
M E M O R A N D U M  

TO:   Tom Harmer, Town Manager 

FROM:  Allen Parsons, AICP 
  Director, Planning, Zoning and Building Department 

REPORT DATE: November 15, 2019 

MEETING DATE: December 2, 2019 

SUBJECT:  Ordinance 2019-11, Amending the Comprehensive Plan Future 
Land Use Map, 524 Bay Road 

Recommended Action 
Adopt Ordinance 2019-11.  

Background 
The Town Commission held a first reading and public hearing of Ordinance 2019-11 at 
their November 4, 2019 Regular Meeting and forwarded it to the December 2, 2019 
Regular Meeting for second reading and public hearing. The ordinance would change the 
Future Land Use designation of property located at 524 Gulf Bay Road (known as Grant’s 
Gardens) from the Limited Commercial (CL) to General Commercial (CG) designation. 
The Applicant is proposing this change in order to bring the property’s existing 
Landscaping and Lawn Services use, which requires Special Exception approval in the 
implementing Zoning District for the General Commercial Land Use classification, into 
conformance with the Town’s Comprehensive Plan Future Land Use designation.  In 
addition, the Applicant has filed a companion application to rezone the property from C-1 
(Limited Commercial) to C-2 (General Commercial) Zoning District for the same purpose.  

To accomplish this, the Applicant has filed these applications, which if approved, will be 
followed by additional applications that may include Variances, Special Exception, and 
Site Development Plan in order to redevelop and bring the property into conformity with 
Town’s Code and ordinances.  

Grant’s Gardens existing and long-standing use is a landscaping and lawn services 
operation. Landscaping and Lawn Services is a use that is not, and has not been, allowed 
in the existing C-1 Zoning District.  With the recent update of the Town’s Zoning Code, it 
has become a permittable use in the C-2 and C-3 Zoning Districts with Special Exception 
approval.  Both Zoning Districts also require subsequent Site Development Plan review 
and approval. This application requests rezoning to the C-2 Zoning District. 

The application states that the existing 2,477 square foot business has been in operation 
since the mid 1980’s. Its original approval and use, however, were for a more retail-
oriented garden center type use, which has evolved over time into a lawn and landscape 
maintenance operation that is now noncompliant with the existing C-1 zoning of the 
property. The Applicant states in part that the purpose of these amendments is to 



  

r e d e v el o p a n d i m pr o v e t h e pr o p ert y wit h a n e wl y c o n str u ct e d 2, 2 5 4 s q u ar e f o ot offi c e 
b uil di n g a n d t o pr o vi d e a tr a n siti o n t o w ar d s t h e r e si d e nti al ar e a f urt h er E a st al o n g G ulf 
B a y R o a d.  

St aff A s s e s s m e nt  

C o n si st e n c y wit h t h e C o m pr e h e n si v e Pl a n  
A m e n d m e nt s  t o  t h e  C o m pr e h e n si v e  Pl a n  ( Pl a n)  m a y  b e  a p pr o v e d,  if  f o u n d  t o  b e  
c o n si st e nt wit h t h e Pl a n a n d i n t h e b e st i nt er e st of t h e h e alt h, s af et y, a n d w elf ar e of t h e 
citi z e n s of L o n g b o at K e y. T o f a cilit at e t h e T o w n C o m mi s si o n ’ s r e vi e w a n d c o n si d er ati o n 
o f t h e i m p a ct of t h e pr o p o s e d a m e n d m e nt o n t h e C o m pr e h e n si v e Pl a n a n d o n t h e h e alt h, 
s af et y,  a n d  w elf ar e  of  t h e  citi z e n s  of  L o n g b o at  K e y,  st aff  pr o vi d e s  t h e  f oll o wi n g  
a s s e s s m e nt. 

