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Executive Summary

A Joint Land Use Study (JLUS) for Eglin Air Force Base and its surrounding jurisdictions was completed in
2009. A key recommendation of the JLUS was to commission and conduct Small Area Studies (SAS) for
seven jurisdictions that were identified as being the most impacted by the Eglin AFB mission. The
resulting Tri-County SAS has been conducted for the areas identified in the JLUS as the Military Airport
Zones (MAZ) and Military Influence Planning Area Il (MIPA 11I). The MAZ and MIPA lIl areas encompass
portions of Okaloosa, Walton, and Santa Rosa Counties and four cities: City of Crestview, City of Laurel
Hill, City of DeFuniak Springs, and City of Freeport, as illustrated in the figure below.
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The goal of the Tri-County SAS is to enhance the military mission at Eglin AFB and encourage compatible
community growth within the MAZ and MIPA Il areas. The SAS addresses land use compatibility issues
through the assessment of historic and current development trends, economic trends associated with
regional growth, existing and future land use policies, regulations, permitting procedures, and existing
and potential growth of military operations. The results of this study include numerous proposed and
amended policy and regulatory tools that would allow jurisdictions to promote and plan compatible land
uses while supporting the Eglin AFB military mission in the region. The tools that were developed as a
result of the SAS are a culmination of a multi-faceted approach to public participation (the ambassador
program), including the production and distribution of informational brochures, a dedicated project
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website, and several committee and public workshops that were help throughout the duration of the
project in order to maximize awareness and garner support for the recommended actions. This approach
ensured that the development of solutions that are both workable and feasible in addressing
compatibility for the seven jurisdictions and the military.

During the SAS planning process, the policies and regulatory framework for all seven affected
jurisdictions were assessed for compatibility measures. This process provided a comprehensive approach
to community planning by encouraging public input and support for the proposed recommendations
through various methods and opportunities for public participation. Thus, the SAS recommendations for
each jurisdiction were modified based on the public input and shaped the policies and regulations
presented in this report. These recommendations were designed with a user-friendly interface in mind to
enable smooth and quick implementation upon approval and adoption of this report.

The following summary is intended to provide an overview of the policies and regulatory tools that were
proposed and modified during the course of this 18-month planning process. The summary is organized
by jurisdiction and type of tool for readability and quick reference.

1.1 OKALOOSA COUNTY

The assessment of existing conditions and development of recommendations for Okaloosa County began
with an evaluation of the Okaloosa County Comprehensive Plan (CP) policies, Land Development Code
(LDQ), subdivision regulations, and real estate disclosure procedures. This evaluation formed the basis for
determining policy and regulatory actions needed to achieve compatibility between Eglin AFB and the
county based on the recommendations outlined in the 2009 Eglin AFB JLUS.

After review and input from the County Board of County Commissioners and public, the final
recommendations of the SAS include the requirement to use downward lighting fixtures for new
development within the areas of the MIPA Ill as designated on the Comprehensive Future Land Use Map
in the County’s Growth Management Building Division. In addition, the SAS provided the impetus for the
county and real estate community to begin discussions about inserting disclosure notification language
on existing real estate forms to support and recognize the economic importance of the Eglin Reservation
to the county.

1.2 CITY OF CRESTVIEW

The City of Crestview CP and LDC comprised minimal policies and regulations that addressed compatibility
with Eglin AFB upon the conclusion of the JLUS. The Intergovernmental Coordination Element of the
Crestview CP was the only policy that addressed compatibility planning with the Eglin AFB mission.
Therefore, the SAS proposes amendments to the City’s CP Future Land Use Element (FLUE),
Transportation Element, and Intergovernmental Coordination Element. The SAS recommends significant
modifications to the FLUE in the areas of interagency coordination and establishing a MIOD where land
use controls and regulations were designed to conform to compatible land use practices that would
enable the vision of the City of Crestview and the Eglin Reservation. These compatibility tools include:
height limitations, noise attenuation standards, and disclosure notification.

The completion of the SAS also resulted in the recommendation to update the Transportation and
Intergovernmental Coordination Elements of the Crestview’s CP to incorporate formal procedures for the
interagency coordination of the city and the Eglin Reservation in development review and major capital
improvement programs to allow for military review of the plans prior to city approval. These
modifications to the CP policies also strengthen compliance with Florida Statute 163.3175.
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In addition, the SAS proposes the addition of MIOD policies in the CP. The intent of the recommended
MIOD policies is to provide a consistent interface between the city’s CP and LDC.

In the evaluation of the city’s LDC, it was determined that the only regulation that addressed
compatibility was the provision of height restrictions associated with telecommunication towers.
Although heights were delineated in the code, towers must comply with Federal Aviation Administration
(FAA) and Federal Communications Commission (FCC) regulations as they relate to obstruction of
navigable airspace and frequency spectrum interference.

The SAS proposes a MIOD Ordinance that addresses compatibility within the designated military influence
planning area where more restrictive land use controls would apply, such as regulations controlling
density and intensity, sound attenuation standards requiring an inside noise level of 45 dBA , light and
glare controls mandating downward lighting for new development within the MIOD designated area and
the use of low pressure sodium (LPS) lighting for the MIOD Critical Approach | and Il subzones, and the
distribution of real estate disclosure notifications for properties within this area. The intent of the MIOD
Ordinance is to consolidate all relevant compatibility factors into a single ordinance that applies to the
specific area for which compatibility regulations are needed.

The SAS recommends language to be inserted into the City of Crestview Subdivision Code, Article XXI to
require preliminary plat conferences on properties within the established MIOD. The SAS proposes that
site plan submittal and preliminary plat requirements shall include maps that delineate all MIOD
boundaries within the plan or plat package. The plan or plat submittal shall also include a notification that
all lands shall be subject to all development regulations as required in the MIOD Ordinance for the City.
Previous drafts of the recommended language to the City’s Subdivision Code required Eglin AFB to review
all preliminary plats and site plans that were located within the MIOD. After further review from the City
and public, it was determined to specify the Eglin AFB Base Command shall have 21 days to review. If no
comments are received by the installation within the time allocated for review, then it will be assumed
the site plan did not create any issues relative to military mission readiness.

In addition, the SAS proposes a building code amendment whereby an established form would be utilized
and signed in all future property sale or lease transactions within the designated MIOD area. This would
enable formalized communication regarding said property and its proximity to the Eglin Reservation
where aircraft noise and military training operations are performed.

1.3 CITY OF LAUREL HILL

In the initial evaluation of the City of Laurel Hill’s CP and LDC, it was determined the CP and LDC were a
consolidated document within the City’s planning authority. Based on input received from the Okaloosa
County Board of County Commissioners, the planning function of the city will be absorbed by the
County’s Growth Management and Planning Department. The City of Laurel Hill will comply with the
Okaloosa County LDC for land use control within any military influence planning areas located in the city’s
jurisdiction. No changes to the city’s policies or LDC were made during this planning process.

The SAS proposes a building code amendment to address compatibility between development within the
City of Laurel Hill and the military mission. This amendment establishes the requirement for a signed
disclosure form that would apply to all future property sale or lease transactions within the city’s
jurisdiction. This notification formalizes communication about said property of the proximity to the Eglin
Reservation where aircraft noise and military training operations are performed.
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1.4 SANTA ROSA COUNTY

Upon the conclusion of the Eglin AFB JLUS, Santa Rosa County amended all pertinent CP policies and LDC
regulations to address compatibility with Eglin AFB. The SAS proposes additional amendments to
enhance the policies and regulations in Santa Rosa County’s planning toolbox. The recommendations
identified through the SAS enhance the County’s Economic Development (ED) Element by incorporating
compatibility policies that encourage awareness of the economic benefit that Eglin AFB provides to the
county and to the region. In addition, ED policies also address the need for the county to develop a
strategic Economic Development Strategy that encourages business attraction that is synergistic with
defense-related industry in the county.

The SAS recommends a modification to the County’s CP Transportation Element that would encourage
new capital infrastructure projects and transportation improvements away from MAZs and public airport
zones (PAZs) that could potentially adversely impact the Eglin AFB mission. This modification strengthens
compliance with Florida Statutes 163.3175 in efforts of coordinating major capital infrastructure or
improvement projects with Eglin AFB.

The SAS proposes amendments to the County’s Intergovernmental Coordination Element to formalize
military representation in regional planning efforts to ensure planning projects are comprehensive and
involve the appropriate representation from all regional partners.

Upon completion of the 2009 JLUS, Santa Rosa County addressed compatibility planning within the LDC
through the LDC, Article 11 — Airport Environs. This regulation sought to protect the Eglin Reservation
from encroachment and the general welfare of the people by regulating height limitations for structures
within a PAZ or MAZ, requiring disclosure for the sale or lease of properties that were located within
these zones, and by establishing lighting standards that are compatible with airport operations.

The Tri-County SAS proposes to enhance and rename Santa Rosa County’s Article 11, to the Eglin Military
Airport Zone (EMAZ), to establish more restrictive land use controls in the identified EMAZ area. The
EMAZ regulates height to a maximum of 35 feet in the EMAZ subzones, which is compliant with the
Federal Aviation Regulations (FAR) Part 77. The SAS proposes compatibility land use guidelines to
address the land uses that fall within the EMAZ subzones as a means of ensuring new development is
compatible with the Eglin AFB operations and does not pose a threat to safety of pilots and the public.

Existing regulations within the Santa Rosa County LDC require LPS lighting around military and public
airport zones, thus no changes to this requirement are recommended.

The SAS recommends a building code amendment to address the need for real estate disclosure within
Santa Rosa County. The amendment creates and establishes a signed disclosure form that would apply to
all future property sales and lease transactions within the county’s jurisdiction. This notification
formalizes communication of said property and its proximity to the Eglin Reservation where military
training operations occur resulting in noise.

1.5 WALTON COUNTY

The Tri-County SAS recommends amendments to the Walton County CP FLUE and Intergovernmental
Coordination Element. The SAS recommends the use of compatibility guidelines for future land use map
amendments, designed to promote compatibility with the Eglin AFB mission and to identify land uses that
would be deemed as compatible, compatible with conditions, and incompatible. In addition to
compatibility guidelines, the SAS also proposes changes to the FLUE by incorporating height limitations
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relative to specific areas of the MIOD that referred to the existing regulations in the county’s LDC
regarding tall structures and telecommunications towers. The MIOD comprehensive policies are
proposed to further enhance compatibility measures in the CP and provide an interface between the CP
and the proposed LDC MIOD Ordinance.

The SAS recommends modifying the County’s Intergovernmental Coordination Element to formalize
communications and coordination efforts in regional planning activities through the development of a
Memorandum of Understanding (MOU) between Walton County and Eglin AFB. This MOU should
delineate the involvement of a military representative on the Walton County Planning Commission and
throughout the review of development proposals and capital improvement projects. This MOU seeks to
enable enhanced communications and coordination between the Walton County and Eglin AFB to
mitigate and prevent future compatibility issues.

The SAS proposes a MIOD Ordinance for Walton County. The purpose of the MIOD is to establish a single
ordinance defines land use controls that promote compatible development within an established overlay
district. This district was identified by the Eglin AFB JLUS MIPA lII areas. The SAS further refines these
areas through subzones within the county. The subzone areas include the approach and departure zones
for Rock Hill Landing Zone (Rock Hill LZ) and Landing Zone East (LZ East). These subzones encompass
Military Training Routes (MTRs) in which specific military operations occur and interface with community
activities due to their location within the county. The MIOD Ordinance sets standards for sound
attenuation of buildings, lighting fixtures, real estate disclosure notification, and formalizes the
communication and awareness of the military operations in the regional context. Full-cutoff lighting
fixtures and LPS lighting are recommended in the Critical Approach 1and 2 zones to limit ambient lighting,
known as sky glow. This protects military aviators when performing night training activities and
operations.

Walton County’s existing ordinance regulating height limitations complies with FAA and FCC
requirements regarding the obstruction of airspace as well as frequency spectrum interference. The SAS
recommends more restrictive height limitations within the county to fully protect the Eglin AFB mission
and the citizens of Walton County. However, discussions with the Board of County Commissioners and
the public determined that the height limitations should remain as is, 50 feet, 75 feet, and 100 feet
respectively, for the subzone areas.

The MIOD incorporated disclosure notification for the sale and |/ or lease of property within the
designated MIOD area. The SAS presents several methods for notification including forms, pamphlets,
and education and awareness of this disclosure requirement to be outlined in informational brochures
located in real estate offices within the designated MIOD area. However, through ongoing discussions
with the county and the real estate community, it was determined that the real estate disclosure method
requires continued discussion and refinement until the best approach could be agreed upon by all
stakeholders.

The SAS also recommends that any variances and / or development plans incorporating landscaping that
would attract birds and other fowl where MTRs are located and have the potential to increase Bird
Aircraft Strike Hazards (BASH) should be reviewed by Eglin AFB prior to approval.

The SAS proposes new language to be inserted into the Walton County Subdivision Code to require
preliminary plat conferences on properties within the established MIOD. In addition, site plan submittal
and preliminary plat requirements shall include maps that delineate all MIOD boundaries within the plan
or plat package. The plan or plat submittal shall also include a notification that all lands shall be subject to
all development regulations as required in the MIOD Ordinance for Walton County. In earlier drafts of
the recommended language, the Walton County subdivision code required Eglin AFB to review all
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preliminary site plans and plats that were within the MIOD. After further review from the county and
public, it was determined that the Eglin AFB Base Command shall have 21 days to review. If no comments
are received by the installation within the time allocated for review, then it will be assumed the site plan
would not create any issues relative to military mission readiness.

1.6 CITY OF DEFUNIAK SPRINGS

The City of DeFuniak Springs’ CP policies are thorough and incorporate the recommendations of the Eglin
AFB JLUS; however, the SAS proposes the addition of MIOD Comprehensive Plan policies the CP. The
intent of the recommended MIOD policies is to provide an interface and degree of consistency with the
City’s CP and LDC’s proposed MIOD Ordinance.

The SAS proposes a MIOD Ordinance for the City of DeFuniak Springs. The purpose of the MIOD is to
establish a single ordinance defines land use controls that promote compatible development within an
established overlay district.

