May 19, 2025 CRA Board Meeting

MONDAY, MAY 19, 2025

5:30 PM
1. CALL TO ORDER
2. ROLL CALL
3. AGENDA APPROVAL
4. APPROVAL OF MINUTES
A. Approval of minutes of March 17, 2025 CRA Board Meeting
5.  PUBLIC COMMENTS

6. NEW BUSINESS
A. Harbor CRA Master Plan
7. PUBLIC COMMENTS

If a person decides to appeal any decision made by the City Council, committee, board, panel, or agency with respect to any matter
considered at such meeting or hearing, he or she will need a record of the proceedings, and that, for such purpose, he or she will may need to ensure
that a record of the verbatim record of the proceedings is made, which record includes the testimony and evidence upon the appeal is to be based.
"Persons with disabilities who require assistance to participate in this meeting are requested to notify the City Clerk’s Office 850.837.4242 at least 48
hours in advance".



MINUTES
COMMUNITY REDEVELOPMENT AGENCY
BOARD OF DIRECTORS MEETING
MARCH 17, 2025
ANNEX COUNCIL CHAMBERS
5:30 PM

The Community Redevelopment Agency met in a regular session with the following
members and staff present:

Destin Community Redevelopment Agency

Board Chair Teresa Hebert Boardmember Rodney Braden
Boardmember Jim Bagby Boardmember Sandy Trammell
City of Destin Staff

CRA Executive Director Larry Jones City Clerk Rey Bailey

Public Works Director Michael Burgess IT Director Andy Peters

Deputy Comm Dev Director Steve O’Connor Grants/Project Manager Jeff Cozadd
Public Information Director Tamara Young Finance Director Krystal Strickland
City Attorney Kimberly Kopp Principal Planner Daniel Butler

CALL TO ORDER AND PLEDGE OF ALLEGIANCE
CRA Board Chair Terésa Hebert called the meeting to order at 5:30 PM.
1. Agenda Approval

Motion by Boardmember Bagby, seconded by Boardmember Trammell, to approve
the agenda passed 4-0. Board members Schmidt, Geile, and Destin were absent from the
meeting.

2. Public Comments

City of Destin Mayor Bobby Wagner, advocated stronger emphasis on workforce housing
within the CRA districts. He urged that as commercial development progresses, the city should
ensure there are affordable housing options for the workers supporting that growth.

3. New Business
A. Draft Harbor CRA Master Plan

The first major agenda item was the presentation of the draft Harbor CRA Master Plan.
The CRA Executive Director explained that the new draft represents a significant overhaul from
the previous version, incorporating current regulations and reflecting more accurate conditions in
the Harbor CRA district. The plan also ties in closely with the Mobility Plan due to overlapping
projects.



Boardmember Bagby raised concerns about outdated names still appearing in the
document and inquired about the potential to update the original findings of necessity for the
CRA. He questioned whether doing so could allow the city to renegotiate its agreement with the
county, particularly the revenue-sharing terms that currently result in a substantial share of funds
being retained by the county.

Staff responded that a renegotiation might be possible but would require further legal
review. The board discussed postponing any decision on the Harbor CRA Master Plan until the
first CRA meeting in May to allow the city attorney time to evaluate the feasibility of
renegotiating the CRA agreement with the county.

Boardmember Bagby moved to postpone approval of the Harbor Master Plan until
the first meeting in May and direct the City Attorney to research the possibility of
renegotiating the CRA agreement with the county. Motion was seconded by Boardmember
Trammell and passed 4-0.

B. Draft Town Center CRA Master Plan

The board reviewed the draft Town Center CRA Master Plan. Staff indicated that, unlike
the Harbor Master Plan, the Town Center Master Plan was ready for approval with no related
legal or structural issues pending.

Motion by Boardmember Bagby, seconded by Boardmember Trammell to accept
the Town Center Master Plan as presented passed 4-0.

C. FY 2024 Annual Audit and Financial Statements

The Finance Department Director presented the CRA’s financial statements, noting that it
has already been accepted by the City Council at its March 7 meeting. The CRA Board
proceeded with a formal vote and unanimously accepted the financial statements.

Motion by Boardmember Trammell, seconded by Boardmember Bagby, to accept the
Fiscal Year 2024 CRA financial statements passed 4-0.

D. Proposed Legislation/HB991/sh1242 CRAs

The CRA Executive Director discussed proposed state legislation—House Bill 991 and
Senate Bill 1242—noting that it could significantly impact CRAs statewide. He explained that
the legislation would sunset all CRAs by their termination date or by 2045, whichever comes
sooner, and prohibit new bonding or financing after July 1.

There were concerns about the financial implications, particularly for the Harbor CRA,
where the city only receives matching funds rather than the full tax increment.

Boardmember Bagby suggests exploring alternative funding structures such as Municipal
Services Taxing Units (MSTUs) or Municipal Services Benefit Units (MSBUSs) as a way to
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preserve funding capabilities beyond the potential end of the CRA. City staff emphasized that
while these alternatives are legally possible, they would require detailed studies and could
involve additional taxes.

The CRA Executive Director asked for board direction on whether to engage the city’s
lobbyist to oppose the proposed legislation. While the board supported the idea, they agreed that
formal action should be taken at the next regular city council meeting rather than during the CRA
Board session.

The Board agreed to revisit the discussion on proposed CRA-related legislation (HB
991/SB 1242) at the upcoming city council meeting, ensuring a formal stance is taken.

