
           

 
AGENDA

ESCAMBIA COUNTY PLANNING BOARD
April 1, 2013–8:35 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.
 

4.  

A. RECOMMENDATION: That the Planning Board review and approve the
Meeting Resume' Minutes of the March 4, 2013 Planning Board Meeting.

B. Planning Board Monthly Action Follow-up Report for March 2013.

C. Planning Board 6-Month Outlook for April 2013.
 

5. Public Hearings.
 

A. LDC Article 10, Floodplain Management
 

   A Public Hearing Concerning the Review of an Ordinance replacing Article
10, Land Development Code

That the Board review and recommend to the Board of County
Commissioners (BCC) for adoption, an Ordinance to the Land Development
Code (LDC) Article 10. To repeal and replace Article 10, Floodplain
Management in its entirety. To adopt a new Article 10, Floodplain
Management Article which includes criteria for development in flood hazard
areas. To provide for an additional 3 feet of freeboard. 

 

6. Discussion Items.
 

A. Public Parks and Recreational Facilities as Permitted Uses in Agriculture (AG)
Zoning District. Presented by Andrew Holmer

 

B. Chicken Ordinance Workshop
 

  Chickens Accessory to Single Family Workshop
 



 

C. LUNCH BREAK
 

D. Perdido Key Masterplan Presented by Lloyd Kerr, Director of Development
Services

 

  PK Master Plan Powerpoint Presentation
 

7. Public Forum.
 

8. Director's Review.
 

9. County Attorney's Report.
 

10. Scheduling of Future Meetings.
 

The next Regular Planning Board meeting is scheduled for Monday, May 6,
2013 at 8:30 a.m. , in the Escambia County Central Office Complex, Room
104, First Floor, 3363 West Park Place, Pensacola, Florida.

 

11. Announcements/Communications.
 

12. Adjournment.
 



   

Planning Board-Regular   4.           
Meeting Date: 04/01/2013  

Agenda Item:

A. RECOMMENDATION: That the Planning Board review and approve the Meeting Resume'
Minutes of the March 4, 2013 Planning Board Meeting.

B. Planning Board Monthly Action Follow-up Report for March 2013.

C. Planning Board 6-Month Outlook for April 2013.

Attachments
Quasi-Judicial Resume
Planning Board Regular Mtg Resume
Monthly Action Follow-Up
Six Month Outlook



D R A F T
RESUMÉ OF THE ESCAMBIA COUNTY PLANNING BOARD

 March 4, 2013

CENTRAL OFFICE COMPLEX
3363 WEST PARK PLACE, BOARD CHAMBERS

PENSACOLA, FLORIDA
(8:31 A.M. – 9:41 A.M.)
(9:50 A.M. - 10:35 A.M.)

Present: Wayne Briske, Chairman   
  Tim Tate, Vice Chairman   
  David Luther Woodward   
  Dorothy Davis   
  Robert V. Goodloe   
  Karen Sindel   
  Alvin Wingate   
  Patty Hightower, School Board (non-voting)   
  Stephanie Oram, Navy (Non voting)   

Staff Present: Allyson Cain, Urban Planner, Planning & Zoning
Andrew Holmer, Senior. Planner, Planning & Zoning
Horace Jones, Division Mgr., Planning & Zoning
John Fisher, Urban Planner, Planning & Zoning
Juan Lemos, Senior Planner, Planning & Zoning
Kayla Meador, Sr Office Assistant
Stephen West, Assistant County Attorney

 

 

               

1. Call to Order.
 

2. Invocation was given by Mr. Alvin Wingate and the Pledge of Allegiance to the Flag
was given by Ms. Karen Sindel.

 

3. Proof of Publication was given by the board clerk and the board voted to Waive the
Reading of the Legal Advertisement.

 

  Motion by  David Luther Woodward, Seconded by  Dorothy Davis 
Motion was made to apporve Proof of Publication and to waive the reading of the
legal advertisement. 

  Vote: 7 - 0 Approved
 

 

4. Quasi-judicial Process Explanation.

  

  



 

5. Public Hearings.
 

A. Z-2013-01 
Applicant: Wiley C. "Buddy" Page, Agent

for Leo J. Cyr
Address: 13502 Perdido Key Drive
From: R-2, Single-Family District

(cumulative), Low-Medium
Density, and C-1, Retail
Commercial District
(cumulative)

To: C-1, Retail Commercial
District (cumulative)

Mr. Robert V. Goodloe, Mr. Alvin Wingate, and Ms. Karen Sindel acknowledged
visiting the site.

No planning board member acknowledged any ex parte communication regarding
this item. 

No planning board member refrained from voting on this matter due to any conflict of
interest. 

  

 

  Motion by  David Luther Woodward, Seconded by  Karen Sindel 
Motion was made to recommend approval of Z-2013-01. 

  Vote: 7 - 0 Approved
 

 

B. Z-2013-02 
Applicant: Wiley C. "Buddy" Page, Agent

for Gerald S. Chernekoff
Address: 9900 Sorrento Road
From: SDD, Special Development

District, (noncumulative)
Low-Density

To: C-1, Retail Commercial
District (cumulative)

Mr. Robert Goodloe, Mr. Wayne Briske, Mr. Alvin Wingate, and Ms. Karen
Sindel acknowledged visiting the site. 

No planning board member acknowledged any ex parte communication regarding
this item. 

No planning board member refrained from voting on this matter due to any conflict of
interest. 

  

 

  

  



  Motion by  Dorothy Davis, Seconded by  Karen Sindel 
Motion was made to continue this case for 60 days so the legal department could
do some research and see if there are any case precedents for grandfathering
C-1 zoning. 

  Vote: 7 - 0 Approved
 

 

C. Z-2013-03 
Applicant: Van G. Hibberts, Owner 
Address: 590 St. Luke Church Rd 
From: VAG-2,Village Agriculture

District, (one du/five acres)  
To: V-2, Village Single Family

Residential District, (two
du/acre) 

No planning board member acknowledged visiting the site.

No planning board member acknowledged any ex parte communication regarding
this item. 

No planning board member refrained from voting on this matter due to any conflict of
interest. 

  

 

  Motion by  Dorothy Davis, Seconded by  Alvin Wingate 
Motion was made to accept staff's findings and recommend approval to the Board
County Commissioners. 

  Vote: 7 - 0 Approved
 

 

6. Adjournment.
 

  

  



D R A F T
RESUMÉ OF THE ESCAMBIA COUNTY PLANNING BOARD

 March 4, 2013

CENTRAL OFFICE COMPLEX
3363 WEST PARK PLACE, BOARD CHAMBERS

PENSACOLA, FLORIDA
(10:38 A.M. – 10:48 A.M.)
(10:56 A.M. - 12:49 P.M.)

Present: Wayne Briske, Chairman   
  Tim Tate, Vice Chairman   
  David Luther Woodward   
  Dorothy Davis   
  Robert V. Goodloe   
  Karen Sindel   
  Alvin Wingate   
  Patty Hightower, School Board (non-voting)   
  Stephanie Oram, Navy (Non voting)   

Staff Present: Allyson Cain, Urban Planner, Planning & Zoning
Andrew Holmer, Senior. Planner, Planning & Zoning
Horace Jones, Division Mgr., Planning & Zoning
John Fisher, Urban Planner, Planning & Zoning
Juan Lemos, Senior Planner, Planning & Zoning
Kayla Meador, Sr Office Assistant
Stephen West, Assistant County Attorney

 

 

               

1. Call to Order.
 

2. Proof of publication was given by the board clerk.
 

3.
A. RECOMMENDATION:  That the Planning Board review and approve the
Meeting Resume' Minutes of the February 4, 2013 Planning Board Meeting.

B. Planning Board Monthly Action Follow-up Report for February 2013.

C. Planning Board 6-Month Outlook for March 2013.

  

 

  Motion by  Tim Tate, Seconded by  Karen Sindel 
Motion was made to approve the Meeting Resume Minutes from the February 4,
2013 Planning Board meeting. 

 

  

  



  Vote: 7 - 0 Approved
 

 

4. Public Hearings.
 

A. Comprehensive Plan Text Amendment CPA-2013-01   

 

  Motion by  Tim Tate, Seconded by  Robert V. Goodloe 
Motion was made to approve CPA-2013-01. 

  Vote: 7 - 0 Approved
 

 

B. WCI Amended Development Agreement

Mr. David Woodward refrained from voting on this matter due to any conflict of
interest.

  

 

  Motion by  Tim Tate, Seconded by  Karen Sindel 
Motion was made to approve and move the agreement forward to the Board of
County Commissioners. 

  Vote: 6 - 0 Approved
 

Other: David Luther Woodward (ABSTAIN) 
 

5. Discussion Items.
 

A. DPZ Presentation for Perdido Key Master Plan
 

 

Planning Board members requested additional information on the Perdido Key
Master Plan.

 

 

6. Public Forum.
 

7. Director's Review.
 

8. County Attorney's Report.
 

9. Scheduling of Future Meetings.
 

The next Regular Planning Board meeting is scheduled for Monday, April 1, 2013 at
8:35 a.m. , in the Escambia County Central Office Complex, Room 104, First Floor,
3363 West Park Place, Pensacola, Florida.

 

10. Announcements/Communications.
 

11. Adjournment.
 

  

  



 

 
Memorandum 

TO:  Planning Board 
 
FROM: Kayla Meador 
  Planning & Zoning Division 
 
DATE:  March 22, 2013 
 
RE:  Monthly Action Follow-Up Report for March 2013 
 
Following is a status report of Planning Board (PB) agenda items for the prior month of 
February. Some items include information from previous months in cases where final 
disposition has not yet been determined. Post-monthly actions are included (when known) as of 
report preparation date. Items are listed in chronological order, beginning with the PB initial 
hearing on the topic. 
 

 
PROJECTS, PLANS, & PROGRAMS 

1. PERDIDO KEY MASTER PLAN 
01/12/12  BCC directed staff to send out a Request for Letters of Interest 
06/28/12  BCC selected Duany Plater-Zyberk & Company, LLC. 
08/15/12  Site Visit – Duany Plater-Zyberk & Company, LLC. 
09/13/12  Workshop was held at Perdido Bay Community Center 
10/15-10/22  Charrette 
3/4/13   Presentation - Duany Plater-Zyberk & Company, LLC 

 

 
COMMITTEES & WORKING GROUP MEETINGS 

  
COMPREHENSIVE PLAN AMENDMENTS 

• Text Amendments: 
 
1. Comprehensive Plan Text Amendment – CIE (CPA 2012-07), amending the 

Escambia County Comprehensive Plan 2030 consistent with Chapter 2011-139. 
 
12/10/12 PB reviewed and forwarded to the Board of County Commissioners the 

proposed Comprehensive Plan Text Amendment 
01/03/13 BCC approved transmittal to DEO 
 

2. Comprehensive Plan Text  Amendment – Annex, Adding Language - amending the 
Escambia County Comprehensive Plan: 2030, as amended, to allow certain 
documents incorporated by reference to be updated in the Escambia County 
ordinances without amendment to the comprehensive plan; amending policy MOB 

 

BOARD OF COUNTY COMMISSIONERS 
ESCAMBIA COUNTY, FLORIDA 

 
 

DEVELOPMENT SERVICES DEPARTMENT 
3363 WEST PARK PLACE 

PENSACOLA, FLORIDA 32505 
PHONE: 850-595-3475 

FAX: 850-595-3481 
www.myescambia.com 



1.1.8 to allow uncodified updates to the Florida-Alabama Transportation Planning 
Organization fiscal yearts 2010-2014 transportation improvement program; 
amending Objective CIE 1.2 to allow uncodified updates to the five-year schedule 
of capital improvements. 
 
03/04/13 PB reviewed and forwared to the Board of County Commissioners the 

proposed Comprehensive Plan Text Amendment CPA-2013-01 
03/21/13 BCC approved transmittal to DEO 

 
• Map Amendments: 

 
3. Comprehensive Plan Map Amendment – Large Scale Amendment (CPA-2012-02) 

amending Part II of the Escambia County Code of Ordinances (1999), the 
Escambia County Comprehensive Plan, as amended; amending the Future Land 
Use Map designation. 
 
08/13/12 PB reviewed and forwarded to the Board of County Commissioners the 

proposed Comprehensive Plan Map Amendment CPA-2012-02. 
08/23/12 BCC approved transmittal to DEO 
09/28/12 Response letter from DEO 
01/03/13 BCC adopted 

 
4. Comprehensive Plan Map Amendment – Large Scale Amendment (CPA-2012-04), 

amending Part II of the Escambia County Code of Ordinances, the 
Escambia County Comprehensive Plan: 2030, as amended; amending 
Chapter 7, “The Future Land Use Element,” providing for an amendment to 
the  2030 Future Land Use Map, changing the future land use category of a 
parcel within Section 4, Township 1S, Range 31W, Parcel Number 1101-000-
000, totaling 241.9 (+/-) acres, located at 4810 West Nine Mile Road, from 
Recreation (REC) to Mixed-Use Urban (MU-U). 
 
12/10/12 PB reviewed and forwarded to the Board of County Commissioners the 

proposed Comprehensive Plan Map Amendment CPA-2012-04. 
01/03/13 BCC approved transmittal to DEO 

 

 
LAND DEVELOPMENT CODE ORDINANCES 

1. Article 13 SRIA Signage 
01/07/13 PB recommended adoption of ordinance 
02/07/13 BCC adopted 
 

2. Article 13.01 Administration 
02/04/13 PB recommended adoption of ordinance 
04/02/13 BCC meeting 
 

3. Article 13 Docks and Piers 
02/04/13 PB recommended adoption of ordinance 
04/02/13 BCC meeting 

 

 
REZONING CASES 



1. Rezoning Case Z-2013-01 
03/04/13 PB recommended approval of rezoning 
04/02/13 BCC meeting 

 
2. Rezoning Case Z-2013-02 

03/04/13 PB recommended continuing case for 60 days 
05/06/13 PB meeting 
 

3. Rezoning Case Z-2013-03 
03/04/13 PB recommended approval of rezoning 
04/02/13 BCC meeting 



PLANNING BOARD MONTHLY SCHEDULE 
SIX MONTH OUTLOOK FOR APRIL 2013 

(Revised 11/20/12)  
 

A.H. = Adoption Hearing         T.H. = Transmittal Hearing          P.H. = Public Hearing 
* Indicates topic/date is estimated—subject to staff availability for project completion and/or citizen liaison  

 

Meeting Date 

 
LDC Changes 

and/or 
Public Hearings 

Comprehensive 
Plan 

Amendments 
Rezonings 

Reports, 
Discussion 

and/or Action 
Items 

Monday, 
January 7, 2013 

• LDC SRIA Signage  • Z-2012-25  

Monday, 
February 4, 2013 

• LDC SRIA Admin 
• LDC SRIA Docks 

and Piers 

   

Monday, 
March 4, 2013 

• WCI Dev. 
Agreement 

• CPA-2013-01 • Z-2013-01 
• Z-2013-02 
• Z-2013-03 

• PK MP 
Presentation 

 

Monday,  
April 1, 2013 

• LDC Ord.-Chickens 
• Flood Plain Ord. 

•  •  • PK MP 
Presentation 

• Chicken Ord 
• Parks and Rec 

permitted in AG 
Monday, 
May 6, 2013 

•  • Comp Plan Annual 
Report 

• SSA-2013-01 

• Z-2013-02 
• Z-2013-05 
• Z-2013-06 

• JLUS 

Monday, 
June 3, 2013 

   •  

Monday, 
July 1, 2013 

    

 
Disclaimer: This document is provided for informational purposes only. Schedule is subject to change. Verify all topics on the current 
meeting agenda one week prior to the meeting date. 
 



   

Planning Board-Regular   5. A.           
Meeting Date: 04/01/2013  

Issue: LDC Article 10, Floodplain Management
From: T. Lloyd Kerr, AICP, Department Director
Organization: Development Services

RECOMMENDATION:
 A Public Hearing Concerning the Review of an Ordinance replacing Article 10, Land
Development Code

That the Board review and recommend to the Board of County Commissioners (BCC) for
adoption, an Ordinance to the Land Development Code (LDC) Article 10. To repeal and replace
Article 10, Floodplain Management in its entirety. To adopt a new Article 10, Floodplain
Management Article which includes criteria for development in flood hazard areas. To provide
for an additional 3 feet of freeboard. 

BACKGROUND:
The 2010 Florida Building Code (FBC) came into effect March 15, 2012. The new Floodplain
Model (FPM) ordinance is coordinated with the FBC. The FBC contains requirements for
buildings and structures; the FPM model contains other requirements necessary for consistency
with the National Flood Insurance Program (NFIP).  In order to fulfill community commitments to
the NFIP, the FPM model includes buildings and structures that are exempt from the FBC and
development other than buildings to comply with requirements for flood hazard areas. Adoption
of the FPM is necessary to ensure that the County meets the requirements derived from the
participation in the Community Rating System (CRS) program and to continue to allow the
residents of the County to receive the flood insurance discount benefits granted by the NFIP as
a result of such participation. 

Escambia County was accepted for participation in the National Flood Insurance Program on
February 23, 1996 and the Board of County Commissioners desires to continue to meet the
requirements of Title 44 Code of Federal Regulations, Sections 59 and 60, necessary for such
participation. 

BUDGETARY IMPACT:
No budgetary impact is anticipated by the adoption of this Ordinance.

LEGAL CONSIDERATIONS/SIGN-OFF:
The attached Ordinance has been reviewed and approved for legal sufficiency by Stephen
West, Assistant County Attorney. Any recommended legal comments are attached herein.

PERSONNEL:



No additional personnel are required for implementation of this Ordinance.

POLICY/REQUIREMENT FOR BOARD ACTION:
The proposed Ordinance is consistent with the Board’s goal “to increase citizen involvement in,
access to, and approval of, County government activities.”

IMPLEMENTATION/COORDINATION:
Implementation of this Ordinance will consist of an amendment to the LDC and distribution of a
copy of the adopted Ordinance to interested citizens and staff.

The proposed Ordinance was prepared in cooperation with the Development Services
Department, the County Attorney’s Office and all interested citizens. The Development
Services Department will ensure proper advertisement.

Attachments
Draft Ordinance



 

PB: 4-01-13 
Re: Flood Plain Ordinance 
Draft1A Page 1 
 

ORDINANCE NUMBER 2013-_______ 1 
 2 

 3 
AN ORDINANCE OF THE BOARD OF COUNTY COMMISSIONERS OF 4 
ESCAMBIA COUNTY, FLORIDA, AMENDING PART III OF THE ESCAMBIA 5 
COUNTY CODE OF ORDINANCES (1999), THE LAND DEVELOPMENT 6 
CODE OF ESCAMBIA COUNTY, FLORIDA, AS AMENDED, 7 
TO REPEAL AND REPLACE ARTICLE 10, FLOODPLAIN 8 
MANAGEMENT IN ITS ENTIRETY; TO ADOPT A NEW ARTICLE 10, 9 
FLOODPLAIN MANAGEMENT; TO ADOPT FLOOD HAZARD 10 
MAPS, TO DESIGNATE A FLOODPLAIN ADMINISTRATOR, 11 
TO ADOPT PROCEDURES AND CRITERIA FOR DEVELOPMENT 12 
IN FLOOD HAZARD AREAS; PROVIDING FOR AN ADDITIONAL 3 FEET 13 
OF FREEBOARD; PROVIDING FOR SEVERABILITY; PROVIDING FOR 14 
CODIFICATION; AND PROVIDING FOR AN EFFECTIVE DATE. 15 

 16 
  17 
 WHEREAS, the Legislature of the State of Florida has, in Chapter 125, Florida 18 
Statutes, conferred upon local governments the authority to adopt regulations designed 19 
to promote the public health, safety, and general welfare of its citizenry; and   20 
 21 
 WHEREAS, the Federal Emergency Management Agency has identified special 22 
flood hazard areas within the boundaries of Escambia County and such areas may be 23 
subject to periodic inundation which may result in loss of life and property, health and 24 
safety hazards, disruption of commerce and governmental services, extraordinary public 25 
expenditures for flood protection and relief, and impairment of the tax base, all of which 26 
adversely affect the public health, safety and general welfare, and 27 
 28 
 WHEREAS, the Escambia County was accepted for participation in the National 29 
Flood Insurance Program on 23 February 1996 and the Board of County 30 
Commissioners desires to continue to meet the requirements of Title 44 Code of 31 
Federal Regulations, Sections 59 and 60, necessary for such participation; and 32 
 33 
 NOW, THEREFORE, BE IT ORDAINED by the Board of County 34 
Commissioners of Escambia County that the following floodplain management 35 
regulations are hereby adopted. 36 
  37 
Section 1. Purpose. 38 
 39 
 This ordinance specifically repeals and replaces the following ordinance(s) and 40 
regulation(s):  (Ord. No. 2006-4, § 2, 1-5-2006; Ord. No. 2006-71, § 1, 9-7-2006) 41 
The purpose of this ordinance is to remove and replace Article 10 of the Escambia 42 
County Land Development Code, Floodplain Management, consistent with Chapter 125, 43 
Laws of Florida. 44 
 45 
Section 2. Land Development Code.  46 



 

PB: 4-01-13 
Re: Flood Plain Ordinance 
Draft1A Page 2 
 

Article 10 of the Escambia County Land Development Code is replaced as 1 
shown in the attached Exhibit A.  2 

 3 
Section 3. Severability. 4 
 5 
 If any section, sentence, clause or phrase of this ordinance is held to be invalid 6 
or unconstitutional by a court of competent jurisdiction, the holding shall in no way affect 7 
the validity of the remaining portions of this ordinance. 8 
 9 
Section 4. Inclusion in the code. 10 
 11 
 The Board of County Commissioners intends that the provisions of this ordinance 12 
will be codified as required by Section 125.68, Florida Statutes, and that the sections of 13 
this ordinance may be renumbered or relettered and the word “ordinance” may be 14 
changed to “section,” “article,” or such other appropriate word of phrase in order to 15 
accomplish its intentions. 16 
 17 
Section 5. Effective date. 18 
 19 
 This ordinance shall become effective upon filling with the Department of State.      20 
 21 
 DONE AND ENACTED this ____ day of ________________________, 2013. 22 
 23 
      BOARD OF COUNTY COMMISSIONERS 24 
      ESCAMBIA COUNTY, FLORIDA 25 
 26 
 27 
      By:  _________________________________ 28 
ATTEST: Pam Childers     Gene M. Valentino, Chairman 29 
    Clerk of the Circuit Court 30 
 31 
By:  ___________________________ Date Executed:  ________________________ 32 
  Deputy Clerk 33 
 34 
(SEAL) 35 
 36 
ENACTED: 37 
 38 
FILED WITH THE DEPARTMENT OF STATE: 39 
 40 
EFFECTIVE DATE: 41 
 42 
 43 
ATTACHMENTS: LDC Article 10. Floodplain Management 44 



1 
 

 2 
Article 10. Floodplain Management 1 

 4 
10.00.00 ADMINISTRATION 3 

 7 

10.00.01 Title. These regulations shall be known as the Floodplain Management Ordinance of 5 
Escambia County, hereinafter referred to as “this ordinance.” 6 

 16 

10.00.02 Scope.  The provisions of this ordinance shall apply to all development that is wholly 8 
within or partially within any flood hazard area, including but not limited to the subdivision of land; 9 
filling, grading, and other site improvements and utility installations; construction, alteration, 10 
remodeling, enlargement, improvement, replacement, repair, relocation or demolition of buildings, 11 
structures, and facilities that are exempt from the Florida Building Code; placement, installation, or 12 
replacement of manufactured homes and manufactured buildings; installation or replacement of 13 
tanks; placement of recreational vehicles; installation of swimming pools; and any other 14 
development. 15 

1. 

10.00.03 Intent.  The purposes of this ordinance and the flood load and flood resistant 17 
construction requirements of the Florida Building Code are to establish minimum requirements 18 
to safeguard the public health, safety, and general welfare and to minimize public and private 19 
losses due to flooding through regulation of development in flood hazard areas to: 20 

2. 

Minimize unnecessary disruption of commerce, access and public service during times 21 
of flooding; 22 

3. 

Require the use of appropriate construction practices in order to prevent or minimize 23 
future flood damage; 24 

4. 

Manage filling, grading, dredging, mining, paving, excavation, drilling operations, storage 25 
of equipment or materials, and other development which may increase flood damage or 26 
erosion potential; 27 

5. 

Manage the alteration of flood hazard areas, watercourses, and shorelines to minimize 28 
the impact of development on the natural and beneficial functions of the floodplain; 29 

6. 

Minimize damage to public and private facilities and utilities; 30 

7. 

Help maintain a stable tax base by providing for the sound use and development of flood 31 
hazard areas;  32 

8. 

Minimize the need for future expenditure of public funds for flood control projects and 33 
response to and recovery from flood events; and 34 

 37 

Meet the requirements of the National Flood Insurance Program for community 35 
participation as set forth in the Title 44 Code of Federal Regulations, Section 59.22. 36 

 41 

10.00.04 Coordination with the Florida Building Code. This ordinance is intended to be 38 
administered and enforced in conjunction with the Florida Building Code.  Where cited, ASCE 39 
24 refers to the edition of the standard that is referenced by the Florida Building Code.    40 

10.00.05 Warning.  The degree of flood protection required by this ordinance and the Florida 42 
Building Code, as amended by this community, is considered the minimum reasonable for 43 
regulatory purposes and is based on scientific and engineering considerations.  Larger floods can 44 
and will occur.  Flood heights may be increased by man-made or natural causes.  This ordinance 45 
does not imply that land outside of mapped special flood hazard areas, or that uses permitted within 46 



2 
 

such flood hazard areas, will be free from flooding or flood damage.  The flood hazard areas and 1 
base flood elevations contained in the Flood Insurance Study and shown on Flood Insurance Rate 2 
Maps and the requirements of Title 44 Code of Federal Regulations, Sections 59 and 60 may be 3 
revised by the Federal Emergency Management Agency, requiring this community to revise these 4 
regulations to remain eligible for participation in the National Flood Insurance Program.  No 5 
guaranty of vested use, existing use, or future use is implied or expressed by compliance with 6 
this ordinance. 7 
 8 

 13 

10.00.06 Disclaimer of Liability.  This ordinance shall not create liability on the part of Board 9 
of County Commissioners of Escambia County or by any officer or employee thereof for any 10 
flood damage that results from reliance on this ordinance or any administrative decision lawfully 11 
made thereunder. 12 

 15 
10.01.00 APPLICABILITY 14 

 18 

10.01.01 General. Where there is a conflict between a general requirement and a specific 16 
requirement, the specific requirement shall be applicable.   17 

 22 

10.01.02 Areas to which this ordinance applies.  This ordinance shall apply to all flood 19 
hazard areas within the Escambia County, as established in Section 10.01.03 of this 20 
ordinance. 21 

 29 

10.01.03 Basis for establishing flood hazard areas.  The Flood Insurance Study for 23 
Escambia County, Florida and Incorporated Areas dated September 29, 2006, and the 24 
accompanying Flood Insurance Rate Maps (FIRM), are adopted by reference as a part of this 25 
ordinance and shall serve as the minimum basis for establishing flood hazard areas. Studies 26 
and maps that establish flood hazard areas are on file at the Escambia County Development 27 
Services Department, 3355 West Park Place, Pensacola, Florida 32505.  28 

1. 

10.01.04 Submission of additional data to establish flood hazard areas.  To establish flood 30 
hazard areas and base flood elevations, pursuant to Section 10.04.00 of this ordinance the 31 
Floodplain Administrator may require submission of additional data.  Where field surveyed 32 
topography prepared by a Florida licensed professional surveyor or digital topography accepted 33 
by the community indicates that ground elevations: 34 

2. 

Are below the closest applicable base flood elevation, even in areas not delineated as a 35 
special flood hazard area on a FIRM, the area shall be considered as flood hazard area 36 
and subject to the requirements of this ordinance and, as applicable, the requirements 37 
of the Florida Building Code.   38 

 42 

Are above the closest applicable base flood elevation, the area shall be regulated as 39 
special flood hazard area unless the applicant obtains a Letter of Map Change that 40 
removes the area from the special flood hazard area. 41 

 45 

10.01.05 Other laws.  The provisions of this ordinance shall not be deemed to nullify any 43 
provisions of local, state or federal law. 44 

10.01.06 Abrogation and greater restrictions. This ordinance supersedes any ordinance in 46 
effect for management of development in flood hazard areas. However, it is not intended to 47 
repeal or abrogate any [OTHER PROVISIONS OF] existing ordinances including but not limited 48 
to land development regulations, zoning ordinances stormwater management regulations, or the 49 
Florida Building Code. In the event of a conflict between this ordinance and any other 50 
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ordinance, the more restrictive shall govern.  This ordinance shall not impair any deed 1 
restriction, covenant or easement, but any land that is subject to such interests shall also be 2 
governed by this ordinance. 3 
 4 

1. 

10.01.07 Interpretation.  In the interpretation and application of this ordinance, all provisions 5 
shall be: 6 

2. 

Considered as minimum requirements; 7 

3. 

