Town of Longboat Key Planning & Zoning Board
Town Hall, 501 Bay Isles Road

Longboat Key, FL 34228

www.longboatkey.org

David Lapovsky, Chair; Jay Plager, Vice Chair; Paul Hylbert, Secretary;
Kevin Giordano; Ron Ginsberg; Doreen Mitchell; Margaret Nuzzo

AGENDA
REGULAR MEETING
SEPTEMBER 15, 2026 — 9:15 AM

Call to Order
Roll Call

Pledge of Public Conduct

o \We may disagree, but we will be respectful of one another.

e We will direct all comments to issues.

o We will avoid personal attacks.

e Audience members wishing to speak must be recognized by the Chair.
e Speaking without being recognized will be considered as “Out of Order.”

Public to be Heard
Opportunity for Public to Address Planning & Zoning Board

At each meeting, the Planning & Zoning Board sets aside time for the public to address issues
not on the agenda.

Approval of Minutes: June 16, 2026 Regular Meeting
Setting Future Meeting Date: October 20, 2026

Consent Agenda

The purpose of the Consent Agenda is to expedite those items on an agenda that appear to be
of a routine nature. Any item on the Consent Agenda can be removed from the Consent
Agenda and placed on the Regular Meeting Agenda by any member of the Planning & Zoning
Board without having to make a motion, receive a second, or submit to a vote. Otherwise, all
items on the consent Agenda are voted upon in their totality by one action (motion, second and
vote) and are not subject to discussion. A vote in the affirmative on the Consent Agenda is a
vote of confirmation to the action noted in each item.

There are no items scheduled for the Consent Agenda.


http://www.longboatkey.org/

8.

10.

11.
12.
13.

Public Hearings

A. Ordinance 2026-13 and Site Development Plan Order 2026-02: Town Center,
600 Bay Isles Road, Planned Unit Development Amendment, Outline
Development Plan Amendment, and Final Site Plan Approval Amendment
Applications (Quasi-Judicial)

Sarasota County Government is requesting amendments to the Town Center Planned Unit
Development/Outline Development Plan, and Site Development Plan for 600 Bay Isles Road
to allow for a new library structure at the Town Center

B. Ordinance 2027-01: Former Bank Building, 6960 Gulf of Mexico Drive,
Comprehensive Plan Amendment (Legislative)

Whitney LBK LLC, owner of property located at 6960 Gulf of Mexico Drive, are requesting a
Comprehensive Plan Amendment for the former bank building property to revise the Future
Land Map designation from the Office-Institutional (Ol) to the Highway Commercial (CH)
Future Land Use Map designation

C. Ordinance 2027-02: Former Bank Building, 6960 Gulf of Mexico Drive, Zoning
Map Amendment Application (Quasi-Judicial)

Whitney LBK LLC, owner of property located at 6960 Gulf of Mexico Drive, are requesting a
Rezoning of the former bank building property to revise the current zoning district from the
Office-Institutional (Ol) zoning district to the Highway-Oriented Commercial (C-3) zoning
district

Workshop Discussion Iltems
Discussion on Elevating Non-Conforming Structures

An introductory discussion on zoning and development challenges faced by homeowners
elevating homes to meet or exceed FEMA flood zone requirements, particularly on smaller, non-
conforming lots.

New Business

There is no New Business

Staff Update
Planning & Zoning Board Member Comments

Adjournment

No verbatim record by a certified court reporter is made of these proceedings. Accordingly, any person who
may seek to appeal any decision involving the matters noticed herein will be responsible for making a
verbatim record of the testimony and evidence at these proceedings upon which any appeal is to be based
(see Section 286.0105, Fla. Stat.).

In accordance with the Americans with Disabilities Act and Section 286.26, F.S., persons needing a
reasonable accommodation to participate in this proceeding should contact the Town Clerk’s office at 941-
316-1999 seventy-two (72) hours in advance of this proceeding. If you are hearing impaired or require an
alternative means of communication, utilize Florida Relay Service by dialing 7-1-1 (TTY) or one of the
following toll-free numbers:

1-800-955-8770 (Voice), 1-800-955-1339 (ASCII), 1-877-955-8260 (VCO-Direct), or 1-800-955-5334 (STS).
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MINUTES



TOWN OF LONGBOAT KEY
PLANNING AND ZONING BOARD
MINUTES OF REGULAR MEETING

JUNE 16, 2026

Members Present: Chair David Lapovsky; Vice Chair Jay Plager; Secretary Paul

Hylbert; Members Kevin Giordano; Doreen Mitchell

Members Absent: Members Ron Ginsberg, Margaret Nuzzo

Also Present: Karla Armstrong, Assistant Town Attorney; Allen Parsons,

Planning, Zoning & Building Director; ElIma Glisson, Planning
Manager; Donna Chipman, Senior Office Manager

. Call to Order

The regular meeting of the Planning and Zoning (P&Z) Board was called to order at
9:15 AM by Chair David Lapovsky.

. Roll Call

Senior Office Manager, Donna Chipman, called roll for attendance with a quorum
present.

. Pledge of Public Conduct
Chair Lapovsky noted the Town’s Civility Policy and the Pledge of Public Conduct.

. Public to be Heard

At each meeting, the P&Z Board sets aside time for the public to address issues not
on the agenda.

Marina Attili, Gulf Bay Road, discussed concerns related to the May 19, 2026,
Planning & Zoning Board (P&Z) Board Regular Meeting and the Site Plan
Application for Grant’s Gardens.

. Approval of Minutes

Mr. Giordano moved approval of the April 13, 2026 Special Workshop, April 21,
2026 Regular Meeting, and May 19, 2026 Regular Meeting minutes. Mr. Plager
seconded the motion. Motion carried unanimously.

. Setting Future Meeting Date

There was consensus to schedule the next regular meeting for September 15,
2026.

. Consent Agenda
There were no items scheduled for the Consent Agenda.
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8. Public Hearings

9.

10.

Ordinance 2026-11, Amending Chapter 98, Trees

Elma Glisson, Planning Manager, provided an overview of the proposed Ordinance
2026-11, amending Chapter 98, Trees, and reviewed a PowerPoint presentation.

Following staff's presentation, the Board discussed suggested revisions to the
ordinance.

Terry Driver, Gulf of Mexico Drive, discussed the ordinance references to size
classification and invasive species.

No one else wished to be heard, and the public hearing was closed.

MR. HYLBERT MOVED TO RECOMMEND APPROVAL OF ORDINANCE 2026-11,
AMENDING CHAPTER 98, TREES, AS AMENDED. MR. GIORDANO SECONDED
THE MOTION. MOTION CARRIED ON ROLL CALL VOTE (5-0): GIORDANO,
AYE; HYLBERT, AYE; LAPOVSKY, AYE; MITCHELL, AYE; PLAGER, AYE.

Discussion took place on the Tree City USA designation with Mr. Plager suggesting
the Board address the Town Commission and ask if they wish the P&Z Board to
explore the idea of bringing Longboat Key into a Tree City USA designation. There
was consensus to forward the suggestion to the Town Commission for their
consideration. Mr. Plager indicated he will attend the September 14, 2026, Town
Commission Regular Meeting.

The Board continued discussing:

e The Town Commission’s request for the P&Z Board to review the remainder
of the Town’s Tree Code for updates

e That there are several other provisions within the Town Code that refer to
trees and landscaping requirements

e Suggestion to compile all tree and landscaping requirements from various
codes into one chapter

e Proposal to add an additional request for the Town Commission to consider
whether they wish the P&Z Board to review additional chapters that address
landscaping and tree-related requirements.

Mr. Parsons noted that staff would need a consensus from the Planning & Zoning
Board to bring the suggestion of integrating all the Tree and Landscaping provisions
in the Town Code into one section. After discussion, all Board members present
agreed that this request to the Town Commission should move forward through Staff
and to the Commission at its September meeting. There was consensus to make a
request to the Town Commission whether they wish the P&Z Board to evaluate
the Town Code to consolidate items related to trees and landscaping into one
code section.

Workshop Discussion Items
There were no Workshop Discussion Items scheduled.
New Business

Following Mr. Hylbert’'s comment related to the public who spoke at the beginning of
the meeting, Mr. Parsons noted he would discuss the issue with the speaker.
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11.

12.

13.

Staff Update
Mr. Parsons provided the following updates for the Board:

e At the Town Commission meeting on June 22, 2026, Planning, Zoning &
Building staff will be discussing elevation of houses on smaller lots

e The Town Manager has announced his retirement from the Town as of
October 1, 2026

Planning & Zoning Board Member Comments
There were no comments from the Board.

Adjournment
The meeting was adjourned at 12:14 pm.

Paul Hylbert, Secretary
Planning and Zoning Board
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AGENDA ITEM 8-A
600 BAY ISLES ROAD



TOWN OF LONGBOAT KEY
PLANNING AND ZONING STAFF REPORT

Proposal: Town Center Library - Planned Unit Development Amendment
Applicant: Sarasota County Government

Landowner: Town of Longboat Key

Application: Planned Unit Development/Outline Development Plan (PUD/ODP)

Amendment (Ordinance 2026-13), pursuant to Section 158.036 of
the Town Zoning Code and Site Development Amendment
Application (Site Development Plan Order 2026-02), pursuant to
Section 158.030 of the Town Zoning Code.

Public Hearing: Planning and Zoning Board
Date and Time: September 15, 2026, 9:15 am

Meeting Location: Town Hall Commission Chambers
501 Bay Isles Road Longboat Key, FL 34228

Report Date: September 3, 2026

Attachments: Site Development Plan Order 2026-02
Ordinance 2026-13

Application Request

The Applicant is seeking approval of a Planned Unit Development/Outline Development
Plan (PUD/ODP) Amendment to define the allowable uses, associated with the Town'’s
phased development of the Town Center Library site, and an associated and required
Site Development Plan Amendment depicting the more detailed site improvements and
specifically allowing for the construction of a Sarasota County public library. The subject
site, located at 600 Bay Isles Road, is a part of the overall, “Bay Isles Planned Unit
Development,” (referred to by its zoning classification of Mixed-Use Community - Bay
Isles District {MUC-1}), which has site and use-specific entitlements.



Staff Report

Town Center Library, 600 Bay Isles Road September 15, 2026

Project Information Summary

PROJECT NAME.............. Town Center Library

APPLICANT: ... Sarasota County Government

SITEAREA: .....ccoiii. 28,324 square feet

EXISTING USE.:................ Town Center Green

FUTURE LAND USE......... MUC-1 (Mixed Use Community - Bay Isles District)
ZONING DISTRICT:.......... MUC-1 (Mixed Use Community - Bay Isles District)
PROPOSED DEVELOPMENT/USE(S):

NON-OPEN SPACE.:......... 18,457 square feet (65.2%)

OPEN SPACE.: ............... 9,867 square feet (34.8%)

PARKING REQUIRED: .....39 parking spaces (1 per 300 sq. ft.)
PARKING PROVIDED.: .....78 parking spaces
USES:.. e Public Library
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Town Center Library, 600 Bay Isles Road September 15, 2026

Site Development Plan
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Town Center Library, 600 Bay Isles Road September 15, 2026

Location and Map Series

The site is located at 600 Bay Isles Road.
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Town Center Library, 600 Bay Isles Road September 15, 2026

Zoning Map
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Town Center Library, 600 Bay Isles Road September 15, 2026

Aerial Map
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Staff Report
Town Center Library, 600 Bay Isles Road September 15, 2026

Background and Summary
The Town Center Library property is located within the Bay Isles development, on the
west side of Bay Isles Road.
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Original entitlements date back to August 6, 1975, when the Town Commission adopted
Resolution 75-27 approving the Outline Development Plan for the overall Bay Isles
Planned Development zoning district. On December 5, 1983, the Town Commission
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Staff Report

Town Center Library, 600 Bay Isles Road September 15, 2026

adopted Resolution 83-48, which approved a site plan for the subject site and surrounding
area referred to as, “Town Plaza, Phase Il.” The Town Plaza site plan was subsequently
amended by multiple resolutions from 1983 to 2012.

On January 6, 2003, the Town Commission adopted Ordinance 2002-09, which changed
the land use designation on Parcel B-1 South from commercial to residential to allow for
the construction of 12 multifamily residential units. The property was never developed
with the residential density, and the site remained vacant. On February 6, 2012, the Town
Commission adopted Ordinance 2012-03, which deleted all previously approved
allowable uses for Parcel B-1 South. The Town Commission also approved Ordinance
2012-04 and Resolution 2012-06 for parcels B-2 and C to allow for the building to be used
as a restaurant (former Amore restaurant).

The original entitlements from 1975, and subsequent amendments, called for the
development of a Town Plaza, a civic and commercial center, within this portion of the
Bay Isles Planned Development. The Town began to purchase property in 2014 in pursuit
of developing the civic and recreational portion of the Town Center, and ultimately
purchased the Town Center properties from 2014 to 2017

Since the purchase of the properties, the Town has held a number of special meetings
and public workshops to discuss the overall site, specific improvements, the purpose of
the site, and uses. The Town also conducted surveys in 2021 and 2022, such as the
Citizen Survey, to gauge public support for the development of the Town Center Green
and its potential amenities. Finally, in 2022, the Town adopted the 2022 Strategic
Initiatives, which identifies a specific goal of advancing long-range plans to develop
community facilities on the Town Center property.

The Town has been developing the parcels using a three-phased approach:

* Phase 1 Initial Outdoor Venue (complete)
* Phase 2 Outdoor Venue and Stage (complete)
» Phase 3 Future Building Facilities through Partnership opportunities (this project)

Phase 3 conceptually included development of community building facilities to serve as
additional amenities. The Town Center Master Plan includes two buildable areas. The
use of one of these, the southern building pad, is the subject of this proposed Amendment
to be utilized by the Longboat Key Library facility.

In January of 2023, a “Principals of Agreement - Future Library - LBK” between The Town
and Sarasota County was adopted that outlined key components for the joint
development of a new Library at the Town Center. Under these principals, Sarasota
County would provide funding for management, design and construction for a “baseline”
library. Enhancements above the baseline could be provided by 3rd parties.

On February 12 and March 18 of 2024, public workshops were held at Town Hall to
provide input to the proposed Library as well as possible enhancements that could be
achieved through private funding. The resulting designs were then used for fundraising
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Staff Report

Town Center Library, 600 Bay Isles Road September 15, 2026

efforts through 2025. The proposed enhancements include an enlarged community
meeting space, a covered outdoor terrace on the Green, and an enhanced entry.

At a June 2025 Sarasota County Commission meeting, the Town presented a funding
proposal for the enhancements. The County elected to move these forward and the
design efforts for the library have included all enhancements. The associated proposed
agreements between the County and Town include a Lease Agreement, Funding
Agreement(s) and an Operating Agreement which will be considered by the Town
Commission at the September 14, 2026 Regular Meeting.

Proposed Development Summary

Site Character

The proposed Planned Unit Development/Outline Development Plan (PUD/ODP)
Amendment and Site Development Plan Amendment primarily involve the construction of
a public library facility. The Site Development Plan also identifies a public deck/terrace,
and sidewalks that would connect to the Town Center Green'’s, Great Lawn.

The proposed site plan showing the Town Center Library site (highlighted in blue) is
shown on page 10.
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Staff Report
Town Center Library, 600 Bay Isles Road September 15, 2026

Proposed Site Plan (Library)

7 ——

Proposed Uses

The purpose of the PUD/ODP amendment application is to assign allowable uses to the
Town Center property. Based upon several public workshops and surveys, the Town
identified the following uses for the property: government building, continuing education
center, civic center, public park and recreation center, and cultural center. A public
library fits into those intended uses. The Site Development Plan Amendment, which is a
required component of PUD/ODP approval, depicts the more detailed aspects of the
site including allowing for the construction of a library. The current phase of the project
is utilizing the permitted MUC-1 uses of civic center and public park.
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Staff Report
Town Center Library, 600 Bay Isles Road September 15, 2026

Parking and Access

Section 158.100(D) establishes the minimum required number of parking spaces for
various uses. For libraries, one parking space is required per 300 square feet. Based on
this standard, 39 parking spaces are required for the Town Center Library. The parking
requirements for the Town Center Park are summarized below:

Use Parking Spaces Required
Town Center Green 8
Town Center Library 39
Total Required 47

A total of 78 parking spaces are provided at Town Center Park. Of these, 8 spaces are
allocated to the Town Center Green, and 39 spaces are required for the Town Center
Library, for a total of 47 required spaces. Therefore, the Town Center Park provides 31
parking spaces in excess of the minimum required.

The Applicant submitted a Traffic Impact Analysis prepared by Kimley-Horn and
Associates, which includes calculations of the parking requirements associated with the
proposed library use and for special events held in the Town Center Green park.

The report also includes a parking analysis for two scenarios (found within the Executive
Summary). Scenario 1 analyzes the on-site parking needs for typical (not special event)
use of the public park, and library. Scenario 2 analyzes parking needs for different size
special events at the Town Center Park. There are anticipated scenarios where the Town
Center Library will be used for larger attendance events. A range of scenarios were also
evaluated for the non-typical day-to-day parking demands. Table 15 on page 26 of the
Traffic Impact Analysis shown below contains a small, medium and large special event
parking assessment.
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Staff Report
Town Center Library, 600 Bay Isles Road September 15, 2026

While the subject property does not contain an adequate number of parking spaces to
meet the demand for large special events, the report demonstrated that there are
surrounding parcels with potential available parking to meet demands for small and
medium special events. Large events will likely require even further additional measures
to accommodate parking demands. Table 14, on page 23 of the Traffic Impact Analysis
shown below, provides the parking count for surrounding parcels and states that there is
a total of 681 parking spaces on those properties.
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Staff Report

Town Center Library, 600 Bay Isles Road September 15, 2026

These spaces have been and could be used for special events, provided the Town or
event sponsor enters a shared or borrowed agreement with the surrounding property
owners. A condition of approval has been maintained in the Site Development Plan Order,
which would require a transportation management plan for special events held on the
subject property. Condition #7 states:

7. A Special Event Transportation Management Plan shall be required for
special events on the site. The requirements of the plan will depend on the
type and size of event. Some of the items that may be considered in the plan

are:

(1) Site access and circulation

(2) Parking management:

Vi,

Event parking pricing
Off-site parking

Other modes of transportation — to reduce vehicular trips to
the site

Valet locations and operations
Rideshare drop-off and pick-up locations

Disabled passenger drop-off and pick-up areas
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Staff Report
Town Center Library, 600 Bay Isles Road September 15, 2026

(3) Public information

(4) Police control at intersections
(5) Signage

(6) Pedestrian management

The Town requires a Special Event Permit for any special event that takes place on Town
property. The condition above is managed and required through the Public Forum
permitting process for special events.

Departure Request

Applicant is requesting a Departure from site location and character of use requirements,
Subsection158.030 (A), specifically the building side yard setback. Subsection 158.075
identifies the minimum side yard setback for permitted non-residential structures of 30 ft.
Applicant is requesting a Departure to allow one side yard setback of 15.3 ft. The other
side is open to the Town Center Green. An image depicting the requested setback can
be found on page 14 of this report.

Per the applicant, the need for the setback Departure is due to the available existing
space provided in the original Town Center design versus the scope of the requirements
of the proposed Town Center Library. The Town coordinated with the County to expand
the programmed square footage of the library through input from Public Workshops and
private donations. Allowing this larger library footprint to encroach on the side yard
setback preserves the primary public open space on the Town Center Green side. Staff
is supportive of this Departure request given its adjacency to the back of a bank building
and the Publix parking lot and given its intent to preserve additional functional open space
at the Town Center Green.
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Staff Report
Town Center Library, 600 Bay Isles Road September 15, 2026

Open Space and Lot Coverage

The Bay Isles PUD is required to maintain a minimum of 50% open space. Project
specific Open Space requirement figures are provided below:

e Total Site Area: 28,324 square feet
e Total Non-Open Space (Building and Impervious Surface): 65.2% (18,457 square
feet)
0 Building Pad — 40% (11,324 square feet)
o Sidewalk and Patio — 25.2% (7,133 square feet)
e Total Open Space (Library): 34.8%* (9,867 square feet)
e Total Open Space (Town Center Green): 64% (134,033 square feet)

Landscaping

The landscape plan indicates that out of 15 existing trees, 3 trees are being removed
and 5 are being transplanted on site. The removal of 3 trees currently requires the
planting of 6 replacement trees; however, the landscape plan indicates that 7 trees will
be provided.

1 The library project does not meet the minimum open space requirement for its sub-area within the park.
However, the overall park open space more than met at 64%. PUD/OP Staff analysis can be found on
page 17 of this report.
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Town Center Library, 600 Bay Isles Road September 15, 2026

The subject site landscaping is shown below:
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Town Center Library, 600 Bay Isles Road September 15, 2026

Analysis of Applications

PUD/ODP Analysis

Zoning Code Section 158.036 (C) provides review standards for PUD applications. The
following is analysis of the standards for PUD approval.

1.

In what respect the outline development plan is or is not consistent with the intent
of a planned unit development as provided in section 158.065.

Staff Analysis: The intent of a PUD is to encourage flexibility in the design and
development of land; facilitate the adequate and economical provision of streets,
utilities, and public spaces; and preserve the natural and scenic qualities of open
areas. The amended project design utilizes the flexibility allowed under a PUD to
meet MUC-1 requirements by meeting or exceeding setbacks and still well-
exceeding open space requirements while also providing for amenities that
further Town goals of developing a Town Center Library.

Whether the plan is consistent with the Town’s Comprehensive Plan.

Staff Analysis: Staff is of the opinion that the plan is consistent with the Town'’s
Comprehensive Plan (see Comprehensive Plan Evaluation on page 21 through
24 of the Staff Report).

The extent to which the plan meets the zoning and subdivision regulations
otherwise applicable to the subject property without departures, waivers, or
variances.

Staff Analysis: The amendment application requests one Departure, to allow
one side-yard setback, adjacent to the bank building and Publix parking lot, of
15.3 feet. The other side is open to the Town Center Green (a large area of
dedicated green space), far in excess of the required side yard setback. The
minimum side-yard setback for permitted non-residential structures is 30 feet.
(see Departure Request on page 14 of the Staff Report). As noted, above staff is
supportive of this Departure request given the proposed Library’s adjacency to
the back of a bank building and the Publix parking lot and given its intent to
preserve additional functional open space at the Town Center Green.

The purpose, location and amount of common open space in the plan, the
adequacy or inadequacy of the proposals for maintenance and conservation of
the common open space, and the adequacy or inadequacy of the amount and
purpose of the common open space as related to the proposed density and type
of development.

Staff Analysis: While the Bay Isles PUD requires a minimum of 50% open
space, the proposed open space within the project site is 34.8%; below the
required standard. However, the project site is directly integrated within the larger
Town Center Green development, which provides approximately 134,000 square
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Town Center Library, 600 Bay Isles Road September 15, 2026

feet, or 64%, of open space, substantially exceeding the required open-space
provision. In addition, the library building is intentionally oriented toward and
connected to these larger landscaped areas, creating a continuous and
interconnected open-space experience across the properties. As a result,
although the project site itself does not independently meet the 50% requirement,
the development functions cohesively with the surrounding Town Center Green
as part of a unified site design, with the building and its open spaces directly
contributing to and benefiting from the preservation of a larger network of
landscaped and open areas. The proposed open space is also enhanced by
landscaping, tree plantings and walkways.

5. The physical design of the plan and the manner in which the design makes
adequate provision for public services, provides adequate control over vehicular
traffic and parking, and enhances the amenities of light and air, recreation and
visual enjoyment.

Staff Analysis: The physical design of the plan provides a public deck/terrace,
which connects to surrounding sites via sidewalks. The purpose of the library is
to provide an additional Town public service by providing additional community
gathering spaces for the public to enjoy. Traffic and parking impacts are
expected to be relatively minimal.

6. The relationship, beneficial or adverse, of the proposed plan to the neighborhood
in which it is proposed to be established.

Staff Analysis: While there are no residential uses directly adjacent to the
proposed site, the site is designed to have minimal impacts on the residential
uses that are closest to the site. The Town requires Special Event Permits for
events that take place on Town property. Additionally, a condition of approval has
been added to the Site Development Order to ensure that special events are
monitored to prevent negative impacts from surrounding properties.

7. In the case of a plan that proposes development over a period of years, the
sufficiency of the terms and conditions intended to protect the public interest and
of the residents and owners of the planned unit development in the faithful
completion of the plan.

Staff Analysis: The proposed development is part of Phase 3 of the Town’s
overall plan for the development and is anticipated to be completed as a single
construction project.

8. The extent to which the plan provides for an effective and unified development on
the project site making appropriate provision for the preservation of scenic
features and amenities of the site and the surrounding areas.

Staff Analysis: The proposed development is furthering the intent of the original
entitlements for the property. The original entittements called for a Town Center
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Town Center Library, 600 Bay Isles Road September 15, 2026

Green and the proposed plan is furthering those goals with enhanced plans to
provide a unified development with the surrounding properties. The proposed
plan is effective in providing a plan to further enhance and unify the Bay Isles
Planned Development of a Town Center Green.

PUD/ODP and Site Development Plan Amendment Staff Recommendation
Based on Staff's analysis, the project meets the standards of APPROVAL. Staff
recommends approval of the PUD/ODP Amendment (Ordinance 2026-13) with the
following conditions:

1.

The provisions of the Planned Unit Development/Outline Development
application for the above referenced subject Property, dated and received by the
Town on June 18, 2026, shall be complied with unless waived or modified by the
following conditions or by written agreement between the Town and the applicant
or amended pursuant to Town Code.

Approval of this Planned Unit Development/Outline Development Plan
(PUD/ODP) Amendment is subject to approval of Site Development Plan Order
2026-02.

The development/construction plans shall conform to all applicable Town codes
and ordinances and all other applicable regulations, including but not limited to,
FEMA standards/regulations, accessibility, fire code, and life/safety
requirements.

In accordance with Section 158.029(E) of the Town Code, an approved Site
Development Plan for the PUD becomes null and void if:

(1) The Applicant shall abandon the plan or the Section thereof that has been
finally approved, and shall so notify the Town; or

(2) Within 24 months of the date of approval of an application for Site
Development Plan review, a complete application for Building Permit has
not been submitted to the Town and a Building Permit issued; or

(3) A final Certificate of Occupancy or Final Building Permit for all phases of
the project has not been issued within three years from the date set for
receipt of a complete application for Building Permit for the final building or
development phase of the project.

A licensed surveyor shall verify the Lot Coverage and Non-Open Space
calculations upon completion of the project. Certification of the calculations shall
be signed and sealed on an as-built survey and submitted to the Town prior to
completion of a final building inspection related to the building permit for the
project.

Approval of the proposed PUD/ODP shall be subject to payment of all staff
review charges. Such charges shall be paid prior to issuance of Building Permit.
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Town Center Library, 600 Bay Isles Road September 15, 2026

7. A Special Event Transportation Management Plan shall be required for special
events on the site. The requirements of the plan will depend on the type and size
of event. Some of the items that may be considered in the plan are:

(1) Site access and circulation
(2) Parking management:
I. Event parking pricing
ii. Off-site parking
lii. Other modes of transportation — to reduce vehicular trips to the site
iv. Valet locations and operations
v. Rideshare drop-off and pick-up locations
vi. Disabled passenger drop-off and pick-up areas
(3) Public information
(4) Police control at intersections
(5) Signage
(6) Pedestrian management

Site Development Plan Analysis

Zoning Code Section 158.031 provides review standards for Site Development Plan
applications. The following is an analysis of the Findings of Fact standards for Site
Development Plan Amendment approval.

Findings of Fact
A. In what respects the plan is or is not consistent with the comprehensive plan and
the purpose and intent of the zoning district in which it is located.

Staff Analysis: See Comprehensive Plan Evaluation on page 21 through 24 of
the Staff Report.

B. In what respects the plan is or is not in conformance with all applicable
regulations of the zoning district in which it is located.

Staff Analysis: The proposed project meets lot coverage and open space
requirements, and all other applicable regulations of the MUC-1 zoning district;
however, the amendment application requests one departure, to allow one side-
yard setback of 15.3 feet. The minimum side-yard setback for permitted non-
residential structures is 30 feet. (see Departure Request on page 14 of the Staff
Report).
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C. In what respects the plan is or is not in conformance with the town's subdivision

regulations, Chapter 157, and all other applicable town requirements, including
the design, adequacy and construction of streets, drainage, utility facilities and
other essential services.

Staff Analysis: The plan is in conformance with the regulations of Chapter 157.

In what respects the plan is or is not 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;
disposition and use of open space, provision of screening and buffering, and
preservation of existing natural features, including trees; size and apparent bulk
of structures; and building arrangements both between buildings in the proposed
development and those adjoining the site.

Staff Analysis: Impacts to adjacent properties and the neighborhood are
minimized through contextually sensitive design, such as enhanced planting.
While there are no residential uses directly adjacent to the proposed site, the site
is designed to have minimal impacts on the residential uses that are closest to
the site. As previously stated, the Town requires Special Event Permits for
events that take place on Town property. Additionally, a condition of approval has
been maintained in the Site Development Order to ensure that special events are
monitored to prevent negative impacts from surrounding properties.

In what respects the plan is or is not 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.

Staff Analysis: The proposed plan is in conformance with town policy in respect
to sufficiency of ownership and guarantees for competition of all improvements.

PUD/ODP and Site Development Plan Amendment Staff Recommendation
Based on Staff's analysis, the project meets the standards of APPROVAL. Staff
recommends approval of the Site Development Plan Amendment (Site Development
Plan Order 2026-02) with the following conditions:

1.

2.

3.

The provisions of the Site Development Plan application for the above referenced
subject property, dated and received by the Town June 18, 2026, shall be
complied with unless waived or modified by the following conditions or by written
agreement between the Town and the applicant or amended pursuant to Town
Code.

Approval of this Site Development Plan is subject to the approval of Ordinance
2026-13.

The development/construction plans shall conform to all applicable Town codes
and ordinances and all other applicable regulations, including but not limited to,
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FEMA standards/regulations, accessibility, fire code, and life/safety
requirements.

4. In accordance with Section 158.029(E) of the Town Code, an approved Site
Development Plan for the PUD becomes null and void if:

(4) The Applicant shall abandon the plan or the Section thereof that has been
finally approved, and shall so notify the Town; or

(5) Within 24 months of the date of approval of an application for Site
Development Plan review, a complete application for Building Permit has
not been submitted to the Town and a Building Permit issued; or

(6) A final Certificate of Occupancy or Final Building Permit for all phases of
the project has not been issued within three years from the date set for
receipt of a complete application for Building Permit for the final building or
development phase of the project.

