
Planning Board

City of Pensacola

Agenda

Hagler-Mason Conference Room, 

2nd Floor

Tuesday, April 12, 2022, 2:00 PM

QUORUM / CALL TO ORDER

APPROVAL OF MEETING MINUTES

1. MINUTES FOR THE MEETING OF MARCH 8, 202222-00298

Planning Board Minutes March 8 2022 DRAFTAttachments:

REQUESTS

2. 523 E. GREGORY STREET - VARIANCE REQUEST TO SECTION 

12-3-12 (1) D. 9., GATEWAY REDEVELOPMENT DISTRICT - LOT 

COVERAGE.

22-00315

Variance Application_523 E. Gregory St

Site Plan_523 E Gregory St._Cafe Nola

Review Comments_523 E Gregory St._ Aesthetic Review

Planning Board VARIANCE CRITERIA

Attachments:

3. 523 E. GREGORY STREET - AESTHETIC REVIEW22-00318

Aesthetic Review Application_523 East Gregory Street

Review Comments_523 E Gregory St

Attachments:

4. 711 S. PALAFOX STREET - SITE PLAN AND AESTHETIC REVIEW 

APPLICATION

22-00319

Site Plan Application_711 S Palafox Street

Boundary Survey_711 S. Palafox Street

Review Comments_711 S. Palafox Street

Attachments:

5. BAPTIST HOSPITAL ANNEXATION - REQUEST FOR MAP 

AMENDMENTS TO THE CITY’S ZONING AND FUTURE LAND USE 

MAPS.

22-00320

Baptist Maps of Annexation AreaAttachments:
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http://pensacola.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=6632
http://pensacola.legistar.com/gateway.aspx?M=F&ID=b37c5bab-bd3a-4364-9ea6-85d96c43c9bd.pdf
http://pensacola.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=6657
http://pensacola.legistar.com/gateway.aspx?M=F&ID=186818f5-718f-4782-b014-462b110b2ec5.pdf
http://pensacola.legistar.com/gateway.aspx?M=F&ID=77b2f25d-4961-47d1-83be-16bdd7bc9f11.pdf
http://pensacola.legistar.com/gateway.aspx?M=F&ID=48c990cd-9b5a-4101-a056-52238c5b75e8.pdf
http://pensacola.legistar.com/gateway.aspx?M=F&ID=4a5746ff-6c93-44ea-8f64-43266467e21b.pdf
http://pensacola.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=6660
http://pensacola.legistar.com/gateway.aspx?M=F&ID=70a24494-12f8-4c4e-ae9f-153cbd9f6351.pdf
http://pensacola.legistar.com/gateway.aspx?M=F&ID=2634fd1c-cc9f-4415-a492-627e9591e84c.pdf
http://pensacola.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=6661
http://pensacola.legistar.com/gateway.aspx?M=F&ID=7c38ffc6-7a3a-4c6a-8a7c-d6585eadc4a4.pdf
http://pensacola.legistar.com/gateway.aspx?M=F&ID=2c3d1563-b278-45d0-8d78-7fdb365c393e.pdf
http://pensacola.legistar.com/gateway.aspx?M=F&ID=5a09a6bb-44b4-456a-bd59-abba7995ae27.pdf
http://pensacola.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=6662
http://pensacola.legistar.com/gateway.aspx?M=F&ID=65ee9e24-68ba-4122-b490-2962385e0966.pdf
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6. MARK EATON ANNEXATION - REQUEST FOR MAP AMENDMENTS 

TO THE CITY’S ZONING AND FUTURE LAND USE MAPS

22-00321

Mark Eaton_Maps of Annexation AreaAttachments:

7. RICHARDS MEMORIAL UNITED CHURCH PROPERTY ANNEXATION - 

REQUEST FOR MAP AMENDMENTS TO THE CITY’S ZONING AND 

FUTURE LAND USE MAPS

22-00323

RMCU_Maps of Annexation AreaAttachments:

8. COMPREHENSIVE PLAN AMENDMENT - COASTAL MANAGEMENT 

ELEMENT

22-00324

Coastal Management Element_Peril of FloodAttachments:

OPEN FORUM

DISCUSSION

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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http://pensacola.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=6663
http://pensacola.legistar.com/gateway.aspx?M=F&ID=80043727-263f-457e-83ce-ace020daa6f5.pdf
http://pensacola.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=6665
http://pensacola.legistar.com/gateway.aspx?M=F&ID=19ae73a7-bf4e-426c-b541-4c89f8afab71.pdf
http://pensacola.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=6666
http://pensacola.legistar.com/gateway.aspx?M=F&ID=66b29c81-def4-4c91-9beb-79b281945563.docx
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SUBJECT:

 Minutes for the Meeting of March 8, 2022
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MINUTES OF THE PLANNING BOARD 
March 8, 2022 
 
MEMBERS PRESENT:     Chairperson Paul Ritz, Vice Chairperson Larson,  

Board Member Grundhoefer, Board Member Van Hoose,  
Board Member Villegas 

 
MEMBERS ABSENT:       Board Member Powell, Board Member Sampson 
 
STAFF PRESENT:          Assistant Planning & Zoning Manager Cannon, Historic 

Preservation Planner Harding, Assistant CRA Manager 
D’Angelo, Urban Design Specialist Parker, Assistant City 
Attorney Lindsay, Deputy City Administrator Forte, Help Desk 
Technician Russo 

                                               
STAFF VIRTUAL: Development Services Director Morris, Senior Planner Statler   
 
OTHERS PRESENT: Robert Nay, Jim Doyle, Oaksu Doyle, John Ellis, Rand Hicks, 

Crystal Scott, Scott Sallis  
 
AGENDA:  

 Quorum/Call to Order 

 Approval of Meeting Minutes from February 8, 2022  
New Business:  

 178 N. Palafox Street-License to Use 

 Aesthetic Review-636 E. Romana Street 

 Conditional Use Permit Application-209 N. A Street, Mt. Lily Baptist Church 

 Proposed Ordinance:  Land Development Code Section 12-11-2 Appeals, 
Modifications, and Variances (F) Modifications of CRA Urban Design Overlay 
Standards 

 Open Forum 

 Discussion - Section 12-6-6 Protected Trees 

 Adjournment 
 
Call to Order / Quorum Present 
Chairperson Ritz called the meeting to order at 2:00 pm with a quorum present and  
explained the procedures of the Board meeting including requirements for audience 
participation.   
Approval of Meeting Minutes - Board Member Larson made a motion to approve the  
February 8, 2022 minutes, seconded by Board Member Van Hoose, and it carried 5 
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to 0.   
 

New Business –  
178 N. Palafox Street – License to Use Application 
Michael Carro is requesting a License to Use for improvements within the right-of-way at 
178 N. Palafox Street.  The purpose of the request is to allow for the extension of the 
existing balcony overhang to continue another 15’ 8” into the right-of-way.  The extension 
will also match the width of the existing balcony overhang.  The application was routed 
through the various City departments and utility providers with no concerns or comments. 
Chairperson Ritz pointed out it was already matching the streetscape.  Staff advised this 
request was approved by the ARB, and the plan was to use the bottom floor as offices with 
residential suites on the upper floor. 
Board Member Grundhoefer made a motion to approve, seconded by Board Member 
Larson, and it carried 5 to 0. 
 
Aesthetic Review – 636 E. Romana Street 
Dalrymple/ Sallas Architecture is requesting aesthetic review of a renovation and addition 
of second-story living quarters atop an existing one-story accessory structure.  The 
application was routed through the various City departments and utility providers with 
comments included for the Board. 
(The Board shifted this item to allow the arrival of the applicant.) 
Mr. Sallis arrived and addressed the Board advising they had submitted their project to the 
Aragon Architectural Review Board and had received comments which were centered 
around date design, trim, and color which they were happy to address.  It was determined 
they were building on top of the existing structure. 
Board Member Grundhoefer made a motion to approve, seconded by Board Member 
Larson, and it carried 5 to 0. 
 
