
Future Land Use Element 

The purpose of the Future Land Use Element is the designation of future land use 
patterns as reflected in the goals, objectives, and policies of the local government 
comprehensive plan elements. 

Rule 9J-5.006, Florida Administrative Code 
 

I. INTRODUCTION 
 

In the last twenty years, the population of Florida has almost doubled. This dramatic population 
growth has placed tremendous pressure on the infrastructure of most cities and counties. Roads 
have become crowded, natural resources have been threatened, and water and sewer facilities 
have required increased capacity to keep up with demand. To address these problems, the State 
of Florida has adopted several growth management policies requiring local governments to 
establish comprehensive planning programs designed to control and guide future development. 

 
In 1975, the Florida Legislature adopted the Local Government Comprehensive Planning Act. 
With passage of this act, local governments were expected to begin the growth management 
process and systematically plan for the needs of future residents. The 1975 legislation 
strengthened local governments’ ability to establish and implement comprehensive planning 
programs. The Florida Legislature required each local government to document these programs 
in a comprehensive plan. Once adopted by a local government, all future public and private 
development was required to be consistent with the adopted plan. 

 
In 1985, the Florida Legislature reinforced the Local Government Comprehensive Planning Act 
with the adoption of the Growth Management Act. To ensure that local governments adhered to 
the previous requirements set forth in 1975, the Legislature designated the state as the overseer 
of the process. All comprehensive plans are now required to follow rules established by the 
Florida Department of Community Affairs and are subject to a compliance review by that 
department. This element of the comprehensive plan provides the framework of growth 
management in the City of Treasure Island. 

 
In May, 1955, the towns of Boca Ciega, Sunset, and Sunshine Beach and the City of Treasure 
Island, all located on the same land mass, merged to become one local government, the City of 
Treasure Island. The merger resulted in a population increase from 75 to 6,316 residents. 

 
Treasure Island is located on a barrier island on the western coast of Pinellas County. Being a 
barrier island community, the municipality is surrounded by obstacles to territorial expansion. 
The city is bordered to the north by John’s Pass Village and the City of Madeira Beach; on the 
south by Blind Pass and the City of St. Pete Beach; on the east by Boca Ciega Bay and the City 
of St. Petersburg; and on the west by the Gulf of Mexico. As a nearly built-out community, 
Treasure Island has less opportunity for short-range benefit from land use planning than does a 
younger, growing suburb or municipality. Effective land use planning has its greatest  
importance in shaping redevelopment and protecting valuable natural resources. Without 
judicious planning and enforceable constraints, urbanization and development will continue to 
place excessive stresses on the natural and man-made elements of the city’s environment. 
To create a comprehensive plan that reflects the needs of the city, the social characteristics that 
define the community must be considered. Using information obtained from the 1980 and 1990 
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U.S. Census, the following section lists several socio-economic facts regarding Treasure Island. 
A more detailed comparison between the city’s socio-economic characteristics and those of 
Pinellas County and the State of Florida can be found in Appendix A. 

 
· The population increased during the 1980s to total 7,266 in 1990. Thirty-five percent of  

the population was between the ages of 15 and 44, as compared to 31.8 percent in 1980. 
The under 15 age group continued to be the smallest (6 percent) as it was in previous years. 
Residents age 45 and over increased by 9 percent in the 1980s to total 4,279 in 1990. The 
population in 1990 was composed of 52 percent female and 48 percent male. The median 
age increased from 50.8 in 1970 to 52.5 in 1980, but returned to 50.8 in 1990. In 1990, the 
city remained predominantly white (99 percent). 

· The city had a higher percentage of residents over the age of 25 with a high school diploma 
(85.5 percent) or four or more years of college (27 percent) than the county (78.1 percent 
and 18.5 percent respectively). 

· In 1980, 83 percent of the city’s population was born out-of-state and increased to 86 
percent by 1990. 

· In 1980, 52.3 percent of the number of households earned between $10,000 and $34,999 
annually, but this number had decreased to 30 percent by 1990. Forty-seven percent of the 
population earns $35,000 or more per year. It is important to note that in 1980, 29.1  
percent earned less than $9,999 annually, but that statistic was reduced to 14 percent by 
1990. 

· In 1990, Treasure Island had a per capita income of $26,856, and the median income of 
$32,051 was greater then that of the county ($26,296) or state ($27,483). 

· In 1990, the city had a lower percentage of persons living below the poverty level (4.6 
percent) than either the county (6.2 percent) or state (9.1 percent). 

 
II. EXISTING LAND USES 

 
Excluding public rights-of way, Treasure Island encompasses 744 upland acres, as shown in 
Table 1. The majority of the city is dominated by residential uses, primarily single-family  
homes. Large- scale multifamily development and commercial uses are found primarily along 
Gulf Boulevard. These uses, as well as the other types of land use classifications located within 
the city, are described in the following section. There are no industrial or agricultural uses. 

 
As required by Rule 9J-5.006(1)(a), F.A.C., a map of existing land uses was prepared for 
Treasure Island by the Pinellas County Property Appraiser’s Office (PAO), in cooperation with 
the Pinellas Planning Council. The basis for Map LU-2: Existing Land Use Map is the property 
use/land type codes used by the PAO, grouped according to the existing land use categories 
identified in Rule 9J-5.006(1)(a), F.A.C. The information contained on the map is from the most 
current computer records maintained by the county, supplemented by field inspections. The  
color code for the map is located in Appendix B. 



  Data and Analysis 

City of Treasure Island 1-3 Future Land Use Element - 4/17/12 

 

 

 

Table 1 
Existing Land Use Acreage, 1996* 

 
Land Use Acreage % of Total 

Single-Family 303 acres 41% 

Duplex-Triplex/Multifamily 171 acres 23% 

Commercial-Office 86 acres 12% 

Vacant 15 acres 2% 

Public/Semi-Public 10 acres 1% 

Recreation/Open Space 33 acres 4% 

Conservation/Preservation 126 acres 17% 

Total 744 acres 100% 
* Excludes right-of-way acreage 
Source: Pinellas County Property Appraiser’s Office, 1996 

 
A. Residential Land Use 

 
The character of the city is residential. Single-family detached housing constitutes the 
predominant residential type by acreage while multifamily residences are the most predominant 
residential type by number. Of the 744 acres that comprise the upland portion of the city 
(excluding rights-of-way), 474 acres or 64 percent are devoted to residential land uses. Single- 
family homes account for 303 acres while duplex and multifamily units account for 171 acres. 
As reported by the U.S. Census, Treasure Island contained 5,525 housing units in 1990. Single- 
family homes accounted for 38 percent, while multifamily homes comprised 62 percent. The 
existing residential uses in the Treasure Island are concentrated in the following six distinct 
neighborhoods: 

 
Sunshine Beach (Coney Island): This is an older section of the city located at the northern end of 
the island adjacent to John’s Pass. The area contains a mixture of land uses. The area west of 
Gulf Boulevard has undergone some redevelopment, with older single-family detached houses, 
duplex dwellings, and small “mom and pop” motels replaced by multifamily developments and 
commercial tourist accommodations developed at upwards of 52 dwelling units per acre. Only 
isolated single-family detached and duplex dwelling units can still be found here. East of Gulf 
Boulevard is a mixture of single-family detached, duplex, and multifamily dwellings, and 
commercial tourist accommodations which developed at upwards of 32 dwelling units per acre, 
the latter located primarily along Gulf Boulevard. 

 
Isle of Capri: This is an exclusively residential area. The eastern portion is an established single- 
family area with only two vacant lots remaining for development. The western portion is 
primarily a multifamily area. 
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Isle of Palms: This area is developed with residential uses and the character of the entire 
neighborhood is well established. As with Isle of Capri, two distinct development areas exist 
here. The eastern portion is totally developed in single-family residential uses on finger canals. 
The western portion is developed with a mixture of single-family, duplex, and multifamily 
dwellings. 

 
Central Gulf Area: Although this area represents the commercial and tourist center of the city, 
there are several areas of multifamily residential development located south of the Treasure 
Island Causeway and east of Gulf Boulevard adjacent to Boca Ciega Bay. The area south of 
103rd Avenue to the Blind Pass Bridge contains a mixture of residential types, tourist 
accommodations, and commercial uses of a varying nature. This southern portion, has, because 
of its age and density, been subject to recent redevelopment. This redevelopment has been of a 
commercial nature along Gulf Boulevard and residential in other areas. 

 
Paradise Island: This area is similar to both Isle of Capri and the Isle of Palms, in that it contains 
two distinct residential areas. The area adjacent to the Treasure Island Causeway contains 
multifamily development with a few single-family detached dwellings scattered along the 
Causeway. South of this area are finger fills developed with single-family residential houses. 
This area also contains public/semi-public and recreation/open space uses. 

