








o .~

4.3 FIRE CODE VIOLATIONS AND UNSAFE CONDmONS 19

4.3. 1 METHODOLOGY 19

4.3.2 CRITERIA 19

4.3. 3 FINDINGS 19

4.4 VACANT LOTS AND CLOSED BUILDINGS 22

4.4. 1 METHODOLOGY 22

4.4.2 CRITERIA 22

4.4.3 FINDINGS 23

4.5 DIVERSITY OF OWNERSlllP 25

4.5. 1 METHODOLOGY AND CRITERIA 25

4.5.2 FINDINGS 26

4.6 INADEQUATE INFRASTRUCfURE 28

4.6. 1 METHODOLOGY 28

4.6.2 CRITERIA 29

4.6.3 FINDINGS 29

4.7 mGH CRIME RATES 34

4.7. 1 METHODOLOGY AND CRITERIA 34

4.7.2 FINDINGS 34

5.0 INADEQUATE TRANSPORTATION FACILITIES 35

5. 1 MIRACLE STRIP PARKWAY (US 98/ SR 30) 35

5.2 EGLIN PARKWAY (SR 85) 38

5. 3 BEALPARKWAY (SR 189) 39

5.4 HOLLYWOOD BOULEVARD 39

5.5 TRANSPORTATION DEFICIENCY FINDINGS 40











o o

2.1 BLIGHT

The determination of blight is based on the methodology and criteria detailed in Section 4

of this report. Among the.criteria for detennining blighted conditions, those which have

been discovered on individual blocks and areas within the proposed CRA area include:

1. Deteriorated and dilapidated buildings concentrated in the proposed CRA

area;

2. Land use conflicts and deficiencies which blight adjacent uses;

3. Non-conforming structures and uses;

4. Fire code violations;

5. Buildings in unsafe condition;

6. Concentrations of vacant, unimproved lots, within otherwise viable blocks;

7. Closed buildings;
8. Diversity of ownership in commercially redevelopable areas;

9. Inadequate potable water infrastructure;

10. Inadequate drainage infrastmcture;

11. Inadequate pedestrian infrastructure (sidewalks);

12. Concentration of high crime rates in the proposed CRA area.

2.2 INADEOUATE TRANSPORTATION INFRASTRUCTURE

The determination of inadequate transportation infrastnlcture is based on the findings
outlined in Section 5. This determination refers to the inadequacy of State and County
routes traversing the area, and local City streets which are impacted by deficiencies in the

deficient State or County roads. These include:

Miracle Strip Parkway (US 98/ SR 30), from Saint Mary Avenue to the Brooks

Bridge;
Eglin Parkway ( SR 85), from Hollywood Boulevard to Miracle Strip Parkway,
including Florida Place;

Beal Parkway (SR 189), from Hollywood Boulevard to Miracle Strip Parkway;

Hollywood Boulevard, from Robinwood Drive to Eglin Parkway;
F'lfSt Street, from Saint Mary Avenue to Brooks Street (east of Alconese).

The inadequacy of these regiona1links and highways significantly impacts the safety and

economic vitality of the CRA area. They have strong functional relationships to safety,

private investment, employment, residential development, and the general public interest

and welfare of the residents of the City. The inadequacies of these facilities provide a

rational target for redevelopment in blocks not individually meeting blight criteria to

correct conditions in blighted areas.
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2.3 RESTORATION AND UPKEEP OF mSTORIC STRUCTURES

The Vision Plan for the City of Fort Walton Beach identifies the need to utilize historic

assets in the conununity as a component of economic revitalization. The Vision Plan

further recommended that a preservation plan should be prepared for the downtown area

to coincide with the CRA redevelopment plan. It recommended that the preservation

plan address:

Development of a small area of the downtown that preserves existing
structures. This area shall be compatible with the goals of the CRA, and be

planned to encourage new development within the area as well as encourage

visitation to the area.

An historic structures preservation strategy should be developed to obtain

grant funding and designate receiving sites for the relocation and

rehabilitation of historic structures.

Rehabilitation of many of the vacant and deteriorating structures has not been undertaken

because of the inability of the residents and owners to pay for restoration, or the inability
of owners to justify reuse because of depressed market conditions and the inability of the

City to develop the surrounding infrastructure to support quality adaptive reuses. With

the assurances of controls to negate the possibility of incongruous neighboring
development, public infrastructure investment, and a climate of increasing economic

value, property owners will be willing to preserve and reuse their properties, thus

reinforcing the overall character of the area.