Conditional Use Permit Application – 209 N. A Street, Mt. Lily Baptist Church 
John David Ellis is requesting a Conditional Use Permit to allow for the adaptive reuse of 
the existing structure at 209 N. A Street, also known as the former Mt. Lily Baptist Church. 
The project will convert the existing structure into six (6) dwelling units of affordable rental 
housing. The subject property is located in the R-1A, medium-density zoning district. Per 
Sec.12-3-107, the Conditional Use Permits summary was provided to the Board.   
Staff advised this location was designated R-1A and provided the purpose of the district 
along with the Conditional Use requirements.  Under Applicability, the adaptive reuse of a 
church was expressly permitted as a Conditional Use in the R-1A zoning district.  Section 
(d) states the Conditional Use may be approve ty the City Council only upon determination 
that the application and evidence presented clearly indicate that all of the 6 standards have 
been met. 
Mr. Ellis presented to the Board and stated they hoped to preserve this church and adapt 
it for apartments - six units for affordable housing.  He indicated it was an approximately 
4000 sq. ft. building which they felt could lend itself to this type of layout.  They were adding 
parking and a bike rack to the front.  Chairperson Ritz pointed out the parking for a 6-unit 
rental had been met.  Mr. Ellis stated when it was a functioning church, there were more 
people using on-street parking, and he agreed that was a concern; they were doing the 
best they could to work within the Code to achieve the best solution.  Board Member 
Grundhoefer felt it was a good use for the building but was concerned with the parking 
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since pulling out onto A Street was dangerous.  Board Member Villegas pointed out that 
the City was making moves to slow traffic on A Street with the road diet.  Chairperson Ritz 
indicated there was a desire to have more affordable housing, and this appearance was 
trying to maintain some semblance of a neighborhood fabric while allowing for affordable 
housing.  Mr. Ellis indicated they desired to work in conjunction with the A Street design. 
Historic Preservation Planner Harding explained the applicant’s parking equation was 
provided on the site plan to meet the requirements of the LDC.  Board Member Villegas 
advised this was one of the most responsible infill projects the Board had seen and  
made a motion to approve, seconded by Board Member Larson. 
Mr. Nay presented a petition by all the neighboring properties against the project 
concerning the parking issue.  He explained they already had issues with vehicles blocking 
the driveways.  There was on-street parking which ended north of the church, but the way 
it was painted, it looked like driveways were also parking spaces.  They felt the parking 
infrastructure did not support the number of units.  He suggested the applicants were taking 
a public right-of-way to turn it into a parking lot and diverting a public sidewalk. He pointed 
out there was no room for a dumpster which would result in 6 recycle/garbage cans.  He 
explained when the church was open, the majority of the people lived there and walked to 
the church on Saturdays. 
Ms. Scott, Vice President of Pensacola Habitat for Humanity, supported the project as a 
neighbor.  She felt the applicant had done an excellent job in being very innovative and 
wanted to see more private investors and developers build similar projects in this area.  
Mr. Doyle asked about the legal definition of affordable housing and was told to contact 
Marcie Whitaker in Housing.  If the units were affordable housing, he then asked if the City 
had any method to guarantee the rent would not go beyond a certain amount; this was 
also determined to be a Housing Department question.  He stated realistically, even with 
the bicycle rack, the assumption would be there would always be six cars at that location. 
Mr. Sallis spoke in favor the project and cautioned anyone who did not support the project 
to be more aware of what the City would require to develop this property; one could not 
say they support the church being reused but be against the parking requirements.  If the 
church were to be used or if there was a business there, it would require far more parking 
requirements.  So, this in a sense was the best use of this building for this neighborhood 
supplying a housing need for the city. 
The staff then read the six standards of approval.  Chairperson Ritz asked if any of the six 
standards had not been met by this project.  Board Member Van Hoose questioned the 
water and sewer usage since ECUA had no comment, and staff advised their standard 
note for a multi-family development was to put the developer in touch with them for water 
and sewer, and they would meet the ECUA standards in the final design.  Board Member 
Villegas asked about the requirements for sanitation, and it was determined the City would 
provide the black and brown garbage cans for the residences, and there was adequate 
space behind the facility for storage.  It was also determined the Conditional Use stayed 
with the property as long as the use was consistent, but any changes would come before 
the Board or be denied administratively.  Staff advised the Board could recommend some 
conditions for the Conditional Use regarding parking which Council should consider.  
Mr. Ellis advised they had met with the neighbors, and their concerns were with parking 
and sanitation, and they would like to have a better solution than six trash receptacles and 
six recycling cans, but because of the site constraints, that might be their only option.  
Chairperson Ritz advised being in the landlord business, each tenant in the building does 
not get his own trash receptacle.  Regarding the sidewalk, Board Member Grundhoefer 
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suggested they could pull in with the driveway and have two on one side and two on the 
other; that way you would not have 4 1/2 parking spaces since someone walking down the 
sidewalk would probably walk straight across in front of the cars; maybe they could 
minimize this.  Mr. Ellis agreed with pulling it in toward the building allowing a walking path 
across the frontage.   
The motion then carried 5 to 0. It was determined this item would proceed to Council for 
one reading where they could accept, reject, or modify any suggestions by this Board. (The 
Board returned to 636 E. Romana Street.) 
 
Proposed Ordinance:  Land Development Code Section 12-11-2 Appeals, 
Modifications, and Variances (F) Modifications of CRA Urban Design Overlay 
Standards 
The Urban Design Overlay was adopted by the City Council in 2019 to provide 

development standards for the CRA neighborhoods not covered by a special 
design review board. The intent of these design standards was to preserve and 

maintain the traditional walkable, urban pattern and character of Pensacola’s community 
redevelopment area neighborhoods. 
Upon the December 2021 recommendation by the Planning Board, on February 

10th, City Council adopted the proposed ordinance changes to the CRA Urban 

Design Overlay district. The amendment established the modification process 

through an administrative review. Staff is returning to the Planning Board with an 

ordinance creating the administrative process and detailing the duties and 

requirements of the two architect advisors for the review process. 
Urban Design Specialist Gray advised they were returning with an ordinance addressing 
the administrative process which included the duties of the review staff, including himself 
or a Mayor’s designee, an architect advisor, an alternate advisor if there was a conflict of 
interest, and the redevelopment chair of the area the project was within.  He explained 
they had vetted this through Legal and Planning staff. 
Chairperson Ritz did not have any edits for the amendment and felt it was well written as 
it stands.  CRA Staff advised the architect advisors would have to be approved by the 
Mayor and Council, and after the public hearing, an advertisement would be made by the 
City Clerk’s office; it would go through the same process as appointing board members.  
DPZ would not be involved with this process since it would be performed administratively 
by staff.  Assistant City Attorney Lindsay explained the two architect advisors would be 
licensed by the State of Florida and licensed to conduct business within the City of 
Pensacola but did not have to reside in the city limits.  Board Member Villegas felt there 
was a disconnect when one did not live in the space where these projects were happening.  
Chairperson Ritz pointed out it was a requirement with this Board to live in the city.  Staff 
indicated the Board could revise the language if they saw fit.  Chairperson Ritz stated the 
person appointed would likely live or have a business within the city limits. 
Assistant CRA Manager D’Angelo pointed out the architects living in the city limits might 
not own the business.  Chairperson Ritz gave the license requirements for an architect in 
Pensacola, and if the Board was looking for a residential requirement, it could be 
suggested.  Board Member Villegas pointed out since it was specifically for the CRA, it 
already had its own nuances, and there should be specific things which address who 
serves on that board; when you live downtown, you are invested in it.  Board Member 
Grundhoefer agreed.  Chairperson Ritz suggested  “To qualify for appointment, an 
applicant shall be licensed as an architect by the State of Florida, licensed to 
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conduct business within the City of Pensacola, and must be a resident of the City of 
Pensacola.”  CRA Staff advised there could be such things as setbacks which would go 
through this process rather than a variance process; if there was a discrepancy, it would 
proceed to the Board of Adjustments.  The architects would be addressing the CRA 
Overlay aspects and not the underlying LDC.  Board Member Van Hoose asked if having 
the architect reside in the city would be too limiting for filling these positions.  CRA Staff 
advised it would be a major concern since they wanted to make sure they could fill these 
positions because otherwise, there would be a modification process that could not function.  
They do not know how many interested parties they would get and of those interested 
parties, would any of them be residents.  Chairperson Ritz felt there were enough 
architects living in the city who would want to serve in this capacity. 
Board Member Villegas made a motion to approve as amended, seconded by Board 
Member Larson, and it carried 5 to 0. 
 
Open Forum – None. 
 
