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November 17th, 2014 
 
Ms. Alaina Ray, AICP 
Town of Longboat Key 
Planning, Zoning & Building Department 
501 Bay Isles Road 
Longboat Key, FL 34228 
 
RE: Mar Vista Restaurant Renovation 
 Special Exception Application   
 LTA Project No.: 417.03.01.10 
 
Dear Alaina: 
 
On behalf of our client, we are re-submitting the Special Exception Application along with 
supporting information for the Mar Vista Restaurant. The proposed renovation includes 
the addition of a 2nd story deck over the existing outdoor deck dining area.  52 of the 
existing indoor seats are proposed to be relocated to the new upstairs outdoor dining 
area, no new seats are proposed.  The 2-story office/storage building will remain in its 
current state with no proposed renovations.  Mar Vista previously received approval in 
2006 and 2008 for a commercial revitalization waiver to utilize 6 of the existing dock slips 
towards meeting the parking calculations.  The parking calculations have been revised 
based on net patron area based on Section 158.178(a)(1)(b)(iv) for the ground floor 
areas and based on 158.128 for the seats proposed to be relocated upstairs.  As such, 
parking meets the minimum requirements.  See Sheet 1 of the Special Exception Plan 
Set for details. 

An application for a special exception for outdoor dining shall state how the proposed 
outdoor dining meets each of the criteria required for a special exception. Please find the 
following response to each of the applicable criteria in the application. 

158.126- Special Exception: 
 
As per Town Code Section 158.126(A), before any special exception shall be granted, 
the Planning and Zoning Board shall make a written finding that the granting of the 
special exception will not adversely affect the public interest and certifying that the 
specific requirements governing the individual special exception, if any, have been met 
by the petitioner and that, further, satisfactory provision and arrangement has been 
made concerning the following matters, where applicable. The applicant shall address, 
and provide answers where necessary. 

 
(A) Compliance with all elements of the Comprehensive Plan.  

The proposed special exception complies with all applicable elements of 
the Comprehensive Plan.  Refer to attached updated Comprehensive Plan 
Analysis for details. 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PREPARED FOR: 
LTA ENGINEERS, LLC. 
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I.   INTRODUCTION 
 
Grimail Crawford has been retained to conduct a transportation study for the Mar 

Vista Restaurant expansion (Project). The Project site is located in Longboat 

Key, off of Broadway Street east of SR 789/Gulf of Mexico Drive. This location is 

illustrated in Figure 1. The Project will be an expansion of the existing restaurant, 

increasing the total square footage from 6,443 to 7,895, an increase of 1,452 

square feet. The transportation analysis outlined below provides an evaluation of 

the existing conditions and the projected traffic conditions relative to the 

proposed additional square footage. Future conditions are analyzed for the year 

2017, assuming a three year build-out for the Project. A site plan is provided in 

Appendix 1.   

 

This analysis is an update to the previously-approved transportation analysis 

conducted in November 2012 by Grimail Crawford.  The current analysis reflects 

the previously-approved methodology but considers 2014 traffic count data, as 

well as the most current technical standards and procedures. 

 

 



Mar Vista Restaurant
Longboat Key, Florida

Project Site Location
FIGURE 1

November 2014

Key:

= Project Site
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II. PROJECT TRAFFIC GENERATION ESTIMATES 
 

The proposed expansion will add indoor and outdoor space to the existing Mar 

Vista restaurant.  While the number of seats at the restaurant will not be 

increased as a part of the expansion, it is assumed for the purpose of this 

analysis that the additional square footage will add vehicular traffic at the Project 

site.  Trip generation for the additional square footage was determined using 

ITE’s Trip Generation Manual, 9th Edition.  The restaurant is located within 

walking distance of many residential units and is also accessible by boat.  The 

Trip Generation Manual does not have a land use code that reflects these 

specific characteristics.    Therefore, a PM peak hour traffic count was conducted 

at the existing Mar Vista restaurant to compare its actual trip rate to the trip rates 

from the Trip Generation Manual.  The count of actual vehicular traffic, adjusted 

to reflect peak season conditions, reports 16 entering and 4 exiting trips during 

the PM peak hour, with a resulting PM peak hour trip rate of 3.10 trips per 1,000 

square feet.  This is well below the rates of similar restaurant types listed in the 

Trip Generation Manual. As a conservative approach, the “Quality Restaurant” 

land use (LUC 931) was applied to the new square footage for the Project.  This 

land use has an associated PM peak hour trip rate of 7.49 trips per 1,000 square 

feet, which is significantly larger than the measured rate at the existing 

restaurant.  The resulting trip generation for the proposed additional square feet 

is reported in Table 1. 
 
Table 1: Trip Generation (Proposed Additional Square Footage) 

 

In Out

Quality Restaurant 931 1,452 s.f. 7 4

Source : ITE Trip Generation Manual, 9th Edition, 2012

Land Use

Gross PM Peak 
Hour Trips

UnitsSize
ITE 
LUC
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As reported in Table 1, the restaurant expansion is estimated to generate 11 

additional PM peak hour trips for this analysis.  Documentation from the Trip 

Generation Manual for the “Quality Restaurant” land use is provided in Appendix 
2.  The traffic count for the existing restaurant is also provided in Appendix 2. 

 
 
 
III. PROJECT DISTRIBUTION AND ASSIGNMENT 
 

It was assumed that all vehicular traffic to the Project would arrive and depart by 

travelling on Gulf of Mexico drive to/from Broadway Street.  Traffic assignments 

to the roadway network were estimated using a turning movement count at Gulf 

of Mexico Drive and Broadway Street. The volumes from this count associated 

with Broadway Street suggest that approximately 56% of Project trips will travel 

to/from the north on Gulf of Mexico Drive, with the remaining 44% travelling 

to/from the south.  The estimated Project traffic volumes (corresponding to the 

additional square footage) at the intersection of Gulf of Mexico Drive and 

Broadway Street are illustrated in Figure 2.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Mar Vista Restaurant
Longboat Key, Florida

Project Traffic
(for additional square feet)

FIGURE 2

November 2014

Key:

Project

XXX = PM Peak 

Hour Traffic
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IV. IMPACT STUDY AREA 
 

Consistent with the previously-approved transportation methodology for the 

Project, the study area for this analysis comprises Gulf of Mexico Drive, from the 

Town of Longboat Key town limit to Binnacle Point Drive, and the intersection of 

Gulf of Mexico Drive/Broadway Street.  

 

 

 

 

V. EXISTING CONDITIONS 
 

The Project site accesses Gulf of Mexico Drive via Broadway Avenue.  Gulf of 

Mexico Drive is the first-accessed regulated roadway, and in the area of the 

Project is a two-lane, uninterrupted State roadway with two-way left-turn storage.  

The posted speed limit is 45 MPH.  This area is served by SCAT Route 18 

(Longboat Key Trolley) with 1-hour headways, and service seven days a week.  

Bus stops are located along each side of Gulf of Mexico Drive just south of 

Broadway Street. 

 

This section of Gulf of Mexico Drive also has a marked bicycle lane on the east 

side of the roadway, and an unmarked paved shoulder on the west side of the 

roadway.  An 8-foot multi-use trail is located in the right-of-way on the east side 

of the roadway. 

