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EXECUTIVE SUMMARY 
 
$ This area, illustrated on page iii, meets the redevelopment area eligibility criteria of 

Chapter 163 Florida Statutes as a result of problems with substandard residential 
structural conditions, incompatible land use relationships, public infrastructure 
deficiencies (including street patterns), shortage of affordable housing, etc. 

 
$ This Plan implements recommendations contained in the Bayou Chico Small Area Study 

conducted by Herbert Halback, Inc. in 2001and conceptually approved by the Board of 
County Commissioners on December 6, 2001.  Of significance, the redevelopment area 
boundaries were modified from the original study due to area eligibility criteria and best 
fit.  

 
$ Environmental Code Enforcement coupled with residential reinvestment assistance is one 

keystone of this Plan; this includes both housing rehabilitation and new construction.  
 
$ Another keystone of the Plan involves a proposed rezoning and new zoning strategy to 

address irregular zoning and land use patterns which resulted from the realignment of the 
Bayou Chico Bridge and to provide an enhanced level of protection of land uses adjacent 
to Bayou Chico to protect and improve its water quality.    

 
$ This plan also focuses on commercial reinvestment in the Barrancas Avenue corridor, 

Old Barrancas Avenue, and the commercial and industrial waterfront area of Bayou 
Chico through the proposed zoning strategy, five-year capital improvement program, and 
financial assistance incentives. 

 
$ The importance of Bayou Chico as a natural resource must be recognized and 

revitalization efforts will focus on storm water drainage improvements as well as a more 
protective zoning strategy and other capital improvements. 

 
$ Public infrastructure improvements are recommended including: 

community center  sidewalks 
drainage   street improvements 
park improvements  street lighting 
sewer     traffic circulation and calming 

 
$ Reinvestment is dependent upon a reduction of crime, which is more than twice as high 

in the redevelopment area as in Escambia County as a whole. 
  

$ County application to acquire approximately 30 acres of the Lexington Terrace property 
for a community park, if successful, will provide sorely needed opportunities for 
supervised recreation for youth and recreational activities for adults.  Awards to other 
entities will also provide 88 additional affordable housing units to the area. 

 
$ Several marinas, St. Thomas More Church, Mocar Oil Company, and Escambia County
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Sheriff’s Third Precinct play an important role in the visual and programmatic 
revitalization of the redevelopment area.  Infrastructure improvements should reflect their 
role as well as those of major institutional anchors just outside the area including 
Pensacola Naval Air Station, the U.S. Post Office, and Warrington Elementary and 
Middle Schools.  

 
• Creation of this Plan has provided many opportunities for public input.  The formation of 

the Barrancas Community Improvement Association is an outcome of the process.  This 
organization’s continuing role in plan implementation is vital to the revitalization of the 
area. 



 iii
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1.  REDEVELOPMENT STRATEGIES 
 
The strategies outlined below are the heart of this redevelopment plan.  They are designed to 
combat specific problems or issues while also taking advantage of existing strengths.  

 
1. Bill Board Removal 
 

The Issue 
Shortly after the new Bayou Chico Bridge was opened several billboard companies were 
able to obtain permits to locate billboards adjacent to the bridge.  Many participants in the 
Small Area Study were very upset over the visual blight created by these billboards and 
supported the removal of the billboards so they could not block spectacular views from 
the bridge.  The County has since passed a “cap and replace” billboard ordinance, which 
may encourage the removal of some billboards.  However, the ordinance does not ensure 
that any or all billboards will be removed in the near future. 
 
The Strategy 
Language was added to the proposed Waterfront District to help ensure that no new 
billboards will be placed along the Bayou Chico Bridge and that once removed, they 
cannot be replaced.  The County should also work to get the bridge designated a “scenic 
highway” in the Escambia County Comprehensive Plan and/or by the State of Florida.  

 
2. Code Enforcement, Cleanup and Housing Rehabilitation 
 

The Issue 
Nearly seventy percent of the residential structures are in fair, poor, or dilapidated 
condition, and just over seventy percent were built in 1950 or earlier.  Working with 
homeowners to achieve improved housing conditions, in tandem with rehabilitation 
financial assistance and code enforcement are vital in changing the appearance and 
livability of the residential areas.  Likewise, working with owners of a large percentage of 
rental housing units, especially through code enforcement, is necessary to achieve these 
results. Commercial businesses need to clean up outside storage. 

 
The Strategy 
Make a concerted and systematic effort at disseminating information on County and 
federal housing rehabilitation assistance programs so that homeowners can afford to 
make improvements. 

 
Increase the number of Clean Sweeps and public education programs conducted by the 
Environmental Enforcement Division to increase compliance.  Institute a program of 
systematic code enforcement by the Environmental Enforcement Division.  In addition to 
housing conditions, code enforcement must address debris in yards and similar property 
maintenance issues in residential areas, commercial outside storage areas, and on vacant 
properties.
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The CRA will assist sub-areas of Barrancas interested in utilizing the Enhanced 
Neighborhood Protection Zone Ordinance.  It gives the residents the opportunity to draft 
an ordinance setting standards not covered by existing County codes; these standards are 
then enforced by the Environmental Enforcement Division.   Examples include 
prohibiting parking on the front lawn or defining minimum exterior housing conditions.  

 
Form a Code Compliance Team consisting of representatives from Environmental 
Enforcement, Building Inspections, and the Sheriff’s Office to increase code compliance 
among rental housing owners, property managers, and renters who have not kept their 
properties in decent condition.   

 
3.   Commercial Corridors 
 

The Issue 
There are no major arterial roadways in the redevelopment area.  Barrancas Avenue is classified 
as a minor arterial street and commercial uses along this corridor are mixed in terms of their 
visual impact on the gateway to Pensacola NAS and the neighborhoods.  As a result of the 
relocation of the Bayou Chico Bridge, commercial properties along Old Barrancas are more 
isolated and several businesses have since closed down.  However, some parcels were already 
vacant or underutilized due to problems with shallow lots more conducive to residential uses, 
contamination or other problems.  The Palm Mattress property is one such key site, and it has the 
potential to be designated a Brownfields site to tap into a number of incentives for site 
assessment, cleanup, and redevelopment. All of these parcels warrant reinvestment to provide 
jobs and commercial services as well as to help stabilize the area. 

 
Since Old Barrancas is no longer operating as an arterial roadway, destination type 
businesses are the most likely to locate there.  Office and professional establishment are 
the most likely to locate in the area 

 
ECUA wellhead protection zones restrict certain commercial development on and east of 
Old Corry Field Road and near the intersection of Barrancas Avenue and Fleet Road. 

 
The Strategy 
County financing incentives for reinvestment plus streetscape beautification of Barrancas 
and Old Barrancas Avenues must be pursued.  Community Equity Investments, Inc. 
provides below market interest rate loans to small businesses willing to locate in the 
redevelopment area. Some parcels possibly have contamination problems. The CRA 
Brownfields Program has already begun to assist a commercial property owner with 
contamination problems on Barrancas Avenue.  Financial assistance and revolving loans 
are available for site assessment and cleanup, and a number of tax credits and other 
incentives are available for participants in the program.  The Brownfields program can 
help bring idle or abandoned properties back into productive use.
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4. Community Center 
 

The Issue 
The residents of this area do not have access to a community center to organize 
supervised recreation for youth, organized sports or classes on various topics for adults, 
special programs for seniors, and to acquire needed information about county services 
and how to obtain them.  During the Bayou Chico Small Area Study Public Workshops in 
2001 and CRA Public Workshops in 2002, many residents expressed a need and desire 
for a community center in their area.   

 
The Strategy 
The CRA has requested that one duplex on the Lexington Terrace property be 
temporarily retained as a Community Center until a new Community Center can be built 
if the Parks and Recreation Department’s application to acquire this property is 
successful.  Activities at the center and its management would be administered through 
the Community Services and/or Parks and Recreation Departments.  Volunteer support 
from the community would be strongly encouraged. 

 
5. Community Involvement 
 

The Issue 
There has been more community involvement in the development of this Redevelopment 
Plan than any other in Escambia County.  It began with five public meetings conducted in 
2001 as part of the Bayou Chico Small Area Study and involved nearly 200 people 
throughout the course of the project.  Participants were surveyed about a number of 
issues and infrastructure improvements.  Their top ten list of desired improvements 
included: 

1. Code compliance/cleanup 
2. Extension/upgrade sewer 
3. Streetscaping 
4. Enhanced Law Enforcement 
5. Storm water improvements 
6. Sidewalks/Pedestrian Improvements 
7. Traffic Management on New Barrancas 
8. Pocket park at end of Old Barrancas 
9. Parks 
10. Redevelopment/Brownfields 

 
Although this input was significant, the boundaries of the original area study were 
modified and expanded in the creation of the Barrancas Redevelopment Area, eliminating 
Harbor Pointe and the Bayshore area because they did not meet redevelopment area 
eligibility criteria and including the Aero Vista subdivision and west to Moreno Courts 
public housing which did meet the criteria and which are an integral part of the larger 
Barrancas community.  This necessitated further discussion with residents living beyond 
the original study area and resulted in the Growth Management Department conducting
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an additional workshop and the CRA conducting six more public workshops.  
Participants in these workshops echoed essentially the same set of concerns and 
priorities. 
From this, the Barrancas Community Improvement Association was formed.  Made up of 
activists from other neighborhood organizations such as the Bayou Chico Association 
and Lakewood and Mahogany Mill Homeowners Associations, as well as newly 
interested residents, its challenge will be to fairly represent the diverse neighborhoods in 
the redevelopment area. 

 
The Strategy 
Encourage the formalization of a non-profit organization with by-laws and articles of 
incorporation to represent the entire Barrancas Redevelopment Area.  Form an Executive 
Committee consisting of residents representing different areas, business owners, and 
other members such as lenders or government staff to guide the newly emerging 
organization in its effort to work toward revitalization of the area. 

 
6. Crime 
 

The Issue 
Although not the direct responsibility of the CRA, crime is a major contributing factor to 
blight in the area.   Residents also have expressed a high perception of crime in the area 
at several public workshops.  
 
The Strategy 
The Barrancas Community Improvement Association and individual neighborhood watch 
programs need to work closely with the Sheriff’s Community Relations team and the 
Third Precinct Office on Barrancas Avenue, strongly encouraging the formation of more 
neighborhood watch groups throughout the area.  Crime must be eliminated if residential 
reinvestment is to occur.  
 
The CRA will continue to utilize and encourage the private use of Crime Prevention 
Through Environmental Design (CPTED) standards to correct security problems related 
to site elements such as lighting and vegetation. 