Discussion Section 12-6-6 Protected Trees 
At the last Planning Board meeting, Board Member Grundhoefer inquired about changing 
the word from “required” to “allowed” regarding the reduction of parking spaces. 
Assistant Planning and Zoning Manager Cannon advised the document language had 
been forwarded through Legal and the Building Official who felt the change would weaken 
the intent of the Code of having the most protection for heritage trees; we do not want to 
go back the opposite direction and neither did Council; the heritage tree was more 
important than the parking space. 
Assistant City Attorney Lindsay advised the Building Official stated first they weigh whether 
the site development can be changed or moved around to save a tree, if not, they look at 
the reduction of parking.  It typically was not more than a few spaces when they have to 
reduce parking. 
Board Member Grundhoefer explained the point was the language specified you were 
required to reduce it, and if he wanted to save a tree, he did not want to be required to 
reduce parking; he wanted to be “allowed” to reduce the parking.  He was agreeable and 
felt they would not require someone to reduce parking to save a tree, but that was what 
the language stated. 
     Assistant City Attorney Lindsay explained the burden under the Code was to save 
heritage trees under certain conditions, and if the heritage tree could be saved by 
modifying a site plan, it would not even impact parking.  She felt it was staff’s position that 
there would be opportunities to avoid a requirement to reduce parking and also save the 
tree in other situations.  The way it was applied in practice was not the strict literal 
interpretation that Board Member Grundhoefer was concerned about. Certain 
requirements exist for preserving heritage trees, however, there are exceptions and how 
those get analyzed requires multiple pieces of the Code together. Section 12-6-6 is where 
that analysis occurs, but there may be other parts of the Code to consider. 
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Adjournment – With no further business, the Board adjourned at 3:35 p.m. 
 
Respectfully Submitted, 
 
 
 
 
 
 
 
Cynthia Cannon, AICP 
Assistant Planning & Zoning Manager  
Secretary to the Board 
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City of Pensacola

Memorandum

222 West Main Street
Pensacola, FL  32502

File #: 22-00315 Planning Board 4/12/2022

TO: Planning Board Members

FROM: Cynthia Cannon, AICP, Assistant Planning Director

DATE: 4/12/2022

SUBJECT:

523 E. Gregory Street - Variance Request to Section 12-3-12 (1) d. 9., Gateway Redevelopment
District - Lot Coverage.

BACKGROUND:

A Variance application was submitted by Bob Cordes to increase an existing non-conformity for lot
coverage at 523 E. Gregory Street. The existing lot coverage is currently at 81% and the proposed
increase to lot coverage is the addition of 640 SF which will bring the lot coverage to 85%. The
proposed increase is to allow for an improved outdoor dining area.

This property is located in the Gateway Redevelopment District (GRD) and per Section 12-3-12 (1) d.
9., Lot coverage, of the Land Development Code, the following regulations apply in the WRD:

· “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.”

Sec. 12-12-2. Planning Board (6) f.1. Conditions for granting a variance in the GRD:

f. To grant zoning variances from the land development regulations of the waterfront redevelopment
district and the gateway redevelopment district, under the conditions and safeguards provided in Sec.
12-11-2(a)(2) (see attached).

     1. Conditions for granting a zoning variance. In order to authorize any zoning variance from the
terms of this title, the board must find in addition to the conditions specified in Sec. 12-11-2(a)(2):

I. That the variance granted will not detract from the architectural integrity of the development
and of its surroundings;

ii. That the grant of the variance will be in harmony with general intent and purpose of this title

Page 1 of 2
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File #: 22-00315 Planning Board 4/12/2022

and that such variance will not be injurious to the area involved or otherwise detrimental to the public
welfare;

Iii. That the decision of the planning board is quasi-judicial in nature and is final subject to
judicial review in accordance with subsection (6)f.4 of this section. Hearings on variance applications
under subsection (6)f of this section shall be conducted as a quasi-judicial hearing in accordance with
the requirements of law.

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

Page 2 of 2
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Review Routing

Project:  523 E Gregory St.- Variance Request

Meeting:   April 12, 2022

Department: Comments:

FIRE No comments

PW/E As long as all proposed impervious area does 

not exceed 1500sf and all improvements take 

place within private property, Engineering has 

no comments.

InspSvcs No comments

ESP No comments

ECUA
ECUA has no comment on the variance to 

extend the concrete patio.  ECUA has an active 

sewer main within the former De Leon St right-

of-way located on the south side of the 

property. ECUA has retained a full width 

easement per Ordinance 32-97 (OR Book 4181 

page 1719). No permanent structures should be 

located within this easement area. I believe the 

site plans show a proposed dumpster enclosure 

to be located within that area.

FPL No comments

ATT No comments

Surveyor No comments

Planning No comments.
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Cynthia Cannon

From: Brad Hinote
Sent: Tuesday, March 15, 2022 3:47 PM
To: Cynthia Cannon; Amy Hargett; Amy Tootle; Andre Calaminus (ECUA); Annie Bloxson; Bill 

Kimball; Brian Cooper; Caitlin Cerame; Chris Mauldin; David Forte; Diane Moore; Gregg 
Harding; Heather Lindsay; Jonathan Bilby; Karl Fenner (AT&T); Kellie L. Simmons (Gulf 
Power); Leslie Odom; Leslie Statler; Mark Jackson; Miriam Woods; Paul A Kelly(GIS); 
Robbie Weekley; Sherry Morris; Stephen Kennington (AT&T)

Subject: RE: 523 E Gregory St (Former Franco's Restaurant)  - Aesthetic Review Application

As long as all proposed impervious area does not exceed 1500sf and all improvements take place within private 
property, Engineering has no comments. 
 
Brad Hinote, P.E. 
City Engineer 
City of Pensacola 
222 W. Main Street 
Pensacola, FL 32502 
850.435.1646 (w) 
850.595.1461 (f) 
bradhinote@cityofpensacola.com 
For Non-Emergency Citizen Requests visit Pensacola311.com 
Visit us at http://cityofpensacola.com 
 

 
 
Florida has a very broad public records law. As a result, any written communication created or received by City of Pensacola officials 
and employees will be made available to the public and media, upon request, unless otherwise exempt. Under Florida law, email 
addresses are public records. If you do not want your email address released in response to a public records request, do not send 
electronic mail to this office. Instead, contact our office by phone or in writing. 
 

From: Cynthia Cannon <CCannon@cityofpensacola.com>  
Sent: Tuesday, March 15, 2022 10:52 AM 
To: Amy Hargett <ahargett@cityofpensacola.com>; Amy Tootle <ATootle@cityofpensacola.com>; Andre Calaminus 
(ECUA) <andre.calaminus@ecua.fl.gov>; Annie Bloxson <ABloxson@cityofpensacola.com>; Bill Kimball 
<bkimball@cityofpensacola.com>; Brad Hinote <bradhinote@cityofpensacola.com>; Brian Cooper 
<bcooper@cityofpensacola.com>; Caitlin Cerame <CCerame@cityofpensacola.com>; Chris Mauldin 
<CMauldin@cityofpensacola.com>; Cynthia Cannon <CCannon@cityofpensacola.com>; David Forte 
<DForte@cityofpensacola.com>; Diane Moore <DMoore@cityofpensacola.com>; Gregg Harding 
<GHarding@cityofpensacola.com>; Heather Lindsay <HLindsay@cityofpensacola.com>; Jonathan Bilby 
<JBilby@cityofpensacola.com>; Karl Fenner (AT&T) <KF5345@att.com>; Kellie L. Simmons (Gulf Power) 
<kellie.simmons@nexteraenergy.com>; Leslie Odom <LOdom@cityofpensacola.com>; Leslie Statler 
<LStatler@cityofpensacola.com>; Mark Jackson <MaJackson@cityofpensacola.com>; Miriam Woods 
<MWoods@cityofpensacola.com>; Paul A Kelly(GIS) <PAKelly@cityofpensacola.com>; Robbie Weekley 
<rweekley@cityofpensacola.com>; Sherry Morris <SMorris@cityofpensacola.com>; Stephen Kennington (AT&T) 
<sk1674@att.com> 
Subject: 523 E Gregory St (Former Franco's Restaurant) - Aesthetic Review Application 
 
Good Morning All, 
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Please see the attached request before the Planning Board for an Aesthetic Review at 523 E. Gregory St – Café Nola.  If 
you could submit comments by Tuesday, March 22, 2022 it would be greatly appreciated. 
 
