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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 
Recommended Boundary

9.7% 2.8% 1.2% 23.1% -0.1% 7.3%

Source: Escambia County Property Appraiser GIS Database (2006)
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TABLE A.
WESTSIDE NEIGHBORHOODS STUDY AREA TIF PROJECTIONS @ 3% ANNUAL GROWTH RATE 
Years Annual Increase 

in Assessed 
Value

Annual Incremental 
Increase

Gross Incremental CRA 
Revenue

Net (95%) Incremental CRA Revenue

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 

Assessed Value
Annual Incremental 

Increase
Gross Incremental 

CRA Revenue
Net (95%) Incremental 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 $128,937,175 $37,303,932 $511,437 $485,865
2014 $135,384,034 $43,750,791 $599,823 $569,832
2015 $142,153,235 $50,519,992 $692,629 $657,998
2016 $149,260,897 $57,627,654 $790,075 $750,571
2017 $156,723,942 $65,090,699 $892,393 $847,774
2018 $164,560,139 $72,926,896 $999,828 $949,836
2019 $172,788,146 $81,154,903 $1,112,634 $1,057,002
2020 $181,427,553 $89,794,310 $1,231,080 $1,169,526
2021 $190,498,931 $98,865,688 $1,355,449 $1,287,676
2022 $200,023,878 $108,390,635 $1,486,036 $1,411,734
2023 $210,025,071 $118,391,828 $1,623,152 $1,541,994
2024 $220,526,325 $128,893,082 $1,767,124 $1,678,768
2025 $231,552,641 $139,919,398 $1,918,295 $1,822,380
2026 $243,130,273 $151,497,030 $2,077,024 $1,973,173
2027 $255,286,787 $163,653,544 $2,243,690 $2,131,506
2028 $268,051,126 $176,417,883 $2,418,689 $2,297,755
2029 $281,453,683 $189,820,440 $2,602,438 $2,472,316
2030 $295,526,367 $203,893,124 $2,795,375 $2,655,606
2031 $310,302,685 $218,669,442 $2,997,958 $2,848,060
2032 $325,817,819 $234,184,576 $3,210,671 $3,050,137
2033 $342,108,710 $250,475,467 $3,434,019 $3,262,318
2034 $359,214,146 $267,580,903 $3,668,534 $3,485,107
2035 $377,174,853 $285,541,610 $3,914,775 $3,719,037
2036 $396,033,596 $304,400,353 $4,173,329 $3,964,662
2037 $415,835,276 $324,202,033 $4,444,810 $4,222,569
2038 $436,627,039 $344,993,796 $4,729,865 $4,493,372
2039 $458,458,391 $366,825,148 $5,029,173 $4,777,714
2040 $481,381,311 $389,748,068 $5,343,446 $5,076,274
2041 $505,450,377 $413,817,134 $5,673,433 $5,389,761
2042 $530,722,895 $439,089,652 $6,019,919 $5,718,923
2043 $557,259,040 $465,625,797 $6,383,730 $6,064,543
2044 $585,121,992 $493,488,749 $6,765,731 $6,427,444
2045 $614,378,092 $522,744,849 $7,166,832 $6,808,490
2046 $645,096,996 $553,463,753 $7,587,988 $7,208,589

$109,096,079 $103,641,275
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MAP A

The recommended Westside Neighborhoods 
Study Area boundary was determined after 
an evaluation of the existing blight conditions 
within the initial Study Area boundary. The 
following section presents statistics and 
supporting maps that document the segments 
failing to provide substantial evidence of 
blight and distress conditions within the 
larger Westside Neighborhoods Study 
Area. The section includes a comparative 
analysis between the Initial Study Area, the 
recommended Westside Neighborhoods 
Study Area, and the area not included within 
the recommended Study Area boundaries. 
Although there are blight and distress 
conditions existing in the area not included in 
the recommended Westside Neighborhoods 
Study Area boundaries, these conditions do 
not exhibit strong patterns of concentration. 
The following indicators were analyzed to 
determine the recommended boundaries for 
the Study Area:

•  Existing Land Use Patterns (Map A)
•  Property Conditions (Map B)
•  Distribution of Taxable Values (Map C)
•  Parcel Sizes (Map D)
•  Vacant Lands (Map E)
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Initial Study Area Structural Conditions
Total % Occupied % Vacant %