5. A licensed surveyor shall verify the Lot Coverage and Non-Open Space
calculations upon completion of the project. Certification of the calculations shall
be signed and sealed on an as-built survey and submitted to the Town prior to
completion of a final building inspection related to the building permit for the
project.

6. Approval of the proposed Site Development Plan shall be subject to payment of
all staff review charges. Such charges shall be paid prior to issuance of Building
Permit.

7. A Special Event Transportation Management Plan shall be required for special
events on the site. The requirements of the plan will depend on the type and size
of event. Some of the items that may be considered in the plan are:

(1) Site access and circulation
(2) Parking management:
I. Event parking pricing
ii. Off-site parking
iii. Other modes of transportation — to reduce vehicular trips to the site
iv. Valet locations and operations
v. Rideshare drop-off and pick-up locations
vi. Disabled passenger drop-off and pick-up areas
(3) Public information

(4) Police control at intersections

Page 22 of 26



Staff Report

Town Center Library, 600 Bay Isles Road

(5) Signage

(6) Pedestrian management

Comprehensive Plan Evaluation
The project has been evaluated to ensure that the application is consistent with the
Comprehensive Plan and based on Final Site Development Plan review criteria set forth
in Section 158.031(A). The following Comprehensive Plan Elements have been
evaluated for consistency with the proposed project:

Future Land Use (FLU) Element

September 15, 2026

Recreation and Open Space (ROS) Element

COMPREHENSIVE PLAN, GOAL,
OBJECTIVE AND POLICY

STAFF EVALUATION

Community (MUC).

The mixed use community (MUC)
categories allow a mix of residential and
nonresidential uses in planned
communities developed through the
planned unit development (PUD)
procedures and standards of the LDC.
The MUC categories encompass mixed
use communities approved under prior
adopted resolutions and ordinances of
the Town Commission, which prior
approved uses, densities and intensities
are hereby recognized and affirmed. In
each MUC, density is calculated on the
basis of the average overall density of
tourism and dwelling units per acre of all

property included in the respective MUC.

1. | FLU Goal 1. To preserve and enhance The development of the site with a
the character of the Town of Longboat new library is consistent with the goal
Key by the following: 1) ensuring that of being responsive to the social and
the location, density, intensity, and economic needs of the community. It
character of land uses are responsive to | also meets the second goal of FLU
the social and economic needs of the Goal 1 by providing sidewalks and an
community and are consistent with the outdoor patio that encourages a
support capabilities of the natural and healthy lifestyle. The sidewalks
manmade systems; and 2) maintaining connect to a larger green space that
an environment that is conducive to the | serves as a community gathering area,
health, safety, welfare, and property providing residents with opportunities
values of the community. for outdoor recreation, social

interaction, and an active lifestyle.

2. | FLU Policy 1.1.13: Mixed Use The development of the site with

enhanced amenities that include a
library, outdoor patio, and connected
sidewalks, is consistent with the
purpose of the MUC district by staying
within the allowable non-open space,
providing for a mix of nonresidential
uses, and providing expanded
recreational amenities. The
development also furthers the intent of
the original entitlements for the
property by completing the Town
Plaza, Phase 3.
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COMPREHENSIVE PLAN, GOAL, STAFF EVALUATION
OBJECTIVE AND POLICY

Clustered development patterns are
encouraged and thus the density of
separate parcels within each MUC may
exceed the average overall density of
the MUC category. No boundary of any
existing MUC shall be expanded to
include additional lands unless
contiguous to the boundaries of the
MUC as it existed as of December 31,
2010. Redevelopment may occur up to
the maximum densities designated
herein and consistent with the public
health, safety and welfare, best quality
design, expanded recreational and open
space amenities, and adequate public
infrastructure and services. Within the
acreage allocated for nonresidential
uses, tourism units and associated
resort amenities, commercial/office uses,
and institutional uses must not exceed a
maximum lot coverage of 30 percent of a
project site per use, except an additional
10% of lot coverage per use may be
permitted through the PUD procedures
and standards of the LDC to improve the
design of the community and
functionality of the uses, as shown on
Table 1. Similarly, the standard height of
nonresidential structures in MUC-1 may
be increased by one story through the
PUD procedures and standards of the
LDC to improve the design of the
community and functionality of the uses,
as shown on Table 1.

3. | FLU Policy 1.4.1: The Town will The proposed plan is implementing
encourage the realization of a vibrant this Future Land Use Policy by the
Town Center that includes the Town Hall | development of the Town Center
and the public tennis complex area as Green. The Library will add to the
well as commercial, office, institutional, Town Center as another key feature
residential and tourism uses. The Town | and amenity for residents and visitors
may maintain a Town Center zoning that provides opportunities for lifelong

overlay district within the MUC-1 future learning, vibrant cultural experiences,
land use category for the area depicted | and enriching activities for all ages.
on Figure 2. Within the Town Center
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COMPREHENSIVE PLAN, GOAL, STAFF EVALUATION
OBJECTIVE AND POLICY

zoning overlay district, additional
nonresidential lot coverage up to 10%,
and additional nonresidential and
residential height up to one story may be
allowed through the Outline
Development Plan process to achieve a
compact, pedestrian-friendly, attractive
design supportive of mixed uses.
Residential uses are limited to
predominantly senior living communities
including but not limited to age-
restricted, independent living senior
communities. The zoning overlay district
may also provide additional incentives
for design flexibility and expedited
permitting to encourage the
development of a central place within the
Town for civic and community life.

4. | FLU Policy 1.4.3 The Town and the County are
The Town may provide fiscal incentives | collaborating on a long-term lease and
to the revitalization of the Town Center maintenance agreements. The Town

and Whitney Beach area as available also coordinated fundraising efforts
and appropriate. These incentives may | whereby residents are providing
include, but are not limited to, funding for enhancements to the
infrastructure or landscaping Library.

improvements, public street
abandonment, and public transportation
access that support a sustainable
development pattern.

5. | ROS (Recreation and Open Space) The proposed Town Center Library is
OBJECTIVE 1.2: Provide for recreational | an additional cultural and recreational
and cultural spaces and facilities. facility for the public’s enjoyment.

6. | ROS Objective 1.3 Ensure public access | All residents and visitors will have
to public open spaces, parks, and access to the Library.
recreational facilities.

7. | ROS Strategy 1.2.2.1: The proposed Town Center Library

The minimum Level of Service for parks, | helps meet the Level of Service
recreational, and cultural facilities will be | standard of one cultural center by
measured by the number of facilities and | advancing the development into its
the following standard: 12 acres per final phase.

1,000 peak seasonal functional
population.

Table 1: 1 Cultural Center
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COMPREHENSIVE PLAN, GOAL, STAFF EVALUATION
OBJECTIVE AND POLICY

8. | ROS Goal 2: Enhance the quality of the | The proposed Town Center Library is
visual environment in the Longboat Key | intended to enhance the visual quality
community, both natural and built. of the surrounding area by providing a
new library which was specifically
designed for the site.

Attachments:
A. Application
B. Ordinance 2026-13, Town Center Library
C. Site Development Plan Order 2026-02
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ORDINANCE 2026-13

AN ORDINANCE OF THE TOWN OF LONGBOAT KEY,
FLORIDA, APPROVING AN AMENDED PLANNED UNIT
DEVELOPMENT (PUD)/OUTLINE DEVELOPMENT PLAN
AMENDMENT (ODP) FOR THE TOWN CENTER GREEN,
LOCATED AT 600 BAY ISLES ROAD; AUTHORIZING THE
DEVELOPMENT OF THE TOWN CENTER LIBRARY;
PROVIDING FOR SEVERABILITY; REPEALING AND
SUPERCEDING ALL PORTIONS OF ORDINANCES,
RESOLUTIONS IN CONFLICT; PROVIDING FOR
CODIFICATION; PROVIDING FOR AN EFFECTIVE DATE.

WHEREAS, the Town of Longboat Key (hereinafter the “Owner”) owns certain real
property located at 600 Bay Isles Road (hereinafter “Property”); and

WHEREAS, Sarasota County (hereinafter the “Applicant) is the holder of a long-
term lease with the Town of Longboat Key for the funding and development of a
community library on Town property; and

WHEREAS, the Property is zoned MUC-1 (Mixed Use Community - Bay Isles
District); and

WHEREAS, on August, 6, 1975, the Town of Longboat Key adopted Resolution
75-27, approving an Outline Development Plan for Bay Isles in the PD zoning district; and

WHEREAS, on December 5, 1983, the Town of Longboat Key adopted Resolution
83-48, approving a Site Plan for Town Plaza, Phase Il in the PD zoning district; and

WHEREAS, Town Plaza, Phase Il, was originally constructed in 1984; and

WHEREAS, on February 6, 2012, the Town of Longboat Key adopted Ordinance
2012-03, approving an Outline Development Plan Amendment to delete all previously
approved allowable uses for Parcel B-1 South; and

WHEREAS, on February 6, 2012, the Town of Longboat Key adopted Ordinance
2012-04, approving an Outline Development Plan Amendment to establish site area and
setbacks for Parcels B-2 and C; and

WHEREAS, since the adoption of Resolution 83-48, the Owner has subsequently
sought to develop a Town Center that would serve as a community meeting and gathering
location for cultural, art, and park activities; and

WHEREAS, several surveys and public meetings were conducted on February 12
and March 18 of 2024, which have provided positive feedback regarding the development
of a Town Center Green; and

WHEREAS, the Town of Longboat Key adopted the 2022 Strategic Initiatives, which
identifies a specific goal of advancing long-range plans to develop community facilities on
the Town Center Green property; and

WHEREAS, from 2014 to 2017, the Town of Longboat Key purchased parcels B-1
South, B-2 and C to utilize for the Town Center Green development; and

WHEREAS, on January 3, 2023, the Town of Longboat Key approved a Lot
Consolidation application for the Property, and consolidated parcels B-1 South, B-2, Tract
A, and parcel C into one parcel, totaling 4.8 acres; and
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WHEREAS, the Town of Longboat Key is supportive of an application to amend the
Outline Development Plan/Planned Unit Development (ODP/PUD) to allow the Applicant to
develop a public library building on a portion of the Owner’s property, which is consistent
with the Town Center Green development; and

WHEREAS, the Planning and Zoning Official has accepted the Sarasota County’s
application in a timely fashion, and referred the same to the Planning and Zoning Board
along with supporting documentation and staff recommendations; and

WHEREAS, the Planning and Zoning Board is authorized by the Land Development
Code to recommend approval of the application as submitted, recommend approval of the
application with changes or special conditions, or recommend disapproval of the application
to the Town Commission, if the application meets or does not meet the applicable provisions
of the Land Development Code; and

WHEREAS, the Planning and Zoning Board held a properly noticed public hearing
on September 15, 2026, and heard evidence and testimony associated with the
application; and

WHEREAS, the Planning and Zoning Board reviewed the application and after
considering all of the competent substantial evidence in the record, recommended to the
Town Commission that the proposed PUD/ODP application be approved with certain agreed
upon conditions; and

WHEREAS, on October 5, 2026, the Town Commission conducted a duly noticed
first public hearing on Ordinance 2026-13; and

WHEREAS, on November 9, 2029, the Town Commission conducted a duly noticed
second public hearing on Ordinance 2026-13 and the Town Commission approved the
Ordinance; and

WHEREAS, after considering all of the competent substantial evidence in the record,
including the testimony and documents submitted into the record at the hearing, including
but not limited to the findings and professional analysis of Town Staff in the staff report and
presentation, the Town Commission makes these conclusions of law and findings of fact:

A. Pursuant to Section 158.036 (C)(1) of the Zoning Code, with the recommended
conditions of approval, the amended ODP is consistent with the intent of a planned
unit development as provided in Section 158.034.

B.  Pursuant to Section 158.036 (C)(2) of the Zoning Code, with the recommended
conditions of approval, the amended ODP is consistent with Future Land Use Policy
1.4.1 of the Town’s Comprehensive Plan.

C. Pursuant to Section 158.036 (C)(3) of the Zoning Code, with the recommended
conditions of approval, the amended ODP meets the zoning regulations applicable to
the subject Property.

D. Pursuant to Section 158.036 (C)(4) of the Zoning Code, with the recommended
conditions of approval, the amended ODP provides an adequate amount of common
open space for maintenance and conservation and adequately meets the purposes
of the common open space as related to the proposed location, density and type of
development.
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E. Pursuant to Section 158.036 (C)(5) of the Zoning Code, with the recommended
conditions of approval, the amended ODP provides adequate control over vehicular
traffic and parking, and enhances the amenities of light and air, recreation and visual
enjoyment.

F. Pursuant to Section 158.036 (C)(6) of the Zoning Code, with the recommended
conditions of approval, the amended ODP does not adversely impact the immediate
neighborhood, as the Property is surrounded by commercial and recreational uses.

G. Pursuant to Section 158.036 (C)(8) of the Zoning Code, with the recommended
conditions of approval, the amended ODP provides for an effective and unified
development on the project site making appropriate provision for the preservation of
scenic features and amenities of the site and the surrounding areas.

H. Pursuant to Section 158.036 (C)(9) of the Zoning Code, with the recommended
conditions of approval, the amended ODP is considered generally to be compatible
uses in the MUC district based on the intent to encourage a mixture of uses including
significant recreation and open space areas and clustering at varying scales and
intensity.

|.  Pursuant to Section 158.036 (F) of the Zoning Code, the Town Clerk, within
seven days after the adoption of the ordinance, shall file a certified copy in the
Clerk’s office and shall mail a certified copy to the Owner and Applicant. Upon
approval of the ordinance, the Town Clerk shall file with the Clerk of the Circuit
Court, to record in the official records of the county in which the property is located,
the amended Outline Development Plan at the applicant’s expense.

NOW, THEREFORE, BE IT ORDAINED BY THE TOWN OF LONGBOAT KEY,
FLORIDA, THAT:

SECTION 1. The Whereas clauses above are ratified and confirmed as true and
correct, and are hereby incorporated fully by reference.

SECTION 2. The PUD/ODP application dated June 16, 2026 for the Town Center
Library as described herein, is hereby approved subject to the conditions contained in Exhibit
“B” attached hereto as Conditions Requisite for Approval, located at 600 Bay Isles Road,
Longboat Key, Florida 34228. Exhibit “B” is incorporated fully herein.

SECTION 3. If any section, subsection, sentence, clause or provision of this
Ordinance is held to be invalid or ineffective, the validity of the remaining portions of this
Ordinance shall not be affected.

SECTION 4. All ordinances, resolutions, and site development orders relating to this
Property and parts of such ordinances, resolutions and site development orders in conflict
herewith shall be superseded and the same are hereby repealed.

SECTION 5. This Ordinance shall take effect upon adoption by the Town Commission
and approval within 30 days by the Applicant. If the Town of Longboat Key has not received
notification of approval and acceptance of this Ordinance within 30 days after the Applicant’s
receipt, this Ordinance shall be deemed to have been denied. Notwithstanding the foregoing,
the PUD/ODP approval provided for herein is contingent upon the Applicant having also
obtained approval of the Site Development Plan Amendment from the Town Commission
through Site Development Plan Order 2026-02. For purposes of the required notice herein,
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the Town Manager is hereby delegated authority to provide notification required in this
paragraph.

SECTION 6. Codification. This Ordinance shall be codified and made a part of the
official Code of Ordinances of the Town of Longboat Key upon adoption and acceptance by
the Applicant as provided in Section 5.

Passed on the first reading and public hearing the 5" day of October 2026.
Adopted on the second reading and public hearing on this 9™ day of November 2026.

Debra Williams, Mayor
ATTEST:

Celine Kidwell, Town Clerk

Attachment: Exhibit “A”, Consent of Developer
Exhibit “B”, Conditions of Requisite for Approval
Exhibit “C”, Outline Development Plan
Exhibit “D”, Land Intensity Schedule
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EXHIBIT “A”

ORDINANCE 2026-13
CONSENT OF PROPERTY OWNER

TOWN CENTER LIBRARY
600 BAY ISLES ROAD

The undersigned, Town Manager for the Town of Longboat Key, Property Owner, does
hereby approve and assent to the terms, conditions, and provisions of the foregoing
Ordinance and does further acknowledge that the same is binding upon them and their
successors and assigns in the manner hereinabove set forth.

Town of Longboat Key, Property Owner

By:
Signature
Please print or type name
Title:
Town Manager
Dated:
ATTEST:
Signature

Please print or type name

Title:
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EXHIBIT “B”
ORDINANCE 2026-13

CONDITIONS REQUISITE FOR APPROVAL
PLANNED UNIT DEVELOPMENT/OUTLINE DEVELOPMENT PLAN

TOWN CENTER LIBRARY
600 BAY ISLES ROAD

. The provisions of the Planned Unit Development/Outline Development application
for the above referenced subject Property, dated and received by the Town on June
16, 2026, shall be complied with unless waived, modified, or amended pursuant to
Town Code.

. Approval of this Planned Unit Development/Outline Development Plan (PUD/ODP)
Amendment is subject to approval of Site Development Plan Order 2026-02.

. The development/construction plans shall conform to all applicable Town codes and
ordinances and all other applicable regulations, including but not limited to, FEMA
standards/regulations, accessibility, fire code, and life/safety requirements.

. In-accordance with Section 158.029(E) of the Town Code, an approved Site
Development Plan for the PUD becomes null and void if:

(1) The Applicant shall abandon the plan or the Section thereof that has been
finally approved, and shall so notify the Town; or

(2) Within 24 months of the date of approval of an application for Site
Development Plan review, a complete application for Building Permit has not
been submitted to the Town and a Building Permit issued; or

(3) A final Certificate of Occupancy or Final Building Permit for all phases of the
project has not been issued within three years from the date set for receipt of
a complete application for Building Permit for the final building or
development phase of the project.

. Alicensed surveyor shall verify the Lot Coverage and Non-Open Space calculations
upon completion of the project. Certification of the calculations shall be signed and
sealed on an as-built survey and submitted to the Town prior to completion of a final
building inspection related to the building permit for the project.

. Approval of the proposed Site Development Plan shall be subject to payment of all
staff review charges. Such charges shall be paid prior to issuance of Building
Permit.

. A Special Event Transportation Management Plan shall be required for special
events on the site. The requirements of the plan will depend on the type and size of
event. Some of the items that may be considered by the Town of Longboat Key in
the plan are:

a. Site access and circulation

b. Parking management:
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i. Event parking pricing
ii. Off-site parking
iii. Other modes of transportation — to reduce vehicular trips to the site
iv. Valet locations and operations
v. Rideshare drop-off and pick-up locations
vi. Disabled passenger drop-off and pick-up areas
Public information
Police control at intersections
Signage

Pedestrian management
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EXHIBIT “C”
ORDINANCE 2026-13
PLANNED UNIT DEVELOPMENT/OUTLINE DEVELOPMENT PLAN

TOWN CENTER LIBRARY
600 BAY ISLES ROAD

SEE ATTACHED
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EXHIBIT “D”
ORDINANCE 2026-13
BAY ISLES PLANNED DEVELOPMENT

LAND INTENSITY SCHEDULE

Area Maximum
Tract in D.U./Acre D.U Typeof Building Details
Acres -J- Development/Building
RESIDENTIAL
MF "A" 2588 | 11.10 288 Multifamily Low Rise 2 to 5 stories
Fairway Bay
MF “B-1A" Harbour | 500 3.60 18 Two-Family 1 to 2 stories
Court
Three Buildings
||\3/|aF B-1B"Marina | 739 8.12 60 | Multifamily Mid Rise 5 stories above
y parking
MF “B-2A” Harbour 11.19 5.00 56 Multifamily 1 to 2 stories
Oaks Low Rise
MF “B-2B” Harbour | 892 4.70 42 Multifamily 1 to 2 stories
Oaks Il Low Rise
p » Two Family and
MF “C-D 10.16 413 42 Mumfam”yy 1 to 2 stories
Harbour Links Low Rise
MF “H”, MF ‘K", & .
HR “B” 34.22 2.98 102 Single Family 1 to 2 stories
Manchester Bay
MF “I" . 22.10 3.30 72 One or Two Family 1 to 2 stories
Corey’s Landing
MF *J” 13.81 4.10 56 i 1 to 2 stories
Winding Oaks One or Two Family
Four buildings (10
stories over two
HR “A” 23.89 11.38 970 Multifamily levels of parking)
Grand Bay High Rise Two buildings (four
stories over two
levels of parking)
HR “C” 19.05 1.99 38 i i 1 to 2 stories
Sabal Cove Single Family
Tract “°C” 5.46 2.75 15 i i 1 to 2 stories
Weston Pointe Single Family
Subtotal 264.67 | 4.79 1267
Residential
CIVIC AREA
Church Sites 8.70
Public Safety 1.00

Building

Page 9 of 11

Ordinance 2026-13




Area

Rights-of-Way

Tract in | D.UJAcre | M2XITUM Typeof Building Details
Acres -o- Development/Building

Town Center Green 4.81
Subtotal Civic 14.51
Area
COMMERCIAL AREA
Offices 2.14
Parcel B-1 North 2.38
Parcel A
Shoppes of Bay 12.20
Isles
Post Office 1.57
The Paradise 0.90
Center
Sun Trust 1.00
Bank of America 2.70
Marina Commercial 280
Complex
Subtotal . 25.69
Commercial
ROAD RIGHTS-OF-WAY
Subtotal Road 45.00

RECREATION/OPEN SPACE

Space

Golf Course 269.56

Boat Basin — Parcel 291 Slips
O (Harbourside 32.68 Harbour Master Building
Moorings Marina) and Pool
Small Craft Basin 5.60

(West Boat Basin) '

Perimeter Channel 21.90

Other Navigable

Channels Inside

Town Bulkhead 22.60

Line

Buffer 1.60

Park 3.10

Park 0.90

Park — Buffer 5.80

Sanctuary (Hidden

Lake) 11.41

Subtotal

Recreation/Open 375.15
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Area Maximum
Tract in D.U./Acre D.U Typeof Building Details
Acres - Development/Building
SUBTOTAL NON-
RESIDENTIAL 460.35
GRAND TOTAL 725.02 4.79 1267
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SITE DEVELOPMENT PLAN ORDER 2026-02

A SITE DEVELOPMENT PLAN ORDER OF THE TOWN OF
LONGBOAT KEY, FLORIDA, APPROVING AN AMENDED FINAL
SITE DEVELOPMENT PLAN FOR TOWN CENTER GREEN,
PHASE IIl, LOCATED AT 600 BAY ISLES ROAD, APPROVING A
TOWN CENTER LIBRARY; REPEALING AND SUPERCEDING
PORTIONS OF PRIOR SITE PLAN DEVELOPMENT ORDERS IN
CONFLICT; PROVIDING FOR SEVERABILITY; PROVIDING FOR
AN EFFECTIVE DATE.

WHEREAS, the Town of Longboat Key (hereinafter the “Owner”) owns certain real
property located at 600 Bay Isles Road (hereinafter “Property”); and

WHEREAS, Sarasota County (hereinafter the “Applicant) is the holder of a long-
term lease with the Town of Longboat Key for the funding and development of a
community library on Town property; and

WHEREAS, the Property is zoned MUC-1 (Mixed Use Community - Bay Isles
District); and

WHEREAS, on August, 6, 1975, the Town of Longboat Key adopted Resolution
75-27, approving an Outline Development Plan for Bay Isles in the PD zoning district; and

WHEREAS, on December 5, 1983, the Town of Longboat Key adopted Resolution
83-48, approving a Site Plan for Town Plaza, Phase Il in the PD zoning district; and

WHEREAS, Town Plaza, Phase II, was originally constructed in 1984; and

WHEREAS, since the adoption of Resolution 83-48, the Owner has subsequently
sought to develop a Town Center that would serve as a community meeting and gathering
location for cultural, art, and park activities; and

WHEREAS, several surveys and public meetings were conducted on February 12
and March 18 of 2024, which have provided positive feedback regarding the development
of a Town Center Library; and

WHEREAS, the Town of Longboat Key adopted the 2022 Strategic Initiatives, which
identifies a specific goal of advancing long-range plans to develop community facilities on
the Town Center Green property; and

WHEREAS, from 2014 to 2017, the Owner purchased parcels B-1 South, B-2 and
C to utilize for the Town Center Green development; and

WHEREAS, on January 3, 2023, the Town of Longboat Key approved a Lot
Consolidation application for the Property, and consolidated parcels B-1 South, B-2, Tract
A, and parcel C into one parcel, totaling 4.8 acres; and

WHEREAS, the Sarasota County, in coordination with the Owner, has submitted a
Site Development Plan application requesting Town approval to amend the previously
approved site plan to fully entitle a public library; and

WHEREAS, the applicant has also filed a concurrent application to amend the Outline
Development Plan/Planned Unit Development (ODP/PUD) to assign allowable uses to the
Property that are consistent with the Town Center Green development; and
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WHEREAS, the Planning and Zoning Official has, in a timely fashion, accepted a
Site Development Plan application for the Property and referred the same to the Planning
and Zoning Board along with the support documentation and staff recommendations; and

WHEREAS, the Planning and Zoning Board held a properly noticed quasi-judicial
public hearing on September 15, 2026, and heard evidence and testimony associated
with the application; and

WHEREAS, the Planning and Zoning Board reviewed the application and after
considering all of the competent substantial evidence, including but not limited to the
findings and professional analysis of Town Staff in the staff report and presentation,
recommended to the Town Commission that the proposed PUD/ODP/Final Site Plan
application be approved with certain agreed upon conditions; and

WHEREAS, on October 5, 2026, the Town Commission conducted a duly noticed
public hearing on Site Development Plan Order 2026-02; and

WHEREAS, after considering all of the competent substantial evidence in the record,
including the testimony and documents submitted into the record at the hearing, including
the Staff Report presented on October 5, 2026, and its supplements, and the
recommendation of the Planning and Zoning Board, the Town Commission makes these
conclusions of law and findings of fact:

(@) With the recommended conditions of approval, the Site Development Plan is
consistent with the Comprehensive Plan, and the purpose and intent of the
MUC-1 zoning district.

(b) With the recommended conditions of approval, the Site Development Plan is in
conformance with all applicable regulations of the MUC-1 zoning district.

(c) With the recommended conditions of approval, the Site Development Plan is in
conformance with the Town of Longboat Key’s subdivision regulations, Chapter
157, and all other applicable Town of Longboat Key requirements, including the
design, adequacy, utility facilities, and other essential services.

(d) With the recommended conditions of approval, the Site Development Plan 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; disposition and use of open space,
provision of screening and buffering, and preservation of existing natural
features, including trees; size and apparent bulk of structures; and building
arrangements both between buildings in the proposed development and those
adjoining the site.

(e) With the recommended conditions of approval, the Site Development Plan is in
conformance with Town of Longboat Key policy in respect to sufficiency of
ownership, guarantees for completion of all required improvements, and, if
private, the guarantees for continued maintenance.

NOW, THEREFORE, BE IT ORDAINED BY THE TOWN OF LONGBOAT KEY,
FLORIDA, THAT:

Section 1. The above recitals are true and correct and are fully incorporated herein
by reference.
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Section 2. The Site Development Plan application dated June 16, 2026, to fully
entitle a public library, located at 600 Bay Isles Road, Longboat Key, Florida 34228 is hereby
approved subject to the conditions attached hereto marked Exhibit “A”, “Conditions
Requisite for Approval” and dated concurrently with this Order.

Section 3. If any section, subsection, sentence, clause or provision of this Site
Development Plan Order is held to be invalid or ineffective, the validity of the remaining
portions of this Site Development Plan Order shall not be affected.

Section 4. Those portions of prior site development orders in conflict herewith shall
be superseded and the same are hereby repealed.

Section 5. This Site Development Plan Order shall become effective immediately
upon adoption.

Adopted on the second reading and public hearing on this 9" day of November 2026.

Debra Williams, Mayor
ATTEST:

Celine Kidwell, Town Clerk

Attachment: Exhibit “A”, Conditions Requisite for Approval
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7.

EXHIBIT "A"

SITE DEVELOPMENT PLAN ORDER 2026-02

CONDITIONS REQUISITE FOR APPROVAL
SITE DEVELOPMENT PLAN

TOWN CENTER LIBRARY
600 BAY ISLES ROAD

. The provisions of the Site Development Plan application for the above referenced

subject property, dated and received by the Town June 16, 2026, shall be complied
with unless waived, modified, or amended pursuant to Town Code.

Approval of this Site Development Plan is subject to the approval of Ordinance
2026-13.

The development/construction plans shall conform to all applicable Town codes and
ordinances and all other applicable regulations, including but not limited to, FEMA
standards/regulations, accessibility, fire code, and life/safety requirements.

In accordance with Section 158.029(E) of the Town Code, an approved Site
Development Plan for the PUD becomes null and void if:

(1) The Owner shall abandon the plan or the Section thereof that has been
finally approved, and shall so notify the Town; or

(2) Within 24 months of the date of approval of an application for Site
Development Plan review, a complete application for Building Permit has not
been submitted to the Town and a Building Permit issued; or

(3) A final Certificate of Occupancy or Final Building Permit for all phases of the
project has not been issued within three years from the date set for receipt of
a complete application for Building Permit for the final building or
development phase of the project.

A licensed surveyor shall verify the Lot Coverage and Non-Open Space calculations
upon completion of the project. Certification of the calculations shall be signed and
sealed on an as-built survey and submitted to the Town prior to completion of a final
building inspection related to the building permit for the project.

Approval of the proposed Site Development Plan shall be subject to payment of all
staff review charges. Such charges shall be paid prior to issuance of Building
Permit.

A Special Event Transportation Management Plan shall be required for special
events on the site. The requirements of the plan will depend on the type and size of
event. Some of the items that may be considered by the Town of Longboat Key in
the plan are:

a. Site access and circulation
Page 4 of 5 Site Development Plan Order 2026-02



b. Parking management:
i. Event parking pricing
ii. Off-site parking
lii. Other modes of transportation — to reduce vehicular trips to the site
iv. Valet locations and operations
v. Rideshare drop-off and pick-up locations
vi. Disabled passenger drop-off and pick-up areas

Public information

a o

Police control at intersections
e. Signage

f. Pedestrian management
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6/16/2026

Planning Department
Town of Longboat Key
501 Bay Isles Road
Longboat Key, FL 34228

Subject: Amendment to Ordinance 2023-04 ODP/PUD for the Longboat Key Library

Dear Ms. Glisson,

The following narrative provides a background to describe the purpose of this Amendment to
accommodate the Longboat Key Library project. A concurrent Site and Development Plan is being
submitted under separate cover.