Thank you, 
 
Cynthia Cannon, AICP 
Assistant Planning & Zoning Manager 
Visit us at http://cityofpensacola.com 
222 W Main St. 
Pensacola, FL 32502 
Office: 850.435-1670 
ccannon@cityofpensacola.com 
 

  
 

 
 
Florida has a very broad public records law. As a result, any written communication created or received by City of Pensacola officials 
and employees will be made available to the public and media, upon request, unless otherwise exempt. Under Florida law, email 
addresses are public records. If you do not want your email address released in response to a public records request, do not send 
electronic mail to this office. Instead, contact our office by 
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Planning Board 

 

VARIANCE CRITERIA 

 

Per Sec. 12-11-2(A)(2), in order to authorize any variance from the Land Development 

Code the Board must find:  

 

1. That special conditions and circumstances exist which are peculiar to the land, 

structure, or building involved and which are not applicable to other lands, structures, 

or buildings in the same zoning district;  

2. That the specials condition and circumstances do not result from the actions of the 

applicant;  

3. That granting the variance requested will not confer on the applicant any special 

privilege that is denied by this title to other lands, building, or structures in the same 

zoning district;  

4. That literal interpretation of the provisions of this title would deprive the applicant of 

rights commonly enjoyed by other properties in the same zoning district under the 

terms of this title and would work unnecessary and undue hardship on the applicant;  

5. That the variance granted is the minimum variance that will make possible the 

reasonable use of the land, building, or structure;  

6. That the grant of the variance will be in harmony with general intent and purpose of 

this title and that such variance will not be injurious to the area involved or otherwise 

detrimental to the public welfare;  

7. That the variance will not constitute any change in the districts shown on the zoning 

map, will not impair an adequate supply of light and air to adjacent property, will not 

increase the congestion of public streets, or increase the danger of fire, will not 

diminish or impair established property values within the surrounding area, and will 

not otherwise impair the public health, safety, and general welfare of the city.  

 

VARIANCE proceedings are "quasi-judicial" in nature. "Quasi-judicial" means judge-like. 

A quasi-judicial proceeding is one in which members of a governmental body acts in a 

capacity similar to that of a judge. The board is making a determination concerning the 

rights or liabilities of a particular individual, business or group.   

 

The procedure, application requirements, and notice requirements are set forth in Section 

12-12-2(6)(f).  See paragraph (2) for the basic procedure. 
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A decision by the board should follow confirmation of all these requirements being met as 

well as an opportunity for the applicant to be heard and to be heard in rebuttal following 

any objection to the granting of the variance.   

 

Findings should be made to support the decision, which must be based solely on the 

evidence and witness testimony presented to the board at the hearing.  Information 

gathered outside of the actual hearing on the matter to be decided should not be used as 

a basis to decide the matter.  In no event may a Planning Board member make up his or 

her mind about how a Planning Board proceeding should be decided based upon site 

visits, personal contacts or other information gathered outside of the hearing. 

 

12-12-2(6)(f)(4) provides for appeal rights (please note this when in the hearing): 

 

Judicial review of decision of planning board. Any person, jointly or severally, aggrieved 
by any quasi-judicial decision of the planning board on an application for a 
variance under subsection (6)f of this section, or the city, upon approval by the city 
council, may apply to the circuit court of the First Judicial Circuit of Florida within 30 
days after rendition of the decision by the planning board. Review in the circuit court 
shall be by petition for writ of certiorari or such other procedure as may be authorized 
by law. 

 

24



City of Pensacola

Memorandum

222 West Main Street
Pensacola, FL  32502

File #: 22-00318 Planning Board 4/12/2022

TO: Planning Board Members

FROM: Cynthia Cannon, AICP, Assistant Planning Director

DATE: 4/12/2022

SUBJECT:

523 E. Gregory Street - Aesthetic Review

BACKGROUND:

Bob Cordes is requesting approval of an aesthetic review for the renovation of 523 E. Gregory Street
(formerly Franco’s).  The renovations are to accommodate a new restaurant, Café Nola, which will
include a new color scheme, privacy fence upgrades, and an enlarged outdoor dining area with a
canopy on the north side of the building.

This application has been routed through the various City departments and utility providers. The
comments received to date have been included in the attachments.

Page 1 of 1
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Breakdown of scope of work per elevation. 

Right Side (DeLeon Street) Elevation 

- Repaint per colors below. 

- Repair existing privacy fence with matching materials (board for board). 

Front Elevation (Main Entrance) 

- Repaint per colors below. 

- Remove existing storefront doors and install new double wood doors. 

- Remove far right existing doors and fill void with concrete block with a stucco 

finish and paint. Filled area will be in-kind with existing. 

- Repair existing privacy fence with matching materials (board for board). 

Left Side (Gregory Street) Elevation 

- Repaint per colors below. 

- Remove existing center window and install new single wooden door. 

- Remove far right window and fill void with concrete block with a stucco finish and 

paint. Filled area will be in-kind with existing. 

- Install new concrete slab and canopy with new 4x4 aluminum columns. 

Right Site (11th Ave) Elevation 

- Repaint per colors below. 

- Remove existing sign 

Site Work Elsewhere 

- Install typical 6’ privacy fence around dumpster in southwest corner of property.  

- Demolish old sign base. 
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Materials 

New wood doors to replace existing double doors on front (main entrance) and left 

(Gregory Street) elevations. These will be custom mahogany by Southeastern Door and 

Sash but will resemble the below photograph. 

 

 

New canopy materials. 

Shop drawings to be provided at Planning Board meeting. Design indicated on 

elevations. 

 

New aluminum column for canopy. 

The canopy columns will be 3” x 3” and square. Design indicated on elevations. 
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New paint. 

Existing stucco body to be painted Sherwin Williams “Woven Wicker”.  

 

Existing trim to be painted Sherwin Williams “Rock Garden”. 

 

Existing columns to be painted Sherwin Williams “Woven Wicker” 

 

New striped outdoor canopy to be Sherwin Williams “Cavern Clay” and “Rock Garden” 

  

Existing metal mansard to be painted with “Metallic Copper Finish” (similar to “Krylon” 

finish. 
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New fence around dumpster for screening requirement. 

Southwest corner of site plan. All other repairs to be in-kind board for board. 

  

 

Signage to be removed or demolished. 
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Review Routing

Project:  523 E Gregory St. Aesthetic Review

Meeting:   April 12, 2022

Department: Comments:

FIRE No comments

PW/E As long as all proposed impervious area does 

not exceed 1500sf and all improvements take 

place within private property, Engineering has 

no comments.

InspSvcs No comments

ESP No comments

ECUA No comments

FPL No comments

ATT No comments

Surveyor No comments

Planning Canopy. What will be the material? I believe the 

current mansard is a low profile standing seam 

metal panel. Will the canopy match?
 New 4x4 aluminum columns. Can you send me 

a product image of these as an example? Will 

they be painted?

New doors. Will these be custom? Or is there a 

product spec / manufacturer that can be 

referenced. Also – will the same doors be used 

for the double main entry and the single left side 

entry?
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Cynthia Cannon

From: Brad Hinote
Sent: Tuesday, March 15, 2022 3:47 PM
To: Cynthia Cannon; Amy Hargett; Amy Tootle; Andre Calaminus (ECUA); Annie Bloxson; Bill 

Kimball; Brian Cooper; Caitlin Cerame; Chris Mauldin; David Forte; Diane Moore; Gregg 
Harding; Heather Lindsay; Jonathan Bilby; Karl Fenner (AT&T); Kellie L. Simmons (Gulf 
Power); Leslie Odom; Leslie Statler; Mark Jackson; Miriam Woods; Paul A Kelly(GIS); 
Robbie Weekley; Sherry Morris; Stephen Kennington (AT&T)

Subject: RE: 523 E Gregory St (Former Franco's Restaurant)  - Aesthetic Review Application

As long as all proposed impervious area does not exceed 1500sf and all improvements take place within private 
property, Engineering has no comments. 
 
Brad Hinote, P.E. 
City Engineer 
City of Pensacola 
222 W. Main Street 
Pensacola, FL 32502 
850.435.1646 (w) 
850.595.1461 (f) 
bradhinote@cityofpensacola.com 
For Non-Emergency Citizen Requests visit Pensacola311.com 
Visit us at http://cityofpensacola.com 
 

 
 
Florida has a very broad public records law. As a result, any written communication created or received by City of Pensacola officials 
and employees will be made available to the public and media, upon request, unless otherwise exempt. Under Florida law, email 
addresses are public records. If you do not want your email address released in response to a public records request, do not send 
electronic mail to this office. Instead, contact our office by phone or in writing. 
 