The SAS further refines the MIOD and subzone areas for the city to include the southern portion of the
city, part of which falls within the Critical Approach | zone for Rock Hill LZ. Within the Critical Approach |
zone of the MIOD, restrictions for density and intensity are limited to ensure the safety of the general
public and the aviators. The MIOD Ordinance establishes includes a compatibility matrix that can be used
to guide land use decisions in these subzone areas to maintain compatibility with the military mission.

The SAS recommends the use of full-cutoff lighting fixtures and downward lighting for all new
development within the MIOD to limit sky glow and protect military aviators when performing night
training activities and operations. However feedback received from the local electric utilities indicated
this requirement was not viable relative to the illumination quality of this type of lighting and
maintenance would be cost prohibitive. In addition, it was determined that this lighting would be
applicable to the Critical Approach 1 subzone and would not be applicable to public roadways or street
lighting that was maintained by an electric utility.

In addition height restrictions were incorporated into the MIOD Ordinance for the City of DeFuniak
Springs. The MIOD Ordinance originally proposed a 150-foot height limitation for new structures and
buildings within the MIOD and more specifically, the Military Training Route Il within the city. However,
with the inclusion of Critical Approach | zone for the city, it was determined that a 35-foot height
restriction for the MIOD would be incorporated into the new regulation for new development to ensure
the safety of pilots and the public. The SAS incorporates language associated with the compliance of
federal agency regulations including the FAA and FCC regarding the obstruction of airspace as well as
frequency spectrum interference that is associated with the placement of tall structures such as
telecommunication towers.

The MIOD Ordinance also incorporates a requirement for disclosure notification for all sales and [ or
leases of property within the designated MIOD area. The SAS presents several methods for notification
including forms, pamphlets, and education and awareness of this disclosure requirement to be outlined in
informational brochures located in real estate offices within the designated MIOD area. After further
review and discussion with the real estate community, it was determined that disclosure would be
presented in the form of inserting language about the economic importance of the Eglin Reservation on
existing real estate forms.

Regulations for variances and development that include types of landscaping that typically attracts birds
that have the potential to increase Bird Aircraft Strike Hazards were incorporated into the MIOD
Ordinance. These development proposals will be reviewed by the Eglin AFB prior to approval.
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The SAS recommends language to be inserted into the City of DeFuniak Springs LDC Appendix B
Subdivisions to require preliminary plat conferences on properties within the established MIOD. In
addition, site plan submittal and preliminary plat requirements shall include maps that delineate all MIOD
boundaries within the plan or plat package. The plan or plat submittal shall also include a notification that
all lands are subject to all development regulations as required in the MIOD Ordinance for the city. In
earlier drafts of the recommended language to the City’s Subdivision Code, the MIOD Ordinance required
Eglin AFB to review all preliminary plans and site plats that were located within the MIOD. After further
review from the city and public, it was determined to specify that Eglin AFB Base Command shall have 21
days to review. If no comments are received by the installation within the time allocated for review, then
will be assumed the site plan does not pose any compatibility concerns relative to military mission
readiness.

1.7 CITY OF FREEPORT

After review of the City of Freeport CP FLUE, it was determined that policies that addressed compatibility
with Eglin AFB were lacking. The SAS proposes new CP policies that would establish a proposed MIOD
where land use controls would be more restrictive to mitigate encroachment to the Eglin mission. The
new FLUE policies limit the types of lighting used within the land areas of the MIOD to ensure the safety
of pilots and preserve the night training exercises occurring at Eglin. In addition to lighting, the new
policies also restrict height for tall structures within the MIOD to comply with FAR Part 77 regulations
regarding navigable airspace. The SAS proposes additional FLUE policies that require compliance with the
FCC regulations associated with frequency interference. A method for formalized coordination and
communication procedures by an MOU in both the FLUE and Intergovernmental Coordination Element
are also recommended. During the SAS planning process, the City’s Economic Development Element was
modified to encourage and consider the attraction of businesses that could provide synergies with the
Eglin AFB mission while enhancing the economic growth of the city. The SAS also proposes MIOD CP
policies in an effort to provide an interface between the city’s CP and LDC.

The City of Freeport MIOD Ordinance intends to codify all CP policies described above to address
compatibility within the city’s jurisdiction. The MIOD also established subzones where land uses could be
regulated to promote compatibility with the military mission at Eglin AFB. In earlier drafts of the Freeport
MIOD Ordinance, it regulated land use to encourage lower densities and intensities. However after input
was received from the city and public, it was determined to remove the land use regulations within the
MIOD. Originally, height restrictions were set at 35 feet in the Impulse Area subzone and 150 feet in the
MTR 2 subzone. After further input from the city, it was determined that for the City of Freeport, all
buildings and structures located within the MIOD shall not exceed 45 feet. In addition, development
applications seeking an exemption of said height restrictions shall comply with FAA and FCC regulations
and provide evidence that the structure or building is ‘No Hazard to Aviation’. Sound attenuation
standards were originally set for two subzones within the city’s jurisdiction; however, further input
received rendered a decision to require sound attenuation measures only for properties located within
the Impulse Area subzone.

The SAS originally proposed that outdoor lighting within the MIOD require of LPS lighting. After public
and utility company input was received, it was determined that LPS lighting would only be applicable to
new development and lighting fixtures that were not maintained by the local electric utility. This
requirement does not apply to public roadways.

In earlier drafts of the Freeport MIOD, a real estate disclosure notification form and procedures were
proposed to encourage awareness of property located near the Eglin Reservation. However, after
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further discussions and review by the public and the city, it was determined that implementation of this
recommendation is not feasible at this time.

Regulations for variances and development that propose landscaping that typically attracts birds and
have the potential to increase Bird Aircraft Strike Hazards were incorporated into the MIOD to be
reviewed by the Eglin AFB prior to approval.

The SAS recommends language changes to Chapter 2 of the City of Freeport Subdivision Code to require
preliminary plat conferences on properties within the established MIOD. In addition, site plan submittal
and preliminary plat requirements shall include maps that delineate all MIOD boundaries within the plan
or plat package. The plan or plat submittal shall also include a notification that all lands are subject to all
development regulations as required in the MIOD Ordinance for the City of Freeport. Earlier drafts of the
proposed amendment to the City’s Subdivision Code required Eglin AFB to review all preliminary plans
and site plats that were within the MIOD. After further review from the city and public, it was determined
to that Eglin AFB Base Command shall have 30 days to review. If no comments are received by the
installation within the time allocated for review, then it will be assumed the site plan being proposed does
not pose any compatibility or safety concerns relative to military mission and readiness.
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Tri-County

Small Area Studies

SANTA ROSA = OKALGOSA = WALION

In Partnership with Eglin Air Force Base

A. Introduction

The Tri County Small Area Studies is an implementation project of the Eglin AFB Joint Land Use Study
(JLUS). The intent is to prepare the specific tools that can be utilized by the surrounding jurisdictions to
foster compatibility on both sides of the “fence”. The Introduction is organized in the following manner:

Project Background

Project Intent

SAS Study Area

Eglin Reservation Missions and Facilities
SAS Planning Process Overview

SAS Public Participation Program Summary
Document Organization and Composition

A.1 PROJECT BACKGROUND

In 2010, the Okaloosa County Board of County Commissioners requested technical and cost proposals to
prepare the Tri-County BRAC Small Area Studies. The preparation of this project is to effectively develop
the land use, economic, infrastructure and interagency coordination related policy and regulatory tools
that each of the seven jurisdictions (i.e. Santa Rosa County, Okaloosa County, City of Laurel Hill, City of
Crestview, Walton County, City of DeFuniak Springs and City of Freeport) can immediately utilize in a
“plug and play’ manner. This approach not only fosters compatibility within the adjacent and proximate
communities, but also provides their contribution to compatibility as a partner within the Tri-County
Region and Eglin AFB.

These studies are the result of a recommendation contained in the Eglin Air Force Base (AFB) Joint Land
Use Study (JLUS), which was prepared in 2009, to promote land use compatibility within proximity to the
Eglin Reservation. The Eglin AFB JLUS is a collaborative study utilizing the input of city, county, state, and
federal officials, residents, business and land owners, and the military to identify compatible land uses
and growth management guidelines near the Eglin Reservation. The Eglin AFB JLUS examined past,
current and projected future growth trends in an effort to identify and confirm issues between the
military and civilian communities in the interest of promoting a compatible future planning program. The
future program establishes and fosters a relationship with the installation and the community to act as a
team to avoid conflicts associated with future military related activities and community growth. A JLUS is
implemented, essentially, to protect the resident’s quality of life, the property owner’s rights, and the
existing and future mission of the installation.

A.2  PROJECT INTENT

Okaloosa County’s main objective in this project is to complete one of the key recommendations from the
Eglin JLUS to ensure that a compatible land use pattern and balanced growth occurs within the MIPA IlI
areas. The following three tenants have guided the technical and public participation processes to ensure
a successful outcome in the Tri-County Small Area Studies:
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m  Understanding. Continue to build on the initial foundation set through the JLUS with the military,
jurisdictions and agencies to resolve current and potential compatibility issues in an open forum,
taking into consideration both community and military viewpoints and needs. This understanding
has involved:

o An understanding of historical, current, and future growth patterns; existing land use
regulations, policies, and building and permitting requirements;

o  Anassessment of economic factors associated with growth; and
o  Aknowledge of military operational functions within the selected study area.

m  Collaboration. Continue to promote cooperative land use planning among the military,
jurisdictions and agencies so that a communicative and coordinated environment is fostered.
Balancing future community growth and development with the training and operational missions
conducted on the Reservation is the goal.

m  Consent. Confirm the palette of permitted, conditional and prohibited land uses, specific policy
and regulatory guidance that achieves a compatible future land use mosaic and minimizes
nuisances within the Eglin Military Airport Zone (EMAZ) | Military Influence Overlay District
(MIOD). Strive to gain support from the property owners, local jurisdictions, agencies, and the
military to refine, review and adopt workable policy and regulatory mechanisms within each
jurisdiction that can collectively create a compatible mosaic within the Tri-County region.

A.3 SAS STUDY AREA

The Study Area for the SAS project includes portions of Santa Rosa, Okaloosa and Walton Counties as well
as portions of the Cities of Crestview, DeFuniak Springs and Freeport. It includes all of the incorporated
area of Laurel Hill as shown on Figure A-1, Small Area Study Area. The study area boundary is based on the
prior delineations of the Military Airport Zone (MAZ) Ill in Santa Rosa County and Military Influence
Planning Area (MIPA) Ill boundary in Okaloosa and Walton Counties as identified in the Eglin AFB JLUS.
The analysis and recommendations of the SAS will only pertain to those areas that were initially identified
within the MAZ [[I/MIPA Il in the Eglin JLUS.

Through a portion of the work in this project, the initial MAZ/MIPA boundary has been refined (based on
parcel boundary data) for ease of administration and is also depicted on the supportive maps in this
document.
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EGLIN RESERVATION MISSIONS AND FACILITIES

The Eglin Military Reservation is the largest air force base in the world,
comprising approximately 724 square miles of land with 36 specific test
ranges. The Reservation overlaps Okaloosa, Santa Rosa and Walton
counties and also includes 124,642 square miles of water test ranges
comprising the Eglin Gulf Test and Training Range (EGTTR). For the Tri-
County SAS, the following five facilities and their associated training
missions are shown on Figure A-2, SAS Military Facilities and their

operational components are summarized below:

Auxiliary Field 6. Provides the site for the 6™ Ranger Training Battalion consisting of airborne and
helicopter assaults, small boat operations, river crossings and swamp crossing training. Its
components consist of:

o  Critical Approach 1-Critical Approach and Departure Corridor
o  Critical Approach 2-Approach and Departure Corridor
o  APZIl-Area contained with the Accident Potential Zone Il

Duke Field. Site of the 711" (711 SOS) and 8" (8 SOS) Special Operations Squadrons that utilize the
MC-130E Combat Talon I aircraft. Its components consist of:

o  Critical Approach 1-Critical Approach and Departure Corridor
o  Critical Approach 2-Approach and Departure Corridor

o Noise Area 1-Area contained within the 70-75 dB Ldn

o Noise Area 2-Area contained within the 65-70 dB Ldn

o  APZIl-Area contained with the Accident Potential Zone Il

Drop Zones (DZ). A total of four specific areas within Eglin AFB (i.e. Pino Il, Sontay, Bogart, Rock
Hill) where military personnel, equipment, and/or supplies are dropped from the air by rotary or
fixed wing aircraft, but utilize off-installation approach and departure corridors. Its components
consist of:

o  Critical Approach 1-Pino Il Drop Zone Approach and Departure Corridor

o  Critical Approach 2-Pino Il Drop Zone

o  Critical Approach 1-Sontay Drop Zone Approach and Departure Corridor
o  Critical Approach 2-Sontay Drop Zone

o  Critical Approach 1-Bogart Drop Zone Approach and Departure Corridor

o  Critical Approach 2-Bogart Drop Zone

o  Critical Approach 1-Rock Hill Drop Zone Approach and Departure Corridor

o  Critical Approach 2-Rock Hill Drop Zone
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m  Landing Zones (LZs) A total of two specific facilities (i.e. Landing Zone East and Rock Hill Landing
Zone) that are unimproved landing strips that have the ability to accommodate fixed and rotary
wing aircraft on an infrequent basis for military training and readiness purposes. Its components
consist of:

o  Critical Approach I-Critical Approach and Departure Corridor
o  Critical Approach II-Approach and Departure Corridor
m  Impulse Area (IA) is created off-installation through the detonation of high explosives within
Eglin AFB
o Impulse Area - Areas designated as the Higher Intensity, Greater Frequency Impulse Area
and portions of the Moderate Intensity, Less Frequent Impulse Area (Eglin AFB RAICUZ
(2008)) within one mile of the Eglin AFB boundary
m  Military Training Routes (MTRs) are aerial corridors delineated above the Tri-County Study Area
in which military aircraft can operate at airspeeds in excess of 250 knots while flying below an
altitude of 10,000 feet.
o  MTR1-Floor 100’
o  MTR1-Floor 200’
) MTR 1-Floor 250’
o  MTR 2-Floor 500’
o  MTR 2-Floor 1,000’
o  MTR 2-Floor 1,500’
o  MTR 2-Floor 500’ (Cruise Missile Corridor)
e— I /[
/ —
]
Santa Rosa \‘ " .
”“‘*:‘.".'.'.'S" ~—~ORiloos
v sl = - | 1 X ‘ >
a " | 2 . ?
,‘.":_ ~ Eglin AFB - i \—\.."\\\\\ ~lv'l~lm/un;'mu
& 1 [ ‘“:“""'\\d
CHOCTAW ‘. .
;!lllb /‘ o i L‘.
%‘a‘rv HURLBURY
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A5 SASPLANNING PROCESS OVERVIEW

The planning process to prepare the Tri-County SAS was conducted over an 18-
M month timeframe and consisted of the following five phases:
Phase 1: Initial Data Collection and Analysis. The SAS project implements
several of the key recommendations in the Eglin AFB JLUS, and data collected
for that and other pertinent studies (i.e. Eglin AFB RAICUZ, Tri-County Growth
Management Plan) form the foundation of the SAS. However, because the
JLUS data is now a couple of years old, the SAS project updated selected data
, 6 = ~ sets. This effort focused on updating existing maps that were used to evaluate
W= T and analyze future development scenarios. Current information was critical to
‘ _ . identify trends, development patterns and constraints that could influence
future growth. As part of this phase, the areas included in this study were
refined. Instead of looking at broad lines from a regional perspective, maps were prepared that identified
the study area based on current parcel boundaries, making it very clear what areas are being addressed.
Finally, a comprehensive set of guidelines was prepared that identified the criteria for the evaluation of
compatible land uses within the study area. These guidelines formed the basis of the analysis for future
conditions and the assessment of development alternatives.