Background

On March 6, 2023, Ordinances 2023-03 and 2023-04 were adopted on second reading by the Town
Commission. Ordinance 2023-03 amended the Outline Development Plan/Planned Unit
Development (ODP/PUD). Ordinance 2023-04 amended relevant portions of Chapter 92 of the
Town’s Code of Ordinances for public places.

The Town Center is located at 600 Bay Isles Road just north of Publix and Chase Bank. Over the
course of 2014 and 2017, the Town invested a total of $3.7 million to purchase three parcels of
land totaling 4.81 acres that comprise the “Town Center.” The Town has been developing the
parcels using a three-phased approach:

e Phase 1 Initial Outdoor Venue (complete)
e Phase 2 Outdoor Venue and Stage (complete)
e Phase 3 Future Building Facilities through Partnership opportunities

Phase 3 has conceptually included development of community building facilities to serve as
additional amenities. The Town Center Master Plan includes two buildable areas. The use of one of
these, the southern building pad, is the subject of this proposed Amendment to be utilized by the
Longboat Key Library facility.

In January of 2023, a “Principals of Agreement - Future Library — LBK"” between The Town and
Sarasota County was adopted that outlined key components for the joint development of a new
Library at the Town Center. Under these principals, Sarasota County would provide funding for
management, design and construction for a “baseline” library. Enhancements above the baseline
could be provided by 3rd parties.

On February 12 and March 18 of 2024, public workshops were held at Town Hall to provide input to
the proposed Library as well as possible enhancements that could be achieved through private
funding. The resulting designs were then used for fundraising efforts through 2025. The proposed
enhancements include an enlarged community meeting space, a covered outdoor terrace on the
Green, and an enhanced entry.



To: Longboat Key Planning Dept 6/16/2026
Re: ODP/PUD for the Longboat Key Library Page 2

At a June 2025 Sarasota County Commission meeting, the Town presented a funding proposal for
the enhancements. The County elected to move these forward and the design efforts for the
Library have include all enhancements. The associated proposed agreements between the County
and Town include a Lease Agreement, Funding Agreement(s) and an Operating Agreement. At the
time of this application, these agreements are currently in process. The architecture and
engineering for the library has proceeded sufficiently to provide documentation for this application.

Purpose of the Outline Development Plan Amendment

The County as developer of the Library, with The Town as the Owner, is seeking to revise the Bay
Isles Planned Unit Development to update land uses sanctioned by the Town Commission and to
approve an updated plan for the site generally referred to as the “Town Center.” A portion of the
town Center site was last amended by Ordinance No. 2023-03, which was approved on March 6,
2023 with an Outline Development Plan that established the following broad uses on the entire
site:

¢ Public parks and recreation areas, Open Space

e Government Buildings and Services

e Continuing Education and Civic Centers

¢ Non-Profit Cultural Centers

e Accessory uses to the above

The existing Mixed-Use Community - Bay Isles District (MUC-1) zoning designation allows for Parks
and Recreation as well as Government Buildings and Services as permitted uses with Site
Development Plan review [158.075(B)].

The Town initiated a companion zoning text amendment to allow “INS” (Community Facility
Institutional District) land uses within the MUC-1 district to accommodate all of the Town intended
uses that have been endorsed by the Town Commission.

The overall intent of the Applicant is to develop the Library Site.

Please feel free to contact me if you need further assistance at bgaubatz@scgov.net or
941-861-0853.

Sincerely,

Brad Gaubatz, AIA, LEED AP, PMP
Facilities/PRNR Operational Manager
Capital Projects, Sarasota County

Attachments:

1. Ordinance 2023-03

2. Ordinance 2023-04

3. Application Completeness Checklist

4. Statement of Consistency with the Town’s Comprehensive Plan and Zoning Code
5. Balance of amendment application documents (via Acella online application only)

cc: Isaac Brownman, Assistant Town Manager, Town of Longboat Key
Brad Johnson, Sarasota County
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Amendment to Ordinance 2023-04 ODP/PUD for the Longboat Key Library
6/16/2026

Application for Planned Unit Development Approval (Town Code Section 158.036) must include
the following:

A. Applications: Any application for outline development approval shall include at a minimum the
following information, unless the Planning and Zoning Official determines in writing that one or more
of the following elements do not apply to the particular application:

1. A scaled drawing delineating the relationship of the site to existing development in the area,
including streets, utilities, residential and commercial development, and important physical features
in and adjoining the project, including ecological features.

Provided: Please see attached Civil Sheets C1 thru C-6 dated 6/11/2026

2. A scaled drawing delineating the approximate location and dimensions of all boundary lines of the
development, and of any contiguous lands, including those separated only by a street, canal, or
similar feature, in which the developer or property owner presently has any legal interest.

Provided: Please see attached Civil Sheet C1 dated 6/11/2026 and Library Lease Area Sketch and
Description Sheets S1 and S2 dated 5/15/26.

3. A verified statement, including a certificate of ownership, showing each and every individual
person having a legal ownership interest in the subject property except publicly held corporations
whose stock is traded on a nationally recognized stock exchange, in which case the name and
address of the corporation and principal executive officers will be sufficient

Provided: Please see attached Property Appraiser data page. Land is owned by the Town of
Longboat Key.

4. A scaled drawing delineating the approximate location, nature, and extent of all existing
easements, streets, buildings, land uses, zoning, tree groupings, watercourses, uplands, wetlands,
and topographic contours (i.e., at six-inch intervals with reference to mean sea level), on the site;
the existing zoning and land use for all contiguous property; and flood protection elevation data
and flood zones.

Provided: Please see attached Civil Sheet C5 dated 6/11/2026

5. Tabulations by acreage and percentage as to the amount of the site that is uplands and wetlands,
indicating those wetlands landward and seaward of the mean high-water line (MHWL), including
the extent and type of wetlands in accordance with the Town’s Comprehensive Plan.

Provided: Please see attached Civil Sheet C3 dated 6/11/2026

6. A scaled drawing delineating the approximate locations, intensity. and acreages of general land
uses (proposed), including dwelling types and units and general types of nonresidential uses, open
spaces, recreational facilities, and other proposed uses.

Provided: Please see attached Civil Sheet C1 dated 6/11/2026 and Aerial Photo and Master PUD Site
Plan Sheet EX1 dated 6/11/26

7. A traffic impact analysis shall be provided, except for voluntary reconstruction without additional
dwelling or tourism units, to ensure that the adopted level of service standards are not exceeded
before capacity-related improvements are implemented; and a scaled drawing delineating a
circulation facilities plan indicating approximate locations and types of proposed streets, bicycle
paths, pedestrian walks, and emergency vehicle access points, including all curb cuts, driveways,
off-street parking and loading areas, and off-street surfaces available for maneuvering vehicles.

Pending: Kimley Horn and Associates has been commissioned to provide an updated Traffic and
Parking analysis. Field data has been collected, and the report is due by July 9. It will uploaded into
the application upon receipt. The field data collected showed very similar volumes to the original



report, which is also attached.

8. Tabulations of total project acreage and proposed densities for each tourism and dwelling unit type
and total number of tourism and dwelling units by type.

Not Applicable — no residential units are proposed.

9. Tabulations of all land uses and approximate square footage of gross area for all nonresidential
buildings by general type (e.g., offices, limited commercial, etc.).

Provided: Please see attached Civil Sheet C3 dated 6/11/2026

10. A proposed development schedule indicating approximate starting and completion dates for the
entire project and any phases thereof, together with appropriate identification and description of
such phases.

Provided: Please see attached LBK Library Master Schedule for PUD

11. Such additional data and information as the Applicant may believe is pertinent to the plan of
development.

Additional background and project information is provided in Cover Letter.
12. Such additional relevant data and information the Town may reasonably require.
Will be provided upon request.

13. A written statement by the landowner or any other entity having a cognizable interest in the land,
describing fully the character and intended use of the Planned Unit Development and setting forth
the reasons why, in their opinion, a Planned Unit Development would be in the public interest and
would be consistent with the Town's statement of purposes of a Planned Unit Development.

Provided: Please see Cover Letter

14. A statement specifically indicating any requested Departures from Article IV of this Chapter and
Section 158.030, and a statement of any existing hardship and/or clear and specific statement of
how the code Departures are necessary or desirable to accomplish a Planned Unit Development
under Article Ill, Division 7. The statement shall include the Applicant's position as to why each
requested Departure either meets or has no material adverse effect on each of the Departure
criteria in Subsection 158.036(D).

Please see attached Request for Departure: Side Setback, dated 6/16/2026

15. A binding concept plan, which is a conceptual Site Development Plan that depicts the proposed
development and is intended to become an integral part of a Planned Unit Development approval.
The binding concept plan shall show the existing and proposed uses and structures, lots, streets,
and other physical aspects of the proposed development as enumerated in Sections 158.036 and
158.030. At an Applicant's discretion, a final Site Development Plan may be submitted for approval
concurrently with the Outline Development Plan, thus eliminating this requirement for a binding
concept plan.

Applicant is submitting for concurrent Site & Development Plan.
16. Additional requirements for applications for reconstruction of nonconformities:

a. A statement specifically indicating modifications and adjustments from the requirements
of this Code of Ordinances which would otherwise be applicable to the project if
reconstruction of a nonconformity were not granted by the Town.

b. A clear and specific statement of any hardship that exists making the modifications and
adjustments from the Code necessary.

c. A clear and specific statement of how the modifications and adjustments are necessary
or desirable to accomplish one or more of the stated purposes of the reconstruction
provisions in Section 158.132.

Not Applicable.



B. PUD Standards for approval or disapproval of application. Please provide responses to the
following:

1. In what respects the Outline Development Plan is or is not consistent with the intent of a Planned
Unit Development as provided in Section 158.034

RESPONSE:

The proposed plan is constituent with the intent of a Planned Unit Development. The plan has been
designed so multiple uses, activities and offerings can be provided in the Town Center that can be
accessed and enjoyed by the Town’s residents and visitors. The proposed library is a key
component to these uses.

2. Whether the plan is consistent with the Town's Comprehensive Plan

RESPONSE:
The proposed plan is consistent with the Town’s Comprehensive Plan which has identified a Town
Center activity area be developed.

3. The extent to which the plan meets the zoning and Subdivision Regulations otherwise applicable
to the subject property without Departures, Waivers, or Variances.

RESPONSE:

With the exception of the side setback Departure as requested in the attached Request for
Departure: Side Setback, dated 6/16/2026, the proposed plan meets the zoning and Subdivision
Regulations. No other Departures, Waivers or Variances are required.

4. The purpose, location and amount of common open space in the plan, the adequacy or
inadequacy of the proposals for maintenance and conservation of the common open space, and
the adequacy or inadequacy of the amount and purpose of the common open space as related to
the proposed density and type of development.

RESPONSE:
The plan is designed to co-locate a variety of uses while providing common open space for the
residents and visitors coming to the Town Center.

5. The physical design of the plan and the manner in which the design makes adequate provision
for public services, provides adequate control over vehicular traffic and parking, and enhances
the amenities of light and air, recreation and visual enjoyment.

RESPONSE:

The plan has been designed to provide adequate vehicular circulation and parking with the required
buffers being provided. No modifications to the existing vehicular circulation and parking are
proposed.

6. The relationship, beneficial or adverse, of the proposed plan to the neighborhood in which it is
proposed to be established.

RESPONSE:
The subject property is surrounded by non-residential development and as such will not be
negatively impacting any nearby residential neighborhoods.

7. In the case of a plan that proposes development over a period of years, the sufficiency of the
terms and conditions intended to protect the public interest and of the residents and owners of
the Planned Unit Development in the faithful completion of the plan.

RESPONSE:

The existing approved PUD identified development in three phases. Phases one and two (Outdoor
Venue and Stage) are complete. This application completes phase three (community facility) in the
form of a public library that will be operated, managed and maintained through inter-local
agreements with the County in coordination with private and donor funding. The property will be
leased to the County by the Town.



8. The extent to which the plan provides for an effective and unified development on the project site
making appropriate provision for the preservation of scenic features and amenities of the site and
the surrounding areas.

RESPONSE:

The proposed plan is designed as a unified project incorporating landscaping and open space for the
enjoyment of the visitors to the venue. An outdoor terrace has been incorporated in the Library
design that steps down onto the Town Center Green.

9. For the MUC-1 and MUC-2 zoning districts only, all permitted uses as listed in Article IV,
Division 4 for each district, are considered generally to be compatible uses in the MUC districts
based on the intent to encourage mixed use and clustering at varying scales and intensity.
Compatibility shall be achieved at specific locations by implementing compatibility techniques,
such as those listed in this Section as appropriate to the context:

RESPONSE:
The property is zoned PD-Planned Development District.

a. Tourism uses and restaurants shall be designed to minimize noise from outdoor
activities, such as outdoor music;

RESPONSE:
The property is surrounded by non-residential uses however the proposed use areas of the plan
have been oriented is such a way to minimize any noise from outdoor activities.

b. Loading areas and parking at grade shall be screened and landscaped to minimize
impacts to residential uses and adjacent rights-of-way/private roads;

RESPONSE
The parking area completed as a component of Phase one has been screened and landscaped
consistent with the code requirements.

c. Anti-glare glass shall be utilized in all windows that could potentially reflect toward
another residential use;

RESPONSE
No nearby residential uses exist.

d. Lighting shall be designed to minimize impacts to residential units and adjacent public
rights-of-way/private roads;

RESPONSE
No nearby residential uses exist.

e. Additional compatibility techniques shall be employed wherever a proposed structure
exceeding 50 feet is located within 500 feet of another structure that is substantially
lower in height. "Substantially lower" means there is a difference of 50 feet or more
between the proposed structure and the structure within 500 feet. For the purpose of
this provision, acceptable compatibility techniques include, but are not limited to,
perimeter berms, landscaping buffers, building orientation, building design, and
architectural treatments; and,

RESPONSE:
The proposed Library is under 50 feet in height

f. This Section does not apply to the compatibility of uses within a proposed PUD
development site, as permitted uses are deemed internally compatible.

RESPONSE:
The property has been planned consistent with the public input and Town Commission direction.



10. The additional criteria listed below apply to requests for buildings taller than 50 feet in the MUC-2
zoning district:

RESPONSE:

All buildings are less than 50 feet in height.

a. Yard sizes (building setbacks) are greater than required by Article IV; and

RESPONSE:
N/A

b. The taller buildings are consistent with the intent of the district and compatible with

similar existing uses within the overall district.

RESPONSE:
N/A
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Amendment to Ordinance 2023-04 ODP/PUD for the Longboat Key Library
6/16/2026

CONSISTENCY WITH THE TOWN’S COMPREHENSIVE PLAN AND ZONING CODE

The Town Center Green is consistent with the Town’s Comprehensive Plan and
zoning code. The existing Planned Unit Development / Outline Development Plan
was approved as Ordinance No. 2023-03

FLU OBJECTIVE 1.4: The Town will assist in redeveloping and revitalizing key areas of
the Town in a sustainable, mixed-use pattern of development in order to support the
character of the Town for residents and visitors.

The Library will add to the Town Center as another key feature and amenity for
residents and visitors that provides opportunities for lifelong learning, vibrant
cultural experiences, and enriching activities for all ages.

FLU Policy 1.4.1 The Town will encourage the realization of a vibrant Town Center that
includes the Town Hall and the public tennis complex area as well as commercial, office,
institutional, residential and tourism uses. The Town may maintain a Town Center zoning
overlay district within the MUC-1 future land use category for the area depicted on Figure
2. Within the Town Center zoning overlay district, additional nonresidential lot coverage
up to 10%, and additional nonresidential and residential height up to one story may be
allowed through the Outline Development Plan process to achieve a compact, pedestrian-
friendly, attractive design supportive of mixed uses. Residential uses are limited to
predominantly senior living communities including but not limited to age-restricted,
independent living senior communities. The zoning overlay district may also provide
additional incentives for design flexibility and expedited permitting to encourage the
development of a central place within the Town for civic and community life.

The Library will enhance revitalization of a vibrant Town Center encouraging other
redevelopment opportunities and activities in the area.

FLU Policy 1.4.3

The Town may provide fiscal incentives to the revitalization of the Town Center and
Whitney Beach area as available and appropriate. These incentives may include, but are
not limited to, infrastructure or landscaping improvements, public street abandonment,
and public transportation access that support a sustainable development pattern.

The Town and the County are collaborating on a long-term lease and maintenance
agreements. The Town also coordinated fundraising efforts whereby residents are
providing funding for enhancements to the Library.



CCM Policy 1.2.2 Consistent with FLU Policy 1.2.4, new development and redevelopment
shall not be authorized within freshwater or saltwater wetlands except where a compelling
public interest can be demonstrated.

The development will not be impacting any freshwater or saltwater wetlands

ROS Policy 1.1.3 Acquire, improve, and maintain lands for open space, park, recreational,
and cultural purposes.

The Library improvements at the Town Center will provide a new cultural resource

for the community.

ROS Objective 1.3 Ensure public access to public open spaces, parks, and recreational
facilities.

All residents and visitors will have access to the Library.

SWM Policy 1.1.2 Consistent with Future Land Use (FLU) Policy 1.1.2, all new
development and redevelopment shall provide stormwater management systems that meet
established levels of service and all applicable state, regional, and local laws and
regulations.

The Library has been designed to meet all stormwater management system
regulations.
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DESCRIPTION

A PARCEL OF LAND BEING A PORTION OF PARCEL "C”, BAY ISLES UNIT No. 9 AS RECORDED IN PLAT
BOOK 30, PAGE 47, OF THE PUBLIC RECORDS OF SARASOTA COUNTY, FLORIDA, AND A PORTION OF
LOTS 2 AND 3, BAY ISLES UNIT No. 12 AS RECORDED IN PLAT BOOK 47, PAGE 50, OF THE PUBLIC
RECORDS OF SARASOTA COUNTY, FLORIDA, LYING IN SECTION 8, TOWNSHIP 36 SOUTH, RANGE 17
EAST, SARASOTA COUNTY, FLORIDA AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCE AT THE NORTHEAST CORNER OF SAID LOT 2, BAY ISLES UNIT 12, SAID CORNER LYING ON
THE WEST RIGHT—OF—WAY LINE OF BAY ISLES ROAD (80" PRIVATE ROAD); THENCE LEAVING SAID

NORTHEAST CORNER AND ALONG SAID WEST RIGHT—OF—WAY LINE S15°43'58"E, 279.82 FEET; THENCE
LEAVING SAID WEST RIGHT—OF—WAY LINE S69711°41"W, 92.69 FEET TO THE POINT OF BEGINNING, SAID

POINT BEING A POINT LYING ON THE ARC OF A CURVE TO THE LEFT WHOSE RADIUS POINT LIES

N72°37'56"E, 311.55 FEET; THENCE IN A SOUTHEASTERLY DIRECTION ALONG THE ARC OF SAID CURVE,
HAVING A RADIUS OF 311.55 FEET AND A CENTRAL ANGLE OF 10°45'24", 58.49 FEET, THENCE LEAVING
SAID CURVE AND ALONG A NON—RADIAL LINE S6356’00"W, 42.60 FEET; THENCE S28°31’17"E, 25.02
FEET TO THE BEGINNING OF A CURVE TO THE LEFT; THENCE IN A SOUTHEASTERLY DIRECTION ALONG
THE ARC OF SAID CURVE, HAVING A RADIUS OF 240.79 FEET AND A CENTRAL ANGLE OF 11°54'13",

50.03 FEET; THENCE LEAVING SAID CURVE ALONG A NON—RADIAL LINE S53°36°08°W, 11.26 FEET TO
THE BEGINNING OF A CURVE TO THE RIGHT; THENCE IN A SOUTHWESTERLY DIRECTION ALONG THE ARC
OF SAID CURVE, HAVING A RADIUS 73.01 FEET AND A CENTRAL ANGLE OF 36°07'06", 46.02 FEET;
THENCE ALONG A NON—RADIAL LINE SO00*16°45"E, 3.30 FEET; THENCE S89°43’15"W, 142.55 FEET;
THENCE NOO*16’45”W, 13.01 FEET; S89°43’14"W, 53.43 FEET, THENCE NOO*16°46™W, 41.30 FEET TO A
POINT LYING ON THE ARC OF A CURVE TO THE LEFT, WHOSE RADIUS POINT LIES NO4°43°35"W, 56.72
FEET; THENCE IN A NORTHWESTERLY DIRECTION ALONG THE ARC OF SAID CURVE, HAVING A RADIUS
OF 56.72 FEET AND A CENTRAL ANGLE OF 43°24’00", 42.96 FEET TO A POINT OF COMPOUND
CURVATURE OF A CURVE TO THE LEFT; THENCE IN A NORTHWESTERLY DIRECTION ALONG THE ARC OF
SAID CURVE, HAVING A RADIUS OF 131.16 FEET AND A CENTRAL ANGLE OF 41°42°09”, 95.47 FEET;
THENCE ALONG A NON—RADIAL LINE S89°59'36"E, 56.23 FEET TO A POINT LYING ON THE ARC OF A
CURVE TO THE LEFT WHOSE RADIUS POINT LIES N64°59'09"E, 49.70 FEET; THENCE IN AN EASTERLY
DIRECTION ALONG THE ARC OF SAID CURVE, HAVING A RADIUS OF 49.70 FEET AND A CENTRAL ANGLE
OF 131°23'17", 113.98 FEET TO A POINT OF REVERSE CURVATURE OF A CURVE TO THE RIGHT; THENCE
IN AN EASTERLY DIRECTION ALONG THE ARC OF SAID CURVE, HAVING A RADIUS OF 3.29 FEET AND A
CENTRAL ANGLE OF 139°02'04", 7.99 FEET TO THE POINT OF BEGINNING. CONTAINING 28,333 SQUARE

FEET OR 0.65 ACRES MORE OR LESS.

NOTES

1. THIS SKETCH IS NOT A BOUNDARY
SURVEY.

2. BEARINGS SHOWN HEREON ARE ASSUMED,

A BEARING OF S15°43'58"E WAS
ESTABLISHED ALONG THE WEST
RIGHT-OF—WAY LINE OF BAY ISLES ROAD.

3. THIS SKETCH IS NOT VALID WITHOUT THE

ORIGINAL SIGNATURE AND ORIGINAL RAISED

SEAL OF A FLORIDA PROFESSIONAL

SURVEYOR & MAPPER.

4. THIS SKETCH IS COMPRISED OF 2 SHEETS,
IT IS NOT CONSIDERED FULL AND
COMPLETE WITHOUT BOTH SHEETS.

——
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Property Record Information for 0006130018

Ownership:
TOWN OF LONGBOAT KEY

501 BAY ISLES RD, LONGBOAT KEY, FL, 34228-3142

Situs Address:

600 BAY ISLES RD LONGBOAT KEY, FL, 34228

Buildings

Situs - click address for building_details

Land Area: 209,796 Sq.Ft.
Municipality: Town of Longboat Key
Subdivision: 3124 - BAY ISLES UNIT 12
Property Use: 8210 - Parks - Community
Status OPEN
Sec/Twp/Rge: 08-36S-17E
Census: 121150008022
Zoning: PD - PLANNED DEVELOPMENT DISTRICT

Total Living Units: 1

Parcel Description: LOTS 2, 3 & TRACT A, BAY ISLES UNIT 12, PB 47 PG 50,
TOGETHER WITH PARCEL C, BAY ISLES UNIT 9, PB 30 PG 47, SUBJ TO 5558 SF
SIDEWALK ESMT TO TOWN OF LONGBOAT KEY AS DESC IN ORI 2012035928,
SUBJ TO UNITY OF TITLE PER ORI 2023001243, BEING SAME LANDS AS DESC IN
ORI 2014052214, 2017039618 & 2017039619

Bldg# Beds Baths

600 BAY ISLES RD LONGBOAT KEY, FL, 34228 1 0 1
UNKNOWN 2 0 0
Extra Features
line # Building Number Description
1 0 Asphalt paving
Values * Indicates the parcel was the subject of a split or combine for tax year.
Year Land Building Extra Feature Just
2025 $5,152,700 $631,200 $60,300 $5,844,200
* 2024 $5,152,700 $642,600 $61,100 $5,856,400
2023 $1,191,000 $0 $56,100 $1,247,100
2022 $1,191,000 $0 $57,500 $1,248,500
2021 $1,191,000 $0 $58,800 $1,249,800
2020 $1,191,000 $0 $60,100 $1,251,100
2019 $1,191,000 $0 $61,500 $1,252,500
2018 $1,221,900 $0 $48,900 $1,270,800
2017 $794,200 $0 $49,900 $844,100
2016 $794,200 $0 $50,900 $845,100

Half Baths Year Built Eff Yr Built Gross Area Living Area Stories

0 1930 2005 760 384 1
2 2023 2023 1,652 1,652 1
Units Unit Type Year
33000 SF 2021
Assessed Exemptions Taxable QP_O
$5,844,200 $5,844,200 $0 $0
$5,856,400 $5,856,400 $0 $0
$1,247,100 $1,247,100 $0 $0
$1,248,500 $1,248,500 $0 $0
$1,249,800 $1,249,800 $0 $0
$1,251,100 $1,251,100 $0 $0
$1,252,500 $1,252,500 $0 $0
$1,270,800 $1,270,800 $0 $0
$844,100 $633,075 $211,025 $0
$845,100 $0 $845,100 $0

Property taxes may be affected with change in ownership. When buying real estate, you should not assume that property taxes will remain the same. Use our tax estimator to

estimate your new taxes.

Current Exemptions

Homestead Property: No

Grant Year Value
2017 $4,184,500.00

Sales & Transfers

Transfer Date Recorded Consideration
3/31/2017 $200,000
5/14/2004 $1,400,000

Associated Tangible Accounts

Instrument Number
2017039619
2004093454

Qualification Code Grantor/Seller Instrument Type
18 ROOKS HOWARD WD
01 TOWN PLAZA 2 INVESTMENT LTD, WD



There are no associated tangible accounts for this parcel

Property record information last updated on: 4/25/2026

FEMA Flood Zone Information provided by Sarasota County Government

This property is in a SFHA or CFHA. Click to view the Certificate Map to see if an Elevation Certificate or a Letter of Map Revision/Change (LOMR/LOMC) exists.

Different portions of a property can be in different flood zones. Click to view the Flood Zone Map.

FIRM Panel Floodway, SFHA *** Flood Zone ** Community Base Flood CFHA*
Elevation (ft)
0126G ouT IN AE 125126 8 ouT
0126G ouT ouT X 125126 ouT

* If your property is in a SFHA or CFHA, use the Certificate Map to determine if the building footprint is within the flood zone area.
** For more information on flood and flood related issues specific to this property, call (941) 316-1966

*** Federal law requires flood insurance for all properties in SFHAs with federally backed mortgages.

FEMA Flood Zone Data provided by Sarasota County Government as of 4/20/2026

For general questions regarding the flood map, call (941) 861-5000.
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Longboat Key Town Center Park

EXECUTIVE SUMMARY

The Longboat Key Town Center Park is proposed to consist of outdoor and indoor venue space. As indicated during
the Town Commission Meeting on May 4, 2020, the indoor area is anticipated to be utilized for a variety of uses
including but not limited to: community center, recreational center, library, cultural and educational centers,
meeting space, etc. Based on proposed plan modifications, the previously approved analyses were updated to reflect
approximately 86,500 square feet (about 2 acres) of the site as Public Park use, approximately 11,500 square feet of
the site as Library use, and approximately 15,400 square feet of the site as Recreational Community Center use. The
updated analyses were conducted in accordance with the approved methodology dated April 15, 2021, and with the
procedures consistent with Section 158.030 of the Town of Longboat Key Land Development Code to assess the
transportation impact and parking demand of the proposed development.

Traffic Impact Analysis Summary

At buildout of the Town Center Park, the analysis concludes that the adjacent roadway segments, study
intersections, and project driveways, will operate adequately at buildout for the weekday and weekend (Saturday)
PM peak-hour, peak season conditions. Therefore, no mitigation for transportation system capacity is
recommended.

Parking Assessment Summary

The Longboat Key Town Center Park parking assessment analyzed two scenarios. Scenario 1 analyzed the on-site
parking needs for typical (not special event) use of the public park, library, and recreational community center
building. Scenario 2 analyzed parking needs for different size special events at the Town Center Park.

There are 78 parking spaces existing on-site, which will remain. The Town of Longboat Key Land Development Code
requires 96 parking spaces for the proposed Town Center Park, which exceeds the available parking on-site by 18
spaces; however, the shared parking analysis determined the peak season, peak hour shared parking demand for
the site is 65 parking spaces, which demonstrated that the 78 existing parking spaces are adequate for the proposed
uses.

For special events, parking demand for small and medium sized events can be accommodated within adjacent
private properties if shared parking agreements are negotiated. For large events, it is estimated that parking demand
exceeds the adjacent properties parking supply; therefore, in addition to a shared parking agreement negotiated
with adjacent private properties, a special event transportation plan should be developed.

Traffic Impact Analysis and Parking Assessment Pagei July 2026
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Longboat Key Town Center Park

INTRODUCTION

Kimley-Horn was retained to perform an updated traffic impact analysis and parking assessment for the proposed
Town Center Park development to be located within 4.81 acres of currently vacant land generally located north of
Gulf of Mexico Drive, east of Bay Isles Road, and west of Bay Isles Parkway in the Town of Longboat Key, Florida.
Figure 1 illustrates the site location. The analyses were conducted in accordance with the approved methodology
dated April 15, 2021, with the procedures consistent with Section 158.030 of the Town of Longboat Key Land
Development Code, and based on updates to the concept plan for Building Pad A. The approved methodology,
correspondence with Town staff, preliminary concept plan, and library floor plan are provided in Appendix A.

The Town Center Park is proposed to consist of outdoor and indoor venue space. As indicated during the Town
Commission Meeting on May 4, 2020, the indoor area is anticipated to be utilized for a variety of uses including but
not limited to community center, recreational center, library, cultural and educational centers, meeting space, etc.
As indicated in Table 1, for the purposes of the traffic impact analysis and the parking assessment, approximately
86,500 square feet (about 2 acres) of the site was analyzed as Public Park use, approximately 11,500 square feet of
the site was analyzed as Library, and approximately 15,400 square feet of the site was analyzed as Recreational
Community Center use.

