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defined and described as, " Detached single-family dwellings, townhouses,
patio homes, atrivm houses, multi-family dwellings, rental apartments,
motels, hotels, projects of area wide impact, and condominiums. "]

Policy 8.A.2.3. - All developments, including, but not limited to, planned unit
developments, shopping centers, multi-family residential projects and other
projects with internal circulation and parking needs shall be required to provide
safe and convenient on-site traffic flow, transportation facilities and sufficient
vehicular parking to accommodate the needs of the development.

Policy 7.A.3.3 - Residential development shall be designed to include an adequate
internal circulation system with peripheral lots buffered from major roads and
adjacent land uses.

[Status: adopted in Land Development Regulations, $6.05.02.G, Buffer
Standards: Landscaped buffer strips are required for all new development
or redevelopment which creates a land use conflict, but the regulations do
not require buffers based on a development s location along a major road. ]

Zoning

Minimum Lot Frontage. The County’s single-family residential districts require a minimum lot
width which varies from 70 feet to 125 feet, depending on the number of dwelling units per acre.
The County does not require a minimum lot width for its Planned Unit Development, Business
Retail, Business General, Business Tourism, or Industrial districts (see Figure 4); however, the
County has recently amended its Code to increase the minimum lot frontage requirements to 210
feet along US 98.
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Inadeguate minimum lot frontage regquirements in Okaloosa County have allowed for the creation of lots with smalf
fot fromiages along US 98. The County has recently revised its standards to require a minimum lot frontage of 210
feet along U5 98,

Land Division and Subdivision Regulations

Okaloosa County requires all subdivisions (defined as platting into three or more lots ) PUDs, and
other projects to conform to the procedures for platting and site plan review.,

Minor Subdivisions, A streamlined review process is provided for minor land divisions under the
following circumstances: 1) a parcel is being divided into two separate lots or parcels, 2) two lots
or parcels are being resubdivided, and 3) where two or more lots or parcels of land are being
combined into one lot or parcel. All lots must conform to the Schedule of Dimensional
Requirements, except where combining lots would require vacating of easements, streets, or alleys,
All lots are also required to abut a public or private street. A developer requesting a lot split or
minor replat must submit, in addition to an application and related fees, a land description and
square footage of the original and proposed site and a drawing done to-scale which depicts the
intended division and any existing structures, as well as all easements for utilities and

ingressfegress.
[Commentary: Allowances for resubdividing property outside of the

platting process provide property owners an opportunity to circumvent
local platting requirements by staggering lot splits over time.]
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Access Controls

Connection Spacing. Okaloosa County has designated certain highways as “limited access
roads™, including US 98 from its intersection with Old US 98 east to the Walton County line. On
these “limited access” roadways, certain provisions govern ingress and egress, including:

> driveway spacing standards of 500 feet;

> median openings no closer than 500 feet;

» adherence to FDOT's Standard Index for deceleration, acceleration, and stacking lane
construction;

r no backing maneuvers into the right-of-way;

> no access will be permitted for individual private residential drives; and

> residential developments contiguous to “limited access™ roads must gain access from

collector streets 500 feet apart.

This policy also provides that it does not aim to deny reasonable access to existing lots, parcels,
or tracts of land for which the sole means of access 15 the named limited access road. The spacing
standard is 500' between access points along its limited access roads, unless a driveway connection
permit has been approved by the Florida Department of Transportation; in such a case, the FDOT
accepted standards will apply.

[Commentary: This spacing standard is inconsistent with the standards established by the
FDOT for principal arterials. In some cases this would be more restrictive and therefore
precluded along state highways under the 1992 amendmenis to the State Highway Access
Management Act. In other cases it would be less restrictive, resulling in coordination
problems. The County is currently amending its Limited Access Roads requirements to

comply with the standards established by the Florida DOT.)

Private Roads. Private roads, constructed as the primary means of access to individually owned
lots in subdivisions, are prohibited in Okaloosa County, unless a maintenance/repair agreement
is established. The County requires lots or parcels which front on any private street to include
particular language in the deed or conveyance of title, stipulating that access to the property is by
private roads not maintained by the County. The provisions in the deed also indicate that private
roads will not be maintained by the County, but by the homeowners association, unless the roads
meet County standards and are officially accepted into the county maintenance system.