Structures Surveyed 3,249 100.0% 3,061 94.2% 188 5.8%
Standard Condition 2,415 74.3% 2,364 77.2% 51 27.1%
Slightly Deteriorated 699 21.5% 616 20.1% 83 44.1%
Deteriorated 116 3.6% 76 2.5% 38 20.2%
Dilapidated 20 0.6% 5 0.2% 15 8.0%

Total Structures with some 
level of deterioration 835 25.7% 697 22.8% 136 72.3%

PROPERTY CONDITIONS

Recommended Westside CRA 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 21.4% 57 41.0%
Deteriorated 100 3.9% 69 2.9% 31 22.7%
Dilapidated 16 0.6% 5 0.2% 11 7.9%

Total Structures with some 
level of deterioration 717 28.0% 608 25.1% 99 71.2%

Area Not Included
Total % Occupied % Vacant %

Structures Surveyed 690 100.0% 641 92.9% 49 7.1%
Standard Condition 563 81.6% 552 86.1% 11 22.4%
Slightly Deteriorated 98 14.2% 82 12.8% 26 53.1%
Deteriorated 16 2.3% 7 1.1% 7 14.3%
Dilapidated 4 0.6% 0 0.0% 4 8.2%

Total Structures with some 
level of deterioration 118 17.1% 89 14.4% 37 75.5%

Source: City of Pensacola Property Conditions Survey conducted by University of West Florida (2003)
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TAXABLE VALUES

Initial Study Area Taxable Value
Total Parcels %

0 778 21.0%
$1 - $50,000 2,405 65.0%
$50,001 - $125,000 372 10.1%
$125,001 - $200,000 65 1.8%
$200,001 - $350,000 39 1.1%
$350,000 and above 41 1.1%
Total Number of Parcels 3,700

Recommended Westside CRA Study Area Taxable Value
Total Parcels %

0 605 20.9%
$1 - $50,000 1,943 67.2%
$50,001 - $125,000 253 8.7%
$125,001 - $200,000 44 1.5%
$200,001 - $350,000 28 1.0%
$350,000 and above 19 0.7%
Total Number of Parcels 2,892

Area Not Included
Total %

0 173 21.4%
$1 - $50,000 462 57.2%
$50,001 - $125,000 119 14.7%
$125,001 - $200,000 21 2.6%
$200,001 - $350,000 11 1.4%
$350,000 and above 22 2.7%
Total Number of Parcels 808

PARCEL SIZE

Initial Study Area Parcel Size
Parcel 
Count %

Less than 3,000 sq. ft. 166 4.5%
Between 3,000 sq. ft. and 3,500 sq. ft. 98 2.6%
Between 3,500 sq. ft. and 5,000 sq. ft. 526 14.2%
Total Number of Parcels 3,700

Recommended Westside CRA Study Area Parcel Size
Parcel 
Count %

Less than 3,000 sq. ft. 152 5.3%
Between 3,000 sq. ft. and 3,500 sq. ft. 86 3.0%
Between 3,500 sq. ft. and 5,000 sq. ft. 488 16.9%
Total Number of Parcels 2,892

Area Not Included
Parcel 
Count %

Less than 3,000 sq. ft. 14 1.7%
Between 3,000 sq. ft. and 3,500 sq. ft. 12 1.5%
Between 3,500 sq. ft. and 5,000 sq. ft. 38 4.7%
Total Number of Parcels 808

Source: Escambia County Property Appraiser GIS Database (2006) Source: Escambia County Property Appraiser GIS Database (2006)
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Initial Study Area Vacant Lands
Total % Acreage %

Vacant Residential 567 15.3% 105.9 7.3%
Vacant Commercial 72 1.9% 81.4 5.6%
Vacant Institutional 9 0.2% 1.1 0.1%
Vacant Industrial 13 0.4% 32.7 2.3%
Total Vacancy 661 17.9% 221 15.3%
Total Number of Parcels 3,700 1,442

Recommended Westside CRA Study Area Vacant Lands
Total % Acreage %

Vacant Residential 494 17.1% 89.7 10.6%
Vacant Commercial 60 2.1% 31.7 3.7%
Vacant Institutional 9 0.3% 1.1 0.1%
Vacant Industrial 7 0.2% 9.1 1.0%
Total Vacancy 570 19.7% 132 15.5%
Total Number of Parcels 2,892 849

