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1-3. A Quasi-Judicial Hearing was held on Wednesday, December 8, 2021 beginnin~~tte Brooks 
5:00pm. Those present were: Chair- Dr. Thomas Campanella, Vice Chair- Mr. Jef~er 
Watson, Secretary Treasurer- Ms. Liz Callahan, Acting Secretary Treasurer- Mr. Bubba 
Peters, Board Member- Ms. Karen Sindel, Board Member- Ms. Brigette Brooks, 
Attorney- Mr. Russell Van Sickle, Director of Administration- Ms. Robbie Schrock, 
Director of Development Services- Mr. Juan C. Lemos, and Executive Director- Ms. 
Leigh Davis. Dr. Thomas Campanella led the Pledge of Allegiance, followed by a 
moment of meditation. 

4. ADOPTION OF AGENDA 

Upon motion of Ms. Karen Sindel seconded by Ms. Brigette Brooks, the Board 
unanimously approved adoption of the agenda for the Quasi-Judicial Public 
Conditional Use Hearing- Case PB-CU-2021-04, as presented. (6-0) 

5. QUASI-JUDICIAL PROCESS EXPLANATION - RUSSELL VAN SICKLE 

Mr. Russell Van Sickle stated that in order for the Board to be fair and impartial, he 
would ask preliminary questions of the Board Members. 

Question #1- Did any Board Member have any oral communication with anyone about 
the conditional use request, other than Ms. Leigh Davis? 

No members had any oral communication. 

Question #2- Did any Board Member have any written communication with anyone 
about the conditional use request? 

No members had any written communication. 

Question #3- Did any Board Member conduct any investigation on the conditional use 
request? 

No members did any investigation. 
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Mr. Russell Van Sickle stated he would entertain a motion to accept the materials 
presented in the packet for case PB-CU-2021-04. 

Upon motion of Ms. Liz Callahan seconded by Ms. Karen Sindel, the Board 
unanimously accepted the materials presented in the packet for case PB-CU-
2021-04. (6-0) 

6. PUBLIC HEARING - Case PB-CU-2021-04 

Mr. Russell Van Sickle stated this was the time for the applicant to make a statement if 
they chose to. 

Mr. Rich Chism, Vice President of Development and Asset Management for lnnisfree 
Hotels, stated they are asking for a density increase from 30 to 50 units per acre to 
provide for efficient hotel development. 

Item #1- Request by Omega Hospitality of Pensacola Beach, LLC - 20 Via de Luna - to 
increase density from 30 to 50 hotel units per acre for a new 215 room Hotel 
Development. (Staff report by Juan C. Lemos) 

Mr. Juan C. Lemos presented the following criterion and findings of fact for case PB
CU-2021-04. 

CRITERION (a) 
General compatibility. The proposed use can be conducted and operated in a 
manner that is compatible with adjacent properties and other properties in the 
immediate area. 

FINDINGS-OF-FACT 
The hotel density guidelines established for hotel uses within the zoning district CH-PB, 
specify that the densities in the high density residential/commercial districts will apply: 
Sec. 3-5.9 Commercial hotel (CH-PB). Areas delineated as commercial hotel sites are 
intended primarily for hotel development in keeping with the hotel density guidelines 
established for hotel uses within the high density residential/commercial districts. The 
Land Development Code (LDC), Sec. 3-5.6 High density residential/commercial 
(HDR/C-PB) states: Densities shall be in the range of 16 to 30 units per acre for 
residential uses and for a mix of residential and hotel uses. For development consisting 
solely of hotel development, where the application of the 16 to 30 density range will 
result in a reduction of the existing number of units, or where such density restrictions 
will impede efficient hotel development, the SRIA may, but shall not be obligated to, 
recommend conditional use approval to the BOA such that hotel development may be 
increased up to a maximum of 50 units per acre. This conditional use shall not apply to 
condominium dwellings which are made available for rental use. The Conditional Use 
request is related to the increase of hotel room density, from 30 rooms to 50 rooms per 
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acre. The leasehold property is approximately 4.31 +/- acres, based on a survey 
submitted with the application from Choctaw Engineering, dated 5-20-2021, signed by 
Brian E. Pascoe, professional Florida surveyor. The property is zoned CH-PB, which 
does list motels and hotels under the permitted uses. As this request is specific to 
density increase for hotel rooms, the proposed use would be compatible with the uses 
of adjacent and immediate area properties within the commercial core comprised of 
hotels, high density residential, and restaurants. The applicant has not formally 
submitted an application for development. 