From: Cynthia Cannon <CCannon@cityofpensacola.com>  
Sent: Tuesday, March 15, 2022 10:52 AM 
To: Amy Hargett <ahargett@cityofpensacola.com>; Amy Tootle <ATootle@cityofpensacola.com>; Andre Calaminus 
(ECUA) <andre.calaminus@ecua.fl.gov>; Annie Bloxson <ABloxson@cityofpensacola.com>; Bill Kimball 
<bkimball@cityofpensacola.com>; Brad Hinote <bradhinote@cityofpensacola.com>; Brian Cooper 
<bcooper@cityofpensacola.com>; Caitlin Cerame <CCerame@cityofpensacola.com>; Chris Mauldin 
<CMauldin@cityofpensacola.com>; Cynthia Cannon <CCannon@cityofpensacola.com>; David Forte 
<DForte@cityofpensacola.com>; Diane Moore <DMoore@cityofpensacola.com>; Gregg Harding 
<GHarding@cityofpensacola.com>; Heather Lindsay <HLindsay@cityofpensacola.com>; Jonathan Bilby 
<JBilby@cityofpensacola.com>; Karl Fenner (AT&T) <KF5345@att.com>; Kellie L. Simmons (Gulf Power) 
<kellie.simmons@nexteraenergy.com>; Leslie Odom <LOdom@cityofpensacola.com>; Leslie Statler 
<LStatler@cityofpensacola.com>; Mark Jackson <MaJackson@cityofpensacola.com>; Miriam Woods 
<MWoods@cityofpensacola.com>; Paul A Kelly(GIS) <PAKelly@cityofpensacola.com>; Robbie Weekley 
<rweekley@cityofpensacola.com>; Sherry Morris <SMorris@cityofpensacola.com>; Stephen Kennington (AT&T) 
<sk1674@att.com> 
Subject: 523 E Gregory St (Former Franco's Restaurant) - Aesthetic Review Application 
 
Good Morning All, 
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Please see the attached request before the Planning Board for an Aesthetic Review at 523 E. Gregory St – Café Nola.  If 
you could submit comments by Tuesday, March 22, 2022 it would be greatly appreciated. 
 
Thank you, 
 
Cynthia Cannon, AICP 
Assistant Planning & Zoning Manager 
Visit us at http://cityofpensacola.com 
222 W Main St. 
Pensacola, FL 32502 
Office: 850.435-1670 
ccannon@cityofpensacola.com 
 

  
 

 
 
Florida has a very broad public records law. As a result, any written communication created or received by City of Pensacola officials 
and employees will be made available to the public and media, upon request, unless otherwise exempt. Under Florida law, email 
addresses are public records. If you do not want your email address released in response to a public records request, do not send 
electronic mail to this office. Instead, contact our office by 
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City of Pensacola

Memorandum

222 West Main Street
Pensacola, FL  32502

File #: 22-00319 Planning Board 4/12/2022

TO: Planning Board Members

FROM: Cynthia Cannon, AICP, Assistant Planning Director

DATE: 4/12/2022

SUBJECT:

711 S. Palafox Street - Site Plan and Aesthetic Review Application

BACKGROUND:

James English, JME of NWF, LLC, is requesting approval of a Site Plan and Aesthetic Review
Application for a new multi-family residential five-unit condominium at 711 S. Palafox Street. The
project includes on-grade parking and five levels of residences. The building includes an
owner/resident entry lobby for elevator access and a vehicular entry for on-site, on-grade parking
beneath the elevated residences.

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

Page 1 of 1
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Review Routing

Project:  711 S. Palafox St. Site Plan Aesthetic Review

Meeting:   April 12, 2022

Department: Comments:

FIRE No comments

PW/E No comments

InspSvcs No comments

ESP No comments

ECUA Because of the increased flow/demand for the 

proposed new development at 711 S Palafox St, the 

EOR/Developer will need to submit to ECUA 

Engineering for review and permitting of water and 

sewer. More information can be found in the ECUA 

Engineering Manual - Procedures 2 and 3 regarding 

submittal and review processes 

(https://ecua.fl.gov/work-with-us/engineering-

manuals-contacts). Water and sewer utility maps 

can be obtained by speaking with a representative 

in the ECUA Map Room at 850-969-3311.

FPL No comments

ATT No comments

Surveyor See attached.  These have been addressed by the 

applicant.

Planning No comments

54

https://ecua.fl.gov/work-with-us/engineering-manuals-contacts
https://ecua.fl.gov/work-with-us/engineering-manuals-contacts
https://ecua.fl.gov/work-with-us/engineering-manuals-contacts
https://ecua.fl.gov/work-with-us/engineering-manuals-contacts
https://ecua.fl.gov/work-with-us/engineering-manuals-contacts
https://ecua.fl.gov/work-with-us/engineering-manuals-contacts
https://ecua.fl.gov/work-with-us/engineering-manuals-contacts
https://ecua.fl.gov/work-with-us/engineering-manuals-contacts
https://ecua.fl.gov/work-with-us/engineering-manuals-contacts
https://ecua.fl.gov/work-with-us/engineering-manuals-contacts
https://ecua.fl.gov/work-with-us/engineering-manuals-contacts


55

LOdom
Highlight

LOdom
Callout
The attached documentation being a copy from the property appraiser's office does not meet the application standard.



56



57



City of Pensacola

Memorandum

222 West Main Street
Pensacola, FL  32502

File #: 22-00320 Planning Board 4/12/2022

TO: Planning Board Members

FROM: Cynthia Cannon, AICP, Assistant Planning Director

DATE: 4/12/2022

SUBJECT:

Baptist Hospital Annexation - Request for Map Amendments to the City’s Zoning and Future Land
Use Maps.

BACKGROUND:

Baptist Hospital acquired additional parcels adjacent to the site of their new campus located in the
City of Pensacola and subsequently requested Annexation of the subject parcels at the March 24,
2022 City Council meeting. The subject parcels are located on Amber Street, near Sycamore Drive
which were in an unincorporated portion of Escambia County. These parcels will require a map
amendment to establish a new zoning district and future land use map (FLUM) designation.

The proposed zoning district is commercial (C-3) and the proposed FLUM amendment is
Commercial. The proposed districts are consistent with the surrounding properties located in the City
limits.

Page 1 of 1
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City of Pensacola

Memorandum

222 West Main Street
Pensacola, FL  32502

File #: 22-00321 Planning Board 4/12/2022

TO: Planning Board Members

FROM: Cynthia Cannon, AICP, Assistant Planning Director

DATE: 4/12/2022

SUBJECT:

Mark Eaton Annexation - Request for Map Amendments to the City’s Zoning and Future Land Use
Maps

BACKGROUND:

Mark Eaton requested Annexation of two (2) parcels at the March 24, 2022 City Council meeting.
The subject parcels are located at 315 East Selina Street and 4908 Chaney Street. The parcels were
previously in an unincorporated portion of Escambia County. These parcels will require a map
amendment to establish a new zoning district and future land use map (FLUM) designation.

The proposed zoning district is commercial (C-3) and the proposed FLUM amendment is
Commercial. The proposed districts are consistent with the surrounding properties located in the City
limits.

Page 1 of 1
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City of Pensacola

Memorandum

222 West Main Street
Pensacola, FL  32502

File #: 22-00323 Planning Board 4/12/2022

TO: Planning Board Members

FROM: Cynthia Cannon, AICP, Assistant Planning Director

DATE: 4/12/2022

SUBJECT:

Richards Memorial United Church Property Annexation - Request for Map Amendments to the City’s
Zoning and Future Land Use Maps

BACKGROUND:

Reverend Robin Noble, representing Richards Memorial United Church, requested Annexation of the
portion of their property on West Desoto Street, between N. U and N. T Streets at the March 24, 2022
City Council meeting. The property was divided by the jurisdictional boundary between the City of
Pensacola and the unincorporated portion of Escambia County. This parcel will require a map
amendment to establish a new zoning district and future land use map (FLUM) designation.

The proposed zoning district is Residential (R-1A) and the proposed FLUM amendment is Medium
Density Residential. The proposed districts are consistent with the surrounding properties located in
the City limits.
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66



City of
Pensacola

Escambia
County

N S
 ST

N T
 ST

N Y
 ST

N X
 ST

N V
 ST

N U
 ST

N W
 ST

N R
 ST

N P
 ST

N Q
 ST

W DESOTO ST

W STRONG ST

W GADSDEN ST

W BRAINERD ST

W GONZALEZ ST

W LLOYD ST

MOBILE HWY

BAGGETT CT

W CERVANTES ST
W CERVANTES ST

This map was prepared by the GIS section of the City of Pensacola
and is provided for information purposes only and is not to be used 
for development of construction plans or any type of engineering 
services based on information depicted herein.  It is maintained 
for the function of this office only.  It is not intended for conveyance 
nor is it a survey.  The data is not guaranteed accurate or suitable 
for any use other than that for which it was gathered.

