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W

ith the widening and bridge improvements along the US 331 Corridor
as well as the potential for central sewer expansion, additional
development demands can be expected along the corridor. The intent of this
project is to begin planning for anticipated development and economic growth
in a proactive rather than reactive way.

Executive
Summary

T

he US 331 Economic Corridor Plan represents an extraordinary opportunity
to proactively shape development along the US 331 corridor and the future of
South Central Walton County. As the only route in Walton County connecting the
south with the north, the corridor is vital not only for the daily movement of goods
and people, but for the safe evacuation of Walton County residents during extreme
weather events. As Walton County continues to grow, the corridor will be a driver for
economic growth that must continue to serve a multifunctional role.
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Executive Summary
Growth within Walton County is occurring at an exceptional rate, well above the state
average, and anticipated to continue well into the future. Based on US Census data for
2017, Walton County was the fastest growing county in Florida and sixth fastest growing
county in the nation. Walton County with an estimated population of 65,301 in 2017, is
projected to grow by upwards of 47% by the year 2045, to as much 138,500 residents.
Most growth is occurring in South Walton County driven by the desire for coastal living.
The impacts of this demand are evident in the traffic congestion along 30A and the
cost of housing beyond the reach of the general workforce. With South Walton County
predominantly built out – approximately one-third designated conservation and largescale development such as the Bay-Walton Sector Plan projected to accommodate
approximately 38,200 permanent residents at build-out, the only growth vector for
Walton County is north.

So what will economic development look like?
Planning for and incentivizing economic development and growth along the US 331
corridor is the surest means to an answer. While roadway and utility improvements provide
the infrastructure to support development, enabling public policies and regulations that
provide the flexibility to nurture and attract forward-thinking and creative development
solutions will provide the environment favorable and necessary to make them thrive. New
ideas such as commerce and innovation districts provide dense enclaves that merge the
innovation and employment potential of research-oriented anchor institutions, high-growth
firms, and tech and creative start-ups in well-designed, amenity-rich mixed-use residential
and commercial environments. Innovation districts fuel local economies by building on the
intrinsic qualities of place: proximity, density, authenticity, and vibrant places.
Well-planned and desirable developments have the potential to act as catalysts and
inspiration for follow-on development. This is evident by looking no further than the mixed
use master-planned communities of South Walton County. Developments that leverage
economic development programs such as Opportunity Zones can be used to spur
economic development and job creation, and serve as regional economic development
catalysts. Partnerships can create synergies leading to other economic development
opportunities in related fields or with investors sharing similar supply chains.

U.S. 331 ECONOMIC DEVELOPMENT CORRIDOR PLAN
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The US 331 Economic Corridor Plan provides a framework to realize the economic
development potential of the US 331 corridor while maintaining its multifunctional role. The
Plan explores alternate potential build-out scenarios supported by economic development
and land use policy, regulatory, and administrative recommendations to transform the
corridor into an economic engine for Walton County into the future. Coupled with the
assessment of economic conditions, programs, and economic development incentives, the
Plan can be used to focus and unify economic development efforts to achieve the vision
for the US 331 corridor.

How will economic development happen?
Economic development will occur over time as private developers and businesses are
attracted to the assets and opportunities the US 331 Corridor has to offer. To incentivize
development within the US 331 corridor, specific recommendations are provided that the
county can implement to guide and facilitate economic development consistent with the
vision for the future of US 331. These recommendations include: adopting Comprehensive
Plan goals and objectives to guide land use, transportation, infrastructure, and incentivize
economic development; and establishing Activity Centers as Special Planning Areas to
facilitate development through increased densities, intensities, and density bonuses.
A summary of the recommendations is provided below.

Land Use

Create a Corridor Economic Development Master Mixed
Use Future Land Use Category to provide flexibility to
accommodate development opportunities without the need
for Comprehensive Plan amendments.
Provide a wide range of housing opportunities that encourage
a range of housing sizes and costs, support telecommuting,
and are available to residents of all needs and backgrounds.
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Transportation

Preserve US 331 traffic flow and as a major evacuation route
through the thoughtful planning of access management and
service roads, roadway shoulders to accommodate additional
lanes and critical fuel sites for sufficient fuel supply.
Create a well-connected multimodal transportation system
throughout Walton County that promotes bike route to
regional bikeway connections including across Clyde B Wells
Bridge, ensures new developments provide safe and efficient
sidewalks, and considers pedestrian bridges across US 331 as
traffic increases with development.

Infrastructure

Create a thriving mixed-use corridor with central sewer,
potable water and fiber optic internet infrastructure to meet
21st Century needs.

Economic
Development

Attract and retain a robust and diverse business environment
consistent with the overall corridor vision that targets highwage and innovative industries, incentivizes new and relocated
businesses, and creates an identify and brand theme for
Activity Centers.
Provide incentives such as expedited permit approvals,
reduction or elimination of fees, infrastructure assistance, etc.
for new and relocating businesses that meet the vision of the
Study Area.
Maintain and protect Eglin AFB as a major employment
generator through close coordination, support and attraction
of defense industries and families proximate to Eglin AFB,
and development of educational information to promote Eglin
AFB’s regional importance.

U.S. 331 ECONOMIC DEVELOPMENT CORRIDOR PLAN

9

ECONOMIC DEVELOPMENT CORRIDOR PLAN

Figure 1
10

Development Potential in the 331 Corridor
EXECUTIVE SUMMARY

1.0
Introduction

A

s one of the primary accessways from the tourist and employment areas
near the coast in South Walton County, and with the planned infrastructure
improvements, the US 331 Corridor is poised for growth.

1.0 INTRODUCTION

1.0 Introduction
Walton County has grown rapidly over the past several
years, well above the statewide average. Between 2012
and 2016, it was the fourth fastest growing county in
the State of Florida, behind only Sumter, St. Johns,
and Osceola counties; and one of the top 20 fastest
growing counties nationwide. This trend is expected to
continue well into the future. According to the Florida
Bureau of Economic and Business Research, Walton
County is projected to grow by between 21 and 47% by
the year 2045, to as much 138,500 residents.
Most of this growth to date, over 60% since 2012, has
occurred in South
Walton County.
As such, this area
is quickly nearing its
maximum buildout
capacity, particularly since
Source: Florida Bureau of Economic
approximately
one third of South
and Business Research
Walton County is designated as
conservation land making it unavailable for future development. Due
to this high demand of residents desiring to live near or along the Gulf
of Mexico and the limited supply of available land for new development,
the cost of living in South Walton County is almost double the countywide
average measured as housing costs for both owner and rental costs as a
percentage of household income. In
2016, 33 percent of owner households
were paying more than 30 percent of
their monthly income on housing and
49% of renters were paying more than 30
percent of their monthly income on housing.
In 2016, the number of housing units in South
Walton County was estimated at 29,297 with
only 9,923 permanently occupied, suggesting
that the majority (66 percent) of housing
units are second home investment properties.

Source: Florida
Bureau of
Economic
and Business
Research

U.S. 331 ECONOMIC DEVELOPMENT CORRIDOR PLAN
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Another indicator of the cost of living is the number of new
housing starts. Between 2010 and 2017, a total of 8,603 new
residential units were constructed in throughout Walton
County. Of these new units, 7,500 (87 percent) were singlefamily dwellings and 1,103 (13 percent) were multi-family
units. Multi-family units are generally more affordable and
provide a more economical alternative for the workforce to
single family housing units.

Source: State
of the cities
Data System,
US Department
of Housing
and Urban
Development

The higher cost of living and reduced housing options add
further strain on the cost of living in South Walton County
for permanent residents as the number of available units is
diminished and lower cost housing options must be sought
elsewhere. This will also drive development and growth to
areas in the county outside of South Walton County. Areas
such as the US 331 corridor will be a prime receiver to
accommodate new development making planning for the
US 331 corridor that more important.
In addition to growth from an influx of new residents, Walton County is also attracting
increased tourism, largely due to its scenic beaches and coastal communities. According
to Visit South Walton, tourism within the county increased by nearly 25% in just two years
since 2015, exceeding four million visitors in 2017. This has created approximately 22,000
new jobs and contributed over $4.4 billion to Walton County’s economy.
Although these are generally good signs
for a healthy, robust economy, it also
means many working families may not
be able to afford the increasing cost of
living associated with the population
and tourism growth in South Walton
County. According to 2015 On the Map
data from the US Census, over 50% of
the employment in South Walton County
is within the Accommodation and Food
Services Industry; Arts, Entertainment,
and Recreation Industry; and Retail Trade
Industry, which is prevalent in most
tourism-based economies. These industries
generally provide lower wage jobs
compared to other industries.
Source:
Visit South Walton
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As South Walton County nears its maximum buildout
and the cost of living continues to rise, North Walton
County will begin to experience greater development
pressure as an affordable alternative for many residents
and businesses. The US 331 Corridor is the only access
across the Choctawhatchee Bay that connects North
and South Walton, and is designated as a primary
emergency evacuation route out of the County. This
corridor is also well-connected to the region through
linkages with US 98, Interstate 10, and parts northward
into Alabama.
Construction was recently completed along the
US 331 Corridor to improve the bridge crossing the
Choctawhatchee Bay and to widen the roadway to
four lanes throughout the County, which will support
enhanced evacuation times during emergency events.
New central sewer and water infrastructure expansion
is also planned for the near future, which will foster new
development opportunities along the corridor north of
the Choctawhatchee Bay.

Placemaking is a process, accessible
to anyone, that allows peoples’
creativity to emerge. When it is open
and inclusive, this process can be
extraordinarily effective in making
people feel attached to the places
where they live. That, in turn, makes
people more likely to get involved,
and to build shared wealth in their
communities. Placemaking, in other
words, is a vital part of economic
development.
Cynthia Nikitin, Senior Vice President
Project for Public Spaces

The purpose of this project is to begin proactively planning for anticipated economic
growth and development along the US 331 Corridor following the completion of the
infrastructure enhancements.

Walton County as Birthplace of New Urbanism
Walton County, and particularly South Walton County, is unique for its master planned
communities designed on principles of New Urbanism. South Walton County can be
considered the birthplace of New Urbanism, the origins of which date back to the masterplanned community of Seaside, completed in 1985. New Urbanism has influenced the
development of other South Walton County master-planned communities such as Rosemary
Beach, Alys Beach and WaterColor, as well as communities throughout the country.
As an urban design movement, New Urbanism promotes environmentally-friendly places by
creating walkable neighborhoods containing a wide range of housing and job types. These
neighborhoods, typically follow a radiating or grid street pattern anchored by a town center
commercial hub. Influenced by urban design practices prominent up until the advent of the
automobile prior to World War II, New Urbanism communities comprise a mix of uses and
residential types connected by accessible pedestrian walkways and open spaces.

U.S. 331 ECONOMIC DEVELOPMENT CORRIDOR PLAN
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New Urbanist principles in practice at Rosemary Beach

New Urbanism is predicated on neighborhoods that are diverse in use and population,
communities designed for pedestrian and transit as well as the car, environments shaped
by physically-defined and universally accessible public spaces and community institutions,
and places framed by architecture and landscape design that celebrate local history, climate,
ecology, and building practices.
New Urbanism was the foundation of the 1994 South Walton Conservation and Development
Trust Plan, developed to provide a sustainable blueprint for future development of South
Walton County. Incorporated in the 1996 Walton County Comprehensive Plan, the legacy of
the 1994 Trust Plan has endured in South Walton County, evidenced through development
patterns visible today. The goals of the Trust Plan are as relevant as when conceived and can
be applied to create a sustainable future for the US 331 Corridor.

Goals of the 1994 South Walton Conservation and Development Trust Plan:
 To promote and foster employment opportunities and economic diversity
 To maintain the highest quality natural and historic environments
 To create a sense of community with a strong visual image
 To provide a balanced transportation system to meet mobility needs
 To provide for effective community facilities, services and transportation facilities
 To manage and direct the character, location and timing of new development
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1.1 Planning for Economic Development
There are three components necessary for ensuring progressive, viable and desirable
economic development: planning for infrastructure and development, data proliferation
and promotion, and economic development and growth activities. These three components
are interrelated, though emphasis may be different at short-term and long-term stages.
Differences may exist between short term focus economic development activities and
long-term plans such as Future Land Use maps. However, data proliferation and promotion
and long-term planning are highly compatible activities, if not one and the same.
First, it’s important to conceptualize economic
development vs. economic growth. “Economic
growth is about bigger–more jobs, larger tax
base and more investment in the regional
economy. Economic development is about
better–better jobs, higher household
incomes, more innovation, widely shared
benefits, and an improved regional
economic structure.” (Emil Malizia, PhD,
FAICP) The intent of this report is to
focus on ways to achieve both economic
development and economic growth
while understanding the differences
between them.

U.S. 331 ECONOMIC DEVELOPMENT CORRIDOR PLAN
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1.2 Regional Economic Development
It is often said that economies are regional, but land use decisions are local. Unique
development strategies formulated at the regional level have to be implemented by local
governments who are in direct competition with each other.
It is important to understand the role of the study area
in the larger economic system (its economic base), find
its unique features, and begin to identify innovative ways
to promote economic growth and development within
Walton County. The most critical resource in the emerging
knowledge economy is human capital; talent will largely
determine regional competitiveness. With new technologies
and global competition, there is a great need to attend to
workforce development.

Economic
growth is
about bigger.
Economic
development is
about better.
APA Economic Development Task
Force Report, 2015

The region’s economic base can be viewed as a mix of skills
and occupations as well as a mix of traded and non-traded
industries. One way to think of these two dimensions of the
regional economy is that industries determine what places
make (produced goods and services) whereas occupations
determine what places do (activities of workers).

1.3 Working Group
The US 331 Economic Development Corridor Plan Working Group (the Working Group)
was established in February 2018 to guide development of the US 331 Economic
Development Corridor Plan (the Plan) and was comprised of the following stakeholders:
 Mac Carpenter, AICP Walton County
Planning and Development Services
Director
 Kristen Shell, AICP Walton County
Planning and Development Services
Manager

 Billy Williams, Walton County Restore
Act Coordinator
 Bill Imfield, Walton County Economic
Development

 Chance Powell, P.E. Walton County
Public Works

 Northwest Florida Regional Planning
Council

 Cliff Knaurer P.E. Dewberry

 Florida Department of Transportation

 Latilda Hughes-Neel, AICP, City of
Freeport Planning Director

 Eglin AFB Community Planner

 Kelly Shultz, AICP, CPM, City of
DeFuniak Springs Planning Director
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 Jay Tusa, Walton County Tourist
Development (Invited)

 Matt Avesco, Nokuse Executive
Director (Invited)
 Major Landowners
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Meetings were conducted with the Working Group on March 27, 2018, and April 24, 2018.
During first Working Group meeting, the project was introduced and members discussed
meeting goals, ongoing and future infrastructure projects along the US 331 corridor, and
land use vision for the corridor. The second Working Group meeting was conducted as a
joint meeting with the public to discuss input received on the project from the Planning
Commission Workshop conducted on April 16, 2018, and first Public Workshop conducted
on April 17, 2018.

1.4 Public Participation
The US 331 Economic Development Corridor Plan considered public input in the
development of the plan. From the beginning, Walton County committed to an open and
transparent planning process in which citizen comments and ideas were actively solicited.
Through the interactive public engagement opportunities, the planning team listened
and learned from citizens, and business and property owners, about the variety of issues,
ideas, and concerns regarding development of the US 331 corridor. Public feedback was
instrumental in the development of the US 331 Economic Development Corridor Plan
enabling continuous communication among development team and the public throughout
the planning process.
Three public workshops were conducted during the US 331 Economic Development
Corridor Plan development. The details of each meeting are included in the Appendix.
 Public Workshop #1 – April 17, 2018. This first Public Workshop was held at
the Freeport Community Center at 5:30 PM, to introduce the 331 Economic
Development Corridor Plan to the community, present initial findings from the
Working Group and seek input from the public on the project Introduction to the
Project and Planning Process
 Public Workshop #2 – April 24, 2018. The second public workshop was
conducted at the Freeport Community Center at 5:30 PM, as a joint Working
Group Meeting and Public Workshop to discuss input received on the project
from the Planning Commission Workshop conducted on April 16, 2018, and first
Public Workshop conducted on April 17, 2018.
 Public Workshop #3 – TBD. The third public workshop was conducted at the
Freeport Community Center at 5:30 PM to present the Draft 331 Economic
Corridor Plan to the community and obtain any input before adoption of the Plan
and incorporation of the recommendations in the Comprehensive Plan.

