
           

 
AGENDA

ESCAMBIA COUNTY PLANNING BOARD
QUASI-JUDICIAL HEARING
August 8, 2011–8:30 a.m.

Escambia County Central Office Complex
3363 West Park Place, Room 104

           

1. Call to Order.
 

2. Invocation/Pledge of Allegiance to the Flag.
 

3. Proof of Publication and Waive the Reading of the Legal Advertisement.
 

4. Quasi-judicial Process Explanation.
 

5. Public Hearings.
 

A. Case No.: Z-2011- 14
  Location: 1991 W. Detroit Blvd.
  From: R-2, Single-Family District (cumulative), Low-Medium Density,

(7 du/acre); R-3, One-Family and Two-Family District,
(cumulative) Medium Density, (10 du/acre)

  To: R-6, Neighborhood Commercial and Residential District,
(cumulative) High Density, (25 du/acre)

   Requested by: Jean McPhee, Agent for Nicole Zubon, Owner
     
B. Case No.: Z-2011-15
  Location: 2240 W. Detroit Blvd.
  From: C-1, Retail Commercial District, (cumulative), (25 du/acre)
  To: C-2, General Commercial and Light Manufacturing District,

(cumulative), (25 du/acre)
  Requested by: Harold Pridgen, Owner 

 

6. Adjournment.
 



   

AI-1142     Item #:   5.             
Planning Board-Rezoning
Meeting
Date: 08/08/2011  

Agenda Item:

A. Case No.: Z-2011-14
  Location: 1991 W. Detroit Blvd.
  From: R-2, Single-Family District (cumulative), Low-Medium Density, (7 du/acre);

R-3, One-Family and Two-Family District, (cumulative) Medium Density, (10
du/acre)

  To: R-6, Neighborhood Commercial and Residential District, (cumulative) High
Density, (25 du/acre)

   Requested by: Jean McPhee, Agent for Nicole Zubon, Owner
     
B. Case No.: Z-2011-15
  Location: 2240 W. Detroit Blvd.
  From: C-1, Retail Commercial District, (cumulative), (25 du/acre)
  To: C-2, General Commercial and Light Manufacturing District, (cumulative), (25

du/acre)
  Requested by: Harold Pridgen, Owner 

Attachments
Case Files
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DEVELOPMENT SERVICES DEPARTMENT 
FINDINGS-OF-FACT 

REZONING CASE: Z-2011-14 
August 8, 2011 

I. SUBMISSION DATA: 

BY: Nicole G. Zubon, Owner  

PROPERTY REFERENCE NO.: 13-1S-31-1100-001-004 

PROJECT ADDRESS: 1991 W Detroit Blvd 

FUTURE LAND USE: MU-U, Mixed-Use Urban 

COMMISSIONER DISTRICT: 5 

BCC MEETING DATE: September 1, 2011 

II. REQUESTED ACTION:   REZONE 

FROM: R-2, Single-Family District 
(cumulative), Low-Medium Density,  
(7 du/acre); R-3, One-Family and Two-
Family District, (cumulative) Medium 
Density, (10 du/acre).  

TO: R-6, Neighborhood Commercial and 
Residential District, (cumulative) 
High Density, (25 du/acre). 

III. RELEVANT AUTHORITY: 
(1) Escambia County Comprehensive Plan 
(2) Escambia County Land Development Code 
(3) Board of County Commissioners of Brevard County v. Snyder

(4) Resolution 96-34 (Quasi-judicial Proceedings) Resolution 96-13 (Ex-parte 
Communications)    

, 
627 So. 2d 469 (Fla. 1993) 
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CRITERION (1)                                                                                                      
Consistent with the Comprehensive Plan. 
Whether the proposed amendment is consistent with the Comprehensive Plan.  

Comprehensive Plan Policy (CPP) FLU 1.1.1 Development Consistency. New 
development and redevelopment in unincorporated Escambia County shall be 
consistent with the Escambia County Comprehensive Plan and the Future Land Use 
Map (FLUM). The 2030 FLUM is attached herein to this ordinance as Exhibit B. 
CPP FLU 1.3.1 Future Land Use Categories. The Mixed-Use Urban (MU-U) Future 
Land Use (FLU) category is intended for an intense mix of residential and 
nonresidential uses while promoting compatible infill development and the 
separation of urban and suburban land uses within the category as a whole.  Range 
of allowable uses include:  Residential, Retail and Services, Professional Office, 
Light Industrial, Recreational Facilities, Public and Civic.  The minimum residential 
density is 3.5 dwelling units per acre and the maximum residential density is 25 
dwelling units per acre. 
CPP FLU 1.5.3 New Development and Redevelopment in Built Areas. To 
promote the efficient use of existing public roads, utilities and service infrastructure, 
the County will encourage redevelopment in underutilized properties to maximize 
development densities and intensities located in the Mixed-Use Suburban, Mixed-
Use Urban, Commercial and Industrial Future Land Use district categories (with the 
exception of residential development). 

FINDINGS 
The proposed use for the parcel is listed within the allowable range of uses for the 
Future Land Use category Mixed-Use Urban.  The proposed amendment does 
promote for the efficient use of existing public roads, utilities and service 
infrastructure. However, staff determined that the proposed use does not promote 
compatible infill development, since the property is currently not underutilized and 
the proposed use is also incompatible with the residential nature of the surrounding 
properties. Therefore, staff finds that the proposed amendment is not consistent 
with the intent and purpose as stated in CPP FLU 1.3.1 and FLU 1.5.3.    

