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CITY OF PANAMA CITY BEACH TARRCLL 200
PLANNING BOARD MEETING MINUTES
April 9, 2025
MINUTES TO THE REGULAR MEETING

The meeting was called to order by Chairman Wakstein at 1:00 p.m. and Ms. Deese was
asked to call the roll. Members present were Mr. Painter, Mr. Coleman, Mr. Morehouse,
Mr. Bishop, and Chairman Wakstein. Mr. Wittstruck was absent. Mr. Coleman led the
Pledge of Allegiance.

ITEM NO. 3 Approval of March 12, 2025, Planning Board Meeting Minutes

Chairman Wakstein asked if there were any comments or corrections to the meeting
minutes. Mr. Coleman made a motion to approve. It was seconded by Mr. Painter.
Ms. Deese called the roll.

Mr. Bishop Yes Mr. Coleman Yes Mr. Painter Yes
Mr. Morehouse Yes Chairman Wakstein  Yes
ITEM NO. 4 Public Comments — Non-Agenda Items

There were no public comments.

ITEM NO. 5 The St. Joe Company (owner) and Emerald Light Group LLC

(formerly 6) (applicant) are requesting authorization of a Variance from Land
Development Code Section 5.06.02.E to reduce the required
1,000’ setback from property zoned for residential purposes to a
100’ setback for a variance of 900°’. The proposed development is
approximately 10.479 acres of the property located at 15351
Panama City Beach Parkway (Parcel: 33750-010-000).

Chairman Wakstein introduced the item and read aloud the proceedings for a quasi-
judicial hearing. All participants identified as affected parties were sworn in for testimony.
Mr. Leonard acknowledged that all the requirements of the application notices were
satisfied. Ms. Deese was asked to call Jennings Act.

Mr. Bishop received a call from Dave Trepanier stating that the application had
been submitted and hoped he would consider it. Mr. Coleman drove by the
property and received a call from Dave Trepanier stating the application had been
submitted and letting him know the intent of the park. Mr. Painter drove by the
property, received a call from Dave Trepanier stating the application had been
submitted, and had a conversation about the agenda item with Damon Davis, a
resident of the Summerwood subdivision. Mr. Morehouse visited the property, he
received a call from Dave Trepanier stating the application had been submitted, and
spoke with residents Karen and Steve Smith, as well as Karen Smith. Chairman
Wakstein received a call from Dave Trepanier stating the application was coming
and asked if there were any questions, he also had a conversation with Robert
Carroll several months prior in which Mr. Carroll stated that something would be
coming for that property.
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Robert Carroll, McNeil and Carroll Engineering, Inc. and acting agent for the applicant
presented the application. It would be difficult to find a property that would fit a project of
this size within the City limits that is not within 1,000’ of property zoned for residential.
There was initially confusion of the project being a “waterpark” until the required
community meeting. He read the definition of amusement from Land Development Code
(LDC). This is a surf pool and will be very quiet and family oriented. Gulf World and PCB
Aquatic Center are both amusements that do not comply with the requirements of the LDC.
In his opinion, when the LDC was written it was for the prohibition of sling shots, bungee
jumping, and other tall loud type amusements, however this project falls in the same
category. The proposed project is estimated to cost $80-$90 million, so the variance does
not reduce costs. The property is zoned Commercial - High Intensity (CH). Hills Road will
be four (4) laned around 2027. The developer proposes a buffer of 20’, staff recommends
30’ buffering, they can increase without any issue. TopGolf is in the Front Beach Overlay
(FBO), a Master Plan was submitted instead of a variance request. The developer is
unable to find another 10-acre parcel within the City limits. This development will be low
noise and traffic and blends with neighborhood. Gulf World, Pier Park Sky Wheel, Swampy
Jacks, and TopGolf are within 1,000’ of residential. He noted a roundabout that allows
interconnectivity between Hills Road, Powell Adams Road and Panama City Beach
Parkway. Patrons will spend half a day at the location, there could be higher traffic uses.
The waves are oriented toward TopGolf and more buffering can be added. The back of the
house is for employees only parking. All lighting will be shielded. There is no prohibition
from a variance or from an amusement in the LDC. He reviewed the conditions from the
staff report: 30’ buffer- response: enough room for 30-40’; dumpsters and trash located
away from residential- response: they plan for dumpsters to be to the far left side away
from the residential; any approved special events should be required to comply with the
noise ordinance- response: absolutely, prior to construction they can have noise meters
set to assist in compliance with the noise ordinance. He noted that the hours of operation
for the restaurant would begin at 10 a.m. and the pool hours would be 6 a.m.- 11 p.m.

Mr. Morehouse asked about the facilities lighting plan.