U.S. 331 ECONOMIC DEVELOPMENT CORRIDOR PLAN
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Four public hearings were conducted before the Walton County Planning Commission
on April 16, 2018, June 14, 2018, August 9, 2018, and August 30, 2018. The first Planning
Commission hearing focused on introducing the US 331 Economic Development Corridor
Plan project to the Planning Commission and to obtain their initial input and feedback
on the project. The second Planning Commission hearing focused on the recommended
Comprehensive Plan amendments in support of the economic development of the US
331 Corridor per the Plan, with a recommendation to transmit the Plan recommendations
to the Board of County Commissioners. The third Planning Commission hearing focused
on a review of the input from State and Federal agencies on the Comprehensive Plan
amendments and the final draft of the US 331 Economic Development Corridor Plan.
The fourth Planning Commission hearing focused on a recommendation to the Board of
County Commissioners to adopt the 331 Economic Development Corridor Plan and the
recommendations into the Comprehensive Plan.
Two workshops were conducted with the Walton County Board of County
Commissioners on May 24, 2018, and June 12, 2018. The first workshop with the Walton
County Board of County Commissioners introduced the US 331 Economic Development
Corridor Plan and provided an opportunity for initial input from the Commissioners.
The second Board of County Commissioners Workshop was conducted for the
Commissioners to review the Comprehensive Plan recommendations from the US 331
Economic Development Corridor Plan.
A public hearing was conducted before the Walton County Board of County
Commissioners on June 25, 2018. This public hearing was conducted for approval to
transmit the proposed Comprehensive Plan text amendments to the applicable State
and Federal agencies for review. These proposed amendments would incorporate
the recommendations of the U.S. 331 Economic Development Corridor Plan into the
County’s Comprehensive Plan and authorize staff to begin implementation of the Plan’s
recommendations.
A final public hearing was conducted before the Walton County Board of County
Commissioners on August 30, 2018. This hearing was conducted to adopt the 331
Economic Development Corridor Plan and the policy recommendations into the
Comprehensive Plan and begin implementation of other actions to implement the
Corridor Plan.
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1.5 SWOT Analysis
The following analysis assesses the current environment along the corridor in terms of
strengths and weaknesses (internal) and opportunities and threats (external).

S

W

O

T

Strengths

Weaknesses

Opportunities

Threats

What will be the
County’s Strengths?

What are the
most important
weaknesses to
overcome first?

With product
improvements or new
partnerships, where
could the corridor
grow?

What external factors
could put pressure
on growth?

ww 331 Water and Sewer
Project
ww Owl’s Head

ww Infrastructure

ww Walton County School
Board K-12

ww Land Use

ww Walton County Sheriff
– Jail Project

ww Lengthy permitting
process (uncertainty)

ww Walton County SheriffSecurity Project

ww Weak linkages
between Planning
and Economic
Development
functions

ww City of Freeport, City
of DeFuniak Springs
and Regional Utilities
ww Walton County ARC
ww Alaqua Animal Refuge
ww E.O. Wilson Biophilia
Center
ww Nokuse Conservation
Lands

What new segments
could we enter in the
future?
ww North Walton
County Rural Areas
of Opportunity
Designation
ww South Walton County
uniqueness and
employment center
ww 30-A Mobility Study
ww West Bay–Walton
Sector Plan

ww Westwood Ranch

ww DeFuniak Train (Main
Street)

ww Stone Clinical

ww Area Trails

ww LECOM
ww New Urbanism Legacy
ww Parks / Recreation
ww Mobility Fees
ww Established Tax
Increment Finance
Area
ww Proximity to large
military installations
and skilled workforce

ww Trails Master Plan
ww Walton County
Broadband
ww NWF State College
Sim City (Job Training)
ww Stone Clinical

Which of these
threats can we
control?
Which ones can’t we
control?
ww Capacity
Preservation or
Ensuring that US
331 remains as
major South Walton
tourism gateway and
hurricane evacuation
route
ww Sign and visual
clutter proliferation
ww Loss of competitive
advantage of failure
to capitalize on
unique development
pattern
ww Potential for loss of
housing type mixture
ww Failure to protect
Eglin Air Force Base
missions

ww Veterans Lodge

ww Established tourism
base

U.S. 331 ECONOMIC DEVELOPMENT CORRIDOR PLAN
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2.0
The Study Area

2.0 The Study Area
The US 331 Corridor was identified by Walton County as an emerging growth area
but needing assistance to revitalize. In 2014, through Ordinance 2015-06, the Walton
County Board of County Commissioners designated the US 331 Corridor a Tax
Increment Area to promote economic growth and development by providing the
necessary infrastructure along US 331. To incentivize development, the Board of
County Commissioners created a dedicated funding source for the development and
construction of water and wastewater facilities and other capital improvements along
the US 331 Corridor.
The Working Group designated the Study Area for the Plan as the currently adopted
Tax Increment Area established by Ordinance 2015-06 with modifications to
eliminate those lands which would not be appropriate for development or are outside
the County’s authority:
 Conservation lands
 Eglin AFB
 The cities of Freeport and DeFuniak Springs
Figure 2 depicts the Study Area for the Plan with parcels in the Study Area in blue.

2.0 THE STUDY AREA

Figure 2
U.S. 331 ECONOMIC DEVELOPMENT CORRIDOR PLAN

US 331 Corridor Plan Study Area
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2.1 Existing Land Uses
The US 331 Economic Development Plan Corridor Study Area is generally rural consisting
of mostly agricultural and low-density residential uses. Over 60 percent of the land is
currently agricultural, and an additional 18 percent is undeveloped vacant land. There
are a few small commercial and institutional uses at the southern intersection of US 331
and County Road 278 (Coy Burgess Loop), as well as the Healthmark Regional Medical
Center and Okaloosa Heart & Vascular Center located approximately one-half mile south
of this intersection. Immediately west and abutting the US 331 Corridor Study Area is Eglin
Air Force Base (AFB). To the east of the US 331 Corridor and the City of Freeport is the
Lafayette Creek Wildlife Management Area (WMA). Though both Eglin AFB and the WMA
are outside the US 331 Economic Development Corridor Study Area, they comprise large
portions of land proximate to US 331.
Utility and industrial uses are the next two largest existing land uses by area, covering 7
percent and 3 percent of the Study Area respectively. There is a large utility site east of
US 331 and the City of Freeport and south of the Lafayette Creek Wildlife Management
Area owned by Regional Utilities, a franchised operator of water and wastewater utilities in
South Walton County. The predominant industrial use is a heavy manufacturing site east
of US 331 north of Rock Hill Road, with a few small industrial operations along US 331 near
the southern border of DeFuniak Springs.
The portion of the Study Area between the City of Freeport and Choctawhatchee
Bay consists largely of low-density residential land uses, including some residential
subdivisions and waterfront properties along the Bay. Table 1 lists the existing land uses
by acreage and percentage within the Study Area. Figure 3 illustrates the existing land
uses within the Study Area.

Table 1. Existing Land Uses within the Study Area
Land Use

Acreage (ac)

Agriculture

11,527.6

61.8%

7.7

0.0%

1,091.2

5.9%

104.2

0.6%

30.5

0.2%

Industrial

573.7

3.1%

Institutional

499.3

2.7%

1,365.5

7.3%

10.7

0.1%

69.9

0.4%

3,362.8

18.0%

Residential (RES-A)
Single Family Residential
Multifamily Residential
Commercial

Utilities
Public Facilities
Conservation
Vacant
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Figure 3
U.S. 331 ECONOMIC DEVELOPMENT CORRIDOR PLAN

US 331 Corridor Existing Land Use
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2.2 Future Land Use
A community’s comprehensive plan establishes land use policies to manage growth and
development as envisioned by the community themselves. These polices are integrated
in specific future land uses categories, and depicted geographically on a Future Land
Use Map (FLUM). Each future land use category is associated with certain anticipated
development expectations, such as the type and intensity of development. Understanding
the vision for future development within the US 331 Corridor Study Area will help inform
future build-out conditions.
According to the FLUM illustrated in Figure 4, the Study Area contains 8 of the 13 total
future land use categories in Walton County’s Comprehensive Plan:
 Large Scale Agriculture

 Residential

 General Agriculture

 Commercial

 Estate Residential

 Industrial and Extractive Uses

 Rural Residential

 Public Facilities and Institutional

The majority of the Study Area (36 percent) is designated as Estate Residential, which is
a low-density residential category intended as a transitional buffer between urbanized
areas and agricultural uses. The next two dominant future land use categories are General
Agriculture and Large Scale Agriculture, which comprise 23% and 15% of the Study Area
respectively. These low density and agricultural uses are indicative of the current lack of
complete urban infrastructure such as central water and sewer.
The remaining residential future land use categories—Rural Residential and Residential—
comprise 13% of the Study Area. However, the Residential future land use category only
covers six acres, or less than one percent of the total land area. The Rural Residential
future land use category supports up to two dwelling units per acre, which is suitable for
a low-density residential subdivision. This future land use category is mostly located south
of the City of Freeport, near the Choctawhatchee Bay, as well as a growing residential
development surrounding the Windswept Dunes Gulf Club east of the City of Freeport.
The nonresidential and nonagricultural future land use categories that comprise the
remaining 12% of the Study Area, include Public Facilities and Institutional (5%), Industrial
and Extractive Uses (4%), and Commercial (3%). The Public Facilities and Institutional
future land use category is primarily located east of the City of Freeport, as well as the
a few small areas south of the City of DeFuniak Springs, such as Healthmark Regional
Medical Center. Generally, institutional uses have the potential for high-wage job creation.
However, the large portion of this future land use category is designated as utility in the
Existing Land Use Map, which does not foster high employment growth. The Industrial and
Extractive Uses future land use category is generally located in the northern portion of the
Study Area, close to the City of DeFuniak Springs. This future land use category supports
development that has potential to create a high-density of employment along the US 331
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Corridor. The Commercial future land use category is dispersed along the US 331 Corridor,
but has not fully developed due to the limited population density that is typically required to
support such uses.
Table 2 describes each of the listed future land use categories according to Walton County’s
Comprehensive Plan and within the Study Area. Figure 4 features the future land use categories
within the Study Area as they appear on the FLUM.

Table 2. Future Land Use Categories within the Study Area
Future Land
Use

Percent

Study
Area
Acres

Density
Maximum
Bonus
Dwelling
Units per
Acre (du/a)

Maximum
Intensity
(Floor Area
Ratio of
FAR)

Zoning Districts

Large Scale
Agriculture

2,911

15%

1 du / 40 a

NA

30%

Large Scale Agriculture (LSA)

General
Agriculture

4,373

23%

1 du / 10 a

NA

30%

General Agriculture (GA)

Estate
Residential

6,929

36%

1 du / 5 a

NA

30%

Estate Residential (ER)

Rural
Residential

2,486

13%

2 du/a

NA

60%

Rural Residential (RR)
Rural Low Density (RLD)
Rural Village (RV)

Residential

6

0%

8 du/a

Up to 10
du/a

50%

Urban Residential (UR)
Residential Preservation (RP)
Low Density Residential (LDR 1/0.5)
Neighborhood Infill (NI)

644

3%

17 du/a

Up to 8
du/a

100%*

721

4%

NA

NA

Extractive
Uses: NA

Commercial

Industrial
and
Extractive
Uses
Public
Facilities and
Institutional

Industrial
Uses: 70%
922

5%

NA

NA

Public
Facilities:
60%

General Commercial (GC)
Neighborhood Commercial (NC)
Business Park (BP)
Extractive Uses (EU)
Light Industrial (LI)
Heavy Industrial (HI)
Public Facilities (PF)
Institutional (INST)

Institutional:
200%
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2.3 Zoning Districts
Walton County’s Land Development Code (LDC) implements many of the goals and
policies adopted in the Comprehensive Plan, particularly relating to development. The
LDC establishes zoning districts, which closely relate to the future land use categories, are
regulatory development standards for all new construction within the County that relate
to specific properties, as represented on Walton County’s Zoning Map. Zoning districts
also specify permitted uses, which has implications on potential revenue generation for the
property. Understanding the extent of permitted development and uses within the Study
Area will inform the economic development potential of the 331 Corridor.
According to the Zoning Map illustrated in Figure 5, the Study Area contains 11 of the 36
total zoning districts in Walton County’s LDC:
 Large Scale Agriculture

 General Commercial

 General Agriculture

 Light Industrial

 Estate Residential

 Heavy Industrial

 Rural Village

 Public Facilities

 Urban Residential

 Institutional

 Neighborhood Commercial
Similar to the future land use categories, the majority of the Study Area is comprised of
Estate Residential (36%), General Agriculture (23%), and Large Scale Agriculture (15%),
which only permit low density agricultural uses indicative of the current lack of complete
urban infrastructure such as central water and sewer.
The Rural Village zoning district is the next largest in terms of land area, comprising 13%
of the US 331 Corridor Study Area. This district is mostly located south of the City of
Freeport, near the Choctawhatchee Bay, as well as a growing residential development
surrounding the Windswept Dunes Gulf Club east of the City of Freeport. However, this
zoning district only permits up to two dwelling units per acre, which is still relatively low,
as well as agricultural and silvicultural uses. The Urban Residential zoning district supports
up to four dwelling units per acre, or up to 10 dwelling units per acre upon meeting the
requirements for the density bonus, but only covers six acres, or less than one percent of
the Study Area.
The remaining 12% of the US 331 Corridor Study Area includes six zoning districts: Public
Facilities (5%), Heavy Industrial (4%), General Commercial (3%), Institutional (<1%), Light
Industrial (<1%), and Neighborhood Commercial (<1%). The locations of these zoning
districts are relative to their respective future land use category. The General Commercial
zoning district supports the widest variety of uses, including multifamily residential uses
up to 17 dwelling units per acre, and is eligible for a density bonus up to 10 dwelling units
per acre. However, residential uses are only permitted as a secondary use to a primary
commercial use.
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Table 3 describes each of the listed zoning districts according to Walton County’s Land Development
Code and within the Study Area. Figure 5 features the zoning districts within the Study Area as they
appear on the Zoning Map.

Table 3. Zoning Districts within the Study Area
Zoning
District

Percent Maximum
Dwelling
Units per
Acre (du/a)

Density Maximum
Bonus
Intensity
(Floor
Area Ratio
of FAR)

Permitted Uses

Large Scale
Agriculture
(LSA)

2,911

15%

1 du / 40 a

NA

25%

Agriculture and silviculture activities
and supporting community uses

General
Agriculture
(GA)

4,373

23%

1 du / 10 a

NA

25%

Agriculture and silviculture activities
and supporting commercial uses

Estate
Residential
(ER)

6,929

36%

1 du / 5 a

NA

25%

Agriculture and silviculture activities
and supporting commercial uses;
single-family homes; civic uses

Rural Village
(RV)

2,486

13%

2 du/a

NA

50%

Agriculture and silviculture activities;
single-family homes

Urban
Residential
(UR)

6

0%

4 du/a

Up to
10 du/a

60%

Single-family homes

Neighborhood
Commercial
(NC)

2

0%

4 du/a

NA

65%

Retail shops and services; restaurants;
professional offices; live-work
residential units

642

3%

17 du/a

Up to
10 du/a

100%

Light
Industrial (LI)

37

0%

1 du per
development

NA

50%

Repair shops; outdoor entertainment;
warehousing; manufacturing; research
and development; and civic uses

Heavy
Industrial (HI)

684

4%

NA

NA

70%

Vehicular repair shops; warehousing;
manufacturing; research and
development; salvage yards; landfills
and recycling centers; hazardous
waste collection; storage yards; and
extraction activities

Public
Facilities (PF)

884

5%

NA

NA

60%

Civic uses; outdoor recreation

37

0%

NA

NA

200%

General
Commercial
(GC)

Institutional
(INST)

32
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Retail shops and services; shopping
centers; restaurants; lodging; vehicle
sales and repair; entertainment; civic
uses; multifamily residential

Civic uses
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2.4 North and South Corridor Development Areas
The US 331 Economic Development Corridor Study Area is generally disaggregated
into two development areas: one north of the City of Freeport and south of the City of
DeFuniak Springs, and one between the Choctawatchee Bay and the City of Freeport.
These areas are identified as the North Activity Center and South Activity Center.
However, there are approximately 2,300 acres that are not located within either activity
center, and are generally located greater than a mile away from the US 331 Corridor. In
total, the Study Area encompasses over 19,000 acres, or nearly 30 square miles, stretching
from the Choctawhatchee Bay northward to Interstate 10 (I-10) at the southern city limits
of DeFuniak Springs.