CRITERION (2) 

Land Development Code (LDC) 2.08.02. D. 7. B  Quasi-judicial Rezonings. An 
applicant for a proposed rezoning has the burden of proving by substantial, 
competent evidence that the proposed rezoning: is consistent with the 
Comprehensive Plan; furthers the goals, objectives and policies of the 
Comprehensive Plan and is not in conflict with any portion of the county's Land 
Development Code. b. The proposed rezoning will constitute "spot zoning," that is an 

Consistent with the Land Development Code. 
Whether the proposed amendment is in conflict with any portion of this Code, and is 
consistent with the stated purpose and intent of this Code.  
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isolated zoning district that may be incompatible with the adjacent and nearby 
zoning districts and uses, or as spot zoning is otherwise defined by Florida law. 
 
(LDC) 6.05.07. R-2 single-family district (cumulative), low-medium density.  
This district is intended to be a single-family residential area with large lots and low 
population density. The maximum density is seven dwelling units per acre. Refer to 
article 11 for uses and densities allowed in R-2, single-family areas located in the 
Airport/Airfield Environs. Structures within Airport/Airfield Environs, Zones, and 
Surfaces remain subject to the height definitions, height restrictions, and methods of 
height calculation set forth in article 11. Refer to the overlay districts within section 
6.07.00 for additional regulations imposed on individual parcels with R-2 zoning 
located in the Scenic Highway Overlay District and RA-1(OL) Barrancas 
Redevelopment Area Overlay District.  
 
(LDC) 6.05.09. R-3 one-family and two-family district, (cumulative) medium 
density. This district is intended to provide for a mixture of one-family and two-family 
dwellings, including townhouses, with a medium density level compatible with single-
family residential development. The maximum density is ten dwelling units per acre. 
Refer to article 11 for uses and densities allowed in R-3, one-family and two-family 
areas located in the Airport/Airfield Environs. Structures within Airport/Airfield 
Environs, Zones, and Surfaces remain subject to the height definitions, height 
restrictions, and methods of height calculation set forth in article 11. Refer to the 
overlay districts within section 6.07.00 for additional regulations imposed on individual 
parcels with R-3 zoning located in the Scenic Highway Overlay District and RA-1(OL) 
Barrancas Redevelopment Area Overlay District. 
 
LDC 6.05.13. R-6 neighborhood commercial and residential district, 
(cumulative) high density. This district is intended to provide for a mixed use area 
of residential, office and professional, and certain types of neighborhood 
convenience shopping, retail sales and services which permit a reasonable use of 
property while preventing the development of blight or slum conditions. This district 
shall be established in areas where the intermixing of such uses has been the 
custom, where the future uses are uncertain and some redevelopment is probable. 
The maximum density is 25 dwelling units per acre, except in the low density 
residential (LDR) future land use category where the maximum density is 18 
dwelling units per acre. Refer to article 11 for uses, heights and densities allowed in 
R-6, neighborhood commercial and residential areas located in the Airport/Airfield 
Environs. Refer to the overlay districts within section 6.07.00 for additional 
regulations imposed on individual parcels with R-6 zoning located in the Scenic 
Highway Overlay District, C-4(OL) Brownsville-Mobile Highway and "T" Street 
Commercial Overlay District, or RA-1(OL) Barrancas Redevelopment Area Overlay 
District.  
All neighborhood commercial (R-6) development, redevelopment, or expansion must 
be consistent with the locational criteria in the Comprehensive Plan (Policies 
7.A.4.13 and 8.A.1.13) and in article 7.  
B. Permitted uses.  
1. Any use permitted in the R-5 district.  
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2. Retail sales and services (gross floor area of building not to exceed 6,000 square 
feet). No permanent outside storage allowed.  
a. Food and drugstore, including convenience stores without gasoline sales.  
b. Personal service shop.  
c. Clothing and dry goods store.  
d. Hardware, home furnishings and appliances.  
e. Specialty shops.  
f. Banks and financial institutions.  
g. Bakeries, whose products are made and sold at retail on the premises.  
h. Florists shops provided that products are displayed and sold wholly within an 
enclosed building.  
i. Health clubs, spa and exercise centers.  
j. Studio for the arts.  
k. Martial arts studios.  
l. Bicycle sales and mechanical services.  
m. Other retail/service uses of similar type and character of those listed herein 
above.  
3. Laundromats and dry cleaners (gross floor area not to exceed 4,000 square feet).  
4. Restaurants.  
5. Automobile service stations (no outside storage, minor repair only).  
6. Appliance repair shops (no outside storage or work permitted).  
7. Places of worship and educational facilities/institutions.  
8. Fortune tellers, palm readers, psychics, etc.  
9. Other uses which are similar or compatible to the uses permitted herein that 
would promote the intent and purposes of this district. Determination on other 
permitted uses shall be made by the planning board (LPA).  
10. Mobile home subdivision or park.  
C. Conditional uses.  
1. Any conditional use allowed in the R-5 district.  
2. Drive-through restaurants (fast food or drive-in, by whatever name known).  
3. Any building exceeding 120 feet height.  
4. Neighborhood commercial uses that do not exceed 35,000 square feet of floor 
area.  
5. Automobile service operations, including indoor repair and restoration (not 
including painting), and sale of gasoline (and related service station products), gross 
floor area not to exceed 6,000 square feet. Outside repair and/or storage and 
automotive painting is prohibited.  
6. Mini-warehouses meeting the following standards:  
a. One acre or less in size (building and accessory paved area);  
b. Three-foot hedge along any right-of-way line;  
c. Dead storage use only (outside storage of operable vehicles including cars, light 
trucks, RVs, boats, and similar items).  
d. No truck, utility trailer, and RV rental service or facility allowed, see C-2.  
7. Radio broadcasting and telecasting stations, studios, and offices with satellite 
dishes and antennas. On-site towers are prohibited. (See section 6.08.02.L.)  
8. Temporary structures. (See section 6.04.16)  
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9. Arcade amusement centers and bingo facilities. 

