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You. Your Neighbors. Your Neighborhood.

Town may encourage home raising through code
amendment

There have been 30 applications received by the town of Longboat Key to put existing houses on stilts for
storm protection.

By S.T. Cardinal | 8:00 a.m. July 4, 2026

The 1,475 square foot Udermann house has been partially raised using about 50 hydraulic jacks in The Village in Longboat Key. It currently sits 4
and a half feet up and will eventually be raised to 12 feet.
Photo by S.T. Cardinal
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As Longboat Key residents continue to raise their homes while rebuilding from the 2024 hurricanes, the town has

begun to look at ways to make the process more straightforward.

“We know that water levels are continuing to be a concern, and we want to see more folks elevating,” Town Manager
Howard Tipton said. “But we have certain properties, especially the smaller ones, that create some challenges when it

comes to elevation.”

Elevating homes makes the island more resilient to storms, and the town outlines in its Comprehensive Plan (HOU
Policy 1.3.2) that it encourages “the retrofitting of existing residential structures for storm resistance.” Houses that have
been built in the last 20 years under FEMA Flood Elevation guidelines fared much better than older homes in the 2024

hurricane season, Planning, Zoning and Building Director Allen Parsons said.



At a Town Commission workshop on June 22, Parsons shared there have been 30 applications to put existing houses

on stilts.

Doing so, however, comes with its permitting challenges. The main roadblocks residents have faced involve complying

with setback requirements, lot/building coverage, daylight plane, pool grading and utility elevation.

“Inadvertently, what we want to try to avoid is disincentivizing or making things difficult for those that are electing to

elevate their homes,” Parsons said. “It's an expensive proposition to do that.”
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Elevating home costs start in the six figures typically. The process includes disconnecting the house from electric,
water, sewer and gas lines. The house is then supported by steel beams placed under the foundation and raised slowly

before permanent supports, or pilings, are built. Then, stairs or a ramp must be built to access the house.

That step has caused some hiccups for those on smaller lot sizes or on lots that have structures that are grandfathered

in.

“As structures get elevated, stairs that would be providing access to what was on the ground before, those are on the
setback. Our zoning code calls anything that's constructed on a property above 6 inches in height a structure. So, a
deck can become a structure,” Parsons said. “When you add a deck on the front or back of a house, that would be
considered a part of the structure. That starts to add to this lot coverage maximum which in some cases may already

be exceeded (if the house is grandfathered in).”

Parsons said it would be easier on town staff and for residents if there was “either an exemption for or authority for

some relief” to allow for those decks that provide access to raised entry points.
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The town also has “daylight plane” requirements, which ensure sunlight has a path to reach neighboring properties. A
raised property could cast a shadow on a neighboring, unraised home, which could make the newly-raised home not

meet the daylight plane requirement.

“In the case that someone is just lifting the existing structure to be above the FEMA flood elevation requirement, what
likely would make more sense is just to exempt that kind of structure that's just being lifted up, not being added

onto," Parsons said.

Air conditioners and utility meters also must be elevated when a house is raised. Parsons said exempting the

structures that equipment is placed on could help those elevating stay within lot coverage and setback requirements.

Right now, the procedure for a homeowner to raise their house while not meeting setback, lot coverage or other
zoning regulations is to go through a zoning board of adjustment variance. The ZBA must make its decision based on
hardship or unique circumstances. Parsons said it may be worth looking into whether authority can be given to staff

to provide exceptions rather than going through the ZBA process.

Parsons recommmended the topic be raised at a Planning and Zoning Board meeting, and the Town Commission

agreed.

You can giveth but not taketh

Town Attorney Maggie Mooney was sure to emphasize a point when the Town Commission discussed whether to
change the zoning code to encourage residents to raise their houses: Florida Senate Bill 180 prohibits many of the
state's municipalities from enacting more “restrictive or burdensome” development regulations.

“While this is not something more restrictive or burdensome, this is going in the other direction which is we're
giving more rights, | just want you all to appreciate that once you give it, you may not be able to take it back,”
Mooney said. “So whatever you develop has to be really thought through very carefully. These are important
considerations because the way the legislature is headed, once we giveth we may not be able to ever taketh away.’
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S.T. "Tommy" Cardinal is the Longboat Key news reporter. The Sarasota native earned a degree from
the University of Central Florida in Orlando with a minor in environmental studies. In Central Florida,
Cardinal worked for a monthly newspaper covering downtown Orlando and College Park. He then
worked for a weekly newspaper in coastal South Carolina where he earned South Carolina Press
Association awards for his local government news coverage and photography.
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