 
The CRA and Barrancas Community Improvement Association requested that half of one 
duplex be retained at Lexington Terrace if the county’s application for a portion of that 
property is approved to provide housing to a Sheriff’s Deputy in exchange for some 
patrolling in the park to increase security. 

 
7. Drainage and Improved Water Quality 

 
The Issue 
Urban storm water runoff directly into Bayou Chico is a significant source of pollution.  
Also, residents have reported street flooding on Old Corry Field Road and in the 
Lakewood Subdivision due to inadequate retention of storm water runoff.   New
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Barrancas and Old Barrancas are served by existing storm water facilities while the 
majority of other streets in the area lack any facilities.  The condition of storm water 
facilities on Old Barrancas is unclear; they may need upgrading.  The current drainage 
system needs more documentation.  County Engineering has no projects planned for this 
area in its master plan to 2007.  Participants in numerous public workshops supported 
storm water improvements to protect and improve the water quality in Bayou Chico and 
eliminate street flooding. 

 
The Strategy 
Assistance from the County Engineering Department, FDOT and the Northwest Florida 
Water Management District is needed to map out the storm water drainage system in the 
area and plan future improvements.   

 
Assistance from the County Parks and Recreation Department is needed to address direct runoff 
into the Bayou from Lakewood Park. 

 
If the county acquires the Lexington Terrace property, Neighborhood and Environmental 
Services Department, Environmental Quality Division, will apply for a Florida DEP grant 
to design and build a wet retention pond on the park portion of the Lexington Terrace 
property adjacent to Bayou Chico.  The purpose will be to alleviate flooding problems on 
Old Corry Field Road and to filter storm water runoff from the Lexington Terrace 
property, Moreno Courts, and Old Corry Field Road.  This project would also become 
part of the overall Jones Swamp Creek Preserve and Trail Project, connecting Bayou 
Chico to Perdido Bay by trail and addressing storm water runoff problems throughout 
western Pensacola. 

 
8. Housing Construction 

 
The Issue 
With seventy percent of houses built in 1950 or earlier, clearly there has been little new 
construction in this area.  The age of many houses is reflected in the large percentage that 
is in fair condition, meaning repair or rehabilitation is required.  Although there appears 
to be more opportunity for housing rehabilitation than new in-fill construction, there are 
some vacant lots and some houses that should be demolished.  Also, there is a vacant 
eleven (11) acre parcel on the north side of Barrancas Avenue, surrounded by single-
family housing, making it a prime candidate for medium to high-density residential 
development. 

 
The Strategy 
Housing construction should be addressed through the encouragement of in-fill housing 
on vacant lots, especially a vacant eleven-acre parcel.  Rezoning this parcel from R-2 to 
R-4 is proposed to provide developers with an incentive to purchase the property, which 
is currently for sale, and build new housing based on increasing the level of density 
permitted.  The intention is to focus on the use of nonprofit and profit developers to 
produce new housing that is affordable to low and moderate-income households.
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CPTED or “defensible space” designs for housing will be utilized where County or 
special bank assistance is provided with the abatement of crime in mind. 
 

9. Parks 
 

The Issue 
There are only two small neighborhood parks, Lakewood and Aero Vista, located in the 
redevelopment area.  Their sizes (less than two acres each) limit them to passive 
recreational use only.  Although there are no schools in the Barrancas Redevelopment 
Area, there are four schools within one mile of the western boundary with a combined 
enrollment of approximately 2500 students.  A larger park with active, supervised 
recreational opportunities would be a substantial benefit to the athletic needs of the 
children within this area.  Many adult residents also have expressed a desire for a park 
with a variety of amenities that they can use to enhance their health and well-being.   

 
In addition, the County has acquired a small amount of waterfront right of way from 
FDOT at the end of Old Barrancas Avenue, allowing for the creation of a small pocket 
park to provide public access to view Bayou Chico and improve the appearance of the 
area. 
 
The Strategy 
Escambia County’s Parks and Recreation Department has submitted a grant application 
to the National Park Service to acquire 30.05 acres of a former Navy-housing complex, 
Lexington Terrace, to build a community park on part of this surplused property.  The 
CRA will work with the Parks and Recreation Department, the Barrancas Community 
Improvement Association, the Warrington Revitalization Committee, and residents of 
Moreno Courts and potential new residents on the remainder of the Lexington Terrace 
property which will be adjacent to the park to design and implement a park layout with 
amenities that will serve the needs of youth and adults.  In addition, the park may serve as 
a trailhead for the newly constructed Jones Swamp Creek Preserve, connecting Bayou 
Chico to Perdido Bay by trail. 

 
A small pocket park at the end of Old Barrancas will be created once streetscape design 
guidelines are developed.  Amenities may include one or two park benches, a trash 
receptacle, and some landscaping. 

 
10. Sewers 
 

The Issue 
Escambia County Utilities Authority (ECUA) sanitary sewers serve less than five percent 
of the area.  Specifically, Mahogany Mill Townhomes, Mahogany Mill Apartments, 
Millview Terrace housing complex, and less than 15 or so other parcels on Odess Lane, 
Cary’s Lane, Broadmoor, Lemhurst, and Barrancas Avenue are served.  Area Housing 
Commission sanitary sewers also serve Moreno Courts, which is less than five percent of
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the area. All other commercial and residential properties rely on septic tanks.  This is 
especially problematic because of the impact or potential impact of aging septic tanks on 
the drinking water supply and water quality in Bayou Chico. 

 
The Strategy 
The Lakewood Subdivision is in a priority area for expansion of the ECUA sewer system 
because of its proximity to Bayou Chico.  ECUA plans to install sanitary sewer service in 
the Lakewood area in five phases.  See ECUA Lakewood Sewer Project map in Other 
Maps section of this plan.  However, only Phase 1 has been approved and funded by the 
ECUA Board.  When funding allows, the CRA will provide financial assistance to help 
complete ECUA’s project and/or to extend sewer to the commercial areas of Barrancas 
and Old Barrancas Avenues in combination with developer funding, particularly in 
conjunction with major reinvestment projects. 

 
11. Street Lighting and Sidewalks 

 
The Issue 
Poorly illuminated streets without sidewalks discourage neighbors from walking through their 
residential area at night and increase the potential for criminal activity.  Both of these conditions 
exist in the residential areas.  Priority for sidewalks should provide safe pedestrian access to bus 
stops, parks, schools just outside of the redevelopment area, and commercial waterfront and 
corridor locations.  Bus service exists on Barrancas Avenue (a minor arterial road) and Old Corry 
Field Road (a connector-like local road). 

 
The Strategy 
Adding sidewalks and installing streetlights throughout the neighborhood as needed 
would result in safer residential areas.  The street light installation program (at no cost to 
property owners) will start with the installation of 139 new lights in the area.  The next 
year, up to 237 existing open bottom fixture lights may be replaced and moved or re-
oriented toward the street. 

 
Priority sidewalk installation should be coordinated with ECUA’s five phase Lakewood 
Sewer Project, installing from east to west, to be cost effective and avoid reconstruction. 
Installation in the following locations will provide access to bus stops, a park, and 
commercial areas on the waterfront and on Barrancas Avenue: 

• Lakewood Road 
• Alba Plena 
• Rue Max from the bayou to Barrancas Avenue 
 

Barrancas Avenue and Old Corry Field Road already have some sidewalks, and FDOT 
plans to construct more sidewalks on Barrancas Avenue as part of a street resurfacing 
project for 2002/2003.
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12. Streetscaping 
 

The Issue 
Barrancas Avenue is an important gateway to the redevelopment area and a major 
military installation, NAS Pensacola.  With the realignment of the Bayou Chico Bridge, 
the new section of road coming down from the bridge and heading west needs 
landscaping and definition.  Also, the relocation of the bridge has significantly changed 
the character of Old Barrancas, creating new opportunities for streetscaping and 
beautification along new and old commercial corridors.  

 
Public participation in the Bayou Chico Small Area Study conducted in 2001 indicated 
significant support for streetscaping and beautification, particularly as it applies to 
creating an identity for the area.  Specific study recommendations included the use of 
gateways and other vertical elements in strategic locations combined with streetscaping 
and landscaping improvements to help define the area and improve the appearance of 
economic stability to stimulate commercial and residential reinvestment.  

 
The study also recommended development of design guidelines for public and private 
improvements, taking advantage of a FDOT resurfacing project on Barrancas Avenue by 
applying for a Highway Beautification Grant to make streetscape and landscaping 
improvements, taking advantage of the County’s planned resurfacing of Old Barrancas 
Avenue to incorporate desired roadway changes and streetscape design when it is most 
cost effective, and development of a public art program to soften some of the harshness 
of the non-residential uses along the waterfront. The addition of bike lanes and narrowing 
of traffic lanes and median area in FDOT’s Barrancas Avenue resurfacing project 
preclude median landscaping. 

 
Any redesign of Old Barrancas Avenue, especially regarding the elimination of traffic 
lanes, will require consultation with Mocar Oil Company located at the end of Old 
Barrancas due to the amount of large oil truck traffic they generate. 

 
The Strategy 
The CRA has requested Community Development Block Grant (CDBG) funding to hire a 
consultant to work with the Barrancas Community Improvement Association and other 
neighborhood organizations to create urban design guidelines including a gateway theme, 
perhaps maritime relevant to Bayou Chico, to give focus and a sense of identity to public 
and private streetscape improvements.  

 
The CRA also has requested CDBG funding to hire an Architectural and Engineering 
Design firm to develop a conceptual redesign of Old Barrancas Avenue prior to 
resurfacing by County Engineering.  There is considerable community support for 
narrowing the avenue from four lanes to two since the traffic count overall has decreased 
significantly. This will allow for parking bulb outs, bicycle lanes, and landscaping in the 
median or alongside the road edge, creating a boulevard affect and bringing new life 
along a mixed use area of residences and commercial and industrial businesses.  The
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timing and extent of actual landscaping and streetscape improvements will depend on 
funding. Also, the CRA, County Engineering, and any hired consultants will have to 
work closely with Mocar Oil Company to make sure that redesign takes into account the 
traffic management needs of their large oil trucks. 

 
The CRA will apply to FDOT for a Highway Beautification Grant to implement some 
gateway elements and other landscaping and streetscape improvements once urban design 
guidelines have been selected. 