4. Public Comments
ADJOURNMENT:
Having no further business at this time, the meeting was adjourned at 5:50 PM.

ADOPTED THIS 19™ DAY OF MAY 2025
By:

Terésa Hebert, CRA Board Chair

ATTEST:

Rey Bailey, City Clerk
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AGENDA
CRA BOARD MEETING
MONDAY, MAY 19, 2025
5:30 PM
DESTIN CITY HALL ANNEX COUNCIL CHAMBERS

TO: CRA Board

THRU: Larry Jones , City Manager
Kimberly Kopp, City Attorney

FROM: David Prichard, Community Development Director
DATE: May 11, 2025

SUBJECT: Harbor CRA Master Plan

I. BACKGROUND: At the September 19, 2022, City Council meeting, the Council approved
the funding to update the Harbor and Town Center Community Redevelopment Areas Master
Plans. Based on experience and existing knowledge of the City, 3TP Ventures, Inc. was selected
and approved by the Council as the consultant to assist Staff and the CRA Committees in
carrying out both updates.

At the March 17, 2025 Community Redevelopment Board meeting, the Board requests Staff to
look into renegotiating the terms of the CRA TIF funding with the County to be consistent with
the Town Center CRA funding amounts.

I1. DISCUSSION: The update of the CRA Master Plans consists of Three Phases.

1. PHASE 1: EXISTING CONDITIONS AND REGULATIONS - COMPLETE
2. PHASE 2: ANALYSIS AND PLAN UPDATE RECOMMENDATIONS -
COMPLETE



3. PHASE 3: COMPILATION OF FINAL DRAFT - COMPLETE

Tonight’s meeting is one of the last remaining steps to complete the adoption of the Harbor
CRA Master Plan. The Final Draft presented is the culmination of the Harbor CRA Advisory
committee’s, 3TP Ventures, LLC, and Staff’s effort to update and provide the highest quality
analysis, recommendations, and direction for the continued redevelopment of the Harbor area.
Through open and continuing engagement, the plan was developed by listening to the
Committee’s, the public’s, and other stakeholders’ concerns and recommendations. The public
engagement also included the Mobility Plan, as the two plans will complement each other to
implement the objectives and priorities of, not just the Harbor CRA (HCRA), but the
surrounding areas of the City as well.

The new plan clearly and concisely:

1. Identifies the existing conditions and deficiencies of the HCRA;

2. Explicitly calls out the priorities and projects; and

3. Provides a logical and legal foundation that will help shape decision-making now and
in the future.

Tonight, the Board has three options:

1) provide feedback on any changes or suggestions, or
2) recommend the governing body adopt the plan

3) deny the plan

Staff will update and complete any substantive comments provided by the Board. Once the
approved changes are completed, Staff will bring it back to the CRA Board for consideration.

Comprehensive Plan Compliance

If adopted, the Draft Master Plan will satisfy many objectives of the adopted Comprehensive
Plan, specifically the Goals, Objectives, and Policies of Chapter 10—Economic Development.
But its impact is not limited to just Chapter 10; it also helps develop and implement Chapter
4—Public Facilities and Chapter 7—Recreation and Open Space.

The Harbor CRA Advisory Committee recommended approval of the draft plan on November
13, 2024, with a vote of 4-0. The LPA reviewed the draft plan for compliance with the
Comprehensive Plan on February 6, 2025, and passed with a vote of 6-0

A. Link to Strategic Goals / Objectives: I1) Enhance Quality of Life

IIT) Economic Development and Revitalization

IV) Effective, efficient, and aesthetically pleasing infrastructure.

B. Effect on Budget (EOB): Budget for each update is committed to each

project.

C. Level of Service (LLOS): Improved quality of life, infrastructure, and

mobility.

D. Legislative Sponsor:




E. Business Impact Statement:

ITII. CONCLUSION: This is the final step before the governing body's (City Council)
approval. This is the Board's opportunity to affirm the draft plan or address any deficiencies in
the provided updates.

IV. RECOMMENDED MOTION: I move that the Community Redevelopment Agency
Board recommends that Destin City Council approves the Harbor CRA Master Plan as
presented.

ALTERNATIVE MOTIONS:
I move that the Community Redevelopment Agency Board recommends that Destin City
Council approves the Harbor CRA Master Plan, with modifications (insert modifications)

I move the Community Redevelopment Agency Board does not recommend that Destin City
Council approves the Harbor CRA Master Plan as currently written.

Attachments:

1. Harbor CRA Plan

Any person requiring a special accommodation at this hearing because of a disability or physical impairment
should contact the City Clerk at (850) 837-4242 at least 48 hours prior to the hearing. If a person decides to
appeal any decision made with respect to any matter considered at such meeting, such person will need a
record of the proceeding and for such purpose may need to ensure that a verbatim record of the proceeding is
made, which record includes the testimony and evidence upon which the appeal is to be based. (Sec. 286.0105,

Florida Statutes)
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EXECUTIVE SUMMARY

The Harbor CRA Plan is the Community Redevelopment Plan for
the Harbor district of the City. The Harbor district contains 397.3
acres of land which is primarily privately owned. The district
includes several civic buildings, parks, the Zerbe-Calhoun Historic
District and the Destin Harbor Boardwalk. This district is generally
bounded by Choctawhatchee Bay on the west, Destin Harbor to
the south, Beach Drive on the east and Azalea and Pine Streets
on the north. The CRA Board originally adopted the Harbor CRA
Plan in 2003, and this 2024 Plan Update is the first since the plan’s
adoption. The City's goals for the Harbor district are to provide
better access, safety, and connectivity for locals and tourists alike
to visit the Destin Harbor and support the businesses in the district.