! This should not be confused with the FDOT definition of “limited access,™ which means freeway or expressway.
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SUMMARY

Okaloosa County has adopted the following land development regulations which promote access
management:

No

» a review process for lot splits or subdivision of land;

» 2 210 feet minimum lot frontage requirement along US 98;

» requirements for private road construction and related maintenance agreements; and
» designation of certain roads in the County as Limited Access Roads.

regulations were identified that address:

» regulations to prohibit the creation of flag lots;

» standards to ensure adequate corner clearance;

» width-to-depth ratios to dissuade the proliferation of irregularly shaped lots;
» provisions for internalized circulation for outparcels;

» requirements for reverse frontage along primary or collector roads; and

» driveway design.

These regulations are more fully addressed in the recommendations found in the Conclusion of this
report.
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Figure 5
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Single access subdivisions ending in a cul-de-sae can result in emergency access problems and create congestion at
the access point. Current practice calls for limiting the number of lots or dwelling urits in such subdivisions (o a
maximum of 25, after which a second access point or subcollector loop should be provided
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SANTA ROSA COUNTY

STATUS OF PLANNING AND REGULATORY PROGRAM

In the mid-1980's, the governor of Florida appointed the Bay Area Resources Committee to review
land development issues along the Florida Panhandle. Following committee review, Santa Rosa
County adopted its first zoning map in 1986. In 1990, the County adopted its Comprehensive
Plan, which has not yet been found in compliance with state growth management policy by the
Department of Community Affairs. The Land Development Code, which was adopted in 1991,
was most recently amended in 1994,

ACCESS ISSUES AND PROBLEMS

Due to a strong advocacy for property rights in this county, changes in land development
regulation often meet with resistance. Many of the larger landowners in the rural northern portions
of Santa Rosa County reject some of the mechanisms desired by the County to regulate access
along major arterials. Another large population in the southern portion of the County advocated
establishing zoning in the County and is a potential constituency for improved access management
on US 98,

Currently, the coastal areas of Santa Rosa County, near Gulf Breeze, are experiencing rapid growth
(a 47% annual increase in population). For example, in recent years four new golf courses have
been constructed: this influx of recreational development attracts additional subdivision
developments along US 98, as the retired populations migrate to the Florida Panhandle.

Recent traffic studies and surveys conducted in the Gulf Breeze area reflect peak hour congestion
problems. Much of the study area is not deficient, but a rapid rate of growth, inadequate peak-hour
levels of service, and high volume projections for this roadway all indicate the need for
Improvements,

Hesitancy to implement access management strategies along this corridor stems from the view that
there is eurrently not enough growth on this portion of the highway to warrant instituting such
measures. However, most of the land along the US 98 Corridor is zoned for commercial use with
inadequate minimum lot frontages. Because much of the corridor remains largely undeveloped,
the time for action is now. Access management requirements will assure well designed access
systems to accommodate future development along US 98, while preserving the safety and

capacity of the highway.
The Metropolitan Planning Organization’s Long Range 2015 Plan, developed in 1989, identified

needed improvements to US 98. Among these was a road-widening project along US 98, from the
Pensacola Bay bridge to Hurlburt Field, increasing capacity from a four to a six-lane freeway. The
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update to the 1989 plan makes the same recommendations. The MPO and FDOT also encouraged
the development of an advisory committee to provide input on those improvements. The advisory
committee was formed by a consulting firm, which has been working with the committee for the
last year, reviewing and developing solutions to the traffic problems on US 98, in the US 98
Praject Development and Environmental Study.

The MPO supports the study’s recommendation that the only way to preserve the capacity on a
critical roadway like US 98, is to widen it to an urban freeway with access via frontage roads. The
fact that US 98 is the only east-west coastal thoroughfare from Pensacola to Panama City
(Interstate-10 is twenty miles north of US 98) heightens the critical nature of this cormdor.

CURRENT ACCESS MANAGEMENT PRACTICES

Access Management Policies

The Santa Rosa County Comprehensive Plan does not include a statement of purpose and intent
which supports access management. The comprehensive plan does address some aspects of access
management, however, through the establishment of policy statements in its Land Use and Traffic
Circulation elements. The following policy statements support access management strategies:

Policy 8.A.1.8 - The Land Development Code shall address and regulate the control of
connections and access points of driveways to arterials and collector roads to facilitate safe

and efficient access. The distances shall be as follows:

Functional Class of Roadway D i Poj

Principal Arterial 300 Feet
Minor Arterial 250 Feet
Major Collector 185 Feet
Minor Collector 140 Feet