Area Not Included
Total % Acreage %

Vacant Residential 73 9.0% 16.2 2.7%
Vacant Commercial 12 1.5% 49.7 8.4%
Vacant Institutional 0 0.0% -0.0 0.0%
Vacant Industrial 6 0.7% 23.6 4.0%
Total Vacancy 91 11.3% 89 15.1%
Total Number of Parcels 808 593

VACANT LANDS Source: Escambia County Property Appraiser GIS Database (2006)
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2000 Total Population 7,523
  2000 Group Quarters 121
2006 Total Population 7,196
2011 Total Population 7,286
  2006 - 2011 Annual Rate 0.25%

 
2000 Households 3,007
  2000 Average Household Size 2.46
2006 Households 2,909
  2006 Average Household Size 2.43
2011 Households 2,967
  2011 Average Household Size 2.41
  2006 - 2011 Annual Rate 0.4%
2000 Families 1,824
  2000 Average Family Size 3.14
2006 Families 1,701
  2006 Average Family Size 3.17
2011 Families 1,691
  2011 Average Family Size 3.18
  2006 - 2011 Annual Rate -0.12%

 
2000 Housing Units 3,449
     Owner Occupied Housing Units 43.5%
     Renter Occupied Housing Units 43.1%
     Vacant Housing Units 13.4%
2006 Housing Units 3,314
     Owner Occupied Housing Units 46.7%
     Renter Occupied Housing Units 41.1%
     Vacant Housing Units 12.2%
2011 Housing Units 3,360
     Owner Occupied Housing Units 47.6%
     Renter Occupied Housing Units 40.7%
     Vacant Housing Units 11.7%

 
 Median Household Income
            2000 $20,295
            2006 $23,770
            2011 $26,374
 Median Home Value
            2000 $48,262
            2006 $89,658
            2011 $107,135
 Per Capita Income
            2000 $12,783
            2006 $14,924
            2011 $17,293
 Median Age
            2000 36.1
            2006 37.4
            2011 38.5

Data Note:  Household population includes persons not residing in group quarters. Average Household Size is the household population divided by total households. 
Persons in families include the householder and persons related to the householder by birth, marriage, or adoption. Per Capita Income represents the income received 
by all persons aged 15 years and over divided by total population. Detail may not sum to totals due to rounding.

Source: U.S. Bureau of the Census, 2000 Census of Population and Housing. ESRI forecasts for 2006 and 2011.
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2000 Households by Income
Household Income Base 2,951
   < $15,000 40.2%
   $15,000 - $24,999 19.1%
   $25,000 - $34,999 12.4%
   $35,000 - $49,999 12.6%
   $50,000 - $74,999 9.9%
   $75,000 - $99,999 2.3%
   $100,000 - $149,999 2.2%
   $150,000 - $199,999 0.3%

    $200,000+ 0.9%
 Average Household Income $30,864

 2006 Households by Income
 Household Income Base 2,908
    < $15,000 33.7%
    $15,000 - $24,999 17.9%
    $25,000 - $34,999 14.7%
    $35,000 - $49,999 13.3%
    $50,000 - $74,999 11.2%
    $75,000 - $99,999 4.5%
    $100,000 - $149,999 2.4%
    $150,000 - $199,999 1.2%
    $200,000+ 1.1%
 Average Household Income $35,817

 2011 Households by Income
 Household Income Base 2,968
    < $15,000 30.0%
    $15,000 - $24,999 17.6%
    $25,000 - $34,999 14.1%
    $35,000 - $49,999 13.0%
    $50,000 - $74,999 13.4%
    $75,000 - $99,999 5.1%
    $100,000 - $149,999 3.8%
    $150,000 - $199,999 1.3%
    $200,000+ 1.7%
 Average Household Income $41,180

 2000 Owner Occupied HUs by Value
 Total 1,510
    <$50,000 53.2%
    $50,000 - 99,999 36.2%
    $100,000 - 149,999 4.1%
    $150,000 - 199,999 3.0%
    $200,000 - $299,999 1.8%
    $300,000 - 499,999 1.4%
    $500,000 - 999,999 0.3%
    $1,000,000+ 0.0%
 Average Home Value $65,656

 2000 Specified Renter Occupied HUs by Contract Rent
 Total 1,466
    With Cash Rent 93.5%
    No Cash Rent 6.5%
 Median Rent $316
 Average Rent $309

Data Note:  Income represents the preceding year, expressed in current dollars. Household income includes wage and salary earnings, interest, dividends, net rents, 
pensions, SSI and welfare payments, child support and alimony. Specified Renter Occupied HUs exclude houses on 10+ acres. Average Rent excludes units paying no 
cash rent.

Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing. ESRI forecasts for 2006 and 2011.
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2000 Population by Age  
Total 7,522
  0 - 4 7.2%
  5 - 9 8.5%
  10 - 14 8.2%
  15 - 19 7.4%
  20 - 24 5.8%
  25 - 34 11.4%
  35 - 44 14.7%
  45 - 54 12.0%
  55 - 64 8.3%
  65 - 74 7.8%
  75 - 84 6.5%
  85+ 2.3%

   18+ 71.5%

 
 2006 Population by Age
 Total 7,198
   0 - 4 7.4%
   5 - 9 6.5%
   10 - 14 7.8%
   15 - 19 7.3%
   20 - 24 7.2%
   25 - 34 11.5%
   35 - 44 12.0%
   45 - 54 14.5%
   55 - 64 10.1%
   65 - 74 7.0%
   75 - 84 6.1%
   85+ 2.7%
   18+ 73.8%

 
 2011 Population by Age
 Total 7,287
   0 - 4 7.3%
   5 - 9 6.6%
   10 - 14 6.1%
   15 - 19 7.0%
   20 - 24 7.4%
   25 - 34 12.1%
   35 - 44 10.3%
   45 - 54 14.8%
   55 - 64 12.4%
   65 - 74 7.1%
   75 - 84 5.8%
   85+ 3.1%
   18+ 75.7%

 
 2000 Population by Sex
    Males 46.1%
    Females 53.9%
 2006 Population by Sex
    Males 46.4%
    Females 53.6%
 2011 Population by Sex
    Males 46.6%
    Females 53.4%

Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing. ESRI forecasts for 2006 and 2011.
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2000 Population by Race/Ethnicity  
  Total 7,523
    White Alone 30.1%
    Black Alone 64.6%
    American Indian Alone 0.6%
    Asian or Pacific Islander Alone 2.1%
    Some Other Race Alone 0.8%
    Two or More Races 1.8%
  Hispanic Origin 1.8%
  Diversity Index 51.0

 
 2006 Population by Race/Ethnicity
   Total 7,196
     White Alone 25.6%
     Black Alone 68.8%
     American Indian Alone 0.6%
     Asian or Pacific Islander Alone 2.4%
     Some Other Race Alone 0.8%
     Two or More Races 1.8%
   Hispanic Origin 2.1%
   Diversity Index 48.3

 
 2011 Population by Race/Ethnicity
   Total 7,285
     White Alone 22.6%
     Black Alone 71.5%
     American Indian Alone 0.6%
     Asian or Pacific Islander Alone 2.6%
     Some Other Race Alone 0.9%
     Two or More Races 1.8%
   Hispanic Origin 2.4%
   Diversity Index 46.3

 
2000 Population 3+ by School Enrollment
Total 7,172
   Enrolled in Nursery/Preschool 3.1%
   Enrolled in Kindergarten 1.1%
   Enrolled in Grade 1-8 15.6%
   Enrolled in Grade 9-12 6.9%
   Enrolled in College 2.9%
   Enrolled in Grad/Prof School 0.3%
   Not Enrolled in School 70.1%

 
 2000 Population 25+ by Educational Attainment
 Total 4,593
    Less than 9th Grade 11.7%
    9th - 12th Grade, No Diploma 22.6%
    High School Graduate 30.6%
    Some College, No Degree 19.1%
    Associate Degree 5.7%
    Bachelor's Degree 6.5%
    Master's/Prof/Doctorate Degree 3.9%

Data Note:  Persons of Hispanic Origin may be of any race. The Diversity Index measures the probability that two people from the same area will be from different race/
ethnic groups.

Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing. ESRI forecasts for 2006 and 2011.
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2000 Population 15+ by Sex and Marital 
Status
Total 5,617
   Females 55.0%
     Never Married 17.3%
     Married, not Separated 16.1%
     Married, Separated 4.1%
     Widowed 8.3%
     Divorced 9.1%
   Males 45.0%
     Never Married 18.7%
     Married, not Separated 15.7%
     Married, Separated 1.4%
     Widowed 2.2%
     Divorced 7.1%

 
2000 Population 16+ by Employment Status
Total 5,469
   In Labor Force 51.2%
     Civilian Employed 45.9%
     Civilian Unemployed 4.9%
     In Armed Forces 0.3%
   Not in Labor Force 48.8%

 
 2006 Civilian Population 16+ in Labor Force
         Civilian Employed 91.6%
         Civilian Unemployed 8.4%

 
 2011 Civilian Population 16+ in Labor Force
         Civilian Employed 92.7%
         Civilian Unemployed 7.3%

 
 2000 Females 16+ by Employment Status and Age of Children
 Total 3,036
    Own Children < 6 Only 7.2%
      Employed/in Armed Forces 2.8%
      Unemployed 0.6%
      Not in Labor Force 3.9%
    Own Children < 6 and 6-17 Only 6.1%
      Employed/in Armed Forces 2.7%
      Unemployed 0.6%
      Not in Labor Force 2.8%
    Own Children 6-17 Only 17.9%
      Employed/in Armed Forces 10.2%
      Unemployed 0.2%
      Not in Labor Force 7.4%
    No Own Children < 18 68.9%
      Employed/in Armed Forces 25.9%
      Unemployed 2.7%
      Not in Labor Force 40.3%

Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing. ESRI forecasts for 2006.
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2006 Employed Population 16+ by Industry
  Total 2,742
      Agriculture/Mining 1.8%
      Construction 11.1%
      Manufacturing 4.9%
      Wholesale Trade 2.0%
      Retail Trade 10.6%
      Transportation/Utilities 4.7%
      Information 2.8%
      Finance/Insurance/Real Estate 2.7%
      Services 54.0%
      Public Administration 5.4%

 2006 Employed Population 16+ by Occupation
   Total 2,740
       White Collar 38.3%
         Management/Business/Financial 6.8%
         Professional 11.6%
         Sales 9.1%
         Administrative Support 10.8%
       Services 33.5%
       Blue Collar 28.2%
         Farming/Forestry/Fishing 1.1%
         Construction/Extraction 9.3%
         Installation/Maintenance/Repair 3.8%
         Production 6.4%
         Transportation/Material Moving 7.6%

2000 Workers 16+ by Means of Transportation to Work
Total 2,465
   Drove Alone - Car, Truck, or Van 66.7%
   Carpooled - Car, Truck, or Van 14.8%
   Public Transportation 8.4%
   Walked 2.2%
   Other Means 3.0%
   Worked at Home 4.9%

 2000 Workers 16+ by Travel Time to Work
 Total 2,466
    Did Not Work at Home 95.1%
      Less than 5 minutes 4.3%
      5 to 9 minutes 10.4%
      10 to 19 minutes 38.6%
      20 to 24 minutes 14.8%
      25 to 34 minutes 16.2%
      35 to 44 minutes 2.4%
      45 to 59 minutes 2.9%
      60 to 89 minutes 2.8%
      90 or more minutes 2.6%
    Worked at Home 4.9%
 Average Travel Time to Work (in min) 21.9
 2000 Households by Vehicles Available
 Total 2,979
    None 22.3%
    1 45.0%
    2 24.5%
    3 6.3%
    4 1.7%
    5+ 0.2%
 Average Number of Vehicles Available 1.2

Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing. ESRI forecasts for 2006 and 2011.
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2000 Households by Type  
Total 3,007
  Family Households 60.7%
    Married-couple Family 25.0%
      With Related Children 10.0%
    Other Family (No Spouse) 35.7%
      With Related Children 23.4%
  Nonfamily Households 39.3%
    Householder Living Alone 32.6%
    Householder Not Living Alone 6.7%