Phase 2: Assess Future Buildout Potential. What land use pattern would result if compatibility was not
addressed in future development? Phase 2 explored the development scenarios that could occur in the
Study Area based on existing land use, zoning and comprehensive plan designations without
compatibility measures. This future development potential was assessed based on existing growth
patterns, expected development potential in the area (based on socioeconomic factors), and the ability
to serve potential development areas. The ability to serve included a review of the available and planned
infrastructure, ranging from utility systems to schools. Based on the information collected and plans and
policies in place today, potential development scenarios were modeled. The results of this modeling were
used to understand the extent and distribution of compatibility issues.

Phase 3: Identify Land Uses Incompatible with the Eglin Mission. Building on the analysis and evaluation
established in Phases 1 and 2, existing land uses in the SAS study area were evaluated. This exercise was
essential in the planning process to isolate existing and potential land use conflicts around Eglin AFB. In
addition to land uses, a review of existing comprehensive plan policies and zoning were also critical
components. Once a thorough review of the existing land use and policies was complete, conflicts
between the Eglin Mission and the Tri-County area were then analyzed. Furthermore, this activity assists
the planning team to identify and understand the conflicts between the Eglin Mission and future land use
plans.

Phase 4: Analyze Alternative Land Use Scenarios and Tools. Alternative land use concepts were
developed where compatibility issues could be identified. These concepts were based on the results from
the other phases in this process, as well as the application of potential policy and regulatory tools. Land
use concepts were unique to each subarea and its jurisdictional regulatory powers. Additionally, the
concepts consisted of one approach, or a combination of scenarios, employing key tools (i.e. incentives,
ordinances, clustering, transfer of development rights, etc.). After the analysis of the various planning /
regulatory tools, two land use concepts were developed for each subarea. These concepts were then
presented to the jurisdictions for their review and comment to enable support for the land use
recommendations and their specific implementation tools.
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Phase 5: Develop Recommended Implementation Tools. Based on the issues identified and alternatives
assessed, the final phase provided the tools (policies, programs and regulations) needed to make
compatibility a reality. Some existing tools only needed minor adjustments to achieve the results desired,
while in other cases, new tools were developed. The overall objectives were to create a set of tools that
are easily understood, simple to implement, and provide a consistent approach to compatibility planning
across the Study Area. The toolbox also includes approaches to address all of the compatibility issues
identified in earlier phases. These solutions entailed comprehensive plan policy amendments, changes to
regulations (such as zoning modifications and light and glare ordinances) and alterations to building
codes to address noise attenuation standards. These tools were designed based on information and
feedback obtained in previous phases from the planning team and the community. The goal was to
provide solutions that enhanced compatibility while allowing appropriate community growth and
economic diversity in the Tri County Small Area Studies Area.

A.6 SAS PUBLIC PARTICIPATION PROGRAM SUMMARY

The SAS Public Participation Program was essential to providing opportunities for interested parties to
become aware, educated and provide contributions to shaping the outcome of the small area studies.
The intent was to ensure that all segments in the affected study areas (especially residents and property
owners, local elected officials, business interests, and military representatives) had access to frequent
and timely progress reports, meaningful and convenient methods of participation, and timely access to
draft and final deliverables in advance of open houses/charrettes. Public involvement and public relations
were integral to achieving consensus for the recommendations within each jurisdiction garnering the
support of those directly affected and providing the foundation for a compatible land use pattern within
the study area. The SAS Public Participation Program included the following techniques:

m  Project Coordination Meetings. Monthly meetings/teleconferences were held with the Okaloosa
County Project Manager to ensure appropriate technical and public participation tasks occurred
throughout the course of the Small Area Studies.

m  Informational Brochure. An informational brochure was prepared by the Matrix Team, in
consultation with the Okaloosa County Project Manager, MGAG, and the MSPEC, and was
distributed to the public at the outset of the planning process. The brochure described the
purpose and goals / objectives of the small area studies, the locations included in the studies and
methods to provide input into the process. This brochure was used to brief interview participants
as well as the general public and was posted to the project website.

m  Stakeholder Interviews and Consultations. A total of 16 Stakeholder Interviews were conducted
during Phase 2 in order to obtain critical information for the planning process to focus the
discussion on the specific key issues that require resolution such that a successful small area
study will result for each respective area.

m  Open Houses/Charrettes. Open houses/charrettes provided attendees with an opportunity to
understand the existing issues and conditions, assist in crafting viable land use alternatives, and
provide input on desired directions and augmentation of regulatory recommendations. Four (4)
open houses/charrettes were identified at key milestones throughout the duration of the project.
These gatherings were located in one venue within each of the three counties and consisted of:
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The Tri-County SAS is organized by jurisdiction in the following manner:

o  Open House #1 - (Week of May 2, 2011) - Kick-off Meeting defined the small area studies
project (educate) and was used to allow participants to identify preliminary study area
issues.

o  Open House/Charrette #2 — (Week of January 23, 2012) - Presented draft small area
analysis; overview of future trends, confirm preliminary compatible uses; prepare and
prioritize alternative land use scenarios.

o  Open House #3 — (Week of April 12, 2012) — Reviewed the draft Small Area Studies and
implementation programs.

o  Open House #4 — (Week of August 20, 2012) — Presented the Final Draft of the Small Area
Studies to the public and provided an overview of the changes from the Draft SAS.

Project Website. As part of the public participation strategy, a project website was created to
provide public and media access to project information, informational materials, and documents.
This website was maintained for the entire project. This tool allowed all stakeholders to
conveniently receive updated project information, project points of contact, schedules,
documents, maps, open house/charrette information, and other interactive tools, as necessary.

DOCUMENT ORGANIZATION AND COMPOSITION

Okaloosa County

City of Crestview

City of Laurel Hill

Santa Rosa County
Walton County

City of DeFuniak Springs
City of Freeport

Within each jurisdiction, the following tools are organized in the same manner, within the Policy Tools and
Regulatory Tools components, as listed and summarized below:

Policy Tools

Comprehensive Plan Policies. Identifies revised and new policies to be incorporated into the
jurisdiction’s comprehensive plan.

Prototype MIOD Policies. Identifies (for those jurisdictions that include a draft Military Influence
Overlay District (MIOD) regulation) supportive policies to create consistency between the
jurisdictions’ comprehensive plan and zoning regulations.

Future Land Use Map Revisions. Identifies recommended changes to the existing future land use
map (FLUM) of each jurisdiction’s comprehensive plan land use element.

Regulatory Tools

Eglin Military Airport Zone (EMAZ)/Military Influence Overlay District (MIOD). Identifies the
inclusion of regulatory guidance within these two overlay districts with the respective
jurisdiction’s Land Development Code (LDC).

Subdivision Regulations. Identifies the prototypical revised and augmented provisions to
upgrade the respective jurisdiction’s subdivision regulations.
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m  Building Code Modifications. Identifies prototypical changes to the respective jurisdiction’s
building code.

m  Light/Glare Ordinance. Identifies the revised/new recommended ordinance language to minimize
ambient and point source glare for each of the jurisdictions.

m  Real Estate Disclosure. Identifies the instructions and form necessary to provide disclosure to
potential buyers and lessors of real estate within the EMAZ/MIOD boundary for each respective
jurisdiction.

2

It should be noted that these tools have been prepared in a “plug and play” approach for ease of
immediate review and consideration by the respective appointed and elected officials within each
jurisdiction. While each tool may be in a form for review and formal consideration by the respective
jurisdiction, it will be up to each jurisdiction to determine if they would like to process these tools to
potentially become adopted policy and regulation within their county or municipality. It is strongly
encouraged that each jurisdiction will adopt all of their respective tools to foster future land use
compatibility between Eglin AFB and its adjacent and proximate jurisdictional partners.
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2. Implementation Foundation

In the preparation of the Tri-County Small Area Studies (SAS), several studies, techniques and regulations
were evaluated and used to determine and refine the approaches to be recommended as part of this
study. These items provided the foundation upon which the Small Area Studies recommendations were
based.

In the following section, the role of these “foundational” components is discussed. In some cases, these
components provided the basis for the recommendations contained in the SAS. For others, the research
determined that the component being evaluated was not appropriate for inclusion in the SAS.

21 Eglin AFB Joint Land Use Study

The Tri-County SAS was conducted based on the following recommendation contained in the Eglin AFB
Joint Land Use Study (JLUS):

B Conduct Small Area Studies For The Low Level Approach Zones, Cruise Missile Corridor, and Eglin
Buffer

For the seven counties and cities that have jurisdiction over lands within these areas (Okaloosa County,
City of Crestview, City of Laurel Hill, Santa Rosa County, Walton County, City of Freeport, and City of
DeFuniak Springs), the Tri-County SAS was conducted jointly to address a number of JLUS
recommendations applicable to these areas.

The following paragraphs provide a list of the JLUS recommendations, by jurisdiction, which were
considered and [ or addressed in the Tri-County SAS. The first group represents JLUS recommendations
where the recommendation and the approach in the SAS were the same. This will be followed by
recommendations for each jurisdiction that are either unique requirements or the action taken in the SAS
is different for that jurisdiction.

In the following sections, recommendations for each jurisdiction are as follows:

OKC  Okaloosa County SRC  Santa Rosa County FRP City of Freeport
CRV  City of Crestview WLT  Walton County
LHL  City of Laurel Hill DFS DeFuniak Springs
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Common Requirements / Responses to Applicable JLUS Recommendations

OKC4
CRV-1
LHL 2 Distribute Education Handouts Materials Provided by Eglin AFB to Developers and Builders on

SRC 4 Radio Frequency Interference
WLT 4

DFS 2
FRP 2

Two committees, the Military Sustainability Partnership Executive Committee (MSPEC) and the Military
Growth Advisory Group (MGAG), were formed with representatives of local jurisdictions and Eglin AFB.
These two committees were tasked with reviewing and providing direction on the content of the SAS
recommendations.

During the preparation of the SAS, information on radio frequency interference was provided to the
committees. The direction from the committees was not to incorporate this into the regulatory
framework being developed for the SAS.

Development and distribution of educational materials remains as a JLUS recommendation to be
accomplished.

OKC5
CRV 2

LHL3  Implement Public Awareness Measures Through Environs Signage, Website Links, Educational

SRC5 Handouts
WLT 4

DFS 3
FRP 3

As part of the Tri-County SAS, a website was maintained to provide information to the public on the
process (www.smallareastudies.com) and to provide educational materials relative to compatibility
planning. This JLUS recommendation is an on-going item, and will continue after the completion of the
SAS.

OKC14
CRV 9

LHL7 Formalize Policy to Include Military Participation and Cross-Jurisdiction Coordination in

SRC17  Development Review and Planning Process
WLT 10

DFS 7
FRP 7

In the evaluation of development projects, Section 163.3175 of the 2011 Florida Statutes plays an
important role in guiding coordination. For affected local governments in proximity to the military
installations listed in 163.3175(2), which includes all of the jurisdictions engaged in the Tri-County SAS as
listed in 163.3175(2)(c), coordination for review of development applications is specified in 163.3175(4).

All SAS jurisdictions have agreed to provide Eglin AFB with the opportunity to review development
applications and to provide comments for their consideration as part of the standard review process. This
will be done for applications when requested by the Eglin AFB installation commander, in keeping with
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Florida Statute 163.3175. Comments from Eglin AFB will have the same standing as comments from other
reviewing agencies, and will not dictate a course of action.

See Section 2.3 for more details on this subject.

Several jurisdictions also made changes to their comprehensive plan policies or subdivision regulations to
address this topic. See each jurisdiction for more information.

Okaloosa County Recommendations

OKC1:  Implement Construction Standards for New Construction to provide Noise Level Reduction
Inside Structures Proposed Within Maximum Mission Noise Areas (>65 dB)

Considered in earlier drafts of the SAS as part of a proposed Military Influence Overlay District (MIOD)
regulation, Okaloosa County determined that this recommendation would be addressed with a project-
by-project review, with consultation by Eglin AFB as requested by the installation commander, in keeping
with Florida Statute 163.3175.