North Corridor Development Area
The North Corridor Development Area is located between the City of Freeport and the
City of DeFuniak Springs. This area is nearly entirely within the Eglin AFB impact area as
identified in the Eglin Air Force Base (AFB) Joint Land Use Study (JLUS), completed in
2009 (See Figure 6). These impact areas include the Impulse Area Critical Approach 1
area, and Military Training Route 2, which are defined below as part of the Tri-County
Small Area Studies.
The Tri-County Small Area Studies (SAS) report was completed in 2012 to implement
the findings of the Eglin AFB JLUS. The Tri-County SAS proposed specific tools for
jurisdictions surrounding Eglin AFB, including Walton County, to foster compatible
development and balance growth with regard to the military installation’s mission.
Recommendations specific to Walton County include Comprehensive Plan and Land
Development Code amendments, such as incorporating the Military Influence Overlay
District (MIOD) on the Future Land Use Map. The MIOD is comprised of several subzones,
of which the North Activity Center is within three:
 Impulse Area Subzone. The Impulse Area Subzone is a one-mile distance
surrounding Eglin AFB, which is more susceptible to increased noise levels
generated from military training activities.
 Critical Approach 1 Subzone. The Critical Approach 1 Subzone is the area
beneath the approach and departure corridor from a runway or drop zone, where
aircraft fly at low altitudes.
 MTR 2 Subzone. The MTR 2 Subzone includes the Federal Aviation
Administration (FAA) designated MTR for Slow Speed Low Altitude Training
Routes (SRs), Low Level Training Area (LLTAs), and the Cruise Missile Corridor.
These areas include protected airspace between 500 and 4,000 feet above
mean sea level.
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Figure 6

The Eglin AFB Impact Areas Relative to Study Area
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Each subzone has a different set of compatibility standards associated with Eglin AFB. The
Tri-County SAS identifies which land uses and densities that are compatible, compatible
with conditions, and incompatible for each subarea. The use standards also prescribe
maximum floor area ratios (FAR) for certain nonresidential development regardless
of subzone: 0.56 FAR for industrial uses, wholesale trade, hospitals and other medical
facilities and cultural and entertainment facilities with large congregations of people such
as art galleries, libraries, museums, movie theaters, amphitheaters, and stadiums; 0.24 FAR
for restaurants, bars, education facilities, religious institutions and nature exhibits; 0.22
FAR for service related businesses, professional offices, amusements (indoor and outdoor),
marinas and parks; and 0.16 FAR for wholesale trade involving scrap and recycling, large
retailers and gas stations.
Within the Impulse Area Subzone, residential densities greater than one single-family
detached unit per five acres and retail commercial uses are compatible with sound
attenuation strongly recommended to reduce exterior to interior noise levels, and industrial
uses are compatible except for chemical and allied products manufacturing and solid
waste disposal sites, provided they do not produce exhaust that can impair pilot visibility.
Professional offices (engineering, architecture, accounting, research, etc.), education
facilities, nursing homes, hospitals and other medical facilities, religious institutions and
cultural and entertainment facilities are incompatible. Outdoor recreation facilities such
as parks, golf courses, tennis courts, riding stables and water recreation are compatible.
Height restrictions on communications and utilities also apply.
Within the Critical Approach 1 Subzone, residential densities greater than one single-family
detached unit per five acres, wholesale goods and service related business are compatible,
as are industrial uses other than chemical and allied products manufacturing and solid
waste disposal sites, provided they do not produce exhaust that can impair pilot visibility.
Retail commercial uses including gas stations, education facilities, nursing homes, hospitals
and other medical facilities, religious institutions and cultural and entertainment facilities
are incompatible. Outdoor recreation facilities such as parks, golf courses, tennis courts,
riding stables and water recreation are compatible, provided stormwater impoundments
are each limited to no more than 0.25 acres. Height restrictions on communications and
utilities also apply.
Within the MTR 2 Subzone, residential densities up to two single-family detached units
or semi-detached units such as duplexes or row houses are compatible, as are as are
industrial uses other than chemical and allied products manufacturing and solid waste
disposal sites, provided they do not produce exhaust that can impair pilot visibility.
All other uses are compatible except for outdoor amusements. Height restrictions on
communications and utilities also apply.
Although these standards have not yet been adopted by Walton County, they should be
considered for planning future development.

36

2.0 THE STUDY AREA

2.0 THE STUDY AREA

South Corridor Development Area
The South Corridor Development Area is located east of the City of Freeport and north
of the Choctawhatchee Bay. Only a small portion within the Study Area and the South
Activity Center is within the MIOD Impulse Area Subzone and MTR 2 Subzone identified
in the Tri-County SAS. The major influence on this Activity Center is the growing City of
Freeport. The City of Freeport is one of Florida’s fastest-growing communities in terms of
percent population change. Between 2010 and 2016, Freeport experienced a population
increase of over 30%. As the city continues to experience growth, the unincorporated area
of Walton County within the South Activity Center will likely experience related growth.

2.5 Environmental Health
The US Highway 331 Corridor Study Area is important part of the environmental fabric of
Walton County. Though Walton County is rich with a diversity of unique natural resources,
these resources are highly susceptible to degradation from human activities. While great
strides have been made to conserve land as a natural resource within the Study Area, it
is imperative that a balance between human activities and conservation is maintained
to preserve natural resources now and for future generations. Public infrastructure is an
integral part of supporting environmental health and protecting these natural resources.
With anticipated growth in Walton County comes the need to proactively plan for
economic prosperity in harmony with the natural environment. Within the US Highway 331
Corridor Study Area are a large number of parcels dependent on on-site septic systems
for sanitary waste disposal. These systems, if not maintained properly, have the potential
to affect the quality of surface and groundwater resources which leads to environmental
and public health impacts. Septic systems are also a limiting factor for growth and
development since they have a finite capacity to process waste.
Though efforts have been made to improve or conserve the water and land resources
through coordinated efforts of regional organizations and state and federal agencies,
the US Highway 331 Corridor Study Area will be vulnerable to ongoing impacts from
human activities as development demands intensify. Proactive measures such as installing
centralized sewer facilities reduces dependence on septic systems, has a positive impact
on protecting surface and groundwater resources, supports economic development
and benefits the long-term health of the Choctawatchee River and Choctawatchee Bay
watersheds.
The following is a discussion of the environmental conditions in the US Highway 331
Corridor Study Area and why their protection is critical to its environmental health.
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Water Bodies and Watersheds
The US Highway 331 Corridor Study Area is within the Choctawatchee River and
Choctawatchee Bay watersheds as illustrated on Figure 7. The Choctawatchee River
watershed is part of the Lower Choctawhatchee River basin that flows into the
Choctawatchee Bay at the southeast end of the Study Area and includes a portion of the
South Corridor Development Area. The area east of the US Highway 331 (Clyde B Wells)
bridge, which includes the Choctawhatchee River Delta, is the primary source of fresh
water to Choctawatchee Bay, providing over 90 percent of the total supply of fresh water
to the bay system with its inflows exerting the greatest influence on average bay salinity.
The state of Florida Environmental Regulation Commission has designated the
Choctawhatchee River as an Outstanding Florida Water (OFW) with the eastern bay
waters classified as Class II, Shellfish Propagation or Harvesting. As an OFW, the river is
entitled to special protection in terms of direct discharge of wastewater and stormwater.
Rule 62-302.700(1), F.A.C., states that “No degradation of water quality, other than that
allowed in Rule 62-4.242(2) and (3), F.A.C., is to be permitted in Outstanding Florida
Waters and Outstanding National Resource Waters, respectively, notwithstanding any
other Department rules that allow water quality lowering.” The degradation is to be
measured against the baseline year (March 1, 1979) unless otherwise indicated. The
Choctawhatchee River is also designated a Class III waterbody, defined as for use of
recreation, propagation, and maintenance of a healthy, well-balanced population of fish
and wildlife.
Total Maximum Daily Load (TMDL) is the maximum amount of a given pollutant that
a water body can absorb and still maintain its designated uses (e.g., drinking, fishing,
swimming, shellfish harvesting). One water body may have several TMDLs, one for each
pollutant that exceeds the water body’s capacity to absorb it safely. Under Section
303(d) of the federal Clean Water Act and the Florida Watershed Restoration Act,
TMDLs must be developed for all waters that are not meeting their designated uses and,
consequently, are defined as “impaired waters.” There is a final report for Total Maximum
Daily Loads (TMDLs) for fecal and total coliform for the upper Choctawhatchee River in
the Choctawhatchee River Basin. The river was verified as impaired for fecal and total
coliform and was included on the Verified List of impaired waters for the Choctawhatchee
River Basin that was adopted by Secretarial Order in June 2005. The TMDL establishes
the allowable loadings to the Choctawhatchee River (WBID 49F) that would restore the
waterbody so that it meets its applicable water quality criteria for fecal and total coliform.
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Figure 7

Waterbodies and Watersheds along the US 331 Corridor

Source: Walton County, 2018
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Geologic Conditions
The Choctawhatchee River basin consists of a large floodplain with many tributary springs
and lakes. According to the US Geological Survey, there are three geologic units that span
the US Highway 331 Corridor Study Area: Pliocene, Miocene and Pleistocene / Holocene
as illustrated in Figure 8. These generally run in an east -west orientation across the Study
Area with a mix of Pliocene and Miocene in the north, Pliocene in the central part of the
Study Area, and Pleistocene / Holocene in the south.
The Pliocene Unit contains significant amounts of clay, silt and gravel which may occur as
beds and lenses and may vary considerably over short distances. Much of the Pliocene Unit
is highly permeable forming the Sand and Gravel Aquifer of the surficial aquifer system.
The Miocene Unit consists of fine to coarse sand, gravelly sand, thin-bedded to massive
clay and sandy clay. Locally, the upper part of the unit is Pliocene in age.
The Pleistocene / Holocene Unit consists of varying thicknesses of undifferentiated
sediments consisting of siliciclastics, organics and freshwater carbonates. Those sediments
occurring in floodplains were mapped as alluvial and floodplain deposits. The siliciclastics
are poorly to moderately consolidated, sandy, silty clays with occasionally present gravel.
Organics occur as plant debris, roots, disseminated organic matrix and beds of peat.
Freshwater carbonates are scattered and consist of unconsolidated to poorly consolidated,
fossiliferous carbonate muds. Sand, silt and clay may be present in limited quantities.
The composition of these units results in a karst topography that is highly permeable,
making the basin vulnerable to decreased water quality and quantity.
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Figure 8

Geologic Units along the US 331 Corridor

Source: Walton County, 2018
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Soils
The term, soil, is typically applied to weathered surface layer of sediment materials and is
one of the main natural resources in Walton County.
Soil erosion from rapid run-off can occur on sloping locations where natural vegetation
cover has been removed during a land development action. Improper grading of a land
development can also result in soil erosion following unusually heavy rainfalls. Water
related soil erosion results in the transportation of sediment fines into stream courses
and receiving water bodies. When receiving water bodies are upland depressions, the
eventual effect is a filling and gradual build-up of the bottom of the depressed area. When
water related soil erosion occurs, excessive amounts of sediments can be transported to
receiving water bodies. While the transport of sediments to receiving waters is a primary
source of nutrients necessary to sustain water area biological productivity, excessive
amounts of sediments have detrimental effects upon the receiving water body.
The County manages potential development-related soil erosion problems by regulating
stormwater from development. Temporary soil containment measures are also required
in areas susceptible to water related erosion during project construction. Permanent
drainage facilities designed to reduce the rate and volume of run–off provide for sediment
containment and can control potential soil erosion from developments. Soil erosion
techniques are also incorporated by the Water Management District in their review of
developments under their management and storage of surface water and stormwater rules.

Wetlands
Wetlands serve a variety of ecological services including feeding downstream waters,
trapping floodwaters, recharging groundwater supplies, removing pollution and
providing fish and wildlife habitat. Wetlands within the US Highway 331 Corridor Study
Area generally occur along the tributaries that feed into the Choctawatchee River and
Choctawatchee Bay watersheds as illustrated on Figure 9.
In addition to performing critical ecological functions, wetlands have the natural ability
to absorb excess water during a flood, all of which provide environmental and financial
value by protecting the health of ecosystems, property and possessions, as well as
unquantifiable benefits of protecting human life and societal wellbeing. Protecting
the quality of inflows to wetlands is vital to their effective functioning and the overall
environmental health of the US Highway 331 Corridor Study Area.
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Figure 9

Wetlands along the US 331 Corridor

Source: Walton County, 2018
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E

conomic development and infrastructure are intrinsically linked. The presence
of public utilities drives new private investment opportunities, improves
sustainability, and increases the standard of living to create a more livable and
desirable place. These assets position Walton County as a competitive and
attractive location for new businesses and jobs.
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3.0 Existing And Potential
Infrastructure
3.1 Transportation
The Florida Department of Transportation (FDOT) recently completed construction
along the US 331 Corridor for the 12-mile stretch between US 98 and Interstate 10. This
construction included widening the US 331 Corridor from a two-lane undivided highway to
a four-lane divided highway.
Walton County initiated the road widening for two reasons: increase economic
development opportunities, and facilitate evacuation times. Enhancing this roadway
from two to four lanes makes the US 331 Corridor more attractive for manufacturing and
distribution companies that rely on a high-quality transportation network to distribute
goods and services. Also, as the only north-south corridor through the County, widening
US 331 supports a greater number of vehicles to evacuate north out of Walton County
during emergency events, such as hurricanes.
In addition to widening the US 331 Corridor, Figure 10 illustrates other as transportation
improvements planned within the County over the next several years. As this map shows,
Interstate 10 (I-10) is planned to be widened to support capacity for six lanes across the
county. I-10 is one of the major transportation routes connecting Walton County to the
region, including Tallahassee, and across the country.
Another major road planned to be widened across the County is State Route 20, which
intersects US 331 in the South Corridor Development Area. State Route 20 is designated
as the City of Freeport’s Main Street, and connects the South Corridor Development Area
to Niceville across Eglin AFB. When complete, this roadway will support capacity for four
lanes of traffic.
Walton County is planning two new roadways connecting to the US 331 Corridor within
and near the Study Area. In the South Corridor Development Area, a two-lane capacity
corridor is planned to connect US 331 where it intersects Black Creek Road, to State
Route 20 near the E. O. Wilson Biophilia Center. In south DeFuniak Springs, near the North
Corridor Development Area, a new two-lane capacity roadway is planned to connect Coy
Burgess Road at US 331 to Ingram Road at County Route 280A.
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Source: West Florida Regional Planning Council,
2040 Long Range Transportation Plan

Figure 10
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3.2 Water and Wastewater Utility Infrastructure
Walton County has eight utility service providers that provide potable water and/or
sanitary sewer infrastructure as illustrated by Figure 11. The Study Area is within three
utility franchise areas—the Freeport Urban Service Boundary, Freeport Water and Sewer
Franchise Area, as well as the DeFuniak Springs Water and Sewer Franchise Area.
Currently, approximately 43% of properties and 25% of the total land within the Study Area
are known, or are likely using a septic tank for wastewater treatment according to septic
tank permits from 2008 – 2018 from the Florida Department of Health in Walton County.
However, septic tanks are a potential risk for groundwater pollution, as the accumulation
of wastewater can leak into the ground, as well as various other environmental concerns.
Figure 12 identifies the properties within the Study Area that are currently using a septic
tank system for wastewater management.
The City of Freeport is currently working towards extending both potable water and
sanitary sewer infrastructure simultaneously along US Highway 331 from the Clyde B. Wells
Bridge to the City’s northern boundary, which covers some areas within the Study Area
as illustrated in Figure 13. This project will serve properties along the corridor, as well as
nearby communities. Extending this infrastructure along the US 331 Corridor will provide
a higher standard of living and allow for increased densities to be built, generating new
economic development opportunities. In addition to increased water and sewer capacity,
the infrastructure expansion will enhance fire protection and reduce pollution in the
Choctawhatchee River Watershed due to contamination from septic tank failures.
This proposed project splits the US Highway 331 Corridor into six segments, and calls for
expanding the Wastewater Treatment Plant’s capacity from 600,000 gallons per day
to 1.5 million gallons per day to meet the increased demand. In total, the sanitary sewer
infrastructure extension is estimated to cost $18,127,948; the potable water infrastructure
extension is estimated to cost $1,338,650; and the Wastewater Treatment Plant expansion
is estimated to cost $15,906,000. To date, the City of Freeport has received $185,000 from
the Clean Water State Revolving Fund and $50,000 from the Northwest Florida Water
Management District to complete Phase I of the project, which includes segments four
and five of the corridor. The City has requested the remaining funding for Phase I from the
Florida Job Growth Grant Fund. Phase I is expected to be completed by August 2021.
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Source: Walton County, 2018

Figure 11
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Figure 12
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Figure 13 Phased Utility Improvements along US 331 – Choctawhatchee Bay to Owl’s Head
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3.3 Infrastructure Goal
The Infrastructure goal and objectives established for the US 331 Economic Development
Corridor Plan Study Area help accomplish the overall vision for economic development
through recommended physical improvements and related actions. The Infrastructure
goal (Goal 1) and objectives (Objectives 1a through 1c) are provided below. Objectives
1d and 1e are greyed out since they are applicable to Chapter 4, Supporting Analysis–
Corridor Build-out.

