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FUTURE LAND USE 

 

I.  INTRODUCTION 

 

The Town of Longboat Key has accommodated its various land uses in a well-planned and 

compatible environment. Land use densities, adjacent land use compatibility, and development 

characteristics are all major concerns of the residents of the Town. 

 

While each element within the Comprehensive Plan is important, the Future Land Use Element 

is arguably the most important because it must be broad enough to act as a guide for the policy 

direction of other elements of the Plan. It must also be definitive enough to plan and program 

facilities to meet the needs of the particular community. A land use plan is not a static document 

and must be flexible enough to change as the community changes and as needs change. 

 

This Plan element is a required element; the minimum criteria for its contents originally were 

established in Chapter 9J-5, Florida Administrative Code (FAC). This Plan element was 

formulated to be consistent with those criteria as well as relevant sections of Chapter 163, Part II, 

Florida Statutes (FS), the State Comprehensive Plan, and the Comprehensive Regional Policy 

Plan, and the entire Plan was found to be in compliance by the Florida Department of 

Community Affairs.  Amendments to this element are formulated to be consistent with the 

requirements of the more recently adopted Community Planning Act of 2011, as well as to 

encourage the revitalization of certain commercial areas in the Town and ensure internal 

consistency with recent amendments to other elements. 

 

II.  GENERAL SETTING OF THE TOWN OF LONGBOAT KEY 

 

The Town of Longboat Key consists of a barrier beach island and several smaller islands along 

the mid-west coast of Florida.  Located between Sarasota Bay and the Gulf of Mexico, the Town 

is uniquely situated within the boundaries of two counties, Manatee and Sarasota (Figure 1). The 

land area of the island is approximately 4.21 square miles (2,697 acres) and is approximately 

10.8 miles long. The Town has 11.74 square miles of water within its incorporated limits. The 

width of the island ranges from approximately 100 yards to one-half mile. The City of Bradenton 

Beach borders the Town to the north and Lido Key borders it to the south. To the east, Sarasota 

Bay borders the island and the Gulf of Mexico forms the western boundary.  The Town also 

includes the outlying islands of Jewfish Key, Sister Keys, White Key, and Whale Key. 

 

The island’s natural resources, particularly its location and climate, have had a major influence 

on the Town’s growth.  Sustained development occurred on the island over the last 20 years but 

recently slowed as vacant lands diminished, demographic and lifestyle changes affected the 

nature of the community, and as the national and local economy experienced a major recession. 

The southern portion of the island is a residential and resort-oriented planned community 

originally developed by The Arvida Corporation. The Town has limited vacant lands available 

for development. Vacant lands that may be developed are found in isolated parcels of medium to 

small size and are scattered about the island. No unincorporated lands surround the Town.  
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Therefore, annexation of land into the Town for future growth is not an issue. New growth on the 

island will occur with redevelopment and revitalization, consistent with the Vision Plan adopted 

by the Town in 2011.  

 

The Town is a coastal residential community with no industrial development and limited 

commercial development. Longboat Key is a destination for vacationers and retirees, and had an 

estimated 2010 seasonal population of 17,089 and a 2010 permanent residential population of 

7,633. The Town’s aesthetic beauty, excellent climate, miles of beaches and bayfront, 

recreational amenities, and lack of urban clutter make it an excellent retirement and resort 

community, as well as a place for working residents who enjoy an active recreational lifestyle. 

 

The island’s one main road, Gulf of Mexico Drive (SR 789), is connected on both ends by 

bridges that link with secondary roads to the mainland. These routes lead to major highway 

accesses to Tampa (55 miles), Orlando (132 miles), and Miami (255 miles). 

 

III.  POPULATION 

 

The population of the Town of Longboat Key increased steadily in the latter part of the 20
th

 

century, but slowed beginning in 2000 and is now projected to remain stable unless or until 

redevelopment and revitalization of the island occurs.  Past growth stemmed from the migration 

of new residents and was not attributable to natural increase. Most of the new residents are 

retired persons, who tend to be affluent and are generally from the northeast and midwest areas 

of the United States and who often are first introduced to the island as tourists.  

 

In estimating and projecting population for the Town, separate estimates for permanent (year-

round) residents and seasonal residents are typically made. When the permanent resident 

population is added to the seasonal population, a functional population is derived. This 

functional population should be used to determine the future demand for infrastructure and 

public services. Using census data and a physical land use inventory, population and dwelling 

unit estimates and projections for the Town of Longboat Key were derived (see Table 2). This 

provides permanent, seasonal, and functional totals for 1993 – 2020. All levels of service 

adopted as part of this Comprehensive Plan have been based upon functional population. 

Functional population is based on a multiplier of 1.78 persons per household provided by the 

Bureau of Economic and Business Research (BEBR) multiplied by the total number of units 

(residential and tourism) on Longboat Key.  Manatee County’s method of providing functional 

population on the barrier islands would result in a functional population of 11,370 for Longboat 

Key.  Sarasota County uses a 1.2 person per household multiplier for the unincorporated portions 

of the county, which would result in a functional population of 9,160 for Longboat Key. Both 

county methods would result in a significantly lower functional population for Longboat Key. 

The Town of Longboat Key believes that using the permanent 1.78 person per household 

multiplier provides the best reflection of functional population on the island. 

 

IV. DESCRIPTION OF LAND USES 
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This section offers brief descriptions of the land uses within the Town of Longboat Key, and 

brief discussion of available utilities. Land use conditions are summarized in Table 1, by land 

use type, over the years 1974, 1978, 1987, 1995, and 2010. The current configurations of land 

uses are shown in the Existing Land Use Map, 2007 2011, Figure 2. 

 

A. RECREATION AND OPEN SPACE LAND USE 

 

The Open Space land use category includes three sub-categories: Open Space-Active (OS-A), 

Open Space-Passive (OS-P), and Open Space-Conservation (OS-C).  These lands are used for 

recreational and open space purposes, including golf facilities, tennis courts, nature trails, public 

recreation facilities, community centers, public beach and bay accesses, and conservation areas, 

and include the off-shore island groups of Sister Keys, Whale Key, and White Keys in Sarasota 

Bay (Figure 3). 

 

The Town has seven recreation areas comprising approximately 98 acres: Bayfront Park 

Recreation Center; Longboat Key Tennis Center; Bicentennial Park; Joan M. Durante Park; 

Quick Point Nature Preserve; and, Manatee County’s beach park, Greer Island Beach Park.  The 

Town of Longboat Key has a total of approximately 659 acres or 25 percent of the total land area 

classified as open space/recreational land use, which includes private golf courses and tennis 

courts. 

 

Sarasota County recently in 2007 purchased over three acres of land immediately adjacent to the 

Center, including a lot remnant directly on the west side of Gulf of Mexico Drive, with the intent 

of collaborating with the Town on the redevelopment and expansion of the Center’s facilities.    

Utilization of this land as part of the Center, and a Town-owned parcel north of the Center, 

required a plan amendment in order to change the future land use designations to Open Space-

Active (OS-A).  The zoning designations for these parcels was were changed in 2011 will need 

to be changed to allow the Town to incorporate these lands into the redevelopment project. 

 

Subsequent to Sarasota County purchasing the property in March 2007, the Town and the 

County entered into a Memorandum of Understanding regarding the purchase, design and 

development costs.  The Town held public meetings in conjunction with County parks’ staff on 

February 5 and 12, 2009, and on March 4, 2009, to gather public input on the design and 

facilities to be constructed.  Public meetings were also held by the Town and County 

Commissions to discuss and select an initial conceptual development plan that may be modified 

or changed in the future.  As a result of these meetings and the agreement reached between the 

Town and County, the County’s land will form an important component of the expansion plans 

for the Bayfront Park Recreation Center, as agreed upon by the Town and County. The County’s 

addition of this acreage to the Center and the anticipated expansion of recreational activities will 

significantly increase the recreational opportunities in the Town available to the public. If the 

plans for the expansion of the Center are not brought to fruition, the County lands will still be 

designated as open space-active and will provide an important addition of open space provided to 

the public at the Center. The lands will also increase the amount of open space in the Town’s 

open space inventory, thereby increasing the Town’s open space level of service.   