The Harbor CRA Plan also fulfills the requirements of Florida Statutes
163.360 for CRA plans. As such, the intent of the Plan is to address
“blight” and utilize property taxes collected within the district
boundary for public improvements and redevelopment specifically
within the district. All funds used for the CRA must support the
implementation of public improvements and strategies within the
adopted Plan for the CRA district. The required Finding of Necessity
Report prepared when the CRA District was established identified
several infrastructure issues, including an inadequate street layout
and unsanitary or unsafe conditions, as contributing to the "blight”
condition. These issues continue to hinder the City’'s goals for the
Harbor district.

The 2024 Harbor CRA Plan Update focused on evaluating the
existing condition of the Harbor CRA and reviewing the public
projects that have been completed since 2003. The plan’s update
identifies three primary issues that the City faces in the Harbor
district:

1. Getting to the Harbor District — Congestion on U.S. 98 for
east-west traffic with few alternative routes, public parking
space shortages.

2. Getting Across Harbor Boulevard/U.S. 98 — Insufficient
safe and convenient routes across U.S. Highway 98 for
pedestrians and non-vehicular modes of transportation.

3. Getting to the Harbor Boardwalk — Public access to the
Harbor Boardwalk is difficult to locate and largely unmarked.

To strengthen the connection between the north side of Harbor
Boulevard where many of the Harbor support facilities, such as
parking, are located, and the Destin Harbor, the 2024 Plan update
identifies near-term (0-2 years), mid-term (2-5 years) and long-
term (5+ years) strategies for the CRA Board to pursue. These

2 Harbor CRA Plan
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strategies vary from beautification
and wayfinding enhancements to
the construction of a parking garage
in the Harbor district.

The Harbor CRA Advisory Committee
(HCRAAC) identified eight key
projects in the Harbor CRA district in
the next 20 years. The HCRAAC then
reviewed and ranked the key projects
in terms of priority as well as funding
contribution. The top priority is the
design and construction of a parking
garage in the location of the current
Marler public parking lot. This
property is strategically located on
the north side of Harbor Boulevard,
about 0.2 miles from the newly
completed Captain Royal Melvin
Heritage Park on the Harbor, and
near the heart of commercial activity
in the Harbor district.

The second ranked project is the
completion of the Cross Town
Connector, a new east-west collector
roadway north of Harbor Boulevard.
This will provide a much-needed
alternate east-west route through
the City to help alleviate congestion
on U.S. Highway 98 (Harbor Blvd.).

The third ranked project is the land
acquisition and design related to
Phase Il of the Harbor Boardwalk.
This segment of boardwalk is
proposed to continue west around
the point of Destin, north up to
Clement Taylor Park. The City recently
acquired the waterfront property
located at 1 Calhoun Avenue, which
will serve as a gateway into the
Harbor district given its location at
the western point of the City. It's
important to note that while all of
the key projects are important, they
may be implemented using a variety
of funding mechanisms rather than
just CRA revenue, such as a future
mobility fee.

LEGEND

Parking Garage (Marler Street)

=
L

Completion of the Cross Town
Connector

Lapd Acquisition and Design retated
to Harbor Boardwalk Phase 1l

D
)
I ‘ | Sidewalk/Bike Lane Improvements

5 Harbor Boardwalk Safety
Improvements

"| Parking Deck {Zerbe Street)

7 Harbor Boardwalk East Extension

a Intersection Improvements

Beach Driye

Benning Drive

Figure 1 - Projects for Harbor CRA

The following pages present the Harbor CRA Plan through four primary sections. The first section provides
an analysis of the existing conditions of the district for land use, transportation, parking, and stormwater
management. The second section includes a discussion of the overarching issues and goals for the Harbor
District. The third section provides a detailed list of key projects, their recommended prioritization, and
planning-level cost estimates. The last section includes details related to the implementation of the Plan
and a detailed breakdown of the finances of the CRA, including encumbered and forecasted revenue
through the duration of the Harbor CRA, which is set to expire in 2043.
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6 Harbor CRA Plan

INTRODUCTION

I —————
BACKGROUND

The City in 2003 identified the Harbor district as a redevelopment
area in Destin. The Harbor district at that time was envisioned as
the principal tourist and business corridor within the City. That
vision has become reality, and the district continues to be viewed
that way today. Throughout the revitalization process, which
began when the Harbor CRA district was established, the City
and community have shown their commitment to addressing
and/or mitigating the constraints or conditions associated with
site and/or structure deterioration, economic decline, inadequate
street layout, harbor and bay access, transportation and parking
facilities, functional deterioration or obsolescence and other
conditions of “blight” as described in the Harbor Finding of
Necessity Report. The 2024 Plan update entailed an evaluation
of the existing plan; physical conditions of the district; and a
refresh of the goals, projects and strategies needed to maintain
this vision of the Harbor.

The City’s approach to the Harbor CRA Plan update is to focus on
a foundation of public engagement and current data. Based on
that information, the Harbor CRA Advisory Committee identified
public projects and initiatives which would then help foster the
goals for the Harbor district, while simultaneously encouraging
participation from the private sector. These projects and initiatives
may be funded through tax increment revenues derived from
the Harbor district, other City-revenue sources such as a future

mobility fee, public-private partnerships, as well as State and Federal funding opportunities, which are
explained further in the Implementation and Financial Plans.