LDC 7.20.04. Neighborhood commercial locational criteria (AMU-1, R-6, VM-1).  
A. Neighborhood commercial uses shall be located along a collector or arterial 
roadway and near a collector/collector, collector/arterial, or arterial/arterial 
intersection and must provide a smooth transition between commercial and 
residential intensity.  
B. They may be located at the intersection of an arterial/local street without providing 
a smooth transition when the local street serves as a connection between two 
arterial roadways and meets all the following criteria:  
1. Shares access and stormwater with adjoining commercial uses or properties;  
2. Includes a six-foot privacy fence as part of any required buffer and develops the 
required landscaping and buffering to ensure long-term compatibility with adjoining 
uses as described in Policy 7.A.3.8 and article 7;  
3. Negative impacts of these land uses on surrounding residential areas shall be 
minimized by placing the lower intensity uses on the site (such as stormwater ponds 
and parking) next to abutting residential dwelling units and placing the higher 
intensity uses (such as truck loading zones and dumpsters) next to the roadway or 
adjacent commercial properties;  
4. Intrusions into recorded subdivisions shall be limited to 300 feet along the 
collector or arterial roadway and only the corner lots in the subdivision.  
C. They may be located along an arterial or collector roadway without meeting the 
above additional requirements when one of the following conditions exists:  
1. The property is located within one-quarter mile of a traffic generator or collector, 
such as commercial airports, medium to high density apartments, military 
installations, colleges and universities, hospitals/clinics, or other similar uses 
generating more than 600 daily trips; or  
2. The property is located in areas where existing commercial or other intensive 
development is established and the proposed development would constitute infill 
development. The intensity of the use must be of a comparable intensity of the 
zoning and development on the surrounding parcels and must promote compact 
development and not promote ribbon or strip commercial development.  
 
LDC 7.20.02B Waivers, The planning board (PB) may waive the roadway 
requirements when determining consistency with the Comprehensive Plan and Land 
Development Code for a rezoning request when unique circumstances exist. In 
order to determine if unique circumstances exist, a compatibility analysis shall be 
submitted that provides competent and substantial evidence that the proposed use 
will be able to achieve long-term compatibility with surrounding uses as described in 
Comprehensive Plan Policy 7.A.3.8. Infill development would be an example of 
when a waiver could be recommended. Although a waiver to the roadway 
requirement is granted, the property will still be required to meet all of the other 
performance standards for the zoning district as indicated below. The additional 
landscaping, buffering, and site development standards cannot be waived without 
obtaining a variance from the board of adjustment. 
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LDC 7.01.06. Buffering between zoning districts and uses.  
A. Zoning districts. The following spatial relationships between zoning districts 
require a buffer:  
2. AMU-1, AMU-2, R-4, R-5, R-6, V-4, VM-1, or VM-2 districts, where they are 
adjacent to single-family or two-family districts (RR, SDD, R-1, R-1PK, R-2, R-2PK, 
R-3, V-1, V-2, V-2A, V-3, V-5, VR-1, VR-2). 

FINDINGS 
The applicant has failed to provide competent evidence that the proposed rezoning 
will not constitute “spot zoning”. From a site visit, staff observed that the nature of 
the surrounding zoning and existing uses is predominantly residential, thus the 
proposed amendment is not consistent with the intent of Land Development Code 
(LDC) 2.08.02. D. 7. B and C, Quasi-judicial Rezonings.    
The proposed amendment does not meet the general commercial and light 
manufacturing uses locational criteria requirements; although the parcel is on a 
collector road, it is not located at or in proximity to intersections of arterial/arterial 
roadways or along an arterial roadway within one-quarter mile of the intersection and 
does not provide for a smooth transition between commercial and residential 
intensity, as stated in the Escambia County Land Development Code (LDC 7.20.04).  
The proposed amendment does not meet the requirements for infill development as 
stated in (LDC 7.20.03.B). Infill development is defined as an area where over 50 
percent of a block is either zoned or used for commercial development. This article 
also defines a block as the road frontage on one side of a street between two public 
rights-of- way. In this case the block is identified as the road frontage from Ashland 
Avenue, along the south side of Detroit, to Raleigh Circle. There are eleven (11) 
properties within this block: six (6) single family residences, one (1) property with 
mobile homes, three (3) vacant residential properties, and one (1) storage 
warehouse facility. The combined existing and proposed commercial use would only 
represent 17.5 % of the total block. The intensity of the proposed use in this split 
zoning parcel is not comparable with the existing zoning and development on the 
surrounding parcels and does not promote compact development.  
Buffering requirement will apply, as stated in (LDC 7.01.06); further review from the 
Development Review Committee (DRC) will be needed to ensure the buffering 
requirements and other performance standards have been met, should this 
amendment to R-6 be granted. 

CRITERION (3) 
Compatible with surrounding uses. 
Whether and the extent to which the proposed amendment is compatible with 
existing and proposed uses in the area of the subject property(s). 
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FINDINGS 
Within the 500’ radius impact area, staff observed 44 properties: 32 single family 
residences, 11 vacant residential lots and one (1) property with storage warehouse 
units; therefore, staff concludes that the proposed amendment is not compatible 
with the surrounding existing residential uses in the area. 
CRITERION (4) 
Changed conditions. 
Whether and the extent to which there are any changed conditions that impact the 
amendment or property(s). 

FINDINGS 
Staff found no changed conditions that would impact the amendment or property(s). 

CRITERION (5) 
Effect on natural environment. 
Whether and the extent to which the proposed amendment would result in significant 
adverse impacts on the natural environment. 