OKC2: Implement Effective Disclosure Procedures Notifying Buyers and Leasers that Property is Near
a Military Installation subject to Low Level Aircraft, Impulse Noises, and/or Other Military-
Related Issues Identified

Earlier versions of the Tri-County SAS provided a Real Estate Disclosure form to be incorporated into the
standard real estate forms for buyers and leasers of homes and properties located within the MIPA Il and
Eglin North Encroachment Protection Zone (ENEPZ) areas of Okaloosa County. After further review and
discussion with stakeholders in the area, it was determined that an overview statement on the
importance of Eglin AFB in the regional context could be included into existing forms rather than
developing new forms and procedures for Okaloosa County. The SAS currently recommends that a
general statement be developed in consultation with real estate professionals and County staff. This will
be completed and implemented after the SAS program is complete.

OKC3: Implement Lighting Ordinance to Avoid Glare and Reflection

The Tri-County SAS analyzed current comprehensive plan policies and Land Development Code (LDC)
regulations to determine changes to lighting standards desired for the sustainability of the Eglin AFB
mission. In earlier drafts, a comprehensive lighting control program was proposed as part of a MIOD
regulation. Following public review and input from the County Commissioners, the final SAS includes a
new requirement for down lighting on new lighting installations in Critical Approach | and Il, and a
recommendation for this to be included when possible in the rest of the county. Issues on light and glare
can also be addressed through input from Eglin AFB on the review of applications, when requested by the
Eglin AFB installation commander, in keeping with Florida Statute 163.3175.

OKC6: Identify Low Level Approach Zones and Cruise Missile Corridors on All County Maps, Preliminary
Plats and Public Reports and Require Developers To Identify Same Information on All Proposed
Projects

Initially incorporated as part of a proposed MIOD regulation for Okaloosa County, based on public input
and review by the Okaloosa County Board of Commissioners, this requirement was not included as part of
the final recommendations in the SAS.
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OKC8: Do not allow increases in Density and Intensity in Low Level Approach Zones, Cruise Missile
Corridor, or Eglin AFB Boundary Buffer Until Recommendation OKC g is Completed

JLUS Recommendation OKC 9 was the preparation of a SAS. With the completion of the SAS, this
recommendation is considered complete.

Actions to address sound (noise) attenuation were originally proposed as part of the MIOD regulation,
but it was felt that the Florida Building Code would need to provide guidance on this topic before local
implementation could occur. Therefore, no action was taken in the final Tri-County SAS. See Section 2.4
for additional information on the Florida Building Code.

OKC15: Limit Object Heights Regarding Potential Conflicts With Eglin Missions and Operations

The Tri-County SAS analyzed current comprehensive plan policies and LDC regulations relative to object
heights. In earlier drafts of the SAS, new regulations on height were proposed for Okaloosa County as
part of a new MIOD regulation. Following public review and input from the County Commissioners, no
change in current regulations was proposed. Potential issues on vertical height will be addressed through
compliance with existing regulations and engaging Eglin AFB in the review of applications, when
requested by the Eglin AFB installation commander, in keeping with Florida Statute 163.3175.

OKC18: Establish Military Influence Planning Area (MIPA) Zoning Overlay District Creating MIPA
designations (1, II, or 11I) based on the compatibility issues Identified.

In earlier drafts of the SAS, overlay areas were proposed that reflected the different operational
constraints being considered (vertical height, noise levels, etc.). Following public review and input from
the Board of Commissioners, the County’s LDC is proposed for modification to require down lighting in
Critical Approach | and Il. No other overlay designations were considered appropriate for inclusion in the
SAS final recommendations.

City of Crestview

CRV3: Identify Low Level Approach Zones on Preliminary Plats and Public Reports and Require
Developers To Identify the Approach Zones on All Proposed Projects

As part of the final SAS, Crestview’s Comprehensive Plan has recommended policy changes to implement
public disclosure relative to this JLUS recommendation:

Policy 7.A.11.5 - Promote public awareness of compatibility regulations and activities
related to Eglin Air Force Base.

a. The City of Crestview shall make available for public inspection, maps that depict the
current MIOD and MIOD subzones at the City’s Growth Management Administrative
Services Department and on the City’s website.
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b. The City of Crestview should require real estate transactions of properties within the
MIOD to include a disclosure of the property’s location within the MIOD (and any
subzones), as well as proximity to Eglin Air Force Base. (see specific related policies
below)

c. The City of Crestview shall display at Crestview City Hall and other appropriate places,
as well as distribute to applicants of development orders within the MIOD area, a
brochure that describes the types of regulations in the MIOD and the importance of
compatibility with Eglin Air Force Base.

d. The City of Crestview shall display at Crestview City Hall and other appropriate places,
educational material about radio interference that is provided by Eglin Air Force Base.

Policy 7.A.11.6 - The City, in partnership with the municipalities within Okaloosa County
and Eglin Air Force Base, will develop an effective procedure disclosing the proximity of
property to Eglin AFB. The intent is to develop a single set of procedures to serve all
participants, including owners, buyers and lessors of real property; the real estate
community, local governments, and the Air Force.

The proposed MIOD regulations include, in Section 12 (C), a statement that requires “All plats and site
plans for properties within the MIOD shall incorporate disclosure requirements on the plat and site plan,
as well as within Covenants and Restrictions (CRs) recorded for each subdivision, as set forth in the
Subdivision Regulations, or their equivalent, of this jurisdiction.”

CRV4: Do Not Allow increases in Density and Intensity in Low Level Approach Zones and Eglin AFB
Boundary Buffer Until CRV 5 Recommendation is Completed

JLUS Recommendation CRV 5 was the preparation of a SAS. With the completion of the SAS, this
recommendation is considered complete.

CRV6: Amend Comprehensive Plan and Land Development Code to Limit Object Heights According to
Information Provided by Eglin AFB (Figure 5-5)

The final SAS includes a recommended new Comprehensive Plan policy that reads:

Policy 7.A.11.13.2 - The City shall require on all applications for any vertical structure which
might be inconsistent with Policy 7.A.10.9.1, the inclusion of a statement from the
Commander of Eglin AFB that the proposed structure would not interfere with the
installation’s existing or planned mission. This policy does not supersede or negate
compliance requirements with the federal obstruction standards contained in Title 14 of
the Code of Federal Regulations Part 77 (14 CFR Part 77). The maximum height of
building and towers shall be as identified in the MIOD Ordinance.]

From a LDC standpoint, this was covered through the preparation of a MIOD regulation that includes, in
Section 9 of that regulation, restrictions on structure / facility heights based on their location. The
Comprehensive Plan is recommended to include a policy requiring this integration.
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Policy 7.A.11.2 - Adopt and incorporate regulations for the MIOD into the Land
Development Code to encourage compatibility with missions at Eglin Air Force Base for
the Subzone areas within the City.

CRV7: Implement Lighting Ordinance to Avoid Glare and Reflection

As part of the final SAS, the MIOD regulation for the City of Crestview includes regulations on light and
glare controls as part of Section 11, Light and Glare Controls.

From a policy standpoint, the City’s Comprehensive Plan is also recommended for modification relative to
light and glare as follows:

Policy 7.A.11.15 - The City shall require the use and installation of lighting that reduces
glare and light trespass within the MIOD. The City shall require all artificial lighting
equipment, including but not limited to high intensity white strobe lights, floodlights and
searchlights, whether temporary or permanent installations, be fully shielded with
positive optical control so that all light emitted by the fixture, either directly from the
lamp or indirectly from the fixture, is projected below a horizontal plane extending from
the bottom of the light fixture. No building permit shall be granted unless this
requirement is met.

Policy 7.A.10.15.1 - The City shall require that lights or illumination of street, parking, signs
or use of land and structures be arranged and operated in such a manner that is neither
distracting nor creates a dangerous environment to pilots and aircraft operating within
the established MIOD. A lighting plan will be required for review and approval prior to
the issuance of a building permit.

CRV9: Formalize Policy to Include Military Participation and Cross-Jurisdiction Coordination in
Development Review and Planning Process

The final SAS includes a recommended new Comprehensive Plan policy that reads:

Objective 7.A.10 — Coordinate with Eglin Air Force Base on land use decisions that may
affect the missions of the military installation.

Policy 7.A.10.1: The City of Crestview shall continue to implement the applicable
provisions of Florida Statutes Section 163.3175 concerning coordination and
communication with Eglin Air Force Base.

CRV10: Establish Military Influence Planning Area (MIPA) Zoning Overlay District to create different
MIPA designations. It is recommended to create levels of MIPAs corresponding with the
recommended MIPAs (I, Il, or 11I).

The final SAS includes a new policy to implement a MIOD regulation and to designate subareas.

Policy 7.A.11.1 - Prepare and adopt a Military Influence Overlay District (MIOD) that
identifies the areas of the City that are subject to specific regulations to encourage
compatibility with Eglin Air Force Base, as required by Florida Statute Sections 163.3175
and 163.3177 and includes the following:
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A. The MIOD area shall be delineated on the Future Land Use Map of the City’s
Comprehensive Plan.

B. The MIOD and MIOD Subzones shall be delineated on a map of the Military Influence
Overlay District Area within the Future Land Use Element of the City’s Comprehensive
Plan.

C. A note shall be included on the maps referenced in A and B that states: “Properties
located within the MIOD are subject to additional regulations in the Land Use
Regulations for compatibility with Eglin Air Force Base, as required by Florida Statute
Sections 163.3175 and 163.3177.”

As part of the final SAS, the MIOD regulation for the City of Crestview includes the designation of
subzones as part of Section 7, Military Influence Overlay District (MIOD) and MIOD Subzones.

City of Laurel Hill

LHL 1: Implement Lighting Ordinance to Avoid Glare and Reflection

Due to limited staffing resources for implementation of a new regulation, no new regulations on light and
glare were proposed.

LHL3:  Implement Public Awareness Measures Through Environs Signage, Website Links, Educational
Handouts

As part of the Tri-County SAS, a website was maintained to provide information to the public on the
process (www.smallareastudies.com) and to provide educational materials relative to compatibility
planning. This JLUS recommendation is an on-going item, and will continue after the completion of the
SAS.

LHL 4: Identify Cruise Missile Corridors on All City Maps, Preliminary Plats and Public Reports and
Require Developers To Identify Same Information on All Proposed Projects

Due to limited staffing resources for implementation of a new regulation, no new regulations or mapping
was proposed.

LHL8: Limit Object Heights Regarding Potential Conflicts With Eglin AFB Missions and Operations

Due to limited staffing resources for implementation of a new regulation, no new regulations on object
height were proposed. Existing regulations will be applied to new development.

LHL9:  Update City’s Comprehensive Plan and Land Development Code to Include Specific Language
Designed to Strengthen the City’s Compatibility Position on Proposed Developments, Land Use
Amendments and/or Other Related Change Requests

Due to limited staffing resources for implementation of a new Comprehensive Plan policies and LDC
regulations, no changes were proposed.
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Santa Rosa County

At the start of the Tri-County SAS program, Santa Rosa County already had in place Comprehensive Plan
policies and an Airport Environs Ordinance (Article 11) that addressed many of the types of compatibility
issues identified in the Eglin JLUS. The existing policies and ordinance were oriented towards protection
of public airports and military airports and surfaces associated with these installation and airfields in the
County. As part of the SAS program, Comprehensive Plan policies and Article 11 were refined to ensure
they addressed the compatibility issues identified in the Tri-County SAS.

In Article 11, Section 11.04.00 and subsections within apply to all military airport zones and surfaces
associated with military installations and airfields located within Santa Rosa County or having impacts on
land within Santa Rosa County. Further, certain areas in proximity to Eglin Air Force Base (the Eglin
Military Airport Zone Subzones) are subject to additional or slightly different regulations from
Section 11.04.00. The regulations that are unique and specific to the Eglin Military Airport Zone Subzones
are included in Section 11.05.00.

SRC1: Implement Construction Standards for New Construction to provide Noise Level Reduction
Inside Structures Proposed Within Maximum Mission Noise Areas (>65 dB)

As part of the final SAS package of recommendations, sound attenuation for new construction is
provided pursuant to the specifications in Section 11.05.09.

SRC2:  Utilize More Effective Disclosure Procedures Notifying Buyers and Leasers that Property is Near
a Military Installation subject to Low Level Aircraft, Impulse Noises, and/or Other Military-
Related Issues Identified

Santa Rosa County currently has an effective real estate disclosure form and process, which was modified
slightly for use with the SAS program. Disclosure requirements are specified in Article 11, Section 11.08.00,
Disclosure.

SRC5:  Implement Public Awareness Measures Through Environs Signage, Website Links, Educational
Handouts

As part of the Tri-County SAS, a website was maintained to provide information to the public on the
process (www.smallareastudies.com) and to provide educational materials relative to compatibility
planning. This JLUS recommendation is an on-going item, and will continue after the completion of the
SAS.

SRC6: Identify Low Level Approach Zones on Preliminary Plats and Public Reports and Require
developers To Identify the Approach Zones on All Proposed Projects

The proposed modifications to the EMAZ regulations include, in Section 11.08.00(H) the following
requirements:

Plats in Eglin MAZ Boundaries. If the plat, either part or whole, lies within the
boundaries of the Eglin MAZ, such boundaries shall be delineated on the plat. If the
entire plat lies within the Eglin MAZ, the plat shall incorporate a statement that declares
all property, as defined within its legal description, as located within the Eglin MAZ. If
contiguous property is owned by the Department of Defense, it shall be so designated.
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Any plat or portion thereof that lies within the Eglin MAZ shall include substantially
similar language as that appearing in the following statement, as may apply to the
property:

“On the date this plat was recorded, all or a portion of the property appearing within this
plat lies within the Eglin Military Airport Zone and one or more associated Subzones. Use of
or construction upon lands or waters within this plat may have additional restrictions set
forth in ordinances of the Santa Rosa County Board of Commissioners or in covenants
recorded in the official records of the Clerk of the Circuit Court for Santa Rosa County.”