 



Town of Longboat Key  Future Land Use Element 

2007 Comprehensive Plan/Data and Analysis  8 

December 3, 2007 (Ordinance 2007-37) – Amended August 10, 2011 (Ordinance 2011-29); Transmittal November 17, 2011 

(Resolution  2011-26) Amended: Ordinance 2012-06; Adopted: 06-21-2012 

ORDINANCE 2012-06 

TABLE 1 

DISTRIBUTION OF LAND USES 

BY YEAR 

 

Land Use 1974 1978 1987 1995 2010 

 Acres % Acres % Acres % Acres % Acres % 

           

RESIDENTIAL:           

Single-Family 331 24 338 20 754 28 548.8 20.3 604.9 22.4 

Multi-Family 53 4 55 3 585 22 660.0 24.5 688.6 25.5 

Condominiums 258 19 536 32 a a a a a a 

Mobile Home 14 1 14 1 31 1 15.8 0.6 15.8 0.6 

           

COMMERCIAL:           

Tourist/Resort 66 5 71 4 72 3 146.1 5.4 160.4 5.9 

Strip/General 16 1 18 1 25 1 109.3 4.1 104.5 3.9 

           

PUBLIC FACILITIES
1
: 11 1 33 2 39 1 13.3 0.5 19.3 0.7 

           

PRIVATE INSTITUTIONAL
2
: - - - - - - 25.3 0.9 25.5 1.0 

           

OPEN 

SPACE/RECREATIONAL: 
134 10 139 7 417* 15 660.0*

3 24.5 659.4
3 24.4 

           

UTILITIES: 2 b 2 b 3 b 3 b 3 b 

           

STREETS & CANALS: 475 35 482 29 482** 18 302.7 11.2 312.8 11.6 

           

VACANT: 1,337 c 1,009 c 289 11 209.8 7.8 102.8 3.8 

           

TOTAL: 2,697 100 2,697 100 2,697 100 2,697 100 2,697 100 
* Includes areas previously classified as vacant and large recreational areas in mixed use communities 

 

a Land use not separated from multi-family category 

b Less than 1 percent 

c Not included in percentage of developed land 
 

1Public Facility:  All Town owned administrative, fire, public safety, and utility facilities and Bay Isles U.S. Post Office 
2Private Institutional:  Houses of Worship 
3Open Space/Recreational:  Public/private recreational facilities including the Islandside and Harbourside golf and tennis 

facilities 

 

Source: Town of Longboat Key land use database, revised January 2011 
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TABLE 2 

CURRENT TOWN OF LONGBOAT KEY ESTIMATES AND PROJECTIONS 

 

POPULATION 

Year Permanent Seasonal Functional 

1993 7,290 10,881 18,171 

1994 7,426 11,095 18,521 

1995 7,499 11,133 18,632 

1996 7,650 11,356 19,008 

1997 7,800 11,679 19,379 

1998 7,950 11,802 19,752 

1999 8,101 12,026 20,126 

2000 7,603 12,240 19,843 

2001 7,650 12,760 20,410 

2005 7,665 12,523 20,188 

2010 7,663 9,456 17,089 

2015 7,770 9,990 17,760 

2020 7,770 9,990 17,760 
Source: Town of Longboat Key, Land Use Data Base, revised May 2011; BEBR Florida 

Estimates of Population 2009. 

 

 

 

HOUSING UNITS 

Year Occupied (Permanent) Seasonal Units Total Units 

1993 3,798 4,772 8,570 

1994 4,081 4,866 8,947 

1995 4,166 4,883 9,049 

1996 4,204 4,981 9,195 

1997 4,277 5,079 9,356 

1998 4,243 5,176 9,419 

1999 4,184 5,274 9,458 

2000 4,158 5,350 9,508 

2001 4,304 5,369 9,673 

2005 4,555 5,013 9,560 

2010 4,280 5,326 9,606 

2015 4,356  5,826 10,182 

2020 4,356 5,826 10,182 
Source: Town of Longboat Key, Land Use Data Base, revised May 2011; BEBR Florida Estimates of 

Population 2009. 
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B.  RESIDENTIAL SINGLE-FAMILY LAND USE 

 

The Single-Family land use types are low density residential; medium density residential; high 

density residential; and island preserve. The mobile homes inventoried for this element are 

classified as residential, single-family land uses.  These single-family land uses comprise 

approximately 604 acres or 22.4 percent of the total land area in the Town of Longboat Key. 

 

Low density single-family residential includes the future land use categories of RL-1 and RL-2 

that allow a maximum density of one and two dwelling units per acre, respectively. The largest 

concentration of this category is located on the Manatee County end of the island. Medium 

density single-family residential includes the future land use categories of RM-3 and RM-4, with 

allowable maximum densities of three and four dwelling units, respectively. This inventory also 

includes the single-family development in the Bay Isles community, found within the Multiple 

Use Community – Bay Isles (MUC-1) future land use category. These categories make up the 

largest part of residential single-family units on the island. High density residential includes the 

future land use category of RH-6 with allowable maximum densities of six dwelling units per 

acre.  An estate-type layout is provided by the IP, Island Preserve, category that allows for the 

lowest density on the island: one dwelling unit per five acres. All of the residences in this 

category are located on Jewfish Key in the Manatee County portion of Longboat Key. 

 

C.  RESIDENTIAL MULTIFAMILY LAND USE 

 

The Multifamily land use types include duplexes, multifamily structures, condominium units, 

time-share units, and single family.  These types are found in high, medium, and low density 

mixed residential land use categories.  High density mixed residential use includes the future 

land use category of RH-6 with an allowable maximum density of six dwelling units per acre. 

The multifamily land uses are mainly concentrated along the Gulf of Mexico in the Sarasota 

County portion of the Town. Low and medium density mixed residential land uses include the 

future land uses categories of RM-3 and RM-4, with allowable maximum densities of three and 

four dwelling units per acre, respectively. These categories are scattered about the island; 

however, there is a concentration of RM-3 along the Gulf of Mexico in the Manatee County 

portion of Longboat Key. This inventory also includes the multifamily development within the 

Multiple Use Community – Islandside (MUC-2) and Multiple Use Community – 

Promenade/Water Club (MUC-3) future land use categories.   

 

Again, for simplicity of analysis, these various residential mixed-use categories have been 

combined. Described as multifamily residential, these land uses comprise 688.6 acres, or 25.5 

percent of the total land area. 

 

D.  COMMERCIAL LAND USE 

 

The Commercial land uses include retail trade, offices, restaurants, service providers, marine 

facilities, specialty shops, and tourism uses. Future land use categories include OI - Office 

Institutional; CL - Limited Commercial; CG - General Commercial; CH - Highway Commercial; 

MCS - Marine Commercial Service; TRC-3 - Medium Density Tourist/Resort Commercial; and, 
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TRC-6 - High Density Tourist/Resort Commercial.  This inventory also includes the tourism and 

commercial uses located within the Multiple Use Community – Islandside (MUC-2) and 

Multiple Use Community – Bay Isles (MUC-1). 

 

There currently are 264.9 acres (approximately ten percent of total land area) of commercial land 

uses within the Town of Longboat Key. As described in Table 1, the majority of the commercial 

land uses are in the resort/tourist category at 160.4 acres, or 5.9 percent, of the total land area. 

These leave 104.5 acres, or 3.9 percent, of the total land area remaining for general or limited 

commercial land uses, including office and marina uses. 

 

General commercial land uses in Longboat Key are found in small shopping centers anchored by 

grocery stores and drug stores, and in several small highway strip commercial areas with retail 

and specialty shops. Most of the retail, service, and specialty shops are located in the north end 

of the Town, while the tourist-related commercial facilities are generally located in the southern 

part of Town.   

 

Historically, tourism has been an important element of the Town’s economy.  As authorized by 

the Town referendum vote of March 18, 2008, the Town adopted land development regulations 

that provide a process to allow for a limited increase of intensity where not allowed under the 

prior Comprehensive Plan or zoning code, for the development of no more than a total of 250 

tourism units to help restore the historic balance between residential and tourism uses.  On the 

same date, voters also approved a referendum allowing for the voluntary reconstruction of 

existing nonconforming structures.   

 

The 250 tourism units may be located within Tourist zoning districts and in conjunction with 

grandfathered tourism uses, as well as within commercial, office, and marina zoned property 

with a conforming tourism principal use.  For commercial and office zoned property, the tourism 

use shall not exceed that allowed for an accessory use, as defined.  For marina zoned property, 

the marina must be its principal use, and no more than 33% of the buildable land area shall be 

allowed for total floor area of the tourism use.  The 250 tourism units shall be restricted to the 

use, or occupancy, or the design for such use or occupancy, by any person, of any property for 

transient lodging purposes where the term of occupancy, possession or tenancy of the property 

by the person entitled to such occupancy, possession or tenancy is less than 30 consecutive 

calendar days or one entire calendar month, whichever is less, and shall not be used for 

residential purposes. 

 

Distribution of the available tourism units is not a matter of right. The standards of the 

underlying zoning district that apply to the subject property remain in effect.  Projects are 

reviewed based on a hierarchy of factors in the land development regulations, with those that 

meet current zoning requirements and requesting no departures receiving priority. Requests for 

departures from the standards of the zoning code must demonstrate by clear and convincing 

evidence that the project is so beneficial to the Town as to warrant the requested departure.  Land 

development regulation restrictions on height, non-open space coverage, structural coverage, 

sufficiency of land area, parking, and setbacks, in conjunction with the criteria for Outline 

Development Plan and site plan review by the Planning and Zoning Board and the Town 
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Commission, will allow the Town to control the intensity of development and maintain 

conformance with the character of the surrounding neighborhood.  Site considerations and 

criteria for area compatibility are part of the review process.  In order to grant approval or 

approval with conditions, the Town must find by competent substantial evidence that the project 

is in the best interest of the health, safety, and welfare of the Town and its citizens and does not 

adversely affect the public interest. 

 

E.  VACANT LAND USE 

 

Vacant land use is used only in tabular representation of existing land use figures. Most of the 

land consists of lands in subdivisions, which are platted but not fully developed or in lots of 

medium to small size throughout the island. The vacant or undeveloped areas of the Town 

comprise 102.8 acres, or 3.8 percent of the total land area. 

 

F.  PUBLIC LAND USE 

 

Public land use includes public buildings and grounds: Town Hall; police and fire departments; 

library; post office; and, churches. The Town Hall, one fire department, and the library are 

centrally located in the Sarasota County side of the island. The police department, public works 

department, and the other fire department are located on the Manatee County side of the island.  