Table 1: Longboat Key Town Center Park Proposed Land Uses

ITE TRIP GENERATION MANUAL
CONCEPT PLAN INFORMATION
LAND USE CODE (LUC) CLASSIFICATION
LUC 4

Concept Use Area (SF) Area LUC411 (Rexeatig:nal LUC 590
Plan ID (SF) (Public Park) Community Center) (Library)

1 Stage Pad 1,000

2 Great Lawn 23,000

3 Esplanade 9,200 86,500 SF

4 Ped Walkways 10,800 | 86,500 | ) 5gc acres) - -

5 Restroom 500

Facility

8 Sod 42,000

10 Building Pad A 11,500 11,500 -- - 11,500 SF

11 Building Pad B 7,700 | x2 | 15,400 - 15,400 SF --

Note: SF = square feet

Vehicular access is proposed via two existing full-access driveways along Bay Isles Road as shown in Figure 1.
The traffic impact analysis and parking assessment analyze the following:

Traffic Impact Analysis
Existing (2026) Conditions

Weekday PM peak-hour
Saturday PM peak-hour

Buildout (estimated 2028) Conditions

Weekday PM peak-hour
Saturday PM peak-hour

Traffic Impact Analysis and Parking Assessment

Page 1
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Longboat Key Town Center Park

Parking Assessment
Buildout Typical (not special event)

e Weekday PM peak-hour
e  Saturday PM peak-hour

Buildout Special Event

e  Small special event
o Event that may happen on a weekday evening, such as a food truck event on the esplanade
e  Medium special event
o Aseated event during a weekend evening on the great lawn, such as a monthly concert series
e large special event
o Event when the great lawn is at maximum capacity of 2,500 people standing, such as a Fourth
of July event

Traffic Impact Analysis and Parking Assessment Page 2 July 2026



L LR e ry RV

www.kimiey-horn.com [ Project No: 048048187 |  Scale: AsNoted | July 2026 | Figure 1




Longboat Key Town Center Park

EXISTING CONDITIONS

Analysis of the existing traffic conditions at the study roadways and intersections was conducted to provide a basis
of comparison with future scenarios. Weekday and weekend PM peak period (4:00 PM to 6:00 PM) intersection
turning movement counts were collected on Saturday, May 23, 2026, and Tuesday, May 26, 2026, at the following
study intersections:

e Bay Isles Parkway & Bay Isles Road

e Bay Isles Road & Park Driveway

e  Bay Isles Parkway & Gulf of Mexico Drive
e Bay Isles Road & Gulf of Mexico Drive

e Bay Isles Road & Internal Intersection

The turning movement volumes previously collected in 2021 at the study intersections were higher on Saturday than
on Sunday; therefore, the weekend analyses were conducted for Saturday conditions.

The turning movement counts are provided in Appendix B. As discussed with the Town of Longboat Key staff on
April 6, 2021, the turning movement counts collected in May were adjusted to peak season using the most recent
Florida Department of Transportation (FDOT) Peak Season Factor Category Report for Sarasota County Beaches. The
weekday and weekend turning movement volumes were increased by a peak season factor of 1.12 and 1.11,
respectively, as indicated in the attached FDOT data in Appendix C.

The weekday and weekend PM peak-hour peak season existing traffic volumes for the study intersections are shown
in Figure 2 and Figure 3.

Synchro (v12) software was used to determine existing (2026) weekday and weekend PM peak-hour operational
conditions for the study area intersections. Signal timings for the signalized intersection of Bay Isles Parkway & Gulf
of Mexico Drive is provided are Appendix D.

Roadway Capacity Analysis

The study area roadway segments were determined to be the first directly accessed segments of Gulf of Mexico
Drive, Bay Isles Parkway, and Bay Isles Road. According to Section 158.030(D)(1)(a) of the Town of Longboat Key
Land Development Code, the level of service (LOS) standard is C for local and collector roads and E for Gulf of Mexico
Drive. LOS standard volumes were obtained from the FDOT Generalized Level of Service Tables provided in Appendix
E. Existing, peak season adjusted turning movement counts at the study intersections were used to determine the
two-way peak-hour volumes along the study roadway segments.

As indicated in Table 2 and Table 3, the roadway segments currently operate at an acceptable LOS during existing
(2026) weekday and weekend PM peak-hour conditions.

Intersection Operational Analysis

According to Section 158.030(D)(1)(a) of the Town of Longboat Key Land Development Code, the LOS standard is E
for all intersections on Gulf of Mexico Drive and D for all other intersections. A summary of intersection LOS and
maximum volume to capacity (v/c) ratios by approach for the existing (2026) weekday and weekend PM peak-hour
operational conditions is provided in Table 4 and Table 5. As indicated in Table 4 and Table 5, the intersections
currently operate at an acceptable LOS during existing (2026) weekday and weekend PM peak-hour conditions.

Synchro output worksheets are provided in Appendix F.
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Longboat Key Town Center Park

Table 2: Existing (2026) Weekday PM Peak-Hour Roadway Analysis

Service Volumes
2026 Exceeds
Roadway From To Number of LOS LOTS Existing LOS
IBes standard | 3€™ic® | Volumes? | Standard?
Volumes?

Gulf of Mexico | Northern Bay Isles Road 2 E 2,020 835 No
Drive County Line
Gulfof Mexico | o Icles Road | B2V Isles 2 E 2,020 820 No
Drive Parkway
Gu.|f of Mexico Bay Isles Ne.w Pass ) E 2,020 966 No
Drive Parkway Bridge
Bay Isles Gulfof Mexico | 5 |cles Road 4 c 2,781 433 No
Parkway Drive
Bay Isles Road | D2V sles Existing 2 c 1,848 62 No

Parkway Driveway
Bay Isles Road | CXisting Gulf of Mexico 2 c 1,848 112 No

Driveway Drive

1Service volumes from FDOT Generalized Level of Service Tables
2 Existing seasonally adjusted volumes based on turning movement counts at the intersections during the Weekday PM peak-hour
Table 3: Existing (2026) Weekend PM Peak-Hour Roadway Analysis
Service Volumes
2026 Exceeds
Roadway From To Number of LOS LOTS Existing LOS
IBes standard | 3€™ic® | Volumes? | Standard?
Volumes?

Gulf of Mexico | Northern Bay Isles Road 2 E 2,020 1,060 No
Drive County Line
Gulfof Mexico | o Icles Road | B2V Isles 2 E 2,020 992 No
Drive Parkway
Gu.|f of Mexico Bay Isles Ne.w Pass ) E 2,020 1,209 No
Drive Parkway Bridge
Bay Isles Gulf of Mexico | 5 \les Road 4 c 2,781 428 No
Parkway Drive
Bay Isles Road | B2V sles Existing 2 c 1,848 50 No

Parkway Driveway
Bay Isles Road | CXisting Gulf of Mexico 2 c 1,848 67 No

Driveway Drive

tService volumes from FDOT Generalized Level of Service Tables
2 Existing seasonally adjusted volumes based on turning movement counts at the intersections during the Saturday PM peak-hour
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Longboat Key Town Center Park

Table 4: Existing (2026) Weekday PM Peak-Hour Intersection Analysis

Intersection Overall LOS Eastbound Westbound | Northbound | Southbound
A - A -
Bay Isles Parkway & Bay Isles Road A
0.05 - 0.01 -
- A A -
Bay Isles Road & Park Driveway A
- <0.01 0.02 -
Gulf of Mexico Drive & Bay Isles B B B B B
Parkway 0.46 0.61 0.02 0.54
A - - B
Gulf of Mexico Drive & Bay Isles Road A
0.03 - - 0.08
A A A A
Bay Isles Road & Internal Intersection A
<0.01 0.01 0.02 <0.01

Note: Two-way stop-controlled intersections do not have an overall LOS; however, an intersection delay of <10 seconds is equivalent to LOS A

Table 5: Existing (2026) Weekend PM Peak-Hour Intersection Analysis

Intersection Overall LOS Eastbound Westbound | Northbound | Southbound
A - A -
Bay Isles Parkway & Bay Isles Road A
0.05 - 0.01 -
- A A -
Bay Isles Road & Park Driveway A
- 0.01 0.02 -
Gulf of Mexico Drive & Bay Isles B A B B B
Parkway 0.67 0.47 0.01 0.48
A - - B
Gulf of Mexico Drive & Bay Isles Road A
0.05 - - 0.08
A A A A
Bay Isles Road & Internal Intersection A
<0.01 <0.01 0.01 0.01

Note: Two-way stop-controlled intersections do not have an overall LOS; however, an intersection delay of <10 seconds is equivalent to LOS A
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Longboat Key Town Center Park

FUTURE CONDITIONS

Background Traffic

For the purposes of this analysis, 2028 was considered the buildout year and evaluated as the “future” year scenario.
Future traffic volumes consist of two components: project traffic and background (non-project) traffic estimates.
Future background traffic is defined as non-project traffic on the roadway network in the future year at buildout of
the proposed project. A growth rate of -1.11% was calculated based upon five years of historical annual average
daily traffic (AADT) data from three (3) FDOT traffic monitoring sites near the project site. However, to provide a
conservative analysis, a growth rate of 1.0% was utilized to grow the existing (2026) peak season traffic volumes to
the year 2028. Documentation of the growth rate calculation is provided in Appendix G.

Project Traffic

Trip Generation

The Town Center Park is proposed to consist of outdoor and indoor venue space. As indicated during the Town
Commission Meeting on May 4, 2020, the indoor area is anticipated to be utilized for variety of uses including but
not limited to: community center, recreational center, library, cultural and educational centers, meeting space, etc.

The trip generation potential of the site was based on the Institute of Transportation Engineers (ITE) publication:
Trip Generation Manual, 12t Edition. The weekday PM peak-hour trip generation potential of the site is summarized
in Table 6. The weekend (Saturday) PM peak-hour trip generation potential of the site is summarized in Table 7.

Table 6: Weekday PM Peak-Hour Trip Generation

e s ITE Land _— s Directional Distribution Gross Trips
Use Code In out In Out | Total
Public Park 411 1.986 ACRE 57% 43% 0 0 0
Library 590 11.5 KSF 48% 52% 47 51 98
Recreational Community Center 495 15.4 KSF 48% 52% 30 32 62
Total Weekday PM Peak-Hour Trips 77 83 160

Table 7: Weekend (Saturday) PM Peak-Hour Trip Generation

e ITE Land el . Directional Distribution Gross Trips
Use Code In out In Out | Total
Public Park 411 1.986 ACRE 53% 47% 1 0 1
Library 590 11.5 KSF 53% 47% 77 68 145
Recreational Community Center 495 15.4 KSF 54% 46% 10 8 18
Total Weekend PM Peak-Hour Trips 88 76 164

Project Trip Distribution and Assignment

The project trip distribution was based upon the previously approved traffic study. The trip distribution for the
weekday and weekend PM peak-hour are shown in Figure 4 and Figure 5, respectively. The weekday and weekend
PM peak-hour project trips are shown in Figure 6 and Figure 7, respectively. The weekday and weekend PM peak-
hour background traffic volumes are shown in Figure 8 and Figure 9, respectively. The weekday and weekend PM
peak-hour future total traffic volumes are shown in Figure 10 and Figure 11, respectively.
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Longboat Key Town Center Park

Roadway Capacity Analysis

As indicated in Table 8 and Table 9, the roadway segments are anticipated to continue operating at an acceptable
LOS with the addition of future background and project traffic volumes during weekday and weekend PM peak-hour
conditions.

Intersection Operational Analysis

A summary of intersection LOS and maximum volume to capacity (v/c) ratios by approach for the future total
weekday and weekend PM peak-hour operational conditions are provided in Table 10 and Table 11. As indicated in
Table 10 and Table 11, the intersections are anticipated to continue operating at an acceptable LOS during weekday
and weekend PM peak-hour conditions upon buildout of the site.

Synchro output worksheets are provided in Appendix F.
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Longboat Key Town Center Park

Table 8: Future (2028) Weekday PM Peak-Hour Roadway Analysis

Service Volumes

2026 2028 Project 2028 Exceeds
Roadway From To Number LOS LOS Existing Background ) Total LOS
Service 2 3 Volumes 2
of Lanes | Standard Volumes Volumes Volumes | Standard?
Volumes?
Gulf of Northern
. Bay Isles
Mexico County 2 E 2,020 835 853 57 910 No
. . Road
Drive Line
Gulf of Bay Isles Bay Isles
Mexico Y B 2 E 2,020 820 836 43 879 No
. Road Parkway
Drive
Gulf of New
. Bay Isles
Mexico Pass 2 E 2,020 966 986 100 1,086 No
. Parkway .
Drive Bridge
Bay Isles Gulf of Bay Isles
i Mexico B 4 c 2,781 433 442 123 565 No
Parkway . Road
Drive
Bay Isles Bay Isles Ex!stlng 5 c 1848 62 63 126 189 No
Road Parkway Driveway
Bay Isles Existin Gulf of
B . & Mexico 2 C 1,848 112 115 30 145 No
Road Driveway .
Drive
1Service volumes from FDOT Generalized Level of Service Tables
2 Existing seasonally adjusted volumes based on turning movement counts at the intersections during the Weekday PM peak-hour
3Background future volumes calculated using a 1% growth rate
Table 9: Future (2028) Weekend PM Peak-Hour Roadway Analysis
Service Volumes
2026 2028 Project 2028 Exceeds
Roadway | From To Number LOS LOS Existing Background ) Total LOS
Service 2 3 Volumes 2
of Lanes | Standard Volumes Volumes Volumes | Standard?
Volumes!
Gulf of Northern
. Bay Isles
Mexico County 2 E 2,020 1,060 1,082 64 1,146 No
. . Road
Drive Line
Gulf of Bay Isles | Bay Isles
Mexico v v 2 E 2,020 992 1,012 50 1,062 No
. Road Parkway
Drive
Gulf of Bay Isles | New Pass
Mexico v _ 2 E 2,020 1,209 1,233 96 1,329 No
. Parkway | Bridge
Drive
Bay Isles Gulf of Bay Isles
v Mexico v 4 c 2,781 428 436 134 570 No
Parkway . Road
Drive
Bay Isles Bay Isles Ex!stlng ) c 1,848 50 50 138 188 No
Road Parkway | Driveway
Bay Isles Existin Gulf of
v . € Mexico 2 C 1,848 67 68 22 90 No
Road Driveway Drive

1Service volumes from FDOT Generalized Level of Service Tables

2 Existing seasonally adjusted volumes based on turning movement counts at the intersections during the Saturday PM peak-hour

3Background future volumes calculated using a 1% growth rate

Traffic Impact Analysis and Parking Assessment

Page 19

July 2026




Longboat Key Town Center Park

Table 10: Future Total (2028) Weekday PM Peak-Hour Intersection Analysis

Intersection Overall Eastbound Westbound | Northbound | Southbound
A - A -
Bay Isles Parkway & Bay Isles Road A
0.14 - 0.06 -
- A A -
Bay Isles Road & Park Driveway A
- 0.05 0.13 -
Gulf of Mexico Drive & Bay Isles B B B B C
Parkway 0.47 0.60 0.03 0.75
A - - B
Gulf of Mexico Drive & Bay Isles Road A
0.04 - - 0.11
A A A A
Bay Isles Road & Internal Intersection A
<0.01 <0.01 <0.01 <0.01

Note: Two-way stop-controlled intersections do not have an overall LOS; however, an intersection delay of <10 seconds is equivalent to LOS A

Table 11: Future Total (2028) Weekend PM Peak-Hour Intersection Analysis

Intersection Overall Eastbound Westbound | Northbound | Southbound
A - A -
Bay Isles Parkway & Bay Isles Road A
0.15 - 0.08 -
- A A -
Bay Isles Road & Park Driveway A
- 0.06 0.11 -
Gulf of Mexico Drive & Bay Isles B B B B B
Parkway 0.71 0.50 0.01 0.60
A - - B
Gulf of Mexico Drive & Bay Isles Road A
0.06 - - 0.10
A A A A
Bay Isles Road & Internal Intersection A
<0.01 <0.01 0.01 0.01

Note: Two-way stop-controlled intersections do not have an overall LOS; however, an intersection delay of <10 seconds is equivalent to LOS A
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Longboat Key Town Center Park

Turn Lane Analysis

Turn lane warrant thresholds were reviewed to determine the need for exclusive turn lanes at the study intersections
during the weekday and weekend PM peak-hour. Guidelines for determining the need for turn lanes were utilized
based upon the FDOT Multimodal Access Management Guidebook (October 2023), Chapter 6.2.1, which uses
National Cooperative Highway Research Program (NCHRP) 457 to determine if an exclusive right-turn lane is
warranted and NCHRP 745 to determine if an exclusive left-turn lane is warranted. Any warranted turn lanes were
then evaluated based upon the Florida Design Manual (FDM) Chapter 212, to determine the required turn lane
length during future total conditions. Any existing turn lanes were evaluated to determine if they were sufficient in
length to accommodate future total traffic queues. Turn lane calculations are provided in Appendix H.

Bay Isles Parkway & Bay Isles Road

As indicated in Figure 10 and Figure 11, the intersection of Bay Isles Parkway & Bay Isles Road is anticipated to have
14 southbound right-turns during the weekday PM peak-hour and 8 southbound right-turns during the weekend PM
peak-hour. Based upon NCHRP 457, an exclusive southbound right-turn lane is not warranted at the intersection.

An exclusive 195-foot northbound left-turn lane currently exists at the intersection of Bay Isles Parkway & Bay Isles
Road. According to the future total Synchro reports, the 95" percentile queue length is less than one vehicle or 25
feet; therefore, the existing length is anticipated to be sufficient to accommodate the future total traffic.

Bay Isles Road & Park Driveway

As indicated in Figure 10 and Figure 11, the intersection of Bay Isles Road & Park Driveway is anticipated to have 19
eastbound right-turns during the weekday PM peak-hour and 10 eastbound right-turns during the weekend PM
peak-hour. Based upon NCHRP 457, an exclusive eastbound right-turn lane is not warranted at the intersection.

An exclusive 75-foot westbound left-turn lane currently exists at the intersection of Bay Isles Road & Park Driveway.
According to the future total Synchro reports, the 95™ percentile queue length is less than one vehicle or 25 feet;
therefore, the existing length is anticipated to be sufficient to accommodate the future total traffic.

Bay Isles Parkway & Gulf of Mexico Drive

An exclusive 200-foot westbound right-turn lane currently exists at the intersection of Bay Isles Parkway & Gulf of
Mexico Drive. According to the future total Synchro reports, the 95" percentile queue length is approximately three
vehicles or 75 feet; therefore, the existing length is anticipated to be sufficient to accommodate the future total
traffic.

An exclusive 225-foot eastbound left-turn lane currently exists at the intersection of Bay Isles Parkway & Gulf of
Mexico Drive. According to the future total Synchro reports, the 95" percentile queue length is approximately two
vehicles or 50 feet; therefore, the existing length is anticipated to be sufficient to accommodate the future total
traffic.

Bay Isles Road & Gulf of Mexico Drive

As indicated in Figure 10 and Figure 11, the intersection of Bay Isles Road & Park Driveway is anticipated to have 20
westbound right-turns during the weekday PM peak-hour and 7 westbound right-turns during the weekend PM
peak-hour. Based upon NCHRP 457, an exclusive westbound right-turn lane is not warranted at the intersection.

An exclusive 225-foot eastbound left-turn lane currently exists at the intersection of Bay Isles Road & Gulf of Mexico
Drive. According to the future total Synchro reports, the 95 percentile queue length is less than one vehicle or 25
feet; therefore, the existing length is anticipated to be sufficient to accommodate the future total traffic.
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LONGBOAT KEY TOWN CENTER PARK PARKING ASSESSMENT

The Longboat Key Town Center Park parking assessment analyzes two scenarios. Scenario 1 analyzes the on-site
parking needs for typical (not special event) use of the public park, library, and recreational community center
building. Scenario 2 analyzes parking needs for different size special events at the Town Center Park.

As previously identified, approximately 86,500 square feet (about 2 acres) of the site was analyzed as Public Park
use, approximately 11,500 square feet of the site was analyzed as Library, and approximately 15,400 square feet of
the site was analyzed as Recreational Community Center use. There are 78 parking spaces existing on-site, which
will remain.

As shown in Table 12, the Town of Longboat Key Land Development Code requires 96 parking spaces for the
proposed Town Center Park, which exceeds the available parking on-site by 18 spaces.

Table 12: Longboat Key Town Center Park Off-Street Parking Code Requirements

Town of Longboat Key Land Davelopment Code
Off-Street Parking Requirements

Land Use Scale & Units Required
Use Spaces Required Per Unit Parking
Spaces
2 acres

1 per 3 patrons plus 1 per

Public Park (10 Patrons and Park emplovee on lareest shift 5
1 Employee) * ploy &
Library 11,500 SF Library 1 per 300 SF 39
Recreational Community 15,400 SF Multi-Use Center 1 per 300 SF 52
Center
Total 926

*Note: Patrons and employees for the public park are estimated using the ULI Shared Parking Model 3 Edition

The Town of Longboat Key Land Development Code provides peak parking ratios for major classifications of land
uses but does not account for the impact of shared/combined parking which can be significantly less than the sum
of individual land uses. Peak parking accumulations for individual land uses in a mixed-use development can occur
at different times during the day. This is also true for weekdays versus weekends and seasonal variations.

The Urban Land Institute (ULl) has developed a shared use parking methodology. The rationalization of
this methodology is to identify primary independent variables affecting parking demand, identify the relative effects
and universality of those variables, and develop a standard methodology for analyzing shared parking.

Shared parking is defined as a parking space that can be used to serve two (2) or more individual land uses without
conflict or encroachment. The opportunity to implement shared parking is generated by the following:

e Variations in the peak accumulation of parked vehicles as the result of different activity patterns of adjacent
or nearby land uses (by hour, by day, by season).

e Relationships among land use activities that result in peoples’ attraction to two or more land uses on a
single vehicular trip to a given area or development.

The ULI has developed hourly parking demand distributions for a consortium of land uses. These distributions are
presented in a table format and provide a percent of the required parking ratio on an hourly basis throughout the
course of a day, which is denoted as hourly percent required. Each individual land use parking demand is summated
to estimate the overall shared parking demand for a project.
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The ULI Shared Parking Model 3™ Edition is used for the shared parking analysis for the site. As indicated in Table 13,
the peak season, peak hour shared parking demand for the site is 65 parking spaces . This estimate provides a 48%
reduction in parking spaces, which means a cost savings in real estate, construction, and maintenance requirements,
as well as an opportunity to maximize the desired uses and activity on the site. Additionally, the shared parking
demand demonstrates that the 78 existing parking spaces are adequate for the proposed uses.

Table 13: Longboat Key Town Center Park Site Plan Shared Parking Analysis

Shared Parking Demand Summary

Peak Month: SEPTEMBER -- Peak Period: 12 PM, WEEKDAY

Weekday Weekend Weekday Weekend
. Peak Peak Peak Peak
P t Dat: i i i i
Land Use Mg Base Project i Base Project it Hour Month Estlm::)ted Hour Month Estlma'lted
. . for . . for . . Parking . . Parking
Ratio Ratio Ratio Ratio Ratio Ratio Adj. Adj. Demand Adj. Adj. Demand
Quantity Unit 12 PM September 10 AM September
Public Park/Destination
4.00 4.00 5.00 5.00 85% 100% 7 30% 100% 3
Open Space 2 acre acre acre
Employee 0.40 0.40 0.50 0.50 100% 100% 1 75% 100% 1
Public Library 2.00 2.00 1.90 1.90 98% 95% 50 100% 95% 49
26,900 f GLA f GLA f GLA
Employee ' s 0.25 0.25 s 0.20 020 | ° 100% 100% 7 100% 100% 6
Customer/Visitor 57 Customer/Visitor 52
Employee/Resident 8 Employee/Resident 7
Reserved - Reserved -
Total 65 Total 59

*Note: The ULI Shared Parking Model does not have Recreational Community Center as a Land Use category. The ITE parking ratio for recreational
community center is like the public library parking ratio used in the ULI Sharing Parking Model. For this analysis, they are used interchangeably.

The purpose of the special event assessment is to understand the parking inventory in the vicinity of the Town Center
Park. For the special event parking assessment, properties along Bay Isle Drive were surveyed to document the
number of parking spaces available on each property. The Publix property is not included in the parking space survey
because it would typically be open during special event hours.

As summarized in Table 14, there are 681 total parking spaces available, which includes the 78 spaces associated
with the Town Center Park property. Figure 12 illustrates the parcels surveyed and notes the number of parking
spaces at each parcel.

Table 14: Surveyed Parcels Parking Count

Parcel Name | Parking Spaces

Off-Site Parking
Long Boat Key Town Hall + Tennis Courts 76
Longboat Key Library 17
All Angles Episcopal Church 67
Temple Beth Israel 128
United States Postal Service 64
SCATA Real Estate 52
SunTrust 16
Bank of America 39
Chase Bank 26
Long Boat Key Public Tennis Center 29
Mediterranean Plaza 89
Off-Site Total: 603

On-Site Parking
Town Center Park 78
On-Site Total: 78
Total: 681
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Longboat Key Town Center Park

Below are the findings and assumptions for each special event.

Small Event Analysis

For the purposes of the small event analysis, a food truck event during a weekday evening (5 — 8 PM) along the multi-
purpose esplanade was considered. The multi-purpose esplanade is anticipated to be 20 feet wide and 300 feet long
as shown in the preliminary concept plan. It is assumed that the public park, library, and recreational community
center building are still in use during the small event. In addition, the following assumptions were made for the small
event analysis:

Food trucks are approximately 16 feet long and 7 feet wide.

Each food truck requires 40 feet for operations and buffer space.

The esplanade can fit one row of food trucks while maintaining walking and seating.
Each food truck serves 30 customers per hour.

Customers will carpool for an average of 2 people per vehicle.

Based on these assumptions, the esplanade can accommodate up to seven food trucks, serving 210 customers per
hour and generating 105 vehicles per hour. This results in an estimated maximum demand of 105 parking spaces for
the small event.

The ULI Shared Parking Model estimates a peak season weekday evening maximum demand of 53 parking spaces
for the public park, library, and recreational community center building.

In total, the small event results in an estimated maximum parking demand of 158 parking spaces. The 78 parking
spaces on-site can be utilized, resulting in a deficit of 80 parking spaces.

The demand for 80 parking spaces can be easily accommodated by using parking at adjacent civic buildings, like
Town Hall and the Longboat Key Library. If these buildings are in use during the small event, a shared parking
agreement could be negotiated with adjacent private properties which are anticipated to have available spaces
during weekday evenings.

Medium Event Analysis

For the purposes of the medium event analysis, a seated event during a weekend evening on the great lawn was
considered. The great lawn is anticipated to accommodate 1,200 people seated as shown in the preliminary concept
plan. It is assumed that the public park, library, and recreational community center building are not in use during
the medium event. In addition, it is assumed that attendees and event employees will carpool for an average of 2.5
people per vehicle for a medium event.

Based on these assumptions, the medium event results in an estimated maximum demand of 480 parking spaces.
The 78 parking spaces on-site can be utilized, resulting in a deficit of 402 parking spaces.

The demand for 402 parking spaces can be accommodated by using parking within the surveyed parcels in the Town
Center Park vicinity as identified in Table 14. Approximately two thirds of the parking within the surveyed parcels
will be needed for an event of this size. A shared parking agreement could be negotiated with adjacent private
properties which are anticipated to have available spaces during weekend evenings. A special event parking and
circulation plan should be developed to ensure safe access to parking locations and the event itself.

Large Event Analysis

For the purposes of the large event analysis, a standing event during a weekend evening on the great lawn was
considered. The great lawn is anticipated to accommodate 2,500 people standing as shown in the preliminary
concept plan. It is assumed that the public park, library, and recreational community center building are not in use
during the large event. In addition, it is assumed that attendees and event employees are anticipated to carpool for
an average of 2.5 people per vehicle for a large event.

Based on these assumptions, the large event results in an estimated maximum demand of 1,000 parking spaces.
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Considering the operational requirements for an event this size, the assumption is that the on-site parking area will
be used for staging event operations and will not be available for parking use, resulting in a deficit of 1,000 parking

spaces.

The demand for 1,000 parking spaces exceeds the parking within the surveyed parcels in the Town Center Park
vicinity as identified in Table 14. In addition to a shared parking agreement negotiated with adjacent private
properties, a special event transportation plan should be developed which considers:

e Event patron transportation strategy
e  Event patron parking areas, including areas for bicycle and electric mobility vehicles

e  Shuttle services from off-site parking locations
e  Drop-off/pick-up sites
e Event employee parking and transportation strategy
e Staging areas for large vehicles and public safety event services

e Disabled parking and access strategy

Special Event Summary
A parking demand summary for each special event type is provided in Table 15.

Table 15: Longboat Key Town Center Park Special Event Parking Summary

Event Type

Event Description

Event Parking
Demand

On-Site
Parking Supply

Off-Site
Parking Supply

Surplus/Deficit of
Surveyed Parcels
Parking

Small Event

A food truck event
during a weekday
evening (5 —8 PM) along
the multi-purpose
esplanade.

158

78

603

523

Medium Event

A seated event during a
weekend evening on the
great lawn. An example
event may be a concert
series that happens
once a month.

480

78

603

201

Large Event

A standing event during
a weekend evening on
the great lawn. An
example event may be
something that occurs
once or twice a year,
such as a 4th of July
event.

1,000

0*

603

-397

*Note: On-site parking area will be used for staging event operations and will not be available for parking use.
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Clark, Addie (Kraemer)

From: Isaac Brownman <IBrownman@longboatkey.org>

Sent: Wednesday, April 21, 2021 1:24 PM

To: Clark, Addie (Kraemer)

Cc: Allen Parsons; Alexandra Lowe-Mains; Maika Arnold; 'Chris Gallagher’; Joel Freedman;
Hatton, Christopher; Davis, Brad

Subject: RE: Town Center Venue

Categories: External

Good afternoon Addie,
The Town is good with the methodology...please proceed.
Thank you,

Isaac Brownman

Director | Town of Longboat Key Public Works
600 General Harris Street

Longboat Key, Florida 34228

Ph. 941-316-1988 Ext. 2210

Cell 941-822-6876

ibrownman@longboatkey.org

“Longboat Key is a beautiful place to live, work, and visit where the natural assets of a barrier island combine with cultural and
recreational amenities, visionary planning, and proactive leadership to enhance your way of life.”

