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Historic photos of Pensacola
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Established in 1559, the City of Pensacola is one of the oldest cities on the
National Register of Historic Places. Having been under the control of the
Spanish, French, English, American and the Confederates throughout its
history, the City of Pensacola is also known as the ‘City of Five Flags’. The
City of Pensacola, located in Escambia County, is situated 50 miles east of
Mobile, Alabama and is directly connected to Tallahassee, the state capital, via
Interstate 10. The City’s location in the Florida Panhandle makes it vulnerable
to hurricane force winds that have caused severe damage to the built
environment in recent years.

The neighborhoods within Pensacola’s urban core face many challenges,
similar to those of urban areas in the country, such as declining inner city
population, poor housing conditions and economic development concerns. The
City created its original CRA district in 1980, to guide redevelopment efforts

in Downtown Pensacola. While the City has invested significant resources in
revitalizing its Downtown and historic neighborhoods, several of its inner core
neighborhoods are experiencing challenges such as poor housing conditions,
economic distress, and declining population trends compared with suburban
development. In 2001, the City of Pensacola developed its Neighborhood
Planning Process to actively engage citizens in the community development
process. Since 2001, the City has initiated several neighborhood planning
efforts including the Woodland Heights Neighborhood Plan, the Belmont-
Devilliers Neighborhood Plan, the Eastside Neighborhood Plan, the Pensacola
Historic District Master Plan, and the Alcaniz Streetscape Initiative.

The Westside Redevelopment Area, located in the southwestern part of the
City, has also experienced severe decline in aesthetic character and private
investment in recent years. The Pensacola City Council acknowledged the
challenges faced by the Westside Redevelopment Area and has approved
plans to focus on the physical improvement and economic sustainability of
the Westside area including, the Urban Infill and Redevelopment Area Plan,
the Enterprise Zone Plan, the American Creosote Works (ACW) Superfund
Site Reuse Plan and the Westside Neighborhoods Plan. Each of the above
mentioned plans recommended utilization of Tax Increment Financing as a
mechanism to fund infrastructure and redevelopment activities within their
designated boundaries.

Based on these recommendations, the City staff retained the RMPK Group to
conduct a “Finding of Necessity Study” for the Westside Neighborhoods Area
and determine the existence of “blight” conditions in the area, as defined by
Section 163 of the Florida Statutes. The Finding of Necessity Study provides

a factual basis that the Westside Neighborhoods Area meets the statutory
criteria for blight; and that the rehabilitation, conservation, or redevelopment, or
a combination thereof is necessary in the interest of public health, safety, and
welfare of the residents. The Finding of Necessity Study identified the following
elements that are indicators of blight, as defined by the Florida Statute 163.355
FS.

Substantial number of deteriorated or deteriorating structures.

Faulty lot layout in relation to size, adequacy, accessibility or usefulness.
Residential and Commercial vacancy rates higher in the area than in the
remainder of the municipality.

Incidence of crime higher in the area than in the remainder of the
municipality

Diversity of ownership or defective or unusual conditions of title which
prevent the free alienability of land within the deteriorated area.
Governmentally owned land with adverse environmental conditions.

In January 2007, the City Council adopted the results of the Finding of
Necessity Study and established the boundaries for the Westside Community
Redevelopment Area. In February 2007, the City contracted with the RMPK
Group to assist the City in preparing a Community Redevelopment Area Plan
for the established Westside Redevelopment Area.

The Westside Redevelopment Plan, presented in this document, is designed
to address primary community concerns expressed during the various planning
initiatives conducted in the Westside Redevelopment Area. The Plan was
developed through an extensive inventory and analysis of existing conditions,
recommendations of the relevant plans, community input through workshops
and neighborhood surveys conducted during the various planning efforts within
the Westside Redevelopment Area boundaries.

Pensacola

Location of Pensacola in Florida
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CHAPTER1 OVERVIEW

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

EXECUTIVE SUMMARY

The Westside Redevelopment Plan represents the synthesis of a series of
planning efforts conducted by the City of Pensacola, to facilitate positive
transformation, preservation, and revitalization of the neighborhoods in the
south-western section of the City. Each of the planning initiatives involved a
series of community workshops and meetings designed to create a unified
vision for the Westside Neighborhoods. The consensus based Redevelopment
Plan that emerged from this stakeholder driven planning process integrates
several objectives: enhance the physical environment; preserve and
enhance residential character; support and expand commercial activity;
introduce a diverse mix of uses along primary corridors; pursue new
development opportunities; create a community focal point to foster
positive change in the area’s core; improve the pedestrian environment;
and overcome the obstacles to economic development.

The Westside Neighborhoods Plan, completed in 2005, forms the foundation
for several of the objectives and strategies discussed in this Redevelopment
Plan. It is the intent of this Redevelopment Plan to develop a comprehensive
document that integrates the recommendations contained in the various

plans and studies to meet the requirements of the Florida Statutes as it

relates to the preparation of Community Redevelopment Plans. The Westside
Redevelopment Plan updates, revises, and refines the recommendations of the
adopted City plans mentioned above. The Redevelopment Plan process was
based upon the following components:

Inventory of existing conditions

Neighborhood Analysis and Recent Studies

Public Involvement

Community Vision, goals and objectives

Action Strategies

Organizational Framework

Capital Improvement Projects and Anticipated Costs

The Redevelopment Plan is intended to be a guiding document for actions
designed to overcome obstacles to desired future growth and development.
To be useful as a long-term redevelopment guide, the Plan must be flexible to
accommodate unanticipated changes and over time, and should be monitored
closely and updated to reflect changes in the economy, public concerns and
private sector development opportunities.

PLAN CONTENT AND ORGANIZATION

The Redevelopment Plan intends to serve as a comprehensive resource

for community leaders and stakeholders that are engaged in shaping the
social, economic, and physical form of the area. Future actions targeted in this
area are anticipated to follow the recommendations of the Redevelopment Plan
through continued discussions with the residents, community stakeholders, and
City agencies.

Starting with the Overview (Chapter 1), the Westside Redevelopment Plan
consists of six chapters and appendices.

Chapter 2: Summary of Inventory Results

This chapter presents a brief summary of the existing conditions including
existing land uses, zoning districts, future land use designations, demographic
profile, housing conditions, and neighborhood identity and aesthetics. The
summary of inventory results extracts data generated by past studies including
the American Creosote Works Superfund Site Reuse Plan (CH2M Hill),
Westside Neighborhoods Plan (RMPK Group) and the Westside Finding of
Necessity Study (RMPK Group). Other resources include the Escambia County
Property Appraiser GIS database, U.S. Census 2000, University of West
Florida Haas Center of Business Research and Economic Development 2006
Area Profile, and the University of West Florida Housing Conditions Survey.

Chapter 3: Neighborhood Analysis

The first section of this chapter reviews and summarizes the recommendations
of the recent planning studies completed in the Westside Redevelopment Area.
The second section of the chapter identifies the area assets, opportunities, and
issues utilizing the results of the inventory chapter and the public involvement
process. This chapter establishes the basis for recommendations contained in
the Concept Plan and associated implementation strategies.

Chapter 4: Concept Plan

The information generated from the inventory phase, neighborhood analysis,
and the public involvement phases is the foundation for the recommendations
contained in the Concept Plan. This chapter details action strategies

based on established objectives and summarizes the general intent of the
Redevelopment program providing guidelines for promoting the sound
development and redevelopment of properties in the neighborhood.

Chapter 5: Capital Projects and Program Initiatives

Chapter 5 builds on projects outlined in the preceding chapter, to identify
projects that can be pursued in the short-term, mid-term, and long-term. The
chapter also includes anticipated costs for the proposed improvements and
funding sources to assist the CRA with budgeting and financial planning.

Chapter 6: Implementation Strategies

Chapter 6 presents the organizational framework and financial strategies that
will be required for successful implementation of the Redevelopment Plan
program. It defines the roles and responsibilities that should be undertaken by
the various agencies and stakeholders that are involved in shaping the future
development of the Westside Neighborhoods.

Appendices

The appendices provide resources that contain information required by Section
163.362 F.S. and supplemental data that was utilized in the preparation of the
Redevelopment Plan. Appendix A contains estimated tax increment financing
(TIF) revenue projections and recommended TIF districts that should be
established in the Redevelopment Area. Appendix B of the Plan contains a
section that addresses the specific requirements of Section 163.362 of the
Florida Statutes related to Community Redevelopment Plans. Appendix C
contains a summary of the information obtained during public workshops.
Appendix D is the legal description of the boundary as required by the Florida
Statute. Appendix E provides the inventory and analysis from the Westside
Neighborhoods Plan, completed in 2005, that serves as the foundation for
many of the recommendations discussed in the document. Appendix F contains
the Finding of Necessity Study Report that was undertaken to establish

the Westside Area as a “blighted” area and subsequently designated as a
Community Redevelopment Area. Appendix G contains the recommended
alternative for American Creosote Works Site reuse. Appendix H lists the
funding sources referenced in the document.

CITY OF PENSACOLA, FLORIDA 3
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WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

REDEVELOPMENT AREA BOUNDARY AND
AREA CONTEXT

The Westside Community Redevelopment Area boundary was
selected after a detailed evaluation of existing conditions and
observations and its conformance to applicable provisions

of Section 163.340 F.S. relating to areas considered eligible
for the purpose of establishing a Community Redevelopment
Agency. The Westside area, located in the southwestern
section of the City, is a predominantly residential area with
dedicated commercial and industrial uses scattered along
primary transportation corridors. As illustrated in Map 1, the
area is strategically located, west of the established urban core
CRA boundary, in the vicinity of Pensacola Bay to the south.
Appendix D contains the legal description of the Westside
Redevelopment Area boundary.

The Redevelopment Area is generally defined by the corporate
limit line on the north (Baptist Hospital), City limits on the west,
Pine Street on the south and “A” Street on the east (Map 1).
The Westside area’s proximity to the Downtown Pensacola
CRA district, the Belmont Devilliers Neighborhood, and the
Pensacola Bay are valuable assets that have a significant
impact on its future development. In particular, the proposed
Community Maritime Park, located less than half a mile

east of the Westside Redevelopment Area boundary along
Main Street, is anticipated to serve as a catalyst that creates
synergies and partnerships between the private and public
sectors, in turn improving the quality of life for residents in
surrounding areas. The relocation of the ECUA's Main Street
Wastewater Treatment Plan presents another opportunity for a
change in future land use in the vicinity of the Redevelopment
Area and as a result strengthening the market conditions for
desired development within the Westside Redevelopment
Area. The success of the Westside Redevelopment Plan will
ultimately depend on capitalizing on these opportunities to
benefit the residents living in the immediately surrounding
neighborhoods and the larger community.

The Westside Redevelopment Area shares its boundaries with
three CRA planning areas established by Escambia County-
Brownsville, Barrancas, and Englewood. This condition
presents a valuable opportunity for the Westside CRA to
establish strategic partnerships with Escambia County to
pursue joint improvements and ensure maximum utilization of
existing resources and provide for an improved quality of life
for residents in both jurisdictions.

REGIONAL CONTEXTMAP MAP1
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Example of good architectural elements

Stone cladded house: Chase Street

Figure 2.1 Percentage of Existing Land Use, Westside Redevelopment Area

The inventory section summarizes the information collected from
several sources, including site visits, previous planning studies, and
GIS database analysis to prepare a comprehensive database used

as a guiding framework for the recommendations presented in the
Redevelopment Plan. Previous plans referenced to compile this
inventory include the Westside Neighborhoods Plan (Appendix E),
Westside Neighborhoods Finding of Necessity Study (Appendix F), and
the ACW Conceptual Reuse Plan (Appendix G).

According to the Escambia County Property Appraiser database, the
Redevelopment Area contains 2,858 parcels encompassing an area of
849 acres (excluding right-of-ways). The Redevelopment Area accounts
for only five percent (5%) of the City’s total land area and nearly eleven
percent (11%) of the total parcel count.

Existing Land Use

Fig. 2.1 illustrates the distribution of land uses within the Westside
Redevelopment Area, based on data extracted from the Escambia
County Property Appraiser GIS database. The Property Appraiser
database utilizes land use codes based on the Department of Revenue
codes to appraise land values for tax collection. As shown in Map 2
and Table 2.1, the Westside Redevelopment Area is predominantly
residential accounting for sixty-seven percent (67%) of the total parcel
count, followed by vacant lands (20%) and commercial uses (8%).

Residential

Residential uses constitute the largest component of the
existing land use categories within the Redevelopment
Area boundaries, accounting for approximately 380
acres or 45% of the area’s total land area. According to
the Escambia County Property Appraiser database, there
are a total of 1,805 estimated properties categorized

as single-family units within the area, constituting 93%

of the total parcels under residential uses. Multi-family
housing units represent the remaining seven percent
(7%] of the total residential uses. This includes the
Morris Court housing, Attucks Court, and isolated parcels
scattered within the single-family neighborhoods.

Public Housing: Blount Street

Table 2.1 Existing Land Use, Westside Redevelopment Area

Land Use Categories Acreage Percent Count Percent
Cr;rr;gzgzial Residential 378.76 45.01% 1,918 67.11%
Commercial 145.22 17.26% 242 8.47%
Industrial 2347 2.79% 26 0.91%
Institutional 95.54 11.35% 92 3.22%
. Vacant 148.48 17.64% 565 19.77%
"% | Open Space 50.07 5.95% 15 0.52%
neivtons Total 841.55 100.00% 2,858 100.00%

11.35%
Vacant

17.64%

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

EXISTING LAND USE MAP 2
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Restaurant: Cervantes Street

Commercial Establishments:
Cervantes Street and Pace Boulevard

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Commercial

While the commercial uses comprise of only eight percent (8%) of the total
parcel count, it accounts for nearly seventeen percent (17%) of the total land
area. Majority of the commercial uses are concentrated along the area’s
primary corridors- Cervantes Street, Pace Boulevard, Garden Street and “A”
Street (south of Garden Street). Development types along the corridors include
a diverse range of uses- suburban style strip malls, retail stores, motels, gas
stations, auto repair garages, liquor stores, auto sales, fast food chains, and
professional offices.

Vacant Land

The Escambia County Property Appraiser records indicate that nearly eighteen
percent (17.6%) of all parcels within the Westside Redevelopment Area are
vacant, compared to a ten percent (10.1%) vacancy rate for the City's total
parcel count. Nearly twenty percent (17.1%) of the Redevelopment Area’s total
parcel count is vacant residential compared to only nine percent (8.6%) of
vacant residential propertied found citywide.

The Westside Redevelopment Area also accounts for a higher percentage

of vacant commercial properties (2%) compared to the City's commercial
vacancy rate (1.4%). In terms of acreage, nearly four percent of the total parcel
acreage is classified vacant, compared to only 0.4% for the City of Pensacola.
Nearly sixteen percent (15.5%) of the Redevelopment Area’s total acreage is
comprised of vacant parcels, compared to four percent (4%) for the City.

Seven (&) industrial properties within the Redevelopment Area are currently
vacant, including the former American Creosote Works Site and the property
owned by Alabama Railroad at the southwest corner of Pace Boulevard and
Navy Boulevard. Vacant lands, underutilized properties, and abandoned
buildings present both an opportunity and liability for redevelopment

efforts. For instance, large sized vacant parcels along primary corridors

can be redeveloped with greater ease as they typically do not require land
assemblage. However, several of these parcels might have underground
contamination as industrial uses in the past, such as sites owned by utilities
and manufacturing plants, resulting in clean-up costs that are a burden on
potential developers.

Industrial

The Redevelopment Area contains twenty-six parcels under the “industrial”
land use category, representing approximately three percent (2.8%) of the
Westside Redevelopment Area’s total land area. These uses are concentrated
in the southern section of the Redevelopment Area, predominantly along Main
Street and relatively small sized parcels along Barrancas Avenue. Some of
the smaller industrial uses are adjacent to single family residential units and
may be perceived as a health and safety hazard to the neighborhoods, when
adequate buffering provisions are not provided.

Institutional

Institutional uses account for three percent (3.2%) of the total parcels
contained within the Redevelopment Area boundaries. The institutional uses
include faith-based organizations, schools and other charitable and non-profit
institutions. Approximately forty faith-based institutions (41) and three schools-
Hallmark Elementary, Allie Yniestra Elementary, Life Skills Charter School

are located within the Redevelopment Area boundaries. The remainder of the
institutional uses includes day care centers, United Way of Escambia County,
Environmental Health Department, Pensacola Fire Station, and other public
facilities.

Parks and Open Space

The National Recreation and Park Association recommends a minimum of

2 acres per 1000 population for locating neighborhood parks. As such, the
total land area presently designated for parks and recreation is approximately
10.87 acres. This satisfies the recommended criteria considering the West
Side Neighborhoods population of 4,500. However, not all children can

safely walk to the parks. Available vacant lands are opportunities for locating
smaller, pocket parks that are strategically placed throughout the community.
The Westside Redevelopment Area has the following parks and recreational
facilities located within its boundaries:

. Fricker Recreation Center (De Soto Street & F Street)
Legion Field (Gregory Street & Chase Street)

. Morris Court (Brainerd Street & J Street)

. Terry Wayne East Park (Gadsden Street, J Street & K Street)

Cemeteries located within the Redevelopment Area are an integral component
of the open space network, while at the same time serving as important
historic landmarks for the community. There are five cemeteries located within
the Redevelopment Area boundaries- AME Zion Cemetery, Talbert Chapel
Cemetery, St. John’s Cemetery, St. Joseph’s Cemetery, and the Jewish
Orthodox Cemetery.

Industrial uses

St. John’s Cemetery

CITY OF PENSACOLA, FLORIDA

7



CHAPTER2 SUMMARY OF INVENTORY RESULTS

Zoning

Table 2.2 and Map 3 illustrate the nine zoning districts contained within the Westside Redevelopment
Area boundaries. Residential zoning categories represent fifty-seven percent (57%) of the total parcel
count in the area and include the following categories:

Low density residential land use district (R-1AAA) - Maximum allowable density is four and eight-
tenths (4.8) dwelling units per acre

Medium density residential land use district (R-1A) - Maximum allowable density is twelve and
four-tenths (12.4) dwelling units per acre for single family detached units; seventeen and four-tenths
(17.4) units per acre for duplex and townhouses.

High Density Residential land use district (R-2A)

The other zoning districts contained in the Redevelopment Area include:
Residential/ Office land use district (5.4%);

Residential Neighborhood Commercial (9.6%);

Commercial districts -C-1, C-2, C-3 (34.4%);

and Industrial districts -M-1 and M-2 (3.4%)

Table 2.2 Percentage of Zoning

Residential 366.32 43.53% 1610 56.33%
Commercial 276.79 32.90% 994 34.78%
Industrial 110.96 13.18% 98 3.43%
Mixed-Use 87.31 10.37% 155 5.42%
Site Specific Development 0.17 0.02% 1 0.04%
Total 841.55 100.00% 2858 100.00%

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Regulatory Framework

The City of Pensacola Comprehensive Plan is a guiding document that sets
forth goals, objectives, and policies that help define the character, rate of
growth, and timing for future development in the City. The following policies
included in the Goals, Policies and Objectives of the adopted Comprehensive
Plan have a direct impact on the Westside Redevelopment Area:

Transportation Element

Objective 1.4: The City of Pensacola shall accommodate motorized and non-
motorized forms of transportation in the design of transportation improvement
projects.

Goal 8: The City of Pensacola shall coordinate with railroad companies serving
within the City for efficient railroad service and to reduce conflicts with City
redevelopment activities.

Objective 8.1: The City shall coordinate for safe and efficient railroad
operations along the existing system within the city limits.

Policy 8.1.5: The City shall coordinate with the Alabama and Gulf Coast
Railroad to study the relocation or removal of the trackage from Main Street,
and request the railroad to remove any unused trackage within the City limits.
Policy 8.1.7: The City shall take action to secure abandoned railroad rights-of-
way in the event that track removal or relocation occurs and determine the best
land use for the impacted rights-of-way.

Coastal Management Element

Policy 1.1.1: Shoreline development in Coastal High Hazard Area (CHHA) will
be based on the following priorities to the maximum extent feasible

a. Water dependent uses

1. Commercial

2. Light Industrial

b. Water related recreation
c. Residential
d. Commercial

Policy 1.2.1: The CHHA shall be designated as the evacuation zone for
a category 2 hurricane as established in the Northwest Florida Hurricane
Evacuation Study.

ZONING MAP 3
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FUTURE LAND USE

MAP 4
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Policy 1.3.1: Future residential land use in the CHHA shall be limited
to the following densities by location:

* Low density — along Escambia Bay north of Hyde Park Road and
south of Gadsden

Street, and along both shores of Bayou Texar;

+ Medium density — along Pensacola Bay (except for the Historic
District), and along Bayou Chico; and

+ High density - Historic District.2.2.5 Conservation Element

Objective 1.4: By 1992, the City shall participate in the development
of a hazardous waste management program, in coordination with the
State and County, for the proper collection, storage, disposal, and
transport of hazardous wastes generated within the City.

Policy 1.7.3: The City shall continue to coordinate its efforts with
those of federal and state agencies to complete the clean-up of
hazardous waste sites and abandoned dump areas to protect the
groundwater from leaching.

Recreation and Open Space Element

Policy 1.1.1: The City will adopt a recreational level of service of .5
acres/1000 persons for mini-parks (at ¥a mile radius); 2 acres/1000
persons for neighborhood parks (at %2 mile radius); 1.5 acres per
1000 persons for community parks (City wide radius).

Activity based level of service standards shall be adopted as follows:

Swimming Pools 1 pool/25,000 population

Tennis Courts 1 court/2,000 population

Basketball Courts 1 court/5,000 population
Baseball/Softball Fields 1 field/30,000 population
Football/Soccer/Rugby Fields 1 field/ 4,000 population
Golf Course (9 hole) 1 course/ 25,000 population

Golf Course (18 hole) 1 course/ 500,000 population

Policy 1.1.8: The City shall identify and prioritize for acquisition,
properties that provide open space amenities, especially if they

Future Land Use Element

Goal 1: The City of Pensacola shall maximize the use of land both
from an economic standpoint and from the standpoint of minimizing
threats to the health, safety and welfare of residents and to the
continued well-being of the natural environment.

Objective 1.1: The City shall specify the desired development pattern
through a land use category system that provides for the location,
type, density and intensity of development and redevelopment based
on natural conditions and dependent on the availability of services
as shown on the Future Land Use Map and controlled through the
adopted Land Development Code.

Policy 1.1.5: Future land use categories, including densities and
intensities of use for each category, shall be established as follows:
+ Conservation District

* Residential Districts

+ Office District

* Residential/Neighborhood Commercial Districts

« Commercial Districts

* Industrial Districts

* Neighborhood Districts

Map 4 illustrates the future land use distribution reflecting the desired
development pattern for the Redevelopment Area, in accordance with
the goals, objective, and policies identified in the Comprehensive
Plan. The Future Land Use Element of the Comprehensive Plan
establishes the following designations for the Redevelopment Area:

1. Low Density Residential: The allowable density for district is 5
or fewer residential units per acre. Areas under this district are
concentrated south of Baptist Hospital between Blount Street
and Lloyd Street.

2. Medium Density Residential: The allowable density for district
is 18 or few residential units per acre. This category constitutes
the majority of the residential neighborhoods within the
Redevelopment Area.

3. High Density Residential: The allowable density for district is 35
or fewer residential units per acre. Morris Court Development
represents this district within the Redevelopment Area
boundaries.

4. Residential/ Neighborhood Commercial: The Residential/
Neighborhood Commercial Land Use District is established for
the purpose of providing for a mixture of residential, professional
and certain types of neighborhood convenience-shopping-
retail sales and service uses. Within the Redevelopment
Area boundaries, this district includes the areas located along
Cervantes Street between Strong Street and La Rua Street.

Commercial: This district is established for

the purpose of providing areas of commercial
development ranging from compact shopping
areas to limited industrial/ high intensity
commercial uses. Conventional residential
use is allowed as well as residential uses on
upper floors above ground floor commercial

or office uses and in other types of mixed-use
development. Within the Redevelopment Area,
the properties include those in the vicinity of
primary corridors- Pace Boulevard from Strong
Street to the Redevelopment area’s southern
boundary; Cervantes Street from H Street on
the east to the City limits to the west; sections
of Garden Street, Barrancas Avenue and Main
Street.

Office: The Office Land Use District is established
for the purpose of providing for a mixture of
residential and office uses, developed separately
or within the same structure. When located in
older, developed areas of the city, the district is
intended to provide for residential or office infill
development at a density, character and scale
compatible with the surrounding area. Properties
fronting Pace Boulevard surrounding the Morris
Court development, Baptist hospital, Attucks
Court and the Environmental Health Department
office on Wright Street are included in this district.

Industrial: The Industrial Land Use District is
established for the purpose of providing areas
for industrial development for community and
regionally oriented service areas. The district

is intended to facilitate the manufacturing,
warehousing, distribution, wholesaling and other
industrial functions of the city and the region.
The properties in this district are generally
located south of Wright Street and west of Pace
Boulevard (Gulf Power and Alabama Railroad
owned properties), and south of Main Street
(including the ACW site).
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Demographics and Socio-Economic Conditions

Demographic information for the Redevelopment Area and its surrounding
neighborhoods was compiled during the Finding of Necessity Study conducted
in January 2007. Appendix F contains the Finding of Necessity Study and
includes detailed information about the area demographics and socio-economic
trends. This section summarizes the findings of the community’s demographic
profile and compares it with the City’s statistics. It should be noted that some
of the indicators discussed below are representative of the entire Westside
Neighborhoods and not the Redevelopment Area in isolation. For the purpose
of this analysis, the report assumes that the economic indicators for larger area
are a close approximation for the conditions witnessed in the Redevelopment
Area.

The data for the demographic and analysis was extracted from the 2006 Area
Profile provided by the University of West Florida Haas Center of Business
Research. The profile also includes a comparative analysis between the 2000
U.S. Census statistics and 2006 estimates for the Westside Redevelopment
Area to evaluate the growth rate trends in the past five years.

Population and Households

As shown in Table 2.3, the Westside Redevelopment Area has experienced a
slight decline in population from 7,523 residents in 2000 to 7,196 (estimated)
residents in 2006. In comparison, the City’s population also experienced a
decline from 56,255 in 2000 to 55,696 residents in 2006. In terms of total
households, the Westside Redevelopment Area witnessed a slight decrease
by 3.25%, from 3,007 households in 2000 to an estimated 2,909 households in
2006. On the other hand, the total households in the City increased by 0.81%,
from 24,524 in 2000 to 24,723 in 2006.

The declining population and household trends has resulted in a weak
investment image for the Redevelopment Area. The decreasing population
base is considered by the private sector when making investment decisions
and indicates a high-risk market for development. Therefore, these
demographic trends should be reversed before the community can expect
sustainable economic development to occur.

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Age, Race and Educational Attainment

Based on the 2006 estimates, the Westside Redevelopment Area continued to
demonstrate distinctly different racial composition, education characteristics and
employment trends as compared to the City. The Redevelopment Area residents are
estimated to form a younger population base as compared to the City, with nearly
twenty-six percent (26%) of the area’s total population falling below the age of 18.

In comparison, twenty percent (20%) of the City’s total population is estimated to be
below the age of 18. (See Appendix D for detailed demographic data)

According to the 2006 estimates, sixty-nine percent of Westside Redevelopment
Area’s total population are African American- a share thirty-six percent greater than
the City's African American population. The educational attainment levels for the
redevelopment area residents are also significantly lower than the City’s education
levels. Census 2000 data indicates that nearly twelve percent (12%) of the
Redevelopment Area’s population 25 years old and over have less than 9th grade
education. In comparison, only four percent of the City’s total population 25 years
old and over has a less than 9th grade education.

While the Redevelopment Area’s population accounts for nearly 13% of the
City’s total population and five percent (5%) of the total land area, it exhibits a
disproportionately higher percentage of distressed conditions as compared to the
rest of the City.

High unemployment rate
The Westside Redevelopment Area has an unemployment rate of 8.4% compared
to the citywide rate of 5.8%.

High Poverty rate
Nearly 31% of total families in the Westside Redevelopment Area have an income
below the poverty level threshold compared to 12% for the City.

Low Per Capita Income
Per capita income for the Westside Redevelopment Area at $14,924 is almost 57%
of the citywide per capita income at $26,013.

Low household income
Median household income for the Westside Redevelopment Area ($23,770) is less
than half of the City's median household income ($58,130).

Low housing values
Median home values in the Study Area nearly 55% of the citywide median housing
values.

Table 2.3 Income Level and Home Values

2006

INCOME City of Pensacola Westside Redevelopment Area % of City

Total Population 55,696 7,196 12.9%
Total Households 24,723 2,909 11.8%
Average Household Income $58,130 $35,817 61.6%
Median Household Income $41,146 $23,770 57.8%
Per Capita Income $26,013 $14,924 57.4%
Median Home Value $164,572 $89,658 54.5%

Source: 2006 Area Profile, University of West Florida Haas Center of Business Research and Economic Development

Table 2.4 Poverty Level
2006
City of
POVERTY LEVEL Pensacola % Westside Redevelopment Area %
Total Families 14,153 1,701
Income Above Poverty Level 12,448 88.0% 1,182 69.4%
Income Below Poverty Level 1,705 12.0% 519 30.6%
Source: 2006 Area Profile, University of West Florida Haas Center of Business Research and Economic Development
Table 2.5 Employment
EMPLOYMENT 2000
City of Pensacola Westside Redevelopment Area
Total Population 16+ In Labor
Force 26,845 59.7% 2,800 51.2%
Civilian Employed 24,417 54.3% 2,510 45.9%
Civilian Unemployed 1,709 3.8% 268 4.9%
In Armed Forces 719 1.6% 16 0.3%
Not in Labor Force 18,121 40.3% 2,669 48.8%
2006
City of Pensacola Westside Redevelopment Area
Total Population 16+ In Labor
Force 25,041 2,740
Civilian Employed 23,589 94.2% 2,510 91.6%
Civilian Unemployed 1,368 5.8% 211 8.4%
In Armed Forces NA NA NA NA
Not in Labor Force NA NA NA NA

Source: 2006 Area Profile, University of West Florida Haas Center of Business Research and Economic Development

CITY OF PENSACOLA, FLORIDA
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Catholic Diocese Pastoral Center: Garden Street

St. Stephen Catholic Church: Garden Street
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Neighborhood Identity and Aesthetics

The Westside Redevelopment Area includes six neighborhood associations-
West Pointe Heritage, St. John’s Coalition/ Terry Wayne, Westside Sunshine,
Change of Pace, Brownsville Neighborhood, and Tanyard. While each
neighborhood contains unique characteristics, there are several over-riding
issues that are representative of the entire Redevelopment Area that must be
addressed by the Westside Neighborhoods Redevelopment Plan.

In addition to declining socio-economic conditions, the deteriorating physical
environment also has a negative impact on the investment image of a
community. Table 2.3 shows the results of the City of Pensacola Property
Survey, conducted in 2003, to illustrate the deteriorating conditions existing in
the Redevelopment Area. The damage caused by Hurricane Ivan in 2004 and
Hurricane Dennis in 2005 has also contributed to the inventory of deteriorating
properties in the Redevelopment Area.

Based on the information obtained from the City of Pensacola Property
Conditions Survey and physical observations, a variety of housing conditions
are found in the Westside Redevelopment Area. While some housing units are
well kept and well maintained, others are in varying stages of disrepair. Two
types of substandard housing were observed:

Deteriorated Housing Units are units that are considered to be suitable for
rehabilitation through either minor or major repairs to renovate one or more of
the following defects:

. Broken or missing materials in small areas of exterior wall or roof
. Badly weathered appearance

. Indications of rotting

. Open pockets in exterior walls

Dilapidated Housing Units are units that do not provide safe and adequate
shelter and have one or more of the critical structural defects listed below. Such
units are generally considered to be beyond rehabilitation.

. Inadequate or missing original construction

. Severe damage due to fire or weather

. Holes in large areas of the roof

. Sagging roof lines and bulging walls

. Doors or windows incapable of being closed or secured
. Large areas of rot or termite damage

. Severe foundation settling

The presence of dilapidated, vacant or boarded-up housing units in a
neighborhood exerts a negative influence on attracting potential future
residents. The condition of these units is a deterrent to continuing investment
and maintenance of other units. Lack of oversight of these properties creates
places that encourage undesirable activities. Although, a number of units are
presently occupied, they have been allowed to slide into disrepair.

Deferred maintenance occurs for three primary reasons. First, owner-
occupants may not be able to afford needed improvements and regular
maintenance. Second, owner-occupants may not be inclined to continue
investing in maintenance of the unit, anticipating a move or feeling that housing
conditions in the area do not warrant continued upkeep. Third, owners of
rented units may defer maintenance in order to maximize return on the unit.
Poorly maintained and overgrown vacant lots and other open spaces such

as easements and drainage areas are blighting influences on residential
neighborhoods. Periodic maintenance of these areas, with costs billed to the
landowner, can prevent the accumulation of debris and overgrowth.

In a number of cases, the homeowner does not have the financial means

to make repairs and improvements to the structure. Consideration should

be given to the establishment of a public/ private partnership to provide low
interest home rehabilitation loans to supplement existing City rehabilitation loan
programs.

There are a number of vacant lots on which infill housing could be built. The
City should incorporate design standards to ensure housing development that
enhances the aesthetic appeal of the neighborhood. With the recent hurricane
that left the West Side Neighborhoods in such a poor condition, funding
assistance for clean-up must be tapped or made available. Design standards
and code enforcement must be increased.

On the other hand, the Westside Neighborhoods have several assets that can
be built upon to bring about positive change within the community. Some of
these assets include:

+ The existing canopy of trees on residential streets which were damaged by
the hurricane. These oak trees can be restored naturally to create
attractive residential streetscapes.

+ The presence of significant faith based organizations unique to the Westside
Neighborhoods provides an opportunity to instill a sense of community
identity and pride.

+ The distinctive architecture of older structures found within the
neighborhoods.

+ Area Schools and recreational amenities provide a strong social and educational
framework for local youths.

Existing Housing Conditions

CITY OF PENSACOLA, FLORIDA 1
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Brownfields

According to the Florida Brownfield Redevelopment Act (Florida
Statute, 376.79), “Brownfield sites are defined as real property, the
expansion, redevelopment, or reuse of which may be complicated by
actual or perceived environmental contamination.”

Developers are often reluctant to redevelop these sites because

of liability and contamination issues. Brownfields provide a unique
redevelopment opportunity as a number of incentives are available to
survey or clean up these sites. In addition, the State of Florida also
links tax incentives to job creation on Brownfield sites, and reserves
30 percent of its Quick Response Training program funding for
employees of businesses that locate in locally-designated Brownfield
areas.

The abandoned 18-acre American Creosote Works wood preserving
plant, located between Main Street and Pine Street, is a federally
designated Superfund Site. Superfund sites include any land that
has been contaminated by hazardous waste and identified by

the Environmental Protection Agency (EPA) as a candidate for

Additionally, there are several former industrial sites located in

the Redevelopment Area that may be contaminated. The City
should investigate further into compiling an inventory of vacant and
contaminated lands in the Redevelopment Area and work with the
property owners to educate them about the benefits of brownfield
development and incentives available for redevelopment.