[Status: adopted in the Land Development Code, §4.04.03 C: Access, Internal
Circulation and Off-Street Parking, “In order to reduce turning movements on
roadways, new access points to development sites or projects shall be as follows ™
(see aforementioned distances). For roads maintained by the State, the County
adheres to the established spacing standards of the FDOT. ]

Policy 8 A 4.2, - Except as otherwise provided by this ordinance, a system of service roads
will be required for new development along arterial roads within the County. The service
roads shall be required whenever new access points on principal arterials are required to
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serve new commercial development and such access points are proposed to be at distances
less than 330 feet apart,
[Note: these spacing standards are inconsistent with those established by the
FDOT for road segments identified as part of the FIHS. Access points on principal
arterials with a restrictive median, classified as a Class 3, are reguired to be
spaced at a distance of 660 or 440 feet, depending on the speed limit. ]

Policy 8.A.1.6. - All new developments, including but not limited to, planned unit
developments, shopping centers, multi-family residential projects and other projects with
internal circulation and parking needs shall be required to provide safe and convenient on-site
traffic flow, transportation facilities and sufficient vehicular parking to accommaodate the needs
of the development.

[Status: adopted in Land Development Code, §4.04.03C. Access, Internal
Circulation and Off-Street Parking, “Driveways and areas for the parking and
internal circulation of vehicles shall be located, designed and controlled so as to
provide for safe and convenient access from adjoining streets. "]

Policy 7.A.10.1 - The County shall continue to promote and encourage the use of the
planned unit development technique enacted within the County Zoning Ordinance.

[Status: adopted in the Land Development Code, §6.05,11: Planned Unit Development
District, "It is the purpose of this article to permit PUDs, which are intended to
encourage the development of land as planned communities (and) encourage flexible
and creative concepts of site planning. "]

Zoning

Planned Unit Developments. Within § 4.03.03 (1), general design standards for subdivisions, the
County establishes provisions for Planned Unit Developments (PUDs) (see Figure 6). These
provisions articulate the specific requirements for submitting a comprehensive development plan
and undergoing a project review with the County Engineer. This project review process may
include: locations and dimensions of all rights-of-way for streets, pedestrian ways, utilities, water
courses, green ways and easements, as well as proposed subdivision of land.
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Figure 6
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Planned unit development strategies provide opportunities for achieving betrer site design with shared access. Such
solutions could be applied to areas where commercial developrment is desired, such as the PBD designation above,

to improve aocess and enhance the quality of the business district. Alternatively, the highway commercial district

(HCLD) in the right corner of this figure creates access problems along the highway.

Minimum Lot Fronfage. Santa Rosa County currently requires a minimum lot width of 100" in
many of its commercial zoning designations. In the County’s residential districts, the minimum
lot frontage ranges from 40 feet at the street right-of-way line (in its R-2 medium density district)
to 70 feet (in the mixed residential subdivision districts). The US 98 Comdor, all of which is
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designated as part of the FIHS in Santa Rosa County, is zoned for highway commercial
development (HCD) (see Figure 7), with some PUD and residential land uses (R-1 and R-2)
interspersed along the way. These low minimum lot frontages will constrain efforts to achieve
connection spacing standards along the FIHS.

Figure 7
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Commercial strip zoning and inadequate minimum lof frontages heve resulted in commercial strips with excessive
curh cuis that evenitually create access problems for individual businesses. The larger lois abutting the southern side
of the highway present epportunities for well designed access that provides safe entry and exit to businesses from the
Fighweay.

Land Division and Subdivision Regulations
Subdivision is defined in the Santa Rosa County Land Development Code as, "the division or re-
division of a parcel of land into two or more parcels except for modifications, exceptions and

revisions provided for in this ordinance." Development projects must adhere to the County
platting requirements as established in the Code, unless the subdivision is large enough to
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constitute a self-contained neighborhood and developed in accordance with an overall development
plan and associated restrictions. In such a case, the requirements may be varied.

The County requires subdivisions to connect to adjacent subdivisions via stub streets. Site plan
review criteria also address access as follows: “Among factors to be considered shall be the
number and location of access drives from adjacent streets, the location and width of driveways
and access aisles to parking spaces, the arrangement of parking areas, and means of access to
buildings for...emergency vehicles.”

Minor Subdivisions, The Code defines Minor Subdivision as "any division of one parcel of land
into two or more parcels in which all parcels have adequate existing public street or county-
approved right-of-way frontage of not less than fifty (50) feet each and require no new streets or
change in exasting public streets.” Minor subdivisions are not required to comply with the platting
requirements of the Code, unless the parcel is situated on deeded county rights-of-way where the
actual roadway has not yet been constructed.

