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Today’s Presentation

1. The current conditions & goals of the CRA  

2. Understanding context & zoning 

3. Residential Zones 

4. R-NC Zones 

5. Commercial & Mixed-Use Zones 

6. Open Space 

7. Transportation
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Project Schedule

Phase 1:  
Understanding the 

Context

Task 1:  
Evaluation

Task 1:  
Charrette

Task 1:  
Stakeholder
Workshop

Task 2:  
Final

Overlay

Task 1:  
Technical
Support

Task 2:  
Training
Sessions

Task 2:  
Structure 
Overlay

Task 2:  
Urban 

Diagnostics

January - February February - March March - May May - June

Phase 2:  
Production of 
Draft Overlays

Phase 3:  
Production of 
Final Overlays

Phase 4:  
Adoption Process
& Implementation
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What this Project is NOT about

• Modifying your Comprehensive Plan or Future Land Uses  

• Rewrite of your zoning and land development regulations 

• Modifying your Special Review Districts 

• Imposing inappropriate architectural regulations 

• Complicating the approvals process 

• Bypassing the public process
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What this Project IS about

• Proposing overlay design standards to: 
• better align zoning to community goals; 
• create more predictable results;  
• improve the character of your neighborhoods; and 
• strike an appropriate balance between preservation and new 

development. 

• Making your streets walkable, where possible 

• Providing opportunity for key stakeholder input and 
engagement throughout process; and 

• Streamlining the approval process
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Existing FLU & Zoning
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Zoning & Special Review Districts
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Current Zoning

• Minimum setbacks 
• Building height 
• Landscape buffers 
• No form standards 

= UNPREDICTABLE OUTCOME 
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Special Review District Zoning

• Parking placement 
• Parking screening 
• Site and fences 
• Paint colors 
• Building form regulations 
• Materials 
• Lighting 
• Special character defining elements 

(doors, windows, shutters,, chimneys, trim 
and roofs) 

= PREDICTABLE OUTCOME 
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Urban Design Guidelines Overlay

Level 1 Level 10Level (tbd)

?

Least prescriptive Most prescriptive

Each community decides
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Pensacola Strengths

1. Great heritage buildings - “power of uniqueness” 
2. Great WALKABLE street /block grid  
3. Traditional neighborhood character, naturally mixed-use 
4. Narrow right-of-ways for streets 
5. Highly degree of diversity 
6. Humane-scaled city 
7. Natural amenities 
8. Desire to protect your character 
9. Local champions supporting redevelopment 
10. “Cool factor” 
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Property Counts

PROPERTY RECORDS REPORTPROPERTY RECORDS REPORT
InformationInformation

MAX ZABALAMAX ZABALA
Gridics LLC

 169 E Flagler Street
Miami, Florida, 33135

Polygon Search

5,265 ITEMS5,265 ITEMS

PROPERTY RECORD BREAKDOWNPROPERTY RECORD BREAKDOWN
Qty 5 ,2655,265

Qty of Distinct Primary Owners 4 ,0674,067

Qty of Homesteads 00

Avg Property Size 3 ,114ft²3 ,114ft²

Largest Property Size 453,112ft²453,112ft²

Total Property Size 12,134,699ft²12,134,699ft²

Avg Lot Size 15,495ft²15,495ft²

Total Lot Size 81,490,075ft²81,490,075ft²

Avg Full Baths 2.12.1

Qty of DOR Land Uses 5252

While all statistics, charts, and aggregated information is based on 5,265 records, the following list only shows the first 300 records.

Address
Property

Size

Lot

Size
Beds Baths Development Places Folio #

1521 N 9th Ave 3,071ft² 20,682ft² 2 Bath None Escambia, East Downtown, Escambia, Pensacola 000S009025040177

2814 Dr Martin Luther King Jr Dr 1,188ft² 7,410ft² 1 Bath None Escambia, East Downtown, Escambia, Pensacola 000S009025040343

2807 N 6th Ave 864ft² 4,356ft² 1 Bath None Escambia, East Downtown, Escambia, Pensacola 000S009025040344

1212 N E St 1,245ft² 7,623ft² 1 Bath None Escambia, St. John Coalition, Escambia, Pensacola 000S009060005031

2900 N Davis Hwy 3,375ft² 7,841ft² 2 Bath None Escambia, East Downtown, Escambia, Pensacola 000S009025040367

1110 N E St 1,232ft² 10,189ft² 1 Bath None Escambia, St. John Coalition, Escambia, Pensacola 000S009060005032

708 N E St 1,706ft² 7,623ft² 1 Bath None Escambia, St. John Coalition, Escambia, Pensacola 000S009060005036

1017 E La Rua St 1,530ft² 4,125ft² 2 Bath None Escambia, Pensacola, Goulding, Escambia 000S009025041063

608 N E St 1,740ft² 6,499ft² 2 Bath None Escambia, St. John Coalition, Escambia, Pensacola 000S009060005037

1008 W La Rua St 988ft² 7,309ft² None Escambia, St. John Coalition, Escambia, Pensacola 000S009060005038

1010 N G St 1,040ft² 7,623ft² 1 Bath None Escambia, Sunny Ridge, Escambia, Pensacola 000S009060005053

1112 N G St 1,095ft² 7,623ft² 1 Bath None Escambia, Sunny Ridge, Escambia, Pensacola 000S009060005052

2800 Dr Martin Luther King Jr Dr #Jr N/A 2,701ft² None Escambia, East Downtown, Escambia, Pensacola 000S009025041343

© 2018 Gridics, LLC. All rights reserved.

The contents of the results in this report were produced using Gridics.com, a proprietary application developed by Gridics, LLC ("Gridics"). Gridics grants to you the right to

use this Property Report (“Report”), subject to the terms and conditions located at www.gridics.com/terms. The results in this Report are believed to be accurate, but are

not guaranteed. The Report results are indicative of the current land conditions according to various third-party data sources aggregated by Gridics and are intended for

reference only. The Report should not be solely relied upon for development, purchase or rental decisions. Results are based on basic general calculations that are

rounded. Furthermore, although the results are site specific, they are based on general assumptions. They may not take into account variations, covenants, deed

restrictions or prior approvals. The results in this report should be independently verified with a local real estate professional. To find a leading local real estate

professional, visit www.gridics.com.
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Properties by size and by Zone

Properties per Zone

Total 
Properties

less than 
3,600 ft2

3,600 to 
10,000 ft2

10,000 to 
15,000 ft

15,000 to 
45,000 ft2

larger than 
45,000 ft2

R-1AAA 90 3 62 18 6 1

R-1AA 1,430 172 996 161 60 41

R-1A 1,484 182 954 211 109 28

R-2 219 12 129 31 31 16

R-2A 188 14 139 12 11 12

R-NC 220 21 130 27 22 20

R-NCB 181 17 112 24 26 2

C-1 354 15 187 62 69 21

C-2 259 50 145 25 22 17

C-3 633 83 251 79 147 73

C-2A 49 10 19 4 9 7

M-1 20 0 1 2 7 10

M-2 3 0 0 0 0 3

SSD 107 13 19 3 1 71

IC 22 4 4 1 5 8

CO 6 0 0 0 4 2

Totals 5,265 596 3,148 660 529 332

100% 11% 60% 13% 10% 6%
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Dimensional Analysis of Zoning Categories
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Public & Private Frontages

122

5.1.1 DESCRIPTION: Within the thoroughfare, the 
design of the traveling and parking lanes controls 
motor vehicular speed, which, in turn, determines 
whether or not pedestrians feel comfortable walking 
or using other forms of non-motorized transportation 
in that setting. The thoroughfare provides a shared 
location for buildings, pedestrians, and vehicles. 
Even if the public frontage designates space for 
pedestrian movement, this will not occur if motor 
vehicular speed is excessive. Physical factors such 
as the width of lanes, presence of parking lanes, 
and the geometry of the lanes influence the driver’s 
perception of the maximum safe speed on the 
thoroughfare and are more effective for controlling 
speed than speed limit signs.
5.1.2 TRAFFIC FLOW CONDITIONS: In Pedestrian-
Supportive Development, three types of traffic 
flow are possible, depending on how the vehicular 

lanes are assembled: Free Flow, Slow Flow, and 
Yield Flow. Free Flow conditions occur when 
each direction of moving traffic is within its own 
designated lane, unshared by parking or traffic 
moving in the opposite direction. Expressways, 
Parkways, Highways, Roads, Boulevards, Avenues, 
and some Streets are designed for Free Flow 
conditions. Typically, there is a median or marked 
centerline. Slow Flow conditions occur when 
the spatial cross section of the thoroughfare is 
constrained by parking lanes, preventing drivers 
from passing. The absence of center-line marking 
allows vehicles to share the paved travel way. Some 
Streets may be designed for Slow-Flow conditions. 
Yield Flow conditions occur when two-way traffic 
is impossible because of parking lanes on either 
side. Drivers must stop and yield the right-of-way 
to an oncoming vehicle. Yield Streets are designed 
for Yield Flow conditions. Slow Flow and Yield 

FIGURE 5.A STREETSCAPE & FRONTAGES

5.1 DESIGN OF THE TRAVEL LANES

A RT I C L E  F I V E
T R AV E L  L A N E S

Article 5 contains the standards for the number, dimensions, geometry, and materials of the lanes of the 
thoroughfares. Parking standards are included.

Building BuildingPrivate 

Frontage

Private 

Frontage

Public 

Frontage

Public 

Frontage

Vehicular 

Lanes

Thoroughfare R.O.W. Private LotPrivate Lot
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R-1AA & R-1A

 CRA Urban Design & Code Amendment | Urban Diagnostic Report  | 29© 2018 DPZ Partners

Existing ConDitions

ZONING SURVEY

R1AA: MEDIUM DENSITY RESIDENTIAL

Disect Address: 1614 E La Rua StQuadrat

PUBLIC FRONTAGE

Public Frontage Street

Right-Of-Way Width 80’

Travel Lanes 2

Parking Parallel - 2-sides (UM)

Pavement Width 26’

Sidewalk Width 6’

Planter Type Strip

Planting Pattern Random

Street Lighting Post

Curb Type Header

PRIVATE FRONTAGE

Private Frontage Common Lawn

Principal Building Ht 2 Stories

Outbuilding Height N/A

Building Type Single Family

Garage Access Alley Loaded

Lot Width 48’

Frontage Buildout 28’

Front Setback 30’

Side Setback 0’ - 20’

GRND Level Use Residential

Upper Level Use Residential

Block Perimeter 1450’

Avg. Units/Acre 5.9

• In general the built form as represented by R-1AA is consis-
tent in that there is a mix of 1 and 2-story buildings which 
make up this zoning category. 

• There is a clear distinction between the character of R-1AAA 
and R-1AA, mostly due to allowed height and potential 
density, with narrower lots.