µ
0 0.10.05 Miles

Date: 2/1/2022

L:\GIS\Map_Archives\Planning\Annexation\RichardsMemorialUnitedChurch\RMUC_Annexation.mxd

RMUC Annexation Request
Escambia County
Citylimits as of 1/31/22

67



City of
Pensacola

Escambia
County

C-3

R-1A

R-NC

R-2
R-1A

R-1A
C-1

N S
 ST

N T
 ST

N Y
 ST

N X
 ST

N V
 ST

N U
 ST

N W
 ST

N R
 ST

N P
 ST

N Q
 ST

W DESOTO ST

W STRONG ST

W GADSDEN ST

W BRAINERD ST

W GONZALEZ ST

W LLOYD ST

MOBILE HWY

BAGGETT CT

W CERVANTES ST

W CERVANTES ST
This map was prepared by the GIS section of the City of Pensacola
and is provided for information purposes only and is not to be used 
for development of construction plans or any type of engineering 
services based on information depicted herein.  It is maintained 
for the function of this office only.  It is not intended for conveyance 
nor is it a survey.  The data is not guaranteed accurate or suitable 
for any use other than that for which it was gathered.

µ
0 0.10.05 Miles

Date: 2/1/2022

L:\GIS\Map_Archives\Planning\Annexation\RichardsMemorialUnitedChurch\RMCU_Zoning.mxd

RMUC Annexation Request
Zoning

COMMERCIAL (C-3)
RESIDENTIAL/OFFICE
RESIDENTIAL/NEIGHBORHOOD COMMERCIAL
ONE AND TWO FAMILY (R-1A)
RETAIL COMMERCIAL (C-1)
Escambia County
Citylimits as of 1/31/22

68



City of
Pensacola

Escambia
County

C.

M.D.R.
R.N.C.

M.D.R.
H.D.R.

M.D.R.
N S

 ST

N T
 ST

N Y
 ST

N X
 ST

N V
 ST

N U
 ST

N W
 ST

N R
 ST

N P
 ST

N Q
 ST

W DESOTO ST

W STRONG ST

W GADSDEN ST

W BRAINERD ST

W GONZALEZ ST

W LLOYD ST

MOBILE HWY

BAGGETT CT

W CERVANTES ST

W CERVANTES ST
This map was prepared by the GIS section of the City of Pensacola
and is provided for information purposes only and is not to be used 
for development of construction plans or any type of engineering 
services based on information depicted herein.  It is maintained 
for the function of this office only.  It is not intended for conveyance 
nor is it a survey.  The data is not guaranteed accurate or suitable 
for any use other than that for which it was gathered.

µ
0 0.10.05 Miles

Date: 2/1/2022

L:\GIS\Map_Archives\Planning\Annexation\RichardsMemorialUnitedChurch\RMCU_FLU.mxd

RMUC Annexation Request
Future Landuse

COMMERCIAL
HIGH DENSITY RESIDENTIAL
MEDIUM DENSITY RESIDENTIAL
RESIDENTIAL NEIGHBORHOOD COMMERCIAL
Escambia County
Citylimits as of 1/31/22

69



City of Pensacola

Memorandum

222 West Main Street
Pensacola, FL  32502

File #: 22-00324 Planning Board 4/12/2022

TO: Planning Board Members

FROM: Cynthia Cannon, AICP, Assistant Planning Director

DATE: 4/12/2022

SUBJECT:

Comprehensive Plan Amendment - Coastal Management Element

BACKGROUND:

In 2015 the Florida Legislature passed the Peril of Flood law which specified new requirements for
the Coastal Management Element of local government’s Comprehensive Plans.  These requirements
are related to coastal flooding and the impacts of sea level rise.

Pursuant to Section 163.3178(2)(f), Fla. Stat. (Peril of Flood Law) the attached amendments have
been drafted for the City’s Coastal Management Element of the Comprehensive Plan.

Page 1 of 1
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Proposed Peril of Flood Language 
 

CHAPTER 5 

 
COASTAL MANAGEMENT  

 
GOAL CM-1: The City shall manage the coastal system natural resources within the City limits in a manner 

that will maintain or enhance environmental, recreational, historic and economic qualities, protect human 

life, provide resiliency benefits and limit public expenditures in coastal areas. 

 
Objective CM-1.1: The City shall encourage res i l ient  shoreline development of those land 
uses         which are dependent on or related to access to the water. 

 
Policy CM-1.1.1: Shoreline development in Coastal High Hazard Area (CHHA) shall be 
prioritized as follows to the maximum extent feasible 

 

A. Water dependent uses 
1. Commercial 
2. Light industrial 

B. Water related recreation 
C. Residential 
D. Commercial 

 
Policy CM-1.1.2: All City owned or City financed waterfront development, except for 
industrial uses, shall provide for public waterfront access and shall be constructed 
considering future flood risk and sea level rise.  All City owned and financed waterfront 
development using funds appropriated from the state shall comply with the requirements 
of Section 161.551, F.S. 

 
Policy CM-1.1.3: The City shall encourage and coordinate in the development of additional 
marina facilities and fishing piers provided they meet the following criteria: 

 

* The use is compatible with surrounding land uses. 
* Upland support services are available. 
* A hurricane contingency plan is in place. 
* The water quality concerns have been addressed. 
* A plan is in place for mitigation actions in the event that the 

environment is adversely affected. 
* Buildings and supporting infrastructure is planned to incorporate 

considerations of impacts from future flood risk and sea level rise. 
* The economic need and feasibility for the facility have been 

established. 
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Policy CM-1.1.4: The City shall continue to provide for the siting of water- dependent and 
water-related uses through the zoning guidelines of the appropriate  land use districts. 

 
Policy CM-1.1.5: The City shall continue to utilize and develop its deepwater port, 
coordinating the port's activities with other City, County, regional, state and federal 
agencies in the following areas: transportation, land use, resiliency, natural and man- 
made hazards, protection of natural resources. 

 
Policy CM-1.1.6: The City shall enhance maintain the urban waterfront through proper  
land use planning, the public acquisition of land for parks and open space, resiliency 
planning and adaptation, and the establishment of downtown waterfront pedestrian 
connections. 

 
Objective CM-1.2:   The City shall limit public expenditures that subsidize development in the 
Coastal High Hazard Area (CHHA) except for restoration, resiliency and adaptation projects, or 
enhancement of natural resources. 

 
Policy CM-1.2.1: The Coastal High Hazard Area (CHHA) will be the area seaward of the 
elevation of the Category 1 storm surge line as established by a Sea, Lake and Overland 
Surges from Hurricanes (SLOSH) computerized storm surge model. 

 
Policy CM-1.2.2: Public funds shall be expended in the CHHA only in developments: that 
comply with residential densities adopted in this plan that will produce no adverse  affects 
to the surrounding land uses or the environment  without approved mitigation or 
adaptation plans; and/or, that would further open up the waterfront to public access. 

 
Policy CM-1.2.3: The City shall take whatever actions that are necessary so that all public 
facilities located near the City's shoreline or in the CHHA are resistant  to storm events 
and meet all the building standards for the hurricane-force winds and floods including 
future flood risk from sea level rise.  This may include the relocation of such facilities if 
they could be better protected to avoid impacts from future flood risk. 

 
Objective CM-1.3: In accordance with the City's land development code, the City shall continue to 
direct high density population developments away from the City's CHHA. 

 
Policy CM-1.3.1: Future residential land use in the CHHA shall be limited to the following 
densities by location: 

 

* Low density - along Escambia Bay north of Hyde Park Road and 
south of Gadsden Street, and along both shores of Bayou Texar. 

* Medium density - along Pensacola Bay (except for the Historic 
District), and along Bayou Chico. 

* High density - Historic District. 
 

Policy CM-1.3.2: Future residential land use developments in the dense business area 
constructed in the CHHA shall be limited to medium density (18 or fewer residential 
dwelling units per acre). Allowable density above the medium density limit established by 
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future land use category may be transferred to portions of the development site outside 
the CHHA. 

 
Objective CM-1.4: The City shall provide maintain, and if necessary feasible increase, public access 
to available shoreline consistent with estimated need to the extent practicable. 

 
Policy CM-1.4.1: The City will limit vacations of public rights-of-way to maintain the public 
access to shorelines to the extent practicable. 

 
Policy CM-1.4.2: The City will continue to work with Escambia County to maintain and, if 
feasible, increase shoreline access to the public. 

 
Policy CM-1.4.3: The City shall review and enforce the public access requirements of the 
Coastal Zone Protection Act of 1996. 

 
Policy CM-1.4.4: The City shall coordinate land use plans for shoreline access to include 
proper circulation routes and parking facilities necessary for the particular  locations and 
uses. 