Mr. Carroll responded that the lighting would be shielded and by ordinance there is to be
no spillage past the property line.

Mr. Painter asked if the wave machine would be enclosed.
Mr. Carroll responded that it would be housed within a subterranean block building.

There were questions from the Board regarding noise, the projection of noise, and the use
of alarms or sirens.

Mr. Carroll displayed a chart depicting that the equipment would be 54 decibels with the
measurement taken from outside of the housing unit. There is a pre-staging area in the
surf pool, after an hour the waves will stop and the next group will funnel in, there will be
no alarms. The music is not for surfers, only background noise for patrons.

Mr. Painter asked if the developer would consider installing a berm or a masonry wall.
Mr. Carroll responded that the code requires a solid faced fence around an amusement.
Mr. Morehouse inquired about the number of employees.

Mr. Carroll responded that there would be minimal employees in the pool area for
lifeguards and maintaining pumps. There would be more employees for the restaurant,
probably 75-100 because of multiple shifts.

Mr. Leonard presented the staff report. There are four (4) conditions staff requested to be
considered if the variance is approved. The hours of operation have changed from the
application, so he suggested further discussion. The 1,000’ requirement is in place to
mitigate the light, noise, and other problems that can arise from an amusement next to a
residential neighborhood. To make up for the lack of distance there should be a larger
buffer, and they have already addressed the dumpster location during their presentation.
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Special events are exempt from the noise ordinance. This would be an incentive to have
multiple special events so you would never be required to comply with the noise ordinance.
The hours of operation were for the amusement and not for the restaurant unless designed
for large outside areas for bands. When the LDC was written a wide range of amusements
was contemplated.

Mr. Morehouse inquired about the widening of Hills Road to four (4) lanes.

Mr. Leonard said that improvements to Hills Road are planned and if constructed it will
probably be beyond five years.

Mr. Coleman asked Mr. Leonard to confirm that any work within the rights of way would
not have an impact on the vegetative buffer that is planted.

Mr. Leonard confirmed Mr. Coleman’s understanding.
Chairman Wakstein called for affected parties at this time.

Kristy Whatley, 220 Summerwood Drive, said the City has required 1000’ and asked how
100’ is okay. She noted the cabanas on the sketches provided by the applicant and asked
if they would have kids and parties. It looks like a wonderful complex, but nobody will
purchase her home if the project were to be constructed at the location. She voiced
concern about security, the 6 a.m. start time, traffic, overflow parking, noise and alcohol.

Stanley Stefancic, 227 Summerwood Drive, spoke in opposition to the variance request.
He said there has been no dialog between the acting agent and residents of
Summerwood. There is speculation and opinions, but no facts provided. This is a
commercial interest versus residential interest. His comments from the community meeting
were not provided in the notes by the acting agent. Those in affected areas are not in
favor. He voiced additional concerns about machinery, lighting, and noise.

Dak Davis, Summerwood resident, voiced concern about noise. Mr. Davis stated that he’s
sure it's going to be a lot of fun and has never heard fun be quiet. If it's a Costco, he won’t
hear it because it will be inside. He would not have purchased a home next to an
amusement park. Shipwreck was built first and this is the opposite. He liked the idea of the
berm to help mitigate noise.

Robert Malouin, 206 Summerwood Drive, said when he purchased his home the property
was zoned residential and was then rezoned to commercial. He voiced concerns about the
buffer and debris burning when the property was cleared.

Phillip Cope, 207 Summerwood Drive, stated he can hear the concerts at Aaron Bessant
Park inside his home and is sure that an outdoor venue with bands will be miserable. He
voiced concern about traffic, children, animals, and the elderly. He likes the project but
doesn’t want it in his back yard.

Chairman Wakstein called for public comment at this time.

Yvonne Traynham, 119 Sandalwood Lane, stated she is in favor of the proposed project
and voiced concerns about the way the property had been cleared, and debris burned.

Ford Seeuws, lives on the east end of Thomas Drive, spoke in favor of the project. It will
be an educational opportunity, physical, and a blessing.

Robert Stavy, Century 21 Realty, spoke in support of the project. He suggested installing
a tall wall and landscape to help with light and sound. Surfing keeps kids off the street.

Kevin Laliberté, Surf Brigade Foundation NW Florida, described the surf therapy program
offered by his organization. He described the Gulf as having inconsistent surf and
hazardous wildlife. This will be a controlled environment and allow the organization to
increase their offerings to those on the long waiting list.
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Jacob Gorman, lives on the east side of beach, is a surfer and retired Fire Rescue
Battalion Chief spoke in favor of the project. He stated there previously was a large

homeless population in this area. During double red flag days there are drownings, tickets,
fines, and arrests.

