
           
 

AGENDA
ESCAMBIA COUNTY PLANNING BOARD

September 5, 2017–8:35 a.m.
Escambia County Central Office Complex

3363 West Park Place, Room 104
             
1. Call to Order.  
 

2. Pledge of Allegiance to the Flag.  
 

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

4. Review of Monthly Action Follow-Up and Six Month Outlook.  
 

A.   RECOMMENDATION: That the Planning Board review the Monthly Action
Follow-up Report for August 2017 and the 6-Month Outlook for September
2017.

 

5. Acceptance of Planning Board Meeting Packet.  
 

6. Public Hearings.  
 

A.   A Public Hearing Concerning the Review of an Ordinance Amending the
Future Land Use Map - SSA-2017-04

That the Board review and recommend to the Board of County
Commissioner (BCC) for adoption, an ordinance amending the Future Land
Use (FLU) Map for a Small Scale Amendment, SSA-2017-04.

 

B.   A Public Hearing Concerning the Review of an Ordinance Amending the
2030 Future Land Use Map, SSA-2017-05

That the Board review and recommend to the Board of County
Commissioners (BCC) for adoption, an Ordinance amending the 2030
Future Land use Map.

 

C.   A Public Hearing Concerning the Review of Oakfield Redevelopment Plan



C.   A Public Hearing Concerning the Review of Oakfield Redevelopment Plan
and Recommend Determination of Conformance With the Comprehensive
Plan

That the Planning Board review and recommend to the Board of County
Commissioners (BCC) adoption of the Oakfield Redevelopment Plan and
determine that the plan is in conformance with the local Comprehensive
Plan.

 

D.    A Public Hearing Concerning the Review of an Ordinance Amending
Chapters 2 and 6 Regarding Rezoning Conditions

That the Board review and recommend to the Board of County
Commissioners (BCC) for adoption, an Ordinance amending the Land
Development Code (LDC), Chapters  2 and 6, to revise rezoning conditions
and specifically include consideration of spot zoning.

 

E.   A Public Hearing Concerning the Review of an Ordinance Amending Chapter
3 Regarding HC/LI Zoning Uses Within MU-S Future Land Use

That the Board review and recommend to the Board of County
Commissioners (BCC) for adoption, an Ordinance amending the Land
Development Code (LDC) Chapter 3, to identify those uses of the Heavy
Commercial and Light Industrial (HC/LI) zoning district that are allowed within
the Mixed-Use Suburban (MU-S) future land use (FLU) category.

 

7. Action/Discussion/Info Items.  
 

A.   Storage Containers Discussion.
 

8. Public Forum.  
 

9. Director's Review.  
 

10. County Attorney's Report.  
 

11. Scheduling of Future Meetings.  
 

The next Regular Planning Board meeting is scheduled for Tuesday,
October 3, 2017 at 8:30 a.m., in the Escambia County Central Office
Complex, Room 104, First Floor, 3363 West Park Place, Pensacola, Florida.

 

 



12. Announcements/Communications.  
 

13. Adjournment.  
 



   
Planning Board-Regular   4. A.           
Meeting Date: 09/05/2017  

Agenda Item:
RECOMMENDATION: That the Planning Board review the Monthly Action Follow-up
Report for August 2017 and the 6-Month Outlook for September 2017.

Attachments
Monthly Action Follow-Up
Six Month Outlook
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Memorandum 
 
TO:  Planning Board 
 
FROM: Kayla Meador, Board Clerk 
 
DATE:  August 29, 2017 
 
RE:  Monthly Action Follow-Up Report for August 2017 
 
The following is a status report of Planning Board (PB) agenda items for the prior month of 
August. 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 
 
COMMITTEES & WORKING GROUP MEETINGS 
 
COMPREHENSIVE PLAN AMENDMENTS 
  

• Text Amendments: 

 

• Map Amendments: 

 
SSA-2017-01 

07-10-17 PB recommended approval 

08-03-17 BCC approved 

 

SSA-2017-02 

07-10-17 PB recommended approval 

08-03-17 BCC tabled 

09-07-17 BCC meeting 

 

SSA-2017-03 

07-10-17 PB recommended approval 

08-03-17 BCC approved 

 
 
 

 

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 
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LAND DEVELOPMENT CODE ORDINANCES 
 
Residential Uses in Zoning Districts 
09-6-16 PB recommended more review by staff 
  On hold – waiting for input from County Attorney’s Office 
 
OSP-2017-01 (formerly 2016-01) 
09-06-16 PB recommended approval 
12-08-16 BCC wanted to reschedule for DEO to be in attendance to meeting 
03-07-17 PB recommended approval 
03-16-17 BCC transmitted to DEO 
09-07-17 BCC meeting for adoption 
 
Spot Zoning 
12-06-16 PB dropped item and wanted more discussion 
 
Final Plat DWG Requirement 
07-10-17 PB recommended approval 
08-03-17 BCC approved 
 
REZONING CASES 
 
1.      Rezoning Case Z-2017-07 

07-10-17 PB recommended approval 
08-03-17 BCC approved 

 
2.      Rezoning Case Z-2017-08 

07-10-17 PB recommended approval 
08-03-17 BCC approved 

 
3.       Rezoning Case Z-2017-09 

07-10-17 PB recommended approval 
08-03-17 BCC approved 
 

4. Rezoning Case Z-2017-06 
08-01-17 PB recommended denial 
09-07-17 BCC meeting 

 
5. Rezoning Case Z-2017-11 

08-01-17 PB recommended approval 
09-07-17 BCC meeting 

 
6. Rezoning Case Z-2017-12 

08-01-17 PB recommended approval 
09-07-17 BCC meeting 

 
7. Rezoning Case Z-2017-13 

08-01-17 PB recommended approval 
09-07-17 BCC meeting 



PLANNING BOARD MONTHLY SCHEDULE 
SIX MONTH OUTLOOK FOR SEPTEMBER 2017 

(Revised 8/29/17)  
 

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 
Rezoning 

Reports, 
Discussion and/or 

Action Items 

Tuesday, September 5, 2017 • Spot Zoning/RZ 

• HC/LI & FLU 
Inconsistencies 

• Oakfield 
Redevelopment 

• SSA-2017-04 

• SSA-2017-05 

• Z-2017-04 

• Z-2017-14 

• Z-2017-15 

• Z-2017-16 

• Storage Containers 

Tuesday, October 1, 2017 • Clustering?    

Tuesday, November 7, 2017     

Tuesday, December 5, 2017     

Tuesday, January 2, 2018??     

Tuesday, February 6, 
2018?? 

    

 
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. 
 

** Residential Uses Ordinance – waiting on input from the County Attorney’s Office 
** Signs Ordinance – waiting on input from the BCC 
** CPA-2016-01 Extraction and Reclamation – on hold 



   
Planning Board-Regular   6. A.           
Meeting Date: 09/05/2017  
Issue: A Public Hearing Concerning the Review of an Ordinance Amending the

Future Land Use Map - SSA-2017-04 
From: Horace Jones, Director 
Organization: Development Services

RECOMMENDATION:
A Public Hearing Concerning the Review of an Ordinance Amending the Future Land
Use Map - SSA-2017-04

That the Board review and recommend to the Board of County Commissioner (BCC) for
adoption, an ordinance amending the Future Land Use (FLU) Map for a Small Scale
Amendment, SSA-2017-04.

BACKGROUND:
The applicant request to amend the 2030 FLU Map designation of a parcel within
Section 08, Township 1S, Range 30W, parcel number 08-1S-30-3201-049-005
totaling 3.47 (+/-) acres, located on 9700 N Pensacola Boulevard, as more
particularly described by Empire Land Surveying Inc, signed and sealed by Leland
M. Empire, P.S.M. in the boundary survey dated June 16, 2017 attached as
Exhibit A, from Commercial (C) to Mixed-Use Urban (MU-U). 

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
Meredith D. Crawford, 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



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:
This Ordinance, amending the LDC, will be filed with the Department of State following
adoption by the board.

Implementation of this Ordinance will consist of an amendment to the Future Land Use
Map of the Comprehensive Plan and distribution of a copy of the adopted Ordinance to
interested citizens and staff.

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

Attachments
SSA-2017-04
Draft Ordinance



 

 

 

 

 

SSA-2017-04 

 
 



500 Foot Buffer
2500 Foot Buffer
PRINCIPAL ARTERIAL
MINOR ARTERIAL
COLLECTOR

LOCAL ROAD
WETLANDS_20060 2,000 4,000 6,000

Ft

SSA-2017-04
LOCATION & WETLAND MAP

Planning and Zoning Dept.

This map
is provided for information 

purposes only. The data is not
guaranteed accurate or suitable
for any use other than that for 

which it was gathered.

John C Fisher

TEN MILE ROAD
PENSACO

LA BLVD

W DETROIT BLVD

WEST NINE MILE ROAD

ROBERTS ROAD

C
H

EM
STR

A
N

D
 R

D

E JOHNSON AVE

EAST NINE MILE ROAD



PE
N

S
A

C
O

LA
 B

LV
D

PE
N

S
A

C
O

LA
 B

LV
D

E NINE AND ONE
HALF MILE RD

MCKINNON LN

W NINE AND ONEHALF MILE RD
N

 P
A

LA
FO

X
 S

T

P
E

N
S

A
C

O
L

A
B

LV
D

PENSACO
LA

BLVD

H
U

C
K

LE
B

E
R

R
Y

 L
N

Com

Com

HC/LI

HC/LI

HC/LI

HC/LI

HC/LI

HC/LI

HC/LI

HDMU

HDMU

HDMU

HDMU

HDR

500 Foot Buffer
PARCELS
PRINCIPAL ARTERIAL

MINOR ARTERIAL
COLLECTOR
LOCAL ROAD0 250 500 750

Ft

SSA-2017-04
ZONING MAP

Planning and Zoning Dept.

This map
is provided for information 

purposes only. The data is not
guaranteed accurate or suitable
for any use other than that for 

which it was gathered.

John C Fisher



PE
N

S
A

C
O

LA
 B

LV
D

MCKINNON LN

PE
N

S
A

C
O

LA
 B

LV
D

E NINE AND ONE
HALF MILE RD

W NINE AND ONEHALF MILE RD
N

 P
A

LA
FO

X
 S

T

CHAUNCEY

ST

P
E

N
S

A
C

O
L

A

B
LV

D

PENSACO
LA

BLVD

H
U

C
K

LE
B

E
R

R
Y

 L
N

C

MU-U

500 Foot Buffer
PARCELS
PRINCIPAL ARTERIAL

MINOR ARTERIAL
COLLECTOR
LOCAL ROAD0 250 500 750

Ft

SSA-2017-04
EXISTING FLU MAP

Planning and Zoning Dept.

This map
is provided for information 

purposes only. The data is not
guaranteed accurate or suitable
for any use other than that for 

which it was gathered.

John C Fisher



PE
N

S
A

C
O

LA
 B

LV
D

MCKINNON LN

PE
N

S
A

C
O

LA
 B

LV
D

E NINE AND ONE
HALF MILE RD

W NINE AND ONEHALF MILE RD
N

 P
A

LA
FO

X
 S

T

CHAUNCEY

ST

P
E

N
S

A
C

O
L

A

B
LV

D

PENSACO
LA

BLVD

H
U

C
K

LE
B

E
R

R
Y

 L
N

C

MU-U

500 Foot Buffer
PARCELS
PRINCIPAL ARTERIAL

MINOR ARTERIAL
COLLECTOR
LOCAL ROAD0 250 500 750

Ft

SSA-2017-04
PROPOSED FLU MAP

Planning and Zoning Dept.

This map
is provided for information 

purposes only. The data is not
guaranteed accurate or suitable
for any use other than that for 

which it was gathered.

John C Fisher

MU-U



PE
N

S
A

C
O

LA
 B

LV
D

P
EN

S
A

C
O

LA

B
LV

D

E NINE AND ONE
HALF MILE RD

MCKINNON LN

W NINE AND ONEHALF MILE RD

N
 PA

LA
FO

X
 S

T

CHAUNCEY

ST

P
E

N
S

A
C

O
L

A

B
LV

D

H
U

C
K

LE
B

E
R

R
Y

 L
N

PENSACO
LA BLVD

500 Foot Buffer
PARCELS
PRINCIPAL ARTERIAL

MINOR ARTERIAL
COLLECTOR
LOCAL ROAD0 250 500 750

Ft

SSA-2017-04
ELU MAP

Planning and Zoning Dept.

This map
is provided for information 

purposes only. The data is not
guaranteed accurate or suitable
for any use other than that for 

which it was gathered.

John C Fisher

OFFICE

SF

SF

SF

WAREHOUSE

MH

MH

V

WAREHOUSE

MF

DAY CARE

WAREHOUSE
OFFICE

STORE

VC

SF
MH PARK

WHOLE SALECHRUCH

STORE

AUTO REPAIR
OFFICE

SF
SF

AUTO REPAIR

MH

SF

SF

SF

V

WAREHOUSE

MH

AUTO REPAIR

OFFICE

STORAGE



PE
N

S
A

C
O

LA
 B

LV
D

PE
N

S
A

C
O

LA
B

LV
D

W NINE AND ONEHALF MILE RD

MCKINNON
LN

N
 P

A
LA

FO
X

 S
T

P
E

N
S

A
C

O
L

A

B
LV

D
PENSACO

LA BLVD

E NINE AND ONE
HALF MILE RD

PARCELS
PRINCIPAL ARTERIAL
MINOR ARTERIAL
COLLECTOR

LOCAL ROAD
Escambia_2016_Aerials.ecw
RGB

Red:    Red
Green: Green
Blue:   Blue0 210 420 630

Ft

SSA-2017-04
AERIAL MAP

SF

Planning and Zoning Dept.

This map
is provided for information 

purposes only. The data is not
guaranteed accurate or suitable
for any use other than that for 

which it was gathered.

John C Fisher



Public Hearing Signs



Looking Southwest across Highway 29



Looking North along Highway 29



Looking East onto the subject property.



Looking Southeast 



Wiley C."Buddy" Page, MPa, APA
Professional Growth Management Services, LLC

5337 Hamilton Lane Pace, Florida 32571 Cell 850.232.9853
budpaqel@att.net

May 18, 2017
VIA HAND DELIVERY

Mr. Horace Jones, Director
Development Services Department 1363 Park
Place Central Complex Pensacola, Florida 32505

RE: Small Scale FLUM Application ^C/
Parcel Number 08-:l$-30-3201-0#r-005
Address: 0715 North Palafox Highway

_».». W HYmsum givd.
This letter together with the attached application and supporting documentation requests
Planning Board consideration to change the Future Land Use classification on the referenced
parcel from Heavy^mmeretaH^afatJftdt^ - Commercial to Mixed Use-Urban.

Please contact me if you have any questions or require anything further.

Sincerely yours.

Wiley CBuddy" Page

PLANNING • ZONING • SITE SELECTION • LITIGATION SUPPORT





















































3363 WEST PARK PLACE • PENSACOLA, FLORIDA  32505 • 850-595-3404 • 850-595-3405 (FAX) 

 
BOARD OF COUNTY COMMISSIONERS 

ESCAMBIA COUNTY, FLORIDA 
 

INTEROFFICE MEMORANDUM 
 

TO:  Andrew Holmer, Development Services Manager 
   Development Services Department 
 
FROM: David Forte, Division Manager 
  Transportation & Traffic Operations Division 
 
DATE: July 31, 2017 
 
RE: Transportation & Traffic Operations (TTO) Comments – SSA-2017-04 
 

TTO Staff has reviewed the Small Scale Amendment Case (SSA)-2017-04, 9700 
Pensacola Blvd (US29), agenda item for the Planning Board meeting scheduled for 
September 5th, 2017. Please see the below comments. 
 

Currently, there are no Roadway Improvement Projects programmed in the 
County’s Capital Improvement Program within the vicinity of the subject parcel. 
However, The Florida Department of Transportation (FDOT) currently has an ongoing 
Roadway Widening Project (6-Laning) of US29 from I-10 to north of Nine and One-Half 
Mile Road. Per FDOT, the construction is expected to be completed calendar year 
2020. 

Per the Florida-Alabama TPO’s Congestion Management Process Plan, N. 
Palafox Hwy is currently functioning within its allowable capacity for traffic volumes 
between the segment of Pensacola Boulevard and Nine Mile Road. The maximum 
level-of-service (LOS) for the roadway segment is LOS D (17,700 trips/day), and 
currently the roadway segment is functioning at a LOS C (13,667 trips/day) and is 
expected to remain at a LOS C and exceed 16,600 trips/day by Year 2024. However, 
once the 6-laning construction project is completed, referenced above, the LOS should 
see some level of additional relief.  

 
At this time, TTO has no immediate comments for the proposed small scale 

amendment request. TTO’s review is solely based off the application submittal packet, 
so the comments above hold no bearing on future TTO comments during the 
Development Review process.  
 
 
cc: Horace Jones, Development Services Department Director 

Joy Blackmon, P.E., Public Works Department Director 
 Colby Brown, P.E., Public Works Department Deputy Director 



PB 09-05-2017 
Re: SSA-2017-04 Page 1 
Staff Analysis 

Comprehensive Plan Small Scale Map Amendment  

Staff Analysis  
 

General Data 
Project Name:  SSA-2017-04  
Location:  9700 N Pensacola Boulevard.       
Parcel #:  08-1S-30-3201-049-005 
Acreage:  3.47 (+/-) acres 
Request:  From Commercial (C) to Mixed-Use Urban (MU-U)   
Agent:  Wiley C. “Buddy” Page for Wayne Cotton, Copter Complex, LLC., 

Owner 
Meeting Dates: Planning Board: September 5, 2017 
   BCC: October 5, 2017 
 
Summary of proposed amendment 
The small-scale amendment to the future land use (FLU) map of the county proposes to 
change the FLU category of a 3.47± acre parcel from Commercial (C) to Mixed-Use 
Urban (MU-U).  The currently vacant parcel can be accessed along approximately 139 
feet of frontage on the east side of north bound Pensacola Boulevard between West 
Nine and One Half Mile Road and Nine Mile Road.  A Warehouse (May Trucking Co.) 
adjoins the subject parcel on the east and a Mobile Home Park adjoins to the north with 
a single-family dwelling adjoining to the northwest, on the south side adjoins a vacant 
commercial property. The zoning designation for the subject parcel is Commercial 
(Com).  
The existing and proposed future land use categories are described in Comprehensive 
Plan policy FLU 1.3.1 and summarized as follows: 

Commercial.  The current Commercial FLU is intended for professional office, retail, 
wholesale, service, and general business trade, with residential development 
permitted only if secondary to a primary commercial development.  The listed range 
of allowable uses is residential, retail and services, professional office, light 
industrial, recreational facilities, public and civic.  Commercial FLU has a maximum 
residential density of 25 du/acre and a maximum floor area ratio (FAR) of 1.0.   
Mixed-Use Urban.  The proposed Mixed-Use Urban FLU is intended for an intense 
mix of residential and non-residential uses while promoting compatible infill 
development and the separation of urban and suburban land uses within the 
category as a whole.  The listed range of allowed uses is residential, retail and 
services, professional office, light industrial, recreational facilities, public and civic 
uses.  Mixed-Use Urban has a maximum residential density of 25 du/acre, a 
maximum FAR of 2.0 and a minimum non-residential FAR of 0.25. 



PB 09-05-2017 
Re: SSA-2017-04 Page 2 
Staff Analysis 

Land Development Code (LDC) FLU map amendment requirements 

Sec. 2-7.3 (e) Comprehensive Plan map amendments 
(3) Compliance review.   

a. General amendment conditions.  All amendments to the Comprehensive Plan 
shall demonstrate the following general conditions, allowing that where an 
amendment is imposed by a state or federal requirement it need only 
demonstrate the conditions to the greatest extent practicable under that 
requirement: 
1. Need and benefit.  There is an identified land use need particular to the 

scope and function of the Comprehensive Plan for which an amendment is 
clearly warranted. 

Analysis: The application letter states that the owners proposes construction of an 

assisting living facility. Unlike the existing Commercial FLU, the proposed MU-U does 

not require residential development to be secondary to a primary commercial 

development.  Conversion to MU-U would eliminate the FLU dedication to commercial 

use and provide greater accommodation of residential uses within a mixed-use 

environment.  

Although, the proposed MU-U meets the site design standards within the location 

criteria in the LDC, and there are many commercial and residential uses that adjoin this 

property staff believes keeping the FLU designation of commercial would be a better 

consistent zoning for this area. Also, due to the fact FLU commercial does allow for 

residential uses already and the change to MU-U zoning would create an isolated FLU 

designation area between the vicinity of Nine Mile road and Nine and Half Mile Road 

which currently all have a FLU of commercial. Commercial FLU does allow for 

residential uses but most be part of a predominantly commercial development. 

Predominantly commercial development is development for which more than two-thirds 

of the development parcel area and more than two-thirds of all gross floor area 

within the parcel is devoted to commercial use. 

The “Data and Analysis Response” in the application regarding potential assisting living 

facility development, the analysis makes several references to a potential 50-unit group 



PB 09-05-2017 
Re: SSA-2017-04 Page 3 
Staff Analysis 

living complex.  Multi-family/group living residential is a permitted use within the existing 

Commercial zoning of the subject 3.47± acre parcel and not limited to a predominantly 

commercial development if within the requested MU-U FLU, but otherwise is limited to 

25 du/acre.  

2. Professional practices.  The proposed amendment applies contemporary 
planning principles, engineering standards, and other professional practices 
to provide an effective and efficient remedy for the identified land use problem 
or need. 

Analysis:  Accepting multi-family residential use as the identified need, the proposed 

amendment applies appropriate planning principles by suggesting a replacement FLU 

that is both consistent with the proposed use and the same as most adjoining and 

surrounding property.  The application of other appropriate professional practices in 

potential multi-family development is addressed in the remaining sections of this 

analysis. 

b. FLUM amendment conditions.  In addition to the general amendment 
conditions, a future land use map amendment shall be based upon analyses 
[required] by Florida Statute. 

Analysis: The proposed amendment complies with all four conditions established by 

Florida Statutes, §163.3187(1), for the adoption of any small scale comprehensive plan 

amendment:  

(a) The subject 3.47±-acre parcel is a use of 10 acres or fewer. 

(b) The amendment is the fourth proposed small scale amendment for calendar year 

2017 and will not exceed the cumulative maximum of 120 acres in a calendar year. 

(c) The proposed amendment does not involve a text change to the Comprehensive 

Plan, but only proposes a land use change to the Future Land Use Map for a site-

specific small scale development activity. 

(d) The property that is the subject of the proposed amendment is not within a 

designated area of critical state concern. 

 

Other applicable Comprehensive Plan objectives and policies 



PB 09-05-2017 
Re: SSA-2017-04 Page 4 
Staff Analysis 

1. Housing 

Policy HOU 1.1.1 Residential Areas.  The Escambia County FLUM and zoning 
maps will identify areas suitable for residential development and/or redevelopment. 

Analysis:  The proposed MU-U is a suitable replacement of the existing Commercial 

future land use to accommodate the suggested residential development. However, due 

to the mix of residential and mostly commercial uses in the area, the existing FLU 

commercial is a more suitable zoning designation for the area of commercial growth 

due to the proximity of less than a half mile away from a minor arterial road, Nine Mile 

Road. The current zoning of HC/LI has a location criteria for all new non-residential 

uses proposed within the HC/LI district which is a half-mile away from a major 

intersection where two arterial roads meet. Escambia County has limited arterial roads 

meeting arterial road intersection within a half-a-mile for commercial uses. Changing the 

FLU to MU-U would change the availability of FLU Commercial that is already meets 

the locational criteria.    

 

2. Future Land Use 

OBJ FLU 1.3 Future Land Use Map Designations 
Designate land uses on the FLUM to discourage urban sprawl, promote mixed use, 
compact development in urban areas, and support development compatible with the 
protection and preservation of rural areas. 

Analysis:  Mixed-Use Urban, the applicable FLU for much of the land surrounding the 

subject parcel, would promote more mixed use and compact development for the 

subject parcel and be more likely to discourage urban sprawl than the current 

Commercial FLU. 

3. Infrastructure  
Policy HOU 1.1.4 Adequate infrastructure.  To assure the sustainability of 
residential communities, Escambia County will require new residential development 
to locate where adequate infrastructure is available. 

Analysis:  The application includes documentation of the general adequacy of potable 

water, wastewater, and solid waste services.  The site is located along a major arterial 
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road and within 1000 feet of a minor arterial.  Redevelopment of the subject parcel from 

the existing vacant parcel would promote the efficient use of this available 

infrastructure. 

GOAL CMS 1 Concurrency Management System 
Escambia County will adopt a Concurrency Management System to ensure that 
facilities and services needed to support development are available concurrent with 
the impacts of such development. The Concurrency Management System will be 
determined by the provisions of the LDC. 
Potable Water.   

Policy INF 4.1.6 Developer Responsibility.  The cost of water line extensions 
made necessary by new development will be the responsibility of the developer 
unless otherwise funded by the service provider. 
Policy INF 4.1.7 Level of Service (LOS) Standards.  The LOS standard for 
potable water service within Escambia County will be 250 gallons per residential 
connection per day. For non-residential uses, the LOS requirements will be based 
upon an Equivalent Residential Connection (ERC) to be calculated by the service 
provider at the time of application. Escambia County will continue to work with the 
water providers to ensure that adequate capacity is available. 

Sanitary Sewer.   
Policy INF 1.1.7 Level of Service (LOS) Standards.  Average LOS standard for 
wastewater service is 210 gallons per residential connection per day, and the 
peak LOS will be 350 gallons per residential connection per day. For 
nonresidential uses, the LOS requirements will be based upon an Equivalent 
Residential Connection (ERC), as may be recalculated by the service provider 
from time to time, and on the size of the nonresidential water meter. Escambia 
County will continue to work with the water providers to ensure that adequate 
capacity is available. 
Policy INF 1.1.11 Required New Service Connection.  All new structures 
intended for human occupancy will connect to the ECUA wastewater system 
unless ECUC has determined that it is not feasible to provide wastewater service 
to the proposed structures.  Those structures not required to connect to the 
ECUA wastewater system will not be issued a building permit until the applicant 
has obtained the appropriate permit from the Health Department. 

Solid Waste Disposal.   
Policy INF 2.1.2 Perdido Landfill Operation.  Escambia County will provide and 
operate the Perdido Landfill so as to accommodate the municipal solid waste 
disposal needs of the entire County. 
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Policy INF 2.1.4 Level of Service (LOS) Standards.  The LOS standard for solid 
waste disposal will be 6 pounds per capita per day. 

Analysis:  The Emerald Coast Utilities Authority provides potable water distribution, 

sanitary sewer collection and treatment, and solid waste collection and disposal for the 

subject parcel.  The application includes a letter from the ECUA stating that those 

services are currently available at the parcel for an unspecified demand. 

Stormwater Management. 

Policy INF 3.1.5 Concurrency Management.  Escambia County will ensure the 
provision of stormwater management facilities concurrent with the demand for 
such facilities as created by development or redevelopment through 
implementation of the Concurrency Management System. 
Policy INF 3.1.6 Developer Responsibilities.  Installation of stormwater 
management facilities made necessary by new development will be the 
responsibility of the developer. 

Transportation and Mobility.   
Policy MOB 1.1.2 On-site Facilities.  All new private development will be 
required to provide safe and convenient on-site traffic flow as indicated in the 
LDC.  
Policy MOB 1.1.7 Access Management.  Escambia County will promote access 
management by limiting the number of conflict points that a motorist experiences 
during travel, separating conflict points as much as possible when they cannot be 
eliminated, and controlling the turning movements to facilitate traffic flow on 
affected roadways.  

Analysis: Any redevelopment of the subject parcel is required to comply with the current 

stormwater management, onsite parking, site access, and other applicable development 

standards of the LDC.  County compliance review of any redevelopment plan would be 

required prior to plan approval.   

Transportation & Traffic Operations (TTO) Staff has reviewed the Small-Scale 

Amendment Case (SSA)-2017-04, 9700 Pensacola Blvd (US29), agenda item for the 

Planning Board meeting scheduled for September 5th, 2017. Please see the below 

comments. 
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Currently, there are no Roadway Improvement Projects programmed in the 

County’s Capital Improvement Program within the vicinity of the subject parcel. 

However, The Florida Department of Transportation (FDOT) currently has an ongoing 

Roadway Widening Project (6-Laning) of US29 from I-10 to north of Nine and One-Half 

Mile Road. Per FDOT, the construction is expected to be completed calendar year 

2020. 

Per the Florida-Alabama TPO’s Congestion Management Process Plan, N. 

Palafox Hwy is currently functioning within its allowable capacity for traffic volumes 

between the segment of Pensacola Boulevard and Nine Mile Road. The maximum 

level-of-service (LOS) for the roadway segment is LOS D (17,700 trips/day), and 

currently the roadway segment is functioning at a LOS C (13,667 trips/day) and is 

expected to remain at a LOS C and exceed 16,600 trips/day by Year 2024. However, 

once the 6-laning construction project is completed, referenced above, the LOS should 

see some level of additional relief.  

At this time, TTO has no immediate comments for the proposed small scale amendment 

request. TTO’s review is solely based off the application submittal packet, so the 

comments above hold no bearing on future TTO comments during the Development 

Review process.  

4. Protected Resources   
Wellheads.   

Policy CON 1.4.1 Wellhead Protection. Escambia County shall provide 
comprehensive wellhead protection from potential adverse impacts to current 
and future public water supplies. The provisions shall establish specific wellhead 
protection areas and address incompatible land uses, including prohibited 
activities and materials, within those areas. 

Analysis: The subject parcel is outside of any wellhead protection area. 

Historically Significant Sites.   
Policy FLU 1.2.1 State Assistance. Escambia County shall utilize all available 
resources of the Florida Department of State, Division of Historical Resources in 
the identification of archaeological and/or historic sites or structures within the 
County.  The County will utilize guidance, direction and technical assistance 
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received from this agency to develop provisions and regulations for the 
preservation and protection of such sites and structures. In addition, the County 
will utilize assistance from this agency together with other sources, such as the 
University of West Florida, in identifying newly discovered historic or 
archaeological resources. The identification will include an analysis to determine 
the significance of the resource. 

Analysis:  The applicant provided no confirmation of the presence or absence of 

historically significant sites or documentation of a referenced request made to the 

Florida Master Site File Division of Historical Resources. 

Wetlands and Habitat. 
Policy CON 1.1.2 Wetland and Habitat Indicators. Escambia County has 
adopted and will use the National Wetlands Inventory Map, the Escambia County 
Soils Survey, and the Florida Fish and Wildlife Conservation Commission’s 
(FFWCC) LANDSAT imagery as indicators of the potential presence of wetlands 
or listed wildlife habitat in the review of applications for development approval. 

Urban Forest. 

Policy CON 1.6.4 Urban Forest Management. Escambia County will, through 
LDC provisions and other measures, sustain and promote the urban forest.  

Analysis: There are no indications from the available National Wetland Inventory map 

that wetlands are on the subject parcel.  There are indications from public record photos 

that the subject property likely contains protected trees.  Any future development will be 

analyzed for compliance with all applicable environmental regulations prior to the 

issuance of development plan approval. 
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ORDINANCE NUMBER 2017-___ 
 

AN ORDINANCE OF ESCAMBIA COUNTY, FLORIDA, 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,” 
POLICY FLU 1.1.1 TO PROVIDE FOR AN AMENDMENT TO THE  2030 
FUTURE LAND USE MAP, CHANGING THE FUTURE LAND USE 
CATEGORY OF A PARCEL WITHIN SECTION 08, TOWNSHIP 1S, 
RANGE 30W, PARCEL NUMBER 08-1S-30-3201-049-005 TOTALING 
3.47 (+/-) ACRES, LOCATED ON NORTH PALAFOX HIGHWAY, FROM 
COMMERCIAL (C) TO MIXED-USE URBAN (MU-U); PROVIDING FOR 
A TITLE; PROVIDING FOR SEVERABILITY; PROVIDING FOR 
INCLUSION IN THE CODE; AND PROVIDING FOR AN EFFECTIVE 
DATE. 

 

WHEREAS, pursuant to Chapter 163, Part II, Florida Statutes, Escambia County 
adopted its Comprehensive Plan on April 29, 2014; and  

 

WHEREAS, Chapter 125, Florida Statutes, empowers the Board of County 
Commissioners of Escambia County, Florida, to prepare, amend and enforce 
comprehensive plans for the development of the County; and 

 

WHEREAS, the Escambia County Planning Board conducted a public hearing and 
forwarded a recommendation to the Board of County Commissioners to approve 
changes (amendments) to the Comprehensive Plan; and 

 

WHEREAS, the Board of County Commissioners of Escambia County, Florida finds that 
the adoption of this amendment is in the best interest of the County and its citizens;  

 

NOW, THEREFORE, BE IT ORDAINED by the Board of County Commissioners of 
Escambia County, Florida, as follows: 

 

Section 1. Purpose and Intent 

This Ordinance is enacted to carry out the purpose and intent of, and exercise the 
authority set out in, the Community Planning Act, Sections 163.3161 through 163.3215, 
Florida Statutes. 

 

 



 

PB: 09-05-17 Page 2 
Re: SSA-2017-04 
Draft 3 

Section 2. Title of Comprehensive Plan Amendment 

This Comprehensive Plan amendment shall be entitled – "Small Scale Amendment 
2017-04."   