• R-1AA also has a mix of alley and drives accessing rear 
sited garages, whereas R-1AAA is primarily alley free. 
Roughly the majority of R-1AA don’t have alleys.

• R1AA has examples of newer construction.

 CRA Urban Design & Code Amendment | Urban Diagnostic Report  | 31© 2018 DPZ Partners

Existing ConDitions

ZONING SURVEY

Disect Address: 920 W Gregory StQuadrat

PUBLIC FRONTAGE

Public Frontage Street

Right-Of-Way Width 72’

Travel Lanes 2

Parking Parallel - 2-sides (UM)

Pavement Width 24’

Sidewalk Width 6’

Planter Type Strip

Planting Pattern Random

Street Lighting Cobra Head

Curb Type Rolling

PRIVATE FRONTAGE

Private Frontage Porch & Fence

Principal Building Ht 1 Story

Outbuilding Height 1 Story

Building Type Single Family

Garage Access Front-Loaded in Rear

Lot Width 60’

Frontage Buildout 40’

Front Setback 22’

Side Setback 10’

GRND Level Use Residential

Upper Level Use -

Block Perimeter 1440’

Avg. Units/Acre 3.1

• R-1A is not dissimilar to R-1AA in setbacks, scale and char-
acter. In fact it is hard to distinguish between the two re-
garding their physical form as built within thee CRA’s. 

• Both permit the same uses and from what has been seen 
land within the CRA does not take advantage of the at-
tached single-family model permitted under R-1A, which is 
the largest difference in the dimensional standards. 

• Consider combining R-1A and R1AA into one zone, as 
they are virtually the same.

• Even though duplexes and townhouses are permitted, very 
few, if any, are built.

R1A: MEDIUM DENSITY RESIDENTIAL
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Zoning: the good, the bad and the ugly

• FLU and Zoning aligned 

• SRB (some better than others / ARB) 

• 10 feet max. setbacks downtown to encourage 
walkable downtown 

• Uses generally aligned to zoning (except C3) 

• R-NC, recognizing need for residential-scaled retail 

• General design regulations are great.
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Zoning: the good, the bad and the ugly
• Unpredictable form 

• No / minimal standards for parking placement; 
• Little recognition of context; 
• Buildings not required to meet street where it matters; 
• Inverse relationship of lot coverage to height; 
• Permission for taller building for non-residential; 
• Parking requirements too high. 

• Some SRD have ambiguous standards, subject to 
interpretation by Special Review Board (e.g.: GRD) 

• Unintended consequences 
• Disincentivizing townhouses or mixed-use where needed. 

• Inconsistencies 
• Parking requirements; 
• Zoning density discrepancy with MDR
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Design Standards
• Discourages building more than minimum parking and if greater than 10% more, requires 

waiver.  

• Techniques encouraged to minimize driveway and parking lot impacts: 
1. Visually minimize on-site surface parking and locate behind a building when possible. 
2. Minimize the number and width of driveways and curb cuts.  
3. Share driveways with abutting zoning lots.  
4. Locate driveways so they are visually less dominant.  
5. Permeable paving materials is encouraged for use in parking lots. 

• Building entrances should be clearly visible from the street. 

• Buildings should be sited and designed to encourage human activity on the street. 

• Buildings should be compatible with or complement the architectural character of its context. 

• Buildings should incorporate architectural features, elements and details that achieve a 
desirable human scale through the use of human-proportioned architectural features and site 
design elements clearly oriented to human activity. 

• Buildings should avoid large blank walls facing the street, especially near sidewalks. 

• Parking garages should not dominate street frontages.
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Plat History
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• Encouraging small lot redevelopment must remain. 
• Sets up inequitable performance standards. 
• If new form meets intent and standards of zoning, should be permitted. 
• Define threshold for stormwater requirements to be more flexible  
• Allow for off-site treatment in dense areas to create urban amenity.  
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Standards & Guidelines

• Standards, defined by “shall” are regulatory and 
mandatory.  Expectation that new development will 
be required to comply with these Standards.   

• Any deviation from the standards shall be evaluated 
and determined through the waiver or public 
process.   

• Guidelines, defined by “should” are advisory and 
new development is encouraged to incorporate 
them as appropriate. 

• Proposed overlay will supersede some zoning 
standards.



Residential Zones
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Issues

Front Loaded Garages & Driveways

Lack of Front Yard & Frontage Standards

At Grade Entry
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Proposed Regulations: Residential
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R-1AA

Current

Proposed
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R-1A

Current

Proposed
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R-1B

Current

Proposed
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Front loaded garages & driveways
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Front-loaded, Attached Garages
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Front-loaded, Detached Garages

• Wider Houses 
• Narrower lots
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Parking Regulations
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Long-Term Fix  / Zoning Acupuncture

FLUM: MDR:  
17.4 du/acres max
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Existing ConDitions

CRA ZONING ANALYSIS

DIMENSIONAL ANALYSIS: URBAN CORE

Zoning Category

Principal Building

Height 
(max.)

Lot Width 
(min.)

Lot Area 
(min.)

Lot 
Coverage 
% (max.)

Setbacks
Density 
(max.)Front Yard 

(min.)
Side Yard 

(min.)

Rear 
Yard 
(min.)

CRA: Urban Core

R-1AA: Medium Density Residential (MDR)
SF Detached

35 ft.

40 5000

none 30 6 30

8.7

Duplex 60 7500 11.6

SF Attached 30 3750 11.6

R-1B MDR
SF Detached

45 ft.

30 3500

50* 10 5 10

8.7

Duplex 50 5000 11.6

SF Attached 25 2500 17.4

R-2A: High Density (HDR) - Multiple-family zoning district
< 100 of SF Zone or Zero-Lot-Line-Zone

none 100 20000 75*
20 5 25

350 sq.ft.
> 100 of SF Zone or Zero-Lot-Line-Zone 15 5 20

R-2: Office (O) - Residential/office zoning district
< 100 of Residential Zone

45ft - - 50*
15 5 15

-
> 100 of Residential Zone 10 5 10

R-NC: Residential/neighborhood commercial zoning district
< 100 of Residential Zone 35ft?

- - 50*
15 5 15

4000 sq.ft.
> 100 of Residential Zone 45ft? 10 5 10

R-NCB: Residential/neighborhood commercial business zoning
< 100 of Residential Zone 35ft/varies

- - 50*
15 5 15

4000 sq.ft.
> 100 of Residential Zone 45ft/varies 10 5 10

C-1: Retail Commercial

Commercial 45 ft. - - 75* none, unless adjacent to residential 
zone which requires a 20ft separation 0.35?

C-2A: Downtown Retail Commercial

Commercial 100 ft. - - 100* 10 max.
none, unless adjacent 

to residential zone 
which requires a 20ft 

separation
135

C-2: Commercial

Commercial 100 ft. - - 100 / 75* none, unless adjacent to residential 
zone which requires a 20ft separation

BD: 135 / 
35

C-3: Commercial zoning district

Wholesale & Light Industry 100 ft. - - 100 / 75* none, unless adjacent to residential 
zone which requires a 20ft separation

BD: 135 / 
35

M-1: Industrial zoning district - (Light)

Light industrial zoning district. 45 ft. / 100 
ft.* - - 75 none, 20 ft buffer for non-residential / 

40 ft buffer for industrial -

Zoning Category
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Existing ConDitions

CRA ZONING ANALYSIS

DIMENSIONAL ANALYSIS: URBAN CORE

Zoning Category

Principal Building

Height 
(max.)

Lot Width 
(min.)

Lot Area 
(min.)

Lot 
Coverage 
% (max.)

Setbacks
Density 
(max.)Front Yard 

(min.)
Side Yard 

(min.)

Rear 
Yard 
(min.)

CRA: Urban Core

R-1AA: Medium Density Residential (MDR)
SF Detached

35 ft.

40 5000

none 30 6 30

8.7

Duplex 60 7500 11.6

SF Attached 30 3750 11.6

R-1B MDR
SF Detached

45 ft.

30 3500

50* 10 5 10

8.7

Duplex 50 5000 11.6

SF Attached 25 2500 17.4

R-2A: High Density (HDR) - Multiple-family zoning district
< 100 of SF Zone or Zero-Lot-Line-Zone

none 100 20000 75*
20 5 25

350 sq.ft.
> 100 of SF Zone or Zero-Lot-Line-Zone 15 5 20

R-2: Office (O) - Residential/office zoning district
< 100 of Residential Zone

45ft - - 50*
15 5 15

-
> 100 of Residential Zone 10 5 10

R-NC: Residential/neighborhood commercial zoning district
< 100 of Residential Zone 35ft?

- - 50*
15 5 15

4000 sq.ft.
> 100 of Residential Zone 45ft? 10 5 10

R-NCB: Residential/neighborhood commercial business zoning
< 100 of Residential Zone 35ft/varies

- - 50*
15 5 15

4000 sq.ft.
> 100 of Residential Zone 45ft/varies 10 5 10

C-1: Retail Commercial

Commercial 45 ft. - - 75* none, unless adjacent to residential 
zone which requires a 20ft separation 0.35?

C-2A: Downtown Retail Commercial

Commercial 100 ft. - - 100* 10 max.
none, unless adjacent 

to residential zone 
which requires a 20ft 

separation
135

C-2: Commercial

Commercial 100 ft. - - 100 / 75* none, unless adjacent to residential 
zone which requires a 20ft separation

BD: 135 / 
35

C-3: Commercial zoning district

Wholesale & Light Industry 100 ft. - - 100 / 75* none, unless adjacent to residential 
zone which requires a 20ft separation

BD: 135 / 
35

M-1: Industrial zoning district - (Light)

Light industrial zoning district. 45 ft. / 100 
ft.* - - 75 none, 20 ft buffer for non-residential / 

40 ft buffer for industrial -

Zoning Category

• Townhouses NOT possible under current R-1AA, R-1A and R-2A zoning 

• Currently, only possible in R-2 and R-NCs (no min lot width) 

• Decide as community where you want to welcome townhouse in Rs
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Existing ConDitions

CRA ZONING ANALYSIS

FLU CATEGORIES & ZONING

CONSERVATION LAND USE—CO

CO Conservation zoning district.

LOW DENSITY RESIDENTIAL LAND USE—LDR

R-1AAAAA Single-family zoning district.

R-1AAAA Single-family zoning district.

R-IAAA Single-family zoning district.

MEDIUM DENSITY RESIDENTIAL LAND USE—MDR

R-1AA One and two-family zoning district.

R-1A One and two-family zoning district.

HIGH DENSITY RESIDENTIAL LAND USE—HDR

R-ZL Zero lot line dwelling zoning district.

R-2A Multiple-family zoning district.

R-2B Multiple-family zoning district.

OFFICE LAND USE—O

R-2 Residential/office zoning district.