 

Existing traffic conditions at the intersection of Gulf of Mexico Drive and 

Broadway Street were established by collecting a PM peak hour turning 

movement count (from 4:00 PM to 6:00 PM) at the intersection. These counts 

were seasonally adjusted using the peak season conversion factor from the 2013 
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Florida Traffic Information DVD.  For the roadway of Gulf of Mexico Drive, the 

most recent FDOT count (station 5061) from the 2013 Florida Traffic Information 

DVD was used.  For Gulf of Mexico Drive, the standard FDOT roadway K of 0.09 

and D of 0.535 was used to establish peak hour directional volumes.  A copy of 

the traffic counts and peak season correction factor are provided in Appendix 3, 

and the existing intersection volumes are illustrated in Figure 3. 
 

 

 



Existing Traffic (2014)
FIGURE 3

November 2014

Key:

XXX = PM Peak 

Hour Traffic

Project

Mar Vista Restaurant
Longboat Key, Florida
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NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB

Gulf of 
Mexico Dr North Town Limit

Binnacle 
Point Dr 2 414 360 E 1640 1640 B B

*Obtained from FDOT Generalized Tables, 12/18/12 version (Table 7, uninterrupted flow highway)

FromRoadway

Existing 
PM Pk. Hr. 
Volumes

Existing 
PM Pk. Hr.

 LOS

Adopted 
Service 
Volume*

No. 
LanesTo

Adopted 
LOS 

Standard

Roadway capacity analysis for existing conditions was performed using the 

service volumes from FDOT’s Generalized Tables (12/18/12 version). Table 2 

reports the existing roadway volume and service volume comparisons and 

indicates that the study segment currently meets LOS standards.  
  
 

Table 2: Roadway Capacity Analysis – Existing Conditions 
 
 
 
 
 
 
 
 
 
 
 

At the Gulf of Mexico Drive/Broadway Street intersection, analysis was 

performed using HCS 2010 software, for two-way stop control conditions. HCS 

returns an LOS of “C” for eastbound traffic, “C” for westbound traffic, and “A” for 

NB left-turn and SB left-turn traffic.  These levels of service are all within the 

Town’s adopted LOS standard of E for Gulf of Mexico Drive, and they indicate 

acceptable operations during existing PM peak hour conditions. HCS worksheets 

for the existing year analysis are provided in Appendix 4. 

 
 
VI. BACKGROUND VOLUMES 
 

Background (future, non-Project) traffic was projected to the year 2017 using an 

annual growth rate of 1% on Gulf of Mexico Drive. Historical AADT data on Gulf 

of Mexico Drive (provided in Appendix 5) indicate flat or slightly negative growth 

over the past 5 to 15 years, and the 1% growth rate was therefore chosen as a 

conservative minimum value. The resulting projection of background traffic 

volumes is documented in Appendix 6.  
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NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB

Gulf of 
Mexico Dr

North 
Town Limit

Binnacle 
Point Dr 414 360 1.00% 426 371 2 4 428 375 1640 1640 C B

Roadway From To

Existing 
PM Peak Hour. 
Volumes (2014)

Future PM 
Peak Level of 
Service (2017)

Total Traffic 
Volumes (2017)

Background 
Volumes (2017)

Annual 
Growth 

Rate

Adopted 
Service 

Volumes

Project Taffic 
Volumes

VII. FUTURE TOTAL CONDITIONS 
 

To develop total traffic volumes for the year 2017, Project trips were added to 

background traffic volumes. This process is documented in Appendix 6, and 
Figure 4 illustrates the future total volumes at the intersection of Gulf of Mexico 

Drive and Broadway Street.  

 

Roadway capacity analysis for total conditions was again performed using the 

generalized service volumes. Table 4 below reports the capacity analysis and 

indicates that the study segment will continue to operate within the adopted level 

of service standard through the build-out year.  

 
Table 3: Roadway Capacity Analysis – Total Traffic Conditions 

 
 
 
 
 

 

 

 

HCS analysis of future total conditions at the Gulf of Mexico Drive/Broadway 

returns an LOS of “C” for eastbound traffic, “C” for westbound traffic, and “A” for 

NB left-turn and southbound left-turn traffic. These levels of service are all within 

the Town’s adopted LOS standard of E for Gulf of Mexico Drive, and they 

indicate acceptable operations during the PM peak hour for total traffic 

conditions. HCS worksheets for the future year analysis are provided in 

Appendix 7.  

 

 
 
 
 
 
 



Mar Vista Restaurant
Longboat Key, Florida

Total Traffic (2017)
FIGURE 4

November 2014

Key:

XXX = PM Peak 

Hour Traffic

Project
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VIII. COMPLIANCE WITH COMPREHENSIVE PLAN 
 
In order to ensure that the Project complies with the Town of Longboat Key’s 

Comprehensive Plan, the relevant Objectives and Policies from the 

Transportation Element have been reproduced and addressed below in the 

bolded notes:  

 

OBJECTIVE 1.1 
The Town will develop a multi-modal transportation system that provides 
for safe and efficient movement by walking, cycling, and transit service 
while also taking advantage of opportunities to improve traffic flow 
circulation on public roads. 

 
Policy 1.1.1 
The Town adopts the following peak-season, peak-hour LOS standards 
for each listed facility: 
 

1) Local and collector roads –LOS C 
2) Urban collectors – LOS E 

The peak-season adjustment factor will be determined annually through 
coordination with the Florida Department of Transportation (FDOT), 
District 1 Office. The Town’s Future Transportation network is identified on 
Figure 2. 

 
Note: Analysis indicates that the LOS under peak season 
conditions in each direction on Gulf of Mexico Drive will meet 
the LOS standard of E under total traffic conditions in 2017.  

 
Policy 1.1.2 
All intersections on Gulf of Mexico Drive (GMD, SR 789), within the Town, 
will operate at LOS E or better in the peak season peak hour. All other 
intersections, within the Town, will operate at LOS D or better. 

 
Note: HCS analysis indicates that the intersection of Broadway 
Street and Gulf of Mexico Drive will operate at an acceptable 
LOS under total traffic conditions in 2017.  

 
Policy  1.1.3 
The Town will monitor traffic growth to ensure that the adopted LOS 
standards are not exceeded before the approval of future additional 
development. 

 



Grimail Crawford, Inc. Mar Vista Restaurant November 2014
 13  

 

Note: The transportation analysis demonstrates that the 
Project will not cause the LOS to drop below standard on 
either the adjacent segment of Gulf of Mexico Drive or the 
adjacent intersection of Gulf of Mexico Drive and Broadway 
Street.  

 
Policy 1.1.4 
The Town will ensure that comprehensive plan amendments and 
development activities provide adequate, safe, convenient and context-
appropriate on-site and off-site transportation infrastructure, including 
alternative modes of transportation, in order to preserve the health, safety 
and welfare of the citizens of and visitors to the Town of Longboat Key. 

 
Note:  The transportation analysis demonstrates that the 
proposed development will not cause any substandard levels 
of service on Gulf of Mexico Drive, and that the first-accessed 
intersection will continue to operate acceptably with the 
Project.   
 
Alternative modes of transportation are also accommodated at 
the location of the Project.  A bus stop for SCAT Route 18 is 
located near the Project on Gulf of Mexico Drive, which 
provides hourly transit service.  A bike lane on Gulf of Mexico 
Drive, and a multi-purpose trail across the street from the 
Project running parallel to Gulf of Mexico Drive, will 
accommodate bicycle and pedestrian transportation to and 
from the site.  

 
Policy 1.1.5 
Pursuant to the provisions of Chapter 2011-1398, Laws of Florida, the 
Town considers GMD (SR 789) an important state transportation facility 
and shall monitor its function and operation as well as safety within and 
along its corridor. 
 

