City of Gulfport Florida
City Council Meeting Notice
Tuesday, December 5, 2017
City Hall – 2401 53rd Street South, Gulfport, Fl 33707

7:00 p.m.

AGENDA
Call to Order
Invocation given by Vice Mayor Daniel Liedtke
Pledge of Allegiance
Roll Call:
1. Public Comment.
2. City Manager Report.
3. City Attorney Report.
4. City Clerk Report.
5. Consent:
Consider approval of the Council Meeting minutes of October 17, 2017, and the AttorneyClient Meeting minutes of November 21, 2017.
6. Ordinances:
2017-14, An ordinance of the City of Gulfport, amending Chapter 15, Pensions, Article VI,
Retirement System for City Employees, of the Code of Ordinances of the City of
Gulfport pertaining to the City of Gulfport General Employees’ Pension Plan;
amending Section 15-96, Benefit Amounts and Eligibility; providing for
codification; providing for severability of provisions; repealing all ordinances in
conflict herewith and providing an effective date.
7. Resolutions: None.
8. Discussion: Waterfront Redevelopment District – Zoning, Characteristics, and Criteria.
9. Council Comments/Informational Reports.
10. Adjournment.

Any person who decides to appeal any decision of the City Council with respect to any matter considered at this
meeting will need a record of the proceedings and for such purposes may need to ensure that a verbatim record of
the proceedings is made, which record includes the testimony and evidence upon which the appeal is to be based.
The law does not require the City Clerk to transcribe verbatim minutes; therefore, the applicant must make the
necessary arrangements with a private reporter or private reporting firm and bear the resulting expense. Any person
with a disability requiring reasonable accommodation in order to participate in this meeting should call (727) 8931012 or fax a written request to (727) 893-1008. Posted: December 1, 2017

City of Gulfport Florida
City Council Meeting Minutes
The Regular Meeting of the Gulfport City Council was held on Tuesday, October 17, 2017, in
the City Hall, City Council Chambers, located at 2401 - 53rd Street South, Gulfport, Florida.
Samuel Henderson, Mayor, called the meeting to order at 7:00 p.m. The invocation was given
by Councilmember Christine Brown followed by the Pledge of Allegiance.
Roll Call:
Present were Councilmembers Yolanda Roman, Christine Brown and Michael Fridovich; Vice
Mayor Daniel Liedtke; Mayor Samuel Henderson; City Manager James O’Reilly; City Attorney
Andrew Salzman and City Clerk Lesley DeMuth.
Mayor Henderson advised he may leave the meeting prior to adjournment.
Presentation:
Mayor Henderson presented a Certificate of Achievement in Financial Reporting to Cheryl
Hannafin, Finance Director.
1. Public Comment.
Cathy Salustri, 1861 53rd Street S. and on behalf of the Gulfport Historical Society, recognized
Councilmember Christine Anne Brown, Miki Vaughan and Jim O’Reilly for their support of the
Historical Society.
Jeri Reed, 5213 11th Avenue S., spoke on the Governor’s mandate for generators in long term
care/nursing facilities and requested council submit a letter to Pinellas County Emergency
Management and the utility companies asking that health care facilities be moved up on the
power restoration list. In response to City Manager O’Reilly, there was no objection from
council to sending a letter of request.
Donna Grace, 5837 24th Avenue S., spoke on the city’s camper regulations and requested council
pass an amendment to allow for an exception, on a case by case basis.
Karean Dorn, 2226 Beach Boulevard S., thanked those who attended Founders Day/Gulfport
under the Stars.
Margarete Tober, 59th Street and on behalf of the Gulfport Neighbors, spoke on the Mayors’
Clean-up; thanking those who participated, presented the “Golden Picker” awards to Karen Love
and Bob Feckner, and mentioned upcoming Gulfport Neighbor events.
2. City Manager Report. No report.
3. City Attorney Report. No Report.
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4. City Clerk Report. City Clerk DeMuth provided a reminder that the next City Council
Meeting will be November 21, and an Attorney-Client Shade Meeting will also be on November
21, at 5:30 p.m.
5. Consent:
a. Consider approval of the Council Meeting minutes of September 19, 2017.
b. Resolution No. 2017-94: A resolution of the City of Gulfport, Florida, authorizing the city
manager to purchase a Parks Division utility vehicle; and providing for an effective date.
c. Resolution No. 2017-95: A resolution of the City of Gulfport, Florida, authorizing the city
manager to purchase replacement mowers for the Parks Division; and providing for an
effective date.
d. Resolution No. 2017-96: A resolution of the City of Gulfport, Florida, authorizing the city
manager to sign a three-year lease agreement with The Bancorp for the acquisition of police
vehicles; authorizing a budget amendment to account for capital lease proceeds and the
acquisition of the police vehicles; and providing for an effective date.
e. Resolution No. 2017-97: A resolution of the City of Gulfport, Florida, establishing the date
of the 2018 Municipal General Election; providing authorization to the city manager to enter
into a contract with the Pinellas County Supervisor of Elections to conduct the March 13,
2018 Municipal General Election; and providing for an effective date. (Resolución N.º 201797: Una resolución de la ciudad de Gulfport, Florida, que establece la fecha de la Elección
General Municipal 2018; que autoriza al administrador de la ciudad a celebrar un contrato
con el Supervisor Electoral del condado de Pinellas para llevar a cabo la Elección General
Municipal del 13 de Marzo de 2018; y que proporciona una fecha efectiva.)
City Clerk DeMuth read the Consent Agenda; mentioning the requirements of law for
information on voting to be in English and Spanish.
Motion by Vice Mayor Liedtke, second by Councilmember Fridovich to approve the Consent
Agenda.
UNANIMOUS APPROVAL BY ACCLAMATION
6. Ordinances: None
7. Resolutions:
a. 2017-98, A resolution of the City of Gulfport, Florida, authorizing budget amendments to
account for expenses incurred and revenues received as a result of Hurricane
Hermine; and providing for an effective date.
City Clerk DeMuth read Resolution No. 2017-98 by title only.
City Manager O’Reilly explained the Resolution.
Mayor Henderson opened the public discussion. Neither hearing nor seeing anyone who wished
to speak, Mayor Henderson closed the public discussion.
Motion by Councilmember Fridovich, second by Councilmember Roman to approve Resolution
No. 2017-98.
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COUNCILMEMBER BROWN
COUNCILMEMBER FRIDOVICH
VICE MAYOR LIEDTKE
COUNCILMEMBER ROMAN
MAYOR HENDERSON

Tuesday, October 17, 2017

YES
YES
YES
YES
YES

MOTION CARRIED.
b. 2017-99, A resolution of the City of Gulfport, Florida, authorizing the city manager to
prepare for review and consideration by the Planning and Zoning Board/Local
Planning Agency and the City Council, necessary amendments to the Code of
Ordinances, Chapter 22 – Zoning, on criteria for the location of medical
marijuana dispensing, treatment, and processing facilities within the city; and
providing for an effective date.
City Clerk DeMuth read Resolution No. 2017-99 by title only.
City Manager O’Reilly explained the Resolution.
Mayor Henderson opened the public discussion.
April Thanos, 27th Avenue S., said because the voters of Florida approved this, Council should
go ahead with it and spoke of her experience living in Seattle where this was permitted.
Stan Kreuter, 6085 Gulfport Boulevard S., commented that he was not in favor of having this in
Gulfport.
Caron Schwartz, 5213 Delette Avenue S., spoke on her experience living in Boulder, Colorado
where medical and then recreational marijuana was permitted and encouraged the council to
make this available within the city limits.
Neither hearing nor seeing anyone else who wished to speak, Mayor Henderson closed the public
discussion.
Motion by Councilmember Roman, second by Councilmember Fridovich to approve Resolution
No. 2017-99.
In response to questions by Councilmember Brown, City Manager O’Reilly clarified the vote
will bring forward amendments to the zoning code to provide the ability for these types of
businesses to be permitted uses in specific zoning districts; pointing out the proposed code
amendments will have to go before the Planning and Zoning Board and the city council at two
public hearings. Business tax licenses and these types of businesses being cash only was
discussed.
Councilmember Fridovich advised he had no problem at all with this.
Vice Mayor Liedtke addressed the issue of the businesses having to be 500 feet away from
schools and questioned the locations where dispensaries/treatments centers could be placed on
Shore Boulevard or Beach Boulevard with City Manager O’Reilly advising dispensaries could be
located anywhere retail is allowed, unless restricted by the 500 requirement. Vice Mayor Liedtke
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expressed his concern about this changing the character of downtown Gulfport and advised he
would support a ban rather than allow dispensaries on Beach and Shore Boulevards.
Councilmember Roman said she did vote for medical marijuana and believed in the medicinal
component of cannabis but, tonight she is looking at this strictly as zoning. She expressed her
concerns on the states preemptions and her preference to not adopt a zoning ordinance; advising
that she would vote no on an ordinance.
Mayor Henderson said he did not feel they should be voting on this at a city level as it passed by
referendum. He spoke on how medical marijuana is run like a pharmacy and that he did not
want to see this turned down out of fear. The city will have a say on how this is operated
through site plan review and he would like to see the city respect what the voters of the State
asked for.
City Manager O’Reilly discussed with council what he foresaw as potential locations for
dispensaries, treatment centers and cultivation/manufacturing facilities; pointing out the locations
of schools which will regulate placement and locations of facilities near the city was discussed.
City Council Salzman advised council will need to take an action. If they vote yes, Staff will
move forward with zoning and zoning restrictions and if they vote no, Staff will have to come
back with a resolution/ordinance to prohibit this within the city limits.
ROLL CALL:

COUNCILMEMBER BROWN
COUNCILMEMBER FRIDOVICH
VICE MAYOR LIEDTKE
COUNCILMEMBER ROMAN
MAYOR HENDERSON

YES
YES
NO
NO
YES

MOTION CARRIED: 3 to 2.
c. 2017-100, A resolution of the City of Gulfport, Florida, approving the recommendation of
the Planning and Zoning Board/Local Planning Agency to approve Application
#C17-02; a conditional use and site plan to allow a day care center at 5801 9th
Avenue South, Gulfport, Florida; providing for conditions; and providing for an
effective date.
City Clerk DeMuth read Resolution No. 2017-100 by title only.
City Manager O’Reilly explained the Resolution.
Mayor Henderson opened the public discussion.
Mayor Henderson recognized Mr. Kreuter who spoke of his concerns with traffic, which the
hours of operation were addressed by City Manager O’Reilly.
Mayor Henderson recognized Wesley Whittaker who spoke on the parking considerations given
by the Planning and Zoning Board.
Neither hearing nor seeing anyone else who wished to speak, Mayor Henderson closed the public
discussion.
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Motion by Councilmember Fridovich, second by Councilmember Brown to approve Resolution
No. 2017-100.
Councilmember Brown advised the Principal of Boca Ciega High School provides reminders not
to use this property as a pick-up or drop-off location.
ROLL CALL:

COUNCILMEMBER BROWN
COUNCILMEMBER FRIDOVICH
VICE MAYOR LIEDTKE
COUNCILMEMBER ROMAN
MAYOR HENDERSON

YES
YES
YES
YES
YES

MOTION CARRIED.
Mayor Henderson passed the gavel to Vice Mayor Liedtke and excused himself from the
meeting.
8. Selection of a Voting Delegate for the National League of Cities Conference.
Councilmember Michael Fridovich was appointed the voting delegate by a consensus of council.
9. Council Comments/Informational Reports.
Councilmember Brown reported on the Mayors’ Clean-up and thanked those organizations
involved in removing the sunken boats from the bay.
Councilmember Fridovich discussed information he would like to bring back to council and City
Manager O’Reilly advised of a previous resolution supporting a ban on off shore oil drilling.
Councilmember Roman provided information from the National League of Cities, a position
statement from the Florida Attorney General and a resolution she prepared for discussion on gun
control issues and concerns; there was no objection to scheduling this item for discussion at the
next meeting, she requested a sanitary sewer update be given at the December meeting, asked if
the city could support the Boca Ciega High School Robotics Team; City Manager O’Reilly
suggested a $200 donation, and there were no objections and she spoke on holding a workshop to
review and discuss the redevelopment plan to which City Manager O’Reilly recommended this
discussion be placed on the December 5, meeting; there were no objections.
10. Adjournment.
Motion by Councilmember Brown, seconded by Councilmember Fridovich to adjourn.
Date Approved: _____________________
__________________________________
Lesley DeMuth, City Clerk

________________________________
Samuel Henderson, Mayor

City of Gulfport Florida
Attorney-Client Meeting Minutes
Tuesday, November 21, 2017
______________________________________________________________________________
The Attorney-Client Meeting of the Gulfport City Council was held on Tuesday, November 21,
2017, in the City Hall, City Council Chambers, 2401 53rd Street South, Gulfport, Florida.
Samuel Henderson, Mayor, called the meeting to order at 5:30 p.m.
Roll Call.
Present were Councilmembers Christine Brown, Michael Fridovich and Yolanda Roman; Vice
Mayor Daniel Liedtke; Mayor Samuel Henderson; City Manager James O’Reilly; City Attorney
Andrew Salzman and City Clerk Lesley DeMuth.
1. Discuss pending litigation involving the case entitled: Suncoast Waterkeeper, Our
Children’s Earth Foundation, and Ecological Rights Foundation, Plaintiffs, v. City of
Gulfport, Defendant: Civil Case No. 8:17-CV-35-T-24 MAP.
City Clerk DeMuth read Agenda Item No. 1.
Mayor Henderson stated those in attendance will be: Councilmembers Christine Brown, Michael
Fridovich and Yolanda Roman; Vice Mayor Daniel Liedtke; Mayor Samuel Henderson; City
Manager James O’Reilly; City Attorney Andrew Salzman; Attorney’s Vincent P. Beilman, III,
Jason H. Klein, Tom Vandenberg and Emilio A. Macasinag – Wood, Smith, Henning and Berman,
LLP and a certified court reporter.
Mayor Henderson announced for the record the estimated time of the meeting will be forty five
(45) minutes and the council will hold their discussion in the council chambers; those is attendance
other than those people stated were asked to leave.
Attorney’s Vincent P. Beilman, III, and Emilio A. Macasinag were not present. Attorney Tom
Vandenberg attended by telephone.
Mayor Henderson called the meeting back to order and announced the meeting is over.
2. Adjournment.
Motion by Councilmember Brown, second by Councilmember Fridovich to adjourn - 6:37 p.m.

Date Approved: _____________________

________________________________
Samuel Henderson, Mayor

__________________________________
Lesley DeMuth, City Clerk

**At the conclusion of the litigation, the transcript will become a part of the public record.

CITY OF GULFPORT
CITY COUNCIL
AGENDA MEMORANDUM
FROM:

James E. O'Reilly, City Manager

DATE:

December 5, 2017

AGENDA ITEM:
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ORDINANCE NO.: 2017-14

SUBJECT:

Amendment of the City of Gulfport General Employees' Pension Plan - Proposed
Ordinance - 1st Reading.

RECOMMENDATION:
The Board of Trustees of the City of Gulfport General Employees' Pension Plan has recommended
approval and adoption of the proposed ordinance by the City Council providing for amendment of the
City of Gulfport sponsored General Employees' Pension Plan, as set forth in Chapter 15, Pensions,
Article VI, Retirement System for City Employees, of the Code of Ordinances of the City of Gulfport.

BACKGROUND:
The Board of Trustees in consultation with the Board's Attorney, Christiansen & Dehner, P.A. has
proposed an amendment to the City's General Employees' Pension Plan This ordinance amends Section
15-96, Benefit Amounts and Eligibility, and proposes to: (1) add a one-time ad hoc cost of living
adjustment increasing the benefits of all retires, beneficiaries and joint annuitants, including terminated
vested by 3%; and (2) r~vises the Review of Retiree Benefits subsection to have the actuarial gains
reviewed back to June 1, 2006, which is the date of the last cost cost-of-living adjustment.
The following amendments to the pension plan are proposed:
1.

Section 15-96, Benefit Amounts and Eligibility, amended as follows:

(e)
Review ofRetiree Benefits. The City Council shall, every three (3) years, commencing
October 1, 2009, review the status of all service retirees and beneficiaries who are receiving payments
from the System for the purpose of considering an ad hoc increase in benefits for all such retirees. In
determining the adjustment, if any, the City Council shall consider the actuarial soundness of the System
as set forth in the most recent actuarial valuation, the prevailing rate of inflation as reflected in the
Consumer Price Index, and the recommendations of the Board. For purposes of its recommendation
regarding the granting of ad hoc cost-of-living increases, and in consideration of the position of the State
Division of Retirement, the Board siiall make a recommendation for an increase only if the net actuarial
gains experienced since the mos, recent adjustment on June 1, 2006 are sufficient to fully purchase the
value of the additional benefits. The calculation of net actuarial gains and losses shall be computed by
the Board's actuary using generally accepted actuarial principles, and the cost method employed in the
actuarial valuation of the fund, and shall be in compliance with Section 112.61, Florida Statutes.

.(g}
Cost-of-Living Adjustment. Notwithstanding the provisions of subsection (e) above, effective
on October 1, 2017, the monthly benefit being received by all Retirees, joint pensioners or beneficiaries
(including terminated vested persons ) who were receiving a benefit on October 1, 2016 shall be
increased by three percent (3%). This is a one-time increase in these benefits.

ANALYSIS:

The proposed ordinance· has been reviewed by the General Employees' Pens'on Board's actuarial
consultant, Foster & Foster, Inc., and the Board's Attorney, Christiansen & Dehner, P.A., who has
submitted the proposed ordinance amendments that have been. approved by the Board of Trustees for
consideration by the City Council. Implementation of the proposed ordinance will have a de minus
financial impact on the retirement fund.
The City Attorney h8s reviewed the proposed Ordinance and found it legally sufficient.
FINANCIAL IMP ACT:

There is no additional or increased financial impact associated with this action, as reported by the
retirement plan's actuary, Foster & Foster, Inc. The cost of the one-time ad hoc cost ofliving adjustment
of 3% will be absorbed by the plan's present fi.md balance and will not increase the City's statutorily
mandated minimum armual fund cc;~:ribution of 5%.
The actuarial letter from the plan's actuarial firm of Foster & Foster, Inc. is attached to confirm this fact.

MOTION:

I move to approve/deny the proposed Ordinance amending the City of Gulfport General Employees'
Pension Plan Ordinance on first (1 st) reading, this amendment will provide for a one-time ad hoc cost of
living adjustment (COLA) increase to the benefits of all retires, beneficiaries and joint armuitants,
including terminated vested by 3%; revises the Review of Retiree Benefits subsection to have the
actuarial gains reviewed back to June 1, 2006, the date of the last cost cost-of-living adjustment.

October 16, 2017
VIA EMA IL AND MAIL
Board of Trustees
City of Gulfport
General Employees' Pension Plan
2401 53 rd Street S0uth
Gulfport, FL 33707
Re:

General Employees' Pens ion Plan

Dear Board:
Enclosed is the following material, which has been prepared in su pport of the proposed benefit change to
the Plan:
·

1. Two (2) copies of the required Actuarial Impact Statement, which outline the costs associated with
implementing the change.
2.

Draft of transmittal letter to the Bureau of Local Retirement Systems.

It will be necessary for.the Chairman to sign one (I) copy of each Actuarial Impact Sta',ement as the Plan
Administrator and forward the Impact Statement to the Bureau.
If you have any questions concerning the enclosed material, please let us know.
Sincerely,

Patrick T. Donlan
PTO/Ike
Enclosures
cc:

Scott Christiansen, Board Attorney

13420 Parker Commons Blvd., Suite 104 Fort Myers, Fl 33912 • (239) 433-5500 • Fax (239) 411-0634 • www.fo1ter-foster.,o..

Mr. Keith Brinkman
Bureau of Local Retirement Systems
Division of Retirement
Post Office Box 9000
Tallahassee, FL 32315-9000
Re: Actuarial Impact Statement
Dear Mr. Brinkman:
The City of Gulfport is considering the implementation of amended retirement benefits for its
General Employees. The changes are described in the enclosed material.
Pursuant to Section 22d-l .04 of the Agency Rules, we are enclosing the required Actuarial
Impact Statement (AIS) and a copy of the proposed Ordinance for your review.
If you have any questions or if additional information is needed, please contact us.
Sincerely,

CITY OF GULFPORT
GENERAL EMPLOYEES' PENSION PLAN
ACTUARIAL IMPACT STATEMENT
October 16, 2017
Attached hereto is a comparison ofthe impact on the Total Required Contribution (per Chapter 112,
Florida Statutes), and the Required City Contributions, resulting from the implementation of the
following change:
Provide for an Ad Hoc (one-time increase) cost-of-living adjustment as of October 1, 2017 equal
to 3.0% of the current benefit. This adjustment shall apply to all Members that were receiving
benefits on October 1, 2016, including Retirees and Beneficiaries.
The cost impact, determined as of October 1, 2016, as applicable to the plan/fiscal year ending September
30, 2018, is as follows:
Current

Proposed

Total Required Contribution
% of Projected Annual Payroll

5.7%

6.3%

Member Contributions
% of Projected Annual Payroll

2.7%

2.7%

Required City Contribution
% of Projected Annual Payroll

3.0%

3.6%

Normal Cost Minimum Funding (City)

5.0%

5.0%

CITY OF GULFPORT
GENtoRAL EMPLOYEES' PENSION PLAN
ACTUARIAL IMPACT STATEMENT
October 16, 2017
(Page 2)

The changes presented herein are in compliance with Part VII, Chapter l 12, Florida Statutes and Section
14, Article X of the State Constitution. The undersigned is familiar with the immediate and long-term
aspects of pension valuations, and meets the Qualification Standards of the American Academy of
Actuaries necessary to render the actuarial opinions contained herein. All of the sections of this report
and the October I, 2016 valuation report are considered an integral part of the actuarial opinions.

Patrick T. Donlan, ASA, MAAA
Enrolled Actuary #17-6595

STATEMENT OF PLAN ADMINISTRATOR
The prepared information presented herein reflects the estimated cost of the proposed improvement.

Chairman, Board of Trustees

COMPARATTVE SUMMARY OF PRINCTPAL VALUATTON RESULTS
New Benefits
10/1/2016

Old Benefits
10/1/201~

A. Participant Data
Actives
Service Retirees
Beneficiaries
Disability Retirees
Terminated Vested
Total
Total Annual Payroll
Payroll Under Assumed Ret. Age
Annual Rate of Payments to:
Service Retirees
Beneficiaries
Disability Retirees
Terminated Vested

70
62
3
0
76

70
62
3
0
76

211

211

$2,951,121
2,900,833

$2,951,121
2,900,833

613,325
10,758
0
353,309

595,461
10,444
353,309

14,959,830
14,579,838

14,959,830
14,579,838

6,097,739
0
229,058
646,082
23,170
6,167,225
54,185
0
2,376,189
Q

6,097,739
0
229,058
646,082
23,170
5,987,600
52,607
0
2,376,189
Q

15,593,648

15,412,445

0

B. Assets
Actuarial Value (AVA)
M arket Value (MVA)
C. Liabilities
Present Value of Benefits
Actives
Retirement Benefits
Disability Benefits
Death Benefits
Vested Benefits
Refund of Contributions
Service Retirees
Beneficiaries
Disability Retirees
Terminated Vested
Funding Standard Account
Total

New Benefits
10/1/2016

Old Benefits
10/1/2016

22,678,394

22,678,394

Present Value of Future
Member Contributions

612,317

612,317

Normal Cost (Retirement)
Normal Cost (Disability)
Normal Cost (Death)
Normal Cost (Vesting)
Normal Cost (Refunds)
Total Normal Cost

152,333
0
7,056
48,647
8,241
216,277

152,333
0
7,056
48,647
8 241
216,277

1,440,367

1,440,367

5,010,331
0
176,161
366,609
2,581
8 597 599
14,153,281

5,010,331
0
176,161
366,609
2,581
8416396
13,972,078

C. Liabilities - (Continued)
Present Value of Future Salaries

Present Value of Future
Normal Costs
Accrued Liability (Retirement)
Accrued Liability (Disability)
Accrued Liability (Death)
Accrued Liability (Vesting)
Accrued Liability (Refunds)
Accrued Liability (Inactives)
Total Actuarial Accrued Liability (AL)
Unfunded Actuarial Accrued
Liability (UAAL)
Funded Ratio (AVA/ AL)

(806,549)

(987,752)

105.7%

107.1%

D. Actuarial Present Value of
Accrued Benefits

New Benefits
10/1/2016

Old Benefits
10/1/2016

Vested Accrued Benefits
lnactives
Actives
Member Contributions
Total

8,597,599
3,470,765
70 639
12,139,003

8,416,396
3,470,765
70 639
11,957,800

67 628

67,628

12,206,631

12,025,428

Non-vested Accrued Benefits
Total Present Value
Accrued Benefits (PV AB)
Funded Ratio (MVA/ PVAB)
lncrease (Decrease) in Present Value of
Accrued Benefits Attributable to:
Plan Amendments
Assumption Changes
New Accrued Benefits
Benefits Paid
Interest
Other
Total

119.4%

0
181,203
0
0
0
Q

181,203

121.2%

Valuation Date
Applicable to Fiscal Year Ending

New Benefits
10/1/2016
9/30/2018

Old Benefits
10/1/2016
9/30/2018

E. Pension Cost
Normal Cost (with interest)
% of Total Annual Payroll

7.7

7.7

2.2

2.2

Payment Required to Amortize
Unfunded Actuarial Accrued
Liability over 20 years
(as of 10/1/2016, with interest)
% of Total Annue.1 Payroll 1

(3.6)

(4.2)

Total Required Contribution
% of Total Annual Payroll'

6.3

5.7

Expected Member Contributions
% of Total Annual Payroll '

2.7

2.7

Expected City Contribution
% of Total Annual Payroll '

3.6

3.0

1

Administrative Expenses (with interest)
% of Total Annual Payroll '

' Contributions developed as of 10/1/2016 are expressed as a percentage of total
annual payroll at 10/1/2016 of $2,900,833.

ACTUARIAL ASSUMPTIONS AND METHODS

Mortality Rates

Healthy Lives:

Female: RP2000 Generational, JOO¾ Annuitant White
Collar, Scale BB
Male: RP2000 Generational, 50% Annuitant White Collar/
50% Annuitant Blue Collar, Scale BB
Disabled Lives:

Female: I 00% RP2000 Disabled Female set forward two
years

Male: 100% RP2000 Disabled Male setback four years
The above assumption rates were mandated by Chapter
2015-157, Laws of Florida. This law mandates the use of
the assumption used in either of the two most recent
valuations of the Florida Retirement System (FRS). The
above rates are those outlined in Milliman's July I, 2016
FRS valuation report. We feel this assumption sufficiently
accommodates future mortality improvements.
(Previously RP 2000 Combined Healthy (sex distinct) with
80% White Collar and 20% Blue Collar mix and
incorporating generational mortality improvements using
Scale BB).
Termination Rates

See Table below. This assumption was covered in our
July 22, 2015 Experience Study and continues to be our
best estimate of future experience.
Years of
Service

% Terminating
During the Year

0-1
2-5
6-19
20+

25%
10%
7%
0%

Retirement Age

See Table below. This assumption was covered in our July 22, 2015
Experience Study and continues to be our best estimate of future
experience.

Age

% Retiring
During the Year

62
63-64
65
66 - 68
69+

50%
10%
50%
10%
100%

Early Retirement

None.

Interest Rate

7.25% per year, compounded annually, net of investment
related expenses. This assumption was developed based
upon our July 22, 2015 Experience Study of the Plan.

Salary Increases

See Table below. These rates were developed based
upon our July 22, 2015 Experience Study of the Plan.
Projected salary in the year of retirement is increased
individually according to accrued leave at transition
date.
Years of
Service
Salary Increase

0-'-4
5-14
15+

5.5%
4.5%
3.5%

Payroll Increase
(For UAL Amortization)

None (previously up to 3.0%).

Administrative Expenses

$61,139

Funding Method

Entry Age Normal Method

Actuarial Asset Method

Each year, the prio1:Actuarial Value of Assets is brought
forward utilizing the historical geometric 4-year average
Market Value return (net of fees). It is possible that over
time this technique wi 11 produce an insignificant bias
above or below Market Value.

SUMMARY OF PLAN PROVISIONS
(Through Ordinance No. 2013-06)

Eligibility

Regular, full-time general employees who are not sworn
police officers or certified firefighters enter on the ! st of the
month following date of employment (City Manager,
Department Directors and City Clerk can be excluded).
Total Compensation reportable on form W-2, including
lump sum distributions for annual leave and sick leave
accrued prior to Januaiy 2, 2012, plus all tax deferred, tax
sheltered, or tax exempt items of income. Overtime is

limited to 300 hours per year.
Average Compensation

5 best years out of the last 10.

Credited Service

Years and fractional parts of years of service with the City
as a General Employee.

Member Contributions

2. 7% of Salary (Pre-_Tax).

Normal Retirement
Date

The attainment of age 62 with 5 years of Credited Service.

Benefit

2.0% of Average Compensation times Credited Service.

Form of Benefit

Life Annuity (options available).

Early Retirement
Date

Attainment of age 55 with 5 years of Credited Service.

Benefit

Accrued Benefit on Early Retirement Date, actuarially
reduced for each year that Early Retirement precedes
Normal Retirement.

Form ofBenefjt

Life Annuity (options available).

Termination of Employment
Vesting Schedule

Years of Service
Less than 5
5 or more

Benefit

Vested%
0%
100

Vested Accrued benefit payable at 62 (unreduced) or Early
Retirement Date (reduced).

Pre-Retirement Death Benefit
Eligibility

5 Years of Credited Service.

Benefit

Accrued benefit payable for 10 years beginning at the
member's otherwise Early Retirement Date (reduced) or
Normal Retirement Dafe (unreduced).

Board of Trustees

4 Members of the Plan, 2 Council appointees, and the
administrative services director.

ORDINANCE NO. 2017-14
AN ORDINANCE OF THE CITY OF GULFPORT,
AMENDING CHAPTER 15, PENSIONS, ARTICLE VI,
RETIREMENT SYSTEM FOR CITY EMPLOYEES, OF THE
CODE OF ORDINANCES OF THE CITY OF GULFPORT
PERTAINING TO THE CITY OF GULFPORT GENERAL
EMPLOYEES’ PENSION PLAN; AMENDING SECTION 1596, BENEFIT AMOUNTS AND ELIGIBILITY; PROVIDING
FOR CODIFICATION; PROVIDING FOR SEVERABILITY
OF PROVISIONS; REPEALING ALL ORDINANCES IN
CONFLICT HEREWITH AND PROVIDING AN EFFECTIVE
DATE.
BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GULFPORT,
FLORIDA;
SECTION 1:

That Chapter 15, Pensions, Article VI, Retirement System for City

Employees, of the Code of Ordinances of the City of Gulfport, is hereby amended by amending
Section 15-96, Benefit amounts and eligibility, to read as follows:
Sec. 15-96. Benefit amounts and eligibility.
(a)

Normal retirement date. A member's normal retirement date shall be the first day of

the month coincident with or next following the earlier of the attainment of age sixty-two (62) and
the completion of five (5) years of credited service. A member may retire on his normal retirement
date or on the first day of any month thereafter, and each member shall become one hundred (100)
percent vested in his accrued benefit on the member's normal retirement date. Normal retirement
under the system is retirement from employment with the city on or after the normal retirement date.
(b)

Normal retirement benefit. A member retiring hereunder on or after his normal

retirement date shall receive a monthly benefit which shall commence on the first day of the month
coincident with or next following his retirement and be continued thereafter during member's
lifetime and ceasing upon death. The monthly retirement benefit shall be equal to two (2) percent of
average final compensation for each year of credited service.
(c)

Early retirement date. A member may retire on his early retirement date which shall

be the first day of any month coincident with or next following the attainment of age fifty-five (55)
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and the completion of five (5) years of credited service. Early retirement under the system is
retirement from employment with the city on or after the early retirement date and prior to the
normal retirement date.
(d)

Early retirement benefit. A member retiring hereunder on his early retirement date

may receive either a deferred or an immediate monthly retirement benefit payable in the same form
as for normal retirement as follows:
(1)

A deferred monthly retirement benefit which shall commence at age sixty-two (62)
and shall be continued on the first day of each month thereafter. The amount of each
such deferred monthly retirement benefit shall be determined in the same manner as
for retirement on his normal retirement date except that credited service and average
final compensation shall be determined as of his early retirement date; or

(2)

An immediate monthly retirement benefit which shall commence on his early
retirement date and shall be continued on the first day of each month thereafter. The
benefit payable shall be as determined in subparagraph (d)(1) above, and is
actuarially reduced from the amount to which he would have been entitled had he
retired at age sixty-two (62).

(e)

Review of Retiree Benefits.

The City Council shall, every three (3) years,

commencing October 1, 2009, review the status of all service retirees and beneficiaries who are
receiving payments from the System for the purpose of considering an ad hoc increase in benefits for
all such retirees. In determining the adjustment, if any, the City Council shall consider the actuarial
soundness of the System as set forth in the most recent actuarial valuation, the prevailing rate of
inflation as reflected in the Consumer Price Index, and the recommendations of the Board. For
purposes of its recommendation regarding the granting of ad hoc cost-of-living increases, and in
consideration of the position of the State Division of Retirement, the Board shall make a
recommendation for an increase only if the net actuarial gains experienced since the most recent
adjustment on June 1, 2006 are sufficient to fully purchase the value of the additional benefits. The
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calculation of net actuarial gains and losses shall be computed by the Board’s actuary using
generally accepted actuarial principles, and the cost method employed in the actuarial valuation of
the fund, and shall be in compliance with Section 112.61, Florida Statutes.
(f)

Cost-of-Living Adjustment. Effective on June 1, 2006, the monthly benefit being

received by all Retirees, joint pensioners or beneficiaries who were receiving a benefit on October 1,
2005 shall be increased by three percent (3%) for each full year that the Retiree has been retired as of
that date or for each full year that the Retiree would have been retired as of that date in the case of a
joint pensioner or beneficiary. This is a one-time increase in these benefits.
(g)

Cost-of-Living Adjustment. Notwithstanding the provisions of subsection (e) above,

effective on October 1, 2017, the monthly benefit being received by all Retirees, joint pensioners or
beneficiaries (including terminated vested persons ) who were receiving a benefit on October 1, 2016
shall be increased by three percent (3%). This is a one-time increase in these benefits.
(g)(h) Required distribution date. The member's benefit under this section must begin to be
distributed to the member no later than April 1 of the calendar year following the later of the
calendar year in which the member attains age seventy and one-half (70½) or the calendar year in
which the member terminates employment with the city.
SECTION 2: Specific authority is hereby granted to codify and incorporate this Ordinance
in the existing Code of Ordinances of the City of Gulfport.
SECTION 3: All Ordinances or parts of Ordinances in conflict herewith be and the same are
hereby repealed.
SECTION 4: If any section, subsection, sentence, clause, phrase of this ordinance, or the
particular application thereof shall be held invalid by any court, administrative agency, or other body
with appropriate jurisdiction, the remaining section, subsection, sentences, clauses, or phrases under
application shall not be affected thereby.
SECTION 5: That this Ordinance shall become effective upon its adoption.
______________________________________
MAYOR
Ord. 2017-14

FIRST READING

:

PUBLISHED

:

SECOND READING /
PUBLIC HEARING :

I, Lesley DeMuth, City Clerk of the City of Gulfport, Florida, do hereby certify that the
foregoing Ordinance was duty adopted in accordance with the provisions of law and the City
Charter, this _____ day of
, 2017.

CITY CLERK
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City of Gulfport

Redevelopment in the City of Gulfport
Waterfront Redevelopment Area/District

Waterfront
Redevelopment
District

Commercial
Mixed-use
Area

Beach Blvd from 28th
Avenue South to Shore Blvd.
Shore Blvd from 58th Street
South to 54th Street South.

Chronology of WRA Redevelopment
• 1993 – 3/19/1993 – WRA Redevelopment Plan adopted
• 1993 – 10/5/1993 – Zoning amendments enacting
Redevelopment Plan (Ord. 93-14)
• 2000 – 10/3/2000 – Building Heights added to zoning
code (Ord 2000-20)
• 2008 – Commercial design efforts fail
• 2009 – 8/4/2009 - WRA plan amended to add mixed
use incentives
• 2010 – 2/2/2010 – Zoning amendments implementing
mixed use incentives (Ord. 2010-02)

Redevelopment Plan Implementation-Design
POLICIES
• Choose design elements and
materials that reinforce human
scale and character of a small,
historic seaside community.
• Encourage high levels of activity and
pedestrian movement.
• Create architectural theme choosing
styles and elements that relate to
the natural setting…
• Develop design guidelines for
improvement of private properties.
• Emphasize natural shade,
preservation and use of indigenous
vegetation in landscape treatments.