The public land uses are located in INS (Community Facility-Institutional) and MUC (Mixed 

Use Community) land use categories, and comprise 44.8 acres, or approximately 1.7 percent, of 

the total land area. 
 
G.  UTILITIES LAND USE 
 
Utilities land use includes the Verizon communications facilities for the island and two water 

tanks used by the Town. These facilities are located adjacent to the Manatee/Sarasota County 

line and in the far southern end of Town. These land uses comprise three acres, a small 

proportion of the total land area. This acreage figure is not expected to increase significantly in 

the future as current capacity should be sufficient through the planning period.  The Town has 

recognized the need for better wireless service on the island, for safety, economic and lifestyle 

reasons, and will encourage the location of appropriately sited wireless infrastructure, with the 

priority location upon Town-owned property. 
 

1.  Potable Water 
 

Potable water to the Town is provided by Manatee County. The Town of Longboat Key 

owns and operates the water distribution system. The Town’s water system is in good 

condition and maintenance and replacements are performed as needed. The geographic 

service area of the water system is the entire island.  The Town’s water system complies 

with all federal and state regulatory requirements.  
 

2.  Wastewater Treatment Facilities 
 

The Town of Longboat Key has mandatory wastewater service and there are no septic 

tanks in the Town with the exception of the outer islands. The sanitary sewer system is 
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owned by the Town and serves only as a collection system. All wastewater is pumped to 

Manatee County and treated by the Manatee County Utilities System. 

 

The system is in good condition and is in compliance with all state and federal regulatory 

requirements. Growth on the island is not expected to significantly impact the wastewater 

treatment system. 

 

3.  Drainage 

 

The Town of Longboat Key maintains all public drainage systems. Drainage on the island 

is directed into either Sarasota Bay or interior retention areas, with one exception, which 

drains into the Gulf of Mexico.  The Town requires that all new developments 

incorporate stormwater retention into the site plans so that the amount of stormwater 

discharged from the site after development is not greater than that discharged prior to 

development. The system generally performs well and under these new requirements, 

growth is not expected to adversely impact the drainage system. 

 

4. Solid Waste Facilities 

 

The Town of Longboat Key has no solid waste disposal facilities. Solid waste is collected 

by private franchise under contract with the Town and is disposed of at the Manatee 

County Landfill on Lena Road. The expected life of the landfill is 34 years and growth on 

Longboat Key is not expected to adversely impact solid waste disposal. 

 

H. NATURAL RESOURCES 

 

The Nnatural Rresources of the Key include soils, topography, and historic and archaeological 

resources, which are part of the island’s environmental characteristics.  Natural amenities such as 

beaches, coastal ecosystems, and waterfront vistas are major resources, which attract tourists and 

residents alike. The soil types on the island are not suited for agricultural uses; thus, no such uses 

exist on the island. Surface waters are discussed in detail in the Conservation and Coastal 

Management Element. 

 

I.  TOPOGRAPHY 

 

The Town of Longboat Key’s topography is consistent with conditions on other barrier islands in 

the area. Best described as flat with slopes of less than five percent, contour lines appear on the 

Longboat Key topographic map at five feet and ten feet. These contours are sandy ridges or 

dunes, which are characteristic of barrier islands. Several small wetland areas and islands around 

the main island of Longboat Key are at sea level and may be tidally influenced. 

 

Given these conditions, the Town is within a designated flood zone and is subject to surge tides. 

Areas along the beach and other small islands are located within the velocity zone (Figure 4). 

Development on the island must be in compliance with all local, state, and federal regulations 
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regarding development in a flood zone area. In addition, adequate requirements must be set to 

ensure that dunes and beaches are not adversely affected by development. 

 

J.  SOILS 

 

Consideration of soils is important to analyzing the development potential of land on Longboat 

Key. Soils on the island are generally composed of marine and coastal sands that are, for the 

most part, stable and infertile (Figure 5). However, Longboat Key, like other barrier islands, has 

two major considerations associated with soils, which affect land use and development. The first 

consideration involves those soils associated with wetlands (e.g., Estero-Wulfert-Kesson), which 

tend to be very poorly drained and located in environmentally sensitive areas (Figure 6). The 

second consideration, the tidal shifting of sands, affects the characteristics of the beaches (Figure 

7). Of major concern to the community is the issue of beach erosion and renourishment that is 

also impacted by land uses. 

 

K.  HISTORIC RESOURCES 

 

The Town of Longboat Key has a limited number of historic and historic archaeological sites and 

features within its corporate limits.  The Longboat Key Historical Society was founded in 1980.  

Past Society leaders were instrumental in keeping the island’s history in the public eye with 

publications, local historic markers, and assistance with a historic property survey that concluded 

in July 1999. 

 

The 1999 report, entitled Historic Property Survey of Longboat Key, Florida, concluded that 

there is not a concentration of historic buildings on the island, with the exception of the Village 

at the north end of the island.  The study identified 77 pre-1950 structures, ten of which were 

considered to be eligible for individual National Register designation.  At that time, only one 

non-residential property appeared to qualify for national historic designation: 760 Broadway – 

The Jordan House (currently part of the Mar Vista restaurant development).  The Jordan House is 

currently the only property listed on the National Register. 

 

In 2003, the Town Commission considered the adoption of a historic preservation ordinance, 

allowing for the designation of local landmarks and districts.  The Commission, although 

agreeing that historic preservation is an important concept, did not believe that a preservation 

ordinance was appropriate for the Town at that time.  However, the Town will continue to review 

the concept periodically. 

 

V. ANALYSIS 

 

A.  FUTURE LAND USE NEEDS 

 

Several key factors were used in determining future land use guidelines for the Town of 

Longboat Key. These factors included population estimates and projections, demographics, 

natural conditions, infrastructure availability, the need for redevelopment and revitalization, and 

existing land use patterns.  
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1. Population Projections 

 

Population projections for the Town of Longboat Key were prepared in 2007 and updated 

in 2011, prior to the release of the 2010 decennial census figures for the Town, and based 

on the BEBR Florida Estimates of Population 2009.  The 2011 projections were based on 

the assumption that the permanent population will continue to remain relatively stable, 

while the seasonal population, which declined during the period of 2000-2010, will 

stabilize unless and until redevelopment and revitalization occurs.  In conjunction with 

the population projections, forecast figures must take into account whether or not 

adequate land was available to accommodate the projected population.  Therefore, an 

inventory of vacant land, and permitted development rights was also prepared.  The 

estimates and projections of population and housing units for the Town of Longboat Key 

from 1993 through 2020 are included in Table 2. 

 

2.  Demographics 

 

The demographic characteristics of the Town of Longboat Key give the community its 

unique character. The Town can be classified as an affluent retirement and resort-based 

community. 

 

According to a 2006 Claritas Market Report, approximately 25.6% of the persons 

residing in the Town were in the labor force. The level of income of residents of the 

Town is above state and national averages, and they have been historically drawn to the 

Town’s natural amenities, location, climate, community environment, economy, and land 

values. 

 

3.  Natural Conditions 

 

Since the Town of Longboat Key is located on barrier islands, natural conditions have a 

significant impact on land use. Development in flood prone areas, water degradation, 

wetlands, and soil erosion are all factors that affect land use in the Town of Longboat 

Key. 

 

According to the Federal Emergency Management Agency (FEMA), the Town is entirely 

located in the 100-year floodplain and parts of Longboat Key are located in the 100-year 

floodplain velocity zone (V zones) (Figure 4). The high-hazard areas are considered as 

those areas located in the V zones. These V zones are primarily along the gulf side of the 

island. Existing development in the V zones is characterized as typically residential or 

tourist/resort in nature.  Future land use is expected to remain similar. 

 

The potential threat of floodwaters due to severe weather conditions requires that a viable 

hurricane evacuation plan be in effect at all times (see Conservation and Coastal 

Management Element). Property damage from floodwaters can be extensive, and the 

environment suffers severe degradation when subjected to violent weather. These factors 
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precipitate high development costs, as well as extensive development and redevelopment 

regulations in the Town. There is always the potential for great loss of property and life 

due to flooding; therefore, careful management of development and redevelopment in 

flood prone areas, particularly V zones, is a necessity. Development and redevelopment 

regulations reflect the dangers inherent to living on a barrier island. 

 

Longboat Key has wetland systems and isolated wetlands scattered throughout the island. 

Many of these wetlands are already protected from development, but great care must be 

taken in developing those areas that are not protected. Adherence to environmental 

regulations is required in order to preserve the natural amenities of Longboat Key. 

 

Since the Town is located entirely on barrier islands, the tidal shifting of sands has a 

major effect on land development. Soil erosion presents problems to development and 

care must be taken when developing close to areas where erosion is evident or likely to 

occur. 

 

4.  Infrastructure Availability 

 

As mentioned in the Infrastructure Element, the Town’s infrastructure is in good 

condition, and is adequate to meet the needs of the Town. Central sewer and potable 

water is available for the entire island with hook-up required. However, there is limited 

infrastructure on Jewfish Key or Sister Keys. The Town has acquired Sister Keys and it is 

designated Open Space-Conservation (OS-C) allowing no potential development. 

Individual wells and septic systems are allowed to accommodate development of the 15 

single-family home sites on Jewfish Key. 