Tyler Foust, Half Acre Lane, spoke in support of the project. He has a seven (7) year old
son that he surfs with as he surfed with his father. Waves are inconsistent in the Gulf.
Hopes there is a future for surf teams or clubs for area high schoolers.

Tyler Poole, Bay County resident, spoke on behalf of the special needs community in
support of the project. He has a special needs stepdaughter who surfs with him on calm
days and described her happiness when in the water. He has a neighbor who was a
former pro surfer who broke his neck in an unrelated accident and is excited that he may
be able to surf again.

Warren Casey, Bay County resident, spoke in support of the project and stated that he
hopes that this project is considered over something else at the location.

Leila Smith, Bay County resident, is a surfer and spoke in support of the project. She
stated there are not a lot of places where someone can go and be sober and do it with
their family. She learned CPR by working at Shipwreck Island and has pulled people out of
the water multiple times. Development is coming so put something positive there.

Chairman Wakstein called for rebuttal by the applicant, staff, and affected parties at this
time.

Ms. Chester stated that there is an eight (8) foot fence requirement, if the Board prefers a
wall or something different they will need to specify. The tallest proposed building is the
restaurant at 30’ but are allowed 65’ height in this district. The operational time on the
application states 8 a.m.-10 p.m. although as presented it is proposed 6 a.m.- 11 p.m.

Kristy Whatley, 220 Summerwood Drive, stated that she is not against the project, but it is
infringing on her property. It doesn’t have to be here. It isn’t the water, it's the other.

Mr. Carroll stated that on 10-acres there can be three (3) to five (5) restaurants, a Costco
or another motorcycle dealership. Something will go on the site. St. Joe is donating 40’ to
make 100’ rights of way along Hills Road. There will be noise, and people are going to be
there, but it will be less than other developments could be. This is not a concert venue.

Board members questioned the capacity of the proposed facility.

Mr. Carroll responded that there would be 60-80 people in the pool at a time, about 200

people in the restaurant, and was unsure about the entire facility because he was not privy
to the business model.

Stanley Stefancic, 227 Summerwood Drive, stated that the proposed development is up
against the neighborhood. He said that the hearing is about a variance and the
neighborhood was there first.

Dak Davis, Summerwood resident, asked why the development is not able to push under
TopGolf.

Chairman Wakstein opened Board deliberation.

Mr. Coleman asked what year the 1,000’ setback for amusements was established and
what year Summerwood was developed.

Mr. Leonard responded that the setback requirement was established in 2012, and
Summerwood was developed before 2000.

Mr. Coleman gave a scenario of a restaurant constructed on the site with a patio, outdoor
speakers, bar, televisions, open seven (7) days a week until 11 p.m. and having a 30’
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setback. He asked Mr. Leonard if this would have the same buffer and application
requirement.

Mr. Leonard responded that there would be a 20’ buffer, but no public hearing.
There was additional discussion of Hills Road improvements.

Mr. Painter responded to Mr. Dak Davis; a stormwater pond is in the area south of
TopGolf.

Mr. Morehouse questioned if the Board is setting a precedent for a 90% variance for like
projects.

Chairman Wakstein asked Ms. Maddalena if the Board is able to dictate operation hours.

Ms. Maddalena stated that they need to determine if the applicant meets the eight (8)
criteria. In order to determine if that has been met they can impose conditions and
restrictions to push across the threshold.

Chairman Wakstein asked staff about the rezoning that was brought up by one of the
residents.

Mr. Leonard stated there was an RTH (Townhouse) zoned parcel that was orphaned
surrounded by Tourist, the old zoning designation, which is now CH. The parcel was
rezoned to match the property surrounding it.

Chairmen Wakstein said the definition of an amusement is very broad. Water parks are
low. A lot of uses are very loud.

Mr. Coleman inquired if the variance is approved would it allow for sling shots or some
other type of amusement to be added to the site.

Mr. Leonard explained the difference between substantial deviations and non-substantial
deviations as defined in the LDC. Substantial deviations would require Board approval.

The Board discussed possible mitigation action items.

Mr. Painter made a motion to approve the variance request with the following conditions: a
30’ vegetative buffer and an 8 masonry wall along the portion of the property fronting Hills
Road, the hours of operation are limited to 6:00 a.m.- 10 p.m., and any special events are
not exempt from the noise ordinance. It was seconded by Mr. Bishop.

Mr. Bishop Yes Mr. Coleman Yes Mr. Painter Yes
Mr. Morehouse Yes Chairman Wakstein  Yes

The motion to approve passed with a vote of (5-0).

ITEM NO. 6 The St. Joe Company (owner) and Emerald Light Group LLC

(formerly 5) (applicant) are requesting approval for a Large Conditional Use
to operate as an amusement. The proposed development is
approximately 10.479 acres of the property located at 15351
Panama City Beach Parkway (Parcel: 33750-010-000).