 
Policy CM-1.4.5: The City shall coordinate with the Escambia County Transit System for 
provision of public transportation to shoreline facilities. 

 
Policy CM-1.4.6: The City shall promote public access and increase overall connectivity 
between existing neighborhoods and Pensacola Bay to the extent practicable. 

 
Objective CM-1.5: The City shall allow development in the CHHA only if it will not create a 
deficiency in the adopted minimum levels of service. 

 
Policy CM-1.5.1:   Level of service standards in the CHHA shall be consistent with those of 
the rest of the City to the extent practicable. 

 
Policy CM-1.5.2: The City shall take all appropriate steps to provide that funding  for 
infrastructure will be phased to coincide with the demands generated by  development or 
redevelopment in the CHHA provided the development meets all the requirements of 
density and use set forth in the Future Land Use Plan, and is consistent with coastal 
resource protection and safe evacuation and includes resilient construction techniques to 
protect against future flood risk and sea level rise. 

 
Objective CM-1.6: The City shall coordinate with State, regional and county agencies in evaluating 
major evacuation routes and determining where operational improvements can be made to 
maintain or reduce hurricane evacuation times or flood risk and shall work with the Civil Defense 
and Red Cross in identification and provision of adequate emergency shelter. 

 
Policy CM-1.6.1: In the event of a natural disaster, the City shall respond to the instruction 
and guidance of the Escambia County Civil Defense office and follow the 
recommendations from the Tri-State Hurricane Evacuation Study for evacuation 
procedures. 
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Policy CM-1.6.2: The City shall periodically review the natural disaster plan, taking into 
consideration the capacity of evacuation routes as compared to the predicted population 
density listed in the Future Land Use Plan Element and other   publications relating to 
natural disaster planning and vulnerability to sea level rise and other future flood risk. 

 
Objective CM-1.7: The City will update post-disaster redevelopment plans based on building and 
construction regulations, city codes, and intergovernmental reports in coordination with 
Escambia County in order to minimize or eliminate the exposure of human life and property to 
natural disaster hazards, as necessary. 

 
Policy CM-1.7.1: The City will enforce and/or establish any necessary building and 
development codes to minimize damage to human life and property from a natural 
disaster.  Relocate to Peril of Flood Goal. 

 
Policy CM-1.7.3: Following a natural disaster, the City will seek Federal Acquisition and 
donation of properties along CHHA that have been damaged beyond repair, provided for 
by section 1362 of the NFIP. 

 
Policy CM-1.7.4: The City shall identify all areas needing redevelopment to reduce or 
eliminate unsafe conditions and inappropriate uses in the CHHA. 

 
Policy CM-1.7.5: The Post-Disaster Redevelopment Plan shall establish policies for the 
following: differentiating between repair and clean-up actions which are needed to 
protect public health and safety and those actions which constitute long- term repair and 
redevelopment activities; practices for removal, relocation or structural modification of 
damaged infrastructure and unsafe structures; limiting redevelopment in areas of 
repeated damage; and incorporating recommendations of interagency hazard mitigation 
reports into the local Comprehensive Plan. 

 
Policy CM-1.7.6: The City shall develop regulatory or management techniques for general 
hazard mitigation including regulation of: beach alteration;        stormwater management; 
and sanitary sewer facilities.  

 
Policy CM-1.7.7: The City shall incorporate the recommendations of the hazard mitigation 
annex of the local peacetime emergency plan and applicable existing interagency hazard 
mitigation reports. 

 

 

 

GOAL CM-2: The City shall plan for, and adapt to, the perils of flood associated the potential impacts of 
sea level rise to become a more resilient community and eliminate inappropriate and unsafe development 
in the coastal areas when opportunities arise. 

 

Objective CM-2.1: The City shall include in its planning efforts development and redevelopment 
principles, strategies, and engineering solutions that reduce flood risk in coastal areas across the 
community, which results from the potential impacts of sea-level rise. 
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Policy 2.1.1: By 2021, the City shall conduct a vulnerability assessment that incorporates 
sea level rise projections for 2040, 2070 and 2100 to inform adaptation priorities. The 
vulnerability assessment shall help prioritize capital improvements planning to address 
near term vulnerabilities. Subject to funding availability, it is recommended that the 
vulnerability assessment be updated no less than every 10 years and incorporate a 
review of data to determine the most recent and appropriate sea level rise projections. 
Subsequent updates of the vulnerability assessment shall be consistent with state law 
including but not limited to Section 380.093, F.S. related to requirements for conducting 
vulnerability assessments. 

 

Policy 2.1.2: By 2024, the City will include potential sea level rise projections in planning 
for development and redevelopment projects. 

 

Policy 2.1.3: City shall promote strategies that include best practices that prioritize 
elevation and flood proofing, protection of building mechanical systems, onsite 
retention and pervious surfaces, shoreline protection and accommodation, site-specific 
flood management techniques, green infrastructure, maintaining access to services and 
managed retreat. 

 

Policy 2.1.4: The City shall collaborate with its infrastructure, other service providers, the 
Florida Department of Transportation, the Florida Department of Environmental 
Protection, Escambia County, the Pensacola & Perdido Bays Estuary Program, Northwest 
Florida Water Management District and other regional partners to exchange climate and 
sea level rise data, plans, projects, programs and solutions to address future 
vulnerability and flood risks. The City shall actively coordinate with the Florida 
Department of Environmental Protection on the Resilient Florida Grant Program, 
Comprehensive Statewide Flood Vulnerability and Sea level Rise Dataset, Assessment 
and Plan developed pursuant to Section 380.093, F.S.  

 

Policy 2.1.5: All City owned and financed projects initiated and undertaken by a state- 
financed constructor in the coastal building zone related to major and non-habitable 
major structures, as defined in Section 161.54, F.S., using funds appropriated from the 
state shall comply with the requirements of Section 161.551, F.S. and Rule 62S-7, F.A.C. 

 

Objective CM-2.2: The City shall encourage the use of best practices development and 
redevelopment principles, strategies, development techniques and engineering solutions at 
the site level that will result in the reduction of losses due to flooding and claims made under 
flood insurance policies. This shall include the removal of coastal real property from flood zone 
designations established by the Federal Emergency Management Agency. 

 

Policy 2.2.1: All development, including manmade changes to improved or unimproved 
real estate for which specific provisions are not specified in the City’s Floodplain 
Management provisions or the Florida Building Code, shall be located and constructed 
to minimize flood damage, meet floodway requirements, be appropriately anchored, 
including flood damage-resistant materials and have mechanical, plumbing, and 
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electrical systems above the design flood elevation or meet the requirements of ASCE 
24. 

 

Policy 2.2.2: In coastal high hazard areas, development activities other than buildings 
and structures shall be permitted only if also authorized by the appropriate federal, state 
or local authority; if located outside the footprint of, and not structurally attached to, 
buildings and structures; and if analyses prepared by qualified registered design 
professionals demonstrate no harmful diversion of floodwaters or wave runup and wave 
reflection that would increase damage to adjacent buildings and structures. 

 

Policy 2.2.3: The floodplain administrator / building official shall review all permit 
applications and plans to determine that the proposed development or redevelopment 
can be constructed such that it is reasonably safe from flooding. If a proposed 
development or redevelopment site is located in a flood hazard area, all site 
development activities including new construction and substantial improvements shall 
be designed and constructed with methods, practices and materials that will minimize 
the potential for flood damage. 

 

Policy 2.2.4: The City shall continue to enforce setback and elevation requirements to 
promote the protection and safety of life and property. Expansions to the existing 
setback requirements contained in the land development regulations shall be 
considered as a means of reducing property damage caused by storms. 

 

Policy 2.2.5: The City shall require that, to the greatest extent practicable, development 
activity, such as land clearing, grading and filling will not disturb natural drainage 
patterns. 

 

Policy: 2.2.6: The City shall enforce all elevation requirements for structural, ancillary, 
electrical, water, wastewater and mechanical systems to mitigate risk from flooding 
impact. 

 

Policy 2.2.7: Manufactured home construction must meet requisite elevation 
requirements, minimize flood damage and be reasonably safe from flooding, must be 
installed by licensed installers, must adhere to all Florida Building Code foundation, 
anchoring, elevation, enclosure and utility equipment requirements. New installations 
of manufactured homes shall not be permitted in floodways. All new manufactured 
homes and replacement manufactured homes installed in flood hazard areas shall be 
installed on permanent, reinforced foundations which minimize flood damage and shall 
be securely anchored to a foundation system. 