 

The road network of the Town is limited in nature, and as land development and 

population increase the level of service of these roads is anticipated to remain acceptable 

and within the limits set by the Town. Transportation impacts are addressed as part of all 

development proposals and mitigated as part of the Town’s Concurrency Management 

System. 

 

5.  Existing Land Use Patterns 

 

The Town of Longboat Key is best described as a residential community with some 

tourist/resort and commercial land uses. The Town largely consists of low-density single-

family homes and high-density condominium units.  

 

Commercial land use within the Town consists primarily of limited commercial (retail 

trade, real estate, service-related commercial) and tourist/resort commercial areas. The 

limited commercial areas are scattered throughout the island while the tourist/resort 

commercial areas tend to be concentrated along the Gulf of Mexico. Some commercial 

centers on the island have been stressed by economic and demographic changes and are 

in need of revitalization, such as the Whitney Key and the Town Center areas. In 

analyzing the amount of acreage necessary to support the potential population, the Town 
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considered the University of Florida Bureau of Economic and Business Research (BEBR) 

2009 Florida Estimates of Population, and several growth principles were assumed: 

 

a. Residential areas will increase to meet the projected population demands through the 

infill of existing lots, targeted redevelopment, and Planned Unit Developments. 

b. Adequate public access to the beach and bay will be provided. 

c. The natural resources of Longboat Key will be protected and appropriately used. 

d. Additional recreation or open space land uses would be beneficial.  

 

B. FUTURE RESIDENTIAL USE 

 

Vacant and under-developed residential land in the Town, with the exception of Jewfish Key, is 

generally found in parcels of small to medium size in residential areas that are scattered 

throughout the island. Not all of these lands will ultimately be suitable for development because 

some have limitations due to soils, wetlands, and zoning. The maximum number of dwelling 

units that are anticipated in vacant and under-developed lands, based on existing zoning and 

platting restrictions, is as shown in Table 3. 

 

The figures in Table 3 show an estimated 369 dwelling units left to be built in the Town of 

Longboat Key based on existing zoning and platting restrictions. The maximum number of units 

(dwelling and transient) projected to be built in the Town under the existing permissible densities 

of the Comprehensive Plan and current zoning restrictions is 10,182. However, historically the 

Town has developed at lower densities than permitted under the land development regulations 

and the Comprehensive Plan.  The potential for redevelopment of areas, such as in Planned Unit 

Developments, that have existing unbuilt capacity increases the number of possible dwelling 

units that can be permitted and developed in the Town. The actual number may be lower due to 

requirements in obtaining permits, infrastructure availability, environmental constraints, and land 

development regulations.   

 

At present, there are no residential areas within the Town that are blighted or in immediate need 

of redevelopment. However, there are several areas where nonconforming residential uses exist.  

This is because allowable densities were lowered when the Town rezoned the island in 1984, 

thus creating nonconforming uses in some areas. There are also certain commercial and 

tourist/resort commercial developments located in areas that are zoned for residential land use. 

The Town is addressing these issues and their impacts on the character of the community as it 

pertains to future redevelopment. 

 

The Town will continue to monitor the impacts of redevelopment upon abutting properties and 

neighborhoods. These planning efforts will emphasis the following: 

 

1. Protection of neighborhood character through zoning and design standards that ensure the 

provision of light and air for visual and aesthetic purposes. 
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2. The consideration of overlay zoning districts and other innovative land use controls in 

planning for the redevelopment of areas such as the Village and the Gulf of Mexico Drive 

corridor. 

3. The consideration of public and private facilities to improve and enhance cultural, 

educational, and recreational amenities for Town residents. 

 

VI. FUTURE LAND USE 

 

The Future Land Use Map in Figure 8 for the Town of Longboat Key generally illustrates the 

location of the Town’s 20 land use categories, which are described in Table 5. The Map also 

indicates the Whitney Beach overlay area within which the Town encourages revitalization 

through the availability of flexible land use techniques and additional available height and lot 

coverage.  Table 4 presents the Town’s projected total unit counts by type as of January 2011. 
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TABLE 3 

LAND AVAILABLE FOR DEVELOPMENT OF FUTURE DWELLING UNITS 

 

Future Land Use 

Category 

Acres * Maximum Permitted 

Density 

Dwelling 

Units** 

    

IP   10.68 1 du/5 ac 9 

    

RL-1   6.72 1 du/ac 8 

    

RL-2   1.76 2 du/ac 4 

    

RM-3   26.05 3 du/ac 43 

    

RM-4   26.98 4 du/ac 86 

    

RH-6   10.35 6 du/ac 31 

    

TRC-3  0.00 3 du/ac 0 

    

TRC-6 0.00 6 du/ac 0 

    

MUC-1 10.43 3.26 du/ac 30 

    

MUC-2 30.68 5.05 du/ac 158 

    

MUC-3   0.00 11.26 du/ac 0 

    

TOTAL:   123.65  369 
 

* Acreage includes legal lots of record and lands with underutilized density for residential or tourism units.  Not all acreage is 

developable to its assigned maximum density.  

**The number of units per category is based on legal lots of record and what is authorized to be built under the existing land use 

approvals, and do not reflect a calculation of density based on the maximum units allowed by the acreage in the land use 

categories.  

 

Source: Town of Longboat Key Land Use Data Base, April 1, 2007; updated May 2011. 
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TABLE 4 

TOTAL ESTIMATED UNITS* 

 

USE Manatee Sarasota Total Percent 

     

Existing single-family units 770 977 1,747  

Existing units accessory to commercial 5 1 6  

Existing units accessory to house of worship 2 0 2  

Existing duplex units 58 12 70  

Existing manufactured home units 0 286 286  

Existing multifamily units 2,072 4,004 6,076  

Existing tourism units 696 723 1,419  

     

Total existing units with certificates of occupancy 3,603 6,003 9,606 94.3% 

     

Multifamily projects with site plan approval     

   Approved multifamily units with building permits 11 0 11  

   Approved multifamily units without building permits 0 0 0  

     

Total units in multifamily projects with site plan approval 11 0 11 0.1% 

     

Estimated multifamily future units 5 158 163  

Estimated single-family future units 127 79 206  

Total future tourism units with Outline Development Plan 

approval 

 196 196  

     

Total future units  132 433 565 

 

5.6% 

     

     

TOTAL ESTIMATED UNITS  3,746 6,436 10,182 100.0% 
Source: Town of Longboat Key Land Use Data Base, April 1, 2007; updated January 2011. 

 

*The number of units is based on existing units, legal lots of record, and what is authorized to be built under the existing land use 

approvals 
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TABLE 5 

LAND USE CATEGORIES AND DENSITIES OF LAND USE 

 

 Symbol Land Use Category* Density 
   

OS-A Open Space - Active 0 units/acre 
   

OS-P Open Space - Passive 0 units/acre 
   

OS-C Open space - Conservation 0 units/acre 
   

IP Island Preserve 1 dwelling unit/5 

acres 

   

RL-1 Low Density SF Residential 1 dwelling 

unit/acre 
   

RL-2 Low Density SF Residential 2 dwelling 

units/acre 
   

RM-3 Medium Density SF/Mixed Residential 3 dwelling 

units/acre 
   

RM-4 Medium Density SF/Mixed Residential 4 dwelling 

units/acre 
   

RH-6 High Density SF/Mixed Residential 6 dwelling 

units/acre 
   

TRC-3 Medium Density Tourist Resort/Commercial 3 units/acre ** 
   

TRC-6 High Density Tourist Resort/Commercial 6 units/acre ** 

   

MUC-1 Mixed Use Community-Bay Isles 3.26 dwelling 

units/acre 

   

MUC-2 Mixed Use Community-Islandside 5.05 units/acre** 

   

MUC-3   Mixed Use Community- Promenade/Water Club 11.26 dwelling 

units/acre*** 
   

INS Institutional 0 dwelling 

units/acre 
   

OI Office-Institutional 0 dwelling 

units/acre 
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CL Limited Commercial 0 dwelling 

units/acre 
   

CG General Commercial 0 dwelling 

units/acre 
   

CH 

 

 

MCS 

Highway-Oriented Commercial 

 

 

Marine Commercial Service 

3 tourism 

units/acre 

 

One accessory 

dwelling unit 

located on the 

same lot 

 
 

*Descriptions are based on the Town of Longboat Key 2007 Comprehensive Plan, as amended.  

**Residential dwelling units and tourism units 

***Density of 11.26du/acre resulted from adoption of Resolution 81-8 that transferred 175 units of density to the 25.41 acre 

MUC-3 site in exchange for the then owner’s dedication to the public of approximately 18.64 acres of land at the site of Joan M. 

Durante park. This transfer in 1981 allowed for the overall density to exceed the 4.80du/acre maximum then allowed under the 

code.    
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APPENDIX:  FIGURE 1 – GENERAL LOCATION MAP 
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APPENDIX:  FIGURE 2 – EXISTING LAND USE MAP 
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APPENDIX:  FIGURE 3 – RECREATION AND OPEN SPACE MAP 
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APPENDIX:  FIGURE 4 – FLOOD HAZARD MAP 
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APPENDIX:  FIGURE 5 – SOILS MAP 
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APPENDIX:  FIGURE 6 – WETLANDS MAP 
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APPENDIX:  FIGURE 7 – BEACHES MAP             
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APPENDIX:  FIGURE 8 – FUTURE LAND USE 
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FUTURE LAND USE 

 

I.  INTRODUCTION 

 

The Town of Longboat Key has accommodated its various land uses in a well-planned and 

compatible environment. Land use densities, adjacent land use compatibility, and development 

characteristics are all major concerns of the residents of the Town. 

