
            

 

     CITY OF PANAMA CITY BEACH 

PLANNING BOARD 

 

 

MEETING DATE:  September 11, 2024 

MEETING TIME: 1:00 P. M.                                    

PLACE:   City of Panama City Beach City Hall  

 

 

AGENDA  

 
 ITEM NO. 1 Call to Order and Roll Call 

 

 ITEM NO. 2 Pledge of Allegiance – Mr. Jones  

 

 ITEM NO. 3 Approval of June 12, 2024, Planning Board Meeting 

Minutes 

 

 ITEM NO. 4 Public Comments-Non-Agenda Items  

    Limited to Three Minutes  

 

 ITEM NO. 5 Ronnie Erwin, Owner and Eric Arnold, Lessee are 

requesting authorization of a variance from Land 

Development Code Section 5.04.29.C.1 to decrease the 

minimum required buffer for a service station use 

from 26’ to 24.4’ for a variance of 1.6’ and a variance 

from Section 5.04.29.D to allow for the garage bays to 

face an arterial street (Panama City Beach Parkway). 

The property is located at 17835 Panama City Beach 

Parkway. 

 

 ITEM NO. 6 Status update and history of substantially incomplete 

variances, conditional uses, planned unit 

developments (PUDs), and large site developments.  

 

 ITEM NO. 7 Discussion to clarify the Land Development Code’s 

verbiage regarding use, expiration, and invalidation 

of master plans, variances, and conditional uses. 

 

 ITEM NO. 8 Code Enforcement Update 

 

 



All interested persons are invited to attend and to present information for the Board’s 

consideration.  Further information may be obtained from the Building & Planning Department 

at 233-5100.  Anyone not appearing in person may submit written comments to the Building & 

Planning Department at 116 South Arnold Road, Panama City Beach, Florida 32413, any time 

prior to the stated meeting time.  All comments received will be considered before final action is 

taken.  If a person decides to appeal a decision of the Planning Board, a record of the 

proceedings will be needed.  Such person will need to ensure that a verbatim record of the 

proceedings is made, which includes the testimony and evidence upon which the appeal is to be 

based.  Any person requiring a special accommodation at this meeting because of a disability or 

physical impairment should contact the Lynne Fasone, City Clerk at City Hall, 17007 Panama 

City Beach Parkway, Panama City Beach, Florida 32413 or by phone at (850) 233-5100.  If you 

are hearing impaired and you possess TDD equipment, you may contact the City Clerk using the 

Florida Dual Party Relay system which can be reached at (800) 955-8771 (TDD).  Notice is 

hereby provided that one or more members of the City Council or other City boards may attend 

and speak at the meeting. 



ITEM NO. 5 



Melissa.Deese
Text Box
8/22/2024





















































































PUBLIC COMMENTS 

ITEM NO. 5 





ITEM NO. 6 



Application Update 
 
A general update was provided at the June 12, 2024, Planning Board meeting for conditional uses, 
variances and PUDs (planned unit developments). The Planning Board requested additional 
information to be provided for those not substantially complete as well as an update on Large Site 
Developments. The sections of the Land Development Code listed below outline the requirements 
for an approved application to be invalidated or expired.   

 

6.06.07 Limitation on Time to Exercise Conditional Use Approval 
Any conditional use authorized by the Planning Board shall be deemed abandoned and be void and 
of no further force and effect if: 

a.) not used and acted upon in a real and substantial way by the applicant or the applicant’s 
successor in interest within one (1) year from the date on which the decision of the Planning 
Board is reduced to a written order or if appealed the date on which the order becomes 
final, or  

b.) the conditional use is timely used and acted upon in a real and substantial way but is 
discontinued by the applicant or applicant’s successor(s) in interest for a period of more 
than 180 days in any 365 day period. 
 

9.03.05 Limitation on Time to Use Variance 
Any variance authorized by the Planning Board and not used and acted upon in a real and 
substantial way by the applicant or the applicant’s successor in interest within one (1) year from the 
date on which the decision of the Planning Board is reduced to a written order or if appealed the 
date on which the order becomes final, shall be deemed abandoned and be void and of no further 
force and effect. 
 

10.10.05 Invalidation of Master Plan (PUD & Large Site) 
A.) Within thirty (30) days of the Building and Planning Department’s determination that there has 
been a failure to complete a benchmark by the time specified in the Master Plan timeline, the 
Department shall schedule a hearing on that matter before the Planning board, which may result in 
the invalidation of the Master Plan and Final Development Plan by written order of the Planning 
Board. 

B.) Upon invalidation of the Master Plan, all land development regulations in effect prior to the 
approval of the Master Plan as applicable shall apply to the property which was the subject of the 
Master Plan.  

C.) Property subject to an invalidated TNOD Master Plan shall be subject to the underlying zoning 
district regulations. 

D.) Property subject to an invalidated PUD Master Plan shall be subject to the regulations for the 
zoning district in effect prior to approval of the PUD zoning. 

E.) Property subject to an invalidated FBO district Master Plan shall be subject to the applicable 
FBO district regulations. 



