
02 MOBILE HOME 304,084,770 6,980.8 4,987 NA 0.71 NA
MULTI-FAMILY.
MULTI FAMILY (10
03 UNITS OR MORE) 1,108,698 25.5 261 NA 10.25 NA
04 CONDOMINIUM 19,997,628 459.1 2,393 NA 5.21 NA
05 TIMESHARE 372,267 8.5 70 NA 8.19 NA
07 COMPOUNDS?20 19,124 0.4 8 NA 18.22 NA
MULTI FAMILY (LESS
08 THAN 10 UNITS) 12,488,031 286.7 1,493 NA 5.21 NA
LICENSED PUBLIC
NA LODGING FACILITIES 7,624,63021 175.0 2,19922 NA 12,56 NA
SUBTOTAL 41,610,378 955.2 6,424 NA 6.72 NA

12 MIXED-USE(Residential) 5,177,622.40 118.9 196 NA 1.65 NA
MIXED-USE 0.1002
12 (Commercial) 5,177,622.40 118.9 NA 518,972 NA 3

20 According to the Monroe County Property Appraiser, these are single family homes that have a shared interest in a
common area. (email communication from Robbie Shaw dated August 26, 2010) New Lodging Establishments - Current

21 Square foot area from Property Appraiser’s Office dataset “Public_Parcel” PC code 39, dating January 2010
22 Number of rooms from licensed hotel/motel acquired from Economic Trends and Opportunities in Unincorporated

Monroe County by Fishkind and Associates, Inc. February 23, 2011 report.
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Appendix 2-2: Existing Density and Intensity by Property Code (continued)

Area Building Density FAR
(DU/Acres) (SF/SF)

Units

AvRe (Bl (Acres) SE

PC  Description

GENERAL COMMERCIAL

11 STORES, ONE STORY 2,560,859 58.8 NA 386,764 NA| 0.15103

13 DEPARTMENT STORE 20,627 0.5 NA 1,600 NA| 0.07757

14 SUPERMARKET 237,189 5.4 NA 51,415 NA| 0.21677
REGIONAL  SHOPPING

15 CENTER 0 0.0 NA 0 NA| 0.00000
COMMUNITY SHOPPING

16 CENTER 3,129,330 718 NA 629,659 NA| 0.20121
OFFICE BUILDING, ONE

17 STORY 1,838,872 42.2 NA 233,770 NA| 0.12713
OFFICE BUILDING,

18 MULTI STORY 1,045,452 24.0 NA 111,862 NA{ 0.10700
PROFESSIONAL

19 SERVICES BUILDING 1,677,210 38.5 NA 110,303 NA| 0.06577
AIRPORT, MARINA, BUS

20 TERM 165,922,094 3,809.0 NA 269,381 NA| 0.00162
RESTAURANT OR

21 CAFETERIA 1,486,046 34.1 NA 128,242 NA| 0.08630
FAST FOOD DRIVE THRU

22 RESTAURANT 276,325 6.3 NA 25,598 NA| 0.09264
FINANCIAL

23 INSTITUTION 676,353 15.5 NA 67,139 NA| 0.09927
INSURANCE COMPANY

24 OFFICE 0 0.0 NA 0 NA| 0.00000
REPAIR SHOP (NOT

25 AUTOMOTIVE) 2,016,526 46.3 NA 162,679 NA| 0.08067

26 SERVICE STATION 741,167 17.0 NA 62,575 NA| 0.08443
AUTO  SALES/REPAIR,

27 MARINE EQUIP 611,711 14.0 NA 31,457 NA| 0.05142
PARKING LOTS, MOBILE

28 HOME PARKS 9,372,308 215.2 NA 231,780 NA| 0.02473
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Appendix 2-2: Existing Density and Intensity by Property Code (continued)

Area

Building

Density

PC Description Area (SE Units FAR (SF/SE
P (SF) (Acres) SE (DU/Acres) QECE)
WHOLESALE

29 |OUTLET 193,653 4.4 NA 9,224 NA 0.04763
FLORIST OR

30 |GREENHOUSE 218,456 5.0 NA 1,742 NA 0.00797
DRIVE-IN THEATER

31 |OROPEN STADIUM 20,071 0.5 NA 5,238 NA 0.26098
ENCLOSED
THEATER OR

32 |AUDITORIUM 11,940 0.3 NA 2,378 NA 0.19916
NIGHTCLUB OR

33 |LOUNGE OR BAR 174,782 4.0 NA 13,059 NA 0.07472
BOWLING  ALLEY,

POOL HALL, MIN

34 |GOLF 28,768 0.7 NA 0 NA 0.00000

SUBTOTAL 192,259,737] 4,413.7 NA| 2,535,865 NA 0.01319

ST COMMERCIAL

COMMERCIAL FISHING

PACKING PLANT,
SEAFOOD ETC.

1,032,510

60,152

TOURIST
35 ATTRACTION 440,844 10.1 NA 30,172 NA 0.06844
36 CAMPS 40,001 0.9 NA 2,594 NA 0.06485
RACE TRACKS,
37 AUTO, DOG, HORSE 764,519 17.6 NA 73,522 NA 0.09617
1,245,364 28.6 NA 106,288 NA 0.08535
SUBTOTAL
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1.0 Executive Summary

Monroe County is primarily comprised of the Florida Keys, an ecologically fragile island
based community stretching some 130 miles in an archipelago from south of Miami at
Biscayne Bay to Key West. The total land area is some nearly 1,000 square miles,
distributed among 800 +/- keys, excluding the Everglades National Park which is located
on the mainland. The largest of these keys include Key Largo, Islamorada, Marathon,
Tavernier, Big Pine and Key West.