CRITERION (b) 
Facilities and services. Public facilities and services, especially those with 
adopted levels of service, will be available, will provide adequate capacity to 
serve the proposed use consistent with capacity requirements. 

FINDINGS-OF-FACT 
The leasehold property was previously developed. Level of service is defined as an 
indicator of the extent or degree of service provided by, or proposed to be provided by, 
a public facility based on the operational characteristics of the facility and indicating a 
capacity per unit of demand for the facility. Adequate capacity for facilities and services 
will be reviewed by SRIA and Escambia County staff using the current regulations, thru 
the Development Review Process once the leaseholder submits a formal development 
application. 

CRITERION (c) 
On-site circulation. Ingress to and egress from the site and its structures will be 
sufficient, particularly regarding vehicle and pedestrian safety and convenience, 
efficient traffic flow and control, on-site parking and loading, and emergency 
vehicle access. 

FINDINGS-OF-FACT 
The current ingress and egress from the site is from Via de Luna Drive. If approved, 
potential increases to vehicular traffic, traffic flow, and requirements for on-site parking, 
access by emergency vehicles and pedestrian safety, will need to be reviewed and 
approved by SRIA and Escambia County staff, based on the Land Development Code 
(LDC) requirements once the leaseholder submits a formal development application. 

CRITERION (d) 
Nuisances and hazards. The scale, intensity, and operation of the use will not 
generate unreasonable noise, glare, dust, smoke, odor, vibration, electrical 
interference, or other nuisances or hazards for adjoining properties and other 
properties in the immediate area. 
FINDINGS-OF-FACT 
Based on the permitted uses listed under the current zoning designation, the potential 
scale, intensity, and operation of the permitted uses will not generate unreasonable 
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noise, glare, dust smoke, odor, vibration electrical interference, or other problems or 
hazards for adjoining properties and other properties in the immediate area. All potential 
problems and hazards will be evaluated using the current regulations once the 
leaseholder submits a formal development application. 

CRITERION (e) 
Solid waste. All on site solid waste containers will be appropriately located for 
functional access, limited off-site visibility and minimal odor and other nuisance 
impacts. 

FINDINGS-OF-FACT 
The applicant acknowledges the requirement. All solid waste will be contained and 
disposed of in compliance with SRIA and Escambia County ordinances. 

CRITERION (f) 
Screening and buffering. Where not otherwise required by the LDC, screening 
and buffering will be provided if appropriate to the proposed use and site. 

FINDINGS OF FACT: 
Screening and buffering will be reviewed and approved, once a formal development 
application is submitted, and in accordance with SRIA and Escambia County 
regulations. 

CRITERION (h) 
Site characteristics. The size, shape, location, and topography of the site appear 
adequate to accommodate the proposed use, including setbacks, intensity, bulk, 
height, open space, and aesthetic considerations. 

FINDINGS OF FACT: 
The applicant stated that setbacks will be maintained. The leasehold property was 
previously developed as the Clarion Resort which suffered significant major damage 
during hurricane Ivan in 2004. The size, shape, location, and topography could 
accommodate a similar type of development. Once the applicant provides a formal 
project submittal for the site, SRIA and Escambia County staff will review for compliance 
with all applicable rules and regulations. 

CRITERION (i) 
Use requirements. The proposed use complies with any additional conditional 
use requirements of the applicable zoning district, use, or other provisions of the 
LDC. 

FINDINGS OF FACT: 
There are no additional conditional use requirements. 
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STAFF FINDINGS 
Staff recommends approval of the Conditional Use for a density increase up to a 
maximum of 50 hotel units per acre. This conditional use shall not apply to 
condominium dwellings which are made available for rental use. 