Planned Unit Development 

 

Dudley Brannum 
Background  
Dudley Brannum, Back Beach Road Properties, LLC was the applicant of approximately 71.64 acres 
that was annexed and received a zoning designation of PUD in 2007. The property is located on the 
north side of Panama City Beach Parkway, west of the intersection of Panama City Beach Parkway 
and Alf Coleman. A portion of the PUD abuts the eastern boundary of the North Beach Estates 
residential subdivision that is in unincorporated Bay County. The property is not in a Front Beach 
Overlay and is located in the Scenic Corridor.  At the time of application Mr. Brannum did not give a 
reason for the request for annexation and application for a PUD Master Plan has not been made. In 
2009, two (2) parcels were sold to PCB Northwind LLC and later rezoned to CM (Commercial- 
Medium Intensity) in 2012. Pineglen Motorcoach RV Park has been in existence since 1997 and 
operates on approximately 13.82 acres of the PUD. In 2022, the Florida Department of 
Transportation purchased approximately .73 acres that fronts the interior of the North Beach 
Estates neighborhood. Currently, Back Beach Road Properties, LLC does not own any parcels 
within the PUD.  

 
Status Update 
No Master Plan 
 

 

 

 

 

 

 

 

 

 

 



Planned Unit Development 

 

Ibis Lake 
Background 
Peachtree Place, Inc was the developer of approximately 29.59 acres located on the south side of 
Panama City Beach Parkway and east of Vestavia Street, at 17789 Panama City Beach Parkway. The 
property is not in a Front Beach Overlay and is located within the Scenic Corridor. The proposed 
development consists of residential (15.98 acres), conservation (3.08 acres), retail sales and 
service (3.01 acres), easements and right of ways (.84 acres), and open space (6.68 acres). In 2009, 
People’s First Community Bank took ownership of the property. The current owner, US 98 Capital 
Investments, LLC purchased the property in 2011.  

The public benefit identified consists of the following: 

a.) Voluntary reduction in total allowable dwelling units from the current land uses which 
permits over 1,000 dwelling units. Approval of the Master Plan established a maximum 
allowable density of ten (10) dwelling units per acre. 

b.) A height limit of sixty (60) feet was established. 
c.) Enhanced vegetative buffering system is required at the roadways and perimeter of the 

site as indicated on the submitted Master Plan. 
d.) Approximately 3.08 acres are designated as conservation. 
e.) Areas for open space and recreation have been provided.  
f.) A trail system and pedestrian sidewalks are required throughout the development.   

 
Status Update 
Planning Board Approval: April 12, 2003 
PUD Modification: December 13, 2004 
Infrastructure Deadline: April, 2007 
90% Developed Deadline: April, 2013 
Development Order Issued: January 6, 2006 
Approved Plat Recorded: May 23, 2008 
 
 

 

 

 

 



Planned Unit Development 

 

La Borgata (Kelly Street) 
Background 
Nash York LLC was the developer of approximately 21.19 acres located on the south side of 
Panama City Beach Parkway and eastern side of Kelly Street. The parcel is not in a Front Beach 
Overlay and is located within the Scenic Corridor. A portion of the PUD now known as Kelly Street 
Pines (2.85 acres) was voluntarily removed from the PUD and rezoned to R-0 (Residential- Zero Lot 
Line).  The remaining three (3) parcels of the PUD total 18.34 acres. Currently, Nash York LLC does 
not own any parcels within the PUD.  

The current PUD underwent a modification in 2019. The modification was to the 14.47 acre center 
parcel and included a reduction from 165 multi-family units (8 units per acre) to 102 townhomes 
(5.45 units per acre), which includes a reduction from 8.43 acres of residential land to 6.45 acres, 
removal of 1.18 acres of recreation acreage, relocation and modification of the retail sales, 
personal services and multi-family mixed use structure component (3.22 acres of land area) from 
the western portion of the PUD to the northern portion of the PUD, increasing the commercial 
component to 4.73 acres and removing the multi-family component, increasing open space from 
2.79 acres to 3.2 acres and adding a 26’ buffer along the southern property line. The two (2) 
remaining parcels (4.18 acres) are designated Business and Professional Services from the 2005 
PUD approval.   
 
The public benefit identified consists of the following: 

a.) Voluntary building height restriction of 60’ maximum, which prohibits high-rise 
construction. 

b.) Enhanced buffering from roadways and perimeters. 
c.) Supports the objective of the PUD ordinance, land use categories, and comprehensive 

plans. 
d.) Will promote internal pedestrian traffic within the various land uses. 
e.) Will provide effective internal circulation connecting all land uses. 
f.) Extensive provisions for open space and passive recreation. 

 

Status Update 
Planning Board Approval: August 8, 2005 
Infrastructure Deadline: August, 2009 
90% Developed Deadline: August, 2015 
Modification Approval: September 11, 2019 
 

 



Planned Unit Development 

 

Oak Grove 
Background 
The Reserve at West Bay, LLC was the developer of approximately 122.84 acres located on the east 
side of Moonlight Bay Drive and approximately 3,800 feet from Panama City Beach Parkway. The 
property is not in a Front Beach Overlay or within the Scenic Corridor. The proposed development 
consists of mixed use (13.4 acres), open space (25.27 acres), conservation (41.8 acres), resort 
accommodations and services (28.73 acres), recreation and services (2.15 acres), and easements 
and right of ways (11.49 acres). Access from Moonlight Bay Drive will be limited to those trips for 
purposes of emergency/ life safety, construction, and limited maintenance and to the exclusion of 
daily service trips. Property ownership has not changed since the approval of the PUD in 2006. 

The public benefit identified consists of the following: 

a.) The development provides 25.65 acres of open space and passive parks. 
b.) The development provides 49.87 acres of buffering and conservation lands. 
c.) The development provides 4.5 miles of public trails that connect to Gayle’s Trails. 
d.) A one hundred-fifty (150) foot building setback which includes a fifty (50) foot 

landscaped buffer is provided along the southern 2/3 western boundary and a twenty-
five (25) foot landscaped buffer is provided along the northern 1/3 western boundary. 

e.) A passive park system consisting of 67 acres.  

