
Planning Board

City of Pensacola

Agenda - Final

Council Chambers, 1st FloorTuesday, August 8, 2023, 2:00 PM

QUORUM / CALL TO ORDER

1. SWEARING IN REAPPOINTMENTS.23-00588

2. BOARD ELECTION OF OFFICERS (CHAIR AND VICE CHAIR)23-00589

APPROVAL OF MEETING MINUTES

3. PLANNING BOARD MEETING MINUTES FROM JUNE 13, 202323-00490

Planning Board Minutes - June 13th, 2023Attachments:

REQUESTS

4. 100 WATER STREET AND 3600 BLK ELKTON STREET - REQUEST 

FOR VACATION OF ALLEY AND STREET RIGHT OF WAY

ZONE R-1A

23-00554

Images

Application Packet_7.28.2023

Sec._12_11_4._Vacation_of_streets_alleys

Review Comments

Attachments:

5. 50 S. 9TH AVENUE - GATEWAY REDEVELOPMENT DISTRICT - 

AESTHETIC REVIEW APPLICATION

23-00555

Images

Aesthetic Review_Hawkshaw__Application and Materials_8.1.2023_REDUCED FILE

Sec._12_3_12(1).___Redevelopment_land_use_district. (5)

Review Comments_Hawkshaw

Hawkshaw June 30 Submittal Deviation CRA Letter - 07.27.23

Attachments:

OPEN FORUM

DISCUSSION
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August 8, 2023Planning Board Agenda - Final

6. PROPOSED AMENDMENT TO THE LAND DEVELOPMENT CODE - 

PROVIDING FURTHER DEVELOPMENT INCENTIVES AND OPTIONS

23-00580

Reduction of Off Street Parking as it Pertains to the Land Development Code

Review of Building Height Maximums in the Urban Core Redevelopment Area

Attachments:

ADJOURNMENT

If any person decides to appeal any decision made with respect to any matter considered at 

such meeting, he will need a record of the proceedings, and that for such purpose he may 

need to ensure that a verbatim record of the proceedings is made, which record includes the 

testimony and evidence upon which the appeal is based.

ADA Statement

The City of Pensacola adheres to the Americans with Disabilities Act and will make 

reasonable accommodations for access to City services, programs and activities. Please call 

850-435-1670 (or TDD 435-1666) for further information. Request must be made at least 48 

hours in advance of the event in order to allow the City time to provide the requested services.

If any person decides to appeal any decision made with respect to any matter considered at such meeting, he will 

need a record of the proceedings, and that for such purpose he may need to ensure that a verbatim record of the 

proceedings is made, which record includes the testimony and evidence upon which the appeal is to be based. 

The City of Pensacola adheres to the Americans with Disabilities Act and will make reasonable accommodations 

for access to City services, programs and activities. Please call 435-1606 (or TDD 435-1666) for further 

information. Request must be made at least 48 hours in advance of the event in order to allow the City time to 

provide the requested services.
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City of Pensacola

Memorandum

222 West Main Street
Pensacola, FL  32502

File #: 23-00588 Planning Board 8/8/2023

TO: Planning Board Members

FROM: Gregg Harding, Assistant Planning & Zoning Division Manager

DATE: 8/8/2023

SUBJECT:

Swearing in Reappointments.

BACKGROUND:

The following board members have been reappointed to serve on the Planning Board:
- Danny Grundhoefer
- Kurt Larson
- Charletha Powell
- Paul Ritz
- Eladies Sampson
- Myra Van Hoose
- Bianca Villegas

Page 1 of 1
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City of Pensacola

Memorandum

222 West Main Street
Pensacola, FL  32502

File #: 23-00589 Planning Board 8/8/2023

TO: Planning Board Members

FROM: Gregg Harding, Assistant Planning & Zoning Division Manager

DATE: 8/8/2023

SUBJECT:

Board Election of Officers (Chair and Vice Chair)

BACKGROUND:

The board shall elect a chairperson and a vice-chairperson from among its members. Terms of all
such officers shall be for one year, with eligibility for reelection.

Page 1 of 1
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City of Pensacola

Memorandum

222 West Main Street
Pensacola, FL  32502

File #: 23-00490 Planning Board 8/8/2023

TO: Planning Board Members

FROM: Gregg Harding, Assistant Planning & Zoning Division Manager

DATE: 8/8/2023

CITY COUNCIL DISTRICT: ALL

SUBJECT:

Planning Board Meeting Minutes from June 13, 2023

Page 1 of 1
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onto Colfax Street. Both are considered “other streets and areas within the gateway 
redevelopment district” and all attached wall signs have the following regulations: a. 
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additional criteria that must be met since it’s in a Planning Board district.  Assistant City 

“That special conditions and circumstances exist which are peculiar to the land, str

the same zoning district;” City Attorney Lindsay stated it’s particular to the 

Member Grundhoefer stated he doesn’t feel this is

brand requirements otherwise they won’t be in 
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should’ve been considered before purchasing the property

size of the sign.  Board Member Villegas stated she doesn’t feel they have met 

regarding criterion 1 based on the board’s discussion –

1 which is North Hill’s preservation commercial district. Per Sec. 12
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City of Pensacola

Memorandum

222 West Main Street
Pensacola, FL  32502

File #: 23-00554 Planning Board 8/8/2023

TO: Planning Board Members

FROM: Cynthia Cannon, Planning & Zoning Division Manager

DATE: 8/1/2023

CITY COUNCIL DISTRICT: 7

SUBJECT:

100 Water Street and 3600 BLK Elkton Street - Request for Vacation of Alley and Street Right of Way
Zone R-1A

BACKGROUND:

A request has been received from Old City Developers, LLC, for a vacation of right of way at 100
Water Street and 3600 BLK Elkton Street. This includes two rights of way: (1) an unimproved portion
of Water Street and (2) an unimproved alleyway. Both are located within two parcels and under a
single ownership. The purpose is to later development the parcels as a subdivision which will also be
reviewed by Planning Board at that time.

This request has been routed through the various City departments and utility providers.  Those
comments are attached for your review.

RECOMMENDED CODE SECTIONS

Sec. 12-11-4. Vacation of streets, alleys
<https://library.municode.com/fl/pensacola/codes/code_of_ordinances?
nodeId=PTIICOOR_TITXIILADECO_CH12-11ADEN_S12-11-4VASTAL>

Page 1 of 1
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Vacation of Water Street and Alleyway – 100 Water Street and 3600 BLK Elkton Street 
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LEGAL DESCRIPTION 

That portion of 15th Avenue (60’ public right-of-way – unopen) between Blocks 125 and 126, Pettersen 

Addition, north of 10th Street (currently Elkton Street, 75’ public right-of-way) as shown on Map of the 

City of Pensacola, FLA., as published by Thos. C. Watson & Co. and recorded in Deed Book 126, at Page 

400 of the public records of Escambia County, Florida and lying south of the south line of parcel 

described in Official Records Book 6434 at Page 830 of said public records and also, that portion of the 

alley way in between said Block 126, and that portion of the alley way in between Block 125 lying west 

of the east line of parcel described in Official Records Book 8705 at Page 433, of said public records. 

Lying in and being a portion of Section 39, Township 2 South, Range 30 West, Escambia County, Florida.  
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    Created: 2023-06-06 09:46:15 [EST] 

(Supp. No. 3) 

 
Page 1 of 2 

Sec. 12-11-4. Vacation of streets, alleys. 

This section is established to provide for the vacation of streets, alleys or other public rights-of-way by 
official action of the city council.  

(1) Application. An application for vacation of streets, alleys or other public right-of-way shall be filed with 
the planning services department and shall include the reason for vacation and a legal description of 
the property to be vacated. Application for an alley vacation shall be in petition form signed by all 
property owners abutting the portion of the alley to be vacated. If all property owners do not sign the 
petition requesting such alley vacation, city staff shall determine the portion of the alley to be vacated.  

a. An application for vacation of streets, alleys or other public right-of-way must be submitted to 
the planning services department at least 30 days prior to the regularly scheduled meeting of the 
planning board.  

b. The application shall be scheduled for hearing only upon determination that the application 
complies with all applicable submission requirements.  

c. No application shall be considered complete until all of the following have been submitted:  

1. The application shall be submitted on a form provided by the board secretary.  

2. Each application shall be accompanied by the following information and such other 
information as may be reasonably requested to support the application:  

i. Accurate site plan drawn to scale;  

ii. A legal description of the property proposed to be vacated;  

iii. Proof of ownership of the adjacent property, including a copy of the deed and a 
title opinion, title insurance policy, or other form of proof acceptable to the city 
attorney;  

iv. Reason for vacation request;  

v. Petition form signed by all property owners abutting the portion of the right-of-
way or alley to be vacated.  

3. The applicant shall be required to pay an application fee according to the current schedule 
of fees established by the city council for the particular category of application. This fee 
shall be nonrefundable irrespective of the final disposition of the application.  

4. Any party may appear in person, by agent, or by attorney.  

5. Any application may be withdrawn prior to action of the planning board or city council at 
the discretion of the applicant initiating the request upon written notice to the board 
secretary.  

(2) Planning board review and recommendation. The request to vacate will be distributed to the 
appropriate city departments and public agencies for review and comment. Said departments shall 
submit written recommendations of approval, disapproval or suggested revisions, and reasons 
therefor, to the city planning services department. The planning board shall review the vacation 
request and make a recommendation to the city council at a regularly scheduled planning board 
meeting. When a request for vacation of a right-of-way adjacent to a street or alley is made, the 
vacation shall be limited to a minimum of no less than ten feet from the existing back-of-curb. Any 
existing sidewalk on a right-of-way must be maintained or rebuilt by an owner granted such a vacation 
in order to preserve ADA accessibility to the public.  

38



 

 

 
    Created: 2023-06-06 09:46:15 [EST] 

(Supp. No. 3) 

 
Page 2 of 2 

a. Public notice for vacation of streets, alleys.  

1. A sign shall be prominently posted on the property to which the application pertains at 
least seven days prior to the scheduled board meeting.  

2. The city shall notify property owners within a 300-foot radius, as identified by the current 
county tax roll maps, of the property proposed for vacation with a public notice by post 
card at least five days prior to the board meeting. The public notice shall state the date, 
time and place of the board meeting.  

(3) City council review and action. The planning board recommendation shall be forwarded to the city 
council for review and action.  

a. Notice and hearing. The city council shall set a date for a public hearing to be conducted during a 
regularly scheduled city council meeting. Planning staff shall post a sign specifying the date and 
time of the public hearing at least seven days prior to the hearing. A public notice shall be 
published in a local newspaper of general distribution stating the time, place and purpose of the 
hearing at least ten days prior to the public hearing. The city shall notify property owners by 
certified mail, as identified by the current county tax roll, at least 15 days prior to the city council 
public hearing.  

1. In case of an alley vacation request all adjacent owners shall be notified.  

2. In the case of a street vacation request, all property owners within 300 feet of the request 
shall be notified.  

b. Action. The city council shall approve, approve with modifications, or deny the vacation request 
at the council public hearing. If the request is approved by the council, an ordinance will be 
drawn and read two times following the public hearing, at which time the vacation becomes 
effective. When a request for vacation of a right-of-way adjacent to a street or alley is made, the 
vacation shall be limited to a minimum of no less than ten feet from the existing back-of-curb. 
Any existing sidewalk on a right-of-way must be maintained or rebuilt by an owner granted such 
a vacation in order to preserve ADA accessibility to the public.  

(4) Easements retained. If the city council determines that any portion of a public street or right-of-way is 
used or in the reasonably foreseeable future will be needed for public utilities, the street may be 
vacated only upon the condition that appropriate easements be reserved for such public utilities.  