Liberally construed in favor of the governing body; and 8 

 10 

Deemed neither to limit nor repeal any other powers granted under state statutes. 9 

 12 
10.02.00 DUTIES AND POWERS OF THE FLOODPLAIN ADMINISTRATOR 11 

 16 

10.02.01 Designation. The County Administrator is designated as the Floodplain 13 
Administrator. The Floodplain Administrator may delegate performance of certain duties to other 14 
employees. 15 

 24 

10.02.02 General. The Floodplain Administrator is authorized and directed to administer and 17 
enforce the provisions of this ordinance. The Floodplain Administrator shall have the authority to 18 
render interpretations of this ordinance consistent with the intent and purpose of this ordinance 19 
and may establish policies and procedures in order to clarify the application of its provisions. 20 
Such interpretations, policies, and procedures shall not have the effect of waiving requirements 21 
specifically provided in this ordinance without the granting of a variance pursuant to Section 22 
10.06.00 of this ordinance.  23 

1. 

10.02.03 Applications and permits. The Floodplain Administrator, in coordination with other 25 
pertinent offices of the community, shall: 26 

2. 

Review applications and plans to determine whether proposed new development will be 27 
located in flood hazard areas; 28 

3. 

Review applications for modification of any existing development in flood hazard areas 29 
for compliance with the requirements of this ordinance; 30 

4. 

Interpret flood hazard area boundaries where such interpretation is necessary to 31 
determine the exact location of boundaries; a person contesting the determination shall 32 
have the opportunity to appeal the interpretation;  33 

5. 

Provide available flood elevation and flood hazard information; 34 

6. 

Determine whether additional flood hazard data shall be obtained from other sources or 35 
shall be developed by an applicant; 36 

7. 

Review applications to determine whether proposed development will be reasonably 37 
safe from flooding; 38 

Issue floodplain development permits or approvals for development other than buildings 39 
and structures that are subject to the Florida Building Code, including buildings, 40 
structures and facilities exempt from the Florida Building Code, when compliance with 41 
this ordinance is demonstrated, or disapprove the same in the event of noncompliance; 42 
and 43 
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8. 

 4 

Coordinate with and provide comments to the Building Official to assure that 1 
applications, plan reviews, and inspections for buildings and structures in flood hazard 2 
areas comply with the applicable provisions of this ordinance.  3 

1. 

10.02.04 Substantial Improvements and substantial damage determinations. For 5 
applications for building permits to improve buildings and structures, including alterations, 6 
movement, enlargement, replacement, repair, change of occupancy, additions, rehabilitations, 7 
renovations, substantial improvements, repairs of substantial damage, and any other 8 
improvement of or work on such buildings and structures, the Floodplain Administrator, in 9 
coordination with the Building Official, shall: 10 

2. 

Estimate the market value, or require the applicant to obtain an appraisal of the market 11 
value prepared by a qualified independent appraiser, of the building or structure before 12 
the start of construction of the proposed work; in the case of repair, the market value of 13 
the building or structure shall be the market value before the damage occurred and 14 
before any repairs are made;  15 

3. 

Compare the cost to perform the improvement, the cost to repair a damaged building to 16 
its pre-damaged condition, or the combined costs of improvements and repairs, if 17 
applicable, to the market value of the building or structure; 18 

4. 

Determine and document whether the proposed work constitutes substantial 19 
improvement or repair of substantial damage;  20 

 24 

Notify the applicant if it is determined that the work constitutes substantial improvement 21 
or repair of substantial damage and that compliance with the flood resistant construction 22 
requirements of the Florida Building Code and this ordinance is required. 23 

 30 

10.02.05 Modifications of the strict application of the requirements of the Florida Building 25 
Code. The Floodplain Administrator shall review requests submitted to the Building Official that 26 
seek approval to modify the strict application of the flood load and flood resistant construction 27 
requirements of the Florida Building Code to determine whether such requests require the 28 
granting of a variance pursuant to Section 10.06.00 of this ordinance.   29 

 34 

10.02.06 Notices and orders.  The Floodplain Administrator shall coordinate with appropriate 31 
local agencies for the issuance of all necessary notices or orders to ensure compliance with this 32 
ordinance. 33 

 40 

10.02.07 Inspections. The Floodplain Administrator shall make the required inspections as 35 
specified in Section 10.05.00 of this ordinance for development that is not subject to the Florida 36 
Building Code, including buildings, structures and facilities exempt from the Florida Building 37 
Code. The Floodplain Administrator shall inspect flood hazard areas to determine if 38 
development is undertaken without issuance of a permit. 39 

 43 

10.02.08 Other duties of the Floodplain Administrator. The Floodplain Administrator shall 41 
have other duties, including but not limited to: 42 

1. 

2. 

Establish, in coordination with the Building Official, procedures for administering and 44 
documenting determinations of substantial improvement and substantial damage made 45 
pursuant to 10.02.04 of this ordinance; 46 

Require that applicants proposing alteration of a watercourse notify adjacent 47 
communities and the Florida Division of Emergency Management, State Floodplain 48 
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Management Office, and submit copies of such notifications to the Federal Emergency 1 
Management Agency (FEMA); 2 

3. 

4. 

Require applicants who submit hydrologic and hydraulic engineering analyses to support 3 
permit applications to submit to FEMA the data and information necessary to maintain 4 
the Flood Insurance Rate Maps if the analyses propose to change base flood elevations, 5 
flood hazard area boundaries, or floodway designations; such submissions shall be 6 
made within 6 months of such data becoming available;  7 

5. 

Review required design certifications and documentation of elevations specified by this 8 
ordinance and the Florida Building Code to determine that such certifications and 9 
documentations are complete; and 10 

 17 

 Advise applicants for new buildings and structures, including substantial improvements, 11 
that are located in any unit of the Coastal Barrier Resources System established by the 12 
Coastal Barrier Resources Act (Pub. L. 97-348) and the Coastal Barrier Improvement 13 
Act of 1990 (Pub. L. 101-591) that federal flood insurance is not available on such 14 
construction; areas subject to this limitation are identified on Flood Insurance Rate Maps 15 
as “Coastal Barrier Resource System Areas” and “Otherwise Protected Areas.”  16 

 32 

10.02.09 Floodplain management records.  Regardless of any limitation on the period 18 
required for retention of public records, the Floodplain Administrator shall maintain and 19 
permanently keep and make available for public inspection all records that are necessary for the 20 
administration of this ordinance and the flood resistant construction requirements of the Florida 21 
Building Code, including Flood Insurance Rate Maps; Letters of Change; records of issuance of 22 
permits and denial of permits; determinations of whether proposed work constitutes substantial 23 
improvement or repair of substantial damage; required design certifications and documentation 24 
of elevations specified by the Florida Building Code and this ordinance; notifications to adjacent 25 
communities, FEMA, and the state, related to alterations of watercourses; assurances that the 26 
flood carrying capacity of altered watercourses will be maintained; documentation related to 27 
appeals and variances, including justification for issuance or denial; and records of enforcement 28 
actions taken pursuant to this ordinance and the flood resistant construction requirements of the 29 
Florida Building Code.  These records shall be available for public inspection at Escambia 30 
County Development Services. 31 

 34 
10.03.00 PERMITS 33 

 42 

10.03.01 Permits required.  Any owner or owner’s authorized agent (hereinafter “applicant”) 35 
who intends to undertake any development activity within the scope of this ordinance, including 36 
buildings, structures and facilities exempt from the Florida Building Code, which is wholly within 37 
or partially within any flood hazard area shall first make application to the Floodplain 38 
Administrator, and the Building Official if applicable, and shall obtain the required permit(s) and 39 
approval(s).  No such permit or approval shall be issued until compliance with the requirements of 40 
this ordinance and all other applicable codes and regulations has been satisfied.   41 

 49 

10.03.02 Floodplain development permits or approvals. Floodplain development permits or 43 
approvals shall be issued pursuant to this ordinance for any development activities not subject to the 44 
requirements of the Florida Building Code, including buildings, structures and facilities exempt 45 
from the Florida Building Code.  Depending on the nature and extent of proposed development 46 
that includes a building or structure, the Floodplain Administrator may determine that a floodplain 47 
development permit or approval is required in addition to a building permit.   48 
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1. 

10.03.03 Buildings, structures and facilities exempt from the Florida Building Code.  1 
Pursuant to the requirements of federal regulation for participation in the National Flood 2 
Insurance Program (44 C.F.R. Sections 59 and 60), floodplain development permits or 3 
approvals shall be required for the following buildings, structures and facilities that are exempt 4 
from the Florida Building Code and any further exemptions provided by law, which are subject to 5 
the requirements of this ordinance: 6 

2. 

Railroads and ancillary facilities associated with the railroad. 7 

3. 

Nonresidential farm buildings on farms, as provided in Section 604.50, F.S. 8 

4. 

Temporary buildings or sheds used exclusively for construction purposes. 9 

5. 

Mobile or modular structures used as temporary offices. 10 

6. 

Those structures or facilities of electric utilities, as defined in Section 366.02, F.S., which 11 
are directly involved in the generation, transmission, or distribution of electricity. 12 

7. 

Chickees constructed by the Miccosukee Tribe of Indians of Florida or the Seminole 13 
Tribe of Florida. As used in this paragraph, the term “chickee” means an open-sided 14 
wooden hut that has a thatched roof of palm or palmetto or other traditional materials, 15 
and that does not incorporate any electrical, plumbing, or other non-wood features. 16 

8. 

Family mausoleums not exceeding 250 square feet in area which are prefabricated and 17 
assembled on site or preassembled and delivered on site and have walls, roofs, and a 18 
floor constructed of granite, marble, or reinforced concrete. 19 

9. 

Temporary housing provided by the Department of Corrections to any prisoner in the 20 
state correctional system. 21 

 25 

Structures identified in Section 553.73(10)(k), F.S., are not exempt from the Florida 22 
Building Code if such structures are located in flood hazard areas established on Flood 23 
Insurance Rate Maps 24 

1. 

10.03.04 Application for a permit or approval. To obtain a floodplain development permit or 26 
approval the applicant shall first file an application in writing on a form furnished by the 27 
community. The information provided shall: 28 

2. 

Identify and describe the development to be covered by the permit or approval. 29 

3. 

Describe the land on which the proposed development is to be conducted by legal 30 
description, street address or similar description that will readily identify and definitively 31 
locate the site. 32 

4. 

Indicate the use and occupancy for which the proposed development is intended. 33 

5. 

Be accompanied by a site plan or construction documents as specified in Section 34 
10.04.00 of this ordinance. 35 

6. 
State the valuation of the proposed work. 36 

7. 
Be signed by the applicant or the applicant's authorized agent. 37 

 39 
Give such other data and information as required by the Floodplain Administrator. 38 

10.03.05 Validity of permit or approval. The issuance of a floodplain development permit or 40 
approval pursuant to this ordinance shall not be construed to be a permit for, or approval of, any 41 
violation of this ordinance, the Florida Building Codes, or any other ordinance of this community. 42 
The issuance of permits based on submitted applications, construction documents, and 43 
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information shall not prevent the Floodplain Administrator from requiring the correction of errors 1 
and omissions.  2 
 3 

 9 

10.03.06 Expiration. A floodplain development permit or approval shall become invalid unless 4 
the work authorized by such permit is commenced within 180 days after its issuance, or if the 5 
work authorized is suspended or abandoned for a period of 180 days after the work 6 
commences. Extensions for periods of not more than 180 days each shall be requested in 7 
writing and justifiable cause shall be demonstrated.  8 

 14 

10.03.07 Suspension or revocation. The Floodplain Administrator is authorized to suspend or 10 
revoke a floodplain development permit or approval if the permit was issued in error, on the 11 
basis of incorrect, inaccurate or incomplete information, or in violation of this ordinance or any 12 
other ordinance, regulation or requirement of this community. 13 

1. 

10.03.08 Other permits. Floodplain development permits and building permits shall include a 15 
disclaimer that all other applicable state or federal permits be obtained by the applicant before 16 
commencement of the permitted development. Such permits may include but not limited to the 17 
following: 18 

2. 

The Northwest Florida Water Management District; Section 373.036, F.S.   19 

3. 

Florida Department of Health for onsite sewage treatment and disposal systems; Section 20 
381.0065, F.S. and Chapter 64E-6, F.A.C. 21 

4. 

Florida Department of Environmental Protection for construction, reconstruction, 22 
changes, or physical activities for shore protection or other activities seaward of the 23 
coastal construction control line; Section 161.141, F.S. 24 

5. 

Florida Department of Environmental Protection for activities subject to the Joint Coastal 25 
Permit; Section 161.055, F.S. 26 

6. 

Florida Department of Environmental Protection for activities that affect wetlands and 27 
alter surface water flows, in conjunction with the U.S. Army Corps of Engineers; Section 28 
404 of the Clean Water Act. 29 

 31 
Federal permits and approvals. 30 

 33 
10.04.00 SITE PLANS AND CONSTRUCTION DOCUMENTS 32 

1. 

10.04.01 Information for development in flood hazard areas. The site plan or construction 34 
documents for any development subject to the requirements of this ordinance shall be drawn to 35 
scale and shall include, as applicable to the proposed development: 36 

2. 

Delineation of flood hazard areas, floodway boundaries and flood zone(s), base flood 37 
elevation(s), and ground elevations if necessary for review of the proposed 38 
development. 39 

3. 

Where base flood elevations, or floodway data are not included on the FIRM or in the 40 
Flood Insurance Study, they shall be established in accordance with Section 10.04.02 or 41 
10.04.03 of this ordinance. 42 

Where the parcel on which the proposed development will take place will have more 43 
than 50 lots or is larger than 5 acres and the base flood elevations are not included on 44 
the FIRM or in the Flood Insurance Study, such elevations shall be established in 45 
accordance with Section 10.04.02(2) or (3) of this ordinance. 46 
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4. 

5. 

Location of the proposed activity and proposed structures, and locations of existing 1 
buildings and structures; in coastal high hazard areas, new buildings shall be located 2 
landward of the reach of mean high tide. 3 

6. 

Location, extent, amount, and proposed final grades of any filling, grading, or 4 
excavation. 5 

7. 

Where the placement of fill is proposed, the amount, type, and source of fill material; 6 
compaction specifications; a description of the intended purpose of the fill areas; and 7 
evidence that the proposed fill areas are the minimum necessary to achieve the intended 8 
purpose.  9 

8. 

Delineation of the Coastal Construction Control Line or notation that the site is seaward 10 
of the coastal construction control line, if applicable. 11 

9. 

Extent of any proposed alteration of sand dunes or mangrove stands, provided such 12 
alteration is approved by the Florida Department of Environmental Protection. 13 

 15 
Existing and proposed alignment of any proposed alteration of a watercourse. 14 

 21 

The Floodplain Administrator is authorized to waive the submission of site plans, construction 16 
documents, and other data that are required by this ordinance but that are not required to be 17 
prepared by a registered design professional if it is found that the nature of the proposed 18 
development is such that the review of such submissions is not necessary to ascertain 19 
compliance with this ordinance. 20 

1. 

10.04.02 Information in flood hazard areas without base flood elevations (approximate 22 
Zone A).  Where flood hazard areas are delineated on the FIRM and base flood elevation data 23 
have not been provided, the Floodplain Administrator shall: 24 

2. 

Require the applicant to include base flood elevation data prepared in accordance with 25 
currently accepted engineering practices. 26 

3. 

Obtain, review, and provide to applicants base flood elevation and floodway data 27 
available from a federal or state agency or other source or require the applicant to 28 
obtain and use base flood elevation and floodway data available from a federal or state 29 
agency or other source.  30 

a. 

Where base flood elevation data and floodway data are not available from another 31 
source, where the available data are deemed by the Floodplain Administrator to not 32 
reasonably reflect flooding conditions, or where the available data are known to be 33 
scientifically or technically incorrect or otherwise inadequate: 34 

b. 

Require the applicant to include base flood elevation data prepared in 35 
accordance with currently accepted engineering practices; or 36 

4. 

Specify that the base flood elevation is 3 feet above the highest adjacent 37 
grade at the location of the development, provided there is no evidence 38 
indicating flood depths have been or may be greater than two (2) feet. 39 

 44 

Where the base flood elevation data are to be used to support a Letter of Map Change 40 
from FEMA, advise the applicant that the analyses shall be prepared by a Florida 41 
licensed engineer in a format required by FEMA, and that it shall be the responsibility of 42 
the applicant to satisfy the submittal requirements and pay the processing fees.  43 

10.04.03 Additional analyses and certifications.  As applicable to the location and nature of 45 
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the proposed development activity, and in addition to the requirements of this section, the 1 
applicant shall have the following analyses signed and sealed by a Florida licensed engineer for 2 
submission with the site plan and construction documents:   3 

1. 

2. 

For development activities proposed to be located in a regulatory floodway, a floodway 4 
encroachment analysis that demonstrates that the encroachment of the proposed 5 
development will not cause any increase in base flood elevations; where the applicant 6 
proposes to undertake development activities that do increase base flood elevations, the 7 
applicant shall submit such analysis to FEMA as specified in 10.04.04 of this ordinance 8 
and shall submit the Conditional Letter of Map Revision, if issued by FEMA, with the site 9 
plan and construction documents.  10 

3. 

For development activities proposed to be located in a riverine flood hazard area for 11 
which base flood elevations are included in the Flood Insurance Study or on the FIRM 12 
and floodways have not been designated, a hydrological and hydraulic analysis that 13 
demonstrates that the cumulative effect of the proposed development, when combined 14 
with all other existing and anticipated flood hazard area encroachments, will not increase 15 
the base flood elevation more than one (1) foot at any point within the community.  This 16 
requirement does not apply in isolated flood hazard areas not connected to a riverine 17 
flood hazard area or in flood hazard areas identified as Zone AO or Zone AH. 18 

4. 

For alteration of a watercourse, an engineering analysis prepared in accordance with 19 
standard engineering practices which demonstrates that the flood-carrying capacity of 20 
the altered or relocated portion of the watercourse will not be decreased, and 21 
certification that the altered watercourse shall be maintained in a manner which 22 
preserves the channel's flood-carrying capacity; the applicant shall submit the analysis to 23 
FEMA as specified in Section 10.04.01 of this ordinance. 24 

 28 

For activities that propose to alter sand dunes or mangrove stands in coastal high 25 
hazard areas (Zone V), an engineering analysis that demonstrates that the proposed 26 
alteration will not increase the potential for flood damage.  27 

 36 

10.04.04 Submission of additional data. When additional hydrologic, hydraulic or other 29 
engineering data, studies, and additional analyses are submitted to support an application, the 30 
applicant has the right to seek a Letter of Map Change from FEMA to change the base flood 31 
elevations, change floodway boundaries, or change boundaries of flood hazard areas shown on 32 
FIRMs, and to submit such data to FEMA for such purposes.  The analyses shall be prepared 33 
by a Florida licensed engineer in a format required by FEMA. Submittal requirements and 34 
processing fees shall be the responsibility of the applicant.  35 

 38 
10.05.00 INSPECTIONS 37 

 41 

10.05.01 General.  Development for which a floodplain development permit or approval is 39 
required shall be subject to inspection.  40 

 45 

10.05.02 Development other than buildings and structures.  The Floodplain Administrator 42 
shall inspect all development to determine compliance with the requirements of this ordinance 43 
and the conditions of issued floodplain development permits or approvals. 44 

10.05.03 Buildings, structures and facilities exempt from the Florida Building Code.  The 46 
Floodplain Administrator shall inspect buildings, structures and facilities exempt from the Florida 47 
Building Code to determine compliance with the requirements of this ordinance and the 48 
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conditions of issued floodplain development permits or approvals.   1 
 2 

1. 

10.05.04 Buildings, structures and facilities exempt from the Florida Building Code, 3 
lowest floor inspection. Upon placement of the lowest floor, including basement, and prior to 4 
further vertical construction, the owner of a building, structure or facility exempt from the Florida 5 
Building Code, or the owner’s authorized agent, shall submit to the Floodplain Administrator: 6 

2. 

If a design flood elevation was used to determine the required elevation of the lowest 7 
floor, the certification of elevation of the lowest floor prepared and sealed by a Florida 8 
licensed professional surveyor; or 9 

 14 

If the elevation used to determine the required elevation of the lowest floor was 10 
determined in accordance with Section 10.04.02(3)(b) of this ordinance, the 11 
documentation of height of the lowest floor above highest adjacent grade, prepared by 12 
the owner or the owner’s authorized agent.  13 

 21 

10.05.05  Buildings, structures and facilities exempt from the Florida Building Code, final 15 
inspection.  As part of the final inspection, the owner or owner’s authorized agent shall submit 16 
to the Floodplain Administrator a final certification of elevation of the lowest floor or final 17 
documentation of the height of the lowest floor above the highest adjacent grade; such 18 
certifications and documentations shall be prepared as specified in Section 10.05.04 of this 19 
ordinance.   20 

 27 

10.05.06 Manufactured homes. The Building Official shall inspect manufactured homes that 22 
are installed or replaced in flood hazard areas to determine compliance with the requirements of 23 
this ordinance and the conditions of the issued permit. Upon placement of a manufactured 24 
home, certification of the elevation of the lowest floor shall be submitted to the Building 25 
Official.    26 

 29 
10.06.00 VARIANCES AND APPEALS 28 

   36 

10.06.01 General. The Escambia County Board of Adjustments (BOA) shall hear and decide 30 
on requests for appeals and requests for variances from the strict application of this ordinance. 31 
Pursuant to Section 553.73(5), F.S., the BOA shall hear and decide on requests for appeals 32 
and requests for variances from the strict application of the flood resistant construction 33 
requirements of the Florida Building Code.  This section does not apply to Section 3109 of the 34 
Florida Building Code, Building. 35 

 41 

10.06.02 Appeals.  The BOA shall hear and decide variances when it is alleged there is an 37 
error in any requirement, decision, or determination made by the Floodplain Administrator in the 38 
administration and enforcement of this ordinance.  Any person aggrieved by the decision of 39 
BOA may appeal such decision to the Circuit Court, as provided by Florida Statutes. 40 

 48 

10.06.03 Limitations on authority to grant variances. The BOA shall base its decisions on 42 
variances on technical justifications submitted by applicants, the considerations for issuance 43 
in Section 10.06.07 of this ordinance, the conditions of issuance set forth in Section 10.06.08 of 44 
this ordinance, and the comments and recommendations of the Floodplain Administrator and 45 
the Building Official.  The BOA has the right to attach such conditions as it deems necessary to 46 
further the purposes and objectives of this ordinance.   47 

10.06.04 Restrictions in floodways. A variance shall not be issued for any proposed 49 
development in a floodway if any increase in base flood elevations would result, as evidenced 50 
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by the applicable analyses and certifications required in Section 10.04.03 of this ordinance. 1 
 2 

 12 

10.06.05 Historic buildings.  A variance is authorized to be issued for the repair, improvement, 3 
or rehabilitation of a historic building that is determined eligible for the exception to the flood 4 
resistant construction requirements of the Florida Building Code, Existing Building, Chapter 11 5 
Historic Buildings,  upon a determination that the proposed repair, improvement, or rehabilitation 6 
will not preclude the building’s continued designation as a historic building and the variance is 7 
the minimum necessary to preserve the historic character and design of the building. If the 8 
proposed work precludes the building’s continued designation as a historic building, a variance 9 
shall not be granted and the building and any repair, improvement, and rehabilitation shall be 10 
subject to the requirements of the Florida Building Code.   11 

 19 

10.06.06 Functionally dependent uses. A variance is authorized to be issued for the 13 
construction or substantial improvement necessary for the conduct of a functionally dependent 14 
use, as defined in this ordinance, provided the variance meets the requirements of Section 15 
10.06.04, is the minimum necessary considering the flood hazard, and all due consideration has 16 
been given to use of methods and materials that minimize flood damage during occurrence of 17 
the base flood. 18 

1. 

10.06.07 Considerations for issuance of variances.  In reviewing requests for variances, the 20 
BOA shall consider all technical evaluations, all relevant factors, all other applicable provisions 21 
of the Florida Building Code, this ordinance, and the following:  22 

2. 

The danger that materials and debris may be swept onto other lands resulting in further 23 
injury or damage;  24 

3. 

The danger to life and property due to flooding or erosion damage;  25 

4. 

The susceptibility of the proposed development, including contents, to flood damage and 26 
the effect of such damage on current and future owners;  27 

5. 

The importance of the services provided by the proposed development to the 28 
community;  29 

6. 

The availability of alternate locations for the proposed development that are subject to 30 
lower risk of flooding or erosion;  31 

7. 

The compatibility of the proposed development with existing and anticipated 32 
development;  33 

8. 

The relationship of the proposed development to the comprehensive plan and floodplain 34 
management program for the area;  35 

9. 

The safety of access to the property in times of flooding for ordinary and emergency 36 
vehicles;  37 

10. 

The expected heights, velocity, duration, rate of rise and debris and sediment transport 38 
of the floodwaters and the effects of wave action, if applicable, expected at the site; and  39 

 43 

The costs of providing governmental services during and after flood conditions including 40 
maintenance and repair of public utilities and facilities such as sewer, gas, electrical and 41 
water systems, streets and bridges.  42 

1. 

10.06.08 Conditions for issuance of variances. Variances shall be issued only upon: 44 

Submission by the applicant, of a showing of good and sufficient cause that the unique 45 
characteristics of the size, configuration, or topography of the site limit compliance with 46 



12 
 

any provision of this ordinance or the required elevation standards;  1 

2. 

a. 

Determination by the BOA that: 2 

b. 

Failure to grant the variance would result in exceptional hardship due to the 3 
physical characteristics of the land that render the lot undevelopable; increased 4 
costs to satisfy the requirements or inconvenience do not constitute hardship;   5 

c. 

 The granting of a variance will not result in increased flood heights, additional 6 
threats to public safety, extraordinary public expense, nor create nuisances, 7 
cause fraud on or victimization of the public or conflict with existing local laws 8 
and ordinances; and 9 

3. 

 The variance is the minimum necessary, considering the flood hazard, to afford 10 
relief;  11 

4. 

Receipt of a signed statement by the applicant that the variance, if granted, shall be 12 
recorded in the Office of the Clerk of the Court in such a manner that it appears in the 13 
chain of title of the affected parcel of land; and 14 

 23 

If the request is for a variance to allow construction of the lowest floor of a new building, 15 
or substantial improvement of a building, below the required elevation, a copy in the 16 
record of a written notice from the Floodplain Administrator to the applicant for the 17 
variance, specifying the difference between the base flood elevation and the proposed 18 
elevation of the lowest floor, stating that the cost of federal flood insurance will be 19 
commensurate with the increased risk resulting from the reduced floor elevation and 20 
stating that construction below the base flood elevation increases risks to life and 21 
property. 22 

 25 
10.07.00 VIOLATIONS 24 

 33 

10.07.01 Violations. Any development that is not within the scope of the Florida Building Code 26 
but that is regulated by this ordinance that is performed without an issued permit that is in 27 
conflict with an issued permit, or that does not fully comply with this ordinance, shall be 28 
deemed a violation of this ordinance.  A building or structure without the documentation of 29 
elevation of the lowest floor, other required design certifications, or other evidence of 30 
compliance required by this ordinance or the Florida Building Code is presumed to be a violation 31 
until such time as that documentation is provided. 32 

 38 

10.07.02 Authority.   For development that is not within the scope of the Florida Building Code 34 
but that is regulated by this ordinance and that is determined to be a violation, the Floodplain 35 
Administrator is authorized to serve notices of violation or stop work orders to owners of the 36 
property involved, to the owner’s agent, or to the person or persons performing the work. 37 

 43 

10.07.03 Unlawful continuance. Any person who shall continue any work after having been 39 
served with a notice of violation or a stop work order, except such work as that person is 40 
directed to perform to remove or remedy a violation or unsafe condition, shall be subject to 41 
penalties as prescribed by law. 42 

 45 
10.08.00 DEFINITIONS 44 

 48 

10.08.01 General. Unless otherwise expressly stated, the following words and terms shall, for 46 
the purposes of this ordinance, have the meanings shown in this section. 47 
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 4 

10.08.02 Terms defined in the Florida Building Code. Where terms are not defined in this 1 
ordinance and are defined in the Florida Building Code, such terms shall have the meanings 2 
ascribed to them in that code. 3 

 7 

10.08.03 Terms not defined. Where terms are not defined in this ordinance or in the Florida 5 
Building Code, such terms shall have ordinarily accepted meanings such as the context implies. 6 

 12 

Alteration of a watercourse. A dam, impoundment, channel relocation, change in channel 8 
alignment, channelization, or change in cross-sectional area of the channel or the channel 9 
capacity, or any other form of modification which may alter, impede, retard or change the 10 
direction and/or velocity of the riverine flow of water during conditions of the base flood.   11 

 15 

Appeal.  A request for a review of the Floodplain Administrator’s interpretation of any provision 13 
of this ordinance or a request for a variance.  14 

 19 

ASCE 24.  A standard titled Flood Resistant Design and Construction that is referenced by the 16 
Florida Building Code.  ASCE 24 is developed and published by the American Society of Civil 17 
Engineers, Reston, VA.  18 

 23 

Base flood.  A flood having a 1-percent chance of being equaled or exceeded in any given 20 
year. The base flood is commonly referred to as the "100-year flood" or the “1-percent-annual 21 
chance flood.”  22 

 27 

Base flood elevation. The elevation of the base flood, including wave height, relative to the 24 
National Geodetic Vertical Datum (NGVD), North American Vertical Datum (NAVD) or other 25 
datum specified on the Flood Insurance Rate Map (FIRM) 26 

 30 

Basement.  The portion of a building having its floor sub-grade (below ground level) on all 28 
sides.  29 

 35 

Coastal construction control line.  The line established by the State of Florida pursuant to 31 
Section 161.053, F.S., and recorded in the official records of the community, which defines that 32 
portion of the beach-dune system subject to severe fluctuations based on a 100-year storm 33 
surge, storm waves or other predictable weather conditions. 34 

 43 

Coastal high hazard area.  A special flood hazard area extending from offshore to the inland 36 
limit of a primary frontal dune, along an open coast and any other area subject to high velocity 37 
wave action from storms or seismic sources. Coastal high hazard areas are also referred to as 38 
“high hazard areas subject to high velocity wave action” or “V Zones” and are designated on 39 
Flood Insurance Rate Maps (FIRM) as Zone V1-V30, VE, or V. [Note The FBC, B defines and 40 
uses the term “flood hazard areas subject to high velocity wave action” and the FBC, R uses the 41 
term “coastal high hazard areas.” 42 

 48 

Cross-Bracing. Bracing often used to stiffen pile foundations and/or to improve comfort and 44 
reduce sway in elevated buildings. In V zones cross bracing is not permitted except above BFE 45 
and perpendicular to the shoreline on a structure that has no breakaway walls. Cross-bracing 46 
may not be used as part of the structural calculations to meet the required design criteria. 47 

Datum. A reference surface used to ensure that all elevation records are properly related. The 49 
current national datum is the National Geodetic Vertical Datum (NGVD) of 1929, which is 50 
expressed in relation to mean sea level, or the North American Vertical Datum (NAVD) of 1988. 51 



14 
 

 1 

1. 
Design flood. The flood associated with the greater of the following two areas:  2 

2. 