Crime

According to the 2005 crime statistics data provided by the City

of Pensacola Police Department, the incidence of crime in the
Westside Redevelopment Area is higher than the remainder of the
City. The data reported that 1,369 of the total 6,695 citywide offenses
for which police reports were made occurred within the Westside
Neighborhoods, representing twenty percent of the total crimes
committed in the City.

PROPERTY CONDITIONS
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CHAPTER3 NEIGHBORHOOD ANALYSIS

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

The Neighborhood Analysis section evaluates and identifies issues impacting
the character and function of the Westside Redevelopment Area. The intent of
this section is to review and validate pertinent concepts, projects and programs
put forth in previous plans for the area (American Creosote Works Reuse Plan
(2003); Westside Neighborhoods Plan (2005); Urban Infill and Redevelopment
Area Plan) that implement current community goals and objectives.

The primary source of information for the neighborhood analysis includes
observations and recommendations contained in these previous planning
efforts together with community input gathered during public workshops. The
analysis phase establishes the basis for recommendations contained in the
concept plans and associated implementation strategies.

West Park Entrance
Source: ACW Reuse Plan CH2M HILL

Source: ACW Reuse Plan CH2M HILL

ACW Superfund Site Reuse Plan (2003)
Overview:

The City of Pensacola received a grant from the U.S. Environmental Protection
Agency to develop a conceptual reuse plan for the currently vacant 18-acre,
EPA- designated, American Creosote Works (ACW) Superfund site. ACW

was in operation between 1902 and 1981 as a wood-preservation facility,
treating telephone poles with creosote-based preservatives until 1950 and
pentachlorophenol-based preservatives from 1950 to 1981. Remediation
efforts by the EPA are currently underway, but aside from these efforts, and an
existing groundwater treatment operation, no other activity occurs on the ACW
site. The site is generally located between Gimble Street to the north, Pine
Street to the south, “L” Street to the west, and “F” Street to the east.

The City of Pensacola retained CH2M HILL and Architectural Affairs, Inc.,
to prepare a Conceptual Reuse Plan for the ACW site. The Reuse Plan was
initiated to fulfill the following objectives:

- Facilitate the reuse of the ACW site upon remediation and cleanup by
EPA;

- Conduct a reuse assessment to ensure that future use(s) for the
ACW Site are designed within the context of the surrounding area
and the expressed desires of the City’s residents;

- Prepare a redevelopment plan for the ACW Site working in close
collaboration with the community and identified stakeholders

The Conceptual Reuse Plan includes a detailed analysis of the existing
neighborhood uses, land use trends, zoning ordinances, environmental
concerns, infrastructure requirements, and a best use analysis for the

ACW site. The City initiated several community involvement efforts to solicit
comments from the residents and stakeholders regarding the potential future
reuse alternatives for the site. The public involvement process included the
creation of a Steering Committee, three public workshops, and focus group
meetings with identified stakeholders (local commercial realtors, property
owners, and City officials).

The selected study area for the reuse assessment encompasses properties
and neighborhoods surrounding the ACW site and is broadly defined by
Government Street to the north, Pace Boulevard to the west, Pensacola
Bay to the south, and “A” Street to the east. The consultant presented ten
(10) reuse concepts were presented to the community and the stakeholders.
The final ACW Conceptual Reuse Plan integrates several of the ideas and
opportunities identified in the initial concepts by the community.

The following narrative summarizes the recommendations of the selected
conceptual reuse alternative for the ACW site, organized by key elements
proposed by the plan.

1. Passive Park

The Plan envisions developing the southern section of the ACW site, located
north of the Pine Street right of way between “K” Street and “F” Street, as a
passive park with a walking trail and a decorative retention pond. The open
space/ park buffer is intended to preserve the residential character of the
Sanders Beach Neighborhood, while at the same time providing recreational
amenities to the area residents. The Plan also recommends examining
opportunities to develop a periodic farmers market at the western edge of
the park.

Passive Park Location
Source: ACW Reuse Plan CH2M HILL
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Southern Park Entry From Pine Street
Source: ACW Reuse Plan CH2M HILL

Main Street Looking East
Source: ACW Reuse Plan CH2M HILL

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

2. Pine Street

Proposed improvements to Pine Street include streetscape enhancements
(gateways, traffic calming, landscape buffers) and discouraging through traffic.
Street improvements are proposed in the right of way to provide local access to
properties fronting on Pine Street.

3. Gimble Street

The Conceptual Plan proposes developing mixed uses accommodating retail,
office, service and residential buildings along Gimble Street. The maximum
building height for development north of Gimble Street, with no frontage on
Main Street, is proposed to be three stories. Development on the south side of
Gimble Street on the ACW site is proposed to contain local retail/ office/ service
buildings with second floor residential uses, built to a maximum height of two
stories.

Local residents and stakeholders have expressed a strong desire to have the
ACW site redeveloped in a manner that reduces the opportunity for future
blight, has no negative impacts on neighboring properties, and improves
amenity and investment opportunity in the area.

The Plan proposes the following improvements to support the envisioned
mixed-use development along Gimble Street:

- Incorporate streetscape improvements including wide sidewalks,
landscaping, street lighting, and burial of utilities

- Reconstruct from Barrancas Avenue to “F” Street.

- Incorporate traffic calming measures to reduce speed and discourage
cut-through traffic.

- Create a roundabout feature at
“F” Street.

- Provide on-street parallel parking spaces similar to Palafox Street
and Belmont Devilliers Neighborhood.

- Encourage building design to follow traditional neighborhood design
principles- rear access, reduced front setbacks.

Street and a smaller roundabout at

4. Main Street

The Reuse Plan visualizes the section of Main Street within the selected

study area boundaries to serve as the western gateway to the City. The
recommendations for future uses along Main Street focus on creating a
‘renovation district” theme. The community was opposed to any “big box” retail

construction in the area and expressed the desire to attract neighborhood
retail services (boutiques; cottage-sized shops; cafes; service shops; office
park) along Main Street. Buildings along Main Street are recommended to
not exceed four stories with front setbacks located at the right-of-way line to
encourage pedestrian activity.

Streetscape improvements include creating a gateway at the intersection of
Barrancas Avenue and Main Street, incorporating streetscape enhancements
such as sidewalks, landscaping, streetlights, on-street parking crosswalks, and
burial of utilities.

5. Side Streets

The Reuse Plan encourages pursuing streetscape improvements along the
secondary streets (“L” Street, “I” Street, and “F” Street) that is consistent with
the treatment proposed along Main Street and Gimble Street. Additionally,
the Reuse Plan locates the gateway into the proposed park south of the
roundabout at the intersection of “I” Street and Gimble Street.

6. Educational Resource Building

The south side of Gimble Street, between “K” Street and “I” Street, is proposed
to accommodate an educational/ historical resource building. The proposed
facility is envisioned to display educational exhibits about the history of

the ACW site, the Superfund Program, site remediation efforts and other
environmental issues.

7. Wellfield/ Parking Lot

The Conceptual Reuse Plan also locates a parking area on the western end

of the ACW site in the area generally between the “L” Street right of way and
the “K” Street right of way. The proposed parking lot is intended to serve as the
parking area for proposed neighborhood commercial uses and the park facility.
The area also includes facilities for the EPA to access their wells located on-
site.

8. Stormwater Retention Pond
The eastern edge of the ACW site contains a stormwater retention pond

designed to incorporate the existing pond to the north and include pedestrian
amenities (fountain, pedestrian bridge).

YL e ...,..- p- -

Educational Resource Building Location
Source: ACW Reuse Plan CH2M HILL

Wellfield/Parking Lot Location
Source: ACW Reuse Plan CH2M HILL

Stormwater Retention Pond Location
Source: ACW Reuse Plan CH2M HILL
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Westside Neighborhoods Plan (2005)
Overview:

The City of Pensacola developed its Neighborhood Planning Process in 2001, with a goal to
actively engage the citizen in the community development process. As part of the ongoing
neighborhood planning process, the City invited a consultant, the RMPK Group, to prepare
a neighborhood plan for the Westside Neighborhoods. Pace Boulevard to the west, Garden
Street to the south, “A” Street to the east, and the Pensacola city limits to the north form

the boundaries of the project area selected for the Neighborhoods Plan. The Westside
Neighborhoods Plan was initiated to fulfill the following objectives:

- Assess current physical and economic conditions

- Identify the neighborhood’s assets, issues, and opportunities through community
involvement

- Provide recommendations to achieve sustainable long-term economic goals

- Develop implementation strategies and capital projects related to proposed
improvements

The Westside Neighborhoods Plan was developed after six months of extensive community
involvement workshops and stakeholder meetings, and a comprehensive inventory and
analysis of existing conditions. Outreach efforts by the City staff and the consultant team
resulted in large turn outs for the three public workshops providing an invaluable foundation
for the implementation of the Westside Community Redevelopment Area Plan.

Table 3.1 summarizes the action strategies recommended by the Westside Neighborhoods
Plan, completed in 2005, and also describes the current status of the strategies.

Table 3.1 Westside Neighborhoods Plan Current Status (March 2007)

Elements/ Action Strategies

Current Status

Establish a Community Redevelopment Area for the West Side Neighbor-
hood

Completed

Develop a full time position for a West Side Neighborhood Director

Westside area improvement will be directed by current Com-
munity Development Department Staff

Create a Redevelopment Trust Fund for the West Side Neighborhoods In progress
Develop one, three and five year Work Programs Ongoing
Retain the Steering Committee to monitor and oversee the Neighborhood

Plan Ongoing
Work with the School Board to pursue the location of the proposed down-

town Urban School concept on Cervantes Street as part of the West Side

Neighborhood Town Center In progress
Encourage the City to locate the proposed West Side Library and West

Side Community Center in the West Side Neighborhood Town Center In progress
Establish contact with local banks to provide additional capacity building

support for the redevelopment efforts Ongoing
Solicit services of a realtor and/or the City’s land management team to

devise land acquisition and assemblage strategies Ongoing
Contact regional supermarket chains to explore potential supermarket/

grocery store development opportunities along Cervantes Street Ongoing

Prepared toe:
The City of Pensacola, Flonda

Expand Weed and Seed Program

Weed & Seed Program terminated

WEST SIDE NEIGHBORHOODS PLAN

Develop a mentoring and apprenticeship program with local entrepreneurs

to help the youth develop their skills and capabilities Ongoing
Redefine the functional and aesthetic character of Cervantes Street to

promote a compact, campus oriented layout and transform the negative

image of the area Ongoing

CITY OF PENSACOLA, FLORIDA
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Urban Infill and Redevelopment Area Plan

The northern section of the Westside Community Redevelopment Area (north of Garden Street) is within
the Urban Infill and Redevelopment Designation Area/ Front Porch Area (Fig. 3.3). The Urban Infill and

Redevelopment Area (UIRA) Plan refines and provides specific implementation strategies and mechanism

for many of the neighborhood goals established by the Front Porch Neighborhood Action Plan. The Plan
establishes the following goals for pursuing revitalization efforts in the designated area:

+ Encourage low and moderate-income residents to return to targeted areas as homeowners.
+ Renovate occupied and vacant substandard and/or dilapidated houses or commercial structures.

+ Eliminate crime and drug activity within the area.
+ Improve lot appearance and beautify the area

The Plan also identifies several action strategies to implement these goals and have been incorporated
with recommendations contained in this document (Chapter 4 and Chapter 6). The City of Pensacola has
already initiated several programs and improvements to enhance the Front Porch/ UIRA Neighborhoods
and will continue to improve the neighborhood conditions through identified Local Option Sales Tax and

Community Development Block Grant funding allocation.

Enterprise Zone Strategic Plan

An Enterprise Zone is a specific geographic area targeted for economic revitalization. Enterprise Zones encourage economic growth and
investment in distressed areas by offering tax advantages and incentives to businesses locating within the zone boundaries. The Westside
Community Redevelopment Area lies within the City of Pensacola Enterprise Zone granted and approved by the Governor effective May 31,
2002. The designation was renewed and the boundaries expanded in January, 2006. With an overarching mission to revitalize the Enterprise
Zone area, the Plan establishes the following goals for the area within the Enterprise Zone area:

+ Enhance the general appearance of the Enterprise Zone

+ Create an environment safe for businesses and residents to work and play

+Promote reuse and cleanup of contaminated (real or perceived) sites in the Enterprise Zone.

+ Improve public infrastructure to support business development and to create an active, vital community.
+ Enhance opportunities in the Enterprise Zone.

+ Expand and improve access to education and training opportunities for residents of the Enterprise Zone.
+ Develop, recruit, train and/or expand businesses that create livable wage jobs in the Enterprise Zone.

The Plan also establishes benchmarks to continuously monitor the progress and success of the Enterprise Zone Strategic Plan.

Table 3.2 Benchmark for Measurement

Commercial property assessment value within Enterprise Zone 6% increase annually

Residential property assessment value within Enterprise Zone 3% increase annually

City of Pensacola Fagade Grants within Enterprise Zone 3 Grants - $30,000 min. annually

Demolitions of unsafe structures within Enterprise Zone 25 demolitions annually

Brownfield / Superfund parcels under active rehabilitation/redevelopment

within Enterprise Zone 3 parcels annually

Homestead exemptions within Enterprise Zone 1% increase annually

Home Owner Occupancy Rate within Enterprise Zone 3% per year or until equal to City-wide rate

Sub-standard housing units within Enterprise Zone 30 rehabilitations annually

New housing units developed within Enterprise Zone 30 new homes annually

Unemployment Rate within Enterprise Zone 0.8% reduction annually or until equal to City-wide rate

New jobs created for Enterprise Zone residents within Enterprise Zone 50 annually

Poverty Rate within Enterprise Zone 2% reduction annually or until equal to Citywide rate

New businesses within Enterprise Zone reaching 1st anniversary 10 annually

Urban Infill and Redevelopment Designation Area/Front Porch Area Enterprise Zone
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Finding of Necessity

The City of Pensacola retained the services of the RMPK
Group to conduct a Finding of Necessity study pursuant to
Section 163.355 F.S. The Statute requires local governments
desiring to establish a community redevelopment agency

to adopt by resolution, a finding that one or more “slum”

or “blighted” areas exist within its jurisdiction and that the
rehabilitation, conservation, or redevelopment of such areas
is necessary in the interest of public health, safety, morals,
or welfare of the residents. The Westside Neighborhoods is
located within the Pensacola Inner City area declared blighted
and designated a Community Redevelopment Area by the
Pensacola City Council in 1980 and again in 1981.

This Study identified and documented conditions in the
Westside Neighborhoods Study Area that are consistent with
the definition of blight contained in the Florida Statutes and
confirmed that these conditions substantially impair sound
growth and have lead to economic distress in the area.
Results of the City of Pensacola Property Condition Survey
analyzed as part of the Study demonstrate a significantly high
percentage of deteriorated and deteriorating structures in the
Westside Neighborhoods. A high unemployment rate, low per
capita income, a high poverty rate, low education attainment
levels, and lower median home values are an indication of the
economic distress generated in the Westside Neighborhoods.
The cumulative impact of high vacancy rates in residential and
commercial properties, a high percentage of aging structures,
substandard lot configurations, multiple ownership patterns,
and the presence of adverse environmental conditions
substantiated the existence of blight in the Study Area. While
the Study Area accounted for only 5% of the City’s total land
area, it exhibited a disproportionately high concentration of
blight conditions in the Westside Redevelopment Area.

The analysis indicates that the Westside Redevelopment Area
contain at least seven of the fourteen factors indicative of
“blighted area” listed in the Florida Statutes. The following is a
summary of the findings that support a declaration of blight for
the Westside Neighborhoods Study Area (See Appendix F for
the entire document):

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Presence of Blight

The analysis indicates that the Westside Neighborhoods contain at
least seven of the fourteen conditions indicative of a “blighted area”
listed in the Florida Statutes. The following is a summary of findings
that support a declaration of blight for the Westside Redevelopment
Area (See Appendix F for the entire document):

Substantial number of deteriorated or deteriorating
structures

* Approximately 28% of the structures in the Redevelopment
Area are deteriorated to some degree. In comparison,
the City consists of only 18% of the total number of
structures showing deterioration.

+ 25% of the citywide structures exhibiting some level of

deterioration are found in the Westside Redevelopment Area.

* Nearly 6% of the structures found in the Westside
Redevelopment Area were damaged by the impact of
hurricanes in 2004 and 2005.

* 83% of the housing units in the Redevelopment Area are
over forty-five years old (built before 1960).

FINDING OF NECESSITY STUDY
FOR THE GREATION OF

THE WESTSIDE NEIGHBORHOODS
COMMUNITY REDEVELOPMENT AREA

City of Pensacola, Florida

Conditions leading to economic distress

* High unemployment rate
The Westside Redevelopment Area has an unemployment rate of
8.4% compared to the citywide rate of 5.8%.

* High Poverty rate
Nearly 31% of total families in the Westside Redevelopment Area
have an income below the poverty level threshold
compared to 12% for the City.

* Low Per Capita Income
Per capita income for the Westside Redevelopment Area at
$14,924 is almost 57% of the citywide per capita income at
$26,013.

* Low household income
Median household income for the Westside Redevelopment Area
($23,770) is less than half of the City’s median household income
($58,130).

* Low housing values
Median home values in the Redevelopment Area nearly 55% of
the citywide median housing values.

Faulty Lot Layout in relation to size, adequacy, accessibility or
usefulness

* Inadequate properties in relation to current land development
codes.

* Over 14% of the Westside Redevelopment Area properties do
not meet the minimum lot area requirements of the City of
Pensacola Land Development Code.

* 18% of the citywide code violations were located in the
Westside Redevelopment Area.

Residential and Commercial vacancy rates higher in the
area than in the remainder of the municipality

+ Nearly 20% of the properties in the Westside Redevelopment
Area are vacant. In comparison, only 10% of the total
citywide properties are considered vacant.

* 16% of the Redevelopment Area’s total acreage comprises of
vacant parcels; while only 4% of the City’s total

land area is considered vacant.

Incidence of crime higher in the area than in the remainder
of the municipality

+ 20% of the total offenses reported in the City occurred within
the Westside Redevelopment Area.

Diversity of ownership or defective or unusual conditions
of title which prevent the free alienability of land within the

deteriorated area

+ Nearly 34% of the total parcels in the Redevelopment Area
are owned by more than one owner.

+ Unusual conditions of title including estate and life estates.
+ Irregularity of the corporate limit line.

Governmentally owned property with adverse
environmental conditions

* American Creosote Works Inc. site, an abandoned EPA

designated Superfund site, is located in the Westside
Redevelopment Area.
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Public Workshops

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

The public involvement process for the Westside Redevelopment Plan spans
nearly three years of intense planning efforts and initiatives conducted by the
City and consultants. Community participation was an integral component

of each of the plans completed in different sections of the Westside
Redevelopment Area- Urban Infill and Redevelopment Area Plan, American
Creosote Works Site Reuse Plan (2003), and the Westside Neighborhoods
Plan (2005). The tools utilized during this phase of the planning process
included stakeholder focus group meetings, staff meetings, public workshops,
neighborhood surveys, and Steering Committee meetings all held between
April 2003 and March 2007 by the City of Pensacola, CH2M Hill, and the
RMPK Group. The following is a meeting schedule for obtaining input from
stakeholders and community members:

American Creosote Works Reuse Plan Westside Neighborhoods Plan
Steering Committee meetings Steering Committee Meeting

April 14, 2003 May 4, 2005
May 8, 2003 June 22, 2005
June 30, 2003
August 25, 2003 Public Workshops
May 3, 2005
Public Workshops May 23, 2005
May 15, 2003 June 21, 2005
July 10, 2003 August 04, 2005
July 16, 2003
Westside Redevelopment Plan
Sanders Beach Community Association Public Workshop
September 16, 2003 March 20, 2007

The following paragraphs summarize the primary findings of stakeholder meetings and public
workshops conducted during the planning process. The community feedback establishes the
foundation for the objectives and action strategies presented in the Concept Plan (Chapter 4).

Assets

Location (downtown, close to water)

Historical significance

Traditional neighborhood character

Architectural character

Trees

Churches

Parks

Baptist Hospital

Fricker Community Center

Legion Field

“A” Street will become a major corridor as the historic downtown develops.
County owned property at Desoto & Gonzalez for redevelopment as a park.

Attucks Court has received very high marks from the Federal Government regarding conditions in this neighborhood.

Potential for home construction/purchase.

Habitat for Humanity housing has enabled home ownership for tenants in the public housing projects freeing space for new residents.

Assisted Living Facility

A new neighborhood recreational center is proposed. Council has appropriated $1 million LOST.

The School Board would like to build a New Urban School in the neighborhood.

The St. Johns Cemetery is a great historic resource with numerous dignitaries including 2 former governors, state representatives and war

heroes buried there.
New businesses in the area(Walgreen’s, Circle K, CVS, Auto Parts)
Potential spin-off impact of waterfront development

CITY OF PENSACOLA, FLORIDA
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Concerns Opportunities

Public Workshops

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Obvious disconnect from downtown

Visual bight

Lack of Street Lighting

Vacant Lots and Buildings

Existing sidewalks need to be reconstructed

Need new sidewalks (particularly along Cervantes)

Packagel/liquor stores on Cervantes Street at M Street and E Street (drinking/loitering outside)
Rise in illegal activities: Drug Activity and Prostitution

Presence of abandoned and underutilized motels on Cervantes St.

Don’t hamper traffic flow on Cervantes St — retain as main east-west commercial corridor
Poor aesthetic character of Habitat Housing design

Poor design of new commercial buildings (no metal buildings)

Inadequate Neighborhood parks especially south of Cervantes, specially small playground for kids
The St. John’s cemetery should be part of a historic tour.

Legion Field is being physically destroyed and has become an area for prostitution.

Cost to complete improvements has increased since the occurrence of the Hurricane Ivan.
Deteriorating conditions of Storm Water Drainage

Pedestrian deaths/injuries on Cervantes St (Need safe crossings: pedestrian activated cross walks, etc)

Lack of neighborhood school
Need a neighborhood grocery store
Don't want trailers (mobile homes) in the neighborhood
Need a quality, affordable restaurant in the neighborhood
Need a branch library in the neighborhood area
Need a Farmer’s Market/fresh produce outlet
Need additional educational facilities
Neighborhood watch is needed
Need a focal point for a smaller/tighter community to rally around
Not enough activities for area residents/ youth
Single activity center needed to accommodate seniors, youth, families
Opportunities for private infill
Increases in public housing will bring more problems(Morris & Attuchs Courts are problem areas)
ACW Site
o  Corps of Engineers recommended an 18-acre asphalt parking lot for the ACW Site
o Roads improved on the ACW Site would encourage more traffic in the residential area
o There was not sufficient population in the area to support a neighborhood retail development
without including a destination-type retail or commerce park.
Reuse as industrial /manufacturing is unacceptable
Residential reuse other than above commercial space is not appropriate
There is concern regarding increased traffic.
No “Big Box” stores are desirable.
Site redevelopment would be severely limited without some revenue-producing land uses.
Encroachment of incompatible commercial activity into the neighborhood.
The commercial/retail potential of the ACW Site is limited because of its location and lack of
exposure to the main flow of traffic.

O O O O O O O

Bridge to downtown
Establish a neighborhood identity through entry signage and primary corridors
Repair and construct sidewalks
Resurface roads/fix potholes
Infrastructure improvements
Place utilities underground/ Install more hurricane resistant traffic lights
Improve existing parks
Stem the demolition of older homes
Cervantes need s a different function, different activities, different look
Enhance/beautify main corridors with trees, planting, lights and bike paths
Maintain controlled, structured commercial access
Cleanup/improve/beautify neighborhood cemeteries (plant trees, add signage, fix fence at St John’s
Cemetery)
Reuse of buildings for after school tutorial centers/apprenticeship programs
More educational classes/programs in the neighborhood (bring nursing program to PJC downtown)
Establish the neighborhood as a leader in energy conservation
More focus on schools (partnerships to nurture kids) and utilize the location of schools to help
stabilize the neighborhoods and enhance property values
Improvement recommendations not only a money decision but an impact decision: remove physical
structures, housing and negative activities
Children are the future and they need better schools, parks and activities
Employment of the area’s youth to fix parks, sidewalks, and buildings in the neighborhood providing
jobs and training in construction trades
Increase police patrols in the area
There’s a need for housing rehab grants, property improvement grants & R.0.W. enhancement
grants
Consider partnership roles for area churches and grants for restoration.
Increase home ownership opportunities and help current renters become owners as a means of
building neighborhood pride
Revise zoning to allow mixed uses (residential/ office)
Zoning changes are needed to allow smaller lot sizes
Commercial development standards are needed
Development needs an opportunity to make a profit
Need more code enforcement
Need to enforce the minimum maintenance ordinance (Standard Housing Code)
Architectural Guidelines are needed to blend Habitat and anything new with the character of the
neighborhood (porches, CPTED considerations)
Business location incentives (write down the cost of land)
ACW Site
o Utilization as a passive park is the primary interest
o Aclay cap over the ACW Site rather than an asphalt-like material
o The only commercial buildings built on the Site would be located north of Gimble Street
o Promote some type of “destination” retail or a commerce/office park
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CHAPTER4 CONCEPT PLAN

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

This chapter presents the Concept Plan for future land use and redevelopment
within the Westside Redevelopment Plan. The Concept Plan elements were
conceived based on the priority issues and assets identified during the
neighborhood visioning workshops and surveys. The Concept Plan presents

a general outline of the recommended elements for redevelopment of the
Westside Community Redevelopment Area followed by a brief description of the
objectives and the recommended action strategies to achieve these objectives.
The Concept Plan elements were developed with consideration of other

plans for the City of Pensacola including the Comprehensive Plan, Westside
Neighborhoods Plan, the American Creosote Works Reuse Plan, the Urban
Infill and Redevelopment Area Plan, and the Enterprise Zone Strategic Plan.
The Concept Plan serves as the foundation for future policy decisions by the
City. The following general principles form the basis for recommendations and
strategies contained in the Concept Plan:

The Concept Plan identifies, in general, where the future land use and
transportation changes should occur to best integrate and provide
focus within the redevelopment area, as well as to attract prospective
businesses and residents

The Concept Plan recommends developing the Westside Neighborhoods
Town Center as a tool to promote redevelopment by illustrating a focal
point that integrates the neighborhoods and aims to restore the built
environment as well as the pride and dignity of the residents.

The Concept Plan provides a holistic strategy upon which the City may
base decisions for new development projects.

The Concept Plan provides a basis for the City to make capital
improvement projections based upon anticipated public project needs,
demands and proposed locations.

The Concept Plan facilitates the preparation of new land development
regulations that provide a higher standard of urban and residential
design.

The Concept Plan promotes nodal development patterns and zoning
amendments to ensure compact and neighborhood scaled activities
through restricted heights, building masses and primary residential uses
in surrounding areas.

The Concept Plan embraces transportation and pedestrian mobility
strategies.

The Concept Plan supports education and businesses as major activities
in the Westside Neighborhood Town Center.

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

e Improving physical conditions and aesthetic character of the area’s primary
transportation corridors.

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

e  Creating a community gathering space in the form of a defined
neighborhood center located on the west side of Cervantes Street.

e  Enhancing the pedestrian orientation of the Westside Redevelopment Area
and increasing walkability.

e Promoting a change in future land use patterns on Main Street from
predominantly industrial uses to a destination retail district supporting a
complementary co-mingling of industry and arts.

e Improving the safety by requiring that CPTED principles be integrated in
any new development.

e [dentifying appropriate locations in the Redevelopment Area to introduce
mixed-use developments through adaptive reuse, new infill construction
and future land use revisions.

e  Enhancing code enforcement including demolition of dilapidated structures.
Properties that become as a result of demolition may be used as infill sites
for new housing construction.

e Recommending strategies to support affordable home ownership and
increase housing rehabilitation efforts through incentives such as soft
second mortgages and low-interest loans without income restrictions.

e Supporting economic development efforts through capacity building, youth
development, and workforce development.

e Recommending a consolidated redevelopment strategy to develop vacant
or underutilized property owned by public and/or quasi-public entities, such
as the School Board, Baptist Hospital, Gulf Power, Alabama Railroad.

e Supporting the environmental clean-up and redevelopment of the American
Creosote Works Superfund site in accordance with the ACW Reuse Plan.

e  Providing recommendations for enhanced recreational opportunities for the
area residents

The Concept Plan shows the proposed uses for any buildings or facilities
to be constructed in the Westside Redevelopment Area. Limitations on
development in the Redevelopment Area as dictated by current City of
Pensacola future land use and zoning regulations are listed in Table ‘4.1’,
including the maximum number of dwelling units.

Table 4.1 Development Limitations, Westside Redevelopment Area

Maximums
No. of
Minimum Max. Bldg | Dwelling

Limitation Lot Size Height | Coverage Units
Single Family Detached 2000 sf 35 ft NA 12.4
Single Family Attached 2500 sf 35 ft NA 21.8

15-30%

Multifamily 20,000 sf 35 ft of lot 35
Commercial (Neighborhood
Commercial, Cottage Com-
mercial, Mixed-use) NA 45 ft 75% lot 35

The Concept Plan supports the improvement and expansion of open space
and recreational amenities in the Redevelopment Area. The open space system
includes existing parks and cemeteries, and the proposed park on the ACW
site. Table 4.2 provides the approximate amount of open space to be provided
as part of the redevelopment program:

Table 4.2 Approximate Amount of Open Space, Westside Redevelopment Area

Open Space Area (in acres) % of Redevelopment
Existing Parks and Cemeteries 50.07 5.95%
Proposed Park/ Open Space:
ACW Reuse Plan 12.5 1.49%
Total Area 62.57 7.44%
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@Primary Corridors

Primary Commercial Corridor: Pace Boulevard

- Establish Commercial Facade Improvement Program

- Identify potential opportunity sites to locate neighborhood retail (supermarket, grocery store)

- Encourage infill development and evaluate land assembly opportunities

- Pursue streetscape improvements

- Establish appropriate architectural and urban design standards

- Initiate discussions with Escambia County to pursue joint improvements

- Utilize TIF funds to finance site preparation, building rehabilitation and public realm improvements
- Accentuate significant intersections with gateway treatment and directional signage

(1B) Neighborhood Activity Corridor: Cervantes Street

- Design a campus layout accommodating a diversity of community oriented activities and uses

- Locate a mixed-use neighborhood focal point and congregation space (Westside Neighborhoods Town Center)

- Encourage adaptive reuse of vacant and underutilized parcels

- Continue to explore opportunities to locate the proposed Westside Library, Community Center, and possibly
a new Urban School

- Establish appropriate architectural and urban design standards incorporating CPTED principles where possible

- Pursue streetscape improvements including traffic calming measures, adequate lighting, planting shade trees
and wider sidewalks

- Use TIF funds as a revenue source for clean-up of derelict properties

- Utilize TIF funds to finance site preparation, building rehabilitation and public realm improvements

- Encourage infill development & evaluate land assembly opportunities

- Accentuate significant intersections with gateway treatment and directional signage

@Coﬂcge Commercial/ Mixed Use Boulevard Setting: Garden Street
- Encourage adaptive reuse of existing residential uses to accommodate low impact non-residential uses
(professional offices, specialty neighborhood commercial retail, restaurants)
- Establish signage requirements with reduced size requirements and use of appropriate materials
- Establish appropriate architectural and urban design standards
- Accentuate significant intersections with gateway treatment and directional signage

Wesiern Gateway District: Main Street
- Capitalize on the opportunity presented by the American Creosote Works Site
- |dentify appropriate uses for future development
(industrial research park, business incubators, industrial arts district, mixed-use, seafood district)
- Redefine nature of new industrial development within the district
- Enhance visual appeal and identity of the district (gateways, streetscape improvements)
- Formalize connections to Main Street continuing the streetscape character established for the Downtown
- Utilize abandoned railroad to incorporate sidewalk and landscaping
- Create adequate buffering and transition zones between industrial and residential uses
- |dentify and pursue environmental assessment of possible contaminated parcels
- Partner with developers and property owners to explore reuse alternatives for vacant industrial properties
- Utilize TIF funds to finance site preparation, building rehabilitation and public realm improvements
- Establish clean industry standards and develop incentives for eco-industrial development
- Strengthen links between industry and community (job training, apprenticeship, local employment programs)
- Establish architectural and design standards for future development
- Accentuate significant intersections with gateway treatment and directional signage

Residential Streets: "A" Street, "E" Street, "I" Street, "M" Street

Jackson Street, Chase Street and Gimble Street

- Strengthen linkages to neighborhood destinations such as area schools, parks and recreation facilities
faith based organizations, neighborhood commercial centers

- Pursue streetscape improvements as a high priority utilizing TIF monies
(wider sidewalks, lighting, shade trees, street furniture, bike path, traffic calming)

- Accentuate significant intersections with gateway treatment and directional signage

@) Gateways
- Directional Signage
- Neighborhood Identification Markers
- Landscaping
- Lighting
- |dentify area destinations

(®)Westside Neighborhoods Town Center
- Continue to work with Escambia County School Board to further build on the concept of locating
a new urban school in the Town Center
- Develop a consolidated town center plan that focuses on creating an education-recreation community
congregation space concept
- Some of the activities recommended are:
Westside Library
Westside Community Center
Business Resource Center
Vocation Technology Learning Center
Neighborhood Gardening Center

Arts and Crafts Training Center
- Establish a compact and aesthetically pleasing neighborhood core that supports pedestrian oriented activities

- Encourage adaptive reuse of vacant and underutilized structures to accommodate community facilities and services

Parks and Recreation
- Strategically locate neighborhood parks within a 5 minute walking distance from residential blocks

- Improve Fricker Center recreational facilities
- Construct a new West Side Community Center - swimming pool, tennis courts

@Redevelopment Opportunities

ACMW Site Reuse
- Develop a passive park and walking trail in the southern section of the site to provide adequate buffering

Malory between intensive uses
- Provide access from "F" Street and "L" Street
M°’Ie”° 1= - Encourage mixed-use development along properties fronting Main Street and Gimble Street
1 - Reconstruct Gimble Street from Barrancas to "F" Street including on-street parking, traffic calming measures
.' to reduce cut-through traffic
" - Construct gateways at Main Street and Barrancas
f &‘ - Develop graduated height setbacks from the residential areas towards Main Street
| - < - Encourage destination retail or commerce/office park development as desired future land use activities
v oy - Locate stormwater retention facilities on-site
I .' - Create the Western gateway Redevelopment District as an overlay zoning district
Baggett [] - Utilize TIF/ Brownfields/ Commercial Facade Improvement programs to leverage funding for
.' proposed improvements
4 1
| y [ - Brainerd : Former Industrial Sites
/ [ [ - Initiate discussions with Gulf Power and Alabama Railroad to develop a consolidated redevelopment strategy
for vacant and underutilized properties under their ownership

- Evaluate the potential to subdivide and develop the Alabama Railroad property as their uses and
private sector demand warrants

- Initiate remediation assessment when warranted

- Work with existing property owners to educate them about the benefits of brownfield redevelopment
and available incentives for redevelopment

- Identify appropriate uses for future development on available properties
(commerce/ office flex space, neighborhood retail opportunities, industrial arts retail development)

J Gonzalez

-

@ Residential Preservation & Enhancement
\ I - Restore existing homes
- Facilitate new infill construction of affordable workforce housing
== - Repair and renovation of damages by hurricanes
Gadsden - Plant new street trees and restore existing trees
I - Improve sidewalks

L R0 ' i Ja | = - Install decorative street lighting

h - J i 1 ) - Establish Residential Design Standards

1 Y - Establish Residential Facade Improvement program
- Work with County to establish historic designation for the Brownsville Neighborhood and

historic school buildings

- Encourage adaptive reuse of vacant and underutilized parcels for housing and mixed uses

@ Multi-Family
- Morris Court: Refurbish old units and redevelop old sites
- Encourage traditional neighborhood design principles in new developments
- Private development of independent senior living facilities

Mediccll Related Commercial Services

- Support expansion of services by Baptist Hospital
- Promote development of health related commercial uses (Medical Offices, Laboratories, Clinics)

-

o=~

| |
| ®Cemeteries
- Enhance and upgrade existing cemeteries
- Integrate with neighborhoods - Extend "H" and "I" Streets
- Incorporate improvements (Signage, Landscaping, Lighting)
- Institute formal fencing & entryway treatments

Legend
() Single Family ~¢anu=z— Commercial Corridor
™ Multi-Family ~&uus== Neighborhood Corridor
@ Commercial ~< .2~ Residential Corridor
@ Mixed Use -~ \ixed Use Boulevard
() Cottage Commercial <=~ Industrial Reuse District
@ N\eighborhood Commercial EEEEEE! Neighborhood Streetscape
@ Institutional -+ Railroad
@ Industrial Primary Gateways

Neighborhood Gateways

(@ Proposed Open Space/Parks

[ Existing Parks
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Grocery Store/Supermarket
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Neighborhood Activity Corridor: Cervantes Street

ACTION STRATEGIES

Primary corridors serve as major access routes for vehicular and pedestrian

movement and circulation. Highly visible and easily accessible business

locations are critical components of market development, thus, the integration

of transportation and land use considerations is required to establish

an attractive, safe and efficient traffic circulation and pedestrian mobility
system. The existing physical conditions and functional aspects of the
Westside Redevelopment Area’s arterial corridors have a negative effect
on the community. The primary corridors are too wide and unfavorable for

pedestrian use. The Concept Plan identifies four primary corridors within the
Westside Redevelopment Area that could potentially act as catalysts for the

redevelopment of the area. The proposed corridors are:

Neighborhood Activity Corridor: Cervantes Street
2. Primary Commercial Corridor: Pace Boulevard

3. Mixed Boulevard Setting (Village Concept): Garden Street and

Barrancas Avenue
4. Western Gateway District: Main Street

5. Residential Streets: “A” Street; “E” Street; “I” Street; “M” Street

(North-South)

Jackson Street, Chase Street and Gimble Street (East- West)

BEFORE

Existing Conditions: Cervantes Street

Conceptual lllustration:
Streetscape Improvements along Cervantes Street

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

AFTER

Cervantes Street currently serves the Westside Redevelopment Area as a major
commercial thoroughfare physically bisecting the heart of the neighborhoods.
The corridor has a considerable amount of land dedicated to commercial uses
and supports a variety of features including hotels, drive-thru restaurants,
auto-repair shops, liquor shops, and federal housing facilities. The physical
and visual character of Cervantes Street functions as a ‘physical barrier’
preventing neighborhood connectivity and also fosters the growth of undesired
activities and crime on several of its abandoned properties. Constraints relating
to the development of Cervantes Street are the deteriorating conditions of

the commercial establishments, vacant and underutilized buildings and an
unsafe environment for pedestrians. Despite these constraints, the area
exhibits redevelopment potential as a major thoroughfare providing urban
amenities and surrounding residential development. Taking into consideration
these neighborhood advantages, it is the intent of this plan to reconfigure the
character of Cervantes Street as the focal point for the Westside Community
Redevelopment Area program.