(5) Zoning of vacated property. Whenever any street, alley or other public right-of-way is vacated, the 
district use and area regulations governing the property abutting upon each side of such street, alley or 
public right-of-way shall be automatically extended to the center of such vacation and all area included 
within the vacation shall thereafter be subject to all appropriate regulations of the extended use 
districts.  

(6) Ownership of property. Whenever any street, alley or public right-of-way is vacated, ownership of said 
property conferred by such action shall extend from the right-of-way line to the center of said 
property, unless otherwise specified.  

(Code 1986, § 12-12-4; Ord. No. 6-93, § 26, 3-25-1993; Ord. No. 44-94, § 7, 10-13-1994; Ord. No. 15-00, § 8, 3-23-
2000; Ord. No. 12-09, § 3, 4-9-2009; Ord. No. 01-19, § 1, 2-14-2019; Ord. No. 23-20, 7-16-20) 
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Review Routing

Project:  Vacation of Right of Way - Water Street and Alleyway 

Meeting:   August 8, 2023

Department: Comments:

Planning No comments.

FIRE No comments received.

PW/E No comments.

Surveyor No survey comments.

Inspection Svcs No comments received.

Pensacola Energy Pensacola Energy has gas main in the north R/W of Elkton st. and in the west R/W of Water St. ( 

see attached Facility location map). I do not believe our gas facilities fall within this vacate 

request, however it is tough to be certain without excavation. If the Gas facilities are not within the 

vacation area, Pensacola energy does not have an objection to the vacation request.  FOLLOW 

UP FROM CITY SURVEYOR - Gregg, attached you should find a photo (facing east) taken this 

morning showing the gas utility markings between the back of curb and the power pole. Please 

direct your attention to an orange pin flag on the far left side of the landscape. This orange pin 

flag marks the southeastern property corner of the subject parcel placing the marked gas line well 

within the public right-of-way of Elkton Street. [PENSACOLA ENERGY COMMENTS 

RESOLVED]
ECUA ECUA has no objection to the r/w vacation request and will not be requesting a retained 

easement, as long as the vacated area does not include any portion of Elkton St.

FPL We have facilities on Water St and therefore we need to retain our easement rights in this area. 

RESPONSE FROM APPLICANT - Greg, We will go forward with road abandonment leaving Fl 

Power easement in place and deal with it later.

ATT AT&T has NO facilities in the proposed alley way or in the in the piece of 15
th

 Ave/Water St that 

was never developed on. 

Legal No comments received.
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City of Pensacola

Memorandum

222 West Main Street
Pensacola, FL  32502

File #: 23-00555 Planning Board 8/8/2023

TO: Planning Board Members

FROM: Cynthia Cannon, Planning & Zoning Division Manager

DATE: 8/1/2023

CITY COUNCIL DISTRICT: 6

SUBJECT:

50 S. 9th Avenue - Gateway Redevelopment District - Aesthetic Review Application

BACKGROUND:

SMP Architecture is seeking site plan and aesthetic approval for the Hawkshaw development project.
The residential development shows three three-story buildings to accommodate 58 units. Materials
include a stucco system façade with aluminum frame openings and standing seam metal roofs.
Parking will be provided at the north side of the complex and along S. 10th Avenue. The parking area
is proposed to be covered by concrete pavers in a herringbone pattern.

This project has undergone a number of modifications, and a letter from CRA outlining certain
deviations from past plans has been included. However, this current version will also be reviewed at
the August 17 CRA meeting. As a result, any approvals granted by Planning Board will be contingent
upon CRA’s acceptance of the plans and subsequent permitting requirements.

This request has been routed through the various City departments and utility providers.  Those
comments are attached for your review.

RECOMMENDED CODE SECTIONS

Sec. 12-3-12(1) - Redevelopment land use district, GRD
<https://library.municode.com/fl/pensacola/codes/code_of_ordinances?
nodeId=PTIICOOR_TITXIILADECO_CH12-3ZODI_ARTIINGE_S12-3-12RELAUSDI>

Page 1 of 2
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File #: 23-00555 Planning Board 8/8/2023

Page 2 of 2
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Aesthetic Review – 50 S. 9th Avenue 
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Planning Board Application 

Request for Aesthetic Review 

 

Planning Services 
222 W. Main Street * Pensacola, Florida 32502 

(850) 435-1670 
Mail to:  P.O. Box 12910 * Pensacola, Florida 32521 

 

Pensacola City of 

America’s First Settlement 

And Most Historic City 

 

     Application Date:     

 
Project Address:            
 
Applicant:             
 
Applicant’s Address: _________________________________________________________________ 
 
Email:         Phone:     
 
Property Owner: _________________________________________________________________  
        

Redevelopment 
District:  

 Waterfront Gateway South Palafox 
Business 

North 9th  
Avenue 

 

* An application for aesthetic review shall be reviewed by a representative of the Planning Board once all 
materials have been submitted and it is deemed complete by the Secretary to the Board.   
 

Project specifics/description:     

              

              

              

              

              

              

              

              

              

              

 
I, the undersigned applicant, understand that payment of these fees does not entitle me to approval and 
that no refund of these fees will be made.   
 
 

                                         
  Applicant Signature       Date 
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 VICINITY SKETCH

SITE CIVIL PLANS FOR

Hawkshaw
          SECTION 00, TOWNSHIP 0 SOUTH, RANGE 00 WEST

ESCAMBIA COUNTY - PENSACOLA, FLORIDA

A PROPOSED RESIDENTIAL DEVELOPMENT

GENERAL NOTES: 

ENGINEER OF RECORD

SURVEYOR

OWNER AND DEVELOPER

PENSACOLA, FL 32502
657 E. ROMANA STREET

HAWKSHAW DEVELOPMENT GROUP LLC

LEGAL DESCRIPTION: JULY 2023

PERMIT SET
NOT RELEASED FOR CONSTRUCTION 7/31/23
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AutoCAD SHX Text
%%UTREE SPECIES LIST                 

AutoCAD SHX Text
*When measuring a tree to determine if it meets the trunk diameter criteria, it shall be measured at diameter breast height (DBH), which is the diameter of the tree at 4½ feet (54 inches) above ground. The scientific name controls for compliance purposes. Common names are furnished for reference purposes only. **Shade trees. 
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5.0  INSPECTIONS:

Qualified personnel shall inspect the following items, but not limited to, at least
once every seven calendar days and within 24 hours of the end of a storm that is
0.25 inches or greater.  Where sites have been finally stabilized, inspections
shall be conducted at least once every month.

7.1  Records:

6.0  NON-STORMWATER DISCHARGES:

7.2  Inspection Reports:

7.0  IMPLEMENTATION CHECKLIST:

Dates when major grading activities occur.

Dates when construction activities temporarily cease on a portion of the site.

Dates when construction activities permanently cease on a portion of the site.

Dates when stabilization measures are initiated on the site.

The Contractor shall prepare inspection reports summarizing the following, but
not limited to:

The Contractor shall maintain records of construction activities including, but not
limited to:

7.4  SWPPP Modification:

The Contractor shall modify the SWPPP as necessary to:

7.3  Releases of Reportable Quantities of Oil or Hazardous Materials:

The following items shall be complete before submitting the NOT:

8.0  TERMINATION CHECKLIST:

The Contractor shall report any releases of reportable quantities of oil or
hazardous materials if they occur as per the measures outlined in Section 6.0 of
the SWPPP.

Name of inspector.

Qualifications of inspector.

Measures/areas inspected.

Observed conditions.

Changes necessary to the SWPPP.

The Contractor shall be responsible for reporting any hazardous substance spills
that may equal or exceed a Reportable Quantity (RQ).  Refer to EPA's List of
Hazardous Substances and Reportable Quantities (EPA 40 CFR 302.4 & 117).
This list can be obtained from EPA's website (www.epa.gov) or by contacting
EPA.  If an RQ release does occur the Contractor shall perform the following
procedures:

Notify the National Response Center immediately at 800-424-8802.

Provide written description of the release within 14 days providing dates, cause
and prevention methods to the regional EPA office.

Modify the SWPPP as necessary to address added prevention methods.

All soil disturbing activities are complete.

Temporary erosion and sediment control measures have been removed or will
be removed at an appropriate time.

All areas of the construction site not otherwise covered by permanent pavement
or structure have been stabilized with uniform perennial vegetative cover with a
density of 70% or equivalent measures have been employed.

Comply with minimum permit requirements when notified by FDEP that the plan
does not comply.

Address any changes in design, construction operations or maintenance, which
has an effect on the potential for discharge of pollutants.

Prevent reoccurrence of reportable quantity releases of hazardous material or oil.

Points of discharge to waters of the United States.

Points of discharge to municipal separate storm sewer systems.

Disturbed areas of the site that have not been finally stabilized.

Areas used for storage of materials that are exposed to precipitation.

Structural controls.

Stormwater management systems.

Locations where vehicles enter or exit the site.

2.5  Site Map:

50 S. 9TH AVENUE
PENSACOLA, FL 32502

1.0  BACKGROUND & REQUIREMENTS:

1.1  Introduction:

STORM WATER POLLUTION PREVENTION PLAN

The referenced support documentation for this Storm Water Pollution Prevention
Plan (SWPPP) is the United States Environmental Protection Agency's (EPA)
Storm Water Management for Construction Activities, Developing Pollution
Prevention Plans and Best Management Practices Summary Guidance (EPA
833-R-92-001) and Storm Water Management for Construction Activities,
Developing Pollution Prevention Plans and Best Management Practices (EPA
832-R-92-005).  This SWPPP is designed to protect onsite and adjacent natural
resources, including but not limited to, wetlands, marshes, bayous and bays,
while preserving wildlife and archeological resources.

Project Address:

1.6  Application Information:

3.0  CONTROLS:

2.6  Receiving Waters:

3.1  Erosion and Sediment Controls:

N 30° 24' 49"
W 87° 12' 15"

TBD

3.3  Other Controls:

3.2  Stormwater Management:

4.0  MAINTENANCE:

Latitude:
Longitude:

1.2  Notice of Intent (NOI):

Rule 62-621.300(4), FAC requires the construction operator of a site that
disturbs one or more acres to obtain coverage from the Generic Permit for
Stormwater Discharge from Construction Activities that Disturb Five or More
Acres (CGP).  The contractor is required to submit a Notice of Intent to Use
Generic Permit for Stormwater Discharge from Construction Activities that
Disturb One or More Acres (FDEP Form 62-621.300(4)(b)) along with the
appropriate application fee to the following address 48 hours prior to
commencing construction:

This project does not require the General Stormwater Permit specified by Rule
62-25.801, Florida Administrative Code (FAC) by the Florida Department of
Environmental Protection (FDEP).

1.3  Stormwater Pollution Prevention Plan (SWPPP):

The contractor is required to certify this Stormwater Pollution Prevention Plan
(SWPPP) below prior to submitting the NOI.  This SWPPP is not required to be
submitted with the NOI, but is required to be kept on site during all phases of
construction.  Because erosion and sediment controls and construction methods
vary significantly from contractor to contractor, the contractor can propose
alternative methods to this SWPPP that are equal or better at controlling erosion
and sedimentation.  At a minimum, the contractor must follow the erosion control
plan specified in the construction plans and documents.  Any modifications to
this SWPPP must be documented and kept with the plan as part of the records
keeping process to be in full compliance with the CGP.

This form can be obtained from FDEP's website (www.dep.state.fl.us) or by
contacting FDEP.  Please note that the current application fee is $150; however,
this fee is subject to change without notice.  Always refer to the most current
version of Rule 62-4.050(4)(d), FAC to confirm the amount before submitting
payment.  If construction activity exceeds five years, the contractor must re-apply
for coverage.