SUCESSES
• COD residential guidelines
• Mixed Use zoning regulations
• Sidewalk improvements
• Vendor Pavers

• Special Events
• Shore Blvd Phases I and II

• Landscape and streetscape

Redevelopment Plan Implementation-Design
POLICIES

SUCESSES

• Insist on quality design and the
highest quality materials that
are appropriate and affordable.
• Develop uniform directional
signage and informational
signage for the district.
• Incorporate pedestrian lighting
and design solutions sensitive to
pedestrian security and
increased activity levels to
reverse the image of the area as
being unsafe for evening
activities.

• COD guidelines
• Mixed Use zoning regulations
• Beach Blvd. and entryway
directional signs
• Installation of decorative
lighting in WRA

Redevelopment Plan Implementation-Land Use
POLICIES
• Re-orient the community to the
Waterfront by developing the Casino.
as the centerpiece of the area.
• Mix uses whenever possible. The
important uses include recreation,
retail, institutional, service, office and
residential uses.
• Encourage, retail and restaurant uses
on properties that front on Shore
Boulevard and the south end of Beach
Boulevard. Office uses should be
discouraged from locating or
relocating in the active commercial
area.
• Reserve portions of district
transitional area for garden office or
specialty commercial uses for the
establishment of small businesses-perhaps arts and crafts-type shops or
bed and breakfast.

SUCESSES

• Casino improvements
• Casino historic
designation

• Mixed use zoning
regulations
• Zoning Code

Redevelopment Plan Implementation-Land Use
POLICIES
• Preserve the residential
neighborhoods that are so
important to the vitality of the
waterfront area. The residential
character of the waterfront area and
its human scale define the charm
and unique personality of Gulfport.
The "walk to" waterfront amenities
are an asset to residents, and the
business district in turn benefits
from this customer base.
• Promote mixed use, exterior
oriented activities in areas where
retail is allowed.
• Create opportunity for promotional
activities, such as special events,
open air markets, etc.

SUCESSES

• COD guidelines
• Mixed Use zoning regulations.
• Special events

Redevelopment Plan Implementation-Traffic
POLICIES

SUCCESSES

• Provide additional user
information about parking,
through permanent signs,
contingency signing and offsite information.
• Improve quality of pedestrian
travel in parking areas.
• Manage parking to give
highest priority to the short
term shopping trip user.
• Add a public parking lot to
increase the overall number of
spaces.

• Directional signage on Beach
• Directional entryway signage
to WRA
• Shore Blvd phases I and II

Redevelopment Plan Implementation-Traffic
POLICIES

SUCCESSES

• Retain on-street parking.
• Reinforce Shore and Beach
Boulevards as primary
pedestrian routes.
• Provide a safe, attractive,
pedestrian-oriented
environment.
• Develop a circulation plan that
addresses access and parking
issues to benefit businesses
and recreational facility users.

• Shore Blvd. phases I and II
• Directional signage on Beach
and entryway to WRA
• Blvd and to additional parking
areas

Redevelopment Plan Implementation-Public Services
POLICIES

SUCCESSES

• Repair or rebuild deteriorated
sidewalks and roadways.
• Replace old and/or
inadequately sized water and
wastewater transmission lines
whenever a street is reworked,
if feasible.
• Locate all utility wires
underground if feasible.

• Shore Blvd. Phases I and II

Character

The waterfront’s character has
been created by a 100 years of
property owners doing
whatever they wanted.

Which one is out of
scale?

Which one is out of
character?

Mass and Bulk Comparisons
50 feet
45 feet
35 feet
50 feet

30 feet

45 feet
30 feet
13 feet

Max height

35 feet
(FIRM AE-13)

Two-story
30+ feet

13 feet

13 feet

Human Scale

These diagrams help illustrate the concept of human or pedestrian scale. The
diagram to the left shows no human scale in relation to the building. The
diagram to the right shows human scale features such as columns, awnings,
and entryways that bring the same building into relationship with pedestrians.

FEMA effects height and character
• Pedestrian scale can
be maintained with
architectural features
• Parking under
structure does not
encourage pedestrian
flow or usage.
• A Zone structure can
floodproof
• V Zone structure
must elevate
▫ Can still maintain
pedestrian friendly
spaces under
elevated structures.

Mixed Use Zoning Regulations
• Conditional use process gives control over scale
• Zoning allows for flexibility for property owner
and City
• Allows control over character
• Requires compatibility with
Surrounding development

Is the Waterfront Area redeveloping as
envisioned in the redevelopment Plan?
• If yes, then what is not happening that you want
to happen?
• If no, then what do you want to happen?

THE END
Redevelopment in the City of Gulfport Waterfront Redevelopment
Area/District

CITY OF

·GULFPORT
-l'

'

',,

\'•

.

~.'\

~,,,/·

.

WATERFRONT AREA
REDEVELOPMENT PLAN

GLATTING LOPEZ KERCHER ANGLIN, INC.
. REALESTA'I'E RESEARCH CONSULTANTS, INC.
Approved 3-18-9 3
Amended 10-17-00 '

Gulfport Waierfront Area Redevelopment Plan
Redevel'opment Guidelines
Understanding the particular assets and liabilities
of the Waterfront District enabled the Project
Team to propose the following general goals and
guidelines for revitalization of the area. These
will continue to serve as guiding principles as
detailed design of the various projects, outlined in
the Redevelopment Plan, is completed.

Land Use

!Ill Re-orient the community to the Waterfront by
developing the Casino· as the centerpiece of the
area.

11.

Mix uses whenever possible. The important
uses include recreation, retail, institutional,
service, office and residential uses.

Ji

Design
ll!i Choose design elements and materia1s that
reinforce and compliment the human scale and
c)1aracter of small, historic seaside community.

a

i!ll Design J:itcilities to encourage high levels of

activity and pedestrian movement.

_JI

Create an ar~hitectural the~e for the district .
by choosing architectural styles and elements that
relate to the natural setting, similar to t_rarlitional
architecture of Cedar Key or Key West. ·

·Ji

Develop design guidelines for improvement of
private properties within the district and prov.ide
technical assistance needed.

II Emphasize natural shade, preservation and use
of indigenous-vegetation in landscape treatments ..

Encourage, retail and restaurant ru;es on
properties that front on Shore Boulevard and the
south end of Beach Boulevard. Office uses
should be discouraged from locating or relocating
in the active commercial area.

I

Res;rve portions of distri~t (large, older
ho~es) as transitional area for garden office or
1>pecialty commercial. uses for the.establishment of
small businesses--perhaps arts and crafts-type
shops or bed and breakfast establishments.

a

lli

.Preserve the residential neighborhoods that
are so important to the vitality of the waterfront
area. The residential character eif the waterfront·
area and its h=an scale define the chann and
unique personality of Gulfport, The "walk to"
· waterfront apienities are an asset to r;esidents, and
the business district in f:ur:1;l benefits from this
customer base.

Ii! .Promote mixed use, exterior oriented activiii Insist on quality design and the highest quality

ties in areas where retail is allowed.

materials that are appropriate and affordable.

A Create opportunity for promotional activities,
Ill Develop uniform directional signage and
informational signage for the district.

ii Incorporate pedestrian llghting and design
solutions sensitive to pedestrian security and
increased activity levels to reverse the image of
the area as being unsafe for evening activities.

such as special events, open air markets, etc.

Gulfport Waterfront Area Redevelopment Plan
Traffic Circulation and Parking

Provide additional user information about
parking, through permanent signs, contingency
signing and off-site information.
1111!

Iii Improve quality of pedestrian travel in parking ,areas.

Public
Parking

Ill Manage parking to give highest priority to the
short term shopping trip user.

l!I Add a public parking lot to increase the overall number of spaces.

ii Retain on-street parking.

Wntcrrront Rcdcvclopmcnl

I! Reinforce Shore and Beach Boulevards as
primary pedestrian routes.
Ill! Provide a safe, attractive, pedestrian-oriented
environment.

a

Ill D·evelop circulation plan that addresses
access and parking issues to benefit businesses
and recreational facility users.

Public Services
· Ill Repair or rebuild deteriorated sidewalks and
roadways.

ii· Replace cild and/or inadequately sized water
·and wastewater transmission lines whenever a
street is reworked, if feasible.
II Locate ·all utility wires underground if feasible.

•

City of Gulfport

I

Arca

Sec. 22-5.08. - WRD (waterfront redevelopment district) zoning district.
(a) Purpose. The purpose of the WRD (waterfront redevelopment district) zoning district is to establish
development standards which will enhance redevelopment opportunities within the district and
implement the City of Gulfport's adopted community redevelopment plan. The WRD zoning district is
designed to be consistent with the community redevelopment district (CRD) land use category of the
Gulfport Comprehensive Plan. The district is intended to encourage and promote the revitalization of
the waterfront area and to maintain the unique characteristics of the area. This is to be achieved by
allowing a wide variety of mixed uses, preserving existing residential neighborhoods and establishing
development regulations which will promote reinvestment in the district.
(b) Permitted principle uses and structures. Uses and structures permitted within the WRD zoning
district and associated density (units per acre), intensity (floor area ratio, impervious surface ratio),
and building height standards shall be consistent with the redevelopment area land use plan and
maps contained in the City of Gulfport Waterfront Redevelopment Plan. The following shall be
permitted uses and development standards applicable to each of the following areas of the WRD
zoning district, as designated in the land use plan and maps of the waterfront redevelopment plan:
(1) Commercial limited (CL) area.
a.

Permitted uses.
1.

Retail sales;

2.

Financial institution, including drive-in facilities;

3.

Transient accommodations;

4.

Personal or business services;

5.

Restaurant, without any drive-through facilities;

6.

Office, business or professional;

7.

Clinic;

8.

Commercial entertainment or recreation;

9.

Repair services;

10. Multiple-family dwelling;
11. Galleries, art studio, theater;
12. Package store; accessory to retail sales only.
13. Universities, colleges, academies and similar post-secondary educational facilities,
including ancillary dormitories, student activity centers or lounges, and other such
facilities integral to the use.
14. Church.
b.

Dimension regulations.
1.

Minimum lot area.
(a) Multiple-family dwelling lots shall have thirteen thousand one hundred (13,100)
square feet, with an additional four thousand three hundred fifty (4,350) square
feet for each dwelling unit in excess of three (3), and a minimum lot width of
seventy (70) feet;
(b) No specific requirements have been established for all other uses.

2.

Minimum yard requirements.
(a) The front yard shall have a minimum depth of twenty-five (25) feet.

(b) Each side yard shall have a minimum depth of six (6) feet, provided that no side
yard shall be required where a fire wall meeting all code requirements is
provided.
(c) For all uses, where an alley exists as a means of access to the rear of the
property, no rear yard shall be required, and where no alley exists, a rear yard
having a minimum depth of eight (8) feet shall be required.
c.

Maximum building height. The maximum building height shall be forty-five (45) feet.

(2) Mixed use limited (MUL) area.
a.

b.

Permitted uses.
1.

Single-family dwelling;

2.

Duplex dwelling;

3.

Artist studio, accessory to residential use only and subject to restrictions provided
herein;

4.

Professional office, accessory to residential use only and subject to restrictions
provided herein.

Dimensional regulations.
1.

Minimum lot area.
(a) Single-family dwelling lots shall have five thousand (5,000) square feet, with a
minimum lot width of fifty (50) feet;
(b) Duplex dwelling lots shall have eight thousand seven hundred (8,700) square
feet, with a minimum lot width of fifty (50) feet.

2.

Minimum yard requirements.
(a) The front yard shall have a minimum depth of twenty-five (25) feet;
(b) Each side yard shall have a minimum depth of six (6) feet;
(c) The rear yard shall have a minimum depth of twenty-five (25) feet.

c.

Maximum building height. The maximum building height shall be thirty (30) feet. No
building shall have more than two (2) stories of living area.

(3) Mixed use (MU) area.
a.

Permitted uses.
1.

Retail sales;

2.

Transient accommodations;

3.

Personal or business services;

4.

Restaurants, without any drive-through facilities;

5.

Office, business or professional, including public safety sub-station;

6.

Single-family or duplex dwelling;

7.

Multiple-family;

8.

Commercial entertainment or recreation;

9.

Gallery; art studio;

10. Postal facility, accessory to retail sales use only;
11. Club or lodge;

b.

Conditional uses. The following uses shall be permitted only upon review and approval of
the city council and with the following conditions:
1.

Package store.
(a) All package stores shall be subject to regulations found in Chapter 4 of the Code
of Ordinances and supplemental regulations found in Article VI of this chapter;
and
(b) All package stores shall be incidental to a permitted restaurant use. For purposes
of this paragraph the sale of alcoholic beverages for consumption on or off
premises shall not exceed fifty (50) percent or more of the gross revenue. At the
request of the city, the records of the business shall be made available for
examination to determine whether the sale, dispensing or consumption of
alcoholic beverages is incidental to the principal use; and,
(c) The conditional use shall run with the city approved original applicant for
conditional use approval and shall not be transferable.

c.

Dimensional regulations.
1.

Minimum lot area.
(a) Single-family dwelling lots shall have a minimum of five thousand (5,000) square
feet, with a minimum lot width of fifty (50) feet;
(b) Duplex dwelling lots shall have a minimum of eight thousand seven hundred
(8,700) square feet, with a minimum lot width of fifty (50) feet;
(c) Multiple-family dwelling lots shall have a minimum of thirteen thousand one
hundred (13,100) square feet, with an additional four thousand three hundred fifty
(4,350) square feet for each dwelling unit in excess of three (3), and a minimum
lot width of seventy (70) feet;
(d) No specific requirements have been established for all other uses provided that
all applicable site development requirements are met.

2.

Minimum yard requirements.
(a) The front yard shall have a minimum depth of twenty-five (25) feet for residential
use. There shall be no minimum requirements for other uses, including the
combination of residential and commercial in one (1) structure.
(b) Each side yard shall have a minimum depth of six (6) feet, provided that no side
yard shall be required where a fire wall meeting all code requirements is
provided.
(c) For all uses, where an alley exists as a means of access to the rear of the
property, no rear yard shall be required, and where no alley exists, a rear yard
having a minimum depth of eight (8) feet shall be required.

d.

Maximum building height. The maximum building height for single-family or duplex
dwellings shall be thirty (30) feet and no building shall have more than two (2) stories of
living area. All other uses shall have a maximum building height of forty-five (45) feet.

e.

Special criteria for mixed use developments.
1.

Mixed residential/commercial use development may be exempt from the proportionate
share calculations in relation to the area of the parcel and may use any combination of
allowable density for residential uses and FAR for nonresidential uses for mixed use
development upon conditional site plan approval. They may also be granted a fifty
(50) percent increase in allowable density in the mixed use (MU) category upon
conditional site plan approval. Procedures and requirements for site plan review and
approval shall be as set forth in article VII of this chapter. In order to qualify for the

removal of the proportionate share requirement and to qualify for a density increase
the following criteria must be met:
a.

The design meets architectural guidelines;

b.

The development is consistent with the massing, scale and architectural style of
the surrounding development:

c.

The proposal meets the purpose of the waterfront area land use plan, and meets
the purpose as stated in appendix G of the waterfront area redevelopment plan;

d.

For density increases, the site cannot be located within the coastal high hazard
area (CHHA).

2.

Notwithstanding location in the CHHA, existing, legally permitted development with a
density greater than ten (10) dwelling units per acre may retain that existing density as
part of a mixed use project as provided in this chapter.

3.

Mixed use development shall have office and/or retail uses on the first floor and
residential uses shall be allowed on the upper floors only.

4.

Transient accommodations shall not be included as part of a mixed use development.

5.

The maximum total FAR cannot exceed 0.90. Mixed residential/nonresidential
development must use at least sixty (60) percent of the provided floor area for
nonresidential uses. The remainder of the floor area may be used for residential uses
up to fifteen (15) dwelling units per acre (includes a fifty (50) percent increase, if
applicable).
For example, a mixed use development on a one-acre parcel could, through
conditional use approval, build 39,204 sq. ft. of floor area at a 0.90 FAR. A minimum
of 23,522 sq. ft. of that floor area must be dedicated towards nonresidential uses. The
remaining floor area may be used for up to fifteen (15) dwelling units per acre (if
applicable).

(4) Resort facilities (RF) area.
a.

b.

Permitted uses.
1.

Single-family and duplex dwelling;

2.

Townhouse dwelling;

3.

Multiple-family dwelling;

4.

Transient accommodations;

5.

Restaurants, without any drive-through facilities;

6.

Tavern, accessory to transient accommodation use only;

7.

Municipal facilities.

8.

Private parking lot.

Dimensional regulations.
1.

Minimum lot area.
(a) Single-family and duplex dwelling lots shall have a minimum of eight thousand
seven hundred (8,700) square feet, with a minimum lot width of fifty (50) feet;
(b) Townhouse dwelling complex lots shall have a minimum gross lot area of one
and one-half (1.5) acres, and gross lot width of one hundred seventy-five (175)
feet;

(c) Multiple-family dwelling lots shall have a minimum of thirteen thousand one
hundred (13,100) square feet, with an additional four thousand three hundred fifty
(4,350) square feet for each dwelling unit in excess of three (3), and minimum lot
width of seventy (70) feet;
(d) All other uses. There shall be no specific requirements for all other uses.
2.

Minimum yard requirements.
(a) The front yard shall have a minimum depth of twenty-five (25) feet;
(b) Each side yard shall have a minimum depth of six (6) feet;
(c) The rear yard shall have a minimum depth of twenty-five (25) feet.

c.

Maximum building height. The maximum building height for single-family or duplex
dwellings shall be thirty (30) feet and no building shall have more than two (2) stories of
living area. All other uses shall have a maximum building height of forty-five (45) feet.

(5) Residential low medium (RLM) area.
a.

Permitted uses.
1.

Single-family and duplex dwelling;

2.

Townhouse dwelling;

3.

Multiple-family dwelling;

4.

Public park or playground, or other public recreation or cultural facility;

5.

Private or nonprofit civic or community organization;

6.

Club or lodge;

7.

Assisted living facility (ALF), provided that the entire facility shall be outside the onehundred-year floodplain area.

8.

Day care center;

9.

Off-street parking lots as provided in Article VI of this chapter.

10. Universities, colleges, academies and similar post-secondary educational facilities,
including ancillary dormitories, student activity centers or lounges, and other such
facilities integral to the use.
11. Church.
b.

Dimensional regulations.
1.

Minimum lot area.
(a) Single-family dwelling lots shall have a minimum of five thousand (5,000) square
feet, with a minimum lot width of fifty (50) feet;
(b) Duplex dwelling lots shall have a minimum of eight thousand seven hundred
(8,700) square feet, with a minimum lot width of fifty (50) feet;
(c) Townhouse dwelling lots shall have a minimum gross lot area of one and onehalf (1.5) acres and gross lot width of one hundred seventy-five (175) feet;
(d) Multiple-family dwelling lots shall have a minimum of thirteen thousand one
hundred (13,100) square feet, with an additional four thousand three hundred fifty
(4,350) square feet for each dwelling in excess of three (3), and a minimum lot
width of seventy (70) feet;
(e) No specific requirements for all other uses have been established.

2.

Minimum yard requirements.

(a) The front yard shall have a minimum depth of twenty-five (25) feet;
(b) Each side yard shall have a minimum depth of six (6) feet;
(c) The rear yard shall have a minimum depth of twenty-five (25) feet for residential
uses. For all other uses, where an alley exists as a means of access to the rear
of the property, no rear yard shall be required, and where no alley exists, a rear
yard having a minimum depth of eight (8) feet shall be required.
c.

Maximum building height. The maximum building height for single-family or duplex
dwellings shall be thirty (30) feet and no building shall have more than two (2) stories of
living area. All other uses shall have a maximum building height of forty-five (45) feet.

(6) Recreation/open space (R/OS) area.
a.

Permitted uses.
1.

Public recreation grounds or parks;

2.

Public beaches;

3.

Special events or other uses found by the community redevelopment agency to be
compatible with the purpose of the redevelopment district and existing or permitted
uses of adjacent properties.

b.

Dimensional regulations. No specific dimensional regulation requirements have been
established for this area.

c.

Maximum building height. The maximum building height shall be forty-five (45) feet.

(7) Public facilities (PF) area.
a.

Permitted uses.
1.

Any public use of property owned and operated by the City of Gulfport;

2.

Any use of property leased from the City of Gulfport, which use has been found by the
city council to be compatible with the existing or permitted use(s) of adjacent
properties;

3.

Special events or other uses found by the community redevelopment agency to be
compatible with the purpose of the redevelopment district and existing or permitted
uses of adjacent properties.

b.

Dimensional regulations. No specific dimensional regulation requirements have been
established for this area.

c.

Maximum building height. The maximum building height shall be forty-five (45) feet.

(8) Waterfront redevelopment overlay district (WROD) area.
a.

Purpose. The waterfront redevelopment overlay district (WROD) is primarily intended to
allow for the conversion of residential structures to commercial and mixed use which meet
the requirements herein. These conversions must retain a single-family residential
appearance and be in character with the existing neighborhood.
New, non-residential construction within the overlay district must meet all the provisions
contained herein. Any construction, remodeling or new development for commercial or
mixed uses shall be single-family residential in character and shall conform to the
conservation overlay district design guidelines for single-family residential development.
Permitted and conditional uses within the WROD will be low traffic generators.
Delivery/pick-up of goods by trucks with more than four (4) axles or greater than twentyfour (24) feet in length shall be limited to once per week in order to minimize truck traffic in
the area. No pick-up or delivery of goods shall occur on the weekends. No more than two
(2) pick-ups or deliveries of goods shall occur on weekdays other than those made by the

business itself (i.e. delivery of flowers to a customer). Daily delivery of mail via a U.S.
postal carrier, consistent with that received by single-family residential uses, is excluded
from thresholds set forth herein.
b.

Applicability. The WROD augments, but does not otherwise replace the existing zoning
district. The site development parameters provided herein supersede any other
requirements contained elsewhere in this land development code. Where this section is
silent regarding any such development parameters the user shall default back to the
underlying zoning district. All parcels outside the area provided in this section are not
affected by the contents herein.

c.

Boundary The WROD is applied in an area designated residential low medium (RLM) that
is shown in the map below and is generally located parallel to Beach Boulevard from Shore
Boulevard to 28th Avenue South, one-half block east of 56th Street South and one-half
block west of 54th Street south. It includes the RLM area that runs parallel to the MU area
along Beach Boulevard.

d.

Conditional uses. The uses listed below would be in addition to what is already permitted in
the RLM district. These uses are conditional uses subject to site plan approval by the
planning and zoning board and the community redevelopment agency. Procedures and
requirements for site plan review and approval shall be as set forth in article VII of this
chapter.
1.

Personal or business services other than medical (e.g. law, accountant,
architectural/planning/engineering brokerage services and similar uses which meet
the purpose of the WROD.

2.

Post office, accessory to retail sales only.

3.

Florist.

4.

Beauty/barber shop.

5.

Locksmith.

6.

Watch, clock, jewelry (sales and service).

7.

Photography studio.

8.

Tailor/seamstress.

9.

Art gallery/studio.

10. Antique shops (indoor sales).
11. Educational material sales (books, art supplies, music supplies, and similar
educational materials).
12. Bed and breakfast subject to the provisions of section 22-5.08(h) in the waterfront
redevelopment zoning district.
13. Additionally, other low traffic uses in the district will be allowed similar in character to
the uses described above. Uses not listed above will be reviewed for approval for
consistency with the "purpose" of the WROD during site plan review and also by the
planning and zoning board and city council/community redevelopment agency.
e.

Prohibited uses. The uses listed below are prohibited from locating in the WROD.
1.

Restaurants.

2.

Bars, pubs and other businesses reliant on the sale of alcoholic beverages.

3.

Raves, dance clubs and other like assembly uses.

4.

Tattoo/body piercing establishments.

5.

Lingerie shops in conjunction with modeling services.

6.

Medical offices.

7.

Medical clinics.

8.

Dental services.

9.

Gun shops.

10. Pawn shops.
11. Other uses determined by staff to not be consistent with the purpose of the WROD, to
not be compatible with the residential area, or which generate excessive traffic in the
neighborhood.
f.

Parking. Off-street - A maximum of four (4) parking spaces shall be allowed on site.
Parking shall be in the rear of the building whenever feasible. Alley access shall be utilized
if available to the site. On-site parking shall be a pervious material such as mulch, shell or
turf-block or a combination thereof with the exception of any handicap parking space. An
existing driveway may be used for parking provided that no more than twenty (20) percent
new, impervious material (of the existing driveway) is constructed with the exception of
handicap parking and access thereto.

g.

Signs. All signs for conditional uses within the waterfront redevelopment overlay district
shall be regulated as set forth in this section. All other signs shall be as set forth in article
XVII of this chapter.
1.

Wall signs are permitted in the WROD. Signs are limited as defined herein.
a.

Only one wall sign will be permitted, per business, on each lot used for
commercial purposes in the RLM area of the waterfront redevelopment district
described above and pursuant to the following criteria:
i.

The sign shall be limited to six (6) square feet in area;

ii.

The sign shall be located on private property;

iii.

The sign application shall include a graphic representation of the proposed
sign, including all copy to be located thereon;

iv.

The sign shall be harmonious with the surrounding properties and maintain
the integrity of the neighborhood. This shall apply to any lighted signs as
well in order to ensure that the residential character of the street is

maintained. Illuminated signs shall only he utilized during business hours of
operation.
v.

The sign shall not be in violation of the provisions of article XVII of this
Chapter, pertaining to signs.

h.

Dimensional regulations. Same as RLM provisions in the waterfront redevelopment
district (WRD) zoning district as they apply to single-family residential development.

i.

Height. Same as RLM provisions in the WRD zoning district as they apply to singlefamily residential development.

j.

Appearance.
1.

Mixed use or commercial conversions must retain a single-family residential
appearance and be in character with the existing neighborhood. They shall relate
to human scale.

2.

They must meet the conservation overlay district residential design guidelines for
single-family residential development. This shall include the remodeling of
facades.

3.

Any construction or remodeling shall preserve the existing single-family
residential character of the area.

4.

There shall be no outdoor storage of equipment, supplies, or vehicles other than
those normally associated with single family uses.

5.

Showcase windows are permitted as long as the structure remains residential in
appearance. Showcase windows are limited to twenty-five (25) percent of the
total facade area facing the street and will be subject to approval during the
development review process. If showcase window(s) are utilized, a clear line of
sight from the street shall also be provided.

(c) Buffering requirements. Where the rear or side property line of a lot developed or proposed to be
developed for a nonresidential use adjoins any residential zoning district, the mixed use limited area
(MUL) or low medium residential area (RLM) of the WRD zoning district, or a public street adjoining
any residential zoning district, or any of the foregoing areas of the WRD zoning district, suitable
buffering shall be provided when and as required by the community redevelopment agency.
(d) Public hearings. Whenever a public hearing is required by the provisions of this section the same
shall be conducted by the community redevelopment agency as set forth herein and notice of said
hearing shall be provided in accordance with this chapter.
(e) Site plan and conditional use review. Within the waterfront redevelopment district, any change in lot,
building or structure shall be subject to site plan review and . Procedures and requirements for site
plan review and approval shall be as set forth in article VII of this chapter. No site plan approval shall
be required where the use of the subject property is single-family or duplex dwelling, both prior to
and after any requested change in lot or structure. Conditional use review shall be conducted by the
planning and zoning board and the community redevelopment agency by public hearing as provided
herein, and shall also be subject to the review and approval requirements provided in article VIII and
all other applicable provisions of this chapter.
(f)

Off-street parking and service requirements. The off-street parking provisions of article VI of this
chapter shall apply in the waterfront redevelopment district, with the following exemptions:
(1) Within existing buildings. Any change of use within an existing building located in the WRD
zoning district, built or permitted prior to May 1, 2006 is not required to provide additional offstreet parking to accommodate the change in use.
(2) New buildings or additions. Off-street parking requirements for retail commercial and office uses
permitted within the following areas may be reduced by the following percentages:
a.

Commercial limited area: Thirty (30) percent.

b.

Mixed use area: Thirty (30) percent.

c.

Resort facility area: Twenty (20) percent.

(g) Outdoor sales or displays. There shall be no outdoor sales or displays, or outdoor commercial
recreation/entertainment in the waterfront redevelopment district, unless a special permit for the
same has been approved as provided in article VI of this chapter.
(h) Special criteria for bed and breakfast. The following criteria shall apply to all bed and breakfast
establishments within the waterfront redevelopment district:
(1) Guest rooms may share toilet and bathing facilities, however, in no instance shall the owner and
guests have shared bathrooms.
(2) The maximum number of rooms for guests shall be as follows:

Building Size
(Gross Floor Area)

Maximum
Guest Rooms
Less than 1,200 square feet

1

1,200—1,800 square feet

2

1,801—2,400 square feet

3

2,401—3,000 square feet

4

3,001—3,600 square feet

5

Over 3,600 square feet

6

(3) Rentals shall be on a daily basis, only. The maximum stay for an individual guest shall be thirty
(30) days in a twelve-month period.
(4) Changes to the gross floor area shall not be allowed unless it can be demonstrated that the
change is only necessary to add a bathroom and will not alter the residential character of the
building.
(5) In addition to the parking required for the residence, one (1) parking space shall be provided for
each guest room. The community redevelopment agency may vary the parking requirement
based on site constraints including, but not limited to, small yards, inadequate space for
parking, and the availability of on-street parking.
(i)

Special criteria for accessory artist studios and professional office in the mixed use limited area. The
following special criteria shall apply to any accessory artist studio or professional office within the
mixed use limited area of this zoning district:
(1) No more than thirty (30) percent of the gross floor area of any dwelling shall be used for an
accessory artist studio or professional office. Such occupation shall be conducted wholly within
the dwelling or accessory structure;

(2) No display of goods, or outside storage of equipment or materials used in the occupation shall
be permitted;
(3) No person shall be employed on the premises other than members of the family residing
thereon.
(4) The following occupations shall be permitted:
a.

Certified public accountant;

b.

Appraiser;

c.

Attorney;

d.

Architect;

e.

Broker, real estate, stock, securities and insurance;

f.

Draftsman;

g.

Engineer;

h.

Interior designer;

i.

Investment counselor.

(5) Traffic generated by the occupation shall not exceed the metropolitan planning organization
traffic generation standard for single-family dwelling use by more than twenty (20) percent.
(j)

Signs. All signs within the waterfront redevelopment district shall be regulated as set forth in Article
XVII of this chapter and in accordance with the following:
(1) The redevelopment district entry sign shall be exempt from regulations set forth in Article XVII of
this chapter;
(2) The limitations provided in the following table shall supersede any restrictions provided in Article
XVII of this chapter to the contrary, as to the height, area or projection of signs within the
waterfront redevelopment district:

Freestanding
Wall
Projecting
Sign
Sign
Sign
Maximum Maximum Maximum
Area
Area
Area
(sq. ft.)
(sq. ft.)
(sq. ft.)

Land Use Area

Freestanding
Sign
Maximum
Height (ft.)

Commercial limited (CL)

15

96

100

10

Mixed use (MU)

Not
permitted

Not
permitted

24

8

Mixed use limited (MUL)

Not
permitted

Not
permitted

6

6

Resort facilities (RF)*

10

48

48

8

Public facilities (PF)

Not

Not

100

8

permitted

permitted

Residential low med (RLM)

Not
permitted

Not
permitted

Waterfront redevelopment overlay district
(WROD)**

Not
permitted

Not
permitted

6

6

6

Not
Permitted

* The type of freestanding sign permitted in this area is limited to a ground sign as defined
herein.
** WROD signage is regulated in section 22-5.08(b)(8)g. of this chapter.
(3) Notwithstanding the limitations on freestanding signs provided herein, the community
redevelopment agency may authorize one (1) freestanding sign, per business, on each lot used
for commercial purposes in the mixed use (MU) area of the waterfront redevelopment district
(WRD), for any business that does not have its primary business building entrance door within
seventy-five (75) feet of that lot's front yard property line, as measured along any point on said
property to the primary business building entrance door of the business, pursuant to the
following criteria:
a.

The sign shall be limited to six (6) square feet in area and six (6) feet in height;

b.

The sign shall be located on private property;

c.

The sign application shall include a graphic representation of the proposed sign, including
all copy to be located thereon;

d.

The sign shall be a removable sign with a fixed permanent mounting at grade;

e.

The sign shall only be displayed between the hours of 8:00 a.m. and 12:00 a.m.;

f.

The sign shall be harmonious with the surrounding properties and maintain the integrity of
the neighborhood;

g.

The sign shall not be in violation of the provisions of article XVII of this Code, pertaining to
signs;

h.

The lot on which such sign shall be erected shall abut either Beach Boulevard or Shore
Boulevard; and

i.

No alternative sign will adequately provide the subject business with exposure to
pedestrian and automobile traffic on either Beach Boulevard or Shore Boulevard.

(4) Waterfront redevelopment overlay district (WROD) signage is regulated in section 225.08(b)(8)g. of this chapter.
(k) Nonconformities. Notwithstanding other provisions of this Code to the contrary, the community
redevelopment agency may authorize additions, alterations, or other improvements to
nonconforming uses or structures, based on a finding that any such improvements are compatible
with surrounding uses and development trends.

(Ord. No. 93-14, § 5, 10-5-93; Ord. No. 94-1, § 1, 9-1-94; Ord. No. 95-14, §§ 0, 1, 1-2-96; Ord.
No. 96-4, § 1, 3-5-96; Ord. No. 96-18, § 3, 10-1-96; Ord. No. 97-1, § 2, 1-21-97; Ord. No. 98-12,

§§ 1, 2, 8-4-98; Ord. No. 99-11, § 1, 8-3-99; Ord. No. 2000-9, §§ 1, 2, 7-18-00; Ord. No. 200020, §§ 12—18, 10-3-00; Ord. No. 2002-15, § 1, 10-1-02; Ord. No. 2003-07, § 1, 4-1-03; Ord.
No. 2003-08, § 1, 4-1-03; Ord. No. 2006-15, § 1, 7-18-06; Ord. No. 2007-03, § 11, 4-3-07; Ord.
No. 2008-02, §§ 1—3, 3-18-08; Ord. No. 2010-02, §§ 2—4, 2-2-10; Ord. No. 2012-06, § 5, 3-612; Ord. No. 2012-23, § 1, 1-3-13; Ord. No. 2013-17, § 1, 11-19-14)

ARTICLE VII. - SITE PLAN REVIEW REQUIREMENTS AND PROCEDURES
Sec. 22-7.01. - Site plan review committee established.
The site plan review committee is hereby established for the purpose of conducting detailed review
of all land use proposals required to have specific site plan approval by this chapter. The committee shall
consist of the community development director, building official, the public works director, the fire chief,
and the police chief, or their designees, and other members as appointed by the city manager.

(Ord. No. 85-8, § 2, 5-21-85; Ord. No. 2002-21, § 1, 12-17-02; Ord. No. 2012-06, § 10, 3-6-12)
Sec. 22-7.02. - General rules of procedure.
The following general rules of procedure shall govern the site plan review committee:
(1) The committee shall hold a regular meeting at least once in each calendar month and at such
other times as the committee may determine, provided that no regular meeting shall be required
when the committee has no site plan proposal(s) to review.
(2) Following its review of each site plan proposal, the committee shall submit its comments and
recommendations to the city manager for approval.
(3) A record of all findings and recommendations of the committee, together with the applicable site
plan document(s), shall be maintained within the office of the community development
department.
(4) The site plan review committee agenda shall be distributed to the members at least seven (7)
calendar days prior to the scheduled meeting.
(5) The meeting shall be open to the public. Attendance of the applicant is not required.
(6) The community development department shall be responsible for the following:
a.

Agenda preparation and distribution;

b.

Chairing the meeting;

c.

Recording minutes;

d.

Notification to applicants of the scheduled date, time and place for consideration of the
applications.

e.

Written notification to applicants of the outcome of the committee review.

(Ord. No. 85-8, § 2, 5-21-85; Ord. No. 2002-21, § 1, 12-17-02; Ord. No. 2012-06, § 10, 3-6-12)
Sec. 22-7.03. - Requirements for site plan submission.
An applicant seeking site plan approval shall pay a nonrefundable fee of as set forth in chapter 25 of
the Code of Ordinances to defray the processing and review costs and shall submit the following items to
the office of the community development department prior to the meeting of the site plan review
committee at which the site plan proposal is to be reviewed.
(1) General project data.
a.

Identification of the owner of record, the applicant (if other than the owner), the applicant's
representative (if any), and the nature of applicant's interest in the proposed development.

b.

Statement describing in detail the character and intended use of the development.

c.

