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Introduction 

The Interactive Growth Model (IGM®) was used to spatially model Sarasota and Manatee 

Counties to project the area’s realistic growth potential in 2050 and provide data for 

prioritizing capital improvements and conducting long-range planning. 

The IGM is a land use model which demonstrates when and where growth is most likely 

to occur over time. The model uses a non-linear approach which considers the study 

area’s Buildout potential. The forecast considers decades of historic census data and the 

Buildout potential to produce a unique growth curve for the study area. The IGM then 

uses a series of algorithms to anticipate residential development and distribute it to where 

it is most likely to occur over time. The forecast is organized into 1,216 spatial Traffic 

Analysis Zones (TAZs/zones).  

Data Sources 

The basis for the housing, hotel room and employment data is the GIS parcel data file 

from the respective Property Appraiser. These files contain rich data for establishing the 

2023 baseline condition and vacant parcels for projecting future development. 

The table below shows the parcels and breakdown by County. 

 

The baseline parcels were analyzed by land use to determine the number of housing 

units, non-residential building area or both for mixed-use projects. Each of the 72,681 

vacant parcels was evaluated for potential buildout based on zoning, future land use or 

known entitlements. 

The following data sources were used in compiling SE information for the 2050 LRTP. 

Workers   
US Census Sources: Sex by Class of Worker for the Civilian Employed Population 16 Years 
and Over & Total Population 
American Community Survey: 5-Year Data  
Years: 2009-2022 
Geography: Block Group 
 
Autos 
US Census Source: Tenure by Vehicles Available 
American Community Survey: 5-Year Data  
Years: 2009-2022 
Geography: Block Group & Tracts 

County Sarasota Manatee Total

Total Parcels 298,267  213,823  512,090  

BL Residential 228,603  169,833  398,436  

BL Non-Res 9,120       2,604       11,724    

Vacant Res 50,474    19,987    70,461    

Vacant Non-Res 1,035       1,185       2,220       
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Household Income 
US Census Source:  Median Household Income in the Past 12 Months (in 2022 Inflation-
Adjusted Dollars) 
American Community Survey: 5-Year Data  
Years: 2009-2022 
Geography: Block Group & Tracts 
 
Seasonal Vacancy 
US Census Source:  Vacancy Status 
American Community Survey: 5-Year Data  
Years: 2009-2022 
Geography: Block Group 

 

Housing 

Drivers of growth and development are diverse and complex. There are a multitude of 

variables that can influence growth, such as socioeconomic factors, demographics, and 

land use policies/regulations. Recent historic growth is only a minor indicator of how the 

population will increase in the future. Counties and Cities do not grow consistently through 

time. 

We started the analysis process by analyzing parcel data using GIS. Meetings with staff 

at both the County and City levels were conducted, and valuable insights that only those 

with local knowledge and experience could provide were received. 

The table below shows how the areas within Sarasota County will grow by 2050 with a 

net forecast increase of 89,782 housing units. The city of North Port has the strongest 

growth forecasted in the study period. 

 

Sarasota County Housing Unit Forecast 

 

 

Housing Unit Forecast 2023 2025 2030 2035 2040 2045 2050 Net Change

City of Sarasota 33,088 33,715 35,010 36,143 37,200 38,154 38,817 5,729

City of North Port 38,275 41,408 48,253 55,481 62,855 69,841 76,197 37,922

City of Venice 20,389 21,120 22,594 23,442 24,046 24,560 24,931 4,542

Longboat Key 5,451 5,475 5,525 5,562 5,589 5,608 5,622 171

Unincorporated Sarasota SW 152,660 155,557 160,227 163,503 166,505 169,274 171,793 19,133

Unincorporated Sarasota NE 18,336 20,204 24,277 27,926 31,547 35,924 40,621 22,285

Total Housing Units 268,199  277,479  295,886  312,057  327,742  343,361  357,981  89,782
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The map below has the planning areas of the county labeled for comparison to the 

housing unit table. 

