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January 19, 2015 

To:  Longboat Key Planning & Zoning Board (PZB) 

From:  UF Resilient Communities Initiative (UFRCI) 

Through: Alaina Ray, Director, Planning, Zoning & Building 

Re:  Progress Report 

 

In advance of the February 17, 2015 regular meeting of the PZB, here is an update on current progress 

and next steps to further the development of the new Comprehensive Plan (Plan) and Land 

Development Code (LDC), discussed under the headings of the various aspects of the ongoing planning 

efforts for the Town. 

Nonconforming properties 

The PZB has completed its focused preliminary review of the Plan Future Land Use Element (FLUE) 

policies directly related to nonconforming properties.  The PZB has recommended changes to the Plan to 

combine current FLUE Policies 1.1.5 (A), 1.1.5 (B), and 1.1.6 into a new FLUE Policy 1.1.5.  New FLUE 

Policy 1.1.5 streamlines the various limitations currently provided in the existing enumerated Policies to 

direct that the LDC will provide appropriate standards for development and redevelopment of 

nonconforming properties.  These recommendations are provided in draft Ordinance 2015-02.  This 

recommended Ordinance was recommended (unanimously) by the PZB and forwarded to the Town 

Commission for consideration.  Draft Ordinance 2015-02 is currently scheduled for discussion by the 

Town Commission at their next Workshop on January 20, 2015 at 1:30 PM. 

Urban Design Studio (UDS) 

UFRCI made an initial presentation of approaches and methodologies the faculty, researchers, and 

graduate students employ to investigate some of the constraints and opportunities identified by the 

Urban Land Institute Report (ULI Report).  The UDS will build upon and independently verify the ULI 

Report and further explore development and redevelopment options for the Town.  This will include 

additional focused regional and site-related research, and creation and presentation of various graphic 

illustrations of possible approaches, interventions, and solutions to 21st Century planning and land 

development/redevelopment regulations for the Town. 

On Friday and Saturday—January 9 and 10, 2015—the UDS team conducted initial field and windshield 

investigations of the Town and the larger geographic context.  The UDS will continue its work in 

dedicated studio space at the University of Florida campus in Gainesville while the CityLab Sarasota 

renovations are completed at the soon-to-be opened Center for Architecture Sarasota on Orange 

Avenue in Sarasota.  The UDS is planning a return visit to the area and the island in the coming weeks to 
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include a circumnavigation tour of Longboat Key, investigating the context of the built and natural 

environment of the Town from the perspective of the Gulf of Mexico and Sarasota Bay. 

Future Land Use Policies—Commercial Tourism Plan Revisions 

The next steps for the PZB include the review of FLUE Policy 1.1.10 and Table 1.  These portions of the 

Plan currently provide, among other regulatory aspects, the density ranges—and limitations—of the 

existing Future Land Use categories in the Plan.  As an intermediate step to the full-scale revision of 

these categories, our approach suggests the existing nonconforming situation of numerous properties 

should be evaluated and additional categories be developed that embrace the Town’s legislative and 

referenda initiatives established in 2008-09.  The proposed establishment of a spectrum or spectra of 

more adaptable future land use categories may also include options for subsequent amendments to the 

Future Land Use Map to better accommodate existing conditions and potential incentives for positive 

redevelopment of these currently nonconforming properties. 

Possible approaches for the PZB to consider including in a revised Policy 1.1.10 and Table 1: 

1. New future land use categories that logically group similarly situated commercial tourism 

properties into reasonably related density ranges, e.g., 1 to 5 units per acre, 6 to 10 units per 

acre, 11-15 units per acre, etc. 

2. New future land use categories that eliminate density ranges for commercial tourism properties 

in favor of cubic volume ranges that quantify allowable three-dimensional building envelopes 

without regard to the number or individual size of commercial tourism accommodations 

configured within the “box.” 

3. Procedural options for legislative changes to the various ranges of properties with potential opt-

in and/or opt-out provisions and redevelopment incentives for commercial tourism properties. 

4. Commercial tourism destination resort designation(s) for larger destination resort properties 

that provide numerous resort amenities internal to their properties—resort-type amenities that 

distinguish them for the smaller properties whose commercial tourism offering are limited 

primarily to accommodations. 

Land Development Code (LDC) Revisions 

As the Plan revisions move forward, we are concurrently identifying the related LDC sections that these 

Plan revisions may implicate for subsequent revision to maintain consistency with the Plan.  As the new 

policies, etc. in the Plan are decided, we will draft proposed LDC amendments to maintain the statutorily 

mandated consistency with the Comprehensive Plan.  The initial LDC sections thus far identified for re-

evaluation in conjunction with these Policy and terminology implications for nonconformities and 

commercial tourism properties are identified in tabular form below.  
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Land Development 
Code (LDC) Section 