Goal
1

The US Highway 331 Corridor is a thriving mixed-use corridor that
supports businesses and residents with appropriate infrastructure for
21st Century needs

Objective 1a

Extend central sewer connections along US Highway 331 for
developers to connect to as new development occurs within the
Study Area.

Objective 1b

Provide high-quality potable water to current and future residents
and businesses within the Study Area.

Objective 1c

Work with Internet Service Providers in the area to deliver fiber
optic infrastructure throughout the Study Area to provide highspeed internet connections.

Objective 1d

Require joint driveways, cross access easements, and / or service
roads for adjacent commercial properties along the US Highway 331
Corridor to limit the number of intersections.

Objective 1e

Identify critical fuel sites along the US Highway 331 Corridor to
ensure a sufficient supply of fuel is available during emergency
evacuations.

U.S. 331 ECONOMIC DEVELOPMENT CORRIDOR PLAN

53

ECONOMIC DEVELOPMENT CORRIDOR PLAN

Source: Dewberry/Preble-Rish, 2016
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4.0
Corridor
Development
Build-out

Vision Statement
The area along the US Highway 331 Corridor offers an opportunity to align future
development with the vision for desired economic development, in terms of quality,
capacity, and pattern of development. The following Vision Statement illustrates the
desired end-state of the US Highway 331 Corridor.
Development of the US Highway 331 Corridor has leveraged economic development
programs and opportunities, along with infrastructure, to create quality communities that
attract, sustain and inspire future generations of residents and employers.
Development focuses on potential incentive areas as highly desirable mixed-use
communities that provide places to live, work and play. These communities reflect creative
design resulting in unique and diverse places with a rich quality of life and identity of
community and belonging.
Development attracts and provides a diversity of housing types and amenities for a broad
spectrum of residents including those seeking proximity to South Walton Beaches and
coastal living, all sectors of the workforce including the military, retirees, families, and
provides opportunities for aging in place.
Development is well-connected through green spaces and multi-modal transportation
options that provide safe routes to destinations without dependence on the automobile.
Employment has evolved around centers of innovation that provide high-paying jobs to a
skilled dynamic workforce vested in the vitality of the communities along the US Highway
331 Corridor.

4.0 CORRIDOR DEVELOPMENT BUILD-OUT

4.0 Supporting Analysis Corridor Development Build-out
4.1 Proposed Future Land Use Categories and Zoning
The Walton County Comprehensive Plan future land use categories and Land Development
Code zoning districts provide a planning framework that is clear and provides flexibility to
respond to changes in land use demand over time. The future land use categories prescribe
the types of uses and development anticipated for long-term planning purposes. The
zoning districts correspond to the future land use categories and establish the uses and
corresponding development standards as they apply to development today. For each zoning
district, the Land Development Code specifies allowable uses, maximum residential densities,
nonresidential intensities, among other regulations for development such as structure height.
Understanding the nature of and capacity for development in the US Highway 331 Corridor
Study Area will help the county to better plan for and contemplate desired adjustments
to maximize economic development opportunities. The Future Land Use Categories and
corresponding Zoning Districts within the Study Area are shown in Table 4.

Table 4. Proposed Future Land Use Categories and Corresponding Zoning Districts
Future Land Use MAP Category

Implementing Zoning District(s)

Large Scale Agriculture

Large Scale Agriculture (LSA)

General Agriculture

General Agriculture (GA)

Estate Residential

Estate Residential (ER)

Rural Residential

Rural Residential (RR)
Rural Low Density (RLD)
Rural Village (RV)

Residential

Urban Residential (UR)
Residential Preservation (RP)
Low Density Residential (LDR 1/0.5)
Low Density Residential (LDR 4/1)
Neighborhood Infill (NI)

Commercial

General Commercial (GC)
Neighborhood Commercial (NC)
Business Park (BP)

Industrial and Extractive Uses

Extractive Uses (EU)
Light Industrial (LI)
Heavy Industrial (HI)

Public Facilities and Institutional

Public Facilities (PF)
Institutional (INST)
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US 331 Corridor Activity Centers
Two activity centers – north and south, are proposed within the US Highway 331 Corridor
Study Area. These are areas targeted for development and the geographies where many
of the US 331 Economic Development Corridor Plan recommendations apply. The North
Activity Center is located between the City of Freeport and the southern boundary of the
City of DeFuniak Springs, while the South Activity Center is located south and east of the
City of Freeport beginning at the Choctawhatchee Bay. Because maximizing opportunity
for economic development along the US Highway 331 Corridor is vital to the future of
Walton County, expansion of the South Activity Center to the area east of the US Highway
331 corridor is proposed. This would require amending the Tax Increment Area, which
defines the boundary of the US Highway 331 Corridor Study Area. A small number of
parcels were excluded from either activity center due to their remote or scattered location
which would not be contiguous to the activity centers. The proposed activity centers are
illustrated on Figure 14.

4.2 Vacant Parcels
Vacant undeveloped land represents the greatest development opportunity since it
is unencumbered by existing structures, making sites shovel ready. Although nearly
25 percent of the land within the two activity centers is considered vacant, vacant
commercial and industrial zoning districts each make up less than 1 percent of the total
land area, together comprising only 430 acres. Figure 15 identifies the locations of the
commercial and industrial land within the US Highway 331 Corridor Activity Centers. The
North Activity Center contains most of the vacant industrial land with some scattered
vacant commercial parcels. The South Activity Center contains a large portion of vacant
commercial land surrounding the intersection of Black Creek Road (County Route 3280)
and US Highway 331. The majority of the remainder of vacant land within the Activity
Centers is either in the Rural Village (2,551 acres) and Estate Residential (2,395 acres)
Zoning Districts, which because of their limited residential development potential, are not
illustrated on Figure 15.
Because of the limited amount of vacant commercial and industrial land available for
development, consideration should be given to providing incentives for both development
of vacant parcels and redevelopment of parcels with existing development, including:
providing complete urban infrastructure to achieve the maximum residential density
and nonresidential intensity allowable, establishing a density bonus program specific
to the South Activity Center that would allow for greater residential development, and
increasing the residential density and nonresidential intensity in the South Activity Center
in conjunction with implementing a master future land use category so that increases can
be accomplished without piecemeal changes that would require state approvals. These
recommendations and their corresponding impacts are discussed in the following buildout scenarios.
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4.3 Build-Out Analysis
The build-out analysis considers five distinct scenarios for the US Highway 331 Corridor
to understand the full development potential of all land. Each scenario provides the
development potential based on the maximum yield per the zoning districts in the Land
Development Code. This understanding will help guide future policy and any changes to
the development standards to maximize development and incentivize investment along
the US Highway 331 Corridor.
The first two scenarios (Scenarios 1 and 2) focus on the Study Area as it exists without any
expansion to the South Activity Center as illustrated on Figure 16:
 Scenario 1: Current situation – the full potential of development within the Study
Area, but without complete urban infrastructure.
 Scenario 2: The full potential of development within the Study Area, and with
complete urban infrastructure.
Three scenarios (Scenarios 3, 4, and 5) focus on the two activity centers including the
expanded 12,040 acres in the South Activity Center South as illustrated on Figure 17:
 Scenario 3: Current situation – the full potential of development without
complete urban infrastructure.
 Scenario 4: The full potential of development with complete urban infrastructure
and density bonus per the Land Development Code.
 Scenario 5: The full potential of development with complete urban infrastructure,
plus a 25 percent increase of densities and intensities in residential, commercial,
and light industrial zoning districts in the South Activity Center.

The methodology for analyzing the full potential of development for each scenario
includes totaling the acreage of each zoning district within each activity center and
calculating the maximum allowable development per the Zoning Districts in Land
Development Code. All build-out scenarios reflect the full development potential at
build-out, regardless of existing development.
The acreage totals for non-agricultural development were reduced by 20 percent to
account for new rights-of-way supporting vehicular access, stormwater infrastructure,
environmental features, and future allotted open space necessary for development. An
assumption was made for the distribution of residential and nonresidential development
in zoning districts that allow both uses. Residential zoning districts that allow commercial
uses were assumed to have a ratio of 0.85/0.15 for residential to nonresidential
development.
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Generally, to estimate the future number of dwelling units for each scenario, the acreage
was multiplied by the maximum residential density allowed, including the addition of any
applicable density bonus. Similarly, the acreage for each Zoning District was multiplied
by the maximum Floor Area Ratio (FAR) permitted by the Land Development Code to
estimate the total square footage at build-out. Because of the constraints posed by the
Eglin AFB impact areas in the northern portion of the Study Area, the North Activity
Center was deemed ineligible for any density bonus and increase in residential density or
nonresidential intensity.
SCENARIO 1
Scenario 1 features a business-as-usual model, estimating the potential of the Study Area
if urban infrastructure is not extended along the US Highway 331 Corridor. In this scenario,
all new residential units would require an onsite sewage treatment and disposal system.
According to Florida Administrative Code (F.A.C.) Section 64E-6.005, properties that rely
on an onsite sewage treatment and disposal system must have an area of at least a halfacre, limiting residential densities to two dwelling units per acre (It should be noted that
Florida Statues section 381.0065 permits residential subdivisions up to four dwelling units
per acre to use onsite sewage treatment and disposal systems if they are connected to a
public water system; however, it is assumed both water and wastewater infrastructure are
unavailable for the purposes of this build-out scenario). Half-acre lot minimums eliminate
the potential for multifamily housing and are ineligible for density bonuses. Additionally,
the potential for commercial uses is not permitted within the Urban Residential Land Use
District without a connection to a central sewer system.
Table 5 shows the breakdown of zoning districts and their complete build-out potential
according to the Activity Centers and Zoning shown in Figure 16. In total, this scenario can
produce 4,846 residential units and 76,247,245 square feet of nonresidential floor area
between the two activity centers.

Table 5. Scenario 1 Build-Out Analysis
Proposed Zoning District

Total
Acreage

%

Maximum
Residential
Density

Density Maximum
Bonus
FAR

Total
Dwelling
Units

Total SF of
Nonresidential

Activity Center North
Large-Scale Agriculture

165

2%

0.03

NA

0.25

4

-

General Agriculture

4,373

46%

0.10

NA

0.25

437

-

Estate Residential

3,770

40%

0.20

NA

0.25

513

4,926,370*

Rural Village

0

0%

2.00

NA

0.50

-

-

Urban Residential

6

0%

4.00

NA

0.50

10

-

Neighborhood Commercial

2

0%

4.00

NA

0.65

4

51,229

351

4%

17.00

NA

1.00

-

12,235,787

33

0%

NA

NA

0.50

-

578,244

General Commercial
Light Industrial
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Proposed Zoning District

Total
Acreage

Heavy Industrial

%

Maximum
Residential
Density

Density Maximum
Bonus
FAR

Total
Dwelling
Units

Total SF of
Nonresidential

670

7%

NA

NA

0.70

-

16,349,385

Institutional

37

0%

NA

NA

2.00

-

2,599,794

Public Facilities

37

0%

NA

NA

0.60

-

782,771

967

37,523,580

Totals

9,445

Activity Center South
Large-Scale Agriculture
General Agriculture
Estate Residential
Rural Village
Urban Residential
Neighborhood Commercial

459

6%

0.03

NA

0.25

11

-

0

0%

0.10

NA

0.25

-

-

3,159

44%

0.20

NA

0.25

430

4,127,856*

2,449

34%

2.00

NA

0.50

3,331

6,401,129*

0

0%

4.00

8.00

0.50

-

-

0

0%

4.00

NA

0.65

-

-

291

4%

17.00

8.00

1.00

-

10,125,383

Light Industrial

4

0%

NA

NA

0.50

-

69,640

Heavy Industrial

14

0%

NA

NA

0.70

-

332,488

Institutional

0

0%

NA

NA

2.00

-

-

840

12%

NA

NA

0.60

General Commercial

Public Facilities
Totals

7,216

-

17,571,637

3,772

38,628,133

Areas Outside Activity Centers
Large-Scale Agriculture
Rural Village
Totals

2,287

98%

0.03

NA

0.25

57

-

37

2%

2.00

NA

0.50

50

95,533

107

95,533

2,323

Total
Large-Scale Agriculture

2,911

15%

0.03

NA

0.25

73

-

General Agriculture

4,373

26%

0.10

NA

0.25

437

-

Estate Residential

6,929

42%

0.20

NA

0.25

942

9,054,226 *

Rural Village

2,486

13%

2.00

NA

0.50

3,381

6,496,662*

Urban Residential

6

0%

4.00

8.00

0.50

9

-

Neighborhood Commercial

2

0%

4.00

NA

0.65

4

51,229

642

4%

17.00

8.00

1.00

-

22,361,169

37

0%

NA

NA

0.50

-

647,884

General Commercial
Light Industrial
Heavy Industrial
Institutional
Public Facilities
Totals

684

4%

NA

NA

0.70

-

16,681,873

37

0%

NA

NA

2.00

-

2,599,794

878

5%

NA

NA

0.60

-

18,354,408

4,846

76,247,245

18,984

Notes: Assumes 20% reduction of total acreage for future rights-of-way and open space for non-agricultural uses;
Residential densities are limited to two (2) dwelling units per acre if not connected to a central sewer system per F.A.C.
64E-6.005
*Assumes 15% of land area is developed as nonresidential
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SCENARIO 2
Scenario 2 shows the development potential of the Study Area with the extension of
urban infrastructure, including central sewer along the US Highway 331 Corridor. This
allows residential properties to maximize the number of dwelling units per acre permitted
in the Land Development Code, including any density bonuses upon meeting the
necessary requirements. Increased densities will foster more vibrant communities and
support development of a wider variety of housing options (i.e. single-family, duplexes,
townhouses, apartments, condominiums). Additionally, the available density bonuses
encourage environmental conservation – both the Urban Residential and General
Commercial Land Use Districts may develop up to eight dwelling units per acre for every
one acre of wetland created.
Table 6 shows the breakdown of zoning districts and their complete build-out potential
according to the Activity Centers and Zoning shown in Figure 16. In total, this scenario can
produce 15,443 residential units and 76,252,536 square feet of nonresidential floor area.