While the original vision of the Harbor becoming the economic center of the City has been realized
since the CRA district’s establishment, the increase in development and commercial activity over the last
21 years welcomes new challenges related to the Harbor district. The Harbor CRA Advisory Committee
updated their original vision with new direction for investment in the Harbor CRA district. All new
investments in the district with CRA dollars should support one of the following goals: getting to and
traveling within the Harbor district, getting safely across U.S. Highway 98, and getting down to the
Harbor Boardwalk.

The 2024 Plan update focuses on the existing conditions of the Harbor district and updated public
improvement projects designed to implement the three new goals mentioned above. For the plan
to adequately address the needs of the district, the issues of vehicular, non-vehicular and pedestrian
transportation, parking, and waterfront accessibility are explored further throughout this document.

FINDING OF NECESSITY OVERVIEW

The Finding of Necessity Report dated May 23, 2003 studied the physical, economic and regulatory
conditions of the Harbor district for potential causes of “blight” which would demonstrate the need for
a Community Redevelopment Area to be established. If conditions of blight were found to be present,
that would allow the City to utilize tax increment financing to fund projects that specifically are aimed
at eradicating the blight described in the Finding of Necessity Report.

At the time of this report, a two-step process was used to determine if blight was present. First, the
study area must contain “a substantial number of deteriorated, or deteriorating structures, in which
conditions, as indicated by government-maintained statistics or other studies are leading to economic
distress or endanger life or property.” The report confirmed that a large portion of commercial buildings
were “functionally deteriorated, rendered obsolete by the constraints of site, structure placement, access,
residential platting adapted to commercial use, and insufficient parking.” Due to those conditions
observed on commercial properties, the first criterion of establishing blight was met.

The second step required that two or more of the fourteen factors which contribute to blight listed in
the Florida Statutes be present in the study area. After an analysis of the district, six of the fourteen
factors were found to be present in the Harbor area. The following list includes the factors found to
contribute to blight in the Harbor CRA district, and a brief explanation for each one.

1. Predominance of defective or inadequate street layout. At the time of this study, the primary
concerns related to this subject were lack of internal street connections to redirect traffic off of
U.S. Hwy 98, localized ponding within certain local roadways, absence of continuous sidewalks,
queuing onto U.S. Hwy 98 due to insufficient parking on private properties, vehicular stacking at
intersections along U.S. Hwy 98.

2. Faulty layout in relation to size, adequacy, accessibility and usefulness. Commercial lots in the
Harbor were found to be inadequate specifically in relation to their size. Due to the dimensional
restrictions of the lots, an excessive number of access points along major roadways in the Harbor
area was required. Additionally, the size of the lots put limitations on the on-site amenities required
for development, such as parking, and landscaping. Finally, there were a significant number of
properties observed south of Harbor Blvd and west of Calhoun Avenue that did not have access
to the Destin Harbor or Choctawhatchee Bay, and therefore also properties that did not have
access to the main roadways.
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3. Unsanitary or unsafe conditions. The two primary contributors to this factor were found to be
insufficient sidewalks throughout the Harbor area, and lack of connectivity between subareas of
the Harbor, which forces traffic onto the major roadways to travel locally.

4. Deterioration off site or other improvements. The combination of lack of sidewalks and
pedestrian oriented amenities, perceived traffic stacking, lack of adequate public parking, and
insufficient stormwater improvements, has resulted in a deterioration of public infrastructure
and sustainability. Additionally, many of the existing commercial improvements are functionally
deteriorated, specifically parking and access points.

5. Inadequate and outdated building patterns. The following deficiencies demonstrate the
inadequate and outdated building patterns in the Harbor at the time of the study: planned intensity
relative to the size and adequacy of platted lots, absence or deterioration of infrastructure, poor
connectivity among neighborhoods prompting the use of regional arterials for local travel, no
sidewalks, no designated public spaces, unrestricted and divided ingress and egress among
numerous commercial properties, commercial intrusion into residential areas stemming from
inadequate lot depth, poor design controls, and the absence of transitional zones that preclude
opportunities to insert buffering, and no view corridors.

6. Diversity of Ownership. The study identified the district’s diverse ownership as one of its most
pressing problems. Due to the quantity of different owners, the non-resident status for a large
portion of owners, and patterns of small lots, it will be a challenge for future developers or
investors to acquire sufficient property in the Harbor to change the established development
patterns and use.

CITY OF DESTIN | Harbor Community Redevelopment Area

:] Harbor CRA
:I Zerbe-Calhoun Historic District Overlay .
| | Harbor District Overlay \ ' '

g City Owned Parcels

T parks % :
B subiic Facilities @ _

M Kelly Blvd,

Mattie

0 2000
feet GULE SF MEXIED

Figure 2 - Boundary Map of Harbor CRA

8 Harbor CRA Plan

INTENT OF THE COMMUNITY REDEVELOPMENT PLAN

The intent of this Plan update is to serve as a framework for guiding development and redevelopment
of the Harbor Community Redevelopment Area through the lifetime of the CRA, which expires in 2043.
This Plan identifies redevelopment objectives, programs, and capital projects to be undertaken to
reverse blighting trends within the Harbor Redevelopment Area. This Plan addresses financing and
implementation strategies as well as management and administration opportunities. These strategies
will continue to be refined as they are implemented. While based on the most accurate data available,
the various strategies and costs identified in this Plan update will require additional review and action
by the CRA Board as specific projects are initiated, refined, and implemented.

The Plan’s focus is mitigation or correction of various transportation, parking, waterfront access and
safety issues documented in the Harbor Finding of Necessity Report.