 
13. Traffic Management and Circulation Patterns 

 
The Issue 
The relocation of the Bayou Chico Bridge and the creation of the new Barrancas Avenue 
section joining the bridge to the older section of Barrancas Avenue have created some 
new traffic problems.  Specifically, there is a considerable amount of speeding coming 
off the new bridge and approaching the bridge, often making it difficult for motorists to 
turn onto the new section of Barrancas from side streets such as Weis Lane.  The 
speeding continues uninterrupted west on Barrancas Avenue for nearly two miles due to 
the lack of any traffic signals along that stretch of roadway.  Also, the realignment of the 
roadway has resulted in errant traffic getting onto Old Barrancas. 

 
There also are problems of traffic backing up on Old Corry Field Road, especially at the 
intersection with Barrancas Avenue.  It is an undivided two-way local road that serves as 
a connector between the Warrington and Barrancas communities and NAS Pensacola.  It 
has few turn lanes and no pedestrian refuges to assist with crossing. These motor vehicle 
and pedestrian problems may increase in the near future as forty-four (44) vacant 
duplexes (98 rental units) become available from the surplus disposition of the Lexington 
Terrace property, which is adjacent to Old Corry Field Road.  However, 198 units were 
previously occupied as military housing, which is about double the number of units likely 
to be reoccupied. 

 
The Strategy 
The CRA and Barrancas Community Improvement Association are working with FDOT 
to confirm whether any traffic studies have already been conducted to address speeding 
problems on Barrancas Avenue, review any results, and request that appropriate action be 
taken based on the studies.  If no studies have been done, request a study to determine if a 
signal light or other traffic calming devices are warranted at any of several possible 
intersections along Barrancas Avenue. 

 
FDOT has contracted a resurfacing project for Barrancas Avenue between Second 
Avenue and the split between old and new Barrancas Avenue scheduled for construction 
in fall 2002 that will narrow travel lanes, perhaps reducing speeding. It will also add 
bicycle lanes on both sides of a portion of Barrancas Avenue. 

 
The CRA will explore additional traffic calming techniques such as landscaping, special
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pavement treatments, and pedestrian refuge islands. 
 

The CRA also will work with the Traffic Engineering Division to install signage on 
Barrancas Avenue near Broadmoor Lane that will direct through traffic onto New 
Barrancas and away from Old Barrancas. Other streeetscaping elements as well as a 
gateway feature may be included. 

 
The CRA will explore the long-term option of connecting Audusson Road to Mahogany 
Mill Road under the Bayou Chico Bridge to improve access in the area while avoiding 
the six lanes of high-speed traffic coming across the bridge.  This will require substantial 
communication and cooperation with the FDOT, the county, private road and adjacent 
property owners, and the Barrancas community. 

 
14. Zoning 

 
The Issue 
The Bayou Chico Small Area Study was prompted in large measure by the incompatible 
zoning and land uses that resulted from the relocation of the Bayou Chico Bridge.  Lands 
that were once located adjacent to a major roadway are now more isolated, and properties 
that had once been isolated now front on a major roadway.  Many participants in the 
study also expressed a desire to clean up zoning in the area and supported the 
incorporation of design guidelines and a marine-oriented theme in order to create a more 
cohesive look for the area. 

 
The Strategy 
The CRA will hire an Urban Design firm to lead the community through a process of 
developing public and private urban design guidelines that builds on the unique 
characteristics of the area and enhances the marine oriented nature of the community.  
These design guidelines will be incorporated into all commercial, neighborhood mixed 
use, and proposed Waterfront districts. 

 
Specific proposed changes to Escambia County’s Land Development Code R -3 and R-6 
zoning districts are outlined in Appendix A.  Both would prohibit mobile homes.  There 
are very few in the area now.  Changes to R-6 would limit some currently permitted uses 
and all conditional uses in the Barrancas Redevelopment Area.  The intent of these 
proposed changes is to provide for a mixed-use area of residential, office, retail sales and 
services that permit a reasonable use of property while also providing a transition zone 
between lower density residential areas and more intense commercial areas similar to 
those along Old Barrancas Avenue.  Building heights also would be the same as in the 
proposed Waterfront District. The Plan proposes to change the zoning on the south side 
of Old Barrancas Avenue that is currently zoned predominantly more intense C-2 
Commercial and a few parcels zoned R-3 all to R-6.  See the Proposed Zoning Map in the 
Other Maps section of the Plan. 
 
The Plan also proposes to rezone the “Barrancas triangle” bounded by new and Old
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Barrancas Avenues and Weis Lane and parcels on the north side of Barrancas Avenue 
between Weis and Palao Lanes from a mixture of R-2 and R-4 residential zoning and 
more intense C-2 Commercial all to C-1 Commercial and create a C-5 (OL) Barrancas 
Commercial Activity Center Overlay District.  The overlay is recommended to apply to 
all C-1 zoning in the area.  See the Current Zoning Map and the Proposed Zoning Map in 
the Other Maps section of the Plan.  Parcels zoned C-2 would most likely remain as C-2 
but when developed they would fall under the requirements of the proposed overlay 
district. 

 
The intent of this special performance district is to provide for high-quality development 
and civic uses that will primarily serve the surrounding neighborhoods.  This district is 
not considered appropriate for conventional strip commercial pad sites, high traffic 
generating or automotive oriented uses, or uses oriented toward regional shopping 
facilities.  The combining of lots and/or the development of shared access and parking 
easements are encouraged.
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2.  CAPITAL IMPROVEMENT PROGRAM 
 

The following is a list of public facility improvements together with preliminary cost estimates.  
Timetables will be determined in part by availability of tax increment and other funding sources. 
The following is a five-year capital improvement program (2002 –2006). 
 
     Funding  Cost  Fiscal 
  Projects  Source   Estimate Year   
 
Parks: 
• Amenities for Park at  

Lexington Terrace    CDBG       $100,000 2002/2003 
• Amenities for Pocket Park   CDBG & TIF         $5,000 
 End of Old Barrancas 
 
Residential Street Lights: 
• 128 new street lights  CDBG         $9,864 2002/2003 
• 11 new street lights  TIF            $852 2002/2003 
• 231 replace existing street lights  CDBG       $17,808 2003/2004 
• 6 replace existing street lights  TIF            $468 2003/2004 
 
Roadway Extension: 
• Mahogany Mill Road to Audusson- CDBG & TIF      $25,000 

Phase 1, feasibility study 
• Mahogany Mill Road to Audusson- CDBG & TIF       $75,000 

Phase 2 A & E design   
 
Sewer Extension:  
• Phase 1 –   ECUA   $1,000,000 2002/2003 

(Lakewood, Ada Wilson,  
Alba Plena, Mandolay)      

• Phases 2 –5  ECUA, CDBG  TBD 
    & TIF   
  
Sidewalks: 
• Alba Plena   CDBG        $72,000 
• Lakewood Road  CDBG      $312,000 
• Rue Max   CDBG      $124,000 
• Barrancas Avenue  FDOT   Included in  2002/2003 

(2nd Street to Fairway Drive     resurfacing  
      and near Broadmoor Lane)     project
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Storm Water Drainage: 
• Wetland creation on Lexington FDEP   $100,000 
 Terrace site 
• Map drainage system for entire area NFWMD  TBD 
 
Streetscape Design and Beautification 
• Old Barrancas Avenue A & E design CDBG     $50,000 2002/2003 
• Old Barrancas - landscaping, irrigation,  CDBG & TIF  TBD 
 sidewalks, or other amenities 
• Barrancas Avenue – create Urban CDBG & TIF  $30,000 
 Design guidelines 
• Barrancas Avenue - - landscaping,  FDOT   TBD 
 irrigation or other amenities  
 
Street Resurfacing: 
• Barrancas Avenue  FDOT           $1,000,000 2002/2003 
• Old Barrancas Avenue  FDOT/   $200,000 2003/2004 
     County Engineering 
• Old Corry Field Road  County Engineering   $36,572 2002/2003 

(Cameron north to Navy Blvd.) 
 

   ******************************************************** 
 
The following is a list of anticipated public facility improvements from years six through ten 
(2007 through 2011) together with preliminary cost estimates.  Timetables will be determined in 
part by availability of tax increment and other funding sources and by other priorities identified 
during the five–year update of the Redevelopment Plan. 
 
     Funding  Estimated Fiscal 
  Projects  Source   Costs  Year 
 
Community Center Building: 
• Park at Lexington Terrace  CDBG    $300,000 2007/2012 
 
Roadway Extension: 
• Mahogany Mill to Audusson  LOST   TBD 
 
Sidewalks 
• Dexter Avenue  CDBG      $72,000  
• Jamison Street  CDBG      $62,000
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Storm Water Drainage: 
• Improvements  LOST & NFWMD TBD 

 
Note:  Escambia County’s Storm water Drainage Master Plan will determine some projects. 
 
Definitions: 
CDBG  Community Development Block Grant 
ECUA  Escambia County Utilities Authority 
FDEP  Florida Department of Environmental Protection 
FDOT  Florida Department of Transportation 
LOST  Local Option Sales Tax 
TBD  To be determined 
TIF  Tax Increment Financing  
NFWMD Northwest Florida Water Management District 
 
 
The following is an explanation of these and other relevant funding sources. 
 
• Brownfields Program 

A series of assistance programs are available for developers, property owners, sellers, 
or buyers interested in real property, the expansion, redevelopment, or reuse of which 
may be complicated by the presence of a hazardous substance, pollutant, or 
contaminant.   Prime examples include job creation tax credits, voluntary cleanup tax 
credits, liability protection, low interest revolving loan funds and loan guarantees.   

 
• Community Development Block Grant (CDBG) Funds 

This approximately $2,900,000 annual HUD grant to the county for CDBG target areas 
is the source of the initial administrative budget.  These funds will also be used for 
housing rehabilitation, capital improvements and (if necessary) real estate acquisition. 

 
• Florida Department of Community Affairs 

This Department funds a number of community development projects such as 
Visioning Studies and Study Implementations.  It also is responsible for the Florida 
Coastal Management Program, which funds Waterfronts Florida, a grant program that 
can benefit the Bayou Chico area. 

 
• Local Option Sales Tax   

The voter-approved sales tax fund, although largely committed, is potentially available 
for capital improvements. 