Collectively, the Keys represent considerable natural and economic resources including
two national parks, world renown tourism and destination resorts, a long established
commercial and recreational fishing industry and extensive accessible coral reefs which
support a large recreational snorkeling and scuba diving industry.

Today the County faces a variety of economic constraints. These stem from national trends
in the structure of employment and local conditions which contribute to a lack of
investment. Further, a determination made at the State level has concluded growth and
development has reached its effective physical carrying capacity in the Keys. The result of
this determination is a regulatory constraint on growth which allows only a very small and
limited amount of net new residential and non-residential construction each year. This
regulatory constraint is known as ROGO (Rate of Growth Ordinance) for residential
development and NROGO for non-residential development. ROGO has been in place since
1992; the County adopted NROGO in 2002. The combined effect of nearly 20 years of
restrictive development regulation, increasing environmental regulation coupled with
infrastructure capacity constraints, the need for rapid emergency evacuation plans and the
national shift in employment structure and trends has slowed economic development
throughout Monroe County. To illustrate: During the 1980’s the Monroe County
employment base grew by 50%. In the two decades following, the employment base has
only increased by 10%.

From an economic structural standpoint, dynamic long term trends at the national and
global levels shift the economic structure of the local economy. Absent a highly focused
and long term effort to modify the effect of these forces, the global and national trends will
prevail. These global and national structural trends include a shift away from industrial
production in the United States and a shift toward a service and retail based economy. At
the national level some 50% of manufacturing jobs have been lost in the United States since
1960. By the same measure, service and retail positions have grown by more than 250
percent each. In Florida, which has never had the share of manufacturing and industrial
employment as found elsewhere in the nation, the structural employment shift to service
and retail has been more pronounced over this period. Thus, in the face of these forces,
employment by industry type in the Florida Keys has shifted in a more pronounced way
toward a service and retail based economy.

There are numerous other factors which contribute to economic opportunity outlook in
Monroe County. These include: the location of Monroe County with respect to access to

Economic Trends and Opportunities 1 Keith and Schnars, P.A.
April, 2012 Fishkind and Associates



Monroe County Comprehensive Plan Update

mainland United States, the lack of existing available raw materials, a lack of plentiful
quantities of potable water which affects water pressure and fire insurance ratings, the
geographic constraints associated with the physical layout of the Keys stretching as an
archipelago over 130 miles, and very low lying flood prone lands which are subject to
periodic violent and destructive hurricanes. Finally, the cost of development coupled with
the overall shortage of vacant lands hinders the ability of the local labor force to reach
levels sufficiently high to support large new industrial or commercial facilities. These
factors impact the diversity and economic development potential of Monroe County over
the long term.

Despite this, the very constraints which hinder certain kinds of economic expansion are
also what assure that the County remains special and unique, giving rise to its pre-eminent
attractiveness for tourism and vacation homes living. The Keys are remote, and vibrant
with nature and marine environments yet accessible for weekend getaways or longer to a
large permanent population located in south Florida.

Within this context there are opportunities to expand the economic base of Monroe County
which can and should be explored. This report examines these opportunities and offers
some insight as to potentially viable economic expansion.

2.0 Employment Characteristics and Long Term Trends

Employment patterns have been examined by industry throughout Florida. Florida has
long been known as a seasonal, vacation oriented economy. Further, as it is comparatively
geographically removed the rest of the nation, manufacturing and shipping have
traditionally not been strong industries. Finally, as manufacturing employment has shrunk
throughout the nation over the long term, it has been replaced by growth in business and
personal services. These broader aspects of employment patterns influence employment
in Florida and as well, are reflective of the employment patterns in Monroe County. In
many respects, the employment profile in Monroe County is quite similar to the average
employment profile found throughout Florida in both large metropolitan areas and small
island communities.

Figure 1 compares the percent distribution of employment by major industry between
Monroe County, and large metro areas in Florida as well as small island communities in
Florida. In a geographical sense Monroe County is to Florida as Florida is to the nation -
that is, remote, comparatively tourist oriented and experiencing a shift from waterfront
marine and fishing industries to a service oriented economy. These are the broader, long
term trends which circumscribe the patterns likely to emerge in the future.
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Figure 1 - Comparison of Monroe County Employment
By Industry Among Large Metros and Island Communities

The employment distribution pattern by type is quite similar across the State. In Figure 1,
the Metro areas include the average of employment distribution patterns in Miami-Dade
County, Orange County, and the State of Florida as a whole. The Island Communities
examined in this instance include the combined average employment profile of Fernandina
Beach, Marco, Longboat Key, and Cedar Key. Generally speaking the employment profile in
Monroe County is quite similar both to island communities in Florida and urbanized metros
in Florida. The categories in Figure 1 include: Agriculture and Fishing; Construction;
Manufacturing/Transportation/Communications/Utilities/Wholesale Trade; Retail Trade;
Finance/Insurance/Real Estate; Service; Government.