 

While each element within the Comprehensive Plan is important, the Future Land Use Element 

is arguably the most important because it must be broad enough to act as a guide for the policy 

direction of other elements of the Plan. It must also be definitive enough to plan and program 

facilities to meet the needs of the particular community. A land use plan is not a static document 

and must be flexible enough to change as the community changes and as needs change. 

 

This Plan element is a required element; the minimum criteria for its contents originally were 

established in Chapter 9J-5, Florida Administrative Code (FAC). This Plan element was 

formulated to be consistent with those criteria as well as relevant sections of Chapter 163, Part II, 

Florida Statutes (FS), the State Comprehensive Plan, and the Comprehensive Regional Policy 

Plan, and the entire Plan was found to be in compliance by the Florida Department of 

Community Affairs.  Amendments to this element are formulated to be consistent with the 

requirements of the more recently adopted Community Planning Act of 2011, as well as to 

encourage the revitalization of certain commercial areas in the Town and ensure internal 

consistency with recent amendments to other elements. 

 

II.  GENERAL SETTING OF THE TOWN OF LONGBOAT KEY 

 

The Town of Longboat Key consists of a barrier beach island and several smaller islands along 

the mid-west coast of Florida.  Located between Sarasota Bay and the Gulf of Mexico, the Town 

is uniquely situated within the boundaries of two counties, Manatee and Sarasota (Figure 1). The 

land area of the island is approximately 4.21 square miles (2,697 acres) and is approximately 

10.8 miles long. The Town has 11.74 square miles of water within its incorporated limits. The 

width of the island ranges from approximately 100 yards to one-half mile. The City of Bradenton 

Beach borders the Town to the north and Lido Key borders it to the south. To the east, Sarasota 

Bay borders the island and the Gulf of Mexico forms the western boundary.  The Town also 

includes the outlying islands of Jewfish Key, Sister Keys, White Key, and Whale Key. 

 

The island’s natural resources, particularly its location and climate, have had a major influence 

on the Town’s growth.  Sustained development occurred on the island over the last 20 years but 

recently slowed as vacant lands diminished, demographic and lifestyle changes affected the 

nature of the community, and as the national and local economy experienced a major recession. 

The southern portion of the island is a residential and resort-oriented planned community 

originally developed by The Arvida Corporation. The Town has limited vacant lands available 

for development. Vacant lands that may be developed are found in isolated parcels of medium to 

small size and are scattered about the island. No unincorporated lands surround the Town.  

Therefore, annexation of land into the Town for future growth is not an issue. New growth on the 
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island will occur with redevelopment and revitalization, consistent with the Vision Plan adopted 

by the Town in 2011.  

 

The Town is a coastal residential community with no industrial development and limited 

commercial development. Longboat Key is a destination for vacationers and retirees, and had an 

estimated 2010 seasonal population of 17,089 and a 2010 permanent residential population of 

7,633. The Town’s aesthetic beauty, excellent climate, miles of beaches and bayfront, 

recreational amenities, and lack of urban clutter make it an excellent retirement and resort 

community, as well as a place for working residents who enjoy an active recreational lifestyle. 

 

The island’s one main road, Gulf of Mexico Drive (SR 789), is connected on both ends by 

bridges that link with secondary roads to the mainland. These routes lead to major highway 

accesses to Tampa (55 miles), Orlando (132 miles), and Miami (255 miles). 

 

III.  POPULATION 

 

The population of the Town of Longboat Key increased steadily in the latter part of the 20
th

 

century, but slowed beginning in 2000 and is now projected to remain stable unless or until 

redevelopment and revitalization of the island occurs.  Past growth stemmed from the migration 

of new residents and was not attributable to natural increase. Most of the new residents are 

retired persons, who tend to be affluent and are generally from the northeast and midwest areas 

of the United States and who often are first introduced to the island as tourists.  

 

In estimating and projecting population for the Town, separate estimates for permanent (year-

round) residents and seasonal residents are typically made. When the permanent resident 

population is added to the seasonal population, a functional population is derived. This 

functional population should be used to determine the future demand for infrastructure and 

public services. Using census data and a physical land use inventory, population and dwelling 

unit estimates and projections for the Town of Longboat Key were derived (see Table 2). This 

provides permanent, seasonal, and functional totals for 1993 – 2020. All levels of service 

adopted as part of this Comprehensive Plan have been based upon functional population. 

Functional population is based on a multiplier of 1.78 persons per household provided by the 

Bureau of Economic and Business Research (BEBR) multiplied by the total number of units 

(residential and tourism) on Longboat Key.  Manatee County’s method of providing functional 

population on the barrier islands would result in a functional population of 11,370 for Longboat 

Key.  Sarasota County uses a 1.2 person per household multiplier for the unincorporated portions 

of the county, which would result in a functional population of 9,160 for Longboat Key. Both 

county methods would result in a significantly lower functional population for Longboat Key. 

The Town of Longboat Key believes that using the permanent 1.78 person per household 

multiplier provides the best reflection of functional population on the island. 

 

IV. DESCRIPTION OF LAND USES 

 

This section offers brief descriptions of the land uses within the Town of Longboat Key, and 

brief discussion of available utilities. Land use conditions are summarized in Table 1, by land 
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use type, over the years 1974, 1978, 1987, 1995, and 2010. The current configurations of land 

uses are shown in the Existing Land Use Map, 2011, Figure 2. 

 

A. RECREATION AND OPEN SPACE LAND USE 

 

The Open Space land use category includes three sub-categories: Open Space-Active (OS-A), 

Open Space-Passive (OS-P), and Open Space-Conservation (OS-C).  These lands are used for 

recreational and open space purposes, including golf facilities, tennis courts, nature trails, public 

recreation facilities, community centers, public beach and bay accesses, and conservation areas, 

and include the off-shore island groups of Sister Keys, Whale Key, and White Keys in Sarasota 

Bay (Figure 3). 

 

The Town has seven recreation areas comprising approximately 98 acres: Bayfront Park 

Recreation Center; Longboat Key Tennis Center; Bicentennial Park; Joan M. Durante Park; 

Quick Point Nature Preserve; and, Manatee County’s beach park, Greer Island Beach Park.  The 

Town of Longboat Key has a total of approximately 659 acres or 25 percent of the total land area 

classified as open space/recreational land use, which includes private golf courses and tennis 

courts. 

 

Sarasota County in 2007 purchased over three acres of land immediately adjacent to the Center, 

including a lot remnant directly on the west side of Gulf of Mexico Drive, with the intent of 

collaborating with the Town on the redevelopment and expansion of the Center’s facilities.    

Utilization of this land as part of the Center, and a Town-owned parcel north of the Center, 

required a plan amendment in order to change the future land use designations to Open Space-

Active (OS-A).  The zoning designations for these parcels were changed in 2011 to allow the 

Town to incorporate these lands into the redevelopment project. 

 

Subsequent to Sarasota County purchasing the property, the Town and the County entered into a 

Memorandum of Understanding regarding the purchase, design and development costs.  The 

Town held public meetings in conjunction with County parks’ staff on February 5 and 12, 2009, 

and on March 4, 2009, to gather public input on the design and facilities to be constructed.  

Public meetings were also held by the Town and County Commissions to discuss and select an 

initial conceptual development plan that may be modified or changed in the future.  As a result of 

these meetings and the agreement reached between the Town and County, the County’s land will 

form an important component of the expansion plans for the Bayfront Park Recreation Center, as 

agreed upon by the Town and County. The addition of this acreage to the Center and the 

anticipated expansion of recreation activities will significantly increase the recreational 

opportunities in the Town available to the public. If the plans for the expansion of the Center are 

not brought to fruition, the County lands will still be designated as open space-active and will 

provide an important addition of open space provided to the public at the Center. The lands will 

also increase the amount of open space in the Town’s open space inventory.   
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TABLE 1 

DISTRIBUTION OF LAND USES 

BY YEAR 

 

Land Use 1974 1978 1987 1995 2010 

 Acres % Acres % Acres % Acres % Acres % 

           

RESIDENTIAL:           

Single-Family 331 24 338 20 754 28 548.8 20.3 604.9 22.4 

Multi-Family 53 4 55 3 585 22 660.0 24.5 688.6 25.5 

Condominiums 258 19 536 32 a a a a a a 

Mobile Home 14 1 14 1 31 1 15.8 0.6 15.8 0.6 

           

COMMERCIAL:           

Tourist/Resort 66 5 71 4 72 3 146.1 5.4 160.4 5.9 

Strip/General 16 1 18 1 25 1 109.3 4.1 104.5 3.9 

           

PUBLIC FACILITIES
1
: 11 1 33 2 39 1 13.3 0.5 19.3 0.7 

           

PRIVATE INSTITUTIONAL
2
: - - - - - - 25.3 0.9 25.5 1.0 

           

OPEN 

SPACE/RECREATIONAL: 
134 10 139 7 417* 15 660.0*

3 24.5 659.4
3 24.4 

           