Note: Traffic counts collected near the Project indicate that 
Gulf of Mexico Drive/SR 789 is currently operating within the 
adopted level of service standard in both directions during the 
PM peak hour. With background growth to the year 2017 and 
the addition of Project trips, the roadway is expected to 
continue operating at within the adopted level of service 
standard. Therefore, an acceptable PM peak hour level of 
service on SR 789 is anticipated at least through the year 2017.  
 

Policy 1.1.9 
In addition to the requirements of Policies 1.1.6 and 1.1.7, all 
comprehensive plan amendments and development orders, regardless of 
their trip generation volumes, shall provide safe, convenient, and 
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operationally sound access to and movement within a development site 
for all users, particularly pedestrians, including: 
 

1) Site access, including access from and to GMD (SR 789) and collector 
roads; 

2) Internal circulation; 
3) Connectivity to the public right-of-way and adjacent sites; and 
4) Pedestrian-orientated amenities as appropriate (i.e. bus shelters/stops, 

awnings and shade trees, etc.). 

 
Note:  As previously noted, the transportation analysis 
demonstrates the proposed development will not cause any 
substandard levels of service on Gulf of Mexico Drive, and that 
the first accessed intersection will continue to operate 
acceptably with the Project.   
 
Finally, a multi-purpose trail and a bus-stop at the site provide 
for alternative modes of transportation. 
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IX. CONCLUSION 
 
This traffic study was prepared to evaluate the potential impacts that the Mar 

Vista Restaurant expansion will have on the surrounding roadway network in 

2017. The findings of this analysis indicate that the roadways and intersections 

within the study area will meet the adopted level of service standards under total 

traffic conditions (including the Project) in 2017.   

 

Furthermore, the analysis indicates that the first accessed intersection of Gulf of 

Mexico Drive and Broadway Street will operate acceptably under build out 

conditions. 

 

Finally, a review of the analysis and findings of the study show that the proposed 

development will be consistent with the Goals, Objectives, and Policies of the 

Town of Longboat Key Comprehensive Plan. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 
 

 

 

 

 

APPENDIX 1 

SITE PLAN 
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APPENDIX 2 

ITE TRIP GENERATION SHEET/EXISTING 

RESTAURANT TRAFFIC COUNT 

 

 

 

 

 

 

 





Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

Report generated on 11/12/2014 5:56 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

LOCATION: Mar Vista Dwy -- Broadway St QC JOB #: 13138202
CITY/STATE: Longboat Key, FL DATE: Thu, Nov 06 2014

15-Min Count
Period

Beginning At

Mar Vista Dwy
(Northbound)

Mar Vista Dwy
(Southbound)

Broadway St
(Eastbound)

Broadway St
(Westbound)

Total Hourly
Totals

Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
4:00 PM 2 0 0 0 0 0 0 0 0 6 1 0 1 3 0 0 13
4:15 PM 1 0 0 0 0 0 0 0 0 3 1 0 0 2 0 0 7
4:30 PM 2 0 0 0 0 0 0 0 0 8 0 0 0 0 0 0 10
4:45 PM 1 0 0 0 0 0 0 0 0 5 3 0 1 0 0 0 10 40
5:00 PM 0 0 0 0 0 0 0 0 0 6 2 0 0 3 0 0 11 38
5:15 PM 0 0 0 0 0 0 0 0 0 4 3 0 1 1 0 0 9 40
5:30 PM 1 0 0 0 0 0 0 0 0 6 1 0 0 3 0 0 11 41
5:45 PM 2 0 0 0 0 0 0 0 0 11 5 0 1 2 0 0 21 52

Peak 15-Min Northbound Southbound Eastbound Westbound
TotalFlowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 8 0 0 0 0 0 0 0 0 44 20 0 4 8 0 0 84
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0
Pedestrians 0 0 0 0 0

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Railroad

Stopped Buses
Comments:

Peak-Hour: 5:00 PM -- 6:00 PM
Peak 15-Min: 5:45 PM -- 6:00 PM

3 0 0

000

0

27

11 2

9

0

3

0

38

11

0

13

27

12

0.62

0.0 0.0 0.0

0.00.00.0

0.0

0.0

0.0 0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

2

2

0 0

0 0 0

000

0

1

0 0

0

0

NA

NA

NA NA

NA

NA

NA NA

11+2 = 13 entering
3 exiting
x 1.2 (PSCF) = 16 entering, 4 exiting



 

 

 

 

 

 

 

APPENDIX 3 

EXISTING TRAFFIC COUNT/PEAK 

SEASON CONVERSION FACTOR 

 

 

 

 

 

 

 



Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

Report generated on 11/12/2014 5:56 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

LOCATION: Gulf of Mexico Dr -- Broadway St QC JOB #: 13138201
CITY/STATE: Longboat Key, FL DATE: Thu, Nov 06 2014

15-Min Count
Period

Beginning At

Gulf of Mexico Dr
(Northbound)

Gulf of Mexico Dr
(Southbound)

Broadway St
(Eastbound)

Broadway St
(Westbound)

Total Hourly
Totals

Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
4:00 PM 1 92 8 0 11 46 2 0 1 2 3 0 8 3 9 0 186

 

4:15 PM 1 79 6 0 6 57 3 0 2 1 4 0 5 2 7 0 173
 4:30 PM 3 106 6 0 11 80 2 0 1 1 4 0 4 0 6 0 224

4:45 PM 3 96 7 0 11 48 0 0 3 0 3 0 5 1 9 0 186 769
5:00 PM 0 120 7 0 9 65 2 0 0 1 1 0 3 1 7 0 216 799
5:15 PM 4 91 8 0 5 36 3 0 1 3 4 0 3 2 4 0 164 790
5:30 PM 1 72 9 0 5 46 2 0 0 1 1 0 5 1 4 0 147 713
5:45 PM 1 56 17 0 9 42 1 0 5 1 5 0 4 1 6 0 148 675

Peak 15-Min Northbound Southbound Eastbound Westbound
TotalFlowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 12 424 24 0 44 320 8 0 4 4 16 0 16 0 24 0 896
Heavy Trucks 0 16 0 0 8 0 0 0 0 4 0 0 28
Pedestrians 0 0 0 0 0

Bicycles 0 0 0 1 3 0 0 0 0 0 0 0 4
Railroad

Stopped Buses

Comments:

Peak-Hour: 4:15 PM -- 5:15 PM
Peak 15-Min: 4:30 PM -- 4:45 PM

7 401 26

372507

6

3

12 17

4

29

434

294

21

50

436

279

66

18

0.89

0.0 4.7 0.0

0.04.00.0

0.0

0.0

0.0 5.9

0.0

3.4

4.4

3.4

0.0

4.0

4.6

3.9

0.0

0.0

7

4

0 0

0 2 0

160

0

2

0 0

1

2

NA

NA

NA NA

NA

NA

NA NA



 2013 Peak Season Factor Category Report - Report Type: ALL
Category: 1303  BEACH AREAS
                                                MOCF: 0.89
Week          Dates               SF            PSCF
================================================================================
  1    01/01/2013 - 01/05/2013    1.04          1.17
  2    01/06/2013 - 01/12/2013    0.99          1.11
  3    01/13/2013 - 01/19/2013    0.95          1.07
  4    01/20/2013 - 01/26/2013    0.93          1.04
* 5    01/27/2013 - 02/02/2013    0.92          1.03
* 6    02/03/2013 - 02/09/2013    0.91          1.02
* 7    02/10/2013 - 02/16/2013    0.90          1.01
* 8    02/17/2013 - 02/23/2013    0.89          1.00
* 9    02/24/2013 - 03/02/2013    0.88          0.99
*10    03/03/2013 - 03/09/2013    0.88          0.99
*11    03/10/2013 - 03/16/2013    0.87          0.98
*12    03/17/2013 - 03/23/2013    0.87          0.98
*13    03/24/2013 - 03/30/2013    0.88          0.99
*14    03/31/2013 - 04/06/2013    0.89          1.00
*15    04/07/2013 - 04/13/2013    0.90          1.01
*16    04/14/2013 - 04/20/2013    0.91          1.02
*17    04/21/2013 - 04/27/2013    0.93          1.04
 18    04/28/2013 - 05/04/2013    0.95          1.07
 19    05/05/2013 - 05/11/2013    0.97          1.09
 20    05/12/2013 - 05/18/2013    0.99          1.11
 21    05/19/2013 - 05/25/2013    1.00          1.12
 22    05/26/2013 - 06/01/2013    1.01          1.13
 23    06/02/2013 - 06/08/2013    1.02          1.15
 24    06/09/2013 - 06/15/2013    1.03          1.16
 25    06/16/2013 - 06/22/2013    1.04          1.17
 26    06/23/2013 - 06/29/2013    1.04          1.17
 27    06/30/2013 - 07/06/2013    1.05          1.18
 28    07/07/2013 - 07/13/2013    1.05          1.18
 29    07/14/2013 - 07/20/2013    1.05          1.18
 30    07/21/2013 - 07/27/2013    1.06          1.19
 31    07/28/2013 - 08/03/2013    1.07          1.20
 32    08/04/2013 - 08/10/2013    1.09          1.22
 33    08/11/2013 - 08/17/2013    1.10          1.24
 34    08/18/2013 - 08/24/2013    1.11          1.25
 35    08/25/2013 - 08/31/2013    1.13          1.27
 36    09/01/2013 - 09/07/2013    1.14          1.28
 37    09/08/2013 - 09/14/2013    1.16          1.30
 38    09/15/2013 - 09/21/2013    1.17          1.31
 39    09/22/2013 - 09/28/2013    1.15          1.29
 40    09/29/2013 - 10/05/2013    1.12          1.26
 41    10/06/2013 - 10/12/2013    1.10          1.24
 42    10/13/2013 - 10/19/2013    1.08          1.21
 43    10/20/2013 - 10/26/2013    1.07          1.20
 44    10/27/2013 - 11/02/2013    1.07          1.20
 45    11/03/2013 - 11/09/2013    1.07          1.20
 46    11/10/2013 - 11/16/2013    1.07          1.20
 47    11/17/2013 - 11/23/2013    1.07          1.20
 48    11/24/2013 - 11/30/2013    1.06          1.19
 49    12/01/2013 - 12/07/2013    1.06          1.19
 50    12/08/2013 - 12/14/2013    1.05          1.18
 51    12/15/2013 - 12/21/2013    1.04          1.17
 52    12/22/2013 - 12/28/2013    0.99          1.11
 53    12/29/2013 - 12/31/2013    0.95          1.07

* Peak Season

Page 4 of 9

45 11/03/2013 - 11/09/2013 1.07 1.20



                                                FLORIDA DEPARTMENT OF TRANSPORTATION
                                              2013 Annual Average Daily Traffic Report - Report Type: ALL

     County: 13    MANATEE      

      Site                                                                               AADT       "K"    "D"     "T"
Site  Type  Description                                        Direction 1  Direction 2  Two-Way    FCTR   FCTR   FCTR
====  ====  ================================================   ===========  ===========  =======   =====  ======  =====
5061        SR789/LONGBOAT KEY, NORTHWEST OF BINNACLE POINT    N     4300E  S     4300E   8600 F     9.0   53.5F   3.6P

 Site Type  : Blank= Portable; T= Telemetered
"K" Factor  : Department adopted standard K factor begining with count year 2011
 AADT Flags : C= Computed; E= Manual Est; F= First Year Est; S= Second Year Est; T= Third Year Est; X= Unknown
"D/T" Flags : A= Actual; F= Factor Catg; D= Dist Funcl; P= Prior Year; S= Statewide Default; W= One-Way Road; X= Cross Ref

21-Feb-2014 12:51:26                            Page 1 of 1                                         
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TWO-WAY STOP CONTROL SUMMARY
General Information Site Information 
Analyst RWM 
Agency/Co. GCI 
Date Performed 11/2014 
Analysis Time Period PM Peak Hour 

Intersection Gulf of Mexico/Broadway 
Jurisdiction Longboat Key 
Analysis Year 2014 Existing 

Project Description     Mar Vista Expansion 
East/West Street:   Broadway Street North/South Street:  Gulf of Mexico Drive 
Intersection Orientation:  North-South Study Period (hrs):  0.25 

Vehicle Volumes and Adjustments
Major Street Northbound Southbound 
Movement 1 2 3 4 5 6

L T R L T R
Volume (veh/h) 8 481 31 44 300 8 
Peak-Hour Factor, PHF 0.89 0.89 0.89 0.89 0.89 0.89 
Hourly Flow Rate, HFR 
(veh/h) 8 540 34 49 337 8 

Percent Heavy Vehicles 2 -- -- 2 -- --
Median Type Undivided 
RT Channelized 0 0 
Lanes 1 1 1 1 1 0 
Configuration L T R L TR 
Upstream Signal 0 0 
Minor Street Eastbound Westbound 
Movement 7 8 9 10 11 12

L T R L T R
Volume (veh/h) 7 4 14 20 5 35 
Peak-Hour Factor, PHF 0.89 0.89 0.89 0.89 0.89 0.89 
Hourly Flow Rate, HFR 
(veh/h) 7 4 15 22 5 39 

Percent Heavy Vehicles 2 2 2 2 2 2 
Percent Grade (%) 0 0 
Flared Approach N N 
   Storage 0 0 
RT Channelized 0 0 
Lanes 0 1 0 0 1 0 
Configuration LTR LTR 
Delay, Queue Length, and Level of Service
Approach Northbound Southbound Westbound Eastbound 
Movement 1 4 7 8 9 10 11 12
Lane Configuration L L LTR LTR 
v (veh/h) 8 49 66 26 
C (m) (veh/h) 1214 999 327 335 
v/c 0.01 0.05 0.20 0.08 
95% queue length 0.02 0.15 0.74 0.25 
Control Delay (s/veh) 8.0 8.8 18.8 16.6 
LOS A A C C 
Approach Delay (s/veh) -- -- 18.8 16.6 
Approach LOS -- -- C C 

Copyright © 2010 University of Florida, All Rights Reserved     HCS+TM   Version 5.6 Generated:  11/17/2014    11:01 AM
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APPENDIX 5 

HISTORICAL AADT DATA 



                           Florida Department of Transportation                           
                             Transportation Statistics Office                             
                                2013 Historical AADT Report                               