2.4 PRIVATE ENTERPRISE INVESTMENT DISPARITY

Market surveys conducted for the plan update, along with supporting secondary data,

indicate a severe disparity between private investment in the proposed CRA Area, and

that in surrounding communities. Assessed property and real estate values in the City of

Fort Walton Beach have not kept pace with Okaloosa County, showing a growth rate in

taxable value which is approximately 63% of that of the County from 1992 to July, 1995.

In the same period, the downtown core and waterfront area (existing CRA Area) has seen

a decrease in property and real estate taxable value. In the last ten years, this area has

experienced a 16% drop in the property values.
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3.0 PROPOSED CRA AREA BOUNDARY

The legal boundaries of the proposed CRA Area are shown with the existing CRA Area

boundaries in the CRA Area Boundaries Map, Figure 1. Figure 2 shows the division of

blocks in the CRA area for analysis purposes. These boundaries include all tracts or

parcels of land, improved or unimproved, lying and being within the inscribed area,

which is entirely within the City of Fort Walton Beach, Okaloosa County, Florida. For

descriptive purposes, the boundaries of the proposed CRA Expansion Area are:

from the existing CRA boundary at the intersection of First Street and Bass

Avenue, north along the western edge of the Bass Avenue right-of- way, to

Comet Street;
west along the south boundaries of the lots fronting on Comet Drive (north

boundary of the Public Housing Authority property;
then north along the eastern edge of the Robinwood Drive right-of- way;

then east along the north edge of the Hollywood Boulevard right-of-way;

then north along the western edge of the City-owned property on which Pruitt

Park and the Public Safety Building are located;

continuing in a north-by-northwesterly direction along the centerline of the

Shell Avenue right-of- way, to Walter Martin Road;

northeasterly along the northwest edge of the Walter Martin Road right-of-

way;
northeast along the centerline of the Carson Drive right-of- way, to the city
limit;
east along the city limits between Cinco Bayou and Fort Walton Beach along
Hughes Street;
then south along the eastern edge of Fort Walton Square;
then east along the centerline of the Staff Drive right-of-way, to Buck Drive;

south, then east along the centerline of the Buck Drive right-of- way, to Vine

Avenue;

south along the centerline of the Vine Avenue right-of-way, to Hollywood
Boulevard;

east along the Hollywood Boulevard right-of- way, to Chicago Avenue;

south along the centerline of the Chicago Avenue right-of-way, to F1I'St Street,
and then proceeding along the boundary of the existing CRA area to the Santa

Rosa Sound.

Within the boundaries described above, the proposed CRA Expansion Area covers

approximately.888 gross acres of land within the City, of which there are approximately
766 net developable acres ( 86.2%). A complete legal description of the CRA Expansion
Area boundaries is included in Appendix A, along with the legal description of the

existing CRA Area.
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3.1 GENERAL CHARACTERISTICS

General requirements and objectives for establishing a Community Redevelopment Area

have been considered for defIning the proposed CRA Area boundaries. The following
sections describe the general conditions of the CRA Area which apply to the motivation

for recommending its expansion to the proposed boundary. These conditions are based

on extensive fIeld observation, data collection, and primary market data collection, and

intexviews with landowners and civic organizations.

3.1. 1 BLIGHT AND NEED

The proposed CRA Area incorporates a predominance of blocks which are blighted by
deteriorating conditions. These conditions include the presence of a substantial number

of deteriorating units, unsanitary and/or unsafe conditions, deterioration of sites and other

improvements, and diversity of ownership. The blighted conditions combine with other

factors to produce an urban environment which continues to discourage investment, and

therefore produces a self-perpetuating condition of urban decline.

3. 1.2 NON-BLIGHTED AREAS

The proposed CRA Area boundary includes blocks which are not directly blighted as per

the criteria of Section 4; however, their inclusion is necessary to achieve the objective of

eliminating blight throughout the area. They are important to achieving the elimination

of blight, because:

Conditions in blocks not meeting blight conditions directly impacts the quality of

life and propensity for investment in blighted blocks which are abutting, adjacent,
or in near proximity.