 
Sunset Beach: Sunset Beach can be characterized as representing the old Florida beach 
community. Here can be found undersized lots, beach bungalows, single-family  detached 
houses, duplexes, and multifamily dwellings, containing a mixture of old and new development, 
interspersed with commercial retail and tourist accommodation establishments. Small lot sizes 
and intense development have resulted in medium to high density development in most of Sunset 
Beach. Within Treasure Island, Sunset Beach contains the most significant land use conflicts  
and redevelopment pressures. These conflicts, found between 97th Avenue and Blind Pass, are 
the result of the unique character of the area. Because of the age and condition of the existing 
structures and the small size of residential lots, the trend in this area has been toward wholesale 
redevelopment, rather than revitalization of the existing land uses. 

 
B. Commercial Land Use 

 
Eighty-six acres, or 12 percent of the city, have a commercial land use designation. As a tourist- 
oriented community, most commercial activity within Treasure Island is geared towards 
providing services to visitors. The majority of commercial tourist facilities can be found along 
Gulf Boulevard, from Blind Pass to John’s Pass. The more intense commercial tourist 
development has taken place west of Gulf Boulevard. Moderate commercial tourist development 
has been concentrated east of Gulf Boulevard. 
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The primary commercial “downtown” for the city can be found around the intersection of the 
Treasure Island Causeway and Gulf Boulevard. Most of the commercial establishments found in 
this area are aimed at satisfying the needs of the tourist economy. The largest non-tourist 
commercial center is a strip shopping center located at Gulf Boulevard and 107th Avenue. A 
small neighborhood commercial area can be found on Gulf Boulevard near the Blind Pass 
Bridge. The most intense commercial center in the city is a small area located east of Gulf 
Boulevard at John’s Pass which contains a marina, restaurant, and seafood packing plant. 

 
C. Public/Semi-Public Land Use 

 
Ten acres, or one percent of the land area, have been identified as containing public or semi- 
public uses. The majority of this land is devoted to City Hall, the Public Works Complex, a 
church, and a fraternal club. 

 
D. Recreation/Open Space Land Use 

 
Treasure Island has designated 33 acres of land as recreation/open space, accounting for 4 
percent of all upland area, excluding rights-of-way. The largest facilities include: the Treasure 
Island Golf, Tennis, and Recreation Center; Treasure Island Park and Community Center; Roselli 
Park; seven mini-parks; a municipal marina; John’s Pass Bridge Catwalk; Treasure Island Beach 
Facility; and 28 beach access points and parking facilities. In addition to  these  facilities, 
Pinellas County and the City of St. Petersburg maintain two recreation areas along Gulf 
Boulevard, totaling 3.97 acres. 

 
E. Conservation Land Use 

 
As a result of extensive urbanization, much of the natural vegetation on the island has been 
replaced by ornamental vegetation. Consequently, the natural habitat for avian and terrestrial 
species has been destroyed. Only scattered, isolated areas of marine vegetation can be found on 
the upland areas of the community. Due to their small size and location on private property, no 
attempt was made at calculating their acreage. 

 
The most significant undisturbed habitat is found on two mangrove islands located north of Isle 
of Capri in Boca Ciega Bay, between the cities of Treasure Island and Madeira Beach. These 
islands, Elnor Island and Bird Key, total 10.5 acres and represent 1.41 percent of city land area. 
The islands are owned by the city, and are being preserved due to the ecological assets afforded 
by such natural systems. 

 
Finally, the largest conservation/preservation areas within Treasure Island are the approximately 
115.5 acres of public beaches lining the Gulf of Mexico. These beaches provide passive 
recreation for thousands of residents, seasonal visitors, and tourists each year, and are a 
significant economic asset to the city. 
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F. Vacant/Undeveloped Land 
 

Only fifteen acres of vacant/undeveloped land remain in Treasure Island, accounting for two 
percent of the total land area. Approximately 6.3 acres are designated as residential, 6.6 acres as 
mixed use, 1.8 acres as commercial, and 0.18 acres as preservation (see Section VI.). 

 
G. Historic Resources 

 
The Florida Department of State has indicated that a prehistoric archaeological site is listed in  
the Florida Master Site File as being within Treasure Island. As described by the Department, 
“The site is 8PI4 (John’s Pass Mound) which is listed as a Safety Harbor period burial mound 
now covered with fill.” The site is located in a cul-de-sac at the south end of 6th Street East on 
Isle of Capri. 

 
III. NATURAL RESOURCES 

 
According to Rule 9J-5.006(b), F.A.C., land use maps must illustrate any natural resources that 
are located within Treasure Island. The following section lists each required natural resource, 
describes the status and importance of each feature, and identifies on which map the resource is 
illustrated. 

 
Beginning around 1920, dredge-and-fill development began to permanently alter the coastline of 
Pinellas County, in order to provide additional waterfront land for commercial and residential 
real estate. Approximately 25 percent of Boca Ciega Bay has been filled in this manner. 

 
The city is comprised primarily of Made Land soil, and only scattered, isolated remanent marine 
wetland systems remain in the community. A number of mangroves have reestablished 
themselves in the rubble and rip-rap fronting the seawalls along Boca Ciega Bay. The urbanized 
character of the community has displaced most of the indigenous species of wildlife through 
either direct habitat destruction or ecosystem alteration. The only true natural areas remaining in 
the city are Elnor Island and Bird Key, which are protected by way of the Future Land Use Map 
(Map LU-4). On other vacant parcels available for future uses, development will occur in 
accordance with designated uses and in areas which are already ecologically disturbed. 
Therefore, it is anticipated that future uses will not adversely impact natural resources. 

 
A. Existing and Planned Public Potable Water Wells and Wellhead Protection Areas 

 
Because of the proximity of large bodies of salt water, fresh water storage in the deep aquifer is 
relatively insignificant in this area. Some shallow wells may supply water for secondary 
purposes such as irrigation. The sources of potable water for the city are located in northeast 
Pinellas County, Pasco County, and Hillsborough County. Tampa Bay Water and the Southwest 
Florida Water Management District have determined the area around Treasure Island has very 
low to no recharge to the Floridian Aquifer, and therefore no wellhead protection areas are 
located within the city’s jurisdictional boundaries. 
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B. Beaches and Shores 
 

Treasure Island is a long, narrow, low island, bounded on the north by John’s Pass and on the 
south by Blind Pass, which is about 3.5 miles in length and averages 1,500 feet in width. Natural 
elevations along the island are generally below eight feet. As a result of several renourishment 
projects conducted by the Army Corps of Engineers, and the installation of protective structures 
such as seawalls, Treasure Island and other areas of the Sand Key barrier island have remained 
relatively intact against erosion. 

 
Boca Ciega Bay lies adjacent to the city on the east. The shoreline is quite extensive due to the 
number of fill areas and inlets lining the Bay. Generally, the properties abutting Boca Ciega Bay 
have a residential land use designation and are separated from the water by concrete seawalls. 

 
C. Topography 

 
The city is located on the Treasure Island barrier island, which runs from John’s Pass to Blind 
Pass. Being located on a barrier island, the city falls entirely within the 100-year floodplain and 
within the Coastal High Hazard Area, as shown on Map LU-2: Flood Zones, Floodplains, and 
Coastal High Hazard Area. Areas within these designations are typically subject to hurricane 
flood surge. The elevation of the city varies between sea level and 7.5 feet above mean sea level. 
At the southern end of the city is an area with an average elevation of 5.5 feet, which frequently 
experiences flooding during heavy storms and rains. In addition, Flood Insurance Rate Maps 
have identified a hurricane velocity zone along the west side of Gulf Boulevard. The base flood 
elevation for the 100-year flood zone was determined to be 12 feet, while the velocity zone was 
16 feet. In accordance with the National Flood Insurance Program, all new construction is 
required to meet minimum floor elevations above the base flood level. 

 
D. Wetlands 

 
No expansive wetlands are located within the upland portions of Treasure Island and only 
scattered, isolated pockets are found on properties that line Boca Ciega Bay. Two islands in the 
Bay comprise the ten acres of wetland area listed in Table 8. These islands are described in the 
Coastal Management and Conservation Element, and are illustrated on Map CM-1: Vegetative 
Cover and Marine Resources. 

 
E. Soils 

 
As shown on Map LU-3: Soils Associations, the United States Soil Conservation Service (SCS) 
has identified the Made Land - Palm Beach as the primary soil type found within Treasure 
Island. Typically, this association is characterized by nearly level land extensively altered by 
man created through diking, dredging, and transporting of fill material. The association is found 
mostly on keys and in coastal areas, and lacks any surface drainage pattern. 

 
Table 2 identifies all five of the individual soil types within the Made Land-Palm Beach 
Association that are found in the city. With the exception of coastal beach, these soil types 
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generally do not present a significant limitation on future development and the use of vacant 
land. 