The Harbor Community Redevelopment Plan describes objectives, initiatives, and a financial plan to
mitigate or correct blight factors and concludes with a demonstration of how this Plan is consistent and
complementary with the City of Destin’s Comprehensive Plan and other studies done for the Harbor
District.
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DISTRICT EXISTING CONDITIONS ANALYSIS

LAND USE

The Harbor CRA contains 397.3 acres of land, most of which is privately owned except for public right
of way, city-owned parcels, and parks. The district also includes the Zerbe-Calhoun Historic District,
which is north of U.S. 98 and west of Stahlman Avenue. This district is home to several civic buildings
and parks including Clement Taylor Park, Captain Leonard Destin Park, Destin Community Center, and
Destin Library. Land uses are primarily commercial in nature along U.S. 98 and the Harbor. The highest
intensity land uses are concentrated along the Harbor and U.S. 98. The intensity of development tapers
moving northward from U.S. 98. Lower density residential uses become more common along and north
of Azalea Drive and within the Zerbe-Calhoun Historic District on the west side of the Harbor CRA.

Table 1 below shows the number of acres by land use type in the Harbor CRA. This is based on the future
land use for each parcel as of January of 2023. Some parcels are vacant or undeveloped despite being
designated for a specific use. There are about 31 undeveloped acres within the CRA and the average
vacant parcel size is 0.36 acres.

Table 1 - Land Uses in the Harbor CRA District

Land Use Acres Percent
Residential - Low Density 48.0 12%
Residential - Medium Density 31.0 8%
Residential - High Density 11.6 3%
Mixed Use 148.4 37%
Commercial 41.2 10%
Industrial 0.0 0%
Residential, Office, and Institutional 12.3 3%
Institutional 23.0 6%
Recreational 79 2%
Public Right-of-Way 73.9 19%
Total 397.3 100%

10 Harbor CRA Plan
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The Future Land Use Map and table below provides more detail on where these uses
are allowed within the Harbor CRA and what each designation’s limitations are for

density, height, floor area ratio, and open space.

CITY OF DESTIN | Harbor Community Redevelopment Area
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Figure 4 - Future Land Use Map for the Harbor CRA as of March 2022
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Table 2 - Land Uses Limitations in the Harbor CRA District

Max. Max. Min.
Density Max. Nonresidential Open
SRS (units/ Height Floor Area  Space
acre) Ratio (%)
Bay Estates | 6.23 Single-Family Residential 2.90 |35'/3 stories N/A 25
Low Density . , , . , :
Residential 41.80 | Single-Family Residential 5.81 | 35'/3 stories N/A 25
Medium Single-Family Residential 5.81 | 35'/3 stories N/A
Density 31.02 25
Residential Multi-Family Residential 9.90 |35'/3 stories N/A
High Single-Family Residential 9.90 |30'/3 stories N/A 30
Density 11.64
Residential Multi-Family Residential 16.90 |50'/4 stories N/A 25
Single-Family Residential 9.90 |35'/3 stories N/A
Residential, - - - - -
Office 12.34 Multi-Family Residential 12.00 |[50/4 stories N/A o5
Instituti | i .
nstitutiona All other permitted N/A | 3573 stories 0.5
nonresidential uses
Institutional | 23.00 | Institutional uses permitted | N/A | 35'/3 stories 0.5 25 TRANSPORTATION KEY ISSUES
Single-Family Residential 6.00 |35'/3 stories N/A The Harbor CRAdistrict has a fairly well-connected street network, « Missing sidewalk
Calhoun _ . _ _ , _ which is good for all modes of travel. However, there are some gt Azal
Mi?( :n 593 Multi-Family Residential 12.00 | 50'/4 stories N/A 25 key gaps, particularly in the pedestrian and bicycle network, and Seégments on Azalea
ed Use All other permitted ) _ a few strategic connections would provide for better east-west Dr, Mountain D_r'
nonresidential uses N/A | 50'/4 stories 0.5 connectivity, which could help alleviate congestion on U.S. 98. Calhoun Ave, Sibert
: : . , : This section summarizes the key issues, pulling from information Ave, Stahlman Ave,
Calhoun Single-Family Residential 9.00 | 3573 stories N/A the City collected and analyzed during the development of a and Benning Dr
Mixed Use - | 17.76 | Multi-Family Residential | 12.00 |50'/4 stories N/A 25 Mobility Plan in 2023 and 2024.
i - « Missing bicycle
Village All othgdr perrrlntted N/A |50/4 stories 0.5 Among the key transportation issues within the Harbor CRA facilitiegs ony
nonresidential uses district are missing sidewalks and bicycle facilities. Figure 5 Stahlman Ave. Sibert
Single-Family Residential 9.00 |35'/3 stories N/A below depicts missing sidewalk segments within the Harbor A dA II D
North ) ) ) ) , ) CRA district on Azalea Drive, Mountain Drive, Calhoun Avenue, VE, an zalea Lr
Harbor 56.91 | Multi-Family Residential 24.00 | 507/4 stories N/A 25 Sibert Avenue, Stahlman Avenue, and Benning Drive. Collector _ .
Mixed Use All other permitted N/A | 7576 stori 15 streets with bicycle facility gaps include Stahlman Avenue, Sibert » Vehicular congestion
nonresidential uses stonies : Avenue, and Azalea Drive. Correcting these deficiencies is a
. e . . , . focus of the City's Mobility Plan and are also important for addressing the original “blight” condition of
South Single-Family Residential 2900|3073 stories N/A inadequate street layout and unsafe conditions, both of which contributed to the finding of necessity
Harbor 6774 | Multi-Family Residential 24.00 |50'/4 stories N/A o5 for the CRA district.
Mixed U i
ixed Hse Al othgdr petrnr;ltted N/A [ 75/6 stories 1.5 Vehicular congestion is another significant issue, which is also connected to defective or inadequate
nonresidentia’ uses street layout. The 2003 Harbor Community Redevelopment Plan stated that “the absence of satisfactory
Recreation | 7.86 Recreation Uses N/A [ 35/3 stories 0.2 25 internal connections forces local traffic onto US 98, which adds unnecessary and potentially dangerous
] . . 1.00 trips to this arterial road.” While FDOT and the City have made transportation improvements to address
Commercial Nonre5|dgntlal except per _ thisissue, the layout of streets pushes much of the vehicular trafficonto U.S. 98. The Crosstown Connector
Trades and | 41.22 for custodian or night- devel- |3°73 stories 1.30 25 project, which is a priority of the City, would create a more seamless and consistent connection among
Services watchman residence opment Azalea Drive, Legion Drive, and Airport Road to create a viable alternative to U.S. 98 for east-west trips.
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HARBOR CRA PLAN | Bicycle and Pedestrian Facilities
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Figure 5 - Bicycle and Pedestrian Facilities Gap
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The table below lists traffic volumes for the PM peak hour and recent changes to volumes for arterial