 

Status Update 
Planning Board Approval: July 10, 2006 
Infrastructure Deadline: July, 2010 
90% Developed Deadline: July, 2016 



Large Site Development 

 

Towne of Seahaven Apartments 
Background  
Arris Holdings is the developer of approximately 7 acres located at 201 Hills Road, parcel number 
33768-050-001. The parcel is zoned CH (Commercial- High Intensity), in the FBO-2 (Front Beach 
Overlay-2), and within the Scenic Corridor. The property is bordered on the north by the 
Summerwood residential neighborhood which is zoned as R-1C at this location.  

The Large Site Development is part of the Seahaven Development of Regional Impact that was 
originally approved in 2007.  

The applicant did not request any substantial deviations from the Land Development Code.  

The Large Site Development Plan is subject to the following limitations and conditions: 

a.) The building front will face Hills Road. 
b.) The setbacks of the Front Beach Overlay District will apply. 
c.) The development will meet the Front Beach Overlay Podium requirements for the fourth (4th) 

floor. 
d.) The development will contain 413 parking spaces or 1.5 parking spaces per unit. Any 

fractional unit is rounded up to the next whole number. 
e.) The proposed driveway will be relocated to the southernmost location of the property at 

Hills Road. 
f.) All streetlights and parking lot lights shall be downlit with shielding. 
g.) The Developer will construct a sidewalk along Hills Road for the width of the property. 
h.) Mature trees will be retained within the buffer adjacent to Summerwood Subdivision; and, 
i.) Solid-faced fencing of at least eight (8) feet in height but not more than ten (10) feet in height 

shall be placed along the northern boundary of the apartment’s parking lot extending from 
Hills Road to the eastern boundary of the parking lot then continuing southerly along the 
parking lot boundary for at least one hundred-forty (140) feet. 

 
Status Update 
Planning Board Approval: September 14, 2022 
Development Order Issued: January 2, 2024 
Building Permit Issued: July 30, 2024 
Current Site Conditions: Site work for horizontal construction is underway.  
Completion Estimate: November, 2025 
Note: Traffic fees and water impact fees paid July 23, 2024 
 

 



Large Site Development 

 

Topgolf 
Background 
The St. Joe Company and Topgolf are cooperative partners in the development of approximately 
11.29 acres located at 15475 Topgolf Way, parcel 33750-010-010. The parcel is zoned CH 
(Commercial- High Intensity), in the FBO-2 (Front Beach Overlay-2), and within the Scenic Corridor. 
The proposed development consists of a multi-level golf driving range, a full service restaurant and 
bar, event space, and entertainment complex.  

The applicant requested multiple deviations from the requirements of the Land Development Code. 
See attached list.  

The St. Joe Company sold the property to the Topgolf affiliate, Colby PCB LLC on June 27, 2024. 
 

Status Update 
Planning Board Approval: December 13, 2023 
Development Order Issued: June 14, 2024 
Building Permit Issued: July 12, 2024 
Current Site Conditions: Site work for horizontal construction has not begun.  
Completion Estimate: March 14, 2025 
Notes: Traffic fees and water impact fees paid July 12, 2024 
 

 

 

 

 

 

 

 

 

 

 

 



Anticipated Applicable LDC Section Existing Development Standards Proposed Modification to Standards STAFF COMMENTS

Section 4.05.02.A - Parking 
Space Requirement

Type of Use or activity - Amusements

Allow the development to utilize the Parking Space Requirements of Eating, drinking or 
entertainment establishments (1 parking stall per 4 Seats, plus 1 per 5 employees on the 
largest shift). 

The bar and patio will contain 130 seats with an additional 576 seats in the hitting bay areas 
and 1.5 employees per 3 bays (36 employee total). Required parking stalls 184 total.   

The proposed parking count to be shown on the site plan reflecting 350 stalls is based off 
the best fit for currently operating sites of this size and anticipated level of interest. The 
additional parking will prevent traffic queuing overflow into shared road access and 
promote better circulation for a free flowing site.Request that proposed parking shown will 
be submitted and approved as part of the Final Development Plan approval.                                          

The LDC does not have a parking space requirement for Amusements, Not 
Otherwise Specified, therefore references the Institute of Transportation Engineers 
(ITE) Publication Parking Generation.  Staff reviewed this publication, and the 
applicant exceeds the required number of parking spaces for the use.  The 
proposed amount of parking ensures the flow of traffic and parking within the 
development and will not cause a burden of overflow parking in the right-of-way.  
The applicants' experience and knowledge of the operation of other sites staff deem 
it necessary to rely on their recommendation for parking.                                                                    
Staff agrees with this modification of the enhanced parking for the site.

Section 4.02.04.G - Lighting and 
Glare

There shall be no direct glare visible from any property zoned or used for 
Residential, public, Recreation or conservation purposes caused by 
unshielded floodlights or other sources of high intensity lighting. Light 
shall be measured from the closest Setback line of a Parcel zoned or used 
for Residential , public, Recreation or conservation purposes and shall not 
exceed one-half (0.5) foot candles illumination unless required to meet 
minimum requirements for sidewalk lighting.

Site contains high intensity lighting aimed inward towards back of outfield to prevent 
spillage. Request that photometrics be provided as part of Final Development Plan approval 
with anticipation that footcandles at the property line will not exceed 0.5 footcandles. Per 
the included "2.8 Conceptual Line of Sight Sketch", building/lighting visibility from the 
nearest residential property (approximately 1490' away) unlikely due to lighting tilt, 
horizontal distance and existing tree screening along Hills Road.   