Objective:

Transform the functional and visual character of Cervantes Street as a primary
neighborhood corridor and establish the neighborhood center to stimulate

quality development in the Westside Redevelopment Area. Capitalize on the
location and economic development opportunities to integrate the redevelopment
area at a scale that is pedestrian friendly and compatible with the residential
neighborhoods.

Encourage change in future land use patterns from
existing commercial strip development into a campus
oriented layout through adaptive reuse of vacant buildings
to accommodate mixed-use buildings and locating
community facilities along the corridor.

Continue to further develop the Westside Neighborhoods
Town Center concept, using the Westside Library as a
catalytic project accommodating a broad spectrum of
neighborhood recreational and institutional uses as a
focal point and an area for congregation.

Provide pedestrian linkages to the proposed Westside
Library located on Cervantes Street between “I” Street and
“J” Street.

Support the adaptive re-use of aging, obsolete and/or
underutilized buildings recognizing their highest and best
use, and to maximize the value of existing buildings.
These buildings, through adaptive re-use, could potentially
accommodate new community facilities such as a Tool
Library, an Arts and Crafts Training Center, a Community
Gardening Center, a Business Resource Center, and
other neighborhood commercial activities desired by the
community.

Continue discussions with the School Board to locate a
new urban school along the Cervantes Street Corridor.

Identify potential sites in close proximity to the proposed
Westside Neighborhoods Town Center to locate a
supermarket/ grocery store and neighborhood retail
establishments.

Collaborate with Escambia County to initiate joint
improvement projects, such as pursuing streetscape
improvements and establishing urban design guidelines
for commercial properties (along Cervantes Street and the
Brownsville Neighborhood area).

Incorporate the use of “Crime Prevention Through
Environmental Design” principles such as orienting
the buildings towards the street and minimizing
alleyways in new developments and redevelopment
efforts to help reduce crime generating activities.

Incorporate  streetscape  and landscape
improvements, such as decorative street lighting,
wider sidewalks, street trees, landscaped medians
and neighborhood signage to create a pedestrian
environment in support of neighborhood activity.

Work with FDOT to enhance pedestrian safety
through traffic calming techniquesincludingenhanced
crosswalks and bulb-outs, better directional signage
and improved sidewalk treatments.

Amend the Land Development Code to establish
design standards for building renovations, in-fill
development and tear downs and to ensure new
buildings are constructed with setbacks that are
compatible with existing structures and maintain the
street edge.

Encourage restoration of deteriorating structures
and facade improvements through use of funds
available for fagade improvements.

Use a combination of funding sources (TIF funds,
LOST, LOGT) to pursue redevelopment activities
including land acquisition, clean-up of derelict
properties,  streetscape  improvements,  and
construction of new community facilities.
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Existing Conditions: Pace Boulevard

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Commercial Corridor: Pace Boulevard

Pace Boulevard serves the Westside Redevelopment Area as the major
north-south commercial corridor marked with sub-standard parcel sizes.
While this area consists of long-standing businesses that provide an
economic base for the City as well as the Westside Redevelopment Area,
the current conditions indicate a deteriorated physical environment and
haphazard commercial growth. The western edge of the corridor, north
of Cervantes Street, spans multiple jurisdictions warranting an increased
level of coordination and planning to create a coherent identity for future
investment. South of Garden Street, the west edge of Pace Boulevard,
consists of a large tract of vacant land, owned by the Alabama and Gulf
Coast Railroad, which when redeveloped could potentially be subdivided
to accommodate a diverse range of commercial establishments (office/
destination retail/ services) in the future.

The intent of the redevelopment plan is to sustain the long term viability
of the existing businesses while buffering views of the harsh physical
conditions of the properties. This can be accomplished through TIF
sponsored clean-up activities, landscaping, code-enforcement and
development regulations for future commercial uses.

Objective:

Integrate existing commercial development into the functional and
aesthetic framework of the redevelopment vision retaining the economic
benefits of these uses, while improving their visual impact. Establish an
identity for the corridor and encourage private sector investment that
addresses the needs of the neighborhood.

Typical Streetscape Section: Pace Boulevard

ACTION STRATEGIES seFoke

Initiate physical improvements to enhance the overall visual
appearance of the commercial corridor such as redesigning and
improving the corridor’s existing right-of-way conditions. This
includes constructing elements such as a center median, carriage
way, sidewalks, landscaping, lighting and shared access to
adjacent uses.

Concentrate and consolidate existing commercial uses to prepare
for any new development and utilize the services of a realtor and/or
the City’s land management team to assemble and acquire land for
the development of large sized marketable retail sites.

Identify priority sites for developing large scale neighborhood retail
center such as a supermarket, a grocery store and complementing
retail that addresses the needs of the residents.

Initiate discussions to pursue joint improvement projects with the
Escambia County Community Redevelopment Agency, to create a
unified streetscape character for the corridor (along sections of the
corridor in the Brownsville Neighborhood and properties located on
Pace Boulevard north of Cervantes Street)

Provide business owners and developers with incentives such
as tax breaks to upgrade existing retail services and to maintain
control of the character of infill development.

Identify and partner with key business owners that support the
redevelopment efforts along the corridor. Encourage adaptive
re-use of underutilized and obsolete commercial uses, where
possible.

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

Existing Conditions: Pace Boulevard

Conceptual lllustration:
Streetscape Improvements,
Pace Boulevard

AFTER
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Existing Conditions: Garden Street

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Mixed Boulevard Setting: Garden Street and Barrancas Avenue

Garden Street serves as the main entrance to the Westside Redevelopment Area from
Downtown Pensacola and the Belmont Devilliers Neighborhood. The current land use
development patterns along Garden Street are making a gradual transition from single-family
residential to low- intensity cottage commercial office development. East of Pace Boulevard,
a diverse mix of uses including scattered retail stores, multi-family residential development
and churches define the corridor’s existing character. West of Pace Boulevard, Garden Street
changes into Navy Boulevard and contains large parcels to the north accommodating a fire
station, a Gulf Power owned repair shop, the Pet Adoption Center of the Humane Society of
Pensacola, and a gas station/ convenience store. The south side of Navy Boulevard contains
service repair shops and large expanses of parking lots.

Barrancas Avenue serves as a minor arterial street connecting Garden Street to Main Street
and the Pensacola Bay, located further south in unincorporated Escambia County. Existing
land uses along this corridor include a mix of land uses such as light manufacturing, faith-based
institutions, auto repair services, and vacant land. The properties along Barrancas Avenue are
strategically positioned to serve as an extension of the transitional uses (professional offices,
neighborhood retail stores) envisioned along Garden Street.

Because of its close proximity to Downtown, the corridor provides a unique opportunity for
developing a pedestrian oriented mixed use boulevard. The Redevelopment Plan recommends
encouraging development of appropriate transitional office and low-impact retail uses along
Garden Street while providing adequate buffers to minimize impacts on surrounding residential
areas.

Objective:

Designate areas for moderate density mixed use residential development and provide for in-
fill development opportunities at a scale that is compatible with the neighborhood. Create a
walkable ‘urban village’ environment to encourage a balance of residential development types
available to different income levels on the market.

On-Street Parking: Garden Street

ACTION STRATEGIES

Existing Conditions: Garden Street and “A” Street

Encourage the adaptive reuse of existing residential structures and vacant commercial properties to
accommodate low impact nonresidential uses (professional offices, neighborhood retail, restaurants),
through zoning revisions as warranted.

Encourage clustering of land uses, where possible, through Land Development Code or Future Land Use
amendment to create a compact neighborhood form that supports a pedestrian friendly environment.

Develop a unified theme for the streetscape improvements to create a distinctive identity for the
neighborhood’s physical form and to improve walkability within the neighborhoods.

Install a primary gateway at the intersection of Garden Street with Pace Boulevard and “A” Street and
neighborhood gateways at the intersection of Garden Street with “E” Street/ Barrancas Avenue and “I”
Street to emphasize its importance as the entry way into the Westside Redevelopment Area.

Establish neighborhood identification and directional signage programs at strategic locations to guide
residents and visitors to community destinations.

Encourage maintenance, repair or renovation of existing residential areas and upgrading existing housing
through homeowner assistance programs.

Capitalize on the opportunity to work with the churches and community organizations and continue to
encourage resident participation in neighborhood revitalization activities.

Conceptual lllustration: Streetscape Improvements
Garden Street and “A” Street
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Existing Conditions: Main Street

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Western Gateway District: Main Street

The section of Main Street traversing the Westside Redevelopment Area acts

as the western gateway to the City of Pensacola providing vital connections

to Downtown Pensacola, the Pensacola Historic District and the Pensacola
waterfront. Currently, the area is characterized by industrial uses and abandoned
properties. Other land uses along the Main Street corridor include commercial
establishments, vacant properties, and scattered residential uses. The City’s
Future Land Use Map recommends an industrial designation for the entire area.
While industrial uses in this district provide a viable employment and economic
base for area residents, the area’s proximity to several of the City’s existing and
planned waterfront use projects enhances its potential for developing commercial
uses more compatible with surrounding residential neighborhoods. The area
could accommodate a diverse range of destination retail uses through adaptive
reuse of industrial structures.

The American Creosote Works (ACW) Site, an 18-acre abandoned industrial
site by the Environmental Protection Agency’s is also located in this district,
Clean-up of this site is underway and presents a unique opportunity to transform
the character of the area into a vibrant civic space. The proposed Community
Maritime Park, located only 0.3 miles from the east edge of the redevelopment
area along Main Street, is expected to serve as a catalytic project that will
revitalize the western half of Downtown Pensacola and the surrounding
neighborhoods. The proposed Community Maritime Park project is envisioned
as a mixed-use development that will accommodate an expansive public
waterfront park including promenades, a multi-use athletic facility appropriate for
minor league baseball and other athletic events, festivals, and other community
events and activities. The maritime project will also include a museum, a
conference center, university classroom and office facilities and will accommodate
commercial, office, retail, residential, restaurant, and entertainment uses.

Existing Conditions: ACW Site

Despite the opportunities presented by the large parcels of underutilized land and
proposed development of significant projects in the area, the current configuration
of the Main Street roadway imposes constraints that will impact redevelopment.
Limited rights-of-way, deteriorating infrastructure, incompatible uses, and competing
mixed-use centers planned in close proximity to the district are some of the primary
challenges for development.

The Westside Redevelopment Plan intends to capitalize on the opportunities
created by the Community Maritime Park and the potential reuse of the ACW

site to pursue infrastructure and streetscape improvements along Main Street,
accommodating a diverse range of destination retail uses through adaptive reuse
of industrial structures. The district is strategically positioned to accommodate uses
that will complement planned improvements in the district’s vicinity. The Concept
Plan envisions developing a “Westside Seafood and Industrial Arts District” theme
accommodating neighborhood restaurants and cafes, unique boutiques, and local
art galleries.

As the market matures, it is anticipated that the redevelopment

of vacant land and relocation of industrial uses will accelerate the
district’s transformation into a unique mixed-use district that will serve

as a gateway into Downtown Pensacola from the west. In order to
create a pedestrian friendly environment, the Plan proposes to pursue
streetscape enhancements, implementation of traffic calming measures,
the addition of turning lanes to accommodate anticipated increases in
traffic, establishment of appropriate design guidelines and architectural
standards, and addition of directional signage and gateway treatments to
reinforce linkages and a sense of place.

Objective:

Encourage adaptive reuse of industrial sites in the district and surrounding
areas to create a destination commercial and mixed-use district that
complements the character of existing residential neighborhoods while
capitalizing on anticipated waterfront development projects and planned
improvements.
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Conceptual Reuse Plan, American Creosote Works Site
Source: CH2M Hill
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BEFORE

Existing Conditions: Main Street looking east

AFTER

Conceptual lllustration: Main Street Mixed-Use
District with streetscape improvements

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

b L '

onceptual lllustration: Neighborhood Park, ACW site
Source: ACW Reuse Plan, CH2M Hill

ACTION STRATEGIES

Develop a phased approach for timely clean-up and
redevelopment of the ACW site.

Establish a Western Gateway TIF District to direct increases
in real property tax revenues back into the targeted area for
improvements such as streetscaping, sidewalks, signage, and
park development.

Work with Florida Department of Transportation and private
sector to address right-of-way improvements such as road
widening, landscaping, and pedestrian crosswalks.

Capitalize on the development opportunities presented by
proximity to the proposed Community Maritime Park through
marketing efforts.

Establish a unique land use and design theme within the district
to encourage “destination” retail development on vacant and
underutilized properties. Some alternatives include creating a
“Seafood District” or an “Industrial Arts District”.

Enhance aesthetic character and identity of the district by
construction gateways, streetscape enhancements, traffic
calming measures, landscaping, and directional signage.

Evaluate opportunities to convert the abandoned railroad

along Main Street to a greenway trail connecting the Western
Gateway District to the rest of the City, and improving the area’s
pedestrian environment.

Create buffering and transition areas between residential and
adjacent commercial or industrial uses, by establishing zoning
requirements to mandate minimum landscape buffers and
incorporation natural features into development projects, and
developing a park/ open space in the southern section of the
ACW site separating the Sanders Beach neighborhood from
more intensified development.

Identify probable environmentally contaminated parcels and
pursue assessment and remediation, where possible.

Promote Enterprise Zone incentives for investment and job
creation to encourage employment of community residents.

Adopt architectural and design standards to ensure
redevelopment projects are compatible with neighboring
residential uses.

Promote commercial and neighborhood retail development as
transition areas between residential and industrial uses.

Consider amending the Future Land Use Map to convert the
industrial land use designation to a commercial designation.

Create a Western Gateway Redevelopment Zoning Overlay
District to include a list of permitted uses that are consistent with
the redevelopment theme for the district.

CITY OF PENSACOLA, FLORIDA
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Existing Conditions: Residential Streets

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Residential Streets

During the planning process, several participants expressed the need to
maintain and enhance the character of residential streets in the neighborhood.
Residential streets provide pivotal linkages between the area’s residential uses,
commercial centers, schools, and faith-based institutions. Several of the streets
within the Westside Redevelopment Area have mature tree canopies that
contribute significantly in creating a pedestrian friendly environment. However,
several of the residential streets lack sidewalks and pedestrian amenities such
as street lighting, street furniture, and traffic calming improvements. The Plan
recommends pursuing streetscape improvements along the residential streets,
as funding is available, to provide increased connectivity within the area and its
surrounding neighborhoods.

North- South Residential Corridors
o “A” Street, “E” Street and “I” Street, “M” Street

East- West Residential Corridors
* Jackson, Gregory, Chase, La Rua and Gimble Streets

“A” Street is a 2-lane residential street that serves as the border between
the Westside Redevelopment Area and the eastern portion of the City. This
residential corridor is significant as it becomes the gateway to Historic Downtown
Pensacola and the Belmont Deviliers Neighborhood. The character of uses
fronting “A” Street changes from primarily residential and institutional uses north
of Garden Street to predominantly commercial uses in the southern section to its
intersection with Gimble Street.

“E” Street currently serves as a major north-south street that connects the
residential areas with several of the area’s destinations including the Baptist
Hospital, Fricker Community Center, neighborhood commercial along Cervantes
Street, Hallmark Elementary School and the proposed Western Gateway District
along Main Street.

“|” Street presents an opportunity to visually and physically connect the southern
boundary of the redevelopment area to area destinations and future development
opportunities. Some of the destinations that have access from “I” Street include
the Life Skills Charter School, the proposed Westside Community Library, St.
John's Cemetery, Legion Field, and the Western Gateway District.

“M” Street connects the Morris Court multi-family housing development to the
surrounding residential areas. Streetscape improvements along this street
would include traffic calming measures, preservation of mature tree canopies,
construction of gateway opportunities, and street lighting.

Objective:

Maintain and improve the residential character of the
neighborhoods. Enhance the community’s sense of place
and identity by establishing higher quality architectural
design standards in the residential areas.

ACTION STRATEGIES

e Preserve the area’s residential character by adopting
appropriate design standards that encourage
adequate landscaping buffers for new commercial
development.

e Preserve and restore the historic structures and
cemeteries within the Study Area to further enhance
the recommended streetscape improvements
(Hallmark Elementary School and other historic
school district properties).

e |Initiate discussions with the County to coordinate
improvements identified in the existing Escambia
County CRA plans for the areas adjacent to the
Westside Redevelopment Area  (Brownsville
Redevelopment Plan, Barrancas Redevelopment
Plan, Englewood CRA Plan)

e Incorporate streetscape improvements such as
street lighting, wider sidewalks, trees, landscaping,
and burial of utilities as determined by residents
during neighborhood planning exercises

e Work with residents and businesses to devise
incentives and funding strategies for proposed
neighborhood improvements. These strategies
could include local matching grants or loans for
homeowner contributions towards specific projects,
forming neighborhood special assessment districts
or in-kind matches for public services such as
increased code enforcement.
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Conceptual lllustration: Residential Streetscape

Existing Conditions: Main Street and “E” Street

looking north on “E” Street

Main Street and “E” Street
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Gateways are important visual landmarks that reinforce the entrance into a
geographic area employing a combination of elements such as landscaping,
signage and/or structures. The Concept Plan identifies several opportunities for
the creation of gateways in the neighborhood to help create a sense of place and
to instill a sense of pride and identity for the Westside Neighborhood residents.

Primary Gateway Opportunities
- Cervantes Street with “A” Street and Pace Boulevard
- Garden Street with “A” Street and Pace Boulevard
- Main Street with “A” Street and Barrancas Avenue

Neighborhood Gateway Opportunities

“E” Street with Cervantes Street, Garden Street, Jackson Street,
Wright Street

- “I” Street with Desoto Street, La Rua Street, Gregory Street,
Garden Street, Main Street

- “M” Street with Cervantes Street and Gregory Street

- Chase Street with “A” Street, “I” Street and Pace Boulevard

- “F” Street with Gimble Street

Objective:

Establish entrance gateways at critical intersections to create a sense of arrival
and neighborhood identity for the Westside Redevelopment Area.

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

ACTION STRATEGIES

e [nstall unique landscaping elements and signage directing
people to the Westside Redevelopment Area.

e Prioritize construction of gateway improvements on
Cervantes Street in conjunction with other planned
improvements.

e Establish neighborhood identification and directional
signage programs announcing the entrance to the Westside
Neighborhood at the identified prime entry points.

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

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

The City of Pensacola faced a notable shortage of affordable housing as a
result of hurricane damage and the impacted residential units are in critical
need of repair and restoration. The City should establish residential property
improvement grants to encourage housing rehabilitation and restoration in the
redevelopment area. Residential design standards should also be established
to ensure that future construction and redevelopment efforts are of the highest
quality.

The Westside Redevelopment Area also experiences a high incidence of crime
compared to the City of Pensacola. The Redevelopment Plan envisions creating
a strong, safe, and vibrant community as an integral component of residential
enhancement efforts within the Westside Redevelopment Area.

Objectives:

Preserve and enhance the residential character of the neighborhood to
maintain the affordable housing stock within the neighborhood through
investment in public infrastructure and by establishing or promoting
programs that support investment in residential renovations and
redevelopment of existing housing stock.

Reduce crime levels within the Westside Redevelopment Area including
the use of community policing strategies.

ACTION STRATEGIES

e Designate areas appropriate for moderate density mixed-income
residential development and market rate housing opportunities.

e Coordinate efforts to enhance and upgrade the quality of architecture in
the neighborhood's affordable housing construction.

e  Support affordable home ownership and increase housing rehabilitation
efforts through incentives such as soft second mortgages and low-
interest loans without income restrictions.

o Work with Escambia County School Board District and private property
owners to devise strategies for the redevelopment of underutilized and
vacant buildings. As the School District slates other school properties
for closure, the City should work with the board to identify positive
reuses for the abandoned properties, such as Hallmark Elementary,
Gibson Head Start, and the Life Skills Charter School buildings.

o |dentify opportunities to develop pocket parks through acquisition of
privately owned vacant, dilapidated or uninhabitable structures, when
possible.

o  Encourage adaptive reuse and infill development of the vacant land and
underutilized properties, such as the former Blount, Beggs Vocational
and L.A. Kirsey school sites, as an opportunity for revitalization.

e Encourage restoration and/or reconstruction of older homes through
property improvement grants and the use of state and federally funded
housing programs.

o Continue to work with neighborhood associations to conduct
neighborhood planning exercises on a periodic basis to determine the
specific needs of each neighborhood within the redevelopment area.

Conceptual lllustration: Residential Gateway

Establish residential design standards for building renovations and
in-fill development.

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

Enhance code enforcement in the area including demolition of
dilapidated structures. Parcels that become available as a result of
demolition may be used as infill sites for new housing construction.
Consider the provision of flexible development standards in future
zoning code revisions for minimum lot sizes to enable development
of smaller residential lots.

Institute Residential Facade Improvement Programs.

Continue with the formulation of financial incentives to promote
owner-occupied housing in the redevelopment area.

Enhance the relationship between redevelopment area residents and
the Pensacola Police Department.

Increase resident involvement in crime watch/ crime prevention.
Initiate community based activities involving the youth and public
safety staff to generate support and participation in local anti-crime
programs and improve public relations with the staff.

Increase number of calls to the Pensacola Police Department to
report criminal incidents or suspicious activity.

Improve Pensacola Police Department response to calls from
redevelopment area residents.

Increase police presence in the redevelopment area.
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Existing Conditions: Multi-Family Housing, Westside Area

Multi-Family Residential

As the redevelopment program evolves with recommended public realm
improvements implemented and private development in place, the demand
for mixed residential types is anticipated to increase. The areas designates as
Mixed Residential are envisioned to contain a mix of residential types, including
town homes, duplexes, apartments, and single family residences. In accordance
with the Future Land Use Map, land in these areas may be developed at a
density of 35 or fewer residential dwelling units per acre. Attucks Court and
Morris Court development are the two identified areas that provide opportunities
for introducing in-fill opportunities and a mix of high-quality housing types.

The Morris Court Redevelopment Project is being undertaken by the Area
Housing Commission. The project is located within the city limits adjacent to
the unincorporated Escambia County. The aged housing project units will be
demolished and replaced with infill construction. The redevelopment plan for
the project proposes to establish a street grid pattern, upgrade architectural
character for single and multi-family units and provide community facilities such
as a senior center, day care, and head-start programs. The project will consist
of 74 apartments in 15 buildings including an activities center. The property is
located in west Pensacola, bordered to the north by Godfrey St., to the east by N.
“K” St., to the south by Brainerd, and to the west by N. “M” St. The construction is
expected to begin by October 2007 and completed in late 2008.

Objective:

Promote utilization of new urbanism design and site planning principles to
upgrade the architectural character and to ensure integration of community
planning principles in future residential development and in-fill housing
efforts. Designate areas appropriate for moderate density mixed residential
development, provide for in-fill development opportunities and affordable
housing where appropriate.

ACTION STRATEGIES

e  Establish high quality architectural design standards for the
redevelopment area to introduce a range of housing types.

e Incorporate new urbanism design principles applied as a

guiding framework for future redevelopment initiatives.

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

e Integrate new urbanism design principles into future
development by including key principles such as
interconnected street network, pedestrian-friendly streets
with buildings close to the street, rear parking and row
housing, single family appearance for the residential
development.

e Consider implementing incentives for affordable housing
and adhering to established design guidelines that support
the neighborhood’s existing character.

Residential Neighborhood Commercial

The neighborhood residents expressed their desire for encouraging
businesses that serve the daily needs of the residents such as a grocery
store, local bank, and neighborhood restaurant. The Redevelopment Plan
recommends examining opportunities at the intersection of Cervantes
Street and the identified residential connectors to attract private investment
in neighborhood retail establishments. The ultimate success of these
neighborhood businesses will rely on establishing appropriate urban design
guidelines that encourage a compact pedestrian environment. The design
guidelines should provide development standards that enhance the public
realm improvements through reduced minimum front setback requirements,
maximized street frontage, shared parking arrangement, and parking areas
located to the rear of buildings.

Objective:

Ensure the integration of future development patterns with the proposed
campus oriented layout to deviate from the existing commercial
development. Accommodate transitions in land use through appropriate
zoning regulations, investment in pedestrian improvement and incentives
for private sector investment in the adaptive reuse of existing residential
structures.

ACTION STRATEGIES

e Establish design standards for site planning and architectural
features.

e Attract more restaurants, cafes and specialty retail to encourage a
complimentary mix of uses and activities.

e Incorporate streetscape improvements, such as decorative street
lighting, wider sidewalks, street trees and street furniture to establish a
pedestrian environment in support of commercial activity.

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

e  Create business incubators and business resource support services to
encourage increased investment from existing local businesses.

e Fund facade improvement grants as an incentive for investment and
ensure that exterior building renovations remain consistent with the
surrounding residential areas.

e Promote utilization of Enterprise Zone incentives including: building
materials and equipment sales tax refunds, sales tax credits on new
jobs and property tax exemption for job creation.

Medical Related Commercial Services

The future expansion of Baptist Hospital will be instrumental in enhancing
future economic development opportunities for businesses within Westside
Redevelopment Area. The blocks adjacent to the existing hospital property
are identified for ancillary uses and related activities in support of the Baptist
Hospital Master Plan. The City should continue to work with the Hospital to
enable voluntary annexation, future on-site expansion and possibly shared
public facilities and resources.

Objective:

Capitalize on Baptist Hospital's growth potential and identity as a major
employer and one of the primary medical service providers in the City to
stimulate development of medical offices, clinics and laboratories in the
area creating jobs and market support for commercial activities.

ACTION STRATEGIES

e Work with the Escambia County to pursue the annexation of blocks
located north of Avery St. and blocks west of “E” Street to Pace
Boulevard.

e Form strategic partnerships with Baptist Hospital and area medical
professionals to address the needs of existing businesses through the
redevelopment process.

Baptist Hospital
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WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Neighborhood Impact Element

The Redevelopment Plan makes provisions for affordable housing through
rehabilitation and new construction. Shortages in affordable housing will be
addressed through existing and new affordable housing development strategies,
with an emphasis on developing ways in which affordable housing can be
integrated within market rate housing projects.

The implementation of the Westside Redevelopment Plan will contribute
significantly to improving the quality of life for the citizens residing in the
Westside Redevelopment Area and surrounding areas. While all impacts
cannot be determined without site-specific proposals that evaluate impacts,
this section provides a summary of potential impacts that may occur in each
category required by statute. The specific categories that must be addressed
are: relocation, traffic circulation, environmental quality, availability of
community facilities and services, effect on school population, and other
matters affecting the physical and social quality of the neighborhood.

Relocation

The Redevelopment Plan, as proposed, supports the preservation of the existing
low and moderate income housing facilities in the residential areas and does not
require the relocation of any of the residents of the redevelopment area. The
Morris Court Multi-family housing project will add new units to the area housing
stock.

Should there be a need for relocation of residents, to minimize the relocation
impact supportive services and equitable financial treatment will be provided
to any individual, families subject to relocation. When feasible, the relocation
impact will be mitigated with relocation within the immediate neighborhood and
by seeking alternative housing opportunities.

Traffic Circulation

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

While not a component of the Westside Community Redevelopment Area Plan,
the redevelopment of the Community Maritime Park (located less than half a mile
east of the Redevelopment Area) may result in a change in the traffic circulation
pattern in the area and the implementation of this project is subject to a feasibility
study and traffic analysis. However, the project is designed to accommodate
additional on-site parking and traffic circulation demand generated through its
development on-site and diverting traffic along identified streets that form a part
of the City’s grid system. Additional traffic resulting from development of the
American Creosote Works site is expected to be mitigated by the creation of
barriers to minimize cut-through traffic in the Sanders Beach neighborhood.

Environmental Quality

The City of Pensacola land use regulations require that stormwater management
be addressed as a condition of permitting any development project. The
American Creosote Works site is expected to include stormwater retention
areas when redeveloped.

The environmental quality of the Westside Redevelopment Area will be greatly
improved upon completion of clean-up activities at the ACW site. The City has
prepared a Conceptual Reuse Plan for the American Creosote Works plant,
an EPA designated Superfund site. The U.S. EPA is currently undertaking a
complete remediation for the contamination at this site. The Redevelopment
Plan recommends environmental clean-up of perceived or identified Brownfield
sites to allow for their redevelopment to facilitate their productive re-use.

Proposed relocation of the nearby waste water sewage treatment facility will
have a positive effect on air quality in the redevelopment area enhancing its
livability and attractiveness for redevelopment.

Community Facilities and Services

The Redevelopment Plan supports increasing the number of community facilities
and services in the area through the planned development of a Westside Library
branch and the proposed Westside Community Center project as identified in
the City’'s LOST budget. Additionally, the Redevelopment Plan presents several
strategies to create a Westside Neighborhoods Town Center that is envisioned
to accommodate a diverse range of training, educational and cultural facilities
that will serve the needs of the area youth, adults, and elderly. Existing open
space/ recreation facilities in the area and its vicinity include the Fricker Center,
Legion Field, Terry Wayne Park, Morris Court Park, Kiwanis Park. The Sanders
Beach Community Center which was destroyed by Hurricane Ivan is slated for
reconstruction. The proposed Community Maritime Park, located less than half
a mile west of the Redevelopment Area along Main Street, will provide unique
cultural and recreational opportunities for Redevelopment area residents and
business owners.

The Plan recognizes the importance of these facilities and supports planned
improvements of these facilities. There are five (5) cemeteries located in the
Westside Redevelopment Area, constituting an integral component of the
area’s open space network. Physical Improvements recommended in the
Redevelopment Plan intend to preserve the cemeteries as important historic
landmarks as well as valuable community open space elements.

Effect on School Population

The Redevelopment Plan anticipates positively impacting the area’s school
population by supporting to continue discussions with the Escambia County
School Board to develop a centralized “Urban School” facility in the Westside
Neighborhoods Town Center. Deteriorating school facilities and a drop in school
population have led the Escambia County School district to look at closing
several schools serving the Westside Redevelopment Area and constructing
one consolidated school for the area. The Redevelopment Plan recommends
streetscape improvements and sidewalk installations connecting the area
schools to improve pedestrian safety and walkability for the school population.
The City and the Redevelopment Agency will continue to work closely with
Escambia County School Board to ensure the board’s future plans for area
schools are consistent with the Redevelopment Plan.

Physical and Social Quality

The Plan’s recommendations to continue with improvements to the existing
streetscape environment (street lighting, sidewalks, street trees, gateways and
directional signage); redevelopment of vacant land and former industrial sites;
establishing urban design and architectural standards for new development; and
continued code enforcement will have a positive impact on the area’s physical
and visual character.