                    NPDES Stormwater Notices Center, MS # 2510
                    Florida Department of Environmental Protection
                    2600 Blair Stone Road
                    Tallahassee, Florida 32399-2400

Company & Address

Name & Title (Print)

1.5  Notice of Termination (NOT):

Signature                     Date

Print & Sign Name

                    NPDES Stormwater Notices Center, MS # 2510
                    Florida Department of Environmental Protection
                    2600 Blair Stone Road
                    Tallahassee, Florida 32399-2400

This form can be obtained from FDEP's website (www.dep.state.fl.us) or by
contacting FDEP.  The NOT can not be submitted until all disturbed soils at the
construction site have been finally stabilized and temporary erosion and
sediment control measures have been removed or will be removed at an
appropriate time.  Final stabilization means that all soil disturbing activities at the
site have been completed and that a uniform perennial vegetative cover with a
density of 70 percent of the cover for unpaved areas and areas not covered by
permanent structures has been established, or equivalent stabilization measures
have been employed.  If construction activity exceeds five years, the contractor
must re-apply for coverage.

The contractor is required to submit a Notice of Termination of Generic Permit
Coverage (FDEP Form 62-621.300(6)) upon construction completion to
discontinue permit coverage.  The NOT is to be submitted to the following
address:

Responsibilities (General Contractor, Site Contractor, Subcontractor, Other):

I certify under penalty of law that I understand the terms and conditions of the
general National Pollutant Discharge Elimination System (NPDES) permit that
authorizes the storm water discharges associated with construction activity from
the construction site identified as part of this certification.

1.4  Contractor's Certification:

2.1  Nature of Construction Activities:

2.0  SITE DESCRIPTION:

62-25 Permit No.:

Receiving Water Name:          Pensacola Bay

MS4 Operator Name:              City of Pensacola PH# (850) 435-1755

2.2  Sequence of Major Soil Disturbing Activities:

2.4  Runoff Data:

Buildings:     0.78 Ac.
Pavement:   1.15 Ac.
Gravel: 0.00 Ac.
Ponds: 0.00 Ac.
Total Area:   2.30 Ac

2.3  Area Estimates:

Soils Data:

This project consists of the construction of (3) residential buildings that make up
34,160± sq ft with asphalt pavement, concrete sidewalks, and stormwater
management system.

Water Management District:   Northwest Florida (NWFWMD)

DISCHARGE POST (CFS)
1 hour - 100 year storm 8.28
2 hour - 100 year storm 11.04    
4 hour - 100 year storm 13.62
8 hour - 100 year storm 17.39
24 hour - 100 year storm 24.75

This project shall consist of the construction of storm sewers by the City of
Pensacola or its contractor within public rights of way. The construction should
proceed in the following manner:

1. Installation of all sediment and erosion control devices that can be placed prior
to any major soil disturbances.

2. Clear and remove all existing vegetation in those areas where necessary. All
remaining vegetation shall be properly protected and to remain in its natural
state.

3. Immediate installation of all remaining sediment and erosion control devices.

4. Initiate construction of improvements.

5. Upon completion of construction activities, provide restoration, fine grade
remainder of site, and stabilize with temporary seeding.

6. Removal of appropriate temporary sediment and erosion control devices.

Soil 32 - Troup Sand, 0-5% Slopes

The following sequence of major activities shall be followed unless the contractor
can propose an alternative that is equal to or better at controlling erosion and
sedimentation.  The detailed sequence for the entire project can vary
significantly from contractor to contractor.  The contractor is responsible for
documenting any changes.

Approximate Slopes: Existing slopes range from 0-2%. Onsite grades will be
modified to improve the functionality of the site and to direct stormwater into the
proposed retention ponds for treatment.

Drainage Patterns:  No change in the existing drainage pattern shall occur as a
result of this project's construction.

The construction plans are to be used as the site maps.   The location of the
required information is described below.  All the items discussed below can be
found on the noted plan sheet.

Surface Waters:  N/A

Areas to be Stabilized: Permanent stabilization is shown on the plans.  It will be
the contractor's responsibility to indicate the location on the plans of all
temporary stabilization practices used during construction.

Locations of Controls: as shown on sheet C2.

Areas not to be Disturbed: Any areas not showing demolition work or permanent
features are assumed not to be disturbed.  It will be the contractor's responsibility
to indicate on the plans any of these areas that do get disturbed as well as any
areas used for staging and materials storage.

All erosion and sediment controls specified on these plans (limits of soil erosion
and sedimentation control measures) shall be installed prior to any construction
or demolition.  Silt fencing and staked hay bales shall be installed along
down-gradient limits to protect existing drainage structures and/or drainage
systems from erosion and sedimentation.

Pensacola Bay is the receiving waters of the stormwater runoff from this project.

Discharge Points:  The retention pond  discharges to the an existing 36" storm
pipe that runs through our project parcel that discharges into Admiral Mason
Park to the south.

Offsite Vehicle Tracking:  If off site tracking of sediments by construction vehicles
occurs, the contractor is required to install a Soil Tracking Prevention Device
(STPD) as per FDOT Standard Index 106 at all exits to the site where sediment
tracking is occurring.  The Contractor is also responsible for documenting this
portion of the SWPPP.

Controls shall be kept in full operating condition throughout all phases of
construction until all disturbed areas are completely stabilized.  Maintenance,
repair records and repair requests shall be documented.  Repairs and
deficiencies shall be completed as soon as possible and within seven days after
inspection.  Any required changes that are not covered in the SWPPP shall also
be made as soon as possible within seven days and documented.

Waste Disposal:  The contractor is responsible for all waste disposal from the
site.  The contractor shall employ waste disposal practices that meet all local,
state, and federal guidelines and prevent discharge of solid materials to waters
of the United States.  The Contractor is responsible for documenting this portion
of the SWPPP.

Temporary seeding and mulching shall be applied after 14-day intervals of
ceased disturbance activities that will exceed 20-day periods.  Graded areas
shall be stabilized with permanent seeding, mulching, and fertilizing, or sodding
within five days of final grading.  All grassing shall be accomplished between
April 1st and August 1st.  Landscaping, including sodding, shall be installed by
an experienced Landscape Contractor.  Proposed disturbed areas will not
exceed 10 acres in any drainage area. See Sheet 3 for additional information.

Areas of Soil Disturbance: The area of disturbance boundaries are shown on the
plan sheets.

(SHEET C6)

(SHEET C6)

(SHEET C6)
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1. ALL EROSION AND SEDIMENT CONTROL PRACTICES TO BE INSTALLED PRIOR TO ANY MAJOR SOIL DISTURBANCE, OR IN THEIR PROPER SEQUENCE, AND MAINTAINED UNTIL PERMANENT PROTECTION IS ESTABLISHED.  2. ANY DISTURBED AREAS THAT WILL BE LEFT EXPOSED MORE THAN 20 DAYS, AND NOT SUBJECT TO CONSTRUCTION TRAFFIC, WILL IMMEDIATELY RECEIVE A TEMPORARY SEEDING. IF THE SEASON PREVENTS THE ESTABLISHMENT OF A TEMPORARY COVER, THE DISTURBED AREAS WILL BE MULCHED WITH STRAW, OR EQUIVALENT MATERIAL, AT A RATE OF TWO (2) TONS PER ACRE, ACCORDING TO STATE STANDARDS.  3. PERMANENT VEGETATION TO BE SEEDED OR SODDED ON ALL EXPOSED AREAS WITHIN TEN (10) DAYS AFTER GRADING. MULCH TO BE USED AS NECESSARY FOR PROTECTION UNTIL SEEDING IS ESTABLISHED.  4. ALL WORK AND MATERIALS TO BE IN ACCORDANCE WITH THE FDOT "STANDARD SPECIFICATIONS FOR ROAD AND BRIDGE CONSTRUCTION", LATEST EDITION, SECTIONS 104, 570, 575 AND 980 TO 986.  *5. A BITUMINOUS CONCRETE BASE COURSE WILL BE APPLIED IMMEDIATELY FOLLOWING ROUGH GRADING AND INSTALLATION OF IMPROVEMENTS IN ORDER TO STABILIZE STREETS, ROADS, DRIVEWAYS AND PARKING AREAS. IN AREAS WHERE NO UTILITIES ARE PRESENT, THE BITUMINOUS CONCRETE BASE SHALL BE INSTALLED WITHIN 15 DAYS OF THE PRELIMINARY GRADING.  *6. IMMEDIATELY FOLLOWING INITIAL DISTURBANCE OR ROUGH GRADING, ALL CRITICAL AREAS SUBJECT TO EROSION (I.E. STEEP SLOPES AND ROADWAY EMBANKMENTS) WILL RECEIVE A TEMPORARY SEEDING IN COMBINATION WITH STRAW MULCH OR A SUITABLE EQUIVALENT, AT A THICKNESS OF TWO (2) TO FOUR (4) INCHES MIXED WITH THE TOP TWO (2) INCHES OF SOIL, ACCORDING TO STATE STANDARDS.  *7. ANY STEEP SLOPES RECEIVING PIPELINE INSTALLATION WILL BE BACKFILLED AND STABILIZED DAILY, AS THE INSTALLATION PROCEEDS (I.E. SLOPES GREATER THAN 3:1).  *8. A CRUSHED LIMEROCK, VEHICLE WHEEL-CLEANING BLANKET SHALL BE INSTALLED AT THE CONTRACTOR'S STAGING YARD AND/OR STOCKPILE AREAS TO PREVENT OFF-SITE TRACKING OF SEDIMENT BY CONSTRUCTION VEHICLES ONTO PUBLIC ROADS. BLANKET SHALL BE 15FT. X 50FT. X 6IN. (MINIMUM), CRUSHED LIMEROCK 2 1/2 INCHES IN DIAMETER. SAID BLANKET SHALL BE UNDERLAIN WITH A FDOT CLASS 3 SYNTHETIC FILTER FABRIC AND MAINTAINED IN GOOD ORDER.  9. AT THE TIME WHEN THE SITE PREPARATION FOR PERMANENT VEGETATIVE STABILIZATION IS GOING TO BE ACCOMPLISHED, ANY SOIL THAT WILL NOT PROVIDE A SUITABLE ENVIRONMENT TO SUPPORT ADEQUATE VEGETATIVE GROUND COVER, SHALL BE REMOVED OR TREATED IN SUCH A WAY THAT WILL PERMANENTLY ADJUST THE SOIL CONDITIONS AND RENDER IT SUITABLE FOR VEGETATIVE GROUND COVER. IF THE REMOVAL OR TREATMENT OF THE SOIL WILL NOT PROVIDE SUITABLE CONDITIONS, NON-VEGETATIVE MEANS OF PERMANENT GROUND STABILIZATION WILL HAVE TO BE EMPLOYED.  *10. CONDUIT OUTLET PROTECTION MUST BE INSTALLED AT ALL REQUIRED OUTFALLS PRIOR TO THE DRAINAGE SYSTEM BECOMING OPERATIONAL.  11. UNFILTERED DEWATERING IS NOT PERMITTED. THE CONTRACTOR SHALL TAKE ALL NECESSARY PRECAUTIONS DURING ALL DEWATERING OPERATIONS TO MINIMIZE SEDIMENT TRANSFER.  12. SHOULD THE CONTROL OF DUST AT THE SITE BE NECESSARY, THE SITE WILL BE SPRINKLED UNTIL THE SURFACE IS WET, TEMPORARY VEGETATION COVER SHALL BE ESTABLISHED OR MULCH SHALL BE APPLIED IN ACCORDANCE WITH STATE STANDARDS FOR EROSION CONTROL.  13. ALL SOIL WASHED, DROPPED, SPILLED OR TRACKED OUTSIDE THE LIMIT OF DISTURBANCE OR ONTO PUBLIC RIGHTS-OF-WAY WILL BE REMOVED IMMEDIATELY.  14. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY EROSION OR SEDIMENTATION THAT MAY OCCUR BELOW STORMWATER OUTFALLS OR OFFSITE AS A RESULT OF CONSTRUCTION OF THE PROJECT.  15. ALL SOIL STOCKPILES ARE TO BE TEMPORARILY STABILIZED IN ACCORDANCE WITH SOIL EROSION AND SEDIMENT CONTROL NOTE NUMBER 2 (ABOVE).  16. THE SITE SHALL AT ALL TIMES BE GRADED AND MAINTAINED SUCH THAT ALL STORM WATER RUNOFF IS DIVERTED TO SOIL EROSION AND SEDIMENT CONTROL FACILITIES.  17. ALL SEDIMENTATION STRUCTURES SHALL BE INSPECTED AND MAINTAINED REGULARLY.  18. ALL CATCH BASIN INLETS SHALL BE PROTECTED WITH SILT FENCING AS SHOWN ON DETAIL.  19. THE CONTRACTOR SHALL PREPARE A PLAN FOR THE PROPER DEWATERING AND DOWNSTREAM SILTATION PROTECTION.  20. ANY AREAS USED FOR THE CONTRACTOR'S STAGING, INCLUDING BUT NOT LIMITED TO, TEMPORARY STORAGE OF STOCKPILED MATERIALS (E.G. CRUSHED STONE, QUARRY PROCESS STONE, SELECT FILL, EXCAVATED MATERIALS, ETC.), SHALL BE ENTIRELY PROTECTED BY A SILT FENCE ALONG THE LOW ELEVATION SIDE TO CONTROL SEDIMENT RUNOFF.  21. THE CONTRACTOR'S MEANS AND METHODS OF GROUNDWATER DEWATERING SHALL COMPLY WITH ALL REGULATORY REQUIREMENTS FOR THE TEMPORARY DIVERSION OF GROUNDWATER AND ITS DISCHARGE, INCLUDING FDEP CHAPTER 62-621 "GENERAL PERMIT FOR THE DISCHARGE OF PRODUCED GROUNDWATER FROM ANY NON-CONTAMINATED SITE ACTIVITY".  * WHERE APPLICABLE
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Sec. 12-3-12. Redevelopment land use district. 

