
Final  Repor t
                May 2004

M i l l v i l l e  A r e a

Community Redevelopment Plan 



Millville
Community Redevelopment Plan 

Draft Report

Prepared for:
 The City of Panama City 

Prepared By:Prepared By:



i

Table of Contents

I. Introduction 1
The Purpose And Content Of The Plan— 1
Location — 2

II. Inventory 8
Population and Demographics— 8
Current Zoning— 12
Transportation— 16
Neighborhood Characteristics - Urban Design— 16
Structural Conditions—16
Streets, Traffi c and Sidewalks—19
Unsanitary or Unsafe Conditions—19
Lot Size and Adequacy—20
Diversity of Ownership—20
Occupancy—22
Low Property Values—22

III.  Analysis 25
Overview— 25
Sub-Area #1 – Residential Neighborhoods— 27
Sub-Area #2 – Business US 98 Corridor— 30
Sub-Area #3 – Traditional Town Center— 33
Sub-Area #4 – Waterfront— 35
Summary of Overall Assets, Issues, and Opportunities— 37

IV.  Concept Plan 39
Plan Content and Description— 39
Concept Plan Elements and Recommendations— 41
1. Business US 98 —41
2. Historic Residential Areas—44
3.  Residential Fix-Up Pilot Project—45
 —47
5.  Parks, Greenways, and Trails—47
6.  Historic Preservation & Millville Cemetery  —49
7.  Waterfront Development—50
8.  Gateways—51
9. Streetscapes—52
10.  Public Facilities And Infrastructure—53
11. Administration—53



ii

V. Capital Projects and Programs 57
Neighborhood Pilot Project— 58
U.S. Business Highway 98 Corridor Improvements— 59
Parks, Open Space and Trails— 60
Housing— 61
Town Center Commercial Improvements— 62
Waterfront— 63
Streetscapes and Gateways— 64

VI. Revenue Projections 66
Tax Increment Financing — 66
Type of Expenses Allowed — 67
Tax Increment Revenue Projections— 68

Appendix 70
Appendix A- Public Meetings— 70
Introduction—70
M.A.C.  Millville Action Committee – April 7, 2004—70
Public Workshop – April 7, 2004—71

Appendix B- Statutory Requirements— 75



iii

List of Photos

Lumber Company Train- 1905 5
Downtown Millville- 1910 5
Downtown Millville- 1910 5
Millville Shipyard- 1918 6
Alco Theatre- 1915 6
Lumber company loading dock 6
Typical Millville Residence  16
Example of lack of maintenance  16
Viable Millville Residence  17
Deteriorating residential property  17
Underutilized waterfront property  17
Sidewalk on US 98  19
Unkept Industrial Property 19
Typical Property with redevelopment potential  20
Unkept property - lowers neighborhood standards 20
Typical Industrial Waterfront Condition 22
Industrial Machinery on Watson Bayou 22
Millville Residence 27
Historic Cemetery on 3rd St. 27
Church on 3rd St. 27
Existing Architecture 28
Existing Architecture 28
Traditional Neighborhood 28
Unkept Property 28
Overgrown Property 28
US 98 Corridor at 3rd St. 30
View of Watson Bayou 30
Sidewalk along US 98 30
Typical visual condition of corridor 30
Automotive Shop  31
Typical Signage  31
Vacant Structure 31
Unsightly Fences 31
Neighborhood Commercial on 3rd St. 33
Recent Lighting additions on 3rd St. 33
Adjacent Residential to bayou 33
View East on 3rd St. 33
Gas Tanks near Watson Bayou 35
View of Industrial from Residential Area 35
Boat Ramp 35
Property zoned for Industrial use 35
Historic Cemetery on 3rd St. 49



iv

List of Maps

County Location Map 1
Panama City - Millville Location Map 2
Base Map 3
Aerial Photograph 4
Millville Current Land Use 11
Millville Current Zoning 15
Age of Buildings 18
Vacancy Analysis 21
Taxable Value 23
Sub - Areas Location Map 26
Sub - Area # 1 Analysis Map 29
Sub - Area # 2 Analysis Map 32
Sub - Area # 3 Analysis Map 34
Sub - Area # 4 Analysis Map 36

List of Graphics

Concept Plan Illustration  40
Proposed Elements for 5th Street 41
Before and After of Bus US 98 with Streetscape Improvements  43
Before and After of residents with restoration and landscaping. 45
Neighborhood Pilot Project 45
Secondary Gateway to Historic Commercial 46
Traditional Neighborhood Commercial 46
Traditional Town Center Concept 47
Daffi n Park Area 48
Millville Cemetery on 3rd Street 49
Buffering along waterfront 50
Streetscape and Gateway Locations 51
  



I.
 I

n
tr

o
d

u
c

ti
o

n
I.

 I
n

tr
o

d
u

c
ti

o
n



Millville Area Community Redevelopment Plan 1

County Location Map

I. Introduction

On January 22, 2002 the Panama City Downtown 
Improvement Board completed the Panama 
City Strategic Master Plan.   The Plan provides a 
recommended course of action for the City to position 
itself favorably in the competitive market of the 
regional economy.   One of the recommended actions 
is for the City to address the needs of areas in economic 
decline such as the Millville community, located in the 
southeast portion of the City.   As an outcome of the 
plan, the City initiated a course of action to transform 
the Millville area, using tools provided to local 
governments through Chapter 163 Part III of the Florida 
Statutes: “The Community Redevelopment Act”.   The 
Act outlines a comprehensive program that provides 
the legal framework and fi nancing mechanisms with 
which local governments can undertake the unique 
and complex task of overcoming the conditions that 
contribute to the causes of slum and blight in certain 
areas of the City.  

The Purpose And Content Of The Plan

The Redevelopment Plan is designed to address primary public concerns related to the 
conditions in the local neighborhoods, commercial strip development patterns, industrial 
intrusion, and waterfront development.  

The Plan is presented through geographic reference with mapping and photo illustrations 
depicting the intent of stated proposals.  It is described through a series of objective 
statements and followed by appropriate action strategies and a description of proposed capital 
improvement projects, plans, programs and or studies required to fulfi ll the plan objectives.  
Finally, the plan describes anticipated costs, funding sources and phasing of the various projects 
and programs that have been identifi ed.
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Panama City - Millville Location Map

Location 

Bay County is located in the panhandle of Northwest Florida and is surrounded by Gulf and 
Calhoun County to the east, Jackson and Holmes County to the north, and Walton County to the 
west.  The Millville neighborhood is located in the southeastern portion of Bay County within 
the city limits of Panama City along the St. Andrews Bay.   Watson Bayou forms the western 
boundary of the Millville neighborhood and leads into St. Andrews Bay.   This location on 
Watson Bayou has been an important factor in the evolution of the neighborhood.  
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 History of Millville

The fi rst European settlers came to the St. Andrews Bay area during the Spanish period. They 
may have been “fl oaters” from Georgia backwoods who were Loyalist sympathizers during the 
Revolution during the Spanish period after 1781.  A small Indian village or the plantation of a 
settler may have stood in the area that is now Panama City.  

During the 1840s and 1850s, many planters prospered in 
the panhandle of Northwest Florida, and some constructed 
summer homes on St. Andrew Bay.  Mail carriers delivered 
weekly mail by horseback from Marianna, but the St. Andrew’s 
Bay post offi ce did not open offi cially until October 23, 1845.  In 
1845, Panama City listed a population that numbered more 
than 1,200.

A three-year drought in the St. Andrew Bay area caused a large 
portion of the population to turn to salt making.  Salt became 
one of the Confederacy’s greatest needs due to the blockade.  
By 1862, St. Andrew Bay served as one of the most important 
salt-making areas in Florida.   

While developers eyed St. Andrew in the 1880s, several men 
took up homesteads on the land that would become Panama 
City.  C. J. Demorest and G. W. Jenks surveyed some of this 
property and platted it as the Town of Harrison on September 
20, 1883.  This survey showed Harrison Avenue where it runs 
today.  The Harrison post offi ce opened on the waterfront 
on January 14, 1889.   The fi nancial panic of 1892 halted any 
growth and any interest in future land sales.  Harrison remained 
a small trading post where a total of four families resided year 
round.  These original owners retained rights to most of the land 
until the early 1900’s.

The area’s reawakening began in Millville when Henry Bovis, 
a French Canadian with lumber interests in Bagdad, Florida, 
surveyed the bay and the profi table natural resource of the 
forest that surrounded the area.  Bovis constructed a mill at 
the head of Watson Bayou and called it the American Lumber 
Co.  He also constructed a large home on the bay at the end of 
College Ave.  Those seeking work fl ocked to the mill town.  The 
Millville post offi ce opened on September 20, 1899.  In 1904, 
service at the Harrison post offi ce was discontinued and moved 
to Millville.  That same year Henry Bovis died.  He is now buried 
next to his wife in the Millville Cemetery.  The mill was bought out and the name changed to 
the German-American Lumber Company.  The mill had a serious fi re in 1907 was rebuilt at a new 
site west of Sherman Ave. and south of Third Street.  At the time docks, port, and warehouse 
facilities were built to handle ocean-going ships.  The port became one of the busiest in the 

Downtown Millville- 1910

Downtown Millville- 1910

Lumber Company Train- 1905
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region.  It was reported in a local paper that at one time there were 21 ships lined up to be 
serviced at the Millville docks

In 1904 people marveled at the possibilities the St. Andrews area held as a shipping port and 
they began to purchase large tracts of land.  The region began to be linked directly by railroad 
to areas in Georgia and Alabama and regions north.

Florida legislators created Bay County on April 24, 1913 and 
Panama City became the county seat in 1914.  Millville was 
also incorporated in 1913 to make it the third municipality 
in the county.  The towns of Millville, St. Andrew, and Panama 
City were consolidated and became part of greater Panama 
City on March 12, 1926.  Several parks were provided for 
the citizens including Harris Park, which is located at Center 
Avenue, and Eighth Street.  It is on 2 1/2 acres and includes 
a nature trail and clubhouse with multi-purpose meeting 
room.

  
In 1918 the Panama City Chamber Of Commerce 
appointed a committee to lobby for a shipyard in 
Millville. . As a result there was a contract signed with 
the U.S. Shipping Board Emergency Corporation 
to construct eight barges at the Millville site.  The 
ship building facility employed 400 people and was 
located adjacent to the mill at the end of Sherman 
Avenue.  Gulf Shipbuilding Company also built a 
second shipyard on Watson Bayou. 

A second major fi re occurred in Millville on March 22 
1931 when another fi re broke out on the saw premises.  

The fi re consumed the mill, twenty homes and several vehicles.  The Alco Theatre was destroyed 
along with several other businesses on Third Street. 

The cutting of the forest in Panama City was done with 
out reforestation, which depleted the supply of lumber 
for Bay County.  The operations at the mill slowed 
dramatically.  Lumber milling operations evolved into paper 
manufacturing.  The waterfront industrial uses remained 
but took on a different form, which is more marina and boat 
manufacturing related.  Because town history and economic 
cycles add their infl uence on land uses we continue to have 
these development patterns today, which are impeding the 
communities ability to progress for a variety of reasons.

The intent of the Community Redevelopment Plan is to analyze issues affecting the community’s 
ability to prosper and develop strategies to promote neighborhood redevelopment and 
economic development for commercial areas. 

Lumber company loading dock

Millville Shipyard- 1918

Alco Theatre- 1915
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II. Inventory

The preparation of the Redevelopment Plan for the Millville Area required an understanding 
of the existing conditions.  Information for the project was collected from several sources, 
including previous planning studies; site visits for the physical inventory, public workshops, 
and interviews with City staff, technical documents, and interviews with citizens and property 
owners in the Millville Area.  The information collected has been mapped using GIS.  The results 
of the inventory study provide an understanding of the redevelopment area and establish a 
foundation for the recommendations contained in the plan. 