UTILITIES: 2 b 2 b 3 b 3 b 3 b 

           

STREETS & CANALS: 475 35 482 29 482** 18 302.7 11.2 312.8 11.6 

           

VACANT: 1,337 c 1,009 c 289 11 209.8 7.8 102.8 3.8 

           

TOTAL: 2,697 100 2,697 100 2,697 100 2,697 100 2,697 100 
* Includes areas previously classified as vacant and large recreational areas in mixed use communities 

 

a Land use not separated from multi-family category 

b Less than 1 percent 

c Not included in percentage of developed land 
 

1Public Facility:  All Town owned administrative, fire, public safety, and utility facilities and Bay Isles U.S. Post Office 
2Private Institutional:  Houses of Worship 
3Open Space/Recreational:  Public/private recreational facilities including the Islandside and Harbourside golf and tennis 

facilities 

 

Source: Town of Longboat Key land use database, revised January 2011 
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TABLE 2 

CURRENT TOWN OF LONGBOAT KEY ESTIMATES AND PROJECTIONS 

 

POPULATION 

Year Permanent Seasonal Functional 

1993 7,290 10,881 18,171 

1994 7,426 11,095 18,521 

1995 7,499 11,133 18,632 

1996 7,650 11,356 19,008 

1997 7,800 11,679 19,379 

1998 7,950 11,802 19,752 

1999 8,101 12,026 20,126 

2000 7,603 12,240 19,843 

2001 7,650 12,760 20,410 

2005 7,665 12,523 20,188 

2010 7,663 9,456 17,089 

2015 7,770 9,990 17,760 

2020 7,770 9,990 17,760 
Source: Town of Longboat Key, Land Use Data Base, revised May 2011; BEBR Florida 

Estimates of Population 2009. 

 

 

 

HOUSING UNITS 

Year Occupied (Permanent) Seasonal Units Total Units 

1993 3,798 4,772 8,570 

1994 4,081 4,866 8,947 

1995 4,166 4,883 9,049 

1996 4,204 4,981 9,195 

1997 4,277 5,079 9,356 

1998 4,243 5,176 9,419 

1999 4,184 5,274 9,458 

2000 4,158 5,350 9,508 

2001 4,304 5,369 9,673 

2005 4,555 5,013 9,560 

2010 4,280 5,326 9,606 

2015 4,356  5,826 10,182 

2020 4,356 5,826 10,182 
Source: Town of Longboat Key, Land Use Data Base, revised May 2011; BEBR Florida Estimates of 

Population 2009. 
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B.  RESIDENTIAL SINGLE-FAMILY LAND USE 

 

The Single-Family land use types are low density residential; medium density residential; high 

density residential; and island preserve. The mobile homes inventoried for this element are 

classified as residential, single-family land uses.  These single-family land uses comprise 

approximately 604 acres or 22.4 percent of the total land area in the Town of Longboat Key. 

 

Low density single-family residential includes the future land use categories of RL-1 and RL-2 

that allow a maximum density of one and two dwelling units per acre, respectively. The largest 

concentration of this category is located on the Manatee County end of the island. Medium 

density single-family residential includes the future land use categories of RM-3 and RM-4, with 

allowable maximum densities of three and four dwelling units, respectively. This inventory also 

includes the single-family development in the Bay Isles community, found within the Multiple 

Use Community – Bay Isles (MUC-1) future land use category. These categories make up the 

largest part of residential single-family units on the island. High density residential includes the 

future land use category of RH-6 with allowable maximum densities of six dwelling units per 

acre.  An estate-type layout is provided by the IP, Island Preserve, category that allows for the 

lowest density on the island: one dwelling unit per five acres. All of the residences in this 

category are located on Jewfish Key in the Manatee County portion of Longboat Key. 

 

C.  RESIDENTIAL MULTIFAMILY LAND USE 

 

The Multifamily land use types include duplexes, multifamily structures, condominium units, 

time-share units, and single family.  These types are found in high, medium, and low density 

mixed residential land use categories.  High density mixed residential use includes the future 

land use category of RH-6 with an allowable maximum density of six dwelling units per acre. 

The multifamily land uses are mainly concentrated along the Gulf of Mexico in the Sarasota 

County portion of the Town. Low and medium density mixed residential land uses include the 

future land uses categories of RM-3 and RM-4, with allowable maximum densities of three and 

four dwelling units per acre, respectively. These categories are scattered about the island; 

however, there is a concentration of RM-3 along the Gulf of Mexico in the Manatee County 

portion of Longboat Key. This inventory also includes the multifamily development within the 

Multiple Use Community – Islandside (MUC-2) and Multiple Use Community – 

Promenade/Water Club (MUC-3) future land use categories.   

 

Again, for simplicity of analysis, these various residential mixed-use categories have been 

combined. Described as multifamily residential, these land uses comprise  

688.6 acres, or 25.5 percent of the total land area. 

 

D.  COMMERCIAL LAND USE 

 

The Commercial land uses include retail trade, offices, restaurants, service providers, marine 

facilities, specialty shops, and tourism uses. Future land use categories include OI - Office 

Institutional; CL - Limited Commercial; CG - General Commercial; CH - Highway Commercial; 

MCS - Marine Commercial Service; TRC-3 - Medium Density Tourist/Resort Commercial; and, 

TRC-6 - High Density Tourist/Resort Commercial.  This inventory also includes the tourism and 
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commercial uses located within the Multiple Use Community – Islandside (MUC-2) and 

Multiple Use Community – Bay Isles (MUC-1). 

 

There currently are 264.9 acres (approximately ten percent of total land area) of commercial land 

uses within the Town of Longboat Key. As described in Table 1, the majority of the commercial 

land uses are in the resort/tourist category at 160.4 acres, or 5.9 percent, of the total land area. 

These leave 104.5 acres, or 3.9 percent, of the total land area remaining for general or limited 

commercial land uses, including office and marina uses. 

 

General commercial land uses in Longboat Key are found in small shopping centers anchored by 

grocery stores and drug stores, and in several small highway strip commercial areas with retail 

and specialty shops. Most of the retail, service, and specialty shops are located in the north end 

of the Town, while the tourist-related commercial facilities are generally located in the southern 

part of Town.   

 

Historically, tourism has been an important element of the Town’s economy.  As authorized by 

the Town referendum vote of March 18, 2008, the Town adopted land development regulations 

that provide a process to allow for a limited increase of intensity where not allowed under the 

prior Comprehensive Plan or zoning code, for the development of no more than a total of 250 

tourism units to help restore the historic balance between residential and tourism uses.  On the 

same date, voters also approved a referendum allowing for the voluntary reconstruction of 

existing nonconforming structures.   

 

The 250 tourism units may be located within Tourist zoning districts and in conjunction with 

grandfathered tourism uses, as well as within commercial, office, and marina zoned property 

with a conforming tourism principal use.  For commercial and office zoned property, the tourism 

use shall not exceed that allowed for an accessory use, as defined.  For marina zoned property, 

the marina must be its principal use, and no more than 33% of the buildable land area shall be 

allowed for total floor area of the tourism use.  The 250 tourism units shall be restricted to the 

use, or occupancy, or the design for such use or occupancy, by any person, of any property for 

transient lodging purposes where the term of occupancy, possession or tenancy of the property 

by the person entitled to such occupancy, possession or tenancy is less than 30 consecutive 

calendar days or one entire calendar month, whichever is less, and shall not be used for 

residential purposes. 

 

Distribution of the available tourism units is not a matter of right. The standards of the 

underlying zoning district that apply to the subject property remain in effect.  Projects are 

reviewed based on a hierarchy of factors in the land development regulations, with those that 

meet current zoning requirements and requesting no departures receiving priority. Requests for 

departures from the standards of the zoning code must demonstrate by clear and convincing 

evidence that the project is so beneficial to the Town as to warrant the requested departure.  Land 

development regulation restrictions on height, non-open space coverage, structural coverage, 

sufficiency of land area, parking, and setbacks, in conjunction with the criteria for Outline 

Development Plan and site plan review by the Planning and Zoning Board and the Town 

Commission, will allow the Town to control the intensity of development and maintain 

conformance with the character of the surrounding neighborhood.  Site considerations and 
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criteria for area compatibility are part of the review process.  In order to grant approval or 

approval with conditions, the Town must find by competent substantial evidence that the project 

is in the best interest of the health, safety, and welfare of the Town and its citizens and does not 

adversely affect the public interest. 

 

E.  VACANT LAND USE 

 

Vacant land use is used only in tabular representation of existing land use figures. Most of the 

land consists of lands in subdivisions, which are platted but not fully developed or in lots of 

medium to small size throughout the island. The vacant or undeveloped areas of the Town 

comprise 102.8 acres, or 3.8 percent of the total land area. 

 

F.  PUBLIC LAND USE 

 

Public land use includes public buildings and grounds: Town Hall; police and fire departments; 

library; post office; and, churches. The Town Hall, one fire department, and the library are 

centrally located in the Sarasota County side of the island. The police department, public works 

department, and the other fire department are located on the Manatee County side of the island.  

The public land uses are located in INS (Community Facility-Institutional) and MUC (Mixed 

Use Community) land use categories, and comprise 44.8 acres, or approximately 1.7 percent, of 

the total land area. 