The regulations in this section shall be applicable to the gateway and waterfront redevelopment zoning 
districts: GRD and WRD.  

(1) GRD, Gateway Redevelopment District. 

 a. Purpose of district. The gateway redevelopment district is established to promote the orderly 
redevelopment of the southern gateway to the city in order to enhance its visual appearance, 
preserve a unique shoreline vista, improve traffic safety, and encourage a high quality of site 
planning and architectural design. Site specific analysis of each development proposal within the 
gateway district is intended to ensure that the scenic orientation and open space image of the 
Bayfront Parkway is maintained, the development character of the Chase-Gregory corridor is 
upgraded, and the boundary of the adjacent historic district is positively reinforced.  

b. Uses permitted. 

 1. Single-family residential (attached or detached) at a maximum density of 17.4 units per 
acre. Multifamily residential at a maximum density of 100 dwelling units per acre.  

2. Home occupations, subject to regulations in section 12-3-13.  

3. Offices.  

4. Adult entertainment establishments subject to the requirements of chapter 7-3 when 
located within the dense business area as defined in chapter 12-13, Definitions.  

5. All commercial uses permitted in the C-2A zone, with no outside storage or repair work 
allowed, with the exception:  

i. Mortuaries and funeral parlors.  

ii. Appliance and repair shops.  

iii. Public parking lots and parking garages.  

iv. New car lots or used car lots.  

v. Public utility plants, transmission and generating stations, including radio and 
television broadcasting stations.  

vi. Car or truck rental agencies or storage facilities.  

6. Family day care homes licensed by the state department of children and family services as 
defined in state statutes.  

c. Procedure for review of plans. 

 1. Plan submission. All development plans must comply with development plan requirements 
set forth in section 12-3-120(c) and (d), and design standards and guidelines established in 
section 12-3-121. Every application for a new certificate of occupancy or a building permit 
to erect, construct, demolish, renovate or alter a building or sign, or exterior site work (i.e., 
paving and landscaping of off-street parking areas), located or to be located in the gateway 
redevelopment district shall be accompanied with drawings or sketches with sufficient 
detail to show, as far as they relate to exterior appearances, the architectural design of the 
building, sign, or exterior work (both before and after the proposed work is done in cases 
of altering, renovating, demolishing or razing a building or structure) including proposed 
materials, textures and colors, and the plot plan or site layout including all site 
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improvements or features such as walls, fences, walks, terraces, plantings, accessory 
buildings, paved areas, signs, lights, awnings, canopies and other appurtenances.  

2. Review and approval. All plans shall be subject to the review and approval of the planning 
board established in chapter 12-12. At the time of review the board may require that any 
aspect of the overall site plan which does not meet the standards established in this 
section be incorporated and brought into compliance within a time limit approved by the 
board.  

3. Abbreviated review. Sign requests, paint colors, fencing, and emergency repairs that are 
consistent with the regulations and guidelines set forth in this section, may be approved by 
letter to the building official from the planning board secretary and the chairperson of the 
board. This provision is made in an effort to save the applicant and the board time for 
routine approval matters. If agreement cannot be reached as it pertains to such requests 
by the board secretary and chairperson, then the matter will be referred to the board for a 
decision.  

4. Final development plan. If the planning board approves a preliminary development plan, 
the owner shall submit a final development plan in accordance with the procedure set 
forth below within six months of the date of approval of the preliminary plan of 
development. For good cause shown, the planning board may, in its discretion, extend the 
time within which to file the final development plan for successive periods, the total of 
which shall not be more than an additional six months. The final development plan shall be 
in basic conformity with the preliminary plan of development and comply with the other 
provisions of section 12-3-120 pertaining to the final development plan. If the applicant 
submits a final development plan that conforms to all the conditions and provisions of this 
chapter, then the planning board shall conclude its consideration at its next regularly 
scheduled meeting.  

d. Regulations. Except where specific approval is granted by the planning board for a variance due 
to unique and peculiar circumstances or needs resulting from the use, size, configuration or 
location of a site, requiring the modification of the regulations set forth below the regulations 
shall be as follows:  

1. Signs. Refer to sections 12-5-2 and 12-5-3 for general sign regulations and for a description 
of sign area calculations. In addition, the following regulations shall be applicable to signs 
only in the gateway redevelopment district:  

i. Number of signs. Each parcel under single ownership shall be limited to one 
sign per street adjacent to the parcel; provided, however, if there exists more 
than one establishment on the parcel, there may be one attached sign per 
establishment.  

ii. Signs extending over public property. Signs extending over public property shall 
maintain a clear height of nine feet above the sidewalk and no part of such 
signs shall be closer than 18 inches to the vertical plane of the curb line or edge 
of pavement.  

iii. Permitted signs. 

 (a) Gregory, Chase and Alcaniz Streets, 9th Avenue.  

(1) Attached signs. 

 a. Height. No sign may extend above the roof line of the building 
to which it is attached. For purposes of this section roof 
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surfaces constructed at an angle of 75 degrees or more from 
horizontal shall be regarded as wall space.  

b. Size. Ten percent of the building elevation square footage 
(wall area) which fronts on a public street, not to exceed 50 
square feet.  

(2) Freestanding signs. 

 a. Maximum sign height—20 feet.  

b. Maximum area for sign face—50 square feet.  

(b) Bayfront Parkway.  

(1) Attached signs. 

 a. Height. No sign shall extend above the roof line of a building 
to which it is attached.  

b. Size. Ten percent of the building elevation square footage 
(wall area) which fronts on a public street, not to exceed 50 
square feet.  

(2) Freestanding signs. 

 Distance from Curb (Feet)  Maximum Area Sign Face 
(Square Feet)  

Maximum Sign Height (Feet)  

10  20  5  

20  35  7  

30  50  9  

 

(c) All other streets and areas within the gateway redevelopment district:  

(1) Attached signs. 

 a. Height. No sign shall extend above the main roof line of a 
building to which it is attached.  

b. Size. Ten percent of the building elevation square footage 
(wall area) which fronts on a public street, not to exceed 25 
square feet.  

(2) Freestanding signs. 

 Distance from Curb (Feet)  Maximum Area Sign Face 
(Square Feet)  

Maximum Sign Height (Feet)  

10  20  5  

20  35  7  

30  50  9  

 

iv. Other permitted signs. 

 (a) Signs shall not exceed three square feet in size.  
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(b) Official traffic signs or signals, informational signs erected by a 
government agency and temporary signs indicating danger.  

v. Submission and review of sign plans. It shall be the responsibility of the 
contractor or owner requesting a sign permit to furnish two plans of sign drawn 
to scale, including sign face area calculations, wind load calculations and 
construction materials to be used.  

vi. Review of sign plans. All permanent signs within the gateway redevelopment 
district shall be reviewed as follows:  

(a) The contractor or owner shall submit sign plans for the proposed sign as 
required herein. The planning services department shall review the sign 
based on the requirements set forth in this section and the guidelines set 
forth in subsection (1)e.2.vii of this section and forward a 
recommendation to the planning board.  

(b) The planning board shall review the planning staff recommendation 
concerning the sign and approve, or disapprove, the sign, it shall give the 
owner written reasons for such action.  

(c) The owner shall have the right to appeal an adverse decision of the 
planning board to the city council within 30 days of the decision of the 
planning board.  

vii. Prohibited signs. Refer to section 12-5-7 for prohibited signs. In addition the 
following signs are prohibited within the gateway redevelopment district:  

(a) Portable signs are prohibited except as permitted in section 12-5-6(5).  

(b) Signs that are abandoned or create a safety hazard are not permitted. 
Abandoned signs are those advertising a business that becomes vacant 
and is unoccupied for a period of 90 days or more.  

(c) Signs that are not securely fixed on a permanent foundation are 
prohibited.  

(d) Signs that are not consistent with the standards of this section are not 
permitted.  

viii. Temporary signs. Only the following temporary signs shall be permitted in the 
gateway redevelopment district:  

(a) Temporary banners indicating that a noncommercial special event, such 
as a fair, carnival, festival or similar happening, is to take place, are 
permitted with the following conditions:  

(1) Such signs may be erected no sooner than two weeks before the 
event.  

(2) Such signs must be removed no later than three days after the 
event.  

(3) Banners extending over street rights-of-way require approval from 
the mayor.  

(b) One non-illuminated sign per street frontage advertising the sale, lease or 
rental of the lot or building upon which the sign is located. Such sign shall 
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not exceed 12 square feet in size, and shall be removed immediately after 
occupancy.  

(c) One non-illuminated sign not more than 50 square feet in area in 
connection with the new construction work and displayed only during 
such time as the actual construction work is in progress.  

(d) Temporary signs permitted in section 12-5-6(8).  

ix. Nonconforming signs. 

 (a) Compliance period. All existing signs that do not conform to the 
requirements of this section shall be made to comply by April 24, 1991. 
Provided, however, existing portable signs must be removed 
immediately.  

(b) Removal of nonconforming signs. The building official shall notify the 
owner of a nonconforming sign in writing of compliance period specified 
above. Nonconforming signs shall either be removed or brought up to the 
requirements stated herein within the period of time prescribed in the 
compliance schedule. Thereafter, the owner of such sign shall have 30 
days to comply with the order to remove the nonconforming sign, or 
bring it into compliance. Upon expiration of the 30-day period, if no 
action has been taken by the owner, he or she shall be deemed to be in 
violation of this section and the building official may take lawful 
enforcement action.  