 Area with a floodplain subject to a 1-percent or greater chance of flooding in any year.   3 

 6 

Area designated as a flood hazard area on the community’s flood hazard map, or 4 
otherwise legally designated.  5 

 12 

Design flood elevation.  The elevation of the “design flood,” including wave height, relative to 7 
the datum specified on the community’s legally designated flood hazard map.  In areas 8 
designated as Zone AO, the design flood elevation shall be the elevation of the highest existing 9 
grade of the building’s perimeter plus the depth number (in feet) specified on the flood hazard 10 
map. 11 

 17 

Development.  Any man-made change to improved or unimproved real estate, including but not 13 
limited to, buildings or other structures, tanks, temporary structures, temporary or permanent 14 
storage of equipment or materials, mining, dredging, filling, grading, paving, excavations, drilling 15 
operations or any other land disturbing activities. 16 

 21 

Encroachment.  The placement of fill, excavation, buildings, permanent structures or other 18 
development into a flood hazard area which may impede or alter the flow capacity of riverine 19 
flood hazard areas.  20 

 24 

Elevated building. A non-basement building built to have the lowest floor elevated above the 22 
ground level by foundation walls, posts, piers, columns, pilings, or shear walls. 23 

 27 

Existing building and existing structure. Any buildings and structures for which the “start of 25 
construction” commenced before September 30, 1977. 26 

 33 

Existing manufactured home park or subdivision.  A manufactured home park or subdivision 28 
for which the construction of facilities for servicing the lots on which the manufactured homes 29 
are to be affixed (including, at a minimum, the installation of utilities, the construction of streets, 30 
and either final site grading or the pouring of concrete pads) was completed before September 31 
30, 1977. 32 

 38 

Expansion to an existing manufactured home park or subdivision.  The preparation of 34 
additional sites by the construction of facilities for servicing the lots on which the manufactured 35 
homes are to be affixed (including the installation of utilities, the construction of streets, and 36 
either final site grading or the pouring of concrete pads). 37 

 41 

Federal Emergency Management Agency (FEMA).  The federal agency that, in addition to 39 
carrying out other functions, administers the National Flood Insurance Program. 40 

 45 

Flood or flooding.  A general and temporary condition of partial or complete inundation of 42 
normally dry land from the overflow of inland or tidal waters or the unusual and rapid 43 
accumulation or runoff of surface waters from any source.  44 

 49 

Flood damage-resistant materials. Any construction material capable of withstanding direct 46 
and prolonged contact with floodwaters without sustaining any damage that requires more than 47 
cosmetic repair.   48 

Flood hazard area.  The greater of the following two areas: 50 
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1. 

2. 

The area within a floodplain subject to a 1-percent or greater chance of flooding in any 1 
year. 2 

 5 

The area designated as a flood hazard area on the community’s flood hazard map, or 3 
otherwise legally designated. 4 

Flood Insurance Rate Map (FIRM).  The official map of the community on which the Federal 6 
Emergency Management Agency has delineated both special flood hazard areas and the risk 7 
premium zones applicable to the community.   8 

 13 

Flood Insurance Study (FIS).  The official report provided by the Federal Emergency 9 
Management Agency that contains the Flood Insurance Rate Map, the Flood Boundary and 10 
Floodway Map (if applicable), the water surface elevations of the base flood, and supporting 11 
technical data 12 

 17 

Floodplain Administrator.  The office or position designated and charged with the 14 
administration and enforcement of this ordinance (may be referred to as the Floodplain 15 
Manager). 16 

 22 

Floodplain development permit or approval.  An official document or certificate issued by the 18 
community, or other evidence of approval or concurrence, which authorizes performance of 19 
specific development activities that are located in flood hazard areas and that are determined to 20 
be compliant with this ordinance.   21 

 29 

Floodplain management regulations. This article and other zoning ordinances, subdivision 23 
regulations, building codes, health regulations, special purpose ordinances (such as floodplain 24 
ordinance, grading ordinance, and erosion control ordinance), and other applications of police 25 
power which control development in floodprone areas. The term describes federal, State of 26 
Florida, or local regulations in any combination thereof, which provide standards for preventing 27 
and reducing flood loss and damage. 28 

 34 

Floodproofing. A combination of design modifications which results in a building or structure, 30 
including the attendant utility and sanitary facilities, being water tight with walls substantially 31 
impermeable to the passage of water and with structural components having the capacity to 32 
resist loads as identified in the Florida Building Code. 33 

 38 

Floodway.  The channel of a river or other riverine watercourse and the adjacent land areas 35 
that must be reserved in order to discharge the base flood without cumulatively increasing the 36 
water surface elevation more than one (1) foot. 37 

 43 

Floodway encroachment analysis.  An engineering analysis of the impact that a proposed 39 
encroachment into a floodway is expected to have on the floodway boundaries and base flood 40 
elevations; the evaluation shall be prepared by a qualified Florida licensed engineer using 41 
standard engineering methods and models.   42 

 48 

Florida Building Code.  The family of codes adopted by the Florida Building Commission, 44 
including:  Florida Building Code, Building; Florida Building Code, Residential; Florida Building 45 
Code, Existing Building; Florida Building Code, Mechanical; Florida Building Code, Plumbing; 46 
Florida Building Code, Fuel Gas.  47 

 Freeboard. The additional height, usually expressed as a factor of safety in feet, above a flood 49 
level for purposes of floodplain management.  50 
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 1 

 7 

Functionally dependent use.  A use which cannot perform its intended purpose unless it is 2 
located or carried out in close proximity to water, including only docking facilities, port facilities 3 
that are necessary for the loading and unloading of cargo or passengers, and ship building and 4 
ship repair facilities; the term does not include long-term storage or related manufacturing 5 
facilities. 6 

Hardship/unique hardship. A hardship results if due to circumstances involving the parcel's 8 
size, location, configuration or geotechnical condition, the strict application of this article:  9 

A. Renders the parcel unusable; or  10 
B. Denies the owner of the same development rights commonly enjoyed by similarly 11 
situated property owners who are in compliance with the ordinance.  12 

 15 

C. A hardship may not result through the fault of the owner, e.g. such as by building 13 
without a permit. 14 

 18 

Highest adjacent grade.   The highest natural elevation of the ground surface prior to 16 
construction next to the proposed walls or foundation of a structure.  17 

  22 

Historic structure.  Any structure that is determined eligible for the exception to the flood 19 
hazard area requirements of the Florida Building Code, Existing Building, Chapter 11 Historic 20 
Buildings. 21 

Letter of Map Change (LOMC).  An official determination issued by FEMA that amends or 23 
revises an effective Flood Insurance Rate Map or Flood Insurance Study.  Letters of Map 24 
Change include: 25 

Letter of Map Amendment (LOMA):  An amendment based on technical data showing 26 
that a property was incorrectly included in a designated special flood hazard area.  A 27 
LOMA amends the current effective Flood Insurance Rate Map and establishes that a 28 
specific property, portion of a property, or structure is not located in a special flood 29 
hazard area. 30 
Letter of Map Revision (LOMR):  A revision based on technical data that may show 31 
changes to flood zones, flood elevations, special flood hazard area boundaries and 32 
floodway delineations, and other planimetric features.   33 
Letter of Map Revision Based on Fill (LOMR-F):  A determination that a structure or 34 
parcel of land has been elevated by fill above the base flood elevation and is, therefore, 35 
no longer located within the special flood hazard area.  In order to qualify for this 36 
determination, the fill must have been permitted and placed in accordance with the 37 
community’s floodplain management regulations. 38 
Conditional Letter of Map Revision (CLOMR):  A formal review and comment as to 39 
whether a proposed flood protection project or other project complies with the minimum 40 
NFIP requirements for such projects with respect to delineation of special flood hazard 41 
areas.  A CLOMR does not revise the effective Flood Insurance Rate Map or Flood 42 
Insurance Study; upon submission and approval of certified as-built documentation, a 43 
Letter of Map Revision may be issued by FEMA to revise the effective FIRM. 44 

 45 
Light-duty truck. As defined in 40 C.F.R. 86.082-2, any motor vehicle rated at 8,500 pounds 46 
Gross Vehicular Weight Rating or less which has a vehicular curb weight of 6,000 pounds or 47 
less and which has a basic vehicle frontal area of 45 square feet or less, which is: 48 

1. Designed primarily for purposes of transportation of property or is a derivation of such a 49 
vehicle, or 50 

2. Designed primarily for transportation of persons and has a capacity of more than 12 51 
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persons; or 1 
3. Available with special features enabling off-street or off-highway operation and use. 2 

 3 
Lowest floor. The lowest floor of the lowest enclosed area of a building or structure, including 4 
basement, but excluding any unfinished or flood-resistant enclosure, other than a basement, 5 
usable solely for vehicle parking, building access or limited storage provided that such 6 
enclosure is not built so as to render the structure in violation of the non-elevation requirement 7 
of the Florida Building Code or ASCE 24 8 
 9 
Manufactured home.  A structure, transportable in one or more sections, which is eight (8) feet 10 
or more in width and greater than four hundred (400) square feet, and which is built on a 11 
permanent, integral chassis and is designed for use with or without a permanent foundation 12 
when attached to the required utilities.  The term "manufactured home" does not include a 13 
"recreational vehicle" or “park trailer.” 14 
 15 
Manufactured home park or subdivision.  A parcel (or contiguous parcels) of land divided 16 
into two or more manufactured home lots for rent or sale. 17 
 18 
Market value. The price at which a property will change hands between a willing buyer and a 19 
willing seller, neither party being under compulsion to buy or sell and both having reasonable 20 
knowledge of relevant facts.  As used in this ordinance, the term refers to the market value of 21 
buildings and structures, excluding the land and other improvements on the parcel.  Market 22 
value may be established by a qualified independent appraiser, Actual Cash Value 23 
(replacement cost depreciated for age and quality of construction), or tax assessment value 24 
adjusted to approximate market value by a factor provided by the Property Appraiser.  25 
 26 
New construction. For the purposes of administration of this ordinance and the flood resistant 27 
construction requirements of the Florida Building Code, structures for which the “start of 28 
construction” commenced on or after September 30, 1977 and includes any subsequent 29 
improvements to such structures. 30 
 31 
New manufactured home park or subdivision.  A manufactured home park or subdivision for 32 
which the construction of facilities for servicing the lots on which the manufactured homes are to 33 
be affixed (including at a minimum, the installation of utilities, the construction of streets, and 34 
either final site grading or the pouring of concrete pads) is completed on or after September 30, 35 
1977. 36 
 37 
North American Vertical Datum (NAVD) of 1988. A vertical control used as a reference for 38 
establishing varying elevations within the floodplain.  39 
 40 
Park trailer.  A transportable unit which has a body width not exceeding fourteen (14) feet and 41 
which is built on a single chassis and is designed to provide seasonal or temporary living 42 
quarters when connected to utilities necessary for operation of installed fixtures and appliances.  43 
[Defined in section 320.01, F. S.] 44 
 45 
Recreational vehicle. A vehicle, including a park trailer, which is: [Defined in Section 320.01, 46 
F.S.)  47 

1. Built on a single chassis; 48 

2. Four hundred (400) square feet or less when measured at the largest horizontal 49 
projection; 50 
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3. Designed to be self-propelled or permanently towable by a light-duty truck; and 1 

4. Designed primarily not for use as a permanent dwelling but as temporary living quarters 2 
for recreational, camping, travel, or seasonal use. 3 

 4 
Regulatory floodway. The channel of a river or other watercourse and the adjacent land areas 5 
that must be reserved in order to discharge the base flood without cumulatively increasing the 6 
water surface elevation more than one foot.  7 
 8 
Riverine. Relating to, formed by, or resembling a river (including tributaries), stream, brook, 9 
etc. 10 
 11 
Sand dunes. Naturally occurring accumulations of sand in ridges or mounds landward of the 12 
beach. 13 
 14 
Special flood hazard area. An area in the floodplain subject to a 1 percent or greater chance of 15 
flooding in any given year.  Special flood hazard areas are shown on FIRMs as Zone A, AO, 16 
A1-A30, AE, A99, AH, V1-V30, VE or V 17 
 18 
Start of construction. The date of issuance for new construction and substantial improvements 19 
to existing structures, provided the actual start of construction, repair, reconstruction, 20 
rehabilitation, addition, placement, or other improvement is within 180 days of the date of the 21 
issuance.  The actual start of construction means either the first placement of permanent 22 
construction of a building (including a manufactured home) on a site, such as the pouring of slab 23 
or footings, the installation of piles, the construction of columns.   24 
 Permanent construction does not include land preparation (such as clearing, grading, or 25 
filling), the installation of streets or walkways, excavation for a basement, footings, piers, or 26 
foundations, the erection of temporary forms or the installation of accessory buildings such as 27 
garages or sheds not occupied as dwelling units or not part of the main buildings.   For a 28 
substantial improvement, the actual “start of construction” means the first alteration of any wall, 29 
ceiling, floor or other structural part of a building, whether or not that alteration affects the 30 
external dimensions of the building 31 
  32 
Substantial damage. Damage of any origin sustained by a building or structure whereby the 33 
cost of restoring the building or structure to its before-damaged condition would equal or exceed 34 
50 percent of the market value of the building or structure before the damage occurred 35 
 36 
Substantial improvement. Any repair, reconstruction, rehabilitation, addition, or other 37 
improvement of a building or structure, the cost of which equals or exceeds 50 percent of the 38 
market value of the building or structure before the improvement or repair is started. If the 39 
structure has incurred "substantial damage," any repairs are considered substantial 40 
improvement regardless of the actual repair work performed.  The term does not, however, 41 
include either 42 

1. Any project for improvement of a building required to correct existing health, sanitary, or 43 
safety code violations identified by the building official and that are the minimum 44 
necessary to assure safe living conditions. 45 

2. Any alteration of a historic structure provided the alteration will not preclude the 46 
structure's continued designation as a historic structure.  47 

 48 
Variance. A grant of relief from the requirements of this ordinance, or the flood resistant 49 
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construction requirements of the Florida Building Code, which permits construction in a manner 1 
that would not otherwise be permitted by this ordinance or the Florida Building Code. A quasi-2 
judicial remedy for hardship administered by the Board of Adjustment in accordance with the 3 
procedures contained in this article. See Section 10.06.00. 4 
 5 
Watercourse. A river, creek, stream, channel or other topographic feature in, on, through, or 6 
over which water flows at least periodically.   7 
 8 
Water surface elevation. The height, in relation to the North American Vertical Datum (NAVD) 9 
of 1988, of floods of various magnitudes and frequencies in the floodplains of coastal or riverine 10 
areas. 11 
 12 
10.09.00 FLOOD RESISTANT DEVELOPMENT 13 

 14 
10.09.01 Buildings and Structures. Pursuant to Section 10.03.03 of this ordinance, buildings, 15 
structures and facilities that are exempt from the Florida Building Code, including substantial 16 
improvement or repair of substantial damage of such buildings, structures and facilities, shall be 17 
designed and constructed in accordance with the flood load and flood resistant construction 18 
requirements of ASCE 24. Structures exempt from the Florida Building Code that are not walled and 19 
roofed buildings shall comply with the requirements of Section 10.15.00 of this ordinance.   20 
 21 
10.09.02 Buildings and structures seaward of the coastal construction control line.  If 22 
extending, in whole or in part, seaward of the coastal construction control line and also located, 23 
in whole or in part, in a flood hazard area: 24 

1. Buildings and structures shall be designed and constructed to comply with the more 25 
restrictive applicable requirements of the Florida Building Code, Building Section 3109 26 
and Section 1612 or Florida Building Code, Residential Section R322.   27 

2. Minor structures and non-habitable major structures as defined in Section 161.54, F.S., 28 
shall be designed and constructed to comply with the intent and applicable provisions of 29 
this ordinance and ASCE 24.  30 

 31 
10.10.00 SUBDIVISIONS 32 
 33 
10.10.01 Minimum requirements. Subdivision proposals, including proposals for manufactured 34 
home parks and subdivisions, shall be reviewed to determine that: 35 

1. Such proposals are consistent with the need to minimize flood damage and will be 36 
reasonably safe from flooding; 37 

2. All public utilities and facilities such as sewer, gas, electric, communications, and water 38 
systems are located and constructed to minimize or eliminate flood damage; and 39 

3. Adequate drainage is provided to reduce exposure to flood hazards; in Zones AH and 40 
AO, adequate drainage paths shall be provided to guide floodwaters around and away 41 
from proposed structures. 42 

 43 
10.10.02 Subdivision plats. Where any portion of proposed subdivisions, including 44 
manufactured home parks and subdivisions, lies within a flood hazard area, the following shall 45 
be required: 46 

1. Delineation of flood hazard areas, floodway boundaries and flood zones, and design 47 
flood elevations, as appropriate, shall be shown on preliminary plats and final plats; 48 
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2. Where the subdivision has more than 50 lots or is larger than 5 acres and base flood 1 
elevations are not included on the FIRM, the base flood elevations determined in 2 
accordance with Section 10.04.02(1) of this ordinance; and 3 

3. Compliance with the site improvement and utility requirements of Section 10.11.00 of 4 
this ordinance. 5 

 6 
10.11.00 SITE IMPROVEMENTS, UTILITIES AND LIMITATIONS 7 
 8 
10.11.01 Minimum requirements. All proposed new development shall be reviewed to 9 
determine that: 10 

1. Such proposals are consistent with the need to minimize flood damage and will be 11 
reasonably safe from flooding; 12 

2. All public utilities and facilities such as sewer, gas, electric, communications, and water 13 
systems are located and constructed to minimize or eliminate flood damage; and 14 

3. Adequate drainage is provided to reduce exposure to flood hazards; in Zones AH and 15 
AO, adequate drainage paths shall be provided to guide floodwaters around and away 16 
from proposed structures. 17 

 18 
10.11.02 Sanitary sewage facilities. All new and replacement sanitary sewage facilities, 19 
private sewage treatment plants (including all pumping stations and collector systems), and on-20 
site waste disposal systems shall be designed in accordance with the standards for onsite 21 
sewage treatment and disposal systems in Chapter 64E-6, F.A.C. and ASCE 24 Chapter 7 to 22 
minimize or eliminate infiltration of floodwaters into the facilities and discharge from the facilities 23 
into flood waters, and impairment of the facilities and systems.   24 
 25 
10.11.03 Water supply facilities. All new and replacement water supply facilities shall be 26 
designed in accordance with the water well construction standards in Chapter 62-532.500, 27 
F.A.C. and ASCE 24 Chapter 7 to minimize or eliminate infiltration of floodwaters into the 28 
systems.   29 
 30 
10.11.04 Limitations on sites in regulatory floodways. No development, including but not 31 
limited to site improvements, and land disturbing activity involving fill or regrading, shall be 32 
authorized in the regulatory floodway unless the floodway encroachment analysis required in 33 
Section 10.04.03 of this ordinance demonstrates that the proposed development or land 34 
disturbing activity will not result in any increase in the base flood elevation. 35 
 36 
10.11.05 Limitations on placement of fill.  Subject to the limitations of this ordinance, fill shall 37 
be designed to be stable under conditions of flooding including rapid rise and rapid drawdown of 38 
floodwaters, prolonged inundation, and protection against flood-related erosion and scour. In 39 
addition to these requirements, if intended to support buildings and structures (Zone A only), fill 40 
shall comply with the requirements of the Florida Building Code.   41 
 42 
10.11.06 Limitations on sites in coastal high hazard areas (Zone V).  In coastal high hazard 43 
areas, alteration of sand dunes and mangrove stands shall be permitted only if such alteration is 44 
approved by the Florida Department of Environmental Protection and only if the engineering 45 
analysis required by Section 10.04.03 of this ordinance demonstrates that the proposed 46 
alteration will not increase the potential for flood damage.  Construction or restoration of dunes 47 
under or around elevated buildings and structures shall comply with Section 10.15.08.3 of this 48 
ordinance.   49 
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10.12.00 MANUFACTURED HOMES 1 
 2 
10.12.01 General.  All manufactured homes installed in flood hazard areas shall be installed by 3 
an installer that is licensed pursuant to Section 320.8249, F.S, and shall comply with the 4 
requirements of Chapter 15C-1, F.A.C. and the requirements of this ordinance. If located 5 
seaward of the Coastal Construction Control Line, all manufactured homes shall comply with the 6 
more restrictive of the applicable requirements.  7 
 8 
10.12.02 Foundations. All new manufactured homes and replacement manufactured homes 9 
installed in flood hazard areas shall be installed on permanent, reinforced foundations that:  10 

1. In flood hazard areas (Zone A) other than coastal high hazard areas, are designed in 11 
accordance with the foundation requirements of the Florida Building Code, Residential 12 
Section R322.2 and this ordinance.  13 

2. In coastal high hazard areas (Zone V), are designed in accordance with the foundation 14 
requirements of the Florida Building Code, Residential Section R322.3 and this 15 
ordinance. 16 

10.12.03 Anchoring.  All new manufactured homes and replacement manufactured homes 17 
shall be installed using methods and practices which minimize flood damage and shall be 18 
securely anchored to an adequately anchored foundation system to resist flotation, collapse or 19 
lateral movement. Methods of anchoring include, but are not limited to, use of over-the-top or 20 
frame ties to ground anchors. This anchoring requirement is in addition to applicable state and 21 
local anchoring requirements for wind resistance. 22 
 23 
10.12.04 Elevation. Manufactured homes that are placed, replaced, or substantially improved 24 
shall comply with Section 10.12.05 or 10.12.06 of this ordinance, as applicable.  25 
 26 
10.12.05 General elevation requirement. Unless subject to the requirements of Section 27 
10.12.06 of this ordinance, all manufactured homes that are placed, replaced, or substantially 28 
improved on sites located:  29 
(a) outside of a manufactured home park or subdivision;  30 
(b) in a new manufactured home park or subdivision;  31 
(c) in an expansion to an existing manufactured home park or subdivision; or  32 
(d) in an existing manufactured home park or subdivision upon which a manufactured home has 33 
incurred "substantial damage" as the result of a flood, shall be elevated such that the bottom of 34 
the frame is at or above the elevation required, as applicable to the flood hazard area, in the 35 
Florida Building Code, Residential Section R322.2 (Zone A) or Section R322.3 (Zone V). 36 
 37 
10.12.06 Elevation requirement for certain existing manufactured home parks and 38 
subdivisions. Manufactured homes that are not subject to Section 10.12.05 of this ordinance, 39 
including manufactured homes that are placed, replaced, or substantially improved on sites 40 
located in an existing manufactured home park or subdivision, unless on a site where 41 
substantial damage as result of flooding has occurred, shall be elevated such that either the: 42 

1. Bottom of the frame of the manufactured home is at or above the elevation required, as 43 
applicable to the flood hazard area, in the Florida Building Code, Residential Section 44 
R322.2 (Zone A) or Section R322.3 (Zone V); or 45 

2. Bottom of the frame is supported by reinforced piers or other foundation elements of at 46 
least equivalent strength that are not less than 36 inches in height above grade. 47 

 48 
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10.12.07 Enclosures. Enclosed areas below elevated manufactured homes shall comply with 1 
the requirements of the Florida Building Code, Residential Section R322 for such enclosed 2 
areas, as applicable to the flood hazard area. 3 
 4 
10.12.08 Utility equipment.  Utility equipment that serves manufactured homes, including 5 
electric, heating, ventilation, plumbing, and air conditioning equipment and other service 6 
facilities, shall comply with the requirements of the Florida Building Code, Residential Section 7 
R322, as applicable to the flood hazard area. 8 
 9 
10.13.00 RECREATIONAL VEHICLES AND PARK TRAILERS 10 
 11 
10.13.01 Temporary placement. Recreational vehicles and park trailers placed temporarily in 12 
flood hazard areas (no longer than 14 days) shall be fully licensed and ready for highway use, 13 
which means the recreational vehicle or park model is on wheels or jacking system, is attached 14 
to the site only by quick-disconnect type utilities and security devices, and has no permanent 15 
attachments such as additions, rooms, stairs, decks and porches. 16 
 17 
10.13.02 Permanent placement. Recreational vehicles and park trailers that do not meet the 18 
limitations in 10.13.01 of this ordinance for temporary placement shall meet the requirements of 19 
Section 10.12.00 of this ordinance for manufactured homes. 20 
 21 
10.14.00 TANKS 22 
 23 
10.14.01 Underground tanks.  Underground tanks in flood hazard areas shall be anchored to 24 
prevent flotation, collapse or lateral movement resulting from hydrodynamic and hydrostatic 25 
loads during conditions of the design flood, including the effects of buoyancy assuming the tank 26 
is empty.   27 

10.14.02 Above-ground tanks, not elevated.  Above-ground tanks that do not meet the 28 
elevation requirements of Section 10.14.03 of this ordinance shall: 29 

1. Be permitted in flood hazard areas (Zone A) other than coastal high hazard areas, 30 
provided the tanks are anchored or otherwise designed and constructed to prevent 31 
flotation, collapse or lateral movement resulting from hydrodynamic and hydrostatic 32 
loads during conditions of the design flood, including the effects of buoyancy assuming 33 
the tank is empty and the effects of flood-borne debris.   34 

2. Not be permitted in coastal high hazard areas (Zone V).  35 
 36 
10.14.03 Above-ground tanks, elevated.  Above-ground tanks in flood hazard areas shall be 37 
attached to and elevated to or above the design flood elevation on a supporting structure that is 38 
designed to prevent flotation, collapse or lateral movement during conditions of the design flood.  39 
Tank-supporting structures shall meet the foundation requirements of the applicable flood 40 
hazard area. 41 
 42 
10.14.04 Tank inlets and vents.  Tank inlets, fill openings, outlets and vents shall be: 43 

1. At or above the design flood elevation or fitted with covers designed to prevent the inflow 44 
of floodwater or outflow of the contents of the tanks during conditions of the design flood; 45 
and 46 

2. Anchored to prevent lateral movement resulting from hydrodynamic and hydrostatic 47 
loads, including the effects of buoyancy, during conditions of the design flood.  48 
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 1 
10.15.00 OTHER DEVELOPMENT  2 
 3 
10.15.01 General requirements for other development. All development, including man-4 
made changes to improved or unimproved real estate for which specific provisions are not 5 
specified in this ordinance or the Florida Building Code, shall: 6 

1. Be located and constructed to minimize flood damage; 7 

2. Meet the limitations of 10.11.04 of this ordinance if located in a regulated floodway; 8 

3. Be anchored to prevent flotation, collapse or lateral movement resulting from hydrostatic 9 
loads, including the effects of buoyancy, during conditions of the design flood;  10 

4. Be constructed of flood damage-resistant materials; and 11 

5. Have mechanical, plumbing, and electrical systems above the design flood elevation, 12 
except that minimum electric service required addressing life safety and electric code 13 
requirements is permitted below the design flood elevation provided it conforms to the 14 
provisions of the electrical part of building code for wet locations. 15 

 16 
10.15.02 Fences in regulated floodways.  Fences in regulated floodways that have the 17 
potential to block the passage of floodwaters, such as stockade fences and wire mesh fences, 18 
shall meet the limitations of 10.11.04 of this ordinance. 19 
 20 
10.15.03 Retaining walls, sidewalks and driveways in regulated floodways.  Retaining 21 
walls and sidewalks and driveways that involve the placement of fill in regulated floodways shall 22 
meet the limitations of Section 10.11.04 of this ordinance. 23 
 24 
10.15.04 Roads and watercourse crossings in regulated floodways.  Roads and 25 
watercourse crossings, including roads, bridges, culverts, low-water crossings and similar 26 
means for vehicles or pedestrians to travel from one side of a watercourse to the other side, that 27 
encroach into regulated floodways shall meet the limitations of Section 10.11.04 of this 28 
ordinance.  Alteration of a watercourse that is part of a road or watercourse crossing shall meet 29 
the requirements of Section 10.04.03(3) of this ordinance. 30 
 31 
10.15.05 Concrete slabs used as parking pads, enclosure floors, landings, decks, 32 
walkways, patios and similar nonstructural uses in coastal high hazard areas (Zone V).  33 
In coastal high hazard areas, concrete slabs used as parking pads, enclosure floors, landings, 34 
decks, walkways, patios and similar nonstructural uses are permitted beneath or adjacent to 35 
buildings and structures provided the concrete slabs are designed and constructed to be:  36 