Ms. Karen Sindel asked Mr. Lemos if criterion A-I meeting finding of fact currently for 
approval. She also asked that once a development application is submitted, will the 
criterion be reviewed again. 

Mr. Juan C. Lemos stated the applicant would need the approval of increased density 
before the development application can be submitted. 

Ms. Karen Sindel asked legal counsel, if every criterion A-I are met, does the Board 
have a legal opportunity to deny the request. 

Mr. Russell Van Sickle stated the Board has the ability to say no, but the applicant can 
appeal the decision. 

Ms. Karen Sindel stated that if the Board says no, they would need to publicly state why 
based on a specific criterion or finding of fact. She asked if that was a correct statement. 

Mr. Russell Can Sickle stated that yes the decision of the Board has to be based on the 
evidence. 

Mr. Russel Van Sickle stated this was the appropriate time to call for a motion and open 
the discussion to the public. 

Ms. Karen Sindel made a motion to accept staff's recommendation for discussion 
purposes. Mr. Jerry Watson seconded the motion. 

Speaker- Daniel Moore- 18 Via de Luna #801 
Mr. Moore stated he was in attendance on behalf of Beach Club and its residents. He 
stated they greatly appreciate the efforts of the SRIA to carefully balance the economic 
interests of the property owners with the beautiful yet fragile environment the island 
represents. Recently to the west a similar density increase was approved for 16 Via de 
Luna for a total of 400 additional units. 200 to the east and 200 to the west. They are 
greatly concerned as they don't see how to accommodate that many more people and 
that narrow of an area. He stated they believe the variance should not be approved and 
if it is approved would like to see how the traffic would be accommodated and how the 
extra wear and tear of the beachfront will be accommodated. 

Speaker- Tim Jardine- 1112 Via de Luna 
Mr. Tom Jardine stated he was opposed to this increase in density. He stated there are 
already problems with traffic and parking and this will bring more cars and more traffic. 
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He stated there are three new developments from lnnisfree and it is irresponsible to not 
have an impact fee. He stated he was disappointed with the developer and thought that 
someone who is community minded would want to pay the impact cost their 
development will bring. He then stated the citizens are not benefiting from these 
developments and he is completely opposed. 

Speaker- Ryan Fowler- 22 Via de Luna #908 
Mr. Ryan Fowler stated that when his family purchased their unit after Hurricane Ivan, 
they knew the land would be developed but there was a set density for the property. He 
stated it is not to anyone's benefit except the developer to increase the units and it is at 
the expense of the neighboring properties. Property values will go down and he doesn't 
know why anyone would change it. He stated he was opposed and asked that it stay as 
it is. 

Speaker- Ellen Fowler- 22 Via de Luna #908 
Ms. Ellen Fowler stated she was in opposition of the increase. The change will decrease 
the value of property. 

Mr. Russell Van Sickle asked if there were any speakers on the Zoom call that wished 
to speak. 

Speaker via Zoom- Roy Wehling- 18 Via de Luna #1602 
Mr. Roy Wehling stated that once you start going down this slippery slope of increasing 
density from 30 to 50 units per acre, there will be a significant impact on the island. He 
stated the current owner of the property is disrespecting the island by having a fence up 
and forcing people to walk over the dunes. They invested on the island because of the 
low density of Pensacola Beach and if they wanted a highly dense area, they would 
have invested in Destin. 

Speaker via Zoom- Patrick Butler- 22 Via de Luna #1507 
Mr. Patrick Butler stated he was speaking out against the change. He stated that the 
property started off with the appropriate density. An increase in density is not good for 
the island. They invested in the culture of Pensacola Beach and the laid back style. 

Speaker via Zoom- James Hritz- 18 Via de Luna #505 
Mr. James Hritz stated he bought his property a year ago. He chose Pensacola Beach 
for the quiet and peaceful spirited community and it's not an overrun beach. He stated 
this is a treat to the beach and the way of life everyone has come to enjoy on Pensacola 
Beach. He opposes the request. 