Looking at island communities on a closer level, an examination of communities with
similar characteristics was conducted. Coastal island communities with a long cultural
history, a reliance on fishing and similar environmental and ecological constraints may be
useful or instructive analogues to examine. These areas may shed some light on the
opportunity or outlook for the Florida Keys. As indicated, the comparable communities
examined include Fernandina Beach, Marco, Longboat Key, and Cedar Key. Figure 2 shows
the employment profile comparisons among these communities.
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Figure 2 - Employment Profile Comparisons
Among Florida Island Communities

Current Conditions and Historic Growth Patterns in Employment by Sector

The dominant industry throughout Monroe County (incorporated and unincorporated
areas) is tourism. This segment of the economy has held the lead position in employment
in the county for more than 30 years. The tourism/visitor industry includes eating and
drinking establishments, hotel motel space along with seasonal rental properties and
entertainment venues such as museums, theaters parks and beaches. The tourism industry
represents about one third of Monroe County employment, as measured by jobs covered
under unemployment compensation. Fully half of this industry is concentrated in Key
West. This sector has added more jobs county wide than any other since 1980 (see Table 1
and Figure 3).

The Remainder of This Page Intentionally Left Blank
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Table 1 - Monroe County Employment by Industry

1980 1990 2000 2010
Hotel/Eat-Drink/Entertainment 5,732 9,685 11,396 10,506
Government 4,578 5,400 6,052 5,808
Business Service/Finance/RE 1,570 1,811 2,322 4,392
Other Retail 3,126 4,978 5,738 3,790
Other Services 765 1,817 3,215 2,379
Construction 1,310 1,786 2,233 2,150
Industrial/Warehouse 2,022 2,737 2,774 2,008
Medical/Health Services 699 1,569 2,150 1,895
Ag Svc, Fishing, Water Trans, Food Proc 1,064 1,025 800 648
TOTAL 20,866 30,808 36,680 33,576

As illustrated in Table 1, Government holds the second place in number of jobs county
wide. This includes Federal, State, and Local government jobs however it excludes active
duty military personnel stationed at installations in the Keys. Active duty military
personnel add some 1,200 persons representing the NAS Key West complex of facilities.
With the addition of the active duty personnel, government employment would still be the
second largest employment segment in the County.

Rising to third place in the number of employees in Monroe County is the Business
Services/Finance/Real Estate category. The share of employment in this category has
nearly doubled in 30 years and the number of employees has approximately tripled.

Other retailing outside of tourist oriented establishments (eating, drinking, entertainment)
had ranked third in volume of covered employment until 2010. By 2010 employment in
this category had fallen to 4t largest in Monroe County. It is unclear if the decline in “Other
Retailing” is cyclical and related to the recent recession or permanent and structural.

The Remainder of This Page Left Intentionally Left Blank
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Figure 3 - Share of Employment by Sector 1980-2010

Other Services is the 5% largest employment category (see Figure 4). Employment in this
category has also tripled since 1980, though the share has declined as other sectors grew at
faster rates.

Construction is the 6% largest employment sector in the Monroe County economy.
Construction employment as a share of countywide employment has changed little in 30
years.

Industrial and warehouse employment has remained essentially unchanged at 2,000
employees over the past three decades. The lack of growth in this sector, despite 50%
overall employment gains county wide is symptomatic of the decline in industrial and
manufacturing employment in the United States and also of the challenges faced by a
remote location with limited transportation and labor force opportunity.

Employment in the medical and health services category has tripled since 1980. While this
category is small as a share of total employment it is among the fastest growing sectors of
the Monroe economy (Figure 4).

Covered employment in Agricultural Services, Fishing, Water Transportation, and Food
Processing is the smallest among all categories in Monroe County. This may be misleading
to some degree in that much of the employment in the marine and fishing industry locally
is comprised of proprietorships and self employed. This means the ranks of those in the
marine and related industry may not appear in the measure of covered employment, for
the purposes of unemployment compensation. For example there are some 2,500
commercial boat licenses in Monroe County, suggesting the marine industry is substantially
larger than what is depicted in the covered employment data series.
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Because of the island nature of Monroe County and the obvious reliance on marine and
coastal activity, the marine industry will be examined in a separate light. Of note is that
within the covered employment data series, which refers to employees eligible for
unemployment compensation, employment has fallen by nearly 40% in 30 years, from
approximately 1,000 persons to 650 today.

Occupational license data was reviewed to assess marine related employment and activity.
Occupational license data includes charter boats and captains, marina and boat storage,
mobile marine repair, marine related retail, marine wholesale supply, and marine repair.
There are 1,928 such licenses. Some boat and captain licenses are duplicative resulting in
an estimated 1500 active occupational licenses. Not all of these licenses will result in a full
time job and many hold a captain’s license but are simply not active. Based on this
information we find marine and marine related services remains the smallest employment
category in Monroe County.

T
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Figure 4 - Share of Employment by Sector 1980-2010

In addition to looking at the composition of employment by industry in Monroe County, we
also examine the changes in composition over time. Figures 3 and 4 illustrate how the mix
by industry has evolved over the past 30 years. Change in the share of employment is an
indicator of which industries have momentum and may be expected to have growth
potential in the future. In this section we examine the changes in share. By identifying
employment sectors which are growing we help identify the key components of the local
economy which offer opportunity for the future.

The employment segment with the greatest increase in share during the past three decades
is Business Services/Finance and Real Estate (see Figure 5). The dominant component by
far within this category is business services. Business services as a category consists of
legal, accounting, architectural, computer and management consulting, research,
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advertising other professional services and business support. Finance and real estate are
comparatively stagnant and given the current economic conditions may not be expected to
show significant improvement in the short to medium term. Thus, business services is
identified as a sector offering substantial employment growth. Its share of employment has
doubled over time and is now the third largest employment segment in the countywide
economy.