Table 6. Scenario 2 Build-Out Analysis
Proposed Zoning
District

Total
Acreage

%

Maximum
Density
Residential Bonus
Density

Maximum Total
FAR
Dwelling
Units

Total SF of
Nonresidential

Activity Center North
Large-Scale Agriculture

165

2%

0.03

NA

0.25

4

-

General Agriculture

4,373

46%

0.10

NA

0.25

437

-

Estate Residential

3,770

40%

0.20

NA

0.25

513

4,926,370*

Rural Village

0

0%

2.00

NA

0.50

-

-

Urban Residential

6

0%

4.00

NA

0.50

17

15,872*

Neighborhood
Commercial

2

0%

4.00

NA

0.65

7

51,229

351

4%

17.00

NA

1.00

4,775

12,235,787

33

0%

NA

NA

0.50

-

578,244

General Commercial
Light Industrial
Heavy Industrial

670

7%

NA

NA

0.70

-

16,349,385

Institutional

37

0%

NA

NA

2.00

-

2,599,794

Public Facilities

37

0%

NA

NA

0.60

-

782,771

5,753

37,539,452

Totals
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Proposed Zoning
District

Total
Acreage

%

Maximum
Density
Residential Bonus
Density

Maximum Total
FAR
Dwelling
Units

Total SF of
Nonresidential

Activity Center South
Large-Scale Agriculture

459

6%

0.03

NA

0.25

11

-

0

0%

0.10

NA

0.25

-

-

3,159

44%

0.20

NA

0.25

430

4,127,856*

2,449

34%

2.00

NA

0.50

3,331

6,401,129*

Urban Residential

0

0%

4.00

8.00

0.50

-

-

Neighborhood
Commercial

0

0%

4.00

NA

0.65

-

-

General Agriculture
Estate Residential
Rural Village

General Commercial

291

4%

17.00

8.00

1.00

5,811

10,125,383

Light Industrial

4

0%

NA

NA

0.50

-

69,640

Heavy Industrial

14

0%

NA

NA

0.70

-

332,488

Institutional

0

0%

NA

NA

2.00

-

-

840

12%

NA

NA

0.60

-

17,571,637

9,583

38,628,133

Public Facilities
Totals

7,216

Areas Outside Activity Centers
Large-Scale Agriculture
Rural Village
Totals

2,287

98%

0.03

NA

0.25

57

-

37

2%

2.00

NA

0.50

50

95,533

107

95,533

2,323

Total
Large-Scale Agriculture

2,911

15%

0.03

NA

0.25

73

-

General Agriculture

4,373

26%

0.10

NA

0.25

437

-

Estate Residential

6,929

42%

0.20

NA

0.25

942

9,054,226*

Rural Village

2,486

13%

2.00

NA

0.50

3,381

6,496,662*

Urban Residential

6

0%

4.00

8.00

0.50

50

15,872*

Neighborhood
Commercial

2

0%

4.00

NA

0.65

7

51,229

642

3%

17.00

8.00

1.00

12,834

22,361,169

General Commercial
Light Industrial
Heavy Industrial
Institutional
Public Facilities
Totals

37

0%

NA

NA

0.50

-

647,884

684

4%

NA

NA

0.70

-

16,681,873

37

0%

NA

NA

2.00

-

2,599,794

878

5%

NA

NA

0.60

-

18,354,408

15,443

76,263,118

18,984

Notes: Assumes 20% reduction of total acreage for future rights-of-way and open space for non-agricultural uses
*Assumes 15% of land area is developed as nonresidential
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SCENARIO 3
Scenario 3 is the same business-as-usual model as Scenario 1 but includes the additional
acreage in the South Activity Center. All new residential units would require an onsite
sewage treatment and disposal system, limiting residential densities to a maximum of
two dwelling units per acre. Half-acre lot minimums eliminate the potential for multifamily
housing and are ineligible for density bonuses. Additionally, the potential for commercial
uses is not permitted within the Urban Residential Land Use District without a connection
to a central sewer system.
Table 7 shows the breakdown of zoning districts and their complete build-out potential
according to the Activity Centers and Zoning shown in Figure 17. In total, this scenario can
produce 10,053 dwelling units, and 94,278,030 square feet of nonresidential floor area
between the two activity centers.

Table 7. Scenario 3 Build-Out Analysis
Proposed Zoning
District

Total
Acreage

%

Maximum
Residential
Density

Density
Bonus

Maximum
FAR

Total
Dwelling
Units

Total SF of
Nonresidential

Activity Center North
Large-Scale
Agriculture

165

2%

0.03

NA

0.25

4

-

General Agriculture

4,373

46%

0.10

NA

0.25

437

-

Estate Residential

3,770

40%

0.20

NA

0.25

513

4,926,370*

Rural Village

0

0%

2.00

NA

0.50

-

-

Urban Residential

6

0%

4.00

NA

0.50

10

-

Neighborhood
Commercial

2

0%

4.00

NA

0.65

4

51,229

351

4%

17.00

NA

1.00

-

12,235,787

33

0%

NA

NA

0.50

-

578,244

670

7%

NA

NA

0.70

-

16,349,385

Institutional

37

0%

NA

NA

2.00

-

2,599,794

Public Facilities

37

0%

NA

NA

0.60

-

782,771

967

37,523,580

General Commercial
Light Industrial
Heavy Industrial

Totals
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Proposed Zoning
District

Total
Acreage

%

Maximum
Residential
Density

Density
Bonus

Maximum
FAR

Total
Dwelling
Units

Total SF of
Nonresidential

Activity Center South
Large-Scale
Agriculture
General Agriculture

5,704

28%

0.03

NA

0.25

143

-

1,470

7%

0.10

NA

0.25

-

-

Estate Residential

6,205

30%

0.20

NA

0.25

844

8,108,629*

Rural Village

5,780

28%

2.00

NA

0.50

7,861

15,106,085*

157

1%

4.00

8.00

0.50

239

-

0

0%

4.00

NA

0.65

-

-

291

1%

17.00

8.00

1.00

-

10,125,383

Light Industrial

4

0%

NA

NA

0.50

-

69,640

Heavy Industrial

14

0%

NA

NA

0.70

-

332,488

0

0%

NA

NA

2.00

-

-

1,101

5%

NA

NA

0.60

-

23,012,225

9,086

56,754,450

Urban Residential
Neighborhood
Commercial
General Commercial

Institutional
Public Facilities
Totals

20,724

Combined Activity Centers (North and South)
Large-Scale
Agriculture

5,869

19%

0.03

NA

0.25

147

-

General Agriculture

5,842

19%

0.10

NA

0.25

437

-

Estate Residential

9,975

33%

0.20

NA

0.25

1,357

13,034,999*

Rural Village

5,780

19%

2.00

NA

0.50

7,861

15,106,085*

163

1%

4.00

8.00

0.50

249

-

2

0%

4.00

NA

0.65

4

51,229

642

2%

17.00

8.00

1.00

-

22,361,169

37

0%

NA

NA

0.50

-

647,884

684

2%

NA

NA

0.70

-

16,681,873

37

0%

NA

NA

2.00

-

2,599,794

1,138

4%

NA

NA

0.60

-

23,794,996

10,053

94,278,030

Urban Residential
Neighborhood
Commercial
General Commercial
Light Industrial
Heavy Industrial
Institutional
Public Facilities
Totals

30,170

Notes: Assumes 20% reduction of total acreage for future rights-of-way and open space for non-agricultural uses;
Residential densities are limited to two (2) dwelling units per acre that are not connected to a central sewer system per
F.A.C. 64E-6.005
*Assumes 5% of land area is developed as nonresidential

U.S. 331 ECONOMIC DEVELOPMENT CORRIDOR PLAN

69

ECONOMIC DEVELOPMENT CORRIDOR PLAN

SCENARIO 4
Scenario 4 is the same construct as Scenario 2, which includes extending urban
infrastructure throughout the North and South Activity Centers. This allows residential
properties to maximize the number of dwelling units per acre permitted in the Land
Development Code, including any density bonuses upon meeting the necessary
requirements. Increased densities will foster more vibrant communities and support
development of a wider variety of housing options (i.e. single-family, duplexes,
townhouses, apartments, condominiums). Additionally, the available density bonuses
encourage environmental conservation – both the Urban Residential and General
Commercial Land Use Districts may develop up to eight dwelling units per acre for every
one acre of wetland created.
Walton County may consider creating a density bonus specific to the South Activity
Center to further incentivize development and economic growth. Any additional density
bonus contemplated should consider the maximum quantity necessary to sufficiently
incentivize development, the qualifying criteria for eligibility, and the mix of additional
units, i.e. market rate versus workforce housing.
Table 8 shows the breakdown of zoning districts and their complete build-out potential
according to the Activity Centers and Zoning shown in Figure 17. In total, this scenario can
produce 21,694 dwelling units, and 94,704,760 square feet of nonresidential floor area.
With the addition of a unique density bonus in the South Activity Center, this scenario has
the potential for greater residential development.

Table 8. Scenario 4 Build-Out Analysis
Proposed Zoning
District

Total
Acreage

%

Maximum
Residential
Density

Density
Bonus

Maximum
FAR

Total
Dwelling
Units

Total SF of
Nonresidential

Activity Center North
Large-Scale
Agriculture

165

2%

0.03

NA

0.25

4

-

General Agriculture

4,373

46%

0.10

NA

0.25

437

-

Estate Residential

3,770

40%

0.20

NA

0.25

513

4,926,370*

Rural Village

0

0%

2.00

NA

0.50

-

-

Urban Residential

6

0%

4.00

NA

0.50

17**

15,872*

Neighborhood
Commercial

2

0%

4.00

NA

0.65

7

51,229

351

4%

17.00

NA

1.00

4,775**

12,235,787

33

0%

NA

NA

0.50

-

578,244

670

7%

NA

NA

0.70

-

16,349,385

Institutional

37

0%

NA

NA

2.00

-

2,599,794

Public Facilities

37

0%

NA

NA

0.60

-

782,771

5,753

37,539,452

General Commercial
Light Industrial
Heavy Industrial

Totals
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Activity Center South
Large-Scale
Agriculture

5,704

28%

0.03

NA

0.25

143

-

General Agriculture

1,470

7%

0.10

NA

0.25

-

-

Estate Residential

6,205

30%

0.20

NA

0.25

844

8,108,629*

Rural Village

5,780

28%

2.00

NA

0.50

7,861

15,106,085*

Urban Residential
Neighborhood
Commercial
General Commercial

157

1%

4.00

8.00

0.50

1,283

410,858*

0

0%

4.00

NA

0.65

-

-

291

1%

17.00

8.00

1.00

5,811

10,125,383

Light Industrial

4

0%

NA

NA

0.50

-

69,640

Heavy Industrial

14

0%

NA

NA

0.70

-

332,488

Institutional

0

0%

NA

NA

2.00

-

-

1,101

5%

NA

NA

0.60

-

23,012,225

15,941

57,165,308

147

-

Public Facilities
Totals

20,724

Combined Activity Centers (North and South)
Large-Scale
Agriculture

5,869

General Agriculture

5,842

Estate Residential

9,975

Rural Village

5,780

Urban Residential
Neighborhood
Commercial
General Commercial
Light Industrial
Heavy Industrial
Institutional
Public Facilities
Totals

19%

0.03

NA

0.25

19%

0.10

NA

0.25

437

-

33%

0.20

NA

0.25

1,357

13,034,999*

19%

2.00

NA

0.50

7,861

15,106,085*

163

1%

4.00

8.00

0.50

1,332

426,730*

2

0%

4.00

NA

0.65

7

51,229

642

2%

17.00

8.00

1.00

12,834

22,361,169

37

0%

NA

NA

0.50

-

647,884

684

2%

NA

NA

0.70

-

16,681,873

37

0%

NA

NA

2.00

-

2,599,794

1,138

4%

NA

NA

0.60

-

23,794,996

21,694

94,704,760

30,170

Notes: Assumes 20% reduction of total acreage for future rights-of-way and open space for non-agricultural uses; Density
bonuses are only applicable for planned unit developments of 100 acres or greater.
*Assumes 5% of land area is developed as nonresidential
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SCENARIO 5
Scenario 5 increases the residential densities and nonresidential intensities within the
South Activity Center for several zoning districts by 25 percent to maximize the utility
and investment incentive with extended urban infrastructure. These zoning districts are
Estate Residential, Rural Village, Urban Residential, Neighborhood Commercial, General
Commercial, and Light Industrial. The increased allocation of residential density and
nonresidential intensity would generate an additional 3,271 dwelling units and 8,455,149
square feet of nonresidential floor area greater than Scenario 4. Increasing the residential
density and nonresidential intensity would require an amendment to the Comprehensive
Plan for each future land use category and corresponding Land Development zoning
district. Creating a Corridor Economic Development Master Mixed Use Future Land Use
Category that increases the residential density and nonresidential intensity would eliminate
the need for amending the Comprehensive Plan each time an increase within the South
Activity Center is desired.
Table 9 shows the breakdown of zoning districts and their complete build-out potential
according to the Activity Centers and Zoning shown in Figure 17. In total, this scenario can
produce 24,965 dwelling units, and 103,159,909 square feet of nonresidential floor area.

Table 9. Scenario 5 Build-Out Analysis
Proposed Zoning
District

Total
Acreage

%

Maximum
Residential
Density

Density
Bonus

Maximum
FAR

Total
Dwelling
Units

Total SF of
Nonresidential

Activity Center North
Large-Scale
Agriculture

165

2%

0.03

NA

0.25

4

General Agriculture

4,373

46%

0.10

NA

0.25

437

Estate Residential

3,770

40%

0.20

NA

0.25

513

Rural Village

0

0%

2.00

NA

0.50

-

-

Urban Residential

6

0%

4.00

NA

0.50

17

15,872*

Neighborhood
Commercial

2

0%

4.00

NA

0.65

7

51,229

351

4%

17.00

NA

1.00

4,775

12,235,787

33

0%

NA

NA

0.50

-

578,244

670

7%

NA

NA

0.70

-

16,349,385

Institutional

37

0%

NA

NA

2.00

-

2,599,794

Public Facilities

37

0%

NA

NA

0.60

-

782,771

5,753

37,539,452

General Commercial
Light Industrial
Heavy Industrial

Totals
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Proposed Zoning
District

Total
Acreage

%

Maximum
Residential
Density

Density
Bonus

Maximum
FAR

Total
Dwelling
Units

Total SF of
Nonresidential

Activity Center South
Large-Scale
Agriculture
General Agriculture

5,704

28%

0.03

NA

0.25

143

-

1,470

7%

0.10

NA

0.25

-

-

Estate Residential

6,205

30%

0.25

NA

0.31

1,055

10,135,786*

Rural Village

5,780

28%

2.50

NA

0.63

9,826

18,882,607*

157

1%

5.00

8.00

0.63

1,390

513,572*

0

0%

5.00

NA

0.81

-

-

291

1%

21.25

8.00

1.25

6,799

12,656,729

Light Industrial

4

0%

NA

NA

0.50

-

69,640

Heavy Industrial

14

0%

NA

NA

0.70

-

332,488

Institutional

0

0%

NA

NA

2.00

-

-

1,101

5%

NA

NA

0.60

Urban Residential
Neighborhood
Commercial
General Commercial

Public Facilities
Totals

20,724

-

23,012,225

19,212

65,620,457

Combined Activity Centers (North and South)
Large-Scale
Agriculture

5,869

19%

0.03

NA

0.25

147

-

General Agriculture

5,842

19%

0.10

NA

0.25

437

-

Estate Residential

9,975

33%

Varies

NA

Varies

1,568

15,062,156

Rural Village

5,780

19%

Varies

NA

Varies

9,826

18,882,607

Urban Residential
Neighborhood
Commercial
General Commercial
Light Industrial
Heavy Industrial
Institutional
Public Facilities
Totals

163

1%

Varies

8.00

Varies

1,439

529,445

2

0%

Varies

NA

Varies

7

51,229

642

2%

Varies

8.00

Varies

13,821

24,892,515

37

0%

NA

NA

Varies

-

665,294

684

2%

NA

NA

0.70

-

16,681,873

37

0%

NA

NA

2.00

-

2,599,794

1,138

4%

NA

NA

0.60

-

23,794,996

24,965

103,159,909

30,170

Notes: Assumes 20% reduction of total acreage for future rights-of-way and open space for non-agricultural uses
*Assumes 5% of land area is developed as nonresidential

U.S. 331 ECONOMIC DEVELOPMENT CORRIDOR PLAN

73

ECONOMIC DEVELOPMENT CORRIDOR PLAN

4.4 Consistency with the Comprehensive Plan and Land
Development Code
Although there are no direct inconsistencies between the Vision for the U.S. 331 Economic
Development Corridor Plan Study Area and Walton County’s Comprehensive Plan and
Land Development Code, it is important to identify areas within this planning framework
that will promote and facilitate economic development along the U.S. 331 Corridor.
For example, some of the densities and intensities of Future Land Use Categories and
corresponding Zoning Districts within the US Highway 331 Study Area do not support
sustained economic growth and currently reflect a lack of urban infrastructure such as
central sewer.