 
 Households with Related Children 33.5%
 Households with Persons 65+ 30.4%

 
 2000 Households by Size
 Total 3,007
   1 Person Household 32.6%
   2 Person Household 29.8%
   3 Person Household 17.8%
   4 Person Household 9.2%
   5 Person Household 5.7%
   6 Person Household 2.9%
   7+ Person Household 2.1%

 
 2000 Households by Year Householder Moved In
 Total 2,979
   Moved in 1999 to March 2000 19.6%
   Moved in 1995 to 1998 28.8%
   Moved in 1990 to 1994 14.4%
   Moved in 1980 to 1989 12.6%
   Moved in 1970 to 1979 7.1%
   Moved in 1969 or Earlier 17.5%
 Median Year Householder Moved In 1994

 
2000 Housing Units by Units in Structure
Total 3,445
  1, Detached 71.0%
  1, Attached 2.1%
  2 11.7%
  3 or 4 4.6%
  5 to 9 4.2%
  10 to 19 1.7%
  20+ 3.3%
  Mobile Home 1.2%
  Other 0.2%

 
 2000 Housing Units by Year Structure Built
 Total 3,422
   1999 to March 2000 0.6%
   1995 to 1998 2.7%
   1990 to 1994 1.7%
   1980 to 1989 5.6%
   1970 to 1979 6.9%
   1969 or Earlier 82.5%
 Median Year Structure Built 1951

Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing.
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Top 3 Tapestry Segments

1. Simple Living
2. City Commons
3. Home Town

2006 Consumer Spending shows the amount spent on a variety of goods and services by households that reside in the market 
area. Expenditures are shown by broad budget categories that are not mutually exclusive. Consumer spending does not equal 
business revenue.
Apparel & Services: Total $ $3,149,169
     Average Spent $1,082.56
     Spending Potential Index 40
Computers & Accessories: Total $ $382,320
     Average Spent $131.43
     Spending Potential Index 51
Education: Total $ $1,855,179
     Average Spent $637.74
     Spending Potential Index 56

 Entertainment/Recreation: Total $ $4,743,385
      Average Spent $1,630.59
      Spending Potential Index 49
 Food at Home: Total $ $7,851,383
      Average Spent $2,699.00
      Spending Potential Index 55
 Food Away from Home: Total $ $5,252,852
      Average Spent $1,805.72
      Spending Potential Index 54
 Health Care: Total $ $5,791,843
      Average Spent $1,991.01
      Spending Potential Index 54
 HH Furnishings & Equipment: Total $ $2,708,377
      Average Spent $931.03
      Spending Potential Index 42
 Investments: Total $ $6,032,150
      Average Spent $2,073.62
      Spending Potential Index 44
 Retail Goods: Total $ $37,492,766
      Average Spent $12,888.54
      Spending Potential Index 49
 Shelter: Total $ $20,758,012
      Average Spent $7,135.79
      Spending Potential Index 50
 TV/Video/Sound Equipment: Total $ $1,768,199
      Average Spent $607.84
      Spending Potential Index 56
 Travel: Total $ $2,544,578
      Average Spent $874.73
      Spending Potential Index 49
 Vehicle Maintenance & Repairs: Total $ $1,587,321
      Average Spent $545.66
      Spending Potential Index 51

Data Note:  The Spending Potential Index represents the amount spent in the area relative to a national average of 100.

Source:  Expenditure data are derived from the 2001, 2002 and 2003 Consumer Expenditure Surveys, Bureau of Labor Statistics. ESRI 
forecasts for 2006 and 2011.
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DETERIORATING STRUCTURAL CONDITIONS
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DETERIORATING SITE CONDITIONS



FINDING OF NECESSITY, WESTSIDE NEIGHBORHOODS

78CITY OF PENSACOLA, FLORIDA

FINDING OF NECESSITY, WESTSIDE NEIGHBORHOODS

79CITY OF PENSACOLA, FLORIDA

VACANT AND BOARDED PROPERTIES
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DEFECTIVE OR INADEQUATE STREET CONDITIONS
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FAULTY LOT LAYOUT AND INCOMPATIBLE LAND USES 
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AMERICAN CREOSOTE WORKS 
701 S. "J" Street 

Pensacola, Florida 
County:  Escambia 
District: Northwest

Site Lead:  EPA 
Placed on National Priorities List 12/20/82 

HWC # 002 

Site Description and History

The American Creosote Works is an abandoned 18-acre site located in a moderately dense 
commercial/residential area of Pensacola.  The site is slightly more than one mile southwest of 
the intersection of Garden and Palafox Streets, a landmark of downtown Pensacola.  Pensacola 
Bay and Bayou Chico are approximately 600 yards south of the site. 