County: 13 - MANATEE

Site: 5061 - SR789/LONGBOAT KEY, NORTHWEST OF BINNACLE POINT DR

Year       AADT       Direction 1     Direction 2     *K Factor    D Factor    T Factor   
----    ----------    ------------    ------------    ---------    --------    --------   
2013       8600 F     N   4300        S   4300             9.00       53.50        3.60   
2012       8600 C     N   4300        S   4300             9.00       53.90        3.60   
2011       7500 F     N   3800        S   3700             9.00       54.50        6.80   
2010       7500 C     N   3800        S   3700            10.78       55.28        6.80   
2009       9200 C     N   4600        S   4600            11.40       53.60        4.00   
2008       8000 C     N   4000        S   4000            12.25       52.91        7.30   
2007       8500 C     N   4300        S   4200            12.15       51.63        5.80   
2006       8500 C     N   4300        S   4200            10.05       54.98        4.10   
2005       9800 C     N   4900        S   4900            10.40       54.10        5.80   
2004       8800 C     N   4400        S   4400            10.40       53.60        5.80   
2003       9200 C     N   4700        S   4500            10.10       53.80        4.10   
2002      11500 C     N   5800        S   5700            10.00       52.00        3.70   
2001      12700 C     N   6400        S   6300            10.50       54.00        2.70   
2000      10600 C     N   5300        S   5300            10.30       53.20        3.10   
1999      10900 C     N   5400        S   5500            10.40       55.30        4.50   
1998       9400 C     N   4700        S   4700            10.80       56.40        2.40   

        AADT Flags: C = Computed; E = Manual Estimate; F = First Year Estimate            
                    S = Second Year Estimate; T = Third Year Estimate; F = Fourth Year Estimate   
                    V = Fifth Year Estimate;  6 = Sixth Year Estimate; X = Unknown        
       *K Factor:  Starting with Year 2011 is StandardK, Prior years are K30 values       



 

APPENDIX 6 

TURNING MOVEMENT VOLUME 

CALCULATIONS 



MAR VISTA RESTAURANT EXPANSION
TURNING MOVEMENT VOLUME CALCULATIONS

Eastbound Westbound Northbound Southbound
L T R L T R L T R L T R

Existing Volumes
Raw Counts 6 3 12 17 4 29 7 401 26 37 250 7

Peak Season Conversion Factor 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20
Peak Season Volumes 7 4 14 20 5 35 8 481 31 44 300 8
% Turning Movements 28.0% 16.0% 56.0% 33.3% 8.3% 58.3% 1.5% 92.5% 6.0% 12.5% 85.2% 2.3%

PHF 0.89 0.89 0.89 0.89
% Heavy Vehicles 2% 2% 2% 2% 2% 2% 2% 5% 2% 2% 4% 2%

Background Traffic
Growth Rate 1.00% 1.00% 1.00% 1.00%

Total Background 7 4 14 21 5 36 8 495 32 45 309 8
Project Traffic

2 2 3 4
Total Traffic

7 4 14 23 5 38 8 495 35 49 309 8
TOTAL (2017)

BACKGROUND (2017)

Gulf of Mexico Dr and Broadway Street
P.M. Peak Hour

EXISTING (2014)

PROJECT
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TOTAL TRAFFIC HCS WORKSHEET 

 

 

 

 
 

 



TWO-WAY STOP CONTROL SUMMARY
General Information Site Information 
Analyst RWM 
Agency/Co. GCI 
Date Performed 11/2014 
Analysis Time Period PM Peak Hour 

Intersection Gulf of Mexico/Broadway 
Jurisdiction Longboat Key 
Analysis Year 2017 Total Traffic 

Project Description     Mar Vista Expansion 
East/West Street:   Broadway Street North/South Street:  Gulf of Mexico Drive 
Intersection Orientation:  North-South Study Period (hrs):  0.25 

Vehicle Volumes and Adjustments
Major Street Northbound Southbound 
Movement 1 2 3 4 5 6

L T R L T R
Volume (veh/h) 8 495 35 49 309 8 
Peak-Hour Factor, PHF 0.89 0.89 0.89 0.89 0.89 0.89 
Hourly Flow Rate, HFR 
(veh/h) 8 556 39 55 347 8 

Percent Heavy Vehicles 2 -- -- 2 -- --
Median Type Undivided 
RT Channelized 0 0 
Lanes 1 1 1 1 1 0 
Configuration L T R L TR 
Upstream Signal 0 0 
Minor Street Eastbound Westbound 
Movement 7 8 9 10 11 12

L T R L T R
Volume (veh/h) 7 4 14 23 5 38 
Peak-Hour Factor, PHF 0.89 0.89 0.89 0.89 0.89 0.89 
Hourly Flow Rate, HFR 
(veh/h) 7 4 15 25 5 42 

Percent Heavy Vehicles 2 2 2 2 2 2 
Percent Grade (%) 0 0 
Flared Approach N N 
   Storage 0 0 
RT Channelized 0 0 
Lanes 0 1 0 0 1 0 
Configuration LTR LTR 
Delay, Queue Length, and Level of Service
Approach Northbound Southbound Westbound Eastbound 
Movement 1 4 7 8 9 10 11 12
Lane Configuration L L LTR LTR 
v (veh/h) 8 55 72 26 
C (m) (veh/h) 1204 981 309 316 
v/c 0.01 0.06 0.23 0.08 
95% queue length 0.02 0.18 0.88 0.27 
Control Delay (s/veh) 8.0 8.9 20.2 17.4 
LOS A A C C 
Approach Delay (s/veh) -- -- 20.2 17.4 
Approach LOS -- -- C C 

Copyright © 2010 University of Florida, All Rights Reserved     HCS+TM   Version 5.6 Generated:  11/16/2014    1:44 PM
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LTA Engineers, LLC – 2004 53rd Avenue East, Bradenton FL 34203 – 941-756-9100 2

(B) That the use is a permitted special exception use as set forth in the Schedule of 
Use Regulations.  
The current zoning for the property is C-1.  Outdoor Dining is a permitted 
and allowed special exception use within the C-1 zoning district. 

(C) Ingress and egress to property and proposed structures thereon with particular 
reference to automotive and pedestrian safety and convenience, traffic flow and 
control, and access in case of fire or catastrophe. Existing Site currently has 
one curb cut access to Lois Street and two curb cut access points to 
Broadway Avenue.  Both are public streets.  Refer to Site Plan Amendment 
sheet 2 for proposed traffic circulation patterns and pedestrian paths for 
ingress and egress to the restaurant.   

(D) Off-street parking and loading areas where required, with particular attention to 
the items in (3) above and the economic, noise, glare, or other effects of the 
special exception on adjoining properties and properties general in the district.  
A detailed Landscaping & Screening Plan, Sheet 2 is included in the 
Special Exception Plan Set.  In addition, a Proposed Deck Visibility Block 
Landscape Plan has been prepared by Michael Miller and is included as 
part of this application.  Existing vegetative buffers will be enhanced and 
will provide excellent screening & buffering of the site as shown on Sheet 
3, Landscape and Buffer Plan.  Parking calculations and parking space 
locations (including boat slips) are provided on Sheet 1 of the Special 
Exception Plan Set.  A Revitalization Waiver for the use of 6 boat slips as 
part of  the parking provided  was approved in Order #2006-04 and also in 
01-08-2008 Planning & Zoning Board.  Refer to Sheet 1 for details. 

(E) Refuse and service areas, with particular reference to items in (3) and (4) above.  
The existing dumpster is located with a separate access from Lois Avenue 
and meets the size and dimension requirements of the Zoning Code.  The 
surrounding properties are already heavily vegetated which provides a 
natural buffer from the refuse and service area.  Additional landscaping 
and opaque fence has been installed to further protect adjacent properties 
from noise, glare and other effects. 

(F) Utilities, with reference to locations, availability, and compatibility.  
Existing utility information is shown on the Site Plan. In addition, the 
following utilities will be modified or upgraded as applicable: relocated 
water, sewer and electrical service (See attached Architectural Plan and 
Lighting Plans); new elevator/elevator equipment room will require new 
electric service (See attached Architectural Plan); second floor dining area 
will require new electric for casual dining service (See attached 
Architectural Plan).  In addition, a sink(s) will be provided within the 
upstairs service area.  Since this is a renovation of an existing restaurant, 
there are no additional proposed utilities.  Only interior plumbing will be 
modified to accommodate the renovations.  Existing meter and backflow 
Sizes will be verified prior to building permit application based on the 
additional fixture units proposed. 