Population and Demographics

Millville’s population in the year 2000 was approximately 11,684, which was 32% of Panama 
City’s population of 36,417 people.  Panama City contains approximately 25% of Bay County’s 
population of 148,217 people.  

Past growth rates for Panama City have increased gradually (3-4% since the 1970’s), with a 
larger increase (10.1%) in the 1990s.  However, growth in this decade is expected to return to 
the lower percentage rates.  Seasonal population adds anywhere from 3,500 to 5,700 and is 
expected to increase.

The following table shows the population breakdown for The City of Panama City.  The dominant 
race that forms the majority of the population is Caucasian, but an increase in the Asian and 
Hispanic population over the last decade is seen.

The City of Panama City- Race / Ethnicity

Race / Ethnicity Population %

White 28,379 73.6

Black / African American 7,813 21.5

American Indian and Alaska Native 231 0.6

Asian 564 1.5

Native Hawaiian and Pacifi c Islander 28 0.1

Hispanic or Latino 1066 2.6

Other 274 0.8

Totals: 36,417 100%
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       Current Land Use

There are 1,452 parcels of land in the Millville Area occupying an area of 782 acres.  Land use 
in the Millville Area consist of approximately 46% mixed use, 26% heavy industrial and 16% 
general commercial.  The balance is made up of low-density residential, light industrial, public 
institute and recreational. 

The Millville Area has 7 land use categories:

Residential Low Density
Mixed Use
General Commercial
Heavy Industrial
Light Industrial
Public Institute
Recreational

Residential Low Density

There are 32 acres of low density residential in the Millville area, or 4% of the total acreage.  
These parcels are located in the northwest portion of Millville, south of 7th Street and north of 
Business Hwy 98.

Mixed Use

There are 358 acres of mixed use in the Millville area, which occupies 45% of the total acreage.  
The parcels are located north and south of the general commercial along US 98 (5th Street) with 
the majority of them located to the south. 

Land Use Acres Percentage

Residential Low Density 32 4

Mixed Use 358 45

General Commercial 126 16

Heavy Industrial 206 26

Light Industry 35 4

Public Institute 21 3

Recreational 14 2

Total: 792 100%
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General Commercial

There are 126 acres of land with a land use designation of general commercial.  These parcels 
comprise 16% of the total acreage in the Millville area.  These parcels are located along the 
north and south side of US 98 (5th Street), along East Avenue north of US 98 (5th Street) and 
on a portion of Sherman Avenue south of US 98 (5th Street).  There is also a portion of general 
commercial on 1st Street between James Avenue and Everitt Avenue.   

Heavy Industrial

There are 206 acres of heavy industrial land in the Millville area.  This is approximately 26% 
of the total acreage.  These parcels are located along the eastern edge of Watson Bayou from 
south of US 98 (5th Street) down to the Intracoastal Waterway.    

Light Industry

There are 35 acres of light industry which comprising 4% of the total acres for Millville.  These 
parcels are located at the southern end of Center Street.  

Public Institute

There are 21 acres designated as public institute in the Millville Area or 3% of the total acreage.  
These parcels are located at the end of 3rd Street on Watson Bayou.  A portion is owned bay the 
Bay County School Board.  A small portion of acres is located north of US 98 (5th Street). 

Recreational

The smallest portion of acres is designated as recreational.  There are 14 acres, which comprise 
2% of the total acres.  A large 8.2-acre parcel is located at the intersection of Kraft Avenue and 
3rd Street.  A smaller 2-acre lot is located at the intersection of 2nd and F Kraft Avenue.  

On the following page a map displays the current Land Use that corresponds with the Land 
Use categories described above. 
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Current Zoning

The Millville Area has 10 zoning classifi cations:

RLD – 1 Residential Low-Density 1 zone
RLD – 2 Residential Low-Density 2 zone
MU – 1 Mixed Use 1 zone
MU – 2 Mixed Use 2 zone
MU – 3 Mixed Use 3 zone
GC – 1  General Commercial 1 zone
LI  Light Industrial
HI  Heavy Industrial
PI  Public / Institutional
REC  Recreational

The map on page 14 displays a Zoning Map that correlates with the zoning classifi cations 
below:

Residential

The majority of parcels zoned residential are located in the northwest portion of the Millville 
neighborhood.  There are 15 parcels, totaling 25 .4 acres, approximately 4% of the total 
acreage.   The purpose of this land use classifi cation is to provide areas for the preservation 
or development of low-density neighborhoods consisting of single-family dwelling units on 
individual lots. The following zones are established within Millville:
 

RLD – 1 Residential Low-Density 1 zone
RLD – 2 Residential Low-Density 2 zone

 

Zoning Classifi cation Number of Parcels Acres Percentage

RLD - 1 14 25 4

RLD - 2 1 0.4 0

MU - 1 84 240 36

MU - 2 26 46 7

MU - 3 4 8 1

GC - 1 44 95 14

LI 10 31 5

HI 12 193 29

PI 5 19 2

REC 11 12 2

Total: 211 669.4 100
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Mixed-Use

The 114 mixed-use zoned parcels are located at a number of areas between the commercial 
zoned parcels with the majority of them located south of US 98 and north of Cherry Street.  The 
294 acres comprise 44% of the total acreage.   The purpose of this land use classifi cation is to 
provide areas for medium- to high-density residential development, professional offi ces, and 
low-intensity commercial development, to provide fl exibility by allowing a range of land uses 
within one land use classifi cation while promoting compatibility through landscaping, fencing, 
lighting, noise abatement and like measures.   The following classifi cations fall within Millville:
 
 MU – 1  Mixed Use 1 zone

MU – 2  Mixed Use 2 zone
MU – 3  Mixed Use 3 zone

Commercial

The 44 commercial zoned parcels of the Millville area fall into the General Commercial 1 zoning 
classifi cation.  They are located primarily along US 98 (5th Street) with some parcels on Cherry 
Street.  The 95 acres of commercial zoned land comprise 14% of the total acreage in the Millville 
Area.   The purpose of this land use classifi cation is to provide areas for intensive commercial 
activity including retail sales and services, wholesale sales, shopping centers, offi ce complexes 
and other compatible land uses. 
  
 GC – 1  General Commercial 1 zone

Industrial

22 parcels are zoned as either light industrial of heavy industrial classifi cation.  These parcels 
are located along the eastern edge of the Watson Bayou.   There are 224 total acres of industrial 
zoned land, which is 34% of the total acreage.   

LI  Light Industrial

 This district is intended to provide areas for light industrial operations which do not  
 cause excessive noise, smoke, pollutants, traffi c by trucks or other similar characteristics  
 normally associated with a heavy industrial operation, or invite the storage of chemical  
 or petroleum products.

HI  Heavy Industrial

 The purpose of this district is to provide areas for heavy industrial operations to isolate  
 them from other land uses.
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Public / Institutional

5 parcels fall into the public/institutional zoning classifi cation.  These 5 parcels total 19 acres 
and comprise 2% of the total acreage.

PI  Public / Institutional

Recreational

The 11 parcels zoned as recreational total 12 acres in size and cover 2 % of the total acreage of 
the Millville area

REC  Recreational



Millville Area Community Redevelopment Plan 15

���������������	
��

� �����������	�



 
�� �
��� �����

�
���

��������������	

��

�	
���	

�

��
		����	

�

�
�������	

�

��
���
��

�
�


�	
���
��
�

��



��

	
���
��
�

��



��
����	�

������	

�

��
		����	

�

���
������	

�

�	
���	

�

 �
	��
��!
��
�

	��
��"

�

��

	

 �
#�



$������%����

$������%����

&��	�'�������$��
	(��

��
		����	

�

������
�����������
����

��
�������	����	�������
���	����
��
�������	����	�������
���	����
�������	��������������

�������	��������������
�������	��������������
���������������������	����
�����	
 ���������	��

!���!��"���������	��
#���#�$�	��%�����	���	����
�&����������	����
'��

��(��������
�	��"	����)�	
 $�� ���

*��������������
+���������

������

Millville Current Zoning



Millville Area Community Redevelopment Plan 16

Transportation

Four primary transportation corridors occur within the study area. East Avenue and Everitt 
Avenue serve as the primary north-south access roadways. These roads carry people coming 
to and from the cities of Cedar Grove and Spring Field.  Bus 98 (5th Street) and 3rd Street serve 
as the primary east-west roadways and carry people to and from Panama City and Panama City 
Beach to Springfi eld and the East Bay region.   

Neighborhood Characteristics - Urban Design

Structural Conditions

A signifi cant number of deteriorating or dilapidated 
buildings in an area are an indication of a lack of private 
investment in maintaining the integrity and value of the 
existing development and the value in redevelopment. 

The presence of deteriorated buildings impairs economic 
growth in a community by negatively impacting the 
investment environment. In addition, deteriorated 
buildings create additional expense for the community in 
the need for increased code enforcement personnel and 

inspections. 

Fieldwork conducted by RMPK identifi ed the existence 
of these conditions in the Millville area. Criteria not only 
included the physical condition of structures, but also 
local roadway, alley, and sidewalk conditions and the 
condition of vacant parcels and buildings that may be 
subject to further deterioration. Virtually the entire area 
displays characteristics of deterioration including local road 
surfaces, dirt alleyways, broken concrete sidewalks and the 
accumulation of trash and debris. This is not only a strong 
indication of the physical condition of the public right-of-
way and private properties in the study area; it refl ects the 
declining economic conditions in the area representing a 
lack of investment in property upkeep and maintenance.

Another indication of the building stock quality in an area can be the relative age of the 
buildings. Aging buildings typically require increased maintenance and repair. In addition, the 
interior space, exterior appearance, and functional aspects of older buildings may be obsolete 
for modern market demands. When market demand declines, lease revenues decline, and 
investment in upkeep or enhancement may suffer.

Typical Millville Residence 

Example of lack of maintenance 
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Age of the primary structure of a site is recorded by the Bay County Property Appraiser’s Offi ce, 
but is not available for all sites in the study area. For those sites where data is available, the 
average building age is fi fty-six years.

The age of a building in and of itself is not a blighting 
condition. If adequate investment and maintenance is 
made, older buildings can remain viable and desirable 
in the real estate market. In fact, the historic building 
stock and attractive neighborhood setting in Millville 
has caused resurgence in private housing renovations. 
Conversely, a concentration of older, poorly maintained 
and dilapidated buildings creates many negative 
infl uences in an area: a loss of economic status, lack 
of interest in new development, increased crime, and 
decreased revenues for businesses. 

Older buildings are often more costly to maintain. Combined with the potential for lower 
market demand, the likelihood that deterioration will occur in areas with a concentration of 
older buildings is increased. 

The combination of older building stock with deteriorating 
conditions results in other negative factors in the community, 
including:

� Depressed property values, resulting in lower local tax 
revenues.

� Increased fi re hazard potential.

� Increased code enforcement demands.

� Concentration of low-income groups and marginal 
businesses with decreased potential for investment 
to reverse the blighting conditions.

� Creation of an environment that is attractive to 
transients and conducive to criminal activity.

� Low potential for rents promotes the conversion of 
single-family homes to multi-family units, often as 
single room occupancy units, resulting in a decrease 
in long-term homeowners. 

� Creation of a poor market environment, where 
existing businesses relocate to other, more stable areas, and new businesses do 
not replace them.