General location map, showing relationship of the site to major streets, schools, churches,
existing utilities, shopping areas, important physical features on and adjoining said site,
and the like.

d.

If common facilities (such as recreation areas or structure, private streets, common open
space, etc.) are to be provided as part of the development, a statement as to how such
common facilities are to be provided and permanently maintained. Said statement may
take the form of proposed deed restrictions, deeds of trust, homeowners' associations,
surety arrangements, or other legal instruments providing adequate guarantee to the city
that such common facilities will not become a future liability of the city.

e.

Storm drainage and sanitary sewerage plans.

f.

Architectural concepts for buildings in the development; exact number of dwelling units,
sizes and types, together with floor plans of each type.

g.

Plans and designs for signs, if any.

h.

Landscape plan, including types, sizes, and locations of all plants and landscape materials,
and showing provisions for irrigation and maintenance.

i.

Plans for recreation facilities, if any, including buildings for such use.

j.

Proposed time schedule for completion of the project.

k.

Such additional data, maps, plans, or statements as may be required for the particular use
or activities involved.

l.

Such additional data as the applicant may believe to be pertinent to the site and/or
development planning.

(2) Site plan requirements. Six (6) copies of the site plan proposal, drawn to scale of appropriate
size, utilizing a certified survey of the property, and including the following data:
a.

Title of the project, names of the project planner and developer, date, north arrow, and
scale.

b.

Boundaries of the project site and existing streets, buildings, water courses, easements,
and section lines.

c.

Topographic features, including ground elevations and contours, wet areas, general
location of and types of vegetation.

d.

Exact location of all existing and proposed buildings and structures.

e.

Access and traffic flow, including appropriate devices to separate vehicular traffic from
pedestrian and other types of traffic.

f.

Off-street parking and off-street loading areas.

g.

Recreation facilities locations.

h.

All screens and buffers.

i.

Refuse collection areas.

j.

Access to utilities and points of utility hook-ups.

k.

Tabulation of total gross project acreage and the percentages thereof to be devoted to:

l.

1.

The various proposed uses.

2.

Ground coverage by buildings and structures.

3.

Impervious surface coverage.

Tabulations showing:

1.

The derivation of numbers of off-street parking and off-street loading spaces shown
for item f. above.

2.

Total project density calculated by dwelling units per acre.

(Ord. No. 85-8, § 2, 5-21-85; Ord. No. 88-9, § 4, 9-6-88; Ord. No. 2002-21, § 1, 12-17-02; Ord.
No. 2005-02, § 3, 2-15-05; Ord. No. 2012-06, § 11, 3-6-12)
Sec. 22-7.04. - Preparation of site plans and related graphic materials.
All plans, maps, and other graphic materials relating to the project site and design may be prepared
by applicants, draftspersons, surveyors, engineers, architects, and land planners, as may be appropriate
for the particular item. Applicants and draftspersons shall be required to submit materials thoroughly and
completely depicting existing and proposed uses, conditions and structures on the property, as
appropriate to the application. Engineering and building features, including but not limited to drainage
works, road construction, utilities and structural support items, shall require sealed documents by
engineers and/or architects certified in the state.

(Ord. No. 85-8, § 2, 5-21-85; Ord. No. 87-8, § 15, 7-21-87; Ord. No. 2000-24, § 3, 11-7-00; Ord.
No. 2002-21, § 1, 12-17-02)
Sec. 22-7.05. - Recommendation by planning and zoning board.
Following its receipt of the recommendation of the site review committee, the planning and zoning
board when applicable shall review the site plan proposal and shall thereupon submit its recommendation
to the city council. Said recommendation may be in the form of approval, approval subject to specified
revision(s), or disapproval.

(Ord. No. 85-8, § 2, 5-21-85; Ord. No. 2002-21, § 1, 12-17-02; Ord. No. 2012-06, § 12, 3-6-12)
Sec. 22-7.06. - Action of the city council.
Following receipt of the recommendation of the planning and zoning board, the city council when
applicable shall conduct its own review of the site plan proposal and shall take final action upon the
proposal. Should revision of the site plan be a requirement of the city council's approval, said approval
shall become effective only after the proper filing of the revised site plan.

(Ord. No. 85-8, § 2, 5-21-85; Ord. No. 2002-21, § 1, 12-17-02; Ord. No. 2012-06, § 12, 3-6-12)
Sec. 22-7.07. - Compliance with approved site plan before permits are issued.
No development permit for construction shall be issued until and unless the proposed construction is
found to be in full compliance with an approved site plan, including any stipulations attached to its
approval. No certificate of occupancy shall be issued until and unless the chief building official has
inspected the site for full compliance with the approved site plan, including any stipulations attached to its
approval, and has determined that all requirements, conditions, and stipulations have been met.

(Ord. No. 85-8, § 2, 5-21-85; Ord. No. 2002-21, § 1, 12-17-02)
Sec. 22-7.08. - Exemptions from site plan review.

(a) Notwithstanding other provisions of this code to the contrary, no site plan review by the planning and
zoning board, community redevelopment agency and city council shall be required where the use is
single-family or a duplex dwelling, or for properties that meet all of the following criteria at the time a
request for a certificate of occupancy, occupational license, building permit or other similar request
(hereinafter "application") pertaining thereto is filed with the city and the appropriate filing fee is paid:
(1) The application provides for use of the property for a listed permitted use provided in article V of
this chapter and the city's adopted comprehensive land use plan;
(2) There are no code violations of any kind on the subject property;
(3) The property, and all structures thereon, include only legally established nonconforming
structures or lots;
(4) The application does not provide for the outside storage of merchandise or materials unless
allowed as a permitted use provided in article V of this chapter and the city's adopted
comprehensive land use plan.
(5) The application is not for a new mobile home park.
(b) The provisions of this section shall not provide an exemption from the site plan requirements set
forth in this article, except as specifically provided herein.

(Ord. No. 2000-24, § 4, 11-7-00; Ord. No. 2002-21, § 1, 12-17-02; Ord. No. 2006-06, § 1, 3-2106; Ord. No. 2012-06, § 13, 3-6-12)
Sec. 22-7.09. - Requirements for approval.
Review and approval of site plans shall be subject to the following criteria:
(1) Adequate ingress and egress may be obtained to and from the property, with particular
reference to automotive and pedestrian safety and convenience, traffic flow and control, and
access in case of fire or other emergency;
(2) Adequate off-street parking and loading areas may be provided, without creating undue noise,
glare, odor or other detrimental effects upon adjoining properties;
(3) Adequate and properly located utilities are available or may be reasonably provided to serve the
proposed development;
(4) Adequate screening and/or buffering will be provided to protect and provide compatibility with
adjoining properties;
(5) Signs, if any, and proposed exterior lighting will be so designed and arranged so as to promote
traffic safety and to eliminate or minimize any undue glare, incompatibility, or disharmony with
adjoining properties;
(6) Yards and open spaces will be adequate to properly serve the proposed development and to
ensure compatibility with adjoining properties;
(7) The site as proposed will be in conformity with all stated provisions and requirements of the City
Code and the city's adopted comprehensive land use plan;
(8) The proposed site will not constitute a nuisance or hazard because of the number of persons
who will attend or use the facility, or because of vehicular movements, noise, fume generation,
or type of physical activity;
(9) Development and operation of the proposed site will be in full compliance with any additional
stipulations, conditions and safeguards which the city council may prescribe to protect the
harmony of the area and to protect adjoining properties, including but not limited to a
reasonable time limit within which the action for which special approval is requested shall be
begun or completed, or both; and

(10) Permit requirements for other government agencies having jurisdiction over the development
shall be met.

(Ord. No. 2002-21, § 1, 12-17-02; Ord. No. 2012-06, § 13, 3-6-12)
Sec. 22-7.10. - Site plan expiration.
A site plan shall expire one (1) year from the date of approval.

(Ord. No. 2012-06, § 14, 3-6-12)

ARTICLE VIII. - CONDITIONAL USES
Sec. 22-8.01. - Intent.
Certain land uses, due to their unique functional characteristics and the potential for their
incompatibility with adjoining land uses, require special consideration on an individual basis of their
suitability for location and development within particular zoning districts. Such uses have been designated
as conditional uses within appropriate zoning district classifications set forth in Article V. It is the intent of
this chapter that said uses may be permitted within the zoning district classifications where listed only
after affirmative findings that they can be developed at particular locations in a compatible manner.

(Ord. No. 85-8, § 2, 5-21-85)
Sec. 22-8.02. - Application for conditional use.
(a) Application limitations. No application for a conditional use shall be accepted for filing if all or any
portion of the land which is the subject of the application was part of a previous application meeting
any of the following conditions:
(1) An application denied by the city council for the same conditional use within the previous
twelve-month period;
(2) An application allowed to be withdrawn by the city council within the previous twelve-month
period and relating to the same conditional use;
The time limits set forth above may be waived by the city council when such action is deemed necessary
to prevent injustice or to facilitate the proper development of the city.
(b) Application for a conditional use shall be filed with the chief building official upon a standard form as
may be provided therefor and shall include all necessary information and drawings as may be
required to clearly describe the nature and intent of the conditional use sought. The applicant shall
be required to pay a fee as set forth in chapter 25 of the Code of Ordinances to defray the cost of
processing the request. An application shall be accepted only for a conditional use which is
permissible within the zoning district classification applying to the subject property.

(Ord. No. 85-8, § 2, 5-21-85; Ord. No. 87-1, § 7, 3-3-87; Ord. No. 91-16, § 10, 10-15-91; Ord.
No. 2005-02, § 4, 2-15-05)
Sec. 22-8.03. - Review and recommendation by planning and zoning board.
The chief building official shall provide the city clerk with the application, supporting documents, and
his/her recommendation at least fourteen (14) calendar days prior to the planning and zoning board
meeting, and the city clerk shall thereupon file said application with the planning and zoning board. The
board shall review the application to determine the suitability for development of the proposed use at the
subject location. Within its review the board shall give consideration to the requirements for approval set
forth in section 22-8.05. Following its review, the planning and zoning board shall submit its
recommendation on the application to the city council.

(Ord. No. 85-8, § 2, 5-21-85)
Sec. 22-8.04. - Public hearing before city council.

Following the review and recommendation of the planning and zoning board, the city council shall
hold a public hearing on the application for conditional use. Notice of said hearing shall be provided in
accordance with this chapter.

(Ord. No. 85-8, § 2, 5-21-85; Ord. No. 2007-03, § 7, 4-3-07)
Sec. 22-8.05. - Requirements for approval.
Approval of a conditional use application shall be granted by the city council only upon a finding that:
(1) Adequate ingress and egress may be obtained to and from the property, with particular
reference to automotive and pedestrian safety and convenience, traffic flow and control, and
access in case of fire or other emergency.
(2) Adequate off-street parking and loading areas may be provided, without creating undue noise,
glare, odor, or other detrimental effects upon adjoining properties.
(3) Adequate and properly located utilities are available or may be reasonably provided to serve the
proposed development.
(4) Adequate screening and/or buffering will be provided to protect and provide compatibility with
adjoining properties.
(5) Signs, if any, and proposed exterior lighting will be so designed and arranged so as to promote
traffic safety and to eliminate or minimize any undue glare, incompatibility, or disharmony with
adjoining properties.
(6) Yards and open spaces will be adequate to properly serve the proposed development and to
ensure compatibility with adjoining properties.
(7) The use as proposed will be in conformity with all stated provisions and requirements of this
chapter.
(8) Establishment and operation of the proposed use upon the particular property involved will not
impair the health, safety, welfare, or convenience of residents.
(9) The proposed use will not constitute a nuisance or hazard because of the number of persons
who will attend or use the facility, or because of vehicular movements, noise, fume generation,
or type of physical activity.
(10) The use as proposed for development will be compatible with the existing or permitted use of
adjacent properties and other property within the zoning district.
(11) Development and operation of the proposed use will be in full compliance with any additional
stipulations, conditions and safeguards which the city council may prescribe, including but not
limited to a reasonable time limit within which the action for which special approval is requested
shall be begun or completed, or both.

(Ord. No. 85-8, § 2, 5-21-85)
Sec. 22-8.06. - Decision of the city council.
The decision of the city council may be to approve, approve with stipulations, conditions and
safeguards, or deny any application for a conditional use. A record of all decisions of the city council on
conditional uses shall be maintained within the offices of the city clerk and the chief building official.

(Ord. No. 85-8, § 2, 5-21-85)
Sec. 22-8.07. - Compliance with stipulations of approval before permits are issued.

No permit for construction shall be issued until and unless any proposed construction is found to be
in full compliance with the approval action of the city council, including any stipulations, conditions and
safeguards incorporated therein. No certificate of occupancy shall be issued until the chief building official
has inspected the site for compliance with the approval action of the city council and has determined that
all requirements, conditions, and stipulations embodied within said approval action have been met.

(Ord. No. 85-8, § 2, 5-21-85)
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Gulfport Waterfront Area Redevelopment Plan

EXECUTIVE SUMMARY

·Correct deficiencies and deteriorating conditions.

Why Should the City Take Responsibility for
Redevelopment of the Waterfront A.rea?

·Provide a frannework for public and private
reinvestment to make the area a desirable area to
live, work and play.

Why should the City of Gulfport make an
effort to redevelop the Waterfront Area? The
City can't afford not to redevelop the area for
several important reasons:
·The waterfront area is the heart of the
community.
. I,,,.

·The image of the waterfront area reflects the
image of pride and prosperity of the
community as a whole.
. ·The community should protect and preserve
past public and private investment in the
waterfront area.
·The area will always be a high maintenance
area, regardless of economic stability.
·Improvements •increase property values.
·Development opportunities community-wide
are extremely limited; economic growth in
Gulfport is dependent upon redevelopment
activity.
·The entire community stands to benefit from
improvements in the waterfront area.
Pmpose of the Redevelopment Plan
The .purpose of the Gulfport Waterfront
Redevelopment Plan is to:
·Provide an action plan for community
participation in the redevelopment of the
waferfront area.
·Identify projects and programs to stabilize and
enhance property values in the area.

Redevelopment Opportunities/Plan
Implementation
Although the recent history of the Gulfport
· Waterfront Redevelopment Area tells a story of
disinvestment and stagnant property values, there
are many opportunities for public improvements
that will encourage private investment. This plan
identifies those opportunities, both projects and
programs, and recommends an approach an.cl
timing for these efforts that will take advantage
of the relationship between joint public and
private participation in the redevelopment
process.
The twelve projects and/or programs identified in
the plan are conceptually described, and include
preliminary cost estimates. The Project
Information sheets are intended to be used as a
.point of discussion for public meetings and for
use as a public relations tool. The Community
Redevelopment Agency may use these materials
to transmit information and build community
support as each project is implemented.
Project timing is divided into three categories:
"quick successes", mid-and long-range planning.
This schedule is intended to build.momentum for
this redevelopment program, and capitalizes on
public improvements as an incentive to private
investment. This schedule should be somewhat
flexible to take advantage of unexpected
opportunities that may arise.
Detailed information including background data
describing existing conditions and a brief
economic study examining the revenue potential
of projects within th·e· district are included in the
Appendices.
1

Gulfport Waterfront Area Redevelopment Plan
What Will Make Redevelopment in Gulfport a
Success?

Successful community redevelopment in a
small town is not possible without capitalizing
upon all local resources. Perhaps the most
important resources to exploit are the human
resources. Secondly, it is critical to secure
staff, preferably dedicated full time, to
implement the plan by forging partnerships,
introducing and reintroducing investors and
entrepreneurs to the area, managing programs
and continuing to build support from the
greater community for programs and projects.

•The CRA, with the assistance of the CRA
Director, should prepare a one-year and
five-year workplan identifying what
programs or projects will be implemented,
who will be involved, time frames for each
task, etc. The projects/programs in the
Redevelopment Plan identified as "quick
success" are appropriate to implement in the
first three years of the Gulfport
Redevelopment Program. It is often helpful
to get the assistance of a meeting facilitator·
with some redevelopment expertise to assist
the group in developing a consensus for the
annual workplans.

Adoption of this plan is the first· step in an
ongoing process. Active leadership of the City
Council, the Community Redevelopment
Agency, and the CRA staff, along with
community support, will result in successful
revitalization of Gulfport's Waterfront Area.
- Getting Started

•Assign experienced personnel to manage
programs. Ideally, this professional would
devote all of his or her time to the Waterfront
Redevelopment District planning and activities.
·Establish a first year operating budget.
·The Director and Community Redevelopment
Agency (CRA) members should take
advantage of the Florida Main Street manager
training seminars and networking
opportunities. These seminars emphasize
economic development and historic
preservation tools in communities with
populations under 50,000. The State
Coordinator is Bob Trescott; he can be reached
by telephone at (904)487-2333 to provide a
schedule of open seminars.

2
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• As the CRA develops a specific strategy to
implement particular projects, use the Florida
Redevelopment Association (FRA) network to get
specific information regarding similar successful
programs throughout the state. (There's no need
to reinvent the wheel!) The FRA Executive
Director is Carol Marchner at the Florida League
of Cities office (800-342-8112).

• Keep the task force involved in this process.
This group has expressed an interest in assisting
in the implementation of a promotional campaign
for the Waterfront Redevelopment Area . This
might include developing a logo and/or slogan for
the Area, publishing a newsletter, organizing a
special events calendar, etc. It is importantthat
the promotional campaign focus on a very few,
high quality, activities. It is far more effective to
sponsor one sensational special event than to
coordinate twelve events with low attendance,
poor public¾ty, etc.
• Successfut redevelopment programs are entrepreneurial in nature. Approach each specific task
with these basic questions in mind:

/

How can this program or task be implemented
with the maximum amount of private participation possible?
How best can this program or project encourage
future private investments?
How can this program or project generate revenue
for the Redevelopment Area?
What is the best way to promote this program or
project to assure community support?
• Community redevelopment is an exciting,
challenging, and rewarding endeavor.
Don't lose sight of the vision!

3
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INTRODUCTION
The Gulfport City Council/Community Redevelopment Agency (CRA) has taken on the task of
revitalization of the waterfront area by establishing a Waterfront Redevelopment District and
developing and adopting this comprehensive
redevelopment plan consistent with the requirements of Florida Statutes, Chapter 163, Part III
Community Redevelopment. The boundaries of
the Waterfront Redevelopment District are shown
on the following map and are specifically described by the legal description in Appendix C.

The Gulfport Waterfront Are.a
circa 1955

To native Floridians and newcomers appreciative
of Florida's past, the waterfront area in Gulfport
is a welcome retreat from fast-paced growth,
luxury resorts and theme parks. White sails op
Boca Ciega Bay, families enjoying the beach and
play areas, retired musicians from the Big Band
era performing at the beach pavilion, and friendly
proprietors of local businesses--these small town
pleasures and co=unity spirit make Glllfport
urnque.
The focal point of the Waterfront Area is the
waterfront terminus of Beach Boulevard at Shore
Boulevard. The mixed use area includes the beach
and other recreational facilities, the historic
casino, the Gulfport Library and Community
Recreation Center, the traditional business
district, and many residential properties, most
constructed in the 1920s boom era. Other than the
waterfront, the historic linear park that begins at
Gulfport Boulevard provides character defining
open space for the community. The northern
boundary of the district is marked by the intersection of Beach Boulevard and Gulfport Boulevard, the primary gateway to the area.

circa 1956

4

Gulfport Waterfront Area Redevelopment Plan
Redevelopment Process.

The State Legislature adopted Chapter 163,
Part III, Community Redevelopment, to
provide communities a mechanism to
encourage the rehabilitation and redevelopment
of areas within the community, that for one
reason or another were unstable or declining.
Chapter 163, Part III of the Florida Statutes is
specific regarding the steps necessary to
establish a Community Redevelopment
Program and subsequently initiate projects.
The basic five step process which will lead to
realization of .the first proj eel in Gulfport
includes:
I. Establishing a Finding of Necessity,
2. Defining a Community Redevelopment
Area,
3. Establisl].ing a Community Redevelopment
Agency,
4. Preparing a Community Redevelopment
Plan,
5. Establishing a Redevelopment Trust Fund.

3. Establish a Community Redevelopment

Agency
The Community Redevelopment Agency
was established by Gulfport City Council in
Resolution #92-55. Among other duties,
the Redevelopment Agency will be
responsible for implementing the
Community Redevelopment Plan and
administering the Trust Fund.
4. Prepare a Community Redevelopment

Plan
The Gulfport Waterfront Area
Redevelopment Plan identifies the
improvements that will revitalize the
Community Redevelopment Area. The
proj eels contained in the Gulfport
Waterfront Area Redevelopment Plan are
specific and have been conceptually
described in the plan.

1.

5. · Establish a Redevelopment Trust Fund
The Redevelopment Trust Fund receives the
tax increment funds as they are gen:erated
each year. The Redevelopment Trust Fund
is administered by the Community
Redevelopment Agency.

2. Defining a Community Redevelopment

The preceding steps have defined the need
and the means for commooity
redevelopment, established an agency to
oversee the redevelopment process, and put
in place a funding mechanism to fund the
redevelopment projects enumeratedin the
Redevelopment Plan. Gulfport is now in
the position to begin the first project leading
to the ultimate revitalization of the
waterfront area.

r

Establishing a Finding of Necessity
The first step in the Community
Redevelopment process required the City of
Gulfport to approve a Finding of Necessity.
The Finding of Necessity established those
conditions which substantially impair the
sound growth of the proposed Redevelopment
Area. On April 7, J 992, the Gulfport City
Council. passed resolution #92-25, declaring a
Finding of Necessity.

Area
The Community Redevelopment Area is that
area defined by legal description in which all
of the future redevelopment projects will be
located. It is also the area which will fund the
Redevelopment Trust Fund via the tax
increment process.
5

Gulfport Waterfront Area Redevelopment Plan

APPROACH,
To build support for the redevelopment planning
process and to ma.ke certain that the plan is based
upon the unique goals and aspirations of the local
community, the Redevelopment Task Force, a
volunteer committee of local merchants, property
owners and interested citizens played a critical
role in the development of this plan_ They began
work by helping to coordinate a survey to determine altitudes and ideas about the future of the
Waterfront Redevelopment Area. Those who
participated i_n the survey clearly saw potential to
make Gulfport a regional attraction; they were
optimistic and visionary. They s·eemed to understand that a comprehensive approach is needed for
successful redevelopment, rather than a "quick
fix."

circa 1948

Evident in all the survey responses was a pride in
the history and special character of the area that
will serve as the foundation for future development and redevelopment There was a general
consensus that the Waterfront Redevelopment
Plan capitalize on those existing resources, and
re-orient the community to the waterfront as the
focal point for the community. The Gulfport
Casino should serve as the anchor for an activity
center with a unified and coherent image. Redesign and enhancement of sever.al facilities was
suggested, as well as new facilities that might
include an open air market, public space for art
· shows and special events, a waterfront inn or
restaurant, snackbar, outdoor dining opportunities, and a waterside amphitheater.
Along with the positive features of the district
were those obstacles that create a challenge to the
plan and the redevelopment process. It is often the
case that by solving constraints we build stronger,
more dynamic communities. The liabilities identified create an abundance of opportunity.
\.
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Assets and Liabilities
Assets
The waterfront area is the heart of the community,
and the image presented by the area reflects the
community itself. The positive features that make
Gulfport unique include:

Liabilities
Generally, the liabilities identified by the community relate to obstacles preventing the area from
reaching full potential to be an attractive activity
center with a regional draw:

Natural beauty

The area is not c.ohesive and has an unattractive
image

Amenities and community behavior characteristic
of a cohesive small town

Many public facilities and private properties are
in a state of disrepair

The histori~ Gulfport Casino
The fishing pier and other beachside amenities
Contiguity of the residential neighborhoods

Most facilities, particularly the casino are
underutilized
Residents are concerned that the area may be
unsafe for pedestrians

A human scale that encourages pedestrian traffic
An unobstructed view of Boca Ciega Bay
Appeal to visitors of all ages
Locally owned and operated independent
businesses

Shoppers have difficulty in finding convenient
parking
Existing public facilities are not used to their full
potential

Nationally recognized artists in residence

The potential to involve the arts community in
activities and business ventures is virtually untapped

Dedicated community leaders

The business mix is weak

Pride of place

The potential for promotional activities, art
shows, food festivals, etc. thaf woulci enhance the
image of the area has not been met.
A recent history of disinvestment

8
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Redevelopment Guidelines
Understanding the particular assets and liabilities
of the Waterfront District enabled the Project
Team to propose the following general goals and
guidelines for revitalization of the area. These
will continue to serve as guiding principles as
detailed design of the various projects, outlined in
the Redevelopment Plan, is completed. Each
guideline is followed by a statement referring to
the specific project or program that pertains.
Projects are described on pages 12 - 14.
Design
II Choose design elements and materials that
reinforce and compliment the human scale and
character of a small, historic seaside community.
Apply to projects numbered 1 through 1, 9 and 10.
II Design facilities to encourage high levels of
activity and pedestrian movement.
Apply to projects numbered 1 through 10.
Ill Create an architectural theme for the district
by choosing architectural styles and elements that
relate to the natural setting, similar to traditional
architecture of Cedar Key or Key West.
Apply to projects numbered 1 through 7, 9, 10 and 11.
II Develop design guidelines for improvement of
private properties within the district and provcide
technical assistance needed.
Apply to project number 2.
Ill Emphasize natural shade, preservation and use
of indigenous vegetation in landscape treatments.
Apply to projects numbered 1 through 4, 9 and 10.
II Insist on quality design and the highest quality
materials that are appropriate and affordable.
Apply to projects numbered 3 through 7, 9 and JD.
II Develop uniform directional signage and
informational signage for the district.
Apply to projects numbered 1, 3 through 9 and 11.
II Incorporate pedestrian lighting and design
solutions sensitive to pedestrian security and
increased activity levels to reverse the image of
the area as being unsafe for evening activities.
Apply to projects numbered 3, 4, 5, and 7 through 10.

Land Use
lllll Re-orient the community to the Waterfront by
developing the Casin6 as the centerpiece of the
area.
Apply to projects numbered 1, 3 and 4.
Ill Mix uses whenever possible. The important
uses include recreation, retail institutional
'
'
service, office and residential uses.
Apply to project number 10.
II Encourage, retail and restaurant uses on
properties that front on Shore Boulevard and the
south end of Beach Boulevard. Office uses
should be discouraged from locating or relocating
in the active commercial area.
Apply to project number 12.
II Reserve portions of district (large, older
houses) as a transitional area for garden office or
specialty commercial uses for the establishment of
small businesses--perhaps arts and crafts-type
shops or bed and breakfast establishments.
Apply to project number 12.
II Preserve the residential neighborhoods that
are so important to the vitality of the waterfront
area. The residential character of the waterfront·
area and its human scale define the charm and
unique personality of Gulfport. The "walk to"
waterfront amenities are an asset to residents, and
the business district in turn benefits from this
customer base.
Apply to project number 12.
Ill Promote mixed use, exterior oriented activities in areas where retail is allowed.
Apply to project number 12.
II Create opportunity for promotional activities,
such as special events, open air markets, etc.
Apply to projects numbered 1, 3, 4, 5, 7, 8, 9, and 12.
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Traffic Circulation and Parking

II Provide additional user information about
parking, through permanent signs, contingency
signing and off-site information.
Apply to projects nu:mbered 4, 5, 6, 8, 11 and 12.
II Improve quality of pedestrian travel in parking areas.
Apply to projects numbered 4, 5 and 8.
II Manage parking to give highest priority to the
short term shopping trip user.
Apply to projects numbered 8 and 11.
II Add a public parking lot to increase the overall number of spaces.
Apply to project number 8.
ii Retain on-street parking.
Apply to projects numbered 4, 5 and 8.
II Reinforce Shore and Beach Boulevards as·
primary pedestrian routes.
Apply to projects numbered 1 through 5, 8 and 10.
II Provide a safe, attractive, pedestrian-oriented
environment..
Apply to projects numbered 3, 4, 5 and 7 through 10.
11 Develop a circulation plan that addresses
access and parking issues to benefit businesses
and recreational facility users.
Apply to project number 8.

Public
Parking

•

City of Gulfport
Wa!crrrnnl Rcdcvclopmcnl

Arcil

Public Services
II Repair or rebuild deteriorated sidewalks and
roadways.
Apply to projects numbered 3 through 6, 8 and 9.
Ill Replace old and/or inadequately sized water
and wastewater transmission lines whenever a
street is reworked, if feasible.
Apply to project nwnber 5.
Ill Locate all utility wires underground if feasible.
Apply to projects numbered 3, 4, 5 and 10.

1
\.

10 /

/

Gulfport Waterfront Area Redevelopment Plan

GULFPORT WATERFRONT AREA

REDEVELOPMENT PLAN
The Gulfport Waterfront District comprises
approximately 83.87 acres. Of these, 15.0 percent
(12.59 acres) are associated with the beachfront
area south of Shore Boulevard. The focal point of
this plan is to recapture the importance of the
waterfront and to redevelop that area as the jewel
of Boca Ciega Bay. Shore Boulevard and Beach
Boulevard are strong axial elements that have
shaped the growth and character of the district.
Shore Boulevard is anchored on the west end by
·the Community Center and on the east end by the
site of the former Gulfport Inn and pier. Beach
Boulevard's terminus is Shore Boulevard at the
Casino, the center of the district. The district
extends to Gulfport Boulevard on the north;
however, the library provides a focal point or
commmercial anchor at the north end of the
portion of Beach Boulevard, oriented toward the
Bay. This strong physical form has determined
the current character of the district and has influenced the community's vision for the future.
The plan consists of ten capital projects and two
organizational projects that are illustrated in the
following Waterfront Redevelopment Plan and
subsequently described in the body of the next
section. While these projects may be completed
incrementally and to some degree independently,
it is the combined effect of all of them that comes
together to determine the future of the Gulfport
Waterfront District.
The plan identifies a series of projects or programs that collectively will achieve the redeveJc
opment goals determined by the community.
These include.:

l. Restoration of the Gulfport Casino 2. Building Facade Improvement Program
3. Beachfront Amenities: Fishing pier improve
ments, bait shop, snack bar, boat dock
4. Shore Boulevard Improvements: Open air
market facility, picnic shelters, re-orientation
of parking facilities and landscape enhancement.
5. Beach Boulevard Streetscape
6. Area Gateway and Signage _
7. Waterside Amphitheater _
8. Parking Facility and Management
9. Cultural Arts Facility
10. Development of Vacant Waterfront Property
11. Promotions Program
12. Main Street Approach

Redevelopment Plan Goals

To build a consensus .of all groups that have a
stake in the waterfront redevelopment area to
implement a unified management strategy that
will revitalize the waterfront district.
To market an attractive, c.oherent and quality
image of the waterfront area using the
community's unique assets and heritage.
To develop the waterfront area to iis fullest
potential as a center of cultura~ recreationa~
entertainment and shopping activities, while
preserving Gulfport's.small town scale and·
identity. ·
To develop a markerstrategy for the waterfront district tha~ will result in an improved
business mix, a stronger tax base and a stable
role for the area as a major component of the
community's economic health.
11
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Project Descriptions
1. Restoration of the Gulfport Casino

The casino is Gulfport' s local landmark and
should continue to be a focal point for the waterfront area. The high quality dance floor and
tradition of "Big Band" entertainment is one of
the features that make the casino unique to the
region. This, along with other types of dancing,
food services and reorientation towards the Bay
will strengthen the Casino as an anchor for the
Waterfront District. The su=ss of the casino is
presently limited by its size. By orienting the
building more toward the water and expanding
· the perimeter of the building, additional seating
and larger crowds could be accommodated. The
entrance of the Casino is also the visual terminus
of Beach Boulevard. The appearance of the
facade could be improved with design elements
that will create a more exciting and inviting
entrance.
Following the renovation of the building, serious
consideration should be given to the management
and promotion of an annual calendar of appropriate activities that will generate revenue for the
Community Redevelopment Area.
2. Building Facade Improvement Program

Keeping up appearances is good business. The
appearance of individual buildings and the district
as a whole is the key to attracting new =tamers
and businesses to the area_ To encourage private
property owners to make .quality improvements to
their buildings, illustrated design guidelines and a
financial incentive program is necessary.
In general, design guidelines are recommendations for improving visual quality of an area.
They are based on a detailed analysis of an area's
special qualities and are developed into a plan for
enhancing those qualities. They focus on design
issues that are expected to arise in the near future:

maintenance, facade improvements, signage and
new construction. Their purpose is to stimulate
.creative design solutions while promoting a sense
of relatedness among properties. Financial
incentive programs include free design assistance,
a design review process, and grants, loans or a
combination of both to underwrite the cost of
exterior renovations. These programs cannot be
successful if the property owners themselves do
not play an active role in developing and promoting use of the guidelines.
The Holiday Inn and the inn on Beach Boulevard
were targeted as buildings that present opportunities for new uses and should be renovated.
3. Beachfront Amenities

The waterfront is Gulfport's greatest asset, and
one that has much unmet potential. By increasing
the level of active use in the area'., the co=unity
will again become fo=ed on this resource.
Specific improvements include expansion of the
fishing pier and the addition of shade structures,
lighting, seating, landscape elements, a floating
dock, and a bait shop similar to the one located
there in years past. Future development of an
excursion boat dock that may be built in conjunction with development of the undeveloped
property east of the casino, and construction of
public restrooms and a kiosk/snack bar are
identified projects.
4. Shore Boulevanl Improvements
Multi-use pavilions are propased that could serve
a regular, weekly open air market, and for times
the market is not in operation, as a facility for
special events such as art festivals, food fairs, etc.
This facility would create more opportunity for
promotional activities to attract =tamers, tourists, residents and investors to the district.

12

□

Gulfport Waterfron1 Area Redevelopmen1 Plan
Rather than cluster all of these activities at the
pier, location of these activity areas near the
casino and along the beachfront will allow businesses throughout the district to benefit from this
.
.
mcrease muse.
Landscape improvements, additional picnic
shelters with a uniform design theme, and
redesign of the parking areas is also indicated as
shown on the enclosed sketch plans. The relocation of parking toward the community center will
allow the beach to be better utilized as a park/
activity space.

build a new youth center away from the waterfront area, and with that, the possibility of redeveloping the community building as a cultural arts
center. The amphitheater would then be an ideal
adjunct facility for the arts center functions, as
well as other community events. To limit noise
intrusion to surrounding neighborhoods, it was
suggested that the staging area face the water.
The amphitheater in Clearwater is an example of
the type amphitheater proposed. In addition, if
the amphitheater can be utilized within the overall
Stormwater Management Plan some costs for
construction may be jointly funded.

5. Beach Boulevard Streetscape

8. Parking

To create a more cohesive identity for the commercial business district, and to encourage pedestrian movement, this area should be improved.
The introducti_on of landscape elements will
greatly improve the general appearance of the
area, and pedestrian level lighting is needed for
safety purposes. Preference was given to current
angled parking spaces, as opposed to parallel
spaces, so as not to reduce the number of
available parking opportunities.

6. Area Gateway and Signage
The Task Force pointed out that Gulfport Boulevard is actually the "gateway" to the waterfront
area. This area should be developed as an entrance to the district. The intersection of Gulfport
Boulevard and Beach Boulevard is an opportunity
to develop an entranceway using the perimeter of
the existing park and drawing attention to the
entrance with distinguishing signage, a wall
feature, landscape "oasis" or similar treatment to
reinforce the area's unique identity.

7. Waterside Amphitheater

Parking should be analyzed as a part of an overall
traffic circulation plan. There is considerable
concern that there is an inadequate amount of
convenient parking in the district. The City has
identified a location for the construction of a new
off-street parking lot. If housing relocation is
required, that is addressed in Appendix D (3). In
addition to the new and relocated parking spaces,
management actions include:
A. Increasing the number of signs which direct
motorists to the waterfront district and parking;
B. The installation of parking directories to help
motorists in the event their accustomed parking
lot is full;
C. Establishing and enforcing a system of reserving close-in spaces for customers rather than
employees or recreational facility users.
D. Establishing and enforcing customer parking
areas with parking duration limited to 2 hours.
E. Discontinuation of parking decals.
F. Provision of free parking for special events.
G. Construction of additional off-street parking.
H. Redevelopment of rear vacant lots or alleys
for additional parking when feasible.
I. Closing alleys on Beach Boulevard and providing additional parking along beach.