Santa Rosa County also has an existing Real Estate Disclosure requirement that was modified to include
disclosure within the Eglin Military Airport Zone (EMAZ). This requires:

Pursuant to Santa Rosa County Ordinance 2005-07, any owner of residential property
who sells or leases that property is required to disclose to buyers or lessees (for leases
that run for more than seven (7) months) if the property is located, in whole or in part,
within a Public Airport Notification Zone or a Military Airport Notification Zone, Eglin
Military Airport Zone, or subzone and any other designated areas, as defined by the Santa
Rosa County Comprehensive Plan and Land Development Code, and that said property
may be subject to varying degrees of accident potential, noise, and other impacts from
operations conducted at or above military airfields, airports, or installations, or public
airports. This disclosure must be attached to the contract of sale or the lease agreement.

SRC 8:

Do not allow increases in Density and Intensity in Low Level Approach Zones and Eglin AFB

Boundary Buffer Identified in SRC 13 as MAZ Il Until Results of SRC 11 are Known

JLUS Recommendation SRC11 was the preparation of a SAS. With the completion of the SAS, this
recommendation is considered complete.

SRC 12:

Amend Comprehensive Plan and Land Development Code (Article 11—Airport Environs:
Table 11-3) to Limit Object Heights According to Information Provided by Eglin AFB (Figure 2-8)

The County’s Airport Environs Ordinance was updated to include a definition for the areas of concern
related to operations from Eglin Reservation and an inclusion of appropriate regulations. This included a
new Section 11.05.04 on Height Limitations within Eglin MAZ Subzones. In this section is a new table,
Table 11-5, provides Height Restrictions for Eglin MAZ Subzones.
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SRC13: Revise County’s Article 11—Airport Environs to create different MAZ designations. The County’s
existing Airport Environs requirements refer to a single MAZ. It is recommended to create
levels of MAZs corresponding with the recommended MAZ’s (I, Il, or IIl). Maintaining
nomenclature related to MAZs in Santa Rosa County will provide continuity with respect to
existing code for private property owners, County staff, policy makers, Whiting Field, and Eglin
AFB. This will also allow referencing the County’s code as a uniform document regardless if the
property is within a MAZ associated with Eglin AFB or a MAZ related to Whiting Field’s
previously established MAZs.

The County’s Airport Environs Ordinance was updated to include a definition for the areas of concern
related to operations at or from Eglin Reservation. Section 11.05.01 was added to this ordinance to
include a designation of the Eglin MAZ and associated subzones.

SRC14: Update County’s Airport Environs Ordinance to Include Specific Language Designed to
strengthen the County’s Compatibility Position on Proposed Developments, Land Use
Amendments and/or Other Related Change Requests

The County’s Airport Environs Ordinance was updated to include a definition for the areas of concern
related to operations at or from Eglin Reservation and an inclusion of regulations (primarily in
Section 11.005.00) that defines Eglin MAZ subzones, height limitations, use restrictions, and sound
attenuation.

SRC15: Update Comprehensive Plan as Necessary to Include New MAZs

As part of the final SAS, changes to Policies 3.3.A.1 and 3.3.A.2 were recommended to include the Eglin
Military Airport Zone (EMAZ).

SRC16: Study Required for Implementation Steps to Develop Retrofit Program for Sound Attenuation
for Habitable Buildings in Maximum Mission High Noise Level Areas (>65 dB)

The recommended changes to Article 11, Section 11.05.06, Sound Attenuation, included requirements for
modification of existing structures, as follows:

B. Modification of an Existing Structure. Any modification of an existing structure
that requires a building permit shall meet the requirements of Table 11-7 if the following
conditions exist:

1 Any remodeling or renovation activities that involve more than 50% of a
structure’s occupied space.

2. Any remodeling or renovation activities that have a construction value of
greater than 50% of the structure’s current market value;

C. Airport Noise Study Guidelines. Noise attenuation requirements in new or
existing structures shall meet the requirements of Table 11-7 and achieve an interior noise
level not to exceed 45dBALdn through the submittal of one of the following
mechanisms, as required by Section 324 of the 2010 Florida building Code, to Santa Rosa
County.

Page 2-10 Tri County Small Area Studies October 2012



https://11.05.06
https://11.005.00
https://11.05.01

SRC17: Formalize Policy to Include Military Participation and Cross-Jurisdiction Coordination in
Development Review and Planning Process

The final SAS included recommended changes to the Santa Rosa County Comprehensive Plan to address
this topic, as follows:

Obijective 11.1.E e The County shall continue to identify interface planning topics and areas
of concern that involve inter-agency coordination with other jurisdictions that would
benefit from joint planning efforts.

Policy 11.1.E.2 ® The County shall continue to utilize meetings as necessary to provide
coordination between Santa Rosa County planning activities and the planning activities of
the municipalities within the County, adjacent counties, the School Board and the
military. The County shall continue to participate in the Strategic Partnership Initiative
Committee as well as the Okaloosa County Comprehensive Plan Committee for the
purposes of coordination of planning activities. Further, the County shall encourage the
participation of military representation in other planning committees and partnerships as
it relates to the MAZ and the future growth of the proximate region and future military
mission growth.

Walton County

WLT1:  Implement Effective Disclosure Procedures Notifying Buyers and Leasers that Property is Near
a Military Installation subject to Low Level Aircraft, Impulse Noises, and/or Other Military-
Related Issues Identified

As part of the final SAS, changes were proposed to the Walton County Comprehensive Plan to address
better disclosure.

Policy L-1.17.4: Walton County shall promote public awareness of compatibility
regulations and activities related to Eglin Air Force Base.

A.  Maps that depict the current MIOD and MIOD subzone shall be available for public
inspection at the Walton County Planning and Development Services Division and
on the Walton County website.

B. Walton County shall strongly encourage real estate transactions of properties within
the MIOD to include a disclosure of the property’s location within the MIOD (and
the applicable Subzones), as well as proximity to Eglin Air Force Base.

C.  Walton County shall display at its county offices and other appropriate places, as
well as distribute to applicants of development orders within the MIOD area, a
brochure (prepared by the County) that describes the types of regulations in the
MIOD and the importance of compatibility with Eglin Air Force Base.

D. Walton County shall display at its county offices and other appropriate places
educational material about radio interference that is provided by Eglin Air Force
Base.
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In addition, a real estate disclosure form was prepared and submitted to the County for implementation.

WLT2: Implement Lighting Ordinance to Avoid Glare and Reflection

As part of the final SAS, the MIOD regulation for the City of Crestview includes regulations on light and
glare controls as part of Section 11, Light and Glare Controls.

WLT 4: Implement Public Awareness Measures Through Environs Signage, Website Links, Educational
Handouts

As part of the Tri-County SAS, a website was maintained to provide information to the public on the
process (www.smallareastudies.com) and to provide educational materials relative to compatibility
planning. This JLUS recommendation is an on-going item, and will continue after the completion of the
SAS.

WLT5:  Identify Low Level Approach Zones and Cruise Missile Corridors on All County Maps, Preliminary
Plats and Public Reports and Require Developers To Identify Same Information on All Proposed
Projects

As part of the proposed MIOD regulation, Section 12, Disclosures, the following was recommended:

C Subdivision Plat, Site Plan and Covenant Notification Requirements

All plats and site plans for properties within the MIOD shall incorporate disclosure
requirements on the plat and site plan, as well as within Covenants and Restrictions (CRs)
recorded for each subdivision, as set forth in the Subdivision Regulations, or their
equivalent, of this jurisdiction.

WLT 7: Do not allow increases in Density and Intensity in Low Level Approach Zones, Cruise Missile
Corridor, or Eglin AFB Boundary Buffer Until Recommendation WLT 8 is Completed

JLUS Recommendation WLT 8 was the preparation of a SAS. With the completion of the SAS, this
recommendation is considered complete.

WLT 9: Support and Promote State and Federal Land Acquisition in Florida Greenway Program

As part of the recommended additions to the Walton County Comprehensive Plan, the following policy
additions were proposed:

Policy L-1.17.166.8.1: Walton County shall work in collaboration with federal, state, other
local government agencies and non-governmental agencies to secure lands for buffering
and strengthen land conservation efforts through such initiatives as the Florida
Greenway Corridor and Florida Forever. The lands shall be identified and prioritized to
ensure land acquisition efforts provide protection of the Eglin AFB and NAS Whiting Field
military missions. Walton County shall support and promote State and Federal land
acquisition in the Florida Greenway Program.

Policy L-1.17.176.8.2: Walton County supports the use of federal and state funds to
acquire land for conservation and buffering of Eglin AFB. and NAS Whiting Field.
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Policy L-1.17.186.8.3: Walton County shall consider, wherever possible, partnering with
Eglin AFB and a third party (i.e. The Nature Conservancy) to acquire high-value
conservation lands that also preserve the military mission.

WLT 10: Formalize Policy to Include Military Participation and Cross-Jurisdiction Coordination in
Development Review and Planning Process

The final SAS includes a new policy to implement a MIOD regulation and to designate subareas.

Policy L-1.17.1: Walton County shall establish a Military Influence Overlay District (MIOD)
that identifies the areas of the County that are subject to specific regulations to
encourage compatibility with Eglin Air Force Base, as required by Florida Statute Sections
163.3175 and 163.3177.

A. The MIOD area shall be delineated on the Future Land Use Map of the Walton County
Comprehensive Plan.

B. The MIOD and MIOD Subzone shall be delineated on a map of the Military Influence
Overlay District Area within the Future Land Use Element of the Walton County
Comprehensive Plan.

C. A note shall be included on the maps referenced in A and B that states: “Properties
within the MIOD are subject to additional regulations in the Land Development Code
for compatibility with Eglin Air Force Base, as required by Florida Statute Sections
163.3175 and 163.3177.”

As part of the final SAS, the MIOD regulation for Walton County includes the designation of subzones as
part of Section 7, Military Influence Overlay District (MIOD) and MIOD Subzones.

WLT 11:  Limit Object Heights Regarding Potential Conflicts With Eglin AFB Missions and Operations

The final SAS includes recommended changes to Comprehensive Plan L-1.5.4.1, Height Limitations, as
follows:

(B) North Walton County: The County shall utilize the height thresholds identified in the
MIOD to maintain a safe operating environment for military aviators and activities.

Policy L-1.5.4.2: The County shall require buildings and towers not exceed or penetrate
the critical approach surface, transition surfaces, horizontal surfaces or conical surfaces
associated with, Auxiliary Field 1 and/or LZ East or Rock Hill Landing Zone (LZ) in a manner
which would obstruct aircraft operations, air navigation, or line-of-sight communications.

Policy L-1.5.4.3: The County shall require, for all applications for any structure which might
be inconsistent with Policy L-1.5.4.2 the inclusion of a statement from the Commander of
Eglin AFB that the proposed structure would not interfere with the installation’s
missions. This policy does not supersede or negate compliance requirements with the
federal obstruction standards contained in Title 14 of the Code of Federal Regulations
Part 77 (14 CFR Part 77). The maximum height of buildings and towers shall be as
depicted on the MIOD.
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From a LDC standpoint, this was covered through the preparation of a MIOD regulation that includes, in
Section 9 of that regulation, restrictions on structure / facility heights based on their location.

WLT 12: Establish Military Influence Planning Area (MIPA) Zoning Overlay District Creating MIPA
designations (1, II, or 11I) based on the compatibility issues Identified.

The final SAS includes a new policy to implement a MIOD regulation and to designate subareas.

Policy L-1.17.1: Walton County shall establish a Military Influence Overlay District (MIOD)
that identifies the areas of the County that are subject to specific regulations to
encourage compatibility with Eglin Air Force Base, as required by Florida Statute Sections

163.3175 and 163.3177.

A. The MIOD area shall be delineated on the Future Land Use Map of the Walton County
Comprehensive Plan.

B. The MIOD and MIOD Subzone shall be delineated on a map of the Military Influence
Overlay District Area within the Future Land Use Element of the Walton County
Comprehensive Plan.

C. A note shall be included on the maps referenced in A and B that states: “Properties

within the MIOD are subject to additional regulations in the Land Development

Code for compatibility with Eglin Air Force Base, as required by Florida Statute
Sections 163.3175 and 163.3177.”

As part of the final SAS, the MIOD regulation for Walton County includes the designation of subzones as
part of Section 7, Military Influence Overlay District (MIOD) and MIOD Subzones.

City of DeFuniak Springs

DFS 1: Implement Lighting Ordinance to Avoid Glare and Reflection

As part of the final SAS, the MIOD regulation for the City of DeFuniak Springs includes regulations on light
and glare controls as part of Section 11, Light and Glare Controls.
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DFS3: Implement Public Awareness Measures Through Environs Signage, Website Links, Educational
Handouts

As part of the Tri-County SAS, a website was maintained to provide information to the public on the
process (www.smallareastudies.com) and to provide educational materials relative to compatibility
planning. This JLUS recommendation is an on-going item, and will continue after the completion of the
SAS.

DFS 4:  Identify Cruise Missile Corridors on All City Maps, Preliminary Plats and Public Reports and
Require Developers To Identify Same Information on All Proposed Projects

In the final SAS, this requirement is covered under the proposed MIOD regulations in Section 12,
Disclosures.

DFS 6: Support and Promote State and Federal Land Acquisition in Florida Greenway Program

No policies to promote this acquisition were recommended for inclusion in the final SAS for the City.

DFS7: Formalize Policy to Include Military Participation and Cross-Jurisdiction Coordination in
Development Review and Planning Process

Relative to coordination, the following policies were proposed as part of the final SAS for inclusion in the
City’s Comprehensive Plan.

Objective 1.5: The City shall coordinate with Eglin Air Force Base and other regional
jurisdictions, as appropriate, to ensure that planning programs and land use decisions are
made to ensure compatibility, protect the public health and safety and consider any
impacts that may affect any existing or planned future missions on the military
installation.

Policy 1.5.1: The City will participate in inter-jurisdictional workgroups and committees,
such as the Eglin Air Force Base Joint Land Use Study Group, the Military Growth Advisory
Committee, etc., to ensure cooperation and coordination among jurisdictions in the
region concerning planning programs and land use and resource decisions that may
affect Eglin Air Force Base.