 
• State and Federal Housing Programs 

The proposed housing construction is expected to be assisted by several alternative 
programs including the State SHIP program and the Federal (HUD) HOME program.
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• Tax Increment Financing 
Tax Increment Financing (TIF) is a funding mechanism for redevelopment authorized 
by FS163.  TIF captures the incremental increase in tax revenues resulting from 
redevelopment, and uses it to pay for administrative costs plus public improvements 
needed to support the development program.  Eligible activities likely to utilize TIF 
funds in the Barrancas area will be infrastructure improvements such as sidewalks, 
streetlights and streetscape design as well as ongoing energy costs for street lights 
and/or irrigation.  The act requires the establishment of a trust fund from which projects 
can be funded either on an annual basis from monies deposited in the trust fund or from 
the issuance of tax increment bonds.  Adoption of this plan is a prerequisite for 
establishing the TIF trust fund.
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3.   NEIGHBORHOOD IMPACT ANALYSIS 
 
Chapter 163.362 (3) of the Florida Statues requires that the plan include a neighborhood impact 
element that describes the impact of redevelopment upon residents if the redevelopment area 
contains low or moderate-income housing.  The specific areas that must be addressed are: 
relocation, traffic circulation, environmental quality and quality of the neighborhood.  Some of 
these issues are described in Chapter 1, Redevelopment Strategies.  The following provides a 
summary. 
 
$ Physical Impact 

Proposed infrastructure improvements (street lighting, sewers, a park, street repaving 
and bike lanes, etc.) combined with environmental enforcement and housing 
rehabilitation constitute the major neighborhood plan impact on the residential areas 
and the impacts are positive.  Code enforcement and housing rehabilitation are 
described in Strategy 2 of Chapter 1; infrastructure in Strategy 7, and 9 through 12 in 
Chapter 1.  

 
$ Social Impact 

Job training and creation opportunities through commercial and industrial 
redevelopment will be targeted to local residents and allow a vehicle for improved 
household income.  A potential new community center will increase opportunities for 
recreation as well as educational and cultural enrichment.  Both of these are positive 
impacts. 

 
$ Environmental Impact 

The principal environmental component of the plan is to address environmental impacts 
to Bayou Chico from ageing septic systems in the area.  Escambia County Utilities 
Authority is implementing a five-phase plan to bring sanitary sewer to the residential 
neighborhoods in the redevelopment area.  Phase I of the plan is funded and slated for 
installation during the fall of 2002.  The remaining phases will be implemented as 
funding becomes available.  Storm water drainage improvements will be addressed 
through the proposed new Waterfront District zoning, wetland creation on Lexington 
Terrace property if the county acquires it, and as funding sources become available.  
All of these projects will have a positive impact. 
 

• Relocation and Land Acquisition 
The plan as proposed does not require the relocation of any of the low/moderate, or 
very low-income residents of the redevelopment area.  In fact, 88 new units may 
become available as follows.  The Lexington Terrace U.S. Navy housing complex is 
currently being surplused through the Government Services Administration.  
Applications for reuse of the property include a county park, 38 housing units for 
homeless veterans to be administered by a private organization, and 50 below market 
self-help housing units to be administered through the Area Housing Commission.  If 
the applications are approved, Escambia County’s Parks and Recreation Department 
will acquire approximately 30 acres to be redeveloped as a community park.  No



 17

residential property acquisition is planned.  It is possible, however, that a few families 
may decide to move based on the provision of better housing, the inconvenience of 
extensive rehabilitation or the ability to sell their house for non-residential 
redevelopment.   

 
$ Traffic Circulation 

The plan may significantly increase neighborhood traffic in two locations.  The first 
involves the retention of 88 housing units in Lexington Terrace near Old Corry Field 
road to be occupied by homeless veterans and low-income residents.  These units are 
now vacant.  However, 188 housing units were utilized by Navy families previously at 
this site, so the three means of ingress and egress should be sufficient to deal with the 
reoccupation of about half of the units.  The second area involves the extension of 
Mahogany Mill Road to Audusson Road under the new Bayou Chico Bridge.  
Implementation of this project is subject to a feasibility study and funding.  However, 
the project is intended to have a positive impact by improving traffic access and safety 
for residents by providing an alternative for crossing the new section of Barrancas 
Avenue, which has no traffic signals and considerable incidents of speeding along the 
avenue. 
 

$ Community Facilities 
Opportunities for supervised recreation for youth and a variety of recreational, 
educational, and cultural enrichment programs for adults at the anticipated new park 
and community center on Lexington Terrace property should have a positive impact. 
As part of the Parks and Recreation Department’s reuse plan for the former Lexington 
Terrace property, one housing unit was slated to remain on-site for use as a 
neighborhood community center until funding becomes available to build a new 
community center.  Another housing unit is slated to remain on the property to house a 
sheriff’s deputy to provide for increase security in the park.    
 

$ Effect on School Population 
There are no schools in the redevelopment area except one Montessori school. The plan 
will have no impact on the school’s population other than a long-term goal of providing 
for the installation of sidewalks to improve pedestrian safety for area children while 
walking to nearby schools.  Private potential reuse of the Navy housing property to 
provide shelter for homeless veterans and self-help housing for families could increase 
student enrollment in schools in adjacent neighborhoods.  Typically these groups are in 
need of assistance programs such as subsidized lunches to aid with their transition 
efforts.  The increase in requests for assistance may place an additional financial burden 
on schools surrounding the redevelopment area.
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4.  EXISTING CONDITIONS 
 

Introduction 
 
A legal description and map presented within this plan define the physical boundary of the 
Barrancas Redevelopment Area but the specific redevelopment needs are defined by the 
conditions existing within the area that are outlined in this chapter.  The redevelopment area 
includes the following neighborhoods, neighborhood associations, and tenant associations: 

 
• Aero Vista neighborhood 
• Barrancas Community Improvement Association 
• Bayou Chico Association 
• Bayou Chico Business Association 
• Lakewood Home Owners Association 
• Mahogany Mill Home Owners Association 
• Moreno Courts Tenants Association 
 
During preparation of the plan, the CRA’s six public workshops have included participation from 
members of the respective neighborhoods, associations, and commercial property owners located 
within the redevelopment area boundaries.  A presentation was also given to the Bayou Chico 
Association.  During the plan implementation, the CRA will continue to work with the above 
referenced neighborhoods, associations, and area businesses.   

 
Zoning  

 
The seven zoning districts identified in the Barrancas Redevelopment Area include a broad range 
of intended uses. The zoning districts and brief descriptions are presented as follows in Table 4- 
1.  

 
 

Table 4-1: Existing Zoning Districts 
 

Zone Intended Use 
R-1 Single-family district, low density 
R-2 Single-family district, low-medium density 
R-3 One and two-family district, medium density 
R-4 Multiple-family district, medium high density 
C-1 Retail commercial district 
C-2 General commercial district  
ID-1 Industrial district (no residential uses allowed) 

 
With the exception of the eastern portion of the redevelopment area, generally the existing 
zoning pattern follows the existing land use pattern.  With the construction of the new Bayou 
Chico Bridge, the twelve-year old road and zoning patterns in the eastern section are no longer
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logical.  The principal purpose of Old Barrancas Avenue has been significantly changed from 
moving high volumes of through traffic to providing access to the mix of residential, 
commercial, and industrial uses that either front the street or are located in close proximity.  This 
change in use presents an opportunity to create a boulevard streetscape as a gateway to this 
residential and retail commercial area.  The eastern portion of the area beginning at the 
intersection of County Club Drive and Barrancas Avenue east to Bayou Chico includes a mixture 
of higher intensity C-2 commercial uses than C-2 uses to the west, and they are located in close 
proximity to existing R-1, R-2, R-3, and R-4 residential uses without the benefit of lower 
intensity “buffer” uses.  Similarly, on the north side of the new Barrancas Avenue section, 
mostly residential zoning and land use parcels are now facing a major roadway more conducive 
to commercial development.  A discussion of specific uses is presented as follows: 
  
Residential 

The northern portion of the redevelopment area is predominantly zoned R-2 residential which 
allows for only single-family detached houses and supporting community facilities.  The area 
south of Old Barrancas Avenue is largely zoned R-3 residential which allows for a mixture of 
one and two-family dwellings with a slightly higher density.  One small area of R-1 
residential zoning is present south of Old Barrancas Avenue.  There are two pockets of R-4 
residential zoning located on opposite ends of the redevelopment area that allow for all types 
of residential uses.  The northwestern pocket of R-4 residential zoning includes Moreno 
Courts, Area Housing Commission property, and former U.S. Navy housing.  Currently, the 
Navy housing property has been turned over to the General Services Administration for 
disposition. Applications for reuse of the property include a county park, housing for 
homeless veterans, and self help housing that will be administered by the Area Housing 
Commission.  The southeastern pocket includes Millview Terrace and Mahogany Mill 
apartments, both multi-family housing complexes. 
 

Commercial 
One minor arterial Street, Barrancas Avenue, is located within the area.  Barrancas Avenue is 
predominantly zoned C-2 general commercial from Old Corry Field Road on the western 
edge of the redevelopment area to the beginning of the Bayou Chico Bridge on the eastern 
edge of the area.  This street consists predominantly of commercial establishments with 
isolated residential dwellings.  The properties fronting Barrancas Avenue typically consist of 
shallow lots more reflective of the original residential uses.  Without assembling multiple 
properties, these lots do not easily lend themselves to the more intense uses typically 
associated with C-2 zoning.  To the east of the beginning of the Bayou Chico Bridge, the 
properties fronting the north side of the road include a mix of R-2 residential, R-4 residential, 
and C-2 general commercial.  Zoning patterns on the south side of Barrancas Avenue 
predominantly consist of C-2 general commercial with spots of R-2 and R-4 residential 
zoning.  As stated earlier, due to the reconfiguration of this arterial corridor with the 
construction of the Bayou Chico Bridge, the outdated zoning pattern is no longer reflective of 
the best use for these properties to serve the community and promote reinvestment.   
 
Old Corry Field Road is designated as a local road.  This road does act as a north south 
connector for traffic from the Warrington community and NAS Pensacola.  Properties
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fronting Old Corry Field Road are zoned R-2 and R-4 residential.  For the most part, this 
zoning pattern appears to coincide with the current uses along this corridor.  All other roads 
in the area are classified as local roads.  Lakewood Road located on the eastern edge of the 
area does provide access to the commercial businesses located along the waterfront north of 
Barrancas Avenue.   

 
As previously noted with the realignment of Barrancas Avenue, the principal purpose of Old 
Barrancas Avenue has been significantly changed.  FDOT has turned this roadway over to 
the county.  The resulting reduction in traffic along this corridor presents an opportunity to 
create a boulevard streetscape as a gateway to this residential and retail commercial area.  
Properties fronting Old Barrancas Avenue are zoned predominantly C-2 general commercial 
to the north with one small pocket of ID-1 industrial zoning located on the eastern end.  
Properties fronting the south side of Old Barrancas Avenue are zoned R-3 residential and C-2 
general commercial.  