 

Policy 2.2.8: All public utilities and facilities such as sewer, gas, electric, communications, 
and water systems must be located and constructed to minimize or eliminate flood 
damage. Specifically, adequate drainage must be provided to reduce exposure to flood 
hazards; in at risk flood zones (AH and AO), adequate drainage paths shall be provided 
to guide floodwaters around and away from proposed structures. 

 

Policy 2.2.9: No development, including but not limited to site improvements, and land 
disturbing activity involving fill or regrading, shall be authorized in the regulatory 
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floodway unless a floodway encroachment analysis demonstrates that the proposed 
development or land disturbing activity will not result in any increase in the base flood 
elevation. Fill shall be designed to be stable under conditions of flooding including rapid 
rise and rapid drawdown of floodwaters, prolonged inundation, and protection against 
flood-related erosion and scour. In addition to these requirements, if intended to 
support buildings and structures (Zone A only), fill shall comply with the requirements 
of the Florida Building Code. 

 

 

Policy 2.2.10: The City shall continue to provide public information related to the 
revisions, development and adoption of FEMA’s FIRM Flood Maps as well as strategies 
to increase resiliency to storm events and flooding in vulnerable areas. 

 

Policy 2.2.11: Within one (1) year of final adoption of any updates to FEMA’s Flood 
Insurance Rate Maps (FIRMs) or last Flood Insurance Study for Escambia County and 
Incorporated Areas (dated September 29, 2006), the City shall review land development 
and floodplain management regulations to reflect updated flood risk data. 

 

 

Policy 2.2.12: The City shall consider floodplain management and CHHA issues in making 
public acquisition decisions. 

 

Policy 2.2.13: The City shall align housing policies focusing on affordability and workforce 
housing, code compliant reconstruction, elevation, floodproofing, relocation and other 
mitigation strategies to reduce losses from flooding and claims made under flood 
insurance policies. 

 

Objective CM-2.3: The City shall maintain regulations consistent with, or more stringent than, 
the flood-resistant construction requirements in the Florida Building Code and applicable 
floodplain management regulations set forth in 44 C.F.R. part 60. 

 

Policy CM-1.7.1 Policy 2.3.1: The City will enforce and/or establish any necessary 
building and development codes to minimize damage to human life and property from 
a natural disaster. Previous Policy CM-1.7.1. 

77



Coastal 
5-8 

 

 

Policy 2.3.2 The City shall maintain, review and update, at least every five (5) years, 
its Floodplain Management Regulations (Chapter 12-9): 

 

(1) Minimize unnecessary disruption of commerce, access and public service 
during times of flooding; 
(2) Require the use of appropriate construction practices in order to prevent or 
minimize future flood damage; 
(3) Manage filling, grading, dredging, mining, paving, excavation, drilling 
operations, storage of equipment or materials, and other development that may 
increase flood damage or erosion potential; 
(4) Manage the alteration of flood hazard areas, watercourses, and shorelines 
to minimize the impact of development on the natural and beneficial functions 
of the floodplain; 
(5) Minimize damage to public and private facilities and utilities; 
(6) Help maintain a stable tax base by providing for the sound use and 
development of flood hazard areas; and 
(7) Minimize the need for future expenditure of public funds for flood control 
projects and response to and recovery from flood events. 
(8) Meet the requirements of the National Flood Insurance Program for 
community participation as set forth in 44 CFR 59.22. 

 

Policy 2.3.3: The City shall continue its policy of reviewing the current Building Code and, 
as appropriate, adopting structural standards and site alteration restrictions that meet 
or exceed the minimum FEMA requirements. The recommendations of the applicable 
interagency hazard mitigation report shall be considered in revisions to the Code. 

 

Policy 2.3.4: The City shall maintain and review regulations in special flood hazard areas 
to require construction by methods and practices that minimize flood damage, including 
but not limited to, anchoring by pilings or columns to prevent flotation, collapse and 
lateral movement of the structure; preventing the expansion, improvement or repair of 
construction below elevated post-FIRM buildings; prohibiting manmade alteration of 
dunes, mangrove stands or wetlands which would increase the potential of flood 
damage and elevation or freeboard standards for structures, electrical and mechanical 
equipment. 

 

Objective CM-2.4: The City shall participate, and seek to enhance participation, in the National 
Flood Insurance Program Community Rating System administered by the Federal Emergency 
Management Agency to achieve flood insurance premium discounts for their residents. 

 

Policy 2.4.1: The City shall continue to participate in the National Flood Insurance 
Program (NFIP) Community Rating System (CRS) to the maximum extent possible and 
shall continue to seek to improve its current CRS Class rating. 

 

Policy 2.4.2: The City shall continue to coordinate intergovernmental efforts related to 
participation in CRS, public outreach, sea level rise planning and disaster preparedness 
and recovery, to maximize County and flood insurance policy holder benefits. 
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Policy 2.4.3: The City shall consider the development of a CRS-compliant Watershed 
Management Plan as part of its next cycle visit for CRS participation. 

 

GOAL CM-2 3: The City shall ensure the highest environmental quality feasible, the City will seek to 

conserve, protect, and properly manage its natural resources. 

 
Objective CM-2 3.1: The City shall protect, conserve or enhance coastal wetlands, living marine 
resources and wildlife habitat. 

 
Policy CM-2 3.1.1: The City shall limit the specific and cumulative impacts of 
development and redevelopment which will have adverse effects on wetlands, water 
quality, wildlife habitat, living marine resources and beach systems by prohibiting these 
developments unless mitigation actions are specified or by withholding public funds 
from these projects. 

 
Policy CM-2 3.1.2: By the year 2021, the City shall restore or enhance disturbed or 
degraded natural areas for City-owned property including beaches, estuaries, 
wetlands, shoreline ecosystems, and drainage systems and shall establish programs to 
mitigate future disruptions or degradations. 

 
Policy CM-2 3.1.3: The City shall establish standards for new development adjacent to 
wetlands to reasonably assure that the quality and quantity of their stormwater 
discharge does not adversely impact the physical and/or ecological features of those 
habitats. 

 

Policy CM-2 3.1.4: With respect to acquisition, the City, where feasible, shall protect, 
conserve, or enhance coastal wetlands, living marine resources and wildlife habitat 
unduly threatened by development through establishment of public or private 
conservation easements or other available means as deemed appropriate. 

 
Objective CM-2 3.2: The City shall maintain and improve estuarine environmental quality. 

 

Policy CM-2 3.2.1: The City shall coordinate with Escambia County and the City of 
Century through the existing interlocal agreement to conduct stormwater 
management plans which will provide recommendations for preventing estuarine 
pollution, controlling surface water runoff and protecting living marine resources. 

 
Policy CM-2 3.2.2: The City shall review and contribute to any updates of the 
Comprehensive Plans in surrounding jurisdictions and other policy plans that would 
affect implementation of local estuarine protection goals. 

 
Policy CM-2 3.2.3: With respect to acquisition, the City, where feasible, shall protect, 
conserve, or enhance estuarine environmental quality unduly threatened by 
development through establishment of public or private conservation easements or 
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other available means as deemed appropriate. 

 
Policy CM-23.2.4: The City shall work with local organizations, regional, state agencies 
to establish procedures to protect and increase the water quality near existing 
shorelines. 

 
Objective CM-23.3: The City shall reasonably assure that impacts of man-made structures on 
beach systems are minimal. 

 
Policy CM-23.3.1: Construction in the CHHA shall conform to regulations set forth in 
the Land Development Code for floodplain management. 

 
Objective CM-23.4: The City shall coordinate with the West Florida Historic Preservation, Inc. 
and other appropriate agencies in the protection, preservation or sensitive reuse of historic 
resources. 

 
Policy CM-23.4.1: The City shall continue to support the Historic Pensacola Preservation 
Board in its efforts to identify historic sites and register them with the proper agencies. 

 
Policy CM-23.4.2: Through historic zoning district guidelines and building codes, the 
City shall continue to establish controls for safe construction practices and for retaining 
the character of development within the districts. 

 

Objective CM-23.5: The City shall continue to discourage off shore oil and gas drilling in the 
coastal areas of North Florida, and the City shall continue to demand accountability for clean- 
up of any leaks or spills of oil or oil products as well as other contaminants and pollutants. 

 
Policy CM-23.5.1: The City shall continue to cooperate with other local and state 
agencies in opposition to the leasing of coastal area waters for offshore oil and gas 
drilling through appropriate actions. Further, the City shall cooperate with local, state 
and federal agencies in the clean-up efforts following the Deepwater Horizon oil spill 
and any other oil leak or spill as well as other contaminants and pollutants that affect 
waterways within the city limits. 
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