




Cassata Shores 

Comprehensive Plan Amendment  

Project Narrative 

 
The subject property is an approximate 0.37 acre parcel located at 225 The Esplanade N., Venice, FL 

34285.  The property has a Commercial Future Land Use (“FLU”) designation and is located within the 

Island Neighborhood.  Concurrent Zoning Map Amendment, Site & Development Plan, and Special 

Exception applications for the subject property are filed with the City.    

Applicant seeks to amend the Comprehensive Plan FLU designation for this property from Commercial 

to Medium Density Residential to allow for the City’s consideration and approval of the concurrent 

Zoning Map Amendment, Site & Development Plan and Special Exception applications.   

In addition, the applicant proposes to amend Future Land Use Strategy LU 1.2.3 - Residential. Density 

Defined, to allow for residential development below, but not above, the range of densities for a 

residential land use designation. 

Approval of the proposed amendment would allow for construction of a multifamily residential 

development of up to 13 dwelling units per acre.  Contingent upon this Comprehensive Plan 

amendment, and through its concurrently filed applications, Applicant seeks to rezone the property to 

RMF-3, the appropriate implementing district per Comprehensive Plan standards, and develop a 3-unit 

condominium.   

It should be noted that Applicant’s proposal provides an opportunity for the beneficial redevelopment 

of this property that could otherwise be lost to a more intense, less desirable use.  As the property is 

especially valuable due to its beach-front and community-centric location, the economic reality of 

acquisition and development is costly.  The property’s current land use designation and zoning are 

prohibitive for redevelopment of this parcel in a manner that would yield desirable aesthetic and 

functional characteristics.  This parcel’s commercial FLU designation is isolated and underutilized when 

considering its surroundings.  Applicant’s development plans transform the eye-sore and idle qualities of 

the existing convenient store use into an attractively designed, small-scale condominium to be enjoyed 

by its residents and admired by the public.  The plans will also bring development into compliance with 

the Sarasota County Gulf Beach Setback Line and afford opportunity for improvement of infrastructure 

and environmental considerations.  Moreover, the proposed Comprehensive Plan amendment and 

development plans will reduce the number of trips on The Esplanade, a significant local road in the City.   
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Cassata Shores 

Comprehensive Plan Amendment  

Base Analysis 

 

The subject property is an approximate 0.37 acre parcel located at 225 The Esplanade N., Venice, FL 

34285.  The property has a Commercial FLU designation and is located within the Island Neighborhood.  

Concurrent Zoning Map Amendment, Site & Development Plan, and Special Exception applications for 

the subject property are filed with the City.    

Applicant’s proposed Comprehensive Plan amendment and Future Land Use (“FLU”) change will allow 

for redevelopment of the property in a manner that aligns with the Comprehensive Plan objectives and 

improve the aesthetic and functional characteristics of the property, as demonstrated in the following 

analysis here below: 

Island Neighborhood: 

Intent:  In furtherance of the City’s vision to provide a development pattern that “balances the 

economic, social, historical and environmental needs of the community and that preserves the high 

quality-of-life for all residents” (Vision LU 1), the proposed FLU change will redevelop an isolated, 

unattractive and underutilized convenient store to an attractive, functional, small-scale condominium, 

compatible with the adjacent residential and functional open-space use.   

 

The Comprehensive Plan recognizes that this neighborhood has minimal opportunities for new 

development.  The Comprehensive Plan expressly supports redevelopment of underutilized properties 

in order to encourage a diversity of non-residential uses capable of supporting the adjacent residential 

areas.  This property is underutilized in its existing use; however, redevelopment of this property to a 

commercial use that could serve the adjacent residential areas is improbable.  This fact explains why the 

property remains in its current state of degradation.  Through a Future Land Use change, this property 

be can be redeveloped and used in a manner that enhances the neighborhood and recoups the value 

and utility of the property itself.   

 

Unique Considerations:  The property is not situated in a mixed-use area, historical area, coastal high-

hazard area, or other area of unique concern.  

 

Mobility:  The FLU change and proposed development plan will reduce stress on transportation 

elements in an area of particular scrutiny.   The change in use from commercial to a 3-unit multi-family 

development noticeably reduces the number of trips produced.   

 

Open Space and Environmental: The proposed development plan preserves the existing open space and 

brings the developed area into compliance with the Sarasota County Gulf Beach Setback Line.   

 

 

 

 



Land Use Element: 

Strategy LU 1.2.8 - Compatibility Between Land Uses. 
Although Figure LU-8 shows a proposed Medium Density Residential FLU designation as potentially 
incompatible with an existing Commercial FLU designation, such potential incompatibility is not realized 
in this instance.  Rather, the proposed FLU change to Medium Density Residential effectuates presumed 
compatibility with its adjacent properties of High Density Residential and Open Space-Functional 
designations.  Further, development of the property to a medium density multi-family use will provide a 
smoother transition between the surrounding high-density residential uses to the open space use.  
 