 
Industrial 

Currently, one small pocket of ID-1 industrial zoning exists fronting the northern side of Old 
Barrancas Avenue.  This parcel, the Palm Mattress site, is no longer in active use as an 
industrial operation. 

 
Conclusions  
• To encourage redevelopment along the waterfront and protect Bayou Chico as a natural 

resource to the county, a new Waterfront Zoning District is being proposed.  The boundaries 
of this proposed district are presented on the Proposed Zoning Map in the Other Maps 
section of the Plan.  The Waterfront District will encourage the traditional maritime and 
residential uses while limiting more intense uses that may present a negative environmental 
impact to the bayou.  Specific language for the Proposed Waterfront Zoning District is 
included in Appendix B.      

 
• With the reconfiguration of Barrancas Avenue, the outdated zoning pattern in the vicinity of 

Barrancas Avenue and Old Barrancas Avenue is no longer reflective of the best use to serve 
the community and promote reinvestment.  The triangle property bounded by Barrancas and 
Old Barrancas Avenues is being considered for rezoning to C-1 retail commercial to promote 
the development of a retail “town center” to provide neighborhood service businesses for use 
by the surrounding neighborhoods and commercial businesses on the waterfront.  To promote 
less intense uses and to act as a buffer for the residents to the north and south of Old 
Barrancas, the area currently zoned as C-2 commercial on the south side of Old Barrancas is 
being considered for rezoning to R-6 Neighborhood Commercial.   

 
• An eleven-acre vacant parcel bound by Lakewood Road in the northeast portion of the 

redevelopment area is proposed for rezoning to R-4 residential to allow for development as 
multi-family dwellings. 

 
• The properties fronting Barrancas Avenue near the beginning of the Bayou Chico bridge are 

being proposed for rezoning to C-1 Commercial to allow for less intensive commercial
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 reinvestment in the area. 
 

• A C-5 (OL) Barrancas Commercial Activity Center Overlay District is proposed to apply to 
all C-1 zoning, including the Barrancas triangle and properties on the north side of the new 
Barrancas section.  Its purpose is to act as a transitional buffer between more intense 
commercial and industrial land uses to the east and less intensive residential areas to the 
north and south while supporting commercial reinvestment in the area. 

 
Existing Land Use 

 
The Barrancas Redevelopment Area encompasses approximately 672 acres.   Table 4-2 presents 
the existing land use picture for the redevelopment area.  A parcel-by-parcel Existing Land Use 
Map is presented in the Other Maps section of the Plan. 
 
 

Table 4-2: Existing Land Use 
 
 
Existing Land Use 

 
Area in Acres

 
Percent of Total

 
Residential (including multiple family and 
mobile homes) 

 
418 

 
62.20 

 
Public (utilities) 

 
0.2 

 
0.03 

 
Commercial 

 
36 

 
5.35 

 
Church  

 
8 

 
1.19 

 
Industrial 

 
19 

 
2.83 

 
Parks 

 
4 

 
0.60 

 
Vacant 

 
47 

 
6.99 

 
Streets 

 
140 

 
20.83 

 
TOTAL 

 
672 

 
100 

Source: Escambia County Community Redevelopment Agency, June 2002 
The results have been adjusted for rounding.  The acreage figures are an approximation. 
 
Residential 

Over half (62.2%) of the redevelopment area consists of residential uses.  The residential 
areas include single-family and multiple-family dwellings with a limited scattering of mobile 
homes. 
Two areas of multi-family dwellings are concentrated in the northwestern and southeastern 
portions of the area.
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Commercial 
Commercial activity is concentrated along the northern side of Barrancas Avenue and on the 
eastern edge of the redevelopment area fronting Bayou Chico.   

 
Industrial 

Industrial activity is found along Bayou Chico on the eastern boundary of the redevelopment 
area.  A windshield survey indicates that several of the existing commercial businesses 
fronting Old Barrancas Avenue are no longer in operation. 

 
Conclusions 

The most significant finding is that over half of the area (62.2%) is improved with residential 
dwellings.  With this concentration of residential dwellings in the area, it would appear that a 
“town center” created on the existing triangle at the intersections of Barrancas and Old 
Barrancas Avenues could be supported by the local population.   

 
Infrastructure 

 
This is discussed in more detail in Chapter 1; however, the following general conditions are 
present throughout the redevelopment area. 

 
• Sidewalks and streetlights are present on the main transportation routes, but are consistently 

lacking throughout the remainder of the redevelopment area. 
• Faulty street layout and traffic patterns inhibit access to the commercial waterfront area and 

therefore contribute to the conditions of slum and blight in the area.   
• Sanitary sewer service is virtually non-existent in the area.  On a very limited basis sanitary 

sewer service is present along sections of Mahogany Mill Road, Odess Lane, and a few 
parcels fronting Barrancas Avenue.  The Area Housing Commission provides sewer service 
to the multi-family housing complex located in the northwestern section of the area.  As part 
of an initiative to address environmental concerns in the vicinity of Bayou Chico, Escambia 
County Utilities Authority is implementing a five-phase plan to bring sanitary sewer to the 
residential neighborhoods in the redevelopment area.  Phase I of the plan is funded and slated 
for installation during the fall of 2002.   

• Storm water drainage facilities serve new and old Barrancas Avenues while the majority of 
other streets in the area lack any facilities.  

 
Conditions Defining Redevelopment Needs 

 
By declaring the Barrancas area appropriate for community redevelopment, the Board of County 
Commissioners (BCC) defined the problem and framed the solution.  Following the requirements 
of Chapter 163.360 (1) of the Florida Statutes, the BCC determined the area to be one of “slum” 
and “blight,” and an area in which there is a shortage of housing affordable to residents of low or 
moderate income.  The Florida State Legislature subsequently amended the Statute in 2002, 
known as CS/HB 1341, that now provides the following definitions: 
 
ASlum area@ an area having physical or economic conditions conducive to disease, infant 
mortality, juvenile delinquency, poverty, or crime there is a predominance of buildings or
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improvements, whether residential or nonresidential, which are impaired by reason of 
dilapidation, deterioration, age, or obsolescence and exhibiting one or more of the following 
factors:  Inadequate provision for ventilation, light, air, sanitation, or open spaces; high 
density of population, compared to the population density of adjacent areas within the county 
or municipality; and overcrowding, as indicated by government – maintained statistics or 
other studies and the requirements of the Florida Building Code; or the existence of 
conditions that endanger life or property by fire or other causes.   
 
Similarly, a ABlighted area@ is defined as A an area in which there are a substantial number 
of deteriorated, or deteriorating structures, in which conditions, as indicated by government – 
maintained statistics or other studies, are leading to economic distress or endanger life or 
property, and in which two or more of the following factors are present:  Predominance of 
defective or inadequate street layout, parking facilities, roadways, bridges, or public 
transportation facilities; aggregate assessed value of real property in the area for ad valorem 
tax purposes have failed to show any appreciable increase over the 5 years prior to the 
finding of such conditions; faulty lot layout in relation to size, adequacy, accessibility, or 
usefulness; unsanitary or unsafe conditions; deterioration of site or other improvements; 
inadequate and outdated building density patterns; falling lease rates per square foot of 
office, commercial, or industrial space compared to the remainder of the county or 
municipality; tax or special assessment delinquency exceeding the fair value of the land; 
residential and commercial vacancy rates higher in the area than in the remainder of the 
county or municipality; incidence of crime in the area higher than in the remainder of the 
county or municipality; fire and emergency medical service calls to the area proportionately 
higher than in the remainder of the county or municipality; a greater number of violations of 
the Florida Building Code in the area than the number of violations recorded in the remainder 
of the county or municipality; diversity of ownership or defective or unusual conditions of 
title which prevent the free alienability of land within the deteriorated or hazardous area; or 
governmentally owned property with adverse environmental conditions caused by a public or 
private entity.   
 
However, the term “blighted area” also means any area in which at least one of the factors 
identified in the above paragraph are present and all taxing authorities subject to statue 
163.387 (2) (a) agree, either by inter-local agreement or agreements with the agency or by 
resolution, that the area is blighted.  Such agreement or resolution shall only determine that 
the area is blighted.  For purposes of qualifying for the tax credits authorized in Chapter 220, 
“blighted area,” means an area as defined in this subsection.  
 

Socio-Economic Conditions 
 

The redevelopment needs of the Barrancas area were evaluated both directly through field 
investigations and indirectly through U.S. Census data, estimates, and similar statistics.  To 
illustrate the area’s redevelopment needs, selected population, household, housing, employment, 
and education data as contrasted with Escambia County are presented in Table 4-3.  The 
information is a combination of 2000 census results and census-based 2002 estimates.  Estimates 
are noted as such.
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Table 4-3: Selected 2000 U.S. Census Results and 2002 Estimates 
 
 

Description Barrancas Redevelopment Area Escambia County 
Population 
   1990 to 2000 growth 
   2000 census 
   2002 estimates 
          Age 19 and under  
          Age 65 and over    
          Median age  

 
-18.47 % 

3,778 
 

30.99 % 
13.84 % 

33 

 
12.18 % 
294,410 

 
27.61 % 
13.20 % 

36 
 

Households 
 1990 to 2002  
 2002 estimates  
        Family households 
        Family income below 
              poverty level  
         Estimated average 
              household size 
         Household with no                

vehicles 
 
Household Income 
 2002 estimates 
        Income under 15,000 
        Income 15,00 to 24,000 
        Median household income  
 
Housing 
    2002 estimates 
          Occupied Units 
               Owner occupied    
               Rental occupied  
 
          Owner occupied housing       

value 
               Less than $25,000    
               $25,000 to $49,999  
               $50,000 to $74,999   
               Median value  
 
          Units built 1989 to                 

present   
          Units built 1950 or earlier  

 
-13.02% 

 
980 

 
30.52% 

 
2.36 

12.14% 
 
 
 
 

26.58% 
27.24% 
23,576 

 
 
 

1,583 
59.51 % 
40.49 % 

 
 
 

2.47 % 
29.72 % 
46.79 % 
$59,539 

 
 

0.51 % 
70.66 % 

 
12.82% 

 
77,206 

 
13.60% 

 
2.44 

8.16% 
 
 
 
 

18.05% 
15.97% 
$35,302 

 
 
 

116,390 
67.31 % 
32.69 % 

 
 
 

2.84 % 
12.56 % 
23.43 % 
$88,089 

 
 

17.74 % 
22.88 % 

Education 
    Highest level of school               

completed 
          High School or (GED) 
          Some College 
          Associates Degree Only 
          Bachelors Degree Only  

 
 

 
34.39 % 
19.71 % 
8.04 % 
5.43 % 

 

 
 

 
28.66 % 
21.96 % 
8.11 % 

12.60 % 

Source:  Haas Center for Business Research and Economic Development, UWF, 2002
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Existing Housing Conditions 
 

The census data and estimates presented in Table 4-3 indicate a general need for redevelopment 
in the Barrancas area.  A more direct evaluation of the area housing conditions was completed 
through a residential housing survey.  The Neighborhood Enterprise Foundation, Inc. (NEFI) 
staff conducted a field evaluation during March 2002.  Area houses were evaluated based upon 
the following established conditions criteria: 
 
1.  Excellent condition - No or very minor repair required. 
  
2.  Good condition– Possibly requiring paint.  There may be evidence of aging.  No structural 
repair is necessary. 
 
3.  Fair condition – Repair or rehabilitation is required.  Shingles may be curling.   There may 
be evidence of the need for energy related improvements.  Roofing work 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. 