Section 3.  Changes to the 2030 Future Land Use Map 

 

The 2030 Future Land Use Map, as adopted by reference and codified in Part II of the 
Escambia County Code of Ordinances, the Escambia County Comprehensive Plan: 
2030, as amended; Chapter 7, "Future Land Use Element," Policy FLU 1.1.1; and all 
notations, references and information shown thereon, is further amended to include the 
following future land use change. 

 

 A parcel within Section 08, Township 1S, Range 30W, parcel number 08-
1S-30-3201-049-005 totaling 3.47 (+/-) acres, located on 9700 Pensacola 
Boulevard, as more particularly described by Empire Land Surveying Inc, 
signed and sealed by Leland M. Empire, P.S.M. in the boundary survey 
dated June 16, 2017 attached as Exhibit A, from Commercial (C) to 
Mixed-Use Urban (MU-U).  

 

Section 4. Severability 

 

If any section, sentence, clause or phrase of this Ordinance is held to be invalid or 
unconstitutional by any Court of competent jurisdiction, the holding shall in no way affect 
the validity of the remaining portions of this Ordinance. 

 

Section 5. Inclusion in the Code 

 

It is the intention of the Board of County Commissioners that the provisions of this 
Ordinance shall be codified as required by Section 125.68, Florida Statutes, and that 
the sections, subsections and other provisions of this Ordinance may be renumbered or 
relettered and the word "ordinance" may be changed to "section," "article," or such other 
appropriate word or phrase in order to accomplish such intentions. 

 

 

 

INTENTIONALLY LEFT BLANK 
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Section 6.  Effective Date 

Pursuant to Section 163.3187(5)(c), Florida Statutes, this Ordinance shall not become 
effective until 31 days after adoption.  If challenged within 30 days after adoption, this 
Ordinance shall not become effective until the Department of Economic Opportunity or 
the Administration Commission enters a final order determining the Ordinance to be in  

compliance. 

DONE AND ENACTED this_____ day of ______________, 2017. 

BOARD OF COUNTY COMMISSIONERS 

OF ESCAMBIA COUNTY, FLORIDA 

By: _________________________________ 

 D.B. Underhill, Chairman 

ATTEST: PAM CHILDERS 

Clerk of the Circuit Court 

By: ___________________________  
Deputy Clerk 

(SEAL) 

ENACTED: 

FILED WITH THE DEPARTMENT OF STATE: 

EFFECTIVE DATE: 



EXHIBIT A



   
Planning Board-Regular   6. B.           
Meeting Date: 09/05/2017  
Issue: A Public Hearing Concerning the Review of an Ordinance Amending the

2030 Future Land Use Map, SSA-2017-05
From: Horace Jones, Director 
Organization: Development Services

RECOMMENDATION:
A Public Hearing Concerning the Review of an Ordinance Amending the 2030 Future
Land Use Map, SSA-2017-05

That the Board review and recommend to the Board of County Commissioners (BCC) for
adoption, an Ordinance amending the 2030 Future Land use Map.

BACKGROUND:
The applicant requests a future Land Use (FLU) Map amendment to change the FLU
category of a 1.43 +/- acre parcel, as depicted in the Exhibit A, From Industrial (I) to
Mixed-Use Suburban (MU-S).  The current zoning designation of the referenced parcel
is Heavy Commercial and Light Industrial (HC/LI), in which the applicant is also seeking
a zoning change.  The FLU change is proposed to allow for residential development.

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
Meredith D. Crawford, 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:
This Ordinance, amending the Comprehensive Plan, will  be filed with the Department of



This Ordinance, amending the Comprehensive Plan, will  be filed with the Department of
State following adoption by the board.

Implementation of this Ordinance will consist of an amendment to the Comp Plan and
distribution of a copy of the adopted Ordinance to interested citizens and staff.

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

Attachments
SSA-2017-05 Working Case File
Draft Ordinance
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ESCAMBIA COUNTY DEVELOPMENT SERVICES DEPARTMENT
3363West Park Place, Pensacola, FL 32505 (850) 595-3475

FUTURE LAND USE MAP AMENDMENT APPLICATION SS& ~*0 H-o5

(THIS SECTION FOR OFFICE USE ONLY):

TYPE OF REQUEST: SMALL SCALE FLU AMENDMENT
~T LARGE SCALE FLU AMENDMENT

Current FLU: -L- Desired FLU: /tw-S Zoning: Uc/li Taken bv: A-M^Uy^, J. 7i^
Planning Board Public Hearing, date(s): iLl/fA- 5,&o/i

BCC Public Hearing, proposed date(s): ?ft -S^pZ-^oyl , (b>CC Q^l.S.Z^Il
Fees Paid ; Receipt # Date:.

OWNER'S NAME AND HOME ADDRESS AS SHOWN ON PUBLIC RECORDS OF

ESCAMBIA COUNTY, FL

Name: Todd Stafford of Stafford Development Group Inc

Address:
357 Grande Oaks Blvd.

City: Cantonment

Telephone: ( ) 336-5330

State: Fl

Email: tstafford@heatonbrothersconstruction.com

DESCRIPTION OF PROPERTY:

Street address: 5940 Saufley Pines Road

Subdivision:

Property reference number: Section 02^

Parcel 3000

Size of Property (acres) 1-43

Township 2S

Lot 000

Zip Code: 32533

Range 31

Block 009

FLU Page 3 of7







































3363 WEST PARK PLACE • PENSACOLA, FLORIDA  32505 • 850-595-3404 • 850-595-3405 (FAX) 

 
BOARD OF COUNTY COMMISSIONERS 

ESCAMBIA COUNTY, FLORIDA 
 

INTEROFFICE MEMORANDUM 
 

TO:  Andrew Holmer, Development Services Manager 
   Development Services Department 
 
FROM: David Forte, Division Manager 
  Transportation & Traffic Operations Division 
 
DATE: August 21, 2017 
 
RE: Transportation & Traffic Operations (TTO) Comments – SSA-2017-05 
 

TTO Staff has reviewed the Small Scale Amendment Case (SSA)-2017-05, 5940 
Saufley Pines Road, agenda item for the Planning Board meeting scheduled for 
September 5th, 2017. Please see the below comments. 
 

Currently, there are no Roadway Improvement Projects programmed in the 
County’s Capital Improvement Program within the vicinity of the subject parcel.  

 
At this time, TTO has no immediate comments for the proposed small scale 

amendment request. TTO’s review is solely based off the application submittal packet, 
so the comments above hold no bearing on future TTO comments during the 
Development Review process.  
 
 
cc: Horace Jones, Development Services Department Director 

Joy Blackmon, P.E., Public Works Department Director 
 Colby Brown, P.E., Public Works Department Deputy Director 
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Comprehensive Plan 

Small-Scale Future Land Use Map 
Amendment Staff Analysis 

 

General Data 
 

Project Name: SSA 2017-05 
Location: 5940 Saufley Pines Rd 
Parcel #s: 02-2S-31-3000-000-009 

 
Acreage: 1.43 (+/-) acres 
Request: From Industrial (I) to Mixed-Use Suburban (MU-S) 
Applicant: David Fitzpatrick, Agent for Stafford Development Group, Owner 
Meeting Dates: Planning Board, September 5, 2017 

BCC, October 5, 2017 
 
 
 
Summary of Proposed Amendment: 

The small scale amendment to the future land use (FLU) map of the county proposes to 
change the FLU category of a 1.43-acre parcel from Industrial (I) to Mixed-Use 
Suburban (MU-S).  The parcel can be accessed along Saufley Pines Road between 
East Fence Road and Blue Angel Parkway.  A vacant parcel adjoins the subject parcel 
on all three sides, which is in the development stages for a residential subdivision. The 
zoning designation for the subject parcel is HC/LI and the applicant is requesting to 
rezone to MDR, suitable for single-family residential.  
 
The existing and proposed future land use categories are described in Comprehensive 
Plan policy FLU 1.3.1 and summarized as follows: 
Industrial. Intended for a mix of industrial development and ancillary office and 
commercial uses that are deemed to be compatible with adjacent or nearby properties. 
Industrial areas shall facilitate continued industrial operations within the County and 
provide jobs and employment security for present and future residents.  The listed range 
of allowable uses is Light to intensive industrial, ancillary retail and office. No new 
residential development is allowed.  
Mixed-Use Suburban. Intended for a mix of residential and non-residential uses while 
promoting compatible infill development and the separation of urban and suburban 
land uses.  The MU-S FLU has a maximum residential density of 25 du/acre and a 
maximum floor area ratio (FAR) of 1.0. 
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Land Development Code FLU map amendment requirements 
Sec. 2-7.3 (e) Comprehensive Plan map amendments 
(3) Compliance review.   

a. General amendment conditions.  All amendments to the Comprehensive Plan 
shall demonstrate the following general conditions, allowing that where an 
amendment is imposed by a state or federal requirement it need only 
demonstrate the conditions to the greatest extent practicable under that 
requirement: 
1. Need and benefit.  There is an identified land use need particular to the 

scope and function of the Comprehensive Plan for which an amendment is 
clearly warranted. 

Analysis: The application cover letter states that the parcel is within an existing 

residentially developed area with existing infrastructure.  Unlike the existing Industrial 

FLU, the proposed MU-S allows for residential development.  Conversion to MU-S would 

eliminate the FLU dedication of Industrial use and provide greater accommodation of 

residential uses within a mixed-use environment.  

The applicant provided no need-based justification for more residential housing.  

The “Data and Analysis Response” in the application, the analysis  refers to a 

residential development.  Single-family residential is not a permitted use within the 

existing Industrial FLU of the subject parcel and if the requested MU-S FLU is approved, 

the density would be limited to 25 du/acre. 

2. Professional practices.  The proposed amendment applies contemporary 
planning principles, engineering standards, and other professional practices to 
provide an effective and efficient remedy for the identified land use problem or 
need. 

Analysis:  Accepting single-family residential use as the identified need, the proposed 

amendment applies appropriate planning principles by suggesting a replacement FLU 

that is both consistent with the proposed use and the same as most adjoining and 

surrounding property.   

b. FLUM amendment conditions.  In addition to the general amendment 
conditions, a future land use map amendment shall be based upon analyses 
[required] by Florida Statute. 

Analysis: The proposed amendment complies with all four conditions established by 

Florida Statutes, §163.3187(1), for the adoption of any small scale comprehensive plan 

amendment:  
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(a) The subject 1.43-acre parcel is a use of 10 acres or fewer. 

(b) The amendment is the fifth proposed small scale amendment for calendar year 2017 

and will not exceed the cumulative maximum of 120 acres in a calendar year. 

(c) The proposed amendment does not involve a text change to the Comprehensive 

Plan, but only proposes a land use change to the Future Land Use Map for a site-

specific small scale development activity. 

(d) The property that is the subject of the proposed amendment is not within a 

designated area of critical state concern. 

 

Other applicable Comprehensive Plan objectives and policies 

1. Housing 

Policy HOU 1.1.1 Residential Areas.  The Escambia County FLUM and zoning 
maps will identify areas suitable for residential development and/or redevelopment. 

Analysis:  The proposed MU-S is a suitable replacement of the existing Industrial future 

land use to accommodate the suggested residential development, and is consistent with 

the FLU of the surrounding residential development. 

2. Future Land Use 

OBJ FLU 1.3 Future Land Use Map Designations 
Designate land uses on the FLUM to discourage urban sprawl, promote mixed use, 
compact development in urban areas, and support development compatible with the 
protection and preservation of rural areas. 

Analysis:  Mixed-Use Suburban, the applicable FLU for much of the land surrounding the 

subject parcel, would promote more mixed use and compact development for the 

subject parcel. 

3. Infrastructure  
Policy HOU 1.1.4 Adequate infrastructure.  To assure the sustainability of 
residential communities, Escambia County will require new residential development 
to locate where adequate infrastructure is available. 

Analysis:  The application includes documentation of the general adequacy of potable 

water, wastewater, and solid waste services.  The site is located along a local street and 

within 2000 feet of a minor arterial.  The subject parcel would retain the use as single-

family and be incorporated within the adjoining larger parcel that is being developed as a 
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residential subdivision, promoting the efficient use of the available infrastructure. 

GOAL CMS 1 Concurrency Management System 
Escambia County will adopt a Concurrency Management System to ensure that 
facilities and services needed to support development are available concurrent with 
the impacts of such development. The Concurrency Management System will be 
determined by the provisions of the LDC. 
Potable Water.   

Policy INF 4.1.6 Developer Responsibility.  The cost of water line extensions 
made necessary by new development will be the responsibility of the developer 
unless otherwise funded by the service provider. 
Policy INF 4.1.7 Level of Service (LOS) Standards.  The LOS standard for 
potable water service within Escambia County will be 250 gallons per residential 
connection per day. For non-residential uses, the LOS requirements will be based 
upon an Equivalent Residential Connection (ERC) to be calculated by the service 
provider at the time of application. Escambia County will continue to work with the 
water providers to ensure that adequate capacity is available. 

Sanitary Sewer.   
Policy INF 1.1.7 Level of Service (LOS) Standards.  Average LOS standard for 
wastewater service is 210 gallons per residential connection per day, and the 
peak LOS will be 350 gallons per residential connection per day. For 
nonresidential uses, the LOS requirements will be based upon an Equivalent 
Residential Connection (ERC), as may be recalculated by the service provider 
from time to time, and on the size of the nonresidential water meter. Escambia 
County will continue to work with the water providers to ensure that adequate 
capacity is available. 
Policy INF 1.1.11 Required New Service Connection.  All new structures 
intended for human occupancy will connect to the ECUA wastewater system 
unless ECUC has determined that it is not feasible to provide wastewater service 
to the proposed structures.  Those structures not required to connect to the ECUA 
wastewater system will not be issued a building permit until the applicant has 
obtained the appropriate permit from the Health Department. 

Solid Waste Disposal.   
Policy INF 2.1.2 Perdido Landfill Operation.  Escambia County will provide and 
operate the Perdido Landfill so as to accommodate the municipal solid waste 
disposal needs of the entire County. 
Policy INF 2.1.4 Level of Service (LOS) Standards.  The LOS standard for solid 
waste disposal will be 6 pounds per capita per day. 

Analysis:  The Emerald Coast Utilities Authority provides potable water distribution, 

sanitary sewer collection and treatment, and solid waste collection and disposal for the 

subject parcel.  The application includes a letter from the ECUA stating that those 

services are currently available at the parcel for an unspecified demand. 
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Stormwater Management. 
Policy INF 3.1.5 Concurrency Management.  Escambia County will ensure the 
provision of stormwater management facilities concurrent with the demand for 
such facilities as created by development or redevelopment through 
implementation of the Concurrency Management System. 
Policy INF 3.1.6 Developer Responsibilities.  Installation of stormwater 
management facilities made necessary by new development will be the 
responsibility of the developer. 

Transportation and Mobility.   
Policy MOB 1.1.2 On-site Facilities.  All new private development will be 
required to provide safe and convenient on-site traffic flow as indicated in the 
LDC.  
Policy MOB 1.1.7 Access Management.  Escambia County will promote access 
management by limiting the number of conflict points that a motorist experiences 
during travel, separating conflict points as much as possible when they cannot be 
eliminated, and controlling the turning movements to facilitate traffic flow on 
affected roadways.  

Analysis: Any redevelopment of the subject parcel is required to comply with the current 

stormwater management, onsite parking, site access, and other applicable development 

standards of the LDC.  County compliance review of any redevelopment plan would be 

required prior to plan approval.  

4. Protected Resources   
Wellheads.   

Policy CON 1.4.1 Wellhead Protection. Escambia County shall provide 
comprehensive wellhead protection from potential adverse impacts to current and 
future public water supplies. The provisions shall establish specific wellhead 
protection areas and address incompatible land uses, including prohibited 
activities and materials, within those areas. 

Analysis: The subject parcel is approximately one miles from the nearest public potable 

water wellhead, outside of any wellhead protection area. 

Historically Significant Sites.   
Policy FLU 1.2.1 State Assistance. Escambia County shall utilize all available 
resources of the Florida Department of State, Division of Historical Resources in 
the identification of archaeological and/or historic sites or structures within the 
County.  The County will utilize guidance, direction and technical assistance 
received from this agency to develop provisions and regulations for the 
preservation and protection of such sites and structures. In addition, the County 
will utilize assistance from this agency together with other sources, such as the 
University of West Florida, in identifying newly discovered historic or 
archaeological resources. The identification will include an analysis to determine 
the significance of the resource. 
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Analysis:  The applicant provided an assessment from a consultant stating the site 

appeared to be used as a plan nursery as part of the parent parcel. No documentation 

was provided of a referenced request made to Florida Master Site File, Division of 

Historical Resources.  

Wetlands and Habitat. 
Policy CON 1.1.2 Wetland and Habitat Indicators. Escambia County has 
adopted and will use the National Wetlands Inventory Map, the Escambia County 
Soils Survey, and the Florida Fish and Wildlife Conservation Commission’s 
(FFWCC) LANDSAT imagery as indicators of the potential presence of wetlands 
or listed wildlife habitat in the review of applications for development approval. 

Urban Forest. 
Policy CON 1.6.4 Urban Forest Management. Escambia County will, through 
LDC provisions and other measures, sustain and promote the urban forest.  

Analysis: There are no indications from the available National Wetland Inventory map 

that wetlands are on the subject parcel.  Any future development will be analyzed for 

compliance with all applicable environmental regulations prior to the issuance of 

development plan approval. 

 
The Proposed Plan amendment discourages urban sprawl by incorporating a 
development pattern or urban form that achieves the following: 
 

1. The proposed development would direct growth that will not have an adverse 
impact on natural resources and ecosystems. 

2. The proposed development would efficiently promote the extension of the 
existing public infrastructure system while upgrades may be done to maximize 
the use. 

3. The change in the FLU would allow flexibility in the mixed use land use and the 
residential zoning districts not currently allowed in the Industrial future land use. 

4. The parcel of land is currently Industrial FLU and substantially surrounded by 
medium density residential. Changing the FLU to Mixed-Use Suburban would 
allow the residential need for the area. 
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ORDINANCE NUMBER 2017-___ 1 

2 

3 

AN ORDINANCE OF ESCAMBIA COUNTY, FLORIDA, AMENDING PART II OF 4 

THE ESCAMBIA COUNTY CODE OF ORDINANCES, THE ESCAMBIA 5 

COUNTY COMPREHENSIVE PLAN: 2030, AS AMENDED; AMENDING 6 

CHAPTER 7, “THE FUTURE LAND USE ELEMENT,” POLICY FLU 1.1.1, TO 7 

PROVIDE FOR AN AMENDMENT TO THE  2030 FUTURE LAND USE MAP, 8 

CHANGING THE FUTURE LAND USE CATEGORY OF A PARCEL WITHIN 9 

SECTION 02, TOWNSHIP 2S, RANGE 31W, PARCEL NUMBER 3000-000-009 10 

TOTALING 1.43 (+/-) ACRES, LOCATED ON SAUFLEY PINES ROAD, FROM 11 

INDUSTRIAL (I) TO MIXED USE SUBURBAN (MU-S) PROVIDING FOR A 12 

TITLE; PROVIDING FOR SEVERABILITY; PROVIDING FOR INCLUSION IN 13 

THE CODE; AND PROVIDING FOR AN EFFECTIVE DATE.  14 

15 

16 

WHEREAS, pursuant to Chapter 163, Part II, Florida Statutes, Escambia County adopted 17 

its Comprehensive Plan on April 29, 2014; and  18 

19 

WHEREAS, Chapter 125, Florida Statutes, empowers the Board of County 20 

Commissioners of Escambia County, Florida to prepare, amend and enforce 21 

comprehensive plans for the development of the County; and 22 

23 

WHEREAS, the Navy Outlying Landing Field (NOLF) Saufley Field has discontinued  24 

Navy operations, therefore Escambia County Airfield Overlay density restrictions no 25 

longer apply; and 26 

27 

WHEREAS, the Escambia County Planning Board conducted a public hearing and 28 

forwarded a recommendation to the Board of County Commissioners to approve changes 29 

(amendments) to the Comprehensive Plan; and 30 

31 

WHEREAS, the Board of County Commissioners of Escambia County, Florida finds that 32 

the adoption of this amendment is in the best interest of the County and its citizens;  33 

34 

NOW, THEREFORE, BE IT ORDAINED by the Board of County Commissioners of 35 

Escambia County, Florida, as follows: 36 

37 

38 

Section 1. Purpose and Intent 39 

40 

This Ordinance is enacted to carry out the purpose and intent of, and exercise the 41 

authority set out in, the Community Planning Act, Sections 163.3161 through 163.3215, 42 

Florida Statutes. 43 

44 

45 
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Section 2. Title of Comprehensive Plan Amendment 1 

 2 

This Comprehensive Plan amendment shall be entitled – "Small Scale Amendment 2017-3 

05."   4 

 5 

Section 3.  Changes to the 2030 Future Land Use Map 6 

 7 

The 2030 Future Land Use Map, as adopted by reference and codified in Part II of the 8 

Escambia County Code of Ordinances, the Escambia County Comprehensive Plan: 2030, 9 

as amended; Chapter 7, "Future Land Use Element," Policy FLU 1.1.1; and all notations, 10 

references and information shown thereon, is further amended to include the following 11 

future land use changes: 12 

 13 

A parcel within Section 02, Township 2S, Range 31W, parcel number 3000-14 

000-009 and totaling 1.43 (+/-) acres, located on Saufley Pines Road, as 15 

more particularly described in the Boundary Survey description produced 16 

by KJM Land Planning, LLC, registered land surveyor dated 5/11/17, 17 

attached as Exhibit A, from Industrial (I) to Mixed Use Suburban (MU-S).  18 

Section 4.     Severability 19 

 20 

If any section, sentence, clause or phrase of this Ordinance is held to be invalid or 21 

unconstitutional by any Court of competent jurisdiction, the holding shall in no way affect 22 

the validity of the remaining portions of this Ordinance. 23 

 24 

Section 5. Inclusion in the Code 25 

 26 

It is the intention of the Board of County Commissioners that the provisions of this 27 

Ordinance shall be codified as required by Section 125.68, Florida Statutes, and that the 28 

sections, subsections and other provisions of this Ordinance may be renumbered or 29 

relettered and the word "ordinance" may be changed to "section," "article," or such other 30 

appropriate word or phrase in order to accomplish such intentions. 31 

 32 

 33 

 34 

 35 

 36 

 37 

INTENTIONALLY LEFT BLANK 38 

 39 

 40 

 41 

 42 

 43 

 44 
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Section 6.  Effective Date  1 

 2 

Pursuant to Section 163.3184(3)(c)(4), Florida Statutes, this Ordinance shall not become 3 

effective until 31 days after the Department of Economic Opportunity notifies Escambia 4 

County that the plan amendment package is complete.  If timely challenged, this 5 

Ordinance shall not become effective until the Department of Economic Opportunity or 6 

the Administration Commission enters a final order determining the Ordinance to be in 7 

compliance.     8 

 9 

DONE AND ENACTED this_____ day of ______________, 2017. 10 

 11 

      BOARD OF COUNTY COMMISSIONERS 12 

    OF ESCAMBIA COUNTY, FLORIDA 13 

 14 

  15 

      By: _________________________________ 16 

D. B. Underhill, Chairman  17 

 18 

ATTEST: PAM CHILDERS 19 

CLERK OF THE CIRCUIT COURT 20 

 21 

 22 

By: ___________________________    23 

Deputy Clerk  24 

 25 

(SEAL) 26 

 27 

 28 

ENACTED: 29 

FILED WITH THE DEPARTMENT OF STATE: 30 

EFFECTIVE DATE:  31 
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Planning Board-Regular   6. C.           
Meeting Date: 09/05/2017  
Issue: A Public Hearing Concerning the Review of the Oakfield Redevelopment

Plan and Recommend Determination of Conformance With the
Comprehensive Plan

From: Tonya Gant, Director 
Organization: Neighborhood & Human Svcs

RECOMMENDATION:
A Public Hearing Concerning the Review of Oakfield Redevelopment Plan and
Recommend Determination of Conformance With the Comprehensive Plan

That the Planning Board review and recommend to the Board of County Commissioners
(BCC) adoption of the Oakfield Redevelopment Plan and determine that the plan is in
conformance with the local Comprehensive Plan.

BACKGROUND:
On December 11, 2014, the Escambia County Board of County Commissioners
adopted a Resolution (R2014-147) creating the Oakfield Redevelopment Area District. 
The attached draft Oakfield Redevelopment Plan provides a framework for coordinating
and facilitating public and private redevelopment of the area.

Chapter 163.360(4) F.S. requires that the Community Redevelopment Agency
(CRA) submit the Plan to the local planning agency for recommendation with respect to
the conformity with the local Comprehensive Plan. A draft copy of the Plan is attached.

BUDGETARY IMPACT:
Funding sources include Tax Increment Financing (TIF), Community Development Block
Grant (CDBG) funds, and non-County funding sources to be determined.

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

PERSONNEL:
There is no additional personnel required.

POLICY/REQUIREMENT FOR BOARD ACTION:



Chapter 163.360(4) F.S. requires that the Community Redevelopment Agency
(CRA) submit the draft plan to the local planning agency for recommendation with
respect to the conformity with the local Comprehensive Plan.  CRA staff will ensure
proper advertisement.

IMPLEMENTATION/COORDINATION:
The CRA solicited input from residents and business owners in the Oakfield area by
conducting a series of four monthly public community meetings November 2016 thru
April 2017.  Upon adoption by the BCC, the CRA will continue to work with residents,
neighborhood associations, community stakeholders, and area businesses to
implement the plan.

Attachments
Draft Oakfield Redev Plan_PB2017
Legal Signoff_Oakfield Plan_PB2017
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CHAPTER 1: OVERVIEW 

PLAN CONTENT AND ORGANIZATION 

The Community Redevelopment Act of 1969 was enacted to provide local governments, within the State of 
Florida with the tools necessary to revitalize deteriorated communities.  These tools include the 
establishment of the Community Redevelopment Agency (CRA) to administer redevelopment plans and 
delegate certain powers such as the power to designate certain areas as: slum and/or blight; propose 
modification to community redevelopment plans; issue revenue bonds; and approve the acquisition, 
demolition, removal, or disposal of property. 

On July 1, 1977, the Florida Legislature amended the Community Redevelopment Act to allow governments 
to use tax increment financing (TIF) as a tool for redevelopment.  The amended Act also allows a designated 
CRA to utilize the revenues from the sale of tax increment bonds for specific projects aimed at redeveloping 
and improving community slum or blight.  The location and extent of such areas and redevelopment projects 
must first, however, be objectively established and so designated by the local governing authority. 

Community Redevelopment Agencies are granted the authority to undertake redevelopment projects 
following adoption of a community redevelopment plan as outlined in the Community Redevelopment Act 
F.S. 163.360. The redevelopment Plan guides future development and expenditures from the Trust Fund 
so as to eliminate existing conditions of blight and to create a condition for continued private reinvestment 
in the area.  The Plan provides a framework for coordinating and facilitating public and private 
redevelopment of the CRA.  Development and implementation of the Plan involves the efforts of the Agency, 
the private sector financial and business community and other governmental agencies.  Following the 
adoption of the initial Plan, subsequent modifications and amendments may be adopted by the Governing 
Body pursuant to F. S. 163.361. 
 
On December 11, 2014, the Escambia County Board of County Commissioners designated a portion of the 
Oakfield Community as a redevelopment district.  It was found that the designated district was a blighted 
area with a shortage of affordable houses for low and moderate income households.  This designation was 
necessary in the interest of the public health, safety, morals and welfare of the residents to eliminate the 
present condition of blight in area.  This Redevelopment Plan, developed with broad community 
involvement, supports the future redevelopment of the CRA Oakfield Redevelopment District and is written 
in compliance with F. S. Part III, Chapter 163.  
 

The Oakfield Redevelopment Plan represents the synthesis of a series of planning efforts conducted by the 
Escambia County CRA, area residents, and community leaders.  The intent of the Redevelopment Plan is 
to facilitate positive transformation, preservation, and revitalization of the neighborhoods in the designated 
Oakfield Redevelopment District.  Each of the planning initiatives contained herein involved a series of 
community workshops and meetings designed to create a unified vision for Oakfield.  The stakeholder-
driven planning process integrates several objectives: Enhance the physical environment; preserve 
residential character; support commercial activity; introduce a diverse mix of uses along primary corridors; 
pursue new development opportunities; create a community focal point to foster positive change in the 
area’s core; improve the pedestrian environment; and overcome the obstacles to economic development. 
 
To be useful as a long-term redevelopment guide, the redevelopment Plan must be flexible to accommodate 
unanticipated changes and should be monitored closely and updated to reflect changes in the economy, 
public concerns and private sector development opportunities.  The redevelopment Plan is a 
comprehensive resource for community leaders and stakeholders engaged in reshaping the social, 
economic, and physical form of the CRA Oakfield District.  Future actions targeted in this area are 
anticipated to follow the recommendations of the redevelopment Plan through continued discussions with 
residents, community stakeholders, and County agencies. 
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CHAPTER 2: INVENTORY & ANALYSIS 
This chapter presents a summary of existing conditions, including existing land uses, zoning districts; future 
land uses designations, demographic profile, housing conditions, and neighborhood identity and aesthetics.  
The summary of inventory results employs data generated by past studies from the Escambia County 
Community Redevelopment Agency, the Escambia County Property Appraiser GIS database, the 2010 
U.S. Census, and University of West Florida’s Haas Center for Business Research and Economic 
Development. 

CHAPTER 3: CONCEPT PLAN 
The information generated from the inventory, analysis, and the public involvement phases is the foundation 
for the recommendations contained in Chapter 3.  This chapter details action strategies based on 
established objectives, providing guidelines for sound development and redevelopment of properties in 
Oakfield. 

CHAPTER 4: CAPITAL IMPROVEMENTS 

This Chapter identifies projects that can be pursued as ongoing, in the short-term, mid-term, and long-term 
range. It also includes anticipated costs for the proposed improvements and funding sources to assist the 
CRA with budgeting and financial planning. 

CHAPTER 5: PROJECT IMPLEMENTATION 
This Chapter presents the organizational framework and financial strategies that will be required for 
successful implementation of the Redevelopment Plan. It defines the roles and responsibilities that should 
be undertaken by the various agencies and stakeholders that are involved in shaping the future 
development of the Community Redevelopment Agency Oakfield Redevelopment District. 

APPENDICES  
Five appendices conclude the Redevelopment Plan: A) Public workshops documentation; B) Statutory 
requirements; C) Tax increment financing; D) Resolution and Legal Description and E) A map indicating 
possible ECUA sewer expansion area. 

INTRODUCTION & GEOGRAPHIC CONTEXT 

Initiated in 2014, Escambia County’s Oakfield Redevelopment Strategy was a result of efforts to strengthen 
the center core region in Escambia County and continue the challenge to rehabilitate blighted 
neighborhoods.  The CRA Oakfield District is centrally located 3.5 miles northwest of the heart of downtown 
Pensacola (Fig. 1.1).  The City of Pensacola, which is now over 450 years old, around which Escambia 
County was developed, houses the location of a large U.S. naval air station, and is a designated tourist 
destination for residents of Louisiana, Alabama, and Mississippi. The CRA Oakfield Redevelopment 
District, where Old Palafox Street is located, provides a major and historic north-south artery to the heart 
of downtown Pensacola. 
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The southern part of Escambia County is connected by Interstate 10 and the Interstate 110 spur that leads 
south to downtown Pensacola. This metro area is 50 miles east of Mobile, Alabama, 200 miles west of 
Tallahassee, and 165 miles south of Montgomery, Alabama—the three largest cities near Pensacola (see 
Fig. 1.2). Commercial air traffic in the Pensacola and greater northwest Florida area is handled by 

Pensacola International Airport.  

 

 Figure 1.1: Pensacola regional context, GOOGLE MAPS                Figure 1.2: Map showing Escambia County’s location              
                                                                                                                in Florida, ESCAMBIA COUNTY GIS             

                          

As elsewhere in the Florida Panhandle, Escambia County’s overall growth has been significantly aided by 
tourism, even while naval and air force operations continue to support and define much of the character of 
the Panhandle coast.  While the beaches and historic downtown businesses have grown, and prospered, 
many other areas, particularly in the unincorporated parts of the county, have faced challenges in economic 
and residential growth.   

REDEVELOPMENT AREA BOUNDARY 

The CRA Oakfield Redevelopment District (Fig. 1.3) is bounded by 1-10 on the north, 1-110 on the east, 
Brent Lane on the south and Pensacola Blvd. (State Highway 29) on the west.  The total area comprises 
2,168.91 acres and has more than 18 recognized neighborhoods.  
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Fig. 1.3: OAKFIELD REDEVELOPMENT DISTRIFCT, ESCAMBIA COUNTY GIS 
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As one of Escambia County’s nine Community Redevelopment Areas, the CRA Oakfield Redevelopment 
District is located north east of the CRA Palafox District, south of the CRA Ensley District, south west of the 
CRA Atwood District and is approximately 7.6 miles south of the CRA Cantonment District (Fig. 1.4).  The 
Oakfield CRA District was once a central hub of Pensacola from the 1960’s to the 1980’s and continues to 
be utilized by many commuters.   
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     Fig. 1.4: ESCAMBIA COUNTY’S NINE REDEVELOPMENT AREAS, ESCAMBIA COUNTY GIS   

 



- 10 - 
 

CHAPTER 2: INVENTORY AND ANALYSIS 

EXISTING LAND USE 

The CRA Oakfield District is composed of 
2,861 parcels across 1,974 acres, excluding 
roads and rights-of-way.  Five primary land 
uses are represented: Residential 
(comprising approximately 40% of total land 
use), Commercial (approximately 15%), 
Vacant (approximately 19%), Industrial 
(approximately 6%), and Institutional 
(approximately 12%).  Other land uses, 
such as: parks, public properties and utilities 
comprise the remaining approximately 10% 
of land uses identified in the Redevelopment 
Area.  A more detailed description of these 
land uses follows below. 