The visitor industry is comprised of Hotel/Motel rooms, eating and drinking
establishments, and entertainment venues. This is the largest sector of the Monroe County
economy by far, accounting for at least 1/3 of all employment countywide. It is the second
fastest growing segment of the economy as well, having gained more than 5 points in share
since 1980. The visitor industry has long been the focal point of the Monroe County
economy.

“Other Services” includes automotive service, personal care, laundry, civic and religious
organizations and repair services for household and commercial equipment. Other
Services is the 3rd fastest growing employment segment countywide. This segment has
shown very consistent growth over the decades. Though the share of this segment is small
(only the 5t largest of 9 groups) the rate of growth in this segment is the fastest of any
segment in the local economy.

Medical and Health services has also grown very rapidly since 1980. Since year 2000 the
average age of all persons in Florida has increased from 39 years to 40 years and from 37
years to 38 years in Miami-Dade. In Monroe County however, the average age of all
persons has increased from 41 years to 43 years. The Monroe County population is older
and has increased by a greater amount than the population in Miami-Dade County and
throughout Florida. By 2030 the University of Florida projects 44% of the Monroe County
population will be age 55 and up, compared with 32% in Miami-Dade and 38% statewide.
The older population will require more medical services supporting an opportunity for
continued increases in medical services in Monroe County.

The remainder of the major employment segments in Monroe County has shown no
increase in the share of employment. These comparatively slow growth segments include
government, industrial/warehouse, other retailing, marine industries and construction.
While most of these sectors added jobs overall from 1980-2010, the pace of growth was
below average and so each sector lost market share overall, or in the case of construction
increased share only very marginally.
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Figure 5 - Net Change in Share of Employment by Type 1980-2010

3.0 Industry Analysis

As an overview to the local economy of Monroe County we have compared the profile of
major industry segments in Monroe County to other island communities in Florida as well
as to other major metropolitan employment centers across the state. We have looked at
the mix of industries and employment in Monroe County, the share of major employment
segments and the trends and change in these segments, over a 30 year time horizon.

Through these analyses we have identified strengths and weaknesses, as well as large and
fast growing employment sectors in the Keys. The areas of strength, combined with those
segments which are large and fast growing, present in our view the best opportunities for
future economic development and job growth. These segments represent the base of
opportunity which, if promoted and strengthened, can provide sufficient revenue and
economic flexibility to allow further investment in special segments which offer innovation,
cultural and community strengths and other desired aspects of keys living and community
building. Below we focus in on these segments and describe the opportunities they afford.
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3.1 Tourism

The dominant industry throughout Monroe County is tourism. It is the largest employment
sector countywide. The visitor industry has had the second fastest growth in market share
and added by far the most number of jobs of any employment sector in Monroe County
since 1980. The visitor industry includes eating and drinking establishments, hotel motel
space along with seasonal rental properties and entertainment venues such as museums,
theaters and parks. The visitor industry represents about one third of the Monroe County
economy, as measured by employment. The Keys hosted approximately 3.3 million visitors
during 2009, with some 2.2 million visiting Key West. Of those visiting Key West, 39%
were cruise ship visitors. Fully two thirds of visitor activity countywide is concentrated in
Key West (see Table 2).

While the visitor industry is large and adds substantial employment, wages are lower than
average, representing about 76% of the average wage countywide. The impact on
household earnings is perhaps less dramatic in as much as 1 in 3 visitor industry workers
holds more than one job. Also, many persons in the real estate industry sell or rent
vacation homes and the average wage among these workers is almost 90% of the average
wage. Nonetheless, the strength and attractiveness of the visitor industry in terms of jobs
and long term growth is offset to some degree by lower wages.

By measures created by the Monroe County Tourist Development Council, the visitor
industry in its entirety (including multiplier effects) is responsible for 60 percent of total
Monroe County output (sales) and half of all employment countywide.!

Thus, it is clear the Visitor industry is a critical component of the functioning of the
countywide economy. Policies which encourage expansion of the visitor industry, promote
higher wages for visitor industry workers, and continue to support the strength in
employment gains should be considered.

3.1.1 Tourism and Visitors

The Monroe County visitor industry is highly concentrated in Key West. Tourist
development Council data illustrate the nature of visitor activity. As noted earlier fully one
third of all employment in Monroe County is concentrated in the visitor industry. The
multiplier effect of this activity increases the overall impact and importance of the visitor
industry.

The Remainder of This Page Left Intentionally Left Blank

1 “Study of the Monroe County Tourism Workforce”, August 2006, Monroe County TDC, page 8
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Table 2 - Visitors to the Florida Keys by Type and Location

Florida Keys Visitor Person-Trip Estimates
2003 2004 2005 2008 2007 2008 2009
Key West Overnight Visitors 1.309,559 1,303,633 1,048,111 1,083.752 1,094,647 1, 112978 1,165,327
Key West Day Trippers 242,268 241,172 237,460 196,794 202,510 205,901 206,263
Cruise Ship Passengers 1.067.222 934,070 925,795 888,183 816,918 739,218 859,409
Total Key West Visitors 2,619,049 2478875 2209366 2,14872¢ 2.1 14,076 2.058.097 2,230,999
All Keys Overnight Visitors 2425110 2414135 1,937,244 2,030,062 2,089,021 2,169,565 2,082,732
Ali Keys Day Trippers 448,845 446,615 439,742 375,561 386,469 401,369  370.414
Cruise Ship Passengers (Key West Only) 1067222 934070 925795 888,183 816,919 739,218 859,409
Total All Keys Visitors 3,040,077 3,704,820 3,302,781 3,293,808 3,202408 3,310,152 3,322,555
Monroe County Lodging Occupancy %: 72.2% 71.2% 70.0% 66.5% 68.1% 67.5% 70.3%
Sources: Monroe Cownty Tourist Development Council; Smith Travel Research