Implementation of the redevelopment plan recommendations will improve overall
quality life for area residents. Job training, apprenticeship opportunities, and
mentorship programs created through commercial and industrial redevelopment
and establishment of a community center will support the development of human
capital, increase employment opportunities and serve as a tool to improve the
household income.
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The Westside Neighborhood Town Center will provide an opportunity to re-orient Objective:
the existing nature of Cervantes Street from strip commercial development into

a community focal point and congregation space. The Plan envisions locating Redefine the functional and visual character of Cervantes Street to provide for a focal
the Town Center along Cervantes Street, between *I" and "M” Streets, providing space in the neighborhood’s center for public gathering and reduce the negative image
an opportunity to create an extremely desirable urban center that supports and undesired activities from the neighborhood

education and local economic development. Existing uses surrounding the

proposed town center include vacant land, residential homes, retail stores, old ACTION STRATEGIES

motels, and underutilized commercial properties.

e  Pursue a strategic partnership with the Escambia County School Board e Develop community initiatives, such as the tool library and neighborhood
The Redevelopment Plan anticipates that the Town Center will accommodate to further build on the concept of an Urban School as a part of the garden, to motivate and assist residents in community clean-up efforts.
a broad spectrum of education and community facilities to revert the west proposed town center.
end of Cervantes Street into a community gathering space from a location for e Establish a coherent framework of guidelines and standards for the site
undesirable social activities including drug and alcohol sales, prostitution and e Create a master planned redevelopment strategy to coordinate the and architectural design for the proposed town center buildings and other
other crimes. The proposed ‘Westside Neighborhood Town Center’ consists of development of the various uses in the proposed town center. buildings fronting on Cervantes Street.
community oriented activities and uses including an Urban School, Westside
Neighborhood Library and Business Resource Center, Arts and Vocational o Encourage adaptive reuse of vacant and underutilized commercial o Promote arts and crafts related activities for the teens and children to
Campus, Tool Library and Neighborhood Garden. structures to concentrate and collect uses in business incubators further develop the center as a recreation oriented community space.
The implementation of the ‘Westside Neighborhood Town Center’ would require e Collaborate with the Pensacola Bay Area Chamber of Commerce and o Attract a bank, post office and other businesses and services expressly
enhanced coordination between the primary stakeholders in the redevelopment local merchants to develop apprenticeship and training programs for the desired by the community.
process. The City is moving forward with its plans to construct the Westside capacity building and skills development for the youth and residents

Library along Cervantes Street, between “I” and “J” Streets, and is anticipated to
provide the stimulus for future redevelopment activities in the Center. The School
Board has also expressed interest in consolidating the neighborhood schools
into a centralized school facility. The City should continue discussions with the
School Board and evaluate opportunities that will help strengthen the Westside
Town Center concept. The City has included the Westside Community Center
and the Westside Library in the Local Option Sales Tax list of proposed projects
(2007-2017) and is pursuing active acquisition of targeted properties in support
of these projects, when possible.

Conceptual lllustration: Cervantes Street Reconfiguration

Conceptual lllustration: Westside Nefghborhoods Town Center
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CHAPTER4 CONCEPT PLAN

Existing Conditions: Cemeteries

ACTION STRATEGIES

Develop a master plan for restoring the cemeteries
incorporating design elements such as treatment of
markers, landscaping, entryway features as well as
financing and implementation strategies.

Provide visual connection to the neighborhoods located
to the north and south of the St. John’s Cemetery
establishing a tree canopy that defines the axes.

Install entryway improvements that include gateway
features and quality fencing features utilizing historic
preservation grants and private donations.

Enhance the overall appearance of the cemeteries
through the use of better signage, area wide
landscaping, sidewalk improvements, internal trail
improvements and lighting.

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

There are five cemeteries that are unique to the neighborhood’s open space
framework, however, they have been neglected over time and need to be
preserved as an important statement of the community’s sense of place and
history. The cemeteries are identified as an important part of Pensacola’s
heritage; two governors and other political dignitaries are buried in St. John’s
Cemetery. The other cemeteries include St. Joseph's Cemetery, the Talbert
Chapel Cemetery, the Jewish Orthodox Cemetery, and the AME Zion Cemetery.
The Plan recommends reinvestment in the restoration of these cemeteries
through beautification efforts and evaluating opportunities to visually connect
the neighborhoods .

Objective:
Recognize the historical and social value of the cemeteries as important
components of the open space system and preserve their visual character.

Enhance and upgrade the cemeteries through a well designed system of trails
and landscape elements.

Conceptual lllustration: Cemetery Improvements

There are four neighborhood parks and recreational facilities located in the
Westside Redevelopment Area. During the public workshops, the residents
expressed their desire to introduce new park uses and activities for the area
youth, especially south of Cervantes Street. The Plan identifies potential
opportunities to develop neighborhood parks on vacant lots throughout the
study area, and adopting the New Urbanism principle of the “5-minute walk”,
which translates to 600 feet walking distance or 2 blocks to a neighborhood
park from place of residence. This strategy will help ensure public safety
for children and connectivity throughout the neighborhood. The intent of the
Redevelopment Plan is to continue to strengthen and expand upon the system
of parks, open space and trails in the neighborhood and provide connection
between these recreational facilities. The City should also seek opportunities
to acquire land for small passive neighborhood parks to complete the system.

Objective:

Strengthen and enhance the system of parks, trails and open space in
the neighborhood providing recreational opportunities for residents of the
Westside Redevelopment Area, which are readily accessible and improve the
quality of life for residents. Preserve land to serve as public parks and open
space for current and future residents.
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ACTION STRATEGIES

Pursue park, recreation, and beautification efforts to preserve and enhance
the character of the neighborhood.

Develop neighborhood parks in residential areas to provide adequate
recreational amenities for area residents as well as utilize the facilities for
marketing strategies to stimulate private investment.

Pursue improvements to the Fricker Center and Legion Field as a priority.

Provide safe connection from the neighborhood parks to area destinations
such as the proposed ‘Westside Neighborhood Town Center’, commercial
areas, and area schools through a connected network of sidewalks and
bicycle routes.

Maintain the integrity of the natural environment when developing properties,
especially where significant tree canopies or natural habitats exist.

Identify potential revenues including tax increment financing, grants, impact
fees and other assessments to provide adequate funding for proposed
improvements and maintenance of public facilities.

Conceptual lllustration: Neighborhood Park
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CHAPTER 5 CAPITAL PROJECTS AND PROGRAM INITIATIVES

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Public capital investment in improvement projects, namely streetscape improvements, the creation of gateways, the
continued extension of the pedestrian environment, along with the possible annexation of the adjacent neighborhood
blocks on the north of the Westside Redevelopment Area will help to achieve the goals and desires of the community.
It is through such projects that the City of Pensacola will enhance the functional and aesthetic quality of the Westside
Redevelopment Area and provide the basis for leveraging private redevelopment investment within the redevelopment
area. The following table presents a list of proposed capital projects and programs that could be pursued by the City to
implement the recommendations of this Plan.

The Capital Improvement Strategies are used for short-term, mid-term and long range planning purposes. The Capital
Improvement Strategies are not a pledge of expenditure of funds on a given project in a given year. Actual funding
allocations will be determined annually through the City of Pensacola’s budget process. As priorities change, the
capital improvement strategies may be amended. City funds can be used to leverage grants and commercial financing
to accomplish a substantial number of capital improvements and planning activities. The City may issue revenue
bonds, notes, certificates or other forms of indebtedness to finance the capital projects identified by this Plan. With
successful revitalization, the City should see a substantial increase in the tax base and realize a healthy return on

its investment through increased ad valorem tax revenues, sales tax receipts and other formulated revenue sharing
programs.

The Westside Redevelopment Plan contains several projects consisting of public, private and joint public/private efforts, as
described in the Concept Plan, that will take at least twenty years for completion. Therefore, it is critical that the City incorporates
a sound project implementation strategy when identifying priorities. The project priorities have been classified into the following
three categories:

Short- Term Projects- Those that should be implemented immediately and completed within one to five years.
Mid- Term Projects- To be completed within six to ten years
Long- Term Projects- Projects that will likely take more than ten years to complete.

This section shows how the Concept Plan translates into a phased series of capital improvements and breaks down

anticipated costs for further plans and regulatory activities. The community should understand that the City, working with the
other government entities, will be pursuing multiple elements of the Plan at all times. It is important to note that the following
capital implementation strategies is flexible in nature. It is the best estimate of project costs based on a measure of the order

of magnitude for projects in relation to anticipated revenues. As a matter of practice the City will continue to prepare annual
budgets as well as establish five-year and long-range work programs for budgetary and administrative purposes. Ultimately
project costs will be refined during the design and construction phase of any given project. The following phasing plan sets forth
recommendations concerning project priorities and funding sources.
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WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

CAPITAL IMPROVEMENT STRATEGY: YEARS 1 THROUGH 5

Short-T - Y 1 th h 5
| Poject | Descripon | Actions Anticipated Costs | Funding Sources ort-Term: Years 1 throug

Capital Improvements

dwellings

Westside Library Construction of a neighborhood library $1.5 million LOST/ TIF/ General Fund
facility (including land acquisition,
programming and design).
New Westside Community Center $1 million LOST/ TIF
Urban School- Planning Phase and Land Acquisition TBD TIF/ Escambia County School
Board
Infill Housing Development Land Acquisition, Home Buyer Assistance, | TBD SHIP/ TIF
soft second loans, mortgages
Neighborhood Planning Conduct neighborhood planning $100,000 CDBG!/ TIF/ General Fund
exercises to determine specific needs for
neighborhoods
Fricker Center and Legion Field Improvements Upgrade existing facilities $1 million TIF/LOST
Primary Streetscape Improvements Phase | Streetscape improvements including new | $1.5 million FDOT/ KAB/ SBA/ TIF/ LOST/
Cervantes Street paved sidewalks, tree planting, street CDBG
furniture, median landscaping, curb and
gutter, traffic calming measures.
Primary Gateway Improvements Identity signage and landscaping. 2 @ 75,000= $1.5 million CDBG/ TIF
Cervantes Street (2)
Secondary Gateway Improvements Identity signage and landscaping. 2 @ 50,000= $1 million CDBG/ TIF
Cervantes Street (2)
Develop Urban Design Guidelines $50,000 TIF
Horticulture Master Plan $50,000 TIF
Residential Streetscape Improvements: Streetscape improvements including new | 2 @ 500,000= $1 million TIF/ KAB/ FDOT/ LOST/
“I” Street; Jackson Street paved sidewalks, tree planting, street CDBG
lighting, traffic calming measures
Facade Improvement Grant/ Ownership Incentives $100,000/ year= $500,000 Enterprise Zone/ TIF
Home Reconstruction Reconstruct dilapidated owner-occupied TBD SHIP/ HOME/ CDBG/ TIF

CDBG- Community Development Block Grant
LOST- Local Option Sales Tax

LOGT- Local option Gas Tax

TIF- Tax Increment Financing

SHIP- State Housing Initiatives Partnership
KAB- Keep America Beautiful

SBA- Small Business Administration Tree Planting Grant

TBD- To be Determined

FDOT- Florida Department of Transportation
PCIP- Pensacola Community Initiatives Program

Westside Library

Westside Community Center

Fricker Center and Legion Field Improvements
Cervantes Streetscape Improvements

Primary Gateway: Cervantes Street with Pace Boulevard
and “A” Street

Secondary Gateway: Cervantes Street with “E”
Street and “I” Street

Residential Streetscape Improvements: “I” Street,
Jackson Street

Develop Urban Design Guidelines

Public/ Private Projects

. Facade Improvements

Private Sector

Baptist Hospital expansion

Medical Related Services

On-Going Projects & Programs

Zoning code revisions
Code enforcement
Community policing
Urban Design Guidelines

Tree planting and street lighting programs
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WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

CAPITAL BUDGET: YEARS 6 THROUGH 10

Garden Street (2)
Main Street (2)
Barrancas Avenue (1)

identified intersections.

ACW Site Redevelopment Phase | Develop nearly 10 acres of park, $ 1.25 million RTP/ FRDAP/ LOST/ FDOT/
Parks and Open Space sidewalks, trail network, tree planting, FCT/FLP/ TIF
park facilities and amenities, footbridge,
stormwater retention, and lights. The
costs for utilities and irrigation are not
included in the anticipated cost estimate.
Primary Streetscape Improvements Phase | Streetscape improvements including new | $3 million FDOT/ TIF/ KAB
Garden Street paved sidewalks, tree planting, street (total anticipated cost for the three
Main Street furniture, median landscaping; improved roadways)
Barrancas Avenue functional and aesthetic character of
primary corridors
Primary Gateways: Identity signage and landscaping for 5 @ $75,000= $375,000 KAB/ SBA

Residential Streetscape Improvements:
“E” Street, “M” Street, Chase Street, Gimble Street and
Pine Street

Streetscape improvements including
upgraded sidewalks, tree planting, street
lighting, buffering

3 @ $500,000=$ 1.5 million
2 @ $1 million=$ 2 million
Total= $3.5 million

Neighborhood Gateway Features:

“M” Street with Cervantes and Gregory Streets

“E” Street with Cervantes and Garden Streets

“” Street with Desoto, La Rua, Garden, and Main Streets

Neighborhood identity signage,
landscaping and brick crosswalks

7@ $10,000 = $70,000

FDOT/ CDBG/ KAB/ PCIP

Facade Improvement Grant/ Ownership Incentives

$100,000/ year= $500,000

TIF

Land Acquisition- Redevelopment Opportunity Sites and
Adaptive Reuse (Cervantes Street)

TBD

TIF

CDBG- Community Development Block Grant
LOST- Local Option Sales Tax

LOGT- Local option Gas Tax

TIF- Tax Increment Financing

SHIP- State Housing Initiatives Partnership
KAB- Keep America Beautiful

SBA- Small Business Administration
Tree Planting Grant
TBD- To be Determined

FDOT- Florida Department of Transportation

FCT- Florida Communities Trust
FRDAP- Florida Recreation Development Assistance Program
RTP- Florida Recreational Trails Program

PCIP- Pensacola Community Initiatives Program

FLP-Federal Lands to Parks

Mid Term: Years 6 through 10

Capital Improvements
e ACW Site Redevelopment Plan Phase I

e Commercial Gateway treatments at A Street
with Garden and Cervantes Street

e Neighborhood Gateway Treatment

e Garden Street Corridor, Main Street,
Barrancas Avenue Improvements

e Residential Corridor Improvements: E Street,
M Street, Chase Street, Gimble Street and Pine
Street

Public/ Private Projects

¢ TFacade Improvements

On-Going Projects & Programs

*  Zoning code revisions
¢ Code enforcement
e Community policing

*  Neighborhood planning and
improvements

e Tree planting and street lighting
programs
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CAPITAL BUDGET: 11 YEARS AND BEYOND

ACW Site Redevelopment Phase Il
Developer solicitation and master planning

TBD

Adaptive Reuse (Cervantes Street)

Neighborhood Parks (excluding land acquisition costs) 9 @ $50,000= $450,000 RTP/ FRDAP/ LOST
Continue with Facade Improvement Incentives Continue with commercial facade $50,000/yr TIF/ Enterprise Zone
improvement program
Continue with improvements as identified by residents Streetscape improvements including TBD SHIP/ CDBG/ HOME/
upgraded sidewalks, tree planting, street LOGT/ TIF
lighting, buffering
Primary Streetscape Improvements Streetscape improvements including new | $ 3.5 million KAB/ SBA/ TIF
Pace Boulevard paved sidewalks, tree planting, street
furniture, median landscaping; improved
functional and aesthetic character of
primary corridors
Cemetery Improvements (5) $1.8 million TIF/LOST/Historic
Preservation Grants/
Private Donations
Land Acquisition- Redevelopment Opportunity Sites and TBD TIF

CDBG- Community Development Block Grant
LOST- Local Option Sales Tax

LOGT- Local option Gas Tax

TIF- Tax Increment Financing

SHIP- State Housing Initiatives Partnership
KAB- Keep America Beautiful

SBA- Small Business Administration
Tree Planting Grant
TBD- To be Determined

FDOT- Florida Department of Transportation

FCT- Florida Communities Trust

FRDAP- Florida Recreation Development Assistance Program
RTP- Florida Recreational Trails Program
FLP-Federal Lands to Parks

PCIP- Pensacola Community Initiatives Program

Long Term: Years 11 through 20

Capital Improvements

ACW Site Redevelopment Phase 11

Pace Boulevard Corridor Improvements

Improving Cemeteries
Neighborhood Parks

Cemetery Improvements

Private Sector

Residential Neighborhood Commercial

Business Development

Facade Improvements

On-Going Projects & Programs

Zoning code revisions
Code enforcement
Community policing

Neighborhood planing and
improvements

Tree planting and street lighting
programs
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CHAPTER 6 IMPLEMENTATION STRATEGIES

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

The success of the Westside Redevelopment Plan ultimately rests on the
coordinated efforts of the community’s various stakeholders and agencies

including the City of Pensacola Community Redevelopment Agency, neighborhood
associations, business and property owners, and residents. The City’s Neighborhood
Planning Process has initiated vital relationships between key players in this effort
and the City must utilize the opportunity presented by the Westside Redevelopment
Plan to strengthen these efforts and map a pathway to a better quality of life for

its citizens. Any redevelopment project financed by tax increment revenues will be
completed within forty-years from the date of approval of the Redevelopment Plan
by the Pensacola City Council. This section of the Plan outlines the implementation
functions and organizational framework that are critical components for successful
realization of the planning and design objectives that have been developed for the
area.

Organizational Framework

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

City Council and Staff

The Pensacola City Council is at the lead of the redevelopment program. Efforts

to revitalize the Westside Redevelopment Area will also require a significant
commitment by staff for daily management. The following actions will be necessary
throughout the redevelopment process:

e  Formulate public policy and identify resources for the redevelopment effort.

e  Provide necessary staffing and support for administrative purposes and
program implementation.

e  Commit to making the necessary public improvements identified in the Plan.

e  Provide maintenance for completed capital projects.

Adopt development controls and incentives to promote high-quality private
development. This may include streamlining the development review
process to minimize the time involved in the approval process, providing
zoning incentives, preparing corridor plans, site and architectural design
guidelines, providing additional public facilities (library, community center,
recreation facilities), and coordinating capital improvement programs.

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

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

Solicit the services of a realtor and/or utilize the City’'s Community
Development team to devise a land acquisition strategy for potential
purchases of property in the neighborhood.

Support residential renovation and rehabilitation programs through the use
of grant funding such as SHIP, CDBG, HOME, TIF. (See Appendix H for
additional funding sources).

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

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

Initiate discussions with Escambia County to coordinate joint improvement
projects planned for the unincorporated County owned areas and
proposed corridor improvements within the Redevelopment Area

Partnerships

Area Institutions

Through partnering with institutions including, but not limited to, the Escambia
County School Board, Baptist Hospital, faith based institutions, non-profit
organizations and neighborhood associations, the City can leverage more
commitment for projects and create a cumulative impact in the area.

+  Escambia County School Board

The School Board is interested developing a consolidated school facility
within the Redevelopment Area. The City of Pensacola should continue
working with the Board to highlight common goals between the School
Board’s strategic plan and the City’s redevelopment efforts. The City should
also initiate discussions with the School Board to develop a redevelopment
strategy for the underutilized properties and deteriorating structures owned
by the Board. As Westside area schools are slated for closure, the School
Board and the City should work together to identify disposition strategies and
proposed new uses for these buildings.

+  Baptist Hospital

The involvement and support of this institution is pivotal integral to the
success of the proposed redevelopment effort due to its location within the
redevelopment area, large landholdings, potential to generate medically
related commercial spin-off and future goals. The City should work in
close cooperation with Baptist Hospital to explore potential redevelopment
opportunities in the vicinity of the hospital and sharing of public facilities.

*  Faith-based Institutions

Westside Community Redevelopment Area churches and other faith-

based institutions also have a role in the successful implementation of the
Redevelopment Plan. The City should work in close collaboration with these
faith-based organizations to develop community development programs
that capitalize on the strengths and outreach capacity of the religious
institutions. The participation from faith-based organizations can aid in
obtaining community-wide support, addressing the social service needs
such as instituting day care centers, organizing neighborhood clean-up
drives and crime prevention campaigns, and encouraging youth participation
in community development programs such as mentorship and job training
programs to enhance their sense of responsibility.
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Steering Committee

A Westside Improvement Steering Committee should be established as
stewards to monitor the progress and timely development of the projects
proposed in the redevelopment area. In addition, the role of this steering
committee could be potentially expanded to generate community interest in
the projects and formulate redevelopment incentives to attract developers and

businesses to the area. The Committee could also help to generate community

support for the redevelopment efforts and increase public involvement in the
process.

Private Sector

Private sector involvement will be key in ensuring the successful rehabilitation
and/ or redevelopment of the Westside Redevelopment Area. The City

of Pensacola is committed to maximize opportunities for private sector
participation in redevelopment efforts through continual investment in

public realm improvements, making available incentives provided under
Enterprise Zone Act as ways of stimulating private investment. The following
strategies may be employed to encourage private sector involvement in the
redevelopment process:

e Land lease or sale through a request for proposal process. Control
of any property conveyed by lease or sale will be maintained through
development restrictions or covenants running with the land and may
include requirements for escrow accounts, payment penalties, liens,
reverters or other deed restrictions

e  Encouraging other public-private partnership arrangements such as
commercial facade programs and rehabilitation loans and grants.

e  Private-sector leadership can come from local banks, real estate
development entrepreneurs, and property owners within the community.

e  Promote utilization of Enterprise Zone incentives including: building
materials and equipment sales tax refunds, sales tax credits on new jobs
and property tax exemption for job creation.

e  Local banks might provide financing for private developments and
establishing a consortium to provide a revolving loan pool at below
market interest rate. This activity may provide an opportunity for these
financial institutions to meet their goals with respect to the Community
Reinvestment Act that is designed to provide capacity building support
and financial assistance for the revitalization of low and moderate income
communities.

e Private real estate and development leadership can provide necessary
entrepreneurial vision and initiative to create profitable enterprises and
attractive redevelopment projects.

e The City should contact corporations dedicated to investing in the
communities. A number of companies actively invest in several
communities across Florida with a mission of enhancing the quality
of life for the community. First Union Corporation (Northwest Florida,
Lee County) and the Corporate Partners Program (St. Petersburg) are
examples of programs that involve corporate investment in community
development.

o  Create new business incubators and work with local businesses to
develop mentoring and apprenticeship program for the youth in the
community.

e  Work closely with interested property owners to develop and/or redevelop
vacant land and structures in accordance with the community’s overall
vision for the redevelopment area’s future growth.

e |Initiate discussions with Gulf Power and Alabama Railroad to develop
a consolidated redevelopment strategy for vacant and underutilized
properties under their ownership.

e  Ensure that property owners are familiar with the Brownfield
development procedures and financial incentives available for Brownfield
redevelopment.

Implementation Functions

Financial and non-financial considerations are equally important to the effective
implementation of the Westside CRA Plan. Non-financing considerations deal
with developing an organizational framework to defined the roles for various
stakeholders involved in the redevelopment effort. Financing mechanisms

are perhaps more easily defined, but not to be focused on until organizational
elements are put into effect.

Non-Financing Functions

Non-financing functions are briefly discussed in the following general
categories.

Site Assembly, Land Acquisition, Clearance and/or Disposition

The City of Pensacola may employ a combination of strategies including
site assembly, land acquisition, clearance and/or disposition to facilitate
the implementation of the Redevelopment Plan. The redevelopment of an
urban area requires assemblage of multiple parcels of land to maximize
the development potential of constrained properties. Site assembly efforts
are vital in pursuing land trades and creating development partnerships to
ensure controlled growth in the neighborhood. In the case of the Westside
Redevelopment Area, the primary opportunity for significant change lies
in the redevelopment of the sub-standard parcels located along the area’s
commercial corridors and the development of the proposed Westside
Neighborhoods Town Center and the Main Street Western Gateway
Redevelopment District.

Capital Improvements

The City of Pensacola employs dedicated funding sources such as the
Stormwater Assessment Fees, the Local Option Sales Tax Plan (LOST) and
Local Option Gas Tax (LOGT) to fund capital improvements such as street
improvement and upgrading utilities. The Westside CRA Plan for revitalization
includes recommendations for a variety of major infrastructure projects such as
facade improvements, landscaping, streetscaping, new parking facilities, and
upgraded utilities.

Standards and Controls
Design guidelines and development controls for controlling future development
assures tenants and developers that quality future development will occur.

In addition, promotion of high design quality for the community improves the
aesthetic character and market value of the neighborhood.
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Physical Development

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

Development Incentives

To further stimulate private investment the City can provide development
incentives through various means ,including; facade, landscape, signage

or property improvement grants; payment of impact fees; provision of site
specific infrastructure improvements to address any deficiencies; participation
in environmental clean-up of contaminated sites, flexibility in the application of
use restrictions and increasing intensity of site use, flexible parking regulations,
grants or low interest loans for life safety improvements; joint business

support ventures such as district business identification signage or centralized
marketing strategies.

Community Policing Innovations

Development and implementation of community policing innovations will be
an integral element of the implementation functions. Community policing
innovations include strategies designed to reduce crime by reducing
opportunities for, and increasing the perceived risks of engaging in, criminal
activity through visible presence of police in the community, including, but not
limited to, community mobilization, neighborhood block watch, citizen patrol,
citizen contact patrol, foot patrol, neighborhood storefront police stations, field
interrogation, or intensified motorized patrol.

Financing

Grants

Federal grants have long been a source of funds for development projects,
especially for public improvements. Such sources as Community Development
Block Grants (CDBG), Section 108 Grants, and Weed and Seed Grants are
available although the extent of their uses is diminishing as the volume of the
grant decrease. They have the advantage of directly affecting development
costs and their benefits are predictable and readily understood. The Section
108 loan program allows municipalities to convert a portion of the funds

they will receive through the CDBG program into loans to use in economic
revitalization projects. Local governments often use their current and future
CDBG funds as collateral to guarantee the loans. Other sources of financing
include the State Housing Initiatives Partnership (SHIP) Program, HOME
Program and HOME Again. For more information on these financial programs,
see Appendix H.

Tax Increment Funds

This is a fund that uses increased revenues generated by taxes gained from
growth in property values resulting from successful redevelopment activities.
Tax Increment Funds (TIF) can only be used for development in an area
declared a redevelopment area pursuant to Florida Statutes. The revenues
generated from the fund are used for furtherance of improvements within the
redevelopment areas of the city. (See Appendix A for more information on TIF
districts and estimated revenue projections)

Redevelopment Bonds

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

Private Investment

This is the single most important source of redevelopment funding. The general
rule for successful revitalization is that private investment usually must exceed
public funding by three to four fold. Such funding takes the form of equity
investment and conventional real estate loans.

Project Equity Position

When the Redevelopment Agency takes an equity position in a project,
the Agency contributes cash or land to the project with a return in the
form of profit sharing. This Agency participation has the effect of reducing
developer costs and can be used for other redevelopment projects.

Leasing

City-owned land, buildings, equipment, etc. can be leased to developers
for projects. For the developer, this reduces the need for capital investment
in land, buildings, etc. or debt service on money borrowed to finance the
purchase of such things as land, building, and equipment. The city receives
lease payments which are deductible from the developer’s income tax. The
lease may also include a purchase option.

Joint Ventures

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

Mortgage Write-Downs

Mortgage write downs by the Redevelopment Agency is a mechanism
typically used to encourage residential development and home ownership
in the redevelopment area. Funds from the Agency are offered to qualified
potential home buyers (low-moderate income, first time buyers, etc.) to
increase their down payment, thereby decreasing mortgage payments.
The Agency usually takes an ownership interest, such as a soft second
mortgage, in the dwelling for a predetermined period of time to guarantee
against misuse of the funds.
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Tax Increment financing is a tool that uses increased revenues generated

by taxes gained from growth in property values resulting from successful
redevelopment activities. This section presents a brief history of Tax Increment
Financing, types of expenses allowed and TIF revenue projections that are
likely to be generated within the Westside CRA in the next forty years.

History of Tax Increment Financing

Tax increment financing was originally developed over 30 years ago as a
method to meet the local match requirements of federal grant programs.

With the reduction in federal funds available for local projects, however,

tax increment financing is standing on its own as a method to finance local
redevelopment. State law controls tax increment financing. Because of this
control, tax increment financing takes on a number of different techniques and
appearances throughout the country.

In Florida, tax increment financing is derived from the Community
Redevelopment Act of 1969, which is codified as Part Ill, Chapter 163 of the
Florida Statutes. This act provided for a combination of public and private
redevelopment efforts, but did not authorize the use of tax increment financing.
The Act was amended in 1977 to allow tax increment financing. Under the
Statutes, municipalities must go through a number of steps to establish a
redevelopment area and implement tax increment financing. Tax increment
revenue is typically the major source of funding for redevelopment projects
under the State of Florida Community Redevelopment Act.

Upon approval of the governing body, a trust fund for each community
redevelopment area may be established. The revenues for the trust fund are
obtained by capturing any increases in taxable assessed value generated in

the redevelopment area. The current assessed value of the district is set as the

base and any increases to the base (the tax increment revenues) are available
for improvements to the area. The property tax paid on the base assessed
value continues to be distributed to the local governments.

The tax collector collects the entire property tax and subtracts the tax on
the base value, which is available for general government purposes. Of the
remaining tax increment revenues, 95 percent are deposited to the trust fund.

Type of Expenses Allowed

Funds from the redevelopment trust fund may be expended from time to time
for undertakings of the community redevelopment agency which are directly
related to financing or refinancing of redevelopment in the redevelopment area
pursuant to an approved community redevelopment plan.

Tax Increment Projections

The following spreadsheet provides tax increment revenue projections for the
Westside Redevelopment Area. As illustrated in Map A-1, the Plan recommends
establishing two tax increment financing (TIF) districts- Western Gateway TIF
District and Westside Neighborhoods TIF District to fund infrastructure and
redevelopment improvements. The Western Gateway TIF district includes the
entire ACW site and properties north of Gimble Street to Government, between
Barrancas Avenue and “A” Street. The Westside Neighborhoods TIF District
consists of the balance of the designated Westside Community Redevelopment
Area.

Westside CRA Taxable Value Growth Rate (2001-2006)
2001-2002 | 2002-2003 | 2003-2004 | 2004-2005 | 2005-2006 | 2001-2006
Westside Neighborhoods TIF District 2.9% 1.2% 21.6% 0.4% 37.2% 12.3%
Western Gateway TIF District 2.3% 1.2% 38.2% -5.3% 41.8% 15.1%

Source: Escambia County Property Appraiser GIS Database (2006)

Assumptions

The model contains assumptions that increase the property values in the fifth and
tenth years based on the anticipated completion of proposed American Creosote
Works Reuse for the Western Gateway TIF District. Because of the added value
of this project, the Westside redevelopment program is well positioned for
successfully completing the projects identified in the redevelopment plan. The
City of Pensacola has several options for obtaining initial financing and grants
to enable immediate planning and design of their projects. The City can obtain
interim financing through bond notes, commercial loans or commercial lines of
credit based on projected revenues. These funds, combined with other funding
sources and programs identified in this plan should enable the City to embark
on an aggressive public improvement program that will serve as a catalyst for
private sector investment.

Tax Increment Financing Revenue (TIF) projections for the Westside
Redevelopment Area were estimated using the 2006 taxable values provided
by the Escambia County Property Appraiser’s records. The average growth
rate of the taxable values for all parcels in the recommended Westside
Neighborhoods CRA, between 2001 and 2006 was used. The average
taxable value growth rate between 2001 and 2006 for all properties in the
recommended Westside Neighborhoods TIF District is 12.3% and 15.1%

for the Western Gateway TIF District. However, in order to be appropriately
conservative, growth rates of 3.0% and 5.0% are assumed for TIF Revenue
calculations. The projections were subject to the 2006 City millage rate (4.950)
and the 2006 County millage rate (8.756). The methodology underestimates
the impact that new development and public improvements will have on the
total taxable value of the properties in the TIF district because the projected
revenue estimates do not capture the growth in assessments that will result
from new construction.

Methodology

The base year (2007) taxable value is subtracted from the projected total base
value. The increment is then multiplied by the millage rate available to the

TIF district over the next forty years. The gross incremental CRA revenue is
discounted back to 95%, the maximum allowed by Statute, to calculate the net
incremental CRA revenue.
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Results

Table A, B, C and D show estimates of the annual increment increase for all taxable properties
in the Westside Neighborhoods TIF District and the Western Gateway TIF District at growth
rates of 3.0% and 5.0%.

The total increment over 40 years for the Westside Neighborhoods TIF District at 3% growth
rate is projected to be $61.4 million. The total increment over a 40 year TIF district life for the
Western Gateway TIF District at 5% growth rate is projected to be $141.5 million.

The total increment over 40 years for the Western Gateway District at 3% growth rate with the
ACW site redevelopment is projected to be $48.7 million. The total increment over 40 years for
the Western Gateway TIF District (including the ACW site redevelopment) at 5% growth rate is
projected to be $75.3 million.