2. Off-street parking. The following off-street parking requirements shall apply to all lots, 
parcels or tracts in the gateway redevelopment district:  

i. Off-street parking requirements in the district shall be based on the 
requirements set forth in chapter 12-4. The required parking may be provided 
off-site by the owner/developer as specified in section 12-4-1(4).  

ii. Off-street parking and service areas are prohibited within the Bayfront Parkway 
setback described in subsection (1)d.3 of this section, unless these 
requirements cannot be met anywhere else on the site due to its size or 
configuration.  

iii. Screening. Screening shall be provided along the edges of all parking areas 
visible from street rights-of-way. The screening may take the form of:  

A solid wall or fence (chain-link fences are prohibited) with a minimum height of four 
feet that is compatible in design and materials with on-site architecture and nearby 
development; or an earth berm approximately three feet in height that is landscaped 
to provide screening effective within three years; or a combination of walls or fences 
and landscape screening; or landscape screening designed to provide positive 
screening within three years.  

3. Street setback. The following building setbacks shall apply to the district:  

i. Bayfront Parkway setback/height requirements. All buildings located adjacent 
to the Bayfront Parkway shall be set back a minimum of 50 feet from the 
northern parkway right-of-way line. At this minimum setback, building height 
may not exceed 50 feet. Above 50 feet in height, an additional one-foot setback 
shall be required for each additional two feet in building height. This setback is 
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intended as a landscaped buffer zone that preserves the open space character 
of the parkway.  

ii. Gregory, Alcaniz and Chase Streets, 9th Avenue. Ten feet from the right-of-way 
line.  

iii. All other streets. Five feet from the right-of-way line.  

4. Street frontage. Every lot, tract, or parcel of land utilized for any purpose permitted in this 
district shall have a street frontage of not less than 50 feet. Any lot of record on the 
effective date of this title which is less than 50 feet may be used as a site for only one 
establishment listed as a permitted use in subsection (1)b of this section.  

5. Building height. No building shall exceed a maximum height of 100 feet.  

6. Vehicular access. Access to the following streets shall be limited as follows:  

i. Bayfront Parkway. No access shall be permitted from the parkway unless no 
other means exist for ingress and egress from the site.  

ii. Gregory Street, Chase Street, Alcaniz Street, 9th Avenue and 14th Avenue. For 
each lot, tract, or parcel under single ownership, the maximum number of 
access points shall not exceed two per street footage if driveway spacing 
standards can be met pursuant to section 12-3-121(c)(2).  

7. Landscaping. Landscaping requirements in the gateway redevelopment district shall be 
based on applicable requirements of chapter 12-6. All service areas (i.e., trash collection 
containers, compactors, loading docks) shall be screened from street and adjacent 
buildings by one of the following techniques:  

i. Fence or wall, six feet high;  

ii. Vegetation, six feet high (within three years);  

iii. A combination of the above.  

8. Underground utility services. All new building construction or additions of floor area to 
existing structures along Bayfront Parkway, Chase Street, Gregory Street, 9th Avenue and 
all property fronting Salamanca Street, shall be required to install underground utilities.  

9. Lot coverage. The total coverage of all development sites within the gateway 
redevelopment district, including all structures, parking areas, driveways and all other 
impervious surfaces, shall not exceed 75 percent.  

10. Sidewalks. Developers of new construction or redevelopment projects shall repair, 
reconstruct, or construct new sidewalks on all sides of property fronting on a street.  

11. Consideration of floodprone areas. Portions of the district are within the 100-year 
floodplain. Site planning shall consider the special needs of floodprone areas.  

12. Storm drainage. Adequate storm drainage must be provided to prevent flooding or erosion. 
The surface drainage after development should not exceed the surface drainage before 
development. Flexibility in this guideline shall be considered by the city engineer based on 
capacity of nearby off-site stormwater drainage systems, the surrounding topography and 
the natural drainage pattern of the area.  

13. All mechanical equipment, satellite dishes and other similar equipment should be 
completely screened by the architecture of the structure, or fences, walls, or vegetation.  
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14. Exemptions. All detached single-family and duplex residential development proposals are 
exempt from the provisions of this section and shall be developed in accordance with R-1A 
regulations set forth in section 12-3-4(5), with the exception of the height requirements.  

e. Development guidelines. The gateway redevelopment district is characterized by a variety of 
architectural styles with no common theme. The intent of these guidelines is to reduce the level 
of contrast between buildings and to create a more compatible appearance in architectural 
design, scale, materials and colors. All development within the gateway redevelopment district is 
encouraged to follow design guidelines as established in section 12-3-121(d). In addition, the 
following site planning guidelines shall be used by the planning board in the review and approval 
of all development plans:  

1. Site planning. The integration of site features such as building arrangement, landscaping 
and parking lot layout is critical in producing a pleasant and functional living or working 
environment. In reviewing development proposals, the following guidelines shall be taken 
into consideration.  

i. Maximum preservation of bay views. Considering the bayfront location within 
the district, the placement of buildings, signs, service areas, parking and 
landscaping shall be planned to maximize the preservation of views of the bay 
and to protect the bayfront's scenic open space character. To prevent the effect 
of a "wall" of development along the inland edge of the parkway, the long axis 
of all buildings located on the corridor should be oriented parallel to the inland 
street grid, rather than parallel to the parkway itself. The preservation of ample 
open space between buildings, and the creation of a campus-like development 
pattern, are encouraged especially in the bayfront area. In addition, site 
planning throughout the district should recognize existing topographical 
variations and maximize this variation to maintain bay views.  

ii. Development coordination. The preservation of bay views and the creation of a 
campus character development pattern cannot be achieved through the site 
planning of any single development; all development efforts within the district 
must be coordinated to achieve these objectives.  

iii. Off-street parking and service. Off-street parking shall be discouraged within all 
street setbacks. Where possible, any service areas (i.e. trash collection, loading 
docks) shall be located to be screened by the building itself; otherwise, walls, 
fences, landscaping and earth berms shall be used to achieve effective 
screening.  

2. Architectural design and building elements. 

 i. Buildings or structures that are part of a present or future group or complex 
shall have a unity of character and design. The relationship of forms and the 
use, texture, and color of materials shall be such as to create a harmonious 
whole.  

ii. Buildings or structures located along strips of land or on single sites and not a 
part of a unified multibuilding complex shall strive to achieve visual harmony 
with the surroundings. It is not to be inferred that buildings must look alike or 
be of the same style to be compatible with the intent of the district. 
Compatibility can be achieved through the proper consideration of scale, 
proportions, site planning, landscaping, materials and use of color.  
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iii. Materials such as metal and plastic shall be discouraged on exterior surfaces of 
buildings.  

iv. Severe or angular roof lines that exceed a pitch of 12-12 (45-degree angle) are 
discouraged. Exceptions to this guideline (i.e., churches) shall be considered on 
a case-by-case basis.  

v. Bright colors and intensely contrasting color schemes are discouraged within 
the district.  

vi. Proposed development adjacent to the historic district should give special 
consideration to visual compatibility in scale and architectural design in order 
to positively reinforce the character of the historic area and provide a buffer 
and transition.  

vii. The following guidelines concerning design, materials, lighting, landscaping, and 
positioning of permitted signs shall be considered:  

(a) Design/materials. The architectural character of the building to which the 
sign relates should be reflected in the lettering of the sign, the materials 
used for the supporting structure and the sign face.  

(b) Lighting. Indirect and internal lighting is encouraged. Neon and exposed 
fluorescent lighting is not encouraged.  

(c) Landscaping. The landscaping and positioning of the sign should 
compliment the overall site plan and landscaping of the development.  

f. Maintenance standards. The following maintenance standards shall be applied to all structures 
and land parcels respectively, whether occupied or vacant within the gateway redevelopment 
district, subject to review and approval by the planning board. Properties that do not conform to 
the maintenance standards described in subsections (1)f.1 through 7 of this section shall be 
made to comply as required by the city inspections office based on regular inspections or 
complaints.  

1. Building fronts, rears, and sides abutting streets and public areas. Rotten or weakened 
portions shall be removed, repaired or replaced.  

2. Windows. All windows must be tight-fitting. All broken and missing windows shall be 
replaced with new glass.  

3. Show windows and storefronts. All damaged, sagging or otherwise deteriorated 
storefronts, show windows or entrances shall be repaired or replaced.  

4. Exterior walls. 

 i. Existing miscellaneous elements on the building walls, such as empty electrical 
conduit, unused signs and/or sign brackets, etc., shall be removed.  

ii. Sheet metal gutters, downspouts and copings shall be repaired or replaced as 
necessary and shall be neatly located and securely installed.  

iii. All exterior finishes and appurtenances such as paint, awnings, etc., shall be 
kept in a state of repair.  

5. Roofs. 

 i. All auxiliary structures on the roofs shall be kept clean, repaired or replaced.  
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ii. Roofs shall be cleaned and kept free of trash, debris or any other elements that 
are not a permanent part of the building.  

6. Front, rear, and side yards, parking areas and vacant parcels. 

 i. When a front, rear or side yard, parking area or vacant parcel exists or is 
created through demolition, the owner may utilize the space in accordance 
with the provisions of the zoning district; provided, however, that the site shall 
be properly maintained free of weeds, litter, and garbage.  

ii. Any landscaping that was installed to comply with regulations of this subsection 
must be maintained.  

7. Walls, fences, signs. Walls, fences, signs and other accessory structures shall be repaired 
and maintained.  
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Review Routing

Project:  Site and Aesthetic Review - Hawkshaw - 50 S. 9th Ave

Meeting:   August 8, 2023

Department: Comments:

Planning No comments at this time.

FIRE No comments received. 

PW/E City and property owner working through a research effort to verify accuracy of survey as it relates 

to the easternmost property line of this project

Surveyor No comments at this time.

Inspection Svcs No comeents received.

Pensacola Energy No specific comments but just an FYI….Pensacola Energy Has a 4” gas main in the West R/W of 

9
th

 ave. other than that, we have no facilities in the area of this project.

ECUA No comment on the aesthetics, thanks for checking.

FPL I do not see a problem with this. 

ATT No comments at this time.

Legal No comments received. 
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City of Pensacola

Memorandum

222 West Main Street
Pensacola, FL  32502

File #: 23-00580 Planning Board 8/8/2023

FOR DISCUSSION

TO: Planning Board Members

FROM: Gregg Harding, Assistant Planning & Zoning Division Manager

DATE: 8/1/2023

SUBJECT:

Proposed Amendment to the Land Development Code - Providing Further Development Incentives
and Options

BACKGROUND:

The Mayor’s Office has requested Planning Board to discuss amendments to Sec. 12-3-121 and Sec.
12-4-1 providing additional economic incentives and development opportunities related to off-street
parking and building height.

Two white paper studies provided by Development Services staff have been provided for reference
and for further discussion.

RECOMMENDED CODE SECTIONS
Sec. 12-3-121. - Design standards and guidelines
<https://library.municode.com/fl/pensacola/codes/code_of_ordinances?
nodeId=PTIICOOR_TITXIILADECO_CH12-3ZODI_ARTVIIDEPLREDESTGU_S12-3-121DESTGU>
Sec. 12-4-1. - Off-street parking spaces requirements
<https://library.municode.com/fl/pensacola/codes/code_of_ordinances?
nodeId=PTIICOOR_TITXIILADECO_CH12-4OREPA_S12-4-1OREPASPRE>

Page 1 of 1
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CITY OF PENSACOLA 

REDUCTION OF OFF-STREET PARKING  

AS IT PERTAINS TO THE LAND DEVELOPMENT CODE 

 

This report outlines the scope and methods enacted, and the benefits experienced by 

Florida communities and other cities in the U.S., who have undertaken parking reform 

with the specific goal of reducing off-street parking, specifically through the elimination of 

minimum parking requirements. Information for this report was gathered from the Parking 

Reform Network (PRN), a non-profit organization founded to educate the public about the 

impact of parking policy on climate change, equity, housing, and traffic.1 As part of their 

mission, PRN has compiled parking reform measures from across the U.S. Eleven Florida 

cities, ranging from the City of Gainesville (reported population of 140,398) to the City of 

Fernandina Beach (reported population of 13,169), which have undertaken some method 

of parking reform or reorganization are included for comparison and reference. 