3.1.2 Tourism and Hotels

By year-end 2010 there were 8,796 hotel rooms in Monroe County according to Smith
Travel Research data (see Figure 6). There has been a net loss of 452 rooms since year-end
2003, some 5 percent of the countywide hotel room inventory. Hotel room inventory had
declined by 12% from 2003-2007 and has rebounded adding 366 rooms since 2007. An
additional 4,800 seasonal units are found in resorts. The number of resort units has grown
by 19%, some 772 units, since 2003, according to the Florida Department of Business and
Professional Regulation. The total inventory of visitor accommodations has been relatively
stable or grown slightly over the past decade, now totaling more than 13,500 units, though
the mix and type of accommodations have changed from shorter stay hotel rooms to longer
stay resort units.
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Figure 6 - Monroe County Hotel Room Inventory

Among hotel rooms throughout Monroe County it is estimated 2,199 rooms are located
within the unincorporated areas. Of the rooms in the unincorporated areas of Monroe
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County 54% are within structures older than 40 years old. From a building use and
architectural perspective, 40 years is a generally accepted measure of the useful life of
buildings and structures. By the end of the 20 year planning horizon, an additional 30% of
hotel properties will age into the greater than 40 year old category, if no renovation is
undertaken. Figure 7 shows the age of hotel room inventory in the unincorporated
portions of Monroe County, as of year 2010.
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Source: The County Property Appraiser; Fishkind & Associates, Inc.,

Figure 7 - Age of Hotel/Motel Structures,
Unincorporated Monroe County 2010

While there are many buildings standing today which are much older than 40 years, older
buildings require extensive investment and renovation to maintain their usefulness. This is
particularly the case in a place like the Florida Keys which has a very challenging climate
and environment regarding stability and livability of built structures. The climate of the
Keys increases the wear and tear on buildings and structures. Issues such as mold, sun
exposure, heat exposure, salt exposure, and storm damage can render buildings useless
very quickly. The majority of inventory of hotel motel rooms in the unincorporated keys
today is obsolete from a building age standpoint. This means substantial and ongoing
investment and renovation is required to maintain these structures.

Over the next twenty years as older properties continue to age, 84% of unincorporated
hotel /motel structures will exceed their useful lives. Over the next twenty years, the vast
majority of inventory of unincorporated hotel and motel rooms will require either a)
replacement or b) extensive renovation. This places the hotel industry throughout the
unincorporated keys in a precarious position from the standpoint of needed capital
investment over the planning horizon. This condition also highlights the redevelopment
opportunity which is likely to become increasingly evident over the planning horizon. The
need for hotel property investment coupled with a de-facto restriction on hotel expansion
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due to seasonal occupancy constraints means new hotel tourists are likely to be
accommodated in newly built seasonal residential housing units and hotels which are in
need of renovation will be unable to justify needed capital investments.

313 Effects of the Hotel Moratorium on Tourism in Unincorporated Monroe
County

At present there is a Monroe County ordinance and Comprehensive Plan policy effective in
the unincorporated area which prohibits any new hotel development throughout the
unincorporated keys. This ordinance precludes all new hotel room/unit development. The
development prohibition is in place due to the county designation as an area of critical
state concern (ACSC). Under the ACSC designation hotel rooms are considered residential
units and therefore would require allocation from ROGO, further reducing available
increments of new housing supply under ROGO. In the past there has been a policy
recommendation suggesting annual hotel occupancy must exceed 90% in order for new
hotels to be warranted. There are no historic records which indicate hotel occupancy has
ever exceeded 90% on an annual basis. Further, generally accepted, standard operating
hotel financial performance norms indicate hotel operations are at the financial breakeven
point near 65% occupancy?. It is for these reasons that in unrestricted markets, there are
usually few new hotels built when annual occupancy is consistently below 65%. But, when
annual occupancy is consistently above 65%, the market typically responds by adding new
hotel rooms until annual occupancy falls back to approximately 65%. Throughout the hotel
industry, occupancy runs between 63% and 73% on an annual basis, under normal market
conditions.

Figure 8 shows historic monthly occupancy in Monroe County.

Monthly Occupancy Rates, Including Key West

and
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Monthly Occupancy Rates, Excluding Key West

2007 20908 2009 2010 2011 2012 %Chg

January Ba0%  ¢63% 506% S52% ESE%  851% 11.3%
February 72.3% TE.E% T1.9% 62.1% T3E%
March 78.6% T€.4% T2T% T5.8% 22.0%
Apri T4 4% T9.2% 730% 72E% T4 6%
Miay 64 3% &5.E% 852% 68.4% 5 7%
June 63 3% €8.T% 87 7% é9.1% T T%
July B70% 70.0% 720%  T3E%  75O%
August 80 1%  56.8% 592% 601%  613%
September  416%  310% 381%  421%  453%
October 480% 447%  485%  528%  52E%

Moverabir B20%  524% 80TW  52TH 635%
Cecember 485% 486% Sti%  300%  532%

Totat B10% 603% 808% 418% 682% 85 1% 173%
Figure 8 - Monroe County Monthly Hotel Occupancy

For existing hoteliers this speaks to a need for policy and support that will stimulate and
encourage redevelopment, add to peak season revenue potential perhaps through more
rooms/capacity in the same footprint and substantially build off-season occupancy.