                                                                      

                                                          

 

                              

 
FIGURE 2.1: DISTRIBUTION OF EXISTING LAND USES BY ACREAGE AS A PERCENT OF TOTAL ACRES. ESCAMBIA COUNTY GIS 

 
FIGURE 2.2: DISTRIBUTION OF EXISTING LAND USES BY PARCEL COUNT AS A PERCENT OF TOTAL PARCELS. ESCAMBIA COUNTY GIS 

785.44

289.86

114.38

234.11

364.29

186.07

Residential

Commercial

Industrial

Institutional

Vacant

Other (parks, public and utilities)

39.78%

14.68%

5.79%
11.86%

18.45%

26.78%

Residential

Commercial

Industrial

Institutional

Vacant

Other (parks, public and utilities)

Land Use Type Acreage % 

Residential 785.44 39.78% 

Single-Family Detached 680.62 34.48% 

Single-Family Attached 11.88 0.60% 

Multi-Family Residential 44.41 2.25% 

Mobile Home Park 13.12 0.66% 

Mobile Home 35.41 1.79% 

Commercial 289.86 14.68% 

Industrial 114.38 5.79% 

Institutional 234.11 11.86% 

Parks 11.65 0.59% 

Public 152.71 7.74% 

Utilities 21.70 1.10% 

Vacant/Undeveloped 364.29 18.45% 

   

Total 1,974.14 100% 

 TABLE 2.1: EXISTING LAND USES IN THE OAKFIELD REDEVELOPMENT AREA. 

ESCAMBIA COUNTY GIS 
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FIGURE 2.3: EXISTING LAND USE IN THE OAKFIELD REDEVELOPMENT DISTRICT, ESCAMBIA COUNTY GIS 

 

 



- 12 - 
 

RESIDENTIAL 
Of the 785.44 acres of residential land; single-family homes (attached and detached), account for 693 
acres, or 71.59% of the total residential acreage of the CRA Oakfield Redevelopment District.  Single-family 
residential uses account for a total of 2,048 parcels, or 72% of the total number of parcels in the District.  
This is by far the most dominant land-use type.  The second largest land use is Vacant/Undeveloped, 
comprising of 290 acres, or 10% of the District.  The third largest land use in the CRA Oakfield District is 
Commercial property.  Even though there are 173 Commercial lots, those lots account for only 6% of the 
existing land use. 

At a much small fraction of residential land use are the other residential types – multi-family (44.41 acres 
over 45 parcels), mobile homes (35.41 acres over 2 parcels) and mobile home parks (13.12 acres over 78 
parcels).  Their combined share of acreage is 4.37% of the residential acreage of the District. 

  
EXISTING RESIDENTIAL HOMES IN THE OAKFIELD REDEVELOPMENT DISTRICT, PHOTO: GOOGLE MAPS 

VACANT USES 
As a testament to the redevelopment potential of the area, the CRA Oakfield Redevelopment District’s 
second largest land-use category is vacant or undeveloped land.  Approximately 10.14% of the district 
consists of 364.29 acres across 290 parcels that are vacant/undeveloped.   

Vacant structures and abandoned lots are strong indicators of economic distress and lead to deterioration 
of the physical environment and are detrimental to the investment image of the community.  The presence 
of vacant and underutilized buildings contributes both as an opportunity and a liability for redevelopment.  
Smaller vacant parcels can be assembled and larger vacant parcels are “development ready” to support 
new development and/or significant adaptive reuse of underutilized and deteriorating buildings.   

There are several large undeveloped parcels in the CRA Oakfield Redevelopment District.  These areas 
consist of approximately 10% of land use and are presently heavily wooded and many are listed “For Sale”. 
There are no known future development plans for these sites. 
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VACANT PROPERTIES, OAKFIELD REDEVELOPMENT DISTRICT, PHOTO: GOOGLE MAPS 

COMMERCIAL 
The third largest land use contingent occupies 289.86 acres, or 6.05% of the total CRA Oakfield 
Redevelopment District’s acreage, covering 173 parcels.  These uses are located primarily along the 
commercially-oriented Pensacola Boulevard (Highway 29), North Palafox Street, Brent Lane and Airport 
Boulevard.  Smaller concentrations of commercial uses are also found along West Burgess Street.  
Oakfield’s geographic location, nearly in the center of Escambia County, serves the suburban clientele of 
those who work and reside in and around the Oakfield community. 

The CRA Oakfield District’s major commercial corridors, as mentioned above, continue to need 
revitalization and upgrades.  In the district, many of the commercial uses are generally left vacant or in 
dilapidated conditions.  Commercial zoning pattern appears to coincide with the current uses.  As part of 
the initial redevelopment efforts for this community, an Overlay District could be created to further offer 
building guidelines and restrictions.   

Pensacola Boulevard offers Oakfield residents multiple retail choices and is a major commercial corridor in 
the Oakfield community.  There are several types of commercial developments including auto dealerships, 
restaurants, small businesses and fast food choices. Also, located within the CRA Oakfield Redevelopment 
District is Pensacola’s first indoor shooting range. 

     
COMMERCIAL USES ALONG PENSACOLA BLVD. (HIGHWAY 29), PHOTO: GOOGLE MAPS 
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PARKS, PUBLIC USES AND UTILITIES 
 
Public uses in the CRA Oakfield Redevelopment District, as categorized by Escambia County GIS, include 
a wide variety of uses for the public benefit such a public park, schools, storm water detention areas, and 
government buildings.  These land uses consist of approximately 2.87% of existing land in the district.  
There are two public schools currently located within the district, (Woodham Middle School and Brown-
Barge Middle School) and three private Christian Schools, (Pensacola Christian College/Academy and 
Sunshine Christian Private School). 

Prior to the beginning of school year in August of 2018, the Escambia County School District will rezone 
Woodham Middle School students to other schools.  West Florida High School will move into the former 
Woodham Middle School.  Brown-Barge Middle School will move to the former West Florida High School 
site. 

Oakfield Acres Park is currently the only utilized public park located within CRA Oakfield Redevelopment 
District.  Oakfield Acres Park is located at 6124 Confederate Drive and is a 1-acre park with amenities such 
playground equipment, a Gazebo, picnic tables and plenty of open space for other activities.  Pensacola 
Christian College and Academy has several private baseball parks, walking tracks and open green spaces 
as indicated below. 

 
PARK AND PUBLIC FACILITIES, CRA OAKFIELD DISTRICT, GOOGLE MAPS 

 
 GREEN SPACES AT PENSACOLA CHRISTIAN COLLEGE AND ACADEMY, GOOGLE MAPS 
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INSTITUTIONAL 
Institutional uses in the CRA Oakfield Redevelopment District occupy 234 acres, which is 12% of the land.  
This land use category has a total of 117 parcels, which represents 4.09% of total parcels of the district.  
Institutional uses are generally churches or church-owned properties. However, the Escambia Education 
Association is located within the CRA Oakfield Redevelopment District and serves many local organizations 
and assists local teacher organizations and groups. 

 
ESCAMBIA EDUCATION ASSOCIATION, PHOTO: GOOGLE MAPS 

 

 
 INSTITUTIONAL USES, CRA OAKFIELD DISTRICT, PHOTO: GOOGLE MAPS 

INDUSTRIAL  
Industrial uses make up a small portion, 5.79% of the CRA Oakfield Redevelopment District.  Nearly all the 
industrial land uses are located off of North Palafox Street and Pensacola Boulevard (Highway 29).    
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INDUSTRIAL PROPERTIES, CRA OAKFIELD DISTRICT, PHOTO: GOOGLE MAPS 

FUTURE LAND USE & COMPREHENSIVE PLAN 

The Escambia County Comprehensive Plan is a guiding document that sets forth goals, 
objectives, and policies that help define the character, rate of growth, and timing for future 
development in the County. It also corresponds with the County’s future land use map (Fig. 2.4) 
that identifies nearly all the Oakfield Redevelopment District as a candidate for mixed-use urban 
redevelopment with strip commercial development along established corridors. 
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Figure 2.4: FUTURE LAND USE IN THE CRA OAKFIELD REDEVELOPMENT AREA, Escambia County GIS  
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The following sections are excerpts from the Goals, Policies and Objectives of the Escambia County 
Comprehensive Plan.  These goals, policies and objectives have a direct impact on the CRA 
Oakfield Redevelopment Area and are included below:  
 
Chapter 7: Future Land Use Element 

GOAL FLU 1 FUTURE DEVELOPMENT PATTERN  

Escambia County will implement a planning framework that defines, supports and facilitates the desired 
future development pattern in Escambia County while protecting and preserving natural and historic 
resources. 

OBJECTIVE FLU 1.1 Growth Strategies 

Apply accepted planning principles and utilize innovative and flexible planning strategies to achieve orderly 
and balanced growth and development. 

OBJECTIVE FLU 1.3 Future Land Use Map Designations 

Designate land uses on the FLUM to discourage urban sprawl, promote mixed use, compact development 
in urban areas, and support development compatible with the protection and preservation of rural areas. 

POLICY FLU 1.3.1 Future Land Use Categories. General descriptions, range of allowable uses and 
residential densities and non-residential intensities for all future land use categories in Escambia County 
are outlined below: 

1. FLUM Mixed-Use Urban (MU-U) 

General Description: Intended for an intense mix of residential and non-residential uses while promoting 
compatible infill development and the separation of urban and suburban land uses within the category.   

Range of Allowable Uses: Residential, Retail and Services, Professional Office, Light Industrial, 
Recreational Facilities, and Public and Civic, limited agriculture. 

Standards: Residential Maximum Density 25 du/acre, Non-Residential Minimum Intensity: 0.25 Floor Area 
Ratio (FAR), Maximum Intensity: 2.0 FAR.  Escambia County intends to achieve the following mix of land 
uses for new development within a ¼ of mile arterial roadways or transit corridors by 2030: Residential – 
8% to 25%, Public/Recreation/Institutional – 5% to 20%, Non-Residential: Retail/Service – 30% to 50%, 
Office – 25% to 50%, and Light Industrial – 5% to 10%.  In areas beyond a ¼ mile of arterial roadways or 
transit corridors, the following mix of land uses is anticipated: Residential – 70% to 85%, 
Public/Recreation/Institutional – 10% to 25%, and Non-Residential – 5% to 10%. 

2. FLUM Commercial (C) 

General Description: Indented for professional office, retail, wholesale, service and general business trade.  
Residential development may be permitted only if secondary to a primary commercial development. 

Range of Allowable Uses: Residential, Retail and Services, Professional Office, Light Industrial, 
Recreational Facilities, and Public and Civic. 

Standards: Residential Maximum Density: 25/du/acre, Non-Residential Minimum Intensity: None, and 
Maximum Intensity: 1.0 Floor Area Ration (FAR). 

 

3. FLUM Industrial (I) 
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General Description: Intended for a mix of industrial development and ancillary office and commercial uses 
that are deemed to be compatible with adjacent or nearby properties.  Industrial areas shall facilitate 
continued industrial operations within the County and provide jobs and employment security for present 
and future residents. 

Range of Allowable Uses: Light to Intensive Industrial, ancillary retail and office.  No new residential 
development is allowed. 

Standards: Residential Maximum Density: None, Non-Residential Minimum Intensity: None, and Maximum 
Intensity: 1.0 FAR 

4. FLUM Recreation (REC) 

General Description: Recreational opportunities for the Escambia County citizens including a system of 
public and private park facilities. 

Range of Allowable Uses: Active and passive recreation activities and amenities, Park facilities such as 
boat launch, basketball courts, tennis courts, baseball and softball fields, Meeting halls and the like. No new 
residential development is allowed. 

Standards: Residential Maximum Density: None, Non-Residential Minimum Intensity: None, and Maximum 
intensity: 0.5 FAR 

5. FLUM Public (P) 

General Description: Provides for uses or facilities owned or managed by the Federal, State or County 
government or other public institutions or agencies. 

Range of Allowable Uses: Public Parks, local, regional, State or Federal facilities, public structures or lands, 
and quasi-public Facilities providing public services. 

Standards: Residential Maximum Density: None, Non-Residential Minimum Intensity: None, and Maximum 
intensity: None 

OBJECTIVE FLU 1.4 Protect Existing Communities 

Escambia County will protect and enhance existing communities by eliminating nonconforming uses and 
structures over time and through an active code enforcement program. 

POLICY FLU 1.4.1 Nonconformity. Escambia County will prohibit expansion of nonconforming land uses 
or structures within the County. The LDC will restrict any activity that would expand the land use in question, 
improve structures or expand improvements associated with a nonconforming land use. 

POLICY FLU 1.4.2 Code Enforcement. Escambia County will conduct a combination of complaint-driven 
and systematic code enforcement actions to reduce property maintenance code violations. 

OBJECTIVE FLU 1.5 Sustainable Development 

Escambia County will promote sustainable development by encouraging compact, mixed- and multi-use 
land patterns. 
 
POLICY FLU 1.5.1 New Development and Redevelopment in Built Areas. To promote the efficient use of 
existing public roads, utilities and service infrastructure, the County will encourage redevelopment in 
underutilized properties to maximize development densities and intensities located in the MU-S, MU-U, 
Commercial and Industrial Future Land Use categories (except for residential development). 

POLICY FLU 1.5.2 Compact Development and Maximum Densities and Intensities. To ensure 
developments are designed to be compact and to accommodate travel mode choice-especially for short, 



- 20 - 
 

local trips-the County will require minimum densities in the MU-S Future Land Use category and encourage 
the maximum densities and intensities in the MU-U Future Land Use category. 

GOAL FLU 2 DEVELOPMENT AND PUBLIC SERVICES  

Escambia County will promote urban strategies for compact development, the efficient provision of 
infrastructure and urban services, and the protection of natural resources. Urban strategies will include infill 
development, mixed-use development and coordinated land use and transportation planning.  

OBJCETIVE FLU 2.1 Urban Development 

Direct growth toward those areas where infrastructure and services exist to support development at 
approved densities and intensities.  

POLICY FLU 2.1.1 Infrastructure Capacities. Urban uses will be concentrated in the urbanized areas with 
the most intense development permitted in the Mixed-Use Urban (MU-U) areas and areas with sufficient 
central water and sewer system capacity to accommodate higher density development. Land use densities 
may be increased through Comprehensive Plan amendments. This policy is intended to direct higher 
density urban uses to those areas with infrastructure capacities sufficient to meet demands and to those 
areas with capacities more than current or projected demand. Septic systems remain allowed through 
Florida Health Department permits where central sewer is not available.  

POLICY FLU 2.1.2 Compact Development. To promote compact development, FLUM amendments and 
residential re-zonings to allow for higher residential densities to be allowed in the MU-U and MU-S future 
land use categories.  

OBJECTIVE FLU 2.3 Infill Development  

Encourage infill development in appropriate urbanized areas where infrastructure is sufficient to meet 
demands, such as in MU-U and MU-S.  

POLICY FLU 2.3.1 Area Designation. All Community Redevelopment Areas, as adopted by the BCC, are 
hereby designated as an Urban Infill and Redevelopment Area in conformance with Florida Statutes.  

POLICY FLU 2.3.2 Community Redevelopment Areas. Escambia County will use its fiscal resources to 
encourage infill residential, commercial and public development in the Community Redevelopment Areas.  

OBJECTIVE FLU 2.4 Community Redevelopment  

The Community Redevelopment Agency (CRA) will continue to implement the recommendations of the 
Community Redevelopment Strategy, may be updated from time to time.  

POLICY FLU 2.4.1 Strategy The CRA and other County agencies will implement the recommendations of 
the Community Redevelopment Strategy through the Palafox, Englewood, Oakfield, Warrington and 
Barrancas Redevelopment Plans.  

POLICY FLU 2.4.2 Block Grants Escambia County will direct its Community Development Block Grant 
(CDBG) efforts primarily to the Community Redevelopment Areas, but in any case, the program 
requirements promulgated by the U.S. Department of Housing and Urban Development (HUD) will be met.  

Chapter 8: Mobility Element 

The purpose of the Mobility Element, serving as the Transportation Element, is to establish the desired and 
projected transportation system in Escambia County and to plan for future motorized and non-motorized 
traffic circulation systems. This element provides guidelines to prepare for and establish an effective multi-
modal transportation system. 

GOAL MOB 1 TRANSPORTATION 
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Escambia County will provide a safe, cost-effective and functional roadway and transportation system for 
all residents and visitors to Escambia County.  

OBJECTIVE MOB 1.1 Transportation System  

Continue to provide a safe, convenient, efficient and cost-effective multimodal transportation system and 
roadway network for present and future residents.  

POLICY MOB 1.1.3 Non-motorized Transportation. All new public and road construction projects in urban 
areas or community redevelopment areas will accommodate non-motorized transportation. At a minimum, 
sidewalks and bicycle facilities should be included. Consideration should also be given to include storage 
racks, striping, or signage.  

POLICY MOB 1.1.11 Required Bicycle and Pedestrian Facilities. Escambia County will encourage through 
private/public partnerships the installation of sidewalks along the street frontage of new development 
(including but not limited to new development along routes shown on the TPO Bicycle and Pedestrian Plan, 
the County’s Bicycle and Pedestrian Plan, or the “Transportation Alternative” Plan) to provide connectivity 
and utility for existing sidewalks near the development.  

POLICY MOB 1.1.12 Coordination with School District and Sidewalk Planning Participation. Escambia 
County will coordinate with the Escambia County School District regarding new school siting and needs at 
existing schools when determining locations for improvements to pedestrian facilities.  Escambia County 
will also seek public input from citizens, the Escambia County School District, and the development 
community regarding sidewalk needs and priorities.  

OBJECTIVE MOB 1.2 Transportation and Land Use 

Assure the continual coordination of land use decisions with the future traffic circulation system by 
coordinating traffic circulation improvements with the FLUM and maintaining consistency between land use 
decisions and traffic circulation system improvements.  

POLICY MOB 1.2.2 Non-motorized Transportation Facilities. Escambia County will provide or require the 
provision of non-motorized transportation facilities to link residential areas with recreational and commercial 
areas in a safe manner. This may include the construction of sidewalks, bike lanes, installation of signage, 
striping of roadways, or the like so as to accommodate non-motorized transportation facilities.  

GOAL MOB 2 TRANSIT  

Escambia County will encourage the provision and use of a safe, efficient and financially feasible mass 
transit transportation system, which is responsive to the community needs, consistent with land use policies, 
is environmentally sound, and that promotes economic opportunity and energy conservation.  

OBJECTIVE MOB 2.2 Mass Transit and Growth Patterns 

Operate an efficient and accessible fixed route mass transportation service in support of the projected 
growth patterns of the service area while maintaining or increasing ECAT’s operating ratio. 

POLICY MOB 2.2.1 Route Modernization. ECAT will modernize service from the existing radial route 
system into a modified grid system to improve efficiency. 

POLICY MOB 2.2.2 Service Area Adjustments. ECAT will realign or adjust existing routes to provide service 
to areas requiring service while at the same time reducing service to lower-use areas in order to provide 
more efficient service to more riders at comparable cost. 

Chapter 9: Housing Element 

The purpose of the Housing Element is to provide guidance for the development of safe, sanitary and 
affordable housing for all residents of Escambia County. In particular, the goals, objectives and policies 
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contained in this element are intended to identify and address current and future deficits in the provision of 
moderate, low and very-low income housing, group homes, foster care facilities and housing for those with 
special needs. In addition, this element is intended to provide guidance to public and private sector housing 
providers, as well as the residents of Escambia County, regarding redevelopment of existing 
neighborhoods, removal of substandard housing, relocation assistance and critical housing assistance 
programs. 

GOAL HOU 1 Provision of Housing 

Escambia County will provide safe, sanitary and affordable housing for the current and future residents of 
the County. 

OBJECTIVE HOU 1.1 Housing Delivery Process 

Provide guidance and direction to both the public and private sectors to assist in the provision of adequate 
housing that varies in type, density, size, tenure, ownership, cost and location. 

POLICY HOU 1.1.1 Residential Areas. The Escambia County FLUM and Zoning maps will identify areas 
suitable for residential development and/or redevelopment. 

OBJECTIVE HOU 1.2 Affordable Housing 

Assure the provision of safe, sanitary and affordable housing for moderate, low and very-low income 
residents. 

POLICY HOU 1.2.1 Definition. Escambia County will define affordable housing as housing with costs, 
including monthly rents or mortgage payments, taxes, insurance, and utilities, not exceeding 30 percent of 
the amount that represents the percentage of the median adjusted gross annual income for the households 
in Florida Statutes as amended. 

POLICY HOU 1.2.2 Location. Escambia County will allow the location of affordable housing in any 
residential FLUM category provided the housing is compatible with all applicable rules and regulations of 
the LDC. 

POLICY HOU 1.2.3 Development Types. Escambia County will promote affordable housing opportunities 
by allowing cluster developments, zero-lot line developments, planned unit developments and other types 
of housing layouts that may reduce the cost of individual dwelling units. 

POLICY HOU 1.2.4 Mobile or Manufactured Home Location. Escambia County will encourage the use of 
modular homes, mobile, and/or manufactured as a type of housing as defined by Florida Statutes within 
the appropriate zoning and FLU categories. 

OBJECTIVE HOU 1.4 Existing Neighborhoods and Redevelopment 

Protect the character of existing residential neighborhoods, provide opportunities for redevelopment, and 
infill development and reduce the number of substandard housing units through the continued 
implementation of structural and aesthetic improvement programs such as but not limited to: preservation 
and infill, regulation enforcement, construction inspection, improvement aid, unsafe building abatement, 
substandard home removal, infrastructure improvement, and rental units and housing stock 
conservation/rehabilitation. 

OBJECTIVE HOU 1.5 Relocation Assistance 

Provide housing assistance, including relocation housing for persons displaced by public programs, 
projects or housing rehabilitation. 

POLICY HOU 1.5.1 Grants. Escambia County will pursue grants to provide for relocating moderate, low, 
and very low income persons displaced during the housing rehabilitation process. 
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POLICY HOU 1.5.2 County Policy. Escambia County will utilize its “Relocation Policy” that was developed 
in compliance with Public Law 93-383 (The Housing and Community Development Act of 1974) and 
adopted by the BCC on November 28, 1988, including any revisions thereto. 

OBJECTIVE HOU 1.6 Housing Programs 

Continue implementation of critical housing programs. Implementation will include, but not be limited to, 
County/Private partnerships, County/City partnerships, private non-profit and technical assistance 
providers. 

POLICY HOU 1.6.1 Program Information. Escambia County will continue its housing outreach program to 
assure dissemination of housing information. 

POLICY HOU 1.6.2 Non-discrimination. Escambia County will enforce its nondiscrimination policies and 
provisions so as to ensure access to housing opportunities by all segments of the County’s population. 

POLICY HOU 1.6.3 Low-Interest Mortgage Loans. Escambia County will cooperate with appropriate local, 
state and federal agencies to facilitate bond-backed low-interest mortgage loans for homes purchase by 
qualified individuals or families. 

POLICY HOU 1.6.4 Housing Finance Authority. Escambia County will participate with the Escambia County 
Housing Finance Authority (HFA) in the issuance of bonds to provide low interest mortgage loans for home 
purchases by qualified families. 

POLICY HOU 1.6.5 State and Federal Assistance. Escambia County will participate in affordable housing 
programs as made available by the state, federal, or other appropriate agencies. 

POLICY HOU 1.6.6 Neighborhood Enterprise Division. Escambia County will provide affordable 
homeownership and home repair assistance opportunities for moderate, low, and very low income 
homebuyers and homeowners. 

POLICY HOU 1.6.7 SHIP Fund Initiatives. Escambia County will use State Housing Initiatives Partnership 
(SHIP) Program funds to expand and/or enhance ongoing activities designed to develop new affordable 
housing initiatives conforming to the statutory requirements of Florida Statutes.  

Chapter 10: Infrastructure Element  

The purpose of the Infrastructure Element is to provide guidance in the provision of services necessary to 
accommodate existing and future development in a way that is environmentally sensitive, efficient, and 
cost-effective. Included within this Element are goals, objectives and policies regarding potable water 
provision, wastewater treatment, solid waste disposal, stormwater management and aquifer protection. The 
adequate provision of these services is intended to promote orderly growth within areas best suited to 
accommodate development, protect sensitive natural resource systems and rural and agricultural areas, 
and preserve the public health, safety, and general welfare of Escambia County’s citizens.  

GOAL INF 1 WASTEWATER 

Escambia County will ensure the provision of environmentally safe and efficient wastewater collection, 
treatment, and disposal concurrent with the demand for such services. 

OBJECTIVE INF 1.1 Provision of Wastewater Service 

Ensure the safe and efficient provision of wastewater services through coordination with service providers, 
maximized use of existing facilities, maintenance of appropriate levels of service, correction of existing 
deficiencies and protection of natural resources.  

POLICY INF 1.1.1 Service Agreements. Wastewater service will be provided at established levels of service 
within Escambia County consistent with the Interlocal Agreements between the County and the ECUA, the 
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Escambia County Utilities Authority Act, Chapter 2001-324, Laws of Florida, and agreements with other 
wastewater providers.  

POLICY INF 1.1.2 Provider Consistency with Plan Escambia County will coordinate with ECUA and other 
providers relative to their capital improvements and program formulation to assure consistency with this 
Comprehensive Plan. 

POLICY INF 1.1.4 Required Septic Tank Retirement. Escambia County will, in coordination with the 
Escambia County Health Department and wastewater service providers, require all onsite sewage 
treatment and disposal system (i.e., septic tank) users to connect to an available central sewer system 
within the times prescribed by Florida Statutes. Sewer availability shall also be as defined in Florida 
Statutes. 

POLICY INF 1.1.5 Coordination on System Expansions. Escambia County will coordinate with ECUA and 
other wastewater service providers on the extensions of sanitary sewer collection lines and the increase in 
capacity of wastewater treatment facilities to meet future needs.  

GOAL INF 3 STORMWATER MANAGEMENT 

Escambia County will ensure the provision of environmentally safe and efficient stormwater management 

concurrent with the demand for such services. 

OBJECTIVE INF 3.1 Provision of Stormwater Management 

Ensure the safe and efficient provision of stormwater management through maximized use of existing 

facilities, maintenance of appropriate levels of service, correction of existing deficiencies and protection of 

natural resources.  

POLICY INF 3.1.2 County System Improvements. Escambia County will continue its practice of enhancing 

localized and regional drainage systems to increase the LOS associated with development prior to current 

stormwater management requirements.  

Chapter 13 Recreation and Open Space Element  

The purpose of the Recreation and Open Space Element is to ensure adequate recreational opportunities 
for the citizens of Escambia County through the provision of a comprehensive system of public and private 
park facilities. These facilities may include, but are not limited to, natural reservations, parks and 
playgrounds, trails, beaches and public access to beaches, open spaces and waterways.  
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LAND DEVELOPMENT REGULATIONS 

The CRA Oakfield Redevelopment District land is divided into seven zoning categories.  Three primary 
zoning categories are represented in the district; medium density residential, heavy commercial/light 
industrial and high density mixed use.  As with land use, the share of each zoning designation reflects 
the dominance of the corresponding land use, with residential occupying 63.44% of the total acreage, 
heavy commercial/light industrial, occupying 22.55%, and commercial representing 13% (Table 2.2).  The 
CRA Oakfield Redevelopment District zoning categories are mapped in Figure 2.5 and described below.        
     
                                                                                                                                                                                                                                                  

                                                                        

 

 

 

 

 

 

 

 

 

 

 

Zoning Category Acreage % 

HDMU 285.45 14.48% 

HDR 253.78 12.87% 

MDR 636.14 32.27% 

HC/LI 508.66 25.80% 

HC/LI-NA 3.98 0.20 

Commercial 271.90 13.79% 

Recreation 11.65 0.59% 

   

Total 1,187.06 100% 

TABLE 2.2 DISTRIBUTION OF ZONING CATEGORIES, 

ESCAMBIA COUNTY GIS 
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    FIGURE 2.5: ZONING CATEGORIES IN THE OAKFIELD REDEVELOPMENT AREA, ESCAMBIA COUNTY GIS 
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High Density Mixed-use district (HDMU): The High Density Mixed-use district establishes appropriate 
areas and land use regulations for a complimentary mix of high density residential uses and compatible 
non-residential uses within urban areas. The primary intent of the district is to provide for a mix of 
neighborhood retail sales, services and professional offices with greater dwelling unit density and diversity 
than the Low Density Mixed-use district.  Additionally, the HDMU district is intended to rely on urban street 
connectivity and encourage vertical mixes of commercial and residential uses within the same building to 
accommodate a physical pattern of development characteristic of village main streets and older 
neighborhood commercial areas.  Residential uses within the district include all forms of single-family, two-
family and multi-family dwellings.  

High Density Residential district (HDR): The High Density Residential (HDR) district establishes 

appropriate areas and land use regulations for residential uses at high densities within urban areas. The 
primary intent of the district is to provide for residential neighborhood development in an efficient urban 
pattern of well-connected streets and at greater dwelling unit density and diversity than the Medium Density 
Residential district. Residential uses within the HDR district include most forms of single-family, two-family 
and multi-family dwellings. On residential uses within the district are limited to those that are compatible 
with urban residential neighborhoods.  
 
Medium Density Residential district (MDR): The Medium Density Residential district establishes 
appropriate areas and land use regulations for residential uses at medium densities within suburban or 
urban areas.  The primary intent of the district is to provide for residential neighborhood development in an 
efficient urban pattern of well-connected streets and at greater dwelling unit density than the Low Density 
Residential district. Residential uses within the MDR district are limited to single-family and two-family 
dwellings.  The district allows non-residential uses that are compatible with suburban and urban residential 
neighborhoods.  

Heavy Commercial and Light Industrial district (HC/LI): The Heavy Commercial and Light Industrial 
district establishes appropriate areas and land use regulations for a complementary mix of industrial uses 
with a broad range of commercial activities.  The primary intent of the district is to allow light manufacturing, 
large-scale wholesale and retail uses, major services, and other more intense uses than allowed in the 
Commercial district. The variety and intensity of non-residential uses within the HC/LI district is limited by 
their compatibility with surrounding uses.  All commercial and industrial operations are limited to the 
confines of buildings and not allowed to produce undesirable effects on other property.  To retain adequate 
area for commercial and industrial activities, other uses within the district are limited.  

Heavy Commercial and Light Industrial NA designation (HC/LI-NA): Any applicant for rezoning to the 
HC/LI zoning district may request a HC/LI-NA designation prohibiting the subsequent establishment of any 
microbreweries, micro-distilleries, micro-wineries, bars, nightclubs or adult entertainment uses on the 
rezoned property. 

Commercial district (Com): The Commercial district establishes appropriate areas and land use 

regulations for general commercial activities, especially the retailing of commodities and services. The 
primary intent of the district is to allow more diverse and intense commercial uses than the neighborhood 
commercial allowed within the mixed-use districts. To maintain compatibility with surrounding uses, all 
commercial operations within the Commercial district are limited to the confines of buildings and not allowed 
to produce undesirable effects on surrounding property. To retain adequate area for commercial activities, 
new and expanded residential development within the district is limited, consistent with the Commercial (C) 
future land use category.  

Recreation district (Rec): The Recreation district establishes appropriate areas and land use regulations 
for outdoor recreational uses and open space. The primary intent of the district is to preserve and maintain 
parcels of land necessary or used for a system of public and private parks providing both active and passive 
recreational activities and amenities. Indoor recreation facilities are allowed within the Recreational district 
if customarily incidental to the principal outdoor uses. Non-recreational uses are severely limited to ensure 
the preservation of district lands and provision of adequate areas for public recreation. New or expanded 
residential development is generally prohibited.  
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PARCEL SIZE 
The size of parcels (Fig. 2.6) has a significant impact on redevelopment potential for any proposed project.  
Typically, older subdivision plats and commercial properties may be too small for redevelopment and may 
exhibit non-conformance with current zoning codes. 
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FIGURE 2.6: PARCEL SIZE IN THE OAKFIELD REDEVELOPMENT AREA, ESCAMBIA COUNTY GIS 

 



- 30 - 
 

Table 2.5 summarizes the parcel counts and distribution of various parcel sizes.  The majority, (51%), of 
parcels in the CRA Oakfield Redevelopment District are between 3,000 square feet to 9,999 square feet.  
The next most common parcel size (39%), are parcels that are between 10,000 square feet-1 acres (43,560 
square feet) in size.  The next most common parcel size in are lots that are less than 3,000 square feet, 
representing nearly 5% of the district.  The remaining parcels, (4.8%), are 1 acre or above.      