 
The survey results are presented as follow in Table 4-4.   

 
 

Table 4-4: Existing Housing Conditions, March 2002 
 

Housing Conditions Number of 
Structures 

Percent of Total 

1 = Excellent 43 3.24% 
2 = Good 364 27.39% 
3 = Fair 890 66.97% 
4 = Poor 28 2.11% 
5 = Dilapidated 4 0.30% 
Total 1,329 100% 
Source: NEFI, March 2002 
The results have been adjusted for rounding 
 
Based upon the results of the survey, the following conclusions can be drawn from the data 
collected:  
 
• Nearly seventy percent (69.31%) of the existing housing stock in the redevelopment area is 

in “fair”, “poor”, or “dilapidated” condition; that is in need of repair or rehabilitation,
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 showing signs of obvious structural damage, or in need of demolition.  
• Another 27.39 percent show evidence of ageing and may require deferred maintenance such 

as painting. 
• Only 3.24 percent of the houses are considered to be in excellent condition, requiring very 

minor or no repairs. 
• It should be noted that mobile homes are not included in Table 4-4.  Based upon an existing 

land use field survey completed by the CRA, only eleven mobile homes were identified in 
the redevelopment area.  Using the conditions criteria previously defined, these mobile 
homes appeared to be in “fair” to “poor” condition. 

• As noted in Table 4-3, the median value of an owner occupied house in the redevelopment 
area is $59,539 which is almost $30,000 less than the median value of owner occupied 
housing in Escambia County as a whole.   

• As presented in Table 4-3, more than 70 percent of the houses in the area are over 50 years 
old, indicating a potential for deterioration and the need for rehabilitation.   

 
Housing Affordability 

 
In addition to deteriorated housing conditions contributing to a character of slum or blight, 
affordable housing for those of low or moderate income is also a factor in determining 
redevelopment status for an area.  State Housing Initiative Partnership (SHIP) Florida Housing 
Finance Corporation (FHFC) Administrative Rule 67-37 provides the following definition of 
affordable housing. 
 

Housing Affordability:  The maximum monthly housing payment, including an allowance 
for taxes and insurance shall not exceed 30% of the area median income for very low, low 
and moderate income families adjusted for family size, unless the first mortgage lender 
approves the household at a higher percentage based upon the lenders analysis of the families 
ability to pay the mortgage.   

 
Income limits used in the determination of eligibility shall be those published annually by the 
U.S. Department of Housing and Urban Development (HUD) and distributed by the FHFC.  
Chapter 420.907 of the Florida Statues, know as the SHIP Program, provides the following 
definitions of low and moderate income for households.  

 
low income:  “…a total annual gross household income that does not exceed 80 percent of 
the median annual income adjusted for family size for households within the MSA, or 
county, or non-metropolitan median for the state, whichever amount is greatest.”    

 
moderate income:  “…a total annual gross household income that does not exceed 120 
percent of the median annual income adjusted for family size for households within the 
MSA, the county, or non-metropolitan median for the state, whichever is greatest. 

 
Section 7.16.00 of Escambia County’s Land Development Code defines affordable housing as 
“that which costs no more than 33 percent of the median family income including utilities.”  The 
facts regarding housing affordability within the redevelopment area are as follows:
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With a median household income of $23,576 within the Barrancas redevelopment area, over 
fifty percent of the area residents cannot afford to pay the $668 monthly mortgagecost 
required by the median cost of a home ($88,089) in Escambia County.   

 
This demonstrates the inability of the typical resident living within the redevelopment area to 
afford an existing house.   
 

Crime 
Crime and the perception of crime are major contributing factors to blight in the area.  The 
Escambia County Sheriff’s Office provided 2000 crime data for the Barranacas Redevelopment 
Area and Escambia County as a whole.  A review of this data indicates that the percentage rate 
of both violent and non-violent crimes in the Barrancas Redevelopment Area is more than twice 
as much as Escambia County as a whole.  Violent crimes included aggravated assault, criminal 
homicide, forcible rape, and robbery.  Non-violent crimes consisted of burglary, larceny, and 
motor vehicle theft.
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5.  PLAN IMPLEMENTATION 
 

1. Neighborhood Organization/Corporation 
 

The newly formed non-profit Barrancas Community Improvement Association will play a major 
role in the implementation of this plan.  With representation from the diversity of neighborhood 
and commercial interests, it will provide an ongoing forum for public input and encouragement of 
individual and group efforts to carry out the plan. 

 
2. Other Staffing 

 
The Chief of the Community Redevelopment Agency will be responsible for overseeing the 
implementation of this Redevelopment Plan.  The Growth Management, Engineering, 
Neighborhood and Environmental Services, and Parks and Recreation Departments and various 
other County departments or divisions will play a key role in the implementation of this plan. 

 
3. Code Enforcement and Housing Rehabilitation 

 
As outlined in earlier sections, an important element of this redevelopment program is a 
systematic enforcement of all relevant codes, including those dealing with dilapidated 
structures, deteriorated housing, weeds and litter, zoning, signs, abandoned vehicles, etc.  
The formation of a Code Compliance Team from Environmental Enforcement, Building 
Inspections, and the Sheriff’s Office will reinforce these efforts.  Yard debris and 
deferred home and building maintenance are the most obvious and widespread problems 
in the Barrancas area.  

 
4. Housing Rehabilitation and Commercial Reinvestment Financing 

 
As the redevelopment plan moves into implementation a variety of funding sources will be 
combined to provide an array of mechanisms to assist in rehabilitation and reinvestment 
activities.  This will include Community Development Block Grant funds, State housing 
assistance funds, and tax increment fund (TIF) resources.  Of particular importance will be a 
housing rehabilitation loan pool with interest rates geared to assist low and moderate-income 
homeowners in bringing their houses up to code.  The Chief of the CRA will work with the 
Neighborhood Enterprise Foundation to implement these programs. 

 
In addition to targeted bank financing, the principal commercial revitalization incentives will be: 

 
• Community Equity Investments, Inc. low interest small business loans 
• Public improvements including sidewalks, street resurfacing, streetscaping and 

beautification, and drainage improvements, etc. 
• Brownfields financial assistance, loans, tax and other incentives 
• A concerted package of such programs to further commercial development along 
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 Barrancas Avenue, Old Barrancas Avenue, and the Bayou Chico waterfront. 
 
5. Housing Construction 

 
The largest amount of vacant residentially zoned land is a privately owned parcel of 
approximately eleven acres in the northeastern section of the redevelopment area.  
The CRA proposes changing zoning from R-2 to R-4 to allow for medium high-
density construction, providing a greater incentive for private or non-profit residential 
development.  The Agency also will promote in-fill construction on scattered vacant 
parcels by private developers and non-profits such as Habitat for Humanity, 
Community Equity Investments, Inc., and AMR Pensacola. 

 
6. Zoning 

 
A number of zoning changes are proposed in the eastern portion of the redevelopment area 
due to irregular zoning and land use patterns resulting from the realignment of the Bayou 
Chico Bridge.  These are discussed in detail in Chapter 1 and Appendices A and B.  No 
changes are proposed west of Sullivan Road.  The CRA will work with the Growth 
Management Department to pursue a legislative rezoning process to implement these 
changes. 

 
7. Tax Increment Financing 

 
Tax Increment Financing (TIF) is a funding mechanism for redevelopment authorized by 
Chapter 163, Florida Statutes.  TIF captures the incremental increase in tax revenues resulting 
from redevelopment and uses it to pay for public improvements needed to support the 
redevelopment program.  Eligible activities likely to utilize TIF funds in the Barrancas 
Redevelopment Area will be the acquisition of land, demolition of deteriorated structures, site 
preparation, administration and infrastructure improvements.  The act requires the 
establishment of a trust fund from which projects can be funded on an annual basis from 
monies deposited in the trust fund, the issuance of tax increment bonds and bond anticipation 
notes.  Adoption of this plan is a pre-requisite for establishing the TIF trust fund. 

 
8. Other Financing 

 
The following are the other principal funding mechanisms likely to be used in 
implementing this plan: 

 
• Community Development Block Grant Funds 

This approximately $2,900,000 annual HUD grant is the source of the initial 
administrative budget.  These funds will also be used for housing rehabilitation, 
capital improvements and possibly real estate acquisition. 
 

• Florida Department of Transportation (FDOT)
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FDOT funds include both the traditional highway construction budget and 
(although under funded) the special “enhancement” funds that emphasize right of 
way improvements such as landscaping, sidewalks/bikeways and drainage.  In 
both cases, the key is to have the project included in the long- range plan (Year 
2020) and then on both the Metropolitan Planning Organization and FDOT five-
year capital programs. 
 

• Local Option Sales Tax 
The voter-approved sales tax fund will continue to be used for park and other 
capital improvements. 
 

• State and Federal Housing Programs 
The proposed housing construction is expected to be assisted by several 
alternative programs including the State SHIP program and the Federal (HUD) 
HOME program. 

 
• U.S Environmental Protection Agency Brownfields and USTfields Grant 

Awards 
The County’s Brownfields Pilot Program may use the above grant awards to assist 
in site assessment, cleanup, and/or redevelopment of real property, the expansion, 
redevelopment, or reuse of which may be complicated by the presence or 
potential presence of a hazardous substance, pollutant, or contaminant.  USTfields 
funds are limited to assist sites with underground storage tanks. 

 
9.  Property Acquisition, Controls and Disposition 

 
There is no intent to acquire occupied structures, which in turn would necessitate 
relocation procedures.  The plan calls for the acquisition of vacant land for housing 
construction; this may or may not be acquired by the County. 