 

G.  UTILITIES LAND USE 

 

Utilities land use includes the Verizon communications facilities for the island and two water 

tanks used by the Town. These facilities are located adjacent to the Manatee/Sarasota County 

line and in the far southern end of Town. These land uses comprise three acres, a small 

proportion of the total land area. This acreage figure is not expected to increase significantly in 

the future as current capacity should be sufficient through the planning period.  The Town has 

recognized the need for better wireless service on the island, for safety, economic and lifestyle 

reasons, and will encourage the location of appropriately sited wireless infrastructure, with the 

priority location upon Town-owned property. 

 

1.  Potable Water 

 

Potable water to the Town is provided by Manatee County. The Town of Longboat Key 

owns and operates the water distribution system. The Town’s water system is in good 

condition and maintenance and replacements are performed as needed. The geographic 

service area of the water system is the entire island.  The Town’s water system complies 

with all federal and state regulatory requirements.  

 

2.  Wastewater Treatment Facilities 

 

The Town of Longboat Key has mandatory wastewater service and there are no septic 

tanks in the Town with the exception of the outer islands. The sanitary sewer system is 
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owned by the Town and serves only as a collection system. All wastewater is pumped to 

Manatee County and treated by the Manatee County Utilities System. 

 

The system is in good condition and is in compliance with all state and federal regulatory 

requirements. Growth on the island is not expected to significantly impact the wastewater 

treatment system. 

 

3.  Drainage 

 

The Town of Longboat Key maintains all public drainage systems. Drainage on the island 

is directed into either Sarasota Bay or interior retention areas, with one exception, which 

drains into the Gulf of Mexico.  The Town requires that all new developments 

incorporate stormwater retention into the site plans so that the amount of stormwater 

discharged from the site after development is not greater than that discharged prior to 

development. The system generally performs well and under these new requirements, 

growth is not expected to adversely impact the drainage system. 

 

4. Solid Waste Facilities 

 

The Town of Longboat Key has no solid waste disposal facilities. Solid waste is collected 

by private franchise under contract with the Town and is disposed of at the Manatee 

County Landfill on Lena Road. The expected life of the landfill is 34 years and growth on 

Longboat Key is not expected to adversely impact solid waste disposal. 

 

H. NATURAL RESOURCES 

 

The natural resources of the Key include soils, topography, and historic and archaeological 

resources, which are part of the island’s environmental characteristics.  Natural amenities such as 

beaches, coastal ecosystems, and waterfront vistas are major resources, which attract tourists and 

residents alike. The soil types on the island are not suited for agricultural uses; thus, no such uses 

exist on the island. Surface waters are discussed in detail in the Conservation and Coastal 

Management Element. 

 

I.  TOPOGRAPHY 

 

The Town of Longboat Key’s topography is consistent with conditions on other barrier islands in 

the area. Best described as flat with slopes of less than five percent, contour lines appear on the 

Longboat Key topographic map at five feet and ten feet. These contours are sandy ridges or 

dunes, which are characteristic of barrier islands. Several small wetland areas and islands around 

the main island of Longboat Key are at sea level and may be tidally influenced. 

 

Given these conditions, the Town is within a designated flood zone and is subject to surge tides. 

Areas along the beach and other small islands are located within the velocity zone (Figure 4). 

Development on the island must be in compliance with all local, state, and federal regulations 

regarding development in a flood zone area. In addition, adequate requirements must be set to 

ensure that dunes and beaches are not adversely affected by development. 
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J.  SOILS 

 

Consideration of soils is important to analyzing the development potential of land on Longboat 

Key. Soils on the island are generally composed of marine and coastal sands that are, for the 

most part, stable and infertile (Figure 5). However, Longboat Key, like other barrier islands, has 

two major considerations associated with soils, which affect land use and development. The first 

consideration involves those soils associated with wetlands (e.g., Estero-Wulfert-Kesson), which 

tend to be very poorly drained and located in environmentally sensitive areas (Figure 6). The 

second consideration, the tidal shifting of sands, affects the characteristics of the beaches (Figure 

7). Of major concern to the community is the issue of beach erosion and renourishment that is 

also impacted by land uses. 

 

K.  HISTORIC RESOURCES 

 

The Town of Longboat Key has a limited number of historic and historic archaeological sites and 

features within its corporate limits.  The Longboat Key Historical Society was founded in 1980.  

Past Society leaders were instrumental in keeping the island’s history in the public eye with 

publications, local historic markers, and assistance with a historic property survey that concluded 

in July 1999. 

 

The 1999 report, entitled Historic Property Survey of Longboat Key, Florida, concluded that 

there is not a concentration of historic buildings on the island, with the exception of the Village 

at the north end of the island.  The study identified 77 pre-1950 structures, ten of which were 

considered to be eligible for individual National Register designation.  At that time, only one 

non-residential property appeared to qualify for national historic designation: 760 Broadway – 

The Jordan House (currently part of the Mar Vista restaurant development).  The Jordan House is 

currently the only property listed on the National Register. 

 

In 2003, the Town Commission considered the adoption of a historic preservation ordinance, 

allowing for the designation of local landmarks and districts.  The Commission, although 

agreeing that historic preservation is an important concept, did not believe that a preservation 

ordinance was appropriate for the Town at that time.  However, the Town will continue to review 

the concept periodically. 

 

V. ANALYSIS 

 

A.  FUTURE LAND USE NEEDS 

 

Several key factors were used in determining future land use guidelines for the Town of 

Longboat Key. These factors included population estimates and projections, demographics, 

natural conditions, infrastructure availability, the need for redevelopment and revitalization, and 

existing land use patterns.  
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1. Population Projections 

 

Population projections for the Town of Longboat Key were prepared in 2007 and updated 

in 2011, prior to the release of the 2010 decennial census figures for the Town, and based 

on the BEBR Florida Estimates of Population 2009.  The 2011 projections were based on 

the assumption that the permanent population will continue to remain relatively stable, 

while the seasonal population, which declined during the period of 2000-2010, will 

stabilize unless and until redevelopment and revitalization occurs.  In conjunction with 

the population projections, forecast figures must take into account whether or not 

adequate land was available to accommodate the projected population.  Therefore, an 

inventory of vacant land, and permitted development rights was also prepared.  The 

estimates and projections of population and housing units for the Town of Longboat Key 

from 1993 through 2020 are included in Table 2. 

 

2.  Demographics 

 

The demographic characteristics of the Town of Longboat Key give the community its 

unique character. The Town can be classified as an affluent retirement and resort-based 

community. 

 

According to a 2006 Claritas Market Report, approximately 25.6% of the persons 

residing in the Town were in the labor force. The level of income of residents of the 

Town is above state and national averages, and they have been historically drawn to the 

Town’s natural amenities, location, climate, community environment, economy, and land 

values. 

 

3.  Natural Conditions 

 

Since the Town of Longboat Key is located on barrier islands, natural conditions have a 

significant impact on land use. Development in flood prone areas, water degradation, 

wetlands, and soil erosion are all factors that affect land use in the Town of Longboat 

Key. 

 

According to the Federal Emergency Management Agency (FEMA), the Town is entirely 

located in the 100-year floodplain and parts of Longboat Key are located in the 100-year 

floodplain velocity zone (V zones) (Figure 4). The high-hazard areas are considered as 

those areas located in the V zones. These V zones are primarily along the gulf side of the 

island. Existing development in the V zones is characterized as typically residential or 

tourist/resort in nature.  Future land use is expected to remain similar. 

 

The potential threat of floodwaters due to severe weather conditions requires that a viable 

hurricane evacuation plan be in effect at all times (see Conservation and Coastal 

Management Element). Property damage from floodwaters can be extensive, and the 

environment suffers severe degradation when subjected to violent weather. These factors 

precipitate high development costs, as well as extensive development and redevelopment 
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regulations in the Town. There is always the potential for great loss of property and life 

due to flooding; therefore, careful management of development and redevelopment in 

flood prone areas, particularly V zones, is a necessity. Development and redevelopment 

regulations reflect the dangers inherent to living on a barrier island. 

 

Longboat Key has wetland systems and isolated wetlands scattered throughout the island. 

Many of these wetlands are already protected from development, but great care must be 

taken in developing those areas that are not protected. Adherence to environmental 

regulations is required in order to preserve the natural amenities of Longboat Key. 

 

Since the Town is located entirely on barrier islands, the tidal shifting of sands has a 

major effect on land development. Soil erosion presents problems to development and 

care must be taken when developing close to areas where erosion is evident or likely to 

occur. 

 

4.  Infrastructure Availability 

 

As mentioned in the Infrastructure Element, the Town’s infrastructure is in good 

condition, and is adequate to meet the needs of the Town. Central sewer and potable 

water is available for the entire island with hook-up required. However, there is limited 

infrastructure on Jewfish Key or Sister Keys. The Town has acquired Sister Keys and it is 

designated Open Space-Conservation (OS-C) allowing no potential development. 

Individual wells and septic systems are allowed to accommodate development of the 15 

single-family home sites on Jewfish Key. 

 

The road network of the Town is limited in nature, and as land development and 

population increase the level of service of these roads is anticipated to remain acceptable 

and within the limits set by the Town. Transportation impacts are addressed as part of all 

development proposals and mitigated as part of the Town’s Concurrency Management 

System. 