Information was also sourced from the Lincoln Institute of Land Policy.2 In assessing 

these data, the “scope of parking reform” consists of two main strategies: parking reform 

at a citywide scale, or parking reform at a city center and/or city district scale. 

 

Main takeaways and trends. 

- The most common strategy for reducing or eliminating minimum parking 

requirements has been accomplished by creating or modifying existing zoning 

districts and/or overlays. 

- Most cities participating in parking reform have done so by eliminating minimum 

parking requirements in a focused area rather than city-wide. 

- Parking reorganization or reform is more commonly focused on commercial zoning 

districts, commercial corridors, and/or urban cores. 

 

Reported Benefits. 

- Cities that have eliminated minimum parking requirements have experienced the 

following benefits: 3 

o Decreased construction costs for developers and investors. 

o Increased property tax revenue. 

o Increased redevelopment of parcels which were previously overlooked or 

avoided by developers and investors due to past minimum parking 

requirements.  

While many benefits were documented, no negative effects resulting from the 

elimination of parking minimums were reported.  

- Though outside of Florida, Hartford, Connecticut (population of 120,576) noticed a 

substantial increase in parking lot development between 1957 to 2009 (Figure 1). 

 
1 Parking Reform Network, website, 2023, https://parkingreform.org. 
2 Lincoln Institute of Land Policy, 2023, https://lincolninst.edu.  
3 “What is Parking Reform”, Parking Reform Network, 2023, https://parkingreform.org/what-is-parking-reform/.   
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Currently, downtown Hartford contains 45 parking lots and garages, nearly all of 

which are privately owned and operated. As part of a parking study, researchers 

estimated that each parking stall produced approximately $1,200 in property tax 

revenue, equating to around $50 million a year.4 In response, and in attempt to 

revive and attract investments, the City of Hartford eliminated parking minimums 

in their downtown area in 2016. By eliminating parking minimums in their 

downtown area, Hartford recouped lost property tax revenue, reduced 

development costs, and encouraged the use of existing downtown parking 

garages.5 A year after downtown parking minimums were eliminated, the City of 

Hartford eliminated parking minimums city-wide.6 

 

 
Figure 1. Researchers have determined that the land dedicated to surface parking lots in downtown 

Hartford, Connecticut, tripled between 1960 and 2000. Credit: Christopher McCahill and Norman Garrick.7 

 

- Fayetteville, Arkansas (population of 95,230) determined that investors were best 

suited to evaluate their parking needs and effectively eliminated required parking 

 
4 Blanc, Bryan P., Michael Gangi, Carol Atkinson-Palombo, Christopher McCahill, and Norman Garrick, “Effects of 
Urban Fabric Changes on Real Estate Property Tax Revenue: Evidence from Six American Cities”, Transportation 
Research Record: Journal of the Transportation Research Board, Vol. 2453(1), 2014. 
5 Gould, Catie, “Shifting Gears: Why Communities are Eliminating Off-Street Parking Requirements – and What 
Comes Next”, Lincoln Institute of Land Policy, 2022, https://www.lincolninst.edu/publications/articles/2022-10-
shifting-gears-eliminating-off-street-parking-requirements. 
6 Quednau, Rachel, “3 Lessons in People-Centered Transportation from the First U.S. City to Completely Eliminate 
Parking Minimums”, Strong Towns, 2018, https://www.strongtowns.org/journal/2018/6/14/3-lessons-in-people-
centered-transportation-from-the-first-us-city-to-completely-eliminate-parking-
minimums#:~:text=This%20success%20led%20to%20the,negative%20responses%20to%20these%20changes.  
7 Ibid. 
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minimums for commercial uses citywide. As a result, Fayetteville experienced an 

increase in the redevelopment of vacant parcels.8 

 

Additional Considerations. 

- While comparing the strategies of other communities to reorganize parking 

regulations, it’s important to consider the pre-planned or pre-existing infrastructure 

which may have supported parking reform programs, and which may or may not 

exist in Pensacola. Pre-planned or preexisting supporting infrastructure can 

include urban core peripheral parking, a robust downtown public transportation 

network, walkable and bicycle-friendly streets, and an abundance of public and 

private parking lots and garages.  

 

Methods of Parking Reform 

This section provides an outline of two methods of parking reform: citywide parking reform 

and city center and/or district parking reform. However, it’s important to note that parking 

reform is not just limited to these two methods. Though less commonly implemented, 

other U.S. communities have implemented alternative strategies ranging from regional 

state mandates (such as Oregon’s Land Conservation and Development Committee’s 

2019 adoption of parking reform) to policies focused on transit-oriented infrastructure 

(such as Newark’s parking exemption if within a 1,200-foot radius of light rail).9 Despite 

the variety of parking reduction policies, all have one main principle in common – they are 

tailored to complement and enhance the specific environment, population, and vision for 

future growth of their communities. 

 

1. Citywide Parking Reform. 

According to the PRN database, the City of Gainesville is the only local government in 

Florida to have adopted a citywide approach to parking reform. This occurred in 

November 2022, when the Gainesville City Council unanimously voted to eliminate 

parking minimums for all land uses citywide.10 This was accomplished by deleting a 

“minimum vehicle spaces” requirement for urban and downtown areas and by changing 

language in the parking ordinance from “required vehicle spaces” to “maximum vehicle 

spaces” for all land uses.  

 

2. City center and/or district parking reform. 

Changes to city centers and/or specific city districts is by far the most common 

implementation of parking reform. According to PRN, approximately 80% of U.S. cities 

enacting parking reform have done so by eliminating or reducing parking mandates in 

 
8 Gould, Catie, “Shifting Gears: Why Communities are Eliminating Off-Street Parking Requirements – and What 
Comes Next”, Lincoln Institute of Land Policy, 2022, https://www.lincolninst.edu/publications/articles/2022-10-
shifting-gears-eliminating-off-street-parking-requirements. 
9 Parking Reform Network, 2023, https://parkingreform.org/.  
10 Gainesville, Florida, Municipal Code § 30-7.5 and § 30-7.6. 
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specific areas rather than citywide. Of the Florida cities referenced in this white paper, 

nearly all focus reform measures on downtown urban cores and corridors, and/or 

commercial, business, and historic districts. 

 

Most cities that have implementing district-specific parking reductions or exemptions have 

done so through creating or modifying zoning district standards and regulations. For 

example, Winter Haven, a city in central Florida with a comparable population to 

Pensacola (reported population of 44,955) adopted a Downtown Commercial zoning 

district in 2000 which exempts all land uses within from parking requirements: 

“Downtown. Uses within the C-1, Commercial-Downtown zoning district, shall be 

exempt from providing off-street parking”.11 In West Palm Beach’s downtown 

Okeechobee Business district, land use regulations were changed to eliminate parking 

minimums and to add soft and hard parking maximums. If developers wish to exceed the 

soft maximum, a fee to the transit operations budget is required.12 

 

In other cities, zoning overlays or designated parking exemption areas have been created 

to implement parking reform. Examples include the City of Kissimmee’s designated 

downtown Parking Exemption Area13, and the City of Jacksonville’s Downtown Overlay 

which eliminated the minimum requirement for parking spaces and instead provides a 

required maximum14. Additionally, the City of Punta Gorda established a Parking 

Exemption Area within their City Center zoning district whereby all buildings with a 

footprint below 10,000 square feet are exempt from on-site parking requirements.15 

 

As an alternative to district- or overlay-focused mandates, several cities have adopted 

efforts specific to land use, lot size, building age, or property type. In Panama City’s 

Downtown District (DTD), minimum parking requirements were eliminated for lots less 

than 10,000 square feet in size, buildings built before 1945, and all new construction less 

than 5 stories.16 The DTD is composed of blocks adjacent to Harrison Avenue in the 

general commercial downtown area (the main downtown thoroughfare). In Fernandina 

Beach’s Central Business District, lots containing industrial waterfront uses or waterfront 

mixed uses are exempt from parking minimums. Additionally, the City of Stuart removed 

all parking requirements in their Old Downtown District and introduced parking maximums 

for certain properties adjacent to their downtown. The City of Stuart also allows on-street 

parking to offset on-site requirements and historic buildings may receive a 50% parking 

reduction. Lastly, the City of Clearwater was able to eliminate parking minimums for most 

 
11 Winter Haven, Florida, Municipal Code § 12-142.b. 
12 West Palm Beach, Florida, Municipal Code, § 94-111. 
13 Kissimmee, Florida, Municipal Code, § 14-7-21. 
14 Jacksonville, Florida, Municipal Code § 656.36.2.K.2. 
15 Punta Gorda, Florida, Municipal Code § 26-10.7. 
16 Panama City, Florida, Municipal Code § 104-33. 
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non-residential uses and residential requirements were reduced from 2 spaces to 1 space 

for attached dwellings.17 

 

Parking Reductions and Opportunities in the City of Pensacola LDC 

Compared to other Florida communities, the City of Pensacola’s LDC offers considerable 

parking reduction opportunities for residents and developers. These are outlined in 

Chapter 12-4 Off-Street Parking and in Sec. 12-3-121 Design standards and guidelines, 

and include the following: 

• For buildings constructed prior to October 13, 1994, the existing number of 

off-street parking spaces is considered compliant so long as the same land 

use has been maintained within the same building footprint (Sec. 12-4-

1(1)h.3.). 

• Off-street parking is not required in the Pensacola historic district HC-1 and 

HC-2 land use districts (Sec. 12-4-1(1)j). 

• Off-street parking is not required in the dense business area for residential 

land uses (Sec. 12-4-1(1)k). 

• New buildings in the South Palafox business district that do not exceed 40 

feet in height, or the renovation or change in land use of existing buildings 

that do not exceed 40’ in height are exempt from off-street parking 

requirements (Sec. 12-4-1(1)i.). 

• New buildings within the C-2A zoning district that do not exceed 40 feet in 

height and 5,000 square feet in total floor area, or the renovation or change 

in land use of existing buildings that do not exceed 40 feet in height and 

5,000 square feet in total floor area are exempt from the off-street parking 

requirements (Sec. 12-4-1(1)m.). 

• Within the CRA Urban Core, certain land uses are provided parking 

reductions by right and on a percentage basis (Table 12.3-1) and the 

reductions, should the Mayor’s Office support this direction, may be  

expanded into the remaining CRA Districts.   Per the existing language in the 

LDC, the following reductions to the total required parking spaces may be 

applied: 

o Education – 25% reduction 

o Lodging – 35% reduction 

o Office – 30% reduction 

o Eating / drinking establishments – 100% reduction 

o Indoor amusement – 40% reduction 

o Services – 50% reduction 

o College – 50% reduction 

o Places of worship – 50% reduction 

o Indoor recreation – 50% reduction 

 
17 “Mandates Map”, Parking Reform Network, 2023, https://parkingreform.org/resources/mandates-map/.  

91

https://parkingreform.org/resources/mandates-map/


6 
 

o Apparel / furniture – 50% reduction 

o Retail < 5,000 square feet – 60% reduction 

o Community services – 75% reduction 

o Single-family and multifamily – only 1 space / unit required 

• New construction, additions to existing buildings and changes in land use 

of existing buildings within the dense business area resulting in an increase 

of parking requirements may comply with the parking requirements through 

an in-lieu payment approved by the city council (Sec. 12-4-1(6)). 

o All funds collected through the in-lieu payment process shall be 

utilized for the express purpose of parking capital improvement 

projects within the dense business area. 

o The in-lieu payment will be calculated by the mayor and approved by 

the city council in accordance with the following formula: 

▪ In-lieu parking payment = (total spaces required to meet code 

- on-site spaces - approved off-site spaces - approved on-

street parking spaces) × (in-lieu fee). 