   

 

 

 

 

                

                                                                                                                                                  
 

Inadequate parcel size may become a significant deterrent for redevelopment efforts.  The smaller 
properties are often limited by their size in relation to parking and setback requirements, stormwater 
retention standards, landscaping requirements, and other land development regulations.  In addition, 
contemporary development trends favor larger sites for redevelopment as it offers the flexibility to provide 
a variety of uses and a mix of activities.  It also reduces the complexities involved with assembly of smaller 
parcels to support large scale redevelopment projects.                                                                                                                        

HOUSING CONDITIONS 

Housing conditions in the CRA Oakfield Redevelopment District is in many areas are in fair, poor condition, 
and the distribution of substandard housing is scattered across the entire District (Fig. 2.7), while the 
neighborhoods of Rosemont, Victory Heights, Oakfield Estates and Belle Meade contain a relatively higher 
concentration of poor quality housing. 

CRA staff conducted a neighborhood housing survey throughout the entire CRA Oakfield Redevelopment 
District.  Area houses were evaluated based upon the following established conditions criteria: 

1.    Excellent condition – None or very minor repair required. 

2.    Good condition – Possibly requiring paint.  There may be evidence of aging.  No structural repair 

necessary. 

3.   Fair condition – Repair or rehabilitation is required.  Shingles may be missing or curling.  There may be 

evidence of the need for energy improvements and new roofing may be required as well. 

4. Poor condition – Obvious structural damage exists.  The Entire Structure may be leaning, the floor may 

be settling in places, and there may be evidence of water damage. 

5. Dilapidated condition – Typically beyond feasible rehabilitation and in need of demolition.  The building 

may be burned out or otherwise structurally unsafe.  Portions of the structure may already be down. 

Parcel Size Count Percent 

< 3,000 square feet 63 2.20% 

3,000 – 9,999 square feet 830 29.03% 

10,000 square feet – 1 acre 1,696 59.31% 

1-2 acres 133 4.65% 

> 2 acres 137 4.79% 

   

Total 2,859 100 

  Table 2.5: DISTRIBUTION OF PARCEL SIZE, Escambia County GIS   
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FIGURE 2.7: HOUSING CONDITIONS IN THE OAKFIELD REDEVELOPMENT AREA, ESCAMBIA COUNTY GIS 
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Conditions of deterioration in a neighborhood are a negative influence on surrounding residents, and the 
condition of these units can be a deterrent to continuing investment and maintenance of other units.  Of the 
2,197 houses in the CRA Oakfield Redevelopment District, over 20% are in either poor or dilapidated 
condition, a little over half, 64% of the housing stock, is in fair condition.  Only 10% of the existing homes 
are in good condition and 120 homes (5.46%), are in excellent condition.   

TRANSPORTATION AND INFRASTRUCTURE 

Vehicular circulation through the CRA Oakfield’s Redevelopment District’s commercial corridors were 
logically and efficiently planned but, did not account for future development and additional traffic.  Pensacola 
Blvd. (Highway 29) serves as the primary arterial thoroughfare, high-capacity urban road. This primary road 
runs directly along the west perimeter of the district.  North Palafox Street, running north to south, serves 
as a functionally classified urban collector.  Two major intersections along North Palafox Street are Airport 
Blvd. and Burgess Road.  A CSX rail line is located east of North Palafox Street and creates a buffer 
between the busy street and the residential neighborhoods east of the rail line. 

Effective barriers bounding the CRA Oakfield Redevelopment District are I-110, I-10, US 29 and Brent 
Lane.  The grid pattern is very limited at the north end of the District.  North Palafox Street does not connect 
directly to Brent Lane at the southern end of the district.  The remainder of the district is served by suburban 
street layouts connecting neighboring residential areas and local businesses. 

There are pockets of areas, both north and south of the district, where the residential roads end and do not 
connect to other neighborhoods.  For example, in the north-west section of the district, neighborhoods end 
at the railroad tracks and do not connect to the neighborhoods located directly across the tracks. That 
causes a disconnection between those neighborhoods.  In the center of the district, there are 
neighborhoods with cul-de-sacs that do not connect to the adjoining neighborhoods.    

To assist with traffic flow in the area, a Street Corridor Management Analysis was conducted in 2015, by 
the Florida-Alabama Transportation Planning Organization.  The Oakfield Area portion of the Study map, 
with identified key issues, is shown here: 
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      Source: NORTH PALAFOX CORRIDOR MANAGEMENT STUDY-11/2015  

This Roadway Traffic Analysis was done to identify operational and access management improvements 
and necessary priorities to support all modes of transportation including roadway capacity, public transit 
and bicycle and pedestrian movements.  A summary of proposed improvements included combining 
buffered bike-pedestrian lanes with rain gardens, a roadway lane reductions at the intersection of North 
Palafox Street and Airport Boulevard, a Roundabout at the intersection of Stumpfield Road/Majors Road 
and Industrial Boulevard, access management/driveway modifications, a re-designed bridge modification 
at the 1-10 Overpass and corridor-wide transit improvements. 

The following diagrams are examples of Alternative Design Concepts taken from the Study: 
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STUMPFIELD RD./MAJORS RD./INDUSTRIAL BLVD. ROUNDABOUT CONCEPT: PHOTO-NORTH PALAFOX CORRIDOR 
MANAGEMENT PLAN 

 

 
CURRENT INTERSECTION OF STUMPFIELD RD./MAJORS RD. AND INDUSTRIAL BLVD., GOOGLE MAPS                                 
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FIGURE 2.8: VEHICULAR CIRCILATION IN THE OAKFIELD REDEVELOPMENT AREA, ESCAMBIA COUNTY GIS 
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PEDESTRIAN CIRCULATION 
 

Pedestrian circulation in the CRA Oakfield Redevelopment District is noticeably deficient in the largest 
section of residential areas.  Except for a few residential streets, the district has no consistent residential 
sidewalk networks.  Currently, there are sidewalks located on both sides of Overlook Drive, both sides of 
Creighton Road in the north-east section of the district, both sides of Airport Blvd., the west side of 
Pensacola Blvd. (Highway 29), from Stumpfield Road to Brent Lane and the north side of Brent Lane at the 
southern boundary of the district. There are small pockets of sidewalks on Hilburn Road, W. Pinestead 
Road, St. Cedd Avenue and St. Timothy St.    

Creekview Drive has sidewalks on the south side for a small portion entering off Burgess Rd.  Hancock 
Lane has sidewalks on the south side from Antietam to Airport Blvd.  Rawson Lane has sidewalks on the 
east side approximately half way between Airport Blvd. and Brent Lane, the remainder of the road has 
sidewalks on the west side.  There are very small pockets of sidewalks on one side of the road in the south 
west section of the district but, most the Oakfield Redevelopment District remains void of connecting 
sidewalks and bike paths.   
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FIGURE 2.9: SIDEWALKS IN THE OAKFIELD REDEVELOPMENT AREA, ESCAMBIA COUNTY GIS 
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SANITARY SEWER 
 

The sewer network in the CRA Oakfield Redevelopment District is limited to the east and south side and 
lateral lines need expansion. To the left of N. Palafox St., lateral sewer lines are almost non-existent.  
Commercial investment is hindered along this street, a major commercial corridor, because of the lack of 
sewer connection.  Connecting neighborhoods are also in need of sewer connection to the left of the CSX 
Rail Road crossing.  Without connection, residential development or infill housing projects must provide 
septic tanks on site.  With the parcel sizes in this district mostly being small, this may become a deterrent 
for redevelopment efforts and limit redevelopment potential for the area.   
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 FIGURE 2.10: CURRENT SEWER LINES IN THE OAKFIELD REDEVELOPMENT DISTRICT, ESCAMBIA COUNTY GIS 
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DEMOGRAPHICS 
This section uses data provided by Nielsen Site Reports as compiled by the Hass Center of University of 
West Florida and the Environmental Systems Research Institute (ESRI), to discuss the demographic, 
housing and economic conditions in the CRA Oakfield Redevelopment District and compare them to the 
same conditions across Escambia County. 

POPULATION 
The CRA Oakfield Redevelopment District’s population (Table 2.6) has been near stable over the past ten 
years and is expected to remain so in the future.  The 2016 estimated population is 10,656 and the 
estimated population for 2021 is 10,936.  Population in the district increased 10% from 2010-2016, but is 
only projected to increase 2.63% from 2016-2021.  This indicates the Oakfield Redevelopment District will 
grow at and even pace with the County.  In the period from 2010-2016, Escambia County grew 5.77% with 
a population growth rate of 0.17% and projected growth rate for the county is expected to pick up 2.70% 
from 2016-2021. 

POPULATION 
Location 

2010 2016 
(estimated) 

% change  
from 2010 

2021 
(estimated) 

% change  
from 2016 

Oakfield CRA 9,610 10,656 10.88% 10,936 2.63% 

Escambia 
County 

297,619 314,788 5.77% 323,454 2.70% 

TABLE 2.6 POPULATION, 2010 U.S. CENSUS/ESRI/UNIVERSITY OF WEST FLORIDA 

HOUSEHOLDS 
Household figures (Tables 2.7 and 2.8) are important indicators of housing demand, household 
characteristics, and market potential in a community.  The 2015-2020 projected percent increase of 
households in the CRA Oakfield Redevelopment District (4.53%) is less than the rate of household growth 
in Escambia County (5.46%).   

HOUSEHOLDS 
Location 

2010 2016 
(estimated) 

% change 
from 2010 

2021 
(estimated) 

% change 
from 2016 

Oakfield CRA 2,557 2,753 7.66% 2,840 11.07% 

Escambia 
County 

116,238 121,477 4.51% 125,607 3.30% 

TABLE 2.7 HOUSEHOLDS, 2010 U.S. CENSUS/ESRI/UNIVERSITY OF WEST FLORIDA 

Median household income is another very significant indicator of an area’s economic strength.  The CRA 
Oakfield Redevelopment District’s median household estimated income in 2016 is $38,897.  Escambia 
County’s estimated median income in 2016 is $63,300.  The discrepancy in Oakfield’s median income is 
$24,403 or 62.77% less than the County’s median income. 
 

HOME OWNERSHIP RATE IN 
2016 

Oakfield Escambia 
County 

% Owner-occupied  59.50% 64.40% 

% Renter-occupied 43.40% 35.17% 
  TABLE 2.8 HOME OWNERSHIP RATES, 2010 U.S. CENSUS/ESRI/UNIVERSITY OF WEST FLORIDA 

The CRA Oakfield Redevelopment District’s median owner-occupied house value estimated in 2016 is 
$98,576, compared to Escambia County’s median owner-occupied house value of $130,434, with a 
difference of $31,858 or 32.32 % less than the County’s median owner-occupied houses.  

ETHNIC COMPOSITION  
In 2016 estimates, compared to Escambia County the CRA Oakfield Redevelopment District is estimated 
to be close in ethnicity. (Table2.9). The District has 1.25% fewer white residents and 2.37% less 
black/African American residents, than the county.   
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ETHNIC COMPOSITION OAKFIELD 
CRA 

ESCAMBIA 
COUNTY 

White  67.40% 68.65% 

Black or African American 20.00% 22.37% 

Amer. Indian or Alaska Native 0.06% 0.87% 

Asian 6.50% 3.20% 

Native Hawaiian and Pacific Islander 0.40% 0.16% 

Other 1.60% 1.40% 

Two or more races 3.20% 3.50% 
                           TABLE 2.9: ETHNIC COMPOSITION, 2010 U.S. CENSUS/ESRI/UNIVERSITY OF WEST FLORIDA 

AGE 
The 2016 estimated age breakdowns range in similarity in the CRA Oakfield Redevelopment District and 
Escambia County (Table 2.10).  In the district, 74% of the population is over 19 years of age while 
countywide the percentage is 81%.  Comparison of the elderly population is a little less than half.  In the 
Oakfield District, the greatest age comparison difference is in the age group of 5-14, which is less than half 
of Escambia County, yet the age group of 15-19 is more than half compared to Escambia County.  The 
CRA Oakfield District has about 0.31% more young children (pre-school) and 4.24% less school-aged 
children than found countywide. 

AGE OAKFIELD  
CRA 

ESCAMBIA 
COUNTY 

0-4 5.20% 6.00% 

5-14 6.90% 11.40% 

15-19 15.80% 7.30% 

20-44 47.30% 33.70% 

45-64 15.20% 24.80% 

65+ 9.00% 15.50% 
                                           TABLE 2.10: AGE, 2010 U.S. CENSUS/ESRI/UNIVERSITY OF WEST FLORIDA 

 
EMPLOYMENT 
In 2016 estimates, the total estimated working-age population in the CRA Oakfield Redevelopment District 
was 4,471, of those, 3,891 are employed outside of the home.  In 2016, it is estimated there will be 752 
residents unemployed (7.6%) and 784 residents retired (7.8%). Of these workers (Table 2.11), the highest 

percentages are employed in Services (48.32%) and Retail Trade (20.00%). 

EMPLOYMENT BY MAJOR DIVISION OAKFIELD 
CRA 

ESCAMBIA 
COUNTY 

Agriculture, Forestry & Fishing 11.00% 0.80% 

Construction 8.72% 5.66% 

Finance, Insurance & Real Estate 2.51% 3.60% 

Manufacturing 3.11% 4.40% 

Mining 0% 0% 

Public Administration 4.34% 15.00% 

Retail Trade 20.00% 18.50% 

Services 48.32% 43.70% 

Transportation, Communications, 
Electric, Gas & Sanitary Services 

3.67% 4.60% 

Wholesale Trade 9.25% 3.20% 
                            TABLE 2.11: EMPLOYMENT, 2010 U.S. CENSUS/ESRI/UNIVERSITY OF WEST FLORIDA 
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EDUCATION 
Economic conditions in a community are often analyzed through indicators such as per capita income, 
median and average household incomes, employment rate, educational attainment, labor force 
participation, and poverty rate, but there may be correlations as well between income performance and 
educational attainment. 

As shown is Table 2.12, it is estimated that in 2016, 28% of CRA Oakfield Redevelopment District residents 
will have received their high school diploma, while an additional 29% have attended college (with nearly 
14% of the population attaining a Bachelor’s Degree).  It is estimated that 7% of the adults will not complete 
high school. 

In comparison with the CRA Oakfield Redevelopment District to the county the difference indicates a slightly 
lower post-secondary educational attainment but, a marginal higher percentage of adults attending college 
with no degree.  The CRA Oakfield Redevelopment District leads the county with the percentage of adults 
who have obtained a Master’s Degree.     

EDUCATIONAL 
ATTAINMENT  

OAKFIELD CRA  
(population 25+ in 
2016) 

ESCAMBIA COUNTY 
(population 25+ in 
2016) 

Less than 9th grade 1.80% 2.70% 

Grades 9-12 5.50% 8.50% 

No School Completed 0.70% 0.80% 

High School Graduate (or 
GED) 

28.90% 28.52% 

Some College, no degree 29.20% 23.70% 

Associate Degree 10.50% 11.80% 

Bachelor’s Degree 13.30% 15.30% 

Master’s Degree 9.70% 8.30% 
                            TABLE 2.12: EDUCATIONAL ATTAINMENT, 2010 U.S. CENSUS/ESRI/UNIVERSITY OF WEST FLORIDA 

INCOME 
In 2014, residents of the CRA Oakfield District, on average earned 59.72% less than a resident residing 
elsewhere in Escambia County.  This is a significant difference since the difference in median income in 
Oakfield is more than half of the median income than in the county.  There is a higher percentage of 
residents in the $15,000 - $24,999 income range than compared county-wide.   

This data clearly indicates the inability of the typical resident living within the CRA Oakfield Redevelopment 
District to afford a new house or to rehabilitate an existing home, without assistance.  This also attributes 
to the homes in the District being mostly rental properties since those types of homes tend to be lower 
income properties.  

In areas where the income brackets are lower than the average, there is an increase in crime, increased 
code violations, residents that do not own personal vehicles and a lack of affordable housing. 

INCOME BRACKETS OAKFIELD CRA ESCAMBIA COUNTY 

2015 Estimated Income $31,186 $58,243 

2014 Median Income $26,417 $45,453 

<$15,000 27.81% 15.44% 

$15,000 - $24,999 19.74% 12.08% 

$25,000 - $34,999 17.30% 13.48% 

$35,000 - $49,999 19.13% 15.82% 

$50,000 - $74,999 10.01% 17.37% 

$75,000 - $99,999 4.43% 12.13% 

$100,000 - $124,999 1.23% 5.68% 

$125,000 - $149,000 0.17% 2.68% 
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$150,000 -$199,000 0.13% 2.93% 

$200,000-$249,000 0.05% 0.95% 

$250,000-$499,000 0.00% 1.12% 

$5000,000+ 0.00% 0.33% 
                            TABLE 2.13: INCOME BRACK ETS, 2010 U.S. CENSUS/ESRI/UNIVERSITY OF WEST FLORIDA 

 
CRIME 
It is not difficult to establish an understanding of crime trends in the CRA Oakfield Redevelopment Area 
(Table 2.14).  The data shows in 2012 there was a crime spike and it was a particularly bad year in nearly 
every respect; murder, aggravated assault/battery, burglary/break-and-enter, larceny, motor vehicle theft 
and narcotic charges were the highest in recent memory or above average. Those numbers have slightly 
declined in more recent years and could be a direct result of more citizen awareness/involvement and crime 
prevention sweeps conducted by the Escambia County Sheriff’s Department.  

TOTAL INCIDENCE 
OF CRIME 
Location 

2009 
Reports 

2010 
Reports 

2011 
Reports 

2012 
Reports 

2013 
Reports 

2014 
Reports 

2015 
Reports 

Totals 

CRA Oakfield 
District (pop. 6,930) 

        

Murder/Negligent 
Manslaughter 

0 0 0 2 0 0 0 2 

Forcible Sex 
Offenses 

10 4 7 6 4 8 2 41 

Robbery 10 13 13 12 9 8 9 74 

Aggravated 
Assault/Battery  

15 24 33 22 31 31 22 178 

Burglary 85 86 86 114 103 73 89 636 

Larceny/Theft 82 113 130 130 111 105 111 782 

Motor Vehicle Theft 24 30 40 34 34 30 30 222 

Prostitution  3 0 0 0 1 0 0 4 

Total 229 270 273 318  293 158  263 1,704 

Escambia County 
(pop. 309,630) 

        

Murder 15 26 14 15 23 18 20 113 

Forcible Sex 
Offenses 

307 313 272 264 224 234 165 1,779 

Robbery 534 461 463 412 370 306 319 2,865 

Aggravated 
Assault/Battery  

1,392 1,128 1,033 1,269 1,169 1,203 1,260 8,454 

Burglary 2,610 2,665 2,600 3,156 2,776 2,356 2,193 18,356 

Larceny/Theft 6,593 7,271 7,543 7,579 7,588 6,908 7,148 50,630 

Motor Vehicle Theft 630 519 858 550 654 554 524 4,289 

Total 11,081 11,983 12,783 13,245 10,304 11,579 11,629 86,486 
TABLE 2.14 TOTAL INCIDENCE OF CRIME IN OAKFIELD AND ESCAMBIA COUNTY, ESCAMBIA COUNTY SHERIFF’S OFFICE 
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CHAPTER 3: CONCEPT PLAN 

CONCEPT PLAN PHILOSOPHY 

This chapter presents the Concept Plan for future land use and redevelopment within the CRA Oakfield 
Redevelopment Plan. The Concept Plan elements were conceived based on the priority issues and assets 
identified during the public workshops and surveys. The Concept Plan presents a general outline of the 
recommended elements for redevelopment of the CRA Oakfield Redevelopment District followed by a brief 
description of the objectives and the recommended action strategies to achieve these objectives. The 
Concept Plan serves as the foundation for future policy decisions by the County. The following general 
principles form the basis for recommendations and strategies contained in the Concept Plan: 

• The Plan identifies, in general, where future land use changes and redevelopment activities should 
occur to make best use of limited resources and attract desirable businesses and reinvestment. 

• The Plan offers a comprehensive strategy from which the Community Redevelopment Agency can 
plan its activities for the Oakfield Redevelopment District. 

• The Plan recommends nodal redevelopment patterns that help create definition throughout the 
Oakfield Redevelopment District and will help scale neighborhoods to smaller and more accessible 
levels. 

• The Plan emphasizes public safety and the passive means that help achieve this; i.e., street 
lighting, Crime Prevention through Environmental Designs (CPTED) initiatives, signage, etc. 

• The Plan considers business development, particularly small-scale and local enterprise, as the 
future economic foundation for the Oakfield Redevelopment Area. 

In summary, the Concept Plan supports desirable social, physical and economic development strategies 
as expressed by community stakeholders, including: 

• Improving physical conditions and visual character of the area’s primary transportation corridors. 

• Encouraging infill, renovation, reconstruction and enhancement of single-family residential areas. 

• Creating natural centers of social, entertainment, and retail activity that help anchor neighborhoods 
and form gateways into the CRA Oakfield Redevelopment District. 

• Promoting denser and fuller commercial development on Oakfield’s main commercial corridors. 

• Appropriately buffering non-harmonious adjacent land uses to preserve residential character and 
help stabilize property values. 

• Identifying appropriate locations in the Redevelopment District to introduce mixed-use 
developments through adaptive reuse, new infill construction and future land use revisions. 

• Enforcing code regulations as they apply to housing and property upkeep, visual blight, and safety 
requirements. 

• Enhancing the pedestrian orientation of the CRA Oakfield Redevelopment District by increasing its 
pedestrian traffic. 

• Providing infrastructure, especially sanitary sewer connections to enable infill development of 
single-family homes and commercial businesses. 

• Devising strategies to support increased home ownership and improved housing rehabilitation 
efforts such as soft second mortgages and low-interest loans without income restrictions. 
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    FIGURE 3.1: CONCEPT MAP FOR THE OAKFIELD REDEVELOPMENT AREA.  ESCAMBIA COUNTY GIS, CRA STAFF 

 

CORRIDORS 

Primary corridors serve as major access routes for vehicular and pedestrian movement. Highly visible and 
easily accessible business locations are essential components of market development, and effective traffic 
circulation is an important factor. Primary corridors carry the largest amounts of traffic and are the most 
recognizable and convenient routes. Integration of transportation and land-use considerations become 
important in designing primary corridors that are effective at moving traffic, allowing curbside access, and 
presenting an appealing and welcoming image to motorists and pedestrians alike. Collectors typically are 
designed for lower speeds and shorter distance travel.  Collectors are typically two-lane roads that collect 
and distribute traffic to/from the largest of proportion of total traffic. 

Existing conditions on the Oakfield Redevelopment District’s primary corridors are largely deficient in terms 
of infrastructure quality, commercial activity, personal safety (sidewalks and bike paths), and aesthetic 
character. These deficiencies must be addressed to create the conditions that will lead to reinvestment in 
the Redevelopment Area.  The Concept Plan identifies three primary corridor types within the Oakfield 
Redevelopment Area that could potentially act as catalysts for the redevelopment of the district.  
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These corridors/collectors are as follow: 

1. Primary Commercial Corridors: 

Pensacola Blvd. (Highway 29)/N. Palafox St. and Brent Lane 

2. Neighborhood Commercial Corridors: 

W. Burgess Road/W. Airport Blvd. and Stumpfield Rd.   

3. Neighborhood Collectors: 

Hancock Ln./W. Oakfield Rd./NE Oakfield Rd. and W. Pinestead Rd.                                        

PRIMARY COMMERCIAL CORRIDORS 
Pensacola Blvd. (Highway 29) is the primary north-south route through the CRA Oakfield Redevelopment 
District.  Land use along Pensacola Blvd. is primarily commercial with numerous driveways and access 
points along the road.  Economic vitality along the corridor is moderate with retail, industrial and vacant 
uses.  There are several prominent automobile dealerships located along this primary corridor.  Traffic is 
heavy during peak hours but there have been significant improvements within the past five years.   

Running parallel to Pensacola Blvd. is N. Palafox St.  For many years, this corridor was the primary route 
from the south end of Escambia County to the north end.  Current road conditions are unsafe and 
improvements with traffic calming devices, bike paths, etc., would improve safety for vehicles, bicycles and 
pedestrians. 

Brent Lane provides a gateway corridor to the CRA Oakfield Redevelopment District.  The portion of the 
primary roadway at the south end of the district is zoned institutional providing access to Pensacola 
Christian College and Pensacola Christian Academy.  This primary corridor also abuts Interstate 10. 

    

 

 

Action Strategies: 

• Initiate physical improvements to enhance the overall visual appearance of the commercial 
corridor.  These include constructing elements such as landscaped medians, street lighting, 
sidewalks, and shared access to adjacent uses. 

• Concentrate and consolidate existing commercial uses to prepare for any new development 
and use the services of a real estate agent and/or the County’s land management team to 
acquire and assemble land for the development of large marketable retail or office sites. 

• Identify priority sites for developing neighborhood retail and entertainment centers.  These 
centers would centralize important neighborhood features, such as grocery stores, banks, dry 
cleaners, restaurants, etc. 

• Encourage the possibility of providing business owners and developers with incentives such 
as a tax breaks to upgrade existing buildings and property to meet minimum code standards. 

• Encourage adaptive reuse of underutilized and obsolete commercial uses wherever possible. 

• Adopt and enforce design standards to ensure visual integration and a sense of identity for the 
entire corridor. 

• Advocate expanding and/or completing sewer infrastructure to properties along the corridor. 

Objective: Integrate existing commercial development into the functional and aesthetic framework of the 

redevelopment vision that retains the economic benefits of these uses, while improving their visual impact.  
Establish an identity for the corridor and stimulate quality development in the CRA Oakfield Redevelopment 
District. 
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EXISTING CONDITION: BRENT LANE AND HIGHWAY 29      EXISTING CONDITION: BRENT LANE AND II0 EXCHANGE, 
GOOGLE MAPS                                                                                 GOOGLE MAPS  
 

NEIGHBORHOOD COMMERCIAL CORRIDORS 
Preserving neighborhood character and unity was mentioned as being important to the residents of CRA 
Oakfield Redevelopment District.   

Residential streets provide pivotal links between different neighborhoods, between different uses in the 
same neighborhoods, and form the road network that residents use to interact with each other.  Their 
character is generally leisurely; narrow laneways, on-street parking, and tree canopies combine to create 
a sense of tranquility that is unavailable on busier roadways.   
 
Streets with mixed commercial and residential uses, such as West Burgess Rd., West Airport Blvd. and 
Stumpfield Rd., require modified strategies to properly manage their character and uses.  Also, in certain 
cases, pedestrian infrastructure is deficient or missing, and without a safe or comfortable pedestrian 
environment, it is likely that such streets will be utilized by residents since they are neighborhood corridors 
that are utilized to connect businesses and residential neighborhoods. 
 

 
EXISTING CONDITION: AIRPORT BLVD. AND N. PALAFOX ST.   EXISTING CONDITION: N. PALAFOX  ST.  AND W. BURGESS RD., 

PHOTO: GOOGLE MAPS     PHOTO: GOOGLE MAPS 
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ACTION STRATEGIES:  

 

Action Strategies: 

• Implement physical improvements to enhance the overall visual appearance of these 
residential corridors.  Such improvements should be made to help soften the street view, 
provide pedestrian comfort and safety, and slow traffic to reasonable speeds.  Tree canopy, 
landscaping, street lighting, sidewalk repair and construction, and vegetative screens to hide 
undesirable views are all appropriate. 

• Encourage neighborhood commercial development that is compatible with the adjacent uses. 

• Encourage the possibility of providing business owners and developers with incentives such 
as tax breaks to upgrade existing buildings and property to meet minimum code standards. 

• Adopt and enforce design standards to ensure visual integration and a sense of identity for the 
entire corridor. 

• Focus redevelopment efforts at neighborhood gateway intersections. 

• Improve pedestrian safety and amenity where deficient, particularly in the form of street lighting, 
crosswalks and signals, and sidewalks. 

• Increase code enforcement and augment public security. 

NEIGHBORHOOD COLLECTORS 
There are four vital neighborhood collectors that function as streets and roads that connect neighborhoods 
within the CRA Oakfield Redevelopment District.  Hancock Lane runs west to east and connects 
neighborhoods with most single-family homes.  Northeast Oakfield Rd. and West Oakfield Rd. provide 
access to neighborhoods that are centrally located in the district.  West Pinestead Road serves as a 
connector running west to east, of many of the commercial businesses within the district to the adjoining 
neighborhoods.    

Small two lane roads/streets such as: White Oak Dr., Sarah Dr., and Antietam Dr. provide connection to 
neighborhoods located within the eastern section of the district.  These collectors run north-south east and 
run from East Burgess Rd. to Hancock Lane, which is the central hub of the district. 

 

 

 

Action Strategies:  

• Implement physical improvements to enhance the overall visual appearance of these residential 
collectors.  Such improvements should be made to help soften the street view, provide pedestrian 
comfort and safety, and slow traffic to reasonable speeds.   

• Encourage adaptive reuse of vacant properties that is compatible with the neighborhoods. 

• Adopt and enforce design standards to ensure visual integration and a sense of identity for the 
entire length of the collector. 

• Improve pedestrian safety and amenity where deficient, particularly in the form of street lighting 
crosswalks and signals, and sidewalks. 

• Increase code enforcement and augment public security. 

Objective: Transform the functional and visual character of the streets as primary neighborhood commercial 
corridors at a scale that is pedestrian friendly and compatible with the residential neighborhoods.  Encourage private 
sector investment that addresses the needs of the neighborhoods. 

Objective: Maintain and improve the residential character of the neighborhoods.  Connect important 

neighborhood destinations.  Enhance the community’s sense of place and identity by establishing higher quality 
architectural design standards in the residential areas. 
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PHOTO SIMULATION OF DESIRED IMPROVEMENTS FOR A NEIGHBORHOOD COLLECTOR, IBI GROUP 

GATEWAYS 

Gateways are important visual landmarks that reinforce the entrance into any geographic area.  They 
commonly make use of a combination of complementary elements to create a pleasing and welcoming 
image to residents and visitors.  Such elements include signage, landscaping, hard cape features like 
fountains or plazas, outdoor kiosks or vending stalls, and various forms of retail or dining activity.  Gateways, 
when designed in this manner, help to provide focal points for people to spend time away from work or 
home.  In addition to serving as landmarks, they can be zones of social and retail/dining activity for 
residents. 

In the CRA Oakfield Redevelopment District, there are approximately seven intersections where gateways 
of primary and secondary magnitude could eventually be improved.  The primary ones are located at major 
intersections, while the secondary ones serve largely residential blocks.   

PRIMARY GATEWAYS 
All primary gateways can be designed and developed on common principles, with strategies added to each 
gateway appropriate to the area around it.  The implementation of any of these town-center gateways will 
require close cooperation between the public and private sectors.  Escambia County and various state and 
federal agencies must ensure that public utilities, rights-of-way, zoning requirements can accommodate the 
proposed primary gateways. 

Proposed primary gateway locations: 
 

• Brent Lane and Pensacola Boulevard (Highway 29) 

• Pensacola Boulevard (Highway 29) and Airport Boulevard                          
• Pensacola Boulevard (Highway 29) at North W Street                          

• Pensacola Boulevard (Highway 29) and W. Burgess Road 

 
SECONDARY GATEWAYS 
Secondary gateways are intended to highlight the instance of entering a neighborhood or district.  In these 
cases, signage, landscaping, and paving are combined in ways that draw attention to the intersection and 
the streets that lead to it.  For example, N. Palafox Street is selected as an ideal street to build secondary 
gateways in Oakfield.  It is located parallel to busy Pensacola Boulevard (Highway 29) and represents an 
important opportunity to brand the entrance into the CRA Oakfield Redevelopment District along a lower-
speed corridor.  
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Proposed secondary gateway locations:    
                                                          

• N. Palafox Street at W. Burgess Road                                                                  

• N. Palafox Street at Airport Boulevard 

• N. Palafox Street at Hancock Lane 

 

 

Action Strategies: 

• Install unique landscaping elements and signage directing people to the Oakfield Community. 

• Prioritize construction of gateway improvements in conjunction with other planned improvements. 

• Establish directional signage programs announcing the entrance to the Oakfield Neighborhood at 
the identified prime entry points. 

• Continue to bury utilities during new construction where feasible to provide safe pedestrian access 
and improve visual qualities. 

• Ensure a coherent design for all the proposed gateways with an integrated landscaping and unified 
signage theme. 

  
EXAMPLES OF NEIGHBORHOOD GATEWAY DESIGNS. CREDIT: IBI GROUP, INC. 

COMMUNITY AMENITIES 

Existing community amenities in the CRA Oakfield Redevelopment District are extremely limited.  It is 
proposed in the updated Redevelopment Plan to emphasize new open space, enhance the park facilities 
and add amenities, such as a Community Center, that encourage outdoor recreation and social interaction. 

The Oakfield Redevelopment District only has one Community Park: a 1-acre park with limited amenities.  
The property on the corner of Royal Lane and White Oak Drive was once used as a park but, is now vacant.   
The Plan generally provides for additional open space through the development of neighborhood parks, as 
discussed in Chapter 3.   

There is a Community Center privately owned by the Filipino-American Association.  This center is not open 
to the public but it does allow for renting of the facility.  The building can be rented for wedding receptions, 
birthdays, graduations, banquets, etc.  Community amenities could be improved by establishing or 
developing an Oakfield Community Center that would offer necessary amenities and programs that would 
benefit the art culture, senior citizens, children and the undereducated that reside within the community.  
Joint-use opportunities will be explored by the Community Redevelopment Agency and local citizens, 
businesses, property owners and stakeholders. 

Objective:  Create additional entrance gateways at critical intersections to create a sense of arrival and neighborhood 
identity for the CRA Oakfield Redevelopment District. 
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Action Strategies: 

• Strategically locate new neighborhood parks/pocket parks that will enhance neighborhood 
recreational opportunities.  Identify such pocket park opportunity sites through acquisition of 
privately owned vacant, dilapidated or uninhabitable structures, when possible. 