1. Structurally independent of the foundation system of the building or structure;  37 

2. Frangible and not reinforced, so as to minimize debris during flooding that is capable of 38 
causing significant damage to any structure; and  39 

3. Have a maximum slab thickness of not more than four (4) inches.  40 
 41 
10.15.06 Decks and patios in coastal high hazard areas (Zone V).  In addition to the 42 
requirements of the Florida Building Code, in coastal high hazard areas decks and patios shall 43 
be located, designed, and constructed in compliance with the following:   44 

1. A deck that is structurally attached to a building or structure shall have the bottom of the 45 
lowest horizontal structural member at or above the design flood elevation and any 46 
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supporting members that extend below the design flood elevation shall comply with the 1 
foundation requirements that apply to the building or structure, which shall be designed 2 
to accommodate any increased loads resulting from the attached deck. 3 

2.  A deck or patio that is located below the design flood elevation shall be structurally 4 
independent from buildings or structures and their foundation systems, and shall be 5 
designed and constructed either to remain intact and in place during design flood 6 
conditions or to break apart into small pieces to minimize debris during flooding that is 7 
capable of causing structural damage to the building or structure or to adjacent buildings 8 
and structures. 9 

3. A deck or patio that has a vertical thickness of more than twelve (12) inches or that is 10 
constructed with more than the minimum amount of fill necessary for site drainage shall 11 
not be approved unless an analysis prepared by a qualified registered design 12 
professional demonstrates no harmful diversion of floodwaters or wave run-up and wave 13 
reflection that would increase damage to the building or structure or to adjacent buildings 14 
and structures. 15 

4. A deck or patio that has a vertical thickness of twelve (12) inches or less and that is at 16 
natural grade or on nonstructural fill material that is similar to and compatible with local 17 
soils and is the minimum amount necessary for site drainage may be approved without 18 
requiring analysis of the impact on diversion of floodwaters or wave run-up and wave 19 
reflection. 20 

 21 
10.15.07 Other development in coastal high hazard areas (Zone V).  In coastal high hazard 22 
areas, development activities other than buildings and structures shall be permitted only if also 23 
authorized by the appropriate federal, state or local authority; if located outside the footprint of, 24 
and not structurally attached to, buildings and structures; and if analyses prepared by qualified 25 
registered design professionals demonstrate no harmful diversion of floodwaters or wave run-up 26 
and wave reflection that would increase damage to adjacent buildings and structures.  Such 27 
other development activities include but are not limited to:  28 

1. Bulkheads, seawalls, retaining walls, revetments, and similar erosion control structures; 29 

2. Solid fences and privacy walls, and fences prone to trapping debris, unless designed 30 
and constructed to fail under flood conditions less than the design flood or otherwise 31 
function to avoid obstruction of floodwaters; and 32 

3. On-site sewage treatment and disposal systems defined in 64E-6.002, F.A.C., as filled 33 
systems or mound systems. 34 

4. A pool adjacent to an elevated V zone building may be constructed at grade or elevated 35 
so that the lowest horizontal structural member supporting the pool is at or above BFE. A 36 
Florida registered design professional must certify that such structure will not be subject 37 
to breaking up or floating out of the ground and affecting the pilings and columns of the 38 
supporting system of the surrounding buildings.  The certified professional must also 39 
verify that the pool and accessory equipment will not divert waves an increase potential 40 
damage to any nearby buildings. All pool equipment must be strapped down or elevated 41 
above BFE to prevent flotation. 42 

10.15.08 Nonstructural fill in coastal high hazard areas (Zone V).  In coastal high hazard 43 
areas: 44 

1. Minor grading and the placement of minor quantities of nonstructural fill shall be 45 
permitted for landscaping and for drainage purposes under and around buildings. 46 
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2. Nonstructural fill with finished slopes that are steeper than one unit vertical to five units 1 
horizontal shall be permitted only if an analysis prepared by a qualified registered design 2 
professional demonstrates no harmful diversion of floodwaters or wave run-up and wave 3 
reflection that would increase damage to adjacent buildings and structures.  4 

3. Where authorized by the Florida Department of Environmental Protection or applicable 5 
local approval, sand dune construction and restoration of sand dunes under or around 6 
elevated buildings are permitted without additional engineering analysis or certification of 7 
the diversion of floodwater or wave run-up and wave reflection if the scale and location 8 
of the dune work is consistent with local beach-dune morphology and the vertical 9 
clearance is maintained between the top of the sand dune and the lowest horizontal 10 
structural member of the building. 11 
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Backyard chicken-keeping across the country is gaining in popularity, and Escambia County is no 
exception. Communities that once banned chickens are rediscovering the joys and benefits of 
backyard chicken keeping. In response, governments are crafting codes in ways that reflect the needs 
of both chicken owners and the community as a whole. Many county residents believe that chicken 
ownership within Escambia County is permitted when in fact it is extremely limited to rural and 
agricultural zones only.  

Escambia County has no ordinance to regulate the number of animals allowed per household. Rather, 
the county allows citizens to own animals within a specific set of guidelines clearly laid out in Section 
10, “The County Animal Control Ordinance.” The purpose of this paper is to show that backyard 
chickens in residential areas are consistent and compatible within the current Escambia County Code 
of Ordinances, specifically Section 10-11(e), “Animal Nuisances Prohibited”. 

Chickens are no more a nuisance than any other animal permitted within residential zones of 
Escambia County. In fact, chickens can be ideal for residential areas, provided the owners use 
common sense and individual responsibility. We believe that under the existing animal nuisance 
section residents can legally and responsibly keep chickens within their own backyards. 

 

Section 10-11.-Animal control. 

e) Animal nuisances prohibited. Any animal or animals which shall do any of the 
following are declared to be an animal nuisance:  
(1) Molests passersby or passing vehicles. 
(2) Attacks other animals. 
Unlike dogs and cats, chickens have no interest in passersby, vehicles, or other animals.  

(3) Trespasses on school grounds. 
(4) Is repeatedly at large. 
(5) Damages private or public property. 
(6) Defecates or urinates upon the property of others. 
A well-maintained, fenced-in yard is an adequate boundary for backyard chicken keeping. When 
provided sufficient food, water, and safe shelter, chickens are content to stay within the boundaries 
of their own yard. 



(7) Repetitively barks, whines, howls or 
otherwise produces any noise in an 
excessive, continuous or untimely fashion 
for a period of five minutes or more except 
that caused by intentional human 
provocation. 
Most noise associated with chickens can be 
attributed to roosters rather than laying hens. 
Roosters can crow quite loudly and are more 
appropriate for rural and agricultural zones. 
Roosters are unnecessary for egg production. 

(8) Has a communicable or contagious 
disease that is untreated or does not 
respond to treatment. 
Like dogs and cats, backyard chickens pose little 
health risk. At the June 11, 2012 City of Pensacola 
Committee of the Whole meeting Dr. John Lanza, 
Director of the Escambia County Department of 
Health, said of backyard chicken keeping there are 
“very little or no public health issues.” 

(9) Causes or emits an offensive odor which can be detected off the property of its 
owner. 
To prevent odor problems, all animal waste must be dealt with appropriately. Dog waste must be 
picked up and litter boxes must be cleaned. In the case of chickens, odor prevention is actually very 
easy. Odor comes from waste products which are very high in nitrogen; however, carbon neutralizes 
nitrogen, and with it, odors. A free and abundant source of carbon is dry leaves. By lining the bottom 
of a coop/pen in a thick layer of dry leaves, carbon will overpower nitrogen and eliminate odors. 

(10) Is kept in a manner which causes a breeding place for flies, lice, fleas or other 
vermin or disease. 

Chickens regularly “dust-bathe” to 
eliminate pests. In addition, they 
aggressively pursue bugs such as flies 
and fleas, thus serving as their own pest 
control.  

(11) Unreasonably interferes 
with a person's use and 
enjoyment of his property.  
As with any other animal, it is not 
difficult to keep chickens responsibly. 
Tempering chicken ownership with 
common sense and common courtesy 
will result in good relations with 
neighbors. 

“Chickens suffer from a PR 

problem.  People think they 

are dirty, noisy, and smelly.  

The truth is, a few cared for 

hens are cleaner and quieter 

than one big dog or the three 

neighborhood cats that poop 

in the flower bed.     

Plus, you get eggs . . . .”  

The Wall Street Journal 



Legal Precedent, Section 10-10  

Under current Escambia county codes, both chickens and potbellied pigs are considered barnyard 
animals. While citizens are permitted to own potbellied pigs in residential zones with very few legal 
stipulations, there are no allowances made for smaller, much less-intrusive chickens.  

 

 

 

Our Recommendations 

We respectfully recommend the following changes to the law: 

 Citizens be allowed to keep backyard chickens within all residential zones in the county. As with 
other animals, nuisance issues can be addressed with current code. 

 No roosters be allowed within residential zones.  

 No chicken breeding or commercial production be allowed within residential zones with the 
exception for youth not living within agricultural or rural zones that may be involved in 
programs such as 4-H or an equivalent.  

 No minimum acreage be required for residential backyard chicken keeping. 

 

 



 

A Case for Backyard Chickens 
 

 

 

 

 

August 2012 

Escambia County Chicken Owners 

 

(ECCO) 
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Recently, Escambia County Chicken Owners (ECCO) offered to provide a report of research findings 
to Escambia County officials and staff regarding the ordinances of other select Florida counties and 
cities as they pertain to backyard chicken ownership.  We have been able to compile information 
from the City of Sarasota and from Pinellas County and compose that information into a brief 
summary. 
 

The City of Sarasota 
 
Background 
In February 2011, the City of Sarasota amended its ordinances to allow backyard chickens in 
residential areas.  The City Commission chose to adopt the ordinances because local backyard 
chicken advocate groups had requested the changes, and because it recognized that establishing 
self-sustainable living practices was a national movement and not simply a local trend. 
Enforcement 
Since adopting the amended ordinance, the City of Sarasota has received minimal chicken-related 
complaints.  The only figure provided online was that two complaints have been filed since the 
ordinance was passed. 
Effects in the Community 
Because of the successful integration of backyard chickens in the City of Sarasota, residents of 
Sarasota County, as well as citizens of several neighboring municipalities, have requested that their 
local ordinances be amended to allow backyard chicken ownership.  They are working with their 
respective local governments to that end. 

 
Summary of Chicken Ordinances under the Code of the City of Sarasota, Chapter 8 
“Animals” 
 
 1.)  No more than four (4) chickens may be kept.  Roosters are prohibited. 

 2.)  Slaughtering chickens is prohibited. 

 3.)  Chickens must have a movable, covered coop.  Chickens are required to be kept within the 
coop or within a fenced yard, and must be secured in the coop at night. 

 4.)  The coop must provide at least four (4) square feet of space per chicken. 

 5.)  Coops must be kept in the backyard and must not be visible from the street.  Coops must be 
at least ten (10) feet from the property line and twenty-five (25) feet from adjacent dwellings.  Any 
odors from chickens must not be detectable at the property lines. 

 6.)  Coops and runs must be securely constructed and must prevent access to rodents, pests, or 
predators.  Coops and runs must be clean and neatly maintained.  All manure must be promptly 
disposed of, unless being used for fertilizer or composting. 

 7.)  Feed and other chicken care items must be kept in secure containers to prevent access or 
infestation by rodents or pests. 

 8.)  Selling backyard chicken eggs or chicken products is prohibited. 

 9.)  Any dog or cat that kills a chicken is not to be deemed aggressive or dangerous on that act 
alone. 

 (*)The ordinance contains no minimum property size requirement; however, multi-family 
properties such as duplexes, apartment complexes, and trailer parks are excluded from keeping 
chickens. 
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Pinellas County 
 
Background 
Pinellas County amended the ordinances to allow residential backyard chickens in December 2011.  
Although the county already permitted poultry within rural zones, urban residents’ interest in self-
sustainable living practices, such as backyard food production, created the necessity for the county 
to integrate chickens into urban backyards.   
Code Enforcement 
In the years previous to the passage of the ordinance, Pinellas County decreased both its code 
enforcement and animal control departments due to budget cuts.  Since the adoption of the poultry 
ordinance, there have been no known reports of code enforcement or animal control issues 
pertaining to chickens regardless of the decrease in personnel.   
Effects in the Community 
Various municipalities in Pinellas County have either considered new ordinances or have adopted 
ordinances allowing residential backyard chickens.  Each municipality has restrictions unique to 
the needs of area’s residents. 
 

Summary of Pinellas County Code of Ordinances, Chapter 138, “Zoning,” Section 138-
1348, “Chickens” 
 
 1.)  Chickens are permitted on residential, single family properties in zones designated R-1, R-2, 
R-3, R-4, R-5 and R-6.  Chickens are permitted within manufactured home subdivisions, but are 
prohibited on duplex, triplex, or multi-family properties and mobile home parks. 

 2.)  Chickens must be kept within a coop or enclosure.  (An enclosure, according to the code, is 
defined as “a fenced (or wire) area, or pen, required in association with a coop in order to provide 
an outside exercise area for the chickens, free from predators, and of a size that allows for access to 
a foraging area, sunlight, etc..”) 

 3.)  Only female chickens (hens) are permitted.  Roosters and other poultry or fowl are 
prohibited. 

 4.)  Chickens are only for personal use.  Commercial use or breeding and the selling of eggs or 
other chicken products are prohibited. 

 5.)  Chickens may not be slaughtered at residential properties. 

 6.)  Chicken coops and enclosures must be screened from the neighbor’s view. 

 7.)  Chicken coops and enclosures must remain in the backyard and must be kept a minimum of 
ten (10) feet from the rear and side property lines. 

 8.)  Any coop larger than 100 square feet requires a building permit. 

 9.)  Chicken coops must be covered and well ventilated and provide a minimum of three (3) 
square feet per chicken.  The coop may not be taller than six (6) feet.  Coops are required to be used 
in conjunction with enclosures (also called “runs”).  Coops and enclosures are required to be secure 
from predators, well-maintained and kept clean. 

 10.)  Chicken feed is required to be stored in predator and rodent-proof containers.  

 11.)  Chickens must be kept on the owner’s property and not be permitted to roam. 

 12.)  Chickens are not permitted to create an odor, noise, or pest nuisance condition. 

   (*)  The ordinance contains no minimum property size requirement. 
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DPZ wishes to express gratitude to the following for their 
support, assistance, lodging and meals donated to ensure 
the success of the Charrette.  Many thanks To All!

Perdido Key Association 
Escambia County Planning Dept.

Perdido Bay United Methodist Church
Don and Joey Carter
Bella Luna Pizzeria

Happy Harbor
Island Time Deli

The Jellyfish Restaurant
Lost Key Golf Club

Sunset Grille

and to Ms. Annie Griffin for her untiring efforts during the 
Perdido Key Charrette week.
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“Charrette”, the French word meaning “cart”, 
or “to be worked against the clock” (être en 
pleine charrette), refers to the French School 
of Beaux Arts practice, wherein architecture 
students put their work in a cart at deadline 
time. The charrette is the method of planning 
which Duany Plater-Zyberk & Company has 
adopted and developed in their traditional 
planning practice. Today, designers still gather 
as an atelier, typically in a single space, often 
on or near the project site, to study and 

develop proposals in a concentrated period of 
time. What is new to the process is the 
participation of the full community of the 
projects’ constituents. The Perdido Key 
charrette was one of such intensive planning 
sessions where the public, designers, 
consultants, and the local authorities worked 
together on a coherent vision for Perdido Key: 
therefore the Master Plan, Zoning Code and 
implementation recommendations resulting 
are the focus of this final report.

CHARRETTE PROCESS
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CLIENT
Escambia County – Planning Dept.

LEAD PLANNING CONSULTANT
Duany Plater-Zyberk & Co


SUB-CONSULTANTS


ECONOMIC 

DEVELOPMENT


The CLUE Group

TRANSPORTATION
& TRAFFIC 

ENGINEERING
Hall Planning & 

Engineering

CIVIL 
ENGINEERING


Fabre Engineering

& Surveying

COASTAL.
ENGINEERING


MRD Associates

ENVIRONMENTAL
ASSESSMENT


Edmisten &
Associates

“INFORMAL” ADVISORS
Citizens & Property Owners of Perdido Key
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The consultant team worked on the charrette 
from Oct. 15th - 22nd; but pre-and post-
charrette work takes several months, as the 

information is analyzed beforehand, and 
charrette results further elaborated upon, with 
continuous feedback from the client.
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PENSACOLA BAY, 1763

The original inhabitants of the area were the 
Pensacola tribe. Pensacola Bay was visited by 
the expeditions of Pánfilo de Narváez in 1528 
and Hernando de Soto in 1539. In 1559, 
Tristán de Luna y Arellano started the first 
settlement attempt, which coalesced in the 
foundation of the fortified town of Pensacola in 
1698. After the French and Indian War, it 

became the capital of the new British colony 
of West Florida, only to be recaptured by the 
Spaniards after the battle of Pensacola in 
1781. In 1819 Spain and the United States 
negotiated the Adams-Onís Treaty, in which 
Spain sold the Floridas, and in 1821 
Pensacola became part of the United States.
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Perdido Key is an unincorporated community 
located in Escambia County, Florida, between 
Pensacola, Florida and Orange Beach, 
Alabama. The Florida district of the Gulf 
Islands National Seashore is located at the 
east end of the island. Perdido Key is 
separated from the mainland by the 
Intracoastal Waterway, which connects 
Pensacola to Mobile Bay, and was started in 
1931 at the height of the Great Depression.

No more than a few hundred yards wide in 
most places, Perdido Key stretches some 16 
miles from Perdido Pass Bridge near Orange 
Beach, to just across from Santa Rosa Island 
near Pensacola, with almost 60% percent of it 
located in federal or state parks. The study 
area enclosed in the yellow boundary line 
comprises 1,311 acres of land, approximately.
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EXISTING BUILDING USE MAP

CIVIC
COMMERCIAL
INDUSTRIAL
TOWER
MULTI-FAMILY
TOWNHOUSE
MOBILE HOME
SINGLE FAMILY
ESTATE


STATE PARK
PUBLIC OS
PRIVATE OS
VACANT LANDS
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EXISTING BUILDING TYPES

Civic Commercial Industrial

Hotel / Multi-family Tower Multi-family Townhouse

Mobile Homes Single Family Estate

State Park Public Open Space Private Open Space
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According to the U.S. Census Bureau, Census 
tracts are small, relatively permanent statistical 
subdivisions of a county. Census tracts are 
delineated for most metropolitan areas (MA's) 
and other densely populated counties by local 
census statistical areas committees following 
Census Bureau guidelines. Census tracts 
usually have between 2,500 and 8,000 
persons and, when first delineated, are 
designed to be homogeneous with respect to 
population characteristics, economic status, 
and living conditions. Census tracts do not 
cross county boundaries. The spatial size of 
census tracts varies widely depending on the 
density of settlement. Census tract boundaries 
are delineated with the intention of being 
maintained over a long time so that statistical 
comparisons can be made from census to 

census. However, physical changes in street 
patterns caused by highway construction, new 
development, etc., may require occasional 
revisions; census tracts occasionally are split 
due to large population growth, or combined 
as a result of substantial population decline.

Perdido Key falls wholly within Census Tract* 
26.02, covering the entire barrier island east of 
the Alabama state line. Its retail market 
catchment area extends into three adjacent 
Census Tracts: 26.03 (northeast), 26.04 
(north), and, in Baldwin County, Alabama, 
114.05 (west). Its full-time resident population 
is relatively small – 1,109 people, as of the 
2010 Census of Population. Combined, the 
four Census Tracts had 16,626 residents in 
2010.

CENSUS TRACTS 26.02, 26.03, AND 26.04 (IN ESCAMBIA COUNTY, FL) AND 114.05 (IN BALDWIN COUNTY, AL)
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Commercial development in Perdido Key 
(offices, retail shops, restaurants) is scattered 
along Perdido Key Drive, with only a handful of 
concentrated commercial clusters – primarily 

The Village, on the 13700-block of Perdido Key 
Drive, and at/near Flora-Bama, just east of the 
Alabama border. The building types used are 
mostly car-dependent, pedestrian un-friendly.

PHOTOS: GOOGLE
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Perdido Key’s business inventory is dominated 
by real estate, rental, and leasing firms (which 
comprise 35 percent of its business entities) 
and by accommodation and food services 
businesses (which account for 20 percent of 
its business entities). Together, these two 
industry groups employ more than 600 
people, roughly 66 percent of all the Census 

Tract’s jobs. Only 8 percent of Perdido Key’s 
business entities are retail businesses. 
Together, they account for approximately 13 
percent of all gross sales revenues. Twelve of 
Perdido Key’s business entities (roughly 8 
percent of all business entities) are home-
based businesses.
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The demographic characteristics of Perdido 
Key residents – residents of Census Tract 
26.02 – differ substantially from those of 
Escambia County, the State of Florida, and the 
nation in a number of ways that could affect 
the area’s business mix and opportunities for 
commercial development. 

Median age: With a median age more than 15 
years above the national average, Perdido 
Key’s residents are more likely to spend 
money on leisure activities, dining out, and 
health care than other regional residents. They 
are less likely to buy furniture and appliances – 
but are more likely to invest in home 
decorative items and in upgrading existing 
furnishings. 

Household characteristics: Only slightly more 
than half of Perdido Key’s 547 full-time 
resident households (52.9 percent) are family 
households consisting of more than one 
related by marriage, birth, or adoption. This is 

a significantly lower percentage than in 
surrounding Census Tracts or in the county, 
state, or nation. Its remaining households 
consist of people living alone or living with one 
or more unrelated individuals.

DEMOGRAPHIC CHARACTERISTICSPLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects



PLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects

Household relationship: Perdido Key’s 
households are much more likely to consist of 
a single householder, or of a married couple 
without children at home, than households 
within the region, state, or nation. Its average 
household size is 1.93 people – versus 2.41 
people per household in Escambia County, 
2.48 people per household in Florida, or or 
2.63 people per household in the US. Smaller 
households spend money differently than 
larger households, and households without 
children spend money in substantially different 
ways. For Perdido Key, this suggests that 

market opportunities might be stronger for 
restaurants, entertainment, and arts, for 
example, than in a community with larger 
households.

DEMOGRAPHIC CHARACTERISTICSPLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects



PLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects

Household income: Perdido Key’s resident 
households are substantially more affluent 
than those of the region, state, and nation. For 
example, 21 percent of its households earn 
$200,000 or more annually – versus eight 
percent for households in the four-Census-
Tract region, two percent for Escambia County 
households, and four percent of households in 
Florida and the US. And, the per capita 
income of Perdido Key residents is more than 
twice that of the state and more than five 
times that of the nation.  And, while roughly 
four percent of the County’s residents live 

below the poverty line, this is significantly less 
than the 14 percent of US residents who live in 
poverty. Wealthier households not only have 
more money available to spend on retail 
goods and services, but they also spend more 
money, but they also buy many things at 
higher price points, spend more money on 
entertainment, and buy a wider range of 
personal and professional services than less 
affluent households – characteristics that have 
potential implications for Perdido Key’s future 
business mix.
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Occupation and industry: Almost two-thirds 
(60 percent) of Perdido Key’s full-time 
residents have white-collar jobs, working in 
management, business, science, or the arts. 
By contrast, only 35 percent of US residents 
have jobs in these occupation groups. Given 
that the average Perdido Key resident spends 
25.5 minutes commuting to work each day, it 

is likely that many of its employed residents 
work outside Perdido Key – elsewhere in 
Pensacola or in nearby communities. And 95 
percent of its commuters travel to work by car, 
either driving alone (82 percent) or carpooling 
(13 percent), providing ample opportunities for 
them to shop near their their work places, 
rather than closer to home.
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Resident retail sales demand: Based on their 
household income characteristics, Perdido 
Key’s full-time residents spend approximately 
$13.7 million a year on retail goods and 
services. Much of this is most likely spent 
elsewhere, however – in Pensacola and from 
online stores, in particular. It is likely that 
businesses in Perdido Key are capturing only 
a small fraction of their purchases – mostly 
food/beverages consumed in restaurants, 
personal care, and, to an extent, groceries 
and sundries (although, with several grocery 
stores just north of the Old River Bridge, most 

Perdido Key residents buy groceries there, just 
outside Census Tract 26.02 and Perdido Key 
proper). Combined with the retail demand 
generated by residents of the three 
neighboring Census Tracts, however, Perdido 
Key has a much larger potential retail market 
to tap. Downtown Pensacola and the region’s 
shopping centers are still likely to capture the 
lion’s share of purchases made by residents of 
the four combined Census Tracts – but, with a 
focused commercial development strategy, it 
is likely that Perdido Key could support a small 
cluster of new retail businesses and offices.
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Visitor retail sales demand: In addition to 
Perdido Key’s full-time residents, of course, 
the community also attracts vis itors. 
According to the Perdido Key Chamber of 
Commerce, more than 218,000 people visited 
Perdido Key in 2008. Limited data exists on 
visitors’ demographic characteristics – but, 
assuming that their household income 
characteristics parallel those of the nation as a 
whole, Perdido Key’s visitors represent almost 

$1.6 billion in buying power for retail goods 
and services. Of course, much of this is for 
goods and services that visitors are not likely 
to purchase while on vacation – health care, 
legal services, or cars, for example. But, with 
solid marketing and merchandising strategies, 
and with an overall retail development plan for 
the community, Perdido Key businesses could 
almost certainly tap a larger share of visitors’ 
retail buying power. 

* Estimates of visitors’ retail buying power is based on the assumptions that Perdido Key attracts 218,000 visitors annually; 
that the average household size of these visitors is the same as that of the nation (2.63 people per household); and that the 
household income characteristics of visitors’ households are the same as those of the overall nation.
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Housing occupancy: Perdido Key’s housing 
market is dominated by housing units used 
seasonally by visitors and part-time residents. 
More than 83 percent of its housing units were 
considered “vacant” as of the 2010 Census of 
Population – and, of these, 80 percent were 
seasonal-use units. This is a substantially 
higher percentage than in any of the three 
neighboring Census Tracts or in the county, 
state, or nation.

PHOTO: GOOGLE
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Housing units: Most of Perdido Key’s housing 
units are in multi-unit buildings; almost three-
quarters are in buildings with 20 or more units. 
Roughly two-thirds of Perdido Key’s housing 
units are three-bedroom units, and roughly 95 
percent are two- or three-bedroom units 

(versus, for example, only 72 percent in Florida 
and 67 percent in the nation overall).
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Housing costs: The percentage of owner-
occupied housing units in Perdido Key with a 
mortgage is roughly on par with that of the 
nation, but median selected monthly owner 
costs for both mortgaged and mortgage-free 
homes are nearly twice as high as the state 
and national norm (these costs include 
mortgage payments, home equity loans, real 

estate taxes, utilities, property insurance, and 
condominium fees). Virtually all Perdido Bay 
housing units that are leased on a full-time 
basis (versus used by seasonal visitors or 
vacationers) rent for more than $750 per 
month, and almost 30 percent rent for $1,500 
or more.
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Perdido Key currently offers a very narrow 
range of retail products and services. Even 
though its full-time residents are relatively 
affluent and have considerable retail buying 
power, their buying power is insufficient to 
realistically support more than $1 million of 
additional gross sales (most of which might be 
better provided by existing businesses than by 
developing or attracting one or more new 
businesses).

Seasonal residents and visitors bring with 
them an enormous amount of retail buying 
power. Bu offering a wider variety of 
distribution channels (such as online sales, 
local deliveries, and store-in-store sales with 
compatible businesses) and by developing 
ongoing commercial relationships with 
seasonal residents and tourists, Perdido Key 
could support perhaps $12 - 15 million in new 
gross sales, or approximately 35,000 - 50,000 
square feet of new commercial space 

including retail stores, restaurants, personal 
services, and professional services. According 
to a 2011 survey of full-time and seasonal 
Perdido Key property owners conducted by 
the Perdido Key Association, community 
sentiment appears to lean strongly towards 
maintaining the current cap on residential 
development (7,150 residential units, plus 
1,000 lodging units), which makes it unlikely 
that significant new demand for commercial 
goods and services will come from population 
growth.

The intersection of Perdido Key Drive and 
Johnson Beach Road offers several key 
advantages for redevelopment as a mixed-use 
town center with a concentrat ion of 
commercial uses: relatively high levels of 
vehicular traffic, proximity to the community’s 
largest concentration of residential units (albeit 
primarily seasonal), and a cluster of parking 
lots that could potentially be redeveloped.