 
The County=s 1996 Land Development Code does not provide adequate land use and 
site design controls.  Some specific changes to the basic zoning map are part of this 
plan but no Future Land Use map changes are necessitated by this plan.  The Future 
Land Use Element of the Comprehensive Plan will also control densities. 
 
The Agency is authorized under the Act to sell, lease, exchange, subdivide, transfer, 
assign, pledge encumber by mortgage or deed of trust, or otherwise dispose of any 
interest in real property.  To the extent permitted by law, the Agency is authorized to 
dispose of real property by negotiated sale or lease.  All real property acquired by the 
Agency 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. 

 
The Agency may reserve such powers and controls through disposition and 
development documents with purchasers or lessees of real property from the
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reasonable period of time and that such development is carried out pursuant to the 
Plan.   

 
General 

To provide adequate safeguards to ensure that the provisions of the Plan will be 
carried out and to prevent the recurrence of blight, all real property sold, leased, 
or conveyed by the Agency in the Redevelopment Area shall be subject to the 
development provisions of the Plan. 

 
Purchase and Development Documents 

The leases, deeds, contracts, agreements, and declarations of restrictions relative 
to any real property conveyed by the Agency may contain restrictions, covenants, 
covenants running with the land, conditions subsequent, equitable servitude, or 
such other provisions necessary to carry out the Plan.   

 
Obligations to be Imposed on Developers 

All property in the Redevelopment Area is hereby subject to the restriction that 
there shall be no discrimination or segregation based upon race, religion, sex, age 
or national origin, in the sale, lease, sublease, transfer, use occupancy, tenure, or 
enjoyment of property in the Redevelopment Area.  

 
10.  Detailed Urban Design Guidelines 

 
An urban design guidelines manual will be prepared to address the following: 

 
• The creation of a gateway theme for the area. 

 
• The creation of more detailed guidelines for the Barrancas commercial corridor, 

the Barrancas Commercial Activity Center Overlay District, Old Barrancas 
Avenue, and the proposed Waterfront District to improve the appearance and 
sense of identity for the area. 

 
• Urban design guidelines for all commercial development receiving public 

reinvestment assistance. 
 

• Residential design guidelines to maintain the character of the individual 
neighborhoods.
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6.  LEGAL DESCRIPTION 
  

The Barrancas Redevelopment Area is that real property in Escambia County within the 
following described boundary and as illustrated in the map on Page iii: 
 
Beginning At The Southeast Corner Of Lot 5, Subdivision Portion Of Brent Island, Recorded In Plat 
Book 4 At Page 78 Of The Public Records Of Said County, Lying In Section 59, Township 2 South 
Range 30 West Of Escambia County, Florida; Thence Proceed Southwest Along The South Line Of Said 
Subdivision To The  East Right-Of-Way Line Of An Abandoned Railroad Right-Of-Way; Thence 
Proceed Southwest Along Said Abandoned Railroad Right-Of-Way To The North Right-Of-Way Of 
Bayshore Drive (Private Road) As Recorded In Official Record Book 1833, At Page 81; Thence Proceed 
Southwesterly Along Said Northerly Right-Of-Way To The East Line Of Tradewinds Subdivision, As 
Recorded In Plat Book 10, At Page 6, Lying In Section 59,  Township 2 South, Range 30 West Of Said 
Escambia County; Thence Proceed Northerly Along Said East Line And Its Northerly Extension To The 
Northerly Right-Of-Way Line Of Bayshore Drive; Thence Proceed Westerly Along Said Northerly Right-
Of-Way To The Easterly Right-Of-Way Line Of Broadmoor Lane; Thence Proceed Northerly Along Said 
Easterly Right-Of-Way To Its Intersection With The Easterly Extension Of The South Line Of The Parcel 
Recorded In O.R.Book 3890, At Page 293 Of The Public Records Of Said County; Thence Proceed 
Southwesterly Along Said Property Line Extension And Along Said Parcel To The Southwest Corner Of 
Said Parcel On The Easterly Right-Of-Way Line Of Lemhurst Road; Thence Proceed Northwesterly 
Along Said Easterly Right-Of-Way To The South Line Of The Parcel Recorded In O.R.Book 4584, At 
Page 867 Of The Public Records Of Said County; Thence Proceed Northeasterly Along Said South Line 
To The East Line Of Said Parcel; Thence Proceed Northwesterly Along Said East Line To The Northeast 
Corner Of Said Parcel; Thence Continue Along The East Line Of The Parcel Recorded In O.R.Book 
4574, At Page 78 Of The Public Records Of Said County To The North Line Of Said Parcel; Thence 
Proceed Southwesterly Along Said North Line To The  East Right-Of-Way Of Lemhurst Road; Thence 
Proceed Northwesterly Along Said East Right-Of-Way To The Intersection Of The South Right-Of-Way 
Line Of Barrancas Avenue; Thence Proceed Southwesterly Along Said South Right-Of-Way To The 
Northeast Corner Of The Parcel Recorded In O.R.Book4531, At Page 170 Of The Public Records Of Said 
County; Thence Proceed Southeasterly To The Southeast Corner Of Said Parcel; Thence Proceed 
Southwesterly Along The South Line Of Said Parcel To The Southwest Corner Of Said Parcel; Thence 
Proceed Northwesterly Along The West  Line Of Said Parcel To The Southeast Corner Of The Parcel 
Recorded In O.R.Book 3629, At Page 920 Of The Public Records Of Said County; Thence Proceed 
Southwesterly Along The South Line Of Said Parcel To The East Right-Of-Way Line Of Palao Place; 
Thence Proceed Southeasterly To The West Right-Of-Way Line Of  Palao Place Also Being The 
Southeast Corner Of The Parcel Recorded In O.R.Book 2383, At Page 650 (Parcel 1&3)Of The Public 
Records Of Said County; Thence Proceed Southwesterly Along The South Line Of Said Parcel To The 
Southwest Corner Of Said Parcel; Thence Proceed Northwesterly Along The West  Line Of Said Parcel 
To The Southeast Corner Of The Parcel Recorded In O.R.Book 2383, At Page 650 (Parcel 2) Of The 
Public Records Of Said County; Thence Proceed Southwesterly Along The South Line Of Said Parcel 
And Its Westerly Extension To The West Right-Of-Way Line Of Jan Street, Also Being The East Line Of 
The Parcel Recorded In O.R.Book 1982 At Page 277 Of The Public Records Of Said County; Thence 
Proceed Southeasterly Along The East Line Of Said Parcel To The Southeast Corner Of Said Parcel; 
Thence Proceed Southwesterly Along The South Line Of Said Parcel And Its Westerly Extension To The 
West Right-Of-Way Line Of Sullivan Road; Thence Proceed Northwesterly Along Said Westerly Right-
Of-Way Line To The Northeast Corner Of The Parcel Recorded In O.R.Book 4244, At Page 355 Of The 
Public Records Of Said County; Thence Proceed Southwesterly Along The North Line Of Said Parcel To 
The Northwest Corner Of Said Parcel; Thence Proceed Southeasterly Along The West Line Of Said 
Parcel And Also The West Line Of The Parcel Recorded In O.R.Book 1003, At Page 888 Of The Public
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Records Of Said County To The Northeast Corner Of The Parcel Recorded In O.R.Book 4581 At Page 
393 Of The Public Records Of Said County; Thence Proceed Southwesterly Along The North Line Of 
Said Parcel To The East Line Of The Parcel Recorded In O.R.Book 4496, At Page 1188 Of The Public 
Records Of Said County;  Thence Proceed Northwesterly Along The East Line Of Said Parcel To The 
Northeast Corner Of Said Parcel; Thence Proceed Southwesterly Along The North Line Of Said Parcel 
To The Northwest Corner Of Said Parcel Also Being On The East Line Of Suburban Homes 
Subdivision As  Recorded In Plat Book 1, At Page 72, Lying In Section 50, Township 2 South Range 30 
West Of Said Escambia County,  Thence Proceed Northwesterly Along The East Line Of Said 
Subdivision To The Southeast Corner Of The Parcel Recorded In O.R.Book 826, At Page 217 Of The 
Public Records Of Said County; Thence Proceed Southwesterly Along The South Line Of Said Parcel To 
The Easterly Right-Of-Way Line Of Country Club Road; Thence Proceed Northwesterly Along The East 
Right-Of-Way Line Of Said Road And Its Northwesterly Extension To The Centerline Of Barrancas 
Avenue; Thence Proceed West Along The Centerline Of Barrancas Avenue To The Southerly Extension 
Of The East Line Of Lot 28, Block 1,  Aero Vista Subdivision As Recorded In Plat Book 1, At Page 31 
Of The Public Records Of Escambia County, Florida; Thence Proceed Northerly Along The East Line Of 
Lot 28 To The Northeast Corner; Thence Westerly Along The North Line Of Said Lot 28 To The 
Southeast Corner Of Lot 15, Block 1 Of Said Aero Vista Subdivision ; Thence Northerly Along The East 
Line Of Said Lot 15 And Its Northerly Extension To The Centerline Of Wisteria Avenue; Thence Proceed 
West Along The Centerline Line Of Said Wisteria Avenue To The Centerline Of Corry Field Road;  
Thence Proceed Northeasterly Along The Centerline Of Said Corry Field Road To The Intersection Of 
The Centerline Of Jackson Creek; Thence Meander Easterly Along The Centerline Of Jackson Creek To 
Its Intersection With The Westerly Shoreline Of Bayou Chico; Thence Meander Southeasterly Along The 
Southerly Shore Of Bayou Chico To The Mouth Of Bayou Chico Basin;  Thence Meander Westerly And 
Southerly Along The Westerly Shoreline Of Said Basin Also Being The East Line Of Bayou Chico 
Basin Subdivision As Recorded In Plat Book 12 At Page 46 Of The Public Records Of Said County;  
Thence Meander Easterly Along The Southerly Shoreline Of Bayou Chico Basin To The Easterly 
Shoreline Of Said Basin; Thence Meander Northerly Along The Easterly Shoreline Of Said Bayou Chico 
Basin To The Mouth Of Said Basin; Thence Meander Southeasterly Along The Southerly Shore Of  
Bayou Chico To The East Line Of Lot 5, Subdivision Portion Of Brent Island, Recorded In Plat Book 4 
At Page 78, Lying In Section 59, Township 2 South, Range 30 West Of Said Escambia County; Thence 
Proceed Southerly Along The East Line Of Said Lot 5 To The Southeast Corner Of Said Lot 5 And The 
Point Of Beginning.