Note: Florida has a very broad public records law. Under Florida law, email addresses are considered public records. If you do not want your email
address released in a response to a public records request, you should not send electronic email to this entity. Instead, you may wish to contact our
office by phone or in writing. All written documents are also considered public record and open for inspection upon request.

From: Clark, Addie (Kraemer) <Addie.Clark@kimley-horn.com>

Sent: Thursday, April 15, 2021 3:13 PM

To: Maika Arnold <marnold@Ilongboatkey.org>; Isaac Brownman <IBrownman@longboatkey.org>; 'Chris Gallagher'
<chris@hoytarchitects.com>; Joel Freedman <joel@jfreedmanconsulting.com>; Hatton, Christopher
<Christopher.Hatton@kimley-horn.com>; Davis, Brad <Brad.Davis@kimley-horn.com>

Cc: Allen Parsons <AParsons@longboatkey.org>; Alexandra Lowe-Mains <amains@longboatkey.org>

Subject: RE: Town Center Venue

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking
links, especially from unknown senders.
Thank you, Maika!

All, please see the attached Traffic Analysis Methodology that we have prepared based on our conversations earlier this
month. Please let us know if the methodology is acceptable or if there are any questions.

Thank you!

Addie

Addie Clark (Kraemer), P.E.



Kimley-Horn | 655 North Franklin Street, Suite 150, Tampa, FL 33602
Direct: 813 635 5517 | Mobile: 561 319 4759
Connect with us: Twitter | LinkedIn | Facebook | Instagram | Kimley-Horn.com

Celebrating 13 years as one of FORTUNE’s 100 Best Companies to Work For

*Please note e-mail change to addie.clark@kimley-horn.com

From: Maika Arnold <marnold@longboatkey.org>

Sent: Wednesday, April 7, 2021 2:35 PM

To: Isaac Brownman <|Brownman@longboatkey.org>; 'Chris Gallagher' <chris@hoytarchitects.com>; Joel Freedman
<joel@jfreedmanconsulting.com>; Hatton, Christopher <Christopher.Hatton@kimley-horn.com>; Kraemer, Addie
<Addie.Kraemer@kimley-horn.com>; Davis, Brad <Brad.Davis@kimley-horn.com>

Cc: Allen Parsons <AParsons@longboatkey.org>; Alexandra Lowe-Mains <amains@longboatkey.org>

Subject: RE: Town Center Venue

Good afternoon,

| have confirmed that yesterday’s meeting yesterday served as the Town’s required pre-application conference.
Please let me know if you have any questions.

Thank you,

Maika Arnold, AICP

Senior Planner | Planning Zoning & Building Department

Town of Longboat Key | 501 Bay Isles Road | Longboat Key, FL 34228

(941)361-6411 ext. 2516 | www.longboatkey.org
marnold@longboatkey.org

..ﬂ'_{b] >

From: Chris Gallagher <chris@hoytarchitects.com>

Sent: Tuesday, April 6, 2021 11:09 AM

To: Isaac Brownman <|Brownman@longboatkey.org>; Joel Freedman <joel@jfreedmanconsulting.com>; Hatton,
Christopher <Christopher.Hatton@kimley-horn.com>; Kraemer, Addie <Addie.Kraemer@kimley-horn.com>; Davis, Brad
<Brad.Davis@kimley-horn.com>

Cc: Maika Arnold <marnold@longboatkey.org>; Allen Parsons <AParsons@longboatkey.org>

Subject: RE: Town Center Venue

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking
links, especially from unknown senders.

Got it. Thanks.



April 15, 2021

Mr. Isaac Brownman, Director

Town of Longboat Key Public Works
600 General Harris Street
Longboat Key, Florida 34228

RE: Methodology for Traffic Analysis
Longboat Key Town Center
Town of Longboat Key, Florida

Dear Mr. Brownman:

Pursuant to our discussion with the Town of Longboat Key staff and Hoyt Architects on April 6, 2021,

the following traffic analysis methodology is provided for your review and comment.

Proposed Land Uses

The Town Center Park is proposed to consist of outdoor and indoor venue space. As indicated during
the Town Commission Meeting on May 4, 2020, the indoor area is anticipated to be utilized for a
variety of uses including but not limited to: community center, recreational center, library, cultural
and educational centers, meeting space, etc.

The trip generation potential of the site will be based on the Institute of Transportation Engineers
(ITE) publication Trip Generation Manual, 10th Edition. Table 1 summarizes the proposed uses and
the ITE Land Use Codes (LUC) to be utilized to determine the trip generation potential of the site.

Table 1: Proposed Land Uses and ITE Trip Generation Land Use Codes

CONCEPT PLAN INFORMATION ITE TRIP GENERATION MANUAL
LAND USE CODE (LUC) CLASSIFICATION
LUC 495
Concept LUC 411 .
Plan ID Use Area (SF) Area (SF) (Public Park) (Recre.atlonal
Community Center)
1 Stage Pad 1,000
2 Great Lawn 23,000
3 Esplanade 9,200 56 500 86,500 SF
4 Ped Walkways 10,800 ¢ (1.986 Acres) -
5 Restroom 500
Facility
8 Sod 42,000
10 Building Pad A 11,200 X2
37,800 - 37,800 SF
11 Building Pad B 7,700 X2

kimley-horn.com

655 North Franklin Street, Suite 150, Tampa, FL 33602

813 620 1460



April 15, 2021, Page 2

For the purposes of this analysis, approximately 86,500 square feet (about 2 acres) of the site will be
analyzed as Public Park use and approximately 37,800 square feet of the site will be analyzed as
Recreational Community Center use.

Analysis Scenarios
The trip generation potential and operational analysis will be provided for the following scenarios:
e Existing (2021) Conditions
0 Weekday p.m. peak-hour of adjacent street traffic
0 Higher of either Saturday p.m. peak-hour of generator or Sunday p.m. peak-hour of
generator
e Buildout (estimated 2022) Conditions
0 Weekday p.m. peak-hour of adjacent street traffic
0 Higher of either Saturday p.m. peak-hour of generator or Sunday p.m. peak-hour of
generator

Data Collection Activities

Kimley-Horn will utilize a traffic count subconsultant to undertake traffic counts at the following five
(5) off-site intersections on one weekday, one Saturday or one Sunday during the p.m. peak-hour
period (4:00 p.m. to 6:00 p.m.):

Bay Isles Parkway & Bay Isles Road

Bay Isles Road & Park Driveway

Bay Isles Parkway & Gulf of Mexico Drive
Bay Isles Road & Gulf of Mexico Drive
Bay Isles Road & Internal Intersection

YV VVYVYVY

As discussed with the Town of Longboat Key staff on April 6, 2021, turning movement counts collected
in April will be adjusted to peak season using the Florida Department of Transportation (FDOT) Peak
Season Factor Category Report for Sarasota County Beaches. Data collected between April 14" and
April 25" will be increased by a factor between 1.03 and 1.06, as indicated in the attached FDOT data.

Project Trip Distribution
The project trip distribution and assignment to be used in this analysis will be based upon the results
of the traffic counts conducted at the study intersections.

Detailed Traffic Impact Analysis

Kimley-Horn will prepare the traffic analysis for the five (5) study intersections and roadway segments
within 0.5 mile of the site to determine impacts anticipated to be generated by the proposed
development. Synchro version 10 software will be utilized to summarize intersection operations.

The results of the weekday p.m. peak-hour analysis will identify potential traffic issues at the study
intersections that may need to be addressed as part of the transportation concurrency process

kimley-horn.com | 655 North Franklin Street, Suite 150, Tampa, FL 33602 813 620 1460
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defined in Section 158.030 of the Town of Longboat Key Code of Ordinances. Turn lane analyses at up
to three (3) project driveways will be conducted.

The results of the weekend peak-hour analysis will identify potential operational traffic issues that
may need to be addressed for operational purposes.

kimley-horn.com | 655 North Franklin Street, Suite 150, Tampa, FL 33602 813 620 1460




Proposed Improvements:

1. Stage Pad - 1,000 s.f.

2. Great Lawn - 23,000 s.f.
-2,500 person concert (standing)
- 1,200 person reception (seated)

Multi-Purpose Esplanade - 9,200 s.f.
- 24" wide

Pedestrian Walkways - 10,800 s.f.
- 10" wide

Restroom Facility - 500 s.f.

Pedestrian Light Poles - 24 poles

Canopy Tree Allee - 16 trees

Sod - 42,000 s.f.

+ 94 Ex. On-Site Parking Spaces

10. Building Pad Site A - 11,200 s.f.

11. Building Pad Site B - 7,700 s.f.

w
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Longboat Key Town Center Park

Appendix B:

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

LOCATION: Bay Isles Road -- Gulf of Mexico Drive QCJOB #: 17655501
CITY/STATE: Longboat Key, FL DATE: Sat, May 23 2026
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15-Min Count Bay Isles Road Bay Isles Road Gulf of Mexico Drive Gulf of Mexico Drive |
Period (Northbound) (Southbound) (Eastbound) (Westbound) Total '?gk’aﬁ!
Beginning At |"Teft Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
4:00 PM 0 0 0 0 0 1 0 8 0 0 7 86 0 0 0 0 83 2 0 0 187
4:15 PM 0 0 0 0 0 11 0 0 7 108 0 0 0 0 59 1 0 0 186
4:30 PM 0 0 0 0 0 2 0 6 0 0 14 119 0 0 0 0 102 3 0 0 246
4:45 PM 0 0 0 0 0 2 0 6 0 0 10 101 0 0 0 0 96 2 0 0 217 836
5:00 PM 0 0 0 0 0 1 0 15 0 0 24 165 0 0 0 0 80 0 0 0 285 934
5:15 PM 0 0 0 0 0 2 0 13 0 0 8 115 0 0 0 0 73 1 0 0 212 960
5:30 PM 0 0 0 0 0 2 0 5 0 0 7 141 0 0 0 0 76 1 0 0 232 946
5:45 PM 0 0 0 0 0 4 0 6 0 0 4 150 0 0 0 0 73 1 0 0 238 967
Peak 15-Min Northbound Southbound Eastbound Westbound Total
Flowrates Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
All Vehicles 0 0 0 0 0 4 0 60 0 0 96 660 0 0 0 0 320 0 0 0 1140
Heavy Trucks 0 0 0 0 0 0 0 8 0 0 4 0 12
Buses
Pedestrians 4 4 0 0 8
Bicycles 0 0 0 0 0 0 0 0 0 0 4 0 4
Scooters
Comments:
Report generated on 6/5/2026 7:54 AM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: Bay Isles Road -- Gulf of Mexico Drive QCJOB #: 17655502
CITY/STATE: Longboat Key, FL DATE: Tue, May 26 2026
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15-Min Count Bay Isles Road Bay Isles Road Gulf of Mexico Drive Gulf of Mexico Drive |
Period (Northbound) (Southbound) (Eastbound) (Westbound) Total '?gk’aﬁ!
Beginning At |"Teft Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
4:00 PM 0 0 0 0 0 8 0 7 0 0 7 91 0 0 0 0 99 4 0 0 216
4:15 PM 0 0 0 0 0 9 0 16 0 0 10 91 0 0 0 0 78 7 0 0 211
4:30 PM 0 0 0 0 0 2 0 6 0 0 4 78 0 0 0 0 90 2 0 0 182
4:45 PM 0 0 0 0 0 8 0 5 0 0 3 74 0 0 0 0 87 2 0 0 179 788
5:00 PM 0 0 0 0 0 3 0 2 0 0 5 81 0 0 0 0 77 2 0 0 170 742
5:15PM 0 0 0 0 0 6 0 11 0 0 4 83 0 0 0 0 85 5 0 0 194 725
5:30 PM 0 0 0 0 0 5 0 4 0 0 9 84 0 0 0 0 58 2 0 0 162 705
5:45 PM 0 0 0 0 0 2 0 4 0 0 6 66 0 0 0 0 72 1 0 0 151 677
Peak 15-Min Northbound Southbound Eastbound Westbound Total
Flowrates Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
All Vehicles 0 0 0 0 0 32 0 28 0 0 28 364 0 0 0 0 396 16 0 0 864
Heavy Trucks 0 0 0 0 0 0 0 4 0 0 20 4 28
Buses
Pedestrians 0 0 0 0 0
Bicycles 0 0 0 0 0 0 0 0 0 0 4 0 4
Scooters
Comments:
Report generated on 6/5/2026 7:54 AM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak

Method for determining peak hour: Total Entering Volume

LOCATION: Bay Isles Parkway -- Gulf of Mexico Drive
CITY/STATE: Longboat Key, FL

QCJOB #: 17655503
DATE: Sat, May 23 2026
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15-Min Count Bay Isles Parkway Bay Isles Parkway Gulf of Mexico Drive Gulf of Mexico Drive |
Period (Northbound) (Southbound) (Eastbound) (Westbound) Total '?gk’aﬁ!
Beginning At |"Teft Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
4:00 PM 0 0 0 0 0 41 0 10 0 13 13 74 0 0 0 0 65 27 0 16 259
4:15 PM 0 0 0 0 0 39 1 10 0 14 18 95 0 0 0 0 37 25 0 13 252
4:30 PM 0 0 0 0 0 39 0 7 0 10 14 100 0 0 0 0 90 36 0 10 306
4:45 PM 0 0 0 0 0 38 0 13 0 15 20 79 0 0 0 0 75 25 0 12 277 1094
5:00 PM 1 0 0 0 1 35 0 12 0 19 32 148 1 0 0 0 53 13 0 16 331 1166
5:15PM 0 0 0 0 1 45 0 13 0 6 12 100 1 0 0 2 56 11 0 28 275 1189
5:30 PM 0 0 0 0 0 48 0 15 0 7 17 133 0 0 0 1 59 39 0 22 341 1224
5:45 PM 0 0 1 0 0 48 0 10 0 11 11 134 0 0 0 0 60 19 0 17 311 1258
Peak 15-Min Northbound Southbound Eastbound Westbound Total
Flowrates Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
All Vehicles 0 0 0 0 0 192 0 88 0 28 68 532 0 0 0 4 236 244 0 88 1480
Heavy Trucks 0 0 0 4 0 0 0 8 0 0 4 4 20
Buses
Pedestrians 0 0 8 0 8
Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Scooters
Comments:

Report generated on 6/5/2026 7:54 AM

SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak

Method for determining peak hour: Total Entering Volume

LOCATION: Bay Isles Parkway -- Gulf of Mexico Drive
CITY/STATE: Longboat Key, FL

QCJOB #: 17655504
DATE: Tue, May 26 2026
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15-Min Count Bay Isles Parkway Bay Isles Parkway Gulf of Mexico Drive Gulf of Mexico Drive |
Period (Northbound) (Southbound) (Eastbound) (Westbound) Total '?gk’aﬁ!
Beginning At |"Teft Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
4:00 PM 2 0 1 0 0 51 0 15 0 21 17 81 0 0 0 0 68 15 0 20 291
4:15 PM 0 2 0 0 0 41 0 12 0 15 17 81 1 0 0 0 61 18 0 12 260
4:30 PM 0 1 1 0 0 43 0 14 0 17 10 69 0 0 0 0 60 21 0 13 249
4:45 PM 0 0 0 0 0 36 1 14 0 13 15 73 0 0 0 2 62 11 0 23 250 1050
5:00 PM 1 0 1 0 0 43 1 17 0 11 11 70 0 0 0 1 57 10 0 15 238 997
5:15PM 1 0 0 0 1 51 0 5 0 16 15 73 0 0 0 0 62 18 0 10 252 989
5:30 PM 1 0 0 0 0 23 0 6 0 6 11 82 0 0 0 0 50 11 0 12 202 942
5:45 PM 0 0 0 0 0 30 1 12 0 12 13 56 1 0 0 0 41 8 0 15 189 881
Peak 15-Min Northbound Southbound Eastbound Westbound Total
Flowrates Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
All Vehicles 8 0 4 0 0 204 0 144 0 84 68 324 0 0 0 0 272 140 0 80 1328
Heavy Trucks 0 0 0 8 0 0 0 4 0 0 8 0 20
Buses
Pedestrians 4 0 4 0 8
Bicycles 0 0 0 0 0 0 0 0 0 0 4 0 4
Scooters
Comments:

Report generated on 6/5/2026 7:54 AM

SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak

Method for determining peak hour: Total Entering Volume

LOCATION: Bay Isles Parkway -- Bay Isles Road
CITY/STATE: Longboat Key, FL

QCJOB #: 17655505
DATE: Sat, May 23 2026
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Peak-Hour: 5:00 PM -- 6:00 PM
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15-Min Count Bay Isles Parkway Bay Isles Parkway Bay Isles Road Bay Isles Road |
Period (Northbound) (Southbound) (Eastbound) (Westbound) Total '?gk’aﬁ!
Beginning At |"Teft Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
4:00 PM 2 15 0 0 0 0 20 1 0 0 2 0 5 0 0 0 0 0 0 0 45
4:15 PM 1 26 0 0 0 0 28 2 0 0 2 0 1 0 0 0 0 0 0 0 60
4:30 PM 0 23 0 0 0 0 23 0 0 0 1 0 3 0 0 0 0 0 0 0 50
4:45 PM 2 25 0 0 0 0 18 0 0 0 3 0 6 0 0 0 0 0 0 0 54 209
5:00 PM 8 17 0 0 0 0 31 1 0 0 7 0 8 0 0 0 0 0 0 0 62 226
5:15PM 4 20 0 0 0 0 20 1 0 0 2 0 4 0 0 0 0 0 0 0 51 217
5:30 PM 2 49 0 0 0 0 23 2 0 0 0 0 6 0 0 0 0 0 0 0 82 249
5:45 PM 2 20 0 0 0 0 28 1 0 0 2 0 6 0 0 0 0 0 0 0 59 254
Peak 15-Min Northbound Southbound Eastbound Westbound Total
Flowrates Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
All Vehicles 8 196 0 0 0 0 92 8 0 0 0 0 24 0 0 0 0 0 0 0 328
Heavy Trucks 0 12 0 0 4 0 0 0 0 0 0 0 16
Buses
Pedestrians 0 0 0 0 0
Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Scooters
Comments:

Report generated on 6/5/2026 7:54 AM

SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak

Method for determining peak hour: Total Entering Volume

CITY/STATE: Longboat Key, FL

LOCATION: Bay Isles Parkway -- Bay Isles Road

QC JOB #: 17655506
DATE: Tue, May 26 2026
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15-Min Count Bay Isles Parkway Bay Isles Parkway Bay Isles Road Bay Isles Road |
Period (Northbound) (Southbound) (Eastbound) (Westbound) Total '?gk’aﬁ!
Beginning At |Teft Thru Right U R* | Left Thru Right U _R* | Left Thru Right U R* | Left Thru Right U R*
4:00 PM 2 27 0 0 0 0 33 2 0 0 1 0 12 0 0 0 0 0 0 0 77
4:15 PM 2 18 0 0 0 0 34 2 0 0 3 0 9 0 0 0 0 0 0 0 68
4:30 PM 0 17 0 0 0 0 33 2 0 0 3 0 2 0 0 0 0 0 0 0 57
4:45 PM 2 25 0 0 0 0 28 6 0 0 3 0 5 0 0 0 0 0 0 0 69 271
5:00 PM 0 20 0 0 0 0 41 0 0 0 3 0 2 0 0 0 0 0 0 0 66 260
5:15PM 3 21 0 0 0 0 33 2 0 0 1 0 2 0 0 0 0 0 0 0 62 254
5:30 PM 1 18 0 0 0 0 18 2 0 0 2 0 4 0 0 0 0 0 0 0 45 242
5:45 PM 0 21 0 0 0 0 23 0 0 0 3 0 2 0 0 0 0 0 0 0 49 222
Peak 15-Min Northbound Southbound Eastbound Westbound Total
Flowrates Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
All Vehicles 8 108 0 0 0 0 132 8 0 0 4 0 48 0 0 0 0 0 0 0 308
Heavy Trucks 0 0 0 0 12 0 0 0 4 0 0 0 16
Buses
Pedestrians 8 0 0 0 8
Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Scooters
Comments:

Report generated on 6/5/2026 7:55 AM

SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak

Method for determining peak hour: Total Entering Volume

LOCATION: Bay Isles Road -- Park Driveway
CITY/STATE: Longboat Key, FL

QCJOB #: 17655507
DATE: Sat, May 23 2026

Peak-Hour: 5:00 PM -- 6:00 PM

13 7
* + Peak 15-Min: 5:00 PM -- 5:15 PM
0 13 0
N
8 « 0 2 Lt 0«0
0 = « 0
18 = 18 % £ 0 =+ 0
- ¢
8 7 0
+ t
31 15
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0 0
0
* *
N/A
P N
- +4 * - —
N/A = + N/A
- 2 - - O 'T
- ¢
N/A
+ N
R* = RTOR
15-Min Count Bay Isles Road Bay Isles Road Park Driveway Park Driveway |
Period (Northbound) (Southbound) (Eastbound) (Westbound) Total '?gk’aﬁ!
Beginning At |"Teft Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
4:00 PM 3 0 0 0 0 0 1 0 0 0 0 0 7 0 0 0 0 0 0 0 11
4:15 PM 0 3 0 0 0 0 1 1 0 0 0 0 2 0 0 0 0 0 0 0 7
4:30 PM 0 0 0 0 0 0 1 0 0 0 0 0 3 0 0 0 0 0 0 0 4
4:45 PM 2 0 0 0 0 0 3 0 0 0 0 0 6 0 0 0 0 0 0 0 11 33
5:00 PM 3 1 0 0 0 0 8 0 0 0 0 0 2 0 0 0 0 0 0 0 14 36
5:15 PM 2 2 0 0 0 0 1 0 0 0 0 0 4 0 0 0 0 0 0 0 9 38
5:30 PM 1 3 0 0 0 0 1 0 0 0 0 0 5 0 0 0 0 0 0 0 10 44
5:45 PM 2 1 0 0 0 0 3 0 0 0 0 0 7 0 0 0 0 0 0 0 13 46
Peak 15-Min Northbound Southbound Eastbound Westbound Total
Flowrates Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
All Vehicles 12 4 0 0 0 0 32 0 0 0 0 0 8 0 0 0 0 0 0 0 56
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0
Buses
Pedestrians 0 0 0 0 0
Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Scooters
Comments:

Report generated on 6/5/2026 7:55 AM

SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

Page 1 of1




Type of peak hour being reported: Intersection Peak

Method for determining peak hour: Total Entering Volume

LOCATION: Bay Isles Road -- Park Driveway
CITY/STATE: Longboat Key, FL

QCJOB #: 17655508
DATE: Tue, May 26 2026

Peak-Hour: 4:00 PM -- 5:00 PM
Peak 15-Min: 4:15 PM -- 4:30 PM

el |
2

R* = RTOR
15-Min Count Bay Isles Road Bay Isles Road Park Driveway Park Driveway |
Period (Northbound) (Southbound) (Eastbound) (Westbound) Total '?gk’aﬁ!
Beginning At |Teft Thru Right U R* | Left Thru Right U _R* | Left Thru Right U R* | Left Thru Right U R*
4:00 PM 1 2 0 0 0 0 10 1 0 0 1 0 3 0 0 0 0 0 0 0 18
4:15 PM 2 3 0 0 0 0 12 2 0 0 1 0 1 0 0 0 0 0 0 0 21
4:30 PM 0 2 0 0 0 0 3 4 0 0 2 0 2 0 0 0 0 0 0 0 13
4:45 PM 1 7 0 0 0 0 7 0 0 0 1 0 2 0 0 0 0 0 0 0 18 70
5:00 PM 0 0 0 0 0 0 3 0 0 0 0 0 1 0 0 0 0 0 0 0 4 56
5:15PM 0 4 0 0 0 0 2 0 0 0 0 0 1 0 0 0 0 0 0 0 7 42
5:30 PM 2 3 0 0 0 0 6 0 0 0 1 0 0 0 0 0 0 0 0 0 12 41
5:45 PM 0 0 0 0 0 0 3 0 0 0 1 0 2 0 0 0 0 0 0 0 6 29
Peak 15-Min Northbound Southbound Eastbound Westbound Total
Flowrates [Teft Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
All Vehicles 8 12 0 0 0 0 48 8 0 0 4 0 4 0 0 0 0 0 0 0 84
Heavy Trucks 0 4 0 0 0 0 0 0 0 0 0 0 4
Buses
Pedestrians 0 0 0 0 0
Bicycles 0 0 0 0 12 0 0 0 0 0 0 0 12
Scooters
Comments:

Report generated on 6/5/2026 7:55 AM

SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

Page 1 of1



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

LOCATION: Bay Isles Road -- Internal Intersection QCJOB #: 17655509
CITY/STATE: Longboat Key, FL DATE: Sat, May 23 2026
s L Peak-Hour: 4:15 PM -- 5:15 PM 0 0
| * * | Peak 15-Min: 5:00 PM -- 5:15 PM | + + |
3 2 0 0o o0 0
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15-Min Count Bay Isles Road Bay Isles Road Internal Intersection Internal Intersection |
Period (Northbound) (Southbound) (Eastbound) (Westbound) Total '?gk’aﬁ!
Beginning At |"Teft Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
4:00 PM 0 0 1 0 0 0 0 0 0 0 0 6 0 0 0 0 5 0 0 0 12
4:15 PM 0 1 0 0 0 1 1 0 0 0 7 0 0 0 0 9 0 0 0 20
4:30 PM 1 0 0 0 0 0 0 1 0 0 0 10 0 0 0 0 6 0 0 0 18
4:45 PM 1 0 0 0 0 0 1 0 0 0 0 10 0 0 0 0 6 0 0 0 18 68
5:00 PM 0 0 0 0 0 0 0 1 0 0 1 11 2 0 0 0 10 0 0 0 25 81
5:15PM 0 0 0 0 0 0 0 2 0 0 1 5 0 0 0 0 10 0 0 0 18 79
5:30 PM 1 0 0 0 0 0 0 0 0 0 0 5 0 0 0 0 3 0 0 0 9 70
5:45 PM 1 0 0 0 0 0 0 0 0 0 0 2 0 0 0 0 6 0 0 0 9 61
Peak 15-Min Northbound Southbound Eastbound Westbound Total
Flowrates [Teft Thru Right U R* [Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* ota
All Vehicles 0 0 0 0 0 0 0 4 0 0 4 44 8 0 0 0 40 0 0 0 100
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0
Buses
Pedestrians 0 0 0 0 0
Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Scooters
Comments: EB closed off in PM
Report generated on 6/5/2026 7:55 AM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: Bay Isles Road -- Internal Intersection QCJOB #: 17655510
CITY/STATE: Longboat Key, FL DATE: Tue, May 26 2026

Peak-Hour: 4:45 PM -- 5:45 PM
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15-Min Count Bay Isles Road Bay Isles Road Internal Intersection Internal Intersection |
Period (Northbound) (Southbound) (Eastbound) (Westbound) Total '?gk’aﬁ!
Beginning At |"Teft Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
4:00 PM 0 0 6 0 0 0 0 0 0 0 0 0 0 0 0 4 0 1 0 0 11
4:15 PM 2 0 0 1 1 0 0 0 0 0 0 0 0 2 0 0 0 0 6
4:30 PM 0 0 3 0 0 0 0 0 0 0 0 0 0 0 0 2 0 0 0 0 5
4:45 PM 0 0 4 0 0 0 0 0 0 0 0 0 0 0 0 1 0 0 0 0 5 27
5:00 PM 0 0 6 0 0 0 1 0 0 0 0 0 0 0 0 2 0 0 0 0 9 25
5:15 PM 0 0 1 0 0 0 1 0 0 0 0 0 0 0 0 5 0 0 0 0 7 26
5:30 PM 0 0 5 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1 0 0 7 28
5:45 PM 0 0 3 0 0 1 0 0 0 0 0 0 0 0 0 1 0 0 0 0 5 28
Peak 15-Min Northbound Southbound Eastbound Westbound Total
Flowrates Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R* | Left Thru Right U R*
All Vehicles 0 0 24 0 0 0 4 0 0 0 0 0 0 0 0 8 0 0 0 0 36
Heavy Trucks 0 0 0 0 4 0 0 0 0 0 0 0 4
Buses
Pedestrians 0 0 0 0 0
Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Scooters
Comments: EB closed off in PM
Report generated on 6/5/2026 7:55 AM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

Page 1 of1



Longboat Key Town Center Park

Appendix C:

FDOT Peak Season Factor

Traffic Impact Analysis and Parking Assessment July 2026



2025 PEAK SEASON FACTOR CATEGORY REPORT -
CATEGORY: 1702 SR 776 & BEACHES

REPORT TYPE: ALL

MOCF: 0. 90
VEEK DATES SF PSCF
1 01/01/2025 - 01/04/ 2025 1. 07 1.19
2 01/ 05/ 2025 - 01/11/2025 1.02 1.13
3 01/12/ 2025 - 01/18/2025 0.98 1.09
4 01/19/ 2025 - 01/25/2025 0. 96 1.07
* 5 01/26/2025 - 02/01/2025 0.94 1.04
* 6 02/ 02/ 2025 - 02/ 08/ 2025 0.91 1.01
* 7 02/ 09/ 2025 - 02/ 15/ 2025 0. 89 0.99
* 8 02/ 16/ 2025 - 02/ 22/ 2025 0.89 0.99
* 9 02/23/2025 - 03/01/2025 0. 88 0.98
*10 03/ 02/ 2025 - 03/08/2025 0. 88 0.98
*11 03/09/ 2025 - 03/15/2025 0. 88 0.98
*12 03/16/2025 - 03/22/ 2025 0. 88 0.98
*13 03/ 23/ 2025 - 03/29/2025 0.89 0.99
*14 03/ 30/ 2025 - 04/05/ 2025 0. 89 0.99
*15 04/ 06/ 2025 - 04/12/ 2025 0.90 1.00
*16 04/ 13/ 2025 - 04/19/2025 0.91 1.01
*17 04/ 20/ 2025 - 04/ 26/ 2025 0.93 1.03
18 04/ 27/ 2025 - 05/ 03/ 2025 0.95 1.06
19 05/ 04/ 2025 - 05/10/ 2025 0.97 1.08
20 05/11/2025 - 05/17/2025 1.00 1.11
21 057187 2025 - 057 2472025 1.00 11T
22 05/ 25/ 2025 - 05/31/2025 1.01 1.12
23 06/ 01/ 2025 - 06/07/ 2025 1.01 1.12
24 06/ 08/ 2025 - 06/ 14/ 2025 1.02 1.13
25 06/ 15/ 2025 - 06/21/ 2025 1.03 1.14
26 06/ 22/ 2025 - 06/ 28/ 2025 1.02 1.13
27 06/ 29/ 2025 - 07/05/ 2025 1.02 1.13
28 07/06/ 2025 - 07/ 12/ 2025 1.01 1.12
29 07/13/2025 - 07/19/ 2025 1.01 1.12
30 07/ 20/ 2025 - 07/ 26/ 2025 1.03 1.14
31 07/27/2025 - 08/02/2025 1.04 1.16
32 08/ 03/ 2025 - 08/09/2025 1. 06 1.18
33 08/ 10/ 2025 - 08/16/ 2025 1.08 1.20
34 08/ 17/2025 - 08/23/2025 1.08 1.20
35 08/ 24/ 2025 - 08/30/ 2025 1.09 1.21
36 08/ 31/ 2025 - 09/06/ 2025 1.10 1.22
37 09/ 07/ 2025 - 09/13/2025 1.11 1.23
38 09/ 14/ 2025 - 09/20/ 2025 1.12 1.24
39 09/ 21/ 2025 - 09/27/ 2025 1.11 1.23
40 09/ 28/ 2025 - 10/ 04/ 2025 1.09 1.21
41 10/ 05/ 2025 - 10/11/2025 1.08 1.20
42 10/ 12/ 2025 - 10/ 18/ 2025 1. 06 1.18
43 10/ 19/ 2025 - 10/ 25/ 2025 1. 06 1.18
44 10/ 26/ 2025 - 11/01/2025 1. 06 1.18
45 11/ 02/ 2025 - 11/08/ 2025 1. 06 1.18
46 11/ 09/ 2025 - 11/15/ 2025 1. 07 1.19
47 11/ 16/ 2025 - 11/22/ 2025 1.07 1.19
48 11/ 23/ 2025 - 11/29/ 2025 1. 07 1.19
49 11/30/ 2025 - 12/06/ 2025 1. 07 1.19
50 12/ 07/ 2025 - 12/13/ 2025 1. 07 1.19
51 12/ 14/ 2025 - 12/20/ 2025 1. 07 1.19
52 12/ 21/ 2025 - 12/ 27/ 2025 1.02 1.13
53 12/ 28/ 2025 - 12/31/ 2025 0.98 1.09
* PEAK SEASON