Policy 1.5.2: To foster close coordination and communication, the Planning Board shall
include an ex-officio, non-voting member that is a designated representative of the
Commanding Officer of Eglin Air Force Base. The designated representative shall be
notified of all meetings and provided copies of agenda packages related to the portion of
the City that lies within the established Military Influence Overlay District (MIOD) (as
depicted on Map 12 of the Future Land Use Map series), as well as any special planning
studies, such as Evaluation and Appraisal Reports (EARs), or any city-wide ordinances and
regulations that may affect Eglin Air Force Base or its operations.

Policy 1.5.3: All proposed comprehensive plan amendments, land development regulation
changes, rezonings, waivers, exceptions, variances, planned unit developments and
similar applications which, if approved, would affect the intensity, density, or use of land,
or the height of structures or lighting within the established Military Influence Overlay
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District (MIOD) area of the City (as depicted on Map 12 of the Future Land Use Map
series) shall be referred to the designated representative of the Commanding Officer of
Eglin Air Force Base for review and comment prior to final action by the City.

Policy 1.5.4: The City shall require an applicant to provide a written statement from the
designated representative of the Commanding Officer of Eglin Air Force Base that a
requested variance to any provision of an adopted MIOD would or would not interfere
with the installation’s mission. For height variance applications, this policy shall not
supersede or negate the need to comply with the federal obstruction standards
contained in Title 14 of the Code of Federal Regulations Part 77 (14 CFR Part 77).

Policy 1.5.5. The City shall work with Eglin Air Force Base to determine if development
application review procedures and any other important coordination activities should be
detailed and formalized in a Memorandum of Agreement (MOA) executed between the
City and Eglin Air Force Base. If the determination is affirmative, the City shall prepare a
draft of such an MOA ready for execution with Eglin Air Force Base within 12 months of
the determination.

Policy 1.5.6: The Commanding Officer of Eglin Air Force Base shall be invited to
participate in all development of regional impact-related activities within the portion of
the City that lies within the established MIOD.

DFS 8:  Limit Object Heights Regarding Potential Conflicts With Eglin AFB Missions and Operations

From a LDC standpoint, this was covered through the preparation of a MIOD regulation that includes, in
Section 9 of that regulation, restrictions on structure [ facility heights based on their location.

DFS9:  Establish Military Influence Planning Area (MIPA) Zoning Overlay District Creating MIPA
designations (1, 11, or 111) based on the compatibility issues Identified

The final SAS includes a new policy to implement a MIOD regulation and to designate subareas.

Policy 1.10.2.1: The City shall establish a Military Influence Overlay District (MIOD) that
identifies the areas of the City that are subject to specific regulations to ensure
compatibility with Eglin Air Force Base, as required by Florida Statute Sections 163.3175
and 163.3177.

A. The MIOD area shall be delineated on Map 2, Future Land Use Map, within the Future
Land Use Map Series of the City of DeFuniak Springs Comprehensive Plan.

B. The MIOD and any MIOD subzones, if applicable, shall be delineated on Map 12,
Military Influence Overlay District Area, within the Future Land Use Map Series of the
City of DeFuniak Springs Comprehensive Plan.

C. A note shall be included on the maps referenced in A and B that states: “Properties
within the MIOD are subject to additional regulations in the Land Development Code
for compatibility with Eglin Air Force Base, as required by Florida Statute Sections

163.3175 and 163.3177.”
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City of Freeport

FRP 1:

Implement Lighting Ordinance to Avoid Glare and Reflection

As part of the final SAS, the MIOD regulation for the City of Crestview includes regulations on light and
glare controls as part of Section 11.

From a policy standpoint, the City’s Comprehensive Plan is also recommended for modification relative to
light and glare as follows:

Objective 3.1: Ensure the safety of pilots and viability of military-related, night training
operations within the established MIOD, through the use and installation of lighting
practices that reduce glare and light trespass.

Policy 3.1.1. The City will implement the following lighting standards in the Freeport
Land Development Code to be applied to the area within the MIOD:

a. Prohibit light patterns common to military aviation.

b. Prohibit lights which create sky glow (except when used for safety, security
and utility).

c.  Prohibit luminous tube-lighting on building exteriors or roofs.
d. Prohibit external illumination for signage.

Policy 3.1.2. The City shall require all artificial lighting equipment, including but not limited
to high intensity white strobe lights, floodlights and searchlights, whether temporary or
permanent installations, to be fully shielded with positive optical control so that all light
emitted by the fixture, either directly from the lamp or indirectly from the fixture, is
projected below a horizontal plane extending from the bottom of the light fixture. No
building permit shall be granted unless this requirement is met.

Policy 3.1.3. The City shall require that lights or illumination of street, parking, signs or
use of land and structures shall be arranged and operated in such a manner that is neither
distracting nor creates a dangerous environment to pilots and aircraft operating within
the established MIOD. A lighting plan will be required for review and approval prior to
the issuance of a building permit.

Policy 3.1.4. Pursuant to the MOU established in IC Policy 1.1.1, the City shall coordinate
with Eglin AFB in the review of all lighting plans of new development projects.

FRP 3:

Implement Public Awareness Measures Through Environs Signage, Website Links, Educational
Handouts

As part of the Tri-County SAS, a website was maintained to provide information to the public on the
process (www.smallareastudies.com) and to provide educational materials relative to compatibility
planning. This JLUS recommendation is an on-going item, and will continue after the completion of the

SAS.
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FRP 4:

Identify Cruise Missile Corridors on All City Maps, Preliminary Plats and Public Reports and

Require Developers To Identify Same Information on All Proposed Projects

In the final SAS, this requirement is covered under the proposed MIOD regulations in Section 12,
Disclosures.

FRP 6:

Support and Promote State and Federal Land Acquisition in Florida Greenway Program

No policies to promote this acquisition were recommended for inclusion in the final SAS for the City.

FRP 7:

Formalize Policy to Include Military Participation and Cross-Jurisdiction Coordination in

Development Review and Planning Process

The final SAS includes recommended new Comprehensive Plan policies in the Intergovernmental
Coordination Element, as follows:

Objective 1.1: Strengthen communication and cooperation between Eglin AFB and the
City of Freeport.

Policy 1.1.1. The City shall formalize coordination efforts to foster regional compatibility
with Eglin Air Force Base and other regional military-related activities through a
Memorandum of Understanding (MOU).

a. Such MOU shall include language, but is not limited to the following:

1. The City will include an Eglin AFB representative as an ex-officio member
of its Local Planning Agency, which reviews and makes
recommendations on new development proposals, comprehensive plan

amendments, and zoning changes.

2. All proposed comprehensive plan amendments, proposed
exceptions,

development regulation changes, rezonings, waivers,

land

variances, planned unit developments and similar applications which, if
approved, would affect the intensity, density, or use of land within the
adopted Military Influence Overlay District (MIOD) shall be referred to
the designated military representative for review and comment prior to

final action;

3. All development of regional impact-related activities within established

MIOD; and,

4. Application for development orders requesting a variance or waiver from
height or lighting restrictions or noise attenuation/reduction

requirements.

Policy 1.1.2. The City will participate in inter-jurisdictional workgroups and committees,
such as but not limited to the Joint Land Use Study Group and the Military Growth
Advisory Committee, to ensure effective interagency communication about land use
planning and decisions.
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FRP 8:  Limit Object Heights Regarding Potential Conflicts With Eglin AFB Missions and Operations

The final SAS includes recommended new Comprehensive Plan policies, as part of the Future Land Use
Element, which read:

Policy 2.1.1: The City will implement height restrictions to avoid operational and safety
conflicts with military-related aviation exercises as it applies to the MIOD.

a. The City, in coordination with Walton County and the Tri-County region and
consistent with Policy 2.1, shall participate in committees that advise on
aviation operations within the MIOD area such as but not limited to, the
Northwest Florida Steering Committee, or other, that publicly manages and
advises on airport operations and controlled airspace to ensure coordination
of various aviation activities relative to land use decisions in the region.

b. The City shall require buildings and towers to not exceed or penetrate the
approach surface, transition surfaces, horizontal surfaces or conical surfaces
associated with Auxiliary Field 1 and the improvement of the Rock Hill
Landing Zone in a manner which would obstruct aircraft operations, air
navigation, or line-of-sight communications. Surfaces information shall be
provided by Eglin AFB to ensure the City’s compliance.

c. The City will require for all applications for any vertical structure which might
be inconsistent with Policy 2.1.b., the inclusion of a  statement from the
Commander of Eglin AFB, that the proposed structure would not interfere
with the installation’s mission. This policy does not supersede or negate
compliance requirements with the federal obstruction standards
contained in Title 14 of the Code of Federal Regulations Part 77 (14 CFR Part
77)- The maximum height of building and towers shall be as depicted on the
MIOD.

From a LDC standpoint, this was covered through the preparation of a MIOD regulation that includes, in
Section 9 of that regulation, restrictions on structure / facility heights based on their location. The
Comprehensive Plan is recommended to include a policy requiring this integration.

FRP9:  Establish Military Influence Planning Area (MIPA) Zoning Overlay District Creating MIPA
designations (I, I, or 11I) based on the compatibility issues Identified.

The final SAS includes a new policy to implement a MIOD regulation and to designate subareas.

Objective 1.1:  Identify appropriate regulatory and non-regulatory measures to ensure
compatibility between the Eglin AFB mission and future land uses.

Policy 1.1.1 The City hereby establishes a Military Influence Overlay District (MIOD)
along the northern area of Freeport which includes the Cruise Missile Corridor, as
initiated by the Joint Land Use Study and developed by the Tri-County Small Area Studies.
This MIOD shall be incorporated into the Future Land Use Map.
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Within the MIOD, the City shall require:

a) Limit structure height
b) Require lighting standards pursuant; and
Q) Support land acquisition.

2.2 Comprehensive Plan Policies / Land Development Code Regulations

Early in the development of the SAS recommendations, the Comprehensive Plan policies and Land
Development Code (LDC) regulations for each jurisdiction were reviewed and evaluated relative to their
effectiveness in addressing the compatibility issues identified. The premise of this work was to identify if:

1. No Change. If an existing policy or LDC regulation was found to be appropriate in how it
addresses a compatibility issue, no further action was required.

2. Modification. If a policy or LDC regulation was found to address some aspects of a compatibility
issue, but changes were needed to adequately address the compatibility issue (related either to
the issue itself or the geographic area currently covered), then modifications would be
appropriate for consideration. In terms of level of effort, modification of an existing policy or
LDC regulation was considered better than developing a new method if similar results could be
attained.

3. New Policy [ Regulation. For some compatibility concerns, tools to address the issue were not
available.  For these situations, new policy andfor LDC regulations were prepared for
consideration.

The results of this evaluation are included as Appendix G.

It is important to note that once the SAS process is completed, the final SAS is not an adopted policy or
regulation. It will be used by local jurisdictions in the Study Area to guide their future compatibility
efforts, including updates to comprehensive plan policy, LDC regulations or other tools.

2.3 State Law 163.3175, Exchange of Information between Local Governments and Military
Installations

In the evaluation of development projects, Section 163.3175 of the 2011 Florida Statutes plays an
important role in guiding coordination. For affected local governments in proximity to the military
installations listed in 163.3175(2), which includes all of the jurisdictions engaged in the Tri-County SAS as
listed in 163.3175(2)(c), coordination for review of development applications is specified in 163.3175(4).

163.3175 Legislative findings on compatibility of development with military installations; exchange of
information between local governments and military installations.—

(1) The Legislature finds that incompatible development of land close to military installations can
adversely affect the ability of such an installation to carry out its mission. The Legislature further
finds that such development also threatens the public safety because of the possibility of accidents
occurring within the areas surrounding a military installation. In addition, the economic vitality of a
community is affected when military operations and missions must relocate because of
incompatible urban encroachment. Therefore, the Legislature finds it desirable for the local
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governments in the state to cooperate with military installations to encourage compatible land
use, help prevent incompatible encroachment, and facilitate the continued presence of major
military installations in this state.

(2) Certain major military installations, due to their mission and activities, have a greater potential for
experiencing compatibility and coordination issues than others. Consequently, this section and the
provisions in s. 163.3177(6)(a), relating to compatibility of land development with military
installations, apply to specific affected local governments in proximity to and in association with
specific military installations, as follows:

(@) Avon Park Air Force Range, associated with Highlands, Okeechobee, Osceola, and Polk
Counties and Avon Park, Sebring, and Frostproof.

(b) Camp Blanding, associated with Clay, Bradford, and Putnam Counties.

(c) Eglin Air Force Base and Hurlburt Field, associated with Gulf, Okaloosa, Santa Rosa, and
Walton Counties and Cinco Bayou, Crestview, Destin, DeFuniak Springs, Fort Walton
Beach, Freeport, Laurel Hill, Mary Esther, Niceville, Shalimar, and Valparaiso.

(d) Homestead Air Reserve Base, associated with Miami-Dade County and Homestead.

(e) Jacksonville Training Range Complex, associated with Lake, Marion, Putnam, and Volusia
Counties.

(f) MacDill Air Force Base, associated with Tampa.

(g) Naval Air Station Jacksonville, Marine Corps Support Facility-Blount Island, and outlying
landing field Whitehouse, associated with Jacksonville.

(h) Naval Air Station Key West, associated with Monroe County and Key West.

(i) Naval Support Activity Panama City, associated with Bay County, Panama City, and
Panama City Beach.

(i) Naval Air Station Pensacola, associated with Escambia County.

(k) Naval Air Station Whiting Field and its outlying landing fields, associated with Santa Rosa
and Escambia Counties.

() Naval Station Mayport, associated with Atlantic Beach and Jacksonville.

(m) Patrick Air Force Base and Cape Canaveral Air Force Station, associated with Brevard
County and Satellite Beach.

(n) Tyndall Air Force Base, associated with Bay County and Mexico Beach and Parker.

(3) The Florida Council on Military Base and Mission Support may recommend to the Legislature
changes to the military installations and local governments specified in subsection (2) based on a
military base’s potential for impacts from encroachment, and incompatible land uses and
development.