The recommended amphitheater would best be
situated on the waterfront side of the community
center. Consideration should be given to plans to
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9. Cultural Arts Facility

There is a need for adequate space for the purpose
of operating a center for the arts. The community
supports a variety of arts activities, including arts
and crafts shows and classes, jazz jams, theater
productions, writing clubs and dance groups. A
number of artists and those who support the arts
have expressed a desire to find a central location
for arts activities, where classes can be held, and
where performances could be scheduled on a
regular basis for public attendance. It would also
be advantageous to all concerned to have these
activities centered in one location instead of
scattered in several buildings throughout the city.
The present community youth center has been
identified as a potential site, if and when a new
activity center is built elsewhere. The Center for
the Arts would boost the economy and reputation
of the district.
10. Development of Vacant Waterfront
Property
The vacant land near the pier has been identified
as a prime opportunity for redevelopment and
enhancement of the district's tax base. The development of a small hotel/bed and breakfast type
establishment and restaurant with outdoor dining
would be an important anchor for the east end of
the district. These establishments should be so
desi Daned as to accentuate the small town character
of the area. While the City would not develop the
property themselves, it would facilitate that
development, possibly through a donation ofland
at a reduced cost as an incentive, aggressive
developer recruitment, etc.
11. Promotions Program
Successful redevelopment programs throughout
the United States have ]earned that promotions
(special events, advertising, public relations
programs, etc.) are much more than cheerleading

or boosterism. Promotional activities, if properly
organized and of high quality, are an effective
economic development tool. These activities
generally do not result in direct income, but will
help to change the image of the area and attract
customers and investors.
Plan implementation should include efforts to
cultivate a private or quasi-public sector partner
to take on the role of plan advocate and to develop and implement a promotions/public relations plan for the waterfront area. Their mission
may be to schedule a limited number of quality
promotions that will bring people to the area to
enjoy themselves, promote the image of the area
as a unified whole, and involve all groups who
have an interest in the area.
These activities include the management or
coordination of special events ( art festivals, food
fairs, holiday celebrations, fishing tournaments);
programing functions for the waterside amphitheater; and promotion and/or management of the
open air market and casino.
Make an effort to coordinate publicity for the
redevelopment program by developing a professional and consistent relationship with local
media, as well as produce and distribute.annual
progress reports and other information presented
in an attractive and timely manner to the district
property owners and the community as a whole.
12. Main Street Approach
The Main Street program is an approach to
downtown revitalization in small towns that has
an astounding rate of success. Florida has participated in this program since 1985. This self-help
approach is described in detail in the plan. This
approach is a proven strategy for start up redevelopment programs and is recommended as a
cornerstone for the implementation of the
Gulfport Redevelopment Plan.
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Project Timing

Because successful redevelopment is a series
of appropriately timed projects of varying
scale the Waterfront Redevelopment Plan
includes development strategies divided into
three time frames: Quick Success, and start up
activities; Middle-Range Planning, and LongRange Planning, and three areas of
responsibility (private sector, quasi-public
organizations, and public sector).
To build momentum and support for
redevelopment projecLs dlld p1ug1a11.1:::, uvc1
time, the Community Redevelopment Agency
will establish a specific timed work program
with an annual work plan that would include a
balance of the following:
1) ·Projects or programs that have immediate
impact and require a small capital expenditure
to accomplish. Examples of these "quick
successes" include development of design
guidelines and a facade improvement program
to encourage property owners to improve the
appearance of buildings in the district,
Project Timing Schedule
Project/Program
Restoration of the Gulfport Casino
Building Facade Improvements Program
Beachfront Amenities

Shore Boulevard Improvements
Beach Boulevard Streetscape
Area Gateways & Signage
Waterside Amphitheater
Parking
Cultural Arts Facility
Development of Vacant Waterfront Property
P_romotions Program
The Main Street Approach

entranceway signage, promotional activities
such as a logo or slogan contest, special
events or festivals, or administrative type
activities such as modified parking
enforcement measures, etc. These activities,
though not capital intensive, tend to be
labor intensive.
2) Mid-range projects or programs require
adequate staffing, services and funding for
success. These type projects include
undertaking a market study for
redevelopment of vacant parcels, initiation
of a business recruitment progra_TTI, or
capital improvements such as a parking lot
development, expansion of the fishing pier,
etc.
3) Long-range projects are those that
require long-range planning and
considerable capital investment. Such
projects could include a major streetscape
project or development of a community
cultural arts facility.

Projected Completion Dates
Middle-range
(1996-2001)
Quick success
(1992/ongoing)
Qui ck success
(1993-1996) and
Middle-range
(1996-2001)
Middle-range
(1996-2001)
Long-term
(2001-2011)
Quick success
(1992)
Middle-range
(1996-2001)
Qui ck success
(1992) and
Middle-range
(1996-2001)
Long-term
(2001-2011)
(1996-2001)
Middle-range
Quick success
(1992/ongoing)
Qui ck success
(1992/ongoing)
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Capital Projects
Public
Funding

Private
Funding

Revenue
Generating

Possible
Grant

Order of Public
Magnitude Cost

X

$100,000 - 500,000

1. Restoration of the

Gui fport Casino

X

X

••••••••••••••

f:·Y····

2. Building Facade
Improvement Program

X

X

,.,.,.•.,.,.......·.

3. Beachfront Amenities
Fishing Pier
Bait Shop
Snack Bar Area

·········•·.·.·.•.-•.•••.••••.•- •. •, ........ ·.·.-·.·.-.·.-.-.-••••• •·,-••_.__ ..._._._.__._._._._._._._. __._,.:-:-.-:-:.;.:.:-.•:-:-:❖;-:-:<'··-·=·:-:-:,,·...:•:•,:•:.:-:-:-•:-;-:,:1

25;000 - 75,000
.. -•.-.·.-,.·.·.·.•. ·.·.;.:.;.;.,.;•,:•:·:·:•:·:•;-:,:·:•.•:•:·:·:·:·:•:···:·:·:·.·:•:-:-:,··:-:-:•.•:-:-:.;.:-:-:-:•:-.-:-:-;-:-.,:-;-:-·:·.·=·-·:···:•:•: ❖.•=·.·=·,:·:,:-c-:-:-:-·•.•:-·-.-:-.-:-.-:-.-:·.··:·:'·,, .•.-,..-,-:.:-.-:-:,'7

X

X

nnn

L-',VVV

X

X

20,000 - 100,000
,-,c;:

X
X

50,000
······· ..... ··1

1--··.".

,'

4. Shore Boulevard Improvements
Landscape/Streets cape
Market Pavilion
Terraced Pavilion
Community Pavilion
Beach Axial Pavilions

X
X
X
X
X

X
X

X
X
X
X

110,000 - 180,000
150,000
50,000 - 150,000
50,000
60,000

(•:-:•:•············

5. Beach Boulevard Streetscape

X

6. Area Gateway and Signage

300,000 - 500,000
••••••••••••••••••••••·•• .-••••••••••••,•••-.·.•.·.·.•.·.·.·.·.·.·.·.·.·.·.·.·.·.·•·········•···.-.·.·-·.·-·.❖.·.·.·.·-·.·.·.·.·.·:·.-.·.·.•.-.•.•C·.·•·····:·.·.·.·.·..•:·:•.·.·:•.-.·.·.·.·.··•-•.·•··•···•··················;.-.y.:.;.:.·,:.·.·.:··•::·.;.:•:·:::.•I

1•.;,;:·.-.·:·•·····

X

50,000
• ·······················-········--························.-.·.·.·.·.-.·.·.·.·.·.·.·.•.·.·.·.·.·.·.·.-,.-.·.···-·······.-.·.·.·.·.·.•.·.···························.-.·.-.·.·.·.,.·.·.:•:.:•:•:•:•:•:··•:•:-:-:•:·:··-:-:-:•x•:•:·:•:•:•:•I

t·:·:•:•····•·.. ..

7. Waterside Amphitheater

X

X

8. Parking
Beach Parking
Off Street Parking

150,000 - 250,000
120,000

X
X

................ ···•-· ···················--··----·--·'··•:•:•:•'.·:-C·:··•.•:.-.,.,4

f········

9. Cultural Arts Facility

X

X

f'-:•:-,, .......

Total

75,000 150,000
C

. ·-···········-····--········:·:•:;:;1

1•.,:;:•:•'.·.'····

10. Development of Vacant
Waterfront Property

100,000
.·.·.·.·.·.·.·.·.·.·.·.·.·.··············•···-···································-········.......·-···········:···:·:·:·:•··:·j

1··•:•:--•·······

X
.-.·.,.....................................·.·.·.;.;.;.;.;.;.;.;.;.;.;.;.;.;-:j

$1,435,000 3,340,000
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Project Financing
How Tax Increment Financing Works

The Gulfport Waterfront Redevelopment District
boundaries are the boundaries of the Tax
Increment Financing District. Tax payers owning
properties within this district will not pay
additional taxes, but taxes paid above fue frozen
tax base (1992 values) to both the City and
County will be contributed to the tax increment
fund for the district. This fund is restricted to use
within the district, and can only be used for
proj ectS identified in th.e Gulfport Waterfront
Redevelopment Plan.
Gulfport \Vateifront Redevelopment District Tax
Increment Fund

The following exhibit estimates the revenues in
the tax increment fund throughout the life of_the
fund, which is legislatively determined not to
exceed thirty years. The district's initial income is
limited by the low appreciation rate in the district.
It will be necessary to keep key vacant property
on the tax roles and to develop these properties so
that the cost of new construction will be added to
the assessed value of the district, as shown in the
estimates with the addition of a new hotel at the
historic Boca Ciega Hotel site. Clearly, because
the expected rate of appreciation is relatively low,
new construction and redevelopment of private
properties is necessary to build a healthy fund for
project construction.

Based on the estimated revenue stream from
the tax increment district, there will be a
need to supplement that fund through
grants, joint projects with the City or
private developers, and additional revenues
received through lease agreements (i.e. the
bait shop and casino). Depending upon the
future situation and legislative restraints, at
some point in time a special assessment
may be considered to fund a particular
project. Several redevelopment programs in
Florida have used a property assessment (a
set contribution per square foot of building
frontage) to fund construction of street.scape.
or similar projects.
Scenario Assumptions of Gulfport
Watenront Redevelopment Area:
1. Frozen Tax Base - Assumes the

Waterfront Redevelopment Plan is adopted
in 1993, with a frozen Tax Base value from
the 1993 tax roles.
2. Increment Above the Frozen Tax Base The annual increment in taxable value for
the redevelopment area.
3. County-wide Mileage Rate is based on
the 1992 Revenue Rate of 5.417.
4. City-wide Mileage Rate is based on the
1992 rate of 4.300.
5. Valuations are shown to increase 3
percent annually, based on the average
increase between 1987 and 1990.
6. A $2,800,000 hotel and other
improvements are included in the district
tax base in 1999.
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Year
1992
1993
1994
1995
1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022

Frozen
District
Tax Base
Taxable Value
8,609,941
8,609,941
8,868,239
8,609,941
8,609,941
9,634,286
8,609,941
9,923,314
8,609,941
10,221,014
8,609,941
10,527,644
8,609,941
10,843,474
11,168,778
8,609,941
8,609,941
14,303,841
8,609,941
14,732,956
8,609,941
15,147,945
8,609,941
15,630,193
8,609,941
16,099,099
8,609,941
16,582,072
8,609,941
17,079,534
8,609,941
17,591,920
8,609,941
18,119,678
8,609,941
18,663,268
8,609,941
19,223,166
8,609,941
19,799,861
8,609,941
20,393,857
8,609,941
21,005,673
8,609,941
21,635,843
8,609,941
22,284,918
8,609,941
22,953,466
8,609,941
23,642,070
8,609,941
24,351,332
8,609,941
25,081,872
8,609,941
25,834,328
8,609,941
26,609,358
27!407,639 _____ Jl_,609,941

ESTIMATED TAX DIFFERENTIAL ANALYSIS
Increment Above
City
Frozen 1991
County
Contribution
Tax Base
Contribution
-0-0-01 , 111
258,298
1,399
4,405
1,024,345
5,549
5,648
1,313,373
7,115
6,928
1,611,073
8,727
8,246
1,917,703
10,388
9,604
2,233,533
12,099
11,003
2,558,837
13,861
24,484
5,693,900
30,844
26,329
6,123,015
33,168
6,538,004
28,113
35,416
30,187
7,020,252
38,029
7,489,158
32,203
40,569
34,280
7,972,131
43,185
8,469,593
36,419
45,880
8,981,979
38,622
48,655
9,509,737
40,892
51,514
10,053,327
43,229
54,459
10,613,225
45,636
57,492
48,117
11,189,920
6·0,616
6;3,833
11,783,916
50,671
6,7,148
12,395,732
53,302
56,011
70,561
13,025,902
58,802
13,674,977
74,077
61,677
77,699
14,343,525
81,429
64,638
15,032,129
67,688
115,271
15,741,391
70;829
119,228
16,471,931
74,065
17,224,387
fl3,305
17,999,417
77,397
fl7,503
18,7_9,7,698
_ 80,830 --- _ --- _ 101,827

Annual
Tax Increment
Revenue
-02,510
9,954
12,763
15,655
18,634
21,703
24,864
55,328
59,497
63,529
68,216
72,772
77,465
82,299
87,277
92,406.
97,688
103,128
108,733
114,504
120,450
126,572
132,879
139,376
146,067
152,959
160,057
167,370
174,900
182,657

Cumulative
Tax Increment
Revenue

-02,510
12,464
25,227
40,882
59,516
81,219
106,083
161,411
220,908
284,437
352,653
425,425
502,890
585,189
672,466
764,872
862,560
965,688
1,074,421
1,188,925
1,309,375
1,435,947
1,568,826
1,708,202
1,854,269
2,007,228
2,167,285
2,334,655
2,509,555
2,692,212

Gulfport Waterfront Area Redevelopment Plan
Funding Strategies
To supplement the Tax Increment Fund revenues, a variety
of financing techniques may be applicable to the computation of Gulfport projects:
Grants for Aquisition/Developrnent
Innovations in-State and Local Government

Design Innovation and Creativity

Florida Re~reation Development Assist.ance Program
(FRDAP)
Ouldoor recreation opporturities
Projects under $50,000 - State pays 100%
Projects $50,000-$150,000 - State pays 75%
Projects over $50,000 - State pays 50%, maximum
award $150,000

Land and Water Conservation Fund (LWCF)
Outdoor recreation opportunities
50/50 match, maximum award $100.,000
Florida State Cuhura1 Facilities Program
Grants for facility deve1opment that offer cu]tura]
pursuits and programs

Community Development Corporation Support and
Assistance Program
Preservation and Revitalization of Neigh1xirhoods

Program Grants
Arts in Education Program
Grants in place practicing artists in Education,
cultural, and community settings, 50/50 match up to
$20,000 lirrut

Dance Program
Provides grants for projects that encourage dance
performance

Folk Arts Program
Programs that preserve folk arts, festivals, programs
50/50 match up to $40,000

Other Funding Sources
Public/Private Concessions
Private industry develops and operates facilities in
cooperation with governrnl:':ntal agency
Safe Neighborhood Areas
Crime prevention throug.h environmental design.
Offers planning grants. When coupled with an
Enterprise Zone, can offer capital improvements
funds.
Penny gas tax (City anticipates allocating $50,000 per
year).

Community Services Block Grant Program
Bonds
Neighborhood Area Revitalization
General Obligation Bonds
Florida Main Street Program
Technical Assistance for Downtown Revitalization
and Preservation

Political subdivision organized as
tion that sells bonds.

2

leasing corpora-

Revenue Bonds
Up to $10,000 seed money
Historic Preservation Grants-in-A.lds Programs
Federal and State programs for historic preservation
projects

Political subdivision organized as a leasing corpora~
tion.
Bonds Paid Back by anticipated fees from users,
concessions, etc.

50/50 match, limit of $50,000 on state assistance
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Implementation

The Gulfport Redevelopment Area has significant
assets and much potential to become the focal
point of the community. The adoption of the
Waterfront Redevelopment Plan and the
establishment of the Tax Increment District and
the Community Redevelopment Agency are the
first important step in that process. However, it is
only the first step. Although the process of
preparing the plan involved the community and set
the stage for future partnerships, the next step will
be to develop specific annual workplans that
identify personnel or special interest groups to
assist in implementation of the plan and further
define how to accomplish those tasks necessary to
encourage private development in the district.
Although the immediate visibility of physical
improvements will have a desirable impact, the
recommended approach is incremental and does
not produce instance dramatic change. The
Gulfport Waterfront Area did not decline
overnight, and the revitalization efforts will be a
process that takes time and requires leadership
development. Public improvements can serve as a
springboard for private development, but such
changes alone do not address the underlying
causes of decline. Careful attention to retailing
practices, aggressive management, and sensitivity
to changing markets are also necessary.
Successful redevelopment is not a series of capital.
projects, it is an ongoing program that includes
capital projects.
Organization is of primary importance in any
community revitalization program. Compare the
management of the waterfront redevelopment area
to a shopping mall, where controlled management
of image, design, maintenance, promotion and
retail mix give tenants a distinct advantage over
downtown

stores. To compete effectively, a
redevelopment area must move away from a
scattershot approach and create a
coordinated strategy for revitalization. Fulltime, professional project management is
critical to the success of the redevelopment
program in Gulfport.
The importance of securing an executive
director and other support, either staff or
consultants as needed for the CRA is
particularly important in this community
since revenue sources are extremely limited
and ~ust be compensated for through
investment of professional time. Begin the
implementation process with the "doable"
short term, inexpensive programs/or proj eels
identified as quick success and get as many
people involved as possible.
Based on the estimated revenue stream from
the tax increment district, there will be a
need to supplement that fund through
grants, joint projects with the City or
private developers, and additional revenues
received through lease agreements (i.e. the
bate shop and casino). Depending upon the
future situation and the legislative restraints,
at some point in time a special assessment
may be established to fund a particular
project. Several redevelopment programs in
Florida have used a property assessment (a
set contribution per square foot of building
frontage) for construction of streetscape or
similar proj eels.
Both the public and private sector must be
involved and committed in order for the
Gulfport Waterfront Redevelopment Area
program to be successful. It is important to
continually keep the district property
owners, the City of Gulfport residents, and
your state and local elected officials aware
of your redevelopment programs and
success stories.
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PROJECT INFORMATION SHEETS

Culfporr 11·,uerfro11r Arca Redc,·e/opment Plan
1. RESTORATIO'\ Of GlLfPORT CASINO

Develop the Casino as the centerpiece 6f the area
Preserve the high quality dance floor
Expand and orient more toward the water
Establish landmark facade to create a more
exciting entrance and visual terminus of
Beach Boulevard
Add terrace area for outdoor seating
Time Frame
Middle-range
Responsibility
Public and quasi-public and private
Cost
$100,000-$500,000
Redevelopment Pr-oject Purpose
Capitalize on existing unique assets
Re-orient the community to the waterfront
Create opportunity for promotional activities
Repair and upgrade existing facilities
Establish revenue generating public projects
Increase level of activity
Improve competitiveness of the business district
Increase public awareness of Gulfport

For l\1ore Information
Ted Potyka
Gulfport Community Redevelopment Agency
2401 53rd Street South
Gulfport, Florida 33737
(813) 321-1158
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2. BUILDING FACADE IMPROVEMENT
PROGRAM

Local Design Guidelines
Design Assistance
Design Review
Financial incentives
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Time Frame
Quick success
Responsibility
Public/Private
Cost (Public)
$25,000-$75,000
Redevelopment Project Purpose
Increase competiveness of the business district
Develop design guidelines and offer technical
assistance for private property improvements
Provide incentives for property owners to renovate their buildings
Provide a safe, attractive pedestrian-oriented
environment
Increase level of activity
Attract new businesses to the area

.b

For More Information
Ted Potyka
Gulfport Community Redevelopment Agency
2401 53rd Street South
Gulfport, Florida 3373
(813) 321-1158

¾4=

·'

'
:1
II
,-1
l

•f'!

~,::::-,:.:..';::;
....-~---·--------~---~
-----·-·----------·~---------,..,,.,._ ______

,

It"!I
l

il !
i I

'le!

/ri!_
___ --:~•)'

·--··----

ic 1L._

,_
----..----.-

_______

Eor-o•T!OH
,

o, or:u,,HGl•••••••••

--------==..-.::.........-::::
.:=::-----~----·---;::=:..,--=-..: ---,

ju j j

• Dptiorul lr~n,om, can
opaque.

;,.~~~•o11rr

bs,

,tain~d glaH, d<.>r gla,s o r - - - - ' - - { ' A l ! ~

plcrs ••• unco,·ered ~nd m.ich

lhc

upp..-r fa -•-------€§l~~",jJ

• The ,torefront b rcceucd I, inches into !he " f " ' m n g . - - - - - l ' 9 ' i j
• The >lordrnnt ~nd winch,,,•, •re fr~mcd wllh d,,rk
•nod!l.cd ~!um!num or P"in!<.l ,,lun1inum.
• Su!l<.h.,•d• M'< con><ructcd oi alun1inun\ fran,ini,; ~nd.,
plywood p•nd dad with ~luminun,
• The .io,dront nest, on~ m•><>nry ur cuncrete h.1;c.

1

,~., i

-----~- --·· - ..

STOIU.fRONT WITH CONT[MPOMRY t-VI.Tf.RlAL.S

~------,~-~~----

--;~j,
:~ j

:~ J

'I!!
: [j

J:
21. -

23

Gulfport Waierfroni Area Redevelopment Plan

3. BEACHFRONT AMENITIES

Expansiorr of the Fishirrg Pier
Bait Shop
Excursiorr Boat Dock/Mooring Facilities
Public Restrooms
Snackbar

Time Frame
Quick success and Middle-range
Responsibility
Public ancl quasi-public
Private
Cost
$95,000-$195,000
Redevelopment Project Purpose
Re-orient the commurrity to the waterfrorrt
Increase level of activity
Upgrade existing facilities
Create opportunity for promotional activities
Incorporate safety-oriented design features
Provide a safe, attractive pedestrian-oriented
environment
Attract boaters/shoppers to waterfront area shops
arrd restaurants

drr:a 1925

For More Information
Ted Potyka
Gulfport Community Redevelopment Agency
2401 53rd Street South
Gulfport, Florida 33737
(813) 321-1158
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4. SHORE BOULEVARD IMPROVEMENTS

Open Air Market
Re-orientation of beachfront parking facilities and
expanded park area
Picnic Shelters
Landscape Enhancement

Time Frame
Middle-range
Responsibility
Public
Cost
$420,000-$750,000
circa 1950

RedevduJ!Ult:ut P1-uject Pu1puse

Provide a safe, attractive pedestrian-oriented

,.

environment

Increase level of activity
Upgrade existing facilities
Address access and parking issues to benefit
businesses and recreational facility users
Create opportunity for promotional activities
Increase level of activity

,_-,.

-··

---\•
~

....

-

L.-

·:..--

circa 1925

For More Information
Ted Potyka
Gulfport Community Redevelopment Agency
2401 53rd Street South
Gulfport, F1orida 33737
(813) 321-1158
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5. BEACH BOULEVARD SfREETSCAPE

Improvement using landscape elements, signs and
lighting
Maximize number of parking spaces
Create Cohesive Identify

Time Frame
Long-range
Responsibility
Public
Cost
$300,000-$500,000
Redevelopment Project Purpose
Create attractive, coherent and quality image
Develop a circulation plan that addresses access
and parking issues to benefit businesses and
recreational facility users
Develop appropriate directional and informational
signage for the district
Incorporate safety-oriented design features
Provide a safe,attractive pedestrian-oriented
environment
Increase cornpetiveness of the business district
Attract new businesses
Attract shoppers

For More Information
Ted Potyka
Gulfport Community Redevelopment Agency
2401 53rd Street South
Gulfport, Florida 33737 ·
(813) 321-1158

-···
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6. AREA GATEWAYS & SIGNAGE

Landscaped entranceway signage to the Waterfront Redevelopment District on Gulfport Boulevard

Time Frame
Quick success
Responsibility
Public
Cost
$50,000
Redevelopment Project Purpose
Direct additional traffic to the waterfront
Re-orient the community to the waterfront
Develop appropriate directional and informational
signage for the district
Market an attractive, quality image of the area
Increase the competitiveness of the business
district
Increase level of activity
Upgrade existing facilities ·
For More Information
Ted Potyka
Gulfport Community Redevelopment Agency
2401 53rd Street South
Gulfport, Florida 33737
(813) 321-1158

)
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7. WATERSIDEAMPHITHEATER

Performance facility and amenities

Time Frame
Middle-range
Responsibility
Public and quasi-public
Cost
$100,000
Redevelopment Project Purpose
Provide facility for cultural arts functions
Provide opportunity for promotional activities
Io crease level of activity
Re-orient the community to the waterfront
·Incorporate safety oriented design features

For More Information
Ted Potyka
Gulfport Community Redevelopment Agency
2401 53rd Street South
Gulfport, Florida 33737
(813) 321-1158

Gul1port Wateriront Amphitheater
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8. PARKJNG

Creation of additional Parking facilities as part of
overall plan
Parking management and enforcement

Time Frame
Quick success and Middle-range
Responsibility
Public and quasi-public
Cost
$270,000-$520,000
Redevelopment Project Purpose
Develop a circulation plan that addresses access
and parking issues to benefit businesses and
recreational facility users
Enhance and protect the character of residential
neighborhoods
Improve competitiveness of the business district
Redevelop underutilized or vacant'property
Incorporate safety-oriented design'features
Increase parking supply
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For More Information
Ted Potyka
Gulfport Community Redevelopment Agency
2401 53rd Street South
Gulfport, Florida 33737
(813) 321-1158
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9. CULTURAL ARTS FACILITY

Center for the Arts to accommodate performances, educational functions, gallery and studio
spaces and storage
Time Frame
Long-range
Responsibility
Quasi-public and public
Private
Cost
$75,000-$150,000
Redevelopment Project Purpose
Develop area to fullest potential as cultural,
recreational, entertainment and shopping center
Provide facility for cultural arts functions
Increase. level of activity
For More Information
Ted Potyka
Gulfport Re.development Agency
2401 53rd Street South
Gulfport, Florida 33737
(813) 321-1158

ROMEO and IV LIE T.
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10. DEVELOPMENT OF VACANT
WATERFRONT PROPERTY

Potential site for inn and/or restaurant

Time Frame
Middle-range
Responsibility
Private
Public and quasi-public
Cost
Undetermined
Redevelopment Project Purpose
Increase competitiveness of the business district
Redevelop under-utilized or vacant property
Increase activity level
Enhance and protect the character of residential
neighborhoods
Provide design guidelines for improvement of
private property
For More Information
Ted Potyka
Gulfport Community Redevelopf\lent Agency
2401 53rd Street South
Gulfport, Florida 33737
(813) 321-1158
·J1istof'U;- 'Boen. Ciega Inn
c1rcn 1930

c.ourtyanf

'Baysufe Inn am[ !.R_csta.u..rrmt

)
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11. PROMOTIONS PROGRAM

Special events (art shows, concerts, festivals,
fishing tournament)
District identification campaign (logo, newsletter)
Promotion of special facilities (marketplace,
amphitheater)
Joint advertising
Merchandising technical assistance
Time Frame
Qui ck success
Responsibility
Quasi-public
Private
Cost
Undetermined
Redevelopment Project Purpose
Re-orient the community to the waterfront
Create support for redevelopment programs
Attract customers and investors
Rekindle community pride
Increase the competitiveness cif the'business
district
Increase level of activity
Market an attractive, quality image of the area
improve the tax base and economic vitality of the
area

For More Information
Ted Potyka
Gulfport Community Redevelopment Agency
2401 53rd Street South
Gulfport, Florida 33737
(813) 321-1158
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12. THE MAIN STREET APPROACH

Start Up--The Main Street Concept

Design

The National Main Street Program has achieved
tremendous success in Florida and 4() other states
by assisting communities to develop and implement an approach to redevelopment that is appropriately scaled for small-city downtowns and
neighborhoods. The comprehensive approach
builds incrementally on existing resources, and
fosters strong local leadership and long-tenm
community support. The strategy includes four
-major components:

Each community has a unique character that can
be enhanced by preserving distinctive buildings
and landmarks, and by encouraging architectural,
and graphic design that complements these existing features. Design also addresses the quality of
displays in the storefront windows, and merchandising techniques, signs, public improvements,
landscaping, etc. Keeping up appearances is key
to a positive image.
Economic Restructuring

Organization

The approach develops leadership and improves
the organization of the area by bringing together a
variety of interest groups, including merchants,
property owners, bankers, civic groups, the
chamber of commerce and local government.
Promotion

Builds the economic base of the area with strategic additions to existing strengths to improve the
competitiveness of the business di~trict. Activities include recruitment of new stores to. create a
balanced mix, and redevelopment 'of vacant or
under-utilized space into complimentary uses
such as housing, offices, hotels, eritertainment and
cultural facilities.

Creates a positive image to attract customers. and
investors and relcindle community pride. Development of well-planned sales events and festivals,
and the creation of a consistent image through
graphics and media are goals of the promotion
effort.

MainStreet
33
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Economfr Study
General Approach
The Gulfport Waterfront Area represents the
greatest opportunity to energize the community.
Exposure to the community's newly upgraded
beach and recreational area could draw more
people to Gulfport's traditional business district
and encourage small restaurants and retail establishments to open. Ultimately, the City hopes to
facilitate development of a small inn (50 rooms)
directly on the bay, perhaps complemented by an
open air restaurant. A yearly calendar which
included community sponsored or endorsed
festivals, music, bingo, dance contests, or similar
activities is one basis for bringing potential guests
to_ a small, waterfront inn.
To develop a typical community calendar, the
sponsors or promoters of arts and crafts shows,
seafood festivals, fishing tournaments, and music
festivals in Mount Dora, \Vinter Park, Tarpon
Springs, Port Canaveral and Cedar Key were
interviewed. Public agencies or private groups
experienced in operating selected activities and
facilities including charter fishing, pier concessions, farmer's markets, and recreational centers
were also contacted. The interviews indicated a
range of net revenues generated, depending upon
the type program or use and the nm;nber of years
in operation.

The information shown in Tables 1 through 4 is
representative. As for the information related to
events, fewer or greater numbers of events of
similar orientation could significantly affect
real
D
D
Potential attendance and revenue. Reo-ardincr
estate uses, such information is also intended only
as a guide subject to actual cost analysis and
market evaluations.
Real Estate Uses
The most important real estate uses are the potential inn, adjacent restaurant, and the rehabilitated
casino building, perceived as a focal poin_t for
urban civic activities, bingo, dancing, and other
public group activities. Secondary real estate uses
are associated with concessionaires offering food,
bait or beach supplies. These would be concentrated along the pier.
The inn is envisioned as a moderately priced,
period design. It would function almost as a bed
and breakfast. An average room rate of approximately $80 per night was applied for purposes of
projecting gross sales. A conventional land lease
might apply a percentage to gross sales. Depending on the City's commitment to the project,
capital improvements might be treated as a partial
offset to lease payments.

Gulfport Walerfront Area Redevelopment Plan
The restaurant would operate independently or in
conjunction with the hotel but it is likely to be
developed first. For purposes of estimating
revenue in a 4,000 to 5,000 square foot restaurant
(approximately 150-160 seats), secondary data
from the National Restaurant Association was
used. As in the case of the hotel, capital costs
may offset some or all ground lease payments.

,
/

I

'

I

I

'('.

Small concessions operate on a flat rental rate.
These would function like those businesses along
Clearwater Beach, Hallandale Beach, and a
number of public piers.
The old casino is assumed to be completely
renovated at an estimated rehabilitation cost of
$100,000 to $500,000. With emphasis on bingo,
dancing, and rentals for other activities, the
building will function similar to a small civic
center. At least 75-100 events might be accommodated in the facility which is the experience of
similar structures in Bradenton and Winter Park.
Irr most cases, the facilities do not directly sponsor these events but instead charge a rental fee for
use of the space.

circa 1913
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Even ts and Activities
A full complement of events and activities which
could be suited to Beach Boulevard and Shore
Boulevard along the planned waterfront park was
explored. Some of these can provide important
sums of revenue, but many are break even activities which are intended to increase visitation and
exposure for the host community.
Depending on the community's interests and
resources, many of these could occur several
times a year. Art festivals, for example, might
occur in the Spring as well as the Fall, although
one show is typically larger and better attended.
For this analysis we considered the foilowing
kinds of eventg and activities:
Antique Car Show
Art Festival
Christmas Crafts
Seafood Festival
Fishing Tournament
July 4th Party
Annual Block Party
Symphony Under the Stars
Additional possibilities include specialized book
sales, jazz festivals, ethnic food events, or other
highly specialized or themed activities. The
waterfront environment as planned could be
highly supportive of these and other activities.
Many of these events can make money but others
should be viewed as break even situations. An
event's profitability is tied to its sponsorship,
promotion, attendance, and scale. The most
successful are mature and have achieved a long
operating history. Attendance, the principal
determinant of potential profitability, shows
increasing growth in these instances.

Generally speaking, these events are sanctioned
by their respective communities, but are sponsored by private groups, typically non-profit
service, cultural, civic, or social organizations.
Profits, where they occur, accrue to the benefit of
the sponsoring organization, not the city itself.
The host community receives small fees to compensate for the costs of services which might be
provided (police, clean-up, etc.) and benefits
indirectly by generating more visitation and
activity.
As for the sponsors, the funds are often redirected
at additional promotional activities for the down
town, such as in Tarpon Springs and Mount Dora.
Thus, there is a residual affect which begins on
the day of the event and continues through subsequent advertising, other special promotions, and
maybe the sponsorship of smaller events.

In all cases, the most successful events have
widespread community support and a dedicated
group of volunteers. A close working relationship
with the city is necessary if such events are to
complement other, capital programs sponsored or
paid for the city.

Gulfport Waierfroni Area Redevelopment Plan

Other Programs or Uses
A weekly cipen air market and moorage for
commercial charters were also considered as were
fees or permits for beach pavilions under certain
circumstances.
The concept of an open air market is particularly
appealing because it draws local support from
week to week. Such a market is not likely to be a
profitable venture for several years, but in most
cases, a well managed market can expect to break
even. Orlando and Winter Park offer two contrasting examples. Winter Park has an established
market which now has a net operating income of
approximately $20,000 to $25,000, whereas
Orlando, market, now in its second year of
operation, expects only to cover all expenses from
booth rentals.
Given the calendar of events already outlined and
the generally limited physical area available, it is
assumed that on festival weekends, there will be
no scheduled market.
From a planning standpoint, the facilities should
be considered well in advance so water and
electrical service could be made a part of the
potential market infrastructure.
Charter and tour boats have proven very su=ssful in St. Petersburg, Clearwater, and John's Pass.
At the publicly owned marina in Clearwater there
is a long waiting list for commercial moorings.
Obviously, Clearwater provides a prime location,
but smaller v=ls for charter fishing do not
appear to be an unreasonable expectation,
although probably at a discount to the rates
experienced elsewhere.. It was assumed that two
commercial slips could become available at the
pier. Like the market, water and electrical
services are necessary.

Permits and licenses for park pavilions were
discussed as a means of offsetting park maintenance costs. Such fees are probably a minimal
source of revenue and should not be considered
until the area has become firmly established as an
activity center.
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Table 1
Illustrative Net Revenue To Be Realized From Selected Special Events ($1991)
Event

Season

TvpicalSponsor

TvpicalNetRevenue

Art Festival
Christmas Crafts
Seafood Festival
Fishing Tournament

Jan-Feb
Early Fall
Early Spring
Subject to
Permitting
July
May
Early Spring
November
April

Cultural Group
Civic Group
Civic Group
Chamber

$10,000-$50,000
$10,000-$50,000
$15,000-$25,000
$5,000-$10,000

July 4th Party
Annual Block Party
Symphony Under Stars
Antique Car Show
Nostalgia Day
Volleyball Tournament

Ongoing

City
City
Symphony
City/Car Club
Historical Society
·Private/City

Break Even
Break Even
$15,000-$25,000
Break Even
Break Even
Unknown

Source: Rea~ Estate Research Consultants) Inc.; interviews with selected groups

Table 2 ,
:
Illustrative Pro-Forma Analysis and Statement of Income and Expenses for a Small Inh ($1991)
Total Cost
48-50 Rooms at $56,000-$60,000
Debt Service at 10.00% to 15 years, 80% LTV

$2,700,000
$283,000

Typical Year
Assumed Occupancy
Average Rate
Room Revenue
Other Revenue

88-92%
$90
$1,231,000
$100,000

Total

$1,331,000

Expenses
Debt Source

$945,000
$283;000

Total

$1,128,000

Cash Flow
Land Lease (3% of sales)

$103,000
$36,936

Source: Real Estate Research Consultant, Inc., Lodgjng Industry Trend

Gulfport Waterfront Area Redevelopment Pinn

Table 3
Il!ustrativePro-Fonna Analysis and Statement orincome and Expenses for a Restaurant ($1991)
Total Cost
153 seats in 4,600 square feet@ $80/ft
Debi service@ 10.0% 15 years 80% LTV
Tvpical Year
Food Sales
Beverage Sales

$685,318
$172,507

Total

$857,825

Expenses
Debt Service

$772,043
. $38,600

Total

$802,043

Cash F1ow
Land Lease (3% of sales)

$47,182
$25,734

Source.: Real Estate Research Consultants, Inc.