RESIDENTIAL/NEIGHBORHOOD COMMERCIAL LAND USE—RNC

R-NC Residential/neighborhood commercial zoning district.

COMMERCIAL LAND USE—C

C-1 Commercial zoning district (retail).

C-2A Commercial zoning district (retail).

C-2 Commercial zoning district (retail).

R-C Residential/commercial zoning district.

C-3 Commercial zoning district (wholesale and light industry).

INDUSTRIAL LAND USE—ID

M-1 Light industrial zoning district.

M-2 Heavy industrial zoning district.

The following pages show 
the FLU categories with their 
respective zoning categories 
within them. 

The zoning categories that are 
relevant to the r CRA’s studied 
are highlighted in yellow.

Townhouses
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Coordinate Parking(a) Conventional subdivision subject to regulations in section 12-2-76.  

(b) Special planned development subject to regulations in section 12-2-77.  

(E) Regulations for development within the medium density residential land use district. Table 12-2.2 and 12-2.3 
describes requirements for the one-and two-family residential zoning districts.  

TABLE 12-2.2 
REGULATIONS FOR THE MEDIUM DENSITY RESIDENTIAL ZONING DISTRICTS 

Standards	

R-1AA	 R-1A	

Single	  
Family	 

Detached	

Two-	 
Family	 
Afached	 
(Duplex)	

**Single	 
Family	 

Afached	 
(Townhous

es)	

Single	  
Family	 

Detached	

Two-	 
Family	 

Afached	 
(Duplex)	

**Single	 
Family	 

Afached	 
(Townhous

es)	

Maximum	
ResidenMal	
Gross	
Density	

8.7	units	 
per	acre	

11.6	units	 
per	acre	

11.6	units	 
per	acre	

12.4	units	 
per	acre	

17.4	units	 
per	acre	

17.4	units	 
per	acre	

Minimum	
Lot	Area	

5,000	s.f.	 7,500	s.f.	 3,750	s.f.	 3,500	s.f.	 5,000	s.f.	 2,500	s.f.	

Lot	Width	
at	

Minimum	
Building	
Setback	
Line	

40	feet	 60	feet	 30	feet	 30	feet	 50	feet	 25	feet	

Minimum	
Lot	Width	
at	Street	
R-O-W	
Line	

40	feet	 50	feet	 25	feet	 30	feet	 50	feet	 25	feet	

Minimum	
Yard	

Requireme
nts	 

*Front	
Yard	 

Side	Yard	 
Rear	Yard	

 (Minimum	Building	Setbacks)	 
30	feet	 
6	feet	 
30	feet	

 (Minimum	Building	Setbacks)	 
20	feet	 
5	feet	 
25	feet	

Off-Street	
Parking	

1	space/unit	 2	sp./unit	 1	space/unit	 2	sp./unit	

Maximum	
Building	
Height	

35	feet	 
(Except	as	provided	 
in	Sec.	12-2-39)	

35	feet	 
(Except	as	provided	 
in	Sec.	12-2-39)	

Motel	.....	 1	space/room	

Museum	.....	 1	space/300	s.f.	

Nightclub	.....	 1	space/75	s.f.	

Nursery	.....	 1	space/1,000	s.f.	of	lot	area	

Nursing	Home	.....	 1	space/2	beds	

Office	

 General	Office	.....	 1	space/300	s.f.	

 Accessory	Office	Unit	.....	 1	space/300	s.f.	

 Government	Office	.....	 1	space/500	s.f.	

 	Note:	On-street	parking	within	five	hundred	(500)	feet	of	the	building,	except	in	residenMal	districts,	may	be	used	
towards	this	requirement	for	non-employee	parking	only.	In	any	event,	one	off-street	parking	space	shall	be	required	

for	each	employee	in	the	building.	

 Medical/Dental	Office	.....	 1	space/200	s.f.	

Open	Air	Market	.....	 1	space/300	s.f.	

PrinMng	or	Publishing	Firm	.....	 1	space/300	s.f.	

Private	Club	.....	 1	space/100	s.f.	

Racquetball	Club	.....	 1	space/court	

Radio	or	Television	StaMon	.....	 1	space/300	s.f.	

Repair	Shop	.....	 1	space/300	s.f.	

ResidenMal	

 Single-family,	Duplex	and	Accessory	ResidenMal	Unit	.....	
1	space/unit	(public	street)	 
2	spaces/unit	(private	street)	

 MulM-family,	Townhouse,	Manufactured	Home	Unit	.....	 1	space/unit	

Rest	Home	.....	 1	space/2	beds	

Restaurant	

 Drive-in	Only	.....	 1	space/100	s.f.	

 Drive-through	Only	.....	 1	space/100	s.f.	

 Sit-Down	Only	.....	 1	space/100	s.f.	(including	outdoor	dining	areas)	

 CombinaMon	Drive-through/Sit-down	.....	
1	space/100	s.f.	(including	outdoor	dining	and/or	acMvity	

areas)	

Retail	Sales/Rental	

 Boat	.....	 1	space/500	s.f.	

 Carpet	.....	 1	space/500	s.f.	

 Furniture	.....	 1	space/500	s.f.	
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Current Townhouse Projects
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Current Townhouse Projects

w HORIZONTAL SCALE FINAL PLAT OF 
40 0 20 40 60 160 

HALLMARK SUBDIVISION <Jl I c::• I I I I I -- (IHFm) 

PREPARED BY 
1 INCH = 40 FT. (24">36") 

SITE INFORMATION A RE-SUBDIVISION OF BLOCK 93, BLOCK 112 AND THAT PORTION 
OF THE VACATED WEST INTENDENCIA STREET RIGHT-OF-WAY 
BETWEEN SAID BLOCKS, MAXENT TRACT, CITY OF PENSACOLA, 
ACCORDING TO THE MAP OF SAID CITY COPYRIGHTED BY THOS. 

REBOL-BATTLE & ASSOCIATES 

PROPERTY ZONING: 

AllURE LAND USE: 

PROPERTY REFERENCE NO'S: 

PROPERTY Nlfk 

FLOOD MAP: 

C-3 

c 
oo-os-oo-9060-001-093 

5.09± ACRES 

FLOOD ZONE ")(", MAP 12033CD390G 
DAlE 09-29-06 Civil Engineers and Surveyors 

2301 N. Ninth Avenue. Suite 300 
Pensacola, Florida 32503 
Telephone 850.438.0400 

Fax 850.438.0448 
EB 00009657 LB7916 

OWNER AND DEVELOPER 
349 u.c 

CIVIL ENGINEER 
JEREMY R KING, P.E. 

PO BOX 670 

REQUIRED BUILDING 
SElBACt<S C-3: 

DEN5rTY: 

MAX. BUILDING HEIGHT: 

No. OF PROPOSED LOlS 

FRONT YARO - 0 FT. 
SIDE YARD - 0 FT. 
REAR YARO - 0 FT. 

14.93 UNITS PER ACRE 

100 FT. 

16 

C. WATSON IN 1906, A PORTION OF SECTION 42, TOWNSHIP 2 
SOUTH, RANGE 30 WEST, CITY OF PENSACOLA 

ESCAMBIA COUNTY, FLORIDA 
PENSACOLA. FLORIDA 32591 PROFESSIONAL SURVEYOR AND MAPPER 

MARK A. NORRIS, P.S.W. 
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GENERAL NOTES: 

1. NORTH AND TilE SURVEY DATUM SHOWN HEREON IS BASED ON THE BEARING OF S 115"42'23" E ALONG THE NORTH UNE OF 
BLOCK 93 BASED ON THE FLORIDA STAlE PLANE COORDINAl£ SYSl£M (FLORIDA NORTH ZONE), NORTH AMERICAN DATUM OF 
1983 (NAOB3)-(2011)-(EPDCH 2010.0000) AND WERE DERIVED UTIUZING A GLOBAL POSITIONING SYSl£M (GPS) TOPOON 
HIPER II GEOOETIC DUAL FREQUENCY RECEIVER. THE RECEIVER WI>S UTIUZED IN A REAL-TIME KINEMATIC (RTK) MOOE 
UTIUZING THE FLORIDA DEPAR1MENT OF TRANSPORTATION FLORIDA PERMANENT REFERENCE NETWORK (FPRN), FLORIDA'S 
GLOBAL NAw;.o.TION SAT£LUIE SYSl£M (GNSS) REFERENCE STATION NETWORK; A PRE'IIOIJS SURVEY OF GOVERNMENT STREET 
BY TillS FIRM, PROJECT No. 2014.038, DATED 4-18-2014; A COPf OF THE "MAP OF PENSACOLA FLA., PU8USHED BY 
TllOS. C. WAT50N I< CO.," COPYRIGHTED IN 1906 I>S RECORDED IN DEED BOOK 126, AT PAGE oiOO OF THE PUBUC 
RECORDS OF ESCAMBIA, COUNTY, FLORIDA; DEEDS OF RECORD AND EXISTING FIELD MONUMENTATION. 

2. AU LOT CORNERS, PERMANENT REFERENCE MONUMENTS AND PERMANENT CONTROL POINTS WILL 6E PLACED IN 
ACCORDANCE WITH TilE PRO\'ISIONS OF THE FLORIDA PLAT N:T, CHIAPl£R 177, SECTIONS 177.011 - 177.151. 

3. MfASIJREMENTS I>S SHOWN HEREON WERE MADE TO UNITID STAlES STANDARDS AND ARE EKPRESSED IN DECIMAL OF FEET. 

4. A TllLE SEARCH WI>S PERFORMED BY AUIANT NATIONAL TllLE INSURANCE COMPANY, F1LE NO. Fl2010-1611894, WITH AN 
EFFECTIVE DAlE OF NOVEMBER 06, 2016 AT 06:00 AM, AND PROVIDED TO THIS FIRM FOR THE SUBJECT PROPERTY. 

5. INlENDENCIA STREET WI>S VACATED BY ORDINANCE No. 35-49, "AN ORDNANCE VACATING AND ABANOONING INl£NDENCIA 
STREET BETWEEN 'E' AND 'F' STREETS IN TilE CrTY OF PENSACOLA FOR TilE USE OF A PUBUC SCHOOl." DATED AUGUST 9, 
1949. 

6. IT IS THE OPINION OF THE UNOERSIGNED SURVEYOR & MAPPER 11-IAT THE PARCEL OF lANO SHOWN HEREON IS IN ZONE 
"X", ARE1>S DETER!.tiNED TO BE OUTSIDE TilE 0.2ll ANNUAL CHANCE FLOODPLAIN, BI>SED ON THE FEDERAL EMERGENCY 
MANAGEMENT AGENCY FLOOD INSURANCE RAl£ MAP FOR ESCAMBIA COUNTY, FLORIDA. COMMUNrTY PANEL NUMBER 
12033C0390G, EFFECTIVE DATE OF SEPTEMBER 29, 2006. 