Viable Millville Residence 

Deteriorating residential property 

Underutilized waterfront property 
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In summary, the concentration of old and deteriorating buildings within the study area is a 
blighting condition. It discourages investment in development and redevelopment, ultimately 
decreasing the property values and tax revenues for the surrounding area.

Streets, Traffi c and Sidewalks

The relationship of the transportation corridors to 
pedestrian movement is an issue of concern. Many 
pedestrians use the sidewalk systems in the study area as a 
primary transportation mode. However, three characteristics 
exist which result in the sidewalk system being a point 
of potential health and safety risk: width, location, and 
driveways.

The existing sidewalk system along U.S. 98 is complete, 
however the sidewalk is immediately adjacent to the curb 
and travel lane, affording no protection or buffering from 
traffi c movement. Additionally, multiple driveways that often are excessively wide introduce 
many potential sources of confl ict between motorists and pedestrians. 

Therefore, while the condition of the existing transportation network may be adequate, the 
sidewalk system may be considered a contributing factor in the conditions of blight. 

Unsanitary or Unsafe Conditions

Several areas of Millville have unsanitary and unsafe 
conditions. Dilapidated structures, outside storage, litter, 
and debris are external signs of property neglect. There is 
little chance of revitalizing this community if the unsanitary 
and unsafe conditions are not addressed through the 
redevelopment process. This situation is compounded by 
the fact that there is insuffi cient code enforcement in the 
Millville area.

In addition, several commercial and industrial properties utilize outside storage of equipment 
and machinery causing unsafe conditions especially for children who often play nearby in 
adjacent residential areas.

Sidewalk on US 98 

Unkept Industrial Property
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Lot Size and Adequacy

Portions of the study area contain substandard lots with characteristics of faulty lot layout in 
relation to size, adequacy, accessibility, or usefulness. These were analyzed according to current 
codes to determine hindrances to future development, indicating possible economic liabilities 
of affected properties.

Lot size is an important factor in the redevelopment potential for a site. If lot sizes of the older 
platted subdivisions and commercial properties are too small for development under the 
current zoning codes, this becomes a signifi cant deterrent for redevelopment. Many properties 
are technically non-conforming due to inadequate lot sizes that cause limitations on property 
modifi cations. Similar to properties with insuffi cient size, inadequate properties are those with 
limited development potential based on the application of land development regulations that 
were not in place when the property was originally platted or developed. When this occurs, 
often the only recourse is to assemble surrounding property in order to attain a parcel large 
enough to meet regulated design standards. This increases the cost of development, which 
causes a deterrent to private sector investment. These properties are limited by their size in 
relation to parking and setback requirements, storm-water retention standards, landscaping 
requirements, and other land development regulations.

Of the 126 commercial properties in the study area, 91 (about 80% of the total) are less than one 
acre in size.  Many of the properties located on Bus US 98 in the study area are facing potential 
economic liabilities due to lot size inadequacies. Of the 121 parcels fronting the highway, 19 
were found to be less than 100 feet in depth. In many instances the lack of depth has caused 
overfl ow parking and loading zone confl icts with adjacent 
residential properties. 

Diversity of Ownership

Diversity of ownership can prohibit sound future growth. 
There is a high degree of diversity of ownership in the area 
where a majority of the lots are owned by different persons 
or entities. According to the tax roll, there are 1,177 different 
owners of the total number of 1,360 parcels of property. 
This situation is compounded by the fact that many of the 
individual properties are insuffi cient in size and are not 
owner occupied. This condition makes it extremely diffi cult 
to combine properties to bring about more effi cient 
development patterns. If one landowner is interested in 
redeveloping his or her property but needs the size of 
a larger parcel to meet existing codes; and the adjacent 
owners are not interested in joining forces or selling, then 
this one owner is powerless to make the necessary property 
improvements. This situation makes redevelopment by the 
private sector extremely diffi cult, if not impossible.  When 
not addressed these conditions lead to vacancy of both Typical Property with redevelopment 

potential 

Unkept property - lowers neighborhood 
standards
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commercial and residential properties.  The vacancy analysis map on the following page shows 
numerous vacant residential properties and numerous vacant commercial properties on Bus 
98.  Unfortunately, the combination of inadequate parcels of property and insuffi cient demand 
in the commercial real estate market has stymied opportunities for investment in this area. 

Without effective redevelopment strategies or intervention by the City, these conditions will 
further deteriorate causing a decline in the tax base and in City revenues.

Occupancy

Data obtained from the Bay County Property Appraiser suggests a high proportion of rental 
property in the study area. Of the 1,421 properties in Millville, 726 (51%) are owner-occupied. 
Properties that are not owner-occupied total 695 (49%). When occupancy of residential parcels 
alone is analyzed, the owner-occupancy rate climbs to 72%, with 28% being not owner-occupied. 
Rental property located in a declining real estate market perpetuates the cycle of deteriorating 
conditions due to the inherent lack of motivation and fi nances to maintain property. 

Low Property Values

The combination of small lots, age of buildings, number of substandard buildings, and the 
vacancy and physical condition of commercial properties is refl ected in low property values for 
the study area. The predominance of residential property with taxable value less than $25,000 
indicates a very weak tax base.  Refer to map on the following page.

Typical Industrial Waterfront Condition Industrial Machinery on Watson Bayou
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Taxable Value
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III.  Analysis

Overview

The intent of this phase of the planning process is to analyze and identify issues impacting the 
character and function of the city’s urban form. The analysis utilizes the existing conditions 
inventory to evaluate the physical characteristics of the CRA area. The analysis considers the 
existing conditions, current issues and critical areas of concern as they relate to potential 
CRA priorities. The analysis phase establishes the basis for recommendations contained in 
the development Plan and associated implementation strategies.  The Analysis Phase of the 
Redevelopment Plan for the Millville Community identifi es certain issues that need to be 
addressed in the plan formulation.  

For planning purposes, the Millville Area CRA was divided into four sub-areas, which are 
described below and identifi ed on the Sub-Areas Map.  The four sub-areas include: the 
Residential Neighborhoods, the Bus. US 98 Corridor, the Traditional Town Center, and the 
Waterfront. They were determined on the basis of having similar land-use composition, 
physical characteristics, and function. The different sub-areas also present similar opportunities 
that will be addressed through proposed action strategies in the redevelopment plan. Analysis 
of the existing conditions in each of the sub-areas was considered within the context of the 
information obtained during the inventory phase. The analysis also takes into consideration 
the community objectives expressed by the public during the focus group meetings on April 
7 of 2004.

The analysis section of the plan contains a brief, descriptive overview of the sub-area and then 
lists each area’s main assets, issues and opportunities. The assets are those attributes, strengths 
or characteristics that the Redevelopment Agency should preserve, enhance or generally build 
upon as the community’s foundation.  The issues are the problem areas that the redevelopment 
plan should address through program recommendations and implementation strategies.  
Finally, the section broadly identifi es opportunities for redevelopment, new development and/
or planned improvements that provide the basis for the Concept Plan, which is detailed in the 
following section.

The map on the following page shows the boundaries of the four sub areas discussed above.
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Sub - Areas Location Map
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Sub-Area #1 – Residential Neighborhoods

The residential areas of the Millville Neighborhood are located on both the north and 
south sides of US 98 (5th Street).  The streets are laid out on a grid pattern with 7th Street 
as the northern boundary and Everitt Avenue as the boundary to the east. The Residential 
Neighborhoods Sub-Area includes two parks Jo Moody Park on the northern edge and Daffi n 
Park on the eastern edge and Millville Cemetery that is bordered by 3rd Street located in the 
center of the neighborhood.  The neighborhood is also home to Millville Elementary and an 
area of public housing. 

The Residential Neighborhoods Sub-Area contains 
the majority of the residential portion of the Millville 
neighborhood. Housing in the residential enclaves 
consists primarily of single-family older homes with some 
larger historic properties that have been restored. The 
neighborhoods are traditional, historic neighborhoods 
that have considerable signifi cance to the downtown and 
commercial corridors in the area; it is imperative to preserve 
and enhance their physical conditions so they can be 
restored to their former vitality. The population residing in 
neighborhoods like Millville represents the primary market 
for local business and in some cases the people have lived 
here for several generations. 

The current zoning of this sub-are includes: RLD-1 
Residential Low Density 1, MU-1 Mixed Use 1, MU-2 Mixed 
Use 2, PI- Public Institutional, and REC- Recreational.

This sub-area also includes Cove Gardens Military Housing 
located across Watson Bayou.  This property has been 
turned over to the city and is scheduled to be developed 
as wterfront residential with the name of Cove Pointe.  It is 
scheduled to have lots for sale within one year.  According 
to preliminary designs there will be 59 single-family 
residential lots with landscaped cul-de-sacs, a public park 
on the southwest corner, and a pier onto Watson Bayou. 
Once the property is developed it will help to increase the 
tax base for the Millville Redevelopment Area.

The residential enclaves are currently jeopardized by a 
combination of confl icting land use problems, absentee 
landowners, and vacant unsightly properties, which are 
negatively affecting the character of the neighborhood.  
This leads to a false sense of crime activity for onlookers 
and hurts any efforts of positive development.  The current 

Church on 3rd St.

Historic Cemetery on 3rd St.

Millville Residence
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use of the waterfront for industrial activities limits the ability of the 
residential areas to capitalize on waterfront access to Watson Bayou, 
which is the most valuable natural resource for the community.  
The sub-area is currently being bound from the water by industrial 
areas to the west and being split by unsightly commercial zones 
on Bus. US 98.  These factors make it diffi cult for anyone from other 
areas to stake any investment in the neighborhood.

Assets
 � Historic Homes that set Architectural Theme
 � Small Areas of Redevelopment
 � Existing Tree Canopy
 � Walkability
 � Sense of Neighborhood

� Traditional Neighborhood Design
� Millville Elementary School
� Historic Cemetery

Issues

   � Confl ict in Land-Use within the neighborhood
� Lack of Residential Zoning
� Insuffi cient Code Enforcement
� Proliferation of Absentee Landlords

   � Perceived High Rates of Crime 
   � General Deterioration of Streets and Sidewalks
   � Incomplete Network of Sidewalks and Street Lights
   � Unsightly conditions along some blocks are not welcoming  

        to visitors and   establish a negative investment image.
   � Physical barriers caused by high-volume traffi c on US 98 
 � Deteriorating physical conditions in some residential areas

� Trailer Park

Opportunities

� Conversion of Abandoned Military Housing to Residential 
Waterfront

� Rezoning of some Commercial to Residential
 � Property assembly of vacant parcels by the Community              

        Redevelopment Agency  and private investors
� Review Code Enforcement
� Inspection of Rental Units
� Historic housing stock rehabilitation
� Development of Neighborhood Gateway Features
� Development of Neighborhood Identity Signage

Existing Architecture

Existing Architecture

Traditional Neighborhood

Unkept Property

Overgrown Property
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Sub - Area # 1 Analysis Map
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Sub-Area #2 – Business US 98 Corridor

Bus. US 98 serves as the main traffi c corridor in the neighborhood moving traffi c east and 
west through the area.  It serves as the eastern gateway into Panama City for travelers from 
the Springfi eld area and beyond.  Sub-area #2 extends from the study areas eastern boundary 
of Everitt Avenue to the Watson Bayou crossing on the western boundary but the Bus. US 98 
Corridor, as a whole, extends well beyond the Millville CRA 
boundary into Panama City. 

As one of the primary gateways into the core commercial 
area of Panama City, this sub-area plays an important role 
in the economic health of the downtown and the Millville 
Area. There is a potential need for a corridor study of Bus. 
US 98 as an eastern gateway into downtown, including 
the portion through Millville for people traveling from 
the Springfi eld area and beyond.  Zoning in the sub-area 
includes GC-1 General Commercial.