Speaker- Pepper White- 22 Via de Luna #206 
Ms. Pepper White stated she was an owner at Emerald Isle, full-time resident and a 
member of the Board. She was in attendance to speak in opposition on behalf of the 
Board and the 128 owners of Emerald Isle. She stated their concerns are traffic with the 
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addition of 400+ vehicles in the ¼ mile area and additional beach congestion. If 
approved, they would like to understand what the plans are for Via de Luna traffic 
congestion as well as beach patrols to match the increase in people on the beach in 
that immediate area. 

Speaker via Zoom- Kelly Turner- 22 Via de Luna #1508 
Ms. Kelly Turner stated she agreed with everything Ms. Pepper White and opposed the 
increase. 

Ms. Brigette Brooks stated that the most concerns from the speakers was criterion C 
and asked Mr. Lemos what is involved in determining traffic flow. 

Mr. Juan C. Lemos stated that the first step is the applicant asking for a density 
increase. Then the applicant would submit plans to the SRIA and Escambia County and 
it would go through the DRC process (Development Review Committee) with multiple 
agencies. Traffic, trash, and noise will all be addressed during the DRC process. 

Ms. Brigette Brooks asked Mr. Chism if the density increase was not granted, would the 
project still move forward. 

Mr. Rich Chism stated it would not move forward. The project as planned now is barely 
feasible at 50 units per acre. They really need the density increase to make a viable 
project. 

Ms. Liz Callahan stated she was extremely concerned with parking. She asked that as 
she read the criteria, can the Board even consider general traffic concerns. 

Ms. Karen Sindel stated that was an interesting question. Typically during the DRC 
process, the conversation centers on residency traffic. She stated the Board is not 
giving approval to move forward at this time. There is plenty of opportunity to speak and 
be a yes/no situation. 

Ms. Liz Callahan asked Mr. Van Sickle if the answer would be that it would be 
addressed later with the County. 

Mr. Russell Van Sickle stated he did not know the answer to that specific question. He 
does not know if the DRC will address general traffic concerns. 

Mr. Jerry Watson asked Mr. Lemos if this is approved, would the other agencies have 
an opportunity to determine if this is even feasible. 

Mr Juan C. Lemos stated at this point there is no site plan so he can't really answer. He 
also stated that he makes sure he is at the DRC meeting anytime there is a project on 
the island. 
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Mr. Bubba Peters stated he was curious and since ECUA was in attendance, he asked 
that once projects start moving, is it then that they look at capacity. 

Mr. Don Palmer, ECUA, stated that once an application is received they look at impacts 
to the system. If the impacts to the system beyond the ability to handle it, it is the 
responsibility of the developer to make those improvements. 

Dr. Thomas Campanella asked Mr. Lemos if Emerald Isle and Beach Club received 
density increases to build to that size. 

Mr. Juan C. Lemos stated density increases are specific to hotel units and no one else. 

Dr. Thomas Campanella called the vote. 

Upon motion of Ms. Karen Sindel seconded by Mr. Jerry Watson, the Board 
unanimously approved the Conditional Use for a density increase up to a 
maximum of 50 hotel units per acre. This conditional use shall not apply to 
condominium dwellings which are made available for rental use. (6-0) 

Mr. Russell Van Sickle stated that at this point an order will be issued and that unless 
there is an appeal within 30 days, the motions will be final. 

Dr. Thomas Campanella asked if an appeal would go to the SRIA or Escambia County. 

Mr. Russell Van Sickle stated an appeal would go to the Circuit Court of Appeal. 

7. ADJOURN 
There being no further business, Dr. Thomas Campanella announced that this 
concluded the Quasi-Judicial Conditional Use Hearing of the SRIA Board at 5:54pm. 

~#-//~ 

(Please note that the Santa Rosa Island Authority does not make verbatim transcripts of its mee • gs, although the meetings are recorded. Any 
person desiring a verbatim transcript of a meeting of the Santa Rosa Island Authority will need to independently secure such verbatim transcript.) 
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