and collector roadways within the Harbor CRA district.

Table 3 - Traffic volumes for arterial and collector roadways

Level of service is a quantitative measure of how well vehicle traffic flows on a roadway segment. The
LOS describes roadways using a letter from A to F to describe performance, with A indicating the best
performance and F the worst. It is important to note that the A to F letters do not necessarily indicate
desired performance. A LOS of A is often not feasible, cost effective, or even desirable given other
competing transportation or societal goals. As FDOT states in its Quality/Level of Service Handbook,
“transportation professionals widely consider LOS D for the automobile mode an acceptable condition,
and this threshold is often used as a design condition in urbanized areas.” Therefore, LOS D is the
standard for performance of the state-maintained U.S. 98/Harbor Boulevard.

The vehicular level of service for an arterial roadway segment is based on the volume-to-capacity (v/c)
ratio. The v/c ratios for 2011, 2016, and 2021 on Destin’s only arterial roadway (U.S. 98) are shown in
the table below. These tables are color coded to show how each segment has performed over time. A
v/c ratio under 1.0 indicates this segment is meeting the LOS D standard. A v/c ratio of more than 1.0
indicates the segment is not meeting this standard. Green is meeting the standards, yellow is near the
standard limit, and red is failing (does not meet the standards).

Table 4 - Level of Service for US Hwy 98
US 98 Segments - Volume to Capacity LOS 2021 2016 2011

US Hwy 98 between Marler Bridge and Stahlman Avenue 1.03 0.92 0.91

US Hwy 98 between Benning Drive and Beach Drive 1.00 0.93 1.05

E

US Hwy 98 between Stahlman Avenue and Benning Drive |D 0.97 0.88 1.00
E
E

US Hwy 98 between Beach Drive and Main Street 1.01 0.95 1.03

None of the City's collector roadways fall beneath the LOS D standard, as shown in the map below.

HARBOR CRA PLAN | Roadway Level of Service
oo

[C =l

Legend

Level of Service Grade

Roadway From To 2021 2017 % Change
U.S. 98 Marler Bridge Stahlman Ave 3,282 3,075 7%
Stahlman Ave Benning Dr 2,909 2,505 16%
Benning Dr Beach Dr 3,255 2,815 16%
Beach Dr Main St 3,279 2,841 15%
Azalea Drive Stahlman Ave Benning Dr 587 524 12%
Benning Drive U.S. 98 Kelly St 398 269 48%
Calhoun Avenue |[U.S. 98 Kelly St 501 351 43%
Legion Drive Benning Dr Beach Dr 609 509 20%
Beach Dr Main St 1,098 1,226 -10%
Mountain Drive Stahlman Ave Benning Dr 592 536 10%
Benning Dr Beach Dr 466 633 -26%
Sibert Avenue Calhoun Ave Kelly St 580 324 79%
Stahlman Avenue |U.S. 98 Kelly St 762 714 7%
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Figure 6 - Level of Service for Arterial and Collector Roadways

! Florida DOT 2020 Quality/Level of Service Handbook.
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While vehicular LOS is an important measure of each street's congestion,
Destin’s streets do much more than move vehicles. They are an important
part of the public realm and it is vital that they are safe and inviting for all
users. Streets within the Harbor CRA are also evaluated against LOS standards
for pedestrian, bike, and transit modes. New development within designated
multimodal transportation districts (MMTDs) are required to contribute
towards achieving the adopted multimodal level of service (MMLOS) standards
for collector roadways, which is LOS C for both bicycle and pedestrian modes.
The Harbor CRA is within an MMTD, so this standard applies for its collector
roadways.

PARKING

Parking is needed to support Destin’s economy. Tourists and people that
travel to Destin for work each day depend on parking. However, parking also
brings negative effects that the City should work to minimize. Large expanses
of pavement contribute to stormwater runoff and flooding, and dedicating
extensive land to surface parking reduces land that could otherwise be used
for shops, restaurants, parks and open space, or other compatible uses for the
area that make Destin a desirable place. Parking should be provided efficiently
so that it does not degrade the quality of place and quality of life that people
in Destin value. This section outlines key parking issues and solutions.