 

 

The table below shows how the areas within Manatee County will grow by 2050 with a 

net forecasted increase of 90,973 housing units. The region north of the river and east of 

I-75 has the highest potential for growth in the study period. 

Manatee County Housing Unit Forecast 

 

Housing Unit Forecast 2023 2025 2030 2035 2040 2045 2050 Net Change

Anna Maria 791 796 804 810 814 816 817 26

Bradenton 29,958 30,890 31,963 32,373 32,573 32,674 32,730 2,772

Bradenton Beach 1,772 1,790 1,822 1,845 1,859 1,869 1,874 102

Holmes Beach 4,915 4,935 4,973 4,998 5,013 5,022 5,031 116

Longboat Key 3,146 3,170 3,215 3,246 3,265 3,276 3,286 140

North County East 24,574 27,428 34,167 41,296 48,315 57,211 66,416 41,842

North County West 16,302 17,732 20,403 22,135 23,558 24,796 25,973 9,671

Palmetto 6,823 6,923 7,129 7,290 7,417 7,520 7,602 779

South County East 41,924 45,295 52,658 56,375 58,569 61,074 64,229 22,305

South County West 88,708 90,881 94,153 96,779 99,013 100,433 101,928 13,220

Total Housing Units 218,913 229,840 251,287 267,147 280,396 294,691 309,886 90,973



Sarasota-Manatee MPO – Population & SE Data Summary 

5 
 

Manatee County’s planning areas are represented in the graphic below for comparison 

to the housing table. 
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The table below shows how the two combined counties will grow by 2050 with a net 

forecast increase of 180,755 housing units.   

Regional Housing Unit Forecast 

 

As shown in the graphic below, the north and southeast areas of the Sarasota-Manatee 

MPO Region show the highest potential for increased housing units and growth. 

 

Regional Housing Forecast 2023 2025 2030 2035 2040 2045 2050 Net Change

Manatee County (IGM) 218,913 229,840 251,287 267,147 280,396 294,691 309,886 90,973

Sarasota County (IGM) 268,199 277,479 295,886 312,057 327,742 343,361 357,981 89,782

Total Housing Units 487,112  507,319  547,173    579,204    608,138    638,052    667,867    180,755
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Population 

To determine population, the IGM uses the Housing Unit Method, which applies 

household demographics to the number of housing units. The demographics used in the 

Sarasota-Manatee MPO are derived from the 2020 Census block group data.  

Before proceeding with the forecasts, a word or two about inflections points might be 

helpful. In mathematics, the inflection point is the point of a sigmoidal curve at which a 

change in the direction of curvature occurs. In terms of population analysis, it means the 

point at which growth gradually starts increasing at a decreasing rate. 

The following chart of Sarasota County provides a visual representation of its history and 

projected population growth. It is interesting to note that population growth reached its 

inflection point in 2012. As we approach buildout, the rate of population growth decreases. 
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The following table shows Sarasota County’s population growth broken down by cities 

and unincorporated areas. The rate of growth is not constant throughout the County. 

North Port’s population is forecasted to more than double by 2050, while Longboat Key 

shows a more modest increase. By 2050, there is a net forecast increase of 188,099 

people. 

Sarasota County Population Forecast 

 

 

MFM compared population growth forecasts with BEBR. MFM’s forecasts fall between 

BEBR Medium and BEBR High projections. 

 

 

Population Forecast 2023 2025 2030 2035 2040 2045 2050 Net Change

City of Sarasota 55,107 56,101 58,138 60,003 61,880 63,652 64,890 9,783

City of North Port 85,020 92,066 108,080 125,148 142,689 159,224 174,330 89,310

City of Venice 25,653 26,786 29,061 30,365 31,295 32,082 32,652 6,999

Longboat Key 4,193 4,212 4,246 4,271 4,291 4,305 4,314 121

Unincorporated Sarasota SW 249,044 253,709 261,356 266,684 271,428 275,745 279,626 30,582

Unincorporated Sarasota NE 37,261 41,323 50,220 58,310 66,627 77,100 88,565 51,304

Sarasota County (IGM) 456,278  474,197  511,101    544,781    578,210    612,108    644,377    188,099
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The chart below visually represents Manatee County’s historic and future population 

growth which reached its inflection point around 2020. Population growth was more 

modest between 1950 and 1970 than it is today. 