National Restaurant Association

$368,000
$38,600

Gulfport Waterfront Area Redevelopment Plan

Table 4
Summary of Potential Revenue Associated With Development Activities in Study Area ($1991)
Potential Revenue

Source
Real Est.ate Activities
48-50 room Inn

Ground Lease

3% of gross sales

$30,000-$50,000

Restaurant
(150-160 seats)

Ground Lease

3% of gross sales

$20,000-$30,000

Concession_ Stands
(3)

Space Rental

Base Monthly
$200/stand

$7,000-$10,000

Casino

Rental

Charge to User, varies

$10,000-$20,000

Special Events or Promotions
No revenues expected
to accrue to City

Various

Other Programs or Activities
Charter Berths (2)

Slip Rental

Base monthly,
$200-$250/slip

$4,000-$6,000

Farmer's Market

Space Rental

Base weekly,
$10-$15/booth

$7,000-$10,000

Pavilion Fees

User Fees

$40-$50/permit on
holidays

Nominal

Total Annual Revenue
Source: Real Estate Research Consultants, Inc.

)

$78,000-$126,000
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APPENDIXB
Ordinance establishing CRA and TIF
--forthcoming
--City of Gulfport
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APPENDIXC
Finding of Necessity

APPENDIXC
FINDING OF NECESSITY
Prepared By: City of Gulfport, Community Development Department, February 1992
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RESOLUTION NO. 92-55
A RESOLUTION CREATING THE COMMUNITY
REDEVELOPMENT AGENCY OF THE CITY OF
GULFPORT; DECLARING THE CITY COUNCIL OF
THE CITY OF GULFPORT TO BE THE AGENCY;
FINDING THE AGENCY TO BE A PUBLIC BODY
CORPORATE AND POLITIC; AUTHORIZING AND
DIRECTING THE COMMUNITY REDEVELOPMENT
AGENCY TO EXERCISE POWERS DELEGATED TO
THE CITY OF GULFPORT BY THE BOARD OF
COUNTY COMMISSIONERS OF PINELLAS COUNTY, ·
FLORIDA; AND PROVIDING FOR AN EFFECTIVE
DATE.
WHEREAS, in Resolution 92-25 the City Council of the City of Gulfport
(The "City Council") found that conditions of blight ex:ist within certain
·'boundaries within a specific portion of the waterfront area of the City of
Gulfport; and
WHEREAS,

the City Council found in Resolution 92-25 that the

rehabilitation, conservation, redevelopment, or a combination thereof, of such
area is necessary in the interest of the public· health, safety, morals, or
welfare of the residents of the City of Gulfport; and
WHEREAS, the City Council found in Resolution 92-25 that there is a
need for a community rede.velopment agency to function within said blighted
area; and
WHEREAS, by Resolution 92-148, the Pinellas County Board of County
Commissioners delegated redevelopment powers under Chapter 163, Part III,
Florida Statutes, to the City Council of the City of Gulfport and permitted
further delegation to a community redevelopment agency created by the City
Council; and
WH:EREAS, the City Council desires that such redevelopment powers be

r

exercised by a community redevelopment agency consisting of the members of

'---··

the City Council.

Resolution No.
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NOW, THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CITY
OF GULFPORT, FLORIDA, AS FOLLOWS:
SECTION ONE:

There is hereby create.d and established the

Community Redevelopment Agency of the City of Gulfport, "The Agency",
which shall carry out the redevelopment of the area described in Resolution
92-25 as enacted, and as it may be amended, and which shall have and
exercise all of the powers of redevelopment agencies under Part III, Chapter
163, Florida Statutes, as it may be amended, to the extent such powers have
been delegated by the Board of County Commissioners of Pinellas County.
SECTION TWO:

The City Council hereby declares itself to be the

Agency, which shall consist of the members of the City Council.
SECTION THREE: The City Council finds and declares that the Agency .

L~

is a public body corporate and politic. The members of the governing body
shall beo the members of the Agency, and such members shall constitute the
head of a legal entity, separate, distinct, and independent from the governing
body of the City of Gulfport, subject to the provisions of Part III, Chapter
163, Florida Statutes.
SECTION FOUR:

Subject to those prior approvals by the City Council

required by Part III, Chapter 163,. Florida Statutes, and subject to the
provisions of Resolution 92-148 of the Board of County Commissioners of
Pinellas County, the City Council does hereby authorize and direct the
Agency to exercise the redevelopment powers delegated to the City Council,
by the Board of County Commissioners of Pinellas County.
SECTION FIVE:

r

The City Council hereby finds that, as provided in

Resolution 92-148 of the Board of County Commissioners of Pinellas County,

Resolution No.
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· those redevelopment powers not specifically enumerated in such resolution as
being delegated to the City Council may not be exercised by the Agency.
SECTION SIX:

Pursuant to Section 163. 357(1), Florida Statutes, the

members of the City Council constituting the Agency shall be those individuals
serving as members of the City Council from time to time, as provided in the
City Charter of the City and.other applicable law, and serving as a member of
the Agency shall constitute ctn additional duty of office by any member of the
City Council.
SECTION SEVEN: All Resolutions of the City Council of the City of
Gulfport in conflict or inconsistent with this Resolution are, to the extent of.
such conflict or inconsistency, hereby rescinded.
SECTION EIGHT: This resolution shall become effective immediately
upon its adoption.

l-::-

PUBLISHED:

Julv 16, 1992, & July 20, 1992

FIRST READING:

August 4, 1992

PUB LISH ED:.

August 8, 1992

SECOND READING AND
PUBLIC HEARING:

August 18, 1992

.
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)

I, Lesley DeMuth, City Clerk of the city of Gulfport, Florida, do hereby
certify that the foregoing Resolution was duly adopted in accordance with the
provisions of applicable law this 18th day of August, 1992.
'1 1

r
)
,,_.

/ ; (0L,_1 </{_;,_0ffed

~~ M.

DeMuth, City Clerk

EXECUTIVE SUMMARY
The City has recognized the need to redevelop
strategic areas within its boundaries to maintain a
viable tax base in order to maintain acceptable
levels of service for its residents. This need was
identified in the 1987 Economic Report prepared
by the City's Planning Department and manifested in Policy 5.4 of the Economic.Development Element of the Comprehensive Plan,
Adopted 1989.
This Report defines the boundaries of the proposed waterfront redevelopment district and
provides a description of existing conditions
which justify the need for redevelopment. The
proposed district has a predominance of deteriorated streets and sidewalks, faulty lot layouts,
unsanitary and unsafe conditions; deteriorated
sites, inadequate parking facilities, and substantial
diversity of property ownership. These existing
conditions have .created a social and economic
environment that has essential! y served to discourage private investment, stifled sound growth,
affected the provision of acceptable housing
•a=mmodations, and contributed to traffic and
parking problems. Improvement of each of these
areas through redevelopment efforts will result in
a more desirable area to work, shop, live and
recreate and thereby enhance the marketability of
the proposed area. Redevelopment of the proposed waterfront district will result in a unique,
aesthetically pleasing and functionally diverse
area which will serve to stabilize the City's
overall tax base.

I. INTRODUCTION
The City of Gulfport is located in the southwest
comer of peninsular Pinellas County with the City
of St. Petersburg bordering to the north and east,
an unincorporated area of Pinellas County to the
west, and Boca Ciega Bay to the south. As a
result of these man-made and natural boundaries,
the City's potential for growth is severely restricted, thereby limiting any meaningful expansion of the City's tax base necessary to maintain
existing levels of services. Economic growth in
Gulfport, therefore, depends entirely upon maxi-

mizing effective use of existing land use patterns
and associated natural features. Recognizing that
redevelopment of critical areas within the City is
imperative to maintaining a healthy tax base, the
City intends to use all available tools, including,
but not limited to establishing a Community
Redevelopment District pursuant to Chapter 163,
F.S., to promote and stimulate such redevelopment in said areas.
The above stated conclusion that redevelopment
of strategic areas within the City is imperative for
preserving the City's economic stability is generally based on information contained in the "City
of Gulfport Economic Report", which was prepared by the City's Planning Department in 1987.
This report included a structural quality survey
which established that the majority of structures
are primruily residential and are more than 30

years old. This is reflected in the general characteristics of the housing stock in Gulfport. Due to
the more modest needs of the many elderly
residents of the City, these homes are srnaller than
the norm, constructed of wood and provide fewer
conveniences than other homes in the surrounding
communities. The structural quality survey
revealed that 30.4 percent of all structures were in
a deteriorating state with another 2.1 percent
considered to be dilapidated.
The impact of an aging and deteriorating housing
stock on the City's tax base is self-evident. To
meet this challenge, the City included an optional
"Economic Development and Area Redevelopment Element" in its Comprehensive Plan which
was adopted in December 1989. Policy 5.4 of
this element states, in part, that the City shall
explore the feasibility of creating community
redevelopment districts pursuant to Chapter 163,.
Part III, F.S., and the City shall designate redevelopment study districts including the Beachfront
(area bordered by Shore Blvd. So., 56th St. So.,
28th Ave. So., 54th St. So. to 31st Ave. So. and
53rd St. So.).
The purpose of this document is to meet requirements outlined in Chapter 163, Part III, F.S., for
establishing a redevelopment district within the
area defined in subsequent sections of this report.
1

II. CHAPTER 163, F.S., REQUIREMENTS
A. Area and Boundary of District

Chapter 163, Part III, F.S, "Community
Development", requires that any area designated
for redevelopment must meet the guidelines set
forth in Section 163.335, "Findings and
Declarations of Necessity". Specifically, it must
be found and declared under 163.335 (1-5) that:
• conditions constitute a serious and growing
menace injurious to the public health, safety,
morals, and welfare;
• economic burdens decrease tax base and
reduce tax revenues which substantially impairs
or arrests sound growth;
• traffic facilities require improvements due to
problems and hazards that exist;
,. rehabilitation of areas through appropriate

public actions is necessary;
• preservation or enhancement of the tax base is
essential to its existence and financial health;
• community redevelopment, when complete,
will enhance the tax base and provide increased
tax revenues; and
• the existence of housing conditions affect the
health, safety and welfare of the residents which
in tum retards growth, economic and social
development, and elimination or improvement of
such condition is a valid and desirable public
purpose for a matter of concern and policy.

The proposed district encompasses 83.87
acres and is defined by the following
boundaries:
Beginning at Boca Ciega Bay and 58th
Street, north to 31st Avenue, then east to
56th Street, then north to 28th Avenue and
north to Gulfport Boulevard along the alley
west·of Beach Boulevard (includes two
parcels north of Gulfport Boulevard), then
east to the alley east of Beach Boulevard,
then south. to 28th Avenue, then east to 54th
Street, then south to 31st Avenue, then east
to 53rd Street, then south to Boca Ciega
Bay.
These boundaries were determined by the
following criteria:
1. The natural boundary of Boca Ciega
Bay to the south;
2. a concentration of commercial activity
along Beach and Shore Boulevards;
3. the corridor which historically lead to
the waterfront area; and
4. keeping the proposed area to a
manageable size.
B. Land Use

The following sections of this report will show
that the area designated for redevelopment meets
the tenets of the above listed requirements.
III. PROFILE OF PROPOSED AREA

The waterfront area designated for redevelopment
was created as a result of findings in the
Economic Report and which are manifested in
Policy 5.4 of the "Economic Development and
Area Redevelopment Element: of the
Comprehensive Plan. Exhibit A illustrates the
location of this proposed district in a regional
setting whereas Exhibit B provides a more
detailed depiction of the proposed area within the
City.

The proposed district is primarily residential
in nature with commercial activity generally
concentrated at the southern terminus of
Beach Boulevard and along Shore
Boulevard west of 56th Street. Land uses
within the proposed district, as illustrated in
Exhibit C, consists mainly of residential lots
(54%) and recreation/open space (28.4%).
The remaining land uses consist of
businesses, vacant lots and public/semipublic uses.

2.

3. There is no provision for safe bicycle travel
and parking.
4. Angled parking, in its current configuration
coupled with the width of the roadway, create
a hazardous condition for both pedestrian and
vehicular traffic. The extreme width of Beach
Boulevard is a result of its history when the
trolley was located along the centerline.
5. Parking configurations within the district are
inadequate due to the following aspects:
• Parking space size and layout are carryovers from outdated engineering practices
and code specifications. These create an
insufficient number of spaces.
• Parking spaces are mostly on-street
spaces with only two businesses providing
off-street lots.
• Currently, few handicapped spaces are
provided. The Jack of handicapped spaces
together with the lack of ramps for sidewalk use for entry to commercial and
office establishments or residences prevents disabled users from parking.
2. Faulty lot layout in relation to size, adequacy, accessibility or usefulness

Lot layouts in the Proposed Waterfront Redevelopment District reveals three distinct platted
subdivisions traversing the proposed area. Although each subdivision contains unique characteristics with regards to lot layout, size and orientation, the common thread to each is small lot
layout. Typically, the waterfront area contains
the smaller lots with the average size ranging
from 3,600 to 5,000 square feet. Further from the
waterfront, average lot size increases to approximately 7,650 square feet. Average lot frontage
for the entire proposed area is under 50 feet.
Parcel size has become a problem involving land
use, zoning, and modern residential, commercial
and office development requirements. Residential
land use reveals conflicts between zoning and
parcel size. Sixty percent of single family residences meet all zoning requirements, whereas
on! y 23.3 percent of multifamily residences meet

all zoning requirements. Exhibit D illustrates the
percentages of residential multifamily lots which
do and do not meet zoning requirements. Overall,
45 percent of all residential housing meets zoning
requirements. Exhibit E combines single and
multifamily to show overall residential housing
and zoning requirements.
Requirements of Limited Commercial and Residential-Office-Retail zoning categories do not set
forth minimum lot requirements but provide that
all applicable site development requirements are
met. To meet these, existing structures should be
located on larger sized lots. Presently, lot sizes
are undersized for the structures. In many instances, requirements are not met, including
parking. Adequate parking for the traffic generated is not provided.
Current parcel sizes within the proposed District
are inadequate for modern commercial and office
development requirements. Requirements for
parking, landscaping and storm water retention
could not be achieved on most lots. Attempts to
assemble a series of small lots for ~ommercial or
office development is further aggravated by the
diversity of property ownership.

3. Unsanitary of unsafe conditions
Many of the buildings in the district were constructed prior to 1940 and require extensive
maintenance. These structures require not only
intensive maintenance to prevent deterioration,
but also considerable upkeep of the grounds. The
older, unkept structures represent an aesthetic
problem leading to other issues. They contribute
to health and safety problems to adjacent properties in addition to the City as a whole. Older
structures in need of maintenance tend to accumulate litter, attract pests, create fire hazards, require
extensive code enforcement and require increased
police protection.
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Safety is an important aspect of any commercial
or residential district. A clean, safe area allures
people to shop, conduct business, recreate and
live, which in tum attracts private investment,
thereby strengthening a community and expanding
its tax base. The condition of structures and
property, therefore, must be kept up to code.
Further deterioration will only jeopardize the
present and future of the proposed District as well
as its marketability. The use of code and building
requirements can stop deterioration. Progress
through improving the present conditions of the
area can be made.
4. Deterioration of site or other improvements
Deterioration of the proposed district is, in part, a
result Of the existing building stock, much of
which is at least fifty years or older. A structural
quality field survey, based on criteria contained in
a Field Coding Manual developed in 1977 by the
City of St. Petersburg Planning Department,
yielded the following data:
Of the 220 structures surveyed, 39 (17.8%) are
classified as deteriorating or dilapidated. The.
remaining were identified as excellent or sound.
Exhibit F displays the percentage of structures
within each survey condition category.
The proposed area is visually unorganized. It
lacks a pleasing and consistent design in terms
building form, design, and overall site development, including landscaping. The ·poor visual
quality is further diminished by unattractive
architectural styles and signage, dull building
design, lack of adequate streetscaping and
cluttered signage.
5. Diversity of property ownership

The majority of properties in the area are owned
by different individuals or corporations.
Ownership of multiple properties within this
proposed area is not common. In fact, 194 people
or entities own the 230 properties located within
the proposed District. The diversity of property
ownership poses a severe problem for the
assemb.]y of parcels which is required for most

types of modem commercial, office and
large scale residential development.
6. foadequate pa.tiring facilities
Parking is a major concern within the Proposed Waterfront Redevelopment District.
Parking affects all parties that visit or use
the area for business, residential and recreational purposes. The existing parking
scheme contains conflicts created by
inefficiencies through the diverse uses in the
proposed area. The result is an occupation
of parking spaces intended for shopping,
business or residential and the actual activity of the person who occupies the space is
an.other purpose.
Commercial development in the proposed
District is characterized by C-lA and R-OR zoning, small lots, and in some instances,
divided lots. These factors contribute to
small lot, single structure developments.
Some strip store front developments are
found along the waterfront area. Available
parking for these stores has become '\ problem. Customer spaces are located only on
the street along the store fronts. Parking
conflicts occur when spaces, normally taken
by shoppers, are occupied by beach goers
and other non-shoppers. Potential customers simply go elsewhere for their shopping
needs. This existing parking situation detracts from the marketability of the area.
The City provides on-street parking only.
Beach goers, residents and non-residents,
pay for parking along the waterfront. The
off-street lot located at the public beach can
accommodate approximately 100 vehicles
within the unstructured parking area. Only
two businesses in the proposed district have
off-street parking with the remainder
utilizing on-street spaces. A perceived lack
of available parking resulting in a loss of
potential business and marketability, created
from the existing conflicts leads to a
parking issued to be resolved.
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APPENDIXD
Chapter 163 Requirements

APPENDIX D
Purpose
Chapter 163, Part III of the Florid Statutes is
specific r_egarding the steps necessary to establish
a Community Redevelopment Area and
subsequently initiate projects.

The basic five step process which will lead to
realization of the first project in Gulfport includes:
1. Establishing a Finding of Necessity,
2. Defining a Community Redevelopment Area;
3. Establishing a Community Redevelopment
Agency,
4. Preparing a Community Redevelopment Plan
5 Establishing a Redevelopment Trust Fund.

5. Establish a Redevelopment Trust Fund-The Redevelopment Trust Fund receives the
tax increment fonds as they are generated
each year. The REdevelopment Trust Fund
is administered by the Community
Redevelopment Agency.
The preceding steps have defined the need
and the means for community
redevelopment, established an agency to
oversee the redevelopment process, and put
in place a funding mechanism to fund the
redevelopment projects enumerated in the
Redevelopment Plan. Gulfport is now in
the position to begin the first project leading
to thP nlt1m::ite rPvit~liz:::itirm nf the

1. Establishing a Finding of Necessity--The first

step in the Community Redevelopment process
required the City of Gulfport to approve a finding
of necessity The Finding of Necessity established
those conditions which substantially impair the
sound growth of the proposed -Redevelopment
Area. On April 7, 1992, the Gulfport City
Commission passed resolution #92-25, declaring a
Finding of Necessity.
2. Define a Community Redevelopment Area-The Community Redevelopment Area is that area
defined by legal description in which all of the
future redevelopment projects will be located. It
is also the area which will fund the
REdevelopment Trust Fund via the tax increment
process.
3. Establish a Community Redevelopment
Agency--The Community Redevelopment Agency,
was established by the Gulfport City Commission
by Resolution 92-55. Among other duties, the
Redevelopment Agency will be responsible for
implementing the Community Redevelopment Plan
and administering tbe Trust Fund.
4. Prepare a Community Redevelopment Plan-The Community Redevelopment Plan identifies
the improvements that will revitalize the
Community Redevelopment Area. The projects
contained in the Community Redevelopment Plan
are specific and have been conceptually detailed in
the plan.

waterfront area.
The specific purpose of the Gulfport
Waterfront Redevelopment Plan is to:
1. establish the definitive boundaries of the

Community Redevelopment Area,
2. provide the Community Redevelopment
Agency with a workable plan based upon
community identified goals and objectives,
3. define those areas where opportunities
for development or redevelopment .exist
within the framework of the Community
Redevelopment process,
4. outline a process whereby the resources
of the tax increment district can be utilized
to achieve the projects identified in the
plan, and
S. to satisfy the requirements of the Florida
Statutes Chapter 163.360 and 163.362.

Gulfport Waterfront Area Redevelopment Plnn

Required Contents of the Community
Redevelopment Plan
Chapter 163.362 of the Florida Statutes lists the
mandatory requirements of every Community
Redevelopment Plan. The following section
specifically addresses each of the requirements of
Chapter 163.362. (This plan goes beyond the
requirements of Chapter 163.362 with the detail
contained in the body of the plan.)
In order to satisfy the requirements of Florida
Statutes Chapter 163.362, every Community
Redevelopment Plan shall: ·
(1) CONTAIN A LEGAL DESCRIPTION OF
THE BOUNDARIES OF THE COMMUNITY
REDEVELOPMENT AREA AND THE
REASONS FOR ESTABLISHING SUCH
BOUNDARIES SHOWN IN THE PLAN.
The Community Redevelopment Area contains
approximately 83.87 acres. The legal description
for the area follows as Exhibit"A
The boundaries established for the Community
Redevelopment Area are based upon Resolution
#92-25 passed by the Gulfport City Commission
on April 7, 1992, declaring a Finding of
Necessity. The Finding of Necessity established
that present conditions within the identified
redevelopment area constitute an economic and
social liability. The Finding of Necessity is
supported by substantial evidence satisfying the
requirements of Florida Statute 163.335.
(2) SHOW A DIAGRAM AND IN GENERAL
TERMS:
(a) THE APPROXIMATE AMOUNT OF OPEN
S.PACE TO BE PROVIDED AND THE STREET
LAYOUT.

. ,,

The approximate amount of open space currently
contained in the Community Redevelopment
District is J 1.59 acres or 13.8%. Following the
completio·n of identified projects in the
Community Redevelopment Plan, the amount of
." .

.

Location of open space and the street layout
for the Community Redevelopment District
is depicted in the CRD Land Use Map
(Appendix E).
(b) LIMlTATIONS ON THE TYPE, SIZE,
HEIGHT, NUMBER AND PROPOSED
USE OF BIBLDINGS.
Limitations on the type, size, height,
number and proposed use of buildings shall
be regulated by the Gulfport Zoning
Ordinance and the Waterfront Area Land
Use Plan and Map (Appendix E).
(c) THE APPROXIMATE NUMBER OF
DWELLING UNITS
The number of dwelling units in the
Community Redevelopment Area is· as
follows:
Single-Family
Multi-Family
Condominiums
Co-operatives

ll3 .
80
I (with 8 units)
0

(d) SUCH PROPERTY IS AS INTENDED
FOR USE AS PUBLIC PARKS,
RECREATION AREAS, STREETS,
PUBLIC UTILITIES, AND PUBLIC
IMPROVEMENTS OF ANY NATURE.
Public parks, recreation areas and the
general street layout have been identified in
Appendix E. There are a number of public
projects proposed including the following:
•Restoration of the Gulfport Casino
•Beachfront Amenities: expansion of
fishing pier, bait shop, excursion boat and
dock/mooring facilities; public restrooms;
snackbar.

•Shore Boulevard Improvements: open air market,
picnic shelters, landscape enhancement, redesign
parking facilities.
•Beach Boulevard Streetscape
•Area Gateways & Signage
•Waterside Amphitheater
•Parking Facilities
•Cultural Arts Facility
(3) IF THE REDEVELOPMENT AREA
CONTAINS LOW OR MODERATE INCOME
HOUSING, CONTAIN A NEIGHBORHOOD
IMPACT ELEMENT WHICH DESCRIBES IN
DETAIL THE IMPACT OF THE REDEVELOPMENT UPON THE RESIDENTS OF THE
REDEVELOPMENT AREA AND THE SURROUNDING AREAS IN TERMS OF RELOCADON, TRAFFIC CIRCULATION ENVIRONMENTAL QUALITY, AVAILABILITY OF
COMMUNITY FACILITIES AND SERVICES,
EFFECT ON SCHOOL POPULATION, AND
OTHER MATTERS AFFECTING THE
PHYSICAL AND SOCIAL QUALITY OF THE
NEIGHBORHOOD.
It is anticipated that some relocation may occur
during the course of implementation of the
Community Redevelopment Plan. This relocation
will potentially involve business establishments as
well as residential households.
Previous documentation and relocation experience
has indicated that households relocating:
•tend to relocate into similar or familiar neighborhoods;
•have relocated into dwelling units that are in
better condition that current units;
·generally favor finding their own replacement
units.
The Gulfport Waterfront Community
Redevelopment Plan will not require substantial
relocation and, therefore, it is not anticipated to
have a significant impact. If relocation does
occur, the· Community Redevelopment Agency
will provide such assistance as is necessary to

assist those residents in need of finding and
acquiring replacement housing.
The City will adopt, by resolution,
minimum county standards addressing
relocation of low-to- moderate income
residents in the Waterfront Redevelopment
District.
(4) IDENTIFY SPECIFICALLY ANY
PUBLICLY FUNDING CAPITAL
PROJECTS TO BE UNDERTAKEN
WITHIN THE COMMUNITY
REDEVELOPMENT AREA
Neither the City of Gulfport, Pinellas
County or the Florida Department of
Transportation have identified planned
capital improvement projects within the
district.
(5) CONTAIN ADEQUATE SAFEGUARDS THAT THE WORK OF THE
REDEVELOPMENT PLAN WILL BE
CARRIED OUT PURSUANT TO THE
PLAN.
The work of redevelopment will be carried
out by the Community Redevelopment
Agency. The entire redevelopment process
has been established consistent with Chapter
163, Part III, Community Redevelopment of
the Florida Statutes. It is the intent of the
City of Gulfport to comply with those
requirements as established in Chapter 163,
Part III, of the Florida Statutes.
(6) PROVIDE FOR THE RETENTION OF
CONTROLS AND THE
ESTABLISHMENT OF ANY
RESTRICTIONS OR COVENANTS
RUNNING WITH LAND SOLD OR
LEASED FOR PRIVATE USE FOR SUCH
PERIODS OF TIME AND UNDER SUCH
CONDITIONS AS THE GOVERNING
BODY DEEMS NECESSARY TO
EFFECTUATE THE PURPOSES OF THIS
PART.

This provision of a Community Redevelopment
Plan will be satisfied on an individual basis as
each project is carried through final documentation
or design.
(7) PROVIDE ASSURANCES THAT THERE
WILL BE REPLACEMENT HOUSING FOR
THE RELOCATION OF PERSONS.
TE.MPORARILY OR PERMANENTLY
DISPLACED FROM HOUSING FACILITIES
WITHIN THE COMMUNITY
REDEVELOPMENT AREA.
If, as a result of implementation of projects
contained vrithin this Community Redevelopment

Plan relocation of persons becomes necessary on
either a temporary or permanent basis, the
Community Redevelopment Agency will be
responsible for the provision of replacement
housing for those affected persons consistent with
applicable State Guidelines.
·
(8) PROVIDE AN ELEMENT OF
RESIDENTIAL USE IN THE
REDEVELOPMENT AREA IS SUCH USE
EXISTS IN THE AREA PRIOR TO THE
ADOPTION OF THE PLAN OR IF THE PLAN
IS INTENDED TO REMEDY A SHORTAGE OF
HOUSING AFFORDABLE TO RESIDENTS OF
LOW OR MODERATE INCOME, INCLUDING
THE ELDERLY.
The Plan is not intended to remedy a shortage of
housing for residents of low or moderate income,
however, there the plan protects the existing
residential uses within the Redevelopment District.
(9) CONTAIN A DETAILED STATEMENT OF
THE PROJECTED COSTS OF THE
REDEVELOPMENT, INCLUDING THE
AMOUNT TO BE EXPENDED ON PUBLICLY
FUNDED CAPITAL PROJECTS IN THE
COMMUNITY REDEVELOPMENT AREA DNA
ANY INDEBTEDNESS OF THE COMMUNITY
REDEVELOPMENT AGENCY, THE COUNTY
OR THE MUNICIPALITY PROPOSED TO BE
INCURRED FOR SUCH REDEVELOPMENT IF

SUCH INDEBTEDNESS IS TO BE
REPAID WITH INCREMENT
REVENUES.
Exhibit D is a list of proj eels identified in
the Gulfport Waterfront Redevelopment
Plan and the estimated cost of each project.
(10) PROVIDE A TIME CERTAIN FOR
COMPLETING ALL REDEVELOPMENT
FINANCED BY INCREMENT
REVENUES. SUCH TIME CERTAIN
SHALL OCCUR NO LATER THAN 30
YEARS AFTER THE FISCAL IN WBJCH
TEE PLltN IS ~ti.. PPROVED OR_
ADOPTED.
A detailed statement of the proj·ected costs
of redevelopment has been determined. It is
anticipated that increment revenues to pay
for the projected cost will require n9 more
than 3 0 years after adoption of the
Community Redevelopment Plan for
funding. If the redevelopment increment
revenues exceed expectations, the time
certain for completing all redeveloprhent
financed by increment revenues may
decrease.
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EXBJBIT A

LEGAL DESCRIPTION OF IBE GULFPORT
WATERFRONT REDEVELOPMENT AREA
Commence at the northwest comer of the north one-half of the southwest one-quarter of Section
33, Township 3] South, Range 16 East, PineJlas County, Florida, said comer also being the
centerline intersection of 29th Avenue South and 58th Street South; thence proceed south 815.9
feet along the centerline of 58th Street South to the intersection with the centerline of 31st
Avenue South as the Point of Beginning; thence proceed east 1;043 feet along the centerline of
31st Avenue South to the centerline of 56th Street South; thence north 1,241.4 feet along the
centerline -of 56th Street South to the centerline of 28th Avenue South and continuing north 2,354
feet along the east boundary of the alley west of Beach Boulevard South/55th Street South to a
point, said point being the northwest comer of lot 8 of block 36 of the Gulfview Section within
Pasadena Gardens Subdivision; thence east ]57 feet along the property line between lots 8 and
9 of said block to the centerline of 55th Street South; thence north 220 feet along the centerline
of 55th Street South to the centerline of 21st Avenue South; thence east 368.2 feet along the
centerline of 21st Avenue South to a point, said point being the northeast comer of lot 9 of block
35 of Gulfview Section within Pasadena Gardens Subdivision; thence south 143 feet along the
property line between lots 9 and l O of said block to a point, said point being the northeast comer
of lot 12 of said block; thence west l 00 feet to a point, said point being the northeast cdmer of
lot 14 of-said block thence-south 127 feet long along the property line between lots 14 'and 15
of said block and continuing south 2,243 feet along the west boundary of the alley east of Beach
Boulevard South to the centerline of 28th Avenue South; thence east 178 feet along the centerline
of 28th Avenue South to the centerline of 54th Street South; thence south 1,224.5 feet along the
centerline of 54th Street South to the centerline of 31st Avenue South; thence east 40-9 feet along
the centerline of 31st Avenue South to the centerline of 53rd Street South; thence south 395 feet
along the centerline of 53rd Street South to mean high water mark of Boca Ciega Bay; thence
. west 2,61 S feet MOL along the mean high water mark of Boca Ciega Bay to the centerline of
58th Street South; thence north 1,030 feet along the centerline of 58th Street South to the Point
of Beginning.
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CAPITAL PROJECTS - Exhibit D
Public
Fundine:
l. Restoration of the
Gulfport Casino
f··-·-·.·····.

••••·••••·•• ••• •••••'••• ••••••• ••••••••- •••·•••••

2. Building Facade
Improvement Program

Private
Funding

X
•·•••••••••••

X

Revenue
Generating

X
••••••

Possible
Grant

X

Order of Public
Ma~itude Cost

$100,000 - 500,000

••••••••••••••••••••••'•••••·--•••••••••••••••••·•••••••·•.".".",•••••••.".""."•"•"•"".",","•·••••••••••·•••••••••••••••••.".".".'.",'•'•"•·•N,"."•"•"•••••••••••••."."."•·••••••••••••."s•,·'•••••.",',"•"•·•••.•••••.",",'••·•."-",'•·•••••••·•·••••·•.".",•••••••••.".•.••••••••·•·•1

X

25,000 - 75,000

/:-:.:-:,.·.·..•-•..•..•••..••.•.......-... ·······································································································-··················· .... ····•················•·••••··•···•·...·.•·•••··•••··•··••·····...•.·········.....·.·····························:··.·.•·····...·:·.·.·.•.·.·.·.•.•.·.·.·.·.·.·········:·:···:•:•:·:·:I

3. Beachfront Amenities
Fishing Pier
Bait Sh_op
Snack Bar Area

X

X
X

X

,,.,.,.,....·

X
X

X

20,000 - 100,000
25,000
50,000
...... ·.··········.-.-·.·.·.·.·•:•:·:•·•:•:•:•:•.-:❖ :•:•··=·=•:•:•.·=·=·=•:•=•:•:•:··•:I

4. Shore Boulevard Improvements
Landscape/Streetscape
Marke.t Pavilion
Terraced Pavilion
Community Pavilion
Beach Axial Pavilions

X
X
X

X

X

X

X

X
X
X
X

110,000 - 180,000
150,000
50,000 - 150,000
50,000
60,000

1·····•: .......,.·:·:·:·:•.·.· · ·. '·. ··· ..:•.·.·:• ········..., ·.•.·.-..•... ··.·.· ........·.· ·.•:·.· •.·.• ·:·.·····•·····•·•·············:·.·.·.·.·.·.·.·,.·.-.·.·.- ······•··=•··=._.·:•:• •.••••;.·.;. ••·•••• ·•·=·•····•·.;•.-.·.·:•.•:•:·.·.·...·.·.·.·.·.-.·.·:·:·.·.·.· ·.·.· ··.·.·····:•.·.·.•.•.•.·.····· ·•· ····•·· •.·.·.·•·•·············...·.·.·.·.·:·.··.·.·.·.·.· •·.•.··························•········...•.···'·'··•·········•···•···························:• ··························••·:·.·.·.·c.·.;.·,···1

5. Beach Boulevard Streetscape

X

300,000 - 500,000

f....·.,.

:•:•:·:·:•:•:•··:•:-:•:·:·:·:·:•:·:❖:•:•:•:·:•:•:•:•·•:•:•:·:·:•···•:•:•:•:•:··•:•:·:•:·:•:•:•:•:•:·Y•:•:.;.·.;.;.;.;j

6. Area Gateway and Signage ·

X

. 50,000

1·.·:•:•········.

...... •.··.············ ···.•··.. ·······.•·.······.·····.·.· ..-.- ............ · ... •.•.. :::::····.· .. :.. ::;:·.•...•:: .•... ·.;.. ; .. •:·:.::·•.:.3

7. Waterside Amphitheater

X

X

{•:•:•:·······•·•·

:.::.:·.:;;::.•::·:::::::]

8. Parking
Beach Parking
Off Street Parking
j:·:·:·:···•······

X
X

150,000 - 250,000
120,000

••• •••••·•·••••••••·•·••••••••;.;.·.;.;•.•,.,.;.:.:•:•:•:•:-:•:·.··•:•:•:•:·:•:•:•:·:•:·.-:.,.;.;.;.:•:•:•:•:·:·:·:·:•:•··.•..:·:·:·:·:•·:·:·:·.•:·:•:•:•:·:·:•:•:·:•.·=-:•:•:·:·.·=·=•:•.·!·:•:•:•:•:•:•:•:•:•...<·:·:•:•:•:·.·.·==···:·.·:•:•:·:•:•··:•:•.·=·=·:··•:·.·:•:•:•···•:•:••··•:•:•=•:•.·=·:·:•:•:•.•:•·•..:•:··•:•:•:•·•:•:•.·:·:•:-:-:•:·:·:···=•:•:··•:•:•:•:•.·:·:···:•.·:•.·.. •❖:·:-·.:.:.:•:•····:·:·:·.•:·:•:•.•:•.·.·.·:•·, ••.,•••••.•:•./

9. Cultural Arts Facility

X

X

j:-:-·•:

10. Development of Vacant·
Waterfront Property
l·········

Total

100,000

75,000 - 150,000
.·.·.·····.-.·.·..•.•.·.·.·.·.·,.·.,.,.:.··:···:···=•:•.·='···=···•:I

X
..•..••...•........•..•. ••••···· .......••·.••..•.•...·..•••••... ·········•·•········ ..........·.·.·.·.·.···········:·.·.1

$1,435,000 3,340,000
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APPENDIXE
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Purpose

Land Use Categories

Chapter 163.362 Florida Statutes requires that
a Community Redevelopment plan provide for
limitations on the type, size, height, number,
and proposed use of buildings. The
Redevelopment Area Land Use Plan proposes
land use pattem_s to be achieved by the horizon
of the Redevelopment Plans, which reflect the
following general objectives enumerated on
page 9 of the plan document:

The following are general descriptions of
permitted land uses within the Waterfront
Redevelopment District as depicted in
Exhibit A, Redevelopment Area Land Use
Map. To encourage new or rehabilitative
development within the Redevelopment
District, the City may offer development
incentives _such as parking credits, density
bonuses and financial incentives, if there .is demonstrable evidence that such incentives
promote implementation of the
Redevelopment Plan.