Table 2 
Soil Types 

 
 

Type 
 

Characteristics 
 
 

Location 

Ability to 
support low 
buildings* 

 
 
 
 
 
 

Coastal 
beach 

· Consists of narrow strips of tidewashed sand bordering islands 
and parts of the mainland 

· Areas are covered during storms and daily at high tide. 
· Beaches range from a few feet to 500 feet in width 
· Long stretches without vegetation, but sparse salt-tolerant grasses 

and other plants grow in places. Depth to the water table varies 
with the tide 

· Sand is light gray to white and consists of fine quartz particles 

 
 
 
 
 

Along 50 
feet of 
coastline 

 
 
 
 
 
 
 

Severe 
 
 
 

Made land 

· Consists of mixed sand, clay, hard rock, shells, and shell 
fragments that have been transported, reworked, and leveled by 
earth-moving equipment or of material that has been dredged 
from the bay and used to fill diked areas 

 
Most vacant 
land within 
the city 

 
Varies with 
soil 
composition 

 
Palm beach 

· Consists nearly level, well-drained shelly sands that have 
undergone little or no weathering 

 Slight 
limitations 

St. Lucie, 
fine sand, 
shell sub- 
stratum 

· Nearly level soil on low ridges on barrier islands in the western 
part of the county 

· Water table at a depth of 40 to 60 inches for six months or more 
in most years. Within 40 inches for less than 60 days 

Much of the 
vacant land 
within the 
city 

 
Varies with 
soil 
composition 

 
 
Tidal 
swamp 

· Water is several inches deep at low tide and one or two feet deep 
at high tide 

· Has a thick growth of mangrove trees and a few small patches of 
salt-tolerant plants. Subject to wave action. 

 
Elnor Island 
and Bird 
Key 

 
 

Very severe 
limitations 

Source: United States Soil Conservation Service (SCS), 1972 
* The SCS classifies the ability of a soil type to support the development of foundations of low buildings as follows: 

 
Slight: Limitations are so minor that they can be overcome easily. The soil properties generally are 
favorable for the specified use, and good performance and low maintenance cost can be expected. 

 
Moderate: Limitations can be overcome by careful planning and design or by special maintenance. The 
soil properties are moderately favorable for the specified use. 

 
Severe: Limitations are difficult and costly to over-come. They require major soil reclamation, special 
design, or intensive maintenance because the soils have one or more properties unfavorable for the 
specified use. 
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IV. PROJECTED POPULATION 
 

Treasure Island is virtually built-out, with only small parcels of vacant residential land currently 
available. As such, population projections will remain fairly consistent with the size of the 
existing population. Additionally, due to the numerous seasonal residents Treasure Island 
continues to attract, seasonal projections will be 
forecasted in the following analysis. 

 
“The success of local government 
comprehensive planning depends to a great 
extent on the accuracy of population estimates 
and projections. The rate of population growth 
within a community will determine future 
requirements for housing, transportation, 
recreation, schools, and other public and private 
facilities. Local planning agencies, therefore, 
should attempt to forecast as accurately as 
possible their projected growth by using the 
most appropriate techniques and methodologies 
and by applying their best professional 
judgement to the analysis of prevailing local 
conditions.” 

Resident Population (otherwise referred to 
as the permanent population) - Inhabitants 
counted in the same manner utilized by the 
United States Bureau of the Census, in the 
category of total population. Resident 
population does not include seasonal 
population. 

Department of Community Affairs 
 

 

A. Historical Population Trends 
 

The May, 1955, merger between the towns of Boca Ciega, Sunset, and Sunshine Beach and the 
city of Treasure Island brought the combined city population from 75 residents to over 3,500. 
The city experienced rapid growth through the 1960s, which tapered of at the end of the decade. 
Once again, the city experienced a moderate increase in population during the 1980s, with the 
completion of several multifamily developments located on the last large vacant sites within the 
community. 
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Permanent Population Trends, 1950-1990 
 

Year Population % Change 

1950 75 -- 

1960 3,506 4,574.7% 

1970 6,120 74.6% 

1980 6,316 3.2% 

1990 7,266 15.0% 
Source: U.S. Bureau of the Census, 1950, 1960, 1970, 1980, and 1990 

 
B. 1995 Population Estimates 

 
The 1995 permanent population estimate was obtained from two sources: the Bureau of 
Economic and Business Research (BEBR) at the University of Florida and the Pinellas County 
Planning Department. Historically, these population estimates have differed due to the varying 
population estimation techniques used by the two agencies. All seasonal population data, 
including tourist figures, were obtained from the Pinellas County Population Projections, 1995- 
2030 report completed by the Pinellas County Planning Department. 

 
1. 1995 Permanent Population 

 

The resident population consists of those people living within the city who consider 
Treasure Island their usual place of residence. According to U.S. Census data, the 
permanent population was 7,266 in 1990. This number represents an increase of 950 
residents, or fifteen percent, from the 1980 count. BEBR was consulted to obtain 
population estimates from 1991 to 1995. As shown in Table 4, the population has remained 
relatively stable. According to BEBR, the permanent population was estimated at 7,357 
residents in 1995. Included in Table 4 is the 1995 population estimate created by the 
Pinellas County Planning Department. Comparatively, the two agencies’ 1995 estimation 
differs by only three persons. 
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Table 4 
Permanent Population Estimates, 1990-1995 

 
Year Population % Change 

1990 7,266* -- 

1991 7,313** 0.64% 

1992 7,311** -0.02% 

1993 7,327** 0.22% 

1994 7,348** 0.28% 

 
1995 

7,357** 0.12% 

7,355† -- 
* 1990 U.S. Census 
** Estimated by the Bureau of Economic and Business Research, Univ. of Florida 
† Estimated by the Pinellas County Planning Department 

 
2. 1995 Seasonal Population 

 

According to Rule 9J-5, F.A.C., the seasonal population includes tourists and other short- 
term and long-term visitors. As noted in Pinellas County Population Projections, 1995- 
2030, the number of seasonal residents living in permanent housing (excluding tourists) 
was based on data obtained from the U.S. Bureau of the Census. Pinellas County’s tourist 
data was supplied by the St. Petersburg/Clearwater Area Convention and Visitors Bureau. 
According to the Pinellas County Planning Department, the 1995 seasonal population 
living in permanent housing totaled 1,489 persons, while tourists accounted for an 
additional 4,210 persons. 

 
3. 1995 Total Population 
Table 5 combines the estimated permanent population and seasonal population. 

Table 5 
Total Population, 1995 

 
 Population 

Permanent Population 7,355 

 
 
Seasonal Population 

Seasonal Residents 1,489 

Tourists 4,210 

Total Population 13,054 

Source: Pinellas County Planning Department, 1995 
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C. Population Projections 
 

Population projection data was obtained from Pinellas County Population Projections, 1995- 
2030 report prepared by the Pinellas County Planning Department. In accordance with Rule 9J- 
5.005(4), F.A.C., two planning time frames are included in the population analysis, “one for at 
least the first five-year period subsequent to the plan’s adoption and one for at least an overall 
ten-year period.” In accordance with these requirements, the planning time frames of 2005 and 
2010 were selected. 

 
1. Permanent Population Projection 

 

After reviewing several possible projection methods, the Pinellas County Planning 
Department (1995) determined that “the Double Exponential Projection Model (DEPM) 
would best reflect the circumstances and conditions which apply to Pinellas County.” This 
model provides for a deceleration of the rate of growth toward a given population time and 
ultimate level of build-out, based on the Countywide Future Land Use Plan. To operate the 
model, a beginning point, an intermediate point, and a final maximum level or value must 
be known. Population counts from the 1980 and 1990 U.S. Census were used to determine 
the beginning and intermediate data points. The maximum level was based on the amount 
of vacant land available and the maximum number of units that could be constructed 
according to the Countywide Future Land Use Map. 

 
Treasure Island is a virtually built-out community, with only 13 acres of available vacant 
land with a residential or mixed use land use designation. As such, Pinellas County has 
forecasted the population to grow less than one percent between 1995 and 2000.  
Thereafter, only a handful of new residents are expected to relocate into the city, as shown 
in Table 6. 
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Table 6 
Permanent Population Projections 

 
Year Population % Change 

1995 7,355 -- 

2000 7,404 0.66% 

2005 7,432 0.37% 

2010 7,448 0.21% 

2015 7,457 0.12% 

2020 7,463 0.08% 

2025 7,466 0.04% 

2030 7,467 0.02% 
Source: Pinellas County Planning Department, 1995 

 
2. Seasonal Population Projection 

 

Obtaining seasonal population data remains the most difficult aspect of projecting future 
populations. As noted by DCA (1985), “much of the difficulty lies in the lack of statistical 
data, by county, relating to seasonal inhabitants....Therefore, the Department will allow 
more latitude in judging the acceptability of whatever methodology is chosen for 
estimating and projecting seasonal populations.” 