•  F L U G O A L 1  

•  T o pr e s er v e a n d e n h a n c e t h e c h ar a ct er of t h e T o w n of L o n g b o at K e y b y t h e 

f oll o wi n g: 1) e n s uri n g t h at t h e l o c ati o n, d e n sit y, i nt e n sit y, a n d c h ar a ct er of l a n d 

u s e s ar e r e s p o n si v e t o t h e s o ci al a n d e c o n o mi c n e e d s of t h e c o m m u nit y a n d 

ar e  c o n si st e nt  wit h  t h e  s u p p ort  c a p a biliti e s  of  t h e  n at ur al  a n d  m a n m a d e 

s y st e m s; a n d 2) m ai nt ai ni n g a n e n vir o n m e nt t h at i s c o n d u ci v e t o t h e h e alt h, 

s af et y, w elf ar e, a n d pr o p ert y v al u e s of t h e c o m m u nit y.  

o  T h e pr o p o s e d l a n d u s e i s pr o vi di n g a l a n d u s e t h at i s r e s p o n di n g t o t h e 

e c o n o mi c n e e d s of t h e c o m m u nit y b y pr o vi di n g l a n d s c a pi n g s er v i c e s, 

at a l o c ati o n t h at h a s a l o n g -st a n di n g hi st or y of pr o vi di n g t hi s u s e.  T h e 

sit e i s c urr e ntl y d e v el o p e d, a n d s er v e d b y e xi sti n g m a n m a d e s y st e m s 

of T o w n i nfr a str u ct ur e s u c h a s r o a d s, w at er, s e w er s er vi c e, a n d fir e.  

•  F ut ur e L a n d U s e El e m e nt, P oli c y 1. 1. 7 :  I n d e v el o p m e nt pl a n ni n g eff ort s, 

e m p h a si s  will  b e  pl a c e d  u p o n  t h e  pr ot e cti o n  of  t h e  vi s u al  a n d  a e st h eti c 

c h ar a ct er of n ei g h b or h o o d s, i n cl u di n g o p e n s p a c e.  

o  T h e  e xi sti n g  l a n d  u s e  of  t hi s  pr o p ert y  a n d  t h e  pr o p erti e s  i n  t hi s  

i m m e di at e  ar e a  of  G ulf  B a y  R o a d  ar e  pr e s e ntl y  d e si g n at e d  a s  

C o m m er ci al a n d d e v el o p e d or u s e d a s s u c h, t o a l ar g e e xt e nt.   D uri n g 

s u b s e q u e nt Sit e D e v el o p m e nt Pl a n r e vi e w, t h e A p pli c a nt will n e e d t o 

f urt h er d e m o n str at e c o n si st e n c y wit h t hi s P oli c y t o e n h a n c e a n d pr ot e ct 

t h e vi s u al a n d a e st h eti c c h ar a ct er of t h e ar e a a n d n e ar b y pr o p erti e s. 

•  F L U P oli c y 1. 1. 1 0 : G e n er al C o m m er ci al E st a bli s h e d Ar e a ( C G) -T hi s c at e g or y 

i s i nt e n d e d t o a c c o m m o d at e g e n er al r et ail s al e s a n d s er vi c e s l o c at e d i n hi g hl y 

a c c e s si bl e ar e a s a dj a c e nt t o m aj or or mi n or art eri al s. U s e s m a y i n cl u d e t h o s e 

u s e s all o w e d i n t h e Offi c e/I n stit uti o n al a n d Li mit e d C o m m er ci al c at e g ori e s, b ut 

n ot  a cti viti e s  or  tr a d e s  t h at  g e n er at e  n ui s a n c e  i m p a ct s  s u c h  a s  n oi s e,  air 

p oll ut a nt s  or  fir e  h a z ar d s,  n or  i s  w h ol e s ali n g  or  w ar e h o u si n g  all o w e d. 

Str u ct ur e s m a y n ot e x c e e d l ot c o v er of 3 0 p er c e nt, a n d m a xi m u m h ei g ht i s 4 0 

f e et. ( Pr o p o s e d L a n d U s e) F ut ur e L a n d U s e El e m e nt, P oli c y 1. 3. 1: 



  

o  T hi s pr o p o s al m a y b e f o u n d t o b e c o n si st e nt wit h t hi s P oli c y i n t h at t h e 

pr o p ert y i s  l o c at e d  i n  a n  e xi sti n g ar e a  of  C o m m er ci al  l a n d u s e s  a n d 

d e v el o p m e nt t h at i s e a sil y a c c e s si bl e t o G ulf of M e xi c o Dri v e w hi c h i s 

a  m aj or  r o a d w a y  s er vi ci n g  t h e  T o w n.  T h e  e xi sti n g  a n d  pr o p o s e d  

a cti viti e s  i n v ol v e  d ail y  st a gi n g  of  v e hi cl e s,  h o w e v er,  t h e s e  a cti viti e s,  

a c c or di n g t o t h e a p pli c a nt h a v e b e e n o c c urri n g f or s e v er al y e ar s.  