The applicant has indicated the net poles, which are located approximately 900 feet 
from the nearest residential zoning will not contain lights; therefore, the illumination 
from the building/lighting will only be present.  The possibility of any direct glare 
can be addressed during the development order phase to ensure the illumination 
does not exceed the 0.5 footcandles.  Staff agrees with this modification.

Section 5.06.02.D - Amusements 

 An Amusement, Amusement park or Zoo shall be enclosed with a Solid 
Faced masonry or wooden wall or fence not less than six (6) feet and not 
more than eight (8) feet in height.  The decorative side of the fence shall 
face outward.  Shrubs, small trees and medium or large trees otherwise 
required in the buffer shall be doubled.

                                                                                                                                                                                                                                                          
Proposed use does not contain heavy equipment/rides/machinery requiring a fence for 
safety. Poles and netting proposed on the premises restrict access to the outfield area. 
Developer requests in liue of fencing that adequate landscaping/berming be provided 
typical of a bar/restauarant venue. Per 5.06.02 E. below, additional landscaping may be 
provided in the residential buffer space. Based on existing screening, fence  elevation, and 
distance from residential property, residents would not be able to see the 6-8' fence from 
adjacent property. Additional landscaping proposed along Powell Adams would serve to 
create defined streetscape separate from parking lot to best fit the Overlay district vision.

This Use is considered an Amusement, Not Otherwise Specified, and does not meet 
the criteria of an amusement that would require an enclosed fence around the 
property.  The poles and safety netting, which are a part of the amusement will be 
height sufficient to contain all activity within the specified area.                                                                                                         
Staff agrees with this modification.

OUTDOOR RECREATION & ENTERTAINMENT FACILITY                                                      LARGE 
SITE DEVELOPMENT LDC MODIFICIATIONS

SEE SUPPLEMENTARY EXHIBITS FOLLOWING THIS DOCUMENT FOR 
ADDITIONAL DETAILS



Section 5.06.02.E - Amusements 

Amusements, Amusement parks and Zoos shall be Setback a minimum of 
1,000 feet from property zoned for Residential purposes. The distance shall 
be measured from property line to property line. The number of Shrubs, 
small trees and medium or large trees otherwise required in the buffer shall 
be doubled.

Allow for the provided setback from Residential properties to be as shown on the site plan.

Setback from entertainment building: approximately 1,490 feet.  
Setback from pole net system: approximately 900 feet. Pole net system does not contain 
any sound or light component that would impact adjacent residential zoning.

The proposed setback to be shown on the site plan will be submitted and approved as part 
of the Final Development Plan approval. Substantial landscaping screening to the 
residential property exists within the master development area and along the frontage of 
Hills Road. See supplemental screening exhibits.

The distance setback from the entertainment building, which will include the 
outdoor bay areas and restaurants will be approximately 1490 feet from residential 
zoned area.  An outdoor restaurant is an allowable use in CH zoning and LDC 
Section 5.04.26 requires a 100 feet setback from residential zoning district. 
Therefore, this part of the amusement meets the setback requirement.                                                                                                           
The other portion of this amusement is the required poles and safety netting, which 
is located approximately 900 feet away from residential zoned area.  The conceptual 
plans reflect there will not be any noise or glare from these structures, therefore no 
negative impact to the residents.  Staff agrees with this modification.                               

Section 5.06.02.G - Amusements 

The vibration, electromagnetic interference, noise, odor or glare generated 
by the Amusement, Amusement park or Zoo discernible on properties 
adjacent to the Amusement, Amusement park or Zoo shall not be greater 
than ambient conditions

Allow for a Lighting Plan to be approved for the proposed use that establishes the lighting 
standards for the site as part of the Final Development Plan approval. Photometrics shall be 
provided in accordance with applicable code. See notes in Section 4.02.04 G for additional 
detail.                   

A lighting plan will be required as part of the development order application.  Staff 
will review and ensure there is adequate shielding from any direct glare to the 
residential properties, not to exceed one-half foot candles illumination.  Staff agrees 
with LDC Section 4.02.04.G to be met. 

Section 5.06.02.I - Amusements 

Where all other conditions to the allowance of an Amusement are met, the 
maximum height of an Amusement structure which shall be permitted shall 
not exceed 125 percent of the maximum height permitted elsewhere in this 
LDC for structures located in the underlying zone. However, height in 
excess of 125 percent may be allowed where the Planning Board finds that 
the additional height does not create an unreasonable burden upon 
surrounding properties, taking into consideration, any noise and light 
allowed for the Amusement.
CH allowable height is 65 feet x 125% = 81.25 feet
FBO-2 allowable height is 45 feet.                                                                                                 

Allow for the proposed pole and net system height to be approximately 160-feet from grade, 
as required for safety to stop golf balls from flying out of the site. Net Poles do not contain 
any lighting elements nor do they emit sounds. Netting mesh provides holes small enough 
to contain golf balls, while still transmitting light without creating burden to surrounding 
properties. 

The height of the building structure will meet the FBO-2 standards of the maximum 
height of 45 feet.  The LDC Section 5.04.14.C allows for a golf driving range safety 
netting to be a height sufficient to contain the activity within the range.  The request 
for approximately 160 feet poles with safety netting will not have a negative impact 
on any surrounding properties.   Staff agrees with this modification.