To change the seasonal visitation pattern in the Keys may require very high cost low
margin-of-return advertising campaigns. This must also be viewed in light of the very
substantial rate reductions which are found in September and October. To illustrate the
revenue and rate reduction issue, during year 2010, revenue during the peak season was
$192 per available room. During the off season this fell to $70. Rates would have to decline
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even more sharply to improve off season occupancy or new target markets identified and
captured.

To the degree tourism accounts for the largest employment segment in Monroe County and
the moratorium on new transient units is overly restrictive and stifles growth in the tourist
industry, the policy direction for Monroe County is contradictory. These policies contribute
to the development of seasonal residential units and the conversion of permanent
population to seasonal population, in our view. Further, the hotel moratorium likely
contributes to the loss of existing hotel space, much of which is obsolete and in need of
investment and rehabilitation but cannot justify the capital expense in the face of declining
tourist numbers. The loss of permanent population and decline of the visitor industry
hurts the cultural and social stability of local keys communities and hurts employment
growth in the county’s largest employment segment.

As stated, hotel unit development is also under the residential ROGO constraint. To the
degree hotel and tourist evacuations begin 48 hours prior to general evacuations (with a 6
hour overlap with general evacuations); hotels and tourists do not pose a hurricane
evacuation bottleneck. To the degree new hotel units should be encouraged, along with off
season occupancy support policy, and to the degree the number of hotel rooms and tourists
are declining, hotels should be removed from the residential ROGO constraint and be
allowed to develop or redevelop as market forces dictate. This would allow successful
properties unimpeded opportunity to improve and support the tourist industry throughout
the Keys.

For policy considerations, how Monroe County counts rooms vs. units may provide some
additional flexibility with respect to hotel/motel redevelopment opportunity. For example,
hotel suites with more rooms per “unit” may allow existing hotels to add capacity without
triggering other evacuation constraints on new development. This policy direction should
be evaluated.

The Remainder of This Page Intentionally Left Blank
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3.2 Seasonal Residential Development

The character of the housing inventory throughout the Keys is changing. There are a
number of reasons for this shift. Some of these reasons include: the restriction on new
hotel space in unincorporated areas which drives tourist growth into seasonal units, the
lack of adequate wage employment which limits demand for permanent housing,
conversion of apartments to condo, the constraining effects of ROGO on new residential
housing which places a premium on housing, drives prices up and forces a move toward
units with greater value and return, the expansion of retirement and second home
communities in the Keys and the rapidly escalating prices of developable land. These
factors all contribute to a shift toward development of higher value seasonal housing.

As an island community, it is known that some services normally found in mainland
communities may not be available in the Keys. These include medical, regional retail,
financial and transportation services. The structural lack of these kinds of services makes
the accommodation of seasonal housing easier in terms of pressure on and support by the
local infrastructure. This is not to say retirement and workforce populations will not grow
in the Keys, or that local infrastructure is non-existent, only that accommodating seasonal
households is the easiest economic opportunity, by comparison. While there is a
prohibition on seasonal rentals in some residential areas, many units are not “rented” and
are simply held for occasional use by owners, family and friends.

Thus, the trend toward increased seasonality, which has emerged with greater clarity over
the past decade, is likely to continue. To change this trend, if desired, policies, land use
allocations, new hotel development and investment must be undertaken to redirect the
development trend toward more permanent population with higher levels of services, plus
support for employment and employment opportunity. A more permanent and stable
population base is more consistent with the Livable CommuniKeys Plans, rather than the
more seasonal and transient based trend. Some of the current policies and market
conditions also do not favor expanded economic development which would support
employment growth.

In Monroe County as a whole the trend towards increased seasonal housing is quite
pronounced as seen in Figure 9, which includes total inventory of both municipal and
unincorporated data. These same data indicate that among the just net growth in
inventory from 2000-2009, 73% of all net new residential units did not have homestead
exemption. Such high non-permanent dwelling unit volumes supports the shift toward
increased seasonality as is also described in the American Communities Survey.
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Figure 9 - Monroe County Non-Homestead Exempt Units

In the unincorporated areas the trend toward greater seasonality is similar. Among all
unincorporated single family homes 53% in total are homesteaded. However among those
single family units built from 2000-2009 only 45% are homesteaded leaving 55% as non-
homestead/seasonal units. This pattern represents a significant shift over the past decade
resulting in the majority of new single family units built being non-homesteaded or
seasonal. For condos throughout the unincorporated Keys, fully 85% are non-
homesteaded units and 96% of those built after year 2000 are non-homesteaded. Overall,
among single family and condo units combined, the inventory of housing in the
unincorporated keys is now 53% non-homesteaded. Among all single family and condo
combined, the inventory of housing in the unincorporated Keys built after year 2000 is
57%. The unincorporated Keys are becoming increasingly seasonal, based on the
characteristics of new residential units built.
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Over the past 20 years there have been 1,101 apartment units converted to condominiums.
Half of these conversions took place in just three years from 2004-2006 as shown in Figure
10.
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Figure 10 - Condominium Conversions in Monroe County

The loss of rental apartments in this fashion often leads to displacement of lower income
rental householders. The degree to which displaced renters have left the Keys is unknown
and the degree to which recently converted units subsequently ended up in foreclosure is
also unknown. Generally speaking, outside of the housing bubble and a one-time surge in
1990, conversion levels are low throughout all Monroe County. The record volume of 557
conversions countywide from 2004-2006 is likely to have created additional need and
additional opportunity to develop replacement rental housing. The lack of rental housing
will also constrain employment growth as the economy begins to recover from recession.
Apartment and quality rental housing development is a land use need and opportunity
which can be accommodated in the unincorporated areas of the county. Apartment
development would support local community efforts to build and maintain community
strength as a more permanent and stable population, rather than development of seasonal
transient housing. The conversion of apartments leaves a need for worker oriented and
affordable workforce housing.
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3.3 Government

The second largest segment of employment in the county is government, including local,
state and federal. Government has lost the most market share in terms of employment
than any other industry in Monroe County over the past 3 decades. It remains the second
largest employer; however, we anticipate government employment will remain stagnant
throughout the next decade, resulting in a further loss in share.