FINDINGS 
Upon review of the National Wetland Inventory and as represented in the 
aerial/wetlands map, wetlands and hydric soils were indicated on the subject 
property. Staff also identified that the parcel is located within a FEMA designated 
floodplain; prior to any construction, the applicant will have to meet specific 
requirements outlined in Article 10, Floodplain Management, of the Escambia 
County Land Development Code. Further review during the Development Review 
Committee (DRC) process will be necessary to determine if there would be any 
significant adverse impact on the natural environment. 

CRITERION (6) 
Development patterns. 
Whether and the extent to which the proposed amendment would result in a logical 
and orderly development pattern. 

FINDINGS 
The proposed amendment would not result in a logical and orderly development 
pattern. The property is located along Detroit Blvd, a collector road in a mixed-use 
area. The permitted uses of the R-6 zoning district are not of comparable intensity 
with the surrounding predominantly residential uses.  
 
Note: The above technical comments and conclusion are based upon the information available to 
Staff prior to the public hearing; the public hearing testimony may reveal additional technical 
information. 
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THOMPSON WINNIE TRUSTEE 

2000 W DETROIT BLVD  

PENSACOLA  FL 32534 
 

 ARD JEFFERY W & CHERYL A 

1950 DETROIT BLVD  

PENSACOLA  FL 32534 
 

 KRITZMIRE EDWARD A 

125 MELVIN DR 

 PACE  FL 32571 
 

MASON FRANCES E 

1970 W DETROIT BLVD  

PENSACOLA  FL 32534 
 

 HARRELL MARIAN E 

1910 W DETROIT BLVD 

 PENSACOLA  FL 32534 
 

 HARDY GEORGE L & TEDENE C 

1940 W DETROIT BLVD  

PENSACOLA  FL 32534 
 

JOINER CLIFFORD E 

1911 W DETROIT BLVD 

 PENSACOLA  FL 32534 
 

 GRIGGERS JAMES D & JUNE E 

10496 TAM O SHANTER DR  

PENSACOLA  FL 32514 
 

 ZUBON NICOLE G 

2701 E DESOTO ST  

PENSACOLA  FL 32503 
 

STONE SHARILYNN 1/4 INT 

1998 KANSAS AVE NE  

SAINT PETERSBURG  FL 33703 
 

 LEE DONALD W 

1921 W DETROIT BLVD 

PENSACOLA  FL 32534 
 

 HANEY DAVID A 

362 GULF BREEZE PKWY #250  

GULF BREEZE  FL 32563 
 

CITY OF REFUGE BIBLE CENTER INC 

6462 GREENWELL ST  

PENSACOLA  FL 32526 
 

 GRIGGERS JAMES D & JUNE E 

10496 TAM O SHANTER DR 

 PENSACOLA  FL 32514 
 

 LOWE ALFRED M III 16.6666 % INT & 

4 BEACH PLUM WAY  

HAMPTON  NH 03842 
 

MATHEWS ROGER G 

2155 INTERSTATE CIR  

PENSACOLA  FL 32526 
 

 SMITH STEVE R &  

8220 RALEIGH CIR  

PENSACOLA  FL 32534 
 

 TOLLIVER LAWRENCE C JR & LILLIE M 

8230 RALEIGH CIR  

PENSACOLA  FL 32534 
 

SADLER LEE 

8250 RALEIGH CIR  

PENSACOLA  FL 32534 
 

 HOUSTON ARTHUR & CARRIE E 

8260 RALEIGH CIR  

PENSACOLA  FL 32534 
 

 MILLER ROBERT A & JUANITA D 

8270 RALEIGH CIR  

PENSACOLA  FL 32534 
 

WILLIAMS KATHY 

1225 LAHAINA CT  

PENSACOLA  FL 32506 
 

 MADISON LARRY L & BEVERLY A 

8318 RALEIGH CIR 

PENSACOLA  FL 32534 
 

 CARMONA JOSE & TANIA 

736 TORA BORA RD  

FT LEE  VA 23801 
 

LIVESAY FARIS & XOCHILT 

8324 RALEIGH CIR  

PENSACOLA  FL 32534 
 

 FORSEE JODY M 

8313 RALEIGH CIR 

PENSACOLA  FL 32534 
 

 LOWE ALFRED M & 

4 BEACH PLUM WAY  

HAMPTON  NH 03842 
 

GREEN ROBERT L JR 

8055 STARK AVE  

PENSACOLA  FL 32514 
 

 GEIGER NANCY DOREEN & DANIEL W 

9029 CHISHOLM RD  

PENSACOLA  FL 32514 
 

 PITTMAN OSCAR & LOU G 

1015 DUNMIRE ST 

PENSACOLA  FL 32504 
 



MEAGHER ROBERT J 

7610 LAKESIDE DR  

MILTON  FL 32583 
 

 MELDROM CHARLES W L & MARIA 

3353 MARION OAKS WAY  

PENSACOLA  FL 32507 
 

 GEIGER DANIEL W 

9029 CHISHOLM RD  

PENSACOLA  FL 32514 
 

WILSON BARNETTE S 

8231 RALEIGH CIR  

PENSACOLA  FL 32534 
 

 HILL GARY D & SONDRA J 

8215 RALEIGH CIR  

PENSACOLA  FL 32534 
 

 COOK JOHN D JR & 

8211 RALEIGH CIR  

PENSACOLA  FL 32534 
 

HOOKS WILLIE E JR & 

2001 W DETROIT BLVD  

PENSACOLA  FL 32534 
 

 COMIS SHAWN L & TABITHA A 

1999 DETROIT BLVD  

PENSACOLA  FL 32534 
 

 MACVAUGH EDWIN S IV & 

1997 DETROIT BLVD  

PENSACOLA  FL 32534 
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DEVELOPMENT SERVICES DEPARTMENT 
FINDINGS-OF-FACT 