·Re-orient the community to the waterfront;
·Promote mixed uses, including retail,
institutional, service, office, recreation and
exterior oriented activities.

A. COMMERCIAL LIMITED (CL)

·Encourage retail, Transient Accommodations,
and restaurant uses on properties along Shore
Boulevard and Beach Boulevard south of 28th
Avenue.

The purpose of this category is to depict the
area within the Redevelopment district
which is now developed or suited for
development of limited commercial
activities offering goods and services to
residents of surrounding neighborhoods.

·Preserve the residential neighborhoods and the
overall residential character of the waterfront
area by retaining the human scale and
providing "walk to" amenities.

Uses appropriate to and consistent with this
category include the following:
·Primary Uses - Retail Commercial; Office;

·Provide a transitional area for garden office or
specialty commercial uses such as artist
studios and Bed and Breakfasts.
The Redevelopment Area Land Use Map shall
serve as the guideline for the CRA, Planning
and Zoning Board, and City Council in the
review and approval process for all new or
rehabilitative development within the
Redevelopment District. Additionally, all new
or rehabilitative development shall also
conform to requirements of current applicable
state statutes and local ordinances and codes,
as amended from time to time.

Personal/Business Service; Transient
Accommodations.
·Secondary Uses - Residential; Commercial
Recreation, Institutional.
Density/Intensity standards shall be as
follows:
·Non-Residential ·use shall not exceed a
floor area ratio (FAR) of .45 nor an
impervious surface ratio (ISR) of .85.

Gu/Jporl Waterfront Area Redevelopment Pl.an
·Residential use shall not exceed ten (10)
dwelling units per acre.

Uses appropriate and consistent with this
category include the following:

·Transient Accommodations use shall not
exceed thirty (3 0) units per acre.

·Primary Uses - Retail Commercial;
Personal/Business Services; Transient
Accommodations.
·Secondary Uses - Residential; Office;
Commercial Recreation.

B. MIXED USE LIMITED (MUL)

The purpose of this category is to depict the
area within the Redevelopment District which
is now developed or suited to be developed in
a moderately" intensive residential manner and
very low intensity commercial activities
offering services to residents of surrounding
neighborhoods.

Density/Intensity Standards shall be as
follows:
·Residential use shall not exceed ten (10)
dwelling units per acre.
·Non-Residential Use shall not exceed a
Floor Area Ratio (FAR) of .90, nor an
Impervious Surface Ratio (ISR) of .85.

Uses appropriate and consistent with this
category include the following:
·Primary Uses - Residential
D. RESORT FACJLITIES (RF)

·Secondary Uses - Office and Artist Studio
Accessory only;
Density/Intensity Standards shall be as follows:
·Residential use shall not exceed seven and
one half (7.5) dwelling units per acre.

The purpose of this category is to depict the
area within the Redevelopment District
which is suited for development of low
·medium residential and resort, tourist
accommodatiqn use.
Uses appropriate and consistent with this
category include the following:

C. MIXED USE (MU)

The purpose of this category is to depict the
area within the Redevelopment District which
is now developed or suited for development of
moderate intensity commercial activities
offering goods and services to residents of
surrounding neighborhoods, tourists and
seasonal visitors.

·Primary Uses - Residential; Transient
Accommodations.
·Secondary Uses - Municipal Facilities;
Retail Commercial.
Density/Intensity Standards shall be as
follows:
·Residential use shall not exceed ten (10)
dwelling units per acre.

G u/fpor! Waterfront Area Redevelopm en/ Plan
·Transient Accommodations shall not exceed
thirty (30) units per acre.

·Primary Uses - Municipal facilities.
Intensity standards shall be as follows:

·Non-Residential use shall not exceed a floor
Area Ration (fAR) of .60 nor an Impervious
Surface Ratio (ISR) of .70.

·floor area ratio (FAR) shall not exceed .65.
·Impervious surface ratio (!SR) shall not exceed
.90.

E. RESIDENTIAL LOW MEDIUM (RL'\1) ,
The purpose of this category is to depict the
area within the Redevelopment District which
is now developed or suited for development in
a low to moderately intensive residential
manner.
Uses and development standards of the
Residential Low Medium category adopted in
the City of Gulfport Comprehensive Plan shall
be applicable to this area.

F. RECREATION/OPEN SPACE (RJOS)
The purpose of this category is to depict the
area within the Redevelopment District which
is now used, or appropriate to be used, for
open space and/or recreational purposes.
Uses and development standards of the
Recreation/Open Space category adopted in the
City of Gulfport Comprehensive Plan shall be
applicable to this area.
G. PUBLIC FACILITIES (PF)
The purpose of this category is to depict those
areas within the Redevelopment District which
are now used, or appropriate to be used, for
Municipal facilities.
Uses appropriate and consistent with this
category include the following:

Th1PACT ANALYSlS
The explicit intent of the Waterfront
Redevelopment Plan, and, specifically, the land
use element therein, is to preserve the existing
character of the area which is ·manifested
primarily in residential dwellings, public
recreational facilities, and small repil businesses.
Since the area is -virtualiy built out, i.e. only 1.96
acres of vacant land is available for new
development, the plan focuses primarily on
improving existing public facilities and
infrastructure, and providing incentive programs
and a regulatory climate which will spur
rehabilitative development by the private sector.
As demonstrated in Tables I and II, the impact of
the plan in terms of traffic generation is minimal.
The additional l,001 vehicle trips per day
generated by the district will have no adverse
effect on adopted Levels of Service for Gulfport
Boulevard (County Road), 58th Street South, and
49th Street South. Because of limited
opportunities for new development, the CRD will
have no significan't impact on either the potable
water supply or sewage treatment, both of which
are provided by the City of St. Petersburg.

Gulfport Waterfront Area Redevelopment Plan

Due to the fact that the City is in the process
of adopting a comprehensive Stormwater
Management Plan, which includes various
drainage improvements in the CRD, the
Redevelopment Plan does not specifical.ly
address stormwater drainage. However, since
CRD and City staff are one and the same, any
stormwater management project within the
district will be closely coordinated with
infrastructure improvement projects
enumerated in the Redevelopment Plan.
The Redevelopment Plan· does not contemplate
any significant relocation of residents. There
· is only one project in the Plan that would
require such action and it involves one singlefamily residential dwelling and one four-unit
apartment building. However, should
relocation _become necessary, the CRA and
staff will insure minimum county standards are
met.
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TABLE I
CURRENT LAND USE PLAN DISTRrnUTION
AND TRAFFIC GENERATION Wffi!L'\/
THE WATERFRONT REDEVELOP\1ENT DISTRICT
LAND USE

TOTAL
ACREAGE
2.08

COMMERCIAL LIMITED (CL)

PERCENT
2.5~ 1o

TRIPS PER
ACR£1DAY
576

TRIPS
PER DAY
1,198

RESIDENTIAL URBAN (RU)

10.44

I2.4%

79

825

RESIDENTIAL LOW MEDIUM (RLM)

16.30

19.4%

90

l ,467

RESIDENTIAL/OFFICE/RETAIL (ROR)

8.27

9.9%

437

3,6 I 4

I 1.59

13.8%

5.5

64

5.96

7.1%1

789

4,702

29.23
- 83.87

34.9%
100.0%

RECREATION/OPEN SPACE (RIOS)
INSTITUTIONAL (I)
PUBLIC R-O,W
TOTAL

l l,861

TABLE II·
WATERFRONT RED EVELOP:'IIENT D lSTRlCT
L.\ND USE PL.\N A:-s'D TRAFFIC GENERATION
TOTAL
ACRL.\GE
2.08

LAND USE
COMMERCIAL LIMITED (CL)

PERCENT
2.5%

TRIPS PER
ACRE!DAY
576
75*

TRIPS
PER DAY
J, 198

713

MIXED USE LilYIITED (MUL)

9.5 J

11.3%1

MIXED USE (MU)

9.54

11.4%

437

4,169

RESORT FACILITIES (RF)

3.60

4.3%

251

904

12.36

14.7%

90

1, l I 2

5.96

7.1%

789

. 4,702

OPEN SPACE (OS)

l I .5 9

13.8%

S.S

64

PUBLIC R-0-W
TOTAL

29.23

34.9%
l 00.0%

RESIDENTIAL LOW MEDIUM (RLM)
PUBLIC FACILITIES (PF)

*!~lr1d-::1tPrl

"'t '7 t:;

83.87
TTDA

., 1n tr; ..... ,.,,..,,.. ...

...!~-·

-

--

_J

".

12,862
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APPENDIX F

Waterfront Area Survey

SUMMARY
GULFPORT WATERFRONT AREA SURVEY

Ne are conducting this survey as a part of the City of Gulfport's efforts to create a
· Naterfront redevelopment plan. Your answers will help us make recommendations for how
Gulfport's waterfront area can be improved. Please return your survey by June 28, 1991,
.to:
City of Gulfport
2401 53rd Street Tower
Gulfport, Florida 33737
Attn: Mr. Ted Podyka
Thank you!
0-1

Your Name:
Address:
My primary interest in the waterfront area is as a (circle number)
1.
2.
3.
4.
5.
6.
7.
8.

Q-2

property owne,/landlord 16
business owner s
resident 16
patron of goods and services in the area 12
government official or staff 1
user of waterfront recreational facilities 13
employee working in the area o
other (specify)

-------------

Circle ;ill of the things you reoularly do when in the area. (circle number)
1.
2.

work 10
shop 22
3. quick errands 19
4. stroll or window shop 18
5. eat in a restaurant or take-out food place
6. meet friends, socialize 16
7. business meeting 7
8. just pass through s
9. use beach/recreation facilities 24
10. other (specify)_ _ _ _ _ _ __
Q-3.

21

Do you think the majority of people who visit the area are from: (circle number)
1.
2.
3.
4.

neighborhoods close to the waterfront area g
other businesses in the waterfront area o
within Gulfport's city limits (Gulfport residents)
outside of Gulfport 10

25

Q-4

How would you rate the waterfrom area for ,he following: (circle your answer in each
column)

I

I
I

Column 1

a.

I

Attractiveness

b. Duality of eating places

121

12

14

I

Good
9

7

e.

Number of convenient parking spaCes

Good

f.

Convenience of shopping hours

Good
27

Good

h. Saferv during the evening

Good

14

Number of events, festivals, and special
promotions

I.

7

Good
6

Good

I
I
I

Variety of goods sold

k.

Cost of goods sold

I

I.

Quality of goods sold

I Good I
I Good I
I Good I

12 ·
13
11

m. Recrearion:a! opportunities

6

n. Residen,ial quality
0,

Employment oppori:unities

p. Number oi historic buildings

Q-5

I
I

0

Good
4

Good

I
I

4

0

1

8

Fair
13

13

15

0

Poor
4

12

Fair

Poor

11

7

Fair

Poor

16

7

Fair

Poor

9

14

I

Poor

20

6

Ok as is

16

I

7

Needs Improvement

Ok as is

s
Needs Improvement

Ok as is

13

9

I Needs Improvement
I

9

Ok as is

19

5

Needs !mprovemenr

Ok as is

17

I Needs Improvement
17

Needs Improvement

8

I Poor

8

Ok as is

Needs Improvement

Poor

Fair

21

Ok as is

Needs Improvement

11

Fair

15

Ok as is

Needs lmprovement

Poor
15

5

Ok as is

Needs Improvement

Poor

Poo·r

Fair

17

1

6

5

Ok as is

Needs Improvement

Poor

8

11

17

9

Fair

3

Ok as is

Needs Improvement

Poor

3

Fair

22

11

Fair

Ok as.is

Needs Improvement

Poor

7

J'

Good

5

Fair

1

Ok as is
6

Needs Improvement

Poor

9

(21

15

4

Fair

I
I

Needs Improvement

Poor

10

17

g. Friendliness of sales people

13

Fair

8

24

Poor

Fair

6

Good

Fair

I

I7 I

8

17

Good

d. Comfortable places to sit outside

131

Fair

Good

Cleanliness of streets and sidewalks

C.

I7 I

Column 2

15

Ne9ds Improvement

7

Ok as is

I

2

Ok as is
7

I Ok as is

When you think of the waterfrom area, what building, business or landmark first
comes to mind?
Why:

Q-5b How imporiant is the preservation or improvement of that building, business or
landmark to the community and to the positive image of the area. (circle number)
1.
2.
3.
4.

very imporiant
somewhat imporiant
not imporiant
don't know

BEACH :

2

CASINO;

25

VERY IMPORTANT 2
VERY IMPORTANT 21
SOMEWHAT IMPORTANT 2
NOT IMPORTANT 1

PIER :

I

5

(ALL VERY IMPORTANT GROUPED WITH _CASINO)
Vl=AY IMPORTANT 1

Q-6

In what way have outlying shopping areas affected businesses in the waterfront area?
(circle number)

1.
2.
3.
4.
5.

Q- 7

Why?
What do you think has been the overall trend for businesses in the study area
Gulfport in the past five years? Business has ..... (circle number)
1.

2.
3.
Q-8

in

declined 11
stayed about the same 12
improved 7

What do you think wiil be the overall trend for business :n Gulfport in the next five
years? Business will .... (circle number)
1.

2.
3.
4.
Q-9

Very negatively s
Somewhat negatively s
Norat ail s
Somewhat positively 3
Very positively 1

decline 3
stay about the same
improve 11
don't know s

9

What ki_nds of improvements would you like to see in Gulfport's waterfront area?
Uses:

Recreation:

Shopping/Restaurants:
Other.:

Q-10 What positive features do you think makes Gulfport's waterfront area unique and
different from other communities?

Q-9 What kinds of improvements would you
like to see in Gulfport's waterfront area?
Uses:
·Reduce number of bars;encourage new businesses
·Clean, wholesome boardwalk between Pier and
Casino, with games, small rides and concessions,
etc.
·Greater utilization of the Casino for events;attract
tourists and business people from outside
Gulfport.
-A safe place to walk the beach area from town
shores to the pier.
·Strict enforcement of noise and sobriety laws.
·Spruce up the pier! Soften light and add greenery.
.
·Do something with the hotel lot by the pier; don't
tear down the old hotel on Beach Blvd.
·The casino should be a focal point. By day
teenagers could wait tables at an outdoor snack
shop, by evening it should be a club with a waterfront view.
·Arts center/gallery where local artisans and
artists could show, and sell their work.
·Redevelopment of city property.
The beach and parking areas are not in good
shape.
·Music amphitheater
·Gift shops, ice cream parlor accented by gaslights, hanging baskets of flowers, trolley cars,etc.
·Park like setting around beach.
·Small health oriented hotel with mineral baths,
nutrition, massage, etc. (small spa) and restaurant
could be an anchor--vacant property east of the
pier.
·Beach parking moved back toward street and
current parking area made into a park.
·Facilities should be geared to families and beachgoers.
·A farmer's market and/or fish market
·Recreation:
·Improved beach area park, minature golf course,
and improved, well defined parking areas adjacent
to, or close to the beach.
·Clean up the beachfront 1 Get rid of those hor-

rib le blue trash bins! Clean up the water so
people could safely swim.
·More activities should be allowed on beach.
·A movie theater, boardwalks; uncover the brick
streets.
·Bring back the seafood festival; encourage arts
and crafts festivals/sales.
·Improve off beach parking and outdoor grill area;
more activities at casino; improve community
center on beach.
·More planned activities like the 4th of July; this
area could have the appeal of a John's Pass area if
handled properly.
·The new volleyball net is a great asset--add
bikepaths to encourage townspeople to enjoy the
outdoors.
·Bowling alley, small movie theater--like St. Pete
beach
·Fix the parking lot and back of the pavillion.
·Jet ski and umbrella rentals
·The children's playground improvements are
great--but don't take away the older citizen's
dancing and picnic areas.
·Lighted tennis court and swimming pool.
·City owned mooring area for boats, with dingy
rack.
·Repeal the noise ordinance--provide an environment to welcome activity and community functions.
·The pier could be improved by adding a bay at
the intersection of the "t" to make a "place"
instead of a crossroad.
·Purchase the old hotel near the pier for a park.
·The only public full size golfcourse is in St. Pete.

Shopping/Restaurants:
·Keep fast food franchises OUT! Need art galleries, upscale antique shops, old-fashioned drugstore with soda fountain, tasteful and trendy
clothing shops in the medium price range.
·Attract more small businesses; good year round
coffee shop, sandwich shop.
·More restaurants--no bars, ifwe could get rid of
some it would help the vandalism on the pier.
·Up-scale shopping (quaint) and evening activities
for the working; movie theater complex where the
church is on 22nd across from Clymer Park.

·Beach Blvd. could be lined with more shops than
residences, shops of proud craftspeople so we
could become "known" like Cape Cod.
The restaurants close too early.
·Would like to see a facelift of area business by
everyone working together.
·Small food market;family restuarant, ice cream
parlor.
·Open up the back of the casino for dining with a
waterfront view.
·Outdoor cafes, snack bar at beach.
· Up scale shopping may not be practical. It is a
great leap of the imagination to think people are
goint to come to Gulfport to shop particularly on
the scale of Hyde Park. Focus instead on dining
and Qightlife (improve the existing bars); night
strolling, dancing and little shopping would be a
good mix. to entertain visitors.
·Tivo's produce stand should stay!
·Ethnic restaurants, used book store, shops which
celebrate Gulfport's ethnic diversity.
·Quality of shopping needs to be improved.
Other:
The area east of the Pier, now vacant land, could
be bought by the city and used as parking for the
boardwalk and beach.
·City should clean the grassy areas along Beach
Blvd., provide more parking for businesses or
restrict beach visitors to the $2 parking lot instead
of parking for several hours in front of stores.
·Gas lights along Beach and Shore Boulevards;
facade (gingerbread) facades Beach Blvd. buildings and do second stories; more "smart" landscaping. Create an atmosphere to attract people to
the area.
·Boardwalks, lots or flowers, more trees besides
Australian pines.
·This would make a good artist's community;
cheap and picturesque-support the arts!
·I love the brick streets, but they should be better
maintained.
·Clean up; bring buildings up to code, use tax
incentives for improvements. Casino should be
fixed up and beach area maintainaed. Convince
store owners to fix up their buildings; get involved.

·Don't get too commercial and busy; keep it
peaceful and quiet.
·Should have an arts center.
·We need to change the image of what our city is
to something we can be proud of instead of
something we have to apologize for.
·The old library or Gulfport Players building and
v-market next to it and other old buildings should
be ·restored.
·Street cleanliness is important-sidewalks should
be swept, yards mowed, rubbish, especially in
back of retaurants removed, etc.
·Casino needs a facelift.
·Do weekly water test of bay to pursuade the
proper authorities that it needs to be cleaned up.
·Streetscaping is needed; street lighting with style,
increased activities, a band shell, trolley, on-going
evening art show (Tropical Twilight Festival)
similar to the Key West sunset festivities. Tropical colors, lush landscaping, fountains, cool shade
to give a feeling similar to Jamaica, the Bahamas,
etc.
·Appropriate mix of residential, tommercial and
recreation is important to maintain our small,
friendly city image.

Wa t er fro nt Are a
R e dev elo pme nt P la n
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Amendments to Waterfront Area Redevelopment Plan

The following are proposed changes to the City of Gulfport Waterfront Area Redevelopment Plan,
originally approved on March18, 1993 and amended on October 17, 2000. Amendments to the
Waterfront Area Redevelopment Plan have been delineated with underlining for additions and strike
through for deletions.
A.

Amendments to Appendix E, Waterfront Land Use Plan

Land Use Categories
The following are general descriptions of permitted land uses within the Waterfront Redevelopment
District as depicted in Exhibit A, Redevelopment Area Land Use Map. To encourage new or
rehabilitative development within the Redevelopment District, the City may offer development
incentives such as parking credits, density bonuses and financial incentives, if there is demonstrable
evidence that such incentives promote implementation of the Redevelopment Plan. All uses, or
combination of uses are not a proportionate share in relation to the area of the parcel and may use
any combination of allowable density for residential uses and FAR for non-residential uses for
mixed use development.
Mixed residential/commercial use development may be granted a 50 percent increase in allowable
density in the Mixed Use (MU) category upon conditional site plan approval provided:
1. The design meets architectural guidelines;
2. The development is consistent with the both the scale and style of the surrounding
development;
3. The proposal meets the purpose of the Waterfront Area Land Use Plan, and meets the
purpose as stated in Appendix G;
4. The site is not within the Coastal High Hazard Area (CHHA); and
5. Existing, legally permitted development with a density greater than 10 dwelling units may
retain that existing density as part of a Mixed use project as provided in Sec. 22-5.08 of the
Code.
C. MIXED USE (MU)
The purpose of this category is to depict the area within the Redevelopment District which is now
developed or suited for development of moderate intensity commercial activities offering goods and
services to residents of surrounding neighborhoods, tourists and seasonal visitors.
Uses appropriate and consistent with this category include the following:

•
•

Primary Uses – Retail Commercial; Personal/Business Services; Transient Accommodations.
Secondary Uses – Residential; Office; Commercial Recreation.

Density/Intensity Standards-Shall be as follows:

•

Residential use shall not exceed ten (10) dwelling units per acre.
1
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•

Non-Residential use shall not exceed a Floor Area Ration (FAR) of .90 nor an
Impervious Surface Area (ISA) of .85.

•

Mixed residential/commercial use development may be granted a 50 percent increase in
allowable density in the Mixed Use (MU) category upon conditional site plan approval
provided the design meets architectural guidelines, is consistent with the both the scale
and style of the surrounding development, meets the purpose of the Waterfront Area
Land Use Plan, and meets the purpose as stated in Appendix G.

•

The maximum total FAR cannot exceed the allowable non-residential FAR of .90.
Mixed residential/non-Residential development must use at least 60 percent of the
provided floor area for non-residential uses. The remainder of the floor area may be used
for residential uses up to 15 dwelling units per acre (50 percent increase).

•

For example, a mixed use development on a one acre parcel could, through conditional
use approval, build 39,204 sq. ft. of floor area at a 0.90 FAR. A minimum of 23,522 sq.
ft. of that floor area must be dedicated towards non-residential uses. The remaining floor
area may be used for up to 15 dwelling units per acre.

E. RESIDENTIAL LOW MEDIUM (RLM)
The purpose of this category is to depict the area within the Redevelopment District which is now
developed or suited for development in a low to moderately intensive residential manner.
Uses and development standards of the Residential Low Medium category adopted in the City of
Gulfport Comprehensive Plan shall be applicable to this area.
Density / Intensity Standards - Shall be as follows:

•

Residential Use - Shall not exceed ten (10) dwelling units per acre.

•

Residential Equivalent Use - Shall not exceed an equivalent of 3.0 beds per permitted
dwelling unit at 10 dwelling units/acre.

•

Non-Residential Use - Shall not exceed a floor area ratio (FAR) of .50, nor an impervious
surface ratio (ISR) of .75.

Waterfront Redevelopment Area Overlay District

•

The Overlay District shall be applicable in the RLM category as set forth in Appendix G
of the Waterfront Area Redevelopment Plan.

2
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Addition of New Appendix G, Waterfront Redevelopment Overlay District (WROD)

This section is added in its entirety to the City of Gulfport Waterfront Area Redevelopment Plan.
APPENDIX G
Waterfront Redevelopment Overlay District (WROD)
Objectives
Chapter 163.362 Florida Statutes requires that a Community Redevelopment District provide for
limitations on the types, size, height, number and proposed use of buildings. The proposed Community
Redevelopment Overlay District shall reflect the following general objectives of this document.

• Eliminate unsightly activities and uses.
• Better control outdoor sales and display.

• Attract working professionals and home-based businesses.
• Promote mixed uses as part of Live-Work and Mixed-Use arrangements.
• Provide added flexibility for property owners with regard to the types of permitted uses.
• Preserve and enhance residential neighborhoods and the overall residential character of the area.
The Waterfront Area Community Redevelopment Plan map shall serve as the guidelines for the CRA,
Planning and Zoning Board and City Council in the review and approval process for all new or
rehabilitative development. Additionally, all new or rehabilitative development shall also conform to
requirement of current applicable State statutes and local ordinances and codes, as amended from time to
time.

Boundary
The Overlay Area runs parallel to Beach Boulevard from Shore Boulevard to 28th Avenue South, ½
block east of 56th Street South and ½ block west of 54th Street south. It includes the RLM area that runs
parallel to the MU area along Beach Boulevard.

3
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Purpose
The purpose of the WRD (Waterfront Redevelopment District) zoning district is to establish
development standards which will enhance redevelopment opportunities within the district and
implement the City of Gulfport's adopted community redevelopment plan. The WRD zoning district
is designed to be consistent with the community redevelopment district (CRD) land use category of
the Gulfport Comprehensive Plan. The district is intended to encourage and promote the
revitalization of the waterfront area and to maintain the unique characteristics of the area. This is to
be achieved by allowing a wide variety of mixed uses, preserving existing residential neighborhoods
and establishing development regulations which will promote reinvestment in the district.
To this end the City intends to provide an overlay zoning district in the WRD which will allow for
low intensity non-residential uses in the RLM district along either side of the Beach Boulevard
South corridor between Shore Boulevard and 28th Avenue South. The area in question is between
56th Street South and 54th Street South. Within that area are two sub-zoning districts under the
Waterfront Redevelopment District: Mixed Use and Residential Low Medium.
An overlay district will allow for flexibility on the part of the City and property owners. The overlay
district will be simple and concise in order to expedite the type of development desired in the WRD.
The Waterfront Redevelopment Plan specifically calls for mixed use development along the south
end of Beach Boulevard including recreation, retail, institutional and residential. It discourages
office uses along Beach Boulevard in this area. Additionally, the Redevelopment Plan calls for
portions of the district to serve as a transitional area for small office or specialty businesses—
perhaps arts and crafts type shops or bed and breakfast establishments. The intent of the overlay
district is to further such uses off of Beach Boulevard.
Table 1
Use
Residential
Residential Equivalent
Non-residential
Residential

Max. Density
Max. beds/du
Residential Low Medium (RLM)
10
--15
3
----Mixed Use (MU)
10

---

Max. FAR

Max. ISR

----0.50

----.075

---

---

Non-residential
----0.90
0.85
Note (1): Density increase for mixed commercial/residential projects may be granted a 50 percent
increase upon condition site plan approval within the MU category
Note (2): Mixed use projects shall provide a minimum floor area of 60 percent for non-residential uses.

Impact Analysis
The explicit intent of the Waterfront Redevelopment District (WRD) Plan is to preserve the existing
character of the residential neighborhoods and encourage the introduction of mixed-use development
into the Mixed Use district.
This impact analysis is specific to and focuses only on the area of the WRD within the Mixed Use (MU)
area. The changes proposed for parcels within a portion of the RLM district (the subject of a proposed
5
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overlay district) does not include any changes to the permitted density or intensity of use as compared to
that as already permitted by the Land Development Code, Comprehensive Plan and/or the Countywide
Land Use Rules.
The MU district currently allows a wide range of uses as follows:
1. Retail sales;
2. Transient accommodations;
3. Personal or business services;
4. Restaurants, without any drive-through facilities;
5. Office, business or professional, including public safety sub-station;
6. Single-family or duplex dwelling;
7. Multiple-family;
8. Commercial entertainment or recreation;
9. Gallery; art studio;
10. Postal facility, accessory to retail sales use only; and
11. Club or lodge.
The impacts to existing utilities may result in the increase in the permitted density in this area from 10
dwelling units per acre to 15 (50 percent increase). The permitted FAR of 0.90 is not proposed to
increase. The increase in density will ONLY be for Mixed-use development and a minimum of 60
percent of the allowable floor area must be used for non-residential uses. The challenge in providing a
meaningful impact analysis comes from the fact that so many types of uses are currently permitted in the
MU district. In order to provide a logical, reasonable impact assessment a snapshot of the amount of
land (acres) currently being used for what sort of use and this snapshot forms the base for current
potential utility impacts and is shown in the following table:
Table 2
Use

Acres

Acre %

Residential
Vacant Commercial
Commercial
Overnight Accommodation
Institutional (School/Place of Worship/Government)
Total

4.58
0.11
3.98
1.07
0.20
9.94

46.08%
1.14%
40.01%
10.79%
1.97%
100.00%

No. of
Parcels
33
1
28
3
1
66

Parcel %
50.00%
1.52%
42.42%
4.55%
1.52%
100.00%

As shown, there are 66 parcels comprising 9.94 acres of which nearly half is used for residential uses
(including 2.86 acres listed in the Pinellas County Property Appraiser records generally as Condo Open
Space Area). Most of the other half is used for commercial uses such as retail (2.19 acres), restaurant
(1.50 acres) and office (0.29 acres). It is important to note that only about 1/10 th of an acre (one parcel)
is vacant constituting just over one percent of the total acreage.
As mentioned previously, mixed-use developments must use at least 60 percent of the provided floor
area for non-residential uses. The remainder of the floor area may be used for residential uses up to 15
dwelling units per acre. A minimum of 30 percent of the permitted density must be used. For example,
a mixed use development on a one-acre parcel would be entitled to 39,204 square feet of floor area at a
0.90 FAR. A minimum of 23,522 square feet of that floor area must be dedicated towards non6
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residential uses. The remaining floor area may be used for at least five dwelling units up to 15 dwelling
units.
Three sets of analyses are provided for Wastewater, Potable Water and Solid Waste to provide a more
complete, well-rounded examination of the potential impacts to these utilities. What each of these
analyses do is determines the additional demand generated by one of three scenarios. Each scenario is
compared against the use snapshot mentioned previously mentioned.
The first analysis under each heading utilizes only maximum population in the equation as consistent
with the analyses provided in the City’s Comprehensive Plan. These analyses simply assume that a total
of 149 dwelling units will be built on 9.94 acres as part of a Mixed-use development. They further
assume that 45 dwelling units currently exist on 4.58 acres (10 dwelling units per acre) currently used
for residential purposes resulting in an additional 104 dwelling units will be built (15 dwelling units per
acre on all 9.94 acres) and this is the number of dwelling units used to determine the additional utility
demand.
The second analysis under each heading takes into account all existing land uses (non-residential and
residential) at their current acreage percentages and makes a series of assumptions as follows:
An existing permitted FAR of 0.90 for all parcels within the MU.
The 0.11 acres of vacant land is assumed to be used for retail uses;
Every property is assumed to be currently and completely developed to the maximum FAR of
0.90 with its current use as follows:
Retail: 50,179 square feet;
Office: 6,338 square feet;
Restaurant: 32,569 square feet;
Residential: 149 dwelling units;
Overnight accommodations: 23,360 square feet*; and
Institutional: 4,261 square feet.
* While the limiting factor for intensity of use for overnight accommodations are
typically measured in units per acre, for the purposes of determining utility impacts
square footage was used and was therefore determined through the use of FAR.

Every property will be redeveloped with a mixed use development at the maximum 0.90 FAR
(389,634 square feet).
Every property will employ a 60/40 split of floor area nonresidential (233,780 square feet) to
residential (155,854 square feet).
Nonresidential floor area will be allotted as five percent office (10,520 square feet), 45 percent
restaurant (94,681 square feet) and 50 percent retail (105,201 square feet).
Every property will be developed with a maximum density of 15 dwelling units per acre (149
dwelling units).
This second set of analyses then take the difference between the “current” maximum build out scenario
and the proposed mixed use maximum build out scenario and provides the anticipated impact on the
available utility capacity. Furthermore, this set of assumptions are also used for the traffic analysis.
A third set of analyses takes the density/intensity of use assumptions made in the second set of analyses
but uses the Pinellas Planning Council’s standard FAR assumption of a 60 percent build out for both
existing and proposed scenarios. For example, while the Commercial General classification permits an
7
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FAR of 0.55 may be permitted by the PPC, it assumes a standard FAR of 0.33. In other words assumed
floor areas and densities are reduced by 30 percent so that a maximum FAR of 0.90 becomes a
“realistic” FAR of 0.54 and a maximum density of 15 dwelling units per acre becomes nine dwelling
units per acre.
To reiterate, the following analyses compare the difference between the existing “assumed” condition
against the “presumed” future condition.
Wastewater Analysis
Source: Pinellas County Adopted 2008 Comprehensive Plan; Potable Water Supply, Wastewater, and Reuse Element;
Potable Wastewater Supply Sub-Element; Table 23; Projected flow and capacity.

Analysis 1: Residential Only
Table 3a
Treatment Site

2010
Projected
Flow
(MGD)

Capacity
(MGD)

2010 Projected
Excess Capacity
(MGD)

Southwest Treatment
Plant

10.26

16

5.74

Max. Additional Demand*
MGD

% of Excess
Capacity

0.02

0.36%

Analysis 2: All Uses
Table 3b
Treatment Site

2010
Projected
Flow
(MGD)

Capacity
(MGD)

2010 Projected
Excess Capacity
(MGD)

Southwest Treatment
Plant

10.26

16

5.74

Max. Additional Demand*
MGD

% of Excess
Capacity

0.012

0.21%

Analysis 3: All Uses with 30 percent standard intensity of use reduction
Table 3c
Treatment Site

2010
Projected
Flow
(MGD)

Capacity
(MGD)

2010 Projected
Excess Capacity
(MGD)

Southwest Treatment
Plant

10.26

16

5.74

8

Max. Additional Demand*
MGD

% of Excess
Capacity

-0.004

-0.07%
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Potable Water Analysis
Sources: "Evaluation and Appraisal Report", City of St. Petersburg, 2005 and City of Gulfport, Public Services Department,
2005

Analysis 1: Residential Only
Table 10a
Provider

2010
Projected
Average Daily
Demand
(MGD)

2010
Permitted
Average Day
Demand
(MGD)

2010
Projected
Excess (MGD)

Tampa Bay
Water

44.9

47.8

2.9

Max. Additional
Demand*
% of
MGD
Excess
Capacity
0.03

0.90%

Analysis 2: All Uses
Table 10b
Provider

2010
Projected
Average Daily
Demand
(MGD)

2010
Permitted
Average Day
Demand
(MGD)

2010
Projected
Excess (MGD)

Tampa Bay
Water

44.9

47.8

2.9

Max. Additional
Demand*
% of
MGD
Excess
Capacity
0.029

1.00%

Analysis 3: All Uses with 30 percent standard intensity of use reduction
Table 10c
Provider

2010
Projected
Average Daily
Demand
(MGD)

2010
Permitted
Average Day
Demand
(MGD)

2010
Projected
Excess (MGD)

Tampa Bay
Water

44.9

47.8

2.9

9

Max. Additional
Demand*
% of
MGD
Excess
Capacity
0.01

0.29%
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Solid Waste Analysis
Source: Pinellas County Adopted 2008 Comprehensive Plan; Solid Waste and Resource Recovery Element; Solid Waste SubElement; Table 6.
* The Pinellas County Comprehensive Plan's Solid Waste Sub-Element provides (page 2-19) that 80 percent of solid waste
was combusted or recycled. Therefore 80 percent of the anticipated tons/year generated was used.