 
Pinellas County also used the DEPM methodology to calculate the projected number of 
seasonal residents. The methodology involved calculating the number of dwelling units 
used seasonally and determining the average number of persons per seasonal unit for each 
planning horizon. First, the 1990 census was consulted to determine the number  of 
seasonal units located within the city. Dwellings where census questionnaire respondents 
indicated a “usual home elsewhere” were labeled as seasonal units. From the 1990 data,  
the ratio of seasonal housing units to total housing units was calculated. This ratio was  
then applied to the total number of expected housing units for all planning time frames, as 
forecasted by the DEPM. Secondly, a “persons per seasonal unit rate” was applied to 
convert the projected number of seasonal units into the projected number of seasonal 
residents. Because the census does not include data on the average number of persons per 
seasonal unit, the county developed a countywide person per seasonal unit factor. Based  
on survey results, the county concluded the ratio of 1.79 persons per seasonal unit best 
characterized the seasonal housing size in Pinellas County. Therefore, the  projected 
number of seasonal residents totaled the number of seasonal units in 2005 and 2010 
multiplied by 1.79 persons per seasonal unit. Using this methodology, the seasonal 
population is expected to remain stable at approximately 1,500 persons between 1995 and 
2010 (see Table 7). 
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Tourist data was supplied by the St. Petersburg/Clearwater Area Convention and Visitors 
Bureau. It was assumed that the number of hotel, motel, and timeshare units would remain 
constant throughout the planning time frames, and that the number of visitors using these 
facilities would remain similar to current counts. However, because the number of  
dwelling units occupied by permanent residents is expected to increase, it was assumed that 
the number of visitors staying with friends or relatives would increase at a corresponding 
rate. In 1995, the number of tourists visiting Treasure Island was estimated at 4,210 
persons, one of the highest rates in Pinellas County. The size of this population is expected 
to remain virtually unchanged during the next 35 years. 

 
Table 7 

Permanent and Seasonal Population Estimates and Projections, 1995-2030 
 

 

Year 

 
Permanent 
Population 

Seasonal Population  
Total 

Population Permanent 
Housing 

 
Tourist 

1990* 7,266 1,471 --- 8,737 

1995 7,355 1,489 4,210 13,054 

2000 7,404 1,497 4,212 13,114 

2005 7,432 1,503 4,214 13,149 

2010 7,448 1,506 4,215 13,169 

2015 7,457 1,508 4,216 13,181 

2020 7,463 1,508 4,216 13,187 

2025 7,466 1,510 4,216 13,191 

2030 7,467 1,510 4,216 13,193 
* U.S. Bureau of the Census, 1990. Tourist figures were unavailable for this year. 
Source: Pinellas County Planning Department, 1995 

 
V. PUBLIC FACILITY AND SERVICE ANALYSIS 

 
As outlined in Chapter 163, F.S., adequate public facilities and services must be in place to serve 
new development concurrent with the impacts of development. In 1993, the  Environmental 
Land Management Study III Act revamped concurrency requirements for the State of Florida. 
The Act mandated that specific facilities and services are subject to concurrency requirements, 
including transportation, sanitary sewer, potable water, solid waste, and stormwater 
management. However, before providing public facilities and services for new development, a 
city must prove that these mechanisms are available for existing land uses. The following  
section addresses the availability of facilities and services within Treasure Island. 
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A. Traffic Circulation 
 

There are three minor arterial facilities which serve Treasure Island, including state-controlled 
Gulf Boulevard and Blind Pass Bridge, and locally-controlled Treasure Island Causeway. In 
addition, major local roads include West Gulf Boulevard, Capri Boulevard, Paradise Boulevard, 
115th Avenue, and Bayshore Drive. In 1995, all roadway segments were operating at the level- 
of-service standard (LOS) “D” or better, with the exception of the Blind Pass Bridge, which was 
operating at LOS “F.” This bridge recently underwent reconstruction from a two-lane undivided 
to a four-lane divided facility. It is anticipated that with the improvements resulting from the 
reconstruction, Blind Pass Bridge will operate at or better than the LOS “D” standard. 

 
B. Sanitary Sewer 

 
The City of Treasure Island owns and maintains 25 miles of sanitary sewer lines and 11 lift 
stations located within its municipal boundaries. There are no septic tanks in Treasure Island.  
All sewage is treated at the Northwest Wastewater Reclamation Facility, which is owned and 
operated by the City of St. Petersburg Utilities Department. Currently, the Northwest Facility 
serves 84,725 people, is operating at an average of 64.5 percent of capacity, and maintains a 
level of service of 152 gallons per capita a day (gpcd). Based on these data, the plant is  
operating at an acceptable level of service and the facility continues to serve the demand of 
existing land uses. 

 
C. Solid Waste 

 
The City of Treasure Island collects all refuse generated within its boundaries, with the exception 
of items left to be recycled. All solid waste is sent to the Pinellas County Refuse-to-Energy  
Plant, the Bridgeway Acres Sanitary Landfill, or is recycled. According to  city collection 
figures, Treasure Island produced 8,869 tons of solid waste in Fiscal Year 1994/95. Of this 
amount, 10 percent was recycled and 90 percent was delivered to the Refuse-to-Energy Plant and 
landfill. With a total population of 13,054, the city generates an estimated 3.72 pound per capita 
a day (ppcd) of solid waste, with 3.3 ppcd sent to the incinerator or buried in the landfill. Due to 
the high proportion of seasonal residents included within these estimations, the average 
generation rate is approximately 50 percent lower than the countywide average. For the last six- 
year period, the Refuse-to-Energy Plant has been incinerating solid waste at 71 percent of 
capacity, and the landfill is not expected to reach capacity until 2025. Based on these data, the 
plant and landfill are operating at an acceptable level of service, and the facilities continue to 
serve the demands of existing land uses. 

 
D. Storm-water Management 

 
As part of the Pinellas County barrier island system, Treasure Island is subject to the effects of 
heavy rains, storm surges, and high tides. Currently, the city requires that stormwater 
management systems be designed to accommodate a 25-year, 24-hour storm event. Until 
recently, the city has relied heavily on new development and redevelopment to improve existing 
conditions. Realizing the difficulty in adhering to these requirements and continued flooding 
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problems, the city commissioned Tampa Bay Engineering, Inc. to develop the 1996 Treasure 
Island Master Drainage Plan. The plan brought forth several recommendations to improve the 
storm-water management system, and recommended a series of modifications to existing design 
requirements. For a further discussion of the storm-water management system, see the 
Infrastructure Element. 

 
E. Potable Water 

 
Pinellas County Utilities System (PCUS) provides potable water to Treasure Island residents and 
maintains the water distribution system up to individual property lines. Property owners are 
responsible for lines located on their land. Currently serving 62 percent of the county’s 
population, the PCUS estimates current potable water demand at 125 gallons per capita a day 
(gpcd). In 1995, Pinellas County recorded the average daily water demand at 78.9 mgd. 
Operating at 86 percent of average daily capacity, the PCUS adequately serves existing land uses 
within the service area with potable water. 

 
F. Natural Groundwater Aquifer Recharge 

 
As explained in the Infrastructure Element, the land beneath coastal communities and adjacent 
mainland areas in southern Pinellas County yields groundwater that is highly mineralized and 
saline. Therefore, in the area surrounding Treasure Island, groundwater recharge rates are 
negligible and have very low to no effect on the Floridan Aquifer. 

 
VI. VACANT LAND ANALYSIS 

 
As shown on Map LU-1: Existing Land Use Map, Treasure Island offers little area for future 
growth. Of the 744 developable acres, only 15 acres or 2 percent is vacant/undeveloped. Table 8 
lists the number of vacant acres available in the various land use categories. As required by Rule 
9J-5, F.A.C., these remaining vacant parcels have been analyzed to determine suitability for 
development. The analysis indicates that the vacant land exhibits the same natural resources, 
soils, topography, and historic resources as the remainder of the city. 
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Table 8 
Vacant Land by Future Land Use, 1996 

 
Future Land Use Category Acreage 

Residential Urban 1.13 

Residential Medium 5.22 

Resort Facilities Medium 2.26 

Resort Facilities High 4.43 

Commercial General 1.80 

Preservation 0.18 

Total 15.02 
Source: Pinellas County Property Appraiser, 1996 

 
 

VII. LAND NEEDED TO SUPPORT PROJECTED POPULATION 
 

A. Land Required for Total Housing Need 
 

To accommodate the expected amount of future residents, the city must ensure that land is 
available for future development. The permanent population in 2005 is estimated to be 7,432. 
According to the Shimberg Center for Affordable Housing, 4,766 units will be needed to 
accommodate this population, requiring an increase of 280 units from the 1995 inventory. By  
the year 2010 an additional 70 units will be needed, resulting in a total of 350 units needed 
within 15 years. 

 
As shown in Table 8, approximately 7.8 acres are available for development within the vacant 
residential land use categories. In accounting for the development potential associated with these 
remaining vacant parcels, a maximum of 192 units could be developed based on the allowable 
density as illustrated on Map LU-4: Future Land Use Map. Although such factors as 
environmental constraints, infrastructure limitations, or changes to land development regulations 
were not taken into account, this total represents a reasonable approximation of the maximum 
number of units that can be constructed within the current boundaries of the city. 

 
When developing housing need projections for the years 2005 and 2010, the Shimberg Center for 
Affordable Housing based their calculations on Treasure Island population projections developed 
by the Pinellas County Planning Department. In reviewing these projections, the city’s 
permanent population is expected to increase by 77 residents by 2005, and another 16 residents 
by 2010. Assuming that the expected number of persons per household will remain relatively 
stable during these planning time frames (2005 and 2010), the city expects the need for 
additional housing to occur at the same rate as the increase in population. Furthermore, future 
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demand should reflect recent housing construction activity, which was recorded at less than 8 
units annually between 1990-1995. 