REZONING CASE: Z-2011-15 
August 8, 2011 

I. SUBMISSION DATA: 

BY: Harold Pridgen, Owner 

PROPERTY REFERENCE NO.: 12-1S-31-3102-001-003 

PROJECT ADDRESS: 2240 West Detroit Blvd 

FUTURE LAND USE: MU-U, Mixed-Use Urban 

COMMISSIONER DISTRICT: 5 

BCC MEETING DATE: September 1, 2011 

II. REQUESTED ACTION:   REZONE 

FROM: C-1 Retail Commercial district 
(cumulative) (25 du/acre) 

 
TO: C-2, General Commercial and Light 

Manufacturing District, (cumulative) 
(25 du/acre) 

 

III. RELEVANT AUTHORITY: 
(1) Escambia County Comprehensive Plan 
(2) Escambia County Land Development Code 
(3) Board of County Commissioners of Brevard County v. Snyder

(4) Resolution 96-34 (Quasi-judicial Proceedings)  

, 
627 So. 2d 469 (Fla. 1993) 

(5) Resolution 96-13 (Ex-parte Communications)    
 

 
 



Findings-of-Fact – Z-2011-15 
August 8, 2011 Planning Board Hearing 
Page 2 of 7 

CRITERION (1) 
Consistent with the Comprehensive Plan. 
Whether the Proposed amendment is consistent with the Comprehensive Plan. 

FLU 1.1.1 Development Consistency. New development and redevelopment in 
unincorporated Escambia County shall be consistent with the Escambia County 
Comprehensive Plan and the Future Land Use Map (FLUM). 

CPP FLU 1.3.1 Future Land Use Categories.  The Mixed-Use Urban (MU-U) 
Future Land Use (FLU) category is intended for an intense mix of residential and 
nonresidential uses while promoting compatible infill development and the 
separation of urban and suburban land uses within the category as a whole.  
Allowable uses are residential, retail and Services, Professional Office, Light 
Industrial, Recreational Facilities, Public and Civic.  The minimum residential density 
is 3.5 dwelling units per acre with the maximum residential density of 25 dwelling 
units per acre. 

FLU 1.5.3 New Development and Redevelopment in Built Areas. To promote the 
efficient use of existing public roads, utilities and service infrastructure, the County 
will encourage redevelopment in underutilized properties to maximize development 
densities and intensities located in the Mixed Use-Suburban, Mixed Use-Urban, 
Commercial and Industrial Future Land Use districts categories (with the exception 
of residential development). 

FINDINGS 
The proposed amendment to C-2 is consistent with the intent and purpose of 
Future Land Use category Mixed-Use Urban as stated in CPP FLU 1.1.1 because 
the proposed use of the property is one permitted under Mixed-Use Urban FLU.   
The proposed amendment is not consistent with the intent and purpose of Future 
Land Use category Mixed-Use Urban as stated in CPP FLU 1.3.1, the abutting 
existing land uses are single family residential in an R-2 zoning a major less intensity 
zoning therefore not providing good separation between existing zonings.  
The proposed amendment is consistent with the intent of CPP FLU 1.5.3 that 
promotes for the efficient use of existing public roads, utilities and service 
infrastructure; the proposed amendment also encourages redevelopment of an 
underutilized property.       

CRITERION (2) 
Consistent with The Land Development Code. 
Whether the proposed amendment is in conflict with any portion of this Code, and is 
consistent with the stated purpose and intent of this Code.  



Findings-of-Fact – Z-2011-15 
August 8, 2011 Planning Board Hearing 
Page 3 of 7 

LDC 6.05.14. C-1 retail commercial district (cumulative).   This district is 
composed of lands and structures used primarily to provide for the retailing of 
commodities and the furnishing of selected services. The district provides for various 
commercial operations where all such operations are within the confines of the 
building and do not produce undesirable effects on nearby property. 
LDC 6.05.16. C-2 General commercial and light manufacturing district 
(cumulative). This district is composed of certain land and structures used to provide 
for the wholesaling and retailing of commodities and the furnishing of several major 
services and selected trade shops. The district also provides for operations entailing 
manufacturing, fabrication and assembly operations where all such operations are 
within the confines of the building and do not produce excessive noise, vibration, 
dust, smoke, fumes or excessive glare. Outside storage is allowed with adequate 
screening being provided (see section 7.01.06.E.). Characteristically, this type of 
district occupies an area larger than that of the C-1 retail commercial district, is 
intended to serve a considerably greater population, and offers a wider range of 
services. The maximum density for residential uses is 25 dwelling units per acre. 
 
All general commercial and light manufacturing (C-2) development, redevelopment, 
or expansion must be consistent with the locational criteria in the Comprehensive 
Plan (Policies 7.A.4.13 and 8.A.1.13) and in Article 7. 
 
B. Permitted uses.     

1. Any use permitted in the C-1 district. 
2. Amusement and commercial recreational facilities such as, but not limited to, 

amusements parks, shooting galleries, miniature golf courses, golf driving 
ranges, baseball batting ranges and trampoline centers. 

3.  Carnival-type amusements when located more than 500 feet from any 
residential district. 

4.  Distribution warehousing, and mini-warehouses with ancillary truck rental 
services. 

5.  New and used car sales, mobile home and motorcycle sales and mechanical 
services. No intrusions are permitted on the public right-of-way (see section 
6.04.09). 

6. Automobile rental agencies. No intrusions are permitted on the public right-of-
way (see section 6.04.09). 

7. Truck, utility trailer, and RV rental service or facility. No intrusions are 
permitted on the public right-of-way (see section 6.04.09). 

8. Automobile repairs, including body work and painting services. 
9. Radio broadcasting and telecasting stations, studios and offices with on-site 

towers 150 feet or less in height. See section 7.18.00 for performance 
standards. 