The City in 2016 studied the supply and demand for parking spaces in the
Harbor CRA district. This study yielded an inventory of spaces — private and
public — within the district and found there were 5,959 parking spaces with
2,846 spaces (48 percent) located on the north side of Harbor Boulevard and
3,113 spaces (52 percent) located on the south side. There were 722 parking
spaces (13 percent) serving residential uses and 5,187 parking spaces serving
non-residential land uses (87 percent) at the time. The majority, 94 percent, of
the parking spaces were within privately owned lots.

The study compared the supply of

parking with parking demand, which b
was estimated using existing land use

data and the parking requirements

outlined in the City of Destin Land

Development Code (LDC). This

analysis found a significant surplus -
of parking north of U.S. 98, but a

shortage of non-residential parking

south of U.S. 98 of up to 420 spaces.

While the destinations on the south

side of U.S. 98, such as the Harbor

Boardwalk, are close to parking on

the north side, the width of U.S. 98

and speed of vehicles traveling along

the highway make it challenging for

people to cross on foot or any other

non-vehicular mode of travel.

There are four designated pedestrian
crosswalks along U.S. 98 in the
Harbor District that serve to help
pedestrians travel from parking lots
to destinations on the south side of
the road. These are located at Melvin
Street, the Marler Street Parking
Lot, Palmetto Street, and Stahlman
Avenue. However, the wait time to
cross at these locations can be long,
which hinders the City's efforts to
encourage people to park on the
north side of U.S. 98 and walk to final
destinations. Among the strategies
identified by the City in 2017 for
addressing the parking supply and
spatial mismatch issues were the
following:

1. Increase total number of available public parking spaces for residents and visitors within the
Harbor CRA District.

2. Create better functioning parking lots and access drives that minimize pedestrian-vehicle conflicts
and reduce traffic congestion by reducing recirculation traffic seeking parking spaces.

3. Once sufficient parking is increased north of Harbor Blvd, decrease number of parking spaces
necessary south of Harbor Blvd to allow for highest and best use of harbor front properties.

4. Enhance wayfinding to public parking destinations.

5. Connect the Boardwalk to the north side of Harbor Blvd. to safely access additional public parking.
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There are four public parking lots in the Harbor CRA:

e Marler Street: This lot sits between U.S. 98 and Mountain Drive. It has 146 spaces.

e Destin Community Center: This lot serves the Community Center at the intersection of Zerbe
Street and Stahlman Avenue. It has 86 spaces.

e Zerbe Street: This lot is at the corner of Zerbe Street and Sibert Avenue. It has 51 spaces.

« Destin Library: This lot serves the library on Sibert Avenue. It has 64 spaces. However, these spaces
are only available after library hours.

The City has identified both supply and demand solutions to the parking challenges of the Harbor CRA
District. On the demand side the City in 2019 increased the cost of parking from $1 for the first hour and
50 cents for every additional hour to a flat rate of $5 for 24 hours. Prior to 2017 there was no cost to
park in the public lots. The pay-to-park policy has helped optimize parking, making it easier for visitors
to find a space. The City also identified opportunities to expand the supply of public parking spaces
in the Harbor CRA District. Destin added spaces on Sibert Avenue behind the Community Center and
IS considering a project to convert surface spaces in either the Marler Street or Zerbe Street surface
parking lots into a multi-level parking structure.

There are additional opportunities to reduce demand for vehicular parking. These strategies would
include services such as a circulator shuttle, new shared-use paths and crosswalks, and shared parking
among adjacent properties with different peak parking demand. These strategies can help shift people
from driving to other modes, and to make the most efficient use of existing surface parking.

STORMWATER FACILITIES

The Harbor CRA has extensive impervious surfaces, which increase stormwater runoff volumes and
affect water quality. Stormwater runoff is the leading cause of localized flooding and water quality
concerns. The solutions for addressing stormwater include infrastructure such as pipes, culverts, and
conveyances, which help manage surface runoff to protect property and prevent pollution.

The City's Comprehensive Plan recognizes the effects of stormwater runoff on the Harbor and calls for
improving water quality by implementing stormwater best management practices to remove suspended
solids and nutrients from runoff entering the Harbor and other receiving water bodies (objective 4-4.1).
The City’s 2021 Stormwater Master Plan Update looked at the Harbor in detail to identify projects
that can help address runoff and improve water quality. A pair of issues and associated improvement
projects are listed below.

» Erosion and flooding issues in the vicinity of the Zerbe Street and Sibert Avenue intersection.
The recommended improvement is a new culvert along Sibert and Zerbe to collect and treat
stormwater in this area at an estimated cost of about $73,000.

» Flooding along Reddin Brunson Road and adjacent roadways due to a lack of roadside swales and
stormwater conveyance. The recommended improvement is purchasing a property along Reddin
Brunson Road for construction of a detention pond at an estimated cost of $410,000.

The Stormwater Master Plan also recommended the City adopt a stormwater utility fee, which would
provide funding to replace aging stormwater infrastructure. The system is aging and in need of frequent
and costly repairs. These repairs are the City’s responsibility, and the fee would provide a steady source
of funding for upgrades and repairs to existing stormwater facilities.
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STRATEGIC APPROACH TO THE HARBOR DISTRICT

The existing conditions of the Harbor district discussed above point to key issues and opportunities
that exist within the district. This section describes those issues and opportunities identified in detail,
as well as strategies to achieve the overall goal outlined in the original Harbor CRA plan, which states
“to be redeveloped as an easily accessible, economically sustainable and attractive waterfront-oriented
district that provides safe transportation, pedestrian and recreation facilities in a manner that promotes
a favorable identity for the City of Destin.” This section expands this goal further, by indicating the areas
that should be strengthened by redevelopment initiatives, financial incentives, and public improvements.
Additionally, the projects included in this plan, and other investments in the Harbor district, can work
together to achieve the City’s goals.