7. GRAPHIC SYMBOUSU FOR FEATURES SUCH I>S MONUMENTATION, FENCES, TREE UNES, UTIUTIES ETCETERA MAY BE 
EXAGGERATED IN SIZE FOR CLARITY PURPOSES. DIMENSIONS TO EXAGGERATED FEATURES WILL SUPERSEDE SCALED 
MfASIJREMENTS. 
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8. THIS PLAT, I>S RECORDED IN ITS GRAPHIC FORM, IS TilE OFFlCIAL DEPIC110N OF TilE SUBDIVIDED LANDS DESCRIBED HEREIN 
AND Will. IN NO CIRCUMSTANCES 6E SUPPLANlED IN AUTHORrTY !JY ANY OTHER GRAPHIC OR DIGITAL FORM OF THE PLAT. 
THERE MAY BE ADDmONAL RESTRICTIONS 11-IAT ARE NOT RECORDED ON THIS PLAT 11-IAT MAY BE FOUND IN THE PUBUC 
RECORDS OF ESCAMBIA COUNTY, FLORIDA. 

DESCRIPTION: 

AU OF BLOCK 93 (LOTS 1 THROUGH 26), AND AU OF BLOCK 112 (LOTS 1 THROUGH 26), MAXENT TRACT, CrTY OF PENSACOLA, 
ESCAMBIA COUNTY, FLORIDA. AND 11-IAT PORTION OF INlENDENCIA STREET VACATED BY CrTY OF PENSACOLA ORDINANCE No. 
35-49, ACCORDING TO THE MAP OF SAID CrTY COPYRIGHTED BY THOMAS C. WATSON IN 1906. 
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KNOW AU MEN BY THESE PRESENT 11-IAT 349 U.C, OWNERS OF THE LAND HEREIN DESCRIBED AND PLATl£0 HEREIN KNOWN I>S 
HAUWARK SUBDMSION, HEREBY AUTHORIZE AND REQUEST THE FlUNG OF THIS PLAT IN THE PUBUC RECORDS OF ESCAMillA COUNTY, 
FLORIDA. 

, TOWNHOME OWNERS I>S50CIATIDN. INC.. ITS succES50Rs AND I>SSJGNS. 15' WIDE PRIVAl£ DRAINAGE 
PI OF OPERATION AND t.IAINIENANCE. 

IN WllNESS WHEREOF, 349 U.C, A FLORIDA UMITID UABIUTY COMPANY, QUAUFlED TO 00 BUSINESS IN THE STAlE OF FLORIDA HI>S 
CAUSED THESE PRESENTS TO BE t.IADE AND SICNED IN ITS tlt\UE BY ITS AUTHORIZED AGENT. 

WIINESSES OWilER 

SIGNATURE FRED VIGODSKY 

PRINT 

SIGNATURE 

PRINT 

STATE OF FLORIDA. COUNTY OF ESCAMBIA: 

BEFORE TilE 5UBSCRI8ER PERSONAllY APPEARE0 KNOWN TO ME TO 6E THE INDMDUAI.S 
DESCRIBED HEREIN AND WHO EXECUTED THE FOREGOING AND INSTRUMENT AND ACKN0Wl£0GED 11-IAT THEY EXECUlED THE SAME FOR 
THE USES AND PURPOSES HEREIN SET FORTH. THEY ARE PERSONAllY KNOWN TO ME AND THEY DID NOT TAKE AN DATil. GIVEN 
UNDER MY HAND AND OFFlCIAL SEAL THIS __ DAY OF 2017. 

MY COMMISSION EXPIRES:: ____ _ 

NOTARY PUBUC, STAlE OF FLORIDA MY COWMISSION NUMBER:. ____ _ 

CERTIFICATE OF ATIORNEY: 

I, 1>S MEWBER OF THE FLORIDA BAR I>S50CIATION, AND ON BEHALf OF THE OWNER HEREBY CERTIFY 11-IAT I HAVE EXAUINED TilE PLAT 
HEREON AND TilE ACCOMPIM'ING DOCUMENTS AND HAVE FOUND THEW TO BE IN PROPER L£GAL FORM AND TO MEET AU THE 
REQUIREIIENTS OF THE FLORIDA PLAT w:;r AND THE ESCAHBIA COUNTY LAND DEVELOPMENT CODE. I>S AMENDED • 
SICNED THIS __ DAY OF 2016. 

PRINT ATTORNEY 

SIGN ATTORNEY 

CERTIFICATE OF COUNTY CLERK: 

I, PAM CHILDERS, CLERK OF COURT5 OF ESCAMBIA COUNTY, FLORIDA HEREBY CERTIFY 11-IAT THIS PLAT COMPUES WITH AU THE 
REQUIREMENTS OF TilE PLAT w:;r CHAPlt:R 177 FLORIDA STATUl£5 AND THE SAME WI>S RECORDED ON THE __ DAY OF 

20171N PLAT BOOK AT PAGE OF THE PU8UC RECORIDS OF SAID COUNTY. 

PAM CHILDERS, CL£RK OF COURT5 
ESCAMBIA COUNTY, FLORIDA 

CITY COUNCIL CERTIFICATE: 

I, ERICKA L BURNETT, CrTY CLERK OF THE CrTY OF PENSACOLA. FLORIDA. HEREBY CERTIFY 11-IAT THIS PLAT WI>S PRESENTED TO TilE 
CrTY COUNCIL OF SAID CrTY AT ITS MEETING HELD ON TilE __ DAY OF 2017, AND WI>S APf'RO\JEIJ BY SAID 
COUNCIL 

ERICKA L BURNm 
CrTY CLERK OF TilE CrTY OF PENSACOLA 

CITY OF PENSACOLA PROFESSIONAL SURVEYOR AND MAPPER STATEMENT: 

TH1S PLAT HI>S BEEN REVIEWED FOR CONFORMrTY TO CHIAPl£R 177, FLORIDA STATUl£5, BY THE UNDER51GNED PROFESSIONAL 
SURVEYOR AND MAPPER FOR TilE CrTY OF PENSACOLA. 

ROB L WORKING 
PROFESSIONAL 5URVEYOR & MAPPER 
UCENSE NO. 5878 

SURVEYOR'S CERTIFICATE: 

NOT VAUD 'MTI-IOUT THE 

SIGNATURE AND THE 

ORIGINAL RAISED SEAL 

Of A FLORIDA UCENSED 

SURVEYOR AND MAPPER 

THE UNDER51GNED HEREBY CERTIFlES 11-IAT THIS PLAT IS A TRUE AND CORRECT REPRESENTATION OF TilE LAND DESCRIBED HEREIN, 
11-IAT SAID LAND HAS BEEN SUBDMDED 1>S INDICATED, 11-IAT PERMANENT REFERENCE MONUMENTS (P.R.W.) HAVE BEEN PLACED 1>S 
INDICATED, 11-IAT THE SURVEY WI>S MADE UNDER BY RESPONSIBL£ DIRECTION AND SUPERVISION AND 11-IAT THE SURVEY DATA COMPUES 
WITH AU REQUIREMENTS OF THE PLAT w::r CHAPlt:R 171.011 - 171.151 FLORIDA STATU1ES, AND MEETS THE STANDAROS OF 
PRACTICE 1>S SET FORTH 8Y THE FLORIDA BOARD OF PROFESSIONAL SURVEYORS AND MAPPERS IN CHAPlt:R 5J-17.050, 5J-17.051 
AND 5J-17.052 FLORIDA AOMINISTRATM: C00E. PURSUANT TO SECTION 472.027 FLORIDA STATUl£5 TO THE BEST OF MY KNOWLEDGE 
AND BEUEF. fO....o 
SIGNED TillS DAY OF 2017. NOT VAUD WITHM 'tHE . 

N , PSM 
PROFESSIONAL 5URVEYOR & MAPPER 
UCENSE NO. 6211, 1.B 7916 
REBOL -BAm£ & I>S50C1Al£S, U.C. 
2301 N 9TH AVENUE, SUITE 300 
PENSACOLA. FL 32503 

' . 
THE / 

:·: 
OF A ueelsm 

. ,:.:':: ._<:; •• -__ ':· !::: 
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CRA City of Pensacola DRAFT

Driveway Regulations



CRA City of Pensacola DRAFT

Entry at grade
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Entry at grade

8” above grade min 18” above grade min. 24 “ above grade min 48 “ above grade min
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ADA Accessibility

50 FT

30 FT
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Lack of Front Yard and Frontage Standards

• Habitat for Humanity Single Family Detached Residences (MLK and Scott St)– Poor architectural 
design 

 

 

• New Single Family Detached Residence (1110 N 6th Ave) – Design uncharacteristic of surrounding 
neighborhood. 
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Front Yard Standards
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Proposed Regulations: Roof Pitch

Gable Roof Hip Roof

Shed Roof
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Proposed Architectural Regulations
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Proposed Regulations: Frontage Yard Types
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Proposed Regulations: Residential Frontage Yard Types



CRA City of Pensacola DRAFT

Porch Posts

• The width of the posts are related to the height of the porch. 
• Example: Porches with a height of 8 feet require a column 

with a diameter of 6” min.



CRA City of Pensacola DRAFT

Shutters

• If shutters are provided: 
• They shall be sized to match window opening. 
• They shall be operable. 



R-NC Zones
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R-NCB and R-NC with Residential Zones



CRA City of Pensacola DRAFT

R-NCB

  
* Front yard depths in the R-NC/R-NCB district shall not be less than the average depths of all front and street side 

yards located on either side of the block face, up to the minimum yard requirements; in case there are no other structures 
on the block the front yard depths shall not be less than the footages noted.  

Note 1: Where any of the uses permitted in an R-NC/R-NCB district other than single-family, duplex or zero-lot-line 
residential are contiguous to an R-1AAAAA through R-ZL zoning district, there shall be a twenty-foot yard unless the two 
(2) districts are separated by a public street, body of water, or similar manmade or natural buffer of equal width.  

Note 2: Above the height permitted at the building setback lines three (3) feet may be added to the height of the 
building for each foot the building is set back from the front, side and rear building setback lines up to a maximum height 
of one hundred (100) feet. Any building exceeding forty-five (45) feet in height must submit a preliminary development 
plan which must be reviewed by the planning board and city council pursuant to section 12-2-81(A)(2).  

Note 3: An exception to the four thousand (4,000) square feet area may be granted upon submittal of a preliminary 
development plan (refer to section 12-2-81(A)(3)) to the planning board for review.  

Note 4: When a mixed residential/non-residential development is proposed, the lot coverage requirements shall be 
the most restrictive of the proposed uses.  

_____  

(E) Additional regulations. In addition to the regulations established above in subsection 12-2-7(D), all R-NC/R-NCB 
developments will be subject to, and must comply with, the following regulations:  

(a) Supplementary district regulations subject to regulations in sections 12-2-31 to 12-2-50. Off-street parking 
subject to regulations in chapter 12-3.  