10. Commercial food freezers and commercial bakeries. 
11. Building trades or construction office and warehouses with outside on-site 

storage. 
12. Marinas, all types including industrial. 
13. Cabinet shop. 
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14. Manufacturing, fabrication and assembly type operations which are contained 
and enclosed within the confines of a building and do not produce excessive 
noise, vibration, dust, smoke, fumes or excessive glare. 

15. Commercial communication towers 150 feet or less in height. 
16. Taxicab companies. 
17. Bars and nightclubs. 
18. Boat sales and service facilities. 
19. Boat and recreational vehicle storage. (No inoperable RVs, untrailered boats, 

repair, overhaul or salvage activity permitted. Storage facility must be 
maintained to avoid nuisance conditions as defined in section 7.07.06.) 

20. Adult entertainment uses subject to the locational criteria listed below (See 
Escambia County, Code of Ordinances sections 18-381 through 18-392 for 
definitions and enforcement; additionally refer to Chapter 6, article IV, Division 
2, titled "Nudity and Indecency"). However, these C-2 type uses are not 
permitted in the Gateway Business Districts. 
a. Adult entertainment uses must meet the minimum distances as specified 

in the following locational criteria: 
(1) One thousand feet from a preexisting adult entertainment 

establishment; 
(2) Three hundred feet from a preexisting commercial establishment that 

in any manner sells or dispenses alcohol for on-premises consumption; 
(3) One thousand feet from a preexisting place of worship; 
(4) One thousand feet from a preexisting educational institution; 
(5) One thousand feet from parks and/or playgrounds; 
(6)   Five hundred feet from residential uses and areas zoned residential 

within the county. 
21. Borrow pits and reclamation activities thereof (subject to local permit and 

development review requirements per Escambia County Code of Ordinances, 
Part I, Chapter 42, article VIII, and performance standards in Part III, the Land 
Development Code, article 7). 

22. Temporary structures. (See section 6.04.16) 
23. Arcade amusement centers and bingo facilities. 
24. Other uses similar to those permitted herein. Determination on other 

permitted uses shall be made by the planning board (LPA). 

LDC 7.20.06. General commercial and light manufacturing locational criteria 
(C-2).  
A. General commercial land uses shall be located at or in proximity to intersections 

of arterial/arterial roadways or along an arterial roadway within one-quarter mile 
of the intersection. 

B. They may be located along an arterial roadway up to one-half mile from the 
intersection provided that all of the following criteria are met: 
1. Does not abut a single-family residential zoning district (R-1, R-2, V-1, V-2, 

V-2A or V-3); 
2. Includes a six-foot privacy fence as part of any required buffer and develops 

the required landscaping and buffering to ensure long-term compatibility with 
adjoining uses as described in Policy 7.A.3.8 and article 7; 
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3. Negative impacts of these land uses on surrounding residential areas shall be 
minimized by placing the lower intensity uses on the site (such as stormwater 
ponds and parking) next to abutting residential dwelling units and placing the 
higher intensity uses (such as truck loading zones and dumpsters) next to the 
roadway or adjacent commercial properties; 

4. Intrusions into recorded subdivisions shall be limited to 300 feet along the 
collector or arterial roadway and only the corner lots in the subdivision; 

5. A system of service roads or shared access facilities shall be required, to the 
maximum extent feasible, where permitted by lot size, shape, ownership 
patterns, and site and roadway characteristics; 

6. The property is located in areas where existing commercial or other intensive 
development is established and the proposed development would constitute 
infill development. The intensity of the use must be of a comparable intensity 
of the zoning and development on the surrounding parcels and must promote 
compact development and not promote ribbon or strip commercial 
development. 

 
LDC 7.20.02B Waivers, The planning board (PB) may waive the roadway 
requirements when determining consistency with the Comprehensive Plan and Land 
Development Code for a rezoning request when unique circumstances exist. In 
order to determine if unique circumstances exist, a compatibility analysis shall be 
submitted that provides competent and substantial evidence that the proposed use 
will be able to achieve long-term compatibility with surrounding uses as described in 
Comprehensive Plan Policy 7.A.3.8. Infill development would be an example of 
when a waiver could be recommended. Although a waiver to the roadway 
requirement is granted, the property will still be required to meet all of the other 
performance standards for the zoning district as indicated below. The additional 
landscaping, buffering, and site development standards cannot be waived without 
obtaining a variance from the board of adjustment. 
 
LDC 7.20.03.B.   Infill development.  In areas where over 50 percent of a block is 
either zoned or used for commercial development, new commercial development or 
zoning may be considered without being consistent with the roadway requirements. 
The intensity of the proposed development or new zoning district must be of a 
comparable intensity of the zoning and development on the surrounding parcels. 
Typically, a block is defined as the road frontage on one side of a street between two 
public rights-of-way. Exceptions will be considered on a case-by-case basis and 
must be supported by competent and substantial evidence that the proposed 
rezoning will accomplish "infill" development. The evidence must show that the 
proposed development or rezoning will promote compact commercial development 
and will not promote ribbon commercial development.   
 
LDC 7.01.06. Buffering between zoning districts and uses. Spatial relationships 
between C-2 zoning districts where they are adjacent to multiple-family and office 
districts (R-3PK, R-4, R-5, R-6, V-4, VM-1, VM-2, PUD), require a buffer and that 
commercial land uses, where they are adjacent to residential uses require a buffer. 