Strategy LU 1.3.1 - Mix of Uses 
This strategy provides the caveat when encouraging the mix of residential and non-residential that it 
shall be only where desired by the Community.  The proposed FLU amendment will allow the 
underutilized property to be redeveloped to a residential use that is compatible in size and scale to the 
surrounding developments in the area.  The small-scale, 3-unit condominium will offer a variety of 
density and intensity to the existing development pattern.  In addition, the FLU change to Medium 
Density Residential will facilitate greater multi-modal means of travel than would a commercial 
designation and use.   
  
Strategy LU 1.3.2 - Functional Neighborhoods 
The proposed FLU amendment enhances the functionality of the neighborhood.  It provides more 
variety in housing with less intensity than the adjacent properties; it provides a better transition to OS-F 
use next door; and, it allows for greater beneficial use and enjoyment of the property. 
 
Strategy LU 1.3.5 - Natural Features 
This FLU change improves the site as a whole.  It contemplates the protection of natural features 
through bringing the developed area into compliance with the Sarasota County Gulf Beach Setback Line.  
This residential development will balance needs of residents and environment.   
 
Strategy LU 1.3.7 - Infill Development - Compatibility 
The proposed amendment is more compatible with surroundings than the existing use.  It creates a step 
down from greater intensity and density of adjacent residential developments and better transition to 
park and beach.  
 
Strategy TR 1.1.1 - Roadway Classifications 
The proposed FLU amendment to will put fewer trips on the road than the existing commercial 

designation.  Such change will ensure that The Esplanade, a significant local road, can adequately serve 

its local road function without the stress of heavier and more intense traffic from patrons and service 

trucks.   
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Cassata Shores 

Comprehensive Plan Amendment  

Location Map 

Current FLUM 

Proposed FLUM 
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Cassata Shores 

Comprehensive Plan Amendment  

Strikethrough/Underline Revisions 

 

All necessary revisions are to Figure, Maps and Tables and Strategies are below.  Each revision is 

identified below by type and page number of corresponding document, with the revision described in 

writing (italics) thereunder.   

Applicant requests the following revisions to the Comprehensive Plan:  

 

1. “Figure (Map) LU-2: Future Land Use Map” (page 23 of the Comprehensive Plan) 

- Change color subject property parcel to Medium Density Residential color 

 

 

2.  “Future Land Use” Table  (page 120 of the Comprehensive Plan) 

- Due to the fact that the subject property’s acreage is less than 0.5, the numbers in this chart 

should not be impacted by 

the adoption of this 

amendment to the 

Comprehensive Plan.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

3. “Figure (Map) LU-IS-2: Future Land Use Map”  (page 127 of the Comprehensive Plan) 

- Change color subject property parcel to Medium Density Residential color 

 

 

 

 



4. Strategy LU. 1.2.3 – Residential Land Use Density Range Table (page 24 of the Comprehensive 

Plan) 

- Add provision for development below the minimum density range of Residential Land Use 

Designations. 

Strategy LU 1.2.3 - Residential. 

Density Defined. Dwelling Units Per Acre (DU/AC): Residential 
Development (“Density”) is measured in dwelling units per (gross) 
acre. 

 
Residential Land Use Density per Gross Acre Implementing Zoning Districts 

Low Density 1.0 to 5.0 RE, RSF1, RSF2, RSF3 

Moderate Density 5.1 to 9.0 RSF4, RMF1, RMF2, RMH 

Medium Density 9.1 to 13.0 RMF3 

High Density 13.1 to 18 RMF4 
Within the Residential Land Use Designations, densities below the minimum of the density 
range are permitted. 
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Cassata Shores  

Comprehensive Plan Amendment 

Comprehensive Plan Compliance Report 

 
Page three (3) of the City’s Comprehensive Plan instructs that, “All amendments to the Comprehensive 
Plan shall be reviewed and adopted in accordance with the Community Planning Act.”  Consistent with 
the State of Florida’s “Community Planning Act,” (Ch. 163, Fl. Stat.), and thereby in connection with the 
City of Venice Land Development Regulations (Ch. 86, City of Venice Municipal Code), Applicant, as the 
property owner of the subject property, is expressly authorized to request an amendment to the City’s 
Comprehensive Plan through its Agent.   
 
Applicant’s proposed amendment does not conflict with the visions, intentions or strategies of the 
Comprehensive Plan.  This property requires no unique analysis as it does not fall within a planning area 
of special consideration.  The proposed amendment to the FLUM will eliminate a small, isolated and 
under-utilized convenience store, and replace it with a use that will inspire greater harmony with its 
surroundings and provide more aesthetic appeal.  As will be demonstrated in specific detail through 
applicant’s concurrently filed Zoning Map Amendment and Site & Development Plan applications, the 
proposed development shall be wholly compliant with the Comprehensive Plan, further it’s objectives, 
and advance the interests of the community as a whole.  
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