 

 

The following table breaks down Manatee County’s forecasted population growth by city. 

The North County East area will experience the greatest growth, while Anna Maria 

(already almost at buildout) is forecasted to increase minimally. By 2050, a net change of 

208,258 is forecasted. 

Manatee County Population Forecast 

 

 

Population Forecast 2023 2025 2030 2035 2040 2045 2050 Net Change

Anna Maria 476 479 484 488 490 491 492 16

Bradenton 55,879 57,999 60,413 61,223 61,620 61,829 61,937 6,058

Bradenton Beach 923 932 948 961 968 973 975 52

Holmes Beach 3,510 3,524 3,554 3,573 3,584 3,591 3,598 88

Longboat Key 2,495 2,517 2,555 2,582 2,597 2,607 2,616 121

North County East 56,586 63,743 80,917 99,360 117,413 140,122 163,563 106,977

North County West 34,027 36,946 42,490 46,171 49,235 51,937 54,527 20,500

Palmetto 13,252 13,452 13,853 14,166 14,412 14,602 14,765 1,513

South County East 88,250 95,065 109,448 117,440 123,135 129,800 138,171 49,921

South County West 166,500 170,711 176,984 181,440 185,009 187,249 189,512 23,012

Manatee County (IGM) 421,898 445,368 491,646 527,404 558,463 593,201 630,156 208,258
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Comparing MFM’s population growth forecast with BEBR, MFM lies between BEBR 

Medium and BEBR High. 

 

Sarasota-Manatee MPO Population Growth 

The inflection point for the combined Counties was reached in 2010. Note that the MFM 

forecast remains midway BEBR Medium and BEBR High projections.  
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The chart below shows how the combined counties will grow by 2050 with a net 

forecasted increase of 396,357 people. 

Regional Population Forecast 

 

 

By 2050, growth will continue to be concentrated in the north and southeast areas of the 

Sarasota-Manatee MPO Region. The dark navy-blue areas show where the greatest 

increase will occur. This is because the coastal areas are already heavily populated, they 

have limited potential for growth. 

 

Regional Population Forecast 2023 2025 2030 2035 2040 2045 2050 Net Change

Manatee County (IGM) 421,898 445,368 491,646 527,404 558,463 593,201 630,156 208,258

Sarasota County (IGM) 456,278 474,197 511,101 544,781 578,210 612,108 644,377 188,099

Total Population 878,176  919,565  1,002,747 1,072,185 1,136,673 1,205,309 1,274,533 396,357



Sarasota-Manatee MPO – Population & SE Data Summary 

12 
 

Employment 

As the population grows, so does the demand for goods, services, and the labor force to 

provide them. A land development decision is a traffic decision. The lack of affordable 

and reliable transportation options acts as a barrier to employment opportunities and 

economic stability. Transportation challenges affect both rural and urban communities. 

Lack of vehicle access, inadequate infrastructure, long distances, and lengthy travel times 

to reach needed services and adverse policies affect employment. 

An effective transportation system contributes to community development, economic 

development and tourism. The economy remains strong, and people want to move there. 

Unfortunately, affordable housing is not necessarily located near employment centers, 

leading to increased travel times and road congestion.   

To plan for a high quality of life for future residents, it is important to evaluate trip lengths 

and plan for minimal traffic congestion. Land use planning is a critical tool in this process. 

Even if there is an adequate supply of vacant land, there needs to be enough to provide 

for commercial nodes, such as shopping centers.  

If vacant commercial lands are fragmented, this could mean that there is not enough 

contiguous land to develop employment centers, such as shopping centers. In other 

words, 50 1-acre parcels are not the same as 1 50-acre parcel. This can result in 

inefficient strip commercial. This is why it is essential to plan for future shopping centers 

by location as well as commercial needs in general. 