•  F ut ur e L a n d U s e El e m e nt, P oli c y 1. 3. 1 :  T h e d e v el o p m e nt of l a n d will b e 

c o or di n at e d i n c o nj u n cti o n wit h t h e pr o vi si o n of p u bli c f a ciliti e s a n d s er vi c e s 

c o n si st e nt wit h t h e T o w n’ s c o n c urr e n c y m a n a g e m e nt s y st e m.  

o  T h e  A p pli c a nt  h a s  pr o vi d e d  d o c u m e nt ati o n  t h at  w at er  a n d  s e w er  

s er vi c e s e xi st al o n g G ulf B a y R o a d , a s w ell a s a n a dj a c e nt fir e h y dr a nt 

t h at all s er vi c e t h e s u bj e ct pr o p ert y.  T h e pr o p o s e d l a n d u s e c h a n g e 

will  n ot  aff e ct  t h e  a d o pt e d  L e v el  of  S er vi c e  ( L O S)  st a n d ar d s  of  t h e  

T o w n.  

•  F ut ur e L a n d U s e El e m e nt, P oli c y 1. 5. 2 :  All pr o p o s e d a m e n d m e nt s t o t hi s 

C o m pr e h e n si v e  Pl a n  will  c o m pl y  pr o c e d ur all y  wit h   St at e  l a w s,  t h e  T o w n’ s 

C h art er, a n d l a n d d e v el o p m e nt r e g ul ati o n s.  

o  T h e pl a n a m e n d m e nt h a s f oll o w e d all a p pli c a bl e r ul e s a n d pr o c e d ur e s.  

•  M o bilit y  G o al  1 : Pr o vi d e  f or  s af e,  c o n v e ni e nt,  a n d  effi ci e nt  m o v e m e nt  of 

p e o pl e a n d v e hi cl e s.  

o  T h e  a s s e s s m e nt  of  t h e  P u bli c  W or k s  Dir e ct or  i s  t h at  s u b s e q u e nt  r e -

d e v el o p m e nt  of  t h e  sit e  c a n  b e  d e si g n e d  t o  i m pr o v e/ e n h a n c e 

o p er ati o n al  effi ci e n c y  t o  tr affi c  fl o w  a n d  a v oi d  st a gi n g  w or k  v e hi cl e s  

al o n g  G ulf  B a y  R o a d.  T hi s  will  h el p  i m pr o v e  a n d  e n h a n c e  tr affi c  

o p er ati o n s  i m p a ct  o n  t h e  sit e  a n d  o p er ati o n al  i m p a ct s  t o  t h e 

s urr o u n di n g ar e a.  

S m all -s c al e D e v el o p m e nt A cti viti e s  
St aff d et er mi n e d t h at t h e pr o p o s e d pl a n a m e n d m e nt m e et s t h e crit eri a t o b e a p pr o v e d a s 
a s m all -s c al e d e v el o p m e nt a cti vit y.  Fl ori d a St at ut e 1 6 3. 3 1 8 7( 1)( c)( 1)( b) r e q uir e s t h at a 
pr o p o s e d  sit e -s p e cifi c  s m all -s c al e  d e v el o p m e nt  pl a n  a m e n d m e nt,  n ot  i n v ol v e  a  t e xt  
c h a n g e t o t h e g o al s, p oli ci e s, a n d o bj e cti v e s of t h e l o c al g o v er n m e nt’ s C o m pr e h e n si v e 
P l a n, b ut o nl y m a y pr o p o s e a l a n d u s e c h a n g e t o t h e F ut ur e L a n d U s e m a p.  