Recommendations
The following recommended changes for land use should be considered to incentive
economic development in the US Highway 331 Study Area.
Recommendation 1:
Walton County should consider establishing the North and South Activity Centers as
Special Planning Areas (SPAs). Special Planning Areas are an overlay district that establish
additional standards or reduce standards according to the underlying zoning district
as described in each individual Special Area Plan. Designating the North and South
Activity Centers as zoning overlays can allow for increased densities and intensities in
Zoning Districts to incentivize development. These increases are reflected in Build-Out
Scenario 5. This scenario proposes an increase of up to 25 percent for properties zoned
Estate Residential, Rural Village, Urban Residential, Neighborhood Commercial, General
Commercial, and Light Industrial within the Activity Center South.
Recommendation 2:
Walton County should review the zoning map and the associated zoning districts
within the US Highway 331 Activity Centers and consider changing parcels designated
Estate Residential to a higher density and / or intensity use as development occurs.
According to the Zoning Map, Estate Residential is the largest zoning district within the
Study Area, covering 42 percent of the land area. The Estate Residential zoning district
only allows densities up to one dwelling unit per five acres, which generally does not
support neighborhood or community development, nor contributes to economic growth.
Incorporating higher density and intensity zoning districts will incentivize development by
maximizing the return on investment.
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Recommendation 3:
Walton County should consider revising the density bonus program to allow for increased
residential densities for creative and innovative quality developments within the Activity
Center South. The density bonus program should consider provisions to increase the
supply of both market rate and workforce housing units to create a mix and range of
housing costs that supports worker households living in the community. Consideration
should be given to integrating workforce housing units with the market rate housing rather
than creating pockets or projects of exclusively for workforce housing. The increased
number of bonus units should be of sufficient quantity to incentivize developers to use
this tool. Providing density bonuses for high quality developments will promote long-term
availability and affordability for the future Walton County workforce.

4.5 Administrative Recommendations
Walton County should consider administrative recommendations as incentives for
development within the US Highway 331 Activity Centers. These administrative
recommendations relate to streamlining procedures and processes that can otherwise add
time and cost for a developer. Simplifying the development process signals to a developer
that Walton County supports economic development, and in conjunction with the other
recommendations for the US Highway 331 Activity Centers, can result in high quality
development.
Fast Track permitting. Fast track permitting involves streamlining the development review
and application submittal processes to benefit both a developer and ultimately the county.
When considering fast track permitting for development within the US Highway 331
Activity Centers, the county should consider:
 Expedited scheduling of pre-application meetings
 Expedited timeframes for coordinated development application reviews
(planning, zoning, environmental, etc.)
 Expedited scheduling of reviews by the Technical Review Committee and
consideration for meetings on an as-needed basis, in lieu of holding back
applications for once monthly meetings
 Expedited scheduling of public hearings by the Planning Commission and Board
of County Commissioners for Development Orders
 Relief or waiver of application fees
 Adopting procedures with the support and agreement of all county
departments indicating how streamlined processes and procedures will be
conducted / coordinated
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Eliminating state-level review. State agencies currently review changes to Comprehensive
Plans as either expedited state reviews, state coordinated reviews and small-scale reviews.
Objective 1e below proposes a master future land use category for the US Highway 331
Activity Centers in the Comprehensive Plan. This would allow for site specific density and
intensity changes that would eliminate the need for Comprehensive Plan amendments and
state agency reviews.
Impact fee reduction or elimination. Walton County requires impact fees for Parks and
Recreation and has approved a Transportation Mobility fee. Park and Recreation fees are
used to fund acquisition and expansion of parks and recreation service-related capital
assets required to address the additional parks and recreation service demand created by
new growth. The Transportation Mobility fees will be collected to mitigate the impacts of
development on the county’s transportation system. The County may consider a reduction
or elimination of these fees for projects within the US Highway 331 Activity Centers.

4.6 Land Use Goals
The Land Use goals and objectives established for the US Highway 331 Economic
Development Corridor Plan Study Area help accomplish the overall vision for economic
development through recommended expansion of the Tax Increment Area, land use
changes and diversification of housing opportunities. Land Use goals and objectives are
provided below. Goal 1, Objectives 1d and 1e are included in these recommendations.
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Goal
1

The US Highway 331 Corridor is a thriving mixed-use corridor that
supports businesses and residents with appropriate infrastructure for 21st
Century needs

Objective 1a

Extend central sewer connections along US Highway 331 for developers to
connect to as new development occurs within the Study Area.

Objective 1b

Provide high-quality potable water to current and future residents and
businesses within the Study Area.

Objective 1c

Work with Internet Service Providers in the area to deliver fiber optic
infrastructure throughout the Study Area to provide high-speed internet
connections.

Objective 1d

Modify the boundaries of the Walton County Tax Increment Finance Area
consistent with development potential and the Eglin AFB Small Area Study
recommendations.

Objective 1e

Work with Internet Service Providers in the area to deliver fiber optic
infrastructure throughout the Study Area to provide high-speed internet
connections.

Goal
3

The US Highway 331 Corridor fosters a well-balanced mix of residential
types and densities, offering a wide range of housing opportunities

Objective 3a

Encourage a range of housing sizes and costs for new residential
subdivisions and neighborhood developments that meets the needs of
current and future residents

Objective 3b

Market towards telecommuting individuals seeking reduced housing costs
compared to urbanized coastal areas.

Objective 3c

Promote housing that is available to all Walton County residents, including
elderly, special needs, and low- and moderate-income families.
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5.0
Corridor
Capacity
Preservation

P

reserving the transportation capacity of the US 331 Corridor is crucial because
of its designation as a Strategic Intermodal System (SIS) facility by the State
of Florida, indicating its importance to the state’s economy and mobility. It is the
main tourism corridor and hurricane evacuation route for Walton County.
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5.0 Corridor Capacity
Preservation
In order for US 331 to maintain its ability to carry high speed high volume traffic over
long distances in a safe and efficient manner, a system of existing or planned service
roads, a highly controlled limited number of connections, median openings and
infrequent traffic signals is recommended. It is important to recognize that US 331 is
designated a Strategic Intermodal System (SIS) facility by the Florida Department of
Transportation (FDOT). The SIS is comprised of Florida’s high-priority transportation
facilities that are deemed most important to the state’s economy and mobility. Projects
that are part of the SIS receive highest priority for transportation capacity investments
and are a primary focus for implementing the Florida Transportation Plan. Figure 18
below shows US 331 as a SIS Highway.

Figure 18

The Strategic Intermodal System in West Florida

Source: West Florida Regional Planning Council CEDS (2018-2022)
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5.1 Current Strategic Intermodal System (SIS) and
Walton County Requirements
The Florida SIS is a statewide transportation system consisting of strategic statewide
and interregional significance for moving both people and goods, including linkages that
provide for smooth and efficient transfers between modes and major facilities. The SIS
criteria and thresholds were last updated in 2014 with a data and designation review to
identify new facilities for inclusion in the SIS. Changes resulting from the update did not
affect the status of US 331 as a designated SIS Highway Corridor. The corridor is identified
as a 4-lane segment from the Choctawhatchee Bay north to County Road 1084.
Florida Statute 339.65, Strategic Intermodal System highway corridors, provides policy for
the planning and development of SIS Highway Corridors. Because the primary function
of the corridor is to facilitate traffic movement, access to abutting land is subordinate and
must be prohibited or highly regulated. Per section 3(f) of the Statute, “to the maximum
extent feasible, ensure that proposed projects are consistent with approved local
government comprehensive plans of the local jurisdictions in which such facilities are to be
located and with the transportation improvement program of any metropolitan planning
organization where such facilities are to be located.”
Walton County is satisfying this requirement by conducting this Plan to identify potential
long-term impacts and opportunities associated with improvements along in the
US 331 Corridor including additional lanes to facilitate traffic flow and infrastructure
improvements that will facilitate development along the corridor. The Build out Analysis
provided in Section 4.0 was developed to identify the long-term potential impacts of
growth along the Corridor.
The FDOT has prescribed access standards along US 331 defined in the document,
FDOT Topic No. 525-030-250-b, entitled Process, Criteria, and Standards for the Florida
Intrastate Highway System Plan Development and Update. According to this document,
for arterials with design speeds greater than 45 miles per hour (mph), access connection
spacing may be no closer than 200 meters (660 feet), full median openings may be no
closer than 800 meters (1/2 mile); restricted or directional openings may be no closer than
400 meters (1/4 mile); and traffic signals may be no closer than 800 meters (1/2 mile) with
a longer signal spacing required.
Walton County has currently adopted standards for right-of-way connections in
Section 5.04.00 of the Land Development Code Chapter 5. Subsection 5.04.01 requires
development proposals and plans for all single-family subdivisions, multi-family residential,
commercial, office or industrial uses to include appropriate consideration of potential
transportation impacts related to the development through the submission of a circulation,
parking and access plan.
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Walton County Land Development Code Section 5.04.02 establishes a roadway hierarchy
within Walton County. Minor arterial roads are identified as the roads linking community
districts to regional or state highways but may also give direct access to regionally
significant land uses. These roads may take access from other arterials or freeways and
give access to any lower-order nonresidential street type. Minor arterials shall be designed
for posted speeds of 45 miles per hour. The driving surface of all collector and arterial
streets shall be a minimum of 22 feet as measured from edge of paving to edge of paving,
not including any curbing.
Walton County Land Development Code Section 5.04.03 provides provisions for street
design standards including the layout of streets to reduce traffic congestion on the arterial
roads surrounding a development. Residential streets shall be designed to discourage
through traffic between nearby local, collector and arterial roads. Streets at intersections
shall as nearly as possible shall converge at right angles and in no case, shall the angle
of intersection be less than 75 degrees. New intersections along one side on an existing
street shall, where possible, coincide with existing intersections. Where an offset (jog) is
necessary at an intersection, the distance between centerlines of the intersecting streets
shall be no less than 150 feet. When the intersected street is an arterial, the distance
between intersecting streets shall be no less than 1,000 feet.
Walton County Land Development Code Section 5.04.04 specifies requirements for
access management. According to this Section, limiting access to the State Highway
System by controlling the number and location of site access driveways and other
intersecting roads shall be done according to the procedures and standards outlined in
Chapters 14-96 and 14-97 Florida Administrative Code (F.A.C.). Access points from arterial
streets into a development site must be sized to accommodate all vehicles which are
reasonably anticipated to use the site, including delivery vehicles. All access points shall
either be exclusive one-lane, one-way drive or minimum two-lane, two-way drive. Vehicles
must be able to enter a site without encroaching on the exit lane of a two-way drive-way.
All access points must provide sufficient on-site lane storage to accommodate queued to
park or exit without using any portion of the street right-of-way or interfering with street
traffic flow.
For the separation of access points on state-maintained roads, Section 5.04.04 states that
they shall be in compliance with process and requirements of Chapters 14-96 and 14-97,
F.A.C., as administered by the FDOT.
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5.2 Right-of-Way Preservation
Service Roads
Service roads are public or private streets or roads, auxiliary to and normally located
parallel to a controlled access facility. A service road maintains local road continuity and
provides access to parcels adjacent to the controlled access facility while minimizing the
overall impact to traffic flow along the corridor to which it is parallel. Alternative routes
such as parallel service roads can be important for reducing traffic flow impacts along the
US 331 corridor. Figure 19 below depicts an example of a commercial access service road
with parking lot interconnectivity in Niceville which provides an alternative route to S.R. 20
in an urbanize area between two major collectors.

Figure 19. Example of Commercial Access Service Road with Parking Lot Interconnectivity in Niceville
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5.3 Connection Spacing
Controlled Lot Splits
Lot splits create the increased need for access which is a factor for traffic flow, particularly
along arterial roadways. Local governments can prevent many of the lot split issues
affecting access management by enacting basic changes to common development
requirements. One option is to increase the minimum lot frontage requirement on major
transportation routes. A variation of this technique is to tie minimum lot frontage to
roadway access spacing standards. Property owners could then be allowed to further
subdivide the parcel into smaller frontages, but only where each lot is served by alternative
access (e.g. a local street, cross access easement, or service road). Below is example
language for this type of regulation:
Section XX: New lots or parcels on arterial roadways [or name a specific roadway].
The minimum lot frontage for all newly created lots on arterial roadways (or on a
specific corridor) shall not be less than the applicable minimum connection spacing
standard. The frontage requirement shall not apply to properties that obtain driveway
access only from an interior road.) All lots and parcels that are proposed on or after
the effective date of this ordinance must be reviewed for conformance with this
section of the Walton County Land Development Code Requirements.

5.4 Interconnectivity
Unified Access And Development Plan For Larger Single Owner
Developments
Many properties along the US 331 Corridor are large parcels under single ownership
as evidenced in Figure 2. These parcels can create access issues to an arterial road if
developed with multiple access points or if they preclude other parcels from meeting
the minimum FDOT prescribed separation requirements of 200 meters (660 feet). One
approach to reducing the frequency of access points is to consolidate access points on
a single parcel submitted as a part of a development plan. Since Walton County Code
Section 5.04.04 requires the separation between access points on state-maintained roads
to be in compliance with state mandated access standards, larger developments under
single ownership are compelled to seek innovative site solutions that reduce the number of
access points onto US 331 to meet the minimum FDOT standards.
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An alternative approach is to have large projects located on both major and minor arterials
utilizing parallel service roads in their access and circulation plans to optimize the number
of site access driveways and intersecting roads loading onto US 331.

Joint Or Shared Access
Commercial properties under common ownership or consolidated for development can
be required to develop a unified access and circulation plan, as noted in Walton Land
Development Code Section 5.04.04. However, accomplishing unified access is difficult
where properties are under separate ownership. Joint and cross access policies are a
method of accomplishing unified access and circulation plans for adjacent commercial
properties under separate ownership. These policies are useful for smaller corner
properties or areas subdivided into small lots where the lot frontage is too narrow to meet
connection spacing standards. The policies promote development of a system of joint
use driveways and cross access easements that allow traffic to circulate from one site to
another without reentering the abutting public roadway as shown in Figure 20.

Temporary
Driveways

Joint Use Driveways

Increased Spacing

Figure 20. Example of Joint Access to Increase Access Spacing
Source: Land Development and Subdivision Regulations that Support Access Management, CUTR, 2007
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5.5 Transportation Network Goals
The Transportation Network goals and objectives established for the US 331 Economic
Development Corridor Plan Study Area help accomplish the overall vision for economic
development through recommendations for preserving and retaining traffic flow and
creating multimodal transportation options. Transportation Network goals and objectives
are provided below.

Goal
2

Preserve traffic flow and retain the US Highway 331 Corridor as a major
evacuation route out of the County in case of emergency

Objective 2a

Require joint driveways, cross access easements, and / or service roads for
adjacent commercial properties along the US Highway 331 Corridor to limit
the number of intersections.

Objective 2b

Ensure shoulders along US Highway 331 are wide enough to be utilized as a
vehicular traffic lane during emergency evacuations.

Objective 2c

Identify critical fuel sites along the US Highway 331 Corridor to ensure a
sufficient supply of fuel is available during emergency evacuations.

Goal
6

The US Highway 331 Corridor Study Area is a well connected to South
Walton County, DeFuniak Springs, and between new neighborhoods and
subdivisions by various modes of transportation

Objective 6a

Connect bike routes throughout the Study Area to regional bikeways,
extending bike routes across the Clyde B. Wells Bridge to South Walton
County and north to DeFuniak Springs.

Objective 6b

Ensure new residential subdivisions, neighborhoods, and commercial
developments provide safe and efficient sidewalks for pedestrians.