09- FEB- 2026 17:18:54

830UPD

1_1702_PKSEASON. TXT
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Longboat Key Town Center Park

Appendix D:

Signal Timing Information

Traffic Impact Analysis and Parking Assessment July 2026






Longboat Key Town Center Park

Appendix E:

FDOT Generalized Level of Service Tables

Traffic Impact Analysis and Parking Assessment July 2026
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Longboat Key Town Center Park

Appendix F:

Synchro Output

Traffic Impact Analysis and Parking Assessment July 2026



Longboat Key Town Center Park Existing Weekday

1: Bay Isles Parkway & Bay Isles Road Timing Plan: PM Peak-Hour
Intersection
Int Delay, s/veh 1.5
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations w b
Traffic Vol, veh/h 1M1 31 7 97 143 13
Future Vol, veh/h 1" 31 7 97 143 13
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 135 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 88 8 88 88 88 88
Heavy Vehicles, % 0 4 17 0 9 0
Mvmt Flow 13 35 8 110 163 15
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 241 89 177 0 - 0
Stage 1 170 - - - - -
Stage 2 71 - - - - -
Critical Hdwy 6.8 6.98 4.44 - - -

Critical Hdwy Stg 1 5.8 -
Critical Hdwy Stg 2 5.8 - -
Follow-up Hdwy 35 334 237

Pot Cap-1 Maneuver 732 945 1293 - - -
Stage 1 849 - - - - -
Stage 2 949 - - - - -

Platoon blocked, % - - -
Mov Cap-1 Maneuver 727 945 1293 - - -
Mov Cap-2 Maneuver 727 -

Stage 1 843 - - - - -
Stage 2 949 - - - - -
Approach EB NB SB
HCM Ctrl Dy, siv 9.34 0.53 0
HCM LOS A
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 1293 - 877 - -
[HCM Lane V/C Ratio 0.006 - 0.054 - -
HCM Ctrl Dly (s/v) 7.8 - 93 - -
[HCM Lane LOS A - A - - |
HCM 95th %tile Q(veh) 0 - 02 - -
Longboat Key Town Center Park.syn HCM 7th TWSC

Kimley-Horn 07/06/2026
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Longboat Key Town Center Park Existing Weekday

2: Park Driveway 1 & Bay Isles Road Timing Plan: PM Peak-Hour
Intersection
Int Delay, s/veh 2.1
Movement EBT EBR WBL WBT NBL NBR
Lane Configurations i LI
Traffic Vol, veh/h 36 8 4 16 6 9
Future Vol, veh/h 36 8 4 16 6 9
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - 25 - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 83 83 8 8 83 83
Heavy Vehicles, % 0 14 0 7 20 13
Mvmt Flow 43 10 5 19 7 1
Major/Minor Major1 Major2 Minor1
Conflicting Flow Al 0 0 53 0 77 48
Stage 1 - - - - 48 -
Stage 2 - - - - 29 -
Critical Hdwy - - 44 - 66 633
Critical Hdwy Stg 1 - - - - 56 -
Critical Hdwy Stg 2 - - - - 56 -
Follow-up Hdwy - - 22 - 3.68 3417
Pot Cap-1 Maneuver - - 1566 - 883 990
Stage 1 - - - - 930 -
Stage 2 - - - - 949 -
Platoon blocked, % - -
Mov Cap-1 Maneuver - - 1566 - 880 990
Mov Cap-2 Maneuver - - - 880 -
Stage 1 - - - - 930 -
Stage 2 - - - - 946 -
Approach EB WB NB
HCM Ctrl Dy, siv 0 1.46 8.89
HCM LOS A

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 943 - - 1566 -
|[HCM Lane V/C Ratio 0.019 - - 0.003 -
HCM Ctrl Dly (s/v) 89 - - 13 -
[HCM Lane LOS A - - A -
HCM 95th %tile Q(veh) 0.1 - - 0 -
Longboat Key Town Center Park.syn HCM 7th TWSC

Kimley-Horn 07/07/2026
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HCM 7th Signalized Intersection Summary

3: Bay Isles Parkway & Gulf of Mexico Drive 07/07/2026
A ey v AN A4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations b T b 4 [l & i i
Traffic Volume (veh/h) 66 340 1 2 281 149 2 3 2 192 1 136
Future Volume (veh/h) 66 340 1 2 281 149 2 3 2 192 1 136
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Lane Width Adj. 100 100 100 100 100 100 100 100 100 100 1.00 1.00
Ped-Bike Adj(A_pbT) 1.00 1.00  1.00 1.00  1.00 1.00  1.00 1.00
Parking Bus, Adj 100 100 100 100 100 100 100 100 100 100 1.00 1.00
Work Zone On Approach No No No No

Adj Sat Flow, veh/h/In 1900 1841 1900 1900 1856 1900 1900 1900 1900 1826 1900 1856
Adj Flow Rate, veh/h 73 378 1 2 312 90 2 3 2 213 1 78
Peak Hour Factor 090 090 09 09 09 09 09 09 09 09 090 0.90
Percent Heavy Veh, % 0 4 0 0 3 0 0 0 0 5 0 3
Cap, veh/h 394 813 2 430 511 443 108 139 61 392 2 449
Arrive On Green 006 044 044 028 028 028 029 029 029 029 029 029
Sat Flow, veh/h 1810 1835 5 1020 1856 1610 44 438 213 853 5 1572
Grp Volume(v), veh/h 73 0 379 2 312 90 7 0 0 214 0 78
Grp Sat Flow(s),veh/h/In 1810 0 1840 1020 1856 1610 746 0 0 858 0 1572
Q Serve(g_s), s 1.3 0.0 7.0 0.1 7.1 2.1 0.0 0.0 0.0 0.2 0.0 1.8
Cycle Q Clear(g_c), s 1.3 0.0 7.0 0.1 7.1 21 125 0.0 00 126 0.0 1.8
Prop In Lane 1.00 0.00 1.00 1.00 0.29 0.29 1.00 1.00
Lane Grp Cap(c), veh/h 394 0 816 430 511 443 309 0 0 394 0 449
|V/C Ratio(X) 019 000 046 000 061 020 0.02 000 000 054 000 0.17]
Avail Cap(c_a), veh/h 465 0 1832 953 1463 1270 309 0 0 394 0 449
HCM Platoon Ratio 100 100 100 100 100 100 100 1.00 100 100 100 1.00
Upstream Filter(l) 1.00 000 100 100 100 100 100 000 000 100 0.00 1.00
Uniform Delay (d), s/veh 10.6 0.0 94 127 153 134 130 0.0 00 169 00 130
Incr Delay (d2), siveh 0.2 0.0 0.9 0.0 25 0.5 0.0 0.0 0.0 15 0.0 0.2
Initial Q Delay(d3), s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(95%),veh/In 0.7 0.0 3.7 0.0 4.8 1.2 0.1 0.0 0.0 38 0.0 1.0
Unsig. Movement Delay, s/veh

LnGrp Delay(d), s/veh 10.8 00 103 127 178 139 1341 0.0 00 184 00 132
LnGrp LOS B B B B B B B B
Approach Vol, veh/h 452 404 7 292
Approach Delay, s/veh 10.4 16.9 13.1 17.0
|Approach LOS B B B B I
Timer - Assigned Phs 2 4 B 6 8

Phs Duration (G+Y+Rc), s 28.3 20.0 8.1 20.2 20.0

Change Period (Y+Rc), s 6.9 6.2 5.0 6.9 6.2

Max Green Setting (Gmax), s 48.1 13.8 50 3841 13.8

Max Q Clear Time (g_c*l1), s 9.0 14.6 3.3 9.1 14.5

Green Ext Time (p_c), s 4.7 0.0 0.0 4.2 0.0

Intersection Summary

HCM 7th Control Delay, s/veh 14.4

[HCM 7th LOS B

1. Weekday PM Existing Conditions Longboat Key Town Center Park 4:00 payditlrt 2@22Bepasting Week
Kimley-Horn Page 2
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Timings

3: Bay Isles Parkway & Gulf of Mexico Drive 07/07/2026
T St . . TN U
Lane Group EBL EBT WBL WBT WBR NBL NBT SBL SBT SBR
Lane Configurations b T % 4 [l s i i
Traffic Volume (vph) 66 340 2 281 149 2 3 192 1 136
Future Volume (vph) 66 340 2 281 149 2 3 192 1 136
Turn Type pm+pt NA  Perm NA Perm Perm NA  Perm NA  Perm
Protected Phases 5 2 6 8 4
Permitted Phases 2 6 6 8 4 4
Detector Phase 5 2 6 6 6 8 8 4 4 4
Switch Phase
Minimum Initial (s) 50 100 100 100 100 7.0 7.0 7.0 7.0 7.0
Minimum Split (s) 10.0 169 399 399 399 132 132 132 132 132
Total Split (s) 10.0 550 450 450 450 200 200 200 200 20.0
Total Split (%) 13.3% 73.3% 60.0% 60.0% 60.0% 26.7% 26.7% 26.7% 26.7% 26.7%
Yellow Time (s) 3.0 49 49 49 49 3.7 3.7 3.7 3.7 3.7
All-Red Time (s) 2.0 2.0 2.0 2.0 2.0 2.5 2.5 2.5 2.5 2.5
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 5.0 6.9 6.9 6.9 6.9 6.2 6.2 6.2
Lead/Lag Lead Lag Lag Lag
Lead-Lag Optimize? Yes Yes Yes Yes
Recall Mode None Min Min Min Min ~ None None None None None
Act Effct Green (s) 246 226 174 174 174 13.5 135 135
Actuated g/C Ratio 049 045 035 035 035 0.27 027 027
v/c Ratio 014 046 0.0 048 0.25 0.02 060 028
Control Delay (s/veh) 65 106 115 165 3.7 16.0 28.9 5.9
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay (s/veh) 65 106 115 165 3.7 16.0 28.9 5.9
LOS A B B B A B C A
Approach Delay (s/veh) 10.0 12.1 16.0 19.4
Approach LOS A B B B

Intersection Summary

Cycle Length: 75

Actuated Cycle Length: 49.7

Natural Cycle: 70

Control Type: Semi Act-Uncoord

Maximum v/c Ratio: 0.60

Intersection Signal Delay (s/veh): 13.4 Intersection LOS: B
Intersection Capacity Utilization 60.3% ICU Level of Service B
Analysis Period (min) 15

Splits and Phases:  3: Bay Isles Parkway & Gulf of Mexico Drive

1. Weekday PM Existing Conditions Longboat Key Town Center Park 4:00 payditlrt 2@22Bepasting Week
Kimley-Horn Page 1



Longboat Key Town Center Park

4: Gulf of Mexico Drive & Bay Isles Road

Existing Weekday
Timing Plan: PM Peak-Hour

Intersection

Int Delay, s/veh 1.2

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations L T I L
Traffic Vol, veh/h 27 374 3% 17 30 38
Future Vol, veh/h 27 374 396 17 30 38
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length 175 - - - 75 0
Veh in Median Storage, # 0 0 - 1 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 91 91 91 91 91 91
Heavy Vehicles, % 0 3 3 13 4 0
Mvmt Flow 30 411 435 19 33 42
Major/Minor Maijor1 Major2 Minor2
Conflicting Flow Al 454 0 - 0 915 445

Stage 1 - - - 445 -

Stage 2 - 470 -
Critical Hdwy 4.1 - - 644 62
Critical Hdwy Stg 1 - 5.44 -
Critical Hdwy Stg 2 - - - 544 -
Follow-up Hdwy 2.2 - 353 3.3
Pot Cap-1 Maneuver 1117 - - 300 618

Stage 1 - - 642 -

Stage 2 - - 625 -
Platoon blocked, % -

Mov Cap-1 Maneuver 1117 - - 292 618
Mov Cap-2 Maneuver - - 49 -

Stage 1 - - 625 -

Stage 2 - 625
Approach EB WB SB
HCM Ctrl Dy, siv 0.56 0 12.61
HCM LOS B
Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1 SBLn2
Capacity (veh/h) 1117 - - 419 618
[HCM Lane V/C Ratio 0.027 - 0.079 0.068
HCM Ctrl Dly (s/v) 8.3 - 143 112
|[HCM Lane LOS A B B
HCM 95th %tile Q(veh) 0.1 - 03 02

Longboat Key Town Center Park.syn

Kimley-Horn

HCM 7th TWSC
07/06/2026
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Longboat Key Town Center Park Existing Weekday

5: Park Driveway 2 Timing Plan: PM Peak-Hour
Intersection
Int Delay, s/veh 7.6
Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations s i S S s
Traffic Vol, veh/h 0 0 0 10 0 1 0 0 18 0 2 0
Future Vol, veh/h 0 0 0 10 0 1 0 0 18 0 2 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor % 7 7@ 718 78 78 718 78 78 78 78 78
Heavy Vehicles, % 0 0 0 1 0 0 0 0 6 0 50 0
Mvmt Flow 0 0 0 13 0 1 0 0 23 0 3 0
Major/Minor Major1 Maijor2 Minor1 Minor2
Conflicting Flow All 1 0 0 1 0 0 28 28 1 28 28 1
Stage 1 - - - - - - 1 1 - 26 26 -
Stage 2 - - - - - - 21 27 - 1 1 -
Critical Hdwy 4.1 - - 421 - - 71 65 626 71 7 6.2
Critical Hdwy Stg 1 - - - - - - 61 55 - 641 6 -
Critical Hdwy Stg 2 - - - - - - 61 55 - 61 6 -
Follow-up Hdwy 2.2 - - 2.299 - - 35 4 3354 35 445 33
Pot Cap-1 Maneuver 1635 - - 1564 - 986 869 1072 987 780 1090
Stage 1 - - - - - 1027 899 - 9% 787 -
Stage 2 - - - - - - 99 877 - 1027 808
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1635 - - 1564 - - 975 862 1072 958 774 1090
Mov Cap-2 Maneuver - - - - - 975 862 - 958 774
Stage 1 - - - - - - 1027 899 - 988 781
Stage 2 - - - - - - 984 870 - 1005 808
Approach EB WB NB SB
HCM Ctrl Dy, siv 0 6.66 8.43 9.67
HCM LOS A A

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBRSBLn1

Capacity (veh/h) 10721635 - - 1364 - - 174
IHCM Lane V/C Ratio 0.022 - - - 0.008 - - 0.003
HCM Citrl Dly (s/v) 8.4 0 - - 713 0 - 97
[HCM Lane LOS A A - - A A - A
HCM 95th %tile Q(veh) 0.1 0 - - 0 - - 0
Longboat Key Town Center Park.syn HCM 7th TWSC

Kimley-Horn 07/06/2026
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Longboat Key Town Center Park Existing Weekend

1: Bay Isles Parkway & Bay Isles Road Timing Plan: PM Peak-Hour
Intersection
Int Delay, s/veh 14
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations w b
Traffic Vol, veh/h 12 21 12 118 113 6
Future Vol, veh/h 12 21 12 118 113 6
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 135 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor LA A R A B 4
Heavy Vehicles, % 0 0 0 3 4 0
Mvmt Flow 16 27 16 153 147 8
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 258 77 155 0 - 0
Stage 1 151 - - - - -
Stage 2 108 - - - - -
Critical Hdwy 68 69 41 - - -

Critical Hdwy Stg 1 5.8
Critical Hdwy Stg 2 5.8 - -
Follow-up Hdwy 35 33 22

Pot Cap-1 Maneuver 714 974 1438 - - -
Stage 1 867 - - - - -
Stage 2 911 - - - - -

Platoon blocked, % - - -
Mov Cap-1 Maneuver 706 974 1438 - - -
Mov Cap-2 Maneuver 706 -

Stage 1 858 - - - - -
Stage 2 911 - - - - -
Approach EB NB SB
HCM Ctrl Dly, s/v 9.43 0.7 0
HCM LOS A
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 1438 - 856 - -
[HCM Lane V/C Ratio 0.011 - 005 - - |
HCM Ctrl Dly (s/v) 7.5 - 94 - -
|HCM Lane LOS A - A - -
HCM 95th %tile Q(veh) 0 - 02 - -
Longboat Key Town Center Park.syn HCM 7th TWSC

Kimley-Horn 07/06/2026
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Longboat Key Town Center Park Existing Weekend

2: Park Driveway 1 & Bay Isles Road Timing Plan: PM Peak-Hour
Intersection
Int Delay, s/veh 4.6
Movement EBT EBR WBL WBT NBL NBR
Lane Configurations i LI
Traffic Vol, veh/h 14 0 9 8 0 20
Future Vol, veh/h 14 0 9 8 0 20
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - 25 - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 82 82 82 8 82 8
Heavy Vehicles, % 0 0 0 0 0 0
Mvmt Flow 17 0o M 10 0 24
Major/Minor Maijor1 Major2 Minor1
Conflicting Flow Al 0 0 17 0 49 17
Stage 1 - - - 17 -
Stage 2 - - - - 32 -
Critical Hdwy - - 44 - 64 62
Critical Hdwy Stg 1 - - - - 54 -
Critical Hdwy Stg 2 - - - - 54 -
Follow-up Hdwy - - 22 - 35 33
Pot Cap-1 Maneuver - - 1613 - 966 1068
Stage 1 - - - 1011 -
Stage 2 - - - - 99 -
Platoon blocked, % - -
Mov Cap-1 Maneuver - - 1613 - 959 1068
Mov Cap-2 Maneuver - - 959 -
Stage 1 - - - - 1011 -
Stage 2 - - - - 989 -
Approach EB WB NB
HCM Ctrl Dy, siv 0 3.84 8.45
HCM LOS A

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 1068 - - 1613 -
|[HCM Lane V/C Ratio 0.023 - - 0.007 - |
HCM Ctrl Dly (s/v) 8.5 - - 712 -
|HCM Lane LOS A - - A -

HCM 95th %tile Q(veh) 0.1 - - 0 -

Longboat Key Town Center Park.syn HCM 7th TWSC

Kimley-Horn 07/07/2026
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Longboat Key Town Center Park Existing Weekend

3: Bay Isles Parkway & Gulf of Mexico Drive Timing Plan: PM Peak-Hour
A ey v AN A4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations b T b 4 [l & i i
Traffic Volume (veh/h) 80 572 2 3 253 183 1 0 3 195 0 103
Future Volume (veh/h) 80 572 2 3 253 183 1 0 3 195 0 103
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Lane Width Adj. 100 100 100 100 100 100 100 100 100 100 100 1.00
Ped-Bike Adj(A_pbT) 1.00 1.00  1.00 1.00  1.00 1.00  1.00 1.00
Parking Bus, Adj 100 100 100 100 100 100 100 100 100 100 100 1.00
Work Zone On Approach No No No No

Adj Sat Flow, veh/h/In 1900 1885 1900 1900 1885 1885 1900 1900 1900 1885 1900 1885
Adj Flow Rate, veh/h 87 622 2 3 275 109 1 0 1 212 0 65
Peak Hour Factor 092 092 09 092 092 092 092 092 092 092 092 092
Percent Heavy Veh, % 0 1 0 0 1 1 0 0 0 1 0 1
Cap, veh/h 490 931 3 364 579 491 161 38 76 440 0 329
Arrive On Green 007 050 050 031 031 031 021 000 021 021 000 0.21
Sat Flow, veh/h 1810 1878 6 813 1885 1598 186 184 370 1338 0 1598
Grp Volume(v), veh/h 87 0 624 3 275 109 2 0 0 212 0 65
Grp Sat Flow(s),veh/h/In 1810 0 1884 813 1885 1598 740 0 0 1338 0 1598
Q Serve(g_s), s 1.3 00 110 0.1 5.2 22 0.0 0.0 0.0 0.0 0.0 15
Cycle Q Clear(g_c), s 1.3 00 110 2.8 52 22 6.8 0.0 0.0 6.8 0.0 15
Prop In Lane 1.00 0.00 1.00 1.00  0.50 050  1.00 1.00
Lane Grp Cap(c), veh/h 490 0 934 364 579 491 275 0 0 440 0 329
|V/C Ratio(X) 018 000 067 001 047 022 001 000 000 048 000 0.20|
Avail Cap(c_a), veh/h 562 0 2064 820 1636 1386 435 0 0 595 0 502
HCM Platoon Ratio 100 100 100 100 100 100 100 1.00 100 100 100 1.00
Upstream Filter(1) 100 000 100 100 100 100 100 000 000 100 000 100
Uniform Delay (d), s/veh 8.2 0.0 8.4 125 123 113 141 0.0 0.0 16.5 0.0 14.4
Incr Delay (d2), s/veh 0.2 0.0 1.8 0.0 1.3 0.5 0.0 0.0 0.0 0.8 0.0 0.3
Initial Q Delay(d3), s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(95%),veh/In 0.6 0.0 5.2 0.0 3.2 1.1 0.0 0.0 0.0 33 0.0 0.9
Unsig. Movement Delay, s/veh

LnGrp Delay(d), siveh 8.4 00 101 126 136 118  14.1 0.0 00 173 00 147
LnGrp LOS A B B B B B B B
Approach Vol, veh/h 711 387 2 277
Approach Delay, s/veh 9.9 13.1 14.1 16.7
| Approach LOS A B B B
Timer - Assigned Phs 2 4 B 6 8
Phs Duration (G+Y+Rc), s 28.7 15.2 83 204 15.2
Change Period (Y+Rc), s 6.9 6.2 5.0 6.9 6.2
Max Green Setting (Gmax), s 48.1 13.8 50 3841 13.8
Max Q Clear Time (g_ctl1), s 13.0 8.8 3.3 7.2 8.8
Green Ext Time (p_c), s 8.8 0.6 0.0 4.0 0.0
Intersection Summary
HCM 7th Control Delay, s/veh 12.2
|[HCM 7th LOS B
Longboat Key Town Center Park.syn HCM 7th Signalized Intersection Summary
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Longboat Key Town Center Park
3: Bay Isles Parkway & Gulf of Mexico Drive

Existing Weekend
Timing Plan: PM Peak-Hour

T St . . TN U
Lane Group EBL EBT WBL WBT WBR NBL NBT SBL SBT SBR
Lane Configurations b T % 4 [l s i i
Traffic Volume (vph) 80 572 3 253 183 1 0 195 0 103
Future Volume (vph) 80 572 3 253 183 1 0 195 0 103
Turn Type pm+pt NA  Perm NA Perm Perm NA  Perm NA  Perm
Protected Phases 5 2 6 8 4
Permitted Phases 2 6 6 8 4 4
Detector Phase 5 2 6 6 6 8 8 4 4 4
Switch Phase
Minimum Initial (s) 5.0 10.0 10.0 10.0 10.0 7.0 7.0 7.0 7.0 7.0
Minimum Split (s) 10.0 169 399 399 399 132 13.2 13.2 13.2 13.2
Total Split (s) 10.0 550 450 450 450 200 200 200 200 20.0
Total Split (%) 13.3% 73.3% 60.0% 60.0% 60.0% 26.7% 26.7% 26.7% 26.7% 26.7%
Yellow Time (s) 3.0 49 49 49 49 3.7 3.7 3.7 3.7 3.7
All-Red Time (s) 2.0 2.0 2.0 2.0 2.0 25 25 25 25 25
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 5.0 6.9 6.9 6.9 6.9 6.2 6.2 6.2
Lead/Lag Lead Lag Lag Lag
Lead-Lag Optimize? Yes Yes Yes Yes
Recall Mode None Min Min Min Min ~ None None None None None
Act Effct Green (s) 282 263 208 208 208 12.6 126 126
Actuated g/C Ratio 054 050 040 040 040 0.24 024 024
v/c Ratio 015 066  0.01 037 026 0.01 062 023
Control Delay (s/veh) 6.4 135 117 14.5 3.3 0.0 29.4 5.1
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay (s/veh) 6.4 135 117 14.5 3.3 0.0 29.4 5.1
LOS A B B B A A C A
Approach Delay (s/veh) 12.7 9.8 21.0
Approach LOS B A C

Intersection Summary

Cycle Length: 75

Actuated Cycle Length: 52.2

Natural Cycle: 70

Control Type: Semi Act-Uncoord

Maximum v/c Ratio: 0.66

Intersection Signal Delay (s/veh): 13.5 Intersection LOS: B
Intersection Capacity Utilization 72.7% ICU Level of Service C
Analysis Period (min) 15

Splits and Phases:  3: Bay Isles Parkway & Gulf of Mexico Drive

Longboat Key Town Center Park.syn
Kimley-Horn

Timings
07/07/2026



Longboat Key Town Center Park Existing Weekend

4: Gulf of Mexico Drive & Bay Isles Road Timing Plan: PM Peak-Hour
Intersection

Int Delay, s/veh 1

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations L T I L
Traffic Vol, veh/h 43 634 335 3 10 43
Future Vol, veh/h 48 634 335 3 10 43
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length 175 - - - 75 0
Veh in Median Storage, # - 0 0 - 1 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 8 8 8 8 8 85
Heavy Vehicles, % 0 1 1 0 0 0
Mvmt Flow 56 746 394 4 12 51
Major/Minor Maijor1 Major2 Minor2
Conflicting Flow All 398 0 - 0 1255 396

Stage 1 - - - - 39 -

Stage 2 - - - - 859 -
Critical Hdwy 4.1 - - - 64 62
Critical Hdwy Stg 1 - - - - 54 -
Critical Hdwy Stg 2 - - - - 54 -
Follow-up Hdwy 22 - - - 35 33
Pot Cap-1 Maneuver 1172 - - - 191 658

Stage 1 - - - - 684 -

Stage 2 - - - - 418 -
Platoon blocked, % - - -

Mov Cap-1 Maneuver 1172 - - - 182 658
Mov Cap-2 Maneuver - - - - 310 -

Stage 1 - - - - 651 -

Stage 2 - - - - 418 -
Approach EB WB SB
HCM Ctrl Dy, siv 0.58 0 12.09
HCM LOS B
Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1 SBLn2
Capacity (veh/h) 1172 - - - 310 658

|[HCM Lane V/C Ratio 0.048 - - - 0.038 0.077

HCM Ctrl Dly (s/v) 8.2 - - - 171109

|HCM Lane LOS A - - - C B

HCM 95th %tile Q(veh) 0.2 - - - 01 02

Longboat Key Town Center Park.syn HCM 7th TWSC

Kimley-Horn 07/06/2026
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Longboat Key Town Center Park

5: Park Driveway 2

Existing Weekend

Timing Plan: PM Peak-Hour

Intersection
Int Delay, s/veh 1
Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations s i S S s
Traffic Vol, veh/h 1 42 2 0 34 0 3 0 1 0 2 3
Future Vol, veh/h 1 42 2 0 34 0 3 0 1 0 2 3
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - None - - None - - None - - None
Storage Length - - - - - - - -
Veh in Median Storage, # 0 - - 0 - - 0 - 0
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 8 81 8 81 81 81 81 8 8 81 81 81
Heavy Vehicles, % 0 0 0 0 0 0 0 0 0 0 0
Mvmt Flow 1 52 2 0 42 0 4 0 1 0 2 4
Major/Minor Maijor1 Major2 Minor1 Minor2
Conflicting Flow Al 42 0 0 54 0 0 99 98 53 96 99 42
Stage 1 - - - - - 5 56 - 42 42 -
Stage 2 - - 43 42 - 54 57 -
Critical Hdwy 4.1 - 4.1 - 71 65 62 71 65 6.2
Critical Hdwy Stg 1 - - 61 55 - 61 55 -
Critical Hdwy Stg 2 - - - - 61 55 - 61 55 -
Follow-up Hdwy 22 - - 22 35 4 33 35 4 33
Pot Cap-1 Maneuver 1580 - - 1564 - 838 796 1020 891 795 1034
Stage 1 - - - - 962 853 - 978 864 -
Stage 2 - - - 976 864 - 963 852
Platoon blocked, % - -
Mov Cap-1 Maneuver 1580 - - 1564 - 81 796 1020 889 794 1034
Mov Cap-2 Maneuver - - - 881 796 - 889 79
Stage 1 - - - 91 852 - 978 864
Stage 2 970 864 961 851
Approach EB WB NB SB
HCM Ctrl Dy, siv 0.16 0 8.97 8.93
HCM LOS A A
Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBRSBLn1
Capacity (veh/h) 912 40 - - 1564 - 923
|[HCM Lane V/C Ratio 0.005 0.001 - - - 0.007
HCM Ctrl Dly (s/v) 9 173 0 - 0 - 8.9
|HCM Lane LOS A A A - A A
HCM 95th %tile Q(veh) 0 0 - 0 - 0

