Florida Gulf Coast
Barrier Islands

A Premium Market Intelligence Report

An expert analysis of five premier barrier island
communities — Longboat Key, Siesta Key, Casey Key,
Manasota Key, and Venice Island — covering lifestyle,
real estate landscape, investment dynamics, and
practical buyer considerations to guide high-conviction
acquisition decisions.
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Longboat Key

Understated, Amenitized, Condo-Forward Luxury

What Defines the Island

Longboat Key is a long, narrow
barrier island stretching between the
Gulf of Mexico and Sarasota Bay —
highly planned, manicured, and built
around golf, yacht, and resort
communities. It delivers country-
club island living rather than a
beach town: quieter, lower-key, and
more mature in tone than its
neighbors to the south.

Lifestyle & Amenities

Upscale and residential in character
— golf at Longboat Key Club, marina
and yachting culture, tennis, and fine
dining. Wide, uncrowded beaches
and moderate traffic define daily life.
Nightlife and arts are accessed via
bridge to St. Armands and
downtown Sarasota.

I\ Flood Zones

Most of the island is in
coastal flood zones. Treat
wind and flood insurance as
core underwriting variables —
newer or renovated buildings
often have elevation
mitigation built in.

BB Bridge Access

Real Estate at a
Glance

The market skews toward
mid- to high-rise Gulf-front
and bay-front
condominiums plus gated
single-family enclaves.
Condo entry points begin in
the $400Ks, median luxury
listings hover near $1M, and
trophy waterfront estates
can exceed $10M+.

Sale-to-list ratios run 92-
95%, offering buyers 5-8%

negotiation room. Well-
positioned homes absorb in
90-120 days — robust but
not overheated.

Best Suited For

End-users, snowbirds, and
retirees seeking a primary
or seasonal home with
services, security, and
amenities. Long-term
capital preservation
investors also find value in
this constrained, high-end
market.

8 Rental Rules

Associations typically enforce
30-day minimums or longer
— excellent for a residential
feel, but these rules materially
limit high-turnover vacation
rental strategies.

Two bridges connect north to Anna Maria and south to St.
Armands and Sarasota, providing urban convenience — with the
standard caveat of bridge dependency during storm events.
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Siesta Key

Iconic Beach, High Energy, Strong Rental Story

The Siesta Advantage

Siesta Key is internationally branded around its 99%
quartz, powder-fine sand — regularly ranked the
number-one beach in America and among the
world's finest. Among these five islands, it offers the
most vibrant tourist-oriented village core, blending
genuine community with a lively beach-town
atmosphere.

Lifestyle

Daily life centers on Siesta Key Village: casual
restaurants, bars, live music, beach events, and
recurring festivals. Beach volleyball, boating,
paddleboarding, and watersports combine with 10-
15 minute access to downtown Sarasota's cultural
scene.

Best Suited For

Active, social buyers wanting walkable beach living
with strong vacation-rental demand. Investors should
stress-test pro-formas for rising insurance, HOA
reserve requirements, and evolving regulatory risk.

Real Estate Landscape

Siesta offers the broadest product spectrum: Gulf-
front estates, canal homes, high- and mid-rise
condos, and interior stock feeding the rental market.
As of early 2026, median sale prices run
mid-$800Ks — down roughly 8-10% year-over-year
as the market digests higher insurance and
expanded inventory.

Gulf-Front Canal Homes
Estates
$1.2M - $4M
$3M - $12M +
Beachfront Non-
Condos Waterfront
Condos
$500K - $15M+
$300K - high
$800Ks

/\ Siesta sits heavily in AE and VE flood zones.
2024 Sarasota County flood-map updates
have pushed some premiums meaningfully
higher — elevation certificates and wind
mitigation reports are essential due
diligence items.
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Casey Key & Manasota Key

Estate Privacy vs. Old-Florida Value — Two Quiet Alternatives
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Casey Key — Ultra-Low Density,
Estate-Level Privacy

A narrow island with almost no commercial
development, no high-rises, and very limited public
access. Casey Key's signature feature is the "Gulf-
to-Bay" estate pattern: many parcels run from
private Gulf beach to Intracoastal waterway on a
single lot. Atmosphere is intensely quiet and
owner-oriented — no village core, no tourist strip,
just estate gates and sea turtle-friendly dark skies.

Price range: Boutique estates start around $3M

and extend well into eight figures for large, modern,

or landmark-sited properties. A handful of ultra-
boutique condo developments (often fewer than 10
units) provide lock-and-leave access, but supply is
extremely thin. Best for: Ultra-high-net-worth
buyers seeking maximum privacy, estate-scale
land, and a legacy asset — often as a second/third
home or multi-generational compound.

(® Casey Key: Flood, wind, and erosion risk
are significant on this narrow island.
Elevated construction and high
engineering quality are the norm for
newer builds — non-negotiable
underwriting items.

Manasota Key — Old-Florida Quiet &
Relative Value

An 11-mile barrier island with only ~1,500-1,700
residents, dominated by low-density Old-Florida
character, exceptional shelling, and shark-tooth
hunting on unspoiled sections of coast that feel
more like a nature preserve than a resort. The
lifestyle is genuinely slow-tempo: beach walks,
fishing, and boating over shopping or nightlife.