The Bus US 98 Corridor area should have the aesthetic quality and 
capacity to function effectively as a viable commercial corridor having 
a signifi cant impact on the investment image and the balance of 
the community. Currently, many of the structures are not properly 
maintained to the point of adding any visual interest or added quality to 
the surrounding area.  Many of the properties and structures are vacant 
and/or unkept to the point of causing disinterest to potential investors.  
In some cases the cleared vacant property could be more inviting to 
investors than the property with the vacant structure remaining on it.    

Assets

� Bus US 98 is the Eastern Gateway to Downtown Panama City
� Potential views of Bayou
� Major North-South Connection with East Avenue

Issues

 � There is a need to stabilize conditions on Bus US 98
� Business owners do not live in Millville and are not concerned 

with Neighborhood
� Perceived High Rates of Crime
� General Deterioration of Streets and Sidewalks

 � Unsightly Trailers being used for Storage
 � No Identifi able entrance to Millville
 � Unkept Vacant Property
 � Poorly Maintained Businesses

US 98 Corridor at 3rd St.

View of Watson Bayou

Sidewalk along US 98

Typical visual condition of corridor
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� Incomplete Network of Sidewalks and Street Lights
� Unsightly conditions along properties are not welcoming to visitors and establish a 

negative investment image.
� Potential views of Bayou are blocked by improper screening used by business 

owners
� Physical barriers caused by high-volume traffi c

Unsightly FencesVacant StructureAutomotive Shop 

Typical Signage 

Opportunities

� Development of Neighborhood Gateway Feature and Signage
� Signage for Historical Downtown Millville

 � Review Code Enforcement Process 
� Initiative for Owners to Demolish Deteriorating Vacant Structures
� Corridor Study of Bus. US 98 as Eastern Entrance to Panama City
� Development of Neighborhood Gateway Features
� Development of Neighborhood Identity Signage
� Walkable if designed properly
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Sub - Area # 2 Analysis Map
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Sub-Area #3 – Traditional Town Center

The Traditional Town Center sub-area is the smallest sub-area of Millville but serves as the heart 
of the Millville Neighborhood.  It is composed of the historic commercial structures of Millville, 
some of which have been recently revitalized.  Residential areas to the east and waterfront 
industrial areas to the west surround it.  

Millville’s historic Traditional Town Center is in the heart 
of the redevelopment area and includes a traditional 
commercial area with access to the surrounding historic 
residential neighborhood. The downtown’s proximity to 
Watson Bayou offers some views of the water.  Located 
away from the main fl ow of traffi c the historic downtown 
offers a quite pocket for commercial development to occur 
within the framework of the existing historic architecture.   
The main crossroads are 3rd Street, which runs east and 
west and Sherman Ave., which runs north and south and 
connects with Bus. US 98 (5th Street).  The current zoning of 
this sub-area is GC-1 General Commercial 1.  

Assets
� Renovated Historic Commercial Structures
� 3rd Street Businesses
� Existing Neighborhood Atmosphere
� Business Owners live in Millville
� Mature Tree Canopy
� Appropriate Scale and Architecture
 

Issues
 � Incomplete Network of Sidewalks and Street Lights to   

        surrounding residential          areas
� General Deterioration of Streets and Sidewalks
� Poor connection to 5th Street

 � No Identifi able entrance to Historic Downtown Millville

Opportunities

� Development of Historic Downtown Gateway Features
� Development of Historic Downtown Identity Signage
� Rethinking of Land-use and Zoning in the area
� Review Code Enforcement Process
� Encourage the use and implementation of Existing Architectural 

Character
� Walkable if designed properly

Neighborhood Commercial on 3rd St.

Recent Lighting additions on 3rd St.

Adjacent Residential to bayou

View East on 3rd St.
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Sub - Area # 3 Analysis Map



Millville Area Community Redevelopment Plan 35

Sub-Area #4 – Waterfront

The Industrial Waterfront Sub-Area includes the properties that have waterfront access onto 
Watson Bayou.  These properties extend down south from US 98 (5th Street) along the edge 
of Watson Bayou to the properties of the paper plant on the southern point of the Millville 
area, which borders the Intracoastal Waterways.  This sub-area includes a new boat launch and 
parking area near Millville Elementary School and a sewage Plant at the western end of 3rd 
Street. 

Millville has a long and undulating shoreline that has historically been used for industrial 
purposes which has been part of its history as a sawmill town.  
As the use of the waterfront for milling purposes has faded away 
unfortunately the industrial uses of the waterfront have not.  There 
are several instances of remnant industrial elements that are no 
longer used and causing the waters edge to remain unsightly.  A 
lot of cleanup has been done but there remains a potential for 
environmental damage if not cleaned up properly.  The waterfront 
is currently zoned as primarily LI Light Industrial and HI Heavy 
Industrial.  There is a small portion of PI Public Institutional that 
contains the sewage plant property.  

The waterfront properties of Millville should be valued for their 
ability to grant access to the waters edge and ability to increase 
the quality of life for surrounding residents.  Current residence 
of the neighborhood are slowly realizing this great potential as 
they make use of a new boat ramp and trailer parking that grants 
them access to the water.          

Boat Ramp

Gas Tanks near Watson Bayou

Property zoned for Industrial use

Assets
� Waterfront Properties and 

Access to Watson Bayou
� Marinas, Ramps and Boat 

Storage
� New Boat Ramp with 

parking for trailers

Issues
 � Confl ict in Current Land-  

        Use
� Deteriorating Structures
� Lack of Walking and Biking 

Paths 
 � Lack of Street Lights

� Lack of Street Maintenance
� Lack of City Services in 

County Enclave
� Location of Gas Company
� Location of Sewage Plant
� Boats when abandoned

� Storage Tanks
� Air Pollution

Opportunities

� Annex County Enclave 
South of Cherry Street

� Review Code 
Enforcement Process

� Continue Review 
Current Land-Use and 
Zoning

� Protect unused 
Waterfront from Heavy 
Industrial Use

� Establish Waterfront 
Park Lands

� Create an Initiative for 
Owners to Demolish 
Deteriorating Vacant 
Structures.

View of Industrial from Residential 
Area
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Sub - Area # 4 Analysis Map
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Summary of Overall Assets, Issues, and Opportunities

While each sub-area contains unique features, there are general observations that can be 
made concerning representative characteristics for the entire redevelopment area.  The 
neighborhood’s assets include the fact that it a historic saw mill town with a rich history. From 
a physical perspective, the area has, a large stock of historic homes, a long winding waterfront 
edge with a variety of views of Watson Bayou, extensive tree canopies that, when combined, 
create outstanding view sheds that should be capitalized upon.  The downtown also contains 
signifi cant architectural elements with appropriate urban form in terms of building size, 
setbacks and massing. These are all outstanding attributes that should be built upon to provide 
the framework for decisions that will affect the future character of the neighborhood.

Over-riding issues that must be addressed by the Millville Area Community Redevelopment 
Plan include the physical condition of the surrounding commercial corridors and their 
treatment as gateways to the downtown, and the structural deterioration of several key 
areas in the neighborhood. Future zoning recommendations must consider the preservation 
of neighborhoods with the introduction of new housing that is appropriate for the 
neighborhood.. 

Analysis of the existing conditions in the neighborhood revealed numerous opportunities 
that will have a positive affect on the anticipated success of the redevelopment program. 
The successful development of such projects will stimulate additional private investment and 
strengthen the tax base, thereby generating additional revenues for public improvements.  
Increased revenues will be needed for targeting the complex and demanding tasks involved 
with retrofi tting infrastructure, addressing deteriorating structural conditions, providing 
environmental cleanup, supporting historic preservation efforts, and undertaking extensive 
commercial corridor improvements.
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IV.  Concept Plan

Plan Content and Description

The Concept Plan was developed after analyzing the existing conditions in the redevelopment 
area and determining the issues and concerns expressed by members of the community. The 
descriptive narrative of the Concept Plan summarizes the general intent of the Redevelopment 
Program. It has been developed as a guideline for promoting the sound development 
and redevelopment of the properties in the redevelopment area. Opportunities for public 
improvements, redevelopment activities and proposed future land use composition are 
identifi ed and graphically represented on the Concept Plan illustration. 

The Concept Plan contains descriptions of several types of projects and programs, including 
capital projects, public/private projects, and government programs. The Plan supports stated 
land use and economic positioning strategies, including:

� Improvements on Business US 98 as they fi t into the needs of the corridor as a 
whole not just in Millville,

� Continued planning for more harmonious land-use relationships,
� Protection of waterfront from heavy industrial uses
� Infi ll, renovation and enhancement of residential areas and the prevention of 

commercial and industrial encroachment
� Maximizing use of the City’s waterfront areas and recreational assets
� Development of the regional trail system and an integrated local pedestrian 

system of trails walkways and bikeways

Over time, this plan should be updated and revised based upon changes in the economy, public 
concerns and private development proposals.  The Future Land Use Concept Plan graphically 
and in general terms describes the required elements of a Community Redevelopment Plan as 
provided in Section 163.362 F.S.
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Concept Plan Illustration 
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Concept Plan Elements and Recommendations

Following is a description of the various elements contained in the concept plan. Information is 
presented through a combination of text, graphic illustrations and photographs that refer to the 
general concept plan graphic. The concept plan elements are broken down into 11 areas that 
contain a description followed by implementation strategies.   The implementation strategies 
contain recommendations for future land use, private sector development opportunities and 
recommended public investment in capital improvements. 

1. Business US 98 

Business US 98 is the most traveled commercial corridor in the Millville Neighborhood and 
contains primarily commercial uses.   The corridor contains several areas of vacant buildings 
and properties that are under maintained.

It is anticipated that general commercial development will continue to occur along Business 
US 98 associated with high traffi c volumes and regional growth. The deteriorating physical 
conditions along this roadway accessing the downtown area have a negative effect on the 
investment image of the community. The study should defi ne specifi c recommendations for 
improving access management, pedestrian safety, future land use composition and aesthetics.  
Directional signage to the Historical Commercial Center in Millville should be placed along 
Business US 98, at Sherman St., to direct and welcome people to places of Business.   

Objective I

Plan for future growth along the Business US 98 corridor.

Action Strategies

� Using federal economic development 
administrative grant funding, it is recommended 
that the City, Downtown Improvement Board, 
Millville CRA, and FDOT work together to conduct 
a detailed corridor improvement study for Business 
US 98 within Panama City.

� Through revisions to the land development regulations and the comprehensive 
plan develop regulations for future land use and design standards along the 
corridor.

� Work cooperatively with existing landowners and investors to assemble property 
for redevelopment as needed.

Proposed Elements for 5th Street
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Objective II

Ensure that planned improvements to Business US 98 have the greatest positive impact 
possible on the function and appearance of the Millville neighborhood and areas.

Action Strategies

� Design and construct gateway treatments at key locations including eastern 
and western Millville CRA limits along US 98 (5th Street).

� Design and construct secondary gateway features with directional signage at 
key intersections.

� Landscaped boulevard entrances to the Millville Neighborhood should be 
created in order to transform this corridor from a harsh physical environment 
into a welcoming pedestrian oriented entrance for Panama City.  

Objective III

Improve the physical appearance of Millville’s commercial strip on Business US 98 to stimulate 
private investment.

 

Action Strategies 

� Secure EDA Grant funding and any other revenue source, to pursue improvements 
to Business US 98.

� Work with existing property owners to replace dilapidated, nonconforming 
structures through property assembly to enable development of higher and 
better uses at appropriate locations.