STAFF COMMENTS

Section 7.02.03.F.2 - Building 
Fronts and Setbacks

Building Front Types Defined. Table 7.02.03. A defines the Building front 
types permitted in FBO districts. All applications for Development within an 
FBO district shall assign each Building a specific Building front type and 
each Building shall be designed in accordance with the standards that 
apply to that Building front type, as established in this section. In addition 
to the building fronts established in this section, section 7.02.03L 
establishes standards allowing the establishment of buildings with porte 
cochere fronts in the FBO-4 district.

PER LDC "FBO-2 – the intent of this district is to establish appropriate standards for 
transitional areas between high-rise tourist-based Development and abutting Single Family 
Residential districts.  These areas have relatively low Building Heights in proximity to Single 
Family Residential districts and FBO-1 districts, but allow for greater heights as distance 
increases."                                                                                          
                                                                                                                                                     In 
the instance of this particular site, there is no abutting single family residential district 
(once subdivided) nor high rise tourist based development and therefore no transional area 
to hold a standard for. Building configuration is critical for the operation of the business 
and will add chracter to the corridor while still aiding in the height transition intent.  
Applicant requests 7.02.03A to not be applicable for this site.                                                                                                                                                                                                                               
To match the existing Powell Adams corridor abutting to the north side of property, 
applicant requests relief to provide parking lot along frontage of Powell Adams and 
maintain similar setback to Walmart building on the adjacent property to the north.. 
Additional landscape screening proposed along Powell Adams corridor to maintain 
streetscape and separation from parking lot.                  

Applicant requests setbacks to be in accordance with PCB LDC Section 4.02.02 for 
Commercial High Intensity or the Pier Park East Development Agreement.  

Master Architectural Guidelines and Standards for the proposed building will be submitted 
and approved as part of the Final Development Plan approval.

The intent of Pier Park East, per the development agreement, is to create a cohesive 
mix of uses, which includes an entertainment center.  The development agreement 
references allowable uses in the CH zoning but refers to the FBO-2 district for the 
application of building heights.  The intent of the applicant is to comply with the 
building height within the FBO-2 but comply with the CH zoning setbacks for the 
development.  The current developed commercial parcels along Powell Adams 
reflect the same concept as the applicant is proposing, building setback, and 
allowed parking along Powell Adams.  The applicant is providing an ample amount 
of landscape in the front setback, creating the streetscape along Powell Adams, as 
required in the FBO standards. The staff supports the amount of parking provided 
and does not see an alternative for the parking location elsewhere on the parcel 
with the orientation of the venue and providing a traffic flow within the parking area.  
The applicant's plan is to provide two entrances into the entertainment facility, 
please refer to the map, one from Powell Adams and the secondary from the 
extension of L.C. Hilton, which will provide sufficient access.  The final development 
will meet the intent of Pier Park East and with the landscape/streetscape along 
Powell Adams, the intent of the FBO standards.                                                                                                            
Staff agrees with this modification and how the applicant has provided the extra 
parking, the two access points into the development allowing for traffic flow and the 
landscape to be provided along Powell Adams achieving the streetscape intent that 
would otherwise be met with a lesser building setback.    

Section 7.02.03.H. - Building 
Height and Podium Standards

Table 7.02.03.H establishes the minimum and maximum Heights for 
Buildings in each of the FBO districts in terms of feet. Table 7.02.03.I 
establishes standards for upper Stories that are built on top of the Building 
podium or base Stories, which are defined in terms of maximum feet 
(Stories). Illustrations following the exhibit are conceptual only and are
not intended to mandate the position of upper Stories on the podium, 
provided, however that in the FBO-3 and FBO-4 districts, the side Setbacks 
shall be increased by at least fifteen (15) feet above the lesser height of one 
hundred twenty (120) feet or ten (10) Stories. In a FBO-2 or FBO-3 district, 
Buildings thirty-five (35) feet tall or taller shall be set back from an FBO-1 or 
Single Family Residential district at least one hundred (100) feet. Starting at 
a distance of one hundred (100) feet from the applicable district boundary, 
Building Height may be increased to forty-five (45) feet. Beyond two 
hundred (200) feet, Building Height in an FBO-3 district may be increased 
from forty-five (45) feet by one (1) foot for every
one (1) foot increase in Setback. See Figure 7.02.03.A.

Allow for proposed pole and net system to exceed 45 feet. Proposed system to be 
approximately 160 feet in height. This height is a requirement to safely contain golfs balls 
from exiting the site.

Master Architecture Guidelines and Standards for the proposed building will be submitted 
and approved as part of the Final Development Plan approval.  

The height requirements of the FBO-2 are for building height standards and the 
applicant is meeting the maximum building height requirement of 45 feet.  The 
modification request to allow for the poles and safety netting,  addressed in the 
Conditional Use is necessary for the use.  The LDC Section 5.04.14.C allows for a 
golf driving range safety netting to be a height sufficient to contain the activity 
within the range.  The request for approximately 160 feet poles with safety netting 
will not have a negative impact on any surrounding properties.                                                           
Staff agrees with this modification.

FBO-2 Standards                          EXISTING DEVELOPMENT STANDARDS                                                      PROPOSED MODIFICATION TO STANDARDS



Section 7.02.03.I. - General 
Parking Requirements

All Uses shall provide on-site and overflow parking as required in section 
4.05.00 and the City’s Beach access parking mitigation requirements, 
except as modified by sections 7.02.03I and 7.02.03J. Parking shall be 
landscaped as required in section 4.06.04. The City finds that adequate 
parking is important for the economic success of commercial corridors. At 
the same time, excessive parking degrades the corridor’s urban design and 
impedes the City’s objectives for walkability and multi-modal 
transportation alternatives. Accommodating required parking on many 
properties will be challenging due to small Lot sizes and the higher cost of 
structured parking. Dispersing parking off-site in a way that serves multiple 
properties provides a more efficient, cost-effective and sustainable way to 
serve the FBO districts’ parking needs. For these reasons, the Front Beach 
overlay districts require that a certain percentage of parking be provided 
on-site, provide incentives for the Use of shared parking and establish a 
process to enable applicants to enter into parking partnerships that 
provide public benefits that offset the need to strictly comply with public 
parking
policy. 