• Upgrade the current park (Oakfield Acres Park) providing additional amenities. 

• Establish and/or increase the number of Neighborhood Watch Groups and strengthen 
neighborhood group collaboration. 
 

 
 EXAMPLES OF A TYPICAL ESCAMBIA COUNTY PARK IMPROVEMENT, PHOTO: CRA STAFF 

REDEVELOPMENT STRATEGIES 

This section of the plan highlights five redevelopment opportunities that could have far-reaching positive 
impact on the Redevelopment District: 

• Commercial Redevelopment and infill 

• Infill opportunities for Single and Multi-Family Housing 

• Enhancement of the industrial District 

• Public Health and Safety 

• Encourage Citizen Groups and Civic Pride 

COMMERCIAL REDEVELOPMENT AND INFILL 
Over 20% of the CRA Oakfield Redevelopment District is vacant, representing a good opportunity for 
development of underutilized areas and infill development for new businesses.   

The concept map (on page 39) identifies vacant parcels that are 1-acre and larger in size. These vacant 
parcels create opportunities for new development to occur.   

  

Objective: Strengthen and enhance the system of parks, trails and open space in the neighborhood providing 

recreational opportunities for residents of the CRA Oakfield Redevelopment District.  Such amenities will be readily 
accessible and serve to improve the quality of life for residents. 
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Action Strategies: 

• Begin the Sign Grant and Commercial Façade, Landscape & Infrastructure Grant programs. 
Funding through the Oakfield Tax Increment Financing (TIF) reimbursement process and the 
Community Development Block Grant (CDBG).  These grants will allow residents and business 
owners to redevelop/revitalize properties.  The grant programs match property owners by matching 
dollar for dollar, up to a certain amount or, if the amount of the TIF allows, consider expanding the 
maximum match to a higher amount.  

• Meet with developers to discuss what the County can do to help promote commercial growth in the 
CRA Oakfield Redevelopment District.  

 
 

      

 

  

 

 

 

 

 

 

 

 

 

 

  

 

 

EXAMPLE OF A COMMERCIAL FAÇADE GRANT RECIPIENT, PHOTO: CRA STAFF 

                                                            

 
 
 
 
  

Objective: Encourage the redevelopment and infill development of vacant properties with commercial potential.  

Such economic growth would benefit both the CRA Oakfield Redevelopment District and Escambia County.   

Before 

After 
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EXAMPLES OF A COMMERCIAL SIGN GRANT RECIPIENTS, PHOTO: CRA STAFF 
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INFILL OPPORTUNITIES FOR SINGLE AND MULTI-FAMILY 

HOUSING  
There are several smaller undeveloped tracts in the CRA Oakfield 
Redevelopment District that can be utilized for urbanized neighborhoods 
with single-and multi-family homes. This development can be done in 
phases of residential construction to prevent congested areas and to 
promote multi-family housing.  As Escambia County continues to grow 
its economy, new residential development will follow.  
 
The Community Redevelopment Agency works with partners such as  
Escambia County Neighborhood Enterprise Division, Habitat for  
Humanity, and Community Enterprise Investments, Inc., to coordinate the  
creation of new affordable housing opportunities. By partnering with a wide 
Variety of agencies and non-profits, a greater pool of funding is available for 
home repairs and new construction.  

             
 
 
 

Action Strategies:  

• Work with local partners to increase the affordable housing opportunities in the CRA Oakfield 
Redevelopment District. 

• Create community amenities, beautification and streetscapes to make the district a more attractive 
place to live. 

• Use TIF funds to expedite funding of infrastructure improvements in the CRA Oakfield 
Redevelopment District. 

 

 
  VACANT PROPERTY ON EAST OAKFIELD ROAD, PHOTO: GOOGLE MAPS 

 

ENHANCEMENT OF THE INDUSTRIAL DISTRICT  
Light Industrial uses in the CRA Oakfield Redevelopment District are divided mostly between Pensacola 
Boulevard and N. Palafox St. and run north to south on W Street and North Pace Blvd.  There are two large 
Industrial uses off N. Palafox St. near the intersection of Airport Boulevard.  These industrial uses are 
important economic engines for the community and should be protected by residential encroachment with 
enhanced buffering and dense landscaping. The CRA offers matching grants up $10,000 that could be 
used to improve a landscape buffer for the businesses seeking grant assistance. 

 

Objective:  Encourage the redevelopment and infill development of vacant properties with residential potential. 

EXAMPLE OF A LOW-INCOME QUALIFIED 

HOME REPAIR IN THE STATE HOUSING 

INITIATIVE PARTNERSHIP (SHIP) 

PROGRAM. PHOTO:  CRA STAFF 
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Action Strategies:  

• Promote the CRA’s Commercial Façade, Landscape and infrastructure grant to local businesses 
as a means of improving the buffering of residential uses.  Also, use this grant program to help 
businesses improve the appearance and infrastructure needs to improve the attractiveness of the 
industrial areas.  

• Work with the local and regional Chamber of Commerce businesses to promote infill development 
on remaining vacant parcels that are zoned for Industrial uses.  

 

 
                            EXAMPLE OF A LIGHT INDUSTRIAL BUSINES ON W. OAKFIELD ROAD, PHOTO: GOOGLE MAPS                                        

IMPLEMENTATION OF THE NORTH PALAFOX STREET CORRIDOR MANAGEMENT PLAN 

In 2014, Atkins was commissioned by the Florida-Alabama Transportation Planning Organization to 

conduct a corridor management plan for N. Palafox Street (CR 95A) with the study limits consisting of U.S. 

29 at the south to E. Nine Mile Road in the north – approximately 4.8 miles.  The purpose of the corridor 

management plan was to identify operational and access management improvements and priorities needed 

to support all modes of transportation including roadway capacity, public transit and bicycle and pedestrian 

movements.   

Recommended improvements to the corridor include (for the Oakfield Redevelopment District section): 

• A combination of buffered bike-pedestrian lanes with rain gardens for drainage throughout the 

district 

• A road diet traffic analysis is proposed on North Palafox Street at Airport Blvd  

• A dual roundabout at Stumpfield Rd./Majors Rd./Industrial Blvd.  

• Access management/driveway modifications throughout the district 

• N. Palafox Street/I-10 bridge design modifications 

• Transit improvements 

The N. Palafox Street Corridor Management Plan was adopted by the Florida-Alabama Transportation 

Planning Organization by Resolution FL-AL 15-38 on November 3, 2015. 

 

 

  

Objective:  Promote and protect the industrial uses and vacant parcels with a Future Land Use that supports heavy 
and light industrial jobs. 

Objective: Assist with Implementing the N. Palafox Street Corridor Management Plan.  This plan defines the 

improvements needed to make the N. Palafox Street corridor a safe, functional, and attractive space. 
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PUBLIC HEALTH AND SAFETY 

Crime and any perception of crime in a CRA Oakfield Redevelopment District creates a negative perception, 
especially in terms of drugs, prostitution, robberies, etc., and is a major impediment to revitalization for the 
district and the surrounding areas.  As shown in Table 2.14, the incidence of crime, both violent and 
property, are moderate when compared to other parts of Escambia County.   

The Escambia County CRA and the local Oakfield Community continue to work towards the common goal 
of decreasing and/or eliminating any high crime rates by implementing a comprehensive strategy 
addressing the need for additional law enforcement, community policing, prevention, intervention and 
treatment, neighborhood and economic development.  

 
 

Action Strategies:  

• Work directly with the Escambia County Sheriff’s Department for a more increased presence in the 

CRA Oakfield District.  

• Promote representatives from the Escambia County Sheriff’s Department to conduct regular clean-
sweeps of the Oakfield District.  

• Seek ways to provide counseling for drug abuse and interventions and provide resources for 
treatment. 

• Continue to solicit assistance from citizens for code enforcement violations. 

• Support Crime Prevention Programs throughout the community. 

• Continue to provide residential and commercial street lighting for safety. 

• Install additional sidewalks for pedestrian safety.  
 

 
EXAMPLE OF SIDEWALK INSTALLATION, PHOTO: GOOGLE MAPS   EXAMPLE OF RESIDENTIAL STREET LIGHTING, PHOTO: GOOGLE MAPS 

ENCOURAGE CITIZEN GROUPS AND CIVIC PRIDE  
Citizen involvement in the redevelopment of a designated district is critical to its success. Citizen groups, 
such as neighborhood watch groups or other civic-minded organizations are a great way to advocate for 
improvements to elected officials.  Motivated neighbors also are a great resource to get small projects 
completed whether it is helping someone paint a house or hosting a park clean-up day. These neighborhood 
groups will receive support and guidance from Escambia County to maximize their effectiveness in the 
community.  
 
In the past, the Escambia County CRA hosted a Neighborhood Leadership Summit for the Presidents, Vice-
Presidents/Chairs of the neighborhood groups in all the CRA districts.  The Summit provided an opportunity 
to network, exchange information, and learn new ideas/skills. The CRA hopes to continue this practice in 
the future which will include leaders from the CRA Oakfield Redevelopment District.  

Objective:  The CRA will continue to work with the Escambia County Sheriff’s Department, Oakfield Neighborhood 
Watch Groups, Area churches, Commercial businesses and community stakeholders. 
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Annual festivals are a great way for neighbors to meet and greet each 
other.  In 2014, the Escambia County CRA, in partnership with Artel Art 
Gallery and Lamar Advertising, introduced a Festival that included an Art 
Mural Project, In the Oakfield CRA District, to encourage revitalization and 
pride within the community through Art.  The Escambia County CRA held 
its first annual festival in the CRA Oakfield Redevelopment District; 
Celebrating Oakfield. The festival included music, food, an art exhibition, 
vendors and resourceful information.  There have been two successful 
festivals since and future annual festivals should be scheduled as 
neighborhood groups and the local community becomes more involved.  
         
          2016, PHOTO: CRA STAFF 
           

 

 
                                                                                                                                CELEBRATING OAKFIELD FESTIVAL FLYER,  
 

Action Strategies:  

• Work with residents to establish community groups and provide support to help those groups have 
maximum effectiveness in their community.  

• Host an annual Neighborhood Leadership Summit and invite leaders from all CRA Redevelopment 
areas in Escambia County and the City of Pensacola.  

• Work with residents to gauge support for an annual festival or continual block parties.  
 

 
 

                                                                                           
RESIDENTIAL PRESERVATION AND ENHANCEMENT  
 

The CRA Oakfield Redevelopment District contains over eighteen neighborhoods. The housing condition 
is mostly fair with several dilapidated homes scattered across the district. In addition, crime and public 
safety are also concerns of the community. The efforts to revitalize the area and improve the quality of life 
should be supported by harmonizing efforts to revitalize and preserve existing neighborhoods and create 
new ones.  The Plan calls for continued neighborhood improvements to create a strong, safe and vibrant 
community.  
 
To preserve and improve the quality of the existing housing conditions, the Plan recommends utilizing 
existing incentives such as the CRA’s Residential Rehabilitation Grant to encourage housing restoration 
across the Redevelopment District, and continuing to collaborate with non-profit organizations and faith-
based institutions.  

Objective:  Help foster a sense of civic pride in the CRA Oakfield Redevelopment District through the creation and 
support of neighborhood groups, beautification projects, neighborhood meetings and festivals. 

                        PICTURES OF A CELEBRATING OAKFIELD FESTIVAL HELD IN 2016, PHOTOS: COUNTY STAFF 
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To improve neighborhood connections and pedestrian walkability, the Plan suggests enhancing the existing 
neighborhood character, continuing with public realm improvements to provide a safe and aesthetically 
pleasing environment, and improving the connections with area local schools, parks, Community Centers 
and other neighborhood destinations. The Plan also recommends pursuing new development opportunities 
in the community to develop pocket parks/open spaces and multi-family housing development through land 
assembly and acquisition, where possible. 

 

 

 
Action Strategies:  

• Continue to utilize the residential improvement grants to encourage housing rehabilitation across 
the Redevelopment District.  

• Follow residential design standards for building renovations and infill development.  

• Acquire additional lots or building sites, or execute land exchanges for infill development.  

• Actively pursue code enforcement including demolition of dilapidated structures. Parcels that 
become available because of the demolition may be used for infill housing development or 
neighborhood parks.  

• Identify opportunities to develop pocket parks through acquisition of privately owned vacant, 
dilapidated or uninhabitable structures.  

• Continue to provide financial assistance to further sewer system expansion throughout the 
Redevelopment District together with ECUA and developer funding.  

• Consider the provision of flexible development standards in future zoning code revisions for 
minimum lot sizes to enable development of smaller residential lots.  

• Enhance pedestrian safety employing a combination of traffic calming measures such as reduced 
speed limits, better signage, and the use of elevated decorative crosswalks at primary intersections.  

• Initiate community-based activities involving the youth and public safety staff to generate support 
and participation in local anti-crime programs and improve public relations with the staff.  

• Continue to work with neighborhood associations to conduct neighborhood planning exercises on 
a periodic basis to determine the specific needs of each neighborhood within the Redevelopment 
Area.  

• Support enhanced law enforcement.  

• Support neighborhood promotional programs and needs.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
EXAMPLE OF A RESIDENTIAL REHABILITATION GRANT RECIPIENT, REPLACE ROOF AND INSTALL NEW WINDOWS, PHOTO: CRA STAFF 
 

Objective:  Preserve and enhance the residential character of the neighborhood through investment in public 
infrastructure and by establishing or promoting programs which supports investments in residential renovations 
and redevelopment of existing properties. 

BEFORE AFTER 
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EXAMPLE OF A RESIDENTIAL REHABILITATION GRANT, INSTALL NEW WINDOWS, PHOTO: CRA STAFF 

 

CHAPTER 4: CAPITAL IMPROVEMENTS 

CAPITAL IMPROVEMENTS 

Capital investment in improvement projects, including pedestrian-targeted improvements, will help to 
achieve the goals and desires of the Oakfield community. It is through such projects that Escambia County 
will enhance the functional and aesthetic quality of the CRA Oakfield Redevelopment District and provide 
the basis for leveraging private redevelopment investment.  The table below presents a list of proposed 
capital projects and programs that could be pursued by Escambia County to implement the 
recommendations of this Redevelopment Plan. 

The strategies herein are divided into short-term (within 5 years), mid-term (5 to 10 years), and long range 
(+10 years) time horizons to help facilitate budgeting and provide a guide to what projects may be 
considered a higher priority at first.  It is important to note that these proposed capital improvement 
strategies are not a pledge of expenditure of funds on a given project in each year.  Actual funding 
allocations will be determined annually through the County’s budget process.  Also, as years’ pass, priorities 
may change and the capital improvement strategies may need to be amended to reflect any changes. 

County funds will be used to leverage grants and commercial financing to accomplish a substantial number 
of capital improvements and planning activities.  With successful revitalization, Escambia County should 
see a substantial increase in the tax base and realize a healthy return on its investment through increased 
ad valorem tax revenues, sales tax receipts and other formulated revenue sharing programs. 

The CRA Oakfield Redevelopment District Plan contains several projects consisting of public, private and 
joint public/private efforts that may take up to twenty years to complete.  It is essential that the County 
incorporates a sound project implementation strategy when identifying priorities.  The community should 
understand that the County will be pursuing multiple elements of the Redevelopment Plan always, and it is 
important to note that the summary of capital implementation strategies on this page is flexible in nature.  It 
is the best estimate of project costs based on a measure of the order of magnitude for projects in relation 
to anticipated revenues.  As a matter of practice the County will continue to prepare annual budgets as well 
as establish five-year and long-range work programs for budgetary and administrative purposes.  Ultimately 
project costs will be refined during the design and construction phase of any given project. 

 

 

 

AFTER BEFORE 
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FUTURE CAPITAL IMPROVEMENTS: ONGOING, SHORT, MID, AND LONG-TERM  

Project Description Estimated 
Costs 

Funding sources Status 

Residential Street 
Lighting 

    

Street Lighting for 
safety 

Begin the process of providing 
funding for street lighting 
within the CRA District 

$50,000 CDBG/SNP/TIF Will be ongoing, 
once TIF is 
approved 

Neighborhood 
Improvements 

    

CRA Worker Program Employ residents to perform 
landscaping maintenance 

$32,000  TIF/SNP Will be ongoing, 
once TIF is 
approved 

Conduct “Clean 
Sweeps” and 
neighborhood clean-
ups 

Schedule on a continual basis $10,0000 
(for five-year 
period) 

CDBG/SNP/TIF Will be ongoing, 
once Plan is 
approved 

Remove 
Neighborhood 
blight/slum 

Continue to work with Code 
Enforcement for lot 
abatements and demolition of 
vacated/abandoned homes 

$100,000 CDBG/SNP/TIF Will be ongoing, 
once Plan is 
approved 

Oakfield Community 
Center 

    

Seek a building/site for 
a Community Center 
to be utilized by all 
residents within the 
CRA Oakfield District 

Build or purchase a building to 
be comparable with other 
Escambia County Community 
Centers 

$1M Escambia 
County/LOST 

Short-term, 2018 

Parks     

Improvements to 
existing Oakfield 
Acres Park 

Suggestions from Envision 
meetings: basketball and 
tennis courts, disk golf, bike 
and walking paths 

$50,000 TIF/CDBG Short-term, 2018 

Bus Stop 
Improvements  

    

Palafox Street-North 
of Burgess Road-
Eastside Right-of-Way 

Install a new bus shelter on 
the corner of N. Palafox Street 
and Travis Street and as 
needed 

$2,500 LOST/TIF Mid-term, 2019 

Drainage/Storm water 
management 

    

Through-out the CRA 
Oakfield District 

Upgrade current system/divert 
runoff.  Ongoing issues: 
Northeast Oakfield 
Road/Monarch Lane/West 
Pinestead Road and Trent 
Street 

$2M FEMA/LOST/ 
NWFWMD 

Mid-term, 2019 

Sidewalks/bicycle 
paths 

    

Install sidewalks for 
pedestrian safety 

Install sidewalks and bicycle 
paths on Palafox Street and 
Burgess Road (west of North 
Palafox Street) and as needed 

$315,000 FDOT/CDGB/ 
TIF 

Mid-term, 2019 



- 62 - 
 

Street Corridor 
Beautification 

    

Corridor Beautification Create beautification projects 
through-out the District 

$50,000 TIF/CDBG Mid-term, 2020 

Nature 
Trails/Greenway 

    

Create a Nature 
Trail/Open Space 

Use vacated or donated 
property in the CRA Oakfield 
CRA District (Utility 
Easements, vacant land, etc.) 

$100,000 TIF/CDBG Mid-term, 2020 

Gateway Signs     

Install Gateway Signs Gateway signs 
entering/existing the CRA 
Oakfield District 

$40,000 TIF/CDBG Mid-term, 2020 

Bridge Improvements     

North Palafox Street 
bridge crossing I-10, 
south of intersection of 
Olive Road 

The bridge is in need of 
repairs, built in 1961, has a 
need for pedestrian/ bicycle 
facilities and minimal shoulder 
widths 

$500,000 FDOT Mid-term, 2020 

Affordable Housing     

Vacant properties Reduce blight/slum. When 
possible, use properties for 
Affordable Housing with a 
shared community park 

$2M CDBG/TIF Mid-term, 2020 

Traffic Calming 
Devices 

    

North Palafox Street 
Corridor Management 
Study 

Study conducted in 2015 to 
address traffic capacity, public 
transit and bicycle and 
pedestrian access to revitalize 
corridors within the CRA 
Oakfield District 

$3M 
(estimated) 
Construction 
not planned 
or funded. 

Florida-Alabama 
Transportation 
Planning 
Organization, 
FDOT, CRA, 
CDBG 

Long-term, 2020 

Turn signals     

 Install turn lanes and signals at 
Palafox Street and Hancock 
Lane 

$1M FDOT/Escambia 
County 

Long-term, 2020 

Install Traffic Lights     

 Install Red Light on W. 
Oakfield Rd. at Kenmore and 
Palafox St.  

$200K FDOT/Escambia 
County 

Long-term, 2020 

Sewer Expansion     

Hancock Lane-
includes Gravity Main 

91 Connections $814K Escambia 
County/ECUA 

Long-term, 2021 

North Phase I 327 Connections $3M Escambia 
County/ECUA 

Long-term, 2022 

North Phase II 215 Connections $1.5M Escambia 
County/ECUA 

Long-term, 2023 

South Phase I 58 Connections $512K Escambia 
County/ECUA 

Long-term, 2024 

South Phase II 63 Connections $410K Escambia 
County/ECUA 

Long-term, 2025 

TABLE 4.1: CAPITAL IMPROVEMENT PROGRAM 
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Acronyms: 
CDBG Community Development Block Grant 
LOST Local Option Sales Tax 
EPA Environmental Protection Agency 
TIF  Tax Increment Financing 
SHIP State Housing Initiatives Partnership  
TBD To Be Determined 
FDOT Florida Department of Transportation 
SNP Safe Neighborhood Program 

CHAPTER 5: IMPLEMENTATION STRATEGIES 

IMPLEMENTATION STRATEGIES 

The success of the Oakfield Redevelopment updated Plan will depend on the coordinated efforts of the 
community’s various stakeholders and agencies including the Escambia County Community 
Redevelopment Agency, Neighborhood Group Associations, business and property owners, and residents 
and stakeholders.  This chapter outlines the implementation functions and organizational framework that 
are critical components for successful realization of the planning and design objectives that continued to 
be developed for the Oakfield CRD. 

Implementation Functions 

The implementation process can be divided into two major dimensions: 

• Functional areas related to non-financing as well as financing considerations; and 

• Responsible groups or agencies charged with addressing the functional areas. 

Financial and non-financial considerations are equally important to the continued effective implementation 
of the Oakfield redevelopment plan.  Non-financing considerations deal with developing an organizational 
framework to define the roles for various stakeholders involved in the redevelopment effort.  Financing 
mechanisms are perhaps more easily defined, but should not be the focus until organizational elements 
are put into effect. 

1. Non-Financing Functions 

Non-financing functions fall into eight general categories: 

Site Assembly 

The redevelopment of an urban area requires assemblage of multiple parcels of land to maximize the 
development potential of constrained properties. Site assembly efforts are vital in pursuing land trades and 
creating development partnerships to ensure controlled growth in the neighborhood.  In the Oakfield CRD, 
the primary opportunity for economic growth lies in the redevelopment of the substandard parcels located 
along the area’s commercial corridors and the development of the proposed primary gateways which are 
located in areas where site assembly is advised. 

Capital Improvements 

Escambia County utilizes dedicated funding sources such as the Local Option Sales Tax Plan (LOST) and 
Local Option Gas Tax (LOGT) to fund capital improvements such as street improvement and upgrading 
utilities.  One area of target is to pave roads within the Oakfield CRA District that are currently non-
functional. 
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Standards and Controls 

Design guidelines and development controls for controlling future development assures tenants and 
developers that quality future development will occur.  In addition, promotion of high-quality design for the 
community improves aesthetic character and raises the market value of the neighborhood. 

Physical Development 

This concerns the actual construction of new facilities and rehabilitation of older facilities. Physical 
development is dependent upon several factors, the most important of which is the ability to effectively 
rehabilitate existing facilities and to attract and integrate new development in concert with the 
comprehensive redevelopment plan   

 
EXAMPLES OF NEW PARK EQUIPMENT AT A COMMUNITY PARK IN EACAMBIA COUNTY:  PHOTO: CRA STAFF 

Development Incentives 

To further stimulate private investment, Escambia County provides development incentives through various 
means, including façade, landscape, signage, and property improvement grants; payment of impact fees; 
provision of site specific infrastructure improvements to address any deficiencies; participation in 
environmental clean-up of contaminated sites, flexibility in the application of use restrictions and increasing 
intensity of site use, flexible parking regulations, grants or low interest loans for life safety improvements; 
joint business support ventures such as district business identification signage or centralized marketing 
strategies. 

Code Enforcement, Neighborhood Clean Ups, and Housing Rehabilitation 

CRA will continue to partner with the County’s Environmental Code Enforcement Division to help reduce 
blight within the designated areas.  Code Enforcement will be an important element of this redevelopment 
program to systematically enforce all relevant codes, including those dealing with dilapidated structures, 
deteriorated housing, weeds and litter, zoning, signs, abandoned vehicles, etc.  The CRA will support and 
fund the initiatives of Keep Pensacola Beautiful, neighborhood clean ups, demolition and lot abatements, 
monitoring sites, and supporting minimum housing standards codes. 

 
PICTURES OF A NEIGHBORHOOD CLEAN-UP, DEBRIS TOTALED MORE THAN 83 TONS, 2016.  PHOTO CRA STAFF 
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Property Acquisition 

The CRA is authorized under F.S. 163, Part 3 to sell, lease, exchange, subdivide, transfer, assign, pledge 
encumber by mortgage or deed of trust, or otherwise dispose of any interest in real property. All real 
property acquired by the CRA in the Redevelopment Area shall be sold or leased for development for fair 
value in accordance with the uses permitted in the Plan and as required by the Act.  This plan supports the 
acquisition of vacant land for housing construction or commercial development; the land may or may not 
be acquired by the County. 

Enhanced Seasonal Lawn Maintenance 

The CRA will continue to support the Enhanced Seasonal Lawn Maintenance Program to remove blight 
and control litter along selected corridors and residential roadways by mowing and weed-eating during the 
high seasonal summer/fall growth periods. 

2. Financing 

Grants 

Federal grants have long been a source of funds for development projects, especially for public 
improvements. Such sources as Community Development Block Grants (CDBG) and Section 108 grants 
are available, although the extent of their uses may diminish as the volume of the grant decreases.  They 
have the advantage of directly mitigating development costs and their benefits are predictable and readily 
understood.  The Section 108 loan program allows municipalities to convert a portion of the funds they will 
receive through the CDBG program into loans to use in economic revitalization projects. Local governments 
often use their current and future CDBG funds as collateral to guarantee the loans.  Other sources of 
financing include the State Housing Initiatives Partnership (SHIP) Program, and HOME Program.  All of 
these programs should be leveraged as much as possible. 

Tax Increment Funds 

Tax Increment Funds (TIF), are the increased revenues generated by taxes gained from growth in property 
values resulting from successful redevelopment activities in a designated CRA district.  Because this is a 
commonly relied-upon source of funding for redevelopment, it is addressed in more detail in Appendix C. 

Redevelopment Bonds 

Redevelopment bonds are issued by the CRA and approved by the County to finance renovation of specific 
projects, but are not guaranteed by the general revenues of the County.  Anticipated TIF revenue may be 
pledged as the collateral for these bonds. 

Private Investment 

A general rule for successful revitalization is that private investment usually must exceed public funding by 
a factor of three to four.  Private investment, therefore, is the single most important source of redevelopment 
funding.   Such funding takes the form of equity investment and conventional real estate loans. 

 Project Equity Position 

When a CRA takes an equity position in a project, the agency contributes cash or land to the project with a 
return in the form of profit-sharing.  This manner of participation can reduce developer costs. 
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Leasing 

County-owned land, buildings, and equipment can be leased to developers for projects.  For the developer, 
this reduces the need for capital investment in land, buildings, etc. or debt service on money borrowed to 
finance the purchase of the same.  The County would then receive lease payments deductible from the 
developer’s income tax.  Such leases may also include a purchase option. 

Joint Ventures 

In real estate syndication ventures, the CRA can contribute equity capital to a project, thereby reducing 
equity requirements from the developer and/or reducing the amount of debt service.  Through equity 
syndication, tax subsidy benefits can be passed on to investors in the form of depreciation, investment tax 
credits, deferral of taxes and capital gains. 

Mortgage Write-Downs 

Mortgage write-downs (funded through the Escambia County Neighborhood Enterprise Division) are a 
mechanism typically used to encourage residential development and home ownership in the 
Redevelopment Area.  Funds from the agency are offered to qualified potential home buyers (low-moderate 
income, first time buyers, etc.) to increase their down payment, thereby decreasing mortgage payments.  
The Agency usually takes an ownership interest, such as a soft second mortgage, in the dwelling for a 
predetermined period to guarantee against misuse of the funds. 

County support and management of the program’s activities will provide the system to carry out the 
recommendations presented in this plan.  It is necessary to establish lines of communication between all 
sectors of the community to positively effect change in the CRA Oakfield Redevelopment District 
neighborhoods.  Developers and entrepreneurs will be key contributors to the success of this project.  
Strong public-private partnerships will be crucial to the long-term success of the redevelopment effort. 

Faith-based Institutions 

The CRA Oakfield Redevelopment District churches and other faith-based institutions have an important 
social role in the successful implementation of the redevelopment plan.  Escambia County will work closely 
with faith-based organizations to develop community development programs that capitalize on their 
strengths and outreach capacity.  Participation from faith-based organizations can aid in obtaining 
community-wide support, addressing the social service needs such as instituting daycare centers, 
organizing neighborhood clean-up drives and crime prevention campaigns, and encouraging youth 
participation in community development programs such as mentorship and job training programs to 
enhance their sense of responsibility. 

Private Sector 

Private-sector leadership can come from local banks, real estate development entrepreneurs, and property 
owners within the community.  Local banks may provide financing for private developments and establishing 
a consortium to provide a revolving loan pool at below market interest rate.  This activity may provide an 
opportunity for these financial institutions to meet their goals with respect to the Community Reinvestment 
Act that is designed to provide capacity building support and financial assistance for the revitalization of low 
and moderate income communities.  Additionally, Escambia County should connect with companies 
dedicated to investing in local communities.  Several companies actively invest in several communities 
across Florida with a mission of enhancing the quality of life for the community. First Union Corporation 
(Northwest Florida, Lee County) and the Corporate Partners Program (St. Petersburg) are examples of 
programs that involve corporate investment in community development. Similar companies may exist in 
Escambia County. 

However, in order to encourage private investment, the right set of conditions must be in place that facilitate 
investment and help reduce risk. Creating new business incubators and working closely with interested 
property owners to develop and/or redevelop vacant land and structures in accordance with the 
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community’s overall vision for the Redevelopment Area’s future growth is a recommended start. Ensuring 
that property owners are familiar with the Brownfield development procedures and financial incentives 
available for Brownfield redevelopment would also help significantly. 

Planning and Development Strategies 

Escambia County CRA staff should be responsible for the execution of this redevelopment plan, and the 
following are recommendations towards such implementation: 

• Prioritize and develop detailed programs for projects to implement major strategies illustrated in 
the Redevelopment Plan including phasing, project financing, land acquisition, land disposition, 
funding sources and financing. 

• Contact affected property owners to determine their level of interest in participating in proposed 
redevelopment activities. 

• Solicit the services of a realtor and/or utilize the County’s community development team to devise 
a land acquisition strategy for potential purchases of property in the neighborhood. 

• Support residential renovation and rehabilitation programs using grant funding such as SHIP, 
CDBG, HOME, and TIF. 

• Increase awareness of funding resources and program initiatives available to residents interested 
in improving their property as means to increasing home ownership and property values. 

• Conduct traffic analysis and market feasibility studies to assess the impact of proposed projects in 
surrounding areas. 

• Initiate discussions with the City of Pensacola to coordinate joint improvement projects planned for 
the Oakfield Redevelopment Area. 

 

Housing Rehabilitation and Commercial Reinvestment Financing 

A variety of funding sources will continue to provide an array of mechanisms to assist in rehabilitation and 
reinvestment activities to help spur economic development.  This will include Community Development 
Block Grant funds, State housing assistance funds, and TIF resources.  A housing rehabilitation loan pool 
with low interest rates geared to assist low and moderate-income homeowners in bringing their houses up 
to code will be of importance.  The CRA will work with the Neighborhood Enterprise Division to implement 
these programs. 

 
 

 

 

 

 

 

 

 

 



- 68 - 
 

APPENDIX A: PUBLIC WORKSHOPS 
Oakfield residents and business owners were invited to participate in a series of public workshops held at 
the Woodham Middle School.  The dates and times are listed below: 

• November 15, 2016, 6:00pm-7:00pm      Kick-off meeting, identify issues 

• January 17, 2017, 6:00pm-7:00pm Prioritize Oakfield Community needs 

• February 21, 2017, 6:00pm-7:00pm Discuss Capital Improvements needed in the area 

• April 25, 2017, 6:00pm-7:00pm            Final meeting: Presentation of final draft plan 

  
CITIZENS ATTENDING THE ENVISION OAKFIELD WORKSHOPS, CRA STAFF PHOTO 

 
Participants were encouraged to contribute their ideas/suggestions for creating the CRA Oakfield 
Redevelopment District Plan.  The results of their input and suggestions are summarized below and were 
integrated into the overall concept plan. 

At the First kick-off meeting: A Swat Analysis (Strengths, Weaknesses, Opportunities and Threats), was 
completed by all attendees.  The analysis revealed: 

 

 

  

 

 

 

 

 

 

  

Strengths 
- Location to hospitals, shopping Centers, airport and  

   interstate 
- Quiet/low crime in certain areas 
- Diversity of residents 
- Established neighborhoods 

   -Residents feel safe in most areas 
   -There are currently two schools 

- Area has one Neighborhood park  
- Properties are kept clean and neat 
- Area has trees/woods and natural beauty 
- Home to PCA and PCC (Christian Schools) 
- Has undeveloped land 
- Has established Home-owners Associations 
- Has many families, retirees, good group of people 

 

Weaknesses 
- Lighting/sidewalks and curbing on Burgess Road and other 

  Roads in the district 
- Oakfield Park needs more amenities 
- There is a need for additional public parks 
- Drainage and flood issues through-out the district 
- Litter and debris on rights-of-ways 
- Burgess Road needs to be widened 
- There is a need for more code enforcement presence 
- Residents stated they have frequent power surges 
- Traffic flow on Palafox and Burgess 
- Lack of ECAT bus stops 
- There are no Neighborhood Watch Groups (no voice for  
  the community) 
 - Need for trash pick-up twice a week 
- Trains are causing traffic issues 
- Power poles are old and rotting 
- Residents complaining of gas leaks 
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At the second meeting: the workshop offered the opportunity for Oakfield citizens to review the results of 
the SWOT Analysis and add additional suggestions.  