[Commentary: The exemption of minor subdivisions from the platting process enables the
development of residential strips by allow for the creation of any number of lots along
arterials, as long as no road is created. Currently the only standard with which minor
subdivisions must comply is the 50" of frontage on a public road. Such a provision is also
inconsistent with Chapter 177 regarding subdivision of land, which provides that any land
division into three or more lois requires compliance with platting requirements. ]

Flag Lots. In September, when the Land Development Regulations are revised, County staff plan
to add a restriction to prevent the “stacking”™ of flag lots during a subdivision. Flag lots are ofien
the result of small or no minimum lot frontage requirements,

Access Controls

Connection Spacing. Santa Rosa County has adopted the FDOT driveway spacing standards by
reference in its Land Development Code, but provides no spacing requirements for county
roadways.

Joint Access. The County has encouraged the provision of joint access and shared parking within
the county, in several instances. For example, two major chain restaurants located along the US
98 Corridor, east of Highway 87, agreed to provide a joint access easement between their
properties. The County strongly endorsed this process, but coordination of shared aceess is not
currently required.

Private Roads. Private roads were addressed only in relation to PUDs. Within the PUD, all roads
must be curbed and paved. Additionally, the perimeter requirements on Planned Unit
Developments indicate that for any proposed PUD which would have direct access to a major or
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minor arterial, frontage streets and limited access ways are required, to protect the health, safety,
and welfare of the motoring public.

SUMMARY

Santa Rosa County has adopted few land development regulations which support access
management. Regulations currently in place include:

» platting requirements for subdivisions;
»  aproject review process for Planned Unit Developments; and
» required connections between adjacent subdivisions, via stub streets.

The County has no established provisions for joint access, shared parking, or flag lots, although
these issues are under consideration during the rewrite of the County's land development code.
santa Rosa County will benefit from the implementation of additional access management
techniques; the high prowth rate in the County is a crucial element to consider during the
development of these regulations. The County should consider the vast amount of undeveloped
land zoned for commercial uses along US 98 when it develops its access controls.

The Santa Rosa County Land Development Code should include:

» driveway design standards;
» standards to ensure adequate corner clearance:

» regulations to prohibit the creation of flag lots;
» reverse frontage requirements for proposed subdivisions along arterials and collectors;

» width-to-depth ratios to prevent the proliferation of irregularly shaped lots; and
» restrictions on the number of lots that may be created cutside of the subdivision process.

These regulations are more fully addressed in the recommendations found in the Conclusion of this
report.
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WALTON COUNTY

STATUS OF PLANNING AND REGULATORY PROGRAM

Walton County's Comprehensive Plan, adopted in April 1993, does not currently comply with the
planning requirements established by the Department of Community Affairs., The County is
working to bring both its Comprehensive Plan and Land Development Code, which was adopted
in May 1991, into compliance by early 1996. This revision period provides a window of
opportunity for Walton County to incorporate access management techniques into its regulatory
program (See Access Issues & Problems).

In addition, the South Walton Land Conservation Trust was appointed by Governor Lawton Chiles
to study growth management in the southern portion of the county. When the State of Florida
purchased 19,000 acres in south Walton County from the Nature Conservancy, it became clear that
a plan for manaping this portion of the County was needed. The South Walton County
Conservation and Development Plan was written to address future growth or potential
developments of land in the southern part of the County.

The Conservation Trust's plan emphasizes neotraditional town planning techniques and has a
strong emphasis on pedestrian-friendly environments. This planning effort complements existing
development in the southern end of the county, which is home to the neotraditional development,
Seaside Village. The Trust Plan also emphasizes neighborhood-based planning and encourages
the development of citizen-based plans in its *Neighborhood™ land use category. Walton County
is currently incorporating the policies of the Conservation and Development Plan into the County
Comprehensive Plan for consistency with State requirements,.

ACCESS ISSUES AND PROBLEMS

Walton County benefits from the strong voice of the South Walton Community Council, a citizens
group which is active in the planning efforts throughout the County. Currently, the Council is in
support of another private, citizen-based movement to designate the US 98 Corridor as a Scenic
Corridor. Several businessmen and residents in the South Walton communities have developed
a draft scenic corridor ordinance which was submitted to the County Commission in October,
1995. This proposal has received great support from the Commission and is likely to be voted on
for adoption by December 1995, The designation recommends strict access management and
aesthetic criteria for US 98 in South Walton County.