(G) Screening and buffering with reference to type, dimensions and character.  
A detailed Landscaping & Screening Plan (Sheet 2) is included in the 
Special Exception Plan Set.  Existing vegetative buffers will be enhanced  
and will provide excellent screening & buffer of the site as shown on Sheet 
2.  Additional landscaping is proposed at ground level and on the 2nd story 
to further enhance the screening and buffers.  Elevations are provided in 
the Architectural Plan Set from each of the four sides of the proposed 
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building renovation.  With the exception of the Sarasota Bay side, all other 
sides are screened to a minimum of 80% by a mix of solid walls, lattice 
planted with vines (confederate jasmine or equivalent) and enhanced with 
the potted areca palms.   

(H) Signs, if any, and proposed exterior lighting with reference to glare, traffic safety, 
economic effects, and compatibility and harmony with properties in the district. 
The existing site sign will remain.  Proposed lighting for the outdoor dining 
area will be as delineated on the Lighting Plans (Sheets ESL-1 and ESL-2) 
attached to the Site Plan Amendment Set. 

(I) Required yards and other open space. 
All minimum yard setbacks will be maintained.  The minimum allowable 
open space is 20% by Zoning Code.  This project will maintain a minimum 
of 30% open space which is well above the minimum required.  All required 
and provided yard setbacks are shown on the Site Plan, Sheet 2. 

(J) That the use conforms to all applicable regulations governing the district where 
located. 
The existing restaurant use and proposed 2nd floor outdoor dining area 
conforms to all applicable regulations governed by the C-1 zoning district. 

(K) Considerations relating to general compatibility with adjacent properties and 
other property in the district, including but not being limited to: 

a) Whether the proposed use would be contrary to the land use plan and 
would have an adverse effect on the Comprehensive Plan.  The existing 
(and proposed) use is consistent and conforms to the future land 
use designation as identified on the Town’s Future Land Use Map. 

b) Whether the proposed use would be compatible with the established land 
use pattern.  The proposed use is compatible with the established 
land use as the restaurant has been in existence since 1950. 

c) Whether the proposed use would materially alter the population density 
pattern and thereby increase or overtax the load on public facilities such 
as schools, utilities or streets.  A restaurant use does not add density 
population and therefore will not increase the load on schools.  No 
new seats are proposed as part of this application; therefore, the 
increase in load on the utilities or street systems will be de minimus. 

d) Whether changed or changing conditions find the proposed use to be 
advantageous to the community and the neighborhood.  This restaurant 
has been an established part of this community and neighborhood 
and will continue to provide quality dining and entertainment as part 
of it’s contribution to Longboat Key.  No additional seats are 
proposed as part of this special exception application. 

e) Whether the proposed use would adversely influence living conditions in 
the neighborhood.  The proposed use will not adversely influence 
living conditions in the neighborhood as the use has been in 
existence since 1950.  

f) Whether the proposed use would create or excessively increase traffic 
congestion or otherwise affect public safety.  A Transportation 
Concurrency Analysis has been prepared and provided as part of 
this application to demonstrate that no adverse impacts are created 
as a result of this application. 

g) Whether the proposed use would create a drainage problem.   The 
additional impervious surface proposed as part of this application is 
less than 9,000SF which is exempt from permitting from the Water 
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Management District and is considered de minimus.  The existing 
drainage retention volume is sufficient to accommodate the runoff 
from the site and meets the state water quality requirements.  The 
top of bank of existing pond will be elevated by 0.25’ on the bay side 
to provide additional water quality and storage benefits.  This site 
discharges directly to Sarasota Bay and will have no adverse effects 
on adjacent properties or rights of way. 

h) Whether the proposed use would seriously reduce the flows of light and 
air to adjacent areas.  The proposed use will have minimal impact on 
light and air reduction to the adjacent areas.  All minimum setback 
requirements are being greatly exceeded and the existing trees 
along property lines have achieved heights that exceed the 
proposed height of the second story structure. 

i) Whether the proposed use would adversely affect property values in the 
adjacent area.  The proposed use will have no impact on adjacent 
property values. 

j) Whether the proposed use would be a deterrent to the improvement or 
development of adjacent property in accordance with existing regulations.  
The proposed use will have no impact on the improvement or 
development of adjacent properties in accordance with existing 
regulations.  The use remains the same and the existing 2-story 
building and existing mature trees and vegetation along the property 
lines provide significant screening of the proposed 2nd story dining 
area. 

k) Whether the proposed use would be out of scale with the needs of the 
neighborhood or the Town.  The existing/proposed use continues to 
meet the needs of the Town and surrounding community and is 
consistent and in scale with the needs of the neighborhood and 
Town.  No new seats are proposed as part of this application; 
therefore, the use will remain consistent in its scale and serves the 
dining needs of the neighborhood and Town. 

 
Section 158.136- Outdoor dining for restaurants: 
 

(1)  The principal use of the property shall be a restaurant that provides indoor 
dining, outdoor dining, or both types of dining. Please clarify the types of dining 
offered at Mar Vista and in what percentages.  The restaurant currently 
provides indoor and outdoor dining.  Both types will continue to be 
offered.  12 seats will be provided at the indoor bar while the remaining 
157 seats will be outdoor dining which represents 93% of the total dining. 

(2) The outdoor dining area shall be used only for food service, drink service, as a 
waiting area and for casual seating. Please specify each type of service to be 
provided in the proposed outdoor dining area.  The 2nd floor outdoor dining 
area above the restaurant will be used for food service, drink service and 
dining area only.  No waiting area or casual seating area will be provided 
upstairs. 

(3)  All food and drink preparations shall take place within the confines of an 
enclosed restaurant building located on the same site as the outdoor dining 
area. All food and drink preparation will be provided within the downstairs 
kitchen and bar area.  The upstairs service area will be solely for refilling 
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beverages (water, soda, etc.) and for storing pre-packaged condiments 
for patrons utilizing the upstairs dining area above the restaurant.. 

(4)  An outdoor dining area shall be considered an expansion of a restaurant. 
Accordingly, an 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 regulation that pertains to restaurant dining areas 
shall apply to outdoor dining areas.  Acknowledged.  Refer to Architectural 
Plans for proposed soft connections between new and existing portions 
of the building. 

(5) An outdoor dining area may be located within the required street yard, the 
required canal, bay, or pass waterfront yard, and within a non-required yard, An 
outdoor dining area shall not be located in a any required side or rear yard 
when that yard abuts residential property.  Acknowledged.  The existing and 
proposed outdoor dining does lie within the 50’ waterfront yard setback; 
however, the Code provides an exception for waterfront dining to be 
located within the waterfront yard (20’ minimum).  All yard setbacks are 
delineated on Sheet 1 of the Special Exception Plan. 

(6) All outdoor dining areas shall meet the regulations for parking under Section 
158.128 as may be modified by subsection 158.178(A) (1).  See Sheet 1 of the 
Special Exception Plan for updated parking calculations based on net 
patron area consistent with Section 158.178(A)(1) for the 
downstairs/ground floor areas as well as Section 158.128 for the existing 
seats to be relocated to the proposed 2nd story dining area. 