The third workshop built upon the SWAT analysis and information gathered in the second meeting.  
Attendees were tasked with identifying the short and long term improvements they felt were needed and 
wanted to see included in the CRA Oakfield Redevelopment Area.  The following needed improvements, 
in order of priority, were identified: 

• Additional street lighting 

• Traffic issues (turn signals, speed bumps, curbing, etc.) 

• Drainage issues 

• Bicycle and Walking paths 

• The need for sewer lines to be added 

• The need for a Community/Recreation Center 

• Beatification of area 

• Underground utilities 

• Update/add Oakfield Acres Park Amenities (tennis court, soccer field, disk golf, etc.) 

• Enforce speed limits 

• Maintain Right-of-Ways (mowing, week-eating, etc.) 

• Work with Gulf Power to better maintain utility easements 

• Better code enforcement on inoperable vehicles and yard maintenance 

• Crime prevention (police presence and Escambia County Code Enforcement) 

The fourth and final public meeting allowed attendees to see an actual copy of the draft plan.  They were 

provided with copies and given additional time to provide feedback.    

 

 
 

 

 

Opportunities 
- Need for more convenient stores and gas stations 
- Need for a Community/Recreation Center 
- Build an overpass at Airport for train tracks 
- Need for Nature trails, walking paths and soccer fields 
- Many large vacant properties that can be used for 
  development (SPC, etc.) 
- Upgrade the tennis courts on Confederate  
- Make better use of Woodham facilities 
- Pave Oakfield Road and other roads 
- Open Burgess Road in front of Circle K 
- More local jobs needed  
- Beautification of area 

 

 

 

 

Threats 
- Poor maintenance in Carpenters Creek 
- Don’t want Rawson Lane closed 
- Crime is increasing in the area 
- Homeless camp off Creighton Road 
- Business signs are unsightly 
- Possibility of higher taxes 
- More traffic issues with opening Creighton Connector 
- Middle school closing 
- Vacant land not being utilized 
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APPENDIX B: STATUTORY REQUIREMENTS 
This section addresses certain specific requirements of Chapter 163, Part III, Florida Statutes, as they relate 

to the preparation and adoption of Community Redevelopment Plans in accordance with Sections 163.360 

and 163.362. Provided below is a brief synopsis of each subsection requirement from 163.360 and 163.362, 

and a brief description of how the redevelopment plan and adoption process meet those requirements.  

 
163.360 – Community Redevelopment Plans  
 
Section 163.360 (1), Determination of Slum or Blight by Resolution  
 
This section requires that a local governing body determine by resolution that an area has been determined 
to be a slum or blighted area before a redevelopment area can be established.  
 
Action: Escambia County previously conducted a blight study which established conditions of blight in 
Oakfield and designated the area as appropriate for community redevelopment.  
 

Section 163.360 (2)(b), Completeness  
 
This section requires that the Redevelopment Plan be sufficiently complete to address land acquisition, 
demolition and removal of structures, redevelopment, improvements and rehabilitation of properties within 
the redevelopment area, as well as zoning or planning changes, land uses, maximum densities, and 
building requirements.  
 
Action: These issues are addressed in Chapters 2 and 3 of the Redevelopment Plan.  
 

Section 163.360 (2)(c), Development of Affordable Housing  
 
This section requires the redevelopment plan to provide for the development of affordable housing, or to 
state the reasons for not addressing affordable housing.  
 
Action: The Redevelopment Plan anticipates the need to maintain and expand affordable housing in the 
Oakfield CRA District. The Escambia County Community Redevelopment Agency will coordinate with local 
housing developers to seek opportunities for the development of additional affordable housing.  

 
Section 163.360 (4), Plan Preparation and Submittal Requirements  
 
The Community Redevelopment Agency may prepare a Community Redevelopment Plan. Prior to 
considering this plan, the redevelopment agency will submit the plan to the local planning agency for review 
and recommendation as to its conformity with the comprehensive plan.  
 
Action: Escambia County Community Redevelopment Agency staff prepared the Oakfield Redevelopment 
Plan.  

 

Section 163.360 (5), (6), (7)(a)(d), Plan Approval  
 

163.360 (5). The Community Redevelopment Agency will submit the Redevelopment Plan, along with 

written recommendations, to the governing body and each taxing authority operating within the boundaries 
of the redevelopment area.  
 
Action: The Escambia County Board of County Commissioners, sitting as the Escambia County CRA, will 
pass a resolution for the final adoption of the Plan as provided by statute. The Board of County 
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Commissioners will proceed with a public hearing on the Redevelopment Plan as outlined in Subsection 
(6), below.  

 
163.360 (6). The governing body shall hold a public hearing on the Community Redevelopment Plan after 

public notice by publication in a newspaper having a general circulation in operation of the Oakfield 
Redevelopment Area.  
 
Action: A public hearing on the Oakfield Redevelopment Plan will be held at a future date.  

 
163.360 (7). Following the public hearing described above, Escambia County may approve the 

redevelopment plan if it finds that:  
 
(a) A feasible method exists for the location of families who will be displaced from the Redevelopment area 
in decent, safe, and sanitary dwelling accommodations within their means and without undue hardship to 
such families;  
 
Action: To minimize the relocation impact, the CRA will provide supportive services and equitable financial 
treatment to any individuals, families and businesses subject to relocation. When feasible, the relocation 
impact will be mitigated by assisting relocation within the immediate neighborhood and by seeking 
opportunities to relocate within new/redeveloped buildings that will contain residential and commercial 
space.  
 
(b) The Redevelopment Plan will afford maximum opportunity consistent with the sound needs of the county 
or municipality for the rehabilitation or redevelopment of the redevelopment area by private enterprise.  
Action: The need for, and role of, private enterprise and investment to ensure the successful rehabilitation 
or redevelopment of the Oakfield area is described throughout the Plan.  
 

Section 163.360 (8)(a)(b), Land Acquisition  
 
These sections of the statute establish requirements for the acquisition of vacant land for developing 
residential and non-residential uses. The Redevelopment Plan supports future development of both 
residential and non-residential uses at various locations in the redevelopment area as described in Chapter 
3. The Plan identifies strategies that will promote and facilitate public and private sector investment in 
vacant land acquisition for these purposes.  
 

Chapter 163.362 - Contents of Community Redevelopment Plans  
 
Every community redevelopment plan shall:  

 
Chapter 163.362(1) Legal Description  

 
Contain a legal description of the boundaries of the redevelopment area and the reasons for 
establishing such boundaries shown in the plan.  

 
Action: A legal description of the boundaries is contained in Escambia County Board of County 
Commissioners Resolution R2014-147 and the Findings of Necessity report which are attached 
and incorporated herein by reference.     

 

Chapter 163.362(2) Show by Diagram and General Terms:  

 

(a) Approximate amount of open space and the street layout.  
Action: This task is achieved in the Redevelopment Plan in Chapter 2 and Chapter 3.  Figure 3.1 
demonstrates the location for potential areas to be preserved as open space. 
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(b) Limitations on the type, size, height number and proposed use of buildings.  
 

Action: These are described in general terms in Chapter 2; however, it is expected that the County’s 
zoning ordinance and land development regulations will continue to provide the regulatory 
framework for any building dimension or style limitations.  This redevelopment plan does not add 
any new limitations on the type, size, height, number and proposed use of buildings in the Oakfield 
Redevelopment Area. 

 
(c) The approximate number of dwelling units.  

 
Action:  This Redevelopment plan does not include any capital improvements for the development 
of new housing units – therefore, no estimation of new dwelling units is included in this plan.  
However, based on the future land use concepts contained in the Plan, and the expressed desire 
to increase residential opportunities in Oakfield, it can be reasonably expected that new investment 
in housing will occur over time. Future developments of moderate to high density residential 
projects are encouraged in other areas of the redevelopment area, as well as new investment in 
single family infill. Residential density in Oakfield is expected to increase.  

 
(d) Such property as is intended for use as public parks, recreation areas, streets, public utilities, 
and public improvements of any nature.  

  
Action: Proposed future uses and activities of this nature are described in Chapter 2.  

 
 
 

Chapter 163.362(3) Neighborhood Impact Element  
 

If the redevelopment area contains low or moderate income housing, contain a neighborhood 
impact element which describes in detail the impact of the redevelopment upon the residents of the 
redevelopment area and the surrounding areas.  

 
The Oakfield Redevelopment Area contains a significant number of dwelling units which may be 
considered low to moderate-income units. The Redevelopment Plan makes provisions for 
affordable housing through rehabilitation and new construction. Shortages in affordable housing 
will be addressed through existing and new affordable housing development strategies, with an 
emphasis on developing ways in which affordable housing can be integrated within market rate 
housing projects.  

 
The implementation of the Oakfield Redevelopment Plan will contribute significantly in improving 
the quality of life for Oakfield residents. Potential impacts are summarized below for each category 
required by statute: Relocation, traffic circulation, environmental quality, availability of community 
facilities and services, effect on school population, and other matters affecting the physical and 
social quality of the neighborhood.  

 
Relocation  

 
The redevelopment Plan as proposed supports the preservation of existing residential areas and 
does not require the relocation of any of the low or moderate income residents of the redevelopment 
area. To minimize the relocation impact, the Community Redevelopment Agency will provide 
support services and equitable financial treatment to any individuals, families and businesses 
subject to relocation. When feasible, the relocation impact will be mitigated by assisting relocation 
within the immediate neighborhood and by seeking opportunities to relocate within new/ 
redeveloped buildings that will contain residential and commercial space.  
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Traffic Circulation  

 

The implementation of the Redevelopment Plan recommendations related to streetscape 
improvements and traffic circulation are anticipated to positively impact the Oakfield 
Redevelopment Area. The primary corridor improvements, a component of the Redevelopment 
Plan, envisions enhancing identified roadways through streetscape improvements that encourage 
pedestrian mobility and improve vehicular circulation within the area.  

 
Environmental Quality  

 
Escambia County Community Redevelopment Agency will work closely with developers to ensure 
anticipated new development does not negatively affect the drainage capacity of the area, and, 
when feasible, support on-site provision of stormwater retention facilities for new development. The 
development of vacant and/or underutilized sites within Oakfield may result in minor increases in 
the amount of stormwater runoff which may contain pollutants. The Redevelopment Plan 
recommends pursuing environmental remediation in close cooperation with property owners to 
ensure that the pollutants are handled adequately prior to new development on identified Brownfield 
sites.  

 
The County will closely monitor the capacity of the existing and planned stormwater infrastructure 
to ensure sufficient capacity exists, and there are no negative impacts from development. In terms 
of vegetation and air quality, proposed streetscape improvements are anticipated to add vegetation 
to Oakfield and preserve existing mature tree canopies.  

 
No negative impact on the existing sanitary sewer is expected from implementation of the 
Redevelopment Plan, and expansion of said sewer may be required to spur redevelopment. If 
future deficiencies are projected, the County and the Redevelopment Agency will ensure that 
adequate capacity is available at the time of development.  

 
Community Facilities and Services  

 
The Redevelopment Plan presents strategies to create several town-center-styled gateway areas 
that will accommodate a diverse range of community and cultural facilities serving the needs of the 
local population. Existing open space/recreation facilities in Oakfield and its vicinity include: John 
R. Jones, Jr. Park and Old Oakfield School Park. The Plan recognizes the importance of these 
facilities and supports improvements of these facilities.  

 
Effect on School Population  

 
The Redevelopment Plan does not anticipate significantly affecting Oakfield school population. Any 
increase in school population is expected to be absorbed by the existing schools in the area. The 
Redevelopment Plan recommends streetscape improvements and sidewalks connecting the area 
schools to improve pedestrian safety and walkability for students and parents who walk to school. 
The County and the Redevelopment Agency will continue to work closely with Escambia County 
School Board to ensure the board’s plans for area schools are consistent with the Redevelopment 
Plan.  

 

Physical and Social Quality  
 

The Plan’s recommendations to continue with improvements to the existing streetscape 
environment, to redevelop vacant land and former industrial sites, to establish urban design and 
architectural standards for new development, and to continue code enforcement will have a positive 
impact on Oakfield’s physical and visual character.   
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Implementation of the redevelopment plan will also improve community access to the social service 
network currently available to residents. Job training, apprenticeship opportunities, and mentorship 
programs created through commercial and industrial redevelopment and establishment of a 
community center will support the development of human capital, increase employment 
opportunities and serve as a tool to improve the household income.  

 

Chapter 163.362 (4) Identify Specifically any Publicly Funded Capital Projects 
 

Publicly Funded Capital Improvements are identified in Chapter 4 of the Plan. 
 

Chapter 163.362(5) (6) Safeguards and Retention of Control  
 

Contain adequate safeguards that the work of redevelopment will be carried out pursuant to the 
plan. Provide for the retention of controls and establishment of any restrictions or covenants running 
with land sold or leased for private use.  

 
Action: The following safeguards and procedures will help ensure redevelopment efforts in the 
redevelopment area are carried out pursuant to the redevelopment plan:  

 
The Community Redevelopment Plan is the guiding document for future development and 
redevelopment in and for the Oakfield Redevelopment Area. To assure that redevelopment will 
take place in conformance with the projects, goals and policies expressed in this Plan, the 
Escambia County Community Redevelopment Agency will utilize the regulatory devices, 
instruments and systems used by Escambia County to permit development and redevelopment 
within its jurisdiction. These include but are not limited to the Comprehensive Plan, the Land 
Development Code, the Zoning Code, adopted design guidelines, performance standards and 
County-authorized development review, permitting and approval processes. Per Florida Statute, 
Escambia County retains the vested authority and responsibility for:  

 

• The power to grant final approval to Redevelopment Plans and modifications.  

• The power to authorize issuance of revenue bonds as set forth in Section 163.385.  

• The power to approve the acquisition, demolition, removal or disposal of property as provided 
in Section 163.370(3), and the power to assume the responsibility to bear loss as provided in 
Section 163.370(3).  

 
In accordance with Section 163.356(3)(c), by March 31 of each year the Redevelopment Agency 
shall file an Annual Report with Escambia County detailing the Agency’s activities for the preceding 
fiscal year. The report shall include a complete financial statement describing assets, liabilities, 
income and operating expenses. At the time of filing, the Agency shall publish in a newspaper of 
general circulation a notice that the report has been filed with the County and is available for 
inspection during business hours in the office of the County Clerk and the Escambia County 
Community Redevelopment Agency.  

 
The Community Redevelopment Agency shall maintain adequate records to provide for an annual 
audit, which shall be conducted by an independent auditor and will be included as part of the 
Escambia County Comprehensive Annual Financial Report for the preceding fiscal year. A copy of 
the Agency audit, as described in the CAFR will be forwarded to each taxing authority.  

 
The Agency shall provide adequate safeguards to ensure that all leases, deeds, contracts, 
agreements, and declarations of restrictions relative to any real property conveyed shall contain 
restrictions and/or covenants to run with the land and its uses, or other provisions necessary to 
carry out the goals and objectives of the redevelopment plan.  
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The Redevelopment Plan may be modified, changed, or amended at any time by the Escambia 
County Community Redevelopment Agency after public notice and hearing.  If the Plan is modified, 
changed, or amended after the lease or sale of property by the Agency, the modification must be 
consented to by the developer or redevelopers of such property or his successors or their 
successors in interest affected by the proposed modification.  This means that if a developer 
acquired title, lease rights, or other form of development agreement, from the Agency to a piece of 
property within the redevelopment area with the intention of developing it in conformance with the 
redevelopment plan, any amendment that which might substantially affect his/her ability to proceed 
with that development would require his/her consent.  

 
When considering modifications, changes, or amendments in the redevelopment plan, the Agency 
will take into consideration the recommendations of interested area property owners, residents, 
and business operators. Proposed minor changes in the Plan will be communicated by the agency 
responsible to the affected property owner(s).  

  
Chapter 163.362(7) Assurance of Replacement Housing for Displaced Persons  

 
Provide assurances that there will be replacement housing for the relocation of persons temporarily 
or permanently displaced from housing facilities within the community redevelopment area.  

 
Action: As previously stated, to minimize the relocation impact, the Agency will provide supportive 
services and equitable financial treatment to any individuals, families and businesses subject to 
relocation. When feasible, the relocation impact will be mitigated by assisting relocation within the 
immediate neighborhood and by seeking opportunities to relocate within new/redeveloped 
buildings that will contain residential and commercial space.  

 

Chapter 163.362(8) Element of Residential Use  
 

Provide an element of residential use in the redevelopment area if such use exists in the area prior 
to the adoption of the plan or if the plan is intended to remedy a shortage of housing affordable to 
residents of low to moderate income, including the elderly.  

 
Action: There are residential uses of various types and character, including, single-family, multi-
family, rental units, owner-occupied units, and detached units in existence in the redevelopment 
area at the time of this writing. The efforts undertaken by the Agency, as described in this 
Redevelopment Plan, are intended to retain and enhance a high quality of residential use, 
particularly about developing and maintaining sustainable neighborhoods. Redevelopment 
program activities will strive to cultivate the positive neighborhood characteristics cited by the 
community during public workshops and reduce or eliminate any negative characteristics.  

 
The establishment of a revitalized and expanded residential base in Oakfield is essential to achieve 
a successful economic redevelopment program. Residents living within the redevelopment area 
will comprise components of the work force and the market, which will generate economic activity.  

 

Chapter 163.362(9) Statement of Projected Costs  
 

Contain a detailed statement of the projected costs of development, including the amount to be 
expended on publicly funded capital projects in the community redevelopment area and any 
indebtedness of the community redevelopment agency or the municipality proposed to be incurred 
for such redevelopment if such indebtedness is to be repaid with increment funds.  

 
Action: Project costs and funding sources are described in Chapter 4 of the Redevelopment Plan.   
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Chapter 163.362(10) Duration of Plan  

 
Provide a time certain for completing all redevelopment financed by increment revenues.  

 

Action: The CRA Oakfield Redevelopment Plan shall remain in effect and serve as a guide for 
future redevelopment activities in the redevelopment area for 30 years from the enactment date of 
the Board of County Commissioner’s approval unless the Board decides to sunset the designated 
area. 
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APPENDIX C:  TAX INCREMENT FINANCING 
Tax increment financing (TIF) is a tool that uses increased revenues generated by taxes gained from growth 
in property values resulting from successful redevelopment activities. Because it is a frequently relied-upon 
tool for project financing, it is explored more fully here. This section presents a brief history of tax increment 
financing, types of expenses allowed, and TIF revenue projections that the Oakfield redevelopment area 
may generate in the next thirty years. 

History of Tax Increment Financing: 
 
TIF was originally developed over 50 years ago, as a method to finance public improvements in distressed 
areas where redevelopment would not otherwise occur. TIF is separate from grants or government funds, 
and given reductions in federal funds available for local projects in recent years TIF has increasingly 
developed into a primary means to finance local redevelopment.  
 
State law controls tax increment financing. Because of this control, tax increment financing takes on several 
different techniques and appearances throughout the country. In Florida, tax increment financing is 
authorized in the Community Redevelopment Act of 1969, which is codified as Part III, Chapter 163 of the 
Florida Statutes. This act, as amended in 1977, provides for a combination of public and private 
redevelopment efforts and authorizes the use of tax increment financing. Under the Statutes, municipalities 
must go through a few steps to establish a redevelopment area and implement a tax increment financing 
district for that area.  
 

Upon approval of the governing body, a trust fund for each community redevelopment area may be 
established. The revenues for the trust fund are obtained by allocating any increases in taxable assessed 
value to the area. The current assessed value of the district is set as the base and any increases (the tax 
increment revenues) are available for improvements to the area. The property tax paid on the base 
assessed value continues to be distributed to the local governments. The tax collector collects the entire 
property tax and subtracts the tax on the base value, which is available for general government purposes. 
Of the remaining tax increment revenues, 75 percent are deposited to the trust fund. The remaining 25 
percent of the incremental growth is kept by the local government as a collection fee. 

Type of Expenses Allowed: 

• Funds from the redevelopment trust fund may be expended for undertakings of the community 
redevelopment agency which are directly related to financing or refinancing of redevelopment in 
the redevelopment area pursuant to an approved community redevelopment plan for the following 
purposes, including, but not limited to:  

• Establishment and operations: The implementation and administrative expenses of the community 
redevelopment agency.  

• Planning and analysis: Development of necessary engineering, architectural, and financial plans.  

• Financing: Issuance and repayment of debt for proposed capital improvements contained in the 
community redevelopment plan.  

• Acquisition: The acquisition of real property.  

• Preparation: Tasks related to site preparation, including the relocation of existing residents. 
 

 Per F.S. 163.370(2), TIF funds may not be used for the following purposes:  

• To construct or expand administration buildings for public bodies or police and fire buildings unless 
each taxing authority involved agrees,  

• Any publicly-owned capital improvements which are not an integral part of the redevelopment if the 
improvements are normally financed by user fees, and if the improvements would have other-wise 
been made without the Redevelopment Agency within three years, or  

• General government operating expenses unrelated to the Redevelopment Agency.  
 
In addition, tax increment funds cannot be spent on capital projects contained in the local government’s 
Capital Improvement Plan for the preceding three years. 
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APPENDIX D: RESOLUTION AND LEGAL DESCRIPTION 
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APPENDIX E:  MAP OF PROPOSED SEWER EXPANSIONS: 

 
 MAP OF PROPOSED SEWER EXPANSON FOR THE OAKFIELD REDEVELOPMENT AREA.  ESCAMBIA COUNTY GIS, CRA 

STAFF 

 

 

 





   
Planning Board-Regular   6. D.           
Meeting Date: 09/05/2017  
Issue: A Public Hearing Concerning the Review of an Ordinance Amending LDC

Chapters 2 and 6 Regarding Rezoning Conditions
From: Horace Jones, Director 
Organization: Development Services

RECOMMENDATION:
 A Public Hearing Concerning the Review of an Ordinance Amending Chapters 2 and 6
Regarding Rezoning Conditions

That the Board review and recommend to the Board of County Commissioners (BCC) for
adoption, an Ordinance amending the Land Development Code (LDC), Chapters  2 and
6, to revise rezoning conditions and specifically include consideration of spot zoning.

BACKGROUND:
Rezoning case findings necessary to support a rezoning request are often preceded by
some testimony that addresses conditions not valid for consideration.  In particular,
although the LDC does not use the term "spot zoning," the condition continues to be a
topic of discussion during rezoning hearings.  To establish a more effective set of
rezoning conditions and a common understanding of spot zoning, amendments to the
LDC are necessary.

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
Meredith Crawford, Assistant County Attorney. Any recommendations or legal sufficiency
comments made in that review are also attached herein.

PERSONNEL:
No additional personnel are required for implementation of this Ordinance.

POLICY/REQUIREMENT FOR BOARD ACTION:
Amendment of the LDC requires public hearing review and recommendation by the



Amendment of the LDC requires public hearing review and recommendation by the
Board prior to action by the BCC.  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:
This Ordinance, amending the LDC, will  be filed with the Department of State following
adoption by the BCC.

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

Attachments
Draft Ordinance
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ORDINANCE NUMBER 2017-_______ 1 

 2 

AN ORDINANCE OF ESCAMBIA COUNTY, FLORIDA, AMENDING 3 
PART III OF THE ESCAMBIA COUNTY CODE OF ORDINANCES, THE 4 
LAND DEVELOPMENT CODE OF ESCAMBIA COUNTY, FLORIDA, AS 5 
AMENDED; AMENDING CHAPTER 2, DEVELOPMENT AND 6 
COMPLIANCE REVIEW, ARTICLE 7, LDC AND COMPREHENSIVE 7 
PLAN AMENDMENT, TO MODIFY APPROVAL CONDITIONS FOR 8 
ZONING MAP AMENDMENT (REZONING APPLICATION); AMENDING 9 
CHAPTER 6, DEFINITIONS, SECTION “S,” TO DEFINE “SPOT 10 
ZONING”; PROVIDING FOR SEVERABILITY; PROVIDING FOR 11 
INCLUSION IN THE CODE; AND PROVIDING FOR AN EFFECTIVE 12 
DATE. 13 

  14 

 WHEREAS, the Legislature of the State of Florida has, in Chapter 125, Florida 15 
Statutes, conferred upon local governments the authority to adopt regulations designed 16 
to promote the public health, safety, and general welfare of its citizenry; and   17 

 WHEREAS, the Escambia County Board of County Commissioners finds that 18 
logical and orderly land development patterns promote the public health, safety, and 19 
general welfare; and 20 

 WHEREAS, the Board has, within the regulations of the Land Development 21 
Code, established zoning districts to implement the general land development patterns 22 
prescribed by the future land use categories of the Comprehensive Plan; and 23 

 WHEREAS, the Board has, within the Land Development Code, established a 24 
rezoning process to amend existing zoning district boundaries where such amendments 25 
demonstrate the rezoning would contribute to or result in a logical and orderly 26 
development pattern; and 27 

 WHEREAS, the Board recognizes that within the rezoning process there remains 28 
confusion regarding use of the term “spot zoning” and, if used, whether the term is only 29 
descriptive or is a legal term of art referring to a practice that is invalid; and 30 

 WHEREAS, the Board finds that isolated or spot zoning, while requiring greater 31 
justification within the rezoning process, may serve a beneficial purpose and need not 32 
be prohibited; and 33 

 WHEREAS, the Board finds that, since the April 16, 2015, adoption of the Land 34 
Development Code, amendments to more effectively evaluate rezoning applications on 35 
the basis of logical and orderly development patterns are beneficial to the public. 36 

  37 

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY 38 
COMMISSIONERS OF ESCAMBIA COUNTY, FLORIDA: 39 

 40 
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Section 1.  Part III of the Escambia County Code of Ordinances, the Land Development 1 
Code of Escambia County, Chapter 2, Development and Compliance Review, Article 7, 2 
LDC and Comprehensive Plan Amendment, is hereby amended as follows (words 3 
underlined are additions and words stricken are deletions): 4 

Sec. 2-7.2 LDC zoning map and text amendments 5 

(a) General. All provisions of the LDC are established, modified, or repealed by 6 
ordinance of the Board of County Commissioners (BCC). Zoning map and text 7 
amendments may be proposed by the county or others according to the ordinance 8 
enactment procedures prescribed by Florida Statutes and the provisions of this 9 
section. Since any LDC amendment is a change to implementing the land use 10 
regulations of the county and can modify the requirements for subsequent 11 
authorizations of land uses and development activities, significant opportunities for 12 
public participation are provided. These map and text amendment processes are 13 
established for the county to authorize appropriate changes to its land development 14 
regulations. 15 

(b) Zoning map amendment (Rrezoning application).  County-initiated 16 
comprehensive changes to the zoning map that set policy require enactment 17 
through the legislative procedures of the BCC.  In compliance with the following 18 
process, an owner-initiated zoning map amendment (rezoning) that affects a limited 19 
number of identifiable parties and interests is evaluated first through quasi-judicial 20 
public hearings by the Planning Board, or the Santa Rosa Island Authority (SRIA) 21 
for property on Pensacola Beach, and then by the BCC: 22 

(1) Application.  An application for a rezoning through the quasi-judicial process 23 
shall be submitted to the clerk of the reviewing board within the time required by 24 
the adopted rezoning procedures of the board Planning Board prior to the 25 
scheduled board meeting at which the applicant requests to be heard. If the 26 
application concerns property under the jurisdiction of the Santa Rosa Island 27 
Authority (SRIA), the application shall be submitted to the clerk of the SRIA at 28 
least 30 business days prior to the scheduled board meeting.  The application 29 
shall provide the information required by the rezoning procedures.  A 30 
pre-application meeting of the applicant with the staff for the reviewing board is 31 
recommended to discuss the process and to review county, board, and 32 
applicant responsibilities. 33 

(2) Public participation.  Hearings to consider a rezoning application shall be open 34 
to the public.  Prior to any such hearing, the clerk of the reviewing board shall 35 
provide reasonable notice to the public as required by Florida Statutes and the 36 
Comprehensive Plan.  Public notification is required as further outlined in this 37 
Article. The cost of the notification is to be borne by the applicant requesting 38 
review.  Public notification shall include the following, each identifying the 39 
purpose, subject, reviewing authorities, case number, dates, times and locations 40 
of the hearings; the current and proposed zoning; and county contacts for 41 
additional information: 42 
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a. Publication.  At least ten days prior to the hearing, notice shall be published 1 
in a newspaper of general circulation in Escambia County. 2 

b. Site sign.  At least 15 days prior to the hearing, a sign no smaller than 24 3 
inches by 48 inches shall be prominently posted on, or as near as practicable 4 
to, the subject property and shall be clearly readable from the nearest public 5 
right-of-way.  6 

c. Notification.  At least 15 days prior to the hearing, notification shall be sent 7 
via U.S. mail to the address registered with the property appraiser for each 8 
owner of real property with any portion of the property located south of Nine 9 
Mile Rd within 500’ feet of the subject property.  For property located north of 10 
Nine Mile Rd, notification will be sent to properties within 2500’ feet of the 11 
subject property.  The cost of the mailing is to be borne by the applicant. 12 

(3) Compliance review.  A quasi-judicial public hearing shall be conducted by the 13 
appropriate reviewing board to consider a requested rezoning according to the 14 
provisions of this article. At the conclusion of the hearing, based on the record 15 
evidence, the reviewing board shall submit a recommendation to the BCC for 16 
rezoning approval, denial, or if appropriate and acceptable to the applicant, 17 
approval of a district with less intensive uses than the requested zoning. 18 

(4) Approval conditions.  The applicant has the burden of presenting competent 19 
substantial evidence to the reviewing board that establishes each establishing 20 
that the requested zoning district would contribute to or result in a logical and 21 
orderly development pattern.  The appropriate surrounding area within which 22 
uses and conditions must be considered may vary with those uses and 23 
conditions and is not necessarily the same area required for mailed notification.  24 
A logical and orderly pattern shall require demonstration of each of the 25 
following conditions:  26 

a. Consistent with Comprehensive Plan.  The proposed zoning is 27 
consistent with the future land use (FLU) category as prescribed in LDC 28 
Chapter 3, and with all other applicable goals, objectives, and policies of 29 
the Comprehensive Plan.  If the rezoning is required to properly enact a 30 
proposed FLU map amendment transmitted for state agency review, the 31 
proposed zoning is consistent with the proposed FLU and conditional to its 32 
adoption. The proposed rezoning is consistent with the goals, objectives, 33 
and policies of the Comprehensive Plan and not in conflict with any of its 34 
provisions. 35 

b. Consistent with LDC zoning district provisions.  The proposed zoning is 36 
consistent with the purpose and intent and with any other zoning 37 
establishment provisions prescribed by the proposed district in Chapter 3. 38 
The proposed rezoning is consistent with the stated purposes and intent of 39 
the LDC and not in conflict with any of its provisions.  40 

c. Compatibility Compatible with surroundings.  All of the permitted uses 41 
of the proposed zoning, not just those anticipated by the rezoning applicant, 42 
are compatible, as defined in Chapter 6, with the surrounding uses.  The 43 
uses of any surrounding undeveloped land shall be considered the 44 
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permitted uses of the applicable district. Compatibility is not considered 1 
with potential conditional uses or with any nonconforming or unapproved 2 
uses.  Also, in establishing the compatibility of a residential use, there is no 3 
additional burden to demonstrate the compatibility of specific residents or 4 
activities protected by fair housing law. All land uses, development 5 
activities, and conditions allowed by the proposed zoning are compatible 6 
with the surrounding conforming uses, activities and conditions and are 7 
able to coexist in relative proximity to them in a stable fashion over time 8 
such that no use, activity, or condition negatively impacts another. The 9 
appropriateness of the rezoning is not limited to any specific use that may 10 
be proposed but is evident for all permitted uses of the requested zoning. 11 
This condition shall not apply to any conditional uses of the proposed 12 
district or compatibility with nonconforming or unapproved uses, activities, 13 
or conditions.  14 

d. Appropriate if spot zoning.  Where the proposed zoning would establish 15 
or reinforce a condition of spot zoning as defined in Chapter 6, the isolated 16 
district would nevertheless be transitional in character between the 17 
adjoining districts, or the differences with those districts would be minor or 18 
sufficiently limited.  The extent of these mitigating characteristics or 19 
conditions demonstrates an appropriate site-specific balancing of interests 20 
between the isolated district and adjoining lands. 21 

de. Appropriate with cChanged or changing conditions.  TheIf the land 22 
uses or development conditions within the area surrounding the property of 23 
to which the proposed rezoning would apply has have changed, or is are 24 
changing, the changes are to such a degree and character that it is in the 25 
public interest to encourage allow new uses, density, or intensity in the area 26 
through rezoning; and, the permitted uses of the proposed district are 27 
appropriate and not premature for the area or likely to create or contribute 28 
to sprawl. 29 

e. Development patterns. The proposed rezoning would contribute to or 30 
result in a logical and orderly development pattern. 31 

f. Effect on natural environment. The proposed rezoning would not increase 32 
the probability of any significant adverse impacts on the natural 33 
environment. 34 