(4) Each affected local government must transmit to the commanding officer of the relevant
associated installation or installations information relating to proposed changes to comprehensive
plans, plan amendments, and proposed changes to land development regulations which, if
approved, would affect the intensity, density, or use of the land adjacent to or in close proximity to
the military installation. At the request of the commanding officer, affected local governments
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must also transmit to the commanding officer copies of applications for development orders
requesting a variance or waiver from height or lighting restrictions or noise attenuation reduction
requirements within areas defined in the local government’s comprehensive plan as being in a
zone of influence of the military installation. Each affected local government shall provide the
military installation an opportunity to review and comment on the proposed changes.

5) The commanding officer or his or her designee may provide comments to the affected local
g g Yy P
government on the impact such proposed changes may have on the mission of the military
installation. Such comments may include:

(a) If the installation has an airfield, whether such proposed changes will be incompatible
with the safety and noise standards contained in the Air Installation Compatible Use Zone
(AICUZ) adopted by the military installation for that airfield;

(b) Whether such changes are incompatible with the Installation Environmental Noise
Management Program (IENMP) of the United States Army;

() Whether such changes are incompatible with the findings of a Joint Land Use Study
(JLUS) for the area if one has been completed; and

(d) Whether the military installation’s mission will be adversely affected by the proposed
actions of the county or affected local government.

The commanding officer’s comments, underlying studies, and reports are not binding on the local
government.

(6) The affected local government shall take into consideration any comments provided by the
commanding officer or his or her designee pursuant to subsection (4) and must also be sensitive to
private property rights and not be unduly restrictive on those rights. The affected local
government shall forward a copy of any comments regarding comprehensive plan amendments to
the state land planning agency.

(7) To facilitate the exchange of information provided for in this section, a representative of a military
installation acting on behalf of all military installations within that jurisdiction shall be included as
an ex officio, nonvoting member of the county’s or affected local government’s land planning or
zoning board.

(8) The commanding officer is encouraged to provide information about any community planning
assistance grants that may be available to a county or affected local government through
programs such as those of the federal Office of Economic Adjustment as an incentive for
communities to participate in a joint planning process that would facilitate the compatibility of
community planning and the activities and mission of the military installation.

(9) If a local government, as required under s. 163.3177(6)(a), does not adopt criteria and address
compatibility of lands adjacent to or closely proximate to existing military installations in its future
land use plan element by June 30, 2012, the local government, the military installation, the state
land planning agency, and other parties as identified by the regional planning council, including,
but not limited to, private landowner representatives, shall enter into mediation conducted
pursuant to s. 186.509. If the local government comprehensive plan does not contain criteria
addressing compatibility by December 31, 2013, the agency may notify the Administration
Commission. The Administration Commission may impose sanctions pursuant to s. 163.3184(8). Any
local government that amended its comprehensive plan to address military installation
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compatibility requirements after 2004 and was found to be in compliance is deemed to be in
compliance with this subsection until the local government conducts its evaluation and appraisal
review pursuant to s. 163.3191 and determines that amendments are necessary to meet updated
general law requirements.

Compliance with these requirements was assumed in the development of land use regulation
proposals. For Okaloosa County, this provision was seen as adequate protections relative to
future land use proposals and was used instead of changing the County’s LDC. In other
jurisdictions, additional changes were made to their LDC requirements to specify allowed land
uses.

Oﬁ

2.4 Florida Building Code

In terms of building codes applied to construction in Florida, the Florida Department of Business &
Professional Regulation is the agency responsible for the development and maintenance of the Florida
Building Code. In the Tri-County SAS, the key building code issue related to methods for requiring noise
attenuation for new construction of noise sensitive uses (e.g., residential, schools, etc.) in areas that are
exposed to high noise levels relative to operations conducted on or from the Eglin Reservation. In
discussions with the SAS committees, it was felt that any code requirements related to noise attenuation
would need to be developed at the State level and then implemented by a local jurisdiction.

The following section of the Florida Building Code was recently amended. Using this guidance, local
jurisdictions can approve a local ordinance to address noise attenuation using the following guidance.

SECTION 324, AIRPORT NOISE
R324.1 Airport noise study guidelines.

The Aviation Safety and Noise Abatement Act of 1979 14 CFR Part 150 (US Department of
Transportation) including revisions through January 2005 and hereby adopted as a guideline for
establishing airport noise control. When required by a local government: by local ordinance to provide
noise attenuation in a new structure or addition to an existing structure near an airport in the area of
the local government, the applicant must provide either:

1. A testing certificate from an accredited noise testing lab that a new structure or addition to
existing structure built to the submitted engineering plans will achieve an average minimum
dBA reduction equal to or greater than the reduction required;

2. An engineering judgment signed and sealed by an engineer licensed in the State of Florida that
the structure or addition built to the submitted engineering plans will achieve an average
minimum dBA reduction equal to or greater than the reduction required; or

3. Plans using the standards contained in "Guidelines for Sound Insulation of Residences Exposed
to Aircraft Operations” prepared for the Department of the Navy by Wyle Research and
Consulting, Arlington, Virginia, April 2005 on file with the Florida Building Commission.
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Construction standards for noise attenuation were not incorporated as part of proposed
W regulations (originally proposed as part of the MIOD / Eglin MAZ regulations). Future action to
@® implement the guidance provided by the State of Florida will be needed to implement noise
attenuation.

2.5 Transfer of Development Rights (TDR)

A transfer of development rights (TDR) program creates a framework for the exchange of zoning
privileges from areas with low population needs, such as farmland (sending areas), to areas of high
population needs, such as inside existing community areas (receiving areas). These transfers allow for
the preservation of open spaces (which typically include the ability for agricultural and other low
intensity uses), while concurrently allowing urban areas to expand and increase in density.

As part of the SAS program, the potential for application of a TDR program to reduce compatibility
issues was evaluated by the consulting team, staff planners with each jurisdiction in the Study Area, and
the SAS committees. From this review, it was determined that the potential for density bonuses is
negligible, thereby making a TDR program infeasible. This finding is primarily due to the low demand for
residential units and the existing inventory of developed properties and approved residential
subdivisions. Appendix | contains additional details on this analysis.

Since strong demand (in receiver areas) and limited supply of residential units and land is
critical for the success of an unsubsidized TDR program, this tool was determined to not be
W viable as a new program for jurisdictions that do not already have this tool. Santa Rosa County
o has policy on TDRs (Objective 3.1J and Policy 3.1.J.1), which were updated to reflect the SAS
program.

2.6 Cluster Zoning

Cluster zoning is a tool in which density is determined for an aggregate area, rather than on a lot-by-lot
basis. The main objective of cluster development is to protect open space by promoting residential and
commercial uses to be developed at higher densities on part of a development area, leaving a portion of
the development area undeveloped. This provides for a development with a smaller footprint than if
the development were to be designed and built in accordance with the typical underlying zoning
specifications. The ability to use a cluster concept can allow for development in an area while
maintaining open space that may enhance compatibility with military operations, such as building
homes outside an area impacted by high noise levels.

A comprehensive GIS analysis was conducted of land within the Tri-County Study Area. In order to be a
viable candidate for clustering, it was assumed that a site would need to be 20 acres in size with a future
land use designation of at least four (4) dwelling units to the acre to justify the use of a clustering
ordinance as a useful tool for the jurisdictions. The site would need also need to be located so that
several acres of this site would be outside of the various compatibility zones evaluated (noise, overflight,
etc.). Appendix | contains additional details on this analysis.
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The results of the analysis show that within Okaloosa County, there are only five feasible sites where
clustering could be utilized. In Walton County, only three sites with cluster potential were identified,
with the largest area in the City of Freeport. In Santa Rosa County, no sites with cluster potential were

identified (Santa Rosa County is the only jurisdiction that currently has a mechanism to allow cluster
development in the Study Area).

Based on the limited amount of acreage that could potentially be used for clustering, it was
ﬂ determined that this tool would be marginally effective for the jurisdictions. As such,

o recommendations for cluster zoning were not pursued as part of the SAS.
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SANTA ROSA COUNTY OVERVIEW

The recommendations for Santa Rosa County contain both policy and regulatory tools to promote
compatibility between future land uses in Santa Rosa County and the operations associated with the
Eglin Reservation.

This chapter of the Tri County Small Area Studies (SAS) presents the recornmendations for Santa Rosa
County. The recommendations for Santa Rosa County consist of three components, as identified below:

Component

Comprehensive Plan Policy Proposed Amendments
Chapter 2: Economic Development Element
Chapter 3: Future Land Use Element
Chapter 4: Transportation Element
Chapter 11: Intergovernmental Coordination Element

Land Development Code Proposed Amendment
Article 11: Eglin Military Airport Zone (EMAZ)

Recommended Real Estate Disclosure Notification
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L A N: 2008 - 2025

Economic Development Element

Goal 2.1  To create wealth through the mobilization of human, financial, capital, physical and natural
resources to generate marketable goods and services.

Public Purpose: To benefit the citizens of Santa Rosa County through the creation and retention of
Job opportunities and the expansion of the tax base.

Objective 2.1.A ¢ The County will Policy 2.1.A.1 « By 2010, the County shall
cooperate with TEAM Santa Rosa in complete the Santa Rosa County Industrial Park
order to accomplish projects and Master Plan.

priorities that will serve to recruit and

attract business employers that provide Policy 2.1.A.2 « By 2010, the County in

quality employment opportunities and cooperation with TEAM Santa Rosa shall develop

increased incomes for the residents of an innovative marketing campaign.

Santa Rosa County.
Policy 2.1.A.3 « By 2010, the County in
cooperation with TEAM Santa Rosa shall prepare
a Target Industries Study in order to target
specific industries for relocation and/or expansion.

Policy 2.1.A.4 « The County shall continue to
foster an environment that is suitable for small
business development including ensuring that
adequate commercially or industrially zoned sites
are available to accommodate anticipated growth.

Policy 2.1.A.5 ¢ The Community Planning, Zoning
& Development Division shall cooperate with
TEAM Santa Rosa in order to create and maintain
an economic development database. This
database shall include GIS information such as
the number and location of available commercial
or industrial sites.




N: 2008 - 2025

Economic Development Element

Goal 2.1 « To create wealth through the mobilization of human, financial, capital, physical and natural
resources to generate marketable goods and services.

Public Purpose:: To benefit the citizens of Santa Rosa County through the creation and retention of
Job opportunities and the expansion of the tax base.

Objective 2.1.B ¢ To maintain current
employment centers operating within
Santa Rosa County.

Objective 2.1.C ¢ To maintain Santa
Rosa County’s exceptional quality of
life in order to attract new businesses
to the area.

Objective 2.1.D ¢ To maintain an
infrastructure system that is capable of
sustaining current economic growth as
well as attracting future economic
growth.

Policy 2.1.B.1 « The County shall continue to
pursue the purchase of land adjacent to Eglin AFB
and NAS Whiting Field in the County for the
purposes of protecting these installations from
encroachment of incompatible land uses, and to
attract complementary business uses.

Policy 2.1.B.2 ¢ The County shall continue to
recognize and support the role of Eglin Air Force
Base and NAS Whiting Field within the Tri-County
region as significant contributors to the economic
base by highlighting their respective direct,
indirect, and induced revenue generation in
County reports and studies.

Policy 2.1.B.3 ¢ Pursuant to FLUE Policy
3.3.B.6, the County shall continue education and
awareness efforts through various media including
establishing links to similar internet websites and
annual visits to Washington DC.. The County
shall also develop a firm, but flexible economic
development strategy that promotes the defense-
related industry to attract mutually supportive
businesses and jobs.

Policy 2.1.B.4 « The County shall continue to
support the agriculture industry that operates
within Santa Rosa County.

Policy 2.1.C.1 e« The Land Development Code
shall include policies aimed at providing an
aesthetically pleasing living environment such as
landscaping, open space preservation, signage,
and other aesthetic regulations.

Policy 2.1.C.2 « Santa Rosa County recognizes
that its abundant natural resources are an asset.
These assets are important economically as they
provide an exceptional quality of life for current
and future residents of the County as well as
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serve as a basis for tourism industry development.

Policy 2.1.D.1 ¢ The County shall continue to
utilize its capital budgeting program, including the
adopted five-year schedule of capital
improvements to ensure that infrastructure is
available at the time new economic development
opportunities present themselves.
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§

Future Land Use Element

Goal 3.1 « Manage the future development of Santa Rosa County in a manner consistent with the
ability to provide adequate infrastructure and protect important resources.

Public Purpose: To ensure the protection of valuable natural resources to the greatest extent
possible by managing growth and to ensure that publicly funded infrastructure such as roads, potable
water, sanitary sewer, solid waste collection systems, parks, and storm water management facilities
are constructed to meet the demands of growth in an economically efficient manner.

Objective 3.1.A e To coordinate future Policy 3.1.A.1 ¢ The LDC shall remain consistent
land uses with suitable topography and with the Escambia / Santa Rosa Counties

soil conditions, the protection of natural Resource Management Plan (ESRCRMP), 1985
resources and with the availability of provided that nothing in this policy shall be
adequate infrastructure, efficient use of interpreted to mean that the LDC cannot include
available energy sources and the provisions and regulations that are broader in
reduction of greenhouse gas scope or more stringent than those recommended
emissions. by the ESRCRMP.

Policy 3.1.A.2 ¢« The maximum densities and
intensities permitted on a given parcel of land
shall be based upon the suitability of topography
and soil types for septic drainfield systems,
potable water wells, and ability to physically
support buildings and improvements, as
determined by the Santa Rosa County Soils Map,
the Department of Health, DEP, COE, and
appropriate engineering manuals, in the review of
proposed development projects.

Policy 3.1.A.3 ¢ The development approval
process shall ensure that new development and
redevelopment includes appropriate stormwater
management systems consistent with the adopted
drainage level of service, natural drainage
patterns, and soil conditions.
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Future Land Use Element

Goal 3.1 « Manage the future development of Santa Rosa County in a manner consistent with the
ability to provide adequate infrastructure and protect important resources.

Public Purpose: To ensure the protection of valuable natural resources to the greatest extent
possible by managing growth and to ensure that publicly funded infrastructure such as roads, potable
water, sanitary sewer, solid waste collection systems, parks, and storm water management facilities
are constructed to meet the demands of growth in an economically efficient manner.