Standards	
Within	100	Feet	of	a	 
ResidenMal	Zoning	

District	

More	Than	100	Feet	 
From	a	ResidenMal	 
Zoning	District	

Minimum	Yard	Requirements	 
(Minimum	Building	Setbacks)	 

*Front	Yard	 
Side	Yard	 
Rear	Yard	

 	 
 	 
  15	feet (Also	  
   5	feet see	  
  15	feet Note	1)	

  10	feet (Also	  
   5	feet see	  
  10	feet Note	1)	

Maximum	Building	Height	 
(At	Building	Setback	Line)	

35	feet	
45	feet	 

(Also	see	Note	2)	

Lot	Coverage	Requirements	 
For	All	Single-Family,	 

Duplex,	Townhouse	or	Zero-	  
Lot-Line	ResidenMal	Units	

Maximum	50%	 
(See	Note	4)	

Lot	Coverage	Requirements	 
For	All	Development	 

Other	Than	Single-Family,	 
Duplex,	Townhouse	or	Zero-	  
Lot-Line	ResidenMal	Units:	 

 	 
The	maximum	combined	area	 

occupied	by	all	principal	 
and	accessory	buildings	

Building	Height	 
 	 

1—4	stories	 
5—7	stories	 
8—9	stories	 
(See	note	4)	

Building	Coverage	 
 	 

30%	 
25%	 
20%	

Maximum	Floor	Area	for	 
All	Uses	Listed	Under	 
secMon	12-2-7(B)(d)	

4,000	Square	Feet	 
 

(See	Note	3)	

Great addition, recognizing 
need for neighborhood-scaled 

commercial and mixed-use 
buildings. 

Inadvertently, precluding 
mixed-use by discouraging 

residential uses.



CRA City of Pensacola DRAFT

R-NC & R-NCB

Form standards identical 

Rethink boundaries, a little 

Uses permitted are same, 
except for:

• cemeteries 
• private stables 
• laundromat / dry cleaner 
• funeral homes 
• gas stations 
• tattoo parlors
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R-NCB or R-NC
Residential Beyond 100 ft of Residential Zones

Residental  Lot

CAPACITY ANALYSISCAPACITY ANALYSIS
Maximum CapacityMaximum Capacity

Folio Number 000S009010022073000S009010022073 Lot Area 15002 sqft15002 sqft

Address 701 N De Vil l iers St701 N De Vil l iers St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning R-NCBR-NCB

Gridics LLC
169 E Flagler Street

Miami, FL

TOTAL BUILDING AREA 17,280 ft²17,280 ft²

Total Building Height 3 Levels3 Levels

Maximum Building Footprint 7,501 ft²7,501 ft²

Maximum Liner Footprint 4,395 ft²4,395 ft²

Maximum Tower Footprint N/AN/A

Maximum Commercial Tower Footprint N/AN/A

Common Space Area 2,880 ft²2,880 ft²

Lot Coverage 50 %50 %

FLR N/AN/A

RESIDENTIAL AREA NET 14,400 ft²14,400 ft²

Residential Units 12 DU12 DU

Residential Units Average Size 1,200 ft²1,200 ft²

Residential Height (Levels) 3 Levels3 Levels

PARKING AREA

Total Parking Required 12 Spaces12 Spaces

Total Shared Parking Required 12 Spaces12 Spaces

Parking Structure Height N/AN/A

Total Provided Parking Capacity 25 Spaces25 Spaces

On-Street Parking Capacity N/AN/A

Off-Site Parking Capacity N/AN/A

Parking Structure Capacity N/AN/A

Parking Structure Area N/AN/A

Underground Parking N/AN/A

Underground Parking Area N/AN/A

Surface Parking Capacity 25 Spaces25 Spaces

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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Main Building Building Setback limit

Lot

ZONING ALLOWANCESZONING ALLOWANCES
Maximum Lot CapacityMaximum Lot Capacity

Folio Number 000S009010022073000S009010022073 Lot Area 15002 sqft15002 sqft

Address 701 N De Vil l iers St701 N De Vil l iers St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning R-NCBR-NCB

Gridics LLC
169 E Flagler Street

Miami, FL

BUILDING INTENSITYBUILDING INTENSITY

Dwelling Units per Acre 35 du/acre35 du/acre

Dwelling Units Allowed 12 units12 units

Maximum Commercial Area 65,220 ft²65,220 ft²

Maximum Office Area 65,220 ft²65,220 ft²

Maximum Commercial Establishment Area N/AN/A

FLR N/AN/A

Maximum Built Area 65,220 ft²65,220 ft²

Maximum Building Footprint 7,501 ft²7,501 ft²

Lot Coverage 50 %50 %

Minimum Open Space N/AN/A

HEIGHT LIMITATIONS (LEVELS)HEIGHT LIMITATIONS (LEVELS)

Total Building Height 10 Levels10 Levels

Principal Building Max. Height (Podium) 10 Levels10 Levels

Principal Building Min. Height (Podium) N/AN/A

Principal Tower Allowed Height N/AN/A

Bonus Allowed Height N/AN/A

Maximum Office Height N/AN/A

Maximum Commercial Height N/AN/A

SETBACKSSETBACKS

Primary Frontage Minimum Setback

Secondary Frontage Minimum Setback

Side Minimum Setback

Rear Minimum Setback

Second Layer Dimension N/AN/A

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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10 ft
10 ft
5 ft
10 ft

Up to 10 Stories 
50% Lot Coverage 

65,220 ft2 Potential

Resulting 3 Stories 
Max Density Allowed 

17,280 ft2 Actual  - 26%
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R-NCB and R-NC with Residential Zones 100 ft Buffer
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R-NCB or R-NC

Main Building Building Setback limit

Lot

ZONING ALLOWANCESZONING ALLOWANCES
Maximum Lot CapacityMaximum Lot Capacity

Folio Number 000S009010022073000S009010022073 Lot Area 15002 sqft15002 sqft

Address 701 N De Vil l iers St701 N De Vil l iers St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning R-NCBR-NCB

Gridics LLC
169 E Flagler Street

Miami, FL

BUILDING INTENSITYBUILDING INTENSITY

Dwelling Units per Acre 35 du/acre35 du/acre

Dwelling Units Allowed 12 units12 units

Maximum Commercial Area 22,505 ft²22,505 ft²

Maximum Office Area 22,505 ft²22,505 ft²

Maximum Commercial Establishment Area N/AN/A

FLR N/AN/A

Maximum Built Area 22,505 ft²22,505 ft²

Maximum Building Footprint 7,501 ft²7,501 ft²

Lot Coverage 50 %50 %

Minimum Open Space N/AN/A

HEIGHT LIMITATIONS (LEVELS)HEIGHT LIMITATIONS (LEVELS)

Total Building Height 3 Levels3 Levels

Principal Building Max. Height (Podium) 3 Levels3 Levels

Principal Building Min. Height (Podium) N/AN/A

Principal Tower Allowed Height N/AN/A

Bonus Allowed Height N/AN/A

Maximum Office Height N/AN/A

Maximum Commercial Height N/AN/A

SETBACKSSETBACKS

Primary Frontage Minimum Setback

Secondary Frontage Minimum Setback

Side Minimum Setback

Rear Minimum Setback

Second Layer Dimension N/AN/A

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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15 ft
15 ft
5 ft
15 ft

Residental  Lot

CAPACITY ANALYSISCAPACITY ANALYSIS
Maximum CapacityMaximum Capacity

Folio Number 000S009010022073000S009010022073 Lot Area 15002 sqft15002 sqft

Address 701 N De Vil l iers St701 N De Vil l iers St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning R-NCBR-NCB

Gridics LLC
169 E Flagler Street

Miami, FL

TOTAL BUILDING AREA 17,280 ft²17,280 ft²

Total Building Height 3 Levels3 Levels

Maximum Building Footprint 7,501 ft²7,501 ft²

Maximum Liner Footprint 4,352 ft²4,352 ft²

Maximum Tower Footprint N/AN/A

Maximum Commercial Tower Footprint N/AN/A

Common Space Area 2,880 ft²2,880 ft²

Lot Coverage 50 %50 %

FLR N/AN/A

RESIDENTIAL AREA NET 14,400 ft²14,400 ft²

Residential Units 12 DU12 DU

Residential Units Average Size 1,200 ft²1,200 ft²

Residential Height (Levels) 3 Levels3 Levels

PARKING AREA

Total Parking Required 12 Spaces12 Spaces

Total Shared Parking Required 12 Spaces12 Spaces

Parking Structure Height N/AN/A

Total Provided Parking Capacity 25 Spaces25 Spaces

On-Street Parking Capacity N/AN/A

Off-Site Parking Capacity N/AN/A

Parking Structure Capacity N/AN/A

Parking Structure Area N/AN/A

Underground Parking N/AN/A

Underground Parking Area N/AN/A

Surface Parking Capacity 25 Spaces25 Spaces

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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Residential Within 100 ft of Residential Zones

Up to 3 Stories 
50% Lot Coverage 

22,505 ft2 Potential

Resulting 3 Stories 
Max Density Allowed 

17,280 ft2 Actual   - 76%
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R-NCB or R-NC
Non-Residential up to 4 Stories

Up to 4 Stories 
30% Lot Coverage 

18,002 ft2 Potential

Resulting 3 Stories 
Surface Parking 

12,600 ft2 Actual - 70%

Main Building Building Setback limit

Lot

ZONING ALLOWANCESZONING ALLOWANCES
Maximum Lot CapacityMaximum Lot Capacity

Folio Number 000S009010022073000S009010022073 Lot Area 15002 sqft15002 sqft

Address 701 N De Vil l iers St701 N De Vil l iers St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning R-NCBR-NCB

Gridics LLC
169 E Flagler Street

Miami, FL

BUILDING INTENSITYBUILDING INTENSITY

Dwelling Units per Acre 35 du/acre35 du/acre

Dwelling Units Allowed 12 units12 units

Maximum Commercial Area 18,002 ft²18,002 ft²

Maximum Office Area 18,002 ft²18,002 ft²

Maximum Commercial Establishment Area N/AN/A

FLR N/AN/A

Maximum Built Area 18,002 ft²18,002 ft²

Maximum Building Footprint 4,500 ft²4,500 ft²

Lot Coverage 30 %30 %

Minimum Open Space N/AN/A

HEIGHT LIMITATIONS (LEVELS)HEIGHT LIMITATIONS (LEVELS)

Total Building Height 4 Levels4 Levels

Principal Building Max. Height (Podium) 4 Levels4 Levels

Principal Building Min. Height (Podium) N/AN/A

Principal Tower Allowed Height N/AN/A

Bonus Allowed Height N/AN/A

Maximum Office Height N/AN/A

Maximum Commercial Height N/AN/A

SETBACKSSETBACKS

Primary Frontage Minimum Setback

Secondary Frontage Minimum Setback

Side Minimum Setback

Rear Minimum Setback

Second Layer Dimension N/AN/A

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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10 ft
10 ft
5 ft
10 ft