Local municipal budgets are negatively affected by falling ad valorem tax revenues, public
school budgets are also subject to falling ad valorem revenue which will limit new hiring.
Further the November 2010 ballot amendment to relax class size requirements will reduce
the need for additional teachers. State and local government employment in the short term
may decline by a small degree. Federal Government employment is primarily post office
and civilian employment on military bases. Federal employment has remained unchanged
in Monroe County over the past decade. While government employment is the second
largest sector of the economy, it has lost the most market share of any segment since 1980
as seen in Figure 5.

Average wages paid through all government positions are 37% higher than the average
wage countywide, reaching almost $50,000 per year.

34 Business Service, Finance and Real Estate

Business Service Finance and Real Estate is the third largest employment category in
Monroe County representing 13% of existing employment. This category has gained more
share of total employment than any other segment since 1980. More than 2,800 business
service jobs have been added over this period. Most of these new job formations have been
concentrated in management, consulting, travel services, computers, and business services.
Finance and Real Estate have added a small portion of these jobs however the strength in
this sector lies in professional and technical services rather than banking and real estate.
Professional service jobs pay 16% higher than the average wage countywide, almost
$42,000 per year. These jobs represent moderate to high skill positions and represent a
key target sector for employment growth strategies.

3.5 Other Retailing

Retail categories, excluding eating and drinking establishments, typically include apparel,
sporting goods, construction materials, electronics and autos. These categories have lost
both employment and market share most notably over the past ten years. Employment in
“other retailing” is now below 1990 levels and market share has fallen from peak of 16% to
11% today. There are no regional shopping centers in excess of 30 acres in Monroe
County. Community and neighborhood shopping is essentially all that is offered except for
smaller stand alone specialty stores and a handful of stand alone department stores/big
box stores. Retailing pays 76% of the average wage. In Monroe County retailing is a slow
growth industry, is constrained for space, is subject to high transportation costs to bring
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goods in and provides a low wage. Support of existing retail centers is important so that
residents and visitors do not have to drive long distances to meet basic needs. However,
retailing is not a target for job expansion and creation, except as needed to support basic
needs. Rehabilitation of existing centers and retail space is needed so that retail facilities
do not succumb to obsolescence and fail to provide the basic services needed. Obsolete
structures and facilities will also contribute to erosion of jobs and loss of market share. An
inventory analysis of commercial retail buildings and structures in the keys suggests there
is need for this type of facilities rehabilitation. Incentivizing redevelopment of retail
structures should be a policy focus. This may include a square footage bonus to offset
rehabilitation costs and relaxation of policies regarding upgrades to non-conforming uses.

3.6 Other Services

This category was the fastest growing employment segment from 1980-2010, with
employment increasing by more than 200% during the period. The “Other Services”
category consists of personal services, legal services, private educational services and
engineering and accounting services. This category pays 90% of the average wage.

3.7 Medical and Health Services

Medical and health services are among the fastest growing segments of the Monroe County
economy. Almost 1,200 jobs have been added in this employment segment since 1980.
Average wages are in excess of $44,000, more than 20% above the countywide average
wage. Medical and health related facilities will continue to be in high demand as the
population ages. Employment in this category has gained a 2 percentage point increase in
share of total employment since 1980 making it the category with the 4t largest gain in
share of employment and the 3rd fastest growth rate. With high wages and fast growth the
medical and health segment is a desirable target industry on which to focus additional land
use and economic development policies.

3.8 Waterfront Related

Among traditional island communities in Florida through the past 100 years, there has
been a reliance on fishing, boating and marine environments and marine related industry
such as shipping and boat repair. Through a century of change, the marine industry has
declined while other areas of employment have grown in dramatic fashion. In terms of the
volume and share of employment, there is very little fishing, food processing or water
transportation related employment today, compared with employment in retail, finance
and the broader service sector. The fishing industry accounts for only 1 percent of
employment in island communities. Adding food processing, marine shipping, marine
repair and marina raises the share to 2 percent in Monroe County.

Recreational boating has expanded. This has opened opportunities for pleasure boat repair,
boat maintenance and storage. Pleasure boat licenses have more than doubled in the Keys
since 1980 (see Figure 11). This speaks directly to an important segment of the economy
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which is the vacation home or second home industry. Recreational waterfront activity
supports redevelopment of waterfront areas such that the historic character and some
historic uses and building are preserved while the economic drivers supporting waterfront
properties is tourist and vacation home based. This has meant a waterfront redevelopment
transition to service and tourist related activities similar to Savannah, Georgia; Des Moines,
lowa and old harbor areas such as Boston and Baltimore. The resultis a vibrant waterfront
which can accommodate some historic fishing and boating related commercial activity.