(7) The entire ground service area of the outdoor dining area shall have an improved 
walking surface.  The walking surface of the 2nd floor dining area shall be 
wood/carpet or equivalent material. 

(8) The entire ground service area of the outdoor dining area 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.  All service areas within the 
outdoor dining shall be clearly delineated by railings, bar areas and 
signage.  See Architectural Plans for details. 

(9) Hours of Operation: When an outdoor dining area is located within 250 feet of 
residential property, service in the outdoor dining area shall not begin before 
8:00am and the outdoor dining area shall be vacated by 10:00pm, at which 
time, lights, other than safety and security lighting, shall be prohibited.   
The hours of operation for the outdoor dining area are 11:30a.m. to 10:00 
p.m. 

(10) No music or amplified voices shall be allowed in the outdoor dining area. Noise 
shall not be audible more than 50 feet from the commercial property an shall 
otherwise be in accordance with Section 130.02, Loud and Unnecessary Noise, 
of the Town code, as may be amended.  The applicant is aware of and 
agrees to this condition. 

(11) All lighting used in conjunction with an outdoor dining area 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.  The 
proposed areas shall be well-buffered from adjacent properties and 
rights-of-way. The applicant acknowledges that any installation of 
additional lighting must meet all code requirements and be approved by 
the town.  See Lighting Plans and details (Sheets ESL-1 & 2 of the Site 
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Plan Amendment Set).  See additional elevations provided as part of the 
Architectural Plan Set. 

(12) An outdoor dining area shall be screened from all adjacent properties and right-
of-ways. 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 height of three feet and the required 
screening in the side, rear, or non-required yards shall have a maximum height 
of six feet. In addition, the required screen shall be at least 80% opaque.  A 
detailed Landscaping & Screening Plan is included in the Special 
Exception Plan Set.  Existing vegetative buffers will be enhanced and will 
provide excellent screening & buffering of the site in its current condition.  
Additional landscaping is proposed at ground level and on the 2nd story 
to further enhance the screening and buffers.  Additional trees are 
proposed on the East buffer between Moore’s and is depicted on the 
Proposed Deck View and Sound Buffer Exhibit prepared by Michael Miller 

(13) All furniture within an outdoor dining area shall be portable, meaning that such 
furniture shall be easily removable from the outdoor dining area. Portable 
furniture may include tables, chairs, and umbrellas. The maximum diameter of 
an umbrella shall be eight feet and shall be fabric covered. 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.  All furniture 
utilized in the upstairs dining area shall be made of resin or equivalent 
materials similar to the existing furniture.  Furniture shall be removed by 
hand and stored within enclosed structures when not in use. 

(14) No signs, unless specifically exempted in the Town Sign Code, shall be 
permitted within the outdoor dining areas.   
The outdoor dining area shall be covered by a roof. The applicant agrees 
that all of the above criteria has or will be met, as applicable. 

(15) Any increase in the total number of seats at the restaurant in conjunction with 
the establishment of an outdoor dining area, may subject the property owner to 
an assessment of a sewer/water connection fee in accordance with Town Code 
Chapter 51, Charges, Rates and Billing. 
The restaurant is current paying for 11 units of sewer and water fees.  Per 
Town Code Section 51.02(J)(17), water and sewer units are calculated at 
1.5 units for each 15 seats or fraction thereof.  The restaurant will 
increase the payments accordingly and agrees to a condition as part of 
the approval process to increase the payment to cover 17 units which will 
cover the existing 169 seats. 
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We trust that this detailed analysis meets and exceeds the requirements for the Special 
Exception Application checklist and review criteria.   
 
Sincerely, 
 
LTA Engineers, LLC 
 
 
 
Lynn Townsend Burnett, P.E. 
Principal 
 
 
cc: Mark Anderson, Chiles Group 
 Ricinda Perry, Esq. 
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November 18, 2014 
 
Ms. Alaina Ray, AICP 
Town of Longboat Key 
Planning, Zoning & Building Department 
501 Bay Isles Road 
Longboat Key, FL 34228 
 
 
RE: Comprehensive Plan Analysis 

Special Exception for Mar Vista Restaurant Renovation 
 LTA Project No.: 417.03.01.10 
 
Dear Ms. Ray: 
 
On behalf of our client, we are submitting the following comprehensive plan analysis as 
part of the Special Exception Application.   
 
FUTURE LAND USE ELEMENT GOAL – To preserve and enhance the character of the Town of 
Longboat Key by the following: 1) ensuring that the location, density, intensity and character of 
land uses are responsive to the social and economic needs of the community and are consistent 
with the support capabilities of the natural and manmade systems; and, 2) maintaining an 
environment that is conducive to the health, safety, welfare, and property values of the 
community. 
 
The application request is consistent with Goal 1 of the Comprehensive Plan as it 
provides for an update to the restaurant to increase it’s economic viability within 
the community.  The restaurant has been in existence since 1950 and is a staple to 
the community it serves.  All proposed improvements associated with this request 
are consistent and compliant with the Town’s Codes and Regulations.  All state 
statutes are being adhered to in regards to Water Quality Requirements.  All 
associated state health department permits are in compliance.  There is a historic 
structure on the property that has been maintained and preserved.  As such, the 
restaurant maintains an environment that preserves the health, safety, welfare and 
property values of the community in which it is located and is consistent with all 
Objectives and Policies established as part of the Future Land Use Element Goal.  
 
TRANSPORTATION ELEMENT GOAL 1 – To provide a safe, convenient, efficient, and 
operationally acceptable multi-modal transportation system for residents and visitors in the Town 
of Longboat Key. (Ordinance 2012-06; Adopted: June 21, 2012) 
 
The application request is consistent with Goals, Objectives and Policies of the 
Transportation Element of the Comprehensive Plan as it provides for safe ingress 
and egress to the restaurant via existing public rights of way.  It provides for 
multi-modal means of access by providing pedestrian paths (sidewalks), bike 
parking, boat slips and canoe/kayak access and parking.  Specifically, Policies 
1.4.3, 1.4.4, 1.4.5., and 1.4.6 are provided for by this project and it’s associated 
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design elements.  In addition, as part of this application and development, the 
existing shell driveways will be regraded and stormwater will be redirected away 
from public rights of way which will improve the overall maintenance of the 
Town’s adjacent roadways (Broadway Street and Lois Avenue).  In accordance 
with Policy 1.8.3.; several Australian Pines have been or are proposed to be 
removed as part of this application.  An updated Transportation Concurrency 
Report with supporting calculations is provided to demonstrate consistency with 
Policy 1.1.6 and 1.1.8.  Policy 1.1.9 is achieved by the use of several means of 
ingress/egress from the Site; safe and efficient internal circulation; and pedestrian 
oriented amenities (bike racks and boat slips). 
 
CONSERVATION AND COASTAL MANAGEMENT ELEMENT GOAL 1 – The Town will maintain 
the quality of its environmental features. 
 
Although there are no wetlands located onsite, as part of this application, existing 
stormwater retention systems will be enhanced in accordance with Objective 1.2.  
Specifically, the project is achieving a stormwater retrofit consistent with Policies 
1.2.1, 1.2.2 and 1.2.3 by redirecting stormwater runoff into existing retention areas 
for treatment prior to discharge into Sarasota Bay.  Existing native plants and 
trees are being preserved and/or relocated onsite as necessary to maintain viable 
natural habitat for birds and wildlife.  Refer to Sheet 2 of the Special Exception 
Plan for the legend indicating which trees are existing and which are proposed.  In 
regards to Objective 1.5, the restaurant will continue to maintain hours and noise 
levels consistent with the Town’s Noise Ordinance.  Consistent with Objective 3.2, 
the restaurant meets and exceeds all required building setbacks and makes 
provision for safe storing of all outdoor dining furniture during storm events.  In 
summary, this project is consistent and complies with all applicable goals, 
objectives and policies of the Conservation and Coastal Management Elements of 
the Town’s Comprehensive Plan. 
 