Applicant requests Sections 7.02.03I be modified in accordance with PCB LDC Section 
4.05.00 and be submitted, reviewed and approved as part of the Final Development Plan 
approval. Based on previous currently operating development of same use the proposed 
350 parking stalls provided has been determined to be adequate. Additional traffic analysis 
to be provided as part of the development order submittal. See 7.02.03.J for additional 
details.

The applicant is providing more than the requirement for this type of use and will be 
provided on-site.  The applicant will provide the required landscape within the 
parking area, LDC, Section 4.06.04 Landscaping Standards for Vehicular Use Areas.                                                                   
Staff agrees with this modification request and relies on the applicant's history of 
operating this type of development for parking purposes.

Section 7.02.03.J. - Surface 
parking Standards

Surface parking areas located on-site shall be located in the rear Yard or in 
a Side Yard location provided that the Side Yard width does not exceed 100 
feet or fifty (50) percent of the width of the Lot or Parcel, whichever is less. 
On gulf-front lots in FBO-4, on-site surface parking areas may be locate in a 
Front or Side Yard provided that a decorative wall or hedge not exceeding 
forty-two (42) inches in height, is installed along the front property line.

Applicant requests Sections 7.02.03I to be modified for this instance. For this outdoor 
entertainment use to function, it is essential that the outfield be behind the building. 
Commercial trucks (minimum WB-53) need drive aisle in front to be able to service the 
building contributing to the building setback. Placing parking along the sides or back of 
outfield is inefficent for the property space creating more pavement and violates Table 
4.05.03 B Restricts Maximum Distance from Parking to principal use as 300'. This  would 
cause customers to have to walk great distance from parking to entrance inhibiting 
"leisure" element critical to site success. Additionally providing parking on the north side of 
the outfield would then create the same parking frontage issue along the proposed L.C. 
Hilton Jr. Drive extension. To mitigate the impact of this modification, applicant proposes 
additional screening along Powell Adams Road frotnage to create a defined separate 
streetscape area.

Applicant proposes parking request for the development be in accordance with PCB LDC 
Section 4.05.00 and be submitted, reviewed, and approved as part of the Final Development 
Plan approval. 

The location of the outdoor entertainment use to function in a way that is 
successful requires the parking to be located in the front and not in the rear or the 
sides of the outfield.  The staff agrees with the applicant, the function, experience, 
and appearance of the development would not be effective if the orientation of the 
use was placed differently on the parcel.  The applicant is planning to provide two 
entrances, one from Powell Adams and the other from the future L.C. Hilton and 
with enhanced landscape, which can provide the FBO standards of the streetscape 
and curb appeal.  The use that requires such a large outdoor outfield, where the 
main function of the facility is located, contributes to the need for a modification of 
this parking requirement.                                                                                                          
Staff agrees with this modification request and will review the landscape in the 
development order stage to ensure a defined streetscape is achieved.   



Section 7.02.03.N. - Building 
Design Standards

Building Materials. (a) In the FBO-1 and FBO-2 districts, no more than two 
(2) materials shall be visible on any exterior façade, not including windows, 
doors, foundation walls, columns, chimneys, soffits and trim. If two wall 
materials are used, heavier-weighted materials shall be located below 
lighter-weighted materials, as defined in Table 7.02.03.L and separated by a 
horizontal joint. Vertical changes in material shall not occur within two (2) 
feet of an exterior corner. When possible, vertical changes in materials 
shall occur at interior corners (see Figure 7.02.03.R). Allowed materials 
include wood, stone, brick, stucco, architectural block (split faced), and 
cementitious materials

Allow brand specific architectural building material package including metal and EIFS as 
indicated on the attached "2.6 Floorplan-Signage-Building Elevations"

EIFS are the bulk material proposed which are ideal for this use and location - sustainable 
and durable offering high impact resistance to stray golf ball ricochet and airborne debris. 
Upkeep is minimal with fresh coat of paint anticipated after 5+ years which will keep the 
building looking pristine. 

Metal is used more sparingly to compliment and accent the architectural features.  Further 
graphics of the building elevations with EIFS and metal may be provided during the 
applicants presentations upon request. 

Master Architecture Guidelines and Standards for the proposed building will be submitted 
and approved as part of the Final Development Plan approval.                      

The building materials proposed for this development are metal but appear to have 
the look of concrete/stucco.  The staff does not object to these building materials as 
they complement the building and achieve the necessary durability needed to 
withstand against the elements and the impact resistance to the stray golf balls.  
The appearance of the structure will be compatible with the surrounding buildings 
along Powell Adams.  Staff agrees with this modification and allowance of the 
building materials requested.



Large Site Development – Large Conditional Use 

 

Kukla RV Resort 
Background 
GE/ Front Beach LLC is the developer of approximately 29.2 acres located at 12610 Front Beach 
Road, parcel number 34068-000-000. The parcel is zoned CH (Commercial- High Intensity), in the 
FBO-2 (Front Beach Overlay-2), and within the Scenic Corridor. The development consists of 163 RV 
slips, walking trails, pedestrian connection to Front Beach Road, a pool perimeter buffering, check-
in station, clubhouse, green space and outdoor event activity areas.  