Findings-of-Fact – Z-2011-15 
August 8, 2011 Planning Board Hearing 
Page 6 of 7 

FINDINGS 

The proposed amendment is not consistent with the general commercial and light 
manufacturing uses locational criteria requirements.  The parcel is not located at or 
in proximity to intersections of arterial/arterial roadways or along an arterial roadway 
within one-quarter mile of the intersection, as stated in the Escambia County Land 
Development Code (LDC 7.20.06.)  Also per LDC 7.20.06.B.1 it does not meet the 
criteria.  The subject parcel abuts six (6) R-2 zoned single family residents.       
The applicant submitted a compatibility analysis with the application to request an 
exemption to the roadway requirements based on infill development (LDC 
7.20.03.B).  The article defines infill development as an area where over 50 percent 
of a block is either zoned or used for commercial development. This article also 
defines a block as the road frontage on one side of a street between two public 
rights-of- way. There are 3 properties in the block currently zoned as follows: two (2) 
are zoned R-2 and one (1) is zoned C-1. The existing commercial zone property C1 
represent 63% of the overall zoning of the identified block, which does meet the infill 
development requirements as stated in LDC 7.20.03.B., therefore the Planning 
Board may consider a waiver to the roadway requirements as specified in LDC 
7.20.02.B. 
When applicable, further review from the Development Review Committee (DRC) 
will be needed to ensure the buffering requirements and other performance 
standards have been met, should this amendment be granted. 

CRITERION (3) 
Compatible with surrounding uses. 
Whether and the extent to which the proposed amendment is compatible with 
existing and proposed uses in the area of the subject property(s). 

FINDINGS 
The proposed amendment is not compatible with surrounding existing uses in the 
area.  Within the 500’ radius impact area, staff observed three (3) zoning districts, C-
1, R-2 and ID-1. There is one (1) commercial property zoned C-1 that is single family 
and (3) vacant ID-1 properties The majority of the surrounding uses within the 500’ 
area are of a residential nature. There are 60 single family residences in the 
following subdivisions: Pine Springs Estates (Unit 1) PB 9 PG 95, Pine Springs 
Estates (Unit 20) PB 10 PG 63 and Phoenix Trail PB 12 PG86., therefore the 
proposed amendment is not compatible with the surrounding existing residential 
uses in the area. 

CRITERION (4) 
Changed conditions. 
Whether and the extent to which there are any changed conditions that impact the 
amendment or property(s). 
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FINDINGS 
Staff found within the 500’ impact area there was rezoning case Z-2007-45 on 2480 
Interstate Circle. The request to rezone from R-3 to C-2 was approved on October 2, 
2008. This change should not negatively impact the amendment or property(s). 

CRITERION (5) 
Effect on natural environment. 
Whether and the extent to which the proposed amendment would result in significant 
adverse impacts on the natural environment. 

FINDINGS 
According to the National Wetland Inventory, wetlands and hydric soils were not 
indicated on the subject property. When applicable, further review during the 
Development Review Committee (DRC) process will be necessary to determine if 
there would be any significant adverse impact on the natural environment.  

CRITERION (6) 
Development patterns. 
Whether and the extent to which the proposed amendment would result in a logical 
and orderly development pattern. 

FINDINGS 
The proposed amendment would not result in a logical and orderly development 
pattern. The property is located along a collector road in a predominately zoned R-2 
residential area. The permitted uses of the C-2 zoning district are not of a 
comparable intensity of the surrounding uses and the property does not meet 
locational criteria for commercial development. 

Note: The above technical comments and conclusion are based upon the information 
available to Staff prior to the public hearing; the public hearing testimony may reveal 
additional technical information. 
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THOMPSON WINNIE TRUSTEE 