American Creosote Works, Inc. (ACW) operated a wood preserving plant from 1902 until 
December 1981.  Up until 1950, creosote was the preservative used in the treatment process.  
Pentachlorophenol was also used after 1950.  Beginning in the 1940's, wastewater generated at 
the plant was discharged into two onsite, unlined surface impoundments.  Prior to about 1970, 
wastewater in the ponds was allowed to overflow through a spillway and follow a drainage 
course into 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 
onsite and offsite areas. 

Threat

Past field and laboratory testing have shown contamination of soils, surface water, sediments and 
groundwater.  Contaminants include a wide range of phenolic compounds and polynuclear 
aromatic hydrocarbons (PAHs) including pentachlorophenol, phenol, fluoranthene and 
naphthalene as well as dioxin.  Contaminated soils are a potential health threat to the local 
residents through direct contact.  Contaminated groundwater is a potential health threat to local 
residents using private irrigation wells.  Pensacola Bay is threatened by potential discharge of 
contaminated groundwater. 

Response Strategy and Status (July 2006)

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 onsite impoundments were drained and the hazardous liquids treated 
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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.  Periodic fence repairs have been necessary due to vandalism.  

The EPA initiated a Remedial Investigation/Feasibility Study (RI/FS) in 1984.  The RI report 
was completed in January 1985, and indicated that contaminated soils and groundwater existed 
on- and offsite.  A draft FS was completed followed by a public meeting in August 1985.  The 
EPA recommended an onsite RCRA landfill to address contaminated soils, sediments and 
sludges.  The EPA also recommended deferring the decision on ground water cleanup until more 
data were collected. FDER did not concur with the proposed soil remedy, indicating that there 
was insufficient data and an inadequate evaluation of alternatives to support the remedy 
selection.  The EPA signed a Record of Decision (ROD) in September 1985. 

Additional soil, surface water, and ground water samples were collected by EPA in June 1988.  
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 an in-house FS that included 
an evaluation of thermal treatment technologies.  This study raised questions concerning the 
nature of groundwater contamination and the character of the stabilized sludges. 

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.  After completion of the 
Amended FS, the EPA recommended bioremediation as the remedial alternative for OU 1.  EPA 
signed a ROD for OU 1 in September 1989, with FDER concurrence. 

Treatability studies, a Value Engineering Analysis by the US Army Corps of Engineers 
(USACE), and OU 1 design work was conducted between October 1989 and July 1991 to 
confirm that bioremediation would satisfy the OU 1 soil cleanup goals for dioxin and creosote 
contaminants.  The results were inconclusive.  An effective treatment train using bioremediation 
to remediate soils could not be developed.  

Additional fieldwork was performed in 1990 and 1993 to obtain the additional data necessary to 
evaluate possible remedies for OU 2 and assess the risk posed by the contaminated groundwater, 
sludges, and underlying soils.  Groundwater cleanup goals were developed to protect surface 
water from potential contamination by discharge of groundwater into the bay.  The final baseline 
Risk Assessment and FS for OU 2 were submitted in November 1993. 

Following a public meeting, EPA signed the Record of Decision for OU 2 (groundwater cleanup) 
in February 1994, with FDEP concurrence in July 1994.  The remedy for OU 2 includes Phase I 
– recovery and offsite recycling of dense non-aqueous phase liquids (DNAPLs) followed by 
Phase II – groundwater recovery and treatment using enhanced bioremediation technologies. 

The Remedial Design for Phase I, DNAPL recovery and recycling, was completed in June 1997 
and included a field assessment and delineation of the subsurface DNAPL, pilot testing to 



FINDING OF NECESSITY, WESTSIDE NEIGHBORHOODS

84CITY OF PENSACOLA, FLORIDA

FINDING OF NECESSITY, WESTSIDE NEIGHBORHOODS

85CITY OF PENSACOLA, FLORIDA

American Creosote Works 
Page 3 

determine of the physical characteristics and extractability of the DNAPL, and design of the 
extraction system. 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.  Onsite construction of the DNAPL recovery system was completed in 
September 1998.  DNAPL recovery and recycling is ongoing.  A total of approximately 111,400 
gallons of DNAPL have been removed to date. 