The applicant did not request any substantial deviations from the Land Development Code.  
 
The development received large conditional use approval to operate as a recreational vehicle park 
and campground.  

 

Status Update 
Planning Board Large Site Development Approval: January 13, 2021 
Planning Board Large Conditional Use Approval: February 11, 2021 
Development Order Issued: October 11, 2022 
Building Permit: None 
Current Site Conditions: Site work for horizontal construction has not begun. 
Completion Estimate: January, 2031 
Note: Kukla Drive is currently a County maintained street. Legal for Bay County and Panama City 
Beach are working on an agreement for the transfer of Kukla Drive to Panama City Beach.   



Large Site Development - Conditional Use - Variance 

 

Long Beach Lagoon 
Background 
PCGV, LLC was the applicant of approximately 33 acres of land on 12 contiguous parcels located 
between Front Beach Road and Hutchison Boulevard east of Churchwell Drive. Ten parcels are 
owned by PCGV, LLC, one (1) parcel is owned by an affiliate company, 10400 Front Beach LLC and 
the one (1) is a stormwater facility owned by the City of Panama City Beach. The northern and 
southern portions of the property are divided by wetlands. All parcels are zoned CH (Commercial- 
High Intensity). The portion of the property south of the wetlands is located in FBO-2 (Front Beach 
Overlay- 2) and the portion north of the wetlands is not in a Front Beach Overlay District. The 
proposed development consists primarily of a hotel, 70,000 square feet of retail, a multi-story 
parking structure along Front Beach Road, surface parking spaces, a 5-ride .4-acre amusement 
area and an outdoor stage. A request for conditional use approval of the amusements, and a 
request for height variances for an 85’ parking structure and 110’ hotel, were submitted as part of 
the Large Site Development application. 

The Large Site Development Plan is subject to the following limitations and conditions: 

a.) A 6- to 8-foot-high fence shall be erected the entire length of the property from Parkhill 
Circle/ First Court to Churchwell Drive.  

b.) The internal roadway (varying from 24’ to 60’ in width) fronting Front Beach Road and 
Hutchison Boulevard, shall be constructed within one year of the date of the Final 
Development Plan submitted for this Project, and shall perpetually provide access to the 
amusements, hotel and parking structure contemplated for this project. Should the road 
not be fully constructed, or access to all or a portion of the road permanently obstructed so 
as to prevent simultaneous access and egress onto Front Beach Road and Hutchison 
Boulevard, the Master Plan approved herein shall be invalidated.  

c.) The approval by the City Council of an agreement memorializing Applicant’s use of a 2-acre 
parcel of City property located in the southeastern portion of the proposed Master Plan 
Development shall be a condition precedent to the approval of a Final Development Plan.  

There were no opposing comments presented to the Board. 

The applicant requested multiple deviations from the requirements of the Land Development Code. 
See attached list. 

A modification to the Large Site Development was requested and approved in 2019. The 
modification included the addition of two (2) parcels to allow for an additional entrance from Front 
Beach Road. Other modifications made at this time were to the amusement package, additional 
short-term lodging units for a total of 75 units, additional retail space totaling 114,800 square feet, 
allow for 41,500 square feet for hospitality, and increase parking to 800 parking garage spaces and 
70 surface parking spaces. 

All entities maintain ownership of the above-mentioned parcels. 



Large Site Development - Conditional Use - Variance 

 

Status Update 
Planning Board Large Site Development Approval: May 14, 2018 
Planning Board Large Conditional Use Approval: May 14, 2018 
Planning Board Variance Approval: August 13, 2018   
Planning Board Large Site Development Modification Approval: November 13, 2019 
Development Order Issued: 6/1/2022  
As required by the Development Order, water and sewer capacity for this project have been met. 
Engineer of Record was directed to continue the review process with the Utilities Department until 
all requirements have been met and approved. No efforts have been made to continue the review 
process. 



















Variance 

 

16420 Front Beach Road 
Background  
Scenic Highway Partners, LLC was the applicant of approximately 0.51 acres that is bordered by 
Front Beach Road to the south and Gulf Lane to the north. The property is approximately 110’ east 
of Lakeview Circle at 16420 Front Beach Road. The applicant requested a variance from Land 
Development Code Section 4.04.01.B.4 to reduce the thirty-five (35) foot driveway separation 
requirement to a twenty-one-foot ten-inch (21.8’) driveway separation for a variance of thirteen foot 
two inches (13.2’) along Gulf Lane. The parcel is zoned CH (Commercial- High Intensity), in FBO-1 
(Front Beach Overlay-1) and is located within the Scenic Corridor. 

The applicant’s intention was to develop an eight (8) unit duplex comprised of four (4) buildings. The 
acting agent for the applicant testified that without the variance there were two options for 
development of the property. The first option placed two (2) driveways along Front Beach Road and 
two (2) driveways along Gulf Lane. The second option split the parcel into the four (4) underlying 
lots resulting in four (4) individual single-family homes with the possibility of driveways along Front 
Beach Road or Gulf Lane. The second option would not require stormwater. An exfiltration system 
capturing the entire site was provided in the preliminary plans for the existing project.   

The Public Works Department is responsible for driveway permitting and submitted no written 
objection to the variance request.  

There was one (1) written objection submitted before the Planning Board meeting. 

Scenic Highway Partners, LLC maintains ownership of the property. 

