
PLANNING AND ZONING BOARD 

SPECIAL EXCEPTION ORDER 2013-01 

 

AN ORDER OF THE PLANNING AND ZONING BOARD OF THE TOWN 

OF LONGBOAT KEY, FLORIDA, APPROVING A SPECIAL EXCEPTION 

APPLICATION FOR MAR VISTA RESTAURANT, 760 BROADWAY, TO 

ALLOW FOR OUTDOOR DINING SERVICE WITH A MAXIMUM OF 60 

SEATS ON A SECOND STORY DINING AREA, 62 SEATS UNDER THE 

FIRST FLOOR COVERED PORCH AND 46 SEATS IN THE OUTDOOR 

DINING AREA NEXT TO THE BUILDING; PROVIDING FOR 

SEVERABILITY; PROVIDING AN EFFECTIVE DATE.   

 

WHEREAS, a restaurant is an allowed use at 760 Broadway, as permitted in the 

Town of Longboat Key Zoning Code; and 

 

WHEREAS, Mar Vista Restaurant has submitted an amended Special Exception 

application to allow outdoor dining with a maximum of 168 outdoor seats in a second 

story addition, first floor covered area and outdoor area, along with 12 indoor seats 

(bar) for a total of 180 restaurant seats conditioned upon approval of a site plan 

amendment; and 

 

WHEREAS, the Planning and Zoning Official has, in a timely fashion, accepted 

the Application and referred same to the Planning and Zoning Board along with the 

support documentation and staff recommendations; and 

 

WHEREAS, the Planning and Zoning Board makes these conclusions and 

findings of fact: 

 

(a) With the recommended conditions of approval, the Special Exception is 

consistent with the comprehensive plan, and with the purpose, intent, and all 

applicable regulations of the zoning district in which it is located. 

 

(b) With the recommended conditions of approval, the Special Exception is 

consistent with good design standards in respect to all external relationships, 

including but not limited to relationship to adjoining properties; internal 

circulation, both vehicular and pedestrian; provision of screening and 

buffering; and, hours of operation. 

 

(c) With the recommended conditions of approval, the Special Exception is in 

conformance with Town policy in respect to sufficiency of ownership, 

guarantees for completion of all required improvements, and, if private, the 

guarantees for continued maintenance. 
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NOW, THEREFORE, BE IT ORDERED BY THE PLANNING AND ZONING 

BOARD, THAT: 

 

Section 1. The Special Exception Use application for Mar Vista Restaurant 

located at 760 Broadway, Longboat Key, Florida 34228 be and is hereby approved 

subject to the conditions attached hereto marked Exhibit “A,” “Conditions Requisite for 

Approval,” Special Exception Use, Mar Vista Restaurant located at 760 Broadway, 

Longboat Key, Florida 34228, and dated concurrently with this Special Exception 

Order. 

 

Section 2. This Order allowing for outdoor dining in the second story addition 

with a maximum of 60 seats, first floor covered area with a maximum of 62 seats and an 

ground level outdoor area with a maximum of 46 seats for a maximum of 168 total 

outdoor seats shall become effective immediately upon adoption by the Town 

Commission of the required site plan amendment. 

 

 

ADOPTED at a meeting of the Planning and Zoning Board of the Town of 

Longboat Key on the 16 day of April 2013. 

 

  

        Chairman 

 

ATTEST: 

 

  

Secretary 

 

Attachment:  Exhibit “A”: Conditions Requisite for Approval 
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EXHIBIT “A” 

 

SPECIAL EXCEPTION ORDER  2013-01 

 

CONDITIONS REQUISITE FOR APPROVAL 

SPECIAL EXCEPTION USE 

 

MAR VISTA RESTAURANT 

760 BROADWAY 

 

1. The principal use of the property shall be a restaurant that provides indoor dining, 

outdoor dining, or both types of dining. 

2. The outdoor dining areas shall be used only for food service, drink service, as a 

waiting area, and for casual seating. 

3. All food and drink preparations shall take place within the confines of an enclosed 

restaurant building located on the same site as the second story outdoor dining 

areas. 

4. The approved outdoor dining areas shall not have permanent climate control 

equipment, but portable space heaters and fans, including permanently installed 

ceiling fans, are permitted. 

5. Safe and convenient ingress and egress to the property in compliance with the 

Florida Building Code and Life Safety Code shall be maintained. 