The estimates are sensitive to several factors including market forces and changes to the
assessment system in Escambia County. While the estimates show a moderate growth in
the taxable values in the early years of the TIF, they provide a conservative projection for
the revenue stream that the recommended Westside Neighborhoods TIF district is likely to
generate.
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Table A. Westside Neighborhoods TIF District @ 3% Annual Growth Rate

Annual Assessed

Annual Incremen-

Gross Incremental

Net (95%) Incremental

Years Value tal Increase CRA Revenue CRA Revenue
2007 (base) $125,163,377 $0 $0 $0
2008 $128,918,278 $3,754,901 $51,480 $48,906
2009 $132,785,827 $7,622,450 $104,504 $99,279
2010 $136,769,401 $11,606,024 $159,119 $151,163
2011 $140,872,484 $15,709,107 $215,372 $204,603
2012 $145,098,658 $19,935,281 $273,313 $259,647
2013 $149,451,618 $24,288,241 $332,992 $316,342
2014 $153,935,166 $28,771,789 $394,461 $374,738
2015 $158,553,221 $33,389,844 $457,775 $434,886
2016 $163,309,818 $38,146,441 $522,988 $496,838
2017 $168,209,112 $43,045,735 $590,157 $560,649
2018 $173,255,386 $48,092,009 $659,341 $626,374
2019 $178,453,047 $53,289,670 $730,601 $694,071
2020 $183,806,639 $58,643,262 $803,999 $763,799
2021 $189,320,838 $64,157,461 $879,599 $835,619
2022 $195,000,463 $69,837,086 $957,466 $909,593
2023 $200,850,477 $75,687,100 $1,037,670 $985,787
2024 $206,875,991 $81,712,614 $1,120,280 $1,064,266
2025 $213,082,271 $87,918,894 $1,205,368 $1,145,100
2026 $219,474,739 $94,311,362 $1,293,009 $1,228,358
2027 $226,058,981 $100,895,604 $1,383,279 $1,314,115
2028 $232,840,751 $107,677,374 $1,476,257 $1,402,444
2029 $239,825,973 $114,662,596 $1,572,024 $1,493,423
2030 $247,020,753 $121,857,376 $1,670,665 $1,587,131
2031 $254,431,375 $129,267,998 $1,772,264 $1,683,651
2032 $262,064,316 $136,900,939 $1,876,912 $1,783,066
2033 $269,926,246 $144,762,869 $1,984,699 $1,885,464
2034 $278,024,033 $152,860,656 $2,095,720 $1,990,934
2035 $286,364,754 $161,201,377 $2,210,071 $2,099,567
2036 $294,955,697 $169,792,320 $2,327,853 $2,211,460
2037 $303,804,368 $178,640,991 $2,449,168 $2,326,710
2038 $312,918,499 $187,755,122 $2,574,123 $2,445 417
2039 $322,306,054 $197,142,677 $2,702,826 $2,567,685
2040 $331,975,235 $206,811,858 $2,835,391 $2,693,621
2041 $341,934,492 $216,771,115 $2,971,932 $2,823,335
2042 $352,192,527 $227,029,150 $3,112,570 $2,956,941
2043 $362,758,303 $237,594,926 $3,257,426 $3,094,555
2044 $373,641,052 $248,477,675 $3,406,629 $3,236,297
2045 $384,850,284 $259,686,907 $3,560,307 $3,382,292
2046 $396,395,792 $271,232,415 $3,718,596 $3,532,667
2047 $408,287,666 $283,124,289 $3,881,634 $3,687,552
$61,398,346

Table B. Westside Neighborhoods TIF District @ 5% Annual Growth Rate
Annual Increase in | Annual Incremen- | Gross Incremental | Net (95%) Incremental
Years Assessed Value tal Increase CRA Revenue CRA Revenue
2007 (base) $125,163,377 $0 $0 $0
2008 $131,421,546 $6,258,169 $85,799 $81,510
2009 $137,992,623 $12,829,246 $175,889 $167,095
2010 $144,892,254 $19,728,877 $270,483 $256,959
2011 $152,136,867 $26,973,490 $369,807 $351,316
2012 $159,743,710 $34,580,333 $474,096 $450,392
2013 $167,730,896 $42,567,519 $583,601 $554,421
2014 $176,117,441 $50,954,064 $698,580 $663,651
2015 $184,923,313 $59,759,936 $819,309 $778,343
2016 $194,169,478 $69,006,101 $946,074 $898,770
2017 $203,877,952 $78,714,575 $1,079,177 $1,025,218
2018 $214,071,850 $88,908,473 $1,218,935 $1,157,988
2019 $224,775,442 $99,612,065 $1,365,681 $1,297,397
2020 $236,014,214 $110,850,837 $1,519,765 $1,443,777
2021 $247,814,925 $122,651,548 $1,681,553 $1,597,475
2022 $260,205,671 $135,042,294 $1,851,430 $1,758,858
2023 $273,215,955 $148,052,578 $2,029,801 $1,928,311
2024 $286,876,753 $161,713,376 $2,217,090 $2,106,236
2025 $301,220,590 $176,057,213 $2,413,744 $2,293,057
2026 $316,281,620 $191,118,243 $2,620,231 $2,489,220
2027 $332,095,701 $206,932,324 $2,837,042 $2,695,190
2028 $348,700,486 $223,537,109 $3,064,694 $2,911,459
2029 $366,135,510 $240,972,133 $3,303,728 $3,138,542
2030 $384,442,286 $259,278,909 $3,554,714 $3,376,978
2031 $403,664,400 $278,501,023 $3,818,249 $3,627,337
2032 $423,847,620 $298,684,243 $4,094,961 $3,890,213
2033 $445,040,001 $319,876,624 $4,385,509 $4,166,233
2034 $467,292,001 $342,128,624 $4,690,583 $4,456,054
2035 $490,656,601 $365,493,224 $5,010,912 $4,760,366
2036 $515,189,431 $390,026,054 $5,347,257 $5,079,894
2037 $540,948,903 $415,785,526 $5,700,420 $5,415,399
2038 $567,996,348 $442,832,971 $6,071,240 $5,767,678
2039 $596,396,165 $471,232,788 $6,460,602 $6,137,571
2040 $626,215,974 $501,052,597 $6,869,431 $6,525,960
2041 $657,526,772 $532,363,395 $7,298,702 $6,933,767
2042 $690,403,111 $565,239,734 $7,749,437 $7,361,965
2043 $724,923,267 $599,759,890 $8,222,708 $7,811,573
2044 $761,169,430 $636,006,053 $8,719,643 $8,283,661
2045 $799,227,901 $674,064,524 $9,241,425 $8,779,353
2046 $839,189,296 $714,025,919 $9,789,295 $9,299,831
2047 $881,148,761 $755,985,384 $10,364,560 $9,846,332
$141,565,348
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Table C. Western Gateway TIF District Projections @ 3% Annual Growth Rate Table D. Western Gateway TIF District Projections @ 5% Annual Growth Rate
Annual Assessed | Annual Incremen- | Gross Incremental Net (95%) Incremental Annual Assessed | Annual Incremen- | Gross Incremental Net (95%) Incremental
Years Value tal Increase CRA Revenue CRA Revenue Years Value tal Increase CRA Revenue CRA Revenue
2007 (base) $12,910,226 $0 $0 $0 | [2007 (base) $12,910,226 $0 $0 $0
2008 $13,297,533 $387,307 $5,310 $5,044 | | 2008 $13,555,737 $645,511 $8,850 $8,407
2009 $13,696,459 $786,233 $10,779 $10,240 | | 2009 $14,233,524 $1,323,298 $18,142 $17,235
2010 $14,107,353 $1,197,127 $16,413 $15,592 | | 2010 $14,945,200 $2,034,974 $27,899 $26,505
2011 $14,530,573 $1,620,347 $22,215 $21,104 | | 2011 $15,692,460 $2,782,234 $38,144 $36,237
2012 $14,966,490 $2,056,264 $28,191 $26,782 | | 2012 $16,477,083 $3,566,857 $48,902 $46,457
2013 $35,415,485 $22,505,259 $308,547 $293,120 | | 2013 $37,300,938 $24,390,712 $334,397 $317,677
2014 $36,477,950 $23,567,724 $323,113 $306,958 | | 2014 $39,165,984 $26,255,758 $359,966 $341,968
2015 $37,572,288 $24,662,062 $338,117 $321,211 2015 $41,124,284 $28,214,058 $386,815 $367,474
2016 $38,699,457 $25,789,231 $353,570 $335,892 | | 2016 $43,180,498 $30,270,272 $415,005 $394,255
2017 $39,860,440 $26,950,214 $369,487 $351,013 | | 2017 $45,339,523 $32,429,297 $444,606 $422,375
2018 $84,056,254 $71,146,028 $975,412 $926,641 2018 $90,606,499 $77,696,273 $1,065,216 $1,011,955
2019 $86,577,941 $73,667,715 $1,009,984 $959,485 | | 2019 $95,136,824 $82,226,598 $1,127,327 $1,070,960
2020 $89,175,279 $76,265,053 $1,045,594 $993,314 | | 2020 $99,893,665 $86,983,439 $1,192,543 $1,132,916
2021 $91,850,538 $78,940,312 $1,082,272 $1,028,158 | | 2021 $104,888,348 $91,978,122 $1,261,020 $1,197,969
2022 $94,606,054 $81,695,828 $1,120,050 $1,064,047 | | 2022 $110,132,766 $97,222,540 $1,332,921 $1,266,275
2023 $97,444,236 $84,534,010 $1,158,961 $1,101,013 | | 2023 $115,639,404 $102,729,178 $1,408,417 $1,337,996
2024 $100,367,563 $87,457,337 $1,199,040 $1,139,088 | | 2024 $121,421,374 $108,511,148 $1,487,688 $1,413,303
2025 $103,378,590 $90,468,364 $1,240,321 $1,178,305 | | 2025 $127,492,443 $114,582,217 $1,570,922 $1,492,376
2026 $106,479,947 $93,569,721 $1,282,841 $1,218,699 | | 2026 $133,867,065 $120,956,839 $1,658,318 $1,575,402
2027 $109,674,346 $96,764,120 $1,326,636 $1,260,304 | | 2027 $140,560,418 $127,650,192 $1,750,084 $1,662,580
2028 $112,964,576 $100,054,350 $1,371,745 $1,303,158 | | 2028 $147,588,439 $134,678,213 $1,846,438 $1,754,116
2029 $116,353,513 $103,443,287 $1,418,207 $1,347,297 | | 2029 $154,967,861 $142,057,635 $1,947,610 $1,850,230
2030 $119,844,119 $106,933,893 $1,466,064 $1,392,760 | | 2030 $162,716,254 $149,806,028 $2,053,841 $1,951,149
2031 $123,439,442 $110,529,216 $1,515,356 $1,439,588 | | 2031 $170,852,067 $157,941,841 $2,165,383 $2,057,114
2032 $127,142,625 $114,232,399 $1,566,126 $1,487,820 | | 2032 $179,394,670 $166,484,444 $2,282,502 $2,168,377
2033 $130,956,904 $118,046,678 $1,618,420 $1,537,499 | | 2033 $188,364,404 $175,454,178 $2,405,477 $2,285,203
2034 $134,885,611 $121,975,385 $1,672,283 $1,588,668 | | 2034 $197,782,624 $184,872,398 $2,534,601 $2,407,871
2035 $138,932,180 $126,021,954 $1,727,761 $1,641,373 | | 2035 $207,671,755 $194,761,529 $2,670,181 $2,536,672
2036 $143,100,145 $130,189,919 $1,784,904 $1,695,659 | | 2036 $218,055,343 $205,145,117 $2,812,540 $2,671,913
2037 $147,393,149 $134,482,923 $1,843,761 $1,751,573 | | 2037 $228,958,110 $216,047,884 $2,962,016 $2,813,916
2038 $151,814,944 $138,904,718 $1,904,384 $1,809,164 | | 2038 $240,406,016 $227,495,790 $3,118,967 $2,963,019
2039 $156,369,392 $143,459,166 $1,966,825 $1,868,484 | | 2039 $252,426,316 $239,516,090 $3,283,766 $3,119,577
2040 $161,060,474 $148,150,248 $2,031,140 $1,929,583 | | 2040 $265,047,632 $252,137,406 $3,456,804 $3,283,964
2041 $165,892,288 $152,982,062 $2,097,384 $1,992,515 | | 2041 $278,300,014 $265,389,788 $3,638,494 $3,456,569
2042 $170,869,057 $157,958,831 $2,165,616 $2,057,335 | | 2042 $292,215,015 $279,304,789 $3,829,269 $3,637,805
2043 $175,995,129 $163,084,903 $2,235,894 $2,124,099 | | 2043 $306,825,765 $293,915,539 $4,029,582 $3,828,103
2044 $181,274,982 $168,364,756 $2,308,281 $2,192,867 | | 2044 $322,167,053 $309,256,827 $4,239,911 $4,027,916
2045 $186,713,232 $173,803,006 $2,382,839 $2,263,697 | | 2045 $338,275,406 $325,365,180 $4,460,757 $4,237,719
2046 $192,314,629 $179,404,403 $2,459,634 $2,336,653 | | 2046 $355,189,176 $342,278,950 $4,692,644 $4,458,012
2047 $198,084,068 $185,173,842 $2,538,733 $2,411,797 | | 2047 $372,948,635 $360,038,409 $4,936,127 $4,689,320
$48,727,601 $75,338,886
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This section addresses the specific requirements of Chapter 163, Part III,
Florida Statutes, as they relate to the preparation and adoption of Community
Redevelopment Plans in accordance with Sections 163.360 and 163.362.
Provided below is a brief synopsis of each Sub-Section requirement from
163.360 and 1653.362, and a brief description of how the redevelopment plan
and adoption process meet those requirements.

163.360 — COMMUNITY REDEVELOPMENT PLANS

Section 163.360 (1), Determination of Slum or Blight By Resolution

This section requires that a local governing body determine by resolution that an
area has been determined to be a slum or blighted area before a redevelopment
area can be established.

Action: The City of Pensacola City Council commissioned a Westside
Neighborhoods Finding of Necessity Study which documented the existence of
conditions of blight in the Westside Neighborhoods Area. On January 25, 2007,
City Council approved a resolution finding the Westside Neighborhoods Area
a blighted area appropriate for rehabilitation, conservation and redevelopment
in the public interest and designated the Westside Neighborhoods Area a
Community Redevelopment Area.

Section 163.360 (2)(a), Conformance with the Comprehensive Plan

The Local Planning Agency is charged with determining that the Westside
Community Redevelopment Area Plan Redevelopment Plan is in conformance
with the adopted Comprehensive Plan.

Action:

The Redevelopment Plan was submitted to the City of Pensacola Planning
Board for determination of its conformance with the City’s Comprehensive Plan
atits May 8, 2007 meeting.

Section 163.360 (2)(b), Completeness

This section requires that the redevelopment plan be sufficiently complete to
address land acquisition, demolition and removal of structures, redevelopment,
improvements and rehabilitation of properties within the redevelopment area as
well as zoning or planning changes; land uses, maximum densities and building
requirements.

Action:

These issues are addressed in Chapters 4,5 and 6 of the Redevelopment Plan.

Section 163.360 (2)(c), Development of Affordable Housing

This section requires the redevelopment plan to provide for the development
of affordable housing, or to state the reasons for not addressing affordable
housing.

Action:

The Redevelopment Plan anticipates the need to renovate and reconstruct
existing housing units as well as to provide new affordable and market rate
housing within the Westside Redevelopment Area, for both rental and owner
occupancy.

Section 163.360 (3), Community Policing Innovations

The redevelopment plan may provide for the development and implementation
of community policing innovations.

Action:

The Redevelopment Plan supports the use of community policing as stated
in Residential Preservation and Enhancement Element of the Concept Plan
(Chapter 4) and Implementation Strategies (Chapter 6).

Section 163.360 (4), Plan Preparation and Submittal Requirements

The Community Redevelopment Agency may prepare a Community
Redevelopment Plan. Prior to considering this plan, the redevelopment
agency will submit the plan to the local planning agency for review and
recommendation as to its conformity with the comprehensive plan.

Action:

The City of Pensacola City Council, as the Pensacola Community
Redevelopment Agency, authorized the preparation of this Community
Redevelopment Plan through the contracted services of the RMPK Group
Inc., Certified Planners and Licensed Landscape Architects. On May 8, 2007
the Redevelopment Plan was submitted to the City of Pensacola Planning
Board for determination that the redevelopment plan was in conformance with
the City’'s Comprehensive Plan.

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

163.360 (5). The Community Redevelopment Agency will submit the
Redevelopment Plan, along with written recommendations, to the governing
body and each taxing authority operating within the boundaries of the
redevelopment area.

Action:

The City of Pensacola will submit this Redevelopment Plan and any written
comment to the Escambia County Board of Commissioners, Escambia
County School Board and the Northwest Florida Water Management District
for review prior to public hearing and consideration of adoption by the City
Council.
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163.360 (6). The governing body shall hold a public hearing on the Community
Redevelopment Plan after public notice by publication in a newspaper having
a general circulation in the area of operation of the Westside Redevelopment
Area Plan.

Action: A public hearing on the Westside Community Redevelopment Plan
Community Redevelopment Plan was held on May 24, 2007. Notice of the
Public Hearing was published in the Pensacola News Journal ten days prior to
the hearing.

(d) The Redevelopment Plan will afford maximum opportunity
consistent with the sound needs of the county or municipality as a
whole, for the rehabilitation or redevelopment of the redevelopment
area by private enterprise.

Action:

The need for, and role of, private enterprise/ investment to ensure
the successful rehabilitation or redevelopment of the Westside
Redevelopment Area is contained in the Implementation Strategies

163.360 (7).

(a) A feasible method exists for the location of families who will be
displaced from the Redevelopment area in decent, safe, and sanitary
dwelling accommodations within their means and without undue
hardship to such families;

Action:

Widespread displacement of families is not anticipated due to direct
action by the City of Pensacola. Families temporarily displaced due
to home reconstruction will be provided a monetary allowance for
temporary housing.

(b) The Redevelopment Plan conforms to the general or
comprehensive plan of the county or municipality as a whole;

Action: The Westside Community Redevelopment Plan
Redevelopment Plan conformance was determined by the City of
Pensacola Planning Board to be in conformance with the City’s
Comprehensive Plan on May 8, 2007.

(c) The Redevelopment Plan gives due consideration to the
utilization of community policing innovations, and to the provision
of adequate park and recreational areas and facilities that may be
desirable for neighborhood improvement, with special consideration
for the health, safety, and welfare of children residing in the general
vicinity of the site covered by the Plan;

Action: The need to utilize community policing innovations is
supported in Chapter 4 of Redevelopment Plan and gives consideration
to community policing innovations as part of the action strategies
under the Residential Preservation Element. Improved recreational
opportunities are referenced in the Chapter 4 of the Redevelopment
Plan under the Parks and Recreation element.

Following the public hearing described above, the City Council
may approve the redevelopment plan if it finds that:

section (Chapter 6).

(e) Maintenance of coastal area evacuation time and protection of
property against exposure to natural disasters.

Action:
Not applicable. This is for redevelopment areas that are located in a

coastal tourist area.

Section 163.360 (8)(a)(b), Land Acquisition

Not applicable. The Westside Community Redevelopment Area falls within the
Pensacola Inner City Area. The inner city area is a built environment and among
the oldest of developed sections of Pensacola. Scattered vacant lots are suitable
for infill development. Other sites may become available due to demolition.

Section 163.360 (9), Full Force and Effect

Upon approval by a governing body of a community redevelopment plan or any
modification thereof, the plan and/or modification shall be deemed in full force
and effect.

Action:

The Pensacola City Council approved the Westside Community Redevelopment
Plan by adoption of resolution on May 24, 2007.

Section 163.360 (10), Need as a Result of Emergency.

Provides guidance for development of a redevelopment plan when an area
has been designated as blighted as the result of an emergency under Chapter
252.34(3).

Action: Not Applicable.

Chapter 163.362 - Contents of Community Redevelopment Plans

Every community redevelopment plan shall:

Chapter 163.362(1) Legal Description

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

Action:

Alegal description of the boundaries of the redevelopment area and the reasons
for establishing the boundaries are contained in the Finding of Necessity Study.
Appendix D of the Redevelopment Plan contains the Legal Description of the
boundaries for the Westside Community Redevelopment Area.

Chapter 163.362(2) Show By Diagram and General Terms:
(a) Approximate amount of open space and the street layout.

Action: This task is accomplished through the Concept Plan Map
(Chapter 4)

(b) Limitations on the type, size, height number and proposed use of
buildings.

Action: This is also described in the Conceptual Plan, however it
is expected that the City’s zoning ordinance and land development
regulations will continue to provide the regulatory framework for any
building dimension or style limitations.

(c) The approximate number of dwelling units.

Action: Based on the future land use concepts contained in the Plan,
and the expressed desire to increase residential opportunities in the
Westside Redevelopment Area, it can be reasonably expected that
new investment in housing will occur over time. Future development
of moderate to high density residential projects are encouraged in
other areas of the redevelopment area, as well as new investment
in single family infill, if successful, is expected to increase residential
densities.

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

Action:

Proposed future uses and facilities are described in the Concept Plan
section of the Redevelopment Plan (Chapter 4).
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Chapter 163.362(3) Neighborhood Impact Element

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

Action:

The Neighborhood Impact Element is described in the Concept Plan section
(Chapter 4) of the Redevelopment Plan.

Chapter 163.362(4) Publicly Funded Capital Projects

Identify specifically any publicly funded capital projects to be undertaken within
the community redevelopment area.

Action:

A list of publicly funded projects located within the boundaries of the
redevelopment area is contained in the Capital Projects and Program Initiatives
section (Chapter 5) of this Plan.

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

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

Action:

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

Upon adoption, the Community Redevelopment Plan will become the
guiding document for future development, redevelopment, conservation and
revitalization activities in and for the Westside Redevelopment Area. In order
to assure that redevelopment will take place in conformance with the projects,
the Pensacola City Council will utilize the regulatory devices, instruments and
systems such as zoning and land use restrictions available to it to permit and/or
restrict development and redevelopment within the area. These include but
are not limited to the Comprehensive Plan, the Land Development Code, the
Zoning Code, design guidelines, performance standards, development review,
permitting and approval processes.

The City of Pensacola and the Community Redevelopment Agency shall provide
adequate safeguards to ensure that all leases, deeds, contracts, agreements,
and other instruments relative to any real property conveyed shall contain
restrictions and/or covenants to run with the land to govern its uses, or shall
contain other provisions necessary to carry out the goals and objectives of the
redevelopment plan.

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

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

Action:

Addressed in the Neighborhood Impact Element contained in the Concept Plan
section (Chapter 4) of the Redevelopment Plan..

Chapter 163.362(8) Element of Residential Use

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

Action:

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

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

Chapter 163.362(9) Statement of Projected Costs

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

Action:

Project costs and funding sources are described in the Capital Projects and
Program Initiatives section (Chapter 5) of the Redevelopment Plan.

Chapter 163.362(10) Duration of Plan

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

Action:

Any redevelopment project financed by tax increment revenues will be completed
within forty-years from the date of approval of the Redevelopment Plan by the
Pensacola City Council.

Chapter 163.362(11) Statutory Predisposition

This section provides relief to some of the subsections of Section 163.360, if
the redevelopment plan was adopted before Chapter 84-356, Laws of Florida,
became a law.

Action: Not Applicable.
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APPENDIXC PUBLIC INVOLVEMENT

This section outlines the information obtained during work sessions conducted on May
34, 4% and 23 and June 21 and 22", 2005 in the City of Pensacola, Florida. At each
session a brief overview of the planning process was provided along with a summary of the
Neighborhood Assessment. During these work sessions, the participants were involved in a
brainstorming session to identify the neighborhood assets, issues of concern and potential
opportunities that are characteristic of the West Side Neighborhoods.

The information contained in this report presents a list of the attendees and a brief summary
of the comments provided by them. The information was incorporated in the formulation of
the Concept Plan development phase of the West Side Neighborhood.

PUBLIC WORKSHOP - MAY 3, 2005

The following information was gathered during the Public Workshop held on May 3rd at
the Fricker Community Center, Pensacola, Florida with the residents of the West Side
Neighborhoods. With the help of aerial photographs and base maps of the neighborhoods,
the residents were encouraged to actively participate in the planning process. The following
are some of the opportunities and constraints identified by the residents:

ASSETS

+  Baptist Hospital

+  Parks

*  Fricker Center

+  Legion Field

+  Trees

* Mom and Pop Businesses
¢+ Churches

+ Residential character of A Street
+ Historical Significance
+  Proximity to Downtown
+  Architectural character

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

CONCERNS

«  Abandoned Properties

«  Package Stores

+  Vacant Lots and Buildings

+ Riseinillegal activities: Drug Activity and Prostitution

+  Presence of abandoned and underutilized motels on Cervantes St.
+  Poor aesthetic character of Habitat Housing design

+  Lack of Street Lighting

+ Inadequate Neighborhood parks especially south of Cervantes
+  Absence of high rise buildings

*+ Irregularity of City limit lines

+  Deteriorating conditions of Storm Water Drainage

*  Vagrancy

+  Blight/properties in poor condition

SOLUTIONS

+  Clean Cemeteries: better maintenance

+  Sting Operations: prostitutes

+  Inill- Affordable Housing (Better Quality and Design)

«  Trim/Prune the dead trees

+  Better Code Enforcement

+  Better Maintenance on Parks

«  Employment Opportunities for Teenagers

+  More Police Patrols (including bike)

«  Advertise funds for Small Businesses

*  No high rise buildings

+ Rehabilitate houses and provide assistance for those in need
+  Develop a Grocery Store

+ Institute Fagade Improvement Programs

+  Develop Housing Rehabilitation Program

+  Develop Design guidelines for housing

«  Enforce zoning changes to protect residential character of A Street

OVERVIEW OF RESULTS FROM PUBLIC MEETING

The participants in the public workshop raised an over all sentiment that Hurricane Ivan had
actually reversed the demographic data from decline to actual in-migration. Other issues of
concern include work force training, housing conditions, design and long-term affordability,
level of income and nature of employment, decreasing population and households and lack
of private sector investment in revitalizing commercial corridors.

WESTSIDE NEIGHBORHOODS STEERING COMMITTEE MEETING
MAY 4, 2005

The following summary of comments was gathered on May 4", at the Lakeview Center in
the City of Pensacola during a Steering Committee meeting. The Steering Committee’s
responsibility is to champion the process within the community and ultimately make a
recommendation to City Council regarding the Plan Each of the Steering Committee
members described their vision for the neighborhoods, the needs and what their organizations
may have planned in the future. The following is a summary of their comments:

Assets

«  The Change of Pace neighborhood has made great strides lately through City
sponsored cleanup and sidewalk construction.

«  “A” Street will become a major corridor as the historic downtown develops.

«  The Housing Authority has plans to redevelop Morris Court with construction of 24
new apartments.

«  Attucks Court has received very high marks from the Federal Government
regarding conditions in this neighborhood.

+  Habitat for Humanity housing has enabled home ownership for tenants in the public
housing projects freeing space for new residents.

«  Anew neighborhood recreational center is proposed. Council has appropriated $1
million LOST

«  The School Board would like to build a New Urban School in the neighborhood
requiring a minimum of 5 acres of land.

+ The St. Johns Cemetery is a great historic resource with numerous dignitaries
including 2 former governors, state representatives and war heroes buried there.
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PUBLIC WORKSHOP- MAY 23, 2005

CONCERNS SOLUTIONS ASSETS

Legion Field is a historic site that is supposed to provide recreational
opportunities for the area residents but, the field is being physically
destroyed and has become an area for prostitution, which is a terrible
influence on the youths in the neighborhood.

More tot lots and passive parks are needed especially in the area
south of Cervantes.

Police response is slow

Speeding is an issue especially by people on motorcycles.

Cost to complete improvements has increased from $55 to $85 per
square foot since the occurrence of the Hurricane Ivan.

The Housing Commission has been listening to architects and
planners who are recommending higher architectural standards and
a site layout more consistent with “New Urbanism” principles.

The St. John’s cemetery must be restored but resources are limited
in light of the impact of Hurricane Ivan on those who currently reside
in the area.

This cemetery, along with others in the community should be part of
a historic tour.

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Ensure that the plan is for everyone (old, young, black and white)
Incorporate  energy  conservation  measures/features  into
redevelopment/infill projects in the area ( solar, wind, alternative
energy source) could give the area an edge

Children are the future and they need better schools, parks and
activities.

Need more code enforcement

There’s a need for housing rehab grants, property improvement grants
& R.0.W. enhancement grants

Stem the demolition of older homes

Increase home ownership opportunities and help current renters
become owners as a means of building neighborhood pride

Halt the negative activities at the motels on Cervantes

Housing rehabilitation needs more funding.

Improvements should be made on A Street with landscaping,
decorative street lighting sidewalks and signage. Zoning should be in
place to protect the residential character of the road so it doesn’t turn
into strip commercial uses.

Cervantes Street needs the establishment of a Facade Grant to
improve the deteriorating buildings in that area.

Consider partnership roles for area churches and grants for
restoration.

Architectural Guidelines are needed to blend Habitat and anything
new with the character of the neighborhood (porches, CPTED
considerations)

Use of Geo-thermal systems for energy savings and that grant
opportunities may be available.

More focus on schools (partnerships to nurture kids) and utilize the
location of schools to help stabilize the neighborhoods and enhance
property values

Establish the neighborhood as a leader in energy conservation.

In reaching out to the area’s youth we should consider apprenticeship
opportunities for electricians, plumbers and other trades.

Tool Lending Library to provide tools needed for community clean-up
Employment of the area’s youth to fix parks, sidewalks, and buildings
in the neighborhood providing jobs and training in construction
trades.

Community Garden to grow fresh produce seasonally to serve area

restaurants for profit.
There needs to be a re-entry program for ex-offenders so they can be
trained and employed rather than slipping into old bad habits.

Neighborhood history

Cemeteries

Baptist Hospital

Fricker Community Center

Parks

New quality infill housing

New businesses in the area (Walgreen’s, Circle K, CVS, Auto Parts)
AA Dixon GED program (child care needed)

County owned property at Desoto & Gonzales for redevelopment as a park
Traditional neighborhood character

Churches

Good potential for investments

CJ’s Restaurant (Garden & Pace)

Assisted Living Facility

Potential for home construction/purchase

CONCERNS

Loitering (near Cervantes St)

Lack of neighborhood school

Pedestrian deaths/ injuries on Cervantes St (Need safe crossings: pedestrian activated cross walks, etc)
Need new sidewalks (particularly along Cervantes);

Existing sidewalks need to be reconstructed (614 N E St)

Need a neighborhood grocery store

Area is too dark, need additional street lighting (historic style)

Architectural design/appearance of affordable housing (Habitat & other private need to be off grade,
steeper roof pitch, no patio style)

Poor design of new commercial buildings (no metal buildings)

Don't want trailers (mobile homes) in the neighborhood

Need a quality, affordable restaurant in the neighborhood

Need a branch library in the neighborhood area

Stormwater drainage is poor in the area (particularly E St, C St, Avery to Cervantes)
Packagel/liquor stores on Cervantes Street at M Street and E Street(drinking/loitering outside)
Dilapidated taxi stand at Cervantes & F Streets is an eyesore

Abandoned and deteriorated houses need demolition

Hotels on Cervantes St and associated prostitution

Neighborhood watch is needed

Drug activity

Lloyd Alley (City ROW) from D to G Streets (parallel to Lloyd) is overgrown/ needs maintenance
Poor drainage/standing water producing high mosquito populations

Prostitution

Need a Farmer’s Market/fresh produce outlet
Need additional educational facilities
Parked cars blocking road at Cervantes & F Streets
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SOLUTIONS

«  Farmers’ Market/growers produce market

+  Enhance/beautify main corridors with trees, planting, lights and
bike paths

«  Add/improve signage on main corridors

+  Re-open AA Dixon as neighborhood school

«  Re-use Blount School property for housing (no-high rises)

«  Cleanup/ improve/ beautify neighborhood cemeteries (plant
trees, add signage, fix fence at St John’s Cemetery)

«  Re-vegetate the neighborhood (replenish post-lvan)

«  Revise zoning to allow mixed (residential/office) uses

+ Install traffic calming devices on L Street from Garden to

Cervantes

« Install traffic calming devices on Jackson St from Pace to E
Street

*  Place utilities underground/ Install newer more hurricane resistant
traffic lights

+  Upgrade/enhance Legion Field

* More educational classes/programs in the neighborhood (bring
nursing program to PJC downtown)

+  Improve existing parks

*  Development more parks

«  Upgrade the Fricker Center parking lot

* Increase police patrols in the area

+  Amend the noise ordinance to allow for easier enforcement

«  Pave streets (Brainerd from A to B)

*  Repair existing sidewalks

«  Construct new sidewalks (100 BLK of Lee St, C St from LaRua to
Mallory, G St, Wright St)

+  Construct traffic calming devices at Fricker and at Baptist (F St
from Cervantes to Moreno)

«  Upgrade traffic lights everywhere

«  Enforce laws (loitering at package stores, open containers, noise,
code)

«  Safe pedestrian crossings (overpass) across Cervantes St

+  Resurface roads/ fix potholes

*  Annex property at northern boundary of area (around Baptist
Hospital)

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

WESTSIDE NEIGHBORHOODS PLAN - JUNE 21, 2005
WEST SIDE CONCEPT PLAN OVERVIEW

*  Neighborhood/Town Center concept co-locating planned new facilities.

+ Plan elements include gateways, public infrastructure improvements & key new
development projects

«  Establish a neighborhood identity through entry signage and primary corridors

+  Pursue City control of Pace Blvd

+  Provide opportunity for tradesmen to share their skills with apprentices

«  Concept plan may require changes to the future land use plan

«  Improvement recommendations not only a money decision but an impact decision:
remove physical structures, housing and negative activities

«  Make investment in maintenance, character and long term stability

+  Private investors want to invest where they can achieve a return

*  Need to balance pedestrian safety with the flow of goods & services on Cervantes St

GARDEN STREET

«  Should be treated as a Western Gateway
+  Create Boulevard or Parkway through landscaping, signage & lighting

CERVANTES STREET

+  Needs a character change (its purpose shouldn’t be only to move traffic through)
+  Should become more pedestrian oriented

+  New activities/uses are needed

+  Thoroughfare needs to be scaled down

A & E STREETS

*  Maintain the residential character
*  Enhance these corridors

CEMETERIES

+  These are historic and physical assets-(two governors buried in one; significant African
Americans)

+  Establish a walking/driving tour (connect the area)

+  Make them inviting (e.g.-Arlington National at small scale)

*  Anon-going street planning program can be done inexpensively and continually build
up the neighborhood

HOUSING (DESIGN STANDARDS)

+  Reflect historic character

«  Apply principles of new urbanism

«  Parking in the rear & side yards

«  Pay attention to the details

+  Habitat could include emphasis on restoration as much as new construction

« LA Kirsey multi-family residential project (subject to new urbanism guidelines)

COMMERCIAL

+  Facilitate business growth via an improved environment

«  Parking issues are a detriment to business- incorporate shared parking/side
street parking

«  Grocery store

+  Occurrence of commercial should remain at existing 12% levels

+  Areaneeds a haircut & a shave

«  Demo of dilapidated structures

¢« Cut grass on rights of way

+  City steps to show commitment to the area

BAPTIST HOSPITAL

+  Currentimprovement plans are in the works
«  Good time to partner
+  Seek annexation

PUBLIC SECTOR INVESTMENT

+ New urban school

«  Syrplan

«  Downtown consolidated technical elementary school

+  4-5acres needed

*  New library

* Investment should address the more negative, blighting influences
+  Physical appearance/infrastructure enhancements

+  Transform corridor image

+  Opportunity for synergy

CEMETERIES & PARKS

Connect traffic to H& | Streets through St” John’s

CITY OF PENSACOLA, FLORIDA

56



APPENDIXC PUBLIC INVOLVEMENT

BUSINESS AND CHURCH LEADERS FOCUS GROUP COMMENTS OPPORTUNITIES/ DIRECTIONS

STEERING COMMITTEE MEETING - JUNE 22, 2005

Negative demographics are reasons for neighborhood decline
Resident priorities for improvement match the needs highlighted by the
demographic data

ISSUES/CONCERNS

More parks needed

More amenities/programs needed in parks (summer programs)

Not enough activities for area residents/youth

Cocaine corners-A & Cervantes St

Judges turning offenders back out on the streets

Single activity center needed to accommodate seniors, youth, families
Increasing numbers of rental properties

Need a focal point for a smaller/tighter community to rally around (e.g.:
neighborhood park, coffee shop, etc.)