Title Nonconformities Tourism 
Commercial 

33.18 Violations, procedure. X  

33.25 Public hearings.  x 

55.04 Landscaping, irrigation & maintenance 
requirements. 

 x 

92.06 Special events on public beaches, parks, & public 
places. 

 x 

94.31 Posting fire safety regulations.  x 

111.11 Local business tax schedule.  x 

150.23 Procedure for conversion of existing structures.  x 

150.24 Nonconforming uses. x x 

156.03 Definitions. x  

156.08 Permanent signs. x x 

156.13 Nonconforming signs. x  

156.14 Maintenance & abandonment. x  

157.03 Definitions. x  

158.006 Definitions. x x 

158.008 Establishment of zoning districts.   x 

158.009 Description of districts & district policies.  x 

158.017 Parks & open space land acquisition.  x 

158.029 Variances. x  

158.067 Review & approval of planned unit 
developments. 

 x 

158.070 Tourism & residential density.   x 

158.071 Proposed land uses.  x 

158.102 Performance standards for site & development 
plans. 

 x 

158.125 Schedule of use regulations.  x 

158.127 Accessory use or building. x x 

158.128 Off-street parking. x x 

158.132 Tourism uses. x x 

158.137 Proposed land uses, density, conversions of 
single-family dwellings to multifamily.  

 x 

158.138 Status of nonconformities. x  

158.139 Reconstruction of nonconformities in the event 
of involuntary destruction or damage. 

x  

158.140 Reconstruction of nonconformities in the event 
of voluntary reconstruction. 

x x 

158.141 Conversions to time-share tourism use. x x 

158.145 Schedule of lot, yard & bulk regulations. x x 

158.151 Minimum regulations for accessory structures.  x 

158.152 Walls, fences, hedges, berms, landscape logs & 
firewood. 

x  

158.154 Screening regulations. x  

158.157 Mechanical equipment.   x 
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Land Development 
Code (LDC) Section 

Title Nonconformities Tourism 
Commercial 

158.175 Commercial revitalization – Intent & purpose. x  

158.179 Commercial revitalization – Site plan 
requirements. 

 x 

158.180 Distribution of 250 tourism units. x x 

159.10 Emergency repairs & emergency permitting. x  

SCHEDULE I, CH. 74 SCHEDULE I: - PROHIBITED PARKING x  

Ordinance 2014-31 
(Parking) 

 x  

Code Comparative 
Table and Disp. List 

  x 
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UNIVERSITY OF FLORIDA 
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TOWN OF LONGBOAT KEY 



•GOALS, OBJECTIVES POLICIES AND 
STRATEGIES 

 Based on surveys, studies, community goals 
and vision, etc., such as: 
 Vision Plan 
 Core Values 
 Urban Land Institute Study 

 These serve to help community leaders 
implement the priorities and wishes of the 
community.  

 

Town of Longboat Key 

Comprehensive Plan 
Elements 

2 



Commercial Tourism 
Redevelopment Issues 

Current Policy Review and 
Implications for a  

Resilient Future for Longboat Key 
 

Town of Longboat Key 

3 



Longboat Key Town Charter 
Does the Town want to amend its Charter 
to remove the provision against density 
increases? 

Town of Longboat Key 

4 



Longboat Key Town Charter 
• Article II, Section 22.  Comprehensive 
Plan for town. 

• Section 22(b)  The present density 
limitations provided in the existing 
comprehensive plan as adopted March 
12, 1984 shall not be increased without 
the referendum approval of the electors of 
Longboat Key.  

 

Town of Longboat Key 
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UF|FRCI RECOMMENDED POTENTIAL 
NEW POLICY (SINGLE POLICY): 

  
Policy 1.1.5. 
The Land Development Code will specify standards for 
redeveloping lawfully existing property that does not 
currently conform to the future land use density and 
building volume limits provided elsewhere in this 
Plan—and may establish standards to conform certain 
property with lawfully existing nonconforming density. 
  
Policy 1.1.6  [RESERVED] 

6 



EXISTING TOURISM UNITS 
 ON LONGBOAT KEY 

• Policy 1.1.10: The Future land Use Map, Figure 2, shall 
contain the following future land use categories, which are 
further detailed in and implemented by the land development 
regulations. Table 1 illustrates the maximum densities and 
intensities of development for each future land use category. 
Height restrictions for each category shall not apply to 
antennae, enclosed elevator shafts, enclosed stairwells and 
their parapet walls, enclosed mechanical equipment areas, 
chimneys, or house of worship spires, but the Town land 
development regulations shall limit their height. 

 

Town of Longboat Key 
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Town of Longboat Key 

TABLE 1 (excerpt) 
 Symbol Category Tourist Units  Residential Density 

OS Open Space None None 

IP Island Preserve None  1 dwelling unit/5 acres 

RL (1, 2) Low Density SF Residential None  1, 2 dwelling units/acre 

RM (3, 4) Medium Density SF/Mixed Residential None  3, 4 dwelling units/acre 

RH-6 High Density SF/Mixed Residential None  6 dwelling units/acre 

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

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

MUC-1 Mixed Use Community (Bay Isles) None  3.26 dwelling units/acre 

MUC-2 Mixed Use Community (Islandside) 5.05 units/acre  5.05 dwelling  units/acre 

MUC-3 Mixed Use Community  
(Promenade/Water Club) 

None  11.26 dwelling units/acre 

INS Institutional None None 

OI Office-Institutional None None 

CL Limited Commercial None None 

CG General Commercial None None 

CH Highway Commercial 3 units/acre None 

MCS Marine Commercial Services 1 accessory dwelling unit 
located on the same lot 

8 



FUTURE LAND USE MAP, TABLE 1, 
MAXIMUM DENSITIES AND INTENSITIES 

• Total existing Tourisms Units on LBK = 
1,460 (approx.) 

• Total existing Tourism Units that could 
be lost due to existing density and 
zoning limitations = 600 (approx.)   

 

Town of Longboat Key 
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