 
However, the Shimberg Center has forecasted a need for an additional 350 units by 2010, over 
250 units more than the city anticipates needing by the year 2010. The city has contacted the 
Shimberg Center and informed them of the difference. The Shimberg Center has recognized that 
there are shortcomings in the methodology and is currently trying to remedy discrepancies. 
Therefore, this element recognizes that the results of the research noted above must be refined in 
order to truly evaluate Treasure Island’s future housing need. 

 
VIII. REDEVELOPMENT 

 
Redevelopment has been taking place on a limited, parcel-by-parcel basis throughout the city, 
with the heaviest concentration occurring in the Sunset Beach area. Although in the past, local 
officials had expressed some interest in revitalizing the primary retail-commercial area depicted 
on Map B-1: Central Business District, no actions or recommendations had been taken to 
stimulate such revitalization. However, as indicated by the adoption of Resolution 97-102, 
endorsing a “visioning process”, designating facilitators for the project, and appointing a steering 
committee to begin the process, city officials have now taken a proactive position in the 
revitalization/redevelopment of key areas in the city. 

 
In 2000, the Downtown Central Business District was designated as a Community Development 
Block Grant (CDBG) area, and the City was the recipient of a $300,000 matching CDBG federal 
grant for streetscape and pedestrian improvements. A number of businesses also participated in 
the CDBG building facade grant program. 

 
In 2005, the City of Treasure Island initiated the development of a Downtown Redevelopment 
Plan, which was adopted in November 2006. During the same time period the Pinellas Planning 
Council (PPC) adopted new rule changes that require all municipalities to develop a Special Area 
Plan (SAP) for those areas in which they wish to promote redevelopment. Thus, the City began 
to initiate the development of a Downtown Special Area Plan upon approval of those changes 
with the Countywide Plan Rules. This document culminated into the development and future 
implementation of a Special Area Plan, which reflects the City’s vision for the downtown core. 

 
The purpose of the Downtown Special Area Plan is to bring about and encourage mixed use 
redevelopment within the downtown core and make this area more compatible to the wishes of 
the community. Currently, the existing Commercial General Land Use category does not provide 
the opportunity to promote mixed use development. The amendment of the Future Land Use 
Element (FLUE) text to include the Planned Redevelopment-Mixed Use (PR-MU) as a land use 
category will provide support for the designation of the Treasure Island Downtown Core as PR- 
MU on the Future Land Use Map (FLUM). 

 
Under Pinellas Countywide Plan Rules, Section 2.3.3.8., the purpose of the Planned 
Redevelopment-Mixed Use Land Use Category “ to depict those areas of the county that are 
developed with a collection of residential, office, and commercial uses, along corridors, adjacent 
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to neighborhoods or within distinct areas that are interrelated and complementary. This 
category should facilitate infill and redevelopment of these areas to create a desirable mix of 
nonresidential and residential uses by promoting aesthetically pleasing, safe environments, and 
buildings that are compatible with the area’s character, uses, and transportation facilities.” 

 
The City intends to adopt new land development regulations to implement the Downtown 
Special Area Plan by designating a Planned Redevelopment-Mixed Use Land Use Category. The 
new regulations will establish two subcategories under the PR-MU, as Planned Redevelopment 
Mixed Use-Core (PR-MU-Core) and Planned Redevelopment Mixed Use-Gulf Boulevard (PR- 
MU-Gulf Boulevard). These regulations will also define the requirements for mixed use 
development addressing building placement and configuration, building heights and form, 
ground floor and upper story uses, parking, and conditions addressing design of ground level 
facades along streets and public spaces. 

 
Treasure Island is currently revising its community vision statement, which is an important initial 
step to ensure that desired redevelopment activities occur. This visioning effort has included an 
emphasis on the need to encourage mixed use development in Treasure Island. Manifesting the 
spirit of the vision statement within the comprehensive plan with objectives and policies is 
essential to achieving the City’s redevelopment goals. 

 
IX. TRANSFER OF DEVELOPMENT RIGHTS 

 
Transfer of Development Rights is a land use regulatory tool under which development rights 
can be severed from one parcel of land and sold to another parcel of land under a market 
transaction. The Comprehensive Plan provides for establishment of a voluntary Transfer of 
Development Rights (TDR) program as a tool too implement the goals of a redevelopment plan 
and/or Special Area Plans approved by the City, Pinellas Planning Council and the Countywide 
Planning Authority. TDR’s are often implemented to protect designated environmental, open 
space, archaeological, historical or architecturally significant sites. 

 
The parcel from which the rights are transferred is then permanently restricted as to future 
development, and the purchaser of such rights may assign them to a different parcel to gain 
additional density. Usually, TDR programs designate sending areas from which rights may be 
transferred and receiving areas to which the rights may be sent. 

 
TDR programs appear to offer many advantages to local governments that want to control land 
use but also compensate landowners for restrictions on the development potential of their 
properties. TDR programs can be easier to implement than typical zoning programs; they make 
development more predictable and use the market to compensate landowners for lost property 
value. TDR programs are also more permanent than traditional zoning regulations. 
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X. GOALS, OBJECTIVES, AND POLICIES 
 

A. Introduction 
 

Pursuant to Section 163.3177(6)(a), Florida Statutes (F.S.), and Rule 9J-5.006(3), F.A.C., the 
following represents the future land use goals, objectives, and policies of the City of Treasure 
Island. The goals are intended to address the establishment of a long-term end towards which  
the land use programs and activities of the community are ultimately directed. Objectives are 
measurable actions, while policies are implementation activities, both of which support 
attainment of the goals. 

 
B. Nonapplicable Items 

 
Based on the findings contained in this element, it has been determined that the following 
objectives and policies identified in Rule 9J-5.006(3), F.A.C., and Chapter 163, F.S., are not 
applicable to the City of Treasure Island: 

 
· Rule 9J-5.006(3)(b)2, F.A.C.: Encourage the redevelopment and renewal of blighted areas - 

There are no such areas within the city. 
· Rule 9J-5.006(3)(b)3, F.A.C.: Encourage the elimination or reduction of uses inconsistent 

with the community’s character and future land uses - There are no uses identified within 
the community. 

· Rule 9J-5.006(3)(b)7, F.A.C.: Coordinate with any appropriate resource planning and 
management plan prepared pursuant to Chapter 380, F.S. - There are no such areas in or 
near the city. 

· Rule 9J-5.006(3)(b)8, F.A.C.: Discourage the proliferation of urban sprawl - Not 
appropriate to the community due to its developed character, and limited potential for 
future development. 

· Rule 9J-5.006(3)(b)11, F.A.C.: Availability of dredge disposal sites -There are no such 
sites. 

· Rule 9J-5.006(3)(c)6, F.A.C.: Protection of potable water well fields - There are no such 
areas in the city. 

· Rule 9J-5.006(3)(c)8, F.A.C.: Identification, designation, and protection of historically 
significant properties - There are no such properties within the city. 

· Rule 9J-5.006(3)(c)9, F.A.C.: Designated dredge spoil disposal sites - There are no such 
sites. 

· Section 163.3177(6)(a), F.S.: Public School collocation criteria - There are no public 
school sites in the city currently, nor will there be in the future. 

 
C. Implementation 

 
Unless otherwise stated, the implementation of objectives and associated policies contained in 
Section D shall be through the application of land development regulations. 
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D. Local Goals, Objectives, and Policies 

Goal 1: 

The City shall ensure that the residential character of the City of Treasure Island is 
maintained and protected while: 

 
· Maximizing the potential for economic benefit resulting from the tourist trade 

and professional services; 
 

· Maximizing the quality of life through the enjoyment of natural and man-made 
resources by citizens and visitors alike; and 

 
· Minimizing the threat to health, safety, and welfare posed by hazards, nuisances, 

incompatible land uses, and environmental degradation. 
 

Objective 1.1: Future Land Use Map and Land Use Designations 
 

Ensure that redevelopment and new development occur in planned areas at the 
appropriate densities and intensities as indicated on, and consistent with the City of 
Treasure Island Future Land Use Map. 

 
Policy 1.1.1: The City of Treasure Island Future Land Use Map shall be consistent with the 
Rules Concerning the Administration of the Countywide Future Land Use Plan, as amended 
adopted by Pinellas County Ordinance No. 89-4 effective February 6, 1989, and subsequent rule 
amendments. 

 
Policy 1.1.2: The City of Treasure Island hereby adopts those land use categories identified and 
defined in this policy as those which shall govern residential development within the community 
pursuant to Rule 9J-5.006(3)(c)7, Florida Administrative Code. 

 
· Residential Urban (RU), density of 0 to 7.5 residential units per acre 
· Residential Medium (RM), density of 0 to 15 residential units per acre with a maximum 

impervious surface ratio of 0.7 
 

Policy 1.1.3: The City of Treasure Island hereby adopts those land use categories identified and 
defined in this policy as those which shall govern mixed-use development within the community 
pursuant to Rule 9J-5.006(3)(c)7, Florida Administrative Code. 