COMMERCIAL DEVELOPMENTPLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects



PLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects

Pedestrian sheds for potential town center locations

5-minute pedestrian shed

10-minute pedestrian shed

Pedestrian Shed: Distance which may 
be covered by a 5 or 10 minute walk 
at an easy pace from the outer limit of 
the neighborhood proper to the edge 
of the neighborhood or town center. 
This is the distance most people 
would walk rather than drive, provided 
the environment is pedestrian friendly.
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DWELLING UNITS (DU)DWELLING UNITS (DU)

• Total Dwelling Units Available 7,150

• Minus Existing Units 3,835

• Minus Dwelling Units with Development Rights 443

• Minus Units with Development Agreements or Development Orders 687

• Minus WCI Availability 1,691

• Total Dwelling Units Left Available 494

LODGING UNITS (LU)LODGING UNITS (LU)

• Total Lodging Units Available 1,000

• Minus Lodging Units - Existing and Available 104

• Minus Lodging Units with Development Agreements 0

• Total Lodging Units Left Available 896

SOURCE: Development Monitoring web page of Escambia County website, November 2012. (www.myescambia.com/
business/development-monitoring)
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Properties with Development Agreements

These are the properties for which 
permits had been already extended, or 
were applied for and are in process of 
review.
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Properties with Development Agreement Extensions

Properties colored in blue represent those for 
which the original Development Agreement 
expired, but later received an extension.

COMMITTED DEVELOPMENTPLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects



PLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects

Existing Development

The development boom of the past two 
decades saw the construction of several 
condomin ium towers on the South 
(beachfront) side of Perdido Key Drive. Most 
of them concentrated on the properties by the 

intersection of Johnson Beach Road and 
Perdido Key Drive, where the latter bends and 
continues North, since that is where deeper 
lots allowed for enough surface parking to 
service the condominium units.

Existing Development
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Existing + Proposed Development

Existing approved development agreements 
already foresee the erection of additional 
condominium towers. The high cost of 
Perdido Key Beach Mouse mitigation and 

smaller size of beachfront lots, combined with 
the current zoning ordinance, yield high-rises 
as the only viable proposition.

Existing Development Approved Development
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Potential Development (500 - 1,000 Dwelling Units)

If no coherent Master Plan is in place, the 
next real estate boom will guarantee that 
most beachfront properties are occupied with 
new high-rises, most of which will be 
condominium towers. Parking would have to 
occupy northern parcels to provide for the 

necessary number of parking spaces, most of 
the beach would be privatized, and property 
value for properties on the North side of 
Perdido Key Drive would significantly reduce 
in the long term.

Existing Development Approved Development Potential Development
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The opinion results of a survey included 
72 questions asking property 
owners to assess the quality of life 
of Perdido Key.   

3,285 surveys were mailed out, 1008 
were returned, giving a meaningful 
response rate of over 30%.  
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Key Summary Results of Survey

Planning & Zoning:
• Use planning and zoning tools to help enhance and define character of Perdido Key.
• Perdido Key is appropriately zoned Mixed-Use District - ensure compatibility of uses for 
insuring orderly growth.
• Vast majority (78%) supports maintaining the development cap at 7,150 residences and 
1,000 lodging units.
• 60% prefer Perdido Key to focus on being more residential, less commercial.
• 83% in favor of a master plan to protect and enhance Perdido Key.   
• Residents see value in traditional neighborhoods, low population density and residential 
character.

Hurricane Evacuation, Fire & Emergency Services:
• Access to emergency services rated a high consideration with residents generally satisfied 
with level of services provided in PK.
 
Transportation:
• Perdido Key Drive is a designated Scenic Highway, not a designated Hurricane Evacuation 
Route.  
• 68% favored keeping Perdido Key Drive as a two-lane road and adding turn lanes as 
needed.    
• Perdido Key Drive must be made more bicycle and pedestrian friendly, with off-road safety 
a priority.
• 81% favored Perdido Key Drive remaining at 45mph speed limit.
 
Signage:
• 91% is strongly in favor of appropriate signage and its enforcement.
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Public Waterfront:
• 90% indicated the beach is important to their families.
• 78% believe Perdido Key does not need additional parking or beach access locations.
• Support for a public fishing pier or public boat ramps was weak (35%).  Most were neutral 
on the issue.
• Only 13% were willing to donate a Gulf-front easement to the county to maintain their 
beach. More people were neutral (37%) with 45% disagreeing.
• The majority is satisfied with status quo of Perdido Key’s waterfront, and is not interested in 
changes to public waterfront offerings.

Natural Resource Protection:
• The most common answer why people live in Perdido Key is the environment – the 
beaches, the beautiful clear water and sky
• 76% believe parks to be important to their families and 64% reported the environment, 
including endangered species, should be protected.
 
Utilities & Public Infrastructure:
• 87% favor burying electrical and communications lines.  
• 69% favor renovating the existing fire station rather than building a new one.
• Respondents expressed interest in and supporting proper storm water drainage to protect 
local waterways.
 
Economic Development:
• In trying to quantify the types of desired development: 82% deemed restaurants very 
important, but support for bars was split between desired neutral or undesired; only 9% 
support bingo and adult arcades; 72% support leisure and fitness opportunities. 
• Property owners want to see Perdido Key develop in a family-friendly manner.   
• Property owners opposed to gambling and adult arcades were emphatic.
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COMPREHENSIVE PLAN 2030

Escambia County FLUM
3 Land Use Categories:
Mixed-Use Perdido Key

Recreation
Conservation
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Existing Zoning Map
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This Map includes 
zoning district 
designation for 
properties north of 
the bridge.
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The Perdido Key State Park, seen towards the 
left, is the main area of undisturbed Perdido 
Key Beach Mouse habitat, and out of bounds 
for development purposes. With the exception 
of a few scattered properties owned by 

Escambia County, the bulk of the parcels in 
the study area are in private hands. Those 
parcels west of the State Park, and therefore 
not included in this partial map, reflect the 
same pattern of property ownership.
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Current Zoning Districts Analysis by DPZ

As part of the analysis of existing conditions, 
the current zoning districts are hereby 
summarized  in a cohesive manner. For each 
one of them, the parameters regulating 
development have been laid, with emphasis 
on the uses allowed and their adjacencies, 

permitted density, and how they regulate 
building footprint, height and setbacks. This is 
an essential step to discern patterns of 
development, and gauge how the existing 
zoning ordinance intent corresponds with the 
actual buildings it has allowed to erect.
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PROBLEM #1:
Zoning R1-PK allows for single-family, duplex and multi-family 
housing, HOWEVER, area mostly single-family homes.
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Much of what is built in Perdido Key does not 
necessarily reflect current zoning regulations. 
Examples of inconsistencies and stark 

differences between the and what is actually 
built are highlighted on this and the following 
pages.
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PROBLEM #2:
What is on the ground does not reflect what the property is 
zoned. Zoning R3-PK allows up to 8-story buildings, 
HOWEVER area is built with mostly single-family homes.
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PROBLEM #3:
Zoning CGPK only allows 13 du/acre, HOWEVER density on 
the ground is much higher,  in some cases, twice as much.
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PROBLEM #4:
Zoning CGPK & CCPK only allows 80% lot coverage for new 
buildings, HOWEVER the footprint of existing and proposed 
buildings cannot exceed 25% max.
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PROBLEM #5:
Zoning CGPK mixed in with R2-PK, which allows for 10-story 
commercial buildings between single-family and small 
residential buildings. 

ZONING ORDINANCE DISCREPANCIESPLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects



PLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects

PROBLEM #6:
Zoning PRPK allows 5 du/acre max. but allows 10-story 
multi-family buildings, HOWEVER this discourages good 
urbanism.
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Route US-98 runs roughly in parallel to 
Perdido Key Drive, from East to West, but is 
far too North of Perdido Key to be a realistic 
option for quick travel, at least between the 

southern portion of Escambia County and 
neighboring Alabama. As a result, that drives 
much of the current traffic volume and 
occasional congestion on Perdido Key Drive.



PLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects

Traffic Count Location
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2012 Line Count Traffic Data
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Levels of Service
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Current Speed Limits
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Current Paths
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Intersection

Shoulders too narrow for
bike lanes in many places

Intersection Striping not
 consistent with bike lane

 designs
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Potable Water and Wastewater Services:

 General
     
The Emerald Coast Utilities Authority (ECUA) 
supplies both potable water and wastewater 
services for the study area.  ECUA has 32 
publ ic water supply wel ls distr ibuted 
throughout its service area that pump water 
from the Sand and Gravel Aquifer.  These 
wells pump more than 35 million gallons per 
day on average to more than 90,000 
customers. ECUA operates three wastewater 
treatment plants in the County. The Central 

Water Reclamation Facility has a capacity of 
22.5 million gallons per day (MGD); the Bayou 
Marcus Water Reclamation Facility has a 
capacity of 8.2 MGD; and the Pensacola 
Beach Wastewater Treatment Plant has a 
capacity of 2.4 MGD.

Wastewater from Perdido Key and Innerarity is 
piped through a gravity and force main system 
to the Bayou Marcus Plant for treatment and 
dispersal through a natural wetlands system 
rated at 10.25 MGD.  Plans are to increase 
plant capacity to the wetlands capacity in the 
future.
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Potable Water System:

Existing Facilities

Perdido Key and Innerarity receive water from 
the South Zone of ECUA’s system, which 
incorporates fourteen wells with a combined 
capacity of 26.94 MGD; four elevated storage 
tanks with a combined capacity of 2.5 MG; 
and two ground storage tanks with a 
combined capacity of 8.25 MG.  A 4,000 
gallon per minute (gpm) booster station and 
associated 3 M.G. Ground Storage Tank 
located near the intersection of Sorrento and 
Bauer Roads maintains the hydraulic grade 
line (pressure) on the system.  Ten- and 
twelve-inch water transmission lines run from 
the booster station along Sorrento Road to the 
intersection with Innerarity Road.  A 12-inch 
and 8-inch loop along Bauer Road and Gulf 
Beach Highway to the same intersection 
increase reliability, pressure and flow rates to 
Innerarity and to Perdido Key.  Twenty-four 
and twelve inch mains go from the Innerarity 
intersection under the Intercoastal Waterway 
and onto Perdido Key.  The mains branch at 
River Road with 8- and 6-inch lines going west 
along River Road and a 12-inch line extending 
to Semmes Road where it branches to a 12-
inch line to the west to the Perdido Key 
Elevated Storage Tank of 0.5 MG and a 12-
inch line to the south along Perdido Key Drive.  
Water mains are looped or interconnected 
along River Road and Semmes Road to 
Perdido Key Drive for reliability, and to 
enhance pressure and flow rates.  The water 

main system continues from the intersection of 
Perdido Key Drive and River Road to the State 
Line with parallel 8- and 12-inch mains 
interconnected at intervals to enhance 
pressure and flow rates.  Most of the 8- and 
12-inch mains along Perdido Key Drive were 
constructed in 2005.

A standby 1.0 MG ground storage tank and 
associated booster station located near the 
intersection of Innerarity Road and Perdido 
Key Drive are connected to the water 
transmission line going to the Key.

Planning

ECUA completed a “20-year Master Plan & 
Hydraulic Evaluation” of the South Zone Water 
System in June 2001.  The plan included 
recommenda t i ons f o r i n f r as t r uc tu re 
improvements through year 2020.
A “5-year Potable Water System Master Plan 
Update” was completed in September 2005.  
It recommended a new South Zone well at 
57th Avenue and Jackson Street, but no 
improvements in the water transmission and 
storage facilities on Perdido Key and Innerarity 
were recommended.  The proposed well was 
not constructed. Another update of the 
Potable Water System Master Plan is in 
progress and is expected to be completed 
soon.
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The wastewater collection and transmission 
system on Perdido Key consists of a 12-inch 
PVC force main located on the north and west 
sides of Perdido Key Drive.  This force main 
traverses the length of the Key from the State 
line to a 24-inch gravity sewer, thence 
approximately 500 feet and into the Master 
Pumping Station #173 at Semmes Road.  It 
serves as the pressure collector for over 60 lift 
stations that sewer residential and commercial 
customers along the Key.  This relatively old 
force main is brittle and subject to routine 
breaks.  Most of the lift stations that manifold 
into the 12-inch main do not have isolation 
valves, and breaks in the small diameter force 
mains can result in significant sewage spills.  

Lost Key Plantation is served by privately 
owned and operated gravity and force mains 
and lift stations that tie into the ECUA 8-inch 
lines on River Road and into the ECUA Master 
Pumping Station ( LS #173) located near the 
intersection of Semmes Road and Perdido 
Key Drive.  The Master Station, designed to 
be expandable to serve Key build out, pumps 
via a 12-inch force main to the Intercoastal 
Waterway, thence  through a 14-inch 
polyethylene force main under the Waterway, 
thence via a 12-inch PVC main along Gulf 
Beach Highway to Lift Station #381 near the 
intersection with Bauer Road, thence via a 

force main north on Bauer Road, thence along 
Sorrento Road to Lift Station #379 near the 
Blue Angel intersection, thence to the Bayou 
Marcus Wastewater Reclamation Plant.

The Johnson Beach area is served by gravity 
and force mains and lift stations that tie into 
the 24-inch gravity sewer that flows into LS 
#173.
There is a $2.2 million Capital Improvement 
Project that is nearing 90 percent completion 
of construction.  It consists of 10- and 12-inch 
gravity sewers that allow phase-out of several 
obsolete lift stations and extends laterals to 
both sides of the road for customers to tie 
into.  The project extends from the curve in 
Perdido Key Drive to just west of the River 
Road intersection and involves upgrading two 
lift stations with new pumps.

There are a few septic tanks remaining on the 
Key, but most have been eliminated.

Planning

A “Southwest Escambia County and Perdido 
Key Force Main System Study and Hydraulic 
Analysis” was completed in October of 2001.  
I t conta ins two opt ions fo r sys tem 
improvements through 2020.  Updating of that 
study is under consideration.

Wastewater System:

Existing Facilities
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The Emerald Coast Utilities Authority (ECUA) 
provides residential collection, and five or six 
private companies provide collection of solid 
waste on Perdido Key.  ECUA will begin offering 
commercial collection in 2014.

There are some streets without cul-de-sacs or 
adequate hammer-heads, which is a problem for 
collection trucks and residents.  Roughly thirty 
percent of the dumpsters on the Key are 
roadside, requiring trucks to back into the roads 
to pick them up.  Each problem area should be 
evaluated to determine the feasibility of 

acquisition of additional right-of-way and 
construction of improvements.
Solid waste from the Key is trucked to the 
Perdido landfill for disposal.  The 424 acre landfill 
is owned and operated by Escambia County and 
managed by the Division of Solid Waste 
Management (DSWM) as an Enterprise Fund.  In 
addition to municipal solid waste, the landfill 
receives special and household hazardous waste, 
including conditionally exempt, small quantity 
generator waste.  The DSWM also manages 
waste recycling, landfill mining for compost and 
methane gas, and education outreach programs.

Solid Waste Management:

Existing Facilities
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Storm water is regulated under the Clean 
Water Act by the Environmental Protection 
Agency th rough the Depar tment o f 
Environmental Protection (DEP). Escambia 
County is regulated under  National Pollution 
Discharge Elimination System (NPDES) Permit 
Number FLS000019-003 for Municipal 
Separate Storm Sewer Systems (MS4s) that 
requires monitoring and annual reporting of all 
aspects of storm water runoff, including 
collection, detention/retention, treatment, and 
discharge. Storm water is also regulated by 
the Department of Environmental Protection 
and the Northwest Florida Water Management 
District (Environmental Reserve Permitting) 
under 62-341 and 62-346 of the Florida 
Administrative Code.    

The Escambia County Comprehensive Plan 
and the Land Development Code specifically 
address storm water management with 
respect to pub l ic fac i l i t ies and s i te 
development.

The level of service associated with drainage is 
standardized as either acceptable or not 
acceptable for new development.  The 
acceptable standard is to meet or exceed the 
performance measures as specified in 
Comprehensive Plan (Policy 10.C.2.2). Any 

development can meet or exceed the 
performance measures with proper ly 
engineered, on-site retention. Typically, 
concurrency can be met without the reliance 
upon off-site provisions not under the control 
of the developer.

As shown in the Capital Improvements 
Program, the County is using Local Option 
Sales Tax revenue to construct or expand 
“regional” storm water retention ponds in 
conformance with the 1994 Master Drainage 
Plan.  Relative to work  being performed by 
the Coun ty, as a D ra i nage Cap i t a l 
Improvement involving retrofits to older 
existing systems, there is no level of service 
minimum. The County has prioritized concerns 
related to drainage and is in the process of 
correcting as many of the concerns as 
possible with the current level of funding.  The 
design standards are the same as those for 
the developer, when practical.

The County Land Development Code, “Article 
4 Subdivisions and Site Plans” addresses in 
article “4.04.13 Drainage Storm water 
Management” requirements and directs 
compliance with the Performance Standards 
in article “7.15.00 Storm water Management.”
         

Stormwater Management:

Existing Regulations
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In general, a Storm water Management Plan 
must be prepared by a registered professional 
engineer certifying that the storm water 
system to be constructed will collect and treat 
the run-off from a 25-year, critical duration 
storm. Detention and retention/detention 
structures without a positive outfall must be 
constructed to collect all of the run-off from a 
100-year, critical duration storm with zero 
discharge and percolate all of the run-off 
within 7 days.  The performance standards 
a l so address sed imenta t ion con t ro l 
requirements.  Discharges to Department of 
Transportation (D.O.T.) drainage systems 
require connection permits.

Planning

The County is in the process of conducting 
storm water basin studies countywide. The 
Perdido Key Basin study has not been 
completed, nor is a study scheduled.
   
Existing Facilities

Storm water management is generally handled 
on a project by project basis, is typically 
handled on the site of the project, and typically 
does not affect adjacent landowners.  
Because of the sandy soils throughout most of 
the Key, exfiltration via swales and shallow 
basins is most commonly used.  Roadside 
and drive swales are common and, where 

land is a premium, underground and under 
pavement exfiltration lines are used.

In some locations, such as Lost Key 
Plantation, wet storm water retention/
detention is used.  Driveway and roadway 
culverts are common

Future Considerations

          There are several areas that experience 
temporary flooding during very wet weather.  
The most significant and frequent flooding 
occurs along River Road near the Holiday 
Harbor entrance, due to overflow of the 
nearby wet detention pond on Lost Key 
Plantation.
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Edmisten & Associates, an ecological 
consulting firm headquartered in Pensacola, 
Florida, is the Master Plan team member 
tasked with identifying and addressing 
environmental regulatory limitations to 
development on Perdido Key.  The identified 
limitations and considerations are presented 
here for consideration by the team as a whole 
for development of the Master Plan and for 
communication to the Stakeholders and the 
public at large during the charrette process.  
Numerous regu la to ry and sc ien t i fic 
documents have been evaluated in the 
conduct of this task. 

“Environmental” regulations have become 
numerous and represent significant limitation 
to the process of land development.  
Government at all levels has promulgated 
regulations that impact the possibility, scale, 
timing, orientation, and scope of all types of 
land utilization.  The gate-keeper for 
environmental regulatory compliance is often 
(and specifically on Perdido Key) the county 

government’s land development code which 
requires applicants to coordinate with other 
local, state, and federal agencies before 
receiving development rights.

There are four primary resources protected by 
environmental regulations at the planning and 
development stage: 

Biological (specific plants and animals); 

Ecological (wetlands, dunes); 

Physical (wastewater and storm water); and 

Cultural (archeological sites and historic 
structures).  Any proposal to improve a 
property located on Perdido Key will be 
required to assess the potential presence of 
these resources.  If resources are determined 
to be associated with the proposed 
development, the applicant will be required to 
obtain additional permits or document 
exemptions prior to commencement.

Introduction:
ENVIRONMENTAL CONSTRAINTSPLANNING PROCESS

  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects



PLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects

• The Endangered Species Act (ESA) is 
the primary federal legislation that protects 
certain plants and animals and their 
habitat.  This very-well established law is 
enacted through complex regulations 
implemented by the US Fish and Wildlife 
Service (Service).  Certain species of plants 
and animals are identified in the regulations 
as being Endangered, Threatened, or 
Species of Special Concern and receive 
varying levels of protection.

• Florida Statutes, analogous to the 
Endangered Species Act, legislated 
regulations implemented by the Florida 
Fish and Wildlife Conservation Commission 
(Commission) that closely resemble federal 
protections.  Significantly, however, the 
state maintains a different list of protected 
species.  There are instances when a 
development may not require authorization 
from the Service, but may need a permit 
from the Commission.

•  Escambia County’s Land Development 
Code includes protections for certain 
plants and animals, beyond that required 
by either the Service or Commission, 
which become conditions of the local 
government’s Development Order.  These 

include not only imperiled species but also 
specific trees of a certain size.

Biological:
ENVIRONMENTAL CONSTRAINTSPLANNING PROCESS

  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects



PLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects

• In addition to individual plants and animals, 
the ESA extends legal protection to certain 
endangered species’ habitat.  While an 
individual or population of a protected species 
may not be present on a property, the 
presence of the ecosystem that supports 
them may trigger a permitting requirement.

• The Clean Water Act is the primary federal 
legislation that extends protections to aquatic, 
marine, and estuarine ecosystems as well as 
wetlands. This law is implemented through 
regulations governed by the Environmental 
Protection Agency (EPA) and the US Army 
Corps of Engineers (Corps). If wetlands are 
present on a property, any disturbance to the 
surface of the soil (e.g. dredging or filling) in 
the wetland requires a permit from the Corps. 
Similarly, impacts to marine ecosystems 
associated with the construction of docks, 
piers, revetments, etc. require authorization 
from the Corps.

•  Florida Statutes include several laws 
protecting ecosystems that are reflected in 
numerous regulations implemented by both 
the Florida Department of Environmental 
Protection (FDEP) and the five Water 
Management Districts (WMD). Similar to 
imperiled species regulations, the State’s 
ecosystem protections mirror the federal 
regulations but with nuisances. Anything that 
requires a Corps permit likely also requires a 
permit from the FDEP or WMD permit is 
necessary when no Corps permit is required.

•  Escambia County’s Land Development 
Code includes ecosystem protections to 
certain ecosystems that go beyond that 
required by either the federal or State 
regulations. These include, for example, 
upland buffers around wetlands and setbacks 
from marine, estuar ine, and r iver ine 
ecosystems.

Ecological:
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Physical:

•  There are two primary federal programs 
that result in specific protections to the 
physical environment. The Clean Water Act 
(CWA) and the National Pollutant Discharge 
Elimination System (NPDES). The CWA not 
only  protects  ecosystems, as discussed, but 
also water quality. The water quality 
regulations provided by federal regulators are 
most frequently realized by land development 
proposals in the form of storm water 
treatment during construction.

• The FDEP and the WMD regulate 
discharges from sites of both storm water and 
wastewater.

• Escambia County provides a color 
consistency standard for any material brought 
into the island, to protect the integrity of the 
white sand beaches.
 

Cultural: 

• The federal Historic Preservation Act 
provides the legislative framework for 
regulations that protect prehistoric and 
historic structures and features that have 
cultural significance such as cemeteries and 
native American archeological sites. These 
regulations are managed at the State level. 
Identification of and impact to cultural 
resources is regulated by the State Historic 
Preservation Office.

PHOTO: ESCAMBIA COUNTY
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Environmental Permitting:

If it is determined that a protected resource 
occup i e s a p rope r t y p roposed f o r 
development, authorizations must be 
obtained from the governing regulatory 
authorities before the development can begin.  
In Escambia County, the identification process 
is typically a “Site Specific Survey” required by 
Escambia County’s Comprehensive Plan 
(CON 1.1.2). This survey, a requirement for all 
development permits, seeks to identify the 
various protected resources and is conducted 
by an environmental consultant.  Even if a Site 
Specific Survey isn't conducted, county staff, 
through the use of GIS and significant local 
experience, may identify the possible 
presence of a protected resource and require 
an applicant to engage the various resource 
agencies (Corps, FDEP, etc.) to obtain 
clearance letters or other authorizations.  If a 
proposed development will result in an impact 
to a protected resource, permits must be 
obtained from each federal, state, and local 
agency before the proposed development 
can proceed.  Most environmental permits 
follow a review process referred to as 
mitigation.
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Mitigation:

In order to obtain permission to impact a protected resource, the applicant must document (to the 
agency’s satisfaction) that the proposed impact is sufficiently off-set.  This documentary process is 
referred to as mitigation and includes avoidance, minimization, and compensation.  This process 
is most easily understood by example: 
 
Consider a single-family residence is proposed on a lot-of record on Perdido Key.  Half of the lot is 
wetland within the jurisdiction of the Corps and the WMD.  
 
• Avoidance - If the wetlands are in the rear of the lot, impacts can be avoided by building the 

house on the front half of the lot.  In such cases, no permit would be authorized to impact the 
wetlands, the applicant will be told that there is sufficient upland to build a house with no 
impact to wetlands.

• Minimization - Consider the same situation, but the wetlands are located in the front of the lot.  
The applicant proposes a sodded front yard and a circular drive.  Impacts to the wetland can 
be minimized by eliminating the sod and replacing the circular drive with a strait drive.  Only the 
minimized footprint would be authorized.

• Compensation - In the example above, the wetland impacts are limited to the driveway crossing 
the wetland to access upland in the rear of the lot.  This proposal cannot be denied.  However, 
there remains a net loss of 0.10-acre of wetland as a result of driveway construction.  The 
wetland function provided by the 0.10-acre wetland loss must be replaced through 
compensatory mitigation.  Such may include purchase of credits from a mitigation bank, or a 
specific ecological restoration proposal.

 
While a Corps wetland permit was used as an example, almost all environmental permitting 
follows the mitigation procedure.  Attempts by the applicant to avoid and minimize impact to the 
protected resource must be documented before a proposed impact can be permitted.  The 
authorization to impact a protected resource must include compensatory measures.
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There are numerous identified protected 
resources on Perdido Key that can readily be 
anticipated and considered during the 
development of the Master Plan.  
The Perdido Key Beach Mouse (PKBM) - The 
most s ign ificant ly l imi t ing factor for 
development on Perdido Key is the PKBM.  In 
addition to the animal itself (individuals and 
popu la t ions ) p ro tec t ions under the 
Endangered Species Act extend to registered 
“Critical Habitat”.  The critical habitat subject 
to regulation has been mapped (Exhibit A).  
Approximately 274-acres of PKBM habitat 
has been identified on private and county 
owned land.  Any disturbance of the critical 
habitat must be authorized by the Service 

through the mitigation process. Presently, the 
permitting time horizon for authorization of 
impacts to PKBM critical habitat is 2-3 years 
with significant associated consulting and 
compensatory mitigation costs. These facts 
have effectively halted development on 
Perdido Key.    

Permitting impacts to resources protected 
under the Endangered Species Act (ESA) are 
referred to as a “Take.”  There are two primary 
means of obtaining take authorization under 
the ESA which are referred to by the 
paragraph within the legislation in which they 
occur: Section 7 permitting and Section 10 
permitting. 

Perdido Key Standards:
ENVIRONMENTAL CONSTRAINTSPLANNING PROCESS

  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects



PLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects

Perdido Key Beach Mouse Habitat
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This page and the next reflect the main concerns that impeded development in Perdido Key

Most endangered species require to have their  
natural habitat identified for protection, which 
normally is a lengthy and contentious process. 
Perdido Key is beyond that point, at least as 

far as the Perdido Key Beach Mouse is 
concerned, whose habitat has been clearly 
mapped. 
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Designated Wetlands
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A wetland is a land area that is saturated with 
water, either permanently or seasonally, such 
that it takes on the characteristics of a distinct  
ecosystem. Pr imari ly, the factor that 
distinguishes wetlands from other land forms 
or water bodies is the characteristic vegetation 
that is adapted to its unique soil conditions: 
Wetlands consist primarily of hydric soil, which 

supports aquatic plants. Wetlands play a 
number of important roles in the environment; 
namely water purification, flood control and 
shoreline stability, while also having great 
biodiversity. For all of these reasons, they are 
c l e a r l y m a p p e d a n d p ro t e c t e d , s o 
development stays clear from them, leaving 
the necessary setbacks required by law.
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Section-10 Permit:

A Section 10 permit is authorization granted 
directly from the US Department of Interior to 
an entity considering the mitigation process 
presented by the applicant.  The process of 
obtaining a Section-10 permit is very lengthy, 
complicated, and expensive and includes 
publishing a public notice of the proposed 
project in the Federal Register.  Any land 
owner on Perdido Key who wishes to impact 
PKBM habitat has the option to pursue a 
Section 10 permit for his property.
  
Escambia County is several years into the 
process of obtaining a Section 10 permit for 
the take of PKBM habitat incidental to 
development on private and county owned 
property.  If granted, the permit will allow, over 
a period of up to 30, the take of up to 66-
acres of PKBM habitat.  The County, 
governed by the conditions of the Section 10 
permit, will have the authority to authorize 
individual development proposals on private 
property.  Notwithstanding the potentially 
forthcoming county Section 10 permit, any 
landowner can still pursue an individual 
Section 10 permit.

Section-7 Permit:

A Sect ion-7 permi t i s an ESA take 
authorization granted not directly from the 
Department of the Interior, but through a 
regulatory instrument granted by another 
federal agency.  The other federal agency 
must “consult” with the Service to satisfy the 
mitigation process and to develop the 
conditions that will be appended to the 
consulting agency’s permit instrument.  An 
example of a Section-7 permit is the proposed 
widening of Perdido Key Drive.  The PKBM 
impacts associated with projects that are not 
addressed in the county’s Section-10 permit, 
but will be authorized through a Section 
consultation between the Federal Highway 
Administration and the Service. 