▪ The in-lieu fee shall be based upon the cost of construction for 

parking spaces considering such factors as land acquisition, 

design fees, engineering, financing, construction, inspection, 

and other relevant factors. 

• For new commercial developments, parking in excess of more than ten 

spaces or ten percent (whichever is greater) above the parking total 

normally required requires an administrative waiver. The city discourages 

construction of more than the minimum number of required parking spaces 

in order that more natural vegetation may be preserved and to further 

control stormwater runoff (Sec. 12-3-121(c)(7)). 

o The city encourages the use of permeable paving materials in 

parking lots, especially for “overflow” parking. 

o The city also provides some examples of techniques to minimize the 

impacts of driveways and parking lots which include: 

▪ Locate surface parking at the rear or side of the zoning lot. 

▪ Break large parking lots into multiple smaller ones. 

▪ Minimize the number and width of driveways and curb cuts. 

▪ Share driveways with abutting zoning lots. 

▪ Locate parking in less visible areas of the site. 

▪ Locate driveways so they are visually less dominant. 

▪ Provide special pavers or other surface treatments to enhance 

and separate pedestrian areas from vehicle maneuvering and 

parking areas. 

▪ Parking located along a commercial street front where 

pedestrian traffic is desirable lessens the attractiveness of the 

area to pedestrians and compromises the safety of 
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pedestrians along the street. On-site surface parking on a 

commercial street front should be minimized and where 

possible should be located behind a building. 

 

Additionally, and with exception to special flood hazard areas, the city’s definition of 

“building height” in all commercial districts is, “the vertical distance of a building 

measured from the lowest habitable floor elevation to the highest point of the roof.” This 

consideration foreseeably allows developers to incorporate multi-level parking within 

lower levels of a building and without having to include / forfeit those floors to overall 

building height restrictions. 

 

Lastly, the LDC currently allows developers to seek a variance to reduce parking 

requirements so long as special conditions exist due to a unique hardship. Parking 

requirements may also be varied up to ten percent administratively through 

Development Services and subject to the same hardship and special condition criteria. 

 

Recommendations for the City of Pensacola’s LDC  

Compared to other Florida cities, Pensacola offers a wide range of parking reduction 

opportunities and solutions for developers and redevelopment projects. Especially in the 

CRA Urban Core and dense business area. However, as Pensacola continues to 

experience new development and growth, the city may be required to consider additional 

and innovated planning solutions proven to be successful elsewhere in Florida and the 

U.S. 

 

In 2016, the City of Pensacola undertook a downtown parking study where 16,440 off-

street parking spaces were identified in the study area.18 The study confirmed the need 

for additional parking solutions, and recommended the following actions: 

1. Decrease demand. Decreasing the demand of parking does not mean decreasing 

the demand to visit the downtown area, but rather the implementation of additional 

downtown transit, bicycling, and walking, and by increasing the downtown parking 

supply through the construction of new garages and infrastructure. 

2. Increase supply. The construction of new parking garages was recommended 

alongside the purchase or lease of garage parking spaces to promote economic 

development. Additionally, several locations for new garages were proposed.  

 

However, in 2018, Donald Shoup, Distinguished Research Professor at UCLA’s 

Department of Urban Planning, made the following recommendations for Pensacola: 

1. Remove off-street parking requirements.  

2. Charge the right prices for on-street parking. 

 
18 West Florida Regional Planning Council, “Parking Strategies as a Catalyst to Economic Development”, 2016, 
https://files.ecrc.org/document_center/Portfolio/Pensacola-Parking-Study-Final.pdf.  
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3. Spend the parking revenue to improve public services on the metered streets.19 

 

Based on current research, Mr. Shoup’s recommendations are consistent with innovative 

and successful planning practices across the U.S., particularly the removal of off-street 

parking requirements. As a result, and due to continued growth, the need for additional 

development space, and evolving urban patterns, a reevaluation of downtown parking 

strategies, beyond the 2016 study, should at least be considered: 

- Based on preexisting parking reduction opportunities and consistent with national 

trends, the CRA Urban Core, or areas within the CRA Urban Core, should be the 

main area of focus. Pensacola’s 2016 study primarily focused on five zones within 

the CRA Urban Core: West End, Palafox Commercial Core, Gateway, Seville and 

Aragon, and East Waterfront. Focus on these five areas rather than the full CRA 

Urban Core is also suitable.  

- In addition to the 2016 parking study recommendations, an alternative method to 

address emerging parking issues is to replace provisions for “parking minimums” 

with “parking maximums”, and specifically linked to land uses listed in Sec. 12-4-

1(2), Parking requirements for specific land uses. 

- Elimination of parking requirements in the CRA Urban Core or in a specific zone 

is also an option. 

- If developers wish to exceed maximum parking requirements, a predetermined fee, 

like the in-lieu payment provided in Sec. 12-4-1(6), may be required. This fee could 

be assessed per parking space and reviewed by application to Development 

Services. Soft and hard maximums should be encouraged for consideration. 

 

Ultimately, a focus on additional parking strategies within the downtown commercial core 

should work to reduce or even eliminate parking minimums with the possible outcome for 

additional parking reform citywide. And despite the quantity of private parking downtown, 

it’s important to consider the level of existing measures for relief and the existing options 

to reduce parking requirements in the LDC. However, the existing framework may be 

seen as not enough, and further action might be desired by developers, residents, and 

the city’s administration. Regardless of the outcome, Pensacola is expected to experience 

continued growth and new developments and the infrastructure to support that growth 

(both structural and social) will require careful planning. Any change to the downtown 

landscape, particularly regarding parking, should consider the city’s vision and goals for 

future development while being sensitive to the historic character and unique culture of 

Pensacola’s cityscape and communities.  

 

  

 
19 Robinson, Kevin, “CivicCon: Parking guru Donald Shoup proposes 3 ways to solve Pensacola’s parking problem”, 
Pensacola News Journal, September 30, 2018, https://www.pnj.com/story/news/2018/09/30/civiccon-parking-
guru-donald-shoup-talks-pensacolas-parking-problems/1437219002/.  
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CITY OF PENSACOLA 

REVIEW OF BUILDING HEIGHT MAXIMUMS 

IN THE URBAN CORE REDEVELOPMENT AREA 

 

This report provides an overview of building height maximums as it pertains to the City of 

Pensacola’s Urban Core Redevelopment Area (referred to here as the Urban Core), with 

added focus on the downtown waterfront. The Urban Core is bound to the west by “A” 

Street, to the north by Cervantes Street, to the east by 17th Avenue and Pensacola Bay 

Bridge, and to the south by Pensacola Bay (Figure 1). Information was gathered from the 

City of Pensacola Land Development Code (LDC) and Comprehensive Plan, as well as 

the city’s GIS database. As a result, the primary goal of this paper is to provide context to 

existing and potential multistory buildings in downtown Pensacola and to offer 

considerations on vertical urbanism and trends if future changes are desired. 

 
Figure 1. Urban Core CRA. 
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Main Takeaways and Trends. 

- Building height maximums are specified within the city’s Land Development Code 

and Comprehensive Plan. They are based on a zoning district’s intended density 

as well as the types and character of developments intended for the district. 

- If changes to building height maximums are desired, the focus should be placed 

on commercial districts and not on residential or historic districts. 

- Based on the existing built environment, there may not be an overall need to 

increase building height maximums, but rather modify language on how existing 

maximums can be met, measured, or exceeded through specific variance 

criteria. Only 11 buildings in the CRA Urban Core are currently 6 stories or 

higher, and only three are 10 stories or higher. 

- Current building requirements along the waterfront are designed to retain 

equitable access to the water and waterfront views. This idea has been essential 

to Pensacola’s culture and is expected by residents and visitors. New building 

typologies, taller buildings, and the adoption of current urban trends could 

challenge the unique identity that Pensacola has strived to cultivate. 

- Developers may currently seek variances to increase building height above a 

zoning district’s maximum limit, so long as special conditions and criteria 

demonstrating hardship can be shown. 

 

1. Study Area. 

In terms of general development, Pensacola’s Urban Core includes a variety of 

commercial, governmental, and institutional buildings, residential and historic 

neighborhoods, parks and recreational spaces, and areas designated for industry. The 

wide variety of land uses reflects the high quantity of zoning districts in the Urban Core, 

of which there are 29. Each of these districts have regulations for development, including 

maximum building heights (Figure 2). The varying range of zoning districts and 

development standards is not necessarily a negative feature, but rather a result of long-

term development and an evolving urban landscape. Despite the high number of zoning 

districts downtown, building height maximums are less variable across the Urban Core 

landscape. These height limitations are specified by district in the City’s Comprehensive 

Plan and are also based on a zoning district’s intended density and the intended types 

and character of development.  
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Figure 2. Zoning districts in the Urban Core CRA. 

 

To illustrate downtown’s urban structure relative to building height, Table 1 and Figure 3 

lump zoning districts into four broad categories: residential, historic, commercial, and 

industrial. As expected, commercial and industrial districts are generally less restrictive 

on building height and the allowance for taller construction, up to a maximum of 150’ in 

some districts, is available (additional information below). In contrast, residential and 

historic zoning districts have more restrictive height limitations with an average building 

height maximum of 35’ to 45’. It should be noted that some zoning districts contain 

additional restrictions based on a project’s proximity to a residential zoning district. The 

overall scale of building height limitations is shown in Figure 4 which depicts over half of 

the Urban Core allowing a maximum height of 100’ to 150’.  
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Table 1. Maximum building heights per zoning district. 

Residential Zoning Building Maximum 

R-1AAA 35' 

R-1AA 35' 

R-1B 45' 

R-2A 35' 

R-2 45' with a max. height of 100' if recessed from property line and with specific conditions 

R-NC 45' with a max. height of 100' if recessed from property line and with specific conditions 

R-NCB 35' within 100' of a residential district or 45' more than 100' from a residential district 

GRD-1 35', 45', or 55'  

Historic Zoning Building Maximum 

HR-1 35' 

HR-2 35' 

HC-1 Height limited to the adjacent streetscape type 

HC-2 Height limited to the adjacent streetscape type 

PR-2 35' 

PC-1 45' 

OEHR-1 35' with a max. height of 45' if recessed from property line 

OEHR-2 35' with a max. height of 45' if recessed from property line 

OEHC-1 35' with a max. height of 45' if recessed from property line 

OEHC-2 35' with a max. height of 45' if recessed from property line 

OEHC-3 35' with a max. height of 45' if recessed from property line 

Commercial Zoning Building Maximum 

C-1 45' at the property setback line with a max. height of 150' if recessed from property line 

C-2 100' at the property setback line with a max. height of 150' if recessed from property line 

C-2A 100' at the property setback line with a max. height of 150' if recessed from property line 

C-3 100' at the property setback line with a max. height of 150' if recessed from property line 

GRD 100' 

SPBD 80' above required flood plain elevation 

WRD 60' 

WRD-1 Six stories 

Industrial Zoning Building Maximum 

M-1 45' at the property setback line with a max. height of 150' if recessed from property line 

*Site Specific Developments (SSD) and Interstate Corridor (IC) are not included. 
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Figure 3. Categories of zoning districts in the Urban Core CRA. 