Redevelopment funds may be spent in blocks not meeting blight conditions to

correct conditions in blighted areas, where the block is in near proximity to

blighted areas or has a functional relationship to the blighted conditions.

Blocks which do not meet blight conditions, and are either surrounded, or

immediately adjacent to blighted blocks have functional relationships to blighted
blocks, aesthetically, and in terms of health, safety, and enjoyment. These

relationships directly impact the quality-of- life of the residents and the

marketability of the overall area for investment

Blocks which do not meet blight conditions, and are not immediately proximate to

blighted areas, have functional relationships regarding infrastructure, which must

be improved along linear patterns and as part of a network. Transportation
infrastructure is inter-related and must be comprehensively approached as a

network.
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3.1.7 COMMUNITY SUPPORT I INCLUSIVENESS

Among the various residential, civic, and commercial communities which exist in the

potential expansion area, the CRA boundary encompasses a wide base of support in its

ability to channel resources to the needs of these groups. The CRA area incorporates

many potential assets and opportunities, while maintaining consistency of purpose and a

compact form to link the synergism of the individual projects within a comprehensive
plan. Its specific efforts must be focused to effect economic vitality, and attain visibility
as a regional asset.

3.1.8 CITY VISION

The purpose of defining the CRA area is consistent with the overall City Vision as well

as supportive of the neighborhood visions for which it encompasses. The visions are

outlined at city-wide and neighborhood scales in the Vision Plan for the City of Fort

Walton Beach.
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lot coverage, height restrictions, and floor area ratio.

4. 2.3 FINDINGS

Four structures were found in the proposed CRA area which do not conform with zoning
codes. Their locations are shown in Figure 4.

1. At 12 Second Street SE, the residential structure does not meet the setback

requirements of the C-2, General Commercial Zoning District, that the front yard
be a minimum of 10 feet, and the side yard, when abutting a residential district, be

at least 30 feel

2. At the 109 Shell Avenue SE, ( comer of Birch Street) Unit 3B does not meet

setback requirements for the R-2 Zoning District: front yard minimum of 25 feet,
and side yard minimum of 7.5 feel

3. At 42 Carson Drive NE, the back of the property, which fronts on Harbeson

Avenue is in violation of the R-NC Residential-Neighborhood Commercial

Zoning District permitted uses. An auto repair operation is on the dwelling site.

Although this use is grandfathered in, with regard to the finding of blight, its non-

conformance with the intent of the zoning district is a cause of blight to other

residences along the streel

4. At 107 Carson Drive SE, the single family residence has a non-conforming

apartment at the rear of the building. This is a violation of the R-l Single-Family
Dwelling Residential Zoning District permitted uses.

Three areas, shown in Figure 4 were found to be blighted by conflicting land uses. . In the

first areas, there are no uses which are inconsistent with zoning requirement; however,

the marketability of the residential properties in these areas are impacted by the

immediate proximity of commercial uses. The third involves a grandfathered land use

which causes blight to proximate residences.

1. The f1l'St of these areas is the residential community along Park Circle, in which

there are 2 buildings which are dilapidated, and 3 buildings which are in

deteriorated condition. The character of Park Circle is that of a single-family
residential area. At the southeast comer of Park Circle, Park Circle Condos is a

planned unit development of new townhouses which are aimed at a middle-

income market; however, this development is sheltered from views of Park Circle

and the commercial use at the street' s northeast comer. Here, is located the back-

lot of an auto-related business on Hollywood Boulevard. On this portion of the

lot are stored abandoned automobiles. buses, and other parts and machines. This

storage, characteristic of a used auto parts lot, is immediately adjacent to, and

visible by the residences along Park Circle. It is possible to revitalize this area as

a quiet residential enclave utilizing the old growth, and the layout of Park Circle;
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however, the commercial use situation will need to be resolved or visually
buffered.

2. The second of these areas lies along Comet Street, along which there is 1 building
which is in deteriorated condition, and I building which has burned, and has since

been abandoned. The backs of the homes along the north side of Comet Street

face onto Crescent Circle, which is a busy service road for several commercial

establishments fronting on Crescent Circle or on Hollywood Boulevard. The

backs of homes along the south side of Comet Street abut the Fort Walton Beach

Housing Development, which is not as well maintained as the Germany TelTace

Housing Development. . Combined, these impacts detract value from the

neighborhood, as evidenced by the abandonment. The Comet Street

neighborhood is small, consisting of 21 single-family homes, and located on the

edge of a hill, has attractive natural features. To remain a vital neighborhood,
investment to stimulate further reinvestment will be needed.