Analysis 1: Residential Only
Table 5a

Provider

Pinellas
County

Capacity
(tons/yr)

1,149,750

2005 Tons
Incinerated

906,489

Excess
Capacity
(tons/yr)

243,261

Max. Additional Demand*

Tons/Yr

% of Excess Capacity

210.89

0.09%

Analysis 2: All Uses
Table 5b

Provider

Pinellas
County

Capacity
(tons/yr)

1,149,750

2005 Tons
Incinerated

906,489

Excess
Capacity
(tons/yr)

243,261

Max. Additional Demand*

Tons/Yr

% of Excess Capacity

255.81

0.11%

Analysis 3: All Uses with 30 percent standard intensity of use reduction
Table 5c

Provider

Pinellas
County

Capacity
(tons/yr)

1,149,750

2005 Tons
Incinerated

906,489

Excess
Capacity
(tons/yr)

243,261

Max. Additional Demand*

Tons/Yr

% of Excess Capacity

367.53

0.15%

Traffic Analysis
A Transportation Impact Analysis was conducted to determine the impact that the WRD trips would
have on the surrounding roadway network. A Trip Generation Analysis was performed using the
equations from the Institute of Transportation Engineers (ITE) Trip Generation, 7th Edition. The Land
Use Codes (LUC) for the uses proposed in the WRD consisted of LUC 710: General Office, LUC 820:
General Commercial, LUC 932: High-Turnover (Sit-down) Restaurant and LUC 231: Low Rise
Residential Condominiums. Also, a trip generation analysis for the existing uses was conducted. The
10
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trip generation from the existing uses was subtracted from the trip generation of the proposed WRD uses
in order to determine the additional new trip expected to be generated by the proposed WRD.
As noted previously, this Traffic Analysis uses the same set of assumptions as that used for the second
set of scenarios for the Potable Water, Wastewater and Solid Waste analyses. The total floor area was
split as five percent Office, 50 percent Commercial and 45 percent Restaurant and 149 dwelling units.
Based upon the trip generation analysis, the total additional trips expected to be generated by the WRD
is 700 peak hour trips, which include 405 inbound trips and 295 outbound trips. The trip generation for
the various land uses is broken down as follows:
General Office: 0 (the amount of office is not expected to increase)
General Commercial (restaurant and retail): 635
Residential: 65
The total additional trips were distributed onto the surrounding roadway network using the following
distribution percentages:
45 percent to/from the east on Gulfport Boulevard/22nd Avenue S.
15 percent to/from the west on Gulfport Boulevard/22nd Avenue S
15 percent to/from the north on 58th Street South
25 percent to/from the north on 49th Street South
These distribution percentages were based on an evaluation of the existing volumes collected from the
Pinellas County Metropolitan Planning Organization (MPO) 2008 Annual Level of Service Report and
engineering judgment. The projected trip generation was applied to the trip distribution percentages to
determine the impact on the surrounding roadway network. The additional WRD trips were assigned
onto the City’s minor arterial and collector roadways within the vicinity of the WRD, including Gulfport
Boulevard/22nd Avenue S, 58th Street South and 49th Street South. Based upon the Pinellas County
Metropolitan Planning Organization (MPO) 2008 Annual Level of Service Report, the roadways of
Gulfport Boulevard from Pasadena Avenue to 58th Street S , Gulfport Boulevard South (22nd Avenue
South) from 34th Street South to 58th Street South and 49th Street South from Gulfport Boulevard
South (22nd Avenue South) to Central Avenue and 58th Street South from 11th Avenue South to
Gulfport Boulevard are monitored. Therefore, a roadway capacity analysis was performed for these
adjacent segments. Based upon the roadway capacity analysis, it is anticipated that the available
capacity on these roadways will accommodate the additional trips generated by the WRD.
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Table 6

Roadway

From

Gulfport
Blvd.
22nd Ave.
S.

Pasadena
Avenue

58th St. S.

34th St. S.

58th St. S.

Gulfport
Blvd.

Central
Ave.
Gulfport
Blvd.

49th St. S.
58th St. S.

11th ave. S.

To

Road
Type

No. of
Lanes

LOS
Std

LOS
Capacity1

Existing
Peak
Hour
Volume2

Existing
LOS2

Excess
Roadway
Capacity

WRD
Add’tl
Vol.

Volume to
Capacity
Ratio (V/C)

Future
LOS

WRD % of
Avail.
Capacity

4D

D

1,620

865

C

755

61

0.57

C

8%

4U

D

1,539

1,009

B

530

226

0.80

D

43%

Collector

4U

D

1,539

782

C

757

102

0.57

C

13%

Collector

2U

D

760

468

C

292

61

0.70

D

21%

Minor
Arterial
Minor
Arterial

Notes:

1 - LOS Capacity based upon FDOT Q/LOS Generalized Level of Service Tables
2 - Source: Pinellas County Metropolitan Planning Organization 2008 Annual Level of Service Report
Note: All other roads within the vicinity of the subject redevelopment area are local roads and no existing AADT data is provided in the
2008 Pinellas County MPO Annual Level of Service Report.
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School Impact Analysis
Gulfport is included within a larger geographic unit, Concurrency Service Area (CSA) for purposes of
School Concurrency. Development within any CSA is governed by the availability of School Capacity
measured with a term called “Seat Balance”. This is calculated by subtracting the District’s total
enrolled population from the total number of student stations (seats) available. As there is sufficient
unused capacity within a CSA the School District can accommodate additional residential development.
The School District uses a formula of 0.32 students yielded per permanent dwelling unit constructed.
The CSA containing the City of Gulfport has a projected “Seat Balance” (available capacity) of 3,219
Elementary Seats, 570 Middle School Seats and 2,821 High School Seats. A representative of the School
District has confirmed that the available capacity can absorb the 100 percent build out scenario within
the subject area of 104 additional dwelling units without negatively affecting school capacity.

Available Seating
Capacity (2009)

Potential No. Students(1)

Percent of Used
Capacity (2009)(4)

Per School Type

Total

Per
Grade(3)

K-5

6-8

9-12

33

3

15

3

10

K-5

6-8

9-12

K-5

6-8

9-12

3,219

570

2,821

0.20%

1.35%

0.36%

(1) Based on 104 dwelling units and 0.32 students per dwelling unit.
(2) Maximum number of dwelling units is based on 104 additional units at 15 dwelling
units per acre.
(3) Assumes 13 grades (k - 12)
(4) Assumes an even split among the 13 grades.
Source: Pinellas County School District, 2009 (data and methodology)

Analysis Summary
As mentioned the potential utility impacts provided are based generally on the assumption that every
parcel within the MU zoning districts in the WRD would be developed at or near the maximum
permitted level with mixed-use developments although this scenario is highly unlikely. As shown in the
tables above, even with this improbable scenario, there will be no negative impacts on the Level of
Service (LOS) or service capacities of existing utilities, services, school capacities or surrounding
roadways as adequate excess capacities exist.
Due to the fact that the City has adopted a Comprehensive Stormwater Management Plan, which
includes various drainage improvements in the CRD, the Redevelopment Plan does not specifically
address stormwater drainage. Stormwater management projects within the district will be closely
coordinated between City Departments.
While the Plan does not contemplate any relocation of residents will adhere to the requirements of the
Housing Element of the Comprehensive Plan with regard to resident relocation as follows:
13
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Objective 5: The City shall ensure that all residents displaced by public development, redevelopment or
housing code enforcement are able to relocate to standard, affordable housing.
Policy 5.1: The City of Gulfport shall provide administrative assistance in locating affordable housing
to displaced low and moderate income persons through coordination with the Pinellas County
Community Development Relocation Program and the Pinellas County and St. Petersburg Housing
Authorities.
In addition, the City is committed to following the requirements of F.S. 163.362(7) which requires
municipalities to “provide assurances that there will be replacement housing for the relocation of
persons temporarily or permanently displaced from housing facilities within the community
redevelopment area.”
Special Definitions
Creative industry(ies). A set of interlocking industry sectors, and are often cited as being a growing part
of the global economy. The creative industries are defined as those which have their origin in individual
creativity, skill and talent focusing on creating and exploiting intellectual property products; such as the
arts, films, games or fashion designs, or providing business-to-business creative services such as
advertising.
Live-Work Use. A combination of residential and nonresidential uses where the principal operator of a
business (as included in this list) also maintains a portion of the building as a primary residence.
Mixed Use. A combination of residential and nonresidential uses where the principal operator of a
business does not maintain a portion of the building as a primary residence.

14
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II. Proposed WRA Overlay District
The following draft language is proposed as amendments to Chapter 22 of the City of Gulfport
Code of Ordinances entitled Zoning and is intended to illustrate the general overlay concept.
All the text in this section is proposed.
Sec. 22-5.08. WRD (waterfront redevelopment district) zoning district.
(8) Waterfront Redevelopment Overlay District (WROD) area.
a. Purpose
The Waterfront Redevelopment Overlay District (WROD) is primarily intended to allow for
the conversion of residential structures which meet the requirements herein. Conversions
must retain a residential appearance and be in character with the existing neighborhood. The
district requirements include provisions for buffering, parking, signage and landscaping.
New, non-residential construction within the overlay district must meet all the provisions
contained herein. New development for commercial uses, in addition to keeping structure
residential in character, they must meet the design guidelines for single-family residential
development. Any construction or remodeling shall be in keeping with the residential
character of the area. Structures shall have a residential appearance, e.g. no outdoor storage
of equipment, supplies, or vehicles. Showcase windows are permitted as long as the structure
remains residential in appearance. Showcase windows are limited to 25 percent of the total
façade area facing the street and will be subject to approval during the development review
process. If showcase window(s) are utilized, a clear line of sight from the street shall also be
provided.
Permitted uses within the WROD will be low traffic generators. Delivery/pick-up of goods
by trucks with more than four axels or greater than 24 feet in length shall be limited to once
per week in order to minimize truck traffic in the area. No pick-up or delivery of goods shall
occur on the weekends. No more than two pick-ups or deliveries of goods shall occur on
weekdays other than those made by the business itself (i.e. delivery of flowers to a customer).
b. Applicability
The overlay district augments but does not otherwise replace the existing zoning district.
The site development parameters provided herein supersede any other requirements
contained elsewhere in this Land Development Code. Where this section is silent regarding
any such development parameters the user shall default back to the underlying zoning
district. All parcels outside the area provided in this section are not affected by the contents
herein.
c. Conditional Uses
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The uses listed below would be in addition to what is already permitted in the RLM District.
The uses listed below are conditional uses subject to site plan approval by the Planning
Board WRD CRA Board.
1. Personal or business services other than medical (e.g. law, accountant,
architectural/planning/engineering brokerage services and similar uses which meet the
purpose of this overlay district.)
2. Post Office, accessory to retail sales only.
3. Florist
4. Beauty/barber shop
5. Locksmith
6. Watch, clock, jewelry (sales and service)
7. Photography studio
8. Tailor/seamstress
9. Art gallery/studio
10. Antique shops (indoor sales)
11. Educational material sales (books, art supplies, music supplies, and similar
educational materials)
12. Bed and Breakfast subject to the provisions of Sec. 22-5.08 (h) in the Waterfront
Redevelopment Zoning District.
13. Additionally, other low traffic uses in the district will be allowed similar in character to
the uses described above. Uses not listed above will be reviewed for approval during site
plan review and also by the Planning and Zoning Board and City Council/Community
Redevelopment Agency (CRA).
d. Prohibited Uses
1. Restaurants,
2. Bars, pubs and other businesses reliant on the sale of alcoholic beverages,
3. Raves, dance clubs and other like assembly uses,
4. Tattoo/body piercing establishments,
5. Lingerie shops in conjunction with modeling services,
6. Medical offices,
7. Medical clinics,
8. Dental services,
9. Gun shops,
10. Pawn shops, and
11. Other uses determined by staff to not be compatible with the residential area, or which
generate excessive traffic in the neighborhood.
e. Parking:
Off-street - A maximum of four (4) parking spaces shall be allowed on site. Parking shall be
in the rear of the building whenever feasible. Alley access shall be utilized if available to the
site. On-site parking shall be a pervious material such as mulch, shell or turf-block or a
combination thereof. An existing driveway may be used for parking provided that no more
16
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than 20 percent new, impervious material (of the existing driveway) is constructed except for
handicap parking and access thereto.
f. Signs
All signs within the waterfront redevelopment district shall be regulated as set forth in Article
XVII of this chapter and in accordance with the following:
1. The redevelopment district entry sign shall be exempt from regulations set forth in
Article XVII of this chapter;
2. Wall signs and freestanding signs are permitted in the WROD. Signs are limited as
defined herein.
3. Only one (1) freestanding or wall sign will be permitted, per business, on each lot used
for commercial purposes in the RLM a area of the waterfront redevelopment district
described above and pursuant to the following criteria:
(a)
(b)
(c)
(d)

The sign shall be limited to six (6) square feet in area;
A freestanding sign shall be no higher than six (6) feet in height;
The sign shall be located on private property;
The sign application shall include a graphic representation of the proposed sign,
including all copy to be located thereon;
(e) Either a wall sign or a freestanding sign shall be permitted;.
(f) The sign shall be harmonious with the surrounding properties and maintain the
integrity of the neighborhood. This shall apply to any lighted signs as well in order to
ensure that the residential character of the street is maintained. Illuminated signs
shall only be utilized during business hours of operation.
(g) The sign shall not be in violation of the provisions of article XVII of this Code,
pertaining to signs.
g. Dimensional Regulations:
Same as RLM provisions in the Waterfront Redevelopment District as they apply to single
family residential development.
h. Height:
Same as RLM provisions in the Waterfront Redevelopment District as they apply to single
family residential development.
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III. Proposed Mixed Use District Amendments
Proposed language is shown as underlined and deleted language as struck out.
(3) Mixed use (MU) area.
a. Permitted uses.
1. Retail sales;
2. Transient accommodations;
3. Personal or business services;
4. Restaurants, without any drive-through facilities;
5. Office, business or professional, including public safety sub-station;
6. Single-family or duplex dwelling;
7. Multiple-family;
8. Commercial entertainment or recreation;
9. Gallery; art studio;
10. Postal facility, accessory to retail sales use only;
11. Club or lodge.;
12. Mixed Use.
b. Dimensional regulations.
1. Minimum lot area.
(a) Single-family dwelling lots shall have a minimum of five thousand (5,000) square
feet, with a minimum lot width of fifty (50) feet;
(b) Duplex dwelling lots shall have a minimum of eight thousand seven hundred (8,700)
square feet, with a minimum lot width of fifty (50) feet;
(c) Multiple-family dwelling lots shall have a minimum of thirteen thousand one hundred
(13,100) square feet, with an additional four thousand three hundred fifty (4,350)
square feet for each dwelling unit in excess of three (3), and a minimum lot width of
seventy (70) feet;
(d) No specific requirements have been established for all other uses provided that all
applicable site development requirements are met.
2. Minimum yard requirements.
(a) The front yard shall have a minimum depth of twenty-five (25) feet for residential
use. There shall be no minimum requirements for other uses, including the
combination of residential and commercial in one (1) structure.
(b) Each side yard shall have a minimum depth of six (6) feet, provided that no side yard
shall be required where a fire wall meeting all code requirements is provided.
(c) For all uses, where an alley exists as a means of access to the rear of the property, no
rear yard shall be required, and where no alley exists, a rear yard having a minimum
depth of eight (8) feet shall be required.
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c. Maximum building height.
The maximum building height for single-family or duplex dwellings shall be thirty (30) feet
and no building shall have more than two (2) stories of living area. All other uses shall have a
maximum building height of forty-five (45) feet.
d. Special Criteria for Mixed Use developments:
1. Mixed residential/commercial use development may be granted a 50 percent increase in
allowable density in the Mixed Use (MU) category upon conditional site plan approval
provided the design meets architectural guidelines, is consistent with the both the scale
and style of the surrounding development, meets the purpose of the Waterfront Area
Land Use Plan, and meets the purpose as stated in Appendix G of the Waterfront Area
Redevelopment Plan.
2. Mixed use development that has office and retail uses on the first floor and residential
uses above shall be encouraged.
3. Temporary lodging may not be included as part of a mixed use development.
4. The maximum total FAR cannot exceed the allowable non-residential FAR of 0.90.
Mixed residential/non-Residential development must use at least 60 percent of the
provided floor area for non-residential uses. The remainder of the floor area may be used
for residential uses up to 15 dwelling units per acre (50 percent increase).
For example, a mixed use development on a one acre parcel could,
through conditional use approval, build 39,204 sq. ft. of floor area at
a 0.90 FAR. A minimum of 23,522 sq. ft. of that floor area must be
dedicated towards non-residential uses. The remaining floor area
may be used for up to 15 dwelling units per acre.
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IV. Countywide Plan Requirements
Note: While a change to the Countywide Plan Map is not proposed, following the format provided by
the Countywide Land Use Rules to address such changes is helpful in better understanding the scope
and scale of the amendments proposed for the existing Special Area Plan.
4.2.7.5

Special Area Plans.

4.2.7.5.1

Special Area Plans Required. A proposed amendment of the Countywide Plan Map
to Residential Very High, Activity Center, Community Redevelopment District,
Central Business District, or the Planned Redevelopment categories of Residential,
Mixed Use, Commercial, or Industrial shall require a special area plan. Such special
area plan shall be approved by official action of the legislative body of the local
government in support of the proposed category, in a form sufficient to ensure
compliance with the special area plan. The special area plan shall include, at a
minimum, information addressing the following:

A. Plan Issues and Objectives
1. Existing land use and related characteristics of the area;
Table 7
Parcel Type

Total Acres
4.58
46.08%
0.11
1.14%
3.98
40.01%
1.07
10.79%

Residential
Vacant Commercial
Commercial
Overnight Accommodation
Institutional (School/Place of
Worship/Government)
Total

0.20
9.94

1.97%

Parcel Count
33
50.00%
1
1.52%
28
42.42%
3
4.55%
1

1.52%

66

The redevelopment district is characterized by a variety of non-residential and residential uses.
Non-residential uses tend to be clustered along Beach Boulevard.
2. Issues to be addressed by the plan;
a.
b.
c.
d.
e.
f.

Eliminate unsightly activities and uses.
Better control outdoor sales and display.
Attract working professionals and home-based businesses.
Promote mixed uses as part of Live-Work and Mixed-Use arrangements.
Provide added flexibility for property owners with regard to the types of permitted uses.
Preserve and enhance residential neighborhoods and the overall residential character of the
area.
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3. Plan objectives in relationship to the local government comprehensive plan and Pinellas by
Design
The following existing and proposed Goals, Objectives and Policies of the City’s Comprehensive
Plan support the proposed amendments to the Waterfront Area Redevelopment Plan, the
Comprehensive Plan and the Land Development Code.
Existing GOPs of the Comprehensive Plan
Future Land Use Plan Element
Policy 2.3: Land development regulations shall continue to be developed, reviewed and adopted
to encourage beach, water and tourist oriented activities in the Community Redevelopment
District, Waterfront Redevelopment Area depicted on the proposed Future Land Use Plan Map.
Economic Development and Area Redevelopment Element
Policy 5.4: The city shall designate districts or areas in the following locales to explore the
feasibilities of economic development or redevelopment. Such areas can be established as target
areas or community redevelopment districts pursuant to Chapter 163, Part III, F.S.:
Proposed EAR-based Amendments to the Comprehensive Plan
Future Land Use Element
Policy 2.7: The City shall investigate the feasibility of incentives to encourage private mixed use
developments within the waterfront redevelopment area (WRA) including but not limited to
permit and impact fee reductions/waivers and the provision of additional density by 2009.
Policy 2.8: The City shall investigate the creation of amendments to the Land Development Code
to allow greater flexibility for the provision of mixed use development which would facilitate a
live-work community and other creative industries.
Policy 2.9: The City shall explore the possibility of amending existing special area plan areas or
creating new special area plan areas which incorporate one or more of the planned
redevelopment classifications.
Economic Development and Area Redevelopment Element
Policy 5.10: The City shall encourage the development and redevelopment of targeted properties
within the Community Redevelopment District with mixed use projects and an emphasis on the
provision of space geared towards local, independent businesses.
Policy 6.6: By 2010, explore the possible revision of the Land Development Regulations to
permit mixed-use structures that accommodate living and working conditions for artists within
the City’s CRAs.
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The following items from Pinellas by Design support the proposed amendments to the
Waterfront Area Redevelopment Plan, the Comprehensive Plan and the Land Development
Code.
Pinellas by Design
Chapter 7: Strategies and Implementation
Introduction
Effective redevelopment planning will build upon the existing development pattern,
preserving the character of established neighborhoods while channeling growth into
appropriate centers, corridors, and districts.
If the tourism industry is to remain vital in Pinellas County, redevelopment must focus on
maintaining and upgrading tourist accommodations and enhancing the county’s overall
attractiveness to visitors.
In order to accommodate the growth needed to sustain the local economy without
compromising our high quality of life, it will be necessary to create more urban land use
patterns in appropriate areas.
Land development regulations created decades ago for greenfield conditions must be revised
to adapt to a redevelopment environment.
Economic/Jobs Goal
Identify standards and regulations that may have the potential to reduce redevelopment cost
differentials as well as those which add to the differentials.
Amend or delete local codes, procedures, and processes that add to redevelopment cost
differentials.
Real Estate
Placing housing in or near employment results in more efficient use of the Transportation
network and other infrastructure.
Use density bonuses or other incentives to encourage private-sector creation of housing in or
near employment districts.
Regulatory Tools and Urban Design
Without the proper planning, redevelopment will occur in an ad hoc, random fashion, which
may not fulfill the vision or desires of a community.
Preserve and protect, through neighborhood preservation plans and other proactive measures,
existing neighborhoods in order to maintain their general character.
Develop special area plans that incorporate desired redevelopment land use patterns and
design characteristics.
Identify specific areas that are underutilized or are underperforming, and formulate special
area plans to direct and facilitate the redevelopment process.
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Promote development patterns that are compact, mixed use, walkable, and employ
appropriate design principles and techniques.
Establish redevelopment strategies to create urban redevelopment patterns that are
appropriate for each community.
Promote compact, mixed-use redevelopment land use patterns that include residential
development as a component.
Encourage and support the creation of mixed-use developments as part of the future
countywide land use pattern.
Establish specific criteria and location incentives needed to establish mixed-use centers.
Replace suburban parking standards with those more suitable for urban redevelopment/infill.
Allow reduced parking thresholds in appropriate locations where transit availability makes
such reduction feasible.
Amend land development regulations to streamline or delete procedures that are lengthy,
unpredictable, or lack definitive guidelines and do not contribute to the proper climate for
redevelopment.
Use land development regulations and other measures to promote a variety of housing types
and effective mixing of uses, to meet the needs of households with a broad range of incomes.
Establish standards that allow the creation of true mixed-use projects that include a
residential component.
Revise land development regulations to allow a variety of residential densities within mixeduse developments.
B. Plan Composition
1. Permitted uses and any differentiation by location;
The plan area currently contains one Future Land Use Plan Classification CRD and seven zoning
districts (CL, MUL, MU, RF, R/OS, P and RLM). The proposal will maintain the existing FLUP
of CRD and the existing seven zoning districts and will create one new Overlay District, the
Waterfront Redevelopment Overlay District (WROD). The Overlay Area runs parallel to Beach
Boulevard from Shore Boulevard to 28th Avenue South, ½ block east of 56th Street South and ½
block west of 54th Street south. It includes the RLM area that runs parallel to the MU area along
Beach Boulevard. The WROD is primarily intended to allow for the conversion of residential
structures which meet the requirements herein. Conversions must retain a residential appearance
and be in character with the existing neighborhood. The district requirements include provisions
for buffering, parking, signage and landscaping. The proposed changes do not increase or
otherwise change the density and/or intensity of use from what is otherwise permitted in the
RLM district by the Land Development Code, Comprehensive Plan or the Countywide Land Use
Rules.
The proposal also modifies the intensity of use within the MU by permitted a 50 percent increase
in density for Mixed Use projects upon conditional site plan approval provided the design meets
architectural guidelines, is consistent with the both the scale and style of the surrounding
development, meets the purpose of the Waterfront Area Land Use Plan, and meets the purpose as
stated in Appendix G of the Plan.
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2. Density/intensity standards for permitted uses;
Those properties within the CL, MUL, RF, R/OS, P and RLM zoning districts will maintain their
existing density and intensity of use. Properties within the MU zoning district will also retain
existing density and intensity of use for non-residential developments. Mixed-use developments
will be permitted a 50 percent increase in density of up to 15 dwelling units. The maximum total
FAR cannot exceed the allowable non-residential FAR of .90. Mixed residential/non-Residential
development must use at least 60 percent of the provided floor area for non-residential uses. The
remainder of the floor area may be used for residential uses up to 15 dwelling units per acre (50
percent increase).
For example, a mixed use development on a one acre parcel could, through conditional use
approval, build 39,204 sq. ft. of floor area at a 0.90 FAR. A minimum of 23,522 sq. ft. of that
floor area must be dedicated towards non-residential uses. The remaining floor area may be used
for up to 15 dwelling units per acre.
See the attached LDR amendments for more detail.
3. Design guidelines, if any, appropriate to the plan;
The City of Gulfport currently maintains a set of Design Guidelines applicable to the portion of
the City south of Gulfport Boulevard between, generally, 59th and 58th Street South and 49th
Street South. The subject area is subject to these design guidelines.
4. Affordable housing provisions, if any, appropriate to the plan;
The City has not adopted any affordable housing provisions relating to the Waterfront Area
Redevelopment Plan area. Asking housing prices in the subject area are currently in the mid- to
high-$100s. Several properties are listed between $200,000 and $300,000.
5. Mixed-use provisions, if any, appropriate to the plan;
The Plan amendment concept is based on providing greater flexibility with regard to mixed use
and live-work development.
See the attached LDR amendments for more detail.
6. Special provision for mobility and circulation, including mass transit, access management,
parking, pedestrians, and bicycles;
No special provisions for mobility and circulation are proposed with the proposed Plan
amendment. The area currently has sidewalks along many of the streets and Pinellas Suncoast
Transit Authority (PSTA) maintains a bus route along Beach Boulevard South and 58th and 49th
Streets South. In addition, a new Pinellas Trail Spur will connect to 55th Street South and Beach
Boulevard South. A new trolley route will also provide greater interconnectivity.
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7. Identification of and reference to land development regulations that implement the plan;
The Plan shall be implemented by the adoption of a new Land Development Code section,
Section 22-5.8.8. WROD (Waterfront Redevelopment Overlay District).
8. Public and/or private improvements, contributions and/or incentives, if any, appropriate to
the plan;
No public or private improvements, contributions or incentives are proposed with the proposed
Plan amendment.
9. The local government plan approval process.
The process by which amendments to the Land Development Code are contained within Article
XII, Sections 22-12.01 through 08. In summary, proposed amendments are submitted to the
planning and zoning board for review and recommendation. The recommendation of the
planning and zoning board shall be entered into the official record of the application and shall be
considered by the city council prior to the taking of official action upon the application
The process by which amendments to the City’s comprehensive plan are contained within
section VI. Plan Amendment Procedure within the General Introduction and Definitions section
of the comprehensive plan. In summary, the process follows the requirements of Chapter 163.
F.S., Chapter 88-46, F.S. and Article III, Section 309 of the Gulfport City Charter.
C. Plan Impacts
10. Identification of water, sewer, and stormwater drainage impacts that may be anticipated
based on the plan, identification of overall system capacities, and an analysis of the
difference between these anticipated impacts on the systems as compared to the impacts
based on the current Countywide Plan Map designations;
The explicit intent of the Waterfront Redevelopment District (WRD) Plan is to preserve the
existing character of the residential neighborhoods and encourage the introduction of mixed-use
development into the Mixed Use district.
This impact analysis is specific to and focuses only on the area of the WRD with a zoning of
Mixed Use (MU). The changes proposed for the portion of the area within the RLM district and
the subject of the proposed overlay district does not include any changes or increase in density or
intensity of use as compared to already permitted by the Land Development Code,
Comprehensive Plan or the Countywide Land Use Rules. The MU currently allows a wide range
of uses as follows:
1.
2.
3.
4.
5.

Retail sales;
Transient accommodations;
Personal or business services;
Restaurants, without any drive-through facilities;
Office, business or professional, including public safety sub-station;
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6. Single-family or duplex dwelling;
7. Multiple-family;
8. Commercial entertainment or recreation;
9. Gallery; art studio;
10. Postal facility, accessory to retail sales use only; and
11. Club or lodge.
The impacts to existing utilities may result in the increase in the permitted density in this area
from 10 dwelling units per acre to 15 (50 percent increase). The permitted FAR of 0.90 is not
proposed to increase. The increase in density will ONLY be for Mixed-use development and a
minimum of 60 percent of the allowable floor area must be used for non-residential uses. The
challenge in providing a meaningful impact analysis comes from the fact that so many types of
uses are currently permitted in the MU district. In order to provide a logical, reasonable impact
assessment a snapshot of the amount of land (acres) currently being used for what sort of use and
this snapshot forms the base for current potential utility impacts and is shown in the following
table:
Table 8
Use

Acres

Acre %

Residential
Vacant Commercial
Commercial
Overnight Accommodation
Institutional (School/Place of Worship/Government)
Total

4.58
0.11
3.98
1.07
0.20
9.94

46.08%
1.14%
40.01%
10.79%
1.97%
100.00%

No. of
Parcels
33
1
28
3
1
66

Parcel %
50.00%
1.52%
42.42%
4.55%
1.52%
100.00%

As shown, there are 66 parcels comprising 9.94 acres of which nearly half is used for residential
uses (including 2.86 acres listed in the Pinellas County Property Appraiser records generally as
Condo Open Space Area). Most of the other half is used for commercial uses such as retail (2.19
acres), restaurant (1.50 acres) and office (0.29 acres). It is important to note that only about
1/10th of an acre (one parcel) is vacant constituting just over one percent of the total acreage.
As mentioned previously, mixed-use developments must use at least 60 percent of the provided
floor area for non-residential uses. The remainder of the floor area may be used for residential
uses up to 15 dwelling units per acre. A minimum of 30 percent of the permitted density must be
used. For example, a mixed use development on a one-acre parcel would be entitled to 39,204
square feet of floor area at a 0.90 FAR. A minimum of 23,522 square feet of that floor area must
be dedicated towards non-residential uses. The remaining floor area may be used for at least five
dwelling units up to 15 dwelling units.
Three sets of analyses are provided for Wastewater, Potable Water and Solid Waste to provide a
more complete, well-rounded examination of the potential impacts to these utilities. What each
of these analyses do is determines the additional demand generated by one of three scenarios.
Each scenario is compared against the use snapshot mentioned previously mentioned.
The first analysis under each heading utilizes only maximum population in the equation as
consistent with the analyses provided in the City’s Comprehensive Plan. These analyses simply
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assume that a total of 149 dwelling units will be built on 9.94 acres as part of a Mixed-use
development. They further assume that 45 dwelling units currently exist on 4.58 acres (10
dwelling units per acre) currently used for residential purposes resulting in an additional 104
dwelling units will be built (15 dwelling units per acre on all 9.94 acres) and this is the number
of dwelling units used to determine the additional utility demand.
The second analysis under each heading takes into account all existing land uses (non-residential
and residential) at their current acreage percentages and makes a series of assumptions as
follows:
1. An existing permitted FAR of 0.90 for all parcels within the MU.
2. The 0.11 acres of vacant land is assumed to be used for retail uses;
3. Every property is assumed to be currently and completely developed to the maximum FAR
of 0.90 with its current use as follows:
Retail: 50,179 square feet;
Office: 6,338 square feet;
Restaurant: 32,569 square feet;
Residential: 149 dwelling units;
Overnight accommodations: 23,360 square feet*; and
Institutional: 4,261 square feet.
* While the limiting factor for intensity of use for overnight accommodations are
typically measured in units per acre, for the purposes of determining utility impacts
square footage was used and was therefore determined through the use of FAR.

4. Every property will be redeveloped with a mixed use development at the maximum 0.90
FAR (389,634 square feet).
5. Every property will employ a 60/40 split of floor area nonresidential (233,780 square feet) to
residential (155,854 square feet).
6. Nonresidential floor area will be allotted as five percent office (10,520 square feet), 45
percent restaurant (94,681 square feet) and 50 percent retail (105,201 square feet).
7. Every property will be developed with a maximum density of 15 dwelling units per acre (149
dwelling units).
This second set of analyses then take the difference between the “current” maximum build out
scenario and the proposed mixed use maximum build out scenario and provides the anticipated
impact on the available utility capacity. Furthermore, this set of assumptions is also used for the
traffic analysis.
A third set of analyses takes the density/intensity of use assumptions made in the second set of
analyses but uses the Pinellas Planning Council’s standard FAR assumption of a 60 percent build
out for both existing and proposed scenarios. For example, while the Commercial General
classification permits an FAR of 0.55 may be permitted by the PPC, it assumes a standard FAR
of 0.33. In other words assumed floor areas and densities are reduced by 30 percent so that a
maximum FAR of 0.90 becomes a “realistic” FAR of 0.54 and a maximum density of 15
dwelling units per acre becomes nine dwelling units per acre.
To reiterate, the following analyses compare the difference between the existing “assumed”
condition against the “presumed” future condition.
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Wastewater Analysis
Source: Pinellas County Adopted 2008 Comprehensive Plan; Potable Water Supply, Wastewater, and Reuse
Element; Potable Wastewater Supply Sub-Element; Table 23; Projected flow and capacity.

Analysis 1: Residential Only
Table 9a
Treatment Site

Southwest
Treatment Plant

2010
Projected
Flow
(MGD)

Capacity
(MGD)

2010 Projected
Excess
Capacity (MGD)

10.26

16

5.74

Max. Additional Demand*
% of
MGD
Excess
Capacity
0.02

0.36%

Analysis 2: All Uses
Table 9b
Treatment Site

Southwest
Treatment Plant

2010
Projected
Flow
(MGD)

Capacity
(MGD)

2010 Projected
Excess
Capacity (MGD)

10.26

16

5.74

Max. Additional Demand*
% of
MGD
Excess
Capacity
0.012

0.21%

Analysis 3: All Uses with 30 percent standard intensity of use reduction
Table 9c
Treatment Site

Southwest
Treatment Plant

2010
Projected
Flow
(MGD)

Capacity
(MGD)

2010 Projected
Excess
Capacity (MGD)

10.26

16

5.74
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Max. Additional Demand*
% of
MGD
Excess
Capacity
-0.004

-0.07%
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Potable Water Analysis
Sources: "Evaluation and Appraisal Report", City of St. Petersburg, 2005 and City of Gulfport, Public Services
Department, 2005

Analysis 1: Residential Only
Table 10a
Provider

2010
Projected
Average Daily
Demand
(MGD)

2010
Permitted
Average Day
Demand
(MGD)

2010
Projected
Excess (MGD)

Tampa Bay
Water

44.9

47.8

2.9

Max. Additional
Demand*
% of
MGD
Excess
Capacity
0.03

0.90%

Analysis 2: All Uses
Table 10b
Provider

2010
Projected
Average Daily
Demand
(MGD)

2010
Permitted
Average Day
Demand
(MGD)

2010
Projected
Excess (MGD)

Tampa Bay
Water

44.9

47.8

2.9

Max. Additional
Demand*
% of
MGD
Excess
Capacity
0.029

1.00%

Analysis 3: All Uses with 30 percent standard intensity of use reduction
Table 10c
Provider

2010
Projected
Average Daily
Demand
(MGD)

2010
Permitted
Average Day
Demand
(MGD)

2010
Projected
Excess (MGD)

Tampa Bay
Water

44.9

47.8

2.9
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Excess
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Solid Waste Analysis
Source: Pinellas County Adopted 2008 Comprehensive Plan; Solid Waste and Resource Recovery Element; Solid
Waste Sub-Element; Table 6.
* The Pinellas County Comprehensive Plan's Solid Waste Sub-Element provides (page 2-19) that 80 percent of solid
waste was combusted or recycled. Therefore 80 percent of the anticipated tons/year generated was used.

Analysis 1: Residential Only
Table 11a
Provider
Pinellas
County

Capacity
(tons/yr)

2005 Tons
Incinerated

Excess
Capacity
(tons/yr)

1,149,750

906,489

243,261

Max. Additional Demand*
Tons/Yr

% of Excess Capacity

210.89

0.09%

Analysis 2: All Uses
Table 11b
Provider
Pinellas
County

Capacity
(tons/yr)

2005 Tons
Incinerated

Excess
Capacity
(tons/yr)

1,149,750

906,489

243,261

Max. Additional Demand*
Tons/Yr

% of Excess Capacity

255.81

0.11%

Analysis 3: All Uses with 30 percent standard intensity of use reduction
Table 11c
Provider
Pinellas
County

Capacity
(tons/yr)

2005 Tons
Incinerated

Excess
Capacity
(tons/yr)

1,149,750

906,489

243,261

30

Max. Additional Demand*
Tons/Yr
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Traffic Analysis
A Transportation Impact Analysis was conducted to determine the impact that the WRD trips
would have on the surrounding roadway network. A Trip Generation Analysis was performed
using the equations from the Institute of Transportation Engineers (ITE) Trip Generation, 7th
Edition. The Land Use Codes (LUC) for the uses proposed in the WRD consisted of LUC 710:
General Office, LUC 820: General Commercial, LUC 932: High-Turnover (Sit-down)
Restaurant and LUC 231: Low Rise Residential Condominiums. Also, a trip generation analysis
for the existing uses was conducted. The trip generation from the existing uses was subtracted
from the trip generation of the proposed WRD uses in order to determine the additional new trip
expected to be generated by the proposed WRD.
As noted previously, this Traffic Analysis uses the same set of assumptions as that used for the
second set of scenarios for the Potable Water, Wastewater and Solid Waste analyses. The total
floor area was split as five percent Office, 50 percent Commercial and 45 percent Restaurant and
149 dwelling units. Based upon the trip generation analysis, the total additional trips expected to
be generated by the WRD is 700 peak hour trips, which include 405 inbound trips and 295
outbound trips. The trip generation for the various land uses is broken down as follows:
General Office: 0 (the amount of office not expected to increase in a meaningful way)
General Commercial (restaurant and retail): 635
Residential: 65
The total additional trips were distributed onto the surrounding roadway network using the
following distribution percentages:
45 percent to/from the east on Gulfport Boulevard/22nd Avenue S.
15 percent to/from the west on Gulfport Boulevard/22nd Avenue S
15 percent to/from the north on 58th Street South
25 percent to/from the north on 49th Street South
These distribution percentages were based on an evaluation of the existing volumes collected
from the Pinellas County Metropolitan Planning Organization (MPO) 2008 Annual Level of
Service Report and engineering judgment. The projected trip generation was applied to the trip
distribution percentages to determine the impact on the surrounding roadway network. The
additional WRD trips were assigned on the City’s minor arterial and collector roadways within
the vicinity of the WRD, including Gulfport Boulevard/22nd Avenue S, 58th Street South and
49th Street South. Based upon the Pinellas County Metropolitan Planning Organization (MPO)
2008 Annual Level of Service Report, the roadways of Gulfport Boulevard from Pasadena
Avenue to 58th Street S , Gulfport Boulevard South (22nd Avenue South) from 34th Street South
to 58th Street South and 49th Street South from Gulfport Boulevard South (22nd Avenue South)
to Central Avenue and 58th Street South from 11th Avenue South to Gulfport Boulevard are
monitored. Therefore, a roadway capacity analysis was performed for these adjacent segments.
Based upon the roadway capacity analysis, it is anticipated that the available capacity on these
roadways will accommodate the additional trips generated by the WRD.
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Table 6

Roadway

From

Gulfport
Blvd.
22nd Ave.
S.