At the same time, as measured by commercial fishing licenses, the volume and size of the
commercial fishing industry has declined sharply over the past 30 years. Commercial
fishing licenses have fallen by 25% and the volume of seafood catch has declined some 70%
(see Figure 12).
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Figure 11 - Pleasure Boat Licenses in Monroe County

Water related employment is the smallest employment segment among island communities
today, and equally small elsewhere in Florida. Based on trends in commercial registrations,
fish and shellfish catch volumes, and covered employment, the marine industry is not a
growth industry in Monroe County. Nor is it a growth industry in other island communities
or elsewhere in Florida. Within the marine industry, what exists today is an important
component of the history and character of Monroe County. It is an important aspect of the
local restaurant business which offers “fresh catch”. Given the past 30 years of decline, the
historic nature of the marine and fishing industry and the loss of waterfront property to
non-marine uses, there is a need to develop a support system to help maintain the viability
of the industry as it currently exists. The marine industry as it relates to fishing can
become a cultural focal point, support surrounding uses and continue to support and build
the local restaurant industry. However, the marine industry is not likely to become a
substantial employment generator in the future, nor a large-scale or growing aspect of the
Keys economy. At most the entire value of commercial seafood and shellfish landings
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(before expenses) is less than 5 percent of total personal income in Monroe County. Today,
the economy of the Keys has developed, expanded and diversified. Understanding this
diversification is integral to planning for new economic opportunities.
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Figure 12 - Commercial Fishing Industry - Monroe County

There is an opportunity for growth in marine related industries outside of fishing. This
includes marine research, coral reef preservation and marine related eco-tourism. One
such important facility is the Navy’s Marine Corrosion Test Facility at Key West/Stock
Island. Through the process of military technology transfer for civilian use, the ongoing
research and technology at this facility offers the potential to help develop local industry
synergies with respect to marine materials testing, underwater audio and marine biology.
Coral reef research and preservation is of vital national and international interest. The
Florida Keys are well suited to conduct such research in conjunction with nearby
universities and national funding sources. This discussion will be expanded upon later in
the report.

4.0 Vacant Land Use and Availability

Within commercial lands in unincorporated areas there are no vacant parcels in excess of
25 acres. This combined with a 35-foot height restriction plus numerous small vacant
parcels substantially reduces the opportunity to accommodate any new large scale
employment generator in unincorporated areas. Job growth under these conditions is
limited to incremental improvements.

Monroe County is also subject to the Non-residential Rate of Growth Ordinance (NROGO).
NROGO limits commercial construction by allowing a ratio of 239 square feet of
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nonresidential floor area for each new residential permit issued through the residential
rate of growth ordinance (ROGO).

Source: Code 1979, § 9.5-124; Ord. No, 032-2001, § 1; Ord. No. 046-2003, § 1; Ord. No. 801-2G06, §2; 0rd. No. 037-2006, § 2; Ord. No. 11-2006)

The County maintains an inventory tracking system to determine whether or not sufficient
commercial services are ultimately provided in the market place based on the 239 square
foot criteria. Itis reported the allowable maximum for new commercial construction is not
necessarily reached or utilized each year. It is believed the maximums are not reached due
to other constraints such as parcel size and availability, other zoning restrictions and
economic conditions.

However, some commercial development is not dependant on resident population growth
and should not be tied to residential growth. For example, demand for tourist retail is a
function of tourism activity; not a function of new household growth. Similarly, industrial
boat maintenance or marine research and development is not a function of residential
growth and should not be tied explicitly to residential activity. As well, medical space
needs serve tourists, workers and the elderly and this skews the empirical “per new
household” relationship which dictates how much non-residential space may be developed.

While the 239 square feet per household is empirically observable it is merely a correlation
and is not a causal factor in determining the demand for commercial development. From
an economic perspective, using a supply based correlation, such as 239 square feet, to
restrict commercial development fails to assess the market demand conditions. The
requirement to tie a specific volume of commercial development to residential growth
makes invalid assumptions as to the reasons and causes for commercial development. As a
result this requirement constrains, restricts and harms the normal market processes by
which the need for commercial development is identified and new space brought into the
market.

From an economic policy and market perspective there should be no limiting requirement
which ties a specific volume of commercial square footage to residential growth. Further,
to the degree hurricane evacuation is a function of residential populations, and not affected
by workforce population or customers, there is no storm/evacuation based need to limit or
hinder ongoing commercial development activity such as occurs with NROGO limitations.
Normal constraints on developability of lands would remain subject to, environmental
sensitivity, infrastructure capacity and stormwater management, zoning and tier-
management as well as all other LDC rules. There is no market based or valid economic
reason to tie development of non-residential space to residential housing growth. While
the empirical supply correlations exist, these are not appropriate market based demand
factors and do not take into account the drivers of demand.

Further: the NROGO shall not apply to the development described below:

Development with no net increase in nonresidential floor area:
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The redevelopment, rehabilitation or replacement of any lawfully established
nonresidential floor area which does not increase the amount of nonresidential floor area
greater than that which existed on the site prior to the redevelopment, rehabilitation or
replacement.

Limitations on the amount of nonresidential floor area which may be transferred to any
one site. The amount of nonresidential floor area which may be transferred to any one site
shall be as follows:

1. No more than a maximum cumulative total of 4,000 square feet of nonresidential floor
area may be transferred to any one site.

2. A receiving structure with existing nonresidential floor area shall not be expanded using
transferred floor area if the expansion results in a structure with more than 10,000
square feet of nonresidential floor area, except within the urban commercial land use
district, where a structure may be expanded to a maximum total of 50,000 square feet
of nonresidential floor area.

Source: (Code 1979, § 9.5-124.3; Orul. No. 032-2001, § 1; Ord. No, 046-2003, § 3; Ord. No.