� Utilizing tools made available through Chapter 163, F.S., target sites for public / 
private projects on US 98 for in-fi ll mixed-use development to serve as anchors to 
attract further investment.

� Expand the pedestrian orientation of the commercial areas by systematically 
undertaking streetscape projects along the primary road network grid in the 
neighborhood creating a more attractive pedestrian environment.

� Establish a façade improvement program providing design assistance and 
fi nancial incentives to encourage building renovations that will provide 
compatible design and strengthen existing architectural features.

� Ensure architectural integrity of future development through design standards 
and the establishment of an architectural review board for commercial 
development and renovation projects.

� Enforce City codes to ensure proper maintenance of vacant lots and buildings.
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� Develop sign regulations and standard design guidelines for directional and 
information signs as well as store frontages and establish programs that provide 
incentives for voluntary compliance with new construction and retrofi tting 
of existing signs and structures.  Regulations should address the size, type, 
location and amount of signage for the purpose of minimizing visual clutter, 
enhancing community character and maximizing the fl ow of clear information 
to pedestrian and automotive traffi c.

Before and After of Bus US 98 with Streetscape Improvements 
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2. Historic Residential Areas

One of the most important goals of the redevelopment program is to enhance and preserve 
Millville’s historic neighborhoods. The single-family homes in close proximity to the town center 
are most likely to be infl uenced. Sidewalks, streetlights, drainage, and other infrastructure 
improvements are recommended, with the goal of better connecting neighborhoods to the 
public activity and buildings in the commercial district while enhancing private spaces and 
making them more usable. 

Objective

Preserve and enhance neighborhoods through revitalization of the housing stock, establishing 
a safe, functional, and aesthetically pleasing community environment.

Action Strategies

� Systematically conduct neighborhood-planning studies to determine issues and 
concerns of area residents. 

� Act upon issues identifi ed by residents and invest in infrastructure improvements 
such as drainage, sidewalks, street lighting and neighborhood entrance signage 
that support the stabilization of residential areas.

� Plan for neighborhood parks and strategically utilize tax increment fi nancing 
and grant sources. 

� Working with local real estate professionals, identify and market areas where 
private interests can develop infi ll housing and necessary support facilities.

� Encourage private efforts toward building quality housing.
� Evaluate zoning and development codes and where possible remove restrictions 

to market wise housing development such as inappropriate minimum lot size 
requirements or other standards that may inhibit private investment in the 
development of housing.

� Discourage the intrusion of inappropriate offi ce, commercial and industrial uses 
in neighborhoods.

� Identify and restore historic housing that may be in a state of deterioration but 
otherwise is structurally sound.

� Devise strategies to prohibit offi ce and multifamily conversions in historic 
neighborhoods.

� Identify and remove vacant, dilapidated housing structures that pose a threat to 
public health and safety

� Devise land acquisition, demolition and housing rehabilitation strategies to 
remove or refurbish unsafe or dilapidate structures.

� Using tax increment revenues, initiate infi ll housing development projects on 
existing and newly vacated properties.

� Work with the City and community volunteers to clean-up vacant, unattended 
properties.

� When undertaking streetscape improvements, new private construction, and 
building rehabilitation, place utility lines underground where it is feasible to 
improve visual qualities and remove impediments to safe pedestrian access.
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3.  Residential Fix-Up Pilot Project

Although the neighborhoods are attractive and have a large stock of historic homes the area is 
in a state of disrepair.  The primary objective of this plan is to upgrade the physical conditions 
of the neighborhood.  This can be achieved through obvious structural repairs to homes, the 
removal of unsightly or unnecessary appurtenances such as chain-link fencing, undertaking 
paint and repair projects, and the installation and/or repair of sidewalks and streetlights. 

To maximize the overall affect of the repairs it is recommended that a Residential Fix-Up 
Pilot Project be instated for a portion of the neighborhood on 3rd Street east of the Historic 
Neighborhood Commercial District, which will also include the historic cemetery.  The goal of 
the project should be to concentrate efforts to a small portion of the neighborhood so that the 
greatest overall effect to the aesthetics can be achieved.  This will set standards for and trigger 
reinvestment in the surrounding residential areas of Millville.  

Objective

Concentrate efforts to a portion of the neighborhood 
so that the greatest overall change to the aesthetics 
can be achieved.  Set standards that trigger 
reinvestment in the surrounding residential areas of 
Millville.

Action Strategies

� Contact property owners to determine their 
level of interest on participating in the project. 

� Prepare guidelines and procedures.
� Prepare specifi cations framework to be undertaken.
� Utilize City work force to provide services. 

Neighborhood Pilot Project

Before and After of residents with restoration and landscaping.
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� Implement Amnesty Program that can be used by the city to reimburse citizens 
for clean up of commercial, industrial and residential private property:

1. 1-month window of opportunity for a  selected area
2. Every person is contacted in person if possible
3. Property owner contracts with private sector for clean-up
4. Property owner provides documentation of clean-up effort

• Standard Form (Provided by CRA)
• Photographs of before and After

 5.    Property owners submit receipts for  
  reimbursement from CRA.   

    4.  Traditional Neighborhood Commercial

The Historic Neighborhood Commercial District 
should be the central gathering place and function as 
the heart of the Millville community. The commercial 
district located along the intersection of 3rd Street 
and Sherman Avenue is not highly visible and would 
benefi t from a secondary gateway and directional 
signage located at he intersection of Sherman Avenue 
and Business US 98. Suggested uses include shopping, entertainment, civic, offi ce, dining and 
other uses that represent the traditional uses found in a town center.

Projects that improve the function and appearance of the area such as improving parking and 
pedestrian access will also support development in 
the sub-area. 

Objective I

Establish the Historic Neighborhood Commercial 
District as a place for local community businesses.

Action Strategies 

� Ensure that new development in the Historic 
Neighborhood Commercial District consists 
of appropriate land uses that will stabilize 
and enhance the area while representing the desires and interests of area 
residents and property owners.

� Stimulate local Businessiness by attracting an appropriate mix of uses in the 
redevelopment area and commercial district including, residential, offi ce, and 
commercial uses as well as restaurants and evening entertainment.

Traditional Neighborhood Commercial

Secondary Gateway to Historic Commercial
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� Devise strategies including land assembly and other means of participating in 
land development to partner with the private sector in initiating development 
activity at appropriate locations in the Town Center area.

� Work closely with area Businessinesses, merchants’ associations, and the Bay 
County Chamber of Commerce to address the needs of existing Businessinesses 
through the redevelopment process.

� Revise development codes to enable a desired mixe of uses with appropriate 
design standards to establish a cohesive historic development pattern. 

 

5.  Parks, Greenways, and Trails

An important element to the neighborhoods as a whole is the system of parks, greenways, 
and trails.  The existing system includes Daffi n Park, Jo Moody Park, and a new boat launch. 
The current park facilities should be enhanced and preserved. The existing tree canopy of the 
neighborhood helps to make the neighborhood more desirable to potential homeowners and 
should also be preserved.  

The City and CRA, should work with Bay County to establish a link in a larger regional trail system. 
Development of such a system will provide eco-tourism and heritage tourism opportunities 
while enhancing the quality of life in the Millville neighborhood. Designed effectively, the 

Traditional Town Center Concept
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trail system will provide an alternative means of access and connectivity between Historic 
Downtown Millville, the waterfront and surrounding neighborhoods and cities.  Jo Moody 
Park and the green space adjacent to this area and the rail corridor should be preserved and 
considered as a potential site for a trail and trailhead for the Millville Neighborhood. 

Objective

Provide recreational opportunities for the citizens of the Millville Neighborhood, which are 
readily accessible and improve the quality of life for residents. Preserve land to serve as public 
parks and open space for current and future residents. 

Action Strategies

� Work with the City to prepare a Waterfront, 
Parks, Trails, Recreation and Open Space 
Master Plan for the City to identify existing 
recreational assets and needs while 
devising an implementation program that 
includes:

  • Operations and management  
  analysis,

  • Maintenance requirements,
  • Capital improvements   

  programming,
  • Budget recommendations.

� Identify potential revenues including tax increment fi nancing, grants, impact fees 
and other assessments to provide adequate funding for proposed improvements 
and maintenance of public facilities.

� Institute creative measures, such as land set aside requirements in subdivision 
regulations to secure land for parks, trails and open space as determined in the 
Master Plan.

� Provide safe connection to the neighborhood’s primary activity centers including 
waterfront, schools and neighborhoods through sidewalks and bikeways.

� Establish parks, recreation, and beautifi cation efforts to create an improved 
character for the redevelopment area that will refl ect a pleasant appealing 
atmosphere for working, shopping and residing in the district.

� Develop neighborhood parks in historic residential areas as amenities to 
stimulate private investment.

� Wherever possible, maintain the integrity of the natural environment when 
developing property, especially when signifi cant tree canopies or natural 
habitats can be integrated into the site design.

Daffi n Park Area
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6.  Historic Preservation & Millville Cemetery  

The Millville Cemetery on 3rd Street was founded in 1902 and should be considered part of the 
overall open space system because it preserves green-space for the neighborhood.  The current 
condition of the cemetery is deteriorating and in need of repairs.  
The cemetery is historically signifi cant because Henry Bovis, 
owner of the American Lumber Company in Millville is buried 
here with his wife.  The American Lumber Company is signifi cant 
in the history of Millville as a sawmill town.    It should be given 
historic designation and be enhanced for the enjoyment of 
future generations through the use of state historic preservation 
grants and other non-CRA revenue.

Objective

Preserve and maintain historic and architecturally signifi cant 
structures and sites especially the historic 3rd Street cemetery.

Action Strategies

� Promote Millville’s heritage by preserving its landmarks and signifi cant 
structures.

� Work with the Historic Preservation Advisory 
Board to further the organization’s goals 
as they pertain to historic structures in the 
neighborhood.

� Pursue designation of properties on the 
National Historic Register.

� Ensure that future development in the 
redevelopment area is consistent with 
the existing architectural character of the 
neighborhood.

� Create an overlay-zoning district that will 
establish architectural design guidelines for 
new construction and building renovations.

� Establish a facade improvement program 
providing design assistance and fi nancial incentives to encourage building 
renovation that will provide continuity of historical design and strengthen 
existing architectural features.

� Prepare a historic preservation ordinance that promotes voluntary participation 
in preservation efforts and provides economic incentives in the form of local 
grants or low-interest loans to pay for the restoration of historic properties.

� Establish an architectural review board responsible for overseeing historic 
preservation and the creation of design standards to maintain historic character 
of new construction.

� Make property owners and investors aware of the tax inducements available as 
an incentive for restoring historic buildings for practical use.

Historic Cemetery on 3rd St.

Millville Cemetery on 3rd Street
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7.  Waterfront Development

The neighborhood waterfront area is a very desirable, yet underutilized asset that has the 
potential to invigorate activity in the redevelopment area while providing revenues to support 
additional redevelopment projects and programs. This can be accomplished through a 
combination of improvements to the recreational assets along the waterfront and the potential 
development of other desirable water related uses in the vicinity of the historic neighborhood 
commercial to give users dual access to the waterfront and the historic commercial center. 

The waterfront should be protected from further industrial uses, especially heavy industrial. 
The addition of green-space along the waters edge would help to tie the existing natural 
environments of the neighborhood into an ecosystem associated with the bayou while 
buffering views of industrial activity and the sewage treatment plant from views coming from 
the opposite shoreline. The waters edge should be thought of as potential environmental lands 
and as a potential area for recreation uses through trails and/or green-space.  Public access to 
the waterfront should be made available in a manageable way through desirable development 
and trails.  Restoration of the natural environment 
should be considered whenever possible.              