 
INFRASTRUCTURE SUB-ELEMENT GOALS FOR WATER AND WASTEWATER  
 
The project meets all applicable Objectives and Policies for water and wastewater 
as current services are already provided to the restaurant. 
 
 
INFRASTRUCTURE SUB-ELEMENT GOALS FOR STORMWATER  
 
As part of the application process, a stormwater plan was provided in accordance 
with Objective 3.2 of the Stormwater Element of the Comprehensive Plan.  In 
addition, the existing Top of Bank of the stormwater retention pond is proposed to 
be raised an additional 3” which will significantly improve the water quality 
discharged from the site as well as provide additional treatment storage in excess 
of state requirements.  The existing shell driveway and parking areas are 
proposed to be regraded and new concrete installed within the rights of way at the 
entrances.  In addition, 6” depth of #57 Stone is proposed to be installed at the 
entrance drives to eliminate sand and shell tracking into the existing rights of way 
and being washed into the Town’s stormwater systems.  No direct discharge to 
Sarasota Bay is proposed as part of this application. 
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INFRASTRUCTURE SUB-ELEMENT GOALS FOR SOLID WASTE  
 
A copy of the grease trap maintenance agreement has been provided to the Town 
to demonstrate compliance with Objective 1.3.  In addition, the dumpster has been 
relocated to a concrete pad with fencing and buffers in accordance with the 
Town’s Codes and Regulations.  The stormwater treatment areas provide 
collection and treatment of any stormwater runoff from the dumpster area.  A 
drain has been installed within the dumpster to collect any grease or debris and is 
directed into the recently upgraded grease traps located on site. 
 
OTHER ELEMENTS OF COMPREHENSIVE PLAN NOT IDENTIFIED HEREIN ARE NOT 
APPLICABLE TO THIS TYPE OF PROJECT OR APPLICATION.  THESE INCLUDE 
INTERGOVERNMENTAL COORDINATION, CAPITAL IMPROVEMENTS, MANATEE COUNTY 
PUBLIC SCHOOL FACILITIES, SARASOTA COUNTY PUBLIC SCHOOL FACILITIES. 
 
In summary, we hereby certify that this project is consistent with all elements of 
the Comprehensive Plan and is in compliance with all applicable Town Codes and 
Regulations. 
 
Sincerely, 
 
LTA Engineers, LLC 
 
 
 
Lynn Townsend Burnett, P.E. 
Principal 
 
 
cc: Mark Anderson, Chiles Group 
 Ricinda Perry, Esq. 
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PATRON AREA - (1) PERSON PER (7) SF

309 44

BAR SEATING AREA - (1) PERSON PER (3) SF

128 43

SEATING AREA - (1) PERSON PER (15) SF
2,734

182

RETAIL AREA - (1) PERSON PER (7) SF

310 44

SERVICE AREA - (1) PERSON PER (100) SF

757 8

KITCHEN AREA - (1) PERSON PER (100) SF
1,274

13

TOTAL OCCUPANCY 334

REQUIRED PARKING SPACES UNDER SECTION 158.178 OF THE ZONING CODE.

NET PATRON AREA ON GROUND LEVEL (EXCLUDES 2ND STORY DECK AREAS)

(REQUIRED PARKING = 1 SPACE PER 100 SF):

BAR SEATING AREA =    128 SF

DINING SEATING AREA = 1,654 SF (EXCLUDES 1,080 SF FROM 2ND STORY)

RETAIL AREA =    310 SF

TOTAL AREA

46 SEATS

SEATING AREA

599 SF

1P/15 SF

EXISTING SHELL TO BE REMOVED
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REMODELED

1ST STORY

 5,257 SQ. FT.

(INCLUDES STAIRS, ELEVATOR,

AND STORAGE AREAS)

10 SEATS

1st FLOOR ROOFED PORCH

1st FLOOR BAR

62 SEATS

12 SEATS

PATRON

309SF

1P/7SF

BAR SEATING

128SF

1P/3SF

RETAIL

310SF

1P/7SF

SERVICE

126SF

1P/100SF

SERVICE

432SF

1P/100SF

KITCHEN

1274SF

1P/100SF
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**TOTAL OCCUPANCY INCLUDES OUTSIDE SEATING AREA UNDER TREES

WALK-IN

COOLER

ELEVATOR

EMERGENCY

STAIR

EXISTING

BATHROOMS
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ELEVATED EMERGENCY

GENERATOR PAD (BFE 10')

1
4

R
E

L
O

C
A

T
E

 
H

A
N

D
I
C

A
P

 
P

A
R

K
I
N

G
 
S

P
A

C
E

S
,
 
E

L
I
M

.
 
1

1
 
S

E
A

T
S

,
 
R

E
V

 
P

K
G

 
C

A
L

C
S

1
1

/
2

0
1

4
L

T
B

= 2,092 SF / 100

= 21 PARKING SPACES REQUIRED FOR DOWNSTAIRS NET PATRON AREAS

REQUIRED PARKING SPACES UNDER SECTION 158.128 OF THE ZONING CODE.

2ND STORY DECK DINING AREA CONTAINING 52 SEATS

(REQUIRED PARKING = 1 SPACE PER 4 SEATS):

PARKING REQ'D = 52 SEATS X 1SPACE/4 SEATS

= 13 PARKING SPACES REQUIRED

TOTAL PARKING REQ'D = 34 PARKING SPACES (21 SPACES FOR NET PATRON AREA AND 13 SPACES FOR UPSTAIRS SEATING)
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2 STORY

ENHANCED LANDSCAPE  BUFFER

TO BE INSTALLED ALONG

WESTERN FACADE WITH MIN.

HEIGHTS OF 14' AND 30% OPACITY

AT INSTALLATION.

REFER TO SEPARATE BUFFER

EXHIBIT PREPARED BY MICHAEL

MILLER FOR TYPES AND QUANTITIES

OF PLANT MATERIALS.
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NOTE:

EXISTING INFORMATION TAKEN FROM A SURVEY

PREPARED BY LEO MILLS & ASSOCIATES, INC.

PROPOSED POTTED 'ARECA' PALMS W/ DRIP IRRIGATION TO COMPLY

WITH THE OUTDOOR DINING SCREENING ORDINANCE (SEC. 158.136(A)(12)).

TO BE PLACED ON THE PERIMETER OF THE UPSTAIRS DINING ROOM.

100% SCREENING

(SOLID WALL)

0% SCREENING REQUIRED

WATERFRONT
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80% SCREENING

(LATTICE WALL W/ 

CONFEDERATE 

JASMINE OR EQUAL) 4' HIGH

46 SEATS

TOTAL OPEN SPACE REQUIRED = 20% MINIMUM

TOTAL OPEN SPACE PROVIDED = 34.3% 

OPEN SPACE CALC.
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TREES TO BE REMOVED (INCLUDES 3 CEDARS, 3 FICUS TREES

TREES TO BE RELOCATED TO EAST BUFFER

(INCLUDES 5 CABBAGE PALMS AND 1 ORNAMENTAL PALM)
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AND 1 UMBRELLA TREE) 
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100% SCREENING AROUND ELEVATOR

(SOLID WALL)
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