2000 W DETROIT BLVD  

PENSACOLA  FL 32534 
 

 PRIDGEN HAROLD 

25 E NINE MILE RD  

PENSACOLA  FL 325343119 
 

 WELCH DAVID L & SANDRA G 

6811 BANKHEAD HWY W  

DOUGLASVILLE  GA 30134 
 

PUDSEY WILLIAM & LILLIAN 

8550 SHARON LN  

PENSACOLA  FL 32534 
 

 COOK WILLIAM D II 

8500 SHARON LN  

PENSACOLA  FL 32526 
 

 JOHNSON JAY K & 

8506 KINGFISHER WAY  

PENSACOLA  FL 32534 
 

DOOLEY RYAN G 

8580 KINGFISHER LANE  

PENSACOLA  FL 32534 
 

 MCLEAN JOHN D & 

8507 KINGFISHER WAY  

PENSACOLA  FL 32534 
 

 JARRELL KENNETH S 

9820 NORIEGA DR  

PENSACOLA  FL 32514 
 

TALIERCIO PAUL J & MALINDA M 

3223 MOSS POINT LN  

CANTONMENT  FL 32533 
 

 JARRELL DAVID L & SUSAN K 

9859 N PALAFOX ST  

PENSACOLA  FL 32534 
 

 JOHNSON TROY & CHRISTY 

8519 KINGFISHER WAY  

PENSACOLA  FL 32534 
 

PRESLEY PATRICIA 

401 CROCKET RD  

SAMSON  AL 36477-8302 
 

 ELLIS ALMA THERESA 

8521 KINGFISHER WAY  

PENSACOLA  FL 32534 
 

 WHEELER NATHANIEL L 

5486 KEEL DR  

PENSACOLA  FL 32507 
 

JOHNSON JUDITH L 

8523 KINGFISHER WAY  

PENSACOLA  FL 32534 
 

 BECK WILLIAM M 

8526 KINGFISHER WAY  

PENSACOLA  FL 32534 
 

 GEARY ROBERT G & CAROL C 

8531 KINGFISHER WAY  

PENSACOLA  FL 32534 
 

THOMAS RACQUEL L 

8530 KINGFISHER WAY  

PENSACOLA  FL 32534 
 

 BRUTON LATANYA J 

8535 KINGFISHER WAY  

PENSACOLA  FL 32534 
 

 KING JOE N 

2237 KINGFISHER WAY  

PENSACOLA  FL 32534 
 

STACHOW ROSE E 

2233 KINGFISHER CIR  

PENSACOLA  FL 32534-1753 
 

 CHAFFIN CHRISTOPHER S &  

2231 KINGFISHER CIR  

PENSACOLA  FL 32534 
 

 CHAFFIN KELSI A 

2229 KINGFISHER CIR  

PENSACOLA  FL 32534 
 

LUCKETT CAROLYN 

2227 KINGFISHER CIR  

PENSACOLA  FL 32534 
 

 OWENS JERRY D & 

8538 KINGFISHER WAY  

PENSACOLA  FL 32506 
 

 FULTON DAWN N 

2225 KINGFISHER CIR  

PENSACOLA  FL 32534 
 

LIPCHINSKY JAMIE LEIGH TRUSTEE 

2238 KINGFISHER WAY  

PENSACOLA  FL 32534 
 

 WITT CHRISTOPHER F 

2223 KINGFISHER CIR  

PENSACOLA  FL 32534 
 

 MCBRIDE JOSEPH 
C/O TOMMIE COLEY  
209 E MANOR AVE  
ANCHORAGE  AK 99501 
 



BERNARD MARY 

2221 KINGFISHER CIR  

PENSACOLA  FL 32534 
 

 LEE SHAWN 

2222 KINGFISHER WAY  

PENSACOLA  FL 32534 
 

 HOPKINS EMMA JEAN 

2219 KINGFISHER WAY  

PENSACOLA  FL 32534 
 

LENN TAMMY F 

2218 KINGFISHER WAY  

PENSACOLA  FL 32534 
 

 PFEIFFER THOMAS & ANGELA 

2215 KINGFISHER CT  

PENSACOLA  FL 32534 
 

 NICKERSON DONNA E FELL 

2213 KINGFISHER CT  

PENSACOLA  FL 32534 
 

KIESLING JAMES A & LIZA J 

2211 KINGFISHER CT  

PENSACOLA  FL 32534 
 

 VALANZANO JOSEPH J 

PO BOX 7447  

PENSACOLA  FL 32534 
 

 BALDWIN SHALONDA 

2207 KINGFISHER CT  

PENSACOLA  FL 32534 
 

MURPHY HUDSON S 

2205 KINGFISHER CT  

PENSACOLA  FL 32534 
 

 FOLKERS RICHARD S & ANTOINETTE M 

2201 KINGFISHER CT  

PENSACOLA  FL 32534 
 

 NEIDVIECKY ARTHUR F  

8500 BLUE JAY WAY  

PENSACOLA  FL 32534 
 

KENNEDY JEREMY & EMILY 

8501 BLUE JAY WAY  

PENSACOLA  FL 32534 
 

 WILLIAMS DANA & KATHY G 

1225 LAHAINA CT  

PENSACOLA  FL 32506 
 

 MEDLEY VELTON R 

8140 CAMELFORD DR  

PENSACOLA  FL 32506 
 

PECK ERIC L 

8509 BLUE JAY WAY  

PENSACOLA  FL 32534 
 

 MCCALL CARL E & MARY M 

8516 BLUE JAY WAY  

PENSACOLA  FL 32534 
 

 CHAMPLIN MARK W 

8517 BLUE JAY WAY  

PENSACOLA  FL 32534 
 

HOLMES DUANE E & LISA E 

8525 BLUE JAY WAY  

PENSACOLA  FL 32534 
 

 ODOM FANNIE MAE 

8532 BLUE JAY WAY  

PENSACOLA  FL 32534 
 

 MILTON DANA R 

8533 BLUE JAY WAY  

PENSACOLA  FL 32534 
 

CHESTANG JULIUS E JR & 

8548 BLUE JAY WAY  

PENSACOLA  FL 32534 
 

 DIXON RACHAEL O 

8541 BLUE JAY WAY  

PENSACOLA  FL 32534 
 

 POPOVICH JAMES H 

8549 BLUE JAY WAY  

PENSACOLA  FL 32534 
 

NEAL NATHAN C & NATALIE M 

8556 BLUE JAY WAY  

PENSACOLA  FL 32534 
 

 CHILSON MARY ELAINE 

8557 BLUE JAY WAY  

PENSACOLA  FL 32534 
 

 CHALCHI CARRIE JEAN 

8564 BLUE JAY WAY  

PENSACOLA  FL 32534 
 

GRIFFIN MIRANDA D 

1999 KINGFISHER WAY  

PENSACOLA  FL 32534 
 

 HAWKINS ROBERTA 

8612 BLUE JAY WAY  

PENSACOLA  FL 32534 
 

 HAUPT NAOMI 

8380 RALEIGH CIR  

PENSACOLA  FL 32514 
 



WORSHAM WENDELL M & YULANDA S 

8375 RALEIGH CIR  

PENSACOLA  FL 32534 

 

 PERNAS KENNETH &  

2201 W DETROIT BLVD  

PENSACOLA  FL 32534 
 

 POOLE TRUCK LINES INC 
EMPIRE TRUCK SALES INC  
PO BOX 6038  
JACKSON  MS 39208-6038 
 

EMPIRE TRUCK SALES INC 

PO BOX 6038  

JACKSON  MS 392086038 
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PLEASE NOTE: This product has been compiled from the source data of the Inter-Local Mapping and Geographic Information Network (IMAGINE)
project of Escambia County. The ESCAMBIA COUNTY PROPERTY APPRAISER I-MAP Service is for reference purposes only and not to be considered
as a legal document or survey instrument. Relying on the information contained herein is at the user's own risk. We assume no liability for any use
of the information contained in the I-MAP Service or any resultant loss.
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