Longboat Key Town Center Park.syn

Kimley-Horn
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Longboat Key Town Center Park Future Total Weekday

1: Bay Isles Parkway & Bay Isles Road Timing Plan: PM Peak-Hour
Intersection
Int Delay, s/veh 3.7
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations w b
Traffic Vol, veh/h 13 94 68 99 146 14
Future Vol, veh/h 13 94 68 99 146 14
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 135 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 88 8 88 88 88 88
Heavy Vehicles, % 0 4 17 0 9 0
Mvmt Flow 15 107 77 113 166 16
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 385 91 182 0 - 0
Stage 1 174 - - - - -
Stage 2 211 - - - - -
Critical Hdwy 6.8 6.98 4.44 - - -

Critical Hdwy Stg 1 5.8 -
Critical Hdwy Stg 2 5.8 - -
Follow-up Hdwy 35 334 237

Pot Cap-1 Maneuver 596 942 1288 - - -
Stage 1 845 - - - - -
Stage 2 810 - - - - -

Platoon blocked, % - - -
Mov Cap-1 Maneuver 560 942 1288 - - -
Mov Cap-2 Maneuver 560 -

Stage 1 794 - - - - -
Stage 2 810 - - - - -
Approach EB NB SB
HCM Ctrl Dly, s/v 9.81 3.25 0
HCM LOS A
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 1288 - 870 ; 5
[HCM Lane V/C Ratio 0.06 - 0.14 - -
HCM Ctrl Dly (s/v) 8 - 98 - -
|HCM Lane LOS A - A - -
HCM 95th %tile Q(veh) 0.2 - 05 - -
Longboat Key Town Center Park.syn HCM 7th TWSC
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Longboat Key Town Center Park Future Total Weekday

2: Park Driveway 1 & Bay Isles Road Timing Plan: PM Peak-Hour
Intersection
Int Delay, s/veh 6
Movement EBT EBR WBL WBT NBL NBR
Lane Configurations i LI
Traffic Vol, veh/h 37 19 66 16 21 73
Future Vol, veh/h 3 19 66 16 21 73
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - 25 - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 83 83 8 8 83 83
Heavy Vehicles, % 0 14 0 7 20 13
Mvmt Flow 45 23 80 19 25 88
Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 67 0 234 56
Stage 1 - - - - 56 -
Stage 2 - - - - 178 -
Critical Hdwy - - 44 - 66 633
Critical Hdwy Stg 1 - - - - 56 -
Critical Hdwy Stg 2 - - - - 56 -
Follow-up Hdwy - - 22 - 3.68 3417
Pot Cap-1 Maneuver - - 1547 - 716 980
Stage 1 - - - - 923 -
Stage 2 - - - - 8N -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1547 - 679 980
Mov Cap-2 Maneuver - - - - 679 -
Stage 1 - - - - 923 -
Stage 2 - - - - 769 -
Approach EB WB NB
HCM Ctrl Dy, siv 0 6 9.62
HCM LOS A

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 892 - - 1547 -
[HCM Lane V/C Ratio 0.127 - - 0.051 -
HCM Ctrl Dly (s/v) 9.6 - - 15 -
|HCM Lane LOS A - - A -
HCM 95th %tile Q(veh) 0.4 - - 02 -
Longboat Key Town Center Park.syn HCM 7th TWSC
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Longboat Key Town Center Park
3: Bay Isles Parkway & Gulf of Mexico Drive

Future Total Weekday
Timing Plan: PM Peak-Hour

A ey v AN A4
Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations b T b 4 [l & i i
Traffic Volume (veh/h) 79 354 1 2 290 201 2 3 2 237 1 160
Future Volume (veh/h) 79 354 1 2 290 201 2 3 2 237 1 160
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Lane Width Adj. 100 100 100 100 100 100 100 100 100 100 1.00 1.00
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 100 100 100 100 100 100 100 100 100 100 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/In 1900 1841 1900 1900 1856 1900 1900 1900 1900 1826 1900 1856
Adj Flow Rate, veh/h 88 393 1 2 322 147 2 3 2 263 1 105
Peak Hour Factor 090 090 09 09 09 09 09 09 09 09 090 0.90
Percent Heavy Veh, % 0 4 0 0 3 0 0 0 0 5 0 3
Cap, veh/h 402 842 2 434 533 463 93 17 47 352 1 437
Arrive On Green 007 046 046 029 029 029 028 028 028 028 028 028
Sat Flow, veh/h 1810 1835 5 1006 1856 1610 0 422 169 748 3 1572
Grp Volume(v), veh/h 88 0 3% 2 322 147 7 0 0 264 0 105
Grp Sat Flow(s),veh/h/In 1810 0 1840 1006 1856 1610 591 0 0 751 0 1572
Q Serve(g_s), s 15 0.0 7.3 0.1 74 3.6 0.0 0.0 0.0 0.0 0.0 2.6
Cycle Q Clear(g_c), s 15 0.0 7.3 0.1 7.4 36 138 0.0 00 138 0.0 2.6
Prop In Lane 1.00 0.00 1.00 1.00 0.29 0.29 1.00 1.00
Lane Grp Cap(c), veh/h 402 0 844 434 533 463 257 0 0 353 0 437
|V/C Ratio(X) 022 000 047 000 060 032 003 000 000 075 000 0.24|
Avail Cap(c_a), veh/h 456 0 1781 916 1423 1235 257 0 0 353 0 437
HCM Platoon Ratio 1.00 100 100 100 100 100 100 100 100 100 1.00 1.00
Upstream Filter(l) 1.00 000 100 100 100 100 100 000 000 100 0.00 1.00
Uniform Delay (d), s/veh 10.4 0.0 93 126 153 139 139 0.0 00 194 00 139
Incr Delay (d2), siveh 0.3 0.0 0.9 0.0 24 0.8 0.0 0.0 0.0 8.5 0.0 0.3
Initial Q Delay(d3), s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(95%),veh/In 0.8 0.0 3.9 0.0 5.0 2.0 0.1 0.0 0.0 6.7 0.0 15
Unsig. Movement Delay, s/veh
LnGrp Delay(d), s/veh 10.7 00 101 127 176 147 139 0.0 00 279 00 142
LnGrp LOS B B B B B B G B
Approach Vol, veh/h 482 471 7 369
Approach Delay, s/veh 10.2 16.7 13.9 24.0
| Approach LOS B B B C |
Timer - Assigned Phs 2 4 5 6 8
Phs Duration (G+Y+Rc), s 29.7 20.0 85 212 20.0
Change Period (Y+Rc), s 6.9 6.2 5.0 6.9 6.2
Max Green Setting (Gmax), s 48.1 13.8 50 3841 13.8
Max Q Clear Time (g_c*l1), s 9.3 15.8 Bi5 9.4 15.8
Green Ext Time (p_c), s 4.9 0.0 0.0 4.8 0.0
Intersection Summary
HCM 7th Control Delay, s/veh 16.4
[HCM 7th LOS B

Longboat Key Town Center Park.syn
Kimley-Horn

HCM 7th Signalized Intersection Summary
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Longboat Key Town Center Park
3: Bay Isles Parkway & Gulf of Mexico Drive

Future Total Weekday
Timing Plan: PM Peak-Hour

T St . . TN U
Lane Group EBL EBT WBL WBT WBR NBL NBT SBL SBT SBR
Lane Configurations b T % 4 [l s i i
Traffic Volume (vph) 79 354 2 290 201 2 3 237 1 160
Future Volume (vph) 79 354 2 290 201 2 3 237 1 160
Turn Type pm+pt NA  Perm NA Perm Perm NA  Perm NA  Perm
Protected Phases 5 2 6 8 4
Permitted Phases 2 6 6 8 4 4
Detector Phase 5 2 6 6 6 8 8 4 4 4
Switch Phase
Minimum Initial (s) 50 100 100 100 100 7.0 7.0 7.0 7.0 7.0
Minimum Split (s) 10.0 169 399 399 399 132 132 132 132 132
Total Split (s) 100 550 450 450 450 200 200 200 200 200
Total Split (%) 13.3% 73.3% 60.0% 60.0% 60.0% 26.7% 26.7% 26.7% 26.7% 26.7%
Yellow Time (s) 3.0 4.9 4.9 4.9 4.9 3.7 3.7 3.7 3.7 3.7
All-Red Time (s) 2.0 2.0 2.0 2.0 2.0 2.5 2.5 2.5 2.5 2.5
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 5.0 6.9 6.9 6.9 6.9 6.2 6.2 6.2
Lead/Lag Lead Lag Lag Lag
Lead-Lag Optimize? Yes Yes Yes Yes
Recall Mode None Min Min Min Min ~ None None None None None
Act Effct Green (s) 214 254 179 179 179 14.2 142 142
Actuated g/C Ratio 052 048 034 034 034 0.27 027  0.27
v/c Ratio 017 045 0.01 052 032 0.02 0.76  0.32
Control Delay (s/veh) 65 103 115 177 3.6 16.5 39.1 5.9
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay (s/veh) 65 103 15 177 3.6 16.5 39.1 5.9
LOS A B B B A B D A
Approach Delay (s/veh) 9.6 11.9 16.5 25.8
Approach LOS A B B C
Intersection Summary
Cycle Length: 75
Actuated Cycle Length: 53.1
Natural Cycle: 75
Control Type: Semi Act-Uncoord
Maximum v/c Ratio: 0.76
Intersection Signal Delay (s/veh): 15.3 Intersection LOS: B
Intersection Capacity Utilization 63.5% ICU Level of Service B
Analysis Period (min) 15
Splits and Phases:  3: Bay Isles Parkway & Gulf of Mexico Drive
Longboat Key Town Center Park.syn Timings
Kimley-Horn 07/07/2026



Longboat Key Town Center Park Future Total Weekday

4: Gulf of Mexico Drive & Bay Isles Road Timing Plan: PM Peak-Hour
Intersection

Int Delay, s/veh 1.6

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations L T I L
Traffic Vol, veh/h 40 394 425 20 38 51
Future Vol, veh/h 40 394 425 20 38 51
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length 175 - - - 75 0
Veh in Median Storage, # - 0 0 - 1 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 91 91 91 91 91 91
Heavy Vehicles, % 0 3 3 13 4 0
Mvmt Flow 44 433 467 22 42 56
Major/Minor Maijor1 Major2 Minor2
Conflicting Flow Al 489 0 - 0 999 478

Stage 1 - - - - 478 -

Stage 2 - - - - 521 -
Critical Hdwy 4.1 - - - 644 62
Critical Hdwy Stg 1 - - - - 544 -
Critical Hdwy Stg 2 - - - - 544 -
Follow-up Hdwy 22 - - - 3536 33
Pot Cap-1 Maneuver 1085 - - - 268 591

Stage 1 - - - - 620 -

Stage 2 - - - - 592 -
Platoon blocked, % - - -

Mov Cap-1 Maneuver 1085 - - - 257 591
Mov Cap-2 Maneuver - - - - 388 -

Stage 1 - - - - 594 -

Stage 2 - - - - 592 -
Approach EB WB SB
HCM Ctrl Dly, s/v 0.78 0 13.29

|[HCM LOS B

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1 SBLn2

Capacity (veh/h) 1085 - - - 388 591

[HCM Lane V/C Ratio 0.041 - - - 0.108 0.095

HCM Ctrl Dly (s/v) 8.5 - - - 154 117

|HCM Lane LOS A - |- - ¢ B

HCM 95th %tile Q(veh) 0.1 - - - 04 03

Longboat Key Town Center Park.syn HCM 7th TWSC

Kimley-Horn 07/06/2026
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Longboat Key Town Center Park Future Total Weekday

5: Park Driveway 2 Timing Plan: PM Peak-Hour
Intersection
Int Delay, s/veh 0.7
Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations s i S S s
Traffic Vol, veh/h 4 0 0 10 0 1 0 0 18 0 2 4
Future Vol, veh/h 4 0 0 10 0 1 0 0 18 0 2 4
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor % 7 7@ 718 78 78 718 78 78 78 78 78
Heavy Vehicles, % 0 0 0 1 0 0 0 0 6 0 50 0
Mvmt Flow 5 0 0 13 0 1 0 0 23 0 3 5
Major/Minor Major1 Maijor2 Minor1 Minor2
Conflicting Flow Al 1 0 0 0 0 0 37 37 0 37 37 1
Stage 1 - - - - - - 10 10 - 26 26 -
Stage 2 - - - - - - 2127 - 10 10 -
Critical Hdwy 4.1 - - 421 - - 71 65 626 71 7 6.2
Critical Hdwy Stg 1 - - - - - - 61 55 - 641 6 -
Critical Hdwy Stg 2 - - - - - - 61 55 - 61 6 -
Follow-up Hdwy 2.2 - - 2.299 - - 35 4 3354 35 445 33
Pot Cap-1 Maneuver 1635 - - - - - 973 859 - 974 771 1090
Stage 1 - - - - - 1016 891 - 9% 787 -
Stage 2 - - - - - - 99 877 - 1016 800
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1635 - - - - - 962 856 - - 768 1090
Mov Cap-2 Maneuver - - - - - 962 856 - - 768
Stage 1 - - - - - - 1013 888 - 9% 787
Stage 2 - - - - - - 988 877 - 1013 798
Approach EB WB NB SB
HCM Ctrl Dy, siv 7.21
HCM LOS

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBRSBLn1

Capacity (veh/h) - 1635 - = - -
[HCM Lane V/C Ratio - 0.003 - - - ; ; ;
HCM Ctrl Dly (s/v) - 712 0 - - - - -
|HCM Lane LOS - A A - - -
HCM 95th %tile Q(veh) - 0 - - = = - -
Longboat Key Town Center Park.syn HCM 7th TWSC
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Longboat Key Town Center Park Future Total Weekend

1: Bay Isles Parkway & Bay Isles Road Timing Plan: PM Peak-Hour
Intersection
Int Delay, s/veh 3.8
Movement EBL EBR NBL NBT SBT SBR
Lane Configurations w b
Traffic Vol, veh/h 14 83 84 120 115 8
Future Vol, veh/h 14 83 84 120 115 8
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 135 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor LA A R A B 4
Heavy Vehicles, % 0 0 0 3 4 0
Mvmt Flow 18 108 109 156 149 10
Major/Minor Minor2 Major1 Major2
Conflicting Flow All 451 80 160 0 - 0
Stage 1 155 - - - - -
Stage 2 296 - - - - -
Critical Hdwy 68 69 41 - - -

Critical Hdwy Stg 1 5.8
Critical Hdwy Stg 2 5.8 - -
Follow-up Hdwy 35 33 22

Pot Cap-1 Maneuver 542 971 1432 - - -
Stage 1 864 - - - - -
Stage 2 735 - - - - -

Platoon blocked, % - - -
Mov Cap-1 Maneuver 501 971 1432 - - -
Mov Cap-2 Maneuver 501 -

Stage 1 798 - - - - -
Stage 2 735 - - - - -
Approach EB NB SB
HCM Ctrl Dy, s/v 9.94 3.18 0
HCM LOS A
Minor Lane/Major Mvmt NBL NBTEBLn1 SBT SBR
Capacity (veh/h) 1432 - 855 - -
[HCM Lane V/C Ratio 0.076 - 0.147 - -
HCM Citrl Dly (s/v) 7.7 - 99 - -
|HCM Lane LOS A - A - -
HCM 95th %tile Q(veh) 0.2 - 05 - -
Longboat Key Town Center Park.syn HCM 7th TWSC

Kimley-Horn 07/06/2026
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Longboat Key Town Center Park Future Total Weekend

2: Park Driveway 1 & Bay Isles Road Timing Plan: PM Peak-Hour
Intersection
Int Delay, s/veh 7
Movement EBT EBR WBL WBT NBL NBR
Lane Configurations i LI
Traffic Vol, veh/h 14 10 83 8 8 84
Future Vol, veh/h 14 10 83 8 8 84
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - 25 - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 82 82 82 8 82 8
Heavy Vehicles, % 0 0 0 0 0 0
Mvmt Flow 17 12 101 10 10 102
Major/Minor Major1 Major2 Minor1
Conflicting Flow Al 0 0 29 0 235 23
Stage 1 - - - - 23 -
Stage 2 - - - - 212 -
Critical Hdwy - - 44 - 64 62
Critical Hdwy Stg 1 - - - - 54 -
Critical Hdwy Stg 2 - - - - 54 -
Follow-up Hdwy - - 22 - 35 33
Pot Cap-1 Maneuver - - 1597 - 757 1059
Stage 1 - - - 1005 -
Stage 2 - - - - 828 -
Platoon blocked, % - -
Mov Cap-1 Maneuver - - 1597 - 709 1059
Mov Cap-2 Maneuver - - 709 -
Stage 1 - - - - 1005 -
Stage 2 - - - - 776 -
Approach EB WB NB
HCM Ctrl Dy, siv 0 6.76 8.98
HCM LOS A

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 1016 - - 1597 -
[HCM Lane V/C Ratio 0.11 - - 0.063 -
HCM Citrl Dly (s/v) 9 - - 74 -
|HCM Lane LOS A - - A -
HCM 95th %tile Q(veh) 0.4 - - 02 -
Longboat Key Town Center Park.syn HCM 7th TWSC

Kimley-Horn 07/07/2026


Natalie.Gibbons
Rectangle

Natalie.Gibbons
Rectangle


Longboat Key Town Center Park
3: Bay Isles Parkway & Gulf of Mexico Drive

Future Total Weekend
Timing Plan: PM Peak-Hour

A ey v AN A4
Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations b T b 4 [l & i i
Traffic Volume (veh/h) 102 585 2 3 262 239 1 0 3 237 0 129
Future Volume (veh/h) 102 585 2 3 262 239 1 0 3 237 0 129
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Lane Width Adj. 100 100 100 100 100 100 100 100 100 100 1.00 1.00
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 100 100 100 100 100 100 100 100 100 100 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/In 1900 1885 1900 1900 1885 1885 1900 1900 1900 1885 1900 1885
Adj Flow Rate, veh/h 1M1 636 2 3 285 170 1 0 1 258 0 93
Peak Hour Factor 092 092 092 092 092 09 092 092 092 092 092 092
Percent Heavy Veh, % 0 1 0 0 1 1 0 0 0 1 0 1
Cap, veh/h 450 897 3 309 572 485 126 34 54 432 0 428
Arrive On Green 008 043 048 030 030 030 027 000 027 027 000 027
Sat Flow, veh/h 1810 1878 6 803 1885 1598 78 125 203 1089 0 1598
Grp Volume(v), veh/h 1M1 0 638 3 285 170 2 0 0 258 0 93
Grp Sat Flow(s),veh/h/In 1810 0 1884 803 1885 1598 406 0 0 1089 0 1598
Q Serve(g_s), s 2.0 00 138 0.2 6.4 4.3 0.0 0.0 0.0 0.0 0.0 2.3
Cycle Q Clear(g_c), s 2.0 00 138 4.9 6.4 43 123 0.0 00 123 0.0 2.3
Prop In Lane 1.00 0.00 1.00 1.00 050 050  1.00 1.00
Lane Grp Cap(c), veh/h 450 0 900 309 572 485 214 0 0 432 0 428
|V/C Ratio(X) 025 000 071 001 050 035 001 000 000 060 000 022
Avail Cap(c_a), veh/h 436 0 1760 659 1395 1182 214 0 0 432 0 428
HCM Platoon Ratio 1.00 100 100 100 100 100 100 100 100 100 1.00 1.00
Upstream Filter(l) 1.00 000 100 100 100 100 100 000 000 100 0.00 1.00
Uniform Delay (d), s/veh 10.0 00 106 1641 147 140 149 0.0 00 183 00 147
Incr Delay (d2), siveh 0.3 0.0 2.2 0.0 14 0.9 0.0 0.0 0.0 2.3 0.0 0.3
Initial Q Delay(d3), s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(95%),veh/In 1.1 0.0 7.7 0.0 4.3 24 0.0 0.0 0.0 5.2 0.0 14
Unsig. Movement Delay, s/veh
LnGrp Delay(d), s/veh 10.3 00 128 16.1 162 149 149 0.0 00 206 00 149
LnGrp LOS B B B B B B G B
Approach Vol, veh/h 749 458 2 351
Approach Delay, s/veh 12.5 15.7 14.9 19.1
| Approach LOS B B B B
Timer - Assigned Phs 2 4 B 6 8
Phs Duration (G+Y+Rc), s 315 20.0 90 225 20.0
Change Period (Y+Rc), s 6.9 6.2 5.0 6.9 6.2
Max Green Setting (Gmax), s 48.1 13.8 50 3841 13.8
Max Q Clear Time (g_c*l1), s 15.8 14.3 4.0 8.4 14.3
Green Ext Time (p_c), s 8.8 0.0 0.0 4.6 0.0
Intersection Summary
HCM 7th Control Delay, s/veh 14.9
IHCM 7th LOS B

Longboat Key Town Center Park.syn
Kimley-Horn

HCM 7th Signalized Intersection Summary
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Longboat Key Town Center Park
3: Bay Isles Parkway & Gulf of Mexico Drive

Future Total Weekend
Timing Plan: PM Peak-Hour

T St . . TN U
Lane Group EBL EBT WBL WBT WBR NBL NBT SBL SBT SBR
Lane Configurations b T % 4 [l s i i
Traffic Volume (vph) 102 585 3 262 239 1 0 237 0 129
Future Volume (vph) 102 585 3 262 239 1 0 237 0 129
Turn Type pm+pt NA  Perm NA Perm Perm NA  Perm NA  Perm
Protected Phases 5 2 6 8 4
Permitted Phases 2 6 6 8 4 4
Detector Phase 5 2 6 6 6 8 8 4 4 4
Switch Phase
Minimum Initial (s) 50 100 100 100 100 7.0 7.0 7.0 7.0 7.0
Minimum Split (s) 100 169 399 399 399 132 132 132 132 132
Total Split (s) 10.0 550 450 450 450 200 200 200 200 20.0
Total Split (%) 13.3% 73.3% 60.0% 60.0% 60.0% 26.7% 26.7% 26.7% 26.7% 26.7%
Yellow Time (s) 3.0 49 49 49 49 3.7 3.7 3.7 3.7 3.7
All-Red Time (s) 2.0 2.0 2.0 2.0 2.0 25 25 25 25 25
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 5.0 6.9 6.9 6.9 6.9 6.2 6.2 6.2
Lead/Lag Lead Lag Lag Lag
Lead-Lag Optimize? Yes Yes Yes Yes
Recall Mode None Min Min Min Min ~ None None None None None
Act Effct Green (s) 284 264 187 187 187 14.0 14.0 14.0
Actuated g/C Ratio 053 049 035 035 035 0.26 026 0.26
v/c Ratio 020 069 0.01 044  0.36 0.01 070 027
Control Delay (s/veh) 67 145 113 163 35 0.0 33.8 6.1
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay (s/veh) 67 145 113 163 35 0.0 33.8 6.1
LOS A B B B A A C A
Approach Delay (s/veh) 13.4 10.2 241
Approach LOS B B C

Intersection Summary

Cycle Length: 75

Actuated Cycle Length: 53.8

Natural Cycle: 70

Control Type: Semi Act-Uncoord

Maximum v/c Ratio: 0.70

Intersection Signal Delay (s/veh): 14.8 Intersection LOS: B
Intersection Capacity Utilization 75.7% ICU Level of Service D
Analysis Period (min) 15

Splits and Phases:  3: Bay Isles Parkway & Gulf of Mexico Drive

Longboat Key Town Center Park.syn
Kimley-Horn

Timings
07/07/2026



Longboat Key Town Center Park Future Total Weekend

4: Gulf of Mexico Drive & Bay Isles Road Timing Plan: PM Peak-Hour
Intersection

Int Delay, s/veh 1.1

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations L T I L
Traffic Vol, veh/h 59 667 366 7 12 54
Future Vol, veh/h 59 667 366 7 12 54
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length 175 - - - 75 0
Veh in Median Storage, # - 0 0 - 1 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 8 8 8 8 8 85
Heavy Vehicles, % 0 1 1 0 0 0
Mvmt Flow 69 785 431 8 14 64
Major/Minor Maijor1 Maijor2 Minor2
Conflicting Flow All 439 0 - 0 1358 435

Stage 1 - - - - 435 -

Stage 2 - - - - 924 -
Critical Hdwy 4.1 - - - 64 62
Critical Hdwy Stg 1 - - - - 54 -
Critical Hdwy Stg 2 - - - - 54 -
Follow-up Hdwy 22 - - - 35 33
Pot Cap-1 Maneuver 1132 - - - 166 626

Stage 1 - - - - 657 -

Stage 2 - - - - 390 -
Platoon blocked, % - - -

Mov Cap-1 Maneuver 1132 - - - 155 626
Mov Cap-2 Maneuver - - - - 284 -

Stage 1 - - - - 617 -

Stage 2 - - - -390 -
Approach EB WB SB
HCM Ctrl Dly, siv 0.68 0 12.67
[HCM LOS B
Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1 SBLn2
Capacity (veh/h) 1132 - - - 284 626
[HCM Lane V/C Ratio 0.061 - - - 0.05 0.102
HCM Ctrl Dly (s/v) 8.4 - - - 183 114

|HCM Lane LOS A -| - - C B
HCM 95th %tile Q(veh) 0.2 - - - 02 03
Longboat Key Town Center Park.syn HCM 7th TWSC

Kimley-Horn 07/06/2026
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Longboat Key Town Center Park

5: Park Driveway 2

Future Total Weekend
Timing Plan: PM Peak-Hour

Intersection
Int Delay, s/veh 1.5
Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations s i S S s
Traffic Vol, veh/h 5 43 2 0 35 0 3 0 1 0 2 7
Future Vol, veh/h 5 43 2 0 35 0 3 0 1 0 2 7
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - None - - None - - None - - None
Storage Length - - - - - - - - -
Veh in Median Storage, # 0 - 0 - - 0 - 0
Grade, % - 0 - 0 0 - - 0 -
Peak Hour Factor 8 81 8 81 81 81 81 8 8 81 81 81
Heavy Vehicles, % 0 0 0 0 0 0 0 0 0 0 0
Mvmt Flow 6 53 2 0 43 0 4 0 1 0 2 9
Major/Minor Major1 Maijor2 Minor1 Minor2
Conflicting Flow All 43 0 0 56 0 0 11 110 54 109 111 43
Stage 1 - - - - - - 67 67 - 43 43 -
Stage 2 - - - 44 43 - 65 68 -
Critical Hdwy 4.1 - 4.1 - - 71 65 62 71 65 6.2
Critical Hdwy Stg 1 - - - - 61 55 - 61 55 -
Critical Hdwy Stg 2 - - - - - 61 55 - 61 55 -
Follow-up Hdwy 22 - 22 35 4 33 35 4 33
Pot Cap-1 Maneuver 1578 - - 1562 - 872 784 1018 875 783 1033
Stage 1 - - 949 843 - 976 863 -
Stage 2 - - - - 975 863 - 950 842
Platoon blocked, % -
Mov Cap-1 Maneuver 1578 - - 1562 - 88 781 1018 870 780 1033
Mov Cap-2 Maneuver - 858 781 - 870 780
Stage 1 - - - - 945 840 - 976 863
Stage 2 964 863 945 839
Approach EB WB NB SB
HCM Ctrl Dy, siv 0.73 0 9.05 8.78
HCM LOS A A
Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBRSBLn1
Capacity (veh/h) 893 178 - - 1562 - 963
[HCM Lane V/C Ratio 0.006 0.004 - - - - 0.012
HCM Ctrl Dly (s/v) 91 73 0 - 0 - 8.8
|HCM Lane LOS A A A - A A
HCM 95th %tile Q(veh) 0 0 - 0 - 0

Longboat Key Town Center Park.syn

Kimley-Horn

HCM 7th TWSC
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Longboat Key Town Center Park

Appendix G:

Growth Rate Calculations

Traffic Impact Analysis and Parking Assessment July 2026
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Project: Longboat Key Town Center
Location: Longboat Key, Sarasota County
Notes: FDOT AADT

Month Year
2021
2022
2023
2024
2025

INPUT DATA

Month Year
2021
2022
2023
2024
2025

Slope: -176.6666667
Intercept: 372846.6667
R%: 0.526029963

Standard Error: 306.1710972

Exponential

Growth Rate: -1.11%

Future = Existing (1+Growth)AN

Linear

Growth Rate: -1.06%

Future = Existing (1+Growth*N)

Volume Source #1: 0039 Gulf of Mexico Dr ( 0039 - SR 789)
Volume Source #2: 0028 Gulf of Mexico Dr (0028 - SR 789)
Volume Source #3: 0023 Gulf of Mexcio Dr (0023 - SR 789)

Volume Source #4:
Volume Source #5:

Volume Volume Volume Volume Volume Average
Source #1 Source #2 Source #3 Source #4 Source #5 Volume
17300 12900 19200 16466.66667
16900 13100 19600 16533.33333
17700 12200 20000 16633.33333
17900 12400 18800 16366.66667
16400 12200 18400 15666.66667
OUTPUT DATA
Aggregate Best Fit
Traffic Volume
Volume Line Month Year Trend
16466.66667 1 2021 16686.66667
16533.33333 2 2022 16510
16633.33333 3 2023 16333.33333
16366.66667 4 2024 16156.66667
15666.66667 5 2025 15980
6 15803.33333
7 15626.66667
8 15450
9 15273.33333
10 15096.66667
16800
16600 hd
-
* -
16400 °
16200
16000
15800
*
15600 T T T T T
2020 2021 2022 2023 2024 2025 2026
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Longboat Key Town Center Park

Appendix H:

Turn Lane Calculations

Traffic Impact Analysis and Parking Assessment July 2026



FDOT Multimodal Access Management Guidebook

Figure 74 | Recommended Guidelines for Exclusive Right-Turn Lanes to Unsignalized
Driveway/Intersection

Bay Isles Road &
Park Driveway
Weekday:

EBR - 19

EBT - 37
Weekend:

EBR - 10 |:|

EBT - 14

Bay Isles Road &
Gulf of Mexico Drive
Weekday:

WBR - 20

WBT - 425
Weekend:

WBR -7

WBT - 366

Bay Isles Parkway
& Bay Isles Road
Weekday:

SBR - 14

SBT - 146
Weekend:

SBR -8

SBT - 115

Source: NCHRP Report 457, TDOT Highway System Access Manual
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Bay Isles Road & Park Driveway
Weekday: 
     EBR - 19
     EBT - 37
Weekend:
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     EBT - 14
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Natalie.Gibbons
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Bay Isles Parkway & Bay Isles Road
Weekday: 
     SBR - 14
     SBT - 146
Weekend:
     SBR - 8
     SBT - 115
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Bay Isles Road & Gulf of Mexico Drive
Weekday: 
     WBR - 20
     WBT - 425
Weekend:
     WBR - 7
     WBT - 366
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REQUEST FOR DEPARTURE
Amendment to Ordinance 2023-04 ODP/PUD for the Longboat Key Library
6/16/2026

Applicant is requesting a Departure from Site location and character of use requirements, Subsection
158.030 (A), specifically the building side yard setback. Subsection 158.075 identifies the minimum
side yard setback for permitted non-residential structures of 30 ft. Applicant is requesting a
Departure to allow one side yard setback of 15.3 ft. The other side is open to the Town Center
Green. Please refer to attached PUD Property Offset Sketch EX2 dated 6/11/26.