Objective 6c

Consider pedestrian bridges across US Highway 331 as new development
occurs and traffic increases.
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6.0
Economic
Conditions

S

uccessful economic development of the US Highway 331 Corridor will be
dependent on investment that builds strong economic ecosystems to support
entrepreneurship and business growth, enhances and grows existing economic
assets, and creates well-paying jobs in growing and emerging industry sectors.
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6.0 Economic Conditions
Walton County is completing the Walton County Board of County Commissioners
Strategic Plan which will inform the future direction of the county based on existing and
projected conditions. The findings and conclusions of the Strategic Plan as they relate to
economic conditions will be integrated in the US Highway 331 Economic Development
Corridor Plan. As part of the development of the US Highway 331 Economic Development
Corridor Plan, economic development goals were established to provide broad policy
direction for the future of the Corridor. These goals are provided below.

6.1 Economic Development Goals
The economic Development goals and objectives established for the US 331 Economic
Development Corridor Plan Study Area help accomplish the overall vision for economic
development through recommendations for attracting and retaining a robust business
environment and ensuing the future development of the preserving and retaining traffic
flow and creating multimodal transportation options. Transportation Network goals and
objectives are provided below.

Goal
4

Attract and retain a robust and diverse business environment

Objective 4a

Target high-wage industries that provide a wide range of employment
opportunities

Objective 4b

Provide incentives such as expedited permit approvals, reduction or
elimination of fees, infrastructure assistance, etc. for new and relocating
businesses that meet the vision of the Study Area.

Objective 4c

Create an identity and branding theme for the two Activity Centers within
the Study Area.
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Eglin Air Force Base remains a major employment generator within the
region, and new economic growth along the US Highway 331 Corridor
does not cause any adverse impacts to the installation

Objective 5a

Maintain close coordination with Eglin AFB personnel as new development
is proposed within the Study Area to ensure there are no adverse impacts
to the installation’s mission.

Objective 5b

Attract defense industries and families to locate near Eglin AFB within the
Study Area.

Objective 5c

Provide educational information to new businesses and residents about
Eglin AFB’s importance and its mission.
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7.0
Economic
Development
Goals

Vision Statement
The ideal future economic state for the US Highway 331 Corridor Study Area
considers key values that are supported by the goals and objectives that drive
this plan. The US Highway 331 Corridor is an important and efficient evacuation
route for Walton County during natural hazards, and provides connections to
South Walton County’s tourism industry, Interstate 10, and DeFuniak Springs.
The enhanced Corridor fosters a thriving economy that offers a wide variety of
housing opportunities for all Walton County residents. New, robust commercial
and employment centers are supported by the increased neighborhood
developments within the Corridor Study Area.
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7.0 Economic Development Goals
The goals and objectives established for the US 331 Economic Development Corridor
Plan Study Area help accomplish the Vision Statement as stated above. Goals represent
an ideal end state of the Study Area as reflected in the Vision, and objectives are
implementable actions that assist in achieving the associated goal.

Table 10. Goals & Objectives

Goal
1

The US Highway 331 Corridor is a thriving mixed-use corridor that
supports businesses and residents with appropriate infrastructure for 21st
Century needs

Objective 1a

Extend central sewer connections along US Highway 331 for developers to
connect to as new development occurs within the Study Area.

Objective 1b

Provide high-quality potable water to current and future residents and
businesses within the Study Area.

Objective 1c

Work with Internet Service Providers in the area to deliver fiber optic
infrastructure throughout the Study Area to provide high-speed internet
connections.

Objective 1d

Modify the boundaries of the Walton County Tax Increment Finance Area
consistent with development potential and the Eglin AFB Small Area Study
recommendations.

Objective 1e

Work with Internet Service Providers in the area to deliver fiber optic
infrastructure throughout the Study Area to provide high-speed internet
connections.

U.S. 331 ECONOMIC DEVELOPMENT CORRIDOR PLAN

95

ECONOMIC DEVELOPMENT CORRIDOR PLAN

Goal
2
Objective 2a

Require joint driveways, cross access easements, and / or service roads for
adjacent commercial properties along the US Highway 331 Corridor to limit
the number of intersections.

Objective 2b

Ensure shoulders along US Highway 331 are wide enough to be utilized as a
vehicular traffic lane during emergency evacuations.

Objective 2c

Identify critical fuel sites along the US Highway 331 Corridor to ensure a
sufficient supply of fuel is available during emergency evacuations.

Goal
3

The US Highway 331 Corridor fosters a well-balanced mix of residential
types and densities, offering a wide range of housing opportunities

Objective 3a

Encourage a range of housing sizes and costs for new residential
subdivisions and neighborhood developments that meets the needs of
current and future residents

Objective 3b

Market towards telecommuting individuals seeking reduced housing costs
compared to urbanized coastal areas.

Objective 3c

Promote housing that is available to all Walton County residents, including
elderly, special needs, and low- and moderate-income families.

Goal
4
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Preserve traffic flow and retain the US Highway 331 Corridor as a major
evacuation route out of the County in case of emergency

Attract and retain a robust and diverse business environment

Objective 4a

Target high-wage industries that provide a wide range of employment
opportunities

Objective 4b

Provide incentives such as expedited permit approvals, reduction or
elimination of fees, infrastructure assistance, etc. for new and relocating
businesses that meet the vision of the Study Area.

Objective 4c

Create an identity and branding theme for the two Activity Centers within
the Study Area.
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Goal
5

Eglin Air Force Base remains a major employment generator within the
region, and new economic growth along the US Highway 331 Corridor
does not cause any adverse impacts to the installation

Objective 5a

Maintain close coordination with Eglin AFB personnel as new development
is proposed within the Study Area to ensure there are no adverse impacts
to the installation’s mission.

Objective 5b

Attract defense industries and families to locate near Eglin AFB within the
Study Area.

Objective 5c

Provide educational information to new businesses and residents about
Eglin AFB’s importance and its mission.

Goal
6

The US Highway 331 Corridor Study Area is a well connected to South
Walton County, DeFuniak Springs, and between new neighborhoods and
subdivisions by various modes of transportation

Objective 6a

Connect bike routes throughout the Study Area to regional bikeways,
extending bike routes across the Clyde B. Wells Bridge to South Walton
County and north to DeFuniak Springs.

Objective 6b

Ensure new residential subdivisions, neighborhoods, and commercial
developments provide safe and efficient sidewalks for pedestrians.

Objective 6c

Consider pedestrian bridges across US Highway 331 as new development
occurs and traffic increases.
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8.0
Potential
Funding Plan

8.0 Potential Funding Plan
There are various funding and incentive programs available and the local, state, and
federal level that can help implement the recommendations in this Plan. Following are
summaries of each funding option available.

8.0 POTENTIAL FUNDING PLAN

Figure 21

The Tax Increment Area for the US 331 Corridor
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8.1 Funding Programs
US 331 Tax Increment Area
Walton County adopted the 331 Tax Increment Area in 2015 to promote and support
economic growth and development along the US Highway 331 Corridor between the
Choctawhatchee Bay and I-10. The designation of a Tax Increment Area, provides a
mechanism of using future increases in real property taxes to fund current capital
improvement projects designed to raise property values in underdeveloped areas, such as
infrastructure extensions and / or enhancements. The Tax Increment Area for the US 331
Corridor is illustrated on Figure 21. The US Highway 331 Economic Development Corridor
Plan recommends expanding the Tax Increment Area boundary to provide a broader
geography for this incentive.

The Manufacturing Competitiveness Act Development Approval Program
Although not a monetary gain, the Manufacturing Competitiveness Act Development
Approval Program is an incentive to attract new manufacturing businesses and industries.
This program allows manufacturing businesses to go the approval and permitting
process at the local level, reducing the burden of development. The Florida Department
of Economic Opportunity provides a model ordinance for local municipalities to use as a
template to get started.

Triumph Gulf Coast, Inc. Trust Fund
Following the 2010 Deepwater Horizon Oil Spill in the Gulf of Mexico, British Petroleum
reached a settlement with the State of Florida requiring a payout of approximately
$2 billion in damages to Gulf Coast States affected by the 2010 Deepwater Horizon Oil
Spill. The Triumph Gulf Coast, Inc. Trust Fund was created to oversee and administer the
distribution 75% of the money recovered from British Petroleum to the eight counties
disproportionately affected by the spill, which are:
 Escambia

 Bay

 Santa Rosa

 Gulf

 Okaloosa

 Franklin

 Walton

 Wakulla

As part of the settlement, the Triumph Gulf Coast, Inc. Trust Fund received approximately
$300 million in the 2017-2018 fiscal year, and will receive approximately $80 million
annually until 2033. Local governments are eligible to apply to receive funds for public
infrastructure projects, similar to those recommended along the US Highway 331 Corridor,
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as well as other business attraction incentives. Proposals for funds are accepted at any
time, and there is no limit to the quantity of funds per proposal.

Rural Areas of Opportunity
Rural Areas of Opportunity (RAO) are rural communities or regions that have been
adversely impacted by recent economic or natural disaster events. An RAO designation
allows criteria for economic development initiatives to be waived by the Governor, such as
the Qualified Target Industry Tax Refund Program and Rural Job Tax Credit.
As shown in Figure 22, Walton County is designated as an RAO north of the
Choctawhatchee Bay and Intercoastal Waterway, which includes the Study Area.

Source: Florida Department of Economic Opportunity, December 2017

Figure 22
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Opportunity Zones
The Opportunity Zones program is a brand new federal program aimed at encouraging
long-term, private capital investment in America’s low-income urban and rural
communities with new tax incentives. It could help catalyze new investment around many
transit lines and stations, encouraging new transit-oriented development. Investors, such
as businesses, developers and financial institutions that invest in targeted areas can defer
capital gains taxes through investments in federally-established Opportunity Funds.
The program was included in comprehensive tax legislation approved by Congress in
December 2017, intended to encourage long-term, committed investment—like new
attainable housing, retail development, or new jobs—in distressed neighborhoods with
concentrated poverty and a lack of opportunities.
The program works by leveraging untapped capital gains (the increases in value of an
investment or real estate asset over the original purchase price) which are realized when
the asset is sold but are subject to capital gains taxes. By providing strong tax incentives,
this new federal program seeks to encourage investors to invest some of that capital
to revitalize struggling neighborhoods and main streets. Investors can make long-term
investments into new Opportunity Funds—which provide the equity for businesses or real
estate projects within these newly designated Opportunity Zones—and receive a tax break
after 10 years.
Opportunity Zones are designated by Census tracts. For Walton County the Opportunity
Zone is Census Tract 9503.01, located northwest of DeFuniak Springs – west of
Highway 83, North of Highway 90, and tracks west of US Highway 331 N, as shown in
green on Figure 23. Though not within the US Highway 331 Corridor Study Area, the
program could be used creatively in conjunction with other opportunities and initiatives in
Walton County such as the county’s mobility initiative.
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Figure 23

Opportunity Zones Map

Source: Opportunity Zones Map, Florida Department of Economic Opportunity (Data 5/14/2018)
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Qualified Target Industry Tax Refund
The Qualified Target Industry Tax Refund is an incentive to attract targeted businesses and
industries that provide quality, high-wage jobs. Businesses may receive up to $1,500,000
in tax refunds each fiscal year. To qualify, the new or relocated business must:
 Be on the Targeted Industry List established by Enterprise Florida
 Create at least 10 full-time jobs
 Pay wages that are at least 15% greater than the state, metropolitan statistical
area, or local areas average annual wages, or equivalent of that if located within a
designated RAO
 Prove the jobs created will make a significant economic contribution to the local
economy
 Acquire a resolution from the local government that they will agree to match 20%
of the tax refund, unless within a designated RAO

Rural Job Tax Credit Program
The Rural Job Tax Credit Program encourages job creation in Florida’s Qualified Rural
Areas, in which Walton County is eligible. This Program offers tax credits of $1,000
per qualified employee, or up to $1,500 dollars per qualified employee in the Welfare
Transition Program, against Florida’s Corporate Income Tax or Sales and Use Tax. There is
a maximum pool of five million dollars available in a first-come-first-serve basis. Businesses
may apply for this tax credit annually, pursuant to the number of new qualified employees
they hire since the prior year. New businesses must have at least 10 qualified employees
at the time of application; existing businesses with less than 50 employees must hire
20% more qualified employees since the prior year; and existing businesses with more
than 50 employees must hire at least 10 new qualified employees since the prior year.

Rural Infrastructure Fund Grant
The Rural Infrastructure Fund Grant encourages capital investment in rural areas,
facilitating economic development. This grant consists of three separate, but related
grants: Total Project Participation Grant, Infrastructure Feasibility Grant, and Preclearance
Review Grant.
The Total Project Participation Grant offers up to 30% of the cost for infrastructure
projects relating to job-creating opportunities, or up to 40% if the project is located
within a designated catalyst site. A catalyst site is land within a RAO and approved by the
Department of Economic Opportunity. Eligible infrastructure projects include potable
water, stormwater, and wastewater systems; telecommunications and broadband facilities;
as well as gas and electric distributions systems.
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The Infrastructure Feasibility Grant provides funds available for new or expanding
businesses seeking to study infrastructure planning and preparation activities, including
feasibility studies and engineering work. The maximum amount of funds awarded is based
upon the number of jobs the businesses is committed to creating and its location.
 Up to $50,000 for businesses creating at least 100 jobs
 Up to $150,000 for businesses creating at least 300 jobs
 Up to $300,000 for projects in an RAO
The Preclearance Review Grant offers a matching grant to local governments for feasibility
studies, surveys, and other related activities for the preclearance review of land. Local
governments can be awarded up to $75,000 with a 50% local match, or up to a maximum
of $300,000 with a 33% local match if the project is within an RAO.

Defense Reinvestment Grant Program
The Defense Reinvestment Grant Program provides funding to support militarycommunity relations in defense communities, and that cannot be funded through other
governmental agencies. Its purpose is to support community-based activities that protect
existing military installations, such as Eglin Air Force Base. This grant offers up to a
maximum of $850,000 annually.

The Defense Infrastructure Grant Program
The Defense Infrastructure Grant Program supports mutually beneficial infrastructure
projects between defense communities and installations. This grant provides funds
for local communities to construct off-base infrastructure projects that enhance
encroachment issues, transportation and access needs, utility extensions, communication,
housing, environmental impacts, and security measures. The total amount available in this
grant is $1,600,000 annually.

Florida Job Growth Grant Fund
The Florida Job Growth Grant Fund supports infrastructure projects that generate job
growth and economic development in local communities. This annual state fund has a
budget of $85,000,000 for constructing infrastructure projects such as transportation
routes and utilities, as well as job training to enhance and expand Florida’s workforce.
Proposals are reviewed on a monthly basis until the total amount in the Fund is exhausted
for the year. This grant does not have a limit for individual project proposals, nor a
maximum number of proposals a community can submit.
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Economic Development Transportation Fund
The Economic Development Transportation Fund is an incentive offered to local
communities to improve transportation issues restricting economic development to attract
targeted and identified businesses that would not otherwise relocate or expand. This fund
offers up to $3,000,000 for each individual project, and is a collaborative effort between a
company and local government prior to the company’s agreement to relocate or expand.
The local government must identify the company the proposal is seeking to attract, and
the identified company must provide in the application:
 Total capital investment it intends to make
 Total number of permanent full-time employees will be located at the facility
 Average hourly wages

Small Cities Community Development Block Grant
The Small Cities Community Development Block Grant is the state sanctioned Community
Development Block Grant administered by the United States Department of Housing and
Urban Development. Annual grant funds are available to counties with less than 200,000
residents to provide enhanced housing opportunities for low- and moderate-income
people. Low- and moderate-income refers to households below 80% of an area’s median
income. Funds are available for water and wastewater infrastructure enhancements and
economic development opportunities that produce jobs for low- and moderate-income
individuals. Projects eligible to receive funding must either provide benefits to at least 51%
low- and moderate-income individuals, eliminate slum and blight conditions, or address an
immediate threat to local residents that occurred within 18 months of an application.
The maximum amount of funds available is dependent on the type of project being
proposed, and at least 70% of the funds received must be spend on projects that benefit
low- and moderate-income families. Economic development grants offer $34,999 per
full-time job, up to a maximum of $1,500,000. Neighborhood revitalization projects offer
grants between $600,000 and $750,000, pursuant to the low- and moderate-income
population according to HUD-modified census figures.