A Section-7 permit (which is easier and much 
quicker than a Section-10 permit) is available 
to individual land owners if their development 
proposal includes other federal authorizations.  
For example, if a single-family home is 
proposed on a lot that includes impacts to 
both wetlands and PKBM habitat, the PKBM 
impacts can be authorized as conditions 
appended to the Corps wetland permit.  
Improvements to the Perdido Key Fire station 
included impacts to both wetlands and PKMB 
habitat and were authorized (relatively quickly) 
by a Section-7 consultation and a Corps 
wetland permit.
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66 acres of habitat mitigation for 20 years

PERDIDO KEY BEACH MOUSE HABITAT MITIGATION DEVELOPMENT CAPACITY

The HCP mitigation process allows for a total 
of 66 acres of development over 20 years, to 
be locally approved and granted by Escambia 
County. The red square has an equivalent area 

for reference purposes. Notice these are 66 
acres of actual building footprint. To put that 
amount in perspective: it is roughly 3 times the 
total footprint of the royal palace of Versailles.
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66 ac = 60 ft. deep commercial buildings for 9 miles

Again, for reference purposes, if those 66 
acres where to be built out using only 60 foot 
deep commercial buildings, they could 
amount up to a continuous commercial row all 

along the South edge of Perdido Key Drive 
between Flora-Bama and the bridge, and a 
similar along the North side between River 
Road and the bridge.
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66 ac = 40 ft. deep residential buildings for 13.6 miles

PERDIDO KEY BEACH MOUSE HABITAT MITIGATION DEVELOPMENT CAPACITY

In order to further convey the scale of those 
66 acres of footprint, they could allow for 
3,000 SF, two story houses to be built fairly 
close to each other, with a minimum sideyard 

of 10 Ft on each side, and still run for a stretch 
of 13.6 miles on both sides of Perdido Key 
Drive, from Flora-Bama to Il Vilagio, and still 
loop around along one side of River Road.
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Other Protected Species: The PKBM is the 
only species that occurs on Perdido Key 
whose habitat is protected.  However, there 
are numerous other organisms subject to 
protection under the ESA.  These include, for 
example, gulf sturgeon, nesting sea turtles, 
populations of nesting shore birds, and a 
couple of dune plants.  In addition to the ESA 
there are other federal regulations that protect 
certain species (Migratory Bird Treaty Act and 
the Bald and Golden Eagle Protection  Act).  
Protections emanating from these laws are 
typically appended to other federal permits 
like a Corps wetland permit.  The primary 
impacts o f these other spec ies on 
development are realized on proposals that 
directly front the marine environment (e.g. 
dune walk-overs, shoreline re-nourishment, 
condo towers).  Unlike PKBM permitting that 
can dramatically affect the footprint of a 
development, "take" of these other species 
can be avoided by inclusion of certain design 
standards (e.g. lighting requirements), or 
project construction timelines (e.g. don’t build 
a boardwalk during nesting season).  
Accordingly, inclusion of protections for these 
other species is relatively predictable.  In most 
cases, the development standards are 
a l ready i nco rpora ted i n to the l and 
development code and will be addressed by 
the engineering diagnostics report.

Wetlands: They represent another significant 
impediment to development on Perdido Key.  
Wetlands are those areas which exhibit water-
saturation in the upper layers of the soil 
surface sufficient to allow development of 
certain ecological characteristics.  Wetlands 
are readily identifiable by wetland scientists 
who conduct surveys.  A wetland survey is a 
standard due-diligence item that typically 
takes place before a property is purchased.  
In the absence of a specific survey, however, 
the wetlands on Perdido Key are quite 
apparent on aerial imagery.  Perdido Key 
exhibits a geography that was shaped by 
historic wave action resulting in parallel 
ancient dune lines.  The space between these 
ancient dunes is referred to as swales, and 
often contains wetlands.  Thus, uplands on 
the key are long and narrow dune lines 
separated by similarly shaped wetlands.   Any 
development proposal that includes impact to 
wetlands requires a permit from the Corps 
and the FDEP or WMD.  Further, any impact 
to uplands within 30-feet of wetlands requires 
authorization from the FDEP or WMD and 
Escambia County.  The wetland permitting 
process usually takes 1-2 years but is 
frequently longer.  The mitigation process, 
including compensatory mitigation, must be 
followed.  The mitigation process is 
sufficiently predictable that the outcome of 
certain development proposals can be known 
in advance (e.g. there are certain things we 
know you will not get a permit for).
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Marine, Estuarine, and Riverine Setback 
(MERS):  

The Escambia County land development code 
restricts construction of certain structures 
within 30-feet of shorelines.  On Perdido Key, 
this setback will apply to the entire northern 
shore which fronts Old River, the Intra-Coastal 
Waterway, or estuarine marshes.

Stormwater is a special category of pollutant 
regulated by the NPDES and Florida Statutes.  
Any precipitation that falls on a construction 
site or on impervious services of a developed 
site has the potential to pick up contaminants 
which may be transmitted off-site as runoff.  
Accordingly, this material is regulated as 
pollution.  For construction, an NPDES 
construction permit is required for any 
development greater than one-acre is area.  
This regulation primarily affects the activity, but 
not the extent of development.  It is the 
source of the requirement for the installation 
of silt-fence, for example.  Operating 
stormwater, however, requires design, 
installation, operation, and maintenance of 
stormwater maintenance structures.  These 
structures, like stormwater retention ponds, 
can have a significant footprint and should be 
a consideration when planning future land 
uses.  The specific requirements are 
engineering details that will be addressed in 
the engineering diagnostics report. Storm 

water permits must be obtained from the 
FDEP or WMD for all development beyond 
construction of a single family residence.  

Sand is a unique feature of Escambia County 
beaches.  Accordingly, the land development 
code has color concurrency standards for all 
mater ia l brought onto Perd ido Key.  
Consideration of compliant construction 
material sourcing and transportation should 
be considered in the development of the 
Master Plan.
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Cultural Resources:

They are protected by about 20 historic 
preservation laws.  The gatekeeper of 
these protections is usually the State 
Histor ic Preservat ion Office which 
comments on local government permits 
and other publicly noticed activities.  The 
i m p a c t o f t h e s e p ro t e c t i o n s o n 
development typically includes a request 
for an assessment for the presence of 
resources (e.g. a Phase I archeological 
survey).  If resources are identified that are 
“subject to listing on the national register 
of historic places”, mitigation measures 
may be required including additional 
investigations, artifact recovery, and/or 
protection.  Perdido Key was the site of 
military activity in the mid-20th century 
which may include residual structures 
eligible for listing.  Further, the entire coast 
is known to have been inhabited by 
several pre-historic societies which 
deposited artifacts.  However, review of 
available data shows no presently known 
significant resource that should be 
considered during development of the 
Master Plan.

Conclusion

There are numerous environmental 
regulations that exert a determinative 
effect on the size, shape, timing, and even 
possibility of development on Perdido Key.  
While all of the probable regulatory hurdles 
have been addressed, the primary 
environmental consideration for the Master 
Plan team is avoidance and minimization 
of infrastructure placement in PKMB 
habitat and wetlands.  Any future land use 
that includes proposals to develop within 
these two primary environmental ly 
sensitive areas will experience significant 
regulatory resistance, prolonged regulatory 
processing time, and possible denial.
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The 6.5 mile Perdido Key Beach Restoration Project consists of placing  ~1.25 million cubic yards 
of  sand along three shoreline segments (referenced to DEP Reference Monuments):

•R-1 to R-12.5 - dune restoration from the Florida/Alabama line to the Perdido Key State Park.
• R-12.5 to R-19 - beach berm construction within the Perdido Key State Park.
• R-19 to R-34 - beach nourishment and dune restoration from the Perdido Key State Park into 

the western end of the Gulf Islands National Seashore.

The quality and quantity of public beach access along the Perdido Key Beach Restoration Project 
limits will have a direct effect on the amount of state matching funds Escambia County can receive 
through the Florida Beach Erosion Control Program administered though DEP.  A summary of 
public accessible shorelines and needs for the three project segments are as follows to maximize 
state funds:
 

(1)	The Department will cost share up to 50% of the non-federal share of projects 
subject to adjustment for the level of public accessibility calculated using the 
following criteria:
(a) Primary beach access sites shall be granted eligibility for one-half mile in each 
shore-parallel direction from the access site plus the shoreline length of the 
access site.
(b) Public lodging establishments shall be granted eligibility based upon the 
percentage of units available to the public, rounded to the nearest 10%, times 
the property’s beachfront footage.
(c) Secondary beach access sites shall be granted eligibility for the shoreline 
length of the access site. Additional eligibility shall be granted for up to one-
quarter mile in each shore parallel direction at a rate of 52.8 linear feet per 
parking space, provided:

1. Parking is located within ¼  mile of the secondary beach access site; and, 
2. Parking is clearly signed or otherwise clearly designated as parking for the 
general public on an equal basis.
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Based on the “Perdido Key, FL Beach Restoration Project, R-1 to R-31, Escambia County, FDEP 
FY 2012 - 2013 Local Government Funding Request (LGFR)” dated July 18, 2011, public beach 
access within the project limits consists of “Primary”, “Secondary”, “Commercial” and 
“Commercial/Residential” (Public Lodging).  A Summary of public  accessible shorelines and 
needs for the three project segments are as follows:
 
• R-1 to R-12.5 (Western Beach) - Beach access along this segments consists only of 
"Commercial" and "Residential" with no public beach accesses.  Public "Primary", 
"Secondary" and/or alternative beach access sites along this beach segment should be 
investigated.
•  R-12.5 to R-19 - 100% accessible within the Perdido Key State Park.
• R-19 to R-34 - a full state cost-share will be achieved with adding 44-parking spaces 
between State Park and R-26, and 22-spaces between R-28 and R-32.

http://www.perdidokeyassociation.org!
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• Water Quality in Pensacola Pass, Big Lagoon, Old River and Perdido Pass has 
historically been good and has met both Alabama and Florida state water quality 
standards. 
• Typical parameters tested include nutrient loading, Dissolved Oxygen, heavy 
metals, petroleum byproducts, and harmful bacteria (total and fecal coliforms).
• The monitoring program to document potential water quality impacts from the 
Deep Water Horizon Oil Spill indicate existing conditions meet Environmental 
Protection Agency (EPA) and the Florida Department of Environmental Protection 
(FDEP) standards. 
• Additionally, MRD Associates has conducted several hydrodynamic and flushing  
studies within the Old River and Big Lagoon along the north side of Perdido Key.
• Tidal current speeds were measured between 0.1 and 0.4 feet per second.
• These current speeds are adequate for meeting the State of Florida flushing 
criteria and maintain good water quality standards.
• Historic aerials provide further evidence that substantial tidal flows exist within 
Old River capable of flushing and dispersing potential pollutants.
• This investigation did not locate any water quality data or reports for isolated 
water bodies such as the canal systems in Perdido Key Cove and Siguenza Cove.
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Example of Conventional Suburbia

Conventional Suburban Development (CDS) is 
not organized in a neighborhood structure. 
Commercial, residential and civic uses are 
separated from each other, with little to none 
walkability, so all daily needs are only 
accessible by car. Roads are arranged in a 

discontinuous pattern with reduced choice for 
connection and prone to congestion. Separate 
pods contain singular building types, sizes and 
dispositions, leading to a limited range of 
environments, experiences, functions, uses, 
prices and populations.
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Specific Projects Disaggregated Components of the Town

BUSINESS 
PARK

STARTER
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MOVE UP 
HOUSES

EXECUTIVE
HOUSES

DOWNSIZE  CONDOS

COMMERCIAL
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Example of Traditional Neighborhood Development
Traditional Neighborhood Development (TND) 
achieves complete neighborhoods whose 
physical size is defined by a five minute walk 
from its geographical center to its edge, where 
the basic needs of life are available in close 
proximity, offering not just residences, but 
employment, shopping, civic and leisure 
activities, and transit when feasible. Streets 

form a connected network with alternative 
routes that disperse traffic and are equitable 
for vehicles, pedestrians, and bicyclists. 
Diversity in the type, size and disposition of 
buildings and public spaces create many 
options in environments, experiences, 
functions, uses, prices and populations.
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COMPLETE

All of the components of the town get 
developed concurrently. Options of housing for 
different size household and price points are 
made available for all segments of the market, 
together with job creating businesses and 
civic places. This permits development to take 
place in subsequent phases, where portions 
of the town get built completely, keeping 
residents from l iv ing in a permanent 

construction site. It also allows for easier 
adaptability for the very old and the very 
young, offering mobility options other than the 
car from the start _at least to places where to 
satisfy most essential needs_; thus creating an 
early indicator of success and wealth 
generation _as the town rises in predictable 
patterns set by its code_, and fostering a local 
culture of building in a few years.
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CR#30&A#Real#Estate#Sales#Comparison
!2011!Home!Sale!Closings

Home#Sales#1/4#mile#North#of#Gulf All#Home#Sales
$"Price/"Sq."Foot $"Price/"Sq."Foot

Seaside 495 650

Rosemary!Beach 364 619

Alys!Beach 558 563

Watercolor 390 359

Seacrest!Beach 195 235

Seagrove!Beach 219 212

$

$

$

$

$

$

$

$

$

$

$

$

Traditionally planned communities maintain higher home sales than conventional planning. 

CONVENTIONAL VERSUS TRADITIONAL PLANNING

It is common knowledge that amenities are  
often the decisive factor driving the price of 
real estate. In conventional development, none 
trumps a beach in your backyard _at least in 
Florida, though golf courses and lakes are not 
too far behind. Therefore it is only logical that 
in places like Seagrove Beach and Seacrest 
Beach property values sharply decrease as 

close as 1/4 mile inland. However, in 
traditional towns like Seaside non-beachfront 
properties have access to a particular amenity 
of their own: urbanism; for people are still 
attracted the most to other people. That, and 
the relatively short supply of the kind of 
lifestyle a traditional town can support, reflect 
quite precisely in steady appreciation.
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A quick comparative scale study allows us to 
realize the untapped potential for a vibrant 
town center to come to life in Perdido Key. If 
we take Seaside’s main square, with all of its 
commercial and mixed use buildings, and lay it 
over any specific point on Perdido Key Drive, it 
becomes very easy to see how little land it 
needs to cover; and yet how much wealth 
such a relatively reduced piece of property can 
generate at the hand of good urbanism. And 
that is precisely the determinant factor _other 
than management and the many details that 
make up a successful place_, for most other 
variables are very similar, including the 
possibility of public access to the beach, and 
a low speed portion of road running through it. Seaside Town Center

Seaside Town Center Square Footprint laid over Perdido Key Drive
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SCALE COMPARISONS

The whole town of Seaside occupies the equivalent of a small portion of Perdido Key
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Footprint of Rosemary Beach’s town center square rotated and laid over Perdido Key Drive
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Illustrative Special Area Master Plan
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The proposed Master Plan for Perdido Key is 
meant to provide a framework for growth in 
Escambia County, to be used by its public 
officials and Planning Department as they 
promote a coherent vision where Perdido Key 
matures as a viable, prosperous place with 
high quality of life. It is imperative that the 
current car-dependent patterns of growth from 
the 1970s be replaced with holistic, walkable 
ones that enable rising real estate values and 
position Perdido Key as a town with a future in 

a very competitive XXI century. Towards that 
end, the Master Plan allocates the available 
dwelling units, already with or without 
development agreements, permitted by the 
DEO cap in a comprehensive and predictable 
manner, and sets protocols to efficiently 
administer Perdido Key Beach Mouse and 
wetlands mitigation, as a means to encourage 
and reward developers who follow the Master 
Plan; creating synergy between public and 
private efforts at implementation.
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Special Area Plan
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The Special Area Plan within the overall 
Master Plan for Perdido Key allows a 
concentration of efforts in the area roughly 
bounded by Perdido Key Drive, River Road, 
and Semmes Street. It acknowledges the fact 
that most of the land north of Semmes Street 
has already been allocated for growth and is 

at rather advanced stages of implementation, 
after lengthy approval periods. Furthermore, it 
identifies the properties within itself as some 
among those with the highest development 
potential, since most of the more promising 
town center and neighborhood locations fall 
within it.
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Special Area Plan Property Lines

MASTER PLANPLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects

It may be somewhat unrealistic to assume that 
every property owner intent on developing, 
within the Special Area Plan, might be willing 
to strictly follow the Master Plan for his or her 
property _though in the face of success 
otherwise seemingly impossible unanimous 
agreement may happen sooner than 
expected. Nevertheless, a happy compromise 
may be stricken where already approved 
separate projects can continue as planned, 
provided they plug in and allow the necessary 
new thoroughfares to be built and connected 

as intended in the Master Plan. Later on, 
shee r bus iness sense and en t i c i ng 
mechanisms implemented by the Escambia 
County authorities can go a long way to 
promote the rest of the Master Plan. In any 
event, all property owners shall see their rights 
to private property respected, yet at the same 
time a shared vision and civic responsibility 
towards the community shall also guide the 
interaction between government and private 
players, as the citizenry and the public leaders 
of Perdido Key agree on the path to follow.



PLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects

WCI Property

MASTER PLANPLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects

As the largest landholder in Perdido Key, WCI 
has an incredible opportunity to play a leading 
role in the early implementation of the Master 
Plan. It has gone a long way in its 
environmental mitigation efforts, is already 
connecting Perdido Key Drive and Semmes 
Street, and through its efforts to bring in a 
hotel on one of the beachfront properties it 
controls it would be decisive in the success 
not just of the immediate neighborhood center 
that would spring up around the hotel, as 
illustrated in the town center options in this 

report, but also of the community at large. 
Unlike high-rise condominia _which privatize 
beach access and keep non-owners away 
from the enjoyment of their amenities by their 
own nature_, hotels make their beach access 
public, open up their restaurants, shops and 
ballrooms to the community for use, and have 
historically had a lot to do with the good lot of 
wonderful places like Nice and Miami Beach, 
which offer the kind of sophisticated beach 
tourism that Perdido Key should strive to 
accomplish, in a not too distant future.
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Necessary Thoroughfares
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In order for the Master Plan to be successful, 
one of the most important issues is to provide 
a connected network of thoroughfares that 
are responsive to their context along the 
Transect, as explained elsewhere in this 
report. That allows not only for the right 
setting for walkability, as the appropriate 
detailing, increased options and shorter 
distances favor pedestrian activity, but also 
reduces vehicular traffic congestion. Higher 
street connectivity puts less of a strain on 

local police departments too, as it takes less 
time and fuel for officers to patrol along 
continuous thoroughfares, rather than having 
to drive in and out of every single cul-de-sac 
in conventional suburbia. 

Those streets shown in red are the new  ones 
that must be provided to complete the pre-
existing network, tying all portions of the town 
into a cohesive place. 
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Special Area Plan Area Perdido Key Beach Mouse Habitat
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The area around the Perdido Key Drive bend shows a rather small amount of Perdido Key Beach 
Mouse habitat to be intruded upon.
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Special Area Plan Area Designated Wetlands
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Wetlands are preserved and connected as 
long green corridors woven within the Master 
Plan. That favors not only easier management 
and preservation of drainage patterns, but 

also a continuous ecosystem where local flora 
and fauna can thr ive wi th min imum 
intromission. 
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Special Area Plan Development Impact

21 acres mitigation (from 66 HCP)
28 acres independent mitigation (WCI)
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Illustrative Special Area Master Plan (Alternative Option)
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This alternative design parti for the Special 
Area Plan within the Master Plan illustrates 
how there is enough flexibility built in that it 
can absorb changes _as evidenced by how 
the original developments have been modified, 

how the platting altered, and the number of 
town or neighborhood centers developed in 
this scenario is slightly different_, and yet be 
completely coherent with its spirit and vision. 
Deviations are within a limited range.
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One of the first diagrams to be produced as 
part of the Charrette is identifying the most 
v i s ib le locat ions fo r a town and/or 
neighborhood center. Once the relevant 
information is available, it is rather easy to read 
what the place is telling. As if a veil had been 
removed, it is suddenly evident that the right 
intersection of certain kind of roads, proximity 
to previously settled areas with higher 
densities of dwelling, a high elevation and 
vantage point, absence or minimal presence 
of environmental constrains, and myriad other 
factors all converge and point to a few 
locations where it is common sense to locate 

t hem. Obv ious l y, no t a l l t own and 
neighborhood center preliminary sites are 
created equal, and some are clearly better 
than others, but a normal process of selection 
is necessary, where all the pros and cons are 
analyzed. Perdido Key offered quite a few, out 
of which options A, B, C, D and E were the 
most promising. The solid circles denote the 
pedestrian sheds physically defining the area 
for each of the “finalist” locations, whereas the 
“rings” identify those few that were initially 
considered, yet put aside in favor of others 
with more potential. Options C, D and E were 
ultimately picked as the most viable ones.

A B C

E

D

TOWN CENTERSPLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects



PLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects

The Master Plan provides for a coherent 
network of open spaces, rather than a 
haphazard accumulation of vestigial patches 
of green. This is particularly evident in the 
newly minted squares and other urban public 
spaces, which are sized so that they are 
usable and maintainable. Spaces that are too 
big or spatially ill-defined generally see less 
pedestrian activity, are less safe and cost more 
to keep. 

Green corridors are created along the existing 
wetlands, conserving the natural drainage 
patterns of the land, and reducing the need for 
mitigation to a minimum.

The green color in the diagram shows all those 
public spaces other than streets and other 
thoroughfares. They are the exact opposite of 
the private realm, and provide the setting for 
lively social interaction, leisure, retail and 
commerce, as well as civic engagement.

The light blue color identifies those open 
lower-lying spaces that also double as 
detention ponds, working within a coordinated 
strategy to build very efficient storm water and 
natural drainage infrastructure known as “light 
imprint” urbanism; compatible with the 
overarching principles of the New Urbanism, 
and meant to reduce construction costs.
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After due consideration of all the many issues 
involved, it is clear that the area around the 
Perdido Key Drive bend is the most optimal to 
develop the town center. It is centrally located 
in Perdido Key, the closest to higher existing 
residential density, land parcels are large 
enough to accommodate sufficient parking, it 

needs a reduced amount of both Perdido Key 
Beach Mouse habitat and wetland mitigation, 
it is a good location for transit and quick 
hurricane evacuation, has proximity to the 
beach through feasible public accesses, and  
may absorb and improve the existing volume 
of retail at the Villagio, among other reasons.
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The beachfront condominium towers just 
south of the proposed town center location 
would have a symbiotic relationship with it, as 
their many residents would help support the 
new businesses in it and get to enjoy the 
public amenities, while getting first necessities 

served wi th in walk ing d istance. The 
condominium Home Owner Association(s) 
could also be creative and partake, to some 
extent, with retail liner buildings that would 
occupy little, currently sub utilized land, define 
the new Civic Green and produce income.
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If Perdido Key Drive is to become a four lane 
road as foreseen, the character of a faster, 
wider thoroughfare is not compatible with that 
of a street crossing through an urban center 
with intense pedestrian life. That is not an 
insurmountable difficulty, but it entails that the 
new town center must “disengage” Perdido 
Key Drive if it is to succeed. That can be done 
very gracefully. As the renderings show, a 
new Civic Green is created with that purpose 
where Perdido Key Drive meets Johnson 
Beach Road _resolving a few traffic and 
drainage problems in the process_, from 
which a new Main Street with plenty of mixed 

uses encompassing retail, offices, different 
price-point residential units, civic buildings, et 
al peels off, incorporates the Villagio, and 
continues to a series of new public spaces 
_and ultimately the potential public beach 
club and new beach access_, unleashing a 
great amount of development in a controlled, 
predictable environment. One that might 
benefit from the increased exposure the wider 
Perdido Key Drive corridor would grant, yet 
also need to keep such faster and noisier 
road, with no parallel parking, at an arms’ 
length from the most vital parts of town, not 
to downgrade the quality of the urban realm.

Perdido Key Town Center
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Since very early in the Charrette the 
request to take a closer look at the 
intersection of Perdido Key Drive and 
Innerarity Road kept coming and going as 
a recurring call for attention. Though 
quickly recognized as a viable spot for a 
neighborhood center, it was initially put 
aside due to the most pressing issues of 
t ranspor ta t ion and env i ronmenta l 
mitigation. At the same time, it also 
became evident that the area around the 
Perdido Key Drive bend had more “critical 
mass’ of developable land and was more 
centrically located; thus suggesting it was 
a more appropriate location for the Perdido 
Key town center, as it was decided in the 
end.

Nevertheless, that intersection was soon 
confirmed as a great spot to redevelop, 
and in most cases use quite a few of the 
existing buildings. For one thing, it is a 
place where the sustained volume of traffic 
goes a long way to assure likely success 
for businesses on it. The fact Publix and 
CVS have already established a presence 
there is no coincidence. Furthermore, it is 
the only access to the Innerarity Heights 
and Innerarity Road subdivisions to the 
west, which have a pent up demand for 
additional services within walking distance, 
as well as more options for leisure and 
civic life, without having to drive all the way 
to downtown Pensacola.

This location is also the first impression 
upon all people approaching Perdido Key 
from the North, and as such deserves a 
dignified treatment. 
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The place where Perdido Key Drive transforms 
into Sorrento Road _after crossing the bridge 
and meeting Innerarity Road_, is probably the 
one with the highest retail potential in all of the 
study area. Regardless of its peculiar 
geometry, it is a full four corner intersection, 

and there is already a great deal of suburban 
business pads making a living and providing 
some essential services, among them a 
supermarket and a pharmacy, as well as a few 
third places trying to survive in a rather 
rudimentary, yet very promising setting.

Innerarity Heights Neighborhood Center
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The new square-about with a civic building at 
the center of the intersection keeps the flow of 
traffic unimpeded, as the 4 lanes of Perdido 
Key Drive are kept to distribute drivers around 
to Sorrento Road, Innerarity Road and Gulf 
Beach Highway, yet it divides those lanes into 
two faster and two slow ones; the latter 
running next to parallel parking along the wide 
sidewalks of cafes and restaurants. The 

cont inuous gal ler ies at the bui ld ings 
surrounding the square provide shelter for 
outdoor seating and window shopping, while 
conveying distinct character. Most of the old 
suburban retail boxes are kept and reutilized, 
with liner spaces added to harmonize their 
architecture and dignify the space, creating a 
pleasant destination to walk or drive to. 
Parking is allocated behind the buildings.
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Designated wetlands cover a sizable portion of 
the recreation area to the SE of the intersection, 
and are also present along the Bayou Garçon, 

but leave most of the properties free to 
redevelop a neighborhood center without 
excessive environmental constraints.
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Existing property lines, buildings, and early 
preliminary proposal for Innerarity Heights 
neighborhood center. The final version got to 

shape a more successful urban place while 
keeping most of the buildings that had originally 
been singled out for demolition.
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Illustrated preliminary design for Innerarity 
Height neighborhood center, as proposed 
during the Charrette. Notice how a first attempt 

at a civilized urban place and retail hub is 
made, defining a square with small, in some 
cases temporary buildings with parking behind.
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Town Center A Town Center B Town Center C

Town planning, if it is to be good, must 
consider not just the physical characteristics 
of the place, and the specific problems any 
given community is facing at the time of the 
Charrette or any other similar planning 
exercise. Beyond the settlement typologies to 
implement, the analysis of the merits and 
demerits of the different design options 
available, for all the issues to deal with, it must 
propose viable scenarios matching or 
preventing the very many growth and urban-
related outcomes that come up with time. This 
is particularly relevant in the case of regional 
planning, but also comes to mind when there 
are other issues of seemingly smaller scale, 
yet also of profound community impact. As far 
as Perdido Key is concerned, that would be 
the proposed widening of Perdido Key Drive. 

That is a project that has received a lot of 
commitment, and which as gone so far down 
the process of studies and approvals to 
believe it will become a reality, sooner than 
later. Nevertheless, the vagaries of protracted 
permitting processes and dynamic political 
changes, at federal and state levels, as well as 
many other reasons, are enough justification 
for a totally hypothetical and superseded 
Master Plan scenario where one or more town 
center options are implemented along a 
context sensitive two-lane version of Perdido 
Key Drive; so that the two most important 
projects for the community, while closely 
intertwined, do not wind up totally dependent 
on each other, and can find parallel paths to 
success. That is what town center options A, 
B, and C are left to endeavor.
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Undeveloped Beachfront Lots
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Town Center A as a possible location for a beachfront 
Hotel and public beach access amenities
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Beach access undeveloped lots and proximity to “The Villagio”
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Town Center B with Beach Club and new condominium 
towers on the inland side of Perdido Key Drive
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Illustrative Town Center B - Phase I
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Perdido Key Drive allows for public beach 
access and amenities on the south side, 
which benefit the community as a whole.
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Illustrative Town Center B - Phase II
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Existing Beachfront Condominium Towers
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Town Center C with Green and improved intersection with Johnson Beach Road
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Flora-Bama Town Center D
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As part of the ongoing and separate project to 
widen the paved surface and number of travel 
lanes of Perdido Key Drive,  the third party 
consultant retained by Escambia County for all 
the corresponding studies has graciously 
provided an estimate of the foreseen 

expenses to modify the different thoroughfare 
sections along Perdido Key Drive, as 
described in the Thoroughfare Standards 
section of this report. The current estimate for 
those improvements is around $61.2 million, 
including a 5 percent contingency allowance.
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When estimating thoroughfares other than 
Perdido Key Drive, the base costs per mile 
included are from recent (last two years) 
construction cost estimates.  They should 
be considered to have a ± 40% margin of 
error for planning purposes.