3. At 42 Carson, between Bobolink Street and Walter Martin Road, there is an auto

repair operation within a single-family dwelling. This operation takes place at the

back of the address, so the auto repairs are visible to and cause blight to the

homes along Harbeson Avenue, between Bobolink Street and Walter Martin

Road. There are five single-family residences along this segment of Harbeson

Avenue.

17



































o o

4.7 mGH CRIME RATES

High crime rates, relative to other areas of the City, are an indication of the social

breakdown, despair, and devaluation that occurs as a result of community becoming
blighted. High crime rates create a threat to public safety that results in further

divestment of a community as residents and businesses relocate, and visitors become less

frequent As such, high crime rates are both an indicator and cause of blight

This report presents the rmding that the crime rate of serious or violent crimes are

disproportionately and substantially higher in the proposed CRA area than in other areas

of the City. This both indicates and contributes to the blight found in the proposed CRA

area.

4.7. 1 l\1ETHODOLOGY AND CRITERIA

The rmding of high crime rates in the proposed CRA area was provided by a report of the

analysis by the Community Policing Coordinator of the Police Department' s crime

statistics. The report is added as Appendix D.

Serious and violent crimes were analyzed by Police Deparbnent reporting grids. The

grids contained by the boundary of the proposed CRA area were compared against City-
wide rates, and a percentage taken to indicate the proposed CRA areas share of the City' s

crime rates. Although there is not an exact match between police reporting grids and the

CRA boundaries, the Community Policing Coordinator has indicated that the accuracy

and reliability for the purpose of this report is extremely high.

4.7.2 FINDINGS

The following table lists the violent crime occurrences that occurred in the five police
reporting grids that makeup the proposed CRA area, versus the occurrences City-wide.

The survey period is March 8, 1992 to December 31, 1995. The proposed CRA area

comprises 25% of the geographic area of the City.

Homicide

AssaultJBaUery
Sexual Battery
Robbery
Burglary
Stolen Vehicles

CRA AREA CITY-WIDE PERCENTAGE

INCIDENCE INCIDENCE OF CRIME

IN CRA AREA

4 4 100%

648 961 67%

70 121 58%

69 130 53%

1, 287 2,476 52%

516 741 70%

CRIME
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5.0 INADEOUATETRANSPORTATION FACILITIES

Crossing through the proposed CRA area, are five roadways: three state highways, a

county arterial, and a local collector which are impacted by existing or forecast

deficiencies. The deficiencies of the State highways impacts local streets by causing
conflicts among the need for regional mobility, and the economic viability and quality-of-

life in the proposed CRA area. Local and regional transportation deficiencies are

exacerbated by the growth in surrounding communities, while more pressure is put upon

the CRA area to expand highways and constIUct new grade-separated traffic stIUctures in

critical locations. These five roadways include:

Miracle Strip Parkway (US 98/ SR 30), from Saint Mary Avenue to the Brooks

Bridge;
Eglin Parkway ( SR 85), from Hollywood Boulevard to Miracle Strip Parkway,
including Florida Place;

Bea1 Parkway (SR 189), from Hollywood Boulevard to Miracle Strip Parkway;

Hollywood Boulevard, from Robinwood Drive to Eglin Parkway;
First Street, from Saint Mary Avenue to Brooks Street (east of Alconese);

5. 1 MIRACLE STRIP PARKWAY (US 98/ SR 30)

Miracle Strip Parkway (US 98 / SR 30) serves as the primary east-west arterial through
Mary Esther and Fort Walton Beach, and it provides service directly into the Miracle

Strip and Eglin Parkway business district of Fort Walton Beach. It is also the main route

linking the cities of Pensacola to the west and Panama City to the east, with the rapidly

growing Destin area just to the east The Fort Walton Beach Urbani7.ed Area

Metropolitan Planning Organization ( MPO), and the Florida Department of

Transportation, District 3 (FDOT) have undertaken a Development and Environmental

Study, in May 1992, and a Preliminary Engineering Report, in May 1993. The pwpose

of these studies are to enhance mobility in this growing urban area. The east segment of

this project includes the Miracle Strip Parkway segment from the western limit of the

CRA area, at Saint Mary Avenue to the intersection with Eglin Parkway.