S m all -s c al e a m e n d m e nt s pr o vi d e f or a s h ort er, l e s s i n v ol v e d  St at e r e vi e w pr o c e s s t h a n 
a  t y pi c al  C o m pr e h e n si v e P l a n  a m e n d m e nt.   T h er e  i s  n o  r e q uir e m e nt  f or  tr a n s mitt al,  
r e vi e w, a n d c o m m e nt b y t h e D e p art m e nt of E c o n o mi c O p p ort u nit y ( D E O) a n d m ulti pl e 
ot h er  a g e n ci e s  a n d  g o v er n m e nt s  b ef or e  a d o pti o n.  I n st e a d,  t h e  a m e n d m e nt  a n d  
s u p p orti n g d o c u m e nt s ar e a d o pt e d a n d s e nt t o t h e D E O a n d t h e l o c al R e gi o n al Pl a n ni n g 
C o u n cil,  i n  t hi s  c a s e  t h e  T a m p a  B a y  R e gi o n al  Pl a n ni n g  C o u n cil,  t o  pr o vi d e  t h o s e  
a g e n ci e s  wit h  n oti c e  of  t h e  a m e n d m e nt.   Fl ori d a  St at ut e  1 6 3. 3 1 8 7( 1)( c)  pr o vi d e s  t h e  
crit eri a f or s m all -s c al e d e v el o p m e nt pl a n a m e n d m e nt s:  



  

  T h e pr o p o s e d a m e n d m e nt i n v ol v e s 1 0 or f e w er a cr e s.  T h e s u b mitt e d 

s ur v e y s h o w e d t h at t h e pr o p ert y i s a p pr o xi m at el y 0. 6 1 a cr e s.  

  T h e pr o p o s e d a m e n d m e nt d o e s n ot i n v ol v e a t e xt c h a n g e t o t h e g o al s, 

p oli ci e s, a n d o bj e cti v e s of t h e l o c al g o v er n m e nt’ s C o m pr e h e n si v e P l a n, 

b ut o nl y pr o p o s e s a l a n d u s e c h a n g e t o t h e F ut ur e L a n d U s e m a p f or a 

sit e -s p e cifi c s m all -s c al e d e v el o p m e nt a cti vit y.  

  T h e pr o p ert y t h at i s t h e s u bj e ct of t h e pr o p o s e d a m e n d m e nt i s n ot l o c at e d 

wit hi n a n  ar e a of criti c al S t at e c o n c er n. 

  St aff fi n d s t h at t h e pr o p o s e d a m e n d m e nt m e et s t h e a b o v e c rit e ri a.  

Sit e -s p e cifi c C o n diti o n s  
T hi s ar e a of G ulf B a y R o a d c o nt ai n s a mi x of c o m m er ci al a n d r e si d e nti al l a n d u s e s a n d 
z o ni n g.  T h e  ar e a  al o n g  G ulf  B a y  R o a d  fr o m  G ulf  of  M e xi c o  Dri v e , t o  t h e  pr o p ert y’ s  
e a st erl y pr o p ert y b o u n d ar y i s d e si g n at e d a s t h e Li mit e d C o m m er ci al ( C L) F ut ur e L a n d 
u s e cl a s sifi c ati o n, w hil e f urt h er t o t h e E a st ar e M e di u m D e n sit y S F/ Mi x e d R e si d e nti al, 4 
d w elli n g  u nit s  p er  a cr e  ( R M -4)  d e si g n at e d  pr o p e rti e s.   E xi sti n g  l a n d  u s e s  i n  t hi s  ar e a 
c o n si st  of  t h e  Gr a nt’ s  G ar d e n  L a n d s c a p e  o p er ati o n  ( s u bj e ct  pr o p ert y),  a  T o w n  utilit y  
f a cilit y t o  t h e  N ort h  of t h e s u bj e ct pr o p ert y,  T o w n  p ar k,  fir e a n d  s af et y s er vi c e s  t o  t h e 
S o ut h, a r e st a ur a nt, offi c e b uil di n g, a n d  v a c a nt c o m m er ci al pr o p ert y t o t h e W e st, a n d t o 
t h e E a st, si n gl e f a mil y a n d t w o -f a mil y d w elli n g s a n d v a c a nt r e si d e nti al pr o p erti e s. 