Objective

Allow the waterfront to be an asset instead of an 
issue for the residents of Millville and for sound 
future growth. 

Action Strategies
� Prevent further industrial uses from 

accruing between residential areas and 
the waters edge.

� Improve the recreational assets along 
the waterfront and allow for development of other desirable water related uses.

� Encourage desirable waterfront development in the vicinity of the historic 
neighborhood commercial district to give users dual access to the waterfront 
and the historic commercial center.

� Encourage innovation in land planning and site development techniques.
� Work with the City to establish performance standards to be used within the 

redevelopment area that will provide incentives and/or bonuses for developer 
proposals that provide for creative design and amenities.

� Allow for green-space along the waters edge to tie the existing natural 
environments of the neighborhood into an ecosystem associated with the 
bayou.

� Buffer views of industrial activity and the sewage treatment plant from views 
coming from the opposite shoreline.

� The waters edge should be thought of as potential environmental lands and as a 
potential area for recreation uses through trails and/or green-space.

� Consider restoration of the natural environment wherever possible.

Buffering along waterfront
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8.  Gateways

The Millville redevelopment district contains several opportunities for the creation of 
entranceways into the commercial center and the historic neighborhoods. Gateway features 
strengthen the sense of identity for the community signifying the arrival to, and distinguishing 
the difference between, the various commercial centers and residential areas in the community. 
Projects involving directional signage, monumentation, lighting and landscaping are typical 
elements of gateway features. 

It is recommended that gateways be established at the following locations:

1. Business US 98 at the Watson Bayou crossing
2. Business US 98 and Everitt Avenue
3. Business US 98 and East Avenue
4. Business US 98 and Sherman Avenue 
5. East Avenue and Neighborhood Boundary (7th Street) 
6. 3rd Street and Everitt Avenue 

Objective 

Ensure that planned improvements are noted by outsiders and have the greatest positive 
impact possible for redevelopment of the neighborhood.

Action Strategies

� Design and construct gateway treatments at key locations including eastern 
and western Millville CRA limits along US 98 (5th Street).

� Design and construct secondary gateway features with directional signage at 
key intersections.

Streetscape and Gateway Locations
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9. Streetscapes

The CRA should implement an overall streetscape improvement program along primary and 
secondary roadways throughout the neighborhood. Design requirements should also be 
incorporated in the City’s Land Development Regulations. Streetscapes on these roadways are 
designed to soften the appearance of older physically declining commercial areas and provide 
visual continuity for the most visible transportation routes in Millville. Effective design of the 
streetscape system will dramatically improve the aesthetics of the community and establish a 
more attractive investment image to the private sector. 

It is recommended that streetscape improvements be undertaken on:

1. Business US 98
2.  Sherman Avenue
3.  East Avenue
4.  3rd Street
5.  Everitt Avenue 

The remaining streets should also be systematically improved through tree planting and street 
lighting programs.  Ultimately the private sector, through investments in redevelopment and 
renovation, will have the greatest impact on the physical appearance of these roadways. The 
development of an enhanced pedestrian environment is one of the primary objectives of a 
streetscape plan. Whenever possible, an increase in the overall available pedestrian space, such 
as sidewalks, public plazas and open space, should be used to facilitate this goal. 

Objective

Create a safe, effi cient traffi c circulation system that provides suffi cient access by all modes 
of transportation to activity centers within the redevelopment area and the balance of the 
community.

Action Strategies

� Minimize the impacts of increased traffi c and activity levels on residential areas.
� Create a safe, secure, appealing, and effi cient pedestrian system linking all major 

activity centers, parking facilities, and other interchange points.
� Construct sidewalks, bikeways and trails throughout the City, appropriately 

designed and separated from auto circulation for safety purposes, to be used as 
positive tools to improve the area’s environment through the use of landscaping 
and other visual treatments.

� Soften the appearance of older physically declining commercial areas and 
provide visual continuity for the most visible transportation routes in Millville 
through tree planting and other landscaping elements to enhance the 
architectural character of the neighborhood.
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10.  Public Facilities And Infrastructure

Objectives

Provide necessary public facilities at acceptable levels of service to accommodate existing 
needs as well as new demands as proposed development occurs within the City.

Action Strategies

� Work with all appropriate government and private utilities to ensure the 
provision of adequate services including, electricity, telecommunications, cable 
television, water, storm water, sanitary sewer, gas, and solid waste. 

� Secure grant funding when possible to leverage tax increment revenues to 
accomplish stated goals related to the provision of adequate infrastructure.

� Assess existing infrastructure conditions to identify specifi c needs for upgrading 
older systems in conjunction with proposed improvements within the City.

11. Administration

Objective I: Administration and Finance

Establish the administrative, fi nancial and programmatic mechanisms necessary to achieve the 
goals and objectives of the Millville Area Community Redevelopment Plan.

Action Strategies

� Work with the City Manager and Finance Director to strategically devise annual 
operating and capital improvements budgets to maximize the use of anticipated 
tax increment revenues.

� Annual budgets must address the need to provide funding for on-going staff 
support, requisite planning studies, operations, and maintenance for City and 
agency activities. 

� Through successful implementation of projects and programs, as described in 
the Redevelopment Plan, increase the tax base to generate additional revenue 
for capital improvements and municipal services.

� The City should leverage tax increment revenues through grants, commercial 
loans, or other fi nancial mechanisms to expedite the completion of projects.

� Based on revenue projections contained in the Redevelopment Plan the City 
should seek short-term interim project fi nancing with anticipation of long-term 
bond fi nancing.

� The CRA should work with the Bay County Property Appraiser to ensure 
updated property valuations that are consistent with valuation assessments in 
neighboring communities.

� The Redevelopment Agency must continue to oversee the planning process and 
develop the appropriate strategies and policies necessary to implement the 
plan.
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� The CRA should provide public information concerning all aspects of the 
redevelopment program such as newsletters, radio, television and newspaper 
reporting as well as neighborhood and civic organization meetings to generate 
public support.

Objective II Community Planning and Development

Devise planning strategies and develop an effective regulatory framework to ensure well-
managed growth throughout the neighborhood while accomplishing redevelopment program 
directives.

Action Strategies

� Based upon the outcome of the redevelopment planning effort, the City should 
evaluate the Comprehensive Plan to determine and correct inconsistencies in 
policies related to the Redevelopment Plan.

� The City’s Comprehensive Plan should embrace the following planning 
principles:

� Establish a land use pattern that refl ects the City as a total community 
of diversifi ed interests and activities, while promoting compatibility and 
harmonious land-use relationships.

� Encourage mixed-use development at an appropriate scale in the area.
� Introduce multi-family development in close proximity to the downtown 

strengthening the local market for retail and services.
� Work with the community, the City Staff, and the City Commission to rewrite the 

Land Development Code and implement regulatory policies to encourage:
• Zoning and land-use categories that will assist the City in diversifying its tax 

base.
• Zoning and land-use regulations that provide housing opportunities for all 

income levels.
• A high degree of design and development standards for new construction and 

rehabilitation.
� Create programs for land development and property rehabilitation, using 

fi nancial or other economic incentives, to facilitate new investment in the 
redevelopment district, thereby increasing the tax base.

� Formulate policies and procedures for developer solicitation and development 
agreements to enable strategic development practices.
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Objective III Government Services

Provide for the public health, safety, morals, and welfare of the community

Action Strategies
� Support community policing efforts undertaken by the Panama City police 

department.
� Incorporate accredited safe neighborhood design techniques for all public 

places and for proposed public / private redevelopment projects.
� Whenever possible, increase the visibility of the police force in the area to 

prevent crime.
� Increase code enforcement efforts and evaluate policies to ensure effective 

enforcement practices to improve conditions and stabilize neighborhoods.
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V. Capital Projects and Programs

This section shows how the Concept Plan translates to a phased series of capital improvements 
and breaks down anticipated costs for further plans and regulatory activities. The community 
should understand that the Redevelopment Agency, working closely with the City and other 
government entities, will be pursuing multiple elements of the Plan at all times. It is important 
to note that the following summary of capital projects and programs is fl exible in nature. It 
is the best estimate of project costs based on a measure of the order of magnitude of the 
project in relation to anticipated revenues. As a matter of practice the Agency should prepare 
annual budgets as well as establishing one, three and fi ve-year work programs for budgetary 
and administrative purposes. Ultimately, project costs will be refi ned during the design and 
construction phase of any given project.

The proposed Millville Redevelopment Plan contains several projects consisting of public, 
private, and joint public/private efforts that will take at least twenty years for completion. 
It is critical that the Agency incorporates a sound project implementation strategy when 
identifying priorities. This will ensure the most effective results in terms of addressing the 
community’s needs while stimulating private sector activity to obtain a favorable return on the 
public sector’s fi nancial investment. The following phased capital improvement budget sets 
forth recommendations concerning project priorities and funding sources. 
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VI. Revenue Projections

Tax Increment Financing 

The primary source of funding for redevelopment activities is tax increment revenue, which 
can be used to fi nance capital improvements through the issuance of bonds or the acquisition 
of commercial loans. Tax increment fi nancing was originally developed over 30 years ago as a 
method to meet the local match requirements of federal grant programs. With the reduction 
in federal funds available for local projects, however, tax increment fi nancing is standing on its 
own as a method to fi nance local redevelopment. State law controls tax increment fi nancing. 
Because of this control, tax increment fi nancing takes on a number of different techniques and 
appearances throughout the Country. 

In Florida, tax increment fi nancing is derived from the Community Redevelopment Act of 
1969, which is codifi ed as Part III, Chapter 163 of the Florida Statutes. This act provided for a 
combination of public and private redevelopment efforts, but did not authorize the use of tax 
increment fi nancing. The Act was amended in 1977 to allow tax increment fi nancing. Under the 
Statues, municipalities must go through a number of steps to establish a redevelopment area 
and implement a tax increment district. 

Upon approval of the governing body, a Trust Fund for each Community Redevelopment area 
may be established. The revenues for the Trust Fund are obtained by allocating any increases 
in taxable assessed value to the area. The current assessed value of the district is set as the 
base and any increases (the tax increment revenues) are available for improvements to the 
area. The property tax paid on the base assessed value continues to be distributed to the local 
governments.  The tax collector collects the entire property tax and subtracts the tax on the 
base value, which is available for general government purposes. Of the remaining tax increment 
revenues, 95% are deposited to the Trust Fund. The remaining 5%of the incremental growth is 
kept by the local government as a collection fee. 
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Type of Expenses Allowed 

There are fi ve major types of expenses allowed under Florida Statues 163.387(6) for tax 
increment revenues. 

1. Establishment and Operations - they can fi rst be used for the implementation 
and administrative expenses of the Community Redevelopment Agency 

2. Planning and Analysis - they can then be used to develop the necessary 
engineering, architectural, and fi nancial plans 

3. Financing - the revenues may be used to issue and repay debt for proposed 
capital improvements contained in the Community Redevelopment Plan 

4. Acquisition - the revenues may be used to acquire real property 
5. Preparation - fi nally, the revenues may be used for site preparation, including 

the relocation of existing residents. 