 
Figure 4. Maximum heights across the Urban Core CRA. 
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Definition of Building Height in Pensacola 

The LDC defines “building height” as the vertical distance of a building measured from 

the lowest habitable floor to the highest point of the roof. However, in residential zoning 

districts, including R-NC (residential commercial neighborhood), “building height” means 

the vertical distance measured from the average elevation of the finished grade to the 

highest point of the roof. Regardless of the district, if a building is in a special flood hazard 

area, the measurement for height begins at three feet above the required base flood 

elevation to the highest point of the roof (base flood elevation is typically measured at 7’ 

above sea level in the Urban Core). While having three definitions for the same concept 

may seem confusing, measuring height from the lowest habitable floor in nonresidential 

districts provides commercial developments and the public a benefit by allowing non-

occupiable space (such as parking) at lower levels and without having to include / forfeit 

those floors to a building’s overall height.  

  

A Closer Look at the CRA Urban Core’s Commercial Districts and Waterfront   

When considering existing and future building height maximums in the urban core, 

commercial zoning districts and waterfront areas will most likely be the focus of 

development pressures. Since residential and historic districts act as a buffer to 

residential neighborhoods outside the Urban Core and since they prioritize lower density 

(35 dwelling units per acre), change to building height maximums there is not 

recommended. Additionally, the historic preservation districts were established to 

preserve the development pattern and distinctive architectural character through the 

restoration of existing buildings and the construction of compatible new buildings.  

 

However, north of Main Street, commercial land use districts C-2, C-2A, and C-3 make 

up the primary downtown commercial core and developers are afforded maximum 

building heights of 100’ at setbacks lines and a maximum density of 135 dwellings units 

per acre. Three feet may be added to the height of the building for each foot the building 

elevation is stair-stepped or recessed back from the property line or setback lines 

beginning at the height permitted and up to a maximum height of 150’.  

 

Based on past and present developments, the 150’ height maximum appears to be well-

suited to Pensacola’s development patterns and pressures. Of the buildings located in 

the Urban Core, only 11 are six stories or more, with 200 E. Gregory Street (Crown Plaza 

Hotel) being the tallest at an approximate height of 150’ (Table 2, Figure 5, and Figure 6 

for the human-scale perspective). 

100



7 
 

Table 2. Buildings in the CRA Urban Core over 6 stories in height. 

Buildings in CRA Urban Core Over 6 Stories in Height 

Building Address Zoning District No. Stories Approx. Assumed Height* 

200 E. Gregory Street GRD 15 150 

226 S Palafox Street C-2A 11 110 

220 W. Garden Street C-2A 10 100 

25 W. Cedar Street WRD 8 80 

125 W. Romana Street C-2A 8 80 

501 Port Royal SSD 7 70 

160 W. Government Street C-2 7 70 

222 W. Main Street C-2 7 70 

201 E. Gregory Street SSD 6 60 

190 W. Government Street C-2A 6 60 

316 S. Baylen Street C-2A 6 60 

*Information based on Escambia County Property Appraiser Data. Story heights vary per building and are 
unavailable for some properties. For this study, a 10’ average for each story is assumed. 

  

 
Figure 5. Distribution of building height per stories in the CRA Urban Core. 
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Figure 6. Building height per story comparison of three of Pensacola’s tallest buildings. 

 

If an amendment to increase building height maximums is considered, the commercial 

land use districts C-2, C-2A, and C-3 would be the most appropriate points of focus. 

Change to zoning district C-1 is not recommended since C-1 provides a transitional 

buffer between mixed-use neighborhood / commercial areas and more intense 

commercial districts. As a result, the following options might be considered for C-2, C-

2A, and C-3:  

- Modify the maximum building height for C-2, C-2A, and C-3 from no more than 

100’ at the property or setback lines to no more than 150’ at the property or 

setback lines. This would eliminate the requirement of new construction to stair-

step or recess back from the setback line and would allow for more architectural 

freedom and creative designs of taller buildings.  

- Provide independent criteria for variances to increase maximum building 

height. This process would require Architectural Review Board, Planning 

Board, or Zoning Board of Adjustment approval depending on the project’s 

location. Each variance would be considered on a case-by-case basis and 

would include additional criteria for the development to conform to a special 

district’s theme and character if applicable.  

- Provide building height bonuses for superior building and site design, for 

preservation of environmentally sensitive land or open space, for provision of 

public benefit uses, or for provision of affordable housing and subject to 

Planning Board review.  

- Provide exceptions to overall height for specific public uses or floors – 

restaurants, rooftop bars, tourism attractions, etc. 

- Exclude habitable ground floors from a building’s overall height if used for 

specific public purposes – restaurants, retail, museums, art galleries, services, 

etc. 
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- Require any building proposed to exceed a zoning district’s regular height 

maximum to submit a preliminary development plan that must be reviewed by 

the Planning Board and City Council pursuant to Sec. 12-3-120(a)(2). This type 

of provision already exists in the LDC for any building exceeding 45’ in R-2, R-

NC, R-NCB, and C-1. 

 

Except for industrial areas and several blocks zoned C-2A, parcels south of Main Street 

are located in the Waterfront Redevelopment Districts or the South Palafox Business 

District. These two districts were established to promote compatible redevelopment of the 

downtown bayfront and, as a result, have reduced height maximums in attempt to 

ascetically scale down potential development along the waterfront and to intentionally 

avoid excessive building height and mass.  

 

The South Palafox business district was established to promote the compatible 

redevelopment of the city's historic downtown waterfront by encouraging high-quality 

site planning and architectural design that is compatible with both the historic character 

of the existing structures and the waterfront activities. The zoning regulations are 

intended to help avoid excessive building height and mass and vehicular congestion. 

The maximum building height in the South Palafox business district is 80’ above the 

required floodplain elevation. Modifications to overall building height is not 

recommended, though the option of “80’ above the required floodplain elevation or 80’ 

from the lowest habitable floor to the highest point of the roof” might be considered.  

 

Likewise, the Waterfront Redevelopment District was established to promote 

redevelopment of the city's downtown waterfront with a compatible mixture of water-

dependent and water-related uses that preserve the unique shoreline vista and scenic 

opportunities, provide public access, create a cultural meeting place for the public, 

preserve the working waterfront activities historically located in the waterfront area, and 

encourage a high quality of site planning and architectural design. Site-specific analysis 

of each development proposal within the district is intended to ensure that the scenic 

vistas and marine-oriented image of the district are maintained, that the developmental 

character of the waterfront is upgraded, and that the boundaries of the adjacent special 

districts are positively reinforced. Maximum building height is 60’ for developments in 

WRD and limited to six stories in WRD-1. Drastic modifications to overall building height 

are also not recommended here, though similar thoughts mentioned for the South 

Palafox Business District above might be considered. 
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Due to the current and anticipated uses of properties within the industrial district M-1, no 

changes to maximum building height are recommended at this time. 

 

Relief to Building Height Maximums 

Before considerations to amend the LDC and/or Comprehensive Plan occur, it’s important 

to understand existing measures of relief to building height requirements. Variances to 

increase building height may be granted so long as the request results from an undue 

hardship and if special criteria can be demonstrated. These requests are typically subject 

to review by the Zoning Board of Adjustment, though applications for properties located 

within special review districts are subject to review by their respective boards 

(Architectural Review Board or Planning Board). 

 

Sec. 12-3-62 offers several exceptions to building height. This ordinance provides 

certain exemptions for public or semipublic public buildings in some residential zoning 

districts and to single- and two-family dwellings in a residential district if two side yards 

of not less than 15’ each are provided. Additionally, height limitations do not apply to 

chimneys, water tanks or towers, elevator bulkheads, stacks, ornamental towers or 

spires, monuments, cupolas, domes, false mansards, parapet walls, and necessary 

mechanical appurtenances usually required to be placed above the roof level and not 

intended for human occupancy. 

 

Additional Considerations 

Vertical Urbanism and Current Trends. A rise in building height not only increases vertical 

density, but also adds visual interest to a city’s skyline, increases panoramic views of the 

city, and offers a new experience of the city and its events from above. This perspective 

should be contemplated when acknowledging Pensacola’s relationship with the water 

(Pensacola Bay) and the air (the Blue Angels). Current trends in Vertical Urbanism 

explore the utilization of tall buildings or built structures as tourist attractions. The recently 

completed St. Louis Wheel, the Chicago Skydeck, and the Sky pod in Las Vegas serve 

as examples of tall buildings or structures as tourist attractions. These types of structures 

may also include activated rooftops that allow for restaurants, bars, or in some cases, 

theme park attractions. Although these typologies exist in more populous cities, and they 

far surpass current height limitations, it would be naive to ignore this trend or 

developmental possibility when increasing building height maximums. Additional changes 
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in the Land Development Code or variances may need to be considered in relation to 

building height maximums and activated rooftops.  

   

Urban Identity and the Pedestrian Experience. Regarding the urban form, an increase in 

building height maximums will not only affect waterfront views and waterfront access but 

it will also affect the city’s urban identity and the pedestrian experience at street level. 

Due to the low height of Pensacola’s existing building stock, and the location and size of 

façade apertures and balconies (specifically in the downtown), Pensacola’s urban form 

boasts an intimate, quaint, and interactive relationship between the pedestrian and 

architectural typologies. An increase in building height, as well as an increase in the 

density of tall buildings, will challenge and potentially diminish this relationship.  

 

The current setback and density requirements retain equity in access to the water and 

waterfront views, which is also essential to the culture of Pensacola. An urban tactic 

widely utilized to preserve views within the urban realm in relation to tall buildings is the 

implementation of designated view corridors, which maintain visual access to natural or 

man-made landmarks. A more in-depth analysis would be needed to decide where view 

corridors would occur, which views Pensacola would maintain, how this would impact 

future building heights, and also who in the community would be directly affected.  New 

building typologies, taller buildings, and current urban trends could pose a challenge to 

the intimate identity that Pensacola has cultivated and the views the city strives to 

preserve. A decided direction regarding Pensacola’s future development and its 

commitment to expansion and modernization, or its commitment to remaining intimate, is 

necessary.  

 

Creative Architectural Possibilities and Community Amenities. Those requesting 

additional height should be subject to an architectural review. An understanding of and 

commitment to the city’s priorities in maintaining views and access to the water should be 

heavily considered in the design phase, specifically in relation to the development of the 

building massing and how it relates to and impacts the waterfront. A development’s 

contribution to activating the urban realm, specifically the addition of community amenities 

and accessible public spaces, should be a high priority when maintaining equitable 

access to the waterfront.   

 

105


	Agenda
	23-00588 - Staff Report
	23-00589 - Staff Report
	23-00490 - Staff Report
	23-00490 - Planning Board Minutes - June 13th, 2023
	23-00554 - Staff Report
	23-00554 - Images
	23-00554 - Application Packet_7.28.2023
	23-00554 - Sec._12_11_4._Vacation_of_streets_alleys
	23-00554 - Review Comments
	23-00555 - Staff Report
	23-00555 - Images
	23-00555 - Aesthetic Review_Hawkshaw__Application and Materials_8.1.2023_REDUCED FILE
	23-00555 - Sec._12_3_12(1).___Redevelopment_land_use_district. (5)
	23-00555 - Review Comments_Hawkshaw
	23-00555 - Hawkshaw June 30 Submittal Deviation CRA Letter - 07.27.23
	23-00580 - Staff Report
	23-00580 - Reduction of Off Street Parking as it Pertains to the Land Development Code
	23-00580 - Review of Building Height Maximums in the Urban Core Redevelopment Area

	Application Date: 7/28/23
	Project Address 1: 50, 52, & 54 S. 9th Ave
	Phone: 850-712-2612
	Property Owner: Hawkshaw Development Group LLC
	Project specificsdescription 1: Multi-family 3-level condominium project consisting of 59 residences, one 2-level indoor fitness amenity, two separate enclosed bicycle storage rooms, & on-site surface parking.  
	Applicants Email: brian@smp-arch.com
	Applicants Address: 657 E. Romana St. Pensacola, FL  32502
	Applicants Name: Hawkshaw Development Group LLC
	Aesthetic District: Gateway Redevelopment