Existing daily intersection approach volumes were calculated from approach and turning
movement counts for the MPO Study, at the intersections with Eglin Parkway and Beat

Parkway. Based on 24-hour intersection approach counts, existing when two-way
average daily traffic volumes east of Beal Parkway are approximately 32,000 vehicles per

day.

Presently the intersections at Beal Parkway and Eglin Parkway operate at acceptable
levels-of-service during the AM, PM, and mid-day peaks. The Heal Parkway intersection

operates at LOS B at all three periods, with average delay times of 9.3 to 13.5 seconds.

The Eglin Parkway intersection operates at LOS B during the PM peak, and LOS C

during the mid-day and AM peaks.
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Under existing conditions and geometry, growth in traffic volumes was projected for the

Year 2015 by FOOT. Future traffic operations were evaluated in the corridor, including
intersection capacity analysis, and evaluation of lane requirements. For the Year 2015:

Eglin Parkway / Miracle Strip Parkway intersection will operate at LOS C in the

AM peak, and LOS E in the PM peak, with an average delay time of 50.5

seconds. This is an unacceptable intersection level-of-service.

Beal Parkway / Miracle Strip Parkway intersection will operate at LOS D in the

AM peak, and LOS F in the PM peak. The average delay time will be extremely
excessive, since the volume through the intersection will exceed its capacity by
20% (V/C- 1.2). This is an unacceptable intersection level-of- service.

The unacceptable operations projected indicate the need for a six-lane arterial. If Miracle

Strip Parkway were six lanes through these intersections, in the Year 2015, the

intersection levels-of -service would be B for both of them, with average delay times

between 8.5 and 12. 1 seconds.

In the Fort Walton Beach Urbanized Area, Roadway Congestion Management System
CMS), of August 1995, the MPO identifies existing and future ( Years 2000, and 2(05)

deficient roadway segments by leve1-of-service analysis. Within the CRA are, Miracle

Strip Parkway, from Florida Place to the Brooks Bridge, including the bridge, are

currently deficient roadways. The 4-lane roadway segment, with an LOS Service

Standard of D, and a maximum allowable volume of 34,200, has an average annual daily
traffic ( AADT) count of 37,500. By the Years 2000 and 2005, the forecasts expect
counts of 42,231 and 46,626 respectively.

Over thirty alternatives were reviewed in developing the most economically feasible

project with the least environmental and socioeconomic impacts. The Brooks Street one-

way pair was eliminated due to business damages and business relocations that would

occur. The widening of the existing alignment through the downtown area (Eglin

Parkway intersection to Brooks Street intersection) was also eliminated due to business

damages and business relocations that would occur, and the cost of acquiring right-of-

way. Among the alternatives, four remained. The impacts of the alternatives from the

US 98/SR 30 Project Development and Environmental Study, (pD& E) relevant to the

CRA area are:

1. One-Way Pair SR-85 Alternative: Widening of Miracle Strip Parkway to 6

lanes west of Eglin Parkway. Eastbound traffic would continue on Miracle

Strip Parkway, while westbound traffic would use FII'St Street, establishing the

two as a one-way pair.

2, 3. One-Way Pair Wright Parkway Alternative. One-Wav Pair Memorial Parkway
Alternative: Using the existing Miracle Strip Parkway alignment, eastbound

traffic would continue to the Brooks Bridge, while westbound traffic would use
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First Street from Coral Drive and Saint Mary Avenue to a new bridge crossing
just east of AlcoJiese Street.

4. Relocated US-98 Alternative: Widening of the existing alignment to Eglin
Parkway, where a bypass of the downtown area would occur. Six lanes would

occur on Eglin Parkway and a new eastbound alignment would loop north of the

downtown area and tie into the existing Brooks Bridge crossing. The

westbound alignment would continue on First Street and cross the Intra-coastal

Waterway on a new bridge located just east of Alconese Street.