 
· Resort Facilities Medium-30 (RFM-30), with a residential density of 0 to 15 units per acre 

and a tourist accommodation density of 0 to 30 units per acre with a maximum floor area 
ratio (FAR) of 0.65 and an impervious surface ratio (ISR) of 0.85 with a percentage 
distribution of 50 to 70 percent residential, 30 to 50 percent tourist accommodation, and 10 
to 20 percent “other.” 
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· Resort Facilities High-50 (RFH-50), with a residential density of 0 to 15 units per 
acre and a tourist accommodation density of 0 to 50 units per acre with a maximum 
FAR of 1.2 and an ISR of 0.95 with a percentage distribution of 30 to 60 percent 
residential, 40 to 70 percent tourist accommodation, and 5 to 10 percent “other.” 

 
. Planned Redevelopment-Mixed Use (PR-MU). The purpose of this category is  to  

depict those areas that are developed with a collection of residential, office, and 
commercial uses, along corridors, adjacent to neighborhoods or within distinct areas 
that and interrelated and complimentary. The category should facilitate infill and 
redevelopment of these areas to create a desirable mix of non-residential and 
residential uses but promoting aesthetically pleasing, safe environments, and 
buildings that are compatible with the area’s character, uses, and transportation 
facilities. 

 
The PR-MU in the Downtown Redevelopment Area will consist of two sub- 
categories: 

 
. Planned Redevelopment-Mixed Use-Core (PR-MU-Core), with a 

residential density of 0 to 24 units per acre and a tourist 
accommodation density of 0 to 60 units per acre with a maximum floor 
ratio area (FAR) of 1.00 and an impervious surface ratio area (ISR) of 
.90. 

. Planned Redevelopment-Mixed Use-Gulf Boulevard (PR-MU-Gulf 
Blvd), with a residential density of 0 to 15 units per acre and a tourist 
accommodation density of 0 to 60 units per acre with a maximum FAR 
of .55 and an ISR of .90. 

 
Within the PR-MU uses, development standards, density/intensity standards 
and locational characteristics associated with this category must be set forth in 
a special area plan. 

 
. Shall be a minimum of ten (10) acres in size. 
. Must include residential with office, and/or commercial uses, along 

corridors adjacent to neighborhoods or within distinct areas that are 
interrelated and complimentary, and 

. Shall be of countywide significance. 
 

The following uses in the PR-MU shall not exceed the respective acreage 
threshold designated for such uses. Any such use, alone or when added to 
existing contiguous like uses(s), which exceeds the designated threshold shall 
require a plan map amendment that shall include such use and contiguous 
uses: 

 
. Ancillary Non-residential; Transportation/Utility – Shall not exceed a 

maximum area of three (3) acres. 
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. Institutional Use (except public educational facilities which are not 
subject to this threshold) – Shall not exceed a maximum are of five (5) 
acres). 

 
Planned Redevelopment shall require a Special Area Plan that must be 
approved by the City Commission. The Special Area Plan and substantive 
changes to an approved special area plan) shall be subject to review by and 
approval of the Countywide Planning Authority upon recommendation of the 
Pinellas Planning Council. While each Special Area Plan shall establish the 
density, intensity, and mix of permitted uses, the maximum density and 
intensity permitted in any PR-MU designated area shall be a maximum 
permanent density of 24 residential units per acre, a tourist dwelling density of 
60 units per acre and a maximum floor area ratio of 1.0. 

 
The Special Area Plan shall include at minimum, information addressing the 
following: 

 
A. Plan Issues and Objectives. 

 
1. Existing land use and related characteristics of the area; 
2. Issues to be addressed by the plan; and, 
3. Plan objectives in relationship to the City’s Comprehensive Plan 

and Pinellas by Design. 
 

B. Plan Composition. 
 

1. Permitted uses and any differentiation by location; 
2. Density/intensity standards for permitted uses; 
3. Design guidelines, if any, appropriate to plan; 
4. Affordable housing provisions, if any, appropriate to the plans; 
5. Mixed use provisions, if any, appropriate to the plan; 
6. Special provision for mobility and circulation, including mass 

transit, access management, parking, pedestrians, and bicycles. 
7. Identification of and reference to land development regulations that 

implement the plan; 
8. Public and/or private improvements, contributions and/or 

incentives, if any, appropriate to the plans; and, 
9. The local governments plan approval process. 

 
C. Plan Impacts. 

 
1. Identification of water, sewer, and storm-water drainage impacts 

that may be anticipated based on the plan; 
2. Identification of overall system characteristics; 
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3. An analysis of the difference between these anticipated impacts on 
the systems as compared to the impacts based on the current 
Countywide Plan Map designations. 

 
Policy 1.1.4: The City of Treasure Island hereby adopts those land use categories 
identified and defined in this policy as those which shall govern other development 
within the community pursuant to Rule 9J-5.006(3)(c)7, Florida Administrative Code. 

 
· Commercial General (CG), with a density of 0 to 22 units per acre for tourist 

accommodations, a maximum floor area ratio (FAR) of 0.55, and an impervious 
surface ratio (ISR) of 0.9 

· Recreation Open Space, (R/OS), with a maximum FAR of 0.25 and ISR of 0.6 
(special permit required) 

· Preservation (P), with a maximum FAR of 0.1 and ISR of 0.2 (special permit 
required) 

· Institutional (I), with a maximum FAR of 0.55 and ISR of 0.75 
· Transportation/Utility (T/U), with a maximum FAR of 0.55 and ISR of 0.75 

 
Policy 1.1.5: Land use districts that define specific uses and development densities and 
intensities implementing these land use designations shall be included within the land 
development regulations. 

 
Measure: All redevelopment and new development consistent with the Treasure Island 

Comprehensive Plan and Future Land Use Map. 
 

Objective 1.2: Land Development Regulations 
 

Future growth and development shall be managed through the implementation and 
enforcement of the land development regulations as codified in City of Treasure 
Island Land Development Regulations consistent with the comprehensive plan. 

 
Policy 1.2.1: The land development regulations shall contain provisions which 
implement guidelines for the administration of those land use categories adopted for the 
City of Treasure Island. 

 
Policy 1.2.2: The land development regulations shall recognize the limitations of 
development on a barrier island resulting from the effects of the Coastal High Hazard 
Area, 100-year floodplain, vulnerability to tropical storms, topography, and soil 
conditions. 

 
Policy 1.2.3: The land development regulations shall include provisions for the 
subdivision of land, the use of land, the protection of environmentally sensitive lands, and 
flood hazard safety. 
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Policy 1.2.4: The land development regulations shall contain provisions  for drainage  
and storm-water management, open space, safe and convenient on-site traffic flow, 
parking, and signage. 

 
Policy 1.2.5: The land development regulations shall contain  provisions  for drainage 
and storm-water management based on the minimum criteria established by the 
Southwest Florida Water Management District and other governmental agencies with 
jurisdictional responsibilities. 

 
Policy 1.2.6: The land development regulations shall  contain provisions  ensuring that 
all applications for development approval are subject to site plan review unless exempted 
in the regulations. 

 
Policy 1.2.7: The land development regulations shall  contain provisions  ensuring that 
all development is consistent with National Flood Insurance Program regulations. 

 
Policy 1.2.8: The land development regulations shall contain provisions ensuring the 
compatibility of adjacent land uses and provide for adequate and appropriate buffering. 

 
Policy 1.2.9: The land development regulations shall  contain provisions  ensuring that 
all development is consistent with those coastal construction regulations adopted and/or 
amended by the State of Florida, Pinellas County, and other agencies with jurisdictional 
authority. 

 
Policy 1.2.10: The land development regulations shall contain provisions encouraging  
the use of native vegetation while encouraging the removal and prohibiting the planting 
of exotic species. 

 
Policy 1.2.11: The land development regulations shall contain provisions encouraging 
land development which highlights scenic amenities and ensures public access to the 
waterfront. 

 
Policy 1.2.12: The City shall review and appropriately amend the land development 
regulations to ensure consistency with the adopted community vision statements. 

 
Policy 1.2.13: New development and redevelopment shall be required to comply fully 
with the locational and construction regulations of the Federal Emergency Management 
Agency and the National Flood Insurance Program, as well as those of the city and 
county. 

 
Measure: Implementation of the land development regulations consistent with this 

comprehensive plan. 
 

Objective 1.3: Residential Development 
 

The integrity and quality of life will be maintained in residential neighborhoods. 
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Policy 1.3.1: All residential lot sizes shall be governed by standards in the land 
development regulations. 

 
Policy 1.3.2: The City shall, through provisions contained in the land development 
regulations, encourage a balanced land use mix providing for a variety of housing styles, 
densities, and open space. 

 
Policy 1.3.3: The City shall encourage opportunities for all citizens to purchase or rent 
decent, safe, and sanitary housing which they can afford, free from arbitrary 
discrimination because of race, sex, handicap, ethnic background, marital status, or 
household composition. 

 
Policy 1.3.4: Existing residential land uses shall, through provisions contained in the  
land development regulations, be protected from the encroachment of incompatible 
activities. 