(5) Board Action. WhenIf the reviewing board finds from the record of the hearing 35 
that the applicant has presented competent substantial evidence establishing 36 
the required conditions, the board shall then consider whether maintaining the 37 
current zoning will serve a greater public interest.  The board shall recommend 38 
approval of the rezoning request to the BCC if the board finds that no new uses, 39 
density, or intensity of use of the proposed zoning will likely diminish quality of 40 
life, reduce property values, confer a special benefit on the subject property to 41 
the detriment of the community as a whole or create other adverse impacts 42 
upon surrounding properties, more than the uses, density, or intensity of the 43 
current zoning. recommend approval of the rezoning request to the BCC, 44 
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unless the board determines that maintaining the current zoning will prevent the 1 
following: 2 
a. Premature development or sprawl.  The land uses and development 3 

activities allowed by the proposed rezoning are premature, or the rezoning 4 
would likely create or contribute to an urban sprawl pattern of 5 
development more than the current zoning. 6 

b. Isolated districts. The proposed rezoning would create or contribute to 7 
an isolated zoning district that is neither related to the adjacent and 8 
nearby zoning districts nor an appropriate transition between them. 9 

c. Intrusion of non-residential uses. The proposed rezoning would allow an 10 
intrusion of commercial or industrial uses into a platted residential 11 
subdivision or other established residential area more than the current 12 
zoning. 13 

d. Property value impacts.  The land uses, development activities and 14 
conditions allowed by the proposed rezoning would likely result in 15 
significant adverse impacts upon the property values of adjacent properties 16 
or those in the immediate area more than the types of use, activities, and 17 
conditions permitted by the current zoning. 18 

e. Nuisance-based impacts.  The land uses, development activities and 19 
conditions allowed by the proposed rezoning would likely adversely impact 20 
the character of existing development or quality of life in the general area or 21 
neighborhood by creating excessive traffic, noise, lights, vibration, fumes, 22 
odors, dust, physical activities, or other detrimental effects or nuisances 23 
more than the types of uses, activities and conditions permitted by the 24 
current zoning. 25 

(6) Final determination. The BCC at its scheduled hearing shall adopt, modify, or 26 
reject the recommendation of the Planning Board or SRIA or return the rezoning 27 
case to the board with instructions for additional facts or clarification. The staff 28 
of the recommending board shall inform the board of all formal actions taken by 29 
the BCC on the rezoning request. 30 

(7) Appeals. Actions by the BCC adopting, rejecting, or modifying the 31 
recommended rezoning of the reviewing board are final. Any party seeking 32 
judicial review of the final determination shall do so according to the general 33 
provisions of Article 1. Additionally, written notice of the filing of any such 34 
petition for judicial review shall be promptly provided by the petitioner through 35 
the county to each owner of real property with any portion within a 500-foot 36 
radius of the rezoning subject property. 37 

 38 

Section 2.  Part III of the Escambia County Code of Ordinances, the Land 39 
Development Code of Escambia County, Chapter 6, Definitions, Section “S,” is hereby 40 
amended as follows (words underlined are additions and words stricken are 41 
deletions): 42 
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Sec. 6.0-3 Terms defined. 1 

-S- 2 

Salvage yard. An industrial facility or area for the collection, storage, sale or 3 
exchange, disassembly, shredding, compaction, bailing, or other handling of scrap or 4 
discarded material or equipment for salvage, including metals, paper, rags, tires, 5 
bottles and cans, motor vehicles, machinery, appliances, and structural steel. 6 

Sand dune. Naturally occurring accumulations of sand in ridges or mounds landward 7 
of the beach. 8 

Screened or screening. A method of visually shielding or obscuring a structure or use 9 
from view by fencing, walls, berms, or vegetation. 10 

Seawall. A wall or an embankment designed to halt the encroachment of a waterbody. 11 

Sediment. Mineral or organic particulates that have been transported from their origin 12 
by wind or water and deposited at another location. 13 

Sedimentation. The deposition of sediment. 14 

Self-storage facility. A building or group of buildings containing separate individual 15 
storage units available for lease or rent for varying periods of time for the self-service 16 
storage of goods. Self-service storage facilities may also be known as mini-17 
warehouses. 18 

Semi-impervious surface. Any surface that is more resistant to the infiltration of water 19 
than a pervious surface, but more easily allows infiltration than an impervious surface. 20 
Such moderately impermeable surfaces include compacted stone, gravel, recycled 21 
asphalt, shell, or clay serving vehicular traffic; paver stones and "pervious" concrete; 22 
and other surfaces for which runoff coefficients no less than 0.60 are typically used for 23 
stormwater management calculations. 24 

Setback. The required minimum distance from a property line or other boundary line 25 
that establishes the area within which a structure is allowed to be erected or placed. 26 

Shooting range. An indoor or outdoor facility designed for archery, paintball, or the 27 
discharge of firearms, including rifles, shotguns, pistols, muzzle loading and black 28 
powder guns. The term "shooting range" includes facilities for the purpose of sport 29 
shooting or for military or law enforcement training, including mock hazard response, 30 
target practice, skeet and trap. 31 

Shopping center. An integrated group of retail sales and service establishments that is 32 
planned, constructed, and managed to function as a unit, with customer and employee 33 
parking provided on site and the delivery of goods separated from customer access. 34 
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Sign. Any object, device, display, or structure, or part thereof, which is positioned and 1 
used to advertise, identify, announce, direct or attract attention, or otherwise visually 2 
communicate a message outdoors using words, letters, numerals, emblems, figures, 3 
symbols, pictures, or other images. Signs are more specifically defined by form and 4 
use in the signage standards of chapter 5. 5 

Sign area. The surface area of a sign shall be computed as including the entire area 6 
within the smallest rectangle, triangle, circle or other regular geometric form, or 7 
aggregates thereof, encompassing all of the display area of the sign and including all 8 
of the elements of the matter displayed. Base, apron, supports and other structural 9 
members not bearing advertising matter shall not be included in computation of 10 
surface area. Border or trim shall be included in computation of surface area. One side 11 
only of a double-sided sign shall be used in computing sign area where they are 12 
placed back to back on a single sign structure and are at no point more than three feet 13 
apart. 14 

Sign face. The area or display surface used for the message. 15 

Sign triangle. See visual clearance section of landscaping provisions. 16 

Silviculture. The management of forest establishment, growth, composition, health, 17 
and quality to produce lumber, pulp wood, or other forest products on a sustainable 18 
basis. The term "silviculture" includes site preparation, planting, prescribed burning, 19 
harvesting, and replanting activities. 20 

Site plan. A scaled plan depicting proposed site development or redevelopment within 21 
a parcel as required by the LDC for compliance review and approval. 22 

Solid waste. Materials regulated by the state as solid waste, including sludge from a 23 
waste treatment works, water supply treatment plant, or air pollution control facility; or 24 
garbage, rubbish, refuse, special waste, or other discarded material, including solid, 25 
liquid, semisolid or contained gaseous material resulting from domestic, industrial, 26 
commercial, mining, agricultural, or governmental operations. 27 

Solid waste collection point. A site for the collection of non-hazardous solid waste from 28 
individual generators and transport to waste transfer, material recovery, waste 29 
disposal or other solid waste management facilities. 30 

Solid waste disposal facility. See "Landfill." 31 

Solid waste transfer facility. An industrial facility where non-hazardous solid waste 32 
from collection vehicles is consolidated, temporarily stored, and may be sorted, for 33 
subsequent transport to other facilities for processing or final disposal. 34 

Sprawl or urban sprawl. A haphazard development pattern of dispersed and strip 35 
growth in suburbs and rural areas and along highways that is characterized by low 36 
density, automobile-dependent development with either a single use or multiple uses 37 

https://www.municode.com/library/fl/escambia_county/codes/code_of_ordinances?nodeId=PTIIILADECO_CH5GEDEST
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that are not functionally related, requiring the extension of public facilities and services 1 
in an inefficient manner, and failing to provide a clear separation between urban and 2 
rural uses. 3 

Spot zoning.  Zoning applied to an area of land, regardless of its size, that is different 4 
from the zoning of all contiguous land.  Such isolated or “spot” zoning is usually higher 5 
in its density or intensity of use than the adjoining zoning and may, therefore, extend 6 
privileges not generally extended to property similarly located in the area.  Spot zoning 7 
is not by itself prohibited, but due to its potentially adverse impacts on adjoining zoning 8 
it carries a higher burden of demonstration that, if authorized, it will contribute to or 9 
result in logical and orderly development. 10 
Stable, public. A structure where horses, ponies or other domesticated equines are 11 
kept for sale or hire, including their boarding, training, breeding, and riding. 12 

Stable, private. An accessory structure where horses, ponies or other domesticated 13 
equines are kept for the private use of the occupants of the premises and their guests, 14 
and not kept for hire. 15 

Stadium or arena. A structure with tiers of spectator seats rising around all or part of 16 
an open or enclosed field or place used for athletic, entertainment, or other major 17 
events. Stadiums may include food service, retail stores, meeting rooms and other 18 
incidental uses customarily accessory to the principal use. 19 

Start of construction. The date the building permit was issued, provided the actual 20 
start of construction, repair, reconstruction, or improvement was within 180 days of the 21 
permit date. The actual start means the first placement of permanent construction of a 22 
structure (including a manufactured home) on a site, such as the pouring of slabs or 23 
footings, installation of piles, construction of columns, or any work beyond the stage of 24 
excavation or the placement of a manufactured home on a foundation. Permanent 25 
construction does not include land preparation, such as clearing, grading and filling; 26 
nor does it include the installation of streets or walkways; nor does it include 27 
excavation for a basement, footings, piers or foundations or the erection of temporary 28 
forms; nor does it include the installation on the property of accessory buildings, such 29 
as garages or sheds not occupied as dwelling units or not part of the main structure. 30 
This definition does not apply to new construction or substantial improvements under 31 
the Coastal Barrier Resources Act (P.L. 97-348). 32 

Storage. The placement, accumulation, or keeping of things, or the condition of things 33 
placed, accumulated, or kept, in a specific location for preservation, future use, or 34 
disposal. 35 

Storage, outdoor or outside. The storage of any equipment, goods, junk, material, 36 
merchandise, or vehicles outside of an enclosed building in the same area on a site 37 
for more than 72 hours. 38 
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Stormwater. The flow of water which results from, and which occurs immediately 1 
following, a rainfall event. 2 

Stormwater management. Any technique, apparatus, or facility that controls or 3 
manages the path, storage, quality, or rate of release of stormwater runoff, including 4 
storm sewers, retention and detention ponds, drainage channels and swales, and inlet 5 
and outlet structures. 6 

Stormwater management plan. A professionally certified plan to manage stormwater 7 
runoff from development by providing concurrent control of erosion, water quality, 8 
sedimentation, and flooding in compliance with all applicable regulatory authorities. 9 

Stormwater management system. The designed features of the property which collect, 10 
convey, channel, hold, inhibit, or divert the movement of stormwater. 11 

Stormwater pond. A stormwater storage facility that may be further characterized as: 12 

Detention pond. A facility for the collection and temporary storage of stormwater 13 
runoff for treatment through physical, chemical, or biological processes and for 14 
attenuating discharge with subsequent gradual controlled discharge. 15 

Retention pond. A facility for the collection and prevention of discharge of 16 
stormwater runoff surface waters by complete on-site storage where the capacity 17 
to store the given volume must be provided by a decrease of stored water caused 18 
only by percolation through soil, evaporation, or evapotranspiration (loss of water 19 
from soil by both evaporation and transpiration from plants). 20 

Dry pond. A facility designed to collect and store stormwater runoff in a normally 21 
dry basin. 22 

Wet pond. A facility designed to collect and store stormwater runoff in a 23 
permanently wet impoundment with a gently sloping littoral zone shelf designed to 24 
support the growth of rooted aquatic plants. A wet pond provides for treatment 25 
through physical, chemical, and biological processes. 26 

Story. That portion of a building included between the surface of any floor and the 27 
surface of the next floor above, or if there is no floor above it, then the space between 28 
such floor and the ceiling next above it. In computing the number of stories in a 29 
building, a basement shall not be considered a story if more than one-half of its height 30 
is below the mean grade. For areas governed by FDEP or FEMA elevation 31 
requirements, the number of stories in a building shall be counted from the minimum 32 
required elevation established by FDEP or FEMA for the habitable first floor, 33 
whichever is higher. 34 

Street. A public or private right-of-way designed and used primarily for vehicular 35 
transportation, including all of the land lying between the right-of-way lines delineating 36 
the access way, whether improved or unimproved, and typically affording the principal 37 
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means of access to adjoining land. The term "street" includes the terms "road," 1 
"avenue," "boulevard," "lane," "thoroughfare" and "highway" when used for such 2 
access ways. However, the term does not include alleys, access ways such as 3 
easements and rights-of-way intended solely for limited utility purposes, or access 4 
ways and driveways designed as part of or access to on-site parking. Streets may be 5 
classified as the following: 6 

Arterial street, major. A street providing service that is relatively continuous and of 7 
relatively high traffic volume, long trip length, and high operating speed, including 8 
every United States numbered highway. 9 

Arterial street, minor. A street providing connections between major activity 10 
centers of the county, and which augments the major arterial system for local and 11 
inter-county traffic by feeding traffic from collector and local street systems onto 12 
major arterials. 13 

Collector street. A street providing service that is of relatively moderate traffic 14 
volume, moderate trip length, and moderate operating speed, and which 15 
distributes traffic between local streets or arterial streets. 16 

Local street. A street providing service that is of relatively low traffic volume, short 17 
average trip length, or minimal through traffic movements, and high quantity land 18 
access for abutting property. 19 

Private street. A privately owned and maintained street. 20 

Public street. A street under the jurisdiction of and maintained by a public entity 21 
for public travel. 22 

Structural alteration. Any change in the supporting members of a building, such as 23 
bearing walls, bearing partitions, columns, beams or girders, or any complete 24 
rebuilding of the roof, exterior walls or any other change which results in increased or 25 
decreased height of a structure. 26 

Structure. Anything constructed, assembled or erected, the use of which requires 27 
location on or in the ground, or attachment to something having location on or in the 28 
ground. The term "structure" does not include unroofed paved surfaces, such as 29 
sidewalks, driveways, parking lots, or paved areas used for sports activities. For the 30 
purposes of floodplain management, "structure" means a walled and roofed building, 31 
including a gas or liquid storage tank, which is principally above ground, as well as a 32 
manufactured home. 33 

Subdivision. The division of a parcel of land, whether improved or unimproved, into 34 
three or more contiguous lots or parcels of land or, if the establishment of a new street 35 
is involved, any division of the parcel. When appropriate to the context, the term 36 
"subdivision" refers to the process of subdividing or to the land subdivided. 37 
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Subdivision, recorded. The plat of an approved subdivision as recorded in the office of 1 
the Clerk of the Court, Escambia County, according to Florida Statutes. 2 

Substance abuse treatment facility. A state licensed residential or inpatient facility 3 
which provides professionally planned and directed clinical treatment in a structured 4 
live-in environment within a nonhospital setting on a 24-hours-per-day, seven-days-5 
per-week basis, designed to reduce or eliminate the misuse of drugs and alcohol and 6 
promote a healthy, drug-free lifestyle. 7 

Substantial construction. All required permits necessary to continue the development 8 
have been obtained; permitted clearing and grading has been completed on a 9 
significant portion of the development subject to a single final development order; and 10 
the actual construction of buildings or water and sewer lines, streets, or the 11 
stormwater management system has been completed on a significant portion of the 12 
development or is progressing in a manner that significantly moves the entire 13 
development toward completion of construction. 14 

Substantial damage. Damage of any origin sustained by a structure whereby the cost 15 
of restoring the structure to its before-damaged condition would equal or exceed 50 16 
percent of the market value of the structure before the damage occurred. The "cost" of 17 
the restoration is the fair market value of the material and services necessary to 18 
accomplish the entire restoration and is unaffected by incremental restoration work. 19 

Substantial improvement. Any repair, reconstruction, rehabilitation, addition, or other 20 
improvement of a structure, the cost of which equals or exceeds 50 percent of the 21 
market value of the structure before the improvement or repair is started. If the 22 
structure has incurred "substantial damage," any repairs are considered substantial 23 
improvement regardless of the actual repair work performed. The term does not, 24 
however, include either of the following: 25 

1. Any project for improvement of a building required to correct existing health, 26 
sanitary, or safety code violations identified by the building official and that are the 27 
minimum necessary to assure safe living conditions. 28 
2. Any alteration of an historic structure provided the alteration will not preclude the 29 
structure's continued designation as a historic structure and the alteration is 30 
approved by variance issued according to the provisions of the LDC. 31 

Suitability. The degree to which the existing characteristics and limitations of land and 32 
water are compatible with a proposed use or development. 33 

Surface water. Water upon the surface of the earth, whether contained in bounds 34 
created naturally or artificially or diffused. Water from natural springs is classified as 35 
surface water when it exits from the spring onto the earth's surface. 36 

 37 
  38 
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Section 4. Severability. 1 

If any section, sentence, clause or phrase of this Ordinance is held to be invalid or 2 
unconstitutional by any Court of competent jurisdiction, then said holding shall in no way 3 
affect the validity of the remaining portions of this Ordinance. 4 

 5 

Section 5. Inclusion in Code.  6 

It is the intention of the Board of County Commissioners that the provisions of this 7 
Ordinance shall be codified as required by F.S. § 125.68 (2016); and that the sections, 8 
subsections and other provisions of this Ordinance may be renumbered or re-lettered 9 
and the word “ordinance” may be changed to “section,” “chapter,” or such other 10 
appropriate word or phrase in order to accomplish such intentions. 11 

 12 

Section 6. Effective Date.  13 

This Ordinance shall become effective upon filing with the Department of State. 14 

 15 

DONE AND ENACTED this_____ day of ______________, 2017. 16 

 17 

BOARD OF COUNTY COMMISSIONERS 18 

ESCAMBIA COUNTY, FLORIDA 19 

  20 

By: ______________________________ 21 

           D. B. Underhill, Chairman 22 

 23 

ATTEST:    PAM CHILDERS                                             24 

    Clerk of the Circuit Court 25 

 26 

  By: __________________________    27 

          Deputy Clerk  28 

(SEAL) 29 

 30 

ENACTED: 31 

FILED WITH THE DEPARTMENT OF STATE:    32 

EFFECTIVE DATE:  33 
 34 



   
Planning Board-Regular   6. E.           
Meeting Date: 09/05/2017  
Issue: A Public Hearing Concerning the Review of an Ordinance Amending LDC

Chapter 3 Regarding HC/LI Zoning Uses Within MU-S Future Land Use
From: Horace Jones, Director 
Organization: Development Services

RECOMMENDATION:
A Public Hearing Concerning the Review of an Ordinance Amending Chapter 3
Regarding HC/LI Zoning Uses Within MU-S Future Land Use

That the Board review and recommend to the Board of County Commissioners (BCC) for
adoption, an Ordinance amending the Land Development Code (LDC) Chapter 3, to
identify those uses of the Heavy Commercial and Light Industrial (HC/LI) zoning district
that are allowed within the Mixed-Use Suburban (MU-S) future land use (FLU) category.

BACKGROUND:
In the April 16, 2015, adoption of the Land Development Code the county did not adopt
all of the proposed mainland zoning district consolidation, leaving many parcels zoned
HC/LI within MU-S and most other existing instances of zoning district inconsistency with
the applicable FLU.

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
Meredith Crawford, Assistant County Attorney. Any recommendations or legal sufficiency
comments made in that review are also attached herein.

PERSONNEL:
No additional personnel are required for implementation of this Ordinance.

POLICY/REQUIREMENT FOR BOARD ACTION:
Amendment of the LDC requires public hearing review and recommendation by the



Amendment of the LDC requires public hearing review and recommendation by the
Board prior to action by the BCC.  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:
This Ordinance, amending the LDC, will be filed with the Department of State following
adoption by the BCC.

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

Attachments
Draft Ordinance
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 ORDINANCE NUMBER 2017-_______ 1 

 2 

AN ORDINANCE OF ESCAMBIA COUNTY, FLORIDA, AMENDING 3 

PART III OF THE ESCAMBIA COUNTY CODE OF ORDINANCES, THE 4 

LAND DEVELOPMENT CODE OF ESCAMBIA COUNTY, FLORIDA, AS 5 

AMENDED; AMENDING CHAPTER 3, ZONING REGULATIONS, 6 

ARTICLE 1, SECTION 3-1.3 ZONING AND FUTURE LAND USE, AND 7 

AMENDING ARTICLE 2, SECTION 3-2.11 HEAVY COMMERCIAL AND 8 

LIGHT INDUSTRIAL DISTRICT (HC/LI), TO ADDRESS CONSISTENCY 9 

OF PARCELS ZONED HC/LI AND WHICH ARE LOCATED WITHIN THE 10 

MIXED-USE SUBURBAN (MU-S) FUTURE LAND USE CATEGORY; 11 

PROVIDING FOR SEVERABILITY; PROVIDING FOR INCLUSION IN 12 

THE CODE; AND PROVIDING FOR AN EFFECTIVE DATE. 13 

 14 

  WHEREAS, the Legislature of the State of Florida has, in Chapter 163, Florida 15 

Statutes, directed local governments to each adopt a comprehensive plan that provides 16 

the principles, guidelines, standards, and strategies for orderly and balanced future 17 

development within their jurisdictions, that includes a future land use element designating 18 

the future general distribution, location, and extent of the uses of land, and that provides 19 

meaningful guidelines for the content of more detailed land development and use 20 

regulations; and 21 

 WHEREAS, the Escambia County Board of County Commissioners has, within the 22 

future land use element of the adopted Escambia County Comprehensive Plan, 23 

established future land use categories and related policies to form future land use 24 

patterns that encourage compact and mixed-use urban development, support transit, 25 

provide a clear separation between urban, suburban, and rural areas, and provide 26 

protection for existing agricultural areas; and 27 

 WHEREAS, the Board has, within the regulations of the county’s Land 28 

Development Code, established one or more zoning districts containing specific and 29 

detailed provisions necessary to implement the established purpose and the general 30 

distribution, location, and extent of uses of each future land use category within the 31 

Comprehensive Plan; and 32 

 WHEREAS, the Board finds that the consolidation of zoning districts included in 33 

the April 16, 2015, adoption of the Land Development Code did not eliminate all 34 

occurrences of zoning districts that appear to allow uses, density, or other intensities of 35 

use not authorized by the prevailing purposes and associated provisions of applicable 36 

future land use categories; and 37 

 WHEREAS, the Board finds that there are occurrences of Heavy Commercial and 38 

Light Industrial (HC/LI) zoning within the Mixed-Use Suburban (MU-S) future land use 39 

category; and 40 
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 WHEREAS, the Board finds that it is in the best interests of the health, safety, and 1 

welfare of the public to address any inconsistency created by HC/LI zoning within the MU-2 

S future land use category.  3 

 NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY 4 

COMMISSIONERS OF ESCAMBIA COUNTY, FLORIDA: 5 

Section 1.  Part III of the Escambia County Code of Ordinances, the Land Development 6 

Code of Escambia County, Chapter 3, Zoning Regulations, Article 1, General Provisions, 7 

is hereby amended as follows (words underlined are additions and words stricken are 8 

deletions): 9 

Sec. 3-1.3 Zoning and future land use. 10 

(a) Generally.  Together the future land use (FLU) categories of the Comprehensive Plan 11 

and zoning districts of the LDC form the primary location-specific land use regulations 12 

of the county.  Within each FLU, one or more zoning districts implement and further 13 

refine the distribution and extent of allowable land uses.  The identification or 14 

classification of a use or activity as allowed by the applicable future land use category 15 

and zoning district does not constitute the required approval to carry out that use or 16 

activity.  Consistency with FLU and zoning only indicates that, upon appropriate review 17 

and approval for compliance with the provisions of the LDC, the use or activity may 18 

be established, reestablished or expanded.   19 

(b) Official maps.  The areas of the county subject to each future land use category 20 

established within the Comprehensive Plan are recorded on the Official Future Land 21 

Use Map of Escambia County.  Similarly, the areas of each zoning district established 22 

in this chapter are recorded on the Official Zoning Map of Escambia County.  The 23 

zoning map is adopted and incorporated here by reference and declared to be part of 24 

the LDC.  The information shown on the map has the same force and effect as the 25 

text of the LDC.  Both official maps are represented and maintained digitally in the 26 

county’s Geographic Information System (GIS) and shall be accessible to the public 27 

via the county’s website, www.myescambia.com.   28 

(c) Boundary determinations. If uncertainty exists regarding the boundary of any FLU 29 

category or zoning district, the boundary shall be determined by the Planning Official 30 

in consideration of the following: 31 

(1) Natural features.  A boundary that reflects a clear intent to follow a particular 32 

natural feature such as a stream or shoreline shall be understood to follow the 33 

feature as it actually exists and move with the feature should it move as a result of 34 

natural processes.  35 

(2) Manmade features.  A boundary shown on the official map as approximately 36 

following a right-of-way, parcel line, section line, or other readily identified 37 

manmade feature shall be understood to coincide with that feature.   38 

(3) Parallel or extension. A boundary shown on the official map as approximately 39 

parallel to a natural or manmade feature shall be understood as being actually 40 

http://www.myescambia.com/
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parallel to that feature; or if an apparent extension of such a feature, then 1 

understood as an actual extension. 2 

(4) Metes and bounds.  If a boundary splits an existing lot or parcel, any metes and 3 

bounds description used to establish the boundary shall be used to determine its 4 

location. 5 

(5) Scaling.  If the specific location of a boundary cannot otherwise be determined, it 6 

shall be determined by scaling the mapped boundary’s distance from other 7 

features shown on the official map. 8 

(d) Split parcels.  The adopted zoning districts and FLU categories are parcel-based, but 9 

their boundaries are not prohibited from dividing a parcel.  For parcels split by these 10 

boundaries, including overlay district boundaries, only that portion of a parcel within a 11 

district or category is subject to its requirements.  Where a zoning district boundary 12 

divides a parcel that is ten acres or less in size and not part of a platted residential 13 

subdivision, the zoning district of the larger portion may be applied to the entire parcel 14 

if requested by the parcel owner, consistent with the applicable FLU category, and in 15 

compliance with the location criteria of the requested zoning.  Zoning map amendment 16 

is otherwise required to apply a single district to a split-zoned parcel.  17 

(e) Land with no designations. No zoning is adopted for military bases, state college 18 

and university campuses, and other such lands for which the regulations of the LDC 19 

are not intended.  Public rights-of-way have no designated zoning or future land use, 20 

but where officially vacated right-of-way is added to abutting parcels the future land 21 

use categories and zoning districts applicable to the abutting parcels shall apply to 22 

their additions at the time of the vacation approval, with no further action required by 23 

the county. 24 

Land that otherwise has no adopted zoning, and is not within an area determined by 25 

the county to be excluded from zoning, shall have zoning established by zoning map 26 

amendment.  If the land also has no approved future land use category, one shall be 27 

adopted according to the process prescribed for such amendments prior to, or 28 

concurrently with, Board of County Commissioners (BCC) approval of the zoning map 29 

amendment.  Changes to the boundaries of adopted FLU categories or zoning 30 

districts, whether owner initiated or county initiated, are amendments to the official 31 

county maps and are authorized only through the processes prescribed in Chapter 2 32 

for such amendments. 33 

(f) Future land use designations.  The future land use categories established within the 34 

Comprehensive Plan and referenced in the LDC are designated by the following 35 

abbreviations and names: 36 

AG  Agriculture 37 

RC  Rural Community 38 

MU-S  Mixed-Use Suburban 39 

MU-U  Mixed-Use Urban 40 

C  Commercial 41 

I  Industrial 42 

P  Public 43 
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REC  Recreation 1 

CON  Conservation 2 

MU-PK Mixed-Use Perdido Key 3 

MU-PB Mixed-Use Pensacola Beach 4 

(g) Zoning district designations. The zoning districts established within this chapter are 5 

designated by the following groups, abbreviations and names: 6 

(1) Residential.  The purposes of the following districts are primary residential: 7 

RR  Rural Residential 8 

LDR Low Density Residential 9 

MDR Med. Density Residential 10 

HDR High Density Residential 11 

LDR-PK Low Density Residential - Perdido Key  12 

MDR-PK Medium Density Residential - Perdido Key 13 

HDR-PK High Density Residential - Perdido Key 14 

LDR-PB Low Density Residential - Pensacola Beach 15 

MDR-PB Medium Density Residential - Pensacola Beach 16 

HDR-PB High Density Residential - Pensacola Beach 17 

(2) Non-residential. The purposes of the following districts are primarily mixed-use 18 

and non-residential: 19 

a. Mixed-use.  The mixed-use districts are: 20 

RMU  Rural Mixed-use 21 

LDMU  Low Density Mixed-use 22 

HDMU High Density Mixed-use 23 

MDR/C-PB Medium Density Residential & Commercial - Pensacola 24 

Beach 25 

HDR/C-PB High Density Residential & Commercial - Pensacola Beach 26 

b. Commercial and industrial.  The commercial and industrial districts are: 27 

Com  Commercial 28 

Com-PK Commercial - Perdido Key 29 

CC-PK Commercial Core - Perdido Key 30 

CG-PK Commercial Gateway - Perdido Key 31 

GR-PB General Retail - Pensacola Beach 32 

Rec/R-PB Recreation Retail - Pensacola Beach 33 

CH-PB Commercial Hotel - Pensacola Beach 34 

HC/LI  Heavy Commercial and Light Industrial 35 

Ind  Industrial 36 

c. Other.  The other non-residential districts are: 37 

Agr  Agricultural 38 

Rec  Recreation 39 

Con  Conservation 40 

Pub  Public 41 

PR-PK Planned Resort - Perdido Key 42 

Rec-PK Recreation - Perdido Key 43 
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PR-PB Preservation - Pensacola Beach 1 

Con/Rec-PB Conservation and Recreation - Pensacola Beach 2 

G/C-PB Government and Civic - Pensacola Beach 3 

(h) ConsistencyZoning implementation of FLU.  The zoning districts of this chapter 4 

are established to implement the future land use categories adopted in Chapter 7 of 5 

the Comprehensive Plan.  One or more districts may implement the range of allowed 6 

uses of each FLU, but only at densities and intensities of use consistent with the 7 

established purposes and standards of the category.  The Perdido Key districts (Article 8 

4) implement the MU-PK category and areas of the Conservation and Recreation 9 

categories applicable to Perdido Key.  The Pensacola Beach districts (Article 5) 10 

implement the MU-PB category and areas of the Conservation and Recreation 11 

categories applicable to Santa Rosa Island.  The mainland districts (Article 2) 12 

implement only those FLU categories prescribed within the regulations of each district.  13 

In any conflict between the existing zoning of a parcel and its applicable FLU, the 14 

provisions of the future land use prevail, subject to any confirmation of vested rights.  15 

Such conflicts may be resolved through the zoning and FLU map amendment 16 

processes prescribed in Article 7 of Chapter 2.  However, no future rezoning to a 17 

mainland district is authorized if not prescribed by the district for the applicable FLU 18 

as summarized in the following table: The zoning of a parcel shall be consistent with 19 

the applicable future land use category by either directly implementing the provisions 20 

of the FLU or otherwise not being in conflict with its intent, allowable uses, density, or 21 

intensity.  All Perdido Key districts (Article 4) are consistent with the MU-PK category 22 

and all Pensacola Beach districts (Article 5) are consistent with the MU-PB category.  23 

Mainland districts (Article 2) are consistent with FLU categories as prescribed in each 24 

district and summarized in the following table: 25 

 26 

 27 

 28 

 29 

 30 

 31 

 32 

 33 

 34 

INTENTIONALLY LEFT BLANK 35 

 36 

  37 
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ZONING 
DISTRICT 

Specific 
distribution 
and extent 

of uses 

FUTURE LAND USE (FLU) CATEGORY 
General distribution and extent of uses 

AG 
max 

1du/20ac 
max 

0.25 FAR 
 

RC 
max 

2du/ac 
max 

0.25 FAR 
 

MU-S 
max 

25du/ac 
max 

1.0 FAR 

MU-
U 

max 
25du/

ac 
max 
2.0 

FAR 

C 
Limited 

res  
max 

25du/ac 
max 

1.0 FAR 

I 
No res 
allowed 

max 
1.0 FAR 

P 
No res 
allowed 

 

REC 
No res 
allowed 

max 
0.5 FAR 

CON 
No res 
allowed 

 