Summarizing the urban impacts of each of the alternatives to the CRA area, as taken from

the analysis in the Project Development and Environmental Study, 58 businesses in the

blocks from west of City Hall to Eglin Parkway would experience business damages. In

the same segment, 13 businesses would have to be relocated. These calculations are

based on requirements to purchase right-of- way, and to restore business damages from

lack of access during construction. These results do not express the less predictable
damages caused to remaining businesses by changing traffic patterns, lack of pedestrian
circulation, or the loss of adjacent commercial attraction and the loss of a critical mass of

commercial activity. This area is already becoming marginally viable.

In the CMS, the segment is listed as number 10 priority throughout Okaloosa and Walton

Counties. The methodology to provide corridor improvements was to be determined

through the City' s Visioning process. The PD& E Study is on hold awaiting the outcome.

The visioning process, documented by the Vision Plan for the City ofFort Walton Beach,

noted the folloWing fmdings.

The issue of the future design of Highway 98 through the City was the highest priority.
Three conceptual alternatives were considered:

1. Bypass traffic to Okaloosa Island around the center of town to the north, or with a

new bridge to the west, if the citizens prefer a less tourist, commercial city.
2. If a strong tourist and commercial waterfront orientation is preferred, then

widening and adding a bridge must be undertaken such that the quality of the

downtown area is not significantly affected.

3. Initiate a combination of traffic light progression, alternative transportation
modes, and access control to maximize the utility of the existing roadway
configuration as long as possible. This is an interim solution.

The outcome of the visioning process, is documented in the Vision Plan Strategies
Section. The community expressed their preference that high traffic volume was good
for encouraging business development along the corridor. The citizens also felt that this

one benefit was not worth the existing and potential liabilities, stated as: potential to

widen to 6 and 8 lanes, traffic volume increase, increase in speeds, the need for bridge

widening, physical division of the City, noise and air pollution, lack of pedestrian
relationships, and visual pollution. The following strategies were recommended (p.53,

54).
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5.3 BEAL PARKWAY (SR 189)

Beal Parkway ( SR 189) serves as a primary north-south arterial through Fort Walton

Beach, and Mary Esther. The segment of Beal Parkway within the proposed CRA

boundary from Hollywood Boulevard to Miracle Strip Parkway, is a 4-lane, undivided

minor arterial facility. It is to operate at LOS Service Standard D, allowing a maximum

volume of 32,490. Current (1994) volumes are at 14,500, which is LOS B. The level-of-

service projected are LOS B for both Years 2000, and 2005.

Although these segments of Beal Parkway are sufficient regarding traffic movement, the

intersection of Bea1 Parkway with Miracle Strip Parkway will be have severely failed by
the Year 2015 if capacity improvements are not made to Miracle Strip Parkway. As is

the case for Eglin Parkway, upstream traffic impacts will be experienced along Beal

Parkway.

5.4 BOLLYWOOD BOULEVARD

Hollywood Boulevard serves as a, primary east-west collector through Fort Walton

Beach, and Mary Esther. The Fort Walton Beach High School and Edwin Elementary
School are both located along Hollywood Boulevard. The segment of Hollywood
Boulevard within the proposed CRA area, from Robinwood Drive to Eglin Parkway, is a

2-1ane, undivided city collector with left turn lanes. East of Eglin Parkway is a 4-lane,

divided facility. It is to operate at LOS Service Standard D.

In August 1992, FDOT conducted a Project Development and Engineering Study to use

Hollywood Boulevard as a north by-pass of Miracle Strip Parkway, from the Mary Esther

City Limit to Eglin Parkway. The objective of developing the preliminary alignments
was to establish various combinations of alignments, and provide alternatives with the

least impacts and most economically feasible concept All of three of the alternatives

used the segment of Hollywood Boulevard from the western boundary of the proposed
CRA area, to Eglin Parkway.

The projects called for a 4-lane, divided, 45-mph design speed typical section, spanning a

108- foot right-of-way. Further study was canceled due to significant public opposition at

the Alternatives Public Meeting of August 20, 1992.

55 TRANSPORTATION DEFICIENCY FINDINGS,

The findings of the Finding of Necessity report reveal transportation deficiencies in five

categories, illustrated in Figure 12:

1. existing roadway capacity deficiencies;

2. future roadway capacity deficiencies;

3. future intersection capacity deficiencies;

4. access management deficiencies;
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