 
Policy 1.3.5: The land development regulations shall contain provisions which  
encourage the conservation, maintenance, and rehabilitation of existing residential land 
uses. 

 
Policy 1.3.6: The land development regulations shall contain provisions wherein 
residential land uses are located and designed to protect life and property from natural 
and manmade hazards such as flooding, excessive traffic, subsidence, noxious odors, 
noise, and deterioration of structures. 

 
Policy 1.3.7: Residential land uses shall, through provisions contained in the land 
development regulations, be encouraged in a manner which is compatible with the type 
and scale of surrounding land uses. 

 
Policy 1.3.8: Buffering and open space requirements within multifamily residential land 
uses shall be required, as appropriate, through provisions contained in the land 
development regulations. 

 
Measure: Implementation of density limits, policies, and land development regulations 

 
Objective 1.4: Nonresidential Development 

 
Commercial development shall occur in a planned and orderly fashion. 

 
Policy 1.4.1: In order to minimize incompatibility when residential and mixed use or 
commercial land uses share a common boundary, the land development regulations shall 
contain provisions wherein the installation of buffering, as appropriate, is required when 
there is a change of use or increase in intensity. 

 
Policy 1.4.2: The land development regulations shall contain provisions wherein 
commercial land uses are located in a manner which ensures the compatibility with the 
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type and scale of surrounding land uses and where existing or programmed public 
facilities shall not be overburdened. 

 
Policy 1.4.3: The land development regulations shall contain provisions wherein 
development of seasonal tourist facilities within the RFM-30 and RFH-50 land use 
categories are not used as a means to usurp the residential density limitations established 
by this comprehensive plan. 

 
Policy 1.4.4: Commercial-tourist facilities shall be directed to locations abutting or 
accessible to the city’s water and beach resources, consistent with the limitations on such 
facilities established by the Coastal Management and Conservation Element. 

 
Policy 1.4.5: The land development regulations shall contain provisions wherein 
ancillary commercial uses may be incorporated into the RFM-30 and RFH-50 land use 
categories. 

 
Policy 1.4.6: The City shall, through provisions contained in the land development 
regulations, ensure that commercial areas are located and designed so as to enhance 
safety by providing adequate off-street parking and loading areas and by separating 
pedestrian and vehicular traffic. 

 
Policy 1.4.7: Strip commercial development that compounds traffic and land use 
conflicts shall be strongly discouraged. 

 
Policy 1.4.8: The City shall continue to recognize the area from 104th Avenue through 
108th Avenue, inclusive, as depicted on adopted Map B-1, dated April 6, 1998, as the 
Central Business District of the community. 

 
Measure: Commercial development in compliance with the Future Land Use Map and 

Central Business District Map. 
 

Objective 1.5: Redevelopment 
 

The City of Treasure Island shall encourage redevelopment and ensure that it is 
compatible with the existing character in order to achieve an orderly and aesthetic 
mixture of land uses. 

 
Policy 1.5.1: The City shall, through provisions contained in the land development 
regulations, encourage opportunities for the redevelopment or rehabilitation of existing 
commercial areas or uses. 

 
Policy 1.5.2: In order to ensure the continued maintenance of its beach residential 
character, the City shall, through provisions contained in the land development 
regulations, encourage opportunities for the rehabilitation and/or revitalization of existing 
residential structures. 
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Policy 1.5.3: The City shall encourage the redevelopment of that the area bounded by 
John’s Pass on the north and 127th Avenue on the south on both sides of Gulf Boulevard 
as depicted on adopted Map B-2: John’s Pass Redevelopment Area. 

 
Policy 1.5.4: By 2005, the City shall conduct an area study of the Central Business 
District to explore the possibility of establishing a redevelopment district, pursuant to 
Chapter 163, Part III, Florida Statutes. 

 
Policy 1.5.5: In order to support redevelopment, the City shall consider utilizing one or 
more of the Planned Redevelopment districts identified in the Countywide Plan Rules, 
and shall include the preparation of the required Special Area Plan. 

 
Policy 1.5.6: In conjunction with the Downtown Special Area Plan, the City shall adopt 
appropriate mixed use development controls within the framework of the land 
development regulations for the 20.7 acre FLUM amendment area (CG to PR-MU) to 
prevent adverse impacts to hurricane evacuation times and to ensure the control of added 
density. Such controls shall include the following: 

 
• Residential development shall not be allowed unless part of a larger mixed use 

project with commercial and/or office uses being located on the lower floors. 
 

• The regulated building height shall be limited to the maximum allowed by the land 
development code (60 feet above flood zone requirements) consistent with the 
adoption of the Downtown Special Area Plan. Such building height may be variable 
as allowed by code for architectural features such as stairwells, elevator shafts, 
rooftop parking guard rails/walls, mansard roofs for hiding ancillary equipment, and 
the like. Such features shall not constitute a living level. 

 
Policy 1.5.7: New transient development shall be consistent with the Pinellas 
Countywide Plan Rules wherein all new “temporary lodging uses which are located in 
Hurricane Evacuation Level A, as identified by the Pinellas County Emergency 
Management Agency, shall prepare a legally enforceable mandatory evacuation/closure 
covenant, stating that the temporary lodging use will be closed as soon as practical after a 
hurricane watch has been issued for the area.” 

 
Measure: Redevelopment in compliance with the Future Land Use Map. 

 
Objective 1.6: Nonconforming Uses 

 
The City will work with the private sector to reduce the number and/or extent of 
nonconforming land uses or structures. 

 
Policy 1.6.1: Those commercial and residential activities which were rendered 
nonconforming with the adoption of this comprehensive plan shall be considered 
grandfathered, as defined in the land development regulations. 
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Policy 1.6.2: Buffering of incompatible and/or nonconforming land uses or structures 
shall be required through provisions contained in the land development regulations. 

 
Policy 1.6.3: Land uses or structures which are either incompatible or inconsistent with 
this adopted Future Land Use Plan shall be deemed nonconforming. 

 
Measure: Identification and reduction of the number and/or extent of nonconforming 

uses or structures 
 

Objective 1.7: Natural Resources 
 

Development activities shall ensure the protection of natural resources. 
 

Policy 1.7.1: The City shall ensure, through provisions contained in the land 
development regulations, that land is developed in a manner which respects necessary 
ecological functions and suitability for urban development. 

 
Policy 1.7.2: The land development regulations shall ensure that unique and/or 
irreplaceable natural resources are protected from the adverse effects of development, 
except in cases of overriding public benefit. 

 
Policy 1.7.3: Development review criteria, as contained in the land development 
regulations, shall include soil suitability. 

 
Policy 1.7.4: Species of flora and fauna listed in the Coastal Management and 
Conservation Element of this comprehensive plan as endangered, threatened or species of 
special concern, as defined by federal law or Florida Statutes, shall be protected through 
compliance with appropriate federal and state regulations or provisions contained in the 
land development regulations. 

 
Policy 1.7.5: Recreational development shall be compatible with the surrounding 
environment and shall be subject to standards contained in the land development 
regulations. 

 
Policy 1.7.6: The land development regulations shall contain provisions wherein the 
clearing of trees and wetland vegetation is prohibited, unless specifically permitted. 

 
Policy 1.7.7: Coastal vegetative communities, coastal wildlife habitats, and dune  
systems shall be protected from the adverse effects of development through provisions 
contained in the land development regulations. 

 
Policy 1.7.8: The land development regulations shall contain provisions wherein tidal 
flushing and circulation patterns are not significantly altered by development activities. 
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Policy 1.7.9: The City shall ensure, through provisions contained in the land 
development regulations, that natural water-courses are protected in their natural state 
and exempt from alteration. 

 
Policy 1.7.10: The land development regulations shall contain provisions wherein land 
use proposals which could potentially increase point-source air and water pollution are 
not permitted. 

 
Policy 1.7.11: Dredge and fill activities shall be conducted only when necessary, as 
determined after review and comment by the appropriate governmental agencies and 
interested citizens, and in a manner least harmful to the surrounding environment. 

 
Policy 1.7.12: The mangrove islands known as Elnor Island and Bird Key shall be 
protected through provisions contained in the land development regulations. 

 
Policy 1.7.13: The City shall coordinate with appropriate agencies in the implementation 
of the Tampa Bay S.W.I.M. Plan of 1988, and its efforts to monitor and improve the water 
quality of Boca Ciega Bay. 

 
Measure: Protection of natural resources. 

 
Objective 1.8: Concurrency 

 
All development orders and permits for future development and redevelopment 
activities shall be issued only if public facilities necessary to meet the level-of-service 
standards adopted pursuant to this comprehensive plan are available concurrent 
with the impacts of the development. 

 
Policy 1.8.1: The City of Treasure Island shall ensure that all development and 
redevelopment taking place within its municipal boundaries do not result in a reduction 
of the level-of-service requirements established and adopted in the Capital Improvements 
Element of this comprehensive plan. 