Agr 
max 1du/20ac 

Yes Yes No, uses No, 
uses No, uses No, uses No, uses No, uses No, uses 

RR 
max 1du/4ac 

No, max 
density Yes No, uses 

No, 
uses No, uses No, uses No, uses No, uses No, uses 

RMU 
max 2du/ac 

No, max 
density Yes No, uses No, 

uses No, uses No, uses No, uses No, uses No, uses 

LDR 
max 4du/ac 

No, max 
density 

No, max 
density Yes 

No, 
uses No, uses No, uses No, uses No, uses No, uses 

LDMU 
max 7du/ac 

No, max 
density 

No, max 
density Yes Yes No, uses No, uses No, uses No, uses No, uses 

MDR 
max 10du/ac 

No, max 
density 

No, max 
density Yes Yes No, uses No, uses No, uses No, uses No, uses 

HDR 
max 18du/ac 

No, max 
density 

No, max 
density Yes Yes No, uses No, uses No, uses No, uses No, uses 

HDMU 
max 25du/ac 

No, max 
density 

No, max 
density Yes Yes Yes No, uses No, uses No, uses No, uses 

Com 
max 25du/ac 

No, max 
density 

No, max 
density Yes Yes Yes 

No, res 
use 

No, uses No, uses No, uses 

HC/LI 
FLU-restricted 
max 25du/ac 

No, uses No, uses 
 

No, uses 
Use, 

Dependent 

Yes Yes Yes No, uses No, uses No, uses 

Ind 
No res allowed 

No, uses No, uses No, uses No, 
uses No, uses Yes No, uses No, uses No, uses 

Rec 
No res allowed 

Yes Yes Yes Yes Yes No, uses Yes Yes No, uses 

Con 
No res allowed 

Yes Yes Yes Yes Yes Yes Yes Yes Yes 

Pub 
No res allowed 

No, uses No, uses No, uses No, 
uses No, uses Yes Yes No, uses No, uses 

For every combination of mainland zoning district and FLU category represented by the 1 

table, “Yes” indicates the a zoning district that may be established to implement is 2 

consistent with the FLU.  “No” indicates a zoning district that does not implement the FLU 3 

and may not be established inconsistency within the FLU, primarily for the reason 4 

inconsistency noted. 5 
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Section 2.  Part III of the Escambia County Code of Ordinances, the Land Development 1 

Code of Escambia County, Chapter 3, Zoning Regulations, Article 2, Mainland Districts, 2 

is hereby amended as follows (words underlined are additions and words stricken are 3 

deletions): 4 

Sec. 3-2.11 Heavy Commercial and Light Industrial district (HC/LI).   5 

(a) Purpose.  The Heavy Commercial and Light Industrial (HC/LI) district establishes 6 

appropriate areas and land use regulations for a complementary mix of industrial uses 7 

with a broad range of commercial activities. The primary intent of the district is to allow 8 

light manufacturing, large-scale wholesale and retail uses, major services, and other 9 

more intense uses than allowed in the Commercial district.  The variety and intensity 10 

of non-residential uses within the HC/LI district is limited by their compatibility with 11 

surrounding uses.  All commercial and industrial operations are limited to the confines 12 

of buildings and not allowed to produce undesirable effects on other property.  To 13 

retain adequate area for commercial and industrial activities, other uses within the 14 

district are limited. 15 

(b) Permitted uses.  Permitted uses within the HC/LI district are limited to the following 16 

but, if within the MU-S FLU category and not previously zoned Gateway Business 17 

District (GBD), permitted uses are limited to the permitted uses of the Commercial 18 

(Com) zoning district as prescribed in the preceding section of this article:  19 

(1) Residential.  Any residential uses if outside of the Industrial (I) future land use 20 

category and part of a predominantly commercial development, excluding new or 21 

expanded manufactured (mobile) home parks and subdivisions See also 22 

conditional uses in this district. 23 

(2) Retail sales.  Retail sales, including Low-THC marijuana dispensing facilities, 24 

sales of alcoholic beverages, sales of automotive fuels, and sales of new and used 25 

automobiles, motorcycles, boats, and manufactured (mobile) homes.   26 

(3) Retail services. 27 

a. Car washes, automatic or manual, full service or self-serve. 28 

b. Child care facilities. 29 

c. Hotels, motels and all other public lodging, including boarding and rooming 30 

houses. 31 

d. Personal services, including those of beauty shops, health clubs, pet 32 

groomers, dry cleaners and tattoo parlors.  33 

e. Professional services, including those of realtors, bankers, accountants, 34 

engineers, architects, dentists, physicians, and attorneys. 35 

f. Rental of automobiles, trucks, utility trailers and recreational vehicles. 36 

g. Repair services, including appliance repair, furniture refinishing and upholstery, 37 

watch and jewelry repair, small engine and motor services, and major motor 38 

vehicle and boat service and repair, but excluding outdoor work or storage. 39 
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h. Restaurants and brewpubs, including on-premises consumption of alcoholic 1 

beverages, drive-in and drive-through service, and brewpubs with the 2 

distribution of on-premises produced alcoholic beverages for off-site sales.  The 3 

parcel boundary of any restaurant or brewpub with drive-in or drive-through 4 

service shall be at least 200 feet from any LDR or MDR zoning district unless 5 

separated by a 50-foot or wider street right-of-way. 6 

i. Taxi and limousine services. 7 

See also conditional uses in this district. 8 

(4) Public and civic. 9 

a. Broadcast stations with satellite dishes and antennas, including towers. 10 

b. Cemeteries, including family cemeteries. 11 

c. Community service facilities, including auditoriums, libraries, museums, and 12 

neighborhood centers. 13 

d. Educational facilities, including preschools, K-12, colleges, and vocational 14 

schools. 15 

e. Emergency service facilities, including law enforcement, fire fighting, and 16 

medical assistance. 17 

f. Funeral establishments. 18 

g. Homeless shelters. 19 

h. Hospitals. 20 

i. Offices for government agencies or public utilities. 21 

j. Places of worship.  22 

k. Public utility structures, including telecommunications towers, but excluding 23 

industrial uses not otherwise permitted. 24 

See also conditional uses in this district. 25 

(5) Recreation and entertainment. 26 

a. Commercial entertainment facilities, indoor or outdoor, including movie 27 

theatres, amusement parks, and stadiums, but excluding motorsports facilities.  28 

Carnival-type amusements shall be at least 500 feet from any residential 29 

district. Bars, nightclubs, and adult entertainment are prohibited in areas with 30 

the zoning designation HC/LI-NA or areas zoned ID-CP or ID-1 prior to 31 

adoption of HC/LI zoning.   32 

b. Commercial recreation facilities, passive or active, including those for walking, 33 

hiking, bicycling, camping, recreational vehicles, swimming, skateboarding, 34 

bowling, court games, field sports, and golf, but excluding off-highway vehicle 35 

uses and outdoor shooting ranges. Campgrounds and recreational vehicle 36 

parks require a minimum lot area of five acres. 37 

c. Marinas, private and commercial. 38 

d. Parks, with or without permanent restrooms or outdoor event lighting. 39 
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See also conditional uses in this district. 1 

(6) Industrial and related. Within MU-S, outside storage is permitted only when 2 

adequately screened per LDC regulations.  3 

a. Light industrial uses, including research and development, printing and binding, 4 

distribution and wholesale warehousing, and manufacturing, all completely 5 

within the confines of buildings and without adverse off-site impacts.  6 

b. Marinas, industrial., not allowed within MU-S.  7 

c. Microbreweries, microdistilleries, and microwineries, except in areas with the 8 

zoning designation HC/LI-NA or areas zoned ID-CP or ID-1 prior to adoption of 9 

HC/LI zoning., not allowed within MU-S.  10 

See also conditional uses in this district. 11 

(7) Agricultural and related. 12 

a. Food produced primarily for personal consumption by the producer, but no 13 

farm animals. 14 

b. Nurseries and garden centers, including adjoining outdoor storage or display 15 

of plants. 16 

c. Veterinary clinics, excluding outside kennels. 17 

See also conditional uses in this district. 18 

(8) Other uses. Within MU-S, outside storage is permitted only when adequately 19 

screened per LDC regulations.  20 

a. Billboards structures, excluding areas zoned ID-CP, GBD, or GID prior to 21 

adoption of HC/LI zoning. 22 

b. Building or construction trades shops and warehouses, including on-site 23 

outside storage. 24 

c. Bus leasing and rental facilities., not allowed within MU-S.  25 

d. Deposit boxes for donation of used items when placed as an accessory 26 

structure on the site of a charitable organization. 27 

e. Outdoor adjacent display of plants by garden shops and nurseries. 28 

f. Outdoor sales. 29 

g. Outdoor storage of trailered boats and operable recreational vehicles, 30 

excluding repair, overhaul or salvage activities. 31 

h. Parking garages and lots, commercial., not allowed within MU-S.  32 

i. Sales and outdoor display of prefabricated storage sheds. 33 

j. Self-storage facilities, including vehicle rental as an accessory use. 34 

(c) Conditional uses.  Through the conditional use process prescribed in Chapter 2, the 35 

BOA, or the BCC as noted, may conditionally allow the following uses within the HC/LI 36 

district. However, if within the Mixed-Use Suburban (MU-S) future land use category 37 
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and previously zoned Gateway Business District (GBD), then no conditional uses are 1 

available. If within the MU-S future land use category and not previously zoned GBD, 2 

the conditional uses are limited to those of the Commercial (Com) district as 3 

prescribed in the preceding section of this article:  4 

(1) Residential.  Caretaker residences not among the permitted uses of the district 5 

and for permitted non-residential uses. 6 

(1) Retail services.  Restaurants not among the permitted uses of the district.  7 

(2) Public and civic. Cinerators. 8 

(3) Recreation and entertainment. 9 

a. Motorsports facilities on lots 20 acres or larger. 10 

b. Off-highway vehicle commercial recreation facilities on lots 20 acres or larger. 11 

c. Shooting ranges, outdoor. 12 

(4) Industrial and related., not allowed within MU-S.  13 

a. Asphalt and concrete batch plants if within the Industrial (I) future land use 14 

category and within areas zoned GID prior to adoption of HC/LI zoning. 15 

b. Borrow pits and reclamation activities 20 acres minimum and (subject to local 16 

permit and development review requirements per Escambia County Code of 17 

Ordinances, Part I, Chapter 42, article VIII, and land use regulations in Part III, 18 

the Land Development Code, chapter 4.) *Borrow pits are prohibited on land 19 

zoned GBD, GID, and WMU prior to the adoption of the HC/LI zoning. 20 

c. Salvage yards not otherwise requiring approval as solid waste processing 21 

facilities. 22 

d. Solid waste processing facilities, including solid waste collection points, solid 23 

waste transfer facilities, materials recovery facilities, recovered materials 24 

processing facilities, recycling facilities and operations, resource recovery 25 

facilities and operations, and volume reduction plants. 26 

The conditional use determination for any of these solid waste facilities shall be 27 

made by the BCC in lieu of any hearing before the BOA.  The applicant shall 28 

submit a site boundary survey, development plan, description of anticipated 29 

operations, and evidence that establishes each of the following conditions in 30 

addition to those prescribed in Chapter 2: 31 

1. Trucks have access to and from the site from adequately wide collector or 32 

arterial streets and do not use local residential streets. 33 

2. The scale, intensity, and operation of the use will not generate 34 

unreasonable noise, traffic, objectionable odors, dust, or other potential 35 

nuisances or hazards to contiguous properties. 36 

3. The processing of materials will be completely within enclosed buildings 37 

unless otherwise approved by the BCC. 38 
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4. The plan includes appropriate practices to protect adjacent land and 1 

resources, minimize erosion, and treat stormwater; landscaping and 2 

buffering for adjacent uses; hours of operation; methods to comply with 3 

maximum permissible noise levels; means of access control to prevent 4 

illegal dumping; and plans for materials storage. 5 

(5) Agricultural and related. Kennels or animal shelters not interior to veterinary 6 

clinics. 7 

(6) Other uses. 8 

a. Structures of permitted uses exceeding the district structure height limit. 9 

b. Heliports. 10 

(d) Site and building requirements. The following site and building requirements apply 11 

to uses within the HC/LI district: 12 

(1) Density.  A maximum density of 25 dwelling units per acre.  Lodging unit density 13 

is not limited by zoning. 14 

(2) Floor area ratio. A maximum floor area ratio of 1.0 within the Mixed-Use 15 

Suburban (MU-S), Commercial (C), and Industrial (I) future land use categories, 16 

and 2.0 within Mixed-Use Urban (MU-U). 17 

(3) Structure height.  A maximum structure height of 150 feet above highest adjacent 18 

grade, except that for any parcel previously zoned GBD and within the MU-S future 19 

land use category the mean roof height (average of roof eave and peak heights) 20 

of a building shall not exceed 45 feet above average finished grade.   21 

(4) Lot area. No minimum lot area unless prescribed by use. 22 

(5) Lot width.  No minimum lot width required by zoning. 23 

(6) Lot coverage. Minimum pervious lot coverage of 15 percent (85 percent maximum 24 

semi-impervious and impervious cover) for all uses.  A maximum 75 percent of lot 25 

area occupied by principal and accessory buildings on lots of non-residential uses. 26 

(7) Structure setbacks.  For all principal structures, minimum setbacks are: 27 

a. Front and rear.  Fifteen feet in both front and rear. 28 

b. Sides.  Ten feet on each side, including any group of attached townhouses.  29 

For structures exceeding 35 feet above highest adjacent grade, an additional 30 

two feet for each additional 10 feet in height. 31 

c. Corner lots.  Will have one front setback and one side setback. 32 

(8) Other requirements. 33 

a. Access.  For any industrial use south of Well Line Road, site access shall be 34 

provided by curb cuts on an arterial or collector street.  Alternatively, a private 35 

or public street may link the site to an arterial or collector, provided that the 36 

private or public street does not traverse a residential subdivision or 37 
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predominantly residential neighborhood between the site and the arterial or 1 

collector street.  2 

b. Parcels within MU-S previously zoned GBD.  For any parcel previously 3 

zoned GBD and within the MU-S future land use category, additional 4 

requirements apply as mandated by the GBD performance standards and the 5 

site and building requirements in effect as of April 15, 2015, prior to the adoption 6 

of the current Land Development Code to ensure compatibility.  7 

c. Chapters 4 and 5.  Refer to chapters 4 and 5 for additional development 8 

regulations and standards. 9 

(e) Location criteria. All new non-residential uses proposed within the HC/LI district 10 

that are not part of a planned unit development or not identified as exempt by district 11 

regulations shall be on parcels that satisfy at least one of the following location 12 

criteria:  13 

(1) Proximity to intersection.  Along an arterial street and within one-quarter mile 14 

of its intersection with an arterial street. 15 

(2) Site design.  Along an arterial street, no more than one-half mile from its 16 

intersection with an arterial street, and all of the following site design conditions: 17 

a. Not abutting a RR, LDR or MDR zoning district 18 

b. Any intrusion into a recorded residential subdivision is limited to a corner lot 19 

c. A system of service roads or shared access is provided to the maximum 20 

extent feasible given the lot area, lot shape, ownership patterns, and site and 21 

street characteristics. 22 

d. Adverse impacts to any adjoining residential uses are minimized by placing 23 

the more intensive elements of the use, such as solid waste dumpsters and 24 

truck loading/unloading areas, furthest from the residential uses. 25 

e. Location in an area where already established non-residential uses are 26 

otherwise consistent with the HC/LI, and where the new use would constitute 27 

infill development of similar intensity as the conforming development on 28 

surrounding parcels.  Additionally, the location would promote compact 29 

development and not contribute to or promote strip commercial development. 30 

(3) Documented compatibility.  A compatibility analysis prepared by the applicant 31 

provides competent substantial evidence of unique circumstances regarding the 32 

parcel or use that were not anticipated by the alternative criteria, and the 33 

proposed use will be able to achieve long-term compatibility with existing and 34 

potential uses.  Additionally, the following conditions exist: 35 

a. The parcel has not been rezoned by the landowner from the mixed-use, 36 

commercial, or industrial zoning assigned by the county. 37 

b. If the parcel is within a county redevelopment district, the use will be 38 

consistent with the district’s adopted redevelopment plan, as reviewed and 39 

recommended by the Community Redevelopment Agency (CRA). 40 

(f) Rezoning to HC/LI. 41 
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(1) Generally.  Heavy Commercial and Light Industrial zoning may be established 1 

by rezoning only within the Mixed-Use Urban (MU-U), Commercial (C), or 2 

Industrial (I) future land use categories.  The district is appropriate to provide 3 

transitions between areas zoned or used for commercial and areas zoned or 4 

used for industrial.  The district is suitable for areas able to receive bulk deliveries 5 

by truck in locations served by major transportation networks and able to avoid 6 

undesirable effects on nearby property and residential uses.  Rezoning to HC/LI 7 

is subject to the same location criteria as any non-residential use proposed within 8 

the HC/LI district. 9 

(2) HC/LI-NA designation.  Any applicant for rezoning to the HC/LI zoning district 10 

may request a HC/LI-NA designation prohibiting the subsequent establishment of 11 

any microbreweries, microdistilleries, microwineries, bars, nightclubs, or adult 12 

entertainment uses on the rezoned property.  The request shall be in the form of 13 

a notarized affidavit that acknowledges this use restriction and affirms that it is a 14 

voluntary request.  Once approved according to the rezoning process of Chapter 15 

2, the HC/LI-NA zoning designation and its prohibitions shall apply to the 16 

property, regardless of ownership, unless the parcel is rezoned. 17 

Section 3. Severability. 18 

If any section, sentence, clause or phrase of this Ordinance is held to be invalid or 19 

unconstitutional by any Court of competent jurisdiction, then said holding shall in no way 20 

affect the validity of the remaining portions of this Ordinance. 21 

Section 4. Inclusion in Code.  22 

It is the intention of the Board of County Commissioners that the provisions of this 23 

Ordinance shall be codified as required by F.S. § 125.68 (2016); and that the sections, 24 

subsections and other provisions of this Ordinance may be renumbered or re-lettered and 25 

the word “ordinance” may be changed to “section,” “chapter,” or such other appropriate 26 

word or phrase in order to accomplish such intentions. 27 

 28 

 29 

 30 

INTENTIONALLY LEFT BLANK 31 

 32 

 33 

 34 

 35 

 36 

 37 
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Section 5. Effective Date.  1 

This Ordinance shall become effective upon filing with the Department of State. 2 

DONE AND ENACTED this_____ day of ______________, 2017. 3 

BOARD OF COUNTY COMMISSIONERS 4 

ESCAMBIA COUNTY, FLORIDA 5 

  6 

By: ______________________________ 7 

           D. B. Underhill, Chairman 8 

 9 

ATTEST:    PAM CHILDERS                                             10 

    Clerk of the Circuit Court 11 

 12 

  By: __________________________    13 

          Deputy Clerk  14 

(SEAL) 15 

 16 

ENACTED: 17 

FILED WITH THE DEPARTMENT OF STATE:    18 

EFFECTIVE DATE:  19 



   
Planning Board-Regular   7. A.           
Meeting Date: 09/05/2017  

Agenda Item:
Storage Containers Discussion.

Attachments
Attachment



Thursday, June 29, 2017 

 

Storage Containers 

 

Attendance: Terry, Griff, John 

 

Residential use.   

As Accessory 

 Pods are working as temp. 

 Shipping Containers meet standard LDC Accessory rules. 

 Industrial appearance 

 Limit to 1 or a sqft or my zoning.   

 Limit by lot size. 

 Color create a scheme 

 Rust 

 Roof must be a tilt for runoff,,,,find APA article 

 Define shipping containers 

 CRA 

 NO STACKING 

 10 feet in height, 10 feet in width, and 40 feet in length, 400sqft 

 Must be screen 

 6ft privacy min. 

 

 

 

Creating a SFD. 

 Must meet Building code. Define what is a living facility.   

 Tilt of roof? 

 Do we want to control looks. 

 CRA 

 

 

Commercial use. 



 

County of San Diego, Planning & Development Services 
 

REQUIREMENTS FOR PLACING A SEA 
CARGO CONTAINER ON A PRIVATE LOT 
 

ZONING DIVISION 

 

5510 OVERLAND AVE, SUITE 110, SAN DIEGO, CA  92123 ● (858) 565-5981 ● (888) 267-8770 
 

http://www.sdcounty.ca.gov/pds 

PDS-726   (Rev. 01/12/2017)                    PAGE 1 of 3 

Pursuant to Section 6162 of the Zoning Ordinance, a building permit is required to place 
a Sea Cargo Container on a lot and a demolition permit to remove a Sea Cargo Container 
 
A. Requirements: before placing a Sea Cargo Container on a lot, you must fully 

comply with Section 6162 of the County of San Diego Zoning Ordinance: 
 

1. Property owners claiming to be an agricultural operation must provide substantial evidence of 
use, such as aerial photos of the last 30 years, showing the agricultural operation in 
place, or dated photographs, business tax records, business receipts, customer orders, or 
other significant information related to an active agricultural operation.   

 
The burden of proof of use is the responsibility of the property owner, they must show 

evidence that the agricultural operation has been in place for the last 30 years; or was legally 
established with the appropriate permits. 

 
2. On building sites where the primary use is residential a Sea Cargo Container shall 

only be allowed if it is not visible from that portion of any road (whether public, private, 
and/or private road easement) that directly abuts the subject parcel.  If existing 
landscaping is used as screening, it shall be indicated on the building plans and 
photos shall be submitted as evidence (See next page for illustration only).  If fencing 
is used as screening, please see Section 6708 of the Zoning Ordinance for fencing 
regulations. 

 
3. On building sites of less than 2 acres (net) where the primary use is residential only 

one Sea Cargo Container is allowed, not exceeding 320 square feet and the container 
is only permitted for up to 180 consecutive days, starting from the date of permit 
issuance.  A demolition permit is required to confirm removal of the Sea Cargo 
Container. 

 On building sites of more than 2 acres (net) with a legally established primary use, a 
Sea Cargo Container(s) is allowed if it complies with the other requirements of 
Section 6162. 

 
4. Sea Cargo Containers must meet setback requirements for accessory structures.   
 
5. The Sea Cargo Container can only be used for storage. 
 
6. A Sea Cargo Container may be allowed in commercial and industrial zoned areas 

only if there is a legally established primary use on-site and all parking requirements 
are maintained. 

 
7. Sea Cargo Containers are allowed in all zones temporarily to store building materials 

during the construction pursuant to an active building permit.  If the building permit is 
expired, the Sea Cargo Container shall be removed with a demolition permit. 

http://www.sdcounty.ca.gov/pds
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Possible location of a Sea Cargo Container, because the container is not visible from abutting 
street.  (A street is a County road, State highway, public road, street or alley, or private 
thoroughfare or easement (or proposed private thoroughfare or easement shown on a recorded 
parcel map) not less than 10 feet in width which affords primary access to an abutting lot.) 

 
 
Possible location of a Sea Cargo Container, because the container is screened by an existing 
fence (see Section 6708 of the Zoning Ordinance for fencing regulations). 
A Sea Cargo Container can only be screened by existing landscaping (new landscaping does not 
qualify as screening).  

 
 

SFD
 Fence  

Sea Cargo 
Container 

Fence 

Fence 

SFD 

Sea Cargo 
Container 
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8. The square footage of the Sea Cargo Container shall be added to the allowable 
combined square footage of all existing and/or proposed accessory structures 
pursuant to 6156.g. 

 

Lot Size (gross) 

Det. Accessory Structures  
in all Res, Ag & S92 Zones 

(formerly 6156.g and 6156.h) 

< 1/2 ac 

1,450 sf  
(only in zones subject to a Residential Use 
Regulation and in the S88 Use Regulations 

where residential uses occur) 

< 1 ac 2,000 sf 

1 ac  - <2 ac 3,000 sf 

2 ac - <4 ac 4,000 sf 

4 ac - <8 ac 5,600 sf 

8 ac - <12 ac 6,400 sf 

12 ac - <16 ac 7,200 sf 

16 ac or more 8,000 sf 

 
9. The exterior of every Sea Cargo Container shall be painted with one of the approved 

colors.  The color shall be indicated on the plot plan.  The following colors are 
approved: 

 
a. Flat, non-reflective dark green to match the surrounding area; 
b. Flat, non-reflective white (this color is typically limited to AG uses); 
c. Flat, non-reflective, tan to match the surrounding area; or,  
d. Other solid neutral color that matches the surrounding natural environment 

(applicant must provide pictures of surrounding area to show compliance) 
 
10. If you have an existing Sea Cargo Container that was legally placed on your parcel 

(with a building permit and before May 18, 2007) you are allowed to continue the use 
of the Sea Cargo Container as a non-conforming use for two more years.  At or before 
May 17, 2009, the Sea Cargo Container shall be removed from the parcel with a 
demolition permit or you have to obtain a new building permit and be fully in 
compliance with Section 6162 of the Zoning Ordinance. 
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Information  
Bulletin  

DS-003
The City of Long Beach 

City of Long Beach  Department of Development Services 

Cargo Container Used as Storage 
Building and Safety Bureau – Planning Bureau  

333 W. Ocean Blvd, 4th Floor, Long Beach, CA 90802 
Phone (562) 570-6651  Fax (562) 570-6753 

Effective: 02-13-2008 
Revised:  02-13-2008 

 
The purpose of this Information Bulletin is to clarify pertinent sections of the Long Beach Municipal 
Code (LBMC), Title 21 Zoning Ordinance that regulates the use and location of transport cargo 
containers. Transport cargo containers, commonly used on ocean going vessels, may be used as 
container or incidental storage when all of the Zoning and Building Code regulations are satisfied. 
This Information Bulletin establishes the minimum conditions and requirements when the containers, 
if permitted by the Zoning Ordinance, may be considered as a piece of equipment and not a building 
for the purpose of building code regulations. It is not the intent of this Information Bulletin to address 
cargo containers located within the Port of Long Beach. If the use is permitted, applicants wishing to 
use the containers as incidental storage will need to obtain building permits for the containers. 
 
ZONING CODE REGULATION: 
 
LBMC Chapter 21.33 Industrial Districts states that outdoor storage containers used for the duration 
of more than 72 hours requires an approved Conditional Use Permit (CUP) when located in any 
industrial zone. No other zone within the City addresses the use of transport containers; therefore, the 
use of transport containers for storage purposes is not permitted except in industrial zones. 
 
In residential zones, transport containers are regulated similar to accessory buildings or structures. 
Pursuant to LBMC Section 21.31.245, accessory buildings or structures are allowed in residential 
zones provided that they comply with the established design standards as required by LBMC Section 
21.31.255, which prohibits the use of metallic or metallic-looking siding. This section does, however, 
allow an application for a Site Plan Review application to be filed to vary from the design standards. 
 
BUILDING CODE REGULATION: 
 
Where transport containers are permitted, either through the CUP or Site Plan Review process as 
required by the Zoning Ordinance, the containers may be considered a piece of equipment for 
building code purposes when all of the following conditions are satisfied: 
 
A. Plans, Specifications, and Restrictions 

 
1. A plot plan drawn to scale showing the location of all existing buildings and parking 

spaces on the lot, and the size and location of the proposed container(s) with respect to 
those buildings, parking and property lines is required. 

2. The containers shall be constructed of steel or aluminum with a minimum 14-gauge 
thickness except for a wood floor within the metal shell. 

3. The Department may deny the request of an incidental storage with a cargo container, if 
in the Building Official’s opinion, such a request creates a violation of the Long Beach 
Municipal Code or causes an unsafe condition for the occupants of adjacent buildings or 
property. 
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B. Location and Size 

 
1. The containers shall be located at least 5 feet from a property line and 10 feet from a 

building where exterior opening occurs. 
2. The containers shall not be located so as to block, obstruct, or reduce any required 

exits, open spaces, windows, vent shafts, or “required” parking spaces (including 
access driveways) of the existing buildings on the lot. 

3. Each container shall not exceed 10 feet in height, 10 feet in width, and 40 feet in length, 
and shall have no wall openings except for an access door opening. 

4. Containers shall not be “stacked” on top of each other or joined in any manner. 
 
C. Miscellaneous Requirements 

 
1. The use shall be limited to incidental storage to an approved non-residential use and 

shall not be used to store hazardous materials unless approved by the Fire Department. 
2. The use shall not allow human occupancy inside the container. 
3. Containers that have been factory-built with any electrical, plumbing, heating or air 

conditioning systems shall not be connected to a power source. 
4. Containers shall be maintained in good condition and free of graffiti at all times. 

 
D. Disabled Access Requirement 

 
1. The use of the containers shall not allow human occupancy and is, therefore, exempt 

from Title 24, Part 2, of the California Code of Regulations, the State’s Disabled Access 
and Adaptability requirements. 



Chapter 18.61
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Sections:

18.61.010    Purpose.

18.61.020    Definitions.
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18.61.040    Cargo containers – Permitted locations.

18.61.050    Permit required – Development standards.

18.61.060    Current violations – Time to comply.

18.61.070    Conflicts.

18.61.080    Violations – Penalties.

18.61.010 Purpose.

The purpose of this chapter is to regulate the use of storage containers on residentially zoned and residentially

used properties in the city, which regulations are adopted to protect the public health, safety, and welfare, and

promote positive aesthetics in the city. (Ord. 901 § 1, 2011)

18.61.020 Definitions.

A. An “accessory storage building” is:

1. A building originally constructed for use as an accessory building for the storage of materials and

equipment accessory to a primary use located on the property.

2. For purposes of this chapter, cargo containers, railroad cars, truck vans, converted mobile homes,

trailers, recreational vehicles, bus bodies, vehicles and similar prefabricated items and structures

originally built for purposes other than the storage of goods and materials are not accessory storage

buildings.

B. “Cargo containers” include standardized reusable vessels that were:

1. Originally designed for or used in the packing, shipping, movement or transportation of freight, articles,

goods or commodities; and/or

2. Originally designed for or capable of being mounted or moved by rail, truck or ship by means of being

mounted on a chassis or similar transport device. This definition includes the terms “transport containers”

and “portable site storage containers” having a similar appearance to and similar characteristics of cargo

containers. (Ord. 901 § 1, 2011)

18.61.030 Storage on residential use properties.

A. Only accessory storage buildings defined in DPMC 18.61.020(A) shall be permitted as accessory storage

containers on property in any residential zone of the city, or on any property within the city the primary use of

which is residential. Cargo containers, railroad cars, truck vans, converted mobile homes, travel trailers,

recreational vehicles, bus bodies, vehicles, and similar prefabricated items and structures originally built for

purposes other than the storage of goods and materials are not permitted to be used as accessory storage

buildings on property zoned residential or on property the primary use of which is residential.

B. Notwithstanding the provisions set forth in subsection A of this section, the temporary placement of
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transport containers and/or portable site storage containers on residentially zoned properties, or on properties

the primary use of which are residential, for the limited purpose of loading and unloading household contents

shall be permitted for a period of time not exceeding 30 days in any one calendar year.

C. Notwithstanding the provisions set forth in subsection A of this section, licensed and bonded contractors

may use cargo containers for the temporary location of an office, equipment, and/or materials storage structure

during construction which is taking place on the property where the cargo container is located, if the use of the

cargo container is authorized pursuant to a city building permit. (Ord. 901 § 1, 2011)

18.61.040 Cargo containers – Permitted locations.

A. The placement of a cargo container as an accessory storage use is limited to the following zoning districts:

1. Central commercial (CC).

2. Commercial shopping center (CS).

3. Diversified (DC).

4. Light industrial (LI).

5. Business park (BP).

B. The placement of cargo containers is further limited to properties in the above-identified zones only if the

property upon which the cargo container is proposed to be located is not primarily used for residential

purposes. (Ord. 901 § 1, 2011)

18.61.050 Permit required – Development standards.

A. A building permit is required prior to placement of a cargo container larger than 200 square feet in area,

ensuring effective anchoring/foundation according to the then most current edition of the International Building

Code. The application shall show the proposed cargo container is accessory to the permitted use of the

property and meets the placement criteria for the zone.

B. Cargo containers shall meet the setback requirements of the underlying zone.

C. Cargo containers shall not be stacked above the height of a single container device, except for placement

within the light industrial zone and on the back yard one-half of the lot or parcel.

D. Cargo containers shall not be used for any advertising purpose and shall be kept clean of all alpha-numeric

signage and writing.

E. As a condition of placement, cargo containers may be required to be fenced or screened from abutting

properties and/or rights-of-way pursuant to the provisions of the underlying zoning regulations.

F. Cargo containers shall be in an approved designated area and on the same property as the principal use

and be included in the calculation of overall lot coverage.

G. Cargo containers shall not occupy required off-street parking, loading or landscaping areas.

H. Materials stored within cargo containers are subject to review and approval by the fire district. (Ord. 901 § 1,

2011)

18.61.060 Current violations – Time to comply.
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All owners of property within the city shall have 120 days from the effective date of the ordinance codified in

this chapter to bring the properties, which currently contain accessory storage buildings that are in violation of

the terms of this chapter, into full compliance with the provisions of this chapter. (Ord. 901 § 1, 2011)

18.61.070 Conflicts.

In the event any conflict exists between the provisions of this chapter and other currently existing provisions of

the Deer Park Municipal Code or other ordinances of the city, the terms and provisions of this chapter shall

take precedence and to the extent of any such conflict, the terms and conditions of any existing provisions of

the Deer Park Municipal Code or other ordinances of the city shall be and hereby are amended insofar as

necessary to conform to the provisions of this chapter. (Ord. 901 § 1, 2011)

18.61.080 Violations – Penalties.

Violation of this chapter shall be enforced pursuant to the procedures and penalties set forth in Chapter 18.108

DPMC as the same exists now or may hereafter be amended. (Ord. 901 § 1, 2011)

The Deer Park Municipal Code is current through Ordinance
967, passed December 21, 2016.
Disclaimer: The City Clerk's Office has the official version of the

Deer Park Municipal Code. Users should contact the City Clerk's

Office for ordinances passed subsequent to the ordinance cited

above.
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 Permit or Temp 

 Contact Poalo SRIA. 

 Semi trucks.   

 Seasonal structures ch 4‐7 

 Conditional com. Storage site or uncle bob site.   

 Graffiti 
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