Office  Lot

CAPACITY ANALYSISCAPACITY ANALYSIS
Maximum CapacityMaximum Capacity

Folio Number 000S009010022073000S009010022073 Lot Area 15002 sqft15002 sqft

Address 701 N De Vil l iers St701 N De Vil l iers St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning R-NCBR-NCB

Gridics LLC
169 E Flagler Street

Miami, FL

TOTAL BUILDING AREA 12,600 ft²12,600 ft²

Total Building Height 3 Levels3 Levels

Maximum Building Footprint 4,500 ft²4,500 ft²

Maximum Liner Footprint 3,542 ft²3,542 ft²

Maximum Tower Footprint N/AN/A

Maximum Commercial Tower Footprint N/AN/A

Common Space Area 2,100 ft²2,100 ft²

Lot Coverage 30 %30 %

FLR N/AN/A

OFFICE AREA NET 10,500 ft²10,500 ft²

Office Height (Levels) 3 Levels3 Levels

PARKING AREA

Total Parking Required 35 Spaces35 Spaces

Total Shared Parking Required 35 Spaces35 Spaces

Parking Structure Height N/AN/A

Total Provided Parking Capacity 35 Spaces35 Spaces

On-Street Parking Capacity N/AN/A

Off-Site Parking Capacity N/AN/A

Parking Structure Capacity N/AN/A

Parking Structure Area N/AN/A

Underground Parking N/AN/A

Underground Parking Area N/AN/A

Surface Parking Capacity 35 Spaces35 Spaces

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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R-NCB or R-NC

Up to 7 Stories 
25% Lot Coverage 

26,250 ft2 Potential

Resulting 4 Stories 
Surface Parking 

13,200 ft2 Actual - 50%

Non-Residential up to 7 Stories

Main Building Building Setback limit

Lot

ZONING ALLOWANCESZONING ALLOWANCES
Maximum Lot CapacityMaximum Lot Capacity

Folio Number 000S009010022073000S009010022073 Lot Area 15002 sqft15002 sqft

Address 701 N De Vil l iers St701 N De Vil l iers St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning R-NCBR-NCB

Gridics LLC
169 E Flagler Street

Miami, FL

BUILDING INTENSITYBUILDING INTENSITY

Dwelling Units per Acre 17 du/acre17 du/acre

Dwelling Units Allowed 6 units6 units

Maximum Commercial Area 26,250 ft²26,250 ft²

Maximum Office Area 26,250 ft²26,250 ft²

Maximum Commercial Establishment Area N/AN/A

FLR N/AN/A

Maximum Built Area 26,250 ft²26,250 ft²

Maximum Building Footprint 3,750 ft²3,750 ft²

Lot Coverage 25 %25 %

Minimum Open Space N/AN/A

HEIGHT LIMITATIONS (LEVELS)HEIGHT LIMITATIONS (LEVELS)

Total Building Height 7 Levels7 Levels

Principal Building Max. Height (Podium) 7 Levels7 Levels

Principal Building Min. Height (Podium) N/AN/A

Principal Tower Allowed Height N/AN/A

Bonus Allowed Height N/AN/A

Maximum Office Height N/AN/A

Maximum Commercial Height N/AN/A

SETBACKSSETBACKS

Primary Frontage Minimum Setback

Secondary Frontage Minimum Setback

Side Minimum Setback

Rear Minimum Setback

Second Layer Dimension N/AN/A

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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10 ft
10 ft
5 ft
10 ft

Office  Lot

CAPACITY ANALYSISCAPACITY ANALYSIS
Maximum CapacityMaximum Capacity

Folio Number 000S009010022073000S009010022073 Lot Area 15002 sqft15002 sqft

Address 701 N De Vil l iers St701 N De Vil l iers St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning R-NCBR-NCB

Gridics LLC
169 E Flagler Street

Miami, FL

TOTAL BUILDING AREA 13,200 ft²13,200 ft²

Total Building Height 4 Levels4 Levels

Maximum Building Footprint 3,750 ft²3,750 ft²

Maximum Liner Footprint 3,328 ft²3,328 ft²

Maximum Tower Footprint N/AN/A

Maximum Commercial Tower Footprint N/AN/A

Common Space Area 2,200 ft²2,200 ft²

Lot Coverage 25 %25 %

FLR N/AN/A

OFFICE AREA NET 11,000 ft²11,000 ft²

Office Height (Levels) 4 Levels4 Levels

PARKING AREA

Total Parking Required 37 Spaces37 Spaces

Total Shared Parking Required 37 Spaces37 Spaces

Parking Structure Height N/AN/A

Total Provided Parking Capacity 37 Spaces37 Spaces

On-Street Parking Capacity N/AN/A

Off-Site Parking Capacity N/AN/A

Parking Structure Capacity N/AN/A

Parking Structure Area N/AN/A

Underground Parking N/AN/A

Underground Parking Area N/AN/A

Surface Parking Capacity 37 Spaces37 Spaces

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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R-NCB or R-NC

Up to 9 Stories 
20% Lot Coverage 

27,007 ft2 Potential

Resulting 5 Stories 
Surface Parking 

14,400 ft2 Actual - 50%

Non-Residential up to 9 Stories

Main Building Building Setback limit

Lot

ZONING ALLOWANCESZONING ALLOWANCES
Maximum Lot CapacityMaximum Lot Capacity

Folio Number 000S009010022073000S009010022073 Lot Area 15002 sqft15002 sqft

Address 701 N De Vil l iers St701 N De Vil l iers St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning R-NCBR-NCB

Gridics LLC
169 E Flagler Street

Miami, FL

BUILDING INTENSITYBUILDING INTENSITY

Dwelling Units per Acre 35 du/acre35 du/acre

Dwelling Units Allowed 12 units12 units

Maximum Commercial Area 27,007 ft²27,007 ft²

Maximum Office Area 27,007 ft²27,007 ft²

Maximum Commercial Establishment Area N/AN/A

FLR N/AN/A

Maximum Built Area 27,007 ft²27,007 ft²

Maximum Building Footprint 3,000 ft²3,000 ft²

Lot Coverage 20 %20 %

Minimum Open Space N/AN/A

HEIGHT LIMITATIONS (LEVELS)HEIGHT LIMITATIONS (LEVELS)

Total Building Height 9 Levels9 Levels

Principal Building Max. Height (Podium) 9 Levels9 Levels

Principal Building Min. Height (Podium) N/AN/A

Principal Tower Allowed Height N/AN/A

Bonus Allowed Height N/AN/A

Maximum Office Height N/AN/A

Maximum Commercial Height N/AN/A

SETBACKSSETBACKS

Primary Frontage Minimum Setback 10 ft
Secondary Frontage Minimum Setback 10 ft
Side Minimum Setback 5 ft
Rear Minimum Setback 10 ft

Second Layer Dimension N/AN/A

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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Office  Lot

CAPACITY ANALYSISCAPACITY ANALYSIS
Maximum CapacityMaximum Capacity

Folio Number 000S009010022073000S009010022073 Lot Area 15002 sqft15002 sqft

Address 701 N De Vil l iers St701 N De Vil l iers St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning R-NCBR-NCB

Gridics LLC
169 E Flagler Street

Miami, FL

TOTAL BUILDING AREA 14,400 ft²14,400 ft²

Total Building Height 5 Levels5 Levels

Maximum Building Footprint 3,000 ft²3,000 ft²

Maximum Liner Footprint 0 ft²0 ft²

Maximum Tower Footprint N/AN/A

Maximum Commercial Tower Footprint N/AN/A

Common Space Area 2,400 ft²2,400 ft²

Lot Coverage 20 %20 %

FLR N/AN/A

OFFICE AREA NET 12,000 ft²12,000 ft²

Office Height (Levels) 5 Levels5 Levels

PARKING AREA

Total Parking Required 40 Spaces40 Spaces

Total Shared Parking Required 40 Spaces40 Spaces

Parking Structure Height N/AN/A

Total Provided Parking Capacity 40 Spaces40 Spaces

On-Street Parking Capacity N/AN/A

Off-Site Parking Capacity N/AN/A

Parking Structure Capacity N/AN/A

Parking Structure Area N/AN/A

Underground Parking N/AN/A

Underground Parking Area N/AN/A

Surface Parking Capacity 40 Spaces40 Spaces

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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R-NCB or R-NC

Up to 4 Stories 
70% Lot Coverage 

42,005 ft2 Potential

Resulting 4 Stories 
Surface Parking (Covered) 

39,302 ft2 Actual - 93%

Proposed Urban Form

Main Building Building Setback limit

Lot

ZONING ALLOWANCESZONING ALLOWANCES
Maximum Lot CapacityMaximum Lot Capacity

Folio Number 000S009010022073000S009010022073 Lot Area 15002 sqft15002 sqft

Address 701 N De Vil l iers St701 N De Vil l iers St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning R-NCBR-NCB

Gridics LLC
169 E Flagler Street

Miami, FL

BUILDING INTENSITYBUILDING INTENSITY

Dwelling Units per Acre 35 du/acre35 du/acre

Dwelling Units Allowed 12 units12 units

Maximum Commercial Area 42,005 ft²42,005 ft²

Maximum Office Area 42,005 ft²42,005 ft²

Maximum Commercial Establishment Area N/AN/A

FLR N/AN/A

Maximum Built Area 42,005 ft²42,005 ft²

Maximum Building Footprint 10,501 ft²10,501 ft²

Lot Coverage 70 %70 %

Minimum Open Space N/AN/A

HEIGHT LIMITATIONS (LEVELS)HEIGHT LIMITATIONS (LEVELS)

Total Building Height 4 Levels4 Levels

Principal Building Max. Height (Podium) 4 Levels4 Levels

Principal Building Min. Height (Podium) N/AN/A

Principal Tower Allowed Height N/AN/A

Bonus Allowed Height N/AN/A

Maximum Office Height N/AN/A

Maximum Commercial Height N/AN/A

SETBACKSSETBACKS

Primary Frontage Minimum Setback 5 ft
Secondary Frontage Minimum Setback 5 ft
Side Minimum Setback 5 ft
Rear Minimum Setback 10 ft

Second Layer Dimension 25 ft25 ft

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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Commercial  Parking

Office  Residental

Lot

CAPACITY ANALYSISCAPACITY ANALYSIS
Maximum CapacityMaximum Capacity

Folio Number 000S009010022073000S009010022073 Lot Area 15002 sqft15002 sqft

Address 701 N De Vil l iers St701 N De Vil l iers St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning R-NCBR-NCB