Chairman Wakstein introduced the item and read aloud the proceedings for a quasi-
judicial hearing. All participants identified as affected parties were previously sworn in for
testimony. Mr. Leonard acknowledged that all the requirements of the application notices
were satisfied. Ms. Deese was asked to call Jennings Act.

Mr. Bishop received a call from Dave Trepanier stating that the application had
been submitted and hoped he would consider it. Mr. Coleman visited the property
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and received a call from Dave Trepanier stating the application had been submitted
and letting him know the intent of the park. Mr. Painter visited the property, received
a call from Dave Trepanier stating the application had been submitted, and had a
conversation with Damon Davis, a resident of the Summerwood subdivision, about
the topic. Mr. Morehouse visited the property, he received a call from Dave
Trepanier stating the application had been submitted, he spoke with residents
Karen and Steve Smith, as well as Karen Smith. Chairman Wakstein received a call
from Dave Trepanier stating that the application was coming and asking if there
were any questions, he also had a conversation with Robert Carroll several months
prior in which Mr. Carroll stated that something would be coming for that property.

Robert Carroll, McNeil and Carroll Engineering, Inc. and acting agent for the applicant
presented the application. The site has a stormwater facility masterplan. It is a safe
controlled environment, 2027 is the timeline for Hills Road improvements, and they are not
proposing anything over two stories. This is an entertainment area and will be pedestrian
friendly. With the variance in place, they comply with every aspect of the requirements.
There are over 200 parking spaces plus the employee parking. There will be a concrete
masonry wall and noise detectors to comply with ordinance. Once the pool is operational
there won't be a strain on resources and they can explore using the wet retention to fill the
pool if needed.

Mr. Coleman asked Mr. Carroll about the size of the vegetation.
Mr. Carroll responded that the LDC requires shrubs as well as medium and street trees.

Mr. Leonard requested that if the Board approves the large conditional use request that
they include the same conditions as in variance.

Ms. Chester stated that a requirement for an amusement is the number of trees in the
buffer is doubled. All conditions in the order will be reviewed with the development order.
Parking will be required to be handled on site.

Dak Davis, Summerwood resident, said that he liked the idea of a berm and asked about
putting trees on it. He asked for clarification about the noise ordinance and special events.

Chairman Wakstein explained that special events are exempt from having to abide by the
noise ordinance and the Board’s condition required compliance with the ordinance even
when a special event has been approved.

Kristy Whatley, 220 Summerwood Drive, questioned the Board why the variance was
allowed.

Chairman Wakstein let Ms. Whatley know that the agenda item had passed, but staff or a

member of the Board could explain after the meeting. He called for public comment at this
time.

Yvonne Traynham, 119 Sandalwood Lane, stated that surfers are the best natural
lifeguards. She has visited Waco Surf Park. It is $100 per hour, low density, the cabanas
are where families hang out. She said the park may generate more lifeguards.

Justin Buxton, 127 Rose Coral Drive, spoke in support, saying that the park is safer than
the Gulf. Surfing is now an Olympic sport. It will employ locals and will bring the best
surfers in the world to showcase their abilities.

Jodie Asbell, resident, spoke in favor of the request. She lives in a tourist area by choice
because of the availability of entertainment, fun, and new things to do.

Chairman Wakstein called for rebuttal at this time, there was none. He called for closing
arguments, there was none. He opened Board deliberation.

The Board discussed possible mitigation action items.
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Mr. Painter made a motion to approve the large conditional use request with the following
conditions: a 30’ vegetative buffer is to be placed on the street side of an 8’ masonry wall
along the portion of the property fronting Hills Road, the hours of operation are limited to
6:00 a.m.- 10 p.m., and any special events are not exempt from the noise ordinance,
outdoor speakers are to be ground mounted, and all lighting is to be shielded directed from
the residential homes. Mr. Coleman seconded the motion.

Mr. Bishop Yes Mr. Coleman Yes Mr. Painter Yes
Mr. Morehouse Yes Chairman Wakstein  Yes

The motion to approve passed with a vote of (5-0).
ITEM NO. 7 Code Enforcement Update

Mr. Smith provided an update for mid-February through mid-March. Most of the Division’s
neighborhood enforcement efforts were in response to delinquent taxes and detrimental
conditions. Enforcement of City ordinances on the beach were primarily in response to
dogs on the beach and alcohol on the beach during the month of March. He highlighted
the Division’s participation in a shorebird and marine turtle workshop led by the FWC
Florida Fish and Wildlife Conservation Commission (FWC).

The meeting adjourned at 3:20 p.m.
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