 
Policy 1.8.2: Recognizing the limitations of the potable water supply available to serve 
this community, the City shall adopt by reference those provisions of water conservation 
ordinances that are applicable to Treasure Island which may be adopted by Pinellas 
County or recommended by the Southwest Florida Water Management District. 

 
Policy 1.8.3: The land development regulations shall contain provisions whereby the 
development of residential and commercial land is timed and staged in conjunction with 
provision of supporting community facilities (e.g., streets and utilities). 

 
Policy 1.8.4: The City shall work with the appropriate governmental agencies in an 
attempt to develop regulations granting preference to highway traffic over Intracoastal 
Waterway traffic. 
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Policy 1.8.5: Public facilities and utilities shall be located so as to maximize the 
efficiency of services provided; to minimize their cost; and to minimize their impacts on 
the natural environment. 

 
Measure: Maintenance of level-of-service standards. 

 
Objective 1.9: Utilities 

 
The City shall continue to ensure, through site plan review, the availability of 
suitable land for utility facilities necessary to support proposed development. 

 
Policy 1.9.1: The City shall  assure that  adequate land is  available for the maintenance 
of those public utility facilities provided by the city necessary to support proposed 
development. 

 
Policy 1.9.2: The City will cooperate with those public utilities providing service to the 
community to assure that adequate land is available for those facilities. 

 
Policy 1.9.3:  The City shall  coordinate with utility companies to develop a plan that  
will call for the burial of utility lines. 

 
Measure: Availability of adequate land and facilities. 

 
Objective 1.10: Educational Facilities 

 
The City of Treasure Island shall support efforts that facilitate coordination of 
planning between the city and the School Board for the location and development of 
public educational facilities. 

 
Policy 1.10.1: The City of Treasure Island supports public school siting pursuant to 
Section 235.193, Florida Statutes, through the passage of Resolution 96-77, dated 
September 24, 1996. 

 
Policy 1.10.2: Public educational facilities of the School Board are an allowable use 
within the following future land use categories: 

 
· Residential Urban 
· Residential Medium 

 
Measure: Land development regulations allowing school sitting in appropriate areas. 

 
Objective 1.11: Historic Preservation 
The City shall assist property owners in the identification, preservation, and 
protection of historical and architecturally significant housing, structures, and 
archaeological sites. 
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Policy 1.11.1: By providing referral to the appropriate governmental agency(ies), the 
City shall assist property owners in the identification of historically significant structures 
and archaeological sites. 
Policy 1.11.2: The City shall assist property owners of historically or architecturally 
significant structures and archaeological sites in applying for and utilizing county, state, 
and federal assistance programs. 

 
Policy 1.11.3: Through site plan review, the City shall ensure that all development or 
redevelopment occurring in the area of known historically or architecturally significant 
structures or archaeological sites is consistent with protection measures recommended by 
the Florida Department of State. 

 
Policy 1.11.4: The City shall support the efforts of the Treasure Island Historical Society 
to identify and preserve significant historic resources, and to educate residents and 
visitors regarding those resources. 

 
Measure: The identification, preservation, and protection of historically or 

architecturally significant housing, structures, or archaeological sites. 
 

Objective 1.12: Hurricane Evacuation 
 

The City shall strive to reduce the incidence of property damage and loss of human 
life due to natural disasters through hurricane preparedness planning and 
implementation. 

 
Policy 1.12.1: Hurricane evacuation clearance times shall be maintained or reduced 
through public education efforts and the suspension of toll collection during ordered 
evacuations and re-entries. 

 
Policy 1.12.2: The City shall implement the City of Treasure Island Emergency Action 
Guide and the Pinellas County Emergency Management Plan. 

 
Measure: Implementation of a hurricane evacuation plan. 

 
Objective 1.13: Private Property Rights 

 
The City shall recognize private property rights pursuant to Sections 70.001 and 
70.51, Florida Statutes. 

 
Policy 1.13.1: The City shall, upon need, prepare and adopt procedures to deal with the 
appeal process as outlined in the Bert J. Harris, Jr. Private Property Rights Protection 
Act and the Environmental Dispute Resolution Act. 
Measure: Preparation and adoption of appeal process procedures. 

 
Objective 1.14: Transfer of Development Rights. 
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The City shall consider the creation of a voluntary program for the Transfer of 
Development Rights to implement the goals of a redevelopment plan and/or Special Area 
Plans as approved by the City, Pinellas Planning Council and the Countywide Planning 
Authority. 

 
Policy 1.14.1: Transfer of Development Rights shall be as provided for in the applicable 
local government Comprehensive Plan, Special Area Plans, and Land Development 
Regulations. 

 
Policy 1.14.2: The land use characteristics within any given Citywide Future Land Use 
Map category shall be consistent with those land use characteristics enumerated for each 
Countywide Plan Map category, and no Transfer of Development Rights shall be 
permitted which is inconsistent with the use characteristics of a given Countywide Plan 
Map category. 

 
Policy 1.14.3: There shall be no transfer of development rights from existing developed 
property, irrespective of whether or not that property has been developed to the maximum 
density/intensity permitted under the City’s Future Land Use Plan and Countywide Plan 
Rules, except for preservation or archaeological, historic, environmental, or architectural 
sites or features. 

 
Policy 1.14.4: Transfer of Development Rights is permitted between all Citywide Future 
Land Use Map categories except as follows: 

 
. There shall be no transfer to the Recreation/Open Space or Preservation categories. 
. There shall be no transfer from the Planned Redevelopment (PR) categories 

governed by a Special Area Plan, except as may be provided for in such Special 
Area Plan. 

 
Policy 1.14.5: The maximum permitted density/intensity of the Countywide Plan Map 
category for any parcel of land to which rights are transferred shall not exceed twenty 
(20) percent of the otherwise maximum permitted density/intensity allowed for each 
respective Countywide Plan Map category applicable to such parcel, except as 
specifically provided for parcels within an area designated CBD, CRD, or PR on the 
Countywide Plan Map. Transfer of development rights within these categories shall be in 
accordance with the terms for transfer of development rights and permitted maximum 
density/intensity of the approved site area plan. 

 
Policy 1.14.6: Where development rights are transferred from a sending parcel, that 
property shall only be used in a manner and to the extent specified in the transfer and 
recording mechanism. Any parcel from which development rights are transferred will be 
limited to the use and density/intensity that remains after the transfer. In Particular: 

. The residual development rights on the sending parcel will be limited to the remnant 
use and density/intensity available under the City’s Future Land Use Map category, 
and not otherwise transferable. 
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. Determination of available remnant use and density/intensity for any mixed use, or 
combination of distinct uses, shall be in accord with the consistency criteria as set 
forth in Sec. 4.2.3 and 4.2.4 of the Countywide Rules. 

. A sending parcel from which all development rights are transferred shall not 
thereafter be available for use except consistent with the use characteristics and 
density/intensity standards of the Recreation/Open Space category, except for 
sending parcels classified as Preservation or required to be classified as 
Preservation as a function of the transfer, in which case such parcels shall be limited 
to the use characteristics and density/intensity standards of the Preservation 
category. 

.  Neither the use nor density/intensity of a sending parcel shall be double-counted   
and the transfer of development rights shall not result in any combination of use or 
density/intensity above that which was otherwise permitted under the applicable 
Countywide Plan Map category for each the sending and receiving parcels, when 
taken together. 

 
Policy 1.14.7: Where all development rights have previously been transferred from a 
sending parcel through a local government approved or Countywide Plan Map approved 
process, no additional development rights shall be transferable from that sending parcel. 

 
Policy 1.14.8: There shall be no transfer of development rights from or to submerged 
land, or from outside the coastal high hazard area into the coastal high hazard area. 

 
Policy 1.14.9: The City shall establish a transfer rate of one unit to one unit for the 
transfer of density from sending areas to receiving areas under the City’s Transfer of 
Development Rights program to avoid adversely affecting the out-of-county clearance 
time on designated hurricane evacuation routes, and the evacuation time to shelter, This 
is more restrictive than the Countywide Plan Rules allow for because otherwise the 
Transfer of Development Rights Program would have the potential to increase density 
within the Coastal High Hazard Area (CHHA). 

 
Policy 1.14.10: Where privately owned property contains vested unit(s) within the 
Preservation Land Use Category, a transfer rate of one residential unit per vested unit, 
consistent with the Pinellas Countywide Rules, may be allowed under the Transfer of 
Development Rights Program. 

 
Policy 1.14.11: Where an entire parcel of property is located in a Preservation or 
Recreation/Open Space category, and the development rights of such parcel have not 
been and cannot be transferred, such property shall be permitted a minimum beneficial 
use subject to the various provisions of these Countywide Rules and the Countywide Plan 
Map, but private property shall not be taken without due process of law and the payment 
of just compensation. 

 
Policy 1.14.12: Any project utilizing transfer of development rights shall require the local 
government having jurisdiction to provide for a recording mechanism, in a form 
approved by the Countywide Planning Authority, which shall as a minimum, require 
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written evidence of the transfer of development rights in a document to be recorded in the 
public records with the Clerk of the Circuit Court for Pinellas County, and a record copy 
of same to be filed with the PPC. 
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