Pasadena
Avenue

58th St. S.

34th St. S.

58th St. S.

Gulfport
Blvd.

Central
Ave.
Gulfport
Blvd.

49th St. S.
58th St. S.

11th ave. S.

To

Road
Type

No. of
Lanes

LOS
Std

LOS
Capacity1

Existing
Peak
Hour
Volume2

Existing
LOS2

Excess
Roadway
Capacity

WRD
Add’tl
Vol.

Volume to
Capacity
Ratio (V/C)

Future
LOS

WRD % of
Avail.
Capacity

4D

D

1,620

865

C

755

61

0.57

C

8%

4U

D

1,539

1,009

B

530

226

0.80

D

43%

Collector

4U

D

1,539

782

C

757

102

0.57

C

13%

Collector

2U

D

760

468

C

292

61

0.70

D

21%

Minor
Arterial
Minor
Arterial

Notes:

1 - LOS Capacity based upon FDOT Q/LOS Generalized Level of Service Tables
2 - Source: Pinellas County Metropolitan Planning Organization 2008 Annual Level of Service Report
Note: All other road within the vicinity of the subject redevelopment area are local roads and no existing AADT data is provided in the
2008 Pinellas County MPO Annual Level of Service Report.
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School Impact Analysis
Gulfport is included within a larger geographic unit, Concurrency Service Area (CSA) for purposes of
School Concurrency. Development within any CSA is governed by the availability of School Capacity
measured with a term called “Seat Balance”. This is calculated by subtracting the District’s total
enrolled population from the total number of student stations (seats) available. As there is sufficient
unused capacity within a CSA the School District can accommodate additional residential development.
The School District uses a formula of 0.32 students yielded per permanent dwelling unit constructed.
The CSA containing the City of Gulfport has a projected “Seat Balance” (available capacity) of 3,219
Elementary Seats, 570 Middle School Seats and 2,821 High School Seats. A representative of the School
District has confirmed that the available capacity can absorb the 100 percent build out scenario within
the subject area of 104 additional dwelling units without negatively affecting school capacity.
Available Seating
Capacity (2009)

Potential No. Students(1)

Percent of Used
Capacity (2009)(4)

Per School Type

Total

Per
Grade(3)

K-5

6-8

9-12

33

3

15

3

10

K-5

6-8

9-12

K-5

6-8

9-12

3,219

570

2,821

0.20%

1.35%

0.36%

(1) Based on 104 dwelling units and 0.32 students per dwelling unit.
(2) Maximum number of dwelling units is based on 104 additional units at 15 dwelling
units per acre.
(3) Assumes 13 grades (k - 12)
(4) Assumes an even split among the 13 grades.
Source: Pinellas County School District, 2009 (data and methodology)

Analysis Summary
As mentioned the potential utility impacts provided are based generally on the assumption that
every parcel within the MU zoning districts in the WRD would be developed at or near the
maximum permitted level with mixed-use developments although this scenario is highly unlikely.
As shown in the tables above, even with this improbable scenario, there will be no negative
impacts on the Level of Service (LOS) or service capacities of existing utilities, services, school
capacities or surrounding roadways as adequate excess capacities exist.
Due to the fact that the City has adopted a Comprehensive Stormwater Management Plan, which
includes various drainage improvements in the CRD, the Redevelopment Plan does not specifically
address stormwater drainage. Stormwater management projects within the district will be closely
coordinated between City Departments.
While the Plan does not contemplate any relocation of residents will adhere to the requirements of
the Housing Element of the Comprehensive Plan with regard to resident relocation as follows:
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Objective 5: The City shall ensure that all residents displaced by public development,
redevelopment or housing code enforcement are able to relocate to standard, affordable housing.
Policy 5.1: The City of Gulfport shall provide administrative assistance in locating affordable
housing to displaced low and moderate income persons through coordination with the Pinellas
County Community Development Relocation Program and the Pinellas County and St. Petersburg
Housing Authorities.
In addition, the City is committed to following the requirements of F.S. 163.362(7) which requires
municipalities to “provide assurances that there will be replacement housing for the relocation of
persons temporarily or permanently displaced from housing facilities within the community
redevelopment area.”
11. Relevant Countywide Consideration, as enumerated in Sections 5.5.3.1.1 through 5.5.3.1.6.
These are addressed in the following section.
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V. Existing PPC Review Criteria
SEC 5.5.3 REVIEW CRITERIA.
5.5.3.1

Relevant Countywide Considerations. In the consideration of a regular Countywide
Plan Map amendment, it is the objective of these Countywide Rules to evaluate the
amendment so as to make a balanced legislative determination based on the
following six (6) Relevant Countywide Considerations, as they pertain to the overall
purpose and integrity of the Countywide Plan.

5.5.3.1.1

Consistency with the Countywide Rules. The manner in, and extent to, which the
amendment is consistent with Article 4, Plan Criteria and Standards of these
Countywide Rules and with the Countywide Plan as implemented through the
Countywide Rules.
As addressed above in the preceding section, Section IV Countywide Plan Requirements .

5.5.3.1.2

Adopted Roadway Level of Service (LOS) Standard. The manner in, and extent to,
which the amendment significantly impacts a roadway segment where the existing
Level of Service (LOS) is below LOS “D” or where projected traffic resulting from
the amendment would cause the existing LOS to fall below LOS “D”.
There will be no negative impacts on the Level of Service (LOS) of surrounding roadways
as the density and intensity of use is not increased over what is otherwise by the current
Future Land Use Plan classifications within the Countywide Land Use Rules.

5.5.3.1.3

Scenic/Non-Commercial Corridors. If located within a Scenic/Non-Commercial
Corridor, the manner in, and extent to, which the amendment conforms to the
criteria and standards contained in Section 4.2.7.1, and Section 4.2.7.1.4 of these
Countywide Rules.
The subject area is not located within a Scenic/Non-Commercial Corridor.

5.5.3.1.4

Coastal High Hazard Areas (CHHA). If located within a Coastal High Hazard Area,
the manner in, and extent to, which the amendment conforms to the terms set forth
in Section 4.2.7.4.
A portion of the subject area is located within a Coastal High Hazard Area (CHHA).
Those parcels within the CHHA are excluded from any intensity of use increases. It is
proposed that existing, legally permitted development with a density greater than 10
dwelling units may retain that existing density as part of a Mixed use project as provided
in Sec. 22-5.08 of the Code.

5.5.3.1.5

Designated Development/Redevelopment Areas. If the amendment involves the
creation, expansion, or contraction of a Residential Very High (RVH), Activity
Center (AC), Community Redevelopment District (CRD), Central Business District
(CBD) category, or the Planned Redevelopment categories, the manner in, and
extent to, which the amendment conforms to the purpose and requirements of the
applicable category and Section 4.2.7.5.
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The proposal does not include the creation, expansion, or contraction of a Residential
Very High (RVH), Activity Center (AC), Community Redevelopment District (CRD),
Central Business District (CBD) category.
The proposal also meets the requirements of Section 4.2.7.5 as provided above in the
preceding section.
5.5.3.1.6

Impact on a Public Educational Facility or an Adjoining Jurisdiction. The manner
in, and extent to, which the amendment significantly impacts a public educational
facility or an adjoining jurisdiction. There will be no significant impacts on the Level
of Service (LOS) of any Public Educational Facilities or adjoining jurisdictions due to the
limited opportunities for new development. The amendment to the existing Special Area
Plan will have no significant impact on either the potable water supply or sewage
treatment, both of which are provided by the City of St. Petersburg. This is outlined in
detail in the preceding section.

4.2.7.5.3

Changes to Approved Special Area Plans. Substantive changes to an approved
special area plan shall be reviewed according to the provisions of Article 5 of these
Countywide Rules which require recommendation by the PPC and approval by the
CPA in the same manner as for new special area plans accompanying Countywide
Plan Map amendments. Substantial changes include:

1. Expansion or contraction of the geographic area of the plan;
The geographic area of the plan will not change with this proposal.
2. Changes to the permitted uses, or their location within the plan area, if specified;
The plan area currently contains one Future Land Use Plan Classification CRD and seven zoning
districts (CL, MUL, MU, RF, R/OS, P and RLM). The proposal will maintain the existing FLUP
of CRD and the existing seven zoning districts and will create one new Overlay District, the
Waterfront Redevelopment Overlay District (WROD). The Overlay Area runs parallel to Beach
Boulevard from Shore Boulevard to 28th Avenue South, ½ block east of 56th Street South and ½
block west of 54th Street south. It includes the RLM area that runs parallel to the MU area along
Beach Boulevard. The WROD is primarily intended to allow for the conversion of residential
structures which meet the requirements herein. Conversions must retain a residential appearance
and be in character with the existing neighborhood. The district requirements include provisions
for buffering, parking, signage and landscaping. The proposed changes do not increase or
otherwise change the density and/or intensity of use from what is otherwise permitted in the
RLM district by the Land Development Code, Comprehensive Plan or the Countywide Land Use
Rules.
The proposal also modifies the intensity of use within the MU by permitted a 50 percent increase
in density for Mixed Use projects upon conditional site plan approval provided the design meets
architectural guidelines, is consistent with the both the scale and style of the surrounding
development, meets the purpose of the Waterfront Area Land Use Plan, and meets the purpose as
stated in Appendix G of the Plan.
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See attached LDR amendments and Land Use Map for details.
3. Increase in density/intensity or to projected traffic, water, sewer, or stormwater drainage
impacting public infrastructure improvements;
The explicit intent of the Waterfront Redevelopment District (WRD) Plan is to preserve the
existing character of the residential neighborhoods and encourage the introduction of mixed-use
development into the Mixed Use district.
This impact analysis focuses only on the area of the WRD with a zoning of Mixed Use (MU).
The changes proposed for the portion of the area within the RLM district and the subject of the
proposed overlay district does not include any changes or increase in density or intensity of use
as compared to already permitted by the Land Development Code, Comprehensive Plan or the
Countywide Land Use Rules. The MU currently allows a wide range of uses as follows:
1. Retail sales;
2. Transient accommodations;
3. Personal or business services;
4. Restaurants, without any drive-through facilities;
5. Office, business or professional, including public safety sub-station;
6. Single-family or duplex dwelling;
7. Multiple-family;
8. Commercial entertainment or recreation;
9. Gallery; art studio;
10. Postal facility, accessory to retail sales use only; and
11. Club or lodge.
The impacts to existing utilities may result in the increase in the permitted density in this area
from 10 dwelling units per acre to 15 (50 percent increase). The permitted FAR of 0.90 is not
proposed to increase. The increase in density will ONLY be for Mixed-use development and a
minimum of 60 percent of the allowable floor area must be used for non-residential uses. The
challenge in providing a meaningful impact analysis comes from the fact that so many types of
uses are currently permitted in the MU district. In order to provide a logical, reasonable impact
assessment a snapshot of the amount of land (acres) currently being used for what sort of use and
this snapshot forms the base for current potential utility impacts and is shown in the following
table:
Table 13
Use

Acres

Residential
Vacant Commercial
Commercial
Overnight Accommodation
Institutional (School/Place of Worship/Government)
Total
37

4.58
0.11
3.98
1.07
0.20
9.94

Acre %
46.08%
1.14%
40.01%
10.79%
1.97%
100.00%

No. of
Parcels
33
1
28
3
1
66

Parcel %
50.00%
1.52%
42.42%
4.55%
1.52%
100.00%
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As shown, there are 66 parcels comprising 9.94 acres of which nearly half is used for residential
uses (including 2.86 acres listed in the Pinellas County Property Appraiser records generally as
Condo Open Space Area). Most of the other half is used for commercial uses such as retail (2.19
acres), restaurant (1.50 acres) and office (0.29 acres). It is important to note that only about
1/10th of an acre (one parcel) is vacant constituting just over one percent of the total acreage.
As mentioned previously, mixed-use developments must use at least 60 percent of the provided
floor area for non-residential uses. The remainder of the floor area may be used for residential
uses up to 15 dwelling units per acre. A minimum of 30 percent of the permitted density must be
used. For example, a mixed use development on a one-acre parcel would be entitled to 39,204
square feet of floor area at a 0.90 FAR. A minimum of 23,522 square feet of that floor area must
be dedicated towards non-residential uses. The remaining floor area may be used for at least five
dwelling units up to 15 dwelling units.
Three sets of analyses are provided for Wastewater, Potable Water and Solid Waste to provide a
more complete, well-rounded examination of the potential impacts to these utilities. What each
of these analyses do is determines the additional demand generated by one of three scenarios.
Each scenario is compared against the use snapshot mentioned previously mentioned.
The first analysis under each heading utilizes only maximum population in the equation as
consistent with the analyses provided in the City’s Comprehensive Plan. These analyses simply
assume that a total of 149 dwelling units will be built on 9.94 acres as part of a Mixed-use
development. They further assume that 45 dwelling units currently exist on 4.58 acres (10
dwelling units per acre) currently used for residential purposes resulting in an additional 104
dwelling units will be built (15 dwelling units per acre on all 9.94 acres) and this is the number
of dwelling units used to determine the additional utility demand.
The second analysis under each heading takes into account all existing land uses (non-residential
and residential) at their current acreage percentages and makes a series of assumptions as
follows:
1. An existing permitted FAR of 0.90 for all parcels within the MU.
2. The 0.11 acres of vacant land is assumed to be used for retail uses;
3. Every property is assumed to be currently and completely developed to the maximum FAR
of 0.90 with its current use as follows:
Retail: 50,179 square feet;
Office: 6,338 square feet;
Restaurant: 32,569 square feet;
Residential: 149 dwelling units;
Overnight accommodations: 23,360 square feet*; and
Institutional: 4,261 square feet.
* While the limiting factor for intensity of use for overnight accommodations are
typically measured in units per acre, for the purposes of determining utility impacts
square footage was used and was therefore determined through the use of FAR.

4. Every property will be redeveloped with a mixed use development at the maximum 0.90
FAR (389,634 square feet).
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5. Every property will employ a 60/40 split of floor area nonresidential (233,780 square feet) to
residential (155,854 square feet).
6. Nonresidential floor area will be allotted as five percent office (10,520 square feet), 45
percent restaurant (94,681 square feet) and 50 percent retail (105,201 square feet).
7. Every property will be developed with a maximum density of 15 dwelling units per acre (149
dwelling units).
This second set of analyses then take the difference between the “current” maximum build out
scenario and the proposed mixed use maximum build out scenario and provides the anticipated
impact on the available utility capacity. Furthermore, this set of assumptions is also used for the
traffic analysis.
A third set of analyses takes the density/intensity of use assumptions made in the second set of
analyses but uses the Pinellas Planning Council’s standard FAR assumption of a 60 percent build
out for both existing and proposed scenarios. For example, while the Commercial General
classification permits an FAR of 0.55 may be permitted by the PPC, it assumes a standard FAR
of 0.33. In other words assumed floor areas and densities are reduced by 30 percent so that a
maximum FAR of 0.90 becomes a “realistic” FAR of 0.54 and a maximum density of 15
dwelling units per acre becomes nine dwelling units per acre.
To reiterate, the following analyses compare the difference between the existing “assumed”
condition against the “presumed” future condition.
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Wastewater Analysis
Source: Pinellas County Adopted 2008 Comprehensive Plan; Potable Water Supply, Wastewater, and Reuse
Element; Potable Wastewater Supply Sub-Element; Table 23; Projected flow and capacity.

Analysis 1: Residential Only
Table 14a
Treatment Site

Southwest
Treatment Plant

2010
Projected
Flow
(MGD)

Capacity
(MGD)

2010 Projected
Excess
Capacity (MGD)

10.26

16

5.74

Max. Additional Demand*
% of
MGD
Excess
Capacity
0.02

0.36%

Analysis 2: All Uses
Table 14b
Treatment Site

Southwest
Treatment Plant

2010
Projected
Flow
(MGD)

Capacity
(MGD)

2010 Projected
Excess
Capacity (MGD)

10.26

16

5.74

Max. Additional Demand*
% of
MGD
Excess
Capacity
0.012

0.21%

Analysis 3: All Uses with 30 percent standard intensity of use reduction
Table 14c
Treatment Site

Southwest
Treatment Plant

2010
Projected
Flow
(MGD)

Capacity
(MGD)

2010 Projected
Excess
Capacity (MGD)

10.26

16

5.74
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Max. Additional Demand*
% of
MGD
Excess
Capacity
-0.004

-0.07%
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Potable Water Analysis
Sources: "Evaluation and Appraisal Report", City of St. Petersburg, 2005 and City of Gulfport, Public Services
Department, 2005

Analysis 1: Residential Only
Table 10a
Provider

2010
Projected
Average Daily
Demand
(MGD)

2010
Permitted
Average Day
Demand
(MGD)

2010
Projected
Excess (MGD)

Tampa Bay
Water

44.9

47.8

2.9

Max. Additional
Demand*
% of
MGD
Excess
Capacity
0.03

0.90%

Analysis 2: All Uses
Table 10b
Provider

2010
Projected
Average Daily
Demand
(MGD)

2010
Permitted
Average Day
Demand
(MGD)

2010
Projected
Excess (MGD)

Tampa Bay
Water

44.9

47.8

2.9

Max. Additional
Demand*
% of
MGD
Excess
Capacity
0.029

1.00%

Analysis 3: All Uses with 30 percent standard intensity of use reduction
Table 10c
Provider

2010
Projected
Average Daily
Demand
(MGD)

2010
Permitted
Average Day
Demand
(MGD)

2010
Projected
Excess (MGD)

Tampa Bay
Water

44.9

47.8

2.9
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Max. Additional
Demand*
% of
MGD
Excess
Capacity
0.01

0.29%
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Solid Waste Analysis
Source: Pinellas County Adopted 2008 Comprehensive Plan; Solid Waste and Resource Recovery Element; Solid
Waste Sub-Element; Table 6.
* The Pinellas County Comprehensive Plan's Solid Waste Sub-Element provides (page 2-19) that 80 percent of solid
waste was combusted or recycled. Therefore 80 percent of the anticipated tons/year generated was used.

Analysis 1: Residential Only
Table 16a

Provider

Pinellas
County

Capacity
(tons/yr)

1,149,750

2005 Tons
Incinerated

906,489

Excess
Capacity
(tons/yr)

243,261

Max. Additional Demand*

Tons/Yr

% of Excess Capacity

210.89

0.09%

Analysis 2: All Uses
Table 16b

Provider

Pinellas
County

Capacity
(tons/yr)

1,149,750

2005 Tons
Incinerated

906,489

Excess
Capacity
(tons/yr)

243,261

Max. Additional Demand*

Tons/Yr

% of Excess Capacity

255.81

0.11%

Analysis 3: All Uses with 30 percent standard intensity of use reduction
Table 16c

Provider

Pinellas
County

Capacity
(tons/yr)

1,149,750

2005 Tons
Incinerated

906,489

Excess
Capacity
(tons/yr)

243,261
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Max. Additional Demand*

Tons/Yr

% of Excess Capacity

367.53

0.15%
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Traffic Analysis
A Transportation Impact Analysis was conducted to determine the impact that the WRD trips
would have on the surrounding roadway network. A Trip Generation Analysis was performed
using the equations from the Institute of Transportation Engineers (ITE) Trip Generation, 7th
Edition. The Land Use Codes (LUC) for the uses proposed in the WRD consisted of LUC 710:
General Office, LUC 820: General Commercial, LUC 932: High-Turnover (Sit-down)
Restaurant and LUC 231: Low Rise Residential Condominiums. Also, a trip generation analysis
for the existing uses was conducted. The trip generation from the existing uses was subtracted
from the trip generation of the proposed WRD uses in order to determine the additional new trip
expected to be generated by the proposed WRD.
As noted previously, this Traffic Analysis uses the same set of assumptions as that used for the
second set of scenarios for the Potable Water, Wastewater and Solid Waste analyses. The total
floor area was split as five percent Office, 50 percent Commercial and 45 percent Restaurant and
149 dwelling units. Based upon the trip generation analysis, the total additional trips expected to
be generated by the WRD is 700 peak hour trips, which include 405 inbound trips and 295
outbound trips. The trip generation for the various land uses is broken down as follows:
General Office: 0 (the amount of office not expected to increase in a meaningful way)
General Commercial (restaurant and retail): 635
Residential: 65
The total additional trips were distributed onto the surrounding roadway network using the
following distribution percentages:
45 percent to/from the east on Gulfport Boulevard/22nd Avenue S.
15 percent to/from the west on Gulfport Boulevard/22nd Avenue S
15 percent to/from the north on 58th Street South
25 percent to/from the north on 49th Street South
These distribution percentages were based on an evaluation of the existing volumes collected
from the Pinellas County Metropolitan Planning Organization (MPO) 2008 Annual Level of
Service Report and engineering judgment. The projected trip generation was applied to the trip
distribution percentages to determine the impact on the surrounding roadway network. The
additional WRD trips were assigned on the City’s minor arterial and collector roadways within
the vicinity of the WRD, including Gulfport Boulevard/22nd Avenue S, 58th Street South and
49th Street South. Based upon the Pinellas County Metropolitan Planning Organization (MPO)
2008 Annual Level of Service Report, the roadways of Gulfport Boulevard from Pasadena
Avenue to 58th Street S , Gulfport Boulevard South (22nd Avenue South) from 34th Street South
to 58th Street South and 49th Street South from Gulfport Boulevard South (22nd Avenue South)
to Central Avenue and 58th Street South from 11th Avenue South to Gulfport Boulevard are
monitored. Therefore, a roadway capacity analysis was performed for these adjacent segments.
Based upon the roadway capacity analysis, it is anticipated that the available capacity on these
roadways will accommodate the additional trips generated by the WRD.
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Table 6

Roadway

From

Gulfport
Blvd.
22nd Ave.
S.

Pasadena
Avenue

58th St. S.

34th St. S.

58th St. S.

Gulfport
Blvd.

Central
Ave.
Gulfport
Blvd.

49th St. S.
58th St. S.

11th ave. S.

To

Road
Type

Minor
Arterial
Minor
Arterial
Minor
Arterial
Minor
Arterial

LOS Std

LOS
Capacity1

Existing
Peak
Hour
Volume2

Existing
LOS2

Excess
Roadway
Capacity

WRD
Add’tl
Vol.

Volume to
Capacity
Ratio
(V/C)

WRD %
of Avail.
Capacity

4D

D

1,620

865

C

755

61

0.57

8%

4U

D

1,539

1,009

B

530

226

0.80

43%

4U

D

1,539

782

C

757

102

0.57

13%

2U

D

760

468

C

292

61

0.70

21%

No. of
Lanes

Notes:
1 - LOS Capacity based upon FDOT Q/LOS Generalized Level of Service Tables
2 - Source: Pinellas County Metropolitan Planning Organization 2008 Annual Level of Service Report
Note: All other road within the vicinity of the subject redevelopment area are local roads and no existing AADT data is provided in the
2008 Pinellas County MPO Annual Level of Service Report.
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School Impact Analysis
Gulfport is included within a larger geographic unit, Concurrency Service Area (CSA) for purposes of
School Concurrency. Development within any CSA is governed by the availability of School Capacity
measured with a term called “Seat Balance”. This is calculated by subtracting the District’s total
enrolled population from the total number of student stations (seats) available. As there is sufficient
unused capacity within a CSA the School District can accommodate additional residential development.
The School District uses a formula of 0.32 students yielded per permanent dwelling unit constructed.
The CSA containing the City of Gulfport has a projected “Seat Balance” (available capacity) of 3,219
Elementary Seats, 570 Middle School Seats and 2,821 High School Seats. A representative of the School
District has confirmed that the available capacity can absorb the 100 percent build out scenario within
the subject area of 104 additional dwelling units without negatively affecting school capacity.
Available Seating
Capacity (2009)

Potential No. Students(1)

Percent of Used
Capacity (2009)(4)

Per School Type

Total

Per
Grade(3)

K-5

6-8

9-12

33

3

15

3

10

K-5

6-8

9-12

K-5

6-8

9-12

3,219

570

2,821

0.20%

1.35%

0.36%

(1) Based on 104 dwelling units and 0.32 students per dwelling unit.
(2) Maximum number of dwelling units is based on 104 additional units at 15 dwelling
units per acre.
(3) Assumes 13 grades (k - 12)
(4) Assumes an even split among the 13 grades.
Source: Pinellas County School District, 2009 (data and methodology)

Analysis Summary
As mentioned the potential utility impacts provided are based generally on the assumption that
every parcel within the MU zoning districts in the WRD would be developed at or near the
maximum permitted level with mixed-use developments although this scenario is highly unlikely.
As shown in the tables above, even with this improbable scenario, there will be no negative
impacts on the Level of Service (LOS) or service capacities of existing utilities, services, school
capacities or surrounding roadways as adequate excess capacities exist.
Due to the fact that the City has adopted a Comprehensive Stormwater Management Plan, which
includes various drainage improvements in the CRD, the Redevelopment Plan does not specifically
address stormwater drainage. Stormwater management projects within the district will be closely
coordinated between City Departments.
While the Plan does not contemplate any relocation of residents will adhere to the requirements
of the Housing Element of the Comprehensive Plan with regard to resident relocation as follows:
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Objective 5: The City shall ensure that all residents displaced by public development,
redevelopment or housing code enforcement are able to relocate to standard, affordable housing.
Policy 5.1: The City of Gulfport shall provide administrative assistance in locating affordable
housing to displaced low and moderate income persons through coordination with the Pinellas
County Community Development Relocation Program and the Pinellas County and St.
Petersburg Housing Authorities.
In addition, the City is committed to following the requirements of F.S. 163.362(7) which
requires municipalities to “provide assurances that there will be replacement housing for the
relocation of persons temporarily or permanently displaced from housing facilities within the
community redevelopment area.”
4. Changes affecting the Relevant Countywide Considerations;
There are no changes which affect Relevant Countywide Considerations.
5. Any other change determined by the local government, the PPC or CPA to be a material
change to the approved plan, affecting the plan issues and objectives, plan composition or
plan impacts that is relevant and fundamental to the basis on which the special area plan
was approved and is to be administered under the Countywide Plan and Rules.
Complete details outlining the contents of all Special Area Plan and Land Development Code
amendments are provided above in the preceding sections.
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CITY OF GULFPORT
CITY COUNCIL
AGENDA MEMORANDUM
FROM:

James E. O’Reilly, City Manager
Frederick J. Metcalf, AICP, Director of Community Development

DATE:

December 5, 2017

SUBJECT:

Discussion of Waterfront Redevelopment Area Zoning, Characteristics and Criteria.

AGENDA ITEM:

8

City of Gulfport Code of Ordinances – Chapter 22 ZONING
Sec. 22-5.08. - WRD (waterfront redevelopment district) zoning district.
(a) Purpose. The purpose of the WRD (waterfront redevelopment district) zoning district is to establish
development standards which will enhance redevelopment opportunities within the district and implement
the City of Gulfport's adopted community redevelopment plan. The WRD zoning district is designed to be
consistent with the community redevelopment district (CRD) land use category of the Gulfport
Comprehensive Plan. The district is intended to encourage and promote the revitalization of the waterfront
area and to maintain the unique characteristics of the area. This is to be achieved by allowing a wide
variety of mixed uses, preserving existing residential neighborhoods and establishing development
regulations which will promote reinvestment in the district.
BACKGROUND:
The Mayor and City Council determined at their April 4, 2017 City Council meeting that it was in the
community’s best interest to schedule a specific agenda topic/meeting to discuss the applicable background
and format for forthcoming meeting(s) and appropriate agenda items to facilitate City Council discussion
interrelated to the City Council’s view and vision of the City’s current and potential future land development
regulations as they relate to the support of the City’s Waterfront Redevelopment Plan’s contributing
character. Predominantly, the issues identified are occurring within the Waterfront Redevelopment District,
staff concurs and believes the initial primary focus should be in that area.
Subsequently, on April 18, 2017 City Council held the initial discussion within the following framework:
1.
2.
3.
4.

Short Staff Presentation of Contributing Background Factors.
Public Input and Comment
Initial City Council discussion and direction.
Schedule of future City Council issue related activities.

Based upon the City Manager’s recommendation, the City Council on April 18, 2017 received a staff
overview of the three (3) fundamental factors that would be the underpinning of future discussions of the
area’s dynamics and that will have a substantial effect on future uses and potential re-development.
1|Page

1. FEMA – Base Flood Elevation impacts on projects within the

waterfront area.
2. Height
3. Parking
For today’s discussion; though “Parking” is a significant aspect of future re-development, parking impacts
should be discussed as a standalone policy topic with a discussion of the measure of financial investment
necessary to address; the area’s building stock and community character will most significantly be impacted
by the redevelopment of existing properties within the following Federal and local parameters as outlined
herein:
1. FEMA – Base Flood Elevation impacts on projects within the

waterfront area.
2. Height

1) FEMA REGULATIONS WITHIN THE WATERFRONT REDEVELOPMENT AREA:
The majority of properties within the WRA are in special flood areas, or flood zones designated in the Flood
Insurance Rate Map series (FIRM). There are 2 main types of flood zones in Gulfport and the WRA. AE
flood zones are zones those not likely to be effected by wave action during a flood event. VE flood zones
are velocity zones and are likely to be effected by wave action during a flood event. These zones effect
construction methods and elevation requirements. Most properties in the MU area are in AE zones, however
most of Shore Blvd. from Beach Blvd. to 54th St. S. is located in a VE zone.
A Base flood elevation (BFE) is set for every property located in a flood zone. New structures must meet
the BFE rules. The BFE is the height that a structure must be elevated to or above when it is substantially
improved. A substantial improvement occurs when the cost of the improvement exceeds 50 percent of the
valuation of the structure. This is commonly referred to as the 50 percent rule.
Commercial structures in AE zones have two options for improvement. They can be elevated to a height at
or above the BFE or they can floodproof the new or existing structure to a height at or above the BFE.
Floodproofing requires engineering to insure the structure can withstand the hydrostatic pressure at the
determined flood water height. Commercial structures located in VE flood zones must elevate to the BFE.
Residential structures have only one option, to elevate to a height at or above the BFE. They cannot
floodproof. The zoning code allows the maximum height of a structure to be measured above the BFE. The
BFE in the MU sub-district is from 12 to 16 feet depending on how close the property is to the water.
Time is another factor that is not on the side of keeping on-grade structures intact. As they continue to
depreciate with age, the substantial improvement threshold is affected. The structure is worth less money
and therefore cannot always be improved without elevating or floodproofing.
It is easy to see how this can affect the size and height of a structure located in the MU area. You can
control the type of flood abatement method on commercial structures and require them to floodproof.
This will affect the overall height. You cannot control the type of flood abatement method for
residential properties. They must elevate.
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2) HEIGHT WITHIN THE WATERFRONT REDEVELOPMENT AREA:
Building height within the WRA is controlled by the zoning code, but as noted above, it is also affected by
the BFE if the building is located in a flood zone. There were no maximum building height requirements
until 2000. The maxim building heights for the MU sub-district remain at 30 feet for residential single
family and duplex structures, with no more than 2 stories of living area and 45 feet for all other uses.
When maximum height is combined with the BFE an elevated residential structure can be similar in height
to a floodproofed commercial structure. As stated above, the height is measured from the BFE on elevated
structures. Mixed use development is required to go through a conditional use process which allows more
latitude to require commercial uses to floodproof thereby reducing the overall height to no more than the
maximum allowable height. Floodproofing does not require elevation. When buildings are elevated,
residential structures can come very close in height to floodproofed commercial structures.
Another issue involves the indirect discouragement of commercial development. Changing codes can have
the inadvertent effect of creating an economic environment that is not conducive to commercial
redevelopment. Commercial development without a residential component is difficult to obtain loan
funding for. Reducing the height regulations could affect the commercial viability of the area.
The MU sub-district allows residential development and there are a lot of residential lots containing older
structures. If this area becomes ripe for residential development of newer single-family structures, not only
will this create the potential for a change in the development pattern, it will mandate a change to elevated
structures that are close to the height of what would currently be allowed for commercial structures.
ANALYSIS:
The present goals and guidelines initially set forth in the City’s adopted comprehensive
redevelopment plan have consistently served and continue to serve as guiding principles to City staff’s
sustained successful implementation of activities in support of the continued revitalization of the
waterfront area and surrounding residential properties.
INTRODUCTION TO WATERFRONT AREA REDEVELOPMENT PLAN1
The Gulfport Waterfront Area
To native Floridians and newcomers appreciative of Florida’s past, the waterfront area in Gulfport is a
welcome retreat from fast-paced growth, luxury resorts and theme parks. White sails on Boca Ciega Bay,
families enjoying the beach and play areas, retired musicians from the Big Band era performing at the beach
pavilion, and friendly proprietors of local businesses – these small town pleasures and community spirit
make Gulfport unique.
The focal point of the Waterfront Area is the waterfront terminus of Beach Boulevard at Shore Boulevard.
The mixed use area includes the beach and other recreational facilities, the historic Casino, the Gulfport
Library and Community Recreation Center, the traditional business district, and many residential properties,
most constructed in the 1920s boom era. Other than the waterfront, the historic linear park that begins at
Gulfport Boulevard provides character defining open space for the community. The northern boundary of
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the district is marked by the intersection of Beach Boulevard and Gulfport Boulevard, the primary gateway
to the area.
GULFPORT WATERFRONT AREA REDEVELOPMENT PLAN 2
The Gulfport Waterfront District comprises approximately 83.87 acres. Of these, 15.0 percent (12.59 acres)
are associated with the beachfront area south of Shore Boulevard. The focal point of this plan is to recapture
the importance of the waterfront and to redevelop that area as the jewel of Boca Ciega Bay. Shore Boulevard
and Beach Boulevard are strong axial elements that have shaped the growth and character of the district.
Shore Boulevard is anchored on the west end by the Community Center and of the east side by the site of
the former Gulfport Inn and pier. Beach Boulevard’s terminus is Shore Boulevard at the Casino, the center
of the district. The district extends to Gulfport Boulevard on the north; however, the library provides a focal
point or commercial anchor at the north end of the portion of Beach Boulevard, oriented toward the Bay.
This strong physical from has determined the current character of the district and has influenced the
community’s vision of the future.
Redevelopment Plan Goals 3
To build a consensus of all groups that have a stake in the waterfront redevelopment area to implement a
unified management strategy that will revitalize the waterfront district.
To market an attractive, coherent and quality image of the waterfront area using the community’s unique
assets and heritage.
To develop the waterfront area to its fullest potential as a center of cultural, recreational, entertainment and
shopping activities, while preserving Gulfport’s small town scale and identity.
To develop a marketing strategy for the waterfront district that will result in an improved business mix, a
stronger tax base and a stable role for the area as a major component of the community’s economic health.
FINANCIAL IMPACT:
There is no financial impact associated with this discussion at this time. A change in present plans or policies
could have an effect on the continued redevelopment of the waterfront area, that which in turn could have
a financial impact on the City.
Furthermore, dependent on future City Council dialogues and direction it may be desirous to engage a
consultant firm to expand the various discussions, community stakeholder input or to provide possible
renderings and staff assistance. This segment or appropriate future needs and costs would be determined by
the scope of project(s) and presented for City Council consideration.
ACTION:
See City Manager recommended action on subject or future City Council discussion of the outlined issues.
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