Gridics LLC
169 E Flagler Street

Miami, FL

TOTAL BUILDING AREA 39,302 ft²39,302 ft²

Total Building Height 4 Levels4 Levels

Maximum Building Footprint 10,501 ft²10,501 ft²

Maximum Liner Footprint 5,289 ft²5,289 ft²

Maximum Tower Footprint N/AN/A

Maximum Commercial Tower Footprint N/AN/A

Common Space Area 5,682 ft²5,682 ft²

Lot Coverage 70 %70 %

FLR N/AN/A

RESIDENTIAL AREA NET 12,000 ft²12,000 ft²

Residential Units 10 DU10 DU

Residential Units Average Size 1,200 ft²1,200 ft²

Residential Height (Levels) 2 Levels2 Levels

OFFICE AREA NET 12,000 ft²12,000 ft²

Office Height (Levels) 2 Levels2 Levels

COMMERCIAL AREA NET 4,409 ft²4,409 ft²

Commercial Height (Levels) 1 Levels1 Levels

PARKING AREA 5,211 ft²5,211 ft²

Total Parking Required 31 Spaces31 Spaces

Total Shared Parking Required 31 Spaces31 Spaces

Parking Structure Height 1 Levels1 Levels

Total Provided Parking Capacity 31 Spaces31 Spaces

On-Street Parking Capacity N/AN/A

Off-Site Parking Capacity N/AN/A

Parking Structure Capacity 15 Spaces15 Spaces

Parking Structure Area 5,211 ft²5,211 ft²

Underground Parking N/AN/A

Underground Parking Area N/AN/A

Surface Parking Capacity 16 Spaces16 Spaces

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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Commercial & Mixed Use Zones



CRA City of Pensacola DRAFT

Commercial Zoning

36 | CRA Urban Design & Code Amendment | Urban Diagnostic Report return to TOC

Existing ConDitions

ZONING SURVEY

Disect Address: 870 E Cervantes StQuadrat

PUBLIC FRONTAGE

Public Frontage Street

Right-Of-Way Width 70’

Travel Lanes 4

Parking N/A

Pavement Width 46’

Sidewalk Width 6’

Planter Type Strip

Planting Pattern None

Street Lighting Cobra Head

Curb Type Rolling

PRIVATE FRONTAGE

Private Frontage Shopfront

Principal Building Ht 1 Story

Outbuilding Height N/A

Building Type Commercial

Garage Access Parking Lot in Front

Lot Width 260’

Frontage Buildout 146’

Front Setback 70’

Side Setback 38’ - 76’

GRND Level Use Commercial

Upper Level Use -

Block Perimeter 1175’

Avg. Units/Acre 0.7

• C-1 has little to no consistency within its built form, nor is it 
a clear representation of the zoning code, simply because 
the zoning code does not provide a predictable outcome. 

• There are very few parameters in place for C-1, other than 
height and lot coverage. 

• There is a combination of strip commercial to home office 
conversions.

• There is a range of urban typologies and building heights 
visible across C-1.

C1: RETAIL COMMERCIAL

Unpredictable in form 
  

C-2 permits +2 x capacity of 
C-1 but yields same form 

C-1 and C-2 similar uses 

Too permissive at street 
frontages 

C-3 light industrial & confused
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C-1
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C-2
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C-2A



CRA City of Pensacola DRAFT

Commercial Corridors
• 11.16 Miles of Commercial Corridor 
• Potential of +9 million square feet of 

commercial uses.



CRA City of Pensacola DRAFT

Commercial Corridors

Linear 
Length ft

Doble 
Sided

SubTotal 
Length

Intersection 
reduction

Total Linear 
Length

In Miles 60 ft depth building 
footprint

Stories Total ft2

West Cervantez 8,588 TRUE 17,176 30.00% 12,023.20 2.28 721,392.00 3 2,164,176.00

East Cervantes 4,084 FALSE 4,084 30.00% 2,858.80 0.54 171,528.00 3 514,584.00

West Wright St 7,778 TRUE 15,556 30.00% 10,889.20 2.06 653,352.00 3 1,960,056.00

South A St 2,800 TRUE 5,600 30.00% 3,920.00 0.74 235,200.00 2 470,400.00

Barracas Avenue 3,700 TRUE 7,400 30.00% 5,180.00 0.98 310,800.00 2 621,600.00

South de Villiers 5,152 TRUE 10,304 30.00% 7,212.80 1.37 432,768.00 3 1,298,304.00

Palafox 1,028 FALSE 1,028 30.00% 719.60 0.14 43,176.00 3 129,528.00

N Davis Hwy 2,454 TRUE 4,908 30.00% 3,435.60 0.65 206,136.00 2 412,272.00

South L St 4,934 TRUE 9,868 30.00% 6,907.60 1.31 414,456.00 2 828,912.00

East Wright 4,132 TRUE 8,264 30.00% 5,784.80 1.10 347,088.00 2 694,176.00

Subtotals 44,650 84,188 58,931.60 11.16 3,535,896.00 9,094,008.00
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Existing Commercial Frontages - Cervantes St

40% Frontage

60% Frontage

40% Frontage

60% Frontage

75 ft

20 ft
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Existing Commercial Frontages - Cervantes St

40% Frontage

70% Frontage

60% Frontage

70% Frontage

40 ft

70 ft

0 ft



CRA City of Pensacola DRAFT

Commercial Frontages: Suburban
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Commercial Frontages: Hybrid Zones
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Commercial Frontages: Urban
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Context Zones & Nodes
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Hybrid vs/ Urban Types
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Frontage Occupation
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C-1

Up to 15 Stories 
75% Lot Coverage 

404,561 ft2 Potential

Resulting 14 Stories 
Structure Parking 

176,500 ft2 Net Actual - 43%

Current form - Step-back

Main Building Building Setback limit

Lot

ZONING ALLOWANCESZONING ALLOWANCES
Maximum Lot CapacityMaximum Lot Capacity

Folio Number 000S009060001086000S009060001086 Lot Area 44431 sqft44431 sqft

Address 1580 W Cervantes St1580 W Cervantes St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning C-1C-1

Gridics LLC
169 E Flagler Street

Miami, FL

BUILDING INTENSITYBUILDING INTENSITY

Dwelling Units per Acre 35 du/acre35 du/acre

Dwelling Units Allowed 35 units35 units

Maximum Commercial Area 404,561 ft²404,561 ft²

Maximum Office Area 404,561 ft²404,561 ft²

Maximum Commercial Establishment Area N/AN/A

FLR N/AN/A

Maximum Built Area 404,561 ft²404,561 ft²

Maximum Building Footprint 33,322 ft²33,322 ft²

Lot Coverage 75 %75 %

Minimum Open Space 25 %25 %

HEIGHT LIMITATIONS (LEVELS)HEIGHT LIMITATIONS (LEVELS)

Total Building Height 15 Levels15 Levels

Principal Building Max. Height (Podium) 15 Levels15 Levels

Principal Building Min. Height (Podium) N/AN/A

Principal Tower Allowed Height N/AN/A

Bonus Allowed Height N/AN/A

Maximum Office Height N/AN/A

Maximum Commercial Height N/AN/A

SETBACKSSETBACKS

Primary Frontage Minimum Setback 0 ft
Secondary Frontage Minimum Setback 0 ft
Side Minimum Setback 0 ft
Rear Minimum Setback 10 ft

Second Layer Dimension N/AN/A

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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Parking  Office

Residental  Lot

CAPACITY ANALYSISCAPACITY ANALYSIS
Maximum CapacityMaximum Capacity

Folio Number 000S009060001086000S009060001086 Lot Area 44431 sqft44431 sqft

Address 1580 W Cervantes St1580 W Cervantes St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning C-1C-1

Gridics LLC
169 E Flagler Street

Miami, FL

TOTAL BUILDING AREA 376,685 ft²376,685 ft²

Total Building Height 14 Levels14 Levels

Maximum Building Footprint 33,322 ft²33,322 ft²

Maximum Liner Footprint 0 ft²0 ft²

Maximum Tower Footprint N/AN/A

Maximum Commercial Tower Footprint N/AN/A

Common Space Area 35,300 ft²35,300 ft²

Lot Coverage 75 %75 %

FLR N/AN/A

RESIDENTIAL AREA NET 35,000 ft²35,000 ft²

Residential Units 35 DU35 DU

Residential Units Average Size 1,000 ft²1,000 ft²

Residential Height (Levels) 3 Levels3 Levels

OFFICE AREA NET 141,500 ft²141,500 ft²

Office Height (Levels) 7 Levels7 Levels

PARKING AREA 164,885 ft²164,885 ft²

Total Parking Required 502 Spaces502 Spaces

Total Shared Parking Required 502 Spaces502 Spaces

Parking Structure Height 5 Levels5 Levels

Total Provided Parking Capacity 502 Spaces502 Spaces

On-Street Parking Capacity N/AN/A

Off-Site Parking Capacity N/AN/A

Parking Structure Capacity 502 Spaces502 Spaces

Parking Structure Area 164,885 ft²164,885 ft²

Underground Parking N/AN/A

Underground Parking Area N/AN/A

Surface Parking Capacity N/AN/A

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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C1 - Urban

Up to 10 Stories - 4 Story Base 
80% Lot Coverage 

261,384 ft2 Potential

Mixed-Use 
Structure Parking 

167,700 ft2 Net Actual - 64%

Proposed Urban Form

Main Building Building Setback limit

Lot

ZONING ALLOWANCESZONING ALLOWANCES
Maximum Lot CapacityMaximum Lot Capacity

Folio Number 000S009060001086000S009060001086 Lot Area 44431 sqft44431 sqft

Address 1580 W Cervantes St1580 W Cervantes St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning C-1C-1

Gridics LLC
169 E Flagler Street

Miami, FL

BUILDING INTENSITYBUILDING INTENSITY

Dwelling Units per Acre 35 du/acre35 du/acre

Dwelling Units Allowed 35 units35 units

Maximum Commercial Area 261,384 ft²261,384 ft²

Maximum Office Area 261,384 ft²261,384 ft²

Maximum Commercial Establishment Area N/AN/A

FLR N/AN/A

Maximum Built Area 261,384 ft²261,384 ft²

Maximum Building Footprint 35,548 ft²35,548 ft²

Lot Coverage 80 %80 %

Minimum Open Space N/AN/A

HEIGHT LIMITATIONS (LEVELS)HEIGHT LIMITATIONS (LEVELS)

Total Building Height 10 Levels10 Levels

Principal Building Max. Height (Podium) 4 Levels4 Levels

Principal Building Min. Height (Podium) N/AN/A

Principal Tower Allowed Height 6 Levels6 Levels

Bonus Allowed Height 10 Levels10 Levels

Maximum Office Height N/AN/A

Maximum Commercial Height N/AN/A

SETBACKSSETBACKS

Primary Frontage Minimum Setback 0 ft
Secondary Frontage Minimum Setback 5 ft
Side Minimum Setback 5 ft
Rear Minimum Setback 10 ft