F ut ur e D e v el o p m e nt O p p ort u niti e s  
A s pr o vi d e d b y t h e A p pli c a nt, f ut ur e pl a n s  ( n ot u n d er c o n si d er ati o n wit h t h e pr o p o s e d 
F ut ur e L a n d U s e M a p a m e n d m e nt)  f or t h e pr o p ert y i n di c at e a pr o p o s e d r e d e v el o p m e nt 
of t h e sit e wit h a n e wl y c o n str u ct e d offi c e b uil di n g wit h u p d at e d p ar ki n g a n d l a n d s c a pi n g. 
T h e a p pli c ati o n st at e s t h at t h e r e d e v el o p m e nt of t h e sit e will i n cl u d e a n e wl y c o n str u ct e d 
2, 2 5 4 s q u ar e f o ot offi c e b uil di n g, 1 4 p ar ki n g s p a c e s, i n cl u di n g 2 h a n di c a p s p a c e s a n d 
s uffi ci e nt l a n d s c a pi n g t o cr e at e, m ai nt ai n a n d e n h a n c e t h e e n vir o n m e nt of t h e ar e a.  

I n  a d diti o n  t o  t h e  A p pli c a nt’ s  r e q u e st  t o  bri n g  t h e  pr o p ert y  i nt o  c o nf or m a n c e  wit h  t h e  
F ut ur e L a n d U s e of t h e T o w n, t h e A p pli c a nt h a s al s o fil e d t o r e z o n e t h e pr o p ert y t o t h e 
C- 2 Z o ni n g D i stri ct,  w hi c h  i s  t h e  i m pl e m e nti n g  z o ni n g  f or  t h e  C G  F ut ur e L a n d U s e 
d e si g n a ti o n.  T h e s e  eff ort s  m a y  b e  f o u n d  t o  f urt h er  t h e  g o al s  a n d  p oli ci e s  of  t h e  
C o m pr e h e n si v e  Pl a n  i n  r e s p o n s e  t o  t h e  e c o n o mi c  n e e d s  of  t h e  c o m m u nit y,  w hil e  
e n h a n ci n g t h e vi s u al a n d a e st h eti c c h ar a ct er of t h e ar e a a n d a dj a c e nt n ei g h b or h o o d.  

St aff i s of t h e o pi ni o n t h at t h e pr o p o s e d a m e n d m e nt will m ai nt ai n t h e c h ar a ct er of t h e 
T o w n, h a v e n e gli gi bl e i m p a ct o n T o w n s er vi c e s a n d t h e e n vir o n m e nt, a n d b e i n h ar m o n y 
wit h  t h e  T o w n  C o d e.  T h e  pr o p o s e d  c h a n g e  i n  F ut ur e L a n d U s e  m a y  b e  f o u n d  t o  b e  
c o n si st e nt wit h t h e C o m pr e h e n si v e Pl a n a n d w o ul d n ot  b e d etri m e nt al t o t h e p u bli c h e alt h, 
s af et y,  or  w elf ar e.  T h e  pr o p o s e d  c o m m er ci al  F ut ur e L a n d U s e  i s  i n  k e e pi n g  wit h  t h e  
c h ar a ct er of t h e s urr o u n di n g l a n d u s e s a n d d e v el o p m e nt a n d will h el p pr o m ot e t h e vi s u al 
a n d a e st h eti c c h ar a ct er of t h e ar e a vi a t h e s u bj e ct sit e’ s pr o p o s e d r e d e v el o p m e nt.  



  

T h e  Pl a n ni n g  & Z o ni n g  B o ar d  h el d  a  p u bli c  h e ari n g  o n  O ct o b er  1 5,  2 0 1 9  a n d  
r e c o m m e n d e d a p pr o v al ( 3 -2) of Or di n a n c e 2 0 1 9 -1 1.   

St aff R e c o m m e n d ati o n  
A d o pt Or di n a n c e 2 0 1 9- 1 1 . 

Att a c h m e nt s  
A.  Or di n a n c e 2 0 1 9 -1 1 ( A v ail a bl e i n T o w n Cl er k’ s offi c e)  

B.  P o w er P oi nt Pr e s e nt ati o n  ( A v ail a bl e i n T o w n Cl er k’ s offi c e) 

C.  A p p li c a nt’ s A p pli c ati o n ( A v ail a bl e i n T o w n Cl er k’ s offi c e) 

D.  O ct o b er 1 5, 2 0 1 9 Pl a n ni n g & Z o ni n g B o ar d Mi n ut e s ( A v ail a bl e i n T o w n Cl er k’ s 

offi c e)  
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