This is a primary urban thoroughfare designed 
for use with buildings on each side. The 
estimated cost per mile is $1,995,000. For 
reference, the FDOT District 3 2011 cost 
estimate for a 2 lane urban street with 12’ 
lanes, bike lanes, curb and gutter, and 5’ 
sidewalks is $3.5 million.

This is an urban section used in locations 
where buildings are on one side only; the 
other side of the street would be open space 
such as a park, pond, or beach. The 
estimated cost for this section, using the base 
assumptions above, is $1,645,000 per mile 

ST 60-36 8/10/10/8 DR 54-36 8/10/10/8
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For the Perdido Key Town Center, using the 
frontages identified above, as well as the 

parking lots and alleys shown, the estimated 
cost for streets and paving is $4.4 million.

Project cost estimate:
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For the Innerarity Heights neighborhood 
center, using the frontages above, and the 

parking lots and alleys shown, the estimated 
cost for streets and paving is $2.4 million.

Project cost estimate:
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Macintosh HD:Users:eduardo:Documents:DPZ:Perdido Key:FINAL REPORT:Contributions:FABRE:Copy of Opinion of Probable Cost1.xlsx

NO DESCRIPTION UNIT QUANTITY UNIT PRICE AMOUNT
1 6" PVC Waterline LF 8,000 $15.00 $120,000.00
2 Fire Hydrants EA 12 $2,500.00 $30,000.00
3 Storm Drains LF 7,500 $50.00 $375,000.00
4 Inlets EA 42 $4,000.00 $168,000.00
5 Gravity Sewer  Manholes included LF 7,100 $30.00 $213,000.00
6 Gas LF 8,000 $50.00 $400,000.00
7 Lift Station EA 1 $150,000.00 $150,000.00
8 Stormwater Basins EA 2 $100,000.00 $200,000.00

$1,656,000.00
$331,200.00

$1,987,200.00
20% CONTINGENCY
GRAND TOTAL

ESCAMBIA COUNTY FLORIDA
PERDIDO KEY MASTER PLAN

OPINION OF PROBABLE COST
February 21, 2013

TOTALS

SUBTOTAL

TOWN CENTER AT THE CURVE

Macintosh HD:Users:eduardo:Documents:DPZ:Perdido Key:FINAL REPORT:Contributions:FABRE:Opinion of Probable Cost-NC Overall Cost Estimate.xlsx

NO DESCRIPTION UNIT QUANTITY UNIT PRICE AMOUNT
1 6" PVC Waterline LF 4,700 $15.00 $70,500.00
2 Fire Hydrants EA 10 $2,500.00 $25,000.00
3 Storm Drains LF 5,800 $50.00 $290,000.00
4 Inlets EA 44 $4,000.00 $176,000.00
5 Gravity Sewer Manholes included LF 4,500 $30.00 $135,000.00
6 Gas LF 4,700 $50.00 $235,000.00
7 Lift Station EA 1 $150,000.00 $150,000.00
8 Stormwater Basins EA 1 $100,000.00 $100,000.00

$1,181,500.00
$236,300.00

$1,417,800.00
20% CONTINGENCY
GRAND TOTAL

ESCAMBIA COUNTY FLORIDA
PERDIDO KEY MASTER PLAN

OPINION OF PROBABLE COST
February 21, 2013

TOTALS

SUBTOTAL

TOWN CENTER NORTH OF INTERCOASTAL

Preliminary infrastructure cost projections for Perdido Key Town Center and Innerarity Heights 
Neighborhood Center. Asphalt and sidewalk costs are accounted elsewhere as thoroughfare costs
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Specifications and Base Costs:

Regarding transit cost considerations, a 
rubber-tired medium duty transit vehicle, built 
to resemble an old-fashioned street car and 
commonly referred to as a “trolley,” could 
provide alternative access along Perdido Key 
Drive to the beaches, hotels, and eating and 
drinking establishments.  The intersection of 

Johnson Beach Road and Perdido Key Drive 
is one logical terminus for such a trolley route; 
the other terminus is the Flora-Bama, almost 
exactly 6 miles distant along Perdido Key 
Drive.  A trolley driving along this route would 
pass hote ls , restaurants , res ident ia l 
subdivisions, and public beaches.
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Headway for a single trolley would be one 
hour, to go to from Johnson Beach Road to 
the Flora-Bama and back, making all stops 
along the way, which is 30 minutes one way 
and one hour between trolleys. Hourly 
operating cost is assumed to be $70/hr, which 
is a fu l l y a l located cost to inc lude 
maintenance, vehicle driver, fuel and oil.  More 
trolleys can be added to reduce headways 
and wait times. Two trolleys give a 30 minute 
headway; three trolleys provide twenty 
minutes; four provide fifteen minutes. The 
greatest decrease in wait time comes from 
going from one hour to 30 minutes, so this 
analysis assumes a two trolley system.  Note 

that a backup vehicle should always be 
provided, so a two trolley system requires 
three vehicles, with two in service at any given 
time.  A single trolley system requires two 
trolleys; a three trolley system requires four, 
etc.

The cost for a decorative trolley of this type is 
likely to be about $100,000, depending on the 
specifics of the model. A trolley built on a truck 
chassis is less expensive but less comfortable 
and durable; a trolley built on a bus chassis is 
more expensive but rides better and lasts 
longer.  Assuming $100,000 per vehicle is a 
reasonable planning estimate.

PHOTO: SUPREME BUS CORPORATION
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Operating Costs and Service  Parameters: 

The cost of operating this transit service 
d e p e n d s p r i m a r i l y o n t h e s e r v i c e 
characteristics.  Having determined the basic 
headway and hourly operating cost, the total 
cost depends on how long the service will 
operate at a time. To be of any real utility, a 
fixed route trolley of this kind could begin 
service at ten a.m. and run until ten p.m.  This 
schedule would provide for shuttling tourists 
and residents to the beaches and to dinner 
and home again at night. At twelve hours per 
day, the daily cost of one trolley would be 
$740/day, or $1,680/day for a two-trolley 
system (the third trolley does not cost 
anything unless it is put into service.  Proper 
fleet management wi l l rotate t ro l ley 
assignment to ensure each vehicle is driven  
every two days or so.)  An entire weekend of 
service would cost about $3,360.

The trolley would most likely run in the high 
season.  Assuming a three month season at a 
monthly cost of $51,000/month, this amounts 
to $153,000/season.  The trolleys cannot rest 
idle for the intervening months, so weekend 
service, at a minimum, is recommended, at a 
cost of $3,360/weekend for perhaps 38 
weeks of service (assume no service for at 
least two weekends) or $127,680 for “routine” 
weekend service.  All together, the trolleys 
have an annual cost of about $300,000/year 
for operations and maintenance.

Benefits:

Given the narrow width of the Perdido Key 
Drive corridor and the linear distribution of 
land uses, a trolley system such as this could 
provide very good access to most locations.  
No destination need be more than a few 
hundred feet from a trolley stop.  The 
attractiveness of the service will depend on 
whether patrons feel comfortable and safe 
walking that few hundred feet.  With 
appropriate transit supportive land use design 
that provides wide sidewalks between the 
curb and building face, and the building faces 
at the back of sidewalk, this type of service 
could be convenient and easy to use.  
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The purpose of this investigation is to assess 
potential public beach access sites along 
Perdido Key, Escambia County, Florida. The 
additional, or expanded, beach accesses will 
be identified to increase public access to the 
beach and to maximize state cost sharing 
through the Florida Beach Erosion Control 
Program for future nourishment project(s) 
along the Perdido Key gulf front beaches. This 
document summarizes gulf front parcels that 

are for sale (as of November 19, 2012) which 
could be purchased for additional beach 
access and parking, the preliminary "Town 
Centers" presented in the October 22, 2012 
" P e rd i d o K e y M a s t e r P l a n - F i n a l 
Presentation", and the potential increase in 
"eligible" shoreline. Also presented are 
potential State of Florida and local funding 
options for the acquisition of public beach
accesses and support facility improvements.

Introduction:

Evaluation of the Public Beach, Access Points and Service:

Based on the "Perdido Key, FL Beach 
Restoration Project, R-1 to R-31, Escambia 
County, FDEP FY 2012-2013 Loca l 
Government Funding Request (LGFR) ", dated 
July 18, 2011, public beach access within the 
pro ject l im i ts cons is ts o f "Pr imary" , 
"Secondary", "Commercial" and "Commercial/
Residential" (Public Lodging). A summary of 
public accessible shorelines and needs for the 
three project segments are as follows:

• R-1 to R-12.5 (Western Beach) - beach 
access along this segment consists only of 
"Commercial" and "Residential" with no public 
beach accesses . Pub l i c "P r ima r y " , 
"Secondary" and/or alternative beach access 
sites meeting the guidelines of Chapter 

62B-36 are sorely needed along this beach 
segment.

• R-12.5 to R-21.5 - 100% accessible within 
the Perdido Key State Park.

• R-21.5 to R-34 (Gulf Beach) - a full state 
cost-share will be achieved with an additional 
44-parking spaces between State Park 
(R-21.5) and R-26, and 22-parking spaces 
between R-28 and R-32.
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!
Figure 1.  Gulf Beach 

The "Town Centers" are proposed to be open to the 
general public and provide access to the beach, parking, 
and restroom facilities.  As such, these sites may be 
demonstrated as being "accessible" in accordance with 
62B-36.007,(FAC). In addition, vacant lots could be 
purchased and beach access facilities constructed to 
serve the general public.  Figure 1 shows the locations of 
the Town Centers ("A", "B" and "C"), lots sold between 
2004 and 2012 (Numbered 1 through 7), and lots for sale 
as of November 19, 2012 (a and b).

The two (2) lots currently for sale would provide beach 
access to fill in the gaps in accessible shoreline.  According 
to data reported in the LGFR, dated July 18, 2011 there is 
sufficient coverage near the location of lot “a”, and it would 
not yield the required 22 parking spaces. Lot “b” wold fill in 
eligible gaps near R-26.6 regardless if any of the town 
Center locations nearby (Perdido Key town center, or 
options “A” and “B”) were constructed. Regardless, these 
two lots do not appear to be cost-feasible for purchase 
and development. Lot “a” is located within a gated 
community, and the asking price for lot “b” is $3.5 million.

Over the past few years the available gulf front parcels may 
have provided cost-effective alternatives to meet the beach 
access demands between R-21.5 and R-26, as well as 
between R-28 and R-32. One additional option available is 
to locate and purchase vacant property on the north side 
of Perdido Key Drive, adjacent to the existing Escambia 
County Beach Accesses #2 (R-25) and #1 (R-29.5 at Sand 
Key Drive). If Beach Access #2 can be converted to a 
“Primary Access” with the addition of 75 parking spaces 
then all but 91 feet between R-21.5 and R-34 are used to 
increase the eligible shoreline length to 99.3 percent.
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Table 3.1 lists the potential increase in eligible shoreline if these lots were purchased and 
improved.

Table 3.2 presents vacant property sales since 2004 and the additional eligible shoreline for 
each of these parcels.
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Town Center "A" is located just west of the 
Escambia County Beach Access #2 at 
R-25.  This existing public beach access 
consists of 25 parking spaces and a 
restroom facility. The Town Center includes 
a gulf front hotel (adjacent and to the west 
of the beach access), mixed-use land uses 
and public parking to the north and across 
Perdido Key Drive.  Among a number of 
benefits the hotel will bring to the area, 
typically hotels are also open and welcome 
the general public to use the on-site bars, 

restaurants, and access to the beach and 
parking.  With the addition of 75+ public 
parking spaces within ¼ mile walking 
distance of the beach access, #2 can then 
be designated as a "Primary Access".  As 
a Primary Access, the remaining 385-foot 
gap along the Gulf Beach section to the 
west between R-23.4 and R-23.9 would 
be captured and the eligible shoreline of 
Town Center "B" to the vacant parcel at 
the site of the former Lillian's (R-27.8) 
would be overlapped to the east.
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Town Center "B" would include and 
encourage access to the beach for the 
general public, and provide a focal point 
for activity.  The Town Center on the north 
side of Perdido Key Drive would connect 
to the Gulf of Mexico by a gulf front public 
promenade consist ing of restroom 
facilities, water features, dune walkovers 
and viewing areas.  Public parking will be 
located on the north-side of Perdido Key 
Drive and the Town Center and within ¼ 
mile walking distance of the beach access.  

If more than 50 public parking spaces 
were provided and as a "Secondary 
Access" the gap in accessibility between 
Blue Surf (R-26.3) to the west and Ocean 
Breeze (R-27.9) to the east would be filled.  
Providing 100 parking spaces (along with 
the public restrooms) then the beach 
access would be a "Primary Access" 
although this access would not capture the 
remaining 385-foot gap along the Gulf 
Beach section to the west between R-23.4 
and R-23.9.

Beach access for town center B (R-27.6)
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The eastern most proposed Town Center 
"C" is located near the existing secondary 
Beach Access #1 at Sand Key Drive.  This 
proposed Town Center would provide 
additional public parking spaces within a ¼ 
mile walk of the existing Sandy Key Drive 
beach access.  If there is more than 75 
spaces within the Town Center dedicated 
to the general public then Beach Access 
#1 would be defined as a "Primary 
Access" and extend eligible shoreline 
2,640 feet west to Mirabella near R-27.1 

which, in part, would overlap the eligible 
shoreline from Town Center "B"
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The western beach end of Perdido Key consists only of 
"Commercial" and "Residential" with no public beach 
accesses. "Primary", "Secondary" and/or alternative beach 
access sites meeting Chapter 62B-36 are sorely needed 
along this beach segment. One "Town Center" is proposed 
but the site plan has not been developed in order to 
assess the accessibility to the beach.  It appears the 
purchase of vacant lots would provide the best opportunity 
to provide public beach access.  Figure 5 shows the 
location of Town Center "D", a "Potential County Parcel", 
lots sold between 2000 and 2012 (Numbered 8 to 14), and 
lots for sale as of November 19, 2012 (c through i).

Lot “i” (R-3.2) has a potential to have a significant impact 
on shoreline eligibility within the Perdido Key West section. 
With the purchase of nearby parcels within a mile walk that 
can add 16 public parking spaces; which would allow lot 
“i” to be designated as a “Primary Access” (with 
restrooms). The accessible shoreline would then extend 
from R-05  (west) almost at the State line to R-6 (east) at 
Rivera Dunes, and add a net of 3,914 feet of eligibility.

Separately, adjoining lots “g” and “h” (R-8.8) would each 
add 100 feet of accessibility. However if both lots were 
purchased, combined, and developed with 100 parking 
spaces and restroom the parcel would be designated as a 
“Primary Access” and then accessibility would extend from 
R-6.1 Sea-watch (west) to R-10.4, just east of Sea-spray, 
thus a net result of 4,496 feet of eligibility.

!

!
Figure 5.  Perdido Key West 
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Town Center "D" is located at the western 
end of Perdido Key West on the Florida - 
Alabama state line in the vicinity of R-1.  
The "Flora-Bama" Town Center site plan 
has not been fully developed to assess the 
potential accessibility to the beach by the 
general public.  The opportunity to provide 
public parking spaces, dune walkovers to 
the beach and possibly restroom facilities 
will depend on the collaborative effort of 
the Flora-Bama Lounge, stakeholders and 
neighboring property owners.  However if 

the planned Town Center is developed as 
a "Primary Access", accessibility will 
extend 118 feet from the state line (west) 
and 2,640 feet east to approximately R-3.4 
and will add an additional 1,620 feet of 
eligibility  along the 2,758 foot section.
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D

Walking continues to enjoy a renaissance as a 
serious mode of urban transportation. Both 
sides of the Right-of-Way line now receive the 
designers focus when walkable, livable 
communities are established policy. This 
broadening of the considered pedestrian 
environment is vital to walking comfort, safety 
and increased activity. 

With that in mind, a walkability audit of Perdido 
Key Drive was performed using on-site 
measurements and Google Earth imagery for 
the existing condition, and the Atkins plans for 
Perdido Key Drive as a four lane roadway. The 
analysis was conducted at the intersection of 

River Road and Perdido Key Drive. HPE 
measured the “walkability” of the Perdido Key 
Drive corridor to assess total mobility, using an 
analysis tool called the Walkability Index. 
Grading a location’s walking environment is 
basic to assessing i ts total mobi l i ty. 
Successfully applied in several cities, HPE’s 
Walkability Index achieves a block by block, 
pedestrian level of service score. This score is 
also closely related to bicycle and transit 
mobility potential for a given block. The 
Walkability Index serves as a useful multi-
modal counterbalance to the conventional, 
automobile-oriented level of service (LOS) 
grading system for thoroughfares.
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HPE’s Walkability Index uses the Transect 
theory to describe context zones, organizing 
the natural, rural, suburban, and urban 
landscape into categories of compactness, 
opportunity, and street structure. An operating 
principle of the Transect is that elements of a 
certain type belong in certain environments; 
i.e., an apartment building belongs in a more 
urban setting, and a house on a large lot 
belongs in a more rural setting. Some kinds of 
thoroughfares are urban (streets), and some 
are rural (roads). For analysis purposes, the 
Walkability Index uses Transect zones as 
described below:

T3 Sub-urban consists of low density 
residential areas, adjacent to higher zones with 
some mixed use.  Blocks may be large and the  
i r regular roads accommodate natura l 
conditions.

T4 General Urban consists of mixed use but 
primarily residential urban fabric and may have 
a wide range of building types: single, sideyard 

and rowhouses. Streets with curbs and 
sidewalks define medium-sized blocks.

T5 Urban Center Zone consists of higher 
d e n s i t y m i x e d u s e d b u i l d i n g s t h a t 
accommodate retail, offices, rowhouses and 
apartments.  It has a tight network of streets, 
with wide sidewalks, steady street tree planting 
and buildings set close to the sidewalks.

T6 Urban Core Zone has the most density and 
height, with the greatest variety of uses, and 
civic buildings of regional importance. It may 
have larger blocks, steady street tree planting,  
and buildings set close to the wide sidewalks.  
Typically present only in large towns and cities.

Usually, the Walkability Index is applied only to 
places designated as T3-T6. T1-T2 areas are 
assumed to be mostly traveled by the 
automobile, not lending themselves to 
walkability by their context. Perdido Key Drive 
is completely suburban, not falling into any 
zone, but the Index was used with T3 criteria.

T1 T2 T3 T4 T5 T6
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For the index, HPE carefully selected ten 
walkability criteria related to quality of the 
walking environment:

• Vehicle Speed - Non-peak hour free flow 
speed, measured with a speed gun; a 
minimum of 10 samples; when actual 
speeds cannot be measured, the 
practitioner may use the thoroughfare’s 
posted speed as a minimum procedure

• Thoroughfare Width - Street width at each 
pedestrian crossing, curb face to curb 
face

• Street Parking - Presence of on-street 
parking, percent of a block face where on-
street parking is provided and in use

• Sidewalk Width - Full width of paved 
sidewalk, sensitive to context, per 
Transect Zones

• Pedestrian Connectivity - Distance 
between street intersections or mid-block 
crossings, a measure of network density

• Pedestrian Features - Presence and 
quality of pedestrian features

• Street Enclosure - Ratio of building height 
to street width

• Land Use Mix - Presence of different, 
pedestrian attractive land use types; also 
Transect sensitive

• Façade Design - Number of doors and 
façade character per block face

• Transit/ Bicycle Features - The presence of 
bus shelters, stops, bicycle lockers and 
bicycle racks.
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Results

Perdido Key Drive today does not have a 
Transect assigned to it. In the future, the River 
Road intersection would be T4 under classical 
transect zoning.  The result of applying the HPE 
Walkability Index to the current condition was 6 
o u t o f 1 0 0 p o i n t s , d e s c r i b e d a s 
“Uncomfortable/Hazardous for walking”. The 
corridor received 6 points because the total 
pavement width is only 45’ today, which is 
between 43’ and 54’, rating a score of 6 (out of 
a possible 10).  The road receives no points for 
travel speed (too high); no street parking (there 
is none); no sidewalks; no pedestrian 
connectivity; no pedestrian features or 
amenities; no street enclosure; no mixing of 
land uses within a walkable distance; and no 
doors at the street.    

The future design of Perdido Key Drive, as 
provided by Escambia County, received a 
Walkability Index Score of 24 out of 100 points,  
described as “Minimal Walkability”. 
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ZONING INFO. PK-1 PK-3A PK-3B PK-4A PK-4B PK-5 PK-6A PK-6B SD-3
INTENT
Intent of Zoning District Preserve and maintain lands 

for outdoor recreations uses 
and open space.  Lands 
approximate a wilderness 
natural condition and are 
permanently set aside for 
conservation.

Low-density areas, 
exclusively composed of 
single-family housing with 
relatively deep setbacks.

Low-density areas, 
primarily composed of 
single-family housing and 
duplex housing with 
relatively deep setbacks.

Medium-density residential  
area that recognizes the 
desirability of maintaining 
open space

Area consisting of mixed-
use to provide 
neighborhood-type 
services, but primarily 
residential urban fabric. 
Range of building types 
and shallower setbacks.

Area consisting of mixed-
use to provide 
neighborhood-type 
services, but primarily 
residential urban fabric. 
Range of building types 
and shallower setbacks.

High density area with a 
great variety of permitted 
uses.

Mixed-use development 
encouraged: primarily for 
high-density residential 
development and retailing 
of resort-related services.

Large-scale planned resort 
district - allowing for 
destination-type mixed 
uses, with resort amenities 
and extensive open space. 
Min. 10-acre parcel.

BUILDING DISPOSITION

Lot Coverage 2,000 sf. max. 65% max. 65% max. 70% max 75% max 70% max. 80% max. for Commercial 
uses / 70% max for all 
other uses.

80% max. for Commercial 
uses / 70% max for all 
other uses.

80% max. for Commercial 
uses / 70% max for all 
other uses.

Open Space (min.) None 35% 35% 30% 25% 30% 20% / 30% pervious 20% / 30% pervious 30% + 50% min. front yard
Density (du/acre) None 6 max. 6 max. 12 max. 12 max. 24 max. 36 max. 36 max. 36 max.

SETBACKS
Front (min) None 25' 25' 15' min. for Residential, 0' 

min. for Commercial
0' min. for Commercial 15' min. for Residential, 0' 

min. for Commercial
15' min. for Residential, 0' 
min. for Commercial

20' min.

Rear (min) None 10% lot depth or 25' max. 10% lot depth or 25' max. 10% lot depth or 25' max. 15' min. 15' min. 15' min. 15' min. 15' min.

BUILDING HEIGHT
Building Height

BUILDING FUNCTION
Residential Prohibited Permitted Permitted Permitted Permitted Permitted Permitted Permitted Permitted
Lodging Prohibited Prohibited Prohibited Prohibited Permitted Permitted Permitted Permitted (72 u/ac max.) Permitted (72 u/ac max.)
Office Prohibited Prohibited Prohibited Prohibited Permitted Permitted Permitted Permitted Permitted
Retail Prohibited Prohibited Prohibited Prohibited Permitted Permitted Permitted Permitted Permitted
Educational Prohibited Prohibited Prohibited Permitted Permitted Permitted Permitted Prohibited Permitted (day care)
Civic Prohibited Permitted Permitted Permitted Permitted Permitted Permitted Permitted Permitted
Civil Support Prohibited Permitted Permitted Permitted Permitted Permitted Permitted Permitted Permitted

NOTES

5. Footprint restrictions 
same for new and existing 
buildings.

4. Attached bldgs. exempt 
from side setbacks - 0' min. 
allowed except 10' req'd at 
end lots.

3. Townhomes exempt from 
side setbacks - 0' min. 
allowed except 10' req'd at 
end lots.

3. Density increase from 2 
to 6 du/acre. 

3. Density increase from 2 
to 6 du/acre. 

4. Remove additional 
footprint restrictions

3. Remove additional 
footprint restrictions

3. MF & hotels to be 
located 100' min. from SF 
dwellings.

3. Cottage courts allowed. 3. Building types include 
rowhouses, cottage courts, 
small apt.or commercial 
buildings and live-works.

2. Attached bldgs. exempt 
from side setbacks - 0' min. 
allowed except 10' req'd at 
end lots.

2. Min. distance b/tw 
structures = 15', exclud. 
Zero-lot development.

2. Density increase from 
4.5 to 12 du/acre. 

2. Density increase from 
4.5 to 12 du/acre. 

2. Lot coverage reduced to 
65% to be in line with the 
open space min. 
requirements of 35%.

2. Lot coverage reduced to 
65% to be in line with the 
open space min. 
requirements of 35%.

1. Retail uses allowed in R-
3PK areas. 

2. Density increase from 
12.5 to 36 du/acre. 

1. Increase density from 13 
- 36 du/ac (shows existing 
condition).

1. Density increase from 5 
to 36 du/acre. 

1. Building height capped 
to 4 stories.

1. Building height capped 
to 4 stories.

1. Retail uses required at 
ground floor.

Additional Notes 
(comparisons from 
conversion)

1. No duplex or multi-family 
allowed.

1. No multi-family allowed.

4 stories max.

5' min. each side & 10' min. 
for use transition.  0' min. 
allowed b/tw attached 
types (see notes).

10' min.+ 50' min. from 
public ROW

35' max above finish floor 
or 4 stories max.

35' max above finish floor 
or 4 stories max.

4 stories max.

5' min. each side & 10' min. 
for use transition.  0' min. 
allowed b/tw attached 
types (see notes).

5' min. each side & 10' min. 
for use transition.  0' min. 
allowed b/tw attached 
types (see notes).

5' min. each side & 10' min. 
for use transition.  0' min. 
allowed b/tw attached 
types (see notes).

20 stories max. for Resid. 
& 30 stories max for Hotel

10 stories max.5 stories max. 10 stories max.

Side (min) None 10% lot width or 15' each 
side max. & 5' min. each 
side.

10% lot width or 15' each 
side max. & 5' min. each 
side.

10% lot width or 15' each 
side max. & 5' min. each 
side.

SUMMARY CHART: PERDIDO KEY'S EXISTING & PROPOSED ZONING DISTRICTS

Lot Width (min.)            80' at front bldg. line 40' 40' for single-family & 80' 
for duplex at bldg. face

40' for SF, 80' for DF & 100' 
for MF at bldg. face

40' for SF, 80' for DF & no 
min. for MF & Comm.

40' for SF, 80' for DF & no 
min. for MF & Comm.

40' for SF, 80' for DF & no 
min. for MF & Comm.

40' for SF, 80' for DF & no 
min. for MF & Comm.

New Zoning Districts for Perdido Key
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The Perdido Key Drive cross-sections included 
are used by permission from Escambia 
County. They were developed as part of the 

purpose and needs statement of the Project 
Development & Environmental document 
currently underway, and therefore are not final.
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After identifying what are the most logical 
pa ths a long wh ich to run the new 
thoroughfares that are to complete the 
network of an existing community _or 
otherwise a new one designed from scratch_, 
it  is very important that the new thoroughfares  
be given an appropriate assignment of 
sections throughout the Master Plan; as this is 
the only way to tailor them to their specific 

context along the Transect, providing the 
framework for the next stage of planning, as 
more detailed civil drawings are prepared, and 
all issues from intersections to drainage, to 
triangles of visibility, frontage conditions, 
accessibility and allocation of utilities, among 
many others, get to be clearly resolved to the 
level of accuracy necessary for correct 
implementation.
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On thoroughfares in a TND context, with on-
street parking, clear sight triangles are 
achieved by limiting on-street parking based 
on the design speed of the major street, as 
shown in Figure 1 above.  The corresponding 

calculations provide safe operations and 
avoid unnecessary infringement of clear sight 
triangles on property beyond public ROW.  
These procedures are based on AASHTO 
recommendations.

THOROUGHFARES

Clear sight triangle for low volume streets/streets less than 34’ wide with parking 
(Distances are in Feet)
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THOROUGHFARES

Clear sight triangles are needed where streets 
intersect and only the minor street has stop 
control.  Drivers on the stopping street are the 
key decision makers in the operations of 
concern here.  Many TND intersections are of 
this type.  Urban places do not include the 
uncontrolled intersection approaches from all 
directions mentioned in the AASHTO 
“Greenbook” as “Case A”.  Also, roundabouts 
and similar intersections have their own sight 
distance requirements and are not included in 
this discussion.

The clear sight triangle provides motorists, 
cyclists, and pedestrians with adequate views 
of approaching traffic to determine when a 
safe crossing can be accompl ished.  
Intersections with full stop control (such as 
stop signs or signals) do not require clear sight 
triangles. However, a minimal level of 
intersection visibility is still desirable for general 
traffic operations.

The clear sight triangles proposed for TND 
contexts are based on the AASHTO Policy on 
Geometric Design of Highways and Streets 
(AASHTO Greenbook ) , the AASHTO 
Guidelines for Geometric Design of Very Low 
Volume Streets (AASHTO Low Volume 
Streets), and the Florida Department of 
Transportation’s Manual of Uniform Minimum 
Standards for Design, Construction and 
Maintenance for Streets and Highways (Florida 

G r e e n b o o k f o r u s e o n n o n - s t a t e 
thoroughfares).