8.2 Opportunities and Partnerships
Comprehensive Economic Development Strategy (WFRPC)
In 1995, the West Florida Regional Planning Council was designated an Economic
Development District (EDD) by the US Department of Commerce Economic Development
Administration (EDA). Developing a Comprehensive Economic Development Strategy
(CEDS), updated annually, is needed to maintain that status and position our region for
grant funding and technical assistance from EDA.

108

8.0 POTENTIAL FUNDING PLAN

8.0 POTENTIAL FUNDING PLAN

Existing Industrial Sites
Within the US Highway 331 Corridor, there is one shovel ready industrial site. This 12.67acre parcel is located within the Walton County Industrial Park in the City of Freeport
and outlined in red on Figure 24. The parcel is zoned (I-1) Light Industrial and would be
suitable as expansion of the industrial park. Permitted job-generating uses within this
district include manufacturing, food processing and packaging; high-intensity commercial
uses such as building materials sales and storage, machinery sales and storage, vehicle
sales, vehicle repair and storage, financial institutions, indoor/outdoor sales, meat storage
and distribution, materials testing, soft drink and milk bottling, pharmacies, bars and
nightclubs, veterinarians and kennels, and truck stops; and general commercial uses
including amusements, commercial trade schools, retail stores, farm and building supplies,
nurseries, and book publishing; and planned development projects.
Within this district development is permitted up to 70 percent lot coverage up to 4 stories
in height. Because there is no maximum FAR, this site could support up to 2,207,620
square feet of enclosed development, notwithstanding other requirements such as parking
and setbacks.

Figure 24. Available Industrial Site in the US 331 Corridor
Source: Walton County FL, Property Appraiser, Online Map Services, 2018; Inset Map: Google Maps 2018
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Florida First Sites Program
Florida First Sites is the first regional site certification program in the State of Florida to
develop project-ready industrial sites. Each site undergoes a rigorous screening process
developed by McCallum Sweeney Consulting, offering an objective, third party analysis to
ensure the sites are ready for development.
The program was launched by Gulf Power Company, an investor-owned utility company
spanning Northwest Florida. Florida First Sites allows the region to be a competitive player
in site selection decisions. This program ensures that pre-work has been complete, taking
most of the risk out of the site selection process.
The program certifies both sites and industrial parks to ensure they: are outside the 100year flood zone, have the appropriate zoning, can be served by utilities within 6 months,
provide a minimum capacity of potable water – 300,000 GPD for sites and 150,000 GPD
minimum for parks, provide a minimum capacity of wastewater treatment – 200,000 GPD
minimum for sites and 100,000 GPD minimum for parks, have a site concept plan if a site,
or a master development plan if a park.
While there are no current Florida First Sites currently within the US Highway 331 Corridor
Study Area, sites could become eligible once urban infrastructure is installed and if parcels
were aggregated for industrial developments.

Opportunity Florida
Opportunity Florida is an economic development organization comprising a nine-county
regional economic development alliance committed to growing the regional economy
through connectivity, resources, knowledge to create opportunities for regional businesses
and workers. Based on its commitment to regional unity, Opportunity Florida promotes
positive economic growth by providing technical assistance to economic development
organizations and businesses and by working together with local, regional and state
organizations to market the region to businesses and government officials.
Opportunity tracks available vacant and developed sites for sale, as well as community
statistics including labor force, demographics, community expenditures, wages,
businesses, talent pool and housing.
While there are currently no sites within the US Highway 331 Corridor Study Area profiled
on the Opportunity Florida website, this site is a valuable marketing tool for marketing
future development opportunities.
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Northwest Florida Forward
Northwest Florida FORWARD is a regional strategic initiative focused on driving
economic vitality and growth in the Florida Panhandle. The regional strategy is based
upon grassroots input and is supported and implemented by local government, business,
educational and community leaders from across the region. A steering committee,
consisting of representatives from five key regional organizations in Northwest Florida,
drives strategy development and implementation, and supports the efforts of Council
Chairs and their members as they build a diverse and vibrant regional economy.
 Target Industries

 Focus Areas

 Strategies

 REO Designation

Walton County Board of County Commissioners Strategic Plan
Walton County is completing the Walton County Board of County Commissioners
Strategic Plan which will inform the future direction of the county based on existing and
projected conditions. The findings and conclusions of the Strategic Plan as they relate to
economic conditions will be integrated in the US Highway 331 Economic Development
Corridor Plan.
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Appendix

T

he US 331 Economic Development Corridor Plan Working Group and members
of the public participated in the development of this Plan through public
meetings, workshops, and project website.

APPENDIX

Public Involvement
Initial Working Group Meeting Minutes – March 27, 2018
Public Workshop Meeting Minutes – April 17, 2018
Public Workshop and Working Group Meeting Minutes - April 24, 2018
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Walton County Planning and Development Services

31 Coastal Centre Boulevard, Suite 100
Santa Rosa Beach, Florida 32459
Phone 850-267-1955 * Facsimile 850-622-9133

Date:
Prepared by:
Subject:

47 North 6th Street
DeFuniak Springs, Florida 32433
Phone 850-892-8157 * Facsimile 850-892-8162

March 28, 2018
Keli Frymire, PLA
Meeting Minutes – 331 Economic Development Corridor Plan Meeting

Meeting Details:
Date: Tuesday, March 27, 2018
Time: 5:30 PM to 7:00 PM
Location: Freeport Community Center
Meeting Summary:
Introduction of Project, Project Work Group and individuals present. Copies of “Scope of Work” made
available. (Kristen Shell – Walton County Planning and Development)
 Through a grant from the Department of Economic Opportunity, Walton County is conducting
an Economic Development Stud of the 331 Corridor. Due to the grant restrictions the timeline is
very tight and must be complete by June 1. Walton County is partnering with Matrix Design
Group, Inc. to complete the study.
 Walton County would like to be more visionary than reactionary to the development that will
come to this corridor area. This study, and the land use/traffic scenarios produced, will facilitate
that proactive planning process.
 Walton County will be looking at Land Use Scenarios for the corridor area. There are two goals
associated with these Land Use Scenarios:
o Study deliverable of 1 or more Future Land Use map for the corridor area. These maps
will not necessarily result in FLUM map changes, but will be recommendations.
o Plan for the preservation of the traffic corridor. As this is a hurricane evacuation route
and the main transportation route for traffic flow into South Walton County,
preservation of the corridor is imperative as development occurs along the corridor.
 Goals for this meeting:
o Establish the geographic boundaries that should be included in the study area
o Scope of the study as it relates to the preservation of the corridor
 TIF. A Tax Increment Finance (TIF) district has previously been established for this corridor.
Ordinance specifically calls out infrastructure improvements. However, there could be an
opportunity to amend ordinance to include traffic specific improvements as well.
 Update on Water/Sewer Infrastructure Planning: (Bill Menadier – Dewberry).
o Dewberry has studied a portion of the corridor for the installation of water/sewer
infrastructure based on some assumptions about possible future development. They
have secured State Revolving Fund (SRF) grant money for the first planning phase
(Sparkleberry Lane north to State Highway 20). This phase of sewer includes a lift
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station near the entrance of Riverwalk and Hammock Bay sized to handle estimated
future 331 flows.
o Dewberry, as part of the Triumph/Restore proposals, has been seeking grant money to
chip away at the study, planning and construction of the water/sewer along this
corridor.
Triumph/Restore (Bill Williams) – Triumph/Restore will be compiling information from Dewberry
study and the various land use study scenarios in order to run REMY models. For
Triumph/Restore Act participation, a direct link between the upcoming projects and economic
improvements must be demonstrated.
Freeport development trends (Latilda Hughes-Neel – City of Freeport Planning).
o Freeport is seeing a large number of applications for annexation (particularly large
parcels) adjacent to current city limits. Applications for properties west, east and south
of current City limits.
o City seeing increase in build-outs for Industrial Parks (mostly distribution centers)
o Concern that there is not enough workforce/households to support larger scale retail
o City is currently working on a planning project to study the corridor from HWY 20 north
to Owls Head. This includes service roads, pedestrian access, and traffic access. Kristen
Shell requested a summary/outline from Freeport as well as a current shapefile for
Freeport Zoning districts.
Meeting Goal #1: defining geographic area
o Dewberry study area included Bay Bridge to Hwy 90
o All of North Walton Co is RAEO (Rural Area for Economic Opportunity)
o East/West geographic area could follow TIF area
Meeting Goal #2: corridor preservation scope
o How can we plan ahead to create additional N/S connections to HWY 20 so that all
traffic does not need to go through 331/20 intersection unless it is through traffic for
331?
o Will 331 be treated as a scenic corridor? Not necessarily listed as an element in the
scope of this project study, but could create streetscape and design guideline standards
to create a “gateway to the beach” and potentially use TIF funding
Land Use Vision for the Corridor:
o County needs to look at various land use scenarios because the area along the corridor
is not currently zoned for commercial uses
o Where does the commercial development feel appropriate? Nodes of development
near key intersections? Balance of residential to support commercial?
o Mixed Use development and mixed housing types.
o Workforce or affordable housing might not be best for immediately adjacent to corridor,
but could be a secondary development pattern to the east and west of corridor area.
Concern would be the distances to shopping, medical facilities, pedestrian routes,
distances to schools, etc. These distances are particularly important to developers who
will be seeking “new market” tax credits.
o Are there lands identified for habitat preservation?
o Eglin Air Force Base – Several corridor parcels are Eglin property. A joint land-use study
with Eglin has been conducted and needs to be referenced for various design needs
related to the Military Low Flight Zones. Kristen Shell requested separate meeting with
Eglin Planner Tom Tolbert to review planning areas and request GIS data for County
reference.
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Walton County Planning and Development Services

31 Coastal Centre Boulevard, Suite 100
Santa Rosa Beach, Florida 32459
Phone 850-267-1955 * Facsimile 850-622-9133

Date:
Prepared by:
Subject:

47 North 6th Street
DeFuniak Springs, Florida 32433
Phone 850-892-8157 * Facsimile 850-892-8162

April 17, 2018
Kristen Shell, AICP
Meeting Minutes – 331 Economic Development Corridor Plan Meeting

Meeting Details:
Date: Tuesday, April 17, 2018
Time: 5:30 PM to 7:00 PM
Location: Freeport Community Center
Meeting Summary:
Introduction of Project, and individuals present (see meeting sign in sheet).
Through a grant from the Department of Economic Opportunity, Walton County is conducting an
Economic Development Stud of the 331 Corridor. Due to the grant restrictions the timeline is very tight
and must be complete by June 1. Walton County is partnering with Matrix Design Group, Inc. to
complete the study.
Discussion of the main components of the Plan / project overview as follows:
1) Corridor Preservation – discussion of current FDOT access management requirement for the
corridor. Staff will be researching these requirements and posting on the project website.
Also discussed the need for additional standards during the development review process
such as driveway separation, the need to provide for interconnection or shared access, as
well as potential for internal service roads in larger developments etc.
2) Economic Development – discussion of fast track permitting and aesthetic considerations
from Owl’s Head south. Included in fast track permitting discussion was ways to potentially
expedite the Future Land Use Map amendment process. Discussed the current County
project to create zoning and the consolidation of categories on the proposed Future Land
Use Map.
3) Land use - activity centers and basis for activity centers being the Tax Increment Finance
(TIF) Area modified to remove Egin Air Force Base property and conservation lands. Also
discussed potential expansion of the TIF area and Activity Center South per the map that
was distributed to meeting attendees.
Discussion of Comp Plan amendment process and content. It is anticipated that the required Plan
amendment will include the U.S. 331 Economic Development Corridor Plan by reference into the
Comprehensive Plan. This will create a tasking of staff towards implementation of the Plan. Additional
public meetings will be required to further amend the Land Development Code and potentially the
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Comprehensive Plan. The website was also introduced as a source of project information and important
meeting dates and times. www.walton331corridor.com
Participants asked the following questions and responses where provided:
Bill Fletcher – Could expedited permitting be a model for the rest of the County. Response was
potentially, though no plans are currently being proposed to implement any changes to the current
review process anywhere else in the County.
Larry Jones, County Administrator, reiterated the importance of preserving capacity and mobility along
the corridor.
Bob Campbell asked if Eglin had any interest in limiting density or population specifically related to the
areas just south of DeFuniak Springs. A response was provided by Jack Kiger, Eglin Air Force Base
Community Planner that basically there were no density limitations within the current Special Area Plan
and that they would most likely have no issue with the Activity Center South as this was out of range of
operations. Staff agreed to post the JLUS and SAP on the project website and described ongoing
coordination with base staff.
Walton County Economic Development Alliance Director, Bill Imfield discussed sewer prioritization
within the Triumph and Restore projcects and Cliff Knauer with Dewberry provided an overview of the
City of Freeports current grant applications and plans.
Local land owner and developers Albert Paris discussed demand and cited lack of sewer and
delays/uncertainty of planning review process as major barriers to development along the corridor.
Kristen Shell discussed potential of aesthetic considerations for Owls Head south as economic
development consideration.
County Commissioner Cecelia Jones indicated that sewer for the corridor was a top priority for the
County and also indicated support for adequate planning staff in order to eliminate some of the delays.
Boots McCormick, Freeport City Councilman provided information regarding high volume of permitting
seen by the City recently indicative of high demand for growth in the area.
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Walton County Planning and Development Services

31 Coastal Centre Boulevard, Suite 100
Santa Rosa Beach, Florida 32459
Phone 850-267-1955 * Facsimile 850-622-9133

Date:
Prepared by:
Subject:

47 North 6th Street
DeFuniak Springs, Florida 32433
Phone 850-892-8157 * Facsimile 850-892-8162

April 27, 2018
Kristen Shell, AICP
Meeting Minutes – 331 Economic Development Corridor Plan Meeting

Meeting Details:
Date: Tuesday, April 24, 2018
Time: 5:30 PM to 7:00 PM
Location: Freeport Community Center
Meeting Summary:
Introduction of Project, and individuals present (see meeting sign in sheet).
Through a grant from the Department of Economic Opportunity, Walton County is conducting an
Economic Development Stud of the 331 Corridor. Due to the grant restrictions the timeline is very tight
and must be complete by June 1. Walton County is partnering with Matrix Design Group, Inc. to
complete the study.
Discussion of the main components of the Plan / project overview as follows:
1) Corridor Preservation – discussion of current FDOT access management requirement for the
corridor. Staff will be researching these requirements and posting on the project website.
Also discussed the need for additional standards during the development review process
such as driveway separation, the need to provide for interconnection or shared access, as
well as potential for internal service roads in larger developments etc.
2) Economic Development – discussion of fast track permitting and aesthetic considerations
from Owl’s Head south. Included in fast track permitting discussion was ways to potentially
expedite the Future Land Use Map amendment process. Discussed the current County
project to create zoning and the consolidation of categories on the proposed Future Land
Use Map.
3) Land use - activity centers and basis for activity centers being the Tax Increment Finance
(TIF) Area modified to remove Egin Air Force Base property and conservation lands. Also
discussed potential expansion of the TIF area and Activity Center South per the map that
was distributed to meeting attendees.
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Participants asked the following questions and responses where provided:
Discussion of Comp Plan amendment process and content. It is anticipated that the required Plan
amendment will include the U.S. 331 Economic Development Corridor Plan by reference into the
Comprehensive Plan. This will create a tasking of staff towards implementation of the Plan. Additional
public meetings will be required to further amend the Land Development Code and potentially the
Comprehensive Plan.
The website was also introduced as a source of project information and important meeting dates and
times. www.walton331corridor.com
Mr. Goff inquired about the Tax Increment Finance area or the study area in relationship to new ad
valorem taxes. Mac Carpenter responded that absolutely no new property taxes are being proposed.
Collen Castille inquired regarding the activity center concept as it relates to land use. Staff responded
explaining that the proposal is that these are areas that the County would indicated for land use change
by policy within the Plan. Another option would be to designate the activity centers as Special Area
Plans on the Future Land Use Map eliminating state agency review as rezoning requests were made by
individual land owners.
Leigh Moore provided information on a previous effort to implement scenic corridor standards for U.S.
331 and there was discussion of the potential to seek implementation of some standards south of Owls
Head to the Bay.
Final discussion was regarding the importance of central sewer for the development of the corridor.
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