According to F.S. 163.370(2), however, the funds may not be used for the following purposes: 

1. To construct or expand administration buildings for public bodies unless each 
taxing authority involved agrees, 

2. Any publicly-owned capital improvements which are not an integral part of 
the redevelopment if the improvements are normally fi nanced by user fees, 
and if the improvements would have other-wise been made without the 
Redevelopment Agency within three years, or 

3. General government operating expenses unrelated to the Redevelopment 
Agency. 

Tax increment revenue is typically the major source of funding for redevelopment projects 
under the State of Florida Community Redevelopment Act. 
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Annual Annual Gross Net (95%)

Increase in Incremental Incremental Incremental

Year Assessed Value Increase CRA Revenue CRA Revenue
2003 (Base) $39,234,786 $0 $0 $0

2004 $40,411,830 $1,177,044 $12,550 $11,922

2005 $41,624,184 $2,389,398 $25,476 $24,202

2006 $42,872,910 $3,638,124 $38,790 $36,850

2007 $54,659,097 $15,424,311 $164,454 $156,231

2008 $56,298,870 $17,064,084 $181,937 $172,840

2009 $57,987,836 $18,753,050 $199,945 $189,948

2010 $59,727,471 $20,492,685 $218,493 $207,568

2011 $61,519,295 $22,284,509 $237,597 $225,718

2012 $63,364,874 $24,130,088 $257,275 $244,411

2013 $65,265,820 $26,031,034 $277,543 $263,666

2014 $67,223,795 $27,989,009 $298,419 $283,498

2015 $69,240,509 $30,005,723 $319,921 $303,925

2016 $71,317,724 $32,082,938 $342,068 $324,965

2017 $73,457,256 $34,222,470 $364,880 $346,636

2018 $75,660,973 $36,426,187 $388,376 $368,957

2019 $77,930,803 $38,696,017 $412,577 $391,948

2020 $80,268,727 $41,033,941 $437,504 $415,629

2021 $82,676,788 $43,442,002 $463,179 $440,020

2022 $85,157,092 $45,922,306 $489,624 $465,142

2023 $87,711,805 $48,477,019 $516,862 $491,019

2024 $90,343,159 $51,108,373 $544,917 $517,672

2025 $93,053,454 $53,818,668 $573,815 $545,124

2026 $95,845,057 $56,610,271 $603,579 $573,400

2027 $98,720,409 $59,485,623 $634,236 $602,524

2028 $101,682,021 $62,447,235 $665,812 $632,522

2029 $104,732,482 $65,497,696 $698,336 $663,420

2030 $107,874,457 $68,639,671 $731,836 $695,244

2031 $111,110,690 $71,875,904 $766,341 $728,024

2032 $114,444,011 $75,209,225 $801,881 $761,787

2033 $117,877,331 $78,642,545 $838,487 $796,562

$12,506,709 $11,881,373

1.030   Annual increase in assessed value

Tax Increment Revenue ProjectionTax Increment Revenue Projections
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Appendix

Appendix A- Public Meetings

Introduction

The following is a summary report outlining the information obtained during focus group meetings 
conducted in support of the Millville Redevelopment Plan on April 7, 2004 in the Millville, Florida. The 
fi rst step in preparing the Community Redevelopment Plan is to identify the strengths and weaknesses 
of the neighborhood; to help identify the focus of the plan. 

In an eff ort to facilitate the development of ideas, the focus group meetings were broken down into 
two groups: The Millville Action Committee - M.A.C, and then a workshop open to the general public.  
At each meeting a brief overview of the planning process was provided along with a summary of the 
fi ndings developed during the preliminary inventory and analysis phase of the project. The information 
contained in this summary includes a brief summary of the comments provided by the participants. 
The information obtained from the Focus Group meetings is used during the inventory and analysis 
phase of the redevelopment planning process and will be incorporated while formulating the goals 
and objectives of the Redevelopment Plan. The consultant will build upon this information through 
the use of the physical inventory and evaluation of previous plans and studies. Combined with further 
validation and input from the general public, this information serves as the foundation for developing 
the Future Land Use Concept Plan and subsequent implementation strategies.

M.A.C.  Millville Action Committee – April 7, 2004

Issues
� Millville is the Eastern gateway into Panama City.
� There is spotty redevelopment.
� St. Andrews is an example of what we want to do.
� There is a confl ict in Land-Use within the neighborhood.
� There is a need to stabilize conditions on US 98.
� There is a need to stabilize conditions in neighborhood.
� There are issues with rental properties because of absent landowners.
� There is a need for annual inspections for code enforcement on rental 

properties.
� There was a question as to who owned the paper plant property that was 

within the Millville Neighborhood boundary.
� Need for sidewalks in several locations.
� Cemetery should be deeded over to the city.
� Cemetery should be identifi ed as historic resource.
� There are streetlights on 3rd Street but they need to continue.
� Some people are using the property as a tax write off but not maintaining it. 
� Code enforcement can be a heavy tool for absent landowners.
� Code enforcement can generate revenue for city.
� The businesses on US 98 not concerned with neighborhood and the owners do 
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not live in Millville.
� Would be interested in things that make businesses better.
� There is a need to improve 98 visually and aesthetically.
� There is a need for gateways along US 98 and signage to historic Millville.
� A strength of Millville is that it is still a neighborhood.

Public Workshop – April 7, 2004

Group 1

Assets
� Existing trees in the neighborhood
� New Residential
� Historic commercial on 3rd St. 
� Historic houses
� Parks and recreation facilities
� Sense of neighborhood- motivated people
� Waterfront access and properties
Issues
� Mills and Chemical plant
� Sewer Plant
� Lack of residential zoning – currently there is 70% commercial zoning 
� Lack of city services below Cherry St.
� Lack of control on county property east of Everitt Av. and south of Cherry St.
� No walking or bike paths
� No street lights
� Lack of street and sidewalk maintenance – general deterioration and lack of 

city spending  
� Land speculation
� Henry Kirkland Apartments on east side.
� Control unsightly trailers that are being used for storage along US 98.

Possible Solutions
� Annex county enclave south of Cherry St.
� Land west of paper mill should be park area with public access to the point.
� Consider doing something to parks on 7th and 8th St. on the SE corner of lake.
� Rezoning of some commercial to residential
� Lot sizes are small but could lead to nice neighborhood setting if units were 

clustered and extra space was used as open space. An example was Seaside, FL. 
� Control unsightly trailers that are being used for storage along US 98.
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Group 2

Assets
� 3rd St. businesses
� New boat ramp
� Daffi n Park
� Kraft Field
� Ambience created by tree foliage and canopy 
� Old homes
� Waterfront
� Old historic cemetery
� Water access – marinas, ramps, storage
� Quite, slower
� Walkable
� Proximity to resources – public schools, churches, hospitals, and businesses.
� Historic homes that set architectural theme
� Nature
� Friendly neighbors

Issues
� Image of neighborhood
� Rental properties
� Abandoned buildings
� Unkept businesses 
� Lack of code enforcement- not enough teeth
� Loose and aggressive dogs
� Air pollution
� No playground
� Businesses along US 98 are trashy, the structures are unkept, signs are ugly, and 

there is a lack of landscaping.
� Unkept vacant property
� No identifi able entrance to Millville
� Litter
� Speeding
Possible Solutions
� Rental units need to have occupancy permits and inspections
� Mass mailing to all property owners in CRA
� Review code enforcement process and codes for changes 
� Grants for low income families to improve homes
� “Curbside Appeal” program

Group 3

Assets
� Waterfront
� Daffi n Park
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� Joe Moody Park
� Kid Harris Park - Girls and Boys Club
� Millville schools and churches
� New and newly renovated churches and homes
� Future development of old military housing property
� 3rd Street businesses

Issues
� Gas company on Maple Avenue
� Abandoned rotting boats
� Unkept old houses
� Sewage tanks on bayou
� Public Housing on Everitt Avenue

Possible Solutions
� Maintain historical buildings and restrict future to keep architectural past.
� Tree protection – good in Bay County
� Protect unused waterfront especially from heavy industrial.
� Re-evaluate decision making
� Re-evaluate zoning
� Involvement

Group 4

Assets
� Millville is the section with most historical homes
� Cemetery
� Central location
� Tree Canopy and highest points
� Waterfront 
� Parks
� Businesses long-lived

Issues
� Unincorporated county property on East Avenue
� Industrial Waterfront
� Residential north of US 98
� Slum-lords and trailer park
� Poorly maintained businesses 
� Tractor trailers used as storage space

 
Possible Solutions
� Protection of property if on historic survey
� Purchase and renovate properties
� Annex unincorporated areas
� Get business owners on US 98 involved with questionnaires and information.
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� License rentals / Landlord inspections
� Continue backing and budgeting for strong code enforcement.
� We want a bigger park for walking and a waterfront park.
� Keep bus in area - mass transit 
� We want to hook up with Lynn Haven through ‘rails to trails’.
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Appendix B- Statutory Requirements

This appendix addresses the specifi c requirements of Chapter 163, Part III, Florida Statutes, as they relate 
to the preparation and adoption of the Downtown Community Redevelopment Plan in accordance with 
Sections 163.360 and 163.362.  Provided below is a brief synopsis of each Sub-Section requirement from 
163.360 and 1653.362, and a brief description of how the redevelopment plan and adoption process 
meet those requirements.

163.360 – Community Redevelopment Plans

Section 163.360 (1), Determination of Slum or Blight By Resolution

This section requires that a local governing body determine by resolution that an area has been 
determined to be a slum or blighted before a redevelopment area can be established.  

Action: On February 10, 2004  the City Commission of Panama City adopted Resolution Number 
02102004-1, establishing the conditions of blight in the Millville redevelopment area and designating 
the area as appropriate for community redevelopment.

Section 163.360 (2)(a), Conformance with the Comprehensive Plan

The Local Planning Agency is charged with determining that the Millville Redevelopment Plan is in 
conformance with the adopted Comprehensive Plan.  

Action: 

The Local Planning Agency determined conformance with the City’s Comprehensive Plan at a meeting 
held June 8, 2004. 

Section 163.360 (2)(b), Completeness

This section requires that the redevelopment plan be suffi  ciently complete to address land acquisition, 
demolition and removal of structures, redevelopment, improvements and rehabilitation of properties 
within the redevelopment area as well as zoning or planning changes; land uses, maximum densities 
and building requirements. 

Action: 

These issues are addressed in the Concept Plan section and are refl ected in the proposed Capital 
Improvements Budget.  

Section 163.360 (2)(c), Development of Affordable Housing

This section requires the redevelopment plan to provide for the development of aff ordable housing, or 
to state the reasons for not addressing aff ordable housing.  

Action: 

 The Redevelopment Plan anticipates the need to maintain and provide aff ordable housing within the 
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redevelopment area.  The redevelopment agency will coordinate with the local housing authority to 
seek opportunities for the development of aff ordable housing.  

Section 163.360 (3), Community Policing Innovations

The redevelopment plan may provide for the development and implementation of community policing 
procedures.

Action: 

 The Redevelopment Plan supports the use of community policing.

Section 163.360 (4), Plan Preparation and Submittal Requirements

The community redevelopment agency may prepare a community redevelopment plan.  Prior to 
considering this plan, the redevelopment agency will submit the plan to the local planning agency for 
review and recommendation as to its conformity with the comprehensive plan.

Action: 

The City Commission has authorized the preparation of this Community Redevelopment Plan 
through the contracted services of the RMPK Group Inc., Certifi ed Planners and Licensed Landscape 
Architects.  On June 8, 2004, the Local Planning Agency determined that the redevelopment plan was in 
conformance with the City’s Comprehensive Plan.

Section 163.360 (5)(6)(7)(a)(b)(c)(d)(e), Plan Approval

163.360 (5).  The community redevelopment agency will submit the redevelopment plan, along with 
written recommendations, to the governing body and each taxing authority operating within the 
boundaries of the redevelopment area.