Second Layer Dimension 25 ft

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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Commercial  Office

Parking  Residental

Lot

CAPACITY ANALYSISCAPACITY ANALYSIS
Maximum CapacityMaximum Capacity

Folio Number 000S009060001086000S009060001086 Lot Area 44431 sqft44431 sqft

Address 1580 W Cervantes St1580 W Cervantes St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning C-1C-1

Gridics LLC
169 E Flagler Street

Miami, FL

TOTAL BUILDING AREA 261,380 ft²261,380 ft²

Total Building Height 10 Levels10 Levels

Maximum Building Footprint 35,548 ft²35,548 ft²

Maximum Liner Footprint 12,128 ft²12,128 ft²

Maximum Tower Footprint N/AN/A

Maximum Commercial Tower Footprint N/AN/A

Common Space Area 27,950 ft²27,950 ft²

Lot Coverage 80 %80 %

FLR N/AN/A

RESIDENTIAL AREA NET 33,110 ft²33,110 ft²

Residential Units 35 DU35 DU

Residential Units Average Size 946 ft²946 ft²

Residential Height (Levels) 3 Levels3 Levels

OFFICE AREA NET 96,535 ft²96,535 ft²

Office Height (Levels) 8 Levels8 Levels

COMMERCIAL AREA NET 10,105 ft²10,105 ft²

Commercial Height (Levels) 1 Levels1 Levels

PARKING AREA 93,680 ft²93,680 ft²

Total Parking Required 260 Spaces260 Spaces

Total Shared Parking Required 260 Spaces260 Spaces

Parking Structure Height 4 Levels4 Levels

Total Provided Parking Capacity 278 Spaces278 Spaces

On-Street Parking Capacity N/AN/A

Off-Site Parking Capacity N/AN/A

Parking Structure Capacity 248 Spaces248 Spaces

Parking Structure Area 93,680 ft²93,680 ft²

Underground Parking N/AN/A

Underground Parking Area N/AN/A

Surface Parking Capacity 30 Spaces30 Spaces

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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C2 and C3 - Hybrid

Up to 6 Stories - 4 Story Base 
80% Lot Coverage 

43,081 ft2 Potential

Mixed-Use 
Surface / Structure Parking 

41,925 ft2 Actual

Proposed Urban Hybrid Form

Main Building Building Setback limit

Lot

ZONING ALLOWANCESZONING ALLOWANCES
Maximum Lot CapacityMaximum Lot Capacity

Folio Number 000S009010022073000S009010022073 Lot Area 15002 sqft15002 sqft

Address 701 N De Vil l iers St701 N De Vil l iers St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning R-NCBR-NCB

Gridics LLC
169 E Flagler Street

Miami, FL

BUILDING INTENSITYBUILDING INTENSITY

Dwelling Units per Acre 35 du/acre35 du/acre

Dwelling Units Allowed 12 units12 units

Maximum Commercial Area 43,081 ft²43,081 ft²

Maximum Office Area 43,081 ft²43,081 ft²

Maximum Commercial Establishment Area N/AN/A

FLR N/AN/A

Maximum Built Area 43,081 ft²43,081 ft²

Maximum Building Footprint 8,282 ft²8,282 ft²

Lot Coverage 80 %80 %

Minimum Open Space N/AN/A

HEIGHT LIMITATIONS (LEVELS)HEIGHT LIMITATIONS (LEVELS)

Total Building Height 6 Levels6 Levels

Principal Building Max. Height (Podium) 4 Levels4 Levels

Principal Building Min. Height (Podium) N/AN/A

Principal Tower Allowed Height 2 Levels2 Levels

Bonus Allowed Height 6 Levels6 Levels

Maximum Office Height N/AN/A

Maximum Commercial Height N/AN/A

SETBACKSSETBACKS

Primary Frontage Maximum Setback 40 ft
Secondary Frontage Minimum Setback 5 ft
Side Minimum Setback 0 ft
Rear Minimum Setback 10 ft

Second Layer Dimension 25 ft25 ft

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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Commercial  Parking

Office  Lot

CAPACITY ANALYSISCAPACITY ANALYSIS
Maximum CapacityMaximum Capacity

Folio Number 000S009010022073000S009010022073 Lot Area 15002 sqft15002 sqft

Address 701 N De Vil l iers St701 N De Vil l iers St Zoning Code City of Pensacola (January 2018)City of Pensacola (January 2018)

City PensacolaPensacola Parcel Zoning R-NCBR-NCB

Gridics LLC
169 E Flagler Street

Miami, FL

TOTAL BUILDING AREA 41,925 ft²41,925 ft²

Total Building Height 6 Levels6 Levels

Maximum Building Footprint 8,282 ft²8,282 ft²

Maximum Liner Footprint 4,661 ft²4,661 ft²

Maximum Tower Footprint N/AN/A

Maximum Commercial Tower Footprint N/AN/A

Common Space Area 5,177 ft²5,177 ft²

Lot Coverage 80 %80 %

FLR N/AN/A

OFFICE AREA NET 22,000 ft²22,000 ft²

Office Height (Levels) 5 Levels5 Levels

COMMERCIAL AREA NET 3,885 ft²3,885 ft²

Commercial Height (Levels) 1 Levels1 Levels

PARKING AREA 10,863 ft²10,863 ft²

Total Parking Required 56 Spaces56 Spaces

Total Shared Parking Required 56 Spaces56 Spaces

Parking Structure Height 3 Levels3 Levels

Total Provided Parking Capacity 57 Spaces57 Spaces

On-Street Parking Capacity N/AN/A

Off-Site Parking Capacity N/AN/A

Parking Structure Capacity 33 Spaces33 Spaces

Parking Structure Area 10,863 ft²10,863 ft²

Underground Parking N/AN/A

Underground Parking Area N/AN/A

Surface Parking Capacity 24 Spaces24 Spaces

© 2018 Gridics, LLC. All rights reserved.

The contents of the Results herein are believed to be accurate, but are not guaranteed. The Results are indicative of the current land conditions and are intended for reference only. They should not

be relied upon for development purposes, and their use does not guarantee governmental approval or permitting for any project. Results are based on basic general calculations that are rounded.

Furthermore, although the results are site specific, they are based on general assumptions, such as development distances, heights and areas. They do not take into account variations such as, but

not limited to easements, topography, or existing built elements. The Results should be independently verified before being relied upon for any particular site design development.
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Proposed Regulations: MF, MU, & Com.
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Parking Regulations
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Proposed Regulations:  Height for all others
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Proposed Regulations: Facade Types
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Proposed Regulations: Facade Types
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Glazing Regulations



Open Space
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Plat History
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• Encouraging small lot redevelopment must remain. 
• Sets up inequitable performance standards. 
• If new form meets intent and standards of zoning, should be permitted. 
• Define threshold for stormwater requirements to be more flexible  
• Consider more regional, off-site stormwater facilities, rather than lot-by-lot.  



CRA City of Pensacola DRAFT

Westside: Open Space Network



CRA City of Pensacola DRAFT

Townhouse Court



CRA City of Pensacola DRAFT

Townhouse Court

10 Townhouses 

.35 acre 

Open Space:  19%



CRA City of Pensacola DRAFT

Typical R-1A Block



CRA City of Pensacola DRAFT

Typical R-1A Block



CRA City of Pensacola DRAFT

Typical R-1A Block w/ Cottage Court



CRA City of Pensacola DRAFT

Proposed Regulations: Open Space for Subdivisions



Transportation



Walkability

Walkability	=	Safe,	attractive,	good	for	Business

• Includes	Walkers,	Cyclists	&	Transit	Users
– The	forgotten	modes

– The	vulnerable	modes
– The	healthy,	more	efficient	modes	

• Also	includes	motorists	
– The	powerful	mode

– The	protected	mode
– The	less	efficient	mode

• a	BALANCE

HPE
Hall Planning & Engineering, Inc.



…transportation design 
must be subordinate to 
urban design in walkable 
communities

LU 1  TR 2

principle 1. context



NEW	Standards	for	Walkability	

Recommended	Manuals
for	use	in	Street	Design	for	the	CRA

• FDOT	CSI		Complete	Streets	Initiative
• for	State	Facilities	

• Florida	Greenbook	- Chapter	19,	TND	f
• For	Local	City	streets	



Chapter	19,	TND

Traditional	
Neighborhood	
Design

Specifications
needed	for	local,	
walkable		street	
design



• External Draft in April 2017

• Final in June 2017

• Ties in various FDOT standards 
and procedures

• Explains context-based design 
criteria and standards

• Provides groundwork for the 
FDOT Design Manual (FDM)

Complete Streets Initiative (CSI) Handbook  





Context Classification System

C1 C2 C2T C3R C3C C4 C5 C6





C4

C5



Context Classification - C5 Urban Center



Context Classification - C3 Suburban Commercial



Cervantes -

• Vision	is	of	redevelopment.	
• Atkins	Corridor	Study	stated	

• Alternative	a.	4	Lanes
• Alternative	b.	2	lanes.	

• Atkins		suggested	Village	nodes	with	Transition	
areas	between	

• FDOT	Context	Classifications	are	
• C4	Urban	General		in	Residential
• C5	Urban	Center	on	the	Corridors.

• Traffic	is	OK	at	two	lanes.	Thus	commuting	
traffic	is	OK.









West	Cervantes	Street



Atkins	Corridor	Study	
• Alternative	a.	4	Lanes
• Alternative	b.	2	lanes.	



W. Cervantes  Framework Plan  Analysis 



W Cervantes  Framework Plan details 



W Cervantes  Framework Plan details 

Westside Village 
Center

Transition
Transition











Design	Elements	

Trees	- Examples	:	North	A	Street,	Avondale,	
Live	Oaks.	Shade	is	Key.
Root	Barriers	and	Un-compacted	soils!

Parking	-
Parallel	8	feet,	no	larger,	
Angle	16'	off	curb.

Parkway	Strips	[planting]
place	shade	trees	and	manage	utility	placement

Sidewalks	
Vary	with	context	

6’	residential
12’	commercial



Crosswalk	Update
Abbey	Up	CRA!	
Most	visible	to	motorists,	

Especially	in	rain
Safety	in	uniformity

It	clearly	says	urban

Short	Term	

HPE
Hall Planning & Engineering, Inc.









Gaines Completed HPE
Hall Planning & Engineering, Inc.



Gaines Completed HPE
Hall Planning & Engineering, Inc.



Existing

Proposed

Pavement	Curb	to	Curb	=	60	feet

P P

17’







with 
Hall Planning & Engineering 

CRA: Urban Design & Code Amendment 
City of Pensacola 

Final Charrette Presentation 
February 15, 2018