The idea for the scenic designation developed among residents and businessmen who witnessed

unplanned development along the US 98 Corridor in Destin, to the west, and in Panama City, to
the east, and strived to develop a set of criteria which would preserve the largely unspoiled
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character of US 98 in South Walton County. The overlay district would reguire a 400 foot

driveway spacing standard and interconnected parking lots for businesses along the comidor.

It is not yet clear what the land use designations will be along this area, as the plan is still in its
revision stage; currently, the land use along the proposed scenic corridor 1s low density residential
and low intensity commercial. Much of the remainder of the US 98 Corridor is zoned for
conservation, silvaculture, or agricultural land uses.

CURRENT ACCESS MANAGEMENT PRACTICES
Access Management Policies

Walton County’s Comprehensive Plan and the South Walton Conservation and Development Trust
Plan (both currently being revised) include policy statements in support of access management.
The plans describe the development of a local road network, establishment of on-site circulation
provisions for commercial developments, and coordination of land use practices and regulations
among different governmental agencies.

Walton County Comprehensive Plan: Goals, Objectives, and Policies
Policy 3.4.1 -The County shall regulate the provision of roadway access to the State

Highway System for new residential subdivisions and new commercial development
through the following management techniques:

» Limiting access to roads by controlling the number and location of sites, access
driveways and other intersecting roads;

» Requiring shared driveways or cross-access easements for adjacent properties
where the minimum driveway spacing requirements cannot be met; and

v Promoting the use of frontage/service roads to minimize the number of site access
driveways and intersecting roads, where necessary to maintain the safe and
efficient operation of the traffic circulation system.

[Status: adopted in Land Development Code, §5.04.03 Street Design Standards, “The
street lavout in all new development shall be coordinated with and interconnected 1o

the street system of the surrounding area; streets in proposed subdivisions shall be
connected to rights-of-way in adjacent areas to allow for proper inter-neighborhood

traffic flow. "]
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South Walton Conservation and Development Trust Plan

The Conservation Trust's plan establishes several policies which further the goals of access
management. These are the joint-access requirement and the arterial-access provision, which is
similar to the Walton County policy statement:

Policy 1-1.1,13 - The County shall require development to provide adequate parking based
on professionally accepted standards. The Land Development Regulations, adopted by the
statutory deadline, shall include standards for parking lot design and access management,
including shared driveways, in order to promote safe traffic flow consistent with the access
management policies in the Traffic Circulation Element.

Policy T-3.4.1 - The County shall regulate the provision of roadway access to the State
Highway System for all new development through the following management techniques:

» Limiting access to the State Highway System by controlling the number and
location of site access driveways and other intersecting roads according to the
procedures and standards outlined in FDOT Rule Chapters 14-96 and 14-97;

» Requiring shared driveways or cross-access easements for adjacent properties
where the minimum driveway spacing requirements defined in FDOT Rule 14-
97 cannot be met; and

» Promoting the use of parallel roads to optimize the number of site access
driveways and intersecting roads, where necessary to maintain the safe and
efficient operation of the transportation system.

Zoning

Minimum Lot Frontages, Walton County has no established minimum lot frontage requirements
for any of its land use districts (see Figure 8). The only provision contained within the County’s
Code with regard to lot area states that, “all developments shall have a total land area sufficient
to meet all development design standards in this Code including... land required to provide for all
setbacks, buffers, storm water management, off street parking and circulation, protection of
environmentally sensitive lands, and any other provisions which may require land area to be set
aside.” Much of the land along the US 98 Cormridor is zoned for silvaculture, agriculture, or
conservation land uses; portions of the Comidor permit low-density residential and low-intensity
commercial uses.

Planned Unit Developments. Walton County includes policies for Planned Unit Developments
to allow flexible zoning practices in appropriate locations. Part of the intent of this provision is
to, "promote high standards of development layout, design and construction, reduce land
consumption by roads, separate vehicular and pedestrian circulation systems,” and generally
provide for a compatible living arrangement between man and the environment.
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Standards for PUDs stipulate that, "Access points shall be designed to provide smooth flow,
controlled turning movements, and minimize hazards to vehicular and pedestrian traffic" and, "No
streets or roads within a PUD shall connect to exterior streets in such a way as to encourage use
of a minor local street for through traffic."

[Commentary: This provision is somewhat inconsistent with the County’s efforts
to achieve greater connectivity, as expounded in section 5.04.03 of the Land
Development Code (5see next page). Local governments must maintain a tenuous
balance between enhancing connectivity and limiting excessive through-traffic in
residential areas. [
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