Vagrancy/alleged homelessness

Truancy

Drug activity & prostitution

Obvious disconnect from downtown

Nothing for youth/teens to do (constructive activities)

Fricker Center useful for specific structured activities
Visual blight

NEIGHBORHOOD ASSETS

Location (downtown, close to water)

Potential spin-off impact of waterfront development

Good police activity

Address each sub-neighborhood within the planning area independently
rather than as a single neighborhood

Build neighborhood zones north & south of Cervantes (perhaps in
quadrants)

Don't hamper traffic flow on Cervantes St-retain as main east-west
commercial corridor to support business development/job growth

Maintain controlled, structured commercial access

Enhance Lakeview, A and E Streets (Jackson St has a lot of history as a
former Trolley line)

DOT involvement is needed

Establish guidelines (setbacks, design) for commercial corridor to encourage
investment

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

CDBG

Fagade Program

Housing Rehab

Habitat housing should enhance/add value to the neighborhood
Bridge to downtown

Cervantes needs a different function, different activities, different look
Infrastructure improvements

Business location incentives (write down the cost of land)

PUBLIC WORKSHOP - JUNE 21, 2005

COMMENTS

Fewer Habitat Houses—the style doesn't blend

Streetscape, lights, plantings, sidewalks

New housing should reflect the best of existing structures

Residential design standards

Housing that has a connection to the sidewalk

Commercial development standards are needed

Cross access between pedestrians and parking

Development needs an opportunity to make a profit

Cemeteries need clean-up/beautification/preservation

High percentages of rental property —encourage home ownership

Need a quality, clean grocery store

Zoning changes are needed to allow smaller lot sizes

Increases in public housing will bring more problems (Morris & Attucks
Courts are problem areas)

Timeline for annexations

Sewer plant relocation needs to be settled

Impact of improvements on property taxes (don’t price out the elderly/fixed
income)

R.O.W. property is not being maintained (responsibility of adjacent
property owners)

Code enforcement is lacking

Demolish dilapidated structures

Structure @ G and Cervantes is an eyesore

Need to enforce the minimum maintenance ordinance (Standard Housing
Code)

Need to enforce enhanced penalties for drug related crimes (near
churches, parks, schools, etc.)

Opportunities for private infill

Liquor stores on Cervantes at D and N Streets need to be removed
Market impacts of improvements may cause property to be purchased
for other uses

Slow traffic on Cervantes

Create a school slow zone

Place buildings close to street edge

Construct a median

Plant trees

Reuse of buildings for after school tutorial centers /apprenticeship
programs

Locate new clean supermarket on Cervantes (See St. Pete)

Establish a CRA to assemble property

Landscape & other jobs created by the renewal effort should go to
local contractors

A portion of the Blount School property may serve as a community
center site

Jackson & Gregory Streets are very useful active secondary
thoroughfares

Include world class swimming pool in new community center

Small playground for kids in southern half of neighborhood (prioritized
for  systematic implementation)

Beautification of A Street as a residential thoroughfare

Community policing substation

Housing rehab combined with a tool loan program
Beautification/establish a signature streetscape/landscaping plan
Need to look at multiple sites for new elementary school
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The City of Pensacola distributed a set of questions as a survey to the residents of the West Side
Neighborhoods to determine the needs and primary concerns of the neighborhood. There were
45 residents who participated in the survey. The following is a presentation of the survey results:

1. Overall how satisfied are you with your neighborhood as a place to live?

SATISFIED NOT SATISFIED

12 (26.66%) 33 (73.33%)

2, What can be done to increase your satisfaction? Please be specific.
HOUSING

«  Fewer habitat houses
+  Upgrade Neighborhood
+  Better houses

PHYSICAL ENVIRONMENT

« CleanUp

+  Better lighting

*  Remove abandoned buildings
«  Trash pick up

+  Landscaping

PUBLIC INFRASTRUCTURE

*  Repair potholes
+  Traffic calming devices on residential roads
+  Sidewalks

SOCIAL INFRASTRUCTURE
+  Eliminate drug activities
+  More community activities
+  Youth and Senior Activities
«  Public Safety Address
«  Concerns of Black community

POLICY

*  Improvement Plan

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

3. In general over the past two years, would you say that your neighborhood

is improving or declining?

IMPROVING

DECLINING

25 (55.55%)

20 (44.44%)

4, Why do you feel the neighborhood is improving?

5. Why do you feel the neighborhood is declining?

IMPROVING

DECLINING

HOUSING

e Infill Housing
e Rebuilding
e Well maintained exterior houses

PHYSICAL ENVIRONMENT

e  Clean up activities
e Better Neighbors who care about
the surroundings

PUBLIC INFRASTRUCTURE

e New sidewalks
e On-going development

SOCIAL INFRASTRUCTURE
e J.ess crime
e In-migration
e  Good balance of racial mix

POLICY

e  (ity is active

HOUSING

e Abandoned buildings
e Neglect of properties

PHYSICAL ENVIRONMENT

e Hurricane
e  Empty lots

PUBLIC INFRASTRUCTURE

e Poor drainage
e Poor road conditions

SOCIAL INFRASTRUCTURE

Loud young people
Increase of Vagrants
Gang violence

Drugs, liquor, prostitution
Kids loitering at night
Unconcerned Parents
Lack of Employment

POLICY

e Tack of commitment

6. Please tell us the three things you like best about your
neighborhood?

HOUSING

+  Affordable housing
+  Brick homes
* Integrated Homeowners (mixed)

PHYSICAL ENVIRONMENT
*  Close to Downtown

*  People in close proximity
«  On-going beautification

+  Fairly quiet
*  Neighborhood Parks
+  Historic

*  New drug store

+  Good location

«  Children and older residents
+  Trees

PUBLIC INFRASTRUCTURE
+  Parks

SOCIAL INFRASTRUCTURE
«  Low cost of living
+  Churches

*  Multi-racial
+  Baptist Hospital
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7. Please tell us the three things you like least
about your neighborhood?

HOUSING
+  Poor housing: Habitat housing
PHYSICAL ENVIRONMENT

+  Poor lighting

*  Unclean environment

*  Neglect

« Litter

*  Loud music

« Old High School

*  Abandoned buildings

« Trash on street: Old Car

PUBLIC INFRASTRUCTURE

«  Misuse of the Historic Legion Field
+  Cars speeding
+ Noisy night traffic

SOCIAL INFRASTRUCTURE

+  Lack of Community Pride
+  Gangs, drug activities and prostitution
+  Kids loitering

POLICY

+  Police respond slow
«  Unlawful use of off street: motorcycles, mopeds, go carts

8. Please rank, on a scale from one to five, with the five being
the most important and one being the least important, the following
neighborhood concerns by their importance to you:

More police patrols 62%

Better lighting 60%

Better traffic control 37.7%
More of improved sidewalks 53.3%
More emphasis on beautification 60%

More recreation opportunities 57.7%
Better/more code enforcement 46.6%
Better storm water management 53.3%
Improved roadway conditions 35.5%
More Education 68.8%
Better Jobs 62.2%
Others 22.2%

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

9. If you could change one thing in your neighborhood, what
would it be?

HOUSING

*  Improve Habitat housing
*  Better houses
+  Beautification of neighborhoods

PHYSICAL ENVIRONMENT

*  Cleanup
*  Improve aesthetics

PUBLIC INFRASTRUCTURE

*  Road improvement

*  Better Drainage

+  Better maintenance of sidewalks
+  Better and additional lighting

SOCIAL INFRASTRUCTURE
*  Remove or monitor vagrants
*  Eliminate drug activities
*  Eliminate prostitution
* Increase civic pride

POLICY

*  More police involvement

10. On the following scale, how likely is it that you will
MOVE out of the neighborhood in the next two years?

VERY LIKELY VERY UNLIKELY
3 (6.66%) 42 (93.33%)
11. If you were to move out of the neighborhood, what would

be the reason for your moving?
HOUSING

e Better house
e Change of quiet neighborhood

PHYSICAL ENVIRONMENT

e Deteriorating condition of neighborhood

SOCIAL INFRASTRUCTURE
e [oss of business
e Better opportunity outside the neighborhood
e Job relocation
e Increased crime in the neighborhood

POLICY

e Crime/Safety

12. Do you own or rent your home?
OWN RENT
35 (77.77%) 10 (22.22%)
13. Do you own or operate a business in the West Side

Neighborhoods area?

BUSINESS OWNER | NON BUSINESS OWNER

10 (22.22%) 35 (77.77%)

14. As a business person, are there regulatory issues,
administrative processes or business services that could be
improved to help strengthen your business? If so, what can be
done?

Fair taxes

Licensing to help local new businesses

Training

City has been extremely cooperative and supportive

15. As a business person or resident, what is your impression
of the physical condition of the commercial roadways in the
West Side neighborhoods area?

GOOD POOR

5 (11.11%) 40 (88.88%)
16. Participate as Planning Process Volunteer

YES NO

11 (24.44%) 34 (75.55%)
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APPENDIXD LEGAL DESCRIPTION

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Commencing at the intersection of the current City Limits line, as of January 11, 2007, and the
Westerly right-of-way line of the Alabama and Gulf Coast Railway, LLC where they intersect
Bayou Chico; thence Easterly and Northerly along said City Limits line, to its intersection
with the Easterly right-of-way line of ‘E’ Street; thence Southerly along said Easterly right-
of-way line to its intersection with the Northerly right-of-way line of the alley in Blocks 10,
11, 30, and 31, of the West King Tract; thence Easterly along said Southerly right-of-way
line to the Easterly right-of-way line of ‘A’ Street; the Southerly along said Easterly right-
of-way line to the Southerly right-of-way line of Gimble Street; thence Westerly along said
Southerly right-of-way line to the Easterly right-of-way line of ‘F’ Street; thence Southerly
along said Easterly right-of-way line to the Southerly right-of-way line of Pine Street; thence
Westerly along said Southerly right-of-way line and the former Southerly right-of-way line
of the St. Louis-San Francisco Railway (now abandoned Bayshore Line), to the Westerly
right-of-way line of ‘K’ Street; thence Northerly along said Westerly right-of-way line to its
intersection with the Northerly right-of-way line of the St. Louis-San Francisco Railway (now
abandoned Bayshore Line); thence Westerly along said Northerly right-of-way line to the
Westerly right-of-way line of ‘L’ Street; thence Northerly along said Westerly right-of-way
line to its intersection with the Westerly right-of-way line of the Alabama and Gulf Coast

Railway, LLC; thence Northwesterly along said right-of-way line to the Point of Beginning.
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APPENDIXE INVENTORY

This chapter describes the overall context in which the West Side Neighborhoods are situated
in the City of Pensacola. The preparation required an understanding of the physical and
socio-economic conditions of the neighborhood supported by a detailed analysis of the area’s
opportunities and constraints. Information for the inventory was collected from previous planning
studies, interviews with city staff, residents and business owners, and technical documents.
Meetings were held with the residents to determine their concerns and assess opportunities
regarding the West Side Neighborhoods. The results of the inventory and analysis were the
guiding framework for the formation of clear goals and objectives for the Redevelopment Plan.

During the first presentation of the assessment of conditions in the neighborhood,
including findings of the community’'s demographic profile, the statistics sparked the
interest of the participants in the public workshop who felt that trends in population decline
have reversed since Hurricane Ivan. Recent data collected from the City confirms the
participants’ observations concerning the increase in the City's population (Table 2.1).
However, due to the lack of availability of similar data for the West Side Neighborhoods,
the same population growth cannot be assumed for the West Side neighborhoods.

Table 2.1 Pensacola Annual Profile

Table 2.2 Population in City and the Study Area

Pensacola Annual Profile

2000 2001 2002 2003 2004

City Population Estimate (1) 56,255 56,275 56,271 56,307 56,366

Population Change - 20 -4 36 59
% Population Change 0.04% -0.01% 0.06% 0.10%
Births (2) 878 985 1,053 1,126
Deaths (2) 799 784 798 795
Natural Increase 79 201 255 331
Net Migration -181 -259 -295

CITY OF PENSACOLA WES TSIDE NEIGHBORHOODS
2004 54,392 4,643
2009 est. 52,299 4,347
Table 2.3 Population Growth Rate 1990-2009
CITY OF PENSACOLA WES TSIDE NEIGHBORHOODS
2004-2009 est. -3.85% -6.38%
2000-2004 -3.31% S5.11%
1990-2000 -4.50% -4.92%
Table 2.4 Growth in Family Households
CITY OF PENSACOLA WEST SIDE NEIGHBORHOODS
2004-2009 est. -3.75% -6.95%
2000-2004 =313 -5.32%
1990-2000 -5.95 -5.35%
Table 2.5 Housing
CITY OF PENSACOLA | WEST SIDE NEIGHBORHOODS
Owner Occupied 63% 45.5%
Rental 3% 54.5%
Single Family Detached 69% 67%
Median Own. Occ. Value $118,000 $57,317
Median Year Built 1968 1950

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Demographics

The demographic data was provided by the City of Pensacola and future projections
were obtained from Claritis Inc., estimated in August 2004.

Population Decline

The population projections are based on the trends established based on Census data
collected between 1990 and 2000 and will become reality only if these trends continue.
The City of Pensacola’s population was estimated to be 54,932 in 2004 with the West Side
Neighborhoods comprising of 4,643 residents. The West Side neighborhood population has
been decreasing since 1990 at a greater rate than the City. Claritis Inc. estimates a further
loss of population by the year 2009 in both the City and the West Side Neighborhoods
by 3.85 per cent and 6.38 per cent respectively. This loss of residents has resulted in a
low income concentration and signs of an unstable inner city. (Table 2.2 and Table 2.3)

Neighborhood Conditions

The decline of the city's households is one of the significant trends affecting the West
Side Neighborhoods. According to the 2000 Census, 2001 households resided in
the West Side Neighborhoods. However, the estimate for 2004 (Table 2.4) shows a
decrease in neighborhood households by 5.32 per cent and a further decrease of
6.95 per cent is projected between 2004 and 2009 for the West Side neighborhood

households. The declining housing data could be linked to the disinvestment experienced
in the neighborhoods and is a constraining factor impeding growth in the area.

Furthermore, Table 2.5 indicates a higher rate of owner occupied housing in the City of
Pensacola with the housing stock being slightly newer and more expensive as compared to
the West Side Neighborhoods. The median value of owner occupied housing in the West Side
Neighborhoods is less than half of the value of homes in the rest of the City. The low home
ownership rates translate to low housing values and tax revenues for the neighborhood.

CITY OF PENSACOLA, FLORIDA

63



APPENDIXE INVENTORY

Age, Race and Educational Attainment

In 2004, the West Side Neighborhood residents showed distinctly different racial and
education characteristics compared to the City of Pensacola as highlighted in below and
in Table 2.8 and Table 2.9.

«  The West Side Neighborhood residents have a lower average age than the
City and while both populations have younger than average males, males in
the West Side Neighborhoods are significantly younger than for the City as a
whole.

« 79 per cent of the West Side Neighborhood residents are African American —a
share 47 per cent greater than that of the City’s African American population.

«  The West Side Neighborhoods residents have a lower level of educational
attainment as compared to the rest of the City. Approximately 38 per cent
of the West Side Neighborhoods area residents do not have a high school
diploma as compared to 15 per cent for the rest of the City. These indicators
also show a relatively low percentage of college education attainment
suggesting a less educated labor force limiting future job opportunities and
possible private sector disinvestment.

Employment and Economy

Table 2.11 indicates that both the City and the West Side Neighborhoods have low
unemployment rates, but the nature of work is reversed with the City of Pensacola
population employed predominantly in white collar jobs while those in the West Side
area are mostly employed in blue collar, service and farm industry jobs at similar rates.
The average household income in the West Side Neighborhood is $33,725 compared
to $63,604 for the City. These indicators may be attributed partly to the low level of
educational attainment and the declining population prevalent in the neighborhood.

The redevelopment plan aims to provide opportunities for promoting infill housing and

development patterns and act as a catalyst to reverse the urban blight, decline and
general disinvestment investment experienced in the West Side Neighborhoods

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Table 2.6 Family Household Income

CITY OF PENSACOLA WEST SIDE NEIGHBORHOODS
Average $63,604 $33,725
Median $46,738 $19,646
Table 2.7 Poverty Status of Families
CITY OF PENSACOLA | WEST SIDE NEIGHBORHOODS
At or Above Poverty Level 90% 6%
Below Poverty Level 10% 24%
Fem. Householder w/Child. 8% 24%
Table 2.8 Age by Gender
CITY OF PENSACOLA WEST SIDE NEIGHBORHOODS
Average Age 40 38
Male 38 34
Female 42 41

Table 2.9 Population by Race
CITY OF PENSACOLA WEST SIDE NEIGHBORHOODS
White 63% 7%
Black 32% 79%
Other 5% 4%
Table 2.10 Educational Attainment Level in percent
CITY OF PENSACOLA | WEST SIDE NEIGHBORHOODS
Non GED 15% 38%
GED 85% 62%
College Degree 41% 15%
Table 2.11 Economic Conditions
CITY OF PENSACOLA | WEST SIDE NEIGHBORHOODS
Unemployment Rate 3.75% 4.89%
Blue Collar/Service/Farm 35% 64%
White Collar 65% 36%

CITY OF PENSACOLA, FLORIDA
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Neighborhood Identity and Aesthetics

Four neighborhoods represent the total West Side Neighborhoods: West Pointe Heritage, St. & T Due to recent hurricanes, lack of private investment and the declining socio-economic condition,
John’s Coalition, West Side Sunshine and A Change of Pace (formerly Eyes of the People). | . the aesthetic character of the neighborhoods has deteriorated. However, there are areas with high
There is a high degree of diversity and a great range in property conditions between these F % ' architectural character with unique social assets that can be built upon to bring about positive
neighborhoods. The West Pointe Heritage has the largest number of residents followed by the ~ changes within the West Side Neighborhoods. These include:

West Side Sunshine. (See Fig 2.1)

' +  The existing canopy of trees on residential streets which were damaged by the hurricane.
- These oak trees can be restored naturally to create great residential streetscapes

Single family residential parcels constitute the predominant land use in the West Side :
Neighborhoods followed by Institutional and Public uses. The area has a number of cemeteries el
and churches as an integral component of its land use pattern. The St. John's cemetery « The presence of significant faith based organizations unique to the West Side

established in 1876 is a historical landmark that covers approximately 26 acres. The other e | v Neighborhoods provides an opportunity to instill a sense of community identity and pride.
cemeteries include the St. Joseph’s cemetery on Pace Boulevard, the Talbert Chapel Cemetery —

and AME Zion Burial Ground on A Street. Large portions of the neighborhood’s parcels are ] , +  The high quality architecture in older housing in the neighborhoods should be preserved
vacant and blighted presenting unique redevelopment potential. The commercial development R — ) and maintained.

is concentrated along Pace Boulevard and Cervantes Street but is characterised by visually i,

+  Area Schools and recreational amenities could be enhanced to provide a strong social and
educational framework for local youths.

unattractive and scattered commercial strip development.
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Existing Land Use
Land Use within the West Side Neighborhood consists of six broad classifications: Residential, Commercial, Institutional and Public Uses, Industrial,
Public Utilities and Vacant Lands.
Existing Land Use Map
As seen in Table 2.9 below, the land use in the West Side neighborhoods is predominantly residential (55.56%); followed by institutional uses (22.6%) ﬁr“fslfﬁfwfl' hhﬁ;"‘mdﬁ Plan
. . . 0 3
and commercial uses which consume approximately 6.6 % of the total land use. Le gen d
Table 2.12 Existing Land Use: West Side Neighborhoods [ | single Family Residential
EXISTING LAND USE ——
COMMERCIAL % In Acres Y
6.17 4536 0 i vee
I:I Mobile Home Parks and Parking Lots
INSTITUTIONAL & PUBLIC USE % In ACI’GS - Institutional & Public Uses
2206 1 62 1 2 - Commercial
RESIDENTIAL % In Acres B
5556 40835 - Parks, Recreation and Open Space
I:I Vacant Land
INDUSTRIAL % In Acres ] Federal, state and Gounty Property
005 034 CI Municipal Property
-i of Way, Streets, Roads
PUBLIC UTILITIES % InAcres I
Public Utilities
1.41 10.39 umip
‘Illf_ West Side Boundary
VACANT LANDS % In Acres
14.74 108.34
TOTAL 100.00 734.91
Residential: Single Family and Multi Family
This land use is the largest of all other classifications in the study area. Most of the residential development is located north and south of Cervantes Street
with major concentrations along A Street and E Street. Residential uses are also intermixed with commercial uses along Cervantes Street. Building uses
consist of Single Family detached units and Multi family units. The neighborhood also has retirement and multi-family housing provisions including the
Attuks Court and Morris Court. In addition, there are some mobile home parks scattered in the entire neighborhood.
Vacant residential lands constitute a large portion of the area and often don’'t comply with the minimum lot size development standards. The City should Fig 2.2 Existing Land Use: West Side Nelghborhoods

consider this when revising the zoning code in the future to provide flexibility in these standards to enable development of smaller lots for residential
uses when possible.
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Institutional and Public Use Commercial

This is the second largest land use category in the study area. There are significant institutional and public uses which are unique to the This land use constitutes approximately 6.17 per cent of the total West Side Neighborhoods’ land area. Most of the commercial uses are
neighborhoods. Some of these include the Baptist Hospital, Public County Schools, State, Federal, County and Municipal properties, parks, scattered along the primary corridors along Pace Boulevard and Cervantes Street. Building uses in this land use found in the study area
three cemeteries and approximately 30 churches located in the West Side Neighborhoods. (Fig 2.3) range from retail shops, drive in restaurants, motels to auto sales and repair shops, gas stations and convenience stores.

Strip commercial development is not conducive to the success of small businesses in a marginal real estate market. The lack of business
opportunity leads to an increase in vacant and deteriorated buildings that have a negative influence on the investment image of the
community. The City should consider consolidating commercial uses in appropriate locations to generate positive economic synergies
between local businesses.

Cemetery on A St. First Corinthian Baptist Church: Jackson Street Greater Little Rock Baptist Church A St. St. Stephen Catholic Church: Garden Street IndUStnaI

somain The Industrial use consists of only 0.05 per cent of the total West Side Neighborhoods’ land use and consists of a closed bakery unit at the
intersection of Garden Street and E Street.

Institutional and Public Uses ° ...

ﬁf_ﬁ_ﬁj{ﬁﬂﬁﬁfﬁ@dﬂ’tm - Table 2.13 Institutional and Public Uses
EXISTING LAND USE
INSTITUTIONAL & PUBLIC USE % In Acres
Churches 413 30.37
Privately Owned Hospitals 3.59 26.41
Financial Institutions 0.19 1.36
Public County Schools 1.68 12.34 -
State Property 0.36 2.65 Restaurant: Cervantes Street
Federal Property 0.95 6.98
County Property 0.56 410
- Municipal Property 3.25 23.87
Cemetery on Belmont St. Mortuaries, Cemeteries etc. 5.77 42.39
a Forests, Parks, Recreational Areas 1.59 11.65
TOTAL 22.06 162.12
Legend
! Churchas Retail Store: Cervantes Street

Frivately Crvned Hasprals
Futilic: County Schocls
I Voruaries, Cemeteries
I Stste Property
B Faderal Properdy
7 Couny Properly
MMunicipal Property
Ry Vst Side Boundary

A

L] §500 2250 Lo
- ee— 0@ ol

Blount School on Chase St. Aadixon School on Gregory St.

Catholic Diocese Pastoral Center: Garden Street E bia County Envir | Health Lakeview Center: Avery Street Memorial Church on Jackson Street

Fig 2.3 Institutional and Public Uses: West Side Neighborhoods Department: Formerly Armory
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Zoning . . o _ _ _ Future Land Use

Table 2.14 Comparison of Zoning Classifications: City of Pensacola and West Side Neighborhoods
The West Side Neighborhoods area has ten zoning ZONING CLASSIFICATION | CITY OF PENSACOLA WEST SIDE NEIGHBORHOODS Fig. 2.5 lists the seven types of Future Land Uses within the West Side Neighborhoods: Low Density Residential, Medium Density
classifications with the majority of the land zoned RESIDENTIAL % Acres % Acres Residential, High Density Residential, Residential Neighborhood Commercial, Commercial, City Parks, Public and Semi-Public Uses.
as Residential (88 per cent) from low density of 62.4 8590.4 | 88.0 646.71
4.8 units per acre to multi-family housing and the The Future Land Use is predominantly residential with density increasing in residential lots located near the commercial corridors.
balance zoned as Commercial (12 per cent). The COMMERCIAL % Acres % Acres According to the Future Land Use Map (Fig. 2.5), Cervantes Street becomes the heart of commercial development in the West Side
existing zoning classification is not consistent with 134 19491 120 88.2 Neighborhoods, as commercial activities extend south of Cervantes Street onto the residential neighborhood blocks, these areas are
the prevailing land use pattern. The existing land designated as Residential/Neighborhood Commercial.
use contains only 6.17 per cent of the total as INDUSTRIAL % Acres % Acres
commercial use. 47 680.6 The future land use allows for high density residential of over 17.4 dwelling units per acre. In addition, it also introduces the Residential

Neighborhood Commercial Land Use that provides for a mixture of residential small-scale office and commercial uses either in established
neighborhoods where these mixes already exist or in areas where this mix is desired such as Garden Street.

Zoning Map ) Future Land Use Map \ c P
West Side Neighburhnuda']‘lan = LE— ‘_’?ﬂl _Side Neighbqrhuodf Plan
Ciry of Pensacoladlorftla - ik - Ciry of Pensactls Flofda-

Legend

COMMERCIAL

C-1: 45' height limit - 75% lot coverage

C-2: 100" height limit - 75% lot coverage

C-2A: 100" height limit- 100% lot coverage

C-3: 100 height limit - 75% lot coverage
RESIDENTIAL

RNC: Residential/Neighborhood Commercial District

R-1A: Medium Density Residential Zoning District 17.4 units per acre/ 35' height limit

R-1AA: Medium Density Residential Zoning District -11.6 units per acre/35' height limit

R-1AAA: Low Density Residential Land Use District -4.8 units per acre/35' height limit

R-2: Multi-Family Housing/ 35" height limit

R-2A-PUD: Multi-Family Housing/ 35' height limit
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Fig 2.4 Zoning Map: West Side Neighborhoods Fig 2.5 Future Land Use: West Side Neighborhoods
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Fig 2.6 indicates the concentration of vacant lands and buildings in the West Side Neighborhoods. These
lands are potential opportunity sites for infill housing, public spaces, and parking. Vacant buildings are
unused or unoccupied physical structures. These vacant structures can be used for adaptive re-use for
commercial, retail or mixed uses where deemed appropriate.

The West Side Neighborhoods have about 15 per cent of their total land use as vacant lands covering a total
of 108.3 acres. The vacant residential parcels cover approximately 73.5 acres followed by vacant institutional
(19.5 acres) and then vacant commercial uses (7.3 acres). Compared to the West Side, 8 per cent of the
City’s land acreage is vacant and dispersed throughout the older parts of the city.

The presence of vacant and underutilized buildings contributes both as an opportunity and a liability for
redevelopment. Vacant parcels of considerable size can be assembled to support significant adaptive reuse
of underutilized and deteriorating buildings. Also, highly visible vacant parcels along primary corridors that
might be contaminated, such as gas stations, present a unique opportunity for securing additional funding for
clean-up and survey activities and reverting the property back to the tax rolls.

On the other hand, vacant and underutilized properties contribute to the negative image of the neighborhood
by conveying a lack of investment and community interest.

Table 2.15 Vacant Lands: West Side Neighborhoods

VACANT LANDS % In Acres
Vacant Commercial
1.42 10.42
Vacant Institutional
0.05 0.38 Vacant house: Jackson and N Street
Vacant Residential
13.27 97.55
TOTAL
14.74 108.34

Vacant Church Land :Pace Boulevard

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Vacant Lands™
West Side Neighberhoods Plan

Ciry of Pensacoly, Tlorda =

Fig 2.6 Vacant Lands: West Side Neighborhoods
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B Vacant Commercial
B Vacant Institutional
0 Vacant Residential
R Westside Boundary
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According to the Florida Brownfield Redevelopment Act (Florida Statute, 376.79),
"Brownfield sites are defined as real property, the expansion, redevelopment,
or reuse of which may be complicated by actual or perceived environmental
contamination.”

Brownfields provide a unique redevelopment opportunity as a number of incentives
are available to survey or clean up these sites. In addition, the State of Florida also
links tax incentives to job creation on Brownfield sites, and reserves 30 percent of
its Quick Response Training program funding for employees of businesses that
locate in locally-designated Brownfield areas. However, developers are reluctant
to redevelop these sites because of liability and contamination issues. The City
should investigate further into compiling an inventory of vacant and contaminated
lands in the neighborhood.

There are two potential Brownfield sites located in the West Side Neighborhood
both gas stations near the intersection of Chase Street and N Street and the other
on A Street .

Vacant Commercial Structures: Cervantes Street

Vacant Commercial Structure: Cervantes Street
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Based on photographic surveys and physical observations, a variety of housing
conditions are evident in the West Side Neighborhoods . While some housing units
are well kept and well maintained, others are in varying stages of disrepair. Two types
of substandard housing were observed:

Deteriorated Housing Units are units that are considered to be suitable for
rehabilitation through either minor or major repairs to renovate one or more of the
following defects:

+  Broken or missing materials in small areas of exterior wall or roof
+  Badly weathered appearance

* Indications of rotting

+  Open pockets in exterior walls

Dilapidated Housing Units are units that do not provide safe and adequate shelter
and have one or more of the critical structural defects listed below. Such units are
generally considered to be beyond rehabilitation.

*  Inadequate or missing original construction

+  Severe damage due to fire or weather

*  Holes in large areas of the roof

+  Sagging roof lines and bulging walls

+  Doors or windows incapable of being closed or secured
+  Large areas of rot or termite damage

+  Severe foundation settling

Example of good architectural elements: C Street

House under repair: A Street

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

The presence of dilapidated, vacant or boarded-up housing units in a neighborhood exerts
a negative influence on attracting potential future residents. The condition of these units
is a deterrent to continuing investment and maintenance of other units. In addition, lack of
oversight of these properties creates places that encourage undesirable activities. Although,
a number of units are presently occupied, they have been allowed to slide into disrepair.

Deferred maintenance occurs for three primary reasons. First, owner-occupants may not be
able to afford needed improvements and regular maintenance. Second, owner-occupants
may not be inclined to continue investing in maintenance of the unit, anticipating a move or
feeling that housing conditions in the area do not warrant continued upkeep. Third, owners
of rented units may defer maintenance in order to maximize return on the unit. Poorly
maintained and overgrown vacant lots and other open spaces such as easements and
drainage areas are blighting influences on residential neighborhoods. Periodic maintenance
of these areas, with costs billed to the landowner, can prevent the accumulation of debris
and overgrowth.

In a number of cases, the homeowner does not have the financial means to make repairs
and improvements to the structure. Consideration should be given to the establishment of
a public/ private partnership to provide low interest home rehabilitation loans to supplement
existing City rehabilitation loan programs.

There are a number of vacant lots on which infill housing could be built. The City should
incorporate design standards to ensure housing development that enhances the aesthetic
appeal of the neighborhood. With the recent hurricane that left the West Side Neighborhoods
in such a poor condition, funding assistance for clean-up must be tapped as well as design
standards and code enforcement must be put into place.

Residential House: J Street

Example of good architectural elements: D Street

Residential Single Family Detached Dwelling Unit

Vernacular architectural elements: Chase Street and B
Street
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WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Recreation and Open Space

Fig 2.7 identifies recreational facilities located within the West Side Neighborhoods. The National Recreation
and Park Association recommends a minimum of 2 acres per 1000 population for locating neighborhood
parks. As such, the total land area presently designated for parks and recreation is approximately 10.87
acres. This satisfies the recommended criteria considering the West Side Neighborhoods population of
4,500. However, not all children can safely walk to the parks. Available vacant lands are opportunities
for locating smaller, pocket parks that are strategically placed throughout the community. This could offer
children recreational opportunities closer to home.

The West Side Neighborhoods have the following parks and recreational facilities present within the
neighborhood boundaries:

Fricker Recreation Center (De Soto Street & F Street)
Legion Field (Gregory Street & Chase Street)

Morris Court (Brainerd Street & J Street)

Terry Wayne East Park (Gadsden Street, J Street & K Street)

Fricker Recreation Center Attucks Court: Tot Lot

Fricker Recreation Center: Tot Lot Legion Field: Basketball Court and Playground Facilities

Fig 2.7 Parks and Recreation Map: West Side Neighborhoods

Parks and Recreation Map
West Side Neighborhoods Plan

City of Pensacola, Plorida
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Fig 2.8 Major Transportation Corridors: West Side Neighborhoods

The West Side Neighborhoods’ roads are laid out in a traditional grid pattern. Pace Boulevard is a major north/south
commercial route, while Cervantes and Garden Streets are east/west routes with commercially zoned activities on both
sides of the roadway.

¥

There are designated on-street parking amenities with spaces on Garden Street and E Street. However, these are under
used due to lack of development activities in the area. The West Side Neighborhoods are served by the Escambia County
Area Transit with a fixed route connecting to Baptist Hospital.

Pedestrian safety is being addressed in many areas of the city through the use of CDBG (Community Development Block
Grant) funds with sidewalk improvements as one of the major programs undertaken by the City. Residential streetscape
enhancements including design of sidewalks, street lighting, landscape and tree planting as well as the natural restoration
of Oak trees which were harmed by the hurricanes should be part of the future infrastructure improvements plan.
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Sidewalk on A Street

Lack of Sidewalks: M Street

Aerial Photo Map

Fig 2.9 Sidewalk Improvements: West Side Neighborhoods
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Economic development in the West Side Neighborhoods is the basic
foundation for the success of future community development and
capacity building efforts. Economic development can be achieved
through a range of employment generating and training activities.
These include investment in public infrastructure to support future
growth and development, education and training that anticipates
demand in the job market to ensure secure career opportunities.
Private investment and access to business loans and programs
designed to support local entrepreneurial efforts are also critical in
the future physical and economic development of the community.

The West Side Neighborhoods are within the City's designated
Enterprise Zone where certain programs for economic development
are being addressed by the City to create jobs, offer education and
training, public infrastructure improvements and incentives for
development and redevelopment. It is important to acknowledge
that economic development in the neighborhoods will be challenged
by the physical form. The physical form pertains to lot sizes, zoning
classification, building mass requirements, design standards, and
code enforcement.

Recent investment in commercial development including the
construction of a Walgreen’s and CVS Pharmacy at the intersection
of Pace Boulevard and Cervantes Street indicates possible renewed
private sector interest. Another significant economic growth
potential is the location of the Baptist Hospital within the West Side
Neighborhoods. Due to the growing needs in health service, there
is potential for expansion of medical facilities and the opportunity
to encourage a cluster based growth of medical oriented industries
that can be accommodated within the area.

Gas Station:
Cervantes Street and Pace Boulevard

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Recent private sector investment on Cervantes Street
and Pace Boulevard

Lakeview Activity Center: Avery Street

Following are the projects that the City has completed or are currently in process
within the West Side Neighborhoods. For details relating to the listed sources
please refer Appendix C.

Community Development Block Grant (CDBG)

Housing Rehabilitation Loans/ Grants: 138 houses have been rehabilitated un-
der the CDBG program in the West Side Neighborhoods. In addition, there are
five houses currently being rehabilitated.

Council of Aging of West Florida, Inc. (COA)

The COA operates a “Congreagate Meals” site at the Fricker Center serving low
and moderate income elderly, disabled and handicapped residents in the West
Side neighborhoods.