 
Status Update 
Planning Board Approval: March 22, 2023 
Note: An Order by the Planning Board was not executed. The developer decided to sell the units 
individually and was directed to begin the platting process. The proposed parcels did not meet the 
Land Development Code square footage requirements to plat. The project is currently being 
redesigned by the developer. 
 

 

 

 

 

 

 



Variance 

 

13951 Panama City Beach Parkway 
Background 
Nissim Afuta was the applicant of approximately 0.37 acres of vacant property located on the south 
side of Panama City Beach Parkway between Nautilus Street and Seaclusion Drive at 13951 
Panama City Beach Parkway. The property is zoned CH (Commercial- High Intensity), not in a Front 
Beach Overlay and is located within the Scenic Corridor. The applicant requested the variance from 
Land Development Code Section 4.04.01.B.7 to access the proposed commercial development 
across from a residentially zoned parcel where access to the non-residential development shall be 
provided only from the street not abutting a residential district.  

During the Planning Board hearing, the applicant stated a hardship exists because the property 
lacks any meaningful access without a variance and is undevelopable for commercial purposes 
despite its zoning and comprehensive plan designation. This hardship exists because the Florida 
Department of Transportation denied the applicant from accessing Panama City Beach Parkway 
due to the property’s location in relation to the Nautilus Street access from Nautilus Street. The 
applicant further testified that access from Nautilus Street was made additionally difficult due to 
the property being partially blocked by a median and being too close to the intersection. Due to 
these unique hazards, access from either Nautilus Street or Panama City Beach Parkway would 
cause traffic and safety concerns greater than the proposed variance. The City’s Public Works 
Department along with recommendations from their traffic engineering consultant agreed with 
these issues and supported the variance. 

Testimony for adversely affected parties presented potential negative impacts caused by the 
variance including flooding issues, pedestrian safety and the generation of additional traffic and 
dangerous traffic patterns.  

The applicant testified that all guidance from City staff would be followed to prevent flooding and 
sidewalks would be installed to increase pedestrian safety. 

Nissim Afuta currently maintains ownership of the vacant property.  

 

 
Status Update 
Planning Board Approval: February 10, 2021 
Property Listed for Sale: November 1, 2022- October 11, 2023 
 
 



Variance 

 

17188 Front Beach Road 
Background 
Andrew Marshall, Tabs Property, LLC was the applicant of approximately 2.18 acres located on the 
north side of Front Beach Road and approximately 500’ west of South Arnold Road. The parcel is 
zoned CH (Commercial- High Intensity), in FBO-2 (Front Beach Overlay-2) and is located within the 
Scenic Corridor. The applicant requested the variance from Land Development Code Section 
4.03.02.A.8 to allow the finished floor elevation (“FFE”) to be based on the elevation of an adjacent 
private drive (Cabana Cay Circle) rather than the elevation of an adjacent street (Front Beach Road). 
The City’s Land Development Code requires that the finished grade of all habitable space be “a 
minimum of one (1) foot above the crown of the adjacent street or back of the curb, whichever is 
higher.” Cabana Cay Circle does not meet the technical definition of “Street” (30’ minimum width) 
to comply with section 4.03.02.A.8. 

The applicant testified the previous structure on this parcel was destroyed by Hurricane Michael 
and planned to redevelop the property as a Hungry Howie’s quick service restaurant. He further 
testified that strict compliance with the Land Development Code would require a driveway with a 
significant slope (22.5%) and would make the redeveloped structure virtually inaccessible from 
Cabana Cay Circle. The Engineer of Record and the City’s Public Works Department determined 
that the existing grade of the crowns of the road of the adjacent Cabana Cay Circle and Front Beach 
Roads were 24 feet and 27 feet, respectively. City staff provided a written report indicating that it 
had no objection to the variance and that the proposed variance would not create a drainage or 
other hardship to surrounding properties. 

There were no opposing comments presented to the Board.  

Tabs Property, LLC currently maintains ownership of the property. 

 

Status Update 
Planning Board Approval: June 9, 2021 
Property Listed for Sale: July 1, 2022- Current 
Note: Current City Engineer, Wyatt Rothwell does not have objection to the variance.  
 

 



ITEM NO. 7 

DISCUSSION 



ITEM NO. 8 



July 16th – Aug 15th



Cases opened MTD: 224
Citations issued: 34
    33 upland properties
    01 on the sandy beach
Fines collected:  $3,525
Fines not collected: $3,650

Cases opened YTD: 1217
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Grass

Detrimental

Litter
Unpermitted

Rental
Ordinance / Code Description Opened

Code 15-18, 15-17 (6) Tall grass 83

Code 15-18, 15-17 (3) Detrimental Conditions 15

Code 12-4,6,7 Littering & Dumping 12

LDC/Ord Unpermitted activities/items 10

LDC 4.02.04 Transient Rental 4



Ordinance / Code Description Opened

Code 7-9 Dog on beach 41

Code 7-101 Holes on beach 23

AOA Assist Other Agency 11

Code 7-2 Glass on beach 7



Jul/Aug Aug/Sep Sep/Oct Oct/Nov Nov/Dec Dec/Jan Jan/Feb Feb/Mar Mar/Apr Apr/May May/Jun Jun/Jul Jul/Aug
Double Red Flag Days 3 2 2 2 4 11 5 4 12 7 4 11 0
Citations Issued 7 0 0 2 0 0 0 0 29 19 82 67 0
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Code Enforcement Officers assigned 
to the sandy beach assisted with:

• Several cases of locating and 
reuniting lost children.

• Several medical calls.
• Two turtle rescues.
• Investigation of deceased birds.
• Resolving turtle lighting concerns.