Objective 3.1.A ¢ To coordinate future Policy 3.1.A.4 « All future development shall be
land uses with suitable topography and consistent with accepted planning practices and
soil conditions, the protection of natural principles as defined by this Plan.

resources and with the availability of

adequate infrastructure, efficient use of Policy 3.1.A.5 ¢ All development orders and/or
available energy sources and the permits for development, including any
reduction of greenhouse gas redevelopment activities, shall be issued only if
emissions... there are public facilities and services available

with sufficient capacities to maintain the level of
service standards adopted in this plan concurrent
with the impacts of the proposed development.

Policy 3.1.A.6 ¢ Development orders and/or
permits may be issued conditioned upon the
availability of facilities and services to meet the
needs of development.

Policy 3.1.A.7 e The Future Land Use Map will
contain provisions for higher density levels in
urban areas or areas categorized as having urban
infrastructure to limit urban sprawl and achieve an
energy-efficient development pattern.

Policy 3.1.A.8 ¢ The following permitted uses and
densities and intensities of use are established for
each land use category depicted on the Future
Land Use Map (Map 3-1) The maximum total
density permitted to be developed within the
Development Area shall be calculated as acres of
land area multiplied by maximum permitted
density.

1) Agriculture Category: The agricultural
category includes approximately 358,181 acres.
The average density within the category is 1
dwelling unit per 8.5 acres. Uses within this
category include routine agricultural and
silvacultural activities,
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Future Land Use Element

Goal 3.1 « Manage the future development of Santa Rosa County in a manner consistent with the
ability to provide adequate infrastructure and protect important resources.

Public Purpose: To ensure the protection of valuable natural resources to the greatest extent
possible by managing growth and to ensure that publicly funded infrastructure such as roads, potable
water, sanitary sewer, solid waste collection systems, parks, and storm water management facilities
are constructed to meet the demands of growth in an economically efficient manner.

Objective 3.1.A ¢ To coordinate future Policy 3.1.A.8 (Cont.)

land uses with suitable topography and residential uses as herein described and

soil conditions, the protection of natural commercial activities limited to those commercial
resources and with the availability of endeavors ancillary to agricultural or silvacultural
adequate infrastructure, efficient use of pursuits or in support of agricultural activities such
available energy sources and the as seed, feed and food outlets, farm equipment
reduction of greenhouse gas repair and the like. The average density will be
emissions... accomplished pursuant to the following maximum

limitations and based upon the buildable land
within the category:

PERCENT OF CATEGORY DUs PER ACRE

90% 1 DU/50 ac.
10% 1 DU/ 1 ac.

A 3:1 density bonus (i.e., maximum 3 du/1 acre)
may be allowed for development located within
the established Transportation Planning Area
(TPA) that provides workforce/affordable housing
meeting the criteria of the Florida Housing
Finance Corporation for the local area (reference
Policy 5.1.A.#); however, this density bonus shall
not apply to the Garcon Point Protection Area,
The Military and Public Airport Zones, the
Category 3 Storm Surge Boundaries, or the Rural
Area identified on the adopted impact fee map.

2) Single Family Residential Category: Uses
within this category include single-family homes,
group homes, institutional uses, and public and
private utilities. This category shall be
predominantly located in areas served by
infrastructure or in urbanizing areas. This
category shall not be located within the Garcon
Point Protection Area (GPPA), the Navarre Beach
Zoning Overlay District (NBZOD) or the Bagdad
Historic District Overlay (BHDO). This category
may also be located in areas where residential
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Future Land Use Element

Goal 3.1 « Manage the future development of Santa Rosa County in a manner consistent with the
ability to provide adequate infrastructure and protect important resources.

Public Purpose: To ensure the protection of valuable natural resources to the greatest extent
possible by managing growth and to ensure that publicly funded infrastructure such as roads, potable
water, sanitary sewer, solid waste collection systems, parks, and storm water management facilities
are constructed to meet the demands of growth in an economically efficient manner.

Objective 3.1.A ¢ To coordinate future Policy 3.1.A.8 (Cont.)

land uses with suitable topography and development is desirable due to environmental
soil conditions, the protection of natural sensitivity. The maximum allowable density within
resources and with the availability of the category is four (4) dwelling units per acre of
adequate infrastructure, efficient use of land. A 2.5:1 density bonus (i.e., maximum ten
available energy sources and the (10) dwelling units per one (1) acre of land) may
reduction of greenhouse gas be allowed for development located within the
emissions... established Transportation Planning Area (TPA)

that provides workforce/affordable housing
meeting the criteria of the Florida Housing
Finance Corporation for the local area (reference
Policy 5.1.A.3); however, this density bonus shall
not apply within Military and Public Airport Zones,
Category 3 Storm Surge Boundaries, the Rural
Area identified on the adopted impact fee map, or
the overlay districts noted above.

3) Medium Density Residential Category: Uses
within this category include single-family homes,
multi-family residential structures, group homes,
institutional uses, and public and private utilities.
This category shall be predominantly located in
areas served by infrastructure or in urbanizing
areas. This category shall not be located within
the Garcon Point Protection Area (GPPA), the
Navarre Beach Zoning Overlay District (NBZOD)
or the Bagdad Historic District Overlay (BHDO).
The maximum allowable density within the
category is ten (10) dwelling units per acre of
land. A 1.8:1 density bonus (i.e., maximum
eighteen (18) dwelling units per one (1)acre of
land) may be allowed for development located
within the established Transportation Planning
Area (TPA) that provides workforce/affordable
housing meeting the criteria of the Florida
Housing Finance Corporation for the local area
(reference Policy 5.1.A.3); however, this density
bonus shall not apply within Military and Public
Airport Zones, Category 3 Storm Surge
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Future Land Use Element

Goal 3.1 « Manage the future development of Santa Rosa County in a manner consistent with the
ability to provide adequate infrastructure and protect important resources.

Public Purpose: To ensure the protection of valuable natural resources to the greatest extent
possible by managing growth and to ensure that publicly funded infrastructure such as roads, potable
water, sanitary sewer, solid waste collection systems, parks, and storm water management facilities
are constructed to meet the demands of growth in an economically efficient manner.

Objective 3.1.A e To coordinate future Policy 3.1.A.8 (Cont.)

land uses with suitable topography and Boundaries, the Rural Area identified on the

soil conditions, the protection of natural adopted impact fee map, or the overlay districts
resources and with the availability of noted above.

adequate infrastructure, efficient use of

available energy sources and the 4) Residential Category: Uses within this category
reduction of greenhouse gas include single-family homes, multi-family residential
emissions... structures, group homes, institutional uses, and

public and private utilities. This category shall be
predominantly located in areas served by
infrastructure or in urbanizing areas. This category
shall not be located within the Garcon Point
Protection Area (GPPA), the Navarre Beach Zoning
Overlay District (NBZOD) or the Bagdad Historic
District Overlay (BHDO). The maximum allowable
density within the category is eighteen (18) dwelling
units per acre of land.

5) Garcon Point Rural Residential Category:
Permitted uses within this category include single
family homes, institutional uses and public and
private utilities. This category shall only be located
within the Garcon Point Protection Area (GPPA)
where low density residential development is
desirable due to environmental sensitivity and lack
of sanitary sewer infrastructure. The maximum
allowable density within the category is two (2)
dwelling units per acre of land.

6) Garcon Point Single Family Residential
Category: Permitted uses within this category
include single family homes, institutional uses and
public and private utilities. This category shall only
be located within the Garcon Point Protection Area
(GPPA) where low density residential development
is desirable due to environmental sensitivity. The
installation of centralized sewer shall be required for
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Future Land Use Element

Goal 3.1 « Manage the future development of Santa Rosa County in a manner consistent with the
ability to provide adequate infrastructure and protect important resources.

Public Purpose: To ensure the protection of valuable natural resources to the greatest extent
possible by managing growth and to ensure that publicly funded infrastructure such as roads, potable
water, sanitary sewer, solid waste collection systems, parks, and storm water management facilities
are constructed to meet the demands of growth in an economically efficient manner.

Objective 3.1.A e To coordinate future Policy 3.1.A.8 (continued)

land uses with suitable topography and any petitions to rezone/ amend to densities

soil conditions, the protection of natural greater than two (2) dwelling units per acre. The
resources and with the availability of maximum allowable density within the category is
adequate infrastructure, efficient use of four (4) dwelling units per acre of land.

available energy sources and the

reduction of greenhouse gas 7) Conservation / Recreation Category:
emissions... Permitted uses within this category include both

active recreation sites and passive conservation
areas. Active recreation areas include but are not
limited to boat launching facilities, basketball
courts, tennis courts, baseball and softball fields,
meeting halls and the like. Impervious cover shall
be limited to 80% of the site. Passive conservation
areas include open spaces, picnic areas,
wilderness and wetlands preserves, scenic vistas
and the like. Uses allowed in these areas shall be
strictly passive in nature, and impervious cover
shall be limited to not more than 10% of the site.

8) Commercial Category: Permitted uses within
this category include all uses that are commercial
in nature as well as live/work uses and public and
private utilities. The intensity of use within this
category shall be further defined by limiting the
maximum amount of impervious cover allowed to
85 percent. Also, the intensity of use shall be
regulated by a floor area ratio of 1.07.

9) Industrial Category: Permitted uses within
this category include all uses that are industrial in
nature and public and private utilities. The
intensity of use within this category shall be
further defined by limiting the maximum amount of
impervious cover allowed to 85 percent. Also,
the intensity of use shall be regulated by a floor
area ratio of 1.07.




L A N: 2008 - 2025

Future Land Use Element

Goal 3.1 « Manage the future development of Santa Rosa County in a manner consistent with the
ability to provide adequate infrastructure and protect important resources.

Public Purpose: To ensure the protection of valuable natural resources to the greatest extent
possible by managing growth and to ensure that publicly funded infrastructure such as roads, potable
water, sanitary sewer, solid waste collection systems, parks, and storm water management facilities
are constructed to meet the demands of growth in an economically efficient manner.

Objective 3.1.A e To coordinate future Policy 3.1.A.8 (continued)

land uses with suitable topography and 10) Marina Category: Permitted uses within this
soil conditions, the protection of natural category include marina, commercial and

resources and with the availability of residential. The intensity of use within this category
adequate infrastructure, efficient use of shall be further defined by limiting the maximum
available energy sources and the amount of impervious cover allowed to 75 percent
reduction of greenhouse gas and the floor area ratio to 1.07. Further requiring a
emissions... minimum of 25 percent of the site to be set aside for

open landscape area, in accordance with the
shoreline protection standards found in the Santa
Rosa County Land Development Code. The
maximum allowable residential density shall be four
(4) dwelling units per acre.

11) Mixed Residential / Commercial Category:
The intent of this category is to promote innovative
arrangements of development types, to promote
natural resource enhancement and to promote open
spaces around buildings. This category of land use
allows an intense mixture of residential and
commercial activity. Hotels and motels, medical
related facilities, general commercial uses
(convenience and consumer retail, professional
offices, service facilities, etc.), recreational and
parking uses are allowed in this category. Uses
within the category shall be approximately 70%
residential and 30% commercial (includes tourist-
related uses) based upon the buildable areas within
the category as a whole, with the exception of the
Navarre Town Center Area where this
residential/commercial mix ratio may deviate by +/-
10 percent if compatible with the surrounding uses
and consistent with the intent of this category. The
maximum allowable density within the category is
thirty (30) dwelling units per one (1) acre of land,
with the exception of the Navarre Town Center Area
where the maximum allowable density is ten (10)
dwelling units per one (1) acre of land. The
maximum allowable density within the category is
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Future Land Use Element

Goal 3.1 « Manage the future development of Santa Rosa County in a manner consistent with the
ability to provide adequate infrastructure and protect important resources.

Public Purpose: To ensure the protection of valuable natural resources to the greatest extent
possible by managing growth and to ensure that publicly funded infrastructure such as roads, potable
water, sanitary sewer, solid waste collection systems, parks, and storm water management facilities
are constructed to meet the demands of growth in an economically efficient manner.

Objective 3.1.A e To coordinate future Policy 3.1.A. 8 (continued)

land uses with suitable topography and 11) Mixed Residential / Commercial Category:
soil conditions, the protection of natural thirty (30) dwelling units per one (1) acre of land.
resources and with the availability of The intensity of use within this category shall be
adequate infrastructure, efficient use of further defined by limiting the maximum amount of
available energy sources and the impervious cover allowed to 85 percent and a
reduction of greenhouse gas floor area ratio of 1.07.

emissions...

12) Bagdad Historic District Category: The
intent of this category is to encourage traditional
neighborhood design including a mixture of
commercial and residential uses in keeping with
the historic character of the Bagdad area and
ensuring the area’s preservation as a working
waterfront as defined by State statute. This
category shall only be located within the Bagdad
Historic District. Permitted uses within this
category include all uses that are neighborhood
commercial, institutional, and residential in nature
as well as live/work uses. Publicly owned land in
Bagdad providing public access to the water will
be maintained and/or improved to ensure
continued public waterfront access. Small scale
commercial uses related to the waterfront access
uses are encouraged so long as they are
compatible with existing adjacent uses, are
compliant with Bagdad Historic District zoning and
development design criteria. The intensity of use
within this category shall be defined by limiting the
maximum amount of impervious cover allowed to
85 percent and the floor area ratio to 1.07. The
maximum allowable residential density within the
category is eight (8) dwelling units per one (1)
acre of land.

13) Navarre Beach Low Density Residential
Category: Permitted uses within this category
include single family homes and accessory
structures. This category shall only be located in
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Future Land Use Element

Goal 3.1 « Manage the future development of Santa Rosa County in a manner consistent with the
ability to provide adequate infrastructure and protect important resources.

Public Purpose: To ensure the protection of valuable natural resources to the greatest extent
possible by managing growth and to ensure that publicly funded infrastructure such as roads, potable
water, sanitary sewer, solid waste collection systems, parks, and storm water management facilities
are constructed to meet the demands of growth in an economically efficient manner.

Objective 3.1.A e To coordinate future Policy 3.1.A.8 (continued)

land uses with suitable topography and Navarre Beach where low density residential
soil conditions, the pr