CDBG Public Facilities Improvements
Urban Infill Housing Development Enhancements

In Fiscal Year 2002-2003 there were 1,800 linear feet of sidewalk constructed on
both sides of “L” Street from Cervantes Street to Brainard Street along with 17
handicapped access ramps.

Alice S. Williams Day Care Center

In 2001, the Housing Department rehabitated the City owned building located at
1015 North E Street utilizing over $200,000 in CDBG funds.

State Housing Intiatives Partnership (SHIP) Affordable Housing program

Since 1992, there have been 19 new infill homes constructed in the West Side
neighborhoods. Additionally, since 2001, 60 homes within the neighborhoods
have received SHIP rehabilitation or repair assistance. There are 19 new SHIP
infill homes underway or committed in the area.

HOME Program
Substantial Housing Rehabilitation/ Reconstruction

Through this program 13 houses have been reconstructed within the West Side
neighborhoods since the program’s inception in 2002. One house cureently is
being rehabilitated and six applicants are in process.

HOME Again

There are six applicants that have qualified for funding under this program
from the West Side neighborhoods.

CDBG Disaster Recovery Initiatives 2004-2005

Funding in the amount of $1,200,000 is targeted for Census Tracts 4 and 5
which include the West Side Neighborhoods planning area. The funding is for
projects including the construction and reconstruction of public infrastructure
damaged by Hurricane Ivan and the structural enhancement of the Fricker
Center for use as a neighborhood evacuation shelter during a declared
emergency.

CDBG Public Facilities Improvements
FY 2005-2006

$100,000 in CDBG Annual Entitiement Funds was programmed in the Fiscal
Year 2005-2006 Annual action Plan to provide improvements to the facilities
at Terry Wayne East Park.

Florida Hurricane Housing Recovery Program

The State of Florida in response to the damage caused by the hurricanes
approved funding to help communities meet the housing needs of their
residents and allocated $23,816,315 to Escambia County through the
Hurricane Housing Recovery Program. Morris Court Redevelopment Project
is a project identified in the Escambia County Long-Term Recovery Plan as
prepared by the Federal Emergency Management Act

Local Option Sales Tax (LOST) FY 2007-2017

The City has included three proposed projects within the West Side
Neighborhoods for LOST extension. These include $1m for the New West
Side Community Center, $500,000 for Fricker Center improvements and $1.5
m for the West Side Library.
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Overview

The City of Pensacola, located in Escambia County, is situated
50 miles east of Mobile, Alabama and is directly connected to
Tallahassee via Interstate 10. The City’s location in the Florida
Panhandle makes it vulnerable to hurricane force winds that
have caused severe damage to the built environment in recent
years. While the City has invested significant resources in
revitalizing its Downtown and  historic neighborhoods, several of
its inner core neighborhoods are experiencing challenges such
as poor housing conditions, economic distress, and declining
population trends compared with suburban development.
The City of Pensacola developed its Neighborhood Planning
Process in 2001 to actively engage citizens in the community
development process. Since 2001, the City has initiated several
neighborhood planning efforts including, but not limited to the
Woodland Heights Neighborhood Plan, the Belmont- Devilliers
Neighborhood Plan, the Eastside Neighborhood Plan, the
Pensacola Historic District Master Plan, and the Alcaniz
Streetscape Initiative.

The Westside Neighborhoods Area, located in the southwestern
part of the City, has experienced severe decline in aesthetic
character and private investment in recent years. The Westside
Neighborhoods Area is bounded by “A” Street on the east, the
corporate limit line on the north, the city limit line/ Bayou Chico
on the west and Pensacola Bay on the south. The City Council
identified the challenges faced by the Westside Neighborhoods
and has approved plans to focus on the physical improvement
and economic sustainability of the Westside area including, the
Urban Infill and Redevelopment Area Plan, the Enterprise Zone
Plan, the American Creosote Works (ACW) Superfund Site
Reuse Plan and the Westside Neighborhoods Plan.

The above mentioned plans recommended the employment of
Tax Increment Financing as a mechanism to fund infrastructure
and redevelopment activities within the designated boundaries
of each plan. Based on these recommendations, the City staff
commissioned the RMPK Group in September 2006 to conduct
a “Finding of Necessity Study” and determine the existence of
“slum” or “blight” conditions in the Westside Neighborhoods
Area of the City of Pensacola, as defined by Section 163 of the
Florida Statutes.

Determining the existence of “slum” or “blight” conditions within
an area is the initial step in evaluating the appropriateness of an
area for designation as a Community Redevelopment Agency.
This Study describes the physical and economic conditions
and the regulatory requirements within the Study Area that are
associated with blight, as defined by the Florida Statutes.

The report begins with an overview of the Community
Redevelopment Act of 1969, Section 163 of the Florida Statutes
that provides a definition for the terms “slum” and “blight” as
per the Florida Statutes. Following the overview, Section Il
discusses the research methodology adopted and establishes
the recommended Westside Neighborhoods Study Area
boundary based on the factors that are found to be indicative
of slum or blighted conditions in the Study Area. Section I
presents a detailed analysis of the demographic data and
existing conditions of blight found in the Study Area. Section
IV presents conclusions and recommendations relating to the
CRA designation proposed for the recommended Westside
Neighborhoods Study Area.

Finally, Appendix A contains preliminary tax increment
financing revenue projections for the recommended Westside
Neighborhoods CRA. Appendix B contains the Study Area
Boundary analysis that illustrates the criteria and indicators
used to determine the recommended Westside Neighborhoods
CRA boundary through GIS based maps and data. Appendix
C includes the City of Pensacola Property Conditions Survey
results prepared by the University of West Florida. Appendix D
presents the demographic data prepared by the University of
West Florida Haas Center of Business Research and Economic
Development. Appendix E contains a list of selected properties
with multiple owners extracted from the Escambia County
Property Appraiser records. Appendix F contains a photo
inventory of the blighted conditions in the Study Area compiled
during the fieldwork conducted by the RMPK Group. Appendix
G includes the Remediation Study for the American Creosote
Works (ACW) site located within the recommended Westside
Neighborhoods Study Area boundary.
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|. Community Redevelopment Act of 1363

The Community Redevelopment Act of 1969, Chapter 163
Part lll, Florida Statutes, authorizes local governments to
establish community redevelopment agencies to improve slum
and blighted areas within their jurisdiction. The Act sets forth
the legal process by which local governments may establish
community redevelopment agencies and provides financing and
regulatory tools to undertake the complex task of overcoming
the conditions that contribute to the causes of slum and blight in
declining areas of the City.

Section 163.355 F.S. requires local governments desiring
to establish a community redevelopment agency to adopt,
by resolution, a finding that one or more “slum” or “blighted”
areas exist within its jurisdiction and that the rehabilitation,
conservation, or redevelopment of such areas is necessary in
the interest of the public health, safety, morals, or welfare of
the residents of the area. Upon adoption of a redevelopment
plan, the City's redevelopment agency can begin implementing
the plan, including creation of a tax increment trust fund for the
redevelopment area. The following paragraphs discuss “slum”
and “blight” as defined in the Florida State Statute:

Section 163.335(1), F.S....Slum and blighted areas constitute
a serious and growing menace, injurious to the public health,
safety, morals, and welfare of the residents of the state; that
the existence of such areas contributes substantially and
increasingly to the spread of disease and crime, constitutes an
economic and social liability imposing onerous burdens which
decrease the tax base and reduce tax revenues, substantially
impairs or arrests sound growth, retards the provision of
housing accommodations, aggravates traffic problems, and
substantially hampers the elimination of traffic hazards and
the improvement of traffic facilities; and that the prevention
and elimination of slums and blight is a matter of state policy
and state concern in order that the state and its counties

and municipalities shall not continue to be endangered by
areas which are focal centers of disease, promote juvenile
delinquency, and consume an excessive proportion of its
revenues because of the extra services required for police, fire,
accident, hospitalization, and other forms of public protection,
services, and facilities.

Section 163.335(2), F.S. ...certain slum or blighted areas,

or portions thereof, may require acquisition, clearance,

and disposition subject to use restrictions, as provided in

this part, since the prevailing condition of decay may make
impracticable the reclamation of the area by conservation or
rehabilitation; that other areas or portions thereof may, through
the means provided in this part, be susceptible of conservation
or rehabilitation in such a manner that the conditions and evils
enumerated may be eliminated, remedied, or prevented; and
that salvageable slum and blighted areas can be conserved
and rehabilitated through appropriate public action as herein
authorized and the cooperation and voluntary action of the
owners and tenants of property in such areas.

Section 163.335(3), F.S. ... powers conferred by this part are
for public uses and purposes for which public money may be
expended and police power exercised, and the necessity in the
public interest for the provisions herein enacted is declared as
a matter of legislative determination.

CITY OF PENSACOLA, FLORIDA
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Section 163.335(5), F.S. ...the preservation or enhancement
of the tax base from which a taxing authority realizes tax
revenues is essential to its existence and financial health; that
the preservation and enhancement of such tax base is implicit
in the purposes for which a taxing authority is established; that
tax increment financing is an effective method of achieving
such preservation and enhancement in areas in which such
tax base is declining; that community redevelopment in such
areas, when complete, will enhance such tax base and provide
increased tax revenues to all affected taxing authorities,
increasing their ability to accomplish their other respective
purposes; and that the preservation and enhancement of the
tax base in such areas through tax increment financing and the
levying of taxes by such taxing authorities therefore and the
appropriation of funds to a redevelopment trust fund bears a
substantial relation to the purposes of such taxing authorities
and is for their respective purposes and concerns.

Section 163.335(6), F.S. ...there exists in counties and
municipalities of the state a severe shortage of housing
affordable to residents of low or moderate income, including
the elderly; that the existence of such condition affects the
health, safety, and welfare of the residents of such counties
and municipalities and retards their growth and economic and
social development; and that the elimination or improvement
of such conditions is a proper matter of state policy and state
concern is for a valid and desirable purpose.

Section 163.335(7), F.S. ...prevention or elimination of a
slum area or blighted area as defined in this part and the
preservation or enhancement of the tax base are not public
uses or purposes for which private property may be taken
by eminent domain and do not satisfy the public purpose
requirement of s. 6(a), Art. X of the State Constitution.

The Florida State Statute

The following paragraph provides the definition of “blighted
areas” as defined in Section 163.340 (8) of the Florida State
Statute:

Section 163.340(8), "Blighted area" means 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:

(a) Predominance of defective or inadequate street layout,
parking facilities, roadways, bridges, or public transportation
facilities;

(b) Aggregate assessed values 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;

(c) Faulty lot layout in relation to size, adequacy, accessibility,
or usefulness;

(d) Unsanitary or unsafe conditions;

(e) Deterioration of site or other improvements;

(f) Inadequate and outdated building density patterns;

(9) Falling lease rates per square foot of office, commercial,
or industrial space compared to the remainder of the county or
municipality;

(h) Tax or special assessment delinquency exceeding the fair
value of the land;

(i) Residential and commercial vacancy rates higher in the
area than in the remainder of the county or municipality;

(i) Incidence of crime in the area higher than in the remainder
of the county or municipality;

(k) 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;

(m) Diversity of ownership or defective or unusual conditions
of title which prevent the free alienability of land within the
deteriorated or hazardous area; or

(n) Governmentally owned property with adverse
environmental conditions caused by a public or private entity.
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Il. Study Area Description

This Finding of Necessity Study initially focused on the area
bounded by “A” Street on the east, the corporate limit line on the
north, the city limit line / Bayou Chico on the west and Pensacola
Bay on the south, the Westside Neighborhoods Area. The initial
Study Area boundaries included several waterfront properties
along the Pensacola Bay to the south including the Sanders
Beach Neighborhood area, the Bayou Grove Neighborhood,
other properties along the Bayou Chico to the west, and the
Runyan Shipyard area. After a detailed analysis of the existing
conditions in the larger Study Area, parcels to be included in
the recommended Westside Study Area boundary (Map 2)
were determined and the boundary lines revised. The identified
parcels are intended to define the boundaries shown in Map 2;
however the properties should not be construed as the official
boundary for the Community Redevelopment Area.

As illustrated in the Existing Land Use Map (Map A, Appendix B),
the initial Westside Neighborhoods Study Area is characterized
by primarily residential neighborhoods, large parcels of active
industrial uses, commercial development, institutional uses
(including cemeteries and churches), and vacant lands.

Map B (Appendix B) illustrates the deteriorated structures in
the initial Study Area with the red circles indicating structures
damaged by Hurricane Ivan in 2004 and Hurricane Dennis in
2005. Itis important to note that the majority of the deteriorating
conditions in the Sanders Beach Neighborhood and Bayou
Grover Neighborhood are attributed to the damage caused by
Hurricane Ivan in 2004 and during fieldwork conducted by the
RMPK Group, it was observed that several of the structures in
the neighborhoods have been renovated and rebuilt. Additionally,
the southern part of the Study Area also consists of active
industrial uses that are a sustainable source of employment for
the City as a whole. Remaining areas meeting the blight criteria
are suggested for inclusion within the recommended Westside
Study Area boundary.

Segments deleted from the recommended Westside Study Area
are characterized by primarily stable or improving residential
neighborhoods, large parcels of active industrial uses,
waterfront commercial development, and vacant waterfront
land. While the waterfront properties, located in the southern
and western extents of the initial Westside Neighborhoods
Study Area, along the Pensacola Bay and the Bayou Chico
exhibit some deteriorating conditions, it is anticipated that the
redevelopment of these prime properties would be market
driven. Several blocks on the northeastern most boundary of
the study were also deleted from the recommended Westside
Community Redevelopment Area. Parcels in this section of
are mixed in character in terms of property condition, size
and value. The area contains many large and well maintained
owner occupied homes. Owners of highly valued properties in
this area have indicated they prefer not to be included within
any proposed CRA. In light of these factors, this small section
was excluded from the recommended Westside Community
Redevelopment Area boundaries. (Data supporting the Study
Area Boundary analysis is contained in Appendix B)

The recommended boundary was determined based on the
following criteria:

. Statutory criteria pertaining to site and economic
conditions that warrant the use of redevelopment
powers provided by Statute.

° Consideration of future development
or redevelopment potential based on factors including
ownership patterns, parcel sizes, ease of
assemblage, and housing values.

° Consideration of sound planning principles for
continuity of future land use based on adjacent land
uses or land attributes, transportation systems, and
the efficient provision of government utilities
and services.

. Deteriorating commercial corridors and areas with
commercial, industrial and residential land
use conflicts.

° Presence of federal or state designated
environmentally contaminated sites.

CITY OF PENSACOLA, FLORIDA
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RECOMMENDED WESTSIDE STUDY AREA BOUNDARIES

:-_ ..... j Recommended Westside Study Area Boundaries
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MAP 2

FINDING OF NECESSITY, WESTSIDE NEIGHBORHOODS

This area was selected because it conforms to applicable
provisions of Section 163.340, Florida Statutes, relating to areas
considered for Community Redevelopment Plans. Based on
the definitions in the Statute and analysis of “blight” conditions
discussed in this Study, the recommended Westside Study Area
boundaries are as follows (Refer to Map 2):

Beginning at the corporate limit line on the north along the south
right-of-way line of Avery Street, proceed south along the east
right-of-way line of E Street North to the southern right-of-way line
of Lee Street, then proceed south along the east right-of-way line
of C Street North to the southern right-of way line of Lloyd Street;
continue east along Lloyd Street to the east right-of-way line of A
Street North. Proceed south along the east right-of-way line of A
Street North to the south right-of-way line of Gimble Street West;
continue west along the south right-of-way line of Gimble Street to
the east right-of-way line of F Street South. Proceed south along
the east right-of-way line of F Street South to the southern right-of-
way of Pine Street; then west along the south right-of-way line of
Pine Street to the east right-of-way line of L Street South including
the triangular parcel (American Creosote Works property) located
at the southeast corner of Pine Street and L Street South; proceed
north along the east right-of way line of L Street South to its

intersection with the railroad track north of Barrancas Avenue
and head northwest along the railroad track to the south right-
of-way line of the City limits on the west. Continue along the City
limit line back to the place of beginning.

The Escambia County Property Appraiser records indicates
that the recommended Westside Neighborhoods Study Area
Boundary contains 2,892 parcels encompassing an area of 849
acres excluding right-of-ways. There are 26,385 parcels in the
City of Pensacola encompassing an unofficial area of 16,525
acres excluding right-of-ways. The recommended Westside
Neighborhoods Study Area Boundary represents approximately
5% of the City’s total land area and nearly 11% of the total parcel
count.

According to the definition provided by the Florida Statute, in
addition to the substantial number of deteriorating structures
and conditions leading to economic distress, two or more of the
fourteen (14) factors must be present to determine that blighted
conditions exist in an area. This study documents, the existence
of at least five of these factors, establishing that blighted
conditions exist in the recommended Westside Neighborhood
Study Area, The conditions are summarized in Table 1 :

163.340 (8) Substantial number of deteriorated or deterio- | City of Pensacola Property Conditions Survey (prepared by UWF)

rating structures

Age of Structures (Escambia County Property Appraiser Data)

Hurricane Damage

163.340 (8) Conditions leading to economic distress

Unemployment Rate Data

Household Income

Poverty Rate Data

163.340 (8) (c) Faulty Lot Layout in relation to size,
adequacy, accessibility, or usefulness

Parcel Sizes (Escambia County Property Appraiser Data)

higher in the area than in the remainder of the County or
municipality

163.340 (8) (i) Residential and commercial vacancy rates | Vacancy Rates (Escambia County Property Appraiser Data)

the remainder of the community

163.340 (8) (j) Incidence of crime in the area higher than in | City of Pensacola Police Department Crime Statistics (2005)

163.340 (8)(m) Diversity of ownership or defective or

of land within the deteriorated or hazardous area

Multiple Ownership (Multiple Interest owners, land trusts, life estates)
unusual conditions of title which prevent the free alienability | (Escambia County Property Appraiser Data)

163.340 (8) (n)Governmentally owned property with
adverse environmental conditions caused by a public or
private entity.

American Creosote Works EPA Remediation Evaluation System Report

Table 1. Blight Conditions and Indicators, Recommended Westside Neighborhoods Study Area
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Project Methodology

Meetings and discussions with City of Pensacola staff
contributed significantly to the analysis of the Westside
Neighborhoods Study Area. Additionally, the RMPK Group
conducted a field survey to characterize, at a block and parcel
level, the types and extent of physical and economic blight
existing within the Study Area.

Following the field survey, each parcel in the Study Area was
individually evaluated through GIS based analysis with respect
to physical conditions, as appropriate, and conditions noted.
The GIS database was provided by the City of Pensacola GIS
Department and Escambia County Property Appraiser records.
Other sources that were instrumental in determining the blight
conditions included the City of Pensacola Property Conditions
Survey conducted by the University of West Florida in 2003,
the socio-economic indicators (2000 Census data and 2006
estimates) provided by the University of West Florida Haas
Center of Business Research and Economic Development, the
City of Pensacola Police Department Crime Statistics (2005),
the City of Pensacola Community Development Department
Inspections Division (2005), and the U.S. Environmental
Protection Agency’s report of the Remedial System Evaluation
(2003) for the American Creosote Works site.

o

Vacant Commercial with deteriorated struc-
tural and site conditions along Cervantes
Street

site improvements

. -
Vacant residential land and deteriorating

The analysis also included an evaluation of the planning
documents and reports relating to relevant conditions in
the Study Area. Each relevant condition was then mapped
separately to illustrate the blighted conditions in the Study
Area. A composite map was constructed that showed the Study
Area blocks that were affected by one or more condition and
any unaffected blocks. The composite map was examined for
patterns of areas needing or not needing redevelopment. The
emerging patterns were used in formulating a recommendation
for the Westside Neighborhoods CRA boundary and determining
blight conditions according to the Statute.

The inventory of blighting conditions was conducted using
an approach consistent with the requirements of the Florida
Statute. The findings are presented as a series of site photos,
maps, statistical tables and text descriptions of the blight
conditions established in the Westside Neighborhoods Study
Area.

Vacant commercial with deteriorated struc-
tural and site conditions

CITY OF PENSACOLA, FLORIDA
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[lll. Inventory

Section 163.340 (8) SUBSTANTIAL NUMBER OF DETERIORATED OR DETERIORATING STRUCTURES

The presence of a substantial number of deteriorated or
deteriorating structures in an area is an indication of blight
as defined by the Florida Statute and has a negative impact
on the investment image of a community. These conditions
impair economic growth including the lack of private
investment to maintain the integrity and value of existing
development, depreciation in housing values, high risk factor
for new development, and a reduced tax base for the City.
Additionally, deteriorated buildings create additional expense
for the community in the need for increased code enforcement
personnel, fire hazards, community policing, and inspections.

The Study utilizes the results of the City of Pensacola Property
Condition Survey, conducted by the University of West Florida
in April 2003, as the primary data source to determine the
occurrence of deteriorated or deteriorating structures and
conditions of blight found in the Study Area. The data presented
in Tables 1-8 and Maps 1- 7, supported by the description of
the conditions indicates the presence of distressed conditions
and areas susceptible to deterioration in the recommended
Westside Neighborhoods Study Area. The UWF survey results
for deteriorating properties in the Study Area, supported by
fieldwork conducted by RMPK in September 2006, confirms the
existence of a substantial number of deteriorating conditions
documented by the accompanying photographs. (Appendix F)

The University of West Florida survey classifies structures into
the following four categories of condition:

1. Standard Condition: Unit appears habitable and in good
condition. Needs no exterior repairs.

2. Slightly Deteriorated: Unit appears habitable but needs
minor, non-structural repairs or maintenance such as painting
or new roof shingles.

3. Deteriorated: Units appear habitable but needs major,
structural repair such as new windows, walls, corrections to
foundation, sagging roofs, porches, etc.

4. Dilapidated: Unit appears uninhabitable and is badly
deteriorated and in need of major structural repairs. Considerable
effort and expense required to rehabilitate and rehabilitation is
probably not structurally or economically feasible.

Vacant Commercial with deterio-
rated structural and poor site
conditions along Cervantes Street.

Vacant land along

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

Pace Boulevard
Table 2. Westside Neighborhoods Study Area Structural Conditions
Total % Occupied % Vacant %

Structures Surveyed 2,559 100.0% 2,420 94.6% 139 5.6%
Standard Condition 1,852 72.4% 1,812 74.9% 40| 28.8%
Slightly Deteriorated 601 23.5% 534 22.1% 57| 41.0%
Deteriorated 100 3.9% 69 2.9% M| 22.3%
Dilapidated 16 0.6% 5 0.2% 1" 7.9%
Total Structures with some level

of deterioration "7 28.0% 608 25.1% 99| 78.4%

Source: City of Pensacola Property Conditions Survey conducted by University of West Florida (2003)

CITY OF PENSACOLA, FLORIDA
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PROPERTY CONDITIONS

- Dilapidated Structures
- Unacceptable Yard Conditions
- Poor Yard Conditions
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Map 3 illustrates the site conditions and classifies it into different
categories for structural deterioration and yard conditions as defined
by the UWF’s City of Pensacola Property Conditions Survey data.
Table 2 indicates that 717 structures, representing approximately
twenty-eight percent (28%) of the structures in the Study Area,
are deteriorated to some degree. In comparison, only eighteen
(18%) of the total number of parcels in the City were found to have
some level of deterioration. While the recommended Westside
Neighborhoods Study Area, accounts for approximately five
percent (5%) of the total City land area in acres, it contains nearly
twenty-five percent (25%) of the citywide structures exhibiting
some level of deterioration. (717 structures in the Study Area out of
2,899 deteriorating structures found citywide, Table 4)

Additionally, nearly twenty-five percent (25%) of the West Side
Neighborhoods Study Area’s occupied structures have some
degree of deterioration while approximately seventy-eight percent
(78%) of the vacant structures are deteriorated to some extent.
In comparison, the City has approximately fifteen percent (15%)
of its occupied structures in deteriorating condition and sixty-
two percent (62%) of its vacant structures with some level of
deterioration. (Table 2 and Table 3)

As fillustrated in Map 3, the deteriorated and dilapidated
structures are scattered throughout the Westside Neighborhoods
area, however, there are some areas of concentration of these
properties within the northeastern segments of the Study Area.

Deteriorating Site Conditions, Westside Neighborhoods Commercial Properties

Structures Surveyed 16,462 65.1% 15,668 95.2% 792 4.8%
Standard Condition 13,557 82.4% 13,256 84.6% 300 37.9%
Slightly Deteriorated 2,469 15.0% 2,150 13.7% 319 40.3%
Deteriorated 365 2.2% 252 1.6% 111 14.0%
Dilapidated 65 0.4% 8 0.1% 57 7.2%
Total Structures with some

level of deterioration 2,899 17.6% 2,410 15.4% 487 61.5%

Source: City of Pensacola Property Conditions Survey conducted by University of West Florida (2003)

Structures Surveyed 16,462 2,559 15.5%
Standard Condition 13,557 1,852 13.7%
Slightly Deteriorated 2,469 601 24.3%
Source: City of Pensacola
Deteriorated 365 100 27.4% | Property Conditions  Survey
Dilapidated 65 16 28% | o oony o
CITY OF PENSACOLA, FLORIDA
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The City of Pensacola Property Survey also included a yard/ lot
conditions survey. The results of the survey indicated that the
structural conditions are closely related to the yard/ lot conditions
(Appendix B). The University of West Florida survey classifies the
lots into the following three categories of condition:

1. Acceptable: Yard has no overgrown grass or weeds and is
free from any litter, trash, debris, junk and inoperable vehicles.

2. Slightly Unacceptable: Yard has grass and/or weeds in
excess of 18 inches and/or small amounts of trash, junk or one
inoperable vehicle that would require minimum effort to remove.

3. Poor Condition: Yard has grass and/or large amounts of
trash, outdoor storage, junk and inoperable vehicles that would
require considerable effort to remove.

Table 5 indicates that 583 properties, representing nearly
eighteen percent (18%) of all properties in the Study Area, have
deteriorating yard/lot conditions to some degree. In comparison,
twelve percent (12%) of the total number of properties in the City
were found to have some level of deterioration in site conditions.

Hurricane Damage

The City of Pensacola’s location in the Florida Panhandle
makes the area prone to the damage caused by hurricanes.
The damage caused by Hurricane Ivan (2004) and Hurricane
Dennis (2005) have contributed to the inventory of deteriorating
structural and yard conditions found in the recommended
Westside Neighborhoods Study Area. According to the
damage assessment data provided by the City of Pensacola
GIS Department, nearly 163 properties in the Westside
Neighborhoods were damaged during the 2004 and 2005
hurricane seasons. (Table 6 and Map 5)

Hurricane force winds could cause severe damage to the
structure of buildings and render critical equipment, such as
electrical systems inoperable leading to further deterioration
of existing structures and high vacancy rates. Map 5 illustrates
the hurricane damage found in the recommended Westside
Neighborhoods Study Area.

Total Lots 19,350 100.0% 3,229 100.0%
Slightly Unacceptable (With structure) 2,023 10.5% 516 16.0%
Poor Condition (With structure) 246 1.3% 67 2.1%
Total Lots with Unacceptable/ Poor Yard conditions 2,269 1.7% 583 18.1%

Source: City of Pensacola Property Conditions Survey conducted by University of West Florida (2003)

Parcel Count % Acreage %

Hurricane Ivan Apartment
Damage 2 0.1% 17.2 1.9%
Hurricane Ivan Damage 154 5.3% 58.8 6.9%

H H 0, 0,
Hurricane Dennis Damage 4 0.1% 0.6 0.1% Source: Clty of Pensacola GIS
Total Damage 163 5.6% 7 9.0% | Department; Escambia County

Property Appraiser GIS Datab

Total 2,892 849.1 o0y e e B

CITY OF PENSACOLA, FLORIDA

YARD CONDITIONS, DETERIORATION AND VACANT LOTS

Legend

E:j Initial Study Area Boundary

!::3 Recommend Westside CRA Boundary

- Standard Structural Conditions but Unacceptable/Poor yard conditions
- Some level of deterioration and Unacceptable/Poor yard conditions

- Vacant Structures/ Lots with Unacceptable yard conditions
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HURRICANE DAMAGE

Legend
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- Hurricane Dennis Damage

- Hurricane lvan Damage Assessment
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Age of structures

The age of buildings, both residential and commercial, is a
potential contributor to the declining conditions and high vacancy
rates witnessed in the Westside Neighborhoods. Aging buildings
typically require increased maintenance and repair. Additionally,
the interior space, exterior appearance, and functional aspects
of older buildings may be considered obsolete for modern
market demands. The age of a building in and of itself is not
a blighting condition. If adequate investment and maintenance
is made, older buildings can remain viable and desirable in the
real estate market. In fact, the historic building stock lends to
the attractive neighborhood setting in Downtown Pensacola
and the Pensacola Historic District, and has contributed in the
resurgence of private housing renovations, occurring primarily
in the already existing CRA.

Conversely, a concentration of older, poorly maintained and
dilapidated buildings creates many negative influences in an
area including a loss of economic status, a lack of interest in new
development, an increased occurrence of crime, and decreased
revenues for businesses. These conditions are evident in the
Study Area. The 2006 Area Profile provided by the University of
West Florida Haas Center of Business Research and Economic
Development, indicates that approximately eighty-three percent
(83%) of the housing units within the West Side Neighborhoods
Study Area are over forty-five (45) years old (built 1960 or earlier).
In comparison, fifty-four percent (54%) of the City’s housing units
are over forty-five years old. The median year built for housing
units in the Study Area was estimated as 1951, compared to 1967
for the housing units in the City as a whole. (Refer to Table 7)

Total Housing Units 26,938 3,422

Built 1999 to present 158 0.6% 21 0.6%
Built 1995 to 1998 792 3.0% 92 2.7%
Built 1990 to 1994 1,109 4.2% 58 1.7%
Built 1980 to 1989 4,276 16.2% 192 5.6%
Built 1970 to 1979 5,728 21.7% 236 6.9%
Built 1960 or earlier 14,334 54.3% 2,823 82.5%

Source: 2006 Area Profile, University of West Florida Haas Center of Business Research and Economic Development

Total Structures 26,385 2,212

Built 1999 to present 940 3.6% 130 4.6% 13.8%
Built 1995 to 1998 486 1.8% 59 2.1% 12.1%
Built 1990 to 1994 754 2.9% 30 1.1% 4.0%
Built 1980 to 1989 3,363 | 12.7% 60 2.1% 1.8%
Built 1970 to 1979 3,088 11.7% 86 3.0% 2.8%
Built 1960 to 1969 3515 13.3% 155 5.4% 4.4%
Built 1950 to 1959 4358 | 16.5% 348 12.2% 8.0%
Built 1940 to 1949 1,871 7.1% 561 19.7% 30.0%
Built 1939 or earlier 4316 | 16.4% 783 27.5% 18.1%

Source: Escambia County Property Appraiser GIS Database (2006)

CITY OF PENSACOLA, FLORIDA

WESTSIDE COMMUNITY REDEVELOPMENT AREA PLAN

CITY OF PENSACOLA, FLORIDA

83



FINDING OF NECESSITY STUDY

AGE OF STRUCTURES

FINDING OF NECESSITY, WESTSIDE NEIGHBORHOODS

Legend
5-_-,-_-'-,: Initial Study Area Boundarles . The total building inventory, including both residential and
L ReC ded Westside CRA Boundaries _ commercial structures, as reported by the Escambia County
Year Built Property Appraiser's records, reiterates the results of the
= :‘:3:‘:::‘::; Structures with some level 2006 estimates discussed above. Approximately eighty-three
I 1540 - 1960 Age of deterioration percent (83%) of the total building inventory (1,847 out of the
] 1961 - 1980 0 - 20 Years old 12 total 2,212 structures) is over forty-five years (45 years) old.
19812006 21 - 30 Years old 13 While the Westside Neighborhoods Study Area accounts for
only eleven percent (11%) of all citywide structures, it accounts
31- 35 Years old 9 for approximately eighteen percent (18%) of the City’s oldest
36 - 50 Years old 61 structures (built 1939 or earlier).
More than 51 years old 591

Source: City of Pensacola Property Conditions Survey conducted by Uni-
versity of West Florida (2003); Escambia County Property Appraiser GIS
Database (2006)

Map 7 and Table 9 show the age of structures in the Study
Area and illustrates a high correlation between deterioration
conditions and age of structures. Approximately 591 structures

out of the total number of deteriorating structures (717
structures) found in the Westside Neighborhoods are more than
51 years old.

The concentration of older and deteriorating buildings in the
Westside Neighborhoods Study Area, combined with the high
vacancy rates and low housing values compared to the City
confirm the existence of blighted conditions and have contributed
to the economic distress of the Westside Neighborhoods.
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AGE OF STRUCTURES WITH
SOME LEVEL OF DETERIORATION
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Section 163.340 (8) CONDITIONS LEADING TO ECONOMIC DISTRESS

According to the U.S. Economic Development Administration,
economic distress includes conditions that affect the fiscal and
economic viability of an area. The distressed conditions include
factors such as low per capita income, high unemployment, high
underemployment, high poverty levels, and low education levels.
These factors can impact the ability of residents to sustain the
physical environment of the Westside Neighborhoods.

The Westside Neighborhoods Study Area exhibits significantly
distressed economic characteristics relative to the City of
Pensacola as a whole. The 2006 Area Profile provided by the
University of West Florida Haas Center of Business Research
and Economic Development, indicates that the Westside
Neighborhoods Study Area is home to 7,196 residents,
accounting for 13% of the City’s total population. The area
covered by the Westside Neighborhoods area represents

5% of the total land area covered by the City of Pensacola.

It should be noted that the economic indicators discussed
below are representative of the Initial Westside Neighborhood

Table 10. INCOME LEVEL AND HOME VALUES

Study Area boundaries (Refer to Map 1) and not only the
recommended Westside Study Area Boundary. However,

for the purpose of this analysis, it is assumed that the
economic indicators for the larger Study Area exhibit a close
approximation to the economic indicators for the recommended
Westside Neighborhoods Study Area boundary.

Household Income

The 2006 estimated per capita income for the City’s households
is $26,013, while the estimated per capita income for the
Westside Neighborhoods Study Area is $14,924, representing
only 57% of the citywide per capita income. Similarly, median
household income ($23,770) in the Westside Neighborhoods
is 58% of the City of Pensacola’s median household income
($41,146). Average household income for the Westside
Neighborhoods is $35,817, compared to the City's average
2006 estimated household income of $58,130.

Total Population 55,696 7,196 12.9%
Total Households 24,723 2,909 11.8%
Average Household Income $58,130 $35,817 61.6%
Median Household Income $41,146 $23,770 57.8%
Per Capita Income $26,013 $14,924 57.4%
Median Home Value $164,572 $89,658 54.5%

Source: 2006 Area Profile, University of West Florida Haas Center of Business Research and Economic Development

Table 11. POVERTY LEVEL

Total Families 14,153 1,701
Income Above Poverty Level 12,448 88.0% 1,182 69.4%
Income Below Poverty Level 1,705 12.0% 519 30.6%

Source: 2006 Area Profile, University of West Florida Haas Center of Business Research and Economic Development
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Poverty

The Census Bureau uses income thresholds that vary by family
size and composition to detect who is poor. If the total income for
a family or group of unrelated individuals falls below the relevant
poverty threshold, then the family or unrelated group is classified
as being "below the poverty level". For the purposes of analysis,
this report assumes a family income base of $15,000 and less
as the poverty threshold for both the City of Pensacola and the
Westside Neighborhoods.