The graph below shows how Sarasota County employment growth will increase by 2050. 
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The graph below shows how Manatee County’s employment will grow by 2050.  

 

Industrial land uses provide opportunity for employment centers and help balance the tax 

base. Industrial is considered differently than commercial retail and office. Commercial 

retail and office are influenced by demand. Industrial is influenced by policy, or how much 

land is available for industrial uses. Some industrial land use is demanded locally, 

particularly for construction uses and employment opportunities. Other industrial uses do 

not need to be near residents but should still be planned near high-capacity transportation 

corridors which can support freight traffic.  

A review of the combined Counties shows that by 2050 there will be over 144,000 more 

people employed in Sarasota and Manatee Counties. 
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Schools 

In areas with the robust growth that both Sarasota and Manatee Counties are 

experiencing, school overcrowding is a constant concern. Forecasting the when, where, 

and what kind of school will be needed is a vital element in assuring that the children of 

future residents will be adequately provided for. 

By 2050, Sarasota County will need an additional 16 school plants, and Manatee County 

will need an additional 18 school plants. Getting students to and from school creates its 

own set of transportation challenges. 

The following chart shows the projected increase in student enrollment and school plants 

for Sarasota County. By 2050, Sarasota County is forecasted to have over 17,000 

additional students. 

 

 

 

 

 

 

 



Sarasota-Manatee MPO – Population & SE Data Summary 

15 
 

The following chart shows that by 2050 Manatee County is forecasted to have over 

27,000 new students. 

 

 

Regionally, student enrollment is forecasted to grow by nearly 45,000 students. 

 



Sarasota-Manatee MPO – Population & SE Data Summary 

16 
 

Hotels 

Hotel and motel rooms accommodate transient seasonal visitors and business visitors. 

Existing hotels, motels, condotels and timeshares were inventoried to determine the 

number of rooms. 

Specific research was conducted to identify future hotel locations including review of 

existing entitlements for hotel rooms and commercial real estate marketing websites such 

as LoopNet. Parcels with a high likelihood of having future hotel/motel rooms were used 

in the spatial forecast. 

To incorporate the impact of hotel visitors, historic data regarding occupancy rates and 

party size were researched. For the 2050 LRTP SE data forecast, a seasonal occupancy 

rate of 95% and a party size of three people was used. While these factors do not 

represent the average condition throughout the year, they are intended to help model a 

peak seasonal condition. 

By 2050, Sarasota County will have an additional 2,500 hotel rooms, and Manatee County 

will have nearly 2,400 additional rooms.  
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By 2050, the Sarasota-Manatee MPO will need over 4,900 new hotel rooms for seasonal 

and business visitors. 
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Conclusions 

For the foreseeable future, Florida will continue to attract snowbirds as well as full-time 

residents. More than 180,000 new housing units will be needed to accommodate that 

growth in the Sarasota-Manatee MPO. The MPO is forecasted to add over 440,000 new 

residents from 2020 through 2050. The coastal areas will continue to add population as 

the remaining available land is developed.  The northern part of Manatee County and the 

southern part of Sarasota County will see half of all growth through 2050 by adding a 

combined 196,000 residents. 

Population growth will bring with it new employment opportunities and increased demand 

for goods and services. These demands bring with them the opportunity to locate future 

goods and services close to new residents to reduce unnecessary VMT, congestion and 

greenhouse gasses. Another important component of the population are school-aged 

children who will also need well-located schools to minimize trip lengths for students, 

parents, and teachers. 

Lastly, a trend that is gaining momentum in the southwest coastal counties is the 

replacement of older retail/commercial structures at large shopping centers and malls 

with a significant multifamily component.  Few of these commercial conversion to mixed-

use project have been completed but many are scheduled to be completed before 2030. 

This trend could change traffic patterns and improve property tax revenues and sales tax 

revenues for the respective municipalities. This trend should be monitored and studied to 

determine best practices that improve the conversion process and reduce the amount of 

time to obtain local approvals. 