 34



 35



 36



 37



 38

 



 39

APPENDIX A 
 

PROPOSED ZONING CHANGES 
 
The following includes a summary of changes the Community Redevelopment Agency is 
recommending to the current Escambia County Land Development Code.  They include 
suggestions from the Bayou Chico Small Area Study: 
 
• Proposed changes in existing zoning district language for the Barrancas Redevelopment Area 
• A description of a proposed new C – 5 (OL) – Barrancas Commercial Activity Center 

Overlay District, and 
• Proposed changes to current zoning patterns. 

  
Proposed changes in existing zoning district language for the Barrancas Redevelopment 
Area: 
 
R – 3 LDC Section 6.05.09, C.  Conditional Uses.  2.  “Mobile homes utilized as guest 

residences.”  Add “, except in the Barrancas Redvelopment Area.” 
 
R – 6   Changes for the Barrancas Redevelopment Area: 
 

LDC 6.05.11 Permitted uses.  B.4.  Restaurants – add,  “sit down, with no on-premise 
consumption of alcohol.”  Delete from Permitted Uses: “B3. Laundromats and dry 
cleaners, B7. Fortunetellers, palm readers, psychics, etc., and B9.  Mobile home single 
family, subdivision, or park.”  C.  Conditional uses.  Add “No conditional uses allowed in 
the Barrancas Redevelopment Area.”  E.  Site and building requirements.  …except 
building height in Barrancas Redevelopment Area shall not exceed 45 feet. 
 

C – 1 Add to LDC Section 6.05.14.01 Overlay Districts (General): 
 
C – 5 (OL)  Barrancas  Commercial Activity Center Overlay District 
 
Intent and purpose of the district This special performance district is intended to provide an 
enhanced level of protection for land uses in those commercial corridors which (1) are located 
within the Barrancas Redevelopment Area, (2) provide primary access (gateway) to a major 
military installation, and (3) are in close proximity to residential zoning and existing land uses.  
 
Applicability  This overlay district applies to all proposed C-1 zoned properties indicated on 
zoning map as C – 5 OL. 
 
Relationship to underlying zoning  All of the use listings and site design requirements of the 
underlying C-1 Commercial Districts shall continue to apply except as indicated below: 
 

Prohibit B6, 7, 8, 10, 19, 22, 23 prohibit only used clothing deposit boxes, 24, 25, 27, 29 
prohibit only pawn shops, and 30.  Add B32.  Commercial communication towers are 
prohibited, but antennas may be mounted on buildings or trees. 
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Prohibited  Any conditional use. 
 
Add Design standards.  
 
A. Building design. 
 

1. Wherever feasible, buildings shall be “street-oriented” to create a desirable pedestrian 
environment between the building and the street.  Street orientation should include 
building setback lines a short distance from the street right-of-way; entrances, storefronts, 
and display windows facing the street.  If the rear of a building faces new Barrancas 
Avenue between Weis and Broadmoor Lanes, the rear of the building must have a pseudo 
storefront. 

 
2. Off-street parking areas shall be located on the side or rear of the building unless a shared 

central parking facility is developed through an easement or common ownership among 
contiguous properties. 

 
3. Buildings shall incorporate “human scale” design.  Such design is proportioned to reflect 

pedestrian scale and movement, and to encourage interest at the street level. 
 

4. No building façade facing the street shall have the appearance of the rear of a building. 
 

5. All service and loading areas shall be entirely screened from view. 
 
B. Display  No merchandise, equipment or vehicles may be stored or displayed outside a 

building.  However, the following exception shall apply; sidewalk sales with temporary 
displays, not to exceed one-hundred fifty (150) square feet in area or twenty (20) percent of 
the ground floor area of the building, whichever is less, shall be permitted immediately 
adjacent to the business during business hours.  All such merchandise and display shall be 
temporary in nature and shall be moved inside the business after business hours. 

 
Proposed changes to current zoning patterns:  
 
See the Current Zoning Map and Proposed Zoning Map in the Other Maps section of the Plan. 
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APPENDIX B 
 

PROPOSED  NEW WATERFRONT ZONING DISTRICT 
  

The following is proposed as a zoning district, not an overlay district. The language was 
developed from 3 source LDCs: Baltimore, MD; Ft. Myers, FL; and Portland, ME.  Escambia 
County’s LDC also is referred to where appropriate.  
 
6.05.32. Waterfront District. (Non-cumulative) 
 
A. Intent and purpose of district. This district is intended to promote and enhance infill 

development that is complementary to marine-oriented activities. The waterfront district is 
created to nurture marine-dependent and marine-related support uses so that they may grow 
and prosper in an environment dedicated to this purpose. The following priority of uses is 
recognized:  

 
1. The first priority is to protect and nurture existing and potential water-dependent uses. 
 
2. The second priority is to encourage other marine and marine-related support uses. 

 
3. Other specified uses are encouraged only if they do not interfere with and are not 

incompatible with the first and second primary uses.  
 
B. Permitted uses  
 

1. Marine-dependent uses:  
a. Tugboat, fireboat, pilot boat and similar services.  
b. Harbor and marine supplies and services, chandleries, and ship supply such as fueling 

and bunkering of vessels.  
c. Shipbuilding and facilities for construction, maintenance and repair of vessels. 
d. Commercial marine transport and excursion services, including ferries, captained 

charter services, sport fishing and water taxis.  
e. Boat repair yards.  
f. Commercial marinas. 
g. Recreational marinas. 
h. Private marinas.  
i. Seafood packaging, loading and distribution.  
j. Facilities for marine construction and salvage.  
k. Facilities for marine pollution control, oil spill cleanup, and servicing of marine 

sanitation devices. 
l. Fishing and commercial vessel berthing.  
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m. Public landings. 
n. Marine research, education, and laboratory facilities.  
 

2. Marine-related support uses: 
a. Marine products, wholesaling, distribution and retailing. 
b. Marine repair services and machine shops.  
c. Marine industrial welding and fabricating. 
d. Fabrication, storage and repair of fishing equipment. 
e. Ice-making services. 
f. Fabrication of marine-related goods. 
g. Professional, business and general offices related to marine-dependent or marine- 

related uses. 
h. Cabinet and carpentry shops and accessory retail sales of only those products that are 

produced on the premises. 
i. Cold storage facilities. 
j. Residential use. The primary owner (person who legally owns fifty percent or more) 

of a marine-related business may occupy space within the business.  
 

3. Other uses, along with permitted accessory uses or structures, providing the proposed use 
is compatible with existing and potential marine uses in the vicinity and the proposed use 
will not impede access to the water by existing or potential marine uses: 
a. Landscaped pedestrian parks, plazas and other similar outdoor pedestrian spaces, 

including pedestrian and bicycle facilities. 
b. Professional, business, and general offices. 
c. Retail and service establishments, including craft and specialty shops. 
d. Restaurants, sit down, with on-premise consumption of alcohol permitted. 
e. Museums and art galleries 
f. Parking lots 
g. Hotels and motels 
h. Residential uses up to maximum 10 dwelling units per acre. Single-family attached 

(townhouses, condominiums) and multi-family apartment residential uses are 
allowed. 

 
C. Prohibited uses 

1. Solid or hazardous waste collection or disposal facilities. 
2. Sanitary landfills. 
3. Storage facilities for toxic or hazardous substances or nutrients (that is, elements or 

compounds essential as raw material for organic growth and development. for example; 
carbon, nitrogen and phosphorus). 

4. Open storage facility for any bulk solid or semi-solid material that is a toxic or hazardous 
substance or nutrient or that becomes one when left to stand or exposed to water. 
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5. Sand extraction operations. 
6. Cement plants. 
7. Chemical plants. 
8. Exceptions. The prohibitions listed above do not apply if the Board of County 

Commissioners finds that: 
a. There is no environmentally acceptable alternative outside the district. 
b. The use is needed to correct an existing water quality or wastewater management 

problem. 
c. For any new use that constitutes a significant development, a best management 

practices plan that will achieve a net improvement in water quality must be submitted 
and implemented as a requirement of the development review committee process.  

 
D.  Off-street parking regulations See section 7.02.00  
 
E. Site and building requirements 
 

1.  Lot area. There shall be no minimum lot area.  
 
2. Lot coverage  See Section 7.15.00.  At least (15) percent of each lot or parcel shall 

remain pervious (eighty five (85) percent maximum impervious cover ratio).  In addition 
to this and any other LDC, state, or federal requirement for lot coverage or storm water 
drainage, the Waterfront District requires that all multi-family residential, commercial, 
and industrial developments shall be subject to one of the following options: a) construct 
all parking areas and driveways of materials (for example, open pavers, gravel, grass, or 
synthetic grass pavers) that allow a minimum of fifty percent percolation, or b) build a 
dry or wet storm water retention pond with a minimum standard retention of at least the 
first one inch of runoff.  

 
3. Lot width There shall be no minimum lot width.  

 
4. Yard There shall be a front and rear yard of at least fifteen (15) feet. There shall be a 

minimum side yard of ten (10) feet on each side which shall be increased by two (2) feet 
on each side for each story (floor) above the third story or for each ten (10) feet in height 
above the first thirty-five (35) feet of the structure as measured from the finished grade. 

 
5. Waterfront setback  See Section 7.08.00.  Marine/estuarine/riverine setback. 

 
6. Building height  No building shall exceed forty-five (45) feet in height. 

 
F. Performance standards The waterfront district is designed to foster more sensitive, 

consistent, and uniform development and redevelopment activity along the shoreline, as well 
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as to minimize damage to water quality and natural or established habitats for the benefit of 
current and future generations.  

 
1. Shoreline protection  See Section 7.08.00. D1, D2, D3 and E. 
 
2. Marina siting  Marina siting shall be consistent with regulations in section 7.05.00.  

 
3. Building design  TBD  

 
4. Landscaping  See section 7.01.00. TBD  

 
5. Signs  See sections 8.01.00 to 8.05.00 and 8.08.00. Design standards TBD.   This district 

will be treated as a scenic highway for the purposes of billboard regulation.  See Section 
8.  In addition, replacement siting will be limited to non-Waterfront District locations.  
The CRA will work with the Planning Board and billboard owners to assist in billboard 
relocation. 

 
6. Buffers and screening of outdoor storaqe  See section 7.01.06. except the following 

revisions shall be applied to the Waterfront District.  Part D.2.  Type.  “The buffer shall 
be…, supplemented with walls or fencing as described in Part E below,” Part E. 
Screening of Outdoor Storage  a minimum of a six (6) foot chain link fence with slats, 
privacy wooden fence, or privacy pvc/vinyl fence. 

 
 
 
 

 