6. The outdoor dining areas shall be considered an expansion of the restaurant.  

Accordingly, the outdoor dining area shall be designed in such a manner that will 

maintain a free, unobstructed connection between the restaurant and outdoor 

dining areas. All regulations that pertain to restaurant dining areas shall apply to 

outdoor dining areas. 

7. The entire ground service area of the outdoor dining areas shall have an improved 

walking surface. 

8. The entire perimeter of the outdoor dining areas shall be physically delineated by 

the improved walking surface, railing, fencing, a wall, landscaping, or similar 

device deemed by the Planning and Zoning Board to be consistent with the intent 

of this subsection. 

9. The hours of operation for the outdoor dining areas or private dining room shall be 

limited to 11:30 a.m. to 10:00 p.m. 

10. The private meeting room and second story deck on the existing office/storage 

building located north of the restaurant building cannot have dining seating and is 

not considered an outdoor dining area. It is restricted to private functions with 

limited service of hor d’oeuvres and drinks. 

11. No music or amplified voices shall be allowed in the outdoor dining areas. Noise 

shall not be audible more than 50 feet from the property boundary and shall 

otherwise be in accordance with Section 130.02, Loud and Unnecessary Noise, of 

the Town Code, as may be amended. 
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12. All lighting used in conjunction with the outdoor dining areas shall be designed 

and installed in a manner to avoid glare being directed toward a public or private 

right-of-way, adjacent property, and the Gulf of Mexico pursuant to Chapter 100 of 

the Town Code, Sea Turtles, as may be amended. 

13. The outdoor dining areas shall be screened from all adjacent properties and 

rights-of-way. The required landscaped screening shall comply with the standards 

contained in Section 158.154(A)(1) and (2), except that the required screening in 

a street or waterfront yard shall have a maximum height of three feet and the 

required screening in the side, rear or nonrequired yards shall have a maximum 

height of six feet above the finished floor of the outdoor dining area. In addition, 

the required screen shall be at least 80 percent opaque. 

14. All furniture within the outdoor dining areas shall be portable, meaning that such 

furniture shall be easily removable from the outdoor dining area. Portable furniture 

may include tables, and chairs. In the event of a tropical storm, the furniture shall 

be physically secured or stored within the restaurant building or other on-site 

enclosed storage area. 

15. No signs, unless specifically exempted in the Town Sign Code, shall be permitted 

within the outdoor dining area. 

16. The applicant is proposing to increase the total number of indoor or outdoor seats 

at the restaurant by 11 seats.  The increase would subject the property owner to 

an assessment of a sewer/water connection fee in accordance with Town Code 

Chapter 51, Charges, Rates and Billing. 

17. Except as herein modified and amended, the conditions of all previous resolutions 

and site plan exemptions for the site shall remain in full force and effect. 

18. The special exception to allow for the construction of a second story outdoor 

dining area shall expire 12 months from the date of grant, unless appealed and 

extended by action of the Town Commission, if by that date the use for which the 

special exception was granted has not been commenced. An appeal for extension 

shall show that commencement of the use is being actively pursued by evidence 

of an application for a building permit, preliminary plat, or site and development 

plan, or other evidence satisfactory to the Town Commission; said extension shall 

not exceed six months. 

19. The special exception for the second story outdoor dining area shall expire 12 

months following the discontinuance of the use for which the special exception 

was granted. 

20. The special exception for the second story outdoor dining area is contingent upon 

obtaining a Site Plan amendment prior to submitting an application for building 

permits to construct the roof. 

21. Building plans shall include fire suppression systems, appropriate exit signage, 

portable fire extinguishers, fire alarm systems, and emergency lighting as 

approved by the Town Fire Marshal, prior to the issuance of any building permits. 

22. Subsequent to receiving site plan approval from the Town Commission, three sets 

of the approved site plan materials, with the necessary changes to meet all 

applicable conditions of the adopted resolution of approval, shall be submitted to 
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the Planning, Zoning and Building Department for final compliance review.  The 

site plan materials shall include all plan sheets included in the application packet 

and photocopies of all applicable outside agency permits.  A building permit 

application must include the approved site plan with staff’s compliance review 

stamp of approval. 

23. Approval of the proposed special exception shall be subject to payment of all staff 

review charges. 