 

5.  Existing Land Use Patterns 

 

The Town of Longboat Key is best described as a residential community with some 

tourist/resort and commercial land uses. The Town largely consists of low-density single-

family homes and high-density condominium units.  

 

Commercial land use within the Town consists primarily of limited commercial (retail 

trade, real estate, service-related commercial) and tourist/resort commercial areas. The 

limited commercial areas are scattered throughout the island while the tourist/resort 

commercial areas tend to be concentrated along the Gulf of Mexico. Some commercial 

centers on the island have been stressed by economic and demographic changes and are 

in need of revitalization, such as the Whitney Key and the Town Center areas. In 

analyzing the amount of acreage necessary to support the potential population, the Town 

considered the University of Florida Bureau of Economic and Business Research (BEBR) 

2009 Florida Estimates of Population, and several growth principles were assumed: 



Town of Longboat Key  Future Land Use Element 

2007 Comprehensive Plan/Data and Analysis  17 

December 3, 2007 (Ordinance 2007-37); Amended: Ordinance 2012-06; Adopted 06-21-2012 

Ordinance 2012-06 

 

a. Residential areas will increase to meet the projected population demands through the 

infill of existing lots, targeted redevelopment, and Planned Unit Developments. 

b. Adequate public access to the beach and bay will be provided. 

c. The natural resources of Longboat Key will be protected and appropriately used. 

d. Additional recreation or open space land uses would be beneficial.  

 

B.  FUTURE RESIDENTIAL USE 

 

Vacant and under-developed residential land in the Town, with the exception of Jewfish Key, is 

generally found in parcels of small to medium size in residential areas that are scattered 

throughout the island. Not all of these lands will ultimately be suitable for development because 

some have limitations due to soils, wetlands, and zoning. The maximum number of dwelling 

units that are anticipated in vacant and under-developed lands, based on existing zoning and 

platting restrictions, is as shown in Table 3. 

 

The figures in Table 3 show an estimated 369 dwelling units left to be built in the Town of 

Longboat Key based on existing zoning and platting restrictions. The maximum number of units 

(dwelling and transient) projected to be built in the Town under the existing permissible densities 

of the Comprehensive Plan and current zoning restrictions is 10,182. However, historically the 

Town has developed at lower densities than permitted under the land development regulations 

and the Comprehensive Plan.  The potential for redevelopment of areas, such as in Planned Unit 

Developments, that have existing unbuilt capacity increases the number of possible dwelling 

units that can be permitted and developed in the Town. The actual number may be lower due to 

requirements in obtaining permits, infrastructure availability, environmental constraints, and land 

development regulations.   

 

At present, there are no residential areas within the Town that are blighted or in immediate need 

of redevelopment. However, there are several areas where nonconforming residential uses exist.  

This is because allowable densities were lowered when the Town rezoned the island in 1984, 

thus creating nonconforming uses in some areas. There are also certain commercial and 

tourist/resort commercial developments located in areas that are zoned for residential land use. 

The Town is addressing these issues and their impacts on the character of the community as it 

pertains to future redevelopment. 

 

The Town will continue to monitor the impacts of redevelopment upon abutting properties and 

neighborhoods. These planning efforts will emphasis the following: 

 

1. Protection of neighborhood character through zoning and design standards that ensure the 

provision of light and air for visual and aesthetic purposes. 

2. The consideration of overlay zoning districts and other innovative land use controls in 

planning for the redevelopment of areas such as the Village and the Gulf of Mexico Drive 

corridor. 
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3. The consideration of public and private facilities to improve and enhance cultural, 

educational, and recreational amenities for Town residents. 

 

VI. FUTURE LAND USE 

 

The Future Land Use Map in Figure 8 for the Town of Longboat Key generally illustrates the 

location of the Town’s 20 land use categories, which are described in Table 5. The Map also 

indicates the Whitney Beach overlay area within which the Town encourages revitalization 

through the availability of flexible land use techniques and lot coverage. Table 4 presents the 

Town’s projected total unit counts by type as of January 2011. 
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TABLE 3 

LAND AVAILABLE FOR DEVELOPMENT OF FUTURE DWELLING UNITS 

 

Future Land Use 

Category 

Acres * Maximum Permitted 

Density 

Dwelling 

Units** 

    

IP   10.68 1 du/5 ac 9 

    

RL-1   6.72 1 du/ac 8 

    

RL-2   1.76 2 du/ac 4 

    

RM-3   26.05 3 du/ac 43 

    

RM-4   26.98 4 du/ac 86 

    

RH-6   10.35 6 du/ac 31 

    

TRC-3  0.00 3 du/ac 0 

    

TRC-6 0.00 6 du/ac 0 

    

MUC-1 10.43 3.26 du/ac 30 

    

MUC-2 30.68 5.05 du/ac 158 

    

MUC-3   0.00 11.26 du/ac 0 

    

TOTAL:   123.65  369 
 

* Acreage includes legal lots of record and lands with underutilized density for residential or tourism units.  Not all acreage is 

developable to its assigned maximum density.  

**The number of units per category is based on legal lots of record and what is authorized to be built under the existing land use 

approvals, and do not reflect a calculation of density based on the maximum units allowed by the acreage in the land use 

categories.  

 

Source: Town of Longboat Key Land Use Data Base, April 1, 2007; updated May 2011. 
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TABLE 4 

TOTAL ESTIMATED UNITS* 

 

USE Manatee Sarasota Total Percent 

     

Existing single-family units 770 977 1,747  

Existing units accessory to commercial 5 1 6  

Existing units accessory to house of worship 2 0 2  

Existing duplex units 58 12 70  

Existing manufactured home units 0 286 286  

Existing multifamily units 2,072 4,004 6,076  

Existing tourism units 696 723 1,419  

     

Total existing units with certificates of occupancy 3,603 6,003 9,606 94.3% 

     

Multifamily projects with site plan approval     

   Approved multifamily units with building permits 11 0 11  

   Approved multifamily units without building permits 0 0 0  

     

Total units in multifamily projects with site plan approval 11 0 11 0.1% 

     

Estimated multifamily future units 5 158 163  

Estimated single-family future units 127 79 206  

Total future tourism units with Outline Development Plan 

approval 

 196 196  

     

Total future units  132 433 565 

 

5.6% 

     

     

TOTAL ESTIMATED UNITS  3,746 6,436 10,182 100.0% 
Source: Town of Longboat Key Land Use Data Base, April 1, 2007; updated January 2011. 

 

*The number of units is based on existing units, legal lots of record, and what is authorized to be built under the existing land use 

approvals 
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TABLE 5 

LAND USE CATEGORIES AND DENSITIES OF LAND USE 

 

 Symbol Land Use Category* Density 
   

OS-A Open Space - Active 0 units/acre 
   

OS-P Open Space - Passive 0 units/acre 
   

OS-C Open space - Conservation 0 units/acre 
   

IP Island Preserve 1 dwelling unit/5 

acres 

   

RL-1 Low Density SF Residential 1 dwelling 

unit/acre 
   

RL-2 Low Density SF Residential 2 dwelling 

units/acre 
   

RM-3 Medium Density SF/Mixed Residential 3 dwelling 

units/acre 
   

RM-4 Medium Density SF/Mixed Residential 4 dwelling 

units/acre 
   

RH-6 High Density SF/Mixed Residential 6 dwelling 

units/acre 
   

TRC-3 Medium Density Tourist Resort/Commercial 3 units/acre ** 
   

TRC-6 High Density Tourist Resort/Commercial 6 units/acre ** 

   

MUC-1 Mixed Use Community-Bay Isles 3.26 dwelling 

units/acre 

   

MUC-2 Mixed Use Community-Islandside 5.05 units/acre** 

   

MUC-3   Mixed Use Community- Promenade/Water Club 11.26 dwelling 

units/acre*** 
   

INS Institutional 0 dwelling 

units/acre 
   

OI Office-Institutional 0 dwelling 

units/acre 
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CL Limited Commercial 0 dwelling 

units/acre 
   

CG General Commercial 0 dwelling 

units/acre 
   

CH 

 

 

MCS 

Highway-Oriented Commercial 

 

 

Marine Commercial Service 

3 tourism 

units/acre 

 

One accessory 

dwelling unit 

located on the 

same lot 

 
 

*Descriptions are based on the Town of Longboat Key 2007 Comprehensive Plan, as amended.  

**Residential dwelling units and tourism units 

***Density of 11.26du/acre resulted from adoption of Resolution 81-8 that transferred 175 units of density to the 25.41 acre 

MUC-3 site in exchange for the then owner’s dedication to the public of approximately 18.64 acres of land at the site of Joan M. 

Durante park. This transfer in 1981 allowed for the overall density to exceed the 4.80du/acre maximum then allowed under the 

code.    
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APPENDIX:  FIGURE 1 – GENERAL LOCATION MAP 
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APPENDIX:  FIGURE 2 – EXISTING LAND USE MAP 
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APPENDIX:  FIGURE 3 – RECREATION AND OPEN SPACE MAP 
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APPENDIX:  FIGURE 4 – FLOOD HAZARD MAP 
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APPENDIX:  FIGURE 5 – SOILS MAP 
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APPENDIX:  FIGURE 6 – WETLANDS MAP 
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APPENDIX:  FIGURE 7 – BEACHES MAP             
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APPENDIX:  FIGURE 8 – FUTURE LAND USE 
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