There were 519 families below poverty level in the Westside
Neighborhoods out of a total of 1,701 families, indicating that the
rate of poverty is nearly thirty-one percent (31%) for the Westside
Neighborhoods. In comparison, the 2006 estimated citywide
poverty rate is twelve percent (12%), with a total of 1,705 families
below poverty level. While the Westside Neighborhood’s land
area covers only twelve percent (12%) of the City’s total area, it
accommodates almost thirty-one percent (31%) of the families
below poverty level found citywide. (Table 11)

Housing Values

Housing values in the Study Area are nearly half of those

for the City as a whole. According to the 2006 estimates, the
median home value in the Westside Neighborhoods is $89,658,
compared to $164,572 for the City, accounting for a difference of
nearly $75,000 between the two markets. (Table 11)

Education and Employment

According to the 2006 Area Profile estimates, the unemployment
rate for the Westside Neighborhoods is approximated at
8.4%, significantly higher than the citywide rate of 5.8%. The
unemployment rate includes all civilians 16 years old and over
that are actively looking for work and does not include the
residents who have dropped out of the job search effort. The
2000 Census indicated that nearly fifty percent (50%) of the
Westside Neighborhoods’ total population 16 years old and over
was not in the labor force.

Additionally, the 2000 Census reported that nearly twelve
percent (12%) of the Westside Neighborhoods Area population
25 years old and over has less than a 9th grade education,
compared to only four (4%) for the citywide population. The low
education levels combined with the high unemployment rates
contribute to the level of economic distress experienced by the
Westside Neighborhoods. (Table 12)

Low per capita income, high poverty rates, high unemployment
rate, low educational attainment levels, lower median home
values compared to the City are strong indicators of economic
distress in the Westside Neighborhoods. The distressed
economic conditions combined with the deteriorated physical
environment experienced in the Westside Neighborhoods
confirm the existence of blighted conditions in the Westside
Neighborhoods Study Area.

Total Population 16+ In Labor

Force 26,845 59.7% 2,800 51.2%
Civilian Employed 24,417 54.3% 2,510 45.9%
Civilian Unemployed 1,709 3.8% 268 4.9%
In Armed Forces 719 1.6% 16 0.3%
Not in Labor Force 18,121 40.3% 2,669 48.8%

Total Population 16+ In Labor

Force 25,041 2,740

Civilian Employed 23,589 94.2% 2,510 91.6%
Civilian Unemployed 1,368 5.8% 211 8.4%
In Armed Forces NA NA NA NA
Not in Labor Force NA NA NA NA

Source: 2006 Area Profile, University of West Florida Haas Center of Business Research and Economic Development

CITY OF PENSACOLA, FLORIDA
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Section 163.340 (8) (c) FAULTY LOT LAYOUT

The size of parcels has a significant impact on the
redevelopment potential for any proposed property. Typically,
older platted subdivisions and commercial properties are too
small for development and exhibit non-conformance with
current zoning regulations. Contemporary development trends
favor larger sites for redevelopment as they offer the flexibility
to provide a variety of uses and a mix of activities. Larger sites
also reduce the complexities involved with assembly of smaller
parcels to support large scale redevelopment projects.

Map 8 identifies the deficient parcels in relation to lot sizes
found in the Study Area. Inconsistencies between lot sizes
and lot size requirements can be identified by comparing the
minimum lot area requirements contained in the zoning code
to the existing lot parcel sizes. As illustrated in Table 13, over
thirteen percent (13%) of the Westside lots do not meet the
minimum lot area requirements of the City of Pensacola Land
Development Code.

Inadequate parking facilities resulting in land use conflicts,
Westside Neighborhoods

Sub-standard lot layout resulting in lack of maintenance

and site deterioration, Westside Neighborhoods

Parcels under Parcels between 3,000 and Total number of
(sq.ft.) 3,000 sq.ft. faulty lots

R1A 1,261 3,500 86 38 124
R1A (Duplex) 7 5,000 0

R1AA (R1A2) 1 5,000 0 0

R1AAA (R1A3) 120 9,000 2 1 135
R-2A 19 20,000 3 4 115
R-2 244 NA 7 3

RC 125 NA 4 5

RNC 262 NA 28 15

C-1 289 NA 10 6

C-2 44 NA 2 4

C-3 154 NA 8 3

M-1 70 NA 3 0

M-2 2 NA 0 0

M-3 13 NA 6 0

Total 2,892 153 76 374

Source: Escambia County Property Appraiser GIS Database (2006)
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Vacant housing units, Westside Neighborhoods

Commercial uses on substandard lot configurations resulting in
inadequate parking and encroachment into public right-of-way

N ne

Substandard

Structure 56 4 7.1%
Unsafe Accessory

Structure 17 4 23.5%
Unsafe Structure 119 27 22.7%
Totals 192 35 18.2%

Source: City of Pensacola Community Development Inspections Division (2005)

One hundred twenty four (124) parcels within the R-1A
zone are less than 3,500 sq.ft. in area and do not meet
the minimum lot size requirement under the City’s LDC.
Additionally, The R1A3 zone has a minimum lot size of
9,000 sq.ft., however, 135 parcels zoned R1A3 in the
Westside Neighborhoods do not meet the minimum
requirement under the City’s LDC.

Approximately twenty (20) of the commercially zoned
properties in the Study Area with lot area less than 3,000
sq.ft. are considered either uneconomical or deteriorated
from an investment and development perspective. These
do not meet contemporary design standards in terms of
size and usefulness. The development of commercial
uses on substandard lots also has a deleterious impact
on neighboring residential uses, due to traffic hazards
caused by business parking located in the front of

the property, encroachments into residential areas,
inadequate buffering, and spill-over parking. These
properties are further limited by their size in relation to
parking and setback requirements, stormwater treatment
standards and landscaping requirements.

Code Violations

The percentage of code violations in the Study Area is also
an indicator of the deteriorating conditions in the Study
Area. The City of Pensacola Community Development
Department Inspections Division reported that nearly
twenty-three percent (23%) of the properties listed on the
City’s unsafe structures list for 2005 were located in the
Westside Neighborhoods. Additionally, nearly twenty-four
percent (24%) of the City's unsafe accessory structures
and seven percent (7%) of the City’'s substandard
structures were located in the Westside Neighborhoods.
(Table 14)
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Section 163.340 (8) (m) DIVERSITY OF OWNERSHIP

The following section discusses the high percentage of parcels
under multiple ownership. These ownership patterns act as a
potential obstacle to the assemblage of land for redevelopment.
The unusual conditions of title increase the cost of development
and deter private sector investment.

Diversity of ownership or defective or unusual conditions of title,
prevent the free alienability of land. This includes factors such
as multiple owners of a single property and complex title issues
resulting from life estates and heir property. Multiple ownership
patterns can be a hindrance to land assembly in support of
redevelopment projects. This situation is compounded by
the fact that many of the individual properties are insufficient
in size. The conditions makes it difficult to accommodate
potential redevelopment projects that comply with current land
development codes.

Two owners listed 830 28.7%
Three owners listed 86 2.9%
Four or more owners listed 71 2.5%
Total Parcels with unusual title 987 34.1%
Total Parcels in the Westside 2,892
Neighborhoods

Source: Escambia County Property Appraiser GIS Database (2006)

Deterioration of site conditions and lack of
sidewalks along Main Street

Deteriorating of site conditions and other

For the purpose of this study, all parcels that have more
than one owner listed on a single property in the Escambia
County Property Appraiser GIS database, are assumed to
be examples of multiple ownership. The Escambia County
Property Appraiser’'s database indicates that nearly 987 out
of the total 2,892 parcels in the recommended Westside
Neighborhoods Study Area, are owned by more than one
owner, accounting for nearly thirty-four percent (34%) of the
total parcels. As illustrated in Table 15, eight hundred thirty
(830) properties in the Study Area have two owners; eighty-
six (86) parcels have three owners listed; and seventy-one
(71) parcels have four or more owners listed.

Additionally, there are several parcels in the Westside
Neighborhood Area, which straddle the corporate limit line
to the west. As a result, portions of individual properties lie
within the City of Pensacola while the remainder of these
small parcels lie within the County. This peculiar condition,
which results from the irregularity of the corporate limit line,
exacerbates the issue related to land assembly.

h ! ol Vacant and Boarded Structure along Pace
improvements (lack of sidewalks, invasive Boulevard

vegetation growth along Pace Boulevard
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Section 163.340 (8) (j) INCIDENCE OF CRIME

The incidence of crime in the Westside Neighborhoods is
higher than in the remainder of the City. The 2005 crime
statistics provided by the City of Pensacola Police Department
indicates that 1,369 of the 6,695 total citywide offenses for
which police reports were made occurred within the Westside
Neighborhoods. This represents twenty percent (20%) of the
total crimes committed in the City. (Table 16)

While the Westside Neighborhoods contain nearly thirteen
percent (12.8%) of the City's total population, it is experiencing
a disproportionate incidence of crime compared to the

total population. The crime per capita in the Westside
Neighborhoods at nineteen percent (19%) is significantly
higher than the citywide rate of twelve percent (12%).

The total number of offenses reported for the Westside
Neighborhoods include burglary, robbery, theft, assault/ battery,
narcotics violations, violent crimes, and other crimes. The
Westside Neighborhoods also experienced a significantly high
percentage of narcotics related offences with nearly thirty-five
percent (35.5%) of the citywide narcotics related offences
occurring in the Westside Neighborhoods. (Refer to Table 16)

The high incidence of crime deters the private sector from
investing in redeveloping the area. Crime is closely related
to deteriorating neighborhood conditions such as high
unemployment rates, significant vacancy rates, and unsafe
conditions. Left unaddressed, the crime rates will most likely
continue to escalate within the Study Area burdening the City
and residents with additional costs.

TABLE 16. CRIME STATISTICS 2005
Percent of City
City of Pensacola Westside Neighborhood Population
Population 56,255 7,196 12.79%
# of Crimes Crimes Per # of Crimes Crimes Per | % Crime Occurrence in
Capita Capita Westside

Crime Category
Burglary Crimes 724 1.3% 150 2.1% 20.7%
Robbery Crimes 93 0.2% 21 0.3% 22.6%
Theft Crimes 1,834 3.3% 283 3.9% 15.4%
Assault/Battery Crimes 838 1.5% 194 2.7% 23.2%
Narcotic Related Offenses 606 1.1% 215 3.0% 35.5%
Violent Crimes 178 0.3% 21 0.3% 11.8%
Other 2,422 4.3% 485 6.7% 20.0%
Total Offenses 6,695 11.9% 1,369 19.0% 20.5%

Source: City of Pensacola Police Department, 2005

CITY OF PENSACOLA, FLORIDA
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Section 163.340 (8) (I) RESIDENTIAL AND COMMERCIAL VACANCY RATES

Vacant structures and abandoned lots lead to a deterioration of
the physical environment. Such deterioration is detrimental to
the investment image of the community. High building vacancy
levels located on primary commercial corridors and residential
housing vacancy rates indicate weak market conditions to the
private investor. The vacancy rate is also a significant factor
considered by the County Property Appraiser when assessing
property values for tax purposes.

High vacancy rates in the housing market indicate a lack of
community interest in maintaining the neighborhood’s quality
of life and integrity resulting in a decline of investment.
Vacant properties depress the values of adjacent properties
causing devaluation over time negatively affecting the City's
ad valorem tax revenues. Vacant housing units are also more
likely to become delinquent because the cost of paying taxes
on the property may exceed the value of the property. The
Escambia County Property Appraiser records shows nearly
twenty percent (19.7%) of all parcels within the Westside

Neighborhoods Study Area as vacant compared to ten percent
(10.1%) of all citywide parcels. More than seventeen percent
(17.1%) of the Study Area’s total parcel count is vacant residential
compared to approximately nine percent (8.6%) of vacant
residential properties found citywide. (Table 17)

The Westside Neighborhoods Study Area also has a higher
percentage of vacant commercial properties (nearly 2%),
compared to the City (1.4%). In terms of acreage, nearly four
percent (3.7%) of the total parcel acreage is classified vacant
commercial, compared to only 0.4% for the City of Pensacola.
Nearly sixteen percent (15.5%) of the Study Area’s total acreage
is comprised of vacant parcels, compared to four percent (4%) of
the City’s total acreage that are classified as vacant lands.

The Escambia County Property Appraiser’s data indicates that
nearly twenty-one percent (21.3%) of the vacant lots within the
City of Pensacola are located in the Westside Neighborhoods
Study Area. (Table 18)

City of Pensacola Westside Neighborhoods Study Area
% of
Parcel % of total % of total Parcel % of total total
Count parcels Acreage acreage Count parcels | Acreage | acreage
Vacant Residential 2,263 8.6% 589.7 3.6% 494 17.1% 89.7 10.6%
Vacant Commercial 375 1.4% 60.8 0.4% 60 1.9% 3.7 3.7%
Vacant Institutional 23 0.1% 7.9 0.0% 9 0.3% 1.1 0.1%
Vacant Industrial 16 0.1% 36.9 0.2% 7 0.2% 9.1 1.1%
Total Vacancy 2,677 10.1% 695.3 4.2% 570 19.7% 132.0 15.5%
Total 26,385 16,525 2,892 849.1
TABLE 17. VACANCY RATES
Citywide | Westside | Occurrence in Westside Source: Escambia County Property Appraiser
Vacant Residential 2,263 494 21.8% GIS Database (2006)
Vacant Commercial 375 60 16.0%
Vacant Institutional 23 9 39.1%
Vacant Industrial 16 6 43.8%
Total Vacancy 2,677 570 21.3% | TABLE 18. Vacancy Rate Comparison:
Total Number of City of Pensqcola v. Westside Ngighborhoods
Parcels 26,385 2,892 1.0% | &8 Dotanese o0ey o P!
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VACANT LANDS
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Section 163.340 (8) (n) GOVERNMENTALLY OWNED PROPERTY WITH ADVERSE ENVIRONMENTAL CONDITIONS

CAUSED BY A PUBLIC OR PRIVATE ENTITY

The abandoned American Creosote Works wood preserving
plant is located within the Study Area boundaries. The
abandoned 18-acre site sits 1/4 mile north of the confluence
of Bayou Chico and Pensacola Bay, at the corner of “L” Street
and Barrancas Avenue. The site is identified as a Superfund
site by the Environmental Protection Agency and is listed on
the National Priority List (NPL) for hazardous waste sites. Sites
that are listed on the NPL can only be cleaned up using the
Superfund Trust fund.

Superfund is the Federal government's program to clean up the
nation's uncontrolled hazardous waste sites. Superfund sites
include any land that has been contaminated by hazardous
waste and identified by the Environmental Protection Agency
(EPA) as a candidate for cleanup because it poses a risk to
human health and/or the environment.

Contaminated American Creosote Works Site

The American Creosote Works, Inc. operated a wood preserving
plant from 1902 until 1981. Creosote and Pentachlorophenol
were the primary preservatives used in the treatment process.
The wastewater generated at the plant was discharged into two
on-site surface impoundments, which then overflowed through
a spillway into the Pensacola Bay. In subsequent years, the
wastewater was drawn off the ponds whenever pond levels
were high and discharged on the plant property. During periods
of heavy rainfall and flooding, the wastewater occasionally
overflowed the containment dikes onto both on-site and off-site
areas.

The ACW Site is currently vacant except for the wells involved
with the groundwater cleanup at the Site and the associated
structures. The only structure remaining on the ACW Site is
a Quonset hut building and a mobile office that are used as
part of the groundwater cleanup effort. The Sanders Beach
Neighborhood and the Pensacola Yacht Club (PYC) are located
immediately to the south of site.

Above: View of ACW site along Pine Street
Below: View of ACW site from Gimble Street
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The site contains contaminated soil and ground water conditions
thathave beenimpacted with volatile organic compounds (VOCs)
and semi-volatile organic compounds (SVOCs) associated with
wood treating. Due to the improper disposal activities at the
site, the then Florida Department of Environmental Regulation
(FDER) enacted enforcement proceedings against ACW. The
FDER issued a Notice of Violation in January 1981, and entered
into a Consent Order with ACW in March 1981. ACW was unable
to meet the requirements of the Consent Order and filed for re-
organizational bankruptcy under the provisions of Chapter 11 of
the Federal Bankruptcy Code. An "immediate removal action"
was completed by the FDER and the EPA during September
and October of 1983. The two on-site impoundments were
drained and the hazardous liquids treated by a portable
treatment facility. The remaining sludges were stabilized with fly
ash and covered with a temporary clay cap. EPA re-sodded and
re-seeded the temporary clay cap in 1985. In December 1985, a
fence and warning signs were installed by the FDER to restrict
access to the site.

The EPA initiated a Remedial Investigation/Feasibility Study
(RIFS) in 1984. The RI report was completed in January 1985,
and indicated that contaminated soils and groundwater existed
on- and off-site. A draft FS was completed followed by a public
meeting in August 1985. A Risk Assessment was completed by
an outside contractor for EPA in June 1989 and included the
development of soil and sediment cleanup levels. EPA initiated
anin-house FS that included an evaluation of thermal treatment
technologies. The EPA determined that the contaminated media
at the site could best be addressed as two operable units
(OUs): OU 1 addresses surface soils and sediments, and OU
2 addresses the stabilized/capped sludges, soils underlying the
cap, and groundwater. Treatability studies, a Value Engineering
Analysis by the US Army Corps of Engineers (USACE), and OU
1 design work were conducted between October 1989 and July
1991.

The remedy for OU 2 includes Phase | — recovery and off-
site recycling of dense non-aqueous phase liquids (DNAPLSs)
followed by Phase Il — groundwater recovery and treatment
using enhanced bioremediation technologies. A State
Superfund Contract (SSC) between EPA and FDEP was signed
in September 1997, which commits the State to a ten percent
cost share for DNAPL recovery as part of site cleanup. On-site
construction of the DNAPL recovery system was completed in
September 1998. (Appendix G)

In September 2002, the EPA and FDEP signed a SSC to
perform an interim removal of contaminated off-site soils
and sediments exceeding the EPA's current guidance levels.
Fieldwork on this interim remedy was completed in November
2003. In October 2003, the City of Pensacola adopted a future
use plan for the site that includes a number of shops and other
small businesses on the north edge of the site and leaves the
majority of the site as a “green space” for recreational activities.
The EPA, FDEP and US Army Corps of Engineers are currently
evaluating the 2002 design to determine what changes, if any,
will be necessary to adapt the cap design to the City’s future use
scenario. It was expected that USACE would provide the EPA
and FDEP with recommendations for design changes to meet
the City’s planned use by the summer of 2004. However, this has
been delayed due to the severe hurricane seasons experienced
in Florida and other Gulf states in 2004 and 2005, including the
direct impact of Hurricane Ivan on Pensacola in 2004.

The American Creosote Works (ACW) site’s designation as
a Superfund site on the National Priority List (NPL) confirms
the presence of adverse environmental conditions on a
governmentally owned site. Subsequent to clean-up of the site,
ownership will likely be transferred to the City of Pensacola. The
City proposes to redevelop the site in conjunction with the ACW
Plan.
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IV.Conclusion

This study has identified and documented conditions in the
recommended Westside Neighborhoods Study Area that
are consistent with the definition of blight contained in the
Florida Statutes. It is,therefore, reasonable to find that these
conditions substantially impair sound growth and have lead
to economic distress in the area. The inventory of existing
conditions presented in this report provides a basis for the City
of Pensacola to adopt a resolution acknowledging the existence
of blight in the Westside Neighborhoods Area and finding that
rehabilitation, conservation or redevelopment is necessary in
the interest of the public health, safety, morals or welfare of
the City’s residents. These findings also provide justification
for using the tools provided to local governments through
Chapter 163 Part Il of the Florida Statutes: “The Community
Redevelopment Act”.

The Westside Neighborhoods Area has a substantial number of
structures exhibiting some level of deterioration, documented by
the City of Pensacola Property Conditions Survey. Government
maintained demographic and economic statistics highlight
a prevailing level of economic distress. Field observations
conducted by the RMPK Group staff provide corroborating
evidence of deteriorating conditions.

Results of the City of Pensacola Property Condition Survey
demonstrate a significantly high percentage of deteriorated
and deteriorating structures in the Westside Neighborhoods. A
high unemployment rate, low per capita income, a high poverty
rate, low education attainment levels, and lower median home
values are an indication of the economic distress generated in
the Westside Neighborhoods. The cumulative impact of high
vacancy rates in residential and commercial properties, a high
percentage of aging structures, substandard lot configurations,
multiple ownership patterns, and the presence of adverse
environmental conditions substantiate the existence of blight
in the Study Area. The existence of blight can have negative
impacts on a community including:

e Depressed property values, resulting in lower local tax
revenues;

e Strain on city services- police, health, fire, building code;

e Increased fire hazard potential because of poor
maintenance, faulty wiring and debris;

e Increased code enforcement demands;

e Concentration of low-income groups and marginal
businesses with decreased potential for investment to
reverse the blighting conditions;

o Creation of an environment that attracts criminal activity;

o Creation of a poor market environment, where existing
businesses relocate to other, more stable areas and new
businesses do not replace them;

e  Cost to existing home owners- higher insurance premiums,
low appraisals for homestead properties.

Presence of Blight

The analysis indicates that the Westside Neighborhoods
contain at least seven of the fourteen conditions indicative of a
“blighted area” listed in the Florida Statutes. The following is a
summary of findings that support a declaration of blight for the
Westside Neighborhoods Study Area:

Substantial number of deteriorated or deteriorating
structures

+ Approximately 28% of the structures in the Study Area
are deteriorated to some degree. In comparison, the City
consists of only 18% of the total number of structures
showing deterioration.

+ 25% of the citywide structures exhibiting some level of
deterioration are found in the recommended Westside
Neighborhoods Study Area.

+ Nearly 6% of the structures found in the Westside
Neighborhoods were damaged by the impact of hurricanes in
2004 and 2005.

+ 83% of the housing units in the Westside Neighborhoods are
over forty-five years old (built before 1960).
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Conditions leading to economic distress

High unemployment rate
The Westside Neighborhoods has an unemployment rate of
8.4% compared to the citywide rate of 5.8%.

High Poverty rate
Nearly 31% of total families in the Westside Neighborhoods
have an income below the poverty level threshold compared
to 12% for the City.

Low Per Capita Income

Per capita income for the Westside Neighborhoods at
$14,924 is almost 57% of the citywide per capita income at
$26,013.

Low household income
Median household income for the Westside Neighborhoods

($23,770) is less than half of the City's median household income

($58,130).

Low housing values
Median home values in the Study Area nearly 55% of the
citywide median housing values.

Faulty Lot Layout in relation to size, adequacy, accessibility or

usefulness

* Inadequate properties in relation to current land development
codes.

+ Over 14% of the Westside properties do not meet the minimum

lot area requirements of the City of Pensacola Land Development

Code.

+ 18% of the citywide code violations were located in the
recommended Westside Neighborhoods Study Area.

Residential and Commercial vacancy rates higher in the area

than in the remainder of the municipality
+ Nearly 20% of the properties in the Westside Neighborhoods
Study Area are vacant. In comparison, only 10% of the total

citywide properties are considered vacant.

+ 16% of the Study Area’s total acreage comprises of vacant

parcels; while only 4% of the City’s total land area is considered

vacant.

Incidence of crime higher in the area than in the remainder
of the municipality

+ 20% of the total offenses reported in the City occurred within
the Westside Neighborhoods.

Diversity of ownership or defective or unusual conditions
of title which prevent the free alienability of land within the
deteriorated area

+ Nearly 34% of the total parcels in the Westside
Neighborhoods are owned by more than one owner.

+ Unusual conditions of title including estate and life estates.
« Irregularity of the corporate limit line.

Governmentally owned property with adverse
environmental conditions

» American Creosote Works Inc. site, an abandoned EPA
designated Superfund site, is located in the recommended
Westside Neighborhoods Study Area.

The purpose of the Community Redevelopment Act is to provide
local governments the ability to combat deteriorating urban
conditions which retard development of the area. The intent of
the legislation is to reduce or eliminate the conditions found in
the Study Area; conditions, which hinder sound future growth
and development.

Redevelopment is by nature more costly than the development
of vacant land. Improved property is invariably more expensive
than vacant property as the cost of demolition and the preparation
must be factored in. Additionally, it is often necessary to
assemble more than one parcel of land. Redevelopment activity
also triggers thresholds for mandatory compliance with more
costly, modern development standards. Often environmental
clean-up is required which adds expense.

The higher costs associated with property redevelopment will
have significant implications for attempts to redevelop the
Westside Neighborhoods Area. The private sector is not likely
to absorb the risks and costs of such an undertaking alone.
Therefore, the creation of a Community Redevelopment Agency
is the most appropriate tool for the City of Pensacola to use
when planning, designing and participating with the private
sector to revitalize the Westside Neighborhoods Area.

CITY OF PENSACOLA, FLORIDA
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Recommendations

Finding of Necessity

The Westside Neighborhoods is located within the Pensacola Inner City area declared blighted and designated a Community
Redevelopment Area by the Pensacola City Council in 1980 and again in 1981. The data presented in this report provides a factual basis
upon which the City of Pensacola may make a legislative finding that the Westside Neighborhoods Area is at this time a blighted area;
and that rehabilitation, conservation, or redevelopment, or a combination thereof is necessary in the interest of the public health, safety,
morals or welfare of the residents of the municipality. It is recommended that the Pensacola City Council pass a resolution designating
the recommended boundary as the Westside Neighborhoods Community Redevelopment Area.

Establish a Community Redevelopment Agency

In 1980 and again in 1981, the Pensacola City Council determined the need for a Community Redevelopment Agency and declared
itself to be the Community Redevelopment Agency in the City of Pensacola. Based upon the results of this study, the existing
Pensacola Community Redevelopment Agency (Pensacola City Council) should be designated to carry out community development
purposes pursuant to Part Ill, Chapter 163 of the Florida Statutes in the recommended Westside Neighborhoods Area and to prepare a
redevelopment plan in accordance with the provisions of the Community Redevelopment Act. These actions present the best opportunity
to accomplish many long-range goals that will benefit the community.

Prepare a Redevelopment Plan

The formulation of a redevelopment plan, using the tools made available in the Statutes, is the most appropriate means of overcoming the
obstacles to economic development cited in this study. The redevelopment plan can provide focus and oversight for the land development
process while improving the appearance and marketability of the area. The Community Redevelopment Agency is responsible for
assisting in the preparation of the Redevelopment Plan. Section 163.362 F.S. contains a detailed description of the required contents
of this Plan. The Plan is intended to address the needs identified in this study, define community redevelopment goals and objectives,
set forth specific Agency policies and actions, and finally, identify capital improvement projects, their costs and funding sources. It can
provide a strategy for funding capital improvements and economic incentives that will attract private sector investment and ensure that
infrastructure is in place to support future growth and development. The Redevelopment Plan developed for the Westside Neighborhoods
Area should incorporate the findings and recommendations of the recent studies completed for area including the American Creosote
Works Redevelopment Plan, the Enterprise Zone Plan and the Westside Neighborhoods Plan.

Establish a Redevelopment Trust Fund

Program funding and accounting is administered through a Redevelopment Trust Fund, which is created by ordinance of the governing
authority. Subsequent to adoption of the Redevelopment Plan, the Trust Fund is established and, according to statute, provides for the
collection of tax increment revenues to finance capital improvements identified in the Plan. Upon adoption, the ordinance freezes the tax
base and thereby establishes the base valuation of the property located within the boundaries of the redevelopment district. Thereafter,
all taxes assessed by qualified taxing authorities on future increases in the value of properties contained in the district are diverted to the
Redevelopment Trust Fund. All taxes assessed on the value of property determined prior to adoption of the ordinance continue to flow to
the general revenue accounts of local taxing authorities. Community Redevelopment Agencies are not considered Special Tax Districts
since they do not have the authority to levy ad valorem taxes.

Define Organizational Roles and Relationships

It is recommended that the City define the roles and relationships of the various organizations that will be involved in the implementation
of the redevelopment effort.

CITY OF PENSACOLA, FLORIDA
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Tax Increment Financing Revenue Projections

Tax Increment financing is a financing tool that uses
increased revenues generated by taxes gained from growth
in property values resulting from successful redevelopment
activities. Tax Increment Funds can be used for development
in a declared redevelopment area only. The resources
generated from the fund are used for continuation of
improvements within the redevelopment areas of the City.
This section presents TIF revenue projections that the
recommended Westside Neighborhoods CRA is likely to
generate in the next forty-years.

Assumptions

Tax Increment Financing Revenue (TIF) projections for

the recommended Westside Neighborhoods CRA were
estimated using the 2006 taxable values provided by the
Escambia County Property Appraiser’s records. In order

to be appropriately conservative, the average growth rate

of the taxable values for all parcels in the recommended
Westside Neighborhoods CRA, between 2000 and 2005 was
used. The average taxable value growth rate between 2000
and 2005 for all properties in the recommended Westside
Neighborhoods Study Area boundary is 7.3%. However,
since the recommended Westside Neighborhoods Study
Area is predominantly residential, conservative growth

rates at 3.0% and 5.0% are assumed for TIF Revenue
calculations.The projections were subject to the 2006 City
millage rate (4.950) and the 2006 County millage rate
(8.756). The methodology underestimates the impact that
new development and public improvements will have on

the total taxable value of the properties in the TIF district
because the projected revenue estimates do not capture the
growth in assessments that will result from new construction.

Methodology

The base year (2006) taxable value is subtracted from the
projected total base value. The increment is then multiplied
by the millage rate available to the TIF district over the next
forty years. The gross incremental CRA revenue is discounted
back for inflation at 95% to calculate the net incremental CRA
revenue.

Results

Table A and B show estimates of the annual increment
increase for all taxable properties in the recommended
Westside CRA at growth rates of 3.0% and 5% respectively.

The total increment over a 40 year TIF district life at 3% growth
rate is $47.3 million, while the net incremental CRA Revenue
at 95% is projected to be $44.9 million.

The total increment over a 40 year TIF district life at 5% growth
rate is $109 million, while the net incremental CRA Revenue at
95% is projected to be $103.6 million.

The estimates are sensitive to several factors including market
forces and changes to the assessment system in Escambia
County. While the estimates show a moderate growth in the
taxable values in the early years of the TIF, they provide

a conservative projection for the revenue stream that the
recommended Westside Neighborhoods TIF district is likely to
generate.

Recommended Westside Neighborhoods CRA Taxable Value Growth Rate (2000-2005)

2000-2001 | 2001-2002

2002-2003 | 2003-2004 | 2004-2005 | 2000-2005

West Side Neighborhoods 9.7% 2.8%
Recommended Boundary

1.2% 23.1% -0.1% 7.3%

Source: Escambia County Property Appraiser GIS Database (2006)

CITY OF PENSACOLA, FLORIDA

TABLE A.
WESTSIDE NEIGHBORHOODS STUDY AREA TIF PROJECTIONS @ 3% ANNUAL GROWTH RATE
Years Annual Increase | Annual Incremental Gross Incremental CRA Net (95%) Incremental CRA Revenue
in Assessed Increase Revenue
Value
2006 (base) $91,633,243 $0 $0 $0
2007 $94,382,240 $2,748,997 $37,689 $35,804
2008 $97,213,707 $5,580,464 $76,508 $72,683
2009 $100,130,119 $8,496,876 $116,492 $110,668
2010 $103,134,022 $11,500,779 $157,676 $149,792
2011 $106,228,043 $14,594,800 $200,095 $190,090
2012 $109,414,884 $17,781,641 $243,786 $231,597
2013 $112,697,331 $21,064,088 $288,789 $274,349
2014 $116,078,251 $24,445,008 $335,141 $318,384
2015 $119,560,598 $27,927,355 $382,884 $363,740
2016 $123,147,416 $31,514,173 $432,059 $410,456
2017 $126,841,839 $35,208,596 $482,710 $458,574
2018 $130,647,094 $39,013,851 $534,880 $508,136
2019 $134,566,507 $42,933,264 $588,615 $559,184
2020 $138,603,502 $46,970,259 $643,962 $611,764
2021 $142,761,607 $51,128,364 $700,970 $665,921
2022 $147,044,455 $55,411,212 $759,688 $721,703
2023 $151,455,789 $59,822,546 $820,167 $779,159
2024 $155,999,462 $64,366,219 $882,461 $838,338
2025 $160,679,446 $69,046,203 $946,623 $899,292
2026 $165,499,830 $73,866,587 $1,012,711 $962,075
2027 $170,464,825 $78,831,582 $1,080,781 $1,026,742
2028 $175,578,769 $83,945,526 $1,150,893 $1,093,349
2029 $180,846,132 $89,212,889 $1,223,109 $1,161,953
2030 $186,271,516 $94,638,273 $1,297,491 $1,232,616
2031 $191,859,662 $100,226,419 $1,374,104 $1,305,399
2032 $197,615,452 $105,982,209 $1,453,016 $1,380,365
2033 $203,543,915 $111,910,672 $1,534,295 $1,457,581
2034 $209,650,233 $118,016,990 $1,618,013 $1,537,112
2035 $215,939,740 $124,306,497 $1,704,242 $1,619,030
2036 $222,417,932 $130,784,689 $1,793,058 $1,703,405
2037 $229,090,470 $137,457,227 $1,884,539 $1,790,312
2038 $235,963,184 $144,329,941 $1,978,763 $1,879,825
2039 $243,042,079 $151,408,836 $2,075,815 $1,972,024
2040 $250,333,342 $158,700,099 $2,175,778 $2,066,989
2041 $257,843,342 $166,210,099 $2,278,740 $2,164,803
2042 $265,578,642 $173,945,399 $2,384,791 $2,265,552
2043 $273,546,002 $181,912,759 $2,494,024 $2,369,323
2044 $281,752,382 $190,119,139 $2,606,533 $2,476,207
2045 $290,204,953 $198,571,710 $2,722,418 $2,586,297
2046 $298,911,102 $207,277,859 $2,841,779 $2,699,690
$47,316,090 $44,950,286
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TABLE B.
WESTSIDE NEIGHBORHOODS STUDY AREA TIF PROJECTIONS @ 5% ANNUAL GROWTH RATE
Years Annual Increase in Annual Incremental | Gross Incremental | Net (95%) Incremental CRA Revenue
Assessed Value Increase CRA Revenue
2006 (base) $91,633,243 $0 $0 $0
2007 $96,214,905 $4,581,662 $62,815 $59,674
2008 $101,025,650 $9,392,407 $128,770 $122,331
2009 $106,076,933 $14,443,690 $198,023 $188,122
2010 $111,380,780 $19,747,537 $270,739 $257,202
2011 $116,949,819 $25,316,576 $347,090 $329,736
2012 $122,797,309 $31,164,066 $427,259 $405,896
2013 $128,937,