Action:  The Millville Community Redevelopment Agency will submit the Community Redevelopment 
Plan, along with written recommendations, to the City of Panama City  Commission, the Bay County 
Board of Commissioners and the Panama City Downtown Improvement Board prior to fi nal adoption of 
the Plan as provided by statute.  Following this, the City Commission will proceed with a public hearing 
on the redevelopment plan as outlined in subsection (6), below.  

163.360 (6).  The governing body shall hold a public hearing on the community redevelopment plan 
after public notice by publication in a newspaper having a general circulation in the area of operation of 
the Millville Community Redevelopment Area.

Action:  A public hearing on the Millville Community Redevelopment Plan will be held on Tuesday, June 
8th, 2004 at 5:00p.m. in City Hall.  

163.360 (7).   Following the public hearing described above, the City Commission may approve the 
redevelopment plan if it fi nds that:

(a) A feasible method exists for the location of families who will be displaced from the 
Redevelopment area in decent, safe, and sanitary dwelling accommodations within their means 
and without undue hardship to such families;
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Action:  To minimize the relocation impact, the Agency will provide supportive services and 
equitable fi nancial treatment to any individuals, families and businesses subject to relocation.  
When feasible, the relocation impact will be mitigated by assisting relocation within the 
immediate neighborhood and by seeking opportunities to relocate within new/redeveloped 
buildings that will contain residential and commercial space.

(b) The Redevelopment Plan conforms to the general or comprehensive plan of the county or 
municipality as a whole;

Action:  The Panama City Planning Commission found the Community Redevelopment Plan 
conforms to the City’s Comprehensive Plan on June 8, 2004.

(c) The Redevelopment Plan gives due consideration to the utilization of community policing 
procedures, and to the provision of adequate park and recreational areas and facilities that may 
be desirable for neighborhood improvement, with special consideration for the health, safety, 
and welfare of children residing in the general vicinity of the site covered by the Plan; 

Action: The need to utilize community policing procedures is supported in Section 3 above.  
The plan recommends improved recreational opportunities as referenced in the Concept Plan 
and analysis and recommendations sections and the costs for which are contained in the Capital 
Improvements Budget

(d) The Redevelopment Plan will aff ord maximum opportunity consistent with the sound 
needs of the county or municipality as a whole, for the rehabilitation or redevelopment of the 
redevelopment area by private enterprise.

Action:  The need for, and role of, private enterprise/investment to ensure the successful 
rehabilitation or redevelopment of the Millville area is described throughout the Plan. 

(e) Maintenance of coastal area evacuation time and protection of property against exposure 
to natural disasters.

Action:  Not applicable.  This is for redevelopment areas that are located in a coastal tourist 
area.

Section 163.360 (8)(a)(b), Land Acquisition 

These sections of the statute establish requirements for the acquisition of vacant land for the purpose 
of developing residential and non-residential uses. While the Redevelopment Plan supports future 
development of both residential and non-residential uses at various locations in the redevelopment 
area as defi ned in the Concept Plan, The Redevelopment Plan identifi es strategies that will promote and 
facilitate Public and private sector investment in vacant land acquisition for these purposes.

Section 163.360 (9), Full Force and Effect

Upon approval by a governing body of a community redevelopment plan or any modifi cation thereof, 
the plan and/or modifi cation shall be deemed in full force and eff ect.

Action: 

None, this sub-section will apply once the City Commission adopts the Millville Community 
Redevelopment Plan. 
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Section 163.360 (10), Need as a Result of Emergency.

Provides guidance for development of a redevelopment plan when an area has been designated as 
blighted as the result of an emergency under Chapter 252.34(3).

 Action:   Not Applicable.

Chapter 163.362 - Contents of Community Redevelopment Plans

Every community redevelopment plan shall:

Chapter 163.362(1) Legal Description

Contain a legal description of the boundaries of the redevelopment area and the reasons for establishing 
such boundaries shown in the plan.

Action:  

A legal description of the boundaries of the downtown redevelopment area and the reasons for 
establishing the boundaries are contained in Resolution 02102004-1, adopted by the City Commission 
on February 10, 2004.

Chapter 163.362(2) Show By Diagram and General Terms:

(a) Approximate amount of open space and the street layout. 

Action:   This task is accomplished through the Concept Plan Diagram

(b)  Limitations on the type, size, height number and proposed use of buildings. 

Action: This is also described in the Conceptual Plan, however it is expected that the City’s 
zoning ordinance and land development regulations will continue to provide the regulatory 
framework for any building dimension or style limitations.

(c) The approximate number of dwelling units. 

Action:   Based on the future land use concepts contained in the Plan, and the expressed 
desire to improve conditions in the neighborhood it can be reasonably expected that new 
investment in housing will occur over time, however there are few areas that can accommodate 
a substantial number of new houses. The low- density residential future land use and lack of 
appreciable amounts of vacant land available for development indicate that only a moderate 
number (less than 200) of new dwelling units will be constructed in the Millville area.

 (d)  Such property as is intended for use as public parks, recreation areas, streets, public 
utilities and public improvements of any nature. 

Action:   A current summary of these uses and facilities is contained in the Inventory Section of 
the Plan. Proposed future uses and activities of this nature are described in the Concept Plan.

Chapter 163.362(3) Neighborhood Impact Element

To minimize the relocation impact, the Agency will provide supportive services and equitable fi nancial 
treatment to any individuals, families and businesses subject to relocation.  When feasible, the 
relocation impact will be mitigated by assisting relocation within the immediate neighborhood and by 
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seeking opportunities to relocate within new/redeveloped buildings that will contain residential and 
commercial space.

Chapter 163.362(4) Publicly Funded Capital Projects

Identify specifi cally any public funded capital projects to be undertaken within the community 
redevelopment area.

Action:

A list of publicly funded projects located within the boundaries of the redevelopment area is contained 
in the Capital Projects section of the plan.  

Chapter 163.362(5) (6) Safeguards and Retention of Control

Contain adequate safeguards that the work of redevelopment will be carried out pursuant to the plan.  
Provide for the retention of controls and establishment of any restrictions or covenants running with 
land sold or leased for private use.

Action:  

The following safeguards and procedures will help ensure redevelopment eff orts in the redevelopment 
area are carried out pursuant to the redevelopment plan:

The Community Redevelopment Plan is the guiding document for future development, redevelopment 
and ancillary programs, projects and activities in and for the Millville redevelopment area.  In order 
to assure that redevelopment will take place in conformance with the projects, goals and policies 
expressed in this plan, the Millville Community Redevelopment Agency will utilize the regulatory 
devices, instruments and systems used by the City of Panama City to permit development and 
redevelopment within its jurisdiction.  These include but are not limited to the Comprehensive Plan, 
the Land Development Code, the Zoning Code, adopted design guidelines, performance standards 
and City authorized development review, permitting and approval processes.  Per Florida Statute, the 
Panama City Commission retains the vested authority and responsibility for:

1.  The power to grant fi nal approval to Redevelopment Plans and modifi cations.

2.  The power to authorize issuance of revenue bonds as set forth in Section 163.385.

3. The power to approve the acquisition, demolition, removal or disposal of property as 
provided in Section 163.370(3), and the power to assume the responsibility to bear loss as 
provided in Section 163.370(3).

The Redevelopment Agency Board shall be fully subject to the Florida Sunshine Law and will convene, 
at a publicly noticed meeting, at least on a quarterly basis in a public forum.

In accordance with Section 163.356(3)(c), by March 31 of each year the Redevelopment Agency shall fi le 
an Annual Report with the City of Panama City detailing the Agency’s activities for the preceding fi scal 
year.  The report shall include a complete fi nancial statement describing assets, liabilities, income and 
operating expenses.  At the time of fi ling, the Agency shall publish in a newspaper of general circulation 
a notice that the report has been fi led with the City and is available for inspection during business hours 
in the offi  ce of the City Clerk and the Millville Community Redevelopment Agency.
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The Community Redevelopment Agency shall maintain adequate records to provide for an annual audit, 
which shall be conducted by an independent auditor and will be included as part of the City of Panama 
City Comprehensive Annual Financial Report for the preceding fi scal year.  A copy of the Agency audit, 
as described in the CAFR will be forwarded to each taxing authority. 

The Agency shall provide adequate safeguards to ensure that all leases, deeds, contracts, agreements, 
and declarations of restrictions relative to any real property conveyed shall contain restrictions and/or 
covenants to run with the land and its uses, or other provisions necessary to carry out the goals and 
objectives of the redevelopment plan.

The redevelopment plan may be modifi ed, changed, or amended at any time by the Millville Community 
Redevelopment Agency and City Commission provided that; if modifi ed, changed, or amended after 
the lease or sale of property by the Agency, the modifi cation must be consented to by the developer or 
redevelopers of such property or his successors or their successors in interest aff ected by the proposed 
modifi cation.  Where the proposed modifi cation will substantially change the plan as previously 
approved by the governing body, the City Commission will similarly approve the modifi cation.  This 
means that if a developer acquired title, lease rights, or other form of development agreement, from 
the Agency to a piece of property within the redevelopment area with the intention of developing it 
in conformance with the redevelopment plan, any amendment that which might substantially aff ect 
his/her ability to proceed with that development would require his/her consent

When considering modifi cations, changes, or amendments in the redevelopment plan, the Agency 
will take into consideration the recommendations of interested area property owners, residents, 
and business operators.  Proposed minor changes in the Plan will be communicated by the agency 
responsible to the aff ected property owner(s).

Chapter 163.362(7) Assurance of Replacement Housing for Displaced Persons

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.

Action:

To minimize the relocation impact, the Agency will provide supportive services and equitable fi nancial 
treatment to any individuals, families and businesses subject to relocation.  When feasible, the 
relocation impact will be mitigated by assisting relocation within the immediate neighborhood and by 
seeking opportunities to relocate within new/redeveloped buildings that will contain residential and 
commercial space

Chapter 163.362(8) Element of Residential Use

Provide an element of residential use in the redevelopment area if 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 aff ordable to residents 
of low to moderate income, including the elderly.

Action:

There are residential uses of various types and character, including, single-family, multi-family, rental 
units, owner occupied units, and detached units in existence in the redevelopment area at the time 
of this writing. The eff orts undertaken by the Agency, as described in this Redevelopment Plan, are 
intended to retain and enhance a high quality of residential use, particularly with regard to developing 
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and maintaining sustainable neighborhoods.  Redevelopment program activities will strive to cultivate 
the positive neighborhood characteristics cited by the community during public workshops and reduce 
or eliminate any negative characteristics.

The establishment of a revitalized and expanded residential base within the Millville community 
is essential to achieve a successful economic redevelopment program.  Residents living within the 
redevelopment area will comprise components of the work force and the market, which will generate 
economic activity.  

Chapter 163.362(9) Statement of Projected Costs

Contain a detailed statement of the projected costs of development, including the amount to 
be expended on publicly funded capital projects in the community redevelopment area and any 
indebtedness of the community redevelopment agency or the municipality proposed to be incurred 
for such redevelopment if such indebtedness is to be repaid with increment funds.

Action:

Project costs and funding sources are described in the Capital Projects section of the Redevelopment 
Plan.  

Chapter 163.362(10) Duration of Plan

Provide a time certain for completing all redevelopment fi nanced by increment revenues.

Action:  

The Millville Community Redevelopment Plan shall remain in eff ect and serve as a guide for the future 
redevelopment activities in the downtown redevelopment area through 2034. 

Chapter 163.362(11) Statutory Predisposition

This section provides relief to some of the subsections of Section 163.360, if the redevelopment plan 
was adopted before Chapter 84-356, Laws of Florida, became a law.

Action:   Not Applicable.
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