Concurrent with design and construction of the DNAPL system, the EPA continued to evaluate 
remedial alternatives to address onsite and offsite contaminated soils, sludges and sediments in 
surface drainage areas including the Pensacola Yacht Club drainage ditch, the historical drainage 
course for runoff from the site. The Focused FS for the Pensacola Yacht Club drainage ditch and 
offsite sampling to delineate dioxin and PAH contamination was completed in 1997. 

EPA signed an Amended Record of Decision for OU 1 in May 1999.  The OU 1 remedy calls for 
consolidation of contaminated sludge, soil, and sediment beneath an onsite surface cap.  Soils in 
offsite residential areas and on the Pensacola Yacht Club property that exceed the remedial goals 
will be excavated and consolidated under the cap.  Offsite soil cleanup goals include PAHs and 
dioxin.  The 1 ppb dioxin cleanup goal is an interim cleanup goal until the National Dioxin 
Reassessment Study is completed and final cleanup criteria can be established. 

The USACE, under contract with the EPA, completed a cap design for the OU 1 remedy in May 
2002.  In August 2002 the City of Pensacola requested that the EPA delay implementation of the 
OU 1 remedy until the City could perform a redevelopment study of the site and coordinate with 
the EPA to develop an OU 1 remedy that would be compatible with the future use plans 
developed.  Subsequently, the EPA provided a Superfund Redevelopment Initiative (SRI) grant 
to the City to aid with this study. 

In September 2002, the EPA and FDEP signed a SSC to perform an interim removal of 
contaminated offsite soils and sediments exceeding the EPA’s current guidance levels.  The SSC 
obligates the State to a 10% cost share for the cleanup costs.  These soils and sediments have 
been temporarily relocated onsite, pending finalization of the OU 1 remedy (see below).  
Fieldwork on this interim remedy was terminated in November 2003.  Work on the Pensacola 
Yacht Club ditch was postponed when the contractor encountered heavier than expected 
contamination levels adjacent to the ditch.  The EPA and USACE is performing additional 
sampling to determine what modifications to the ditch cleanup approach are necessary to prevent 
releases of contaminated water and sediments to Pensacola Bay prior to completing this work.  
Excavation of contaminated soils in a drainage ditch located to the southeast of the site was 
determined to be necessary when samples collected in April, October, and November 2003 
detected elevated levels of PAHs.  Additional sampling will be determined in the future in order 
to delineate the contamination before remedial action is initiated. 

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 USACE are 
currently evaluating the May 2002 design to determine what changes, if any, will be necessary to 
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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.  Damage to the site from Ivan was minimal, 
consisting mainly of an overturned office trailer, damage to the DNAPL treatment building and 
system components contained in the building and security fence damage.  
OU 2 DNAPL remediation was delayed due to damage of the treatment system caused by 
Hurricane Ivan.  Now, repairs to the system have been completed and the system is currently in 
operation.  Results of a study performed by the USACE to improve the DNAPL recovery were 
received in October 2003.  Based on the inconclusive results of that study, it was decided that 
additional groundwater sampling and further DNAPL recovery system evaluation would be 
required before making a decision.  Installation of new monitoring wells, and other investigative 
studies, including installation and sampling of numerous offsite soil borings are in progress.  It is 
likely that some DNAPL recovery wells will be replaced and/or relocated to optimize the 
DNAPL recovery. 

Schedule

OU 2 Phase I, DNAPL recovery and recycling, will continue through at least 2007.It is likely 
that the DNAPL Recovery System will be modified, based on the results of the current round of 
soil and groundwater sampling.  In addition, based on the evaluation of this offsite data, further 
offsite remedial measures may be indicated.  Finally, it is expected that recommendations from 
the USACE for OU 1 design modifications, which will incorporate consideration of future site 
utilization, will be submitted in mid 2007. 
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FIGURE 6-1 Conceptual Reuse Plan

FIGURE 7-1. CONCEPTUAL REUSE PLAN
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