Median sale price sits around $600K as of early
2026 — up more than 30% year-over-year yet still
the relative "entry-level" barrier-island option
among these five. Homes are averaging ~100 days
to sell, giving buyers meaningful negotiating room.
Nearby Englewood's Dearborn Street is undergoing
visible revitalization. Best for: Privacy-focused
retirees and long-stay snowbirds who prioritize
value, nature, and a close-knit community ethos.

@ Manasota Key spans both Sarasota and
Charlotte counties depending on
location — affecting school districts,
permitting timelines, and insurance
markets. An underappreciated nuance
for out-of-area buyers.
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Venice Island

Walkable "Town + Beach' Hybrid With an Unusual Flood Profile

Why Venice Is Different

Venice Island is not a classic narrow barrier bar —it's a
planned island city with a historic 1920s
Mediterranean-revival downtown, grid streets, and
multiple beach accesses connected to the mainland by
several short bridges. Crucially, large portions of
Venice Island sit outside FEMA high-risk flood zones,
giving it a well-earned reputation as a "non-flood zone
beach paradise" relative to its peers — a defining
competitive advantage in today's insurance climate.

Lifestyle & Community

A walkable Mediterranean-style downtown (shops,
cafés, arts, services) sits within a mile of Venice Beach.
The island offers ~six miles of diverse beaches —
Venice Beach, the fishing pier area with Sharky's and
Fins, the North Jetty, and Caspersen's natural
shoreline, all celebrated for shark-tooth hunting.
Community feel is more "small Gulf Coast town" than
pure resort: year-round residents, civic life, and events
blend naturally with tourism.
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Real Estate & Value Proposition

Historic Bungalows &
Mediterranean Homes

Sought-after near downtown; strong
architectural character and walkability
premium.

Mid-Rise Beach & Near-Beach
Condos

Entry points from $300Ks in/near
downtown up through higher-end Gulf-
front product.

Townhomes & Low-
Maintenance Communities

Practical options ringing the urban core
— appealing to remote professionals and
early retirees.

© Venice participates in FEMA's
Community Rating System at Class
5, delivering up to a 25% discount
on NFIP premiums for properties in
Special Flood Hazard Areas — a
structurally lower long-term carry
cost versus comparable Gulf-
proximity locations on other
islands. Homes generally range
from around $600K for a fixer-
upper to several million for
waterfront properties, and buyers
can often get into a great pool
home for around $1.5M.



Side-by-Side Positioning

Which Island Fits Which Priority?

Priority / Profile Longboat Key Siesta Key

Quiet, upscale end-user Strong — club Moderate —

living & condo luxury, more noise and
low tourist visitors
density

Short-term rental cash Limited — 30- Strong —

flow day+ norms weekly/daily-
constrain STR friendly
strategies buildings, high

demand

Maximum privacy & High — gated Lower —

exclusivity condos & significant
clubs, but still tourism, village
built-up activity

Beach quality / "wow" High — wide, Very High —

factor uncrowded, but top-ranked
less famous quartz sand,
brand iconic brand

Insurance & flood

Typical barrier-

More exposed;

efficiency island risk; elevation &
mitigation mitigation
varies critical

Price point / value Mid- to high- Mid- to upper-
end; condos end; off recent
offer lowest peaks but still
entry strong

Casey Key

Excellent —
ultra-private,
no commercial
strip

Weak — estate
culture,
minimal STR
activity

Highest — no
high-rises, no
commercial

development

High — natural,
quiet, private
Gulf frontage

High exposure
— narrow
island, Gulf-to-
Bay estates

Top-tier luxury;
~$3M+ estate
baseline

Manasota Key

Excellent —
Old-Florida
quiet, older
demographic

Moderate —
pockets of
rentals, culture
favors quiet

High — low
density, nature
focus, small
population

High — natural,
shelling, shark
teeth

Typical risk;
varies
significantly
parcel-by-
parcel

Relative value;
median
~$600Ks,
rising fast

Venice Island

Strong — walkable
town plus beach,
year-round
community

Moderate — more
long-term/seasonal
than vacation
rentals

Moderate — town
environment, public
beaches

High — six miles of
distinct beaches,
shark-tooth niche

Favorable — Zone
X pockets & CRS
Class 5 discounts

Value vs. peers;
broad range,
attainable options

Key Nuances Serious Buyers Often Miss

%

Regulatory texture matters more than
headline price

On Siesta, liberal rental regimes plus tourism demand can
offset higher insurance but increase daily friction — traffic,
noise, and congestion. On Longboat, stricter rental rules
preserve serenity but limit income strategies. Know which
trade-off you're making before you sign.

Exit liquidity varies significantly across
markets

Siesta and Longboat have deep, continuous demand pools
and diverse product types. Casey and Manasota are
thinner markets with fewer buyers and slower absorption
— especially for unique or highly priced inventory. Plan
your hold period accordingly.
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Flood and insurance are hyper-local

Two homes in the same FEMA zone can carry materially
different premiums based on elevation, construction age,
wind mitigation, and community CRS discounts. Venice
Island's combination of Zone X pockets and Class 5 CRS
status can change long-term carry costs dramatically
versus visually similar properties on other islands.

Lifestyle friction is a real, underpriced cost

A buyer who values walking to cafés may find mid-
Manasota or Casey Key frustrating despite their
undeniable beauty. Conversely, a privacy-driven buyer
may find Siesta's upside capped by constant activity and
peak-season congestion. Match the island to the lifestyle,
not just the return profile.
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