The sight triangles are to be used on the minor 
(stopping) street to ensure that clear sight is 
available along the major street (non-
stopping).  The speed (posted and design are 
the same) of the major street determines the 
appropriate triangle.  Figure 1 demonstrates 
the clear sight triangle diagram, including 
triangles for 15 mph, 20 mph, and 25 mph 
streets. 

In Figure 1, Distance A is the measurement 
from driver of the stopped vehicle to the near 
edge of the major street travel lane.  This 
distance is measured along the centerline of 
the minor street approach.  The width of the 
major street’s on-street parking lane is 
included in the distance A, because the travel 
lane edge is the same as the parking lane 
edge.

This   distance A is set as 9 feet.  In compact 
urban settings, HPE staff observed the “two 
step” driver behavior at stop signs.  This is 
also described in the Florida Greenbook, 
Chapter 19, providing guidance for TND 
thoroughfare design.  The Florida Greenbook 
recognizes that after stopping at the stop bar, 
when no pedestrians are present, drivers 
typically stop again with the front of their 
vehicle “just shy of the travel lane” (p. 19-10).   

Clear sight triangle:
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THOROUGHFARES

The AASHTO Greenbook indicates the 
distance from the driver to the front of the 
vehicle in most passenger cars is “nearly 
always 8 feet or less” (p. 9-36.)  The 9 foot 
distance recognizes the guidance of these two 
important documents, for use in the urban 
context – 8 feet from the front of the vehicle 
plus 1 foot of “shy” distance to the travel lane.

Distance B in Figure 1 is the stopping sight 
distance of an approaching vehicle. This 
distance is shown for 3 different design 
speeds in Table 1, below.

This distance is measured along the major 
street’s lane centerlines.  It begins at minor 
street centerline and intersects the middle of 
the major street lane.  One Distance B 
measure exists for each of the major street 
approaches.

The Distance B values are from the low 
volume streets (<400 vpd) guidance, per the 
AASHTO Low Volume Streets Guide.  TND 
thoroughfares form street networks with short 
blocks. They generally have low volumes, due 
to their narrower thoroughfare dimensions and 

finer network on which to distribute traffic.  
Using Exhibit 2 in the AASHTO Low Volume 
Streets Guide, any street of less than 34’ 
width (or of 18’ width without parking) 
essentially has the operational characteristics 
of a low volume street.   This sight triangle 
would apply to the major i ty of TND 
thoroughfares. 

Based on our observation of many TND 
communities, we also recommend application 
of the low speed street design guidelines 
mentioned above for TND streets wider than 
34 feet and up to 25 mph.  Thus the “Low 
Volume” triangles would also apply to wider 
streets up to 56 feet, and higher volume 
streets in a TND, such as collector or arterial 
roads that pass through the TND.  Designers 
should revert to standard AASHTO sight 
triangle design guidance at the suburban edge 
condition of the TND where the development 
pattern is no longer highly walkable.

The clear sight triangle is constructed by 
adding a hypotenuse connecting the distal 
end of the Distance A vertex to the distal end 
of the Distance B vertex.  The area enclosed 
within the clear sight triangle must be free of 
any obstructions higher than 3.5’ (the height of 
the driver’s eye per AASHTO). General urban 
design already tends to limit parking within 
two car lengths (35-40 feet) of an intersection, 
and for a TND, this practice will work well to 
preserve the clear sight triangle.  
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Figure 1 shows that for streets of 20 mph or 
less, the clear sight triangle is likely to avoid 
any parked cars, if parking is not allowed 
within 20’ of the crosswalks per the Manual on 
Uniform Traffic Control Devices. For streets 
posted 25 mph or greater, parking spaces 
may be los t . The FDOT Greenbook 
recommends studying similarly-configured 
streets in existing areas to determine current 
parking limitations. If parking is found closer to 
the intersection on streets of similar design 
and con tex t , t he FDOT Greenbook 
recommends permi t t ing those same 
standards to be applied in the TND. Clear 
sight triangles can also be affected by 
thoroughfare and intersection alignment.  
Skewed or curved intersect ions and 
thoroughfare segments can create deeper 
clear sight triangles that include more of the 
curb face. For site plans with this type of 
geometry, use of the Figure 1 Clear Sight 
Triangles is even more important, and this 
should be considered when designing the site. 

Clear sight of pedestrian crossings

Curb extensions or “bulb outs” are sometimes 
used properly to reduce the crossing distance 
on wide suburban or urban arterial streets.  
Walkable TND thoroughfares, however, 
generally don’t require bulb outs and, in fact, 
bulb outs often degrade the walkability of 
these “pre-shrunk” streets. As shown in Figure 

2, compared to a conventional short radius, 
bulbouts only shorten the crossing distance if 
the crossing is placed well back from the 
intersection, where the bulbout is widest.  This 
is shown as points A and B in Figure 2. Using 
a right-turning vehicle as an example, position 
A may provide greater visibility for the 
pedestrian, but position B actually provides 
reduced visibility by putting the pedestrian 
closer to the edge of the motorist’s peripheral 
vision.  The conventional crossing location, 
shown as position C, puts the pedestrian near 
the center of vision. For this reason, 
thoroughfare design practice (as described in 
the AASHTO Guide to for the Planning, 
Design, and Operation of Pedestrian Facilities) 
recommends putting the pedestrian crossing 
as close to the intersection as possible.  Note 
that position C provides is essentially the same 
crossing distance regardless of whether the 
bulbout is used or not, and has the pedestrian 
as close to the intersection as possible.  

Given the already-short crossing distance of 
TND thoroughfares (36’ is a wide TND 
thoroughfare) bulbouts create difficulties for 
turning vehicles such as emergency service 
and delivery vehicles.  They also increase the 
expense of thoroughfare design, construction, 
and maintenance.  Therefore, HPE generally 
recommends against the use of bulbouts in a 
well-design TND plan. One exception is where 
angle or reverse angle parking are used, in 
which case bulbouts may be needed to 
provide positive guidance to turning vehicles. 

THOROUGHFARES
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THOROUGHFARES

!

Figure 2: Sight diagram for pedestrian crossing with and without bulbouts
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• Perdido Key Area Chamber of Commerce and Escambia County Planning/Zoning Division 
should form a joint task force to focus on business development and business development 
capital. 

• Task force could evolve into a BID (or BID be created from the start) to fund a staffed position 
for business development functions - physically housed in the Perdido Key town center - with a 
Board consisting of property owners, plus ex officials from the Chamber, Planning/Zoning, and 
business owners. Business development will not happen without someone coordinating it and 
driving it, so someone needs to be given this responsibility.

• Approval of the Master Plan and complementing SmartCode are essential to create a frame for 
growth and a coherent vision of the future of the community.

• It is essential to devise a streamlined permit approval mechanism that deals effectively with 
environmental mitigation issues, as an incentive for Master Plan implementation; thus creating 
predictability and reducing red tape to a reasonable minimum.
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Land readjustment: Land readjustment 
provides a mechanism for property owners 
and local governments to voluntarily realign 
land boundaries and to make land available 
for shared development goals on a voluntary 
basis, through a shared plan. As such, it 
provides a solid alternative to the two most 
commonly used tools for land assembly in the 
US: eminent domain and private acquisition. It 
might therefore be used to help with property 
assembly for Perdido Key’s town center. 

In essence, land readjustment involves several 
steps:

•  A development plan is adopted.

• The value of land parcels in areas needing 
new boundaries, roads, public space, or 
contiguous development space is carefully 
appraised.

•  Parcel configuration is adjusted.

• The pre-adjustment value is then assigned 
to the newly configured parcels. Property 
owners receive a new assignment of land 
equal in value to their previous parcel, plus 
pro rata shares as owners in common.

Property owners therefore retain the original 
value of their property, and the area benefits 
by making land available for roads, public 

space, contiguous development parcels, or 
other priority needs for the new development 
project. Land readjustment has been used in 
several other nations (Germany, Japan, Korea, 
Australia, France, India, and Sweden, for 
example) for more than a century but has 
rarely been used in the US since the advent of 
urban renewal in the 1960s.

[For more information, see Analyzing Land 
Readjustment, by Yu-Hung Hong and Barrie 
Needham, published by the Lincoln Institute 
of Land Policy, April 2007.]
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LAND ASSEMBLY FOR MIXED-USE DEVELOPMENT
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Supportable space:  We estimate that Perdido Key can absorb approximately $12-15 million in 
additional retail sales annually, translating to approximately 30,400-49,700 square feet of new 
retail space, with moderate to aggressive marketing:

Perdido Key full-time residents:
Residents of adjacent Census Tracts:
Part-time residents:
Visitors/tourists:
Unbuilt units with development orders:

We recommend that the bulk of this be allocated to the Perdido Key town center (19,400-34,700 
square feet), with 5,000-7,000 square feet allocated to the Flora-Bama neighborhood center and 
6,000-8,000 allocated to the North Perdido Key neighborhood center.

Please note that these retail development targets are based on the assumption that businesses 
will perform at a high level of efficiency and effectiveness. Business success relies on many 
factors, including the management and marketing skills of the business operator, the availability of 
adequate start-up capital and cash flow, the quality of marketing programs, the effectiveness of 
merchandise mix, the caliber of customer service provided, business placement and visibility, 
store hours, and many other factors. These development targets cannot and do not guarantee 
business success and should be used as one of many tools for making decisions about business 
development.
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Moderate
3,300 SF

10,100 SF
30,400 SF

Aggressive
5,000 SF

16,100 SF
2,100 SF

22,600 SF
3,900 SF

49,700 SF
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Retail development strategy:  Developing a 
mixed-use town center with a concentration of 
pedestr ian-or iented ground-floor retai l 
businesses (versus free-standing, single-
purpose retail businesses scattered along 
Perdido Key Drive) will be essential to providing 
a healthy business mix and a focal point for 
community gatherings for Perdido Key 
residents and visitors.  A small  cluster of new 
businesses near Flora-Bama will provide a 
secondary focus for retail activity, and mixed-
use infill development in North Perdido Key will 
help improve the appearance and performance 
of the business district there.

Storefront design and business placement 
considerations:

• Retail businesses should be located in 
ground floor spaces (not in upper floor 
spaces), adjacent to other retail businesses. 
N o n - re t a i l b u s i n e s s e s s h o u l d b e 
discouraged from locating in ground-floor 
spaces.

• Retail storefronts should be developed in 
tight, cohesive rows, with identical setback.

• To the extent possible, retail businesses 
should face onto major roads, providing 
maximum visibility to people passing by on 
foot, bicycle,  or by car.

• Storefront windows should be large, with 
well-designed window displays. Display 
windows should not be covered, enclosed, 
or obscured (e.g., by roll-down security 
doors or interior blinds)

• Illuminating storefront windows in the 
evening provides ambient lighting for 
pedestrians, encourages window-shopping, 
and makes the town center feel safe.

• Signs should be designed primarily for 
pedestrians.
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RETAIL DEVELOPMENT: STRATEGY AND DESIGN/PLACEMENT CONSIDERATIONS
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Retail demand exists for the following types of 
businesses:

• Restaurants - particularly sit-down family 
dining and fine dining restaurants. The 
Perdido Key town center could support two 
additional establishments, offering sit-down, 
carry-out, and local delivery service.

• Groceries and specialty foods and 
beverages -  particularly foods and beverages 
not typically available at full-service chain 
grocery stores. The Perdido Key town center 
could support approximately 6,000 square 
feet of specialty grocery space.

• Demand for concierge services - (including 
condominium cleaning services, handyman-
type repair and maintenance services, and 
k i tchen supp ly res tock ing ) , to he lp 
condominium owners prepare their units for 
both rentals and also  for their own visits, will 
grow steadily as the number of vacation rental 
units grows. Each 1,000 new week-long will 
generate roughly $120,000 in new market 
demand.

• Home furnishings - such as furniture, floor 
and window coverings, bath and table linens, 
kitchenware, household decorative items, 
antiques, etc. The Perdido Key town center 
could support a small cluster of 3-5 home 
furnishings businesses, offering a mix of 

furnishings for Perdido Key’s homes and 
condominiums.

• Personal care services - such as daycare, 
massage, and hair/nail/skin care.

• Entertainment-related services - such as 
personalized tours,  private catered dinners, 
private parties and celebrations, and 
c u s t o m i z e d s p o r t s e x p e r i e n c e s . 
Approximately $1 million in unmet market 
demand exists for entertainment-related 
services.
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RETAIL DEVELOPMENT: TARGETED BUSINESSES
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Distribution channels:  Given the seasonal 
nature of tourism in Perdido Key, it is crucial 
that the town center’s businesses reach 
customers in multiple ways – not just relying 
on in-store traffic to make sales goals, but 
using additional distribution channels like 
online sales, local deliveries, and cross-
merchandising with compatible regional 
businesses. This is particularly important for 
businesses that offer products and services 
that people do not typically buy on a daily or 
weekly basis ( l ike clothing or home 
furnishings).

The enormous number of tourists who come 
to Perdido Key offers the community’s 
businesses a significant opportunity to 
establish ongoing business relationships with 
v is i tors. W i th aggress ive market ing, 
occasional visitors could become lifelong 
customers of Perdido Key town center 
businesses.

Some ideas and examples:

•  The owner of a shoe store in a small town 
in Iowa maintains a list of almost 1,000 
one-time visitors to his store, with notes on 
their shoe sizes and preferences. Through 
phone and email contact, he has cultivated 
long-term sales relationships with many of 
these one-time visitors, who now account 
for the majority of his sales.

• Redbox, the company that offers DVD 
movie rentals through vending machines, 
has recently launched a refrigerated 
vending machine that sells grocery staples 
24/7. A similar vending machine, operated 
by a locally based specialty grocery store, 
might similarly offer grocery basics to 
customers during hours when the store is 
closed. The store might also place vending 
machines in other locations throughout 
Perdido Key, making it easy for residents 
and visitors to buy groceries.

• Osborne Drugs, in downtown Miami, 
Oklahoma, offers free deliveries of 
prescription and non-prescription items to 
customers throughout the community.
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RETAIL DEVELOPMENT: DISTRIBUTION CHANNELS
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Business development capital:  If capital is 
needed for commercial development in 
Perdido Key, we believe it is needed primarily 
for business development, rather than for 
commercial property development. Retail 
businesses typically budget between 6-10 
percent of their gross sales for rent – so 
property development costs, retail sales, and 
rents are integrally interlinked. For example, if 
commercial rents are $20/SF per year, a 
business’s minimum gross retail sales should 
therefore be $200/SF ($20/SF, divided by 10 
percent) to $330/SF ($20/SF, divided by 6 
percent).

Small business development capital might 
come from traditional small business lending 
sources and from owner’s equity – but, for 
businesses that are high priorities for Perdido 
Key residents, community members might 
consider being more actively involved in 
business capitalization. Options might include:

• Small (6-15 member) investment groups: On 
average, Perdido Key’s households are 
significantly more affluent than those of 
Pensacola, Escambia County, and most 
nearby communities, and many of them 
earn income from investments.  Some of 
this capital could potentially be tapped for 
inves tment in new and expanded 
businesses in Perdido Key, via small, private 
investment groups.

Example: A group of private investors in 
Effingham, Illinois pooled some money 
and launched Firefly  Grill, an upscale 
restaurant. They hired a talented young 
chef and a skilled manager, offering them 
the option of buying out the investors over 
a period of years.

• Community capital: The Jumpstart Our 
Business Startups (JOBS) Act, which was 
signed into law by President Obama in April 
2012, will make it possible for individuals to 
buy equity shares of small, locally owned 
businesses. Businesses will be able to 
at t ract up to $1 mi l l ion in equi ty 
investments, with each investor limited to a 
relatively small investment (generally the 
maximum of $2,000 or five percent of his or 
her net worth within a given 12-month 
period). Regulations for the JOBS Act will 
not be finalized until 2014, but Perdido Key 
could begin preparing to seek equity 
investments for new businesses (including 
expansions or spin-offs of exist ing 
businesses) by identifying entrepreneurs, 
developing business plans for the desired 
businesses, and developing financial 
statements complying with JOBS Act 
guidelines.
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RETAIL DEVELOPMENT: START-UP CAPITAL FOR PRIORITY BUSINESSES
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•  Crowdfunding: A rapidly growing number of 
small businesses have raised start-up and 
expansion capi ta l f rom community 
members via crowdfunding websites like 
w w w . i n d i e g o g o . c o m a n d 
www.kickstarter.com. In 2011, small 
businesses in the US raised approximately 
$1.5 billion through crowdfunding; in 2012, 
the amount grew to $3 billion; and, in 2013, 
crowdfunding is expected to raise almost 
$6 billion for small businesses.

Example: SweetBar, a bakery in Oakland, 
California, raised $23,000 within several 
weeks via Kickstarter.com to buy start-up 
equipment. Supporters/investors bought 
items such as the naming rights to menu 
items and equipment, private parties at 
the bakery, and delivery of fresh baked 
goods to their offices.

• Deferred loan repayment program: We 
recommend creating a deferred loan 
repayment program for businesses with 
capital-intensive start-up costs (such as 
restaurants, which have large initial outlays 
for furnishings and kitchen equipment). By 
deferring loan repayment for several years, 
the program may make it possible for 
capital-intensive start-ups to build clientele 
and make marketing and merchandise 
adjustments without the immediate 
pressure of loan repayment.

Example: Winston-Salem, North Carolina 
used $1.6 million of its Community 
Development Block Grant allocation to 
defer loan repayment for two years for 
eight new restaurants recruited for a 
single downtown block. The two-year 
deferment removed the burden of hefty 
loan repayment during the time needed to 
establish a new restaurant and develop 
clientele. Participating restaurateurs were 
able to borrow up to 70 percent of start-
up costs from one of several local banks 
participating in the program.
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RETAIL DEVELOPMENT: START-UP CAPITAL FOR PRIORITY BUSINESSES (CONTINUED)
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• Forg i vab le loan p rogram: Severa l 
communities (including Mobile) have 
created forgivable loan programs for high-
priority start-up businesses. Typically 
capitalized by tax increment finance or 
business improvement district revenues, 
forgivable loan programs make loans of up 
to $50,000 to help businesses identified 
through retail market analyses as priorities 
for the district. Loans are typically forgiven 
after 3-5 years, assuming the borrowing 
businesses continue to meet program 
benchmarks.

Example:  The City of Waterville, Maine 
offers a forgivable loan program to 
encourage development and expansion of 
high-priority businesses in downtown 
Waterville. The program provides loans of 
up to $50,000. Businesses borrowing 
money from the program make interest-
only payments for 5-7 years, with 
principal forgiven each year on a declining 
basis. Loan funds must be matched by 
owner’s equity on a 1:1 basis. Funds 
support both development of new 
businesses and expansion of existing 
ones. The program gives priority to 
businesses that locate in designated 
places. The program, which was created 
in partnership with the Kennebec Valley 
Council of Governments, is capitalized by 

pay-as-you-go tax increment finance 
revenues.
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RETAIL DEVELOPMENT: START-UP CAPITAL FOR PRIORITY BUSINESSES (CONTINUED)



PLANNING PROCESS
  

SITE CONTEXT

DIAGNOSTICS

PROPOSALS

CODES & STANDARDS

IMPLEMENTATION

Overview  
Participants

Regional History
Study Area

Economic Profile
Planning & Urban Design

Civil & Transportation
Environmental Issues

Illustrative Master Plan
General Diagrams

Specific Interventions
Calculations & Take-Offs

Regulating Plan
Urban Regulations 

Thoroughfare Standards 
Architectural Standards

County Organization 
Strategic Policies 
Specific Projects

The process of starting a new business in 
Escambia County appears to be on par with 
most other Florida communities. Businesses 
must obtain a “business tax receipt” from the 
Escambia County Tax Collector, must comply 
with health and safety regulations (particularly 
food and construction industry businesses), 
and must comply with routinely state and 
federal regulations (such as obtaining a federal 
Employee Identification Number, registering 
“doing business as” business names, and 
paying applicable state and federal taxes). 

The University of West Florida Small Business 
Development Center, in Pensacola, offers a 
variety of services to help entrepreneurs 
develop and expand businesses, including 
help in identifying and complying with 
applicable regulations. 

The joint task force that we recommend be 
created by the Perdido Key Area Chamber of 
Commerce and Escambia County Planning/
Zoning Division could partner with the Small 
Business Development Center to make tailored 
assistance available to new and expanding 
businesses in Perdido Key on regulatory 
compliance, marketing, merchandising, 
capitalization, accounting, management, and 
other essential business topics, helping boost 
the chances of business success. And making 
the SBDC aware of Perdido Key’s business 

development goals may result in new business 
leads for the community.
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RETAIL DEVELOPMENT: REGULATORY ENVIRONMENT
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Acceptance and Adoption of the Master Plan 
and Environmental Constraints:

The environmental diagnostics report identified 
significant impediments to future development 
on Perdido Key associated with the regulatory 
constraints of the Endangered Species Act 
and the Clean Water Act.  These present as 
specific protections of wetlands and Perdido 
Key Beach Mouse (PKBM) habitat. The 
protections require proposed developments to 
demonstrate sufficient avoidance and 
minimization of impacts to protected 
resources in their site plans.  Where impacts 
are demonstrably unavoidable, compensatory 
mitigation is required.  These demonstrations 
are undertaken within a permitting process 
which is time consuming and expensive.  

While much development on Perdido Key will 
not have to undertake wetland permitting, 
nearly all new development must engage in 
PKBM permitting which can take years to 
complete.  Escambia County has, for several 
yea rs , been engaged i n a p rocess 
(development of a Habitat Conservation Plan 
or HCP) to facilitate PKBM permitting at the 
local level. The HCP constitutes a set of 
conditions whereby the federal authority grants 
authorization to the local government to review 
and approve individual development proposals 
and authorize impacts to PKBM habitat.  Once 
issued (expected in the first quarter of 2013) 
Escambia County will be able to offer select 

applicants an opportunity to bypass the 
federal endangered species permitting 
process in favor of local permitting.  Whereas 
federal permitting may take years to complete, 
local permitting may be accomplished in as 
little as 30-days.  This opportunity represents 
an extremely significant advantage to those 
who choose the local option.

Once Escambia County’s HCP is authorized, 
the county will have the option (by adoption of 
p o l i c i e s b y t h e B o a r d o f C o u n t y 
Commissioners) to preferentially offer local 
PKBM permitting to projects which comply 
with the objectives of the Master Plan.  

THE ABILITY TO PROVIDE THIS PERMITTING 
OPTION REPRESENTS THE SINGLE MOST 
SIGNIFICANT INCENTIVE TO LAND OWNERS 
TO DEVELOP IN ACCORDANCE WITH THE 
MASTER PLAN.
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ENVIRONMENTAL MITIGATION RECOMMENDATIONS
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There are a number of different scenarios 
available to add or expand beach access sites to 
increase public access to the beach:

• The approval of the Town Centers outlined in 
the preliminary Master Plan may provide a cost 
effective method to increase public access to the 
beach. The County and developers of these 
sites should work together to encourage public 
access, parking and restroom facilities.

• The purchase and development of gulf front 
properties (lots) does not appear to be cost-
effective along the "Gulf Beach" section (R-21.5 
to R-34) to provide beach access.

• The development of Town Centers "A", "B" 
and "C" as "Primary" Accesses would fully 
maximize the eligibility along the "Gulf Beach" 
section between R-21.5 and R-34.

• An additional 75 parking spaces on the north-
side of Perdido Key Drive near Escambia County 
Beach Access #3 (R-22) could designate this 
site as a "Primary" and would also maximize 
eligibility if the development of Town Center "A" 
was delayed.

• Along the Perdido Key West beach segment, 
the purchase and development of individual gulf 
front parcels may provide a feasible method to 
provide beach access.

• The potential County Beach Access (R-7.4) 
would add a significant length of eligible 

shoreline - an increase of 18.4% eligibility along 
the Perdido Key West shoreline. A "Primary 
Access" could be created but impacts to beach 
mouse habitat would occur unless additional 
non-habitat parking located within 1/4 mile can 
be developed.

• Including public beach access, parking and 
restrooms within the Town Center "D" at the 
"Flora-Bama" should be further investigated and 
develop to determine if it is feasible to designate 
this site as a "Primary Access".  This beach 
section is lacking public access and parking, and 
the development of a "Primary Access" in the 
vicinity of R-1 and would further expand the 
eligibility for State cost sharing.

• The vehicular access points to the beach from 
the parking areas at Escambia County Beach 
Accesses #1, #2 and #3 should be restored. A 
dune in the gap (vehicular access) may be 
enhanced to increase storm protection. The 
vehicular access would be preserved by 
stabilizing the driving surface within the dune 
with a sand-filled geotextile web and vegetated 
with native dune planting.
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BEACH ACCESS IMPROVEMENT AND EXPANSION: RECOMMENDATIONS
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BEACH ACCESS IMPROVEMENT AND EXPANSION: FUNDING SOURCES
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Potable water system:

          While ECUA anticipates that water 
supply capacity will not be a limitation on build-
out of the Key, should environmental issues be 
resolved to allow proceeding with the 
proposed four-laning of Perdido Key Drive, 
approximately 80 percent of the 12- and 8-
inch water transmission and distribution 
system will need to be reconstructed. An 
educated guesstimate of the reconstruction 
cost is $3.0 million.

Wastewater system:

 Should environmental issues be resolved to 
allow proceeding with the proposed four-laning 
of Perdido Key Drive and a new Inter-coastal 
Bridge, approximately 80 percent of the 12-
inch force main system on Perdido Key will 
need to be reconstructed. An educated 
guesstimate of the reconstruction cost is $6.0 
million. Wastewater treatment capacity should 
not be an insurmountable issue at Key build 
out. Should capacity at the Bayou Marcus 
Plant be approached in the future, eliminating 
of bottle necks and other improvements in the 
transmission system between Bayou Marcus 
and the old Main Street Plant (replaced by a 
regional pumping station) may be possible or 
other measures taken to move wastewater to 
the Central Plant.

Solid waste management:

The build out of the landfill was 74 acres as of 
the June 2010 Comprehensive Annual Report 
and had a remaining life of 70 years. Escambia 
County continues to maintain its solid waste 
level of service commitments under the 
comprehensive plan. The level of service is to 
provide adequate municipal solid waste 
disposal capacity of 6 pounds per capita per 
day. The County meets that obligation by 
setting disposal fees and allocating funds from 
solid waste revenues for future landfill 
operations and cell construction based on the 
anticipated population growth for the County, 
presently expected to be approximately one 
percent per year.  Build out of Perdido Key is 
not expected to be limited due to solid waste 
issues.

Stormwater management:

There are several areas that experience 
temporary flooding during very wet weather.  
The most significant and frequent flooding 
occurs along River Road near the Holiday 
Harbor entrance, due to overflow of the nearby 
wet detention pond on Lost Key Plantation.
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Business development task force: We 
recommend that the Perdido Key Chamber 
and the County Planning and Zoning Division 
jointly establish a task force to guide business 
development in the Perdido Key town center 
and in the Flora-Bama and North Perdido Key 
neighborhood centers, working in tandem with 
property owners and realtors to identify 
entrepreneurs, working with entrepreneurs to 
cultivate new business ideas, and providing 
incentives and access to capital, as needed, to 
support new business development and 
expansion of existing businesses.

Business development capital and incentives: 
We recommend that the Planning and Zoning 
Division adopt one or more of the small 
business capitalization and business incentive 
concepts outlined earlier.

Bus i ness imp rovemen t D i s t r i c t : We 
recommend that Escambia County create a 
Perdido Key Business Improvement District, 
generating revenue for dedicated business 
development staff for the joint Chamber – 
Planning/Zoning task force, for small business 
development and expansion incentives, and 
for high-priority (but relatively low cost) public 
amenities.

Pop-up shops: We recommend working with 
owners of retail property in Perdido Key 

(particularly at Villagio, which is at the heart of 
the proposed Perdido Key town center) to 
make two retail spaces available for free, for 
three months, to winners of a pop-up business 
competition administered jointly by the Perdido 
Key Chamber of Commerce and the Escambia 
County Planning and Zoning Division. 
Prospective pop-up businesses would be 
invited to submit business plans for retail 
businesses, with winners chosen whose plans 
b e s t d e m o n s t r a t e s o u n d b u s i n e s s 
management and marketing skil ls and 
innovative marketing and merchandising 
strategies. The competition should take place 
annually, and successful pop-ups should be 
encouraged to (and assisted in) becoming 
permanent Perd ido Key town center 
businesses.
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RETAIL DEVELOPMENT: SPECIFIC PROJECTS
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Interim sidewalk and crosswalk addition linking beachfront condominia and the “Villagio” 

New Sidewalk
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The recommend the County to implement a 
comprehensive sidewalk and path network. 
The graphic above indicates the future bicycle 
and pedestrian circulation network.  As shown 
in the thoroughfare sections elsewhere in this 

report, the internal streets will have sidewalks 
and will feature sharable lanes.  Perdido Key 
Drive itself, under the Atkins plans, will have 
bike lanes and sidewalks. It is important that 
those elements be kept consistently.
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PATTERN BOOK EXAMPLEPLANNING PROCESS
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Pattern Books are a useful tool to provide a 
set of easily controllable architectural patterns 
for Planning & Zoning to enforce, resulting in a 
minimum of building quality that could quickly 
evolve into a local vernacular, and grow in 

refinement with time. It is recommended that 
Escambia County consider the usefulness of 
having a Perdido Key architectural pattern 
book put together as a wide scope guideline 
to orient development, critical in the first stage
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