Effect on Departure Criteria in Subsection 158.036 (D):

(D) Standards for approval or disapproval of Departures. Planned unit development applications may
be accompanied by requests for Departures from specific standards of Article IV of this Chapter and
from the standards of Section 158.030, whether the application for final Site Development Plan
approval is concurrently filed or not. However, Departures may not be granted to add uses that are
not listed in the Use Regulations tables in Article IV for the zoning district underlying the Planned
Unit Development. Before approving a Departure, the Town Commission shall determine by
competent, substantial evidence of record that each Departure is consistent with the Longboat Key
Comprehensive Plan and shall decide whether each Departure either meets or has no material
adverse effect on the following criteria, except where clearly inapplicable to the requested Departure:

(1) The Departure is no less consistent with the health, safety, and welfare of abutting landowners
and the general public than the standard from which the Departure is being requested, and the
Departure adequately protects against adverse impacts to adjacent parcels and the surrounding area.

RESPONSE:

Abutting uses include a bank with drive through facilities and a large parking lot associated with a
Publix grocery store. All activity along the adjoining side yard is primarily vehicular. With the
anticipated broad range of uses associated with the Town Center and the proposed library which are
primarily civic and public, no adverse impacts are anticipated.

(2) The Departure preserves or enhances natural or scenic qualities, or preserves a larger percentage
of open space than required by the Zoning Code, or preserves higher quality natural areas or more
attractive and useful public spaces.

RESPONSE:

The need for the setback Departure is due to the available existing space provided in the original
Town Center design versus the scope of the requirements of the proposed library. The Town
coordinated with the County to expand the programmed square footage of the library through input
from Public Workshops and private donations. Allowing this larger library footprint to encroach on
the side yard setback maximizes preserves the primary public open space on the Town Center Green
side. Please refer to attached PUD Property Offset Sketch EX2 dated 6/11/26.



REQUEST FOR DEPARTURE June 16, 2026
Amendment to Ordinance 2023-04 ODP/PUD for the Longboat Key Library Page 2

(3) The Departure facilitates desirable infrastructure, stormwater retention, or parking facilities.
RESPONSE:

The Departure facilitates the enlarged library so it can include the Enhanced (enlarged) Community
Room.

(4) The Departure reduces traffic impacts or improves traffic circulation.

RESPONSE:
Not applicable.

(5) The Departure enhances the project's character and compatibility within the development and
with adjacent developments.

RESPONSE

The location of the proposed library does not afford for a “back” to the building. Therefore, the
design provides design features that enhance the compatibility with surrounding uses on all sides
including the side yard in question. It has a small outdoor deck for staff, and the adjoining mechanical
(A/C) units are fully screened.

(6) The Departure allows the project to add or improve on-site amenities and recreational
opportunities serving the development and the community.

RESPONSE

The requested setback departure allows for the larger interior space, but also for a large public Deck
and Terrace opening onto the Town Center Green that was also developed through input in Public
Workshops. This terrace would not fit if a 30ft side yard setback was maintained.

(7) The Departure helps the project promote walkability, offers multimodal transportation options,
improves access to existing commercial or other amenities, or improves connections to beach or bay
accesses.

RESPONSE

The Departure helps promote walkability by allowing a public library to be collocated with walkable
community events and recreation.

Brad Gaubatz, AIA, LEED AP, PMP
Facilities/PRNR Operational Manager
Capital Projects, Sarasota County
941-861-0853

bgaubatz@scgov.net

Attachment: PUD Property Offset Sketch EX2 dated 6/11/26
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AGENDA ITEM 8-B
6960 GULF OF MEXICO DRIVE

COMPREHENSIVE PLAN AMENDMENT



MEMORANDUM
TO: Planning and Zoning Board

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

Report Date: August 24, 2026
Meeting Date: September 15, 2026
Subject: Ordinance 2027-01, Amending the Comprehensive Plan

Future Land Use Map for 6960 Gulf of Mexico Drive; and

Ordinance 2027-02, Amending the Zoning Map (Rezoning) for
6960 Gulf of Mexico Drive

Background
This request has two parts, it entails:

1. Amending the Comprehensive Plan Future Land Use Map (FLUM)
designation, from the OI (Office Institutional) designation to the CH
(Commercial Highway) designation?, and

2. A Rezoning of the property from the O-1 (Office—Institutional) district to the
C-3 (Highway-Oriented Commercial) district?.

These land use and zoning designation changes are intended to set the stage for
an expansion of the existing Whitney’s restaurant on the adjacent property at
6990 Gulf of Mexico Drive.

The subject property is located at 6960 Gulf of Mexico Drive, adjacent to Whitney's
Restaurant, which is owned and operated by the Applicant. The subject property
is currently designated and zoned for office/institutional use and contains a vacant
former bank building.

The requested Future Land Use Map and Zoning Map amendments are being
sought to allow the subject property to be integrated with the adjacent restaurant
parcel to accommodate an expansion of the existing restaurant/commercial use,
including proposed outdoor dining and associated site improvements.

Existing Conditions

The surrounding area includes a mix of office, commercial and residential land
uses and zoning districts, including Office-Institutional (O-I), Commercial (C-2 and
C-3), Residential Single-Family (R-6SF), and Low-Medium-Density Mixed
Residential (R-3MX). The adjacent Whitney's Restaurant property is zoned

1 The proposed amendments do not involve text changes to the Comprehensive Plan’s Goals, Objectives,
Policies or Strategies.

2 Both of these Future Land Use Designations have zero (0) density under the 1984 Comprehensive plan.
The proposed amendments do not trigger the referendum requirement, as there is no net change in
density.



Comprehensive Plan Amendment and Rezone — 6960 Gulf of Mexico Drive

Highway-Oriented Commercial (C-3) and has a Future Land Use designation of
Commercial Highway (CH). There are ten vacant, unimproved residential lots to
the east of Palm Drive.

Existing Conditions

Commercial

Office Highway (CH)

Institutional (Ol)



Comprehensive Plan Amendment and Rezone — 6960 Gulf of Mexico Drive

Current (left) and proposed (right) — Future Land Use

Office— Highway-Oriented
Institutional (O-1) Commercial (C-3)

Current (left) and proposed (right) - Zoning

The subject property is 30,105 square feet in size and contains a vacant bank
building, which will be demolished to accommodate the proposed redevelopment.

Previously vacant bank building

Proposed Dining Venue
For informational purposes?, the applicant has provided materials on the proposed
expanded dining venue, which includes the construction of approximately 1,370

3 The applications under consideration are limited to the Comprehensive Plan, Future Land Use Map
amendment (Ordinance 2027-01) and the rezoning (Ordinance 2027-02).

3



Comprehensive Plan Amendment and Rezone — 6960 Gulf of Mexico Drive

square feet of new building area to support the expansion of Whitney's Restaurant.
The proposed future improvements include approximately 700 square feet of
shared kitchen space, 280 square feet of storage and cooler space, and 390
square feet of restroom facilities.

The proposed dining venue will accommodate approximately 200 seats. In
addition, the project proposes approximately 2,900 square feet of outdoor dining
areas integrated with tropical landscaping and the existing restaurant facilities.
Consideration of the Site Development Plan is proposed, by the applicant, to be
submitted separately for consideration at a future quasi-judicial hearing. A Site
Development Plan would be considered in a public hearing by the Planning &
Zoning Board.

Applicant provided rendering of the new restaurant space

Staff Assessment

Consistency with the Comprehensive Plan

Amendments to the Comprehensive Plan may be approved, if they are found to be
consistent with the Goals, Objectives, Policies and Strategies of the Plan and in
the best interest of the health, safety, and welfare of the citizens of Longboat Key.
To facilitate the Planning and Zoning Board’'s review and consideration of the
impact of the proposed amendment on the Plan and on the health, safety, and
welfare of the citizens of Longboat Key, staff provides the following assessment
(in bold).

e FLUGOAL1
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

4



Comprehensive Plan Amendment and Rezone — 6960 Gulf of Mexico Drive

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.

Staff: The proposed land use would allow for a potentially more viable
non-residential use type and would provide for the subject property’s
integration with the adjacent property to the north. The site has been
vacant and for sale for an extended period of time and it appears that
an office land use is not conducive to market conditions. The site is
currently served by existing manmade systems of Town infrastructure
such as roads, water, sewer service, and public safety.

e Future Land Use Element, Policy 1.1.7: In development planning efforts,
emphasis will be placed upon the protection of the visual and aesthetic
character of neighborhoods, including open space.

Staff: The primary existing land use of properties in the immediate
area include a range of commercial intensities near residential
properties. The subject property’s location along Gulf of Mexico Drive,
adjacent to commercial land uses, both north and south, are
appropriate. The applicant has indicated that the intent of the land use
change is to integrate the longstanding vacant property into an
adjacent successful restaurant business.

e Future Land Use Element, Policy 1.3.1: The development of land will be
coordinated in conjunction with the provision of public facilities and services
consistent with the Town’s concurrency management system.

Staff: Public Works Department has stated that there is adequate
potable water capacity and sanitary sewer capacity to service this
property and proposed future project. The proposed land use change
will not affect the adopted Level of Service (LOS) standards of the
Town.

e Future Land Use Element, Policy 1.5.2: All proposed amendments to this
Comprehensive Plan will comply procedurally with state laws, the Town’s
Charter, and land development regulations.

Staff: The plan amendment has followed all applicable rules and
procedures.

Rezone Consistency with the Comprehensive Plan

Changing the zoning of the subject property from the Office Institutional (Ol) zoning
district to the Highway-Oriented Commercial (C-3) would be consistent with the
corresponding Commercial Highway (CH) Comprehensive Plan Future Land Use
Map designation that is also owned by the Applicant and is intended to be
subsequently jointly developed. The proposed amendment can be found to be
compatible with adjacent uses and would enhance the established character of the

5



Comprehensive Plan Amendment and Rezone — 6960 Gulf of Mexico Drive

surrounding area. The amendment supports the continued presence of
appropriately located commercial uses along this non-residential section of the
Gulf of Mexico Drive corridor, reinforces the viability of longstanding local
businesses, and encourages the redevelopment and productive reuse of vacant or
underutilized properties. These outcomes are consistent with protecting and
enhancing the visual and aesthetic character of the corridor and surrounding
neighborhood. If the Future Land Use designation is changed, the proposed
change in zoning may be found to be consistent with the Comprehensive Plan and
would not be detrimental to the public health, safety, or welfare of the Town of
Longboat Key.

Per Zoning Code Sec. 158.022(B), the Planning and Zoning Board's
recommendation is required to be based on the following:

(1) Whether the proposed change would be consistent with the land use
designation on the Town's Future Land Use Map or other provisions of the Town's
Comprehensive Plan;

Staff: As noted above, if the Future Land Use Map designation of the
subject property is changed, the proposed rezoning would be consistent
with the Future Land Use Map and other provisions of the Town's
Comprehensive Plan.

(2) Whether the proposed change would be consistent with the adopted goals,
objectives, and policies contained in the Town's Comprehensive Plan;

Staff: The proposed change is consistent with the adopted goals,
objectives, and policies contained in the Town's Comprehensive Plan (see
Staff Analysis section above).

(3) Whether the proposed change would be compatible with the existing land use
pattern and zoning categories of adjacent properties;

Staff: As noted above, the primary existing land use of properties in the
immediate area include a range of commercial intensities near residential
properties. The proposed change is compatible with the existing land use
pattern and zoning categories of adjacent properties.

(4) Whether the proposed change would adversely impact the neighboring
properties or the Town in general; and

Staff: Staff does not believe the proposed change would adversely affect or
impact the neighboring properties or the Town in general. The rezoning
would allow for a longstanding non-residentially zoned property to be
developed with a similar use intensity as found in the vicinity.

(5) Whether the proposed change would cause the lot, structure, building, or use
to become nonconforming.



Comprehensive Plan Amendment and Rezone — 6960 Gulf of Mexico Drive

Staff: The proposed change would not cause the lot, structure, building, or
use to become nonconforming. If the proposed development were not to
proceed, a bank or office use would still be allowable in the proposed C-3
zoning district.

Small-scale Development Activities

Staff determined that the proposed plan amendment meets the criteria to be
approved as a “small-scale” development activity. Florida Statute 163.3187(1)
requires that a proposed site-specific small-scale development plan amendment,
not involve a text change to the goals, policies, and objectives of the local
government's Comp Plan, and may only propose a land use change to the future
land use map. Small-scale amendments provide for a shorter, less involved
process than a typical Comp Plan amendment. For example, there is no
requirement for transmittal, review, and comment by the Florida Commerce
Department and multiple other agencies and governments before adoption.
Instead, the amendment and supporting documents are adopted and sent to the
Florida Commerce Department and the local Regional Planning Council, (in this
case the Tampa Bay Regional Planning Council), to provide those agencies with
notice of the amendment. Florida Statutes 163.3187(1) provides the criteria for
small-scale development plan amendments:

a) The proposed amendment involves 50 or fewer acres. Staff Note: The
survey submitted showed that the subject properties are approximately
0.69 acres.

b) The proposed amendment does not involve a text change to the goals,
policies, and objectives of the local government’s comprehensive plan,
but only proposes a land use change to the future land use map for a site-
specific small scale development activity. However, text changes that
relate directly to, and are adopted simultaneously with, the small scale
future land use map amendment shall be permissible under this section.

c) The property that is the subject of the proposed amendment is not located
within an area of critical State concern.

e Staff finds that the proposed amendment meets the above criteria.

Staff Recommendation

Based upon the above assessment, staff recommends that the Board recommend
approval of Ordinance 2027-01 amending the Comprehensive Plan Future Land
Use Map (FLUM) designation, from the OI (Office Institutional) designation to
the CH (Commercial Highway) designation and Ordinance 2027-02 rezoning from
the O-l (Office—Institutional) district to the C-3 (Highway-Oriented Commercial)
district for property located 6960 Gulf of Mexico Drive.
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Attachments
A. Ordinance 2027-01, Comprehensive Plan Amendment
B. Ordinance 2027-02, Rezoning
C. Applicants’ Applications



ORDINANCE 2027-01

AN ORDINANCE OF THE TOWN COMMISSION OF THE TOWN OF
LONGBOAT KEY, FLORIDA, ADOPTING THE PROPOSED
AMENDMENT TO THE COMPREHENSIVE PLAN OF THE TOWN OF
LONGBOAT KEY, AS AMENDED, PROVIDING FOR A SMALL SCALE
AMENDMENT TO CHANGE THE FUTURE LAND USE MAP FROM
OFFICE INSTITUTIONAL (Ol) TO COMMERCIAL HIGHWAY (CH) FOR
PROPERTY CONSISTING OF APPROXIMATELY 0.6911 ACRES
LOCATED AT 6960 GULF OF MEXICO DRIVE PURSUANT TO THE
REQUIREMENTS OF SECTION 163.3187(1), FLORIDA STATUTES;
PROVIDING FOR SEVERABILITY; PROVIDING FOR REPEAL OF ALL
ORDINANCES IN CONFLICT HEREWITH; PROVIDING FOR
CODIFICATION; PROVIDING FOR AN EFFECTIVE DATE; AND
PROVIDING FOR RECORDING IN THE OFFICIAL RECORDS.

WHEREAS, the Local Government Comprehensive Planning and Land
Development Regulation Act (hereinafter the “Act”) (Sections 163.3161 through
163.3215, Florida Statutes), authorizes and requires the Town of Longboat Key to adopt
and maintain a Comprehensive Plan in accordance with the Act; and

WHEREAS, Sections 163.3184 and 163.3187, Florida Statutes, titled “Process for
adoption of comprehensive plan or plan amendment,” and “Amendment of adopted
comprehensive plan,” respectively, empowers the local government to develop and adopt
comprehensive plan amendments; and

WHEREAS, Section 163.3187(2), Florida Statutes, requires one public hearing
before the governing board, which shall be an adoption public hearing; and

WHEREAS, the applicant, Robert Rokop as agent for Whitney LBK, LLC,
(hereinafter “Property Owner”), submitted an application for a comprehensive plan map
amendment to change the future land use designation of real property located at 6960
Gulf of Mexico Drive (hereinafter collectively referred to as the “Property”); and

WHEREAS, the applicant requests approval of its application to change the future
land use designation of said Property within the Town’s comprehensive plan from Office
Institutional (Ol) to Commercial Highway (CH); and

WHEREAS, pursuant to the Act, Chapter 33 of the Town of Longboat Key Code
designates the Town of Longboat Key Planning and Zoning Board as the local planning
agency, responsible for the preparation of the local Comprehensive Plan and
amendments thereto; and

WHEREAS, the Town of Longboat Key Planning and Zoning Board, at a duly
noticed public hearing on September 15, 2026, considered the proposed comprehensive
plan amendment relating to the above referenced Property; and

WHEREAS, the Planning and Zoning Board voted to recommend approval of the

proposed comprehensive plan amendment relating to the above referenced Property,
forwarding the same to the Town Commission for their review and approval; and
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WHEREAS, the Town Commission of the Town of Longboat Key, at a duly noticed
public hearing on , 2026, considered the proposed comprehensive plan
amendment relating to the above referenced Property; and

WHEREAS, the Town Commission finds that the proposed comprehensive plan
amendment for the Property meets all criteria for adoption as a small-scale development
plan amendment under Section 163.3187(1), Florida Statutes; and

WHEREAS, the Town Commission of the Town of Longboat Key finds that the
proposed comprehensive plan amendment is consistent with the Town’s Comprehensive
Plan.

NOW, THEREFORE, BE IT RESOLVED, BY THE TOWN COMMISSION OF THE
TOWN OF LONGBOAT KEY, FLORIDA, THAT:

SECTION 1. The Whereas clauses set forth above are hereby adopted as
findings by the Town Commission for the adoption of this Ordinance.

SECTION 2. The Town of Longboat Key Future Land Use Map is hereby
amended for approximately 0.6911 acres located at 6960 Gulf of Mexico Drive, Longboat
Key, Florida 34228 from Office Institutional (Ol) to Commercial Highway (CH).

SECTION 3. If any section, subsection, sentence, clause or provision of this
Ordinance is held to be invalid or ineffective, except for the recording requirement in
Section 6, the validity of the remaining portions of this Ordinance shall not be affected.

SECTION 4. All ordinances and parts of ordinances in conflict herewith shall be
and the same are hereby repealed.

SECTION 5.  This Ordinance shall be codified and made a part of the official Code
of Ordinances of the Town of Longboat Key.

SECTION 6. This Ordinance shall take effect upon first reading in accordance
with applicable Florida law and the Charter of the Town of Longboat Key.

SECTION 7. This Ordinance shall be recorded in the Official Records of
Manatee County, at the expense of the applicant.

Adopted on first reading and public hearing the day of , 2026.

Debra Williams, Mayor
ATTEST:

Celine Kidwell, Town Clerk
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AGENDA ITEM 8-C
6960 GULF OF MEXICO DRIVE

ZONING MAP AMENDMENT



PLEASE SEE THE COMBINED STAFF
REPORT FROM ITEM 8-B WHICH
INCLUDES INFORMATION FOR ITEM 8-C



ORDINANCE 2027-02

AN ORDINANCE OF THE TOWN COMMISSION OF THE TOWN OF
LONGBOAT KEY, FLORIDA, ADOPTING A CHANGE OF ZONING FROM
OFFICE INSTITUTIONAL (O-lI) TO HIGHWAY-ORIENTED COMMERCIAL
(C-3) ZONING DISTRICT FOR PROPERTY CONSISTING OF
APPROXIMATELY 0.6911 ACRES LOCATED AT 6960 GULF OF MEXICO
DRIVE; PROVIDING FOR SEVERABILITY; PROVIDING FOR REPEAL OF
ALL ORDINANCES IN CONFLICT HEREWITH; PROVIDING FOR
CODIFICATION; PROVIDING FOR AN EFFECTIVE DATE; AND
PROVIDING FOR RECORDING IN THE OFFICIAL RECORDS.

WHEREAS, the applicant, Robert Rokop, as agent for Whitney LBK, LLC (hereinafter
“Property Owner”), submitted an application to change the zoning of certain real properties
located at 6960 Gulf of Mexico Drive (hereinafter collectively referred to as the “Property”);
and

WHEREAS, the applicant also submitted a concurrent application for a small-scale
comprehensive plan map amendment associated with the Property; and

WHEREAS, the Town has approved the Property Owner's map amendment and
amended the Comprehensive Plan to designate the future land use of the Property as
Commercial Highway (CH); and

WHEREAS, the Property Owner requests approval of its application to change the
zoning districts of its Property from Office-Institutional (OI) to Highway-Oriented Commercial
(C-3); and

WHEREAS, the Planning and Zoning Director has, in a timely fashion, accepted the
rezoning application and referred the same to the Planning and Zoning Board along with the
required documentation and staff recommendations; and

WHEREAS, the Town of Longboat Key Planning and Zoning Board, after due public
notice, held a public hearing on September 15, 2026, concerning the requested change of
zoning; and

WHEREAS, following the public hearing before the Planning and Zoning Board, the
Planning and Zoning Board recommended approval of the requested change of zoning for
said Property, and recommended forwarding the same to the Town Commission for their
review and approval; and

WHEREAS, the Town Commission of the Town of Longboat Key, after due public
notice, held a first public hearing on , 2026, on the proposed change of zoning of
the Property as recommended by the Planning and Zoning Board; and

WHEREAS, the Town Commission of the Town of Longboat Key, at a duly noticed
second public hearing on , 2026, considered the proposed change of zoning
relating to the above referenced Property; and

WHEREAS, the Town Commission finds that the proposed zoning of the Property to
Highway-Oriented Commercial (C-3) is consistent with the Town’s Comprehensive Plan,
Future Land Use Map, and Town Zoning Code; and

WHEREAS, the Town Commission of the Town of Longboat Key finds that the
proposed change of zoning for the Property is in the best interest of the Town.
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NOW, THEREFORE, BE IT RESOLVED, BY THE TOWN COMMISSION OF THE
TOWN OF LONGBOAT KEY, FLORIDA, THAT:

SECTION 1. The Whereas clauses set forth above are hereby adopted as findings
by the Town Commission for the adoption of this Ordinance.

SECTION 2. The zoning district for 6960 Gulf of Mexico Drive, Longboat Key,
Florida, 34228, is hereby amended and such properties are rezoned from Office-Institutional
(Ol) to Highway-Oriented Commercial (C-3). The rezoning approved herein is contingent
upon the Town’s approval of the Property Owner’'s comprehensive plan map amendment
filed concurrently with the rezoning application.

SECTION 3. If any section, subsection, sentence, clause or provision of this
Ordinance is held to be invalid or ineffective, except for the recording requirement in Section
7, the validity of the remaining portions of this Ordinance shall not be affected.

SECTION 4. All ordinances and parts of ordinances in conflict herewith shall be
and the same are hereby repealed.

SECTION 5. This Ordinance shall be codified and made a part of the official Code of
Ordinances of the Town of Longboat Key.

SECTION 6. This Ordinance shall take effect upon second reading in accordance
with applicable Florida law and the Charter of the Town of Longboat Key.

SECTION 7. This Ordinance shall be recorded in the Official Records of Manatee
County, at the expense of the applicant.

Passed on first reading and public hearing the day of , 2026.

Adopted on second reading and public hearing the day of , 2027.

Debra Williams, Mayor
ATTEST:

Celine Kidwell, Town Clerk
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AGENDA ITEM 9

DISCUSSION ON ELEVATING

NON-CONFORMING STRUCTURES



MEMORANDUM

To: Planning and Zoning Board
From: Allen Parsons, AICP

Director, Planning, Zoning & Building Department
Report date: August 12, 2026
Meeting date: September 15, 2026
Subject: Home Elevation Issues on Small Lots
Background

As part of the Town’s ongoing efforts to improve resilience and reduce flood risk, staff
have been evaluating how existing zoning and development regulations affect
homeowners who choose to elevate their homes to meet or exceed Federal Emergency
Management Agency (FEMA) flood zone requirements. While elevation is encouraged
from a life-safety and resilience standpoint, on smaller, non-conforming lots, staff have
found that property owners can experience development challenges associated with
meeting current Zoning standards. These can include a loss or reduction of usable site
features following elevation, including some ingress and egress features, walkways, and
access to decks, patios, and pool access features.

During recent internal discussions with staff, contractors, and residents, staff identified
and presented a range of potential policy options for consideration by the Town
Commission that could provide limited, targeted relief. The options were presented to the
Town Commission at its June 22, 2026 Regular Meeting. Following the presentation, the
Commission provided direction that the matter be referred to the Planning and Zoning
Board (P&Z Board) for review and the development of recommendations for future
consideration by the Town Commission.

This memorandum is intended to introduce the policy options previously presented to the
Town Commission and provide a framework for further discussion and review by the P&Z
Board, beginning in October 2026.

Problem Identification: Regulatory Constraints Affecting Elevation

Residents who elevate their homes are often attempting to re-establish features that
previously existed at grade but may no longer be compliant once elevation occurs.
Several zoning regulations can compound this issue, even when there is no increase in
habitable space. Key constraints on smaller, non-conforming properties identified include:

A. Setbacks
Elevating a structure can trigger noncompliance with existing setback
requirements when stairs, walkways, decks, or access elements are either
constructed or reconstructed at a higher elevation where an existing at-grade
structure is either non-conforming or at the setback required distance(s). These
types of building access features are allowed, but only to the extent that they
provide minimum means of access per the Florida Building Code.
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B. Lot/Building Coverage
Elevated decks, stairs, and access features count toward lot/building coverage?,
which can limit the ability to reconstruct functional outdoor space. This is
particularly challenging on smaller or nonconforming lots.

C. Daylight Plane
The application of daylight plane regulations to elevated structures may further
constrain design flexibility, especially when homeowners are attempting to
reconfigure access elements rather than expand living area.

D. Utility and Mechanical Equipment Elevation
Elevating a structure often introduces challenges beyond zoning requirements,
particularly related to utilities and mechanical equipment. Elevated meters and
associated equipment typically require access stairs and equipment pads that
must also comply with setback standards, and coordination with utility providers is
often necessary to align zoning relief with utility specifications.

A consistent theme emerging from both staff review and resident experience is that
hardships arise when homeowners are not seeking additional entitlement but rather
attempting to regain what was lost as a direct result of elevating structures. Without an
additional form of relief that addresses needs, other than variance hardships, the current
regulatory framework may unintentionally discourage voluntary structure elevation, create
inequitable outcomes between properties, or lead to piecemeal variance requests without
standards that take into account challenges on smaller, low-lying or oddly shaped
properties.

Potential Policy Options for Commission Consideration

The following options are presented for discussion and refinement. They are not specific
recommendations, but rather a menu of approaches that staff is recommending to be
pursued further individually or in combination.

Alternative Administrative Relief Mechanisms
1. Administrative “Adjustment”/Variance or Special Exception

e Establish a limited, case-by-case administrative process for relief related
specifically to elevation.

e Relief could be capped (e.g., 40-50% encroachment into required
setbacks).

e Intended to reduce reliance on full variance hearings for predictable
scenarios.

e Such administrative authority would likely need eligibility criteria, identifying
which standards were not eligible (e.g. allowed uses, residential densities,
maximum height) and would likely need criteria to assess requests.

1 Per Town Code Section 158.144 — Definitions, lot coverage is defined as the following: "That percentage
of the lot area covered or occupied by principal and accessory buildings, excluding roof overhangs not to
exceed two feet, as verified by a licensed design professional. Lot coverage has the same meaning as
building coverage and land coverage.” 30% maximum lot coverage is most common.
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Standards-Based Encroachment Allowances
1. Minimum Standards for Encroachments

e Allow reconstruction of elements that previously existed, but at a higher
elevation.

e Focus on access and circulation features rather than habitable space.

e Acknowledge that different neighborhoods (e.g., St. Judes, Tarrawitt,
Jungle Queen) have distinct setback patterns that may warrant tailored
standards.

2. Village Overlay or Targeted District Approach

e Consider whether relief should be:

0 added to the Village Overlay District,
o0 applied to nonconforming lots, or
o implemented town wide.

Decks, Access, and Non-Habitable Structures
1. Uncovered, Permeable Decks
¢ Allow limited encroachments for uncovered (no roof) decks used solely for
access and circulation.
e Potential standards to consider:
0 maximum width (e.g., 3 feet for walkways),
0 maximum depth (e.g., 4-foot decks),
0 minimum or maximum square footage thresholds.
2. Coverage and Screening
e Determine whether such decks:
0 may be covered,
O may be screened, or
0 must remain open and unenclosed.
e Stairs should remain open and unenclosed to minimize visual and bulk
impacts.

Lot Coverage Flexibility for Elevated Homes
e Explore allowing lot coverage to exceed current limits when home elevation
is the primary driver of noncompliance.
e Relief could be conditioned on:
0 noincrease in habitable floor area,
0 preservation of permeable surfaces where feasible, or
0 documentation of pre-elevation conditions.

Next Steps

Staff will schedule a discussion item with the P&Z Board in October 2026 to facilitate
further review of the policy options identified for consideration. As part of this
discussion, staff will present site-specific examples of properties experiencing potential
hardships, provide examples of approaches implemented in other jurisdictions, and
facilitate discussion regarding the applicability and potential effectiveness of the
identified options.
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The P&Z Board will have an opportunity to provide feedback, identify additional
considerations, and develop recommendations for staff and the Town Commission.
Following the review, staff will bring forward the P&Z Board’s recommendations and any
additional analysis for consideration by the Town Commission.
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