ISSUES AND OPPORTUNITIES

Conditions in the Harbor district have improved during the last 20 years, and is viewed today as the
economic heart of the City. Additionally, the Harbor Boardwalk has become a popular and cherished
destination for locals and tourists alike. Building on the success of the Boardwalk is an effective way for
the City to achieve its goals for the Harbor.

A key need for the Harbor CRA district is better access to the Boardwalk. There are a few distinct issues
that affect access, which are summarized below.

1. Getting to the Harbor District — U.S. 98 is the City’s most congested transportation facility. This
congestion at times is a deterrent to locals and tourists traveling to the Harbor district. The City
has few alternatives to U.S. 98 for east-west through traffic. As such, this traffic blends with local
traffic that is using U.S. 98 to access destinations in the Harbor district.

2. Getting Across U.S. 98 — Pedestrian access and safety are key issues in the Harbor district. The
multi-lane roadway is wide and vehicles often travel at a high rate of speed, which makes crossing
the roadway difficult on foot, bike, or using a mobility device such as a wheelchair. Florida DOT
has installed signalized pedestrian crossings of U.S. 98 within the Harbor district, which helps
address the need. Yet pedestrians can face long waits to cross at these locations, and along much
of U.S. 98 the sidewalks and streetscape are not designed for pedestrian comfort.

3. Getting to the Harbor Boardwalk - Once across to the south side of U.S. 98 people still face
some challenges accessing the Harbor Boardwalk. Access is provided largely through parking
lots and businesses on private properties. However, the new Royal Melvin Heritage Park marks a
significant improvement, providing an inviting and central public access point to the Harbor. Yet
visibility of the Harbor Boardwalk from U.S. 98 is obstructed in many places by buildings, slopes,
and vegetation. Signage directing people to the Harbor Boardwalk is lacking in many areas. And
the sidewalks on parts of U.S. 98 are narrow and lack significant buffers to the fast-moving traffic
on U.S. 98. These issues underscore the importance of creating a stronger physical and visual
connection from U.S. 98 to the water.

By improving access to the Harbor district and the Harbor Boardwalk the City can increase the economic
and recreational value of this unique asset while enhancing pedestrian safety on U.S. 98. There are
several strategies for the CRA to consider, some of which are already included as projects in the Plan,
while others merit consideration for implementing through other avenues, such as the City’s draft
Mobility Plan (adoption is anticipated in Fall 2024).
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MAIN GOALS

1.

Make it easier to get
into and park in the
Harbor District

. Make it easier for

pedestrians to get
from the north side
of U.S. Highway 98 to
the south side of U.S.
Highway 98

. Make it easier to get to
and enjoy the Destin
Harbor and Harbor
Boardwalk

20 Harbor CRA Plan

STRATEGIES

In March of 2023, the Committee identified the two primary
themes of the Harbor CRA's overall vision for improvement as
connectivity and safety. These themes apply to all the issues
and opportunities already discussed including vehicular and
pedestrian travel and access, and the improvements and
continuation of the Harbor Boardwalk.

Throughout the process of the 2024 Plan Update, the Harbor
Advisory Committee further defined these themes into three
main goals related to the Harbor district that CRA funds should
be used to achieve. The goals were centered around the Destin
Harbor and explained above. First, make it easier to get into and
park in the Harbor district. Second, make it easier for pedestrians
to get from the north side of U.S. Highway 98 to the south side
of U.S. Highway 98. Third, make it easier to get to and enjoy
the Destin Harbor and Harbor Boardwalk. Taking these refreshed
goals from the Advisory Committee, the consulting team
identified key projects which would provide necessary access,
safety and connectivity for vehicles, bicycles, and pedestrians in
the district.

The CRA Plan contains several projects to address the issues
described above. The projects are described here as near,
medium-, and long-term strategies. The strategies emphasize
better connectivity within the Harbor district, better parking
options, better walkability, and improved access to and within
the district via the Cross Town Connector. Implementation of
these strategies will create more opportunities for people to
enjoy the Harbor, increase foot traffic in the area to support
businesses, and create opportunities for additional businesses
and restaurants along the Boardwalk.

Access to the Harbor Boardwalk can be improved in several
ways including an extension to the west, an extension to the

east, and new and improved access for pedestrians coming to the Boardwalk from the north. The recent
completion of Royal Melvin Heritage Park is a significant milestone that provides an instant boost to
Boardwalk access. However, there is additional infrastructure that can help make this new gateway a
popular and well used access point. These strategies can be considered as near-term, mid-term, and
long-term investments.

Near-Term Strategies (Less Than 2 Years)

« Beautification: The CRA Advisory Committee raised concerns that some roadways in the Harbor
district lack sufficient landscaping. The Cross Town Connector is an opportunity to beautify a key
roadway, create a special feel for travelers as they enter the Harbor district, and provide more
inviting conditions for pedestrians and bicyclists.

« Crosswalk Enhancements: The City should work with the Florida DOT to consider ways to reduce
pedestrian delay at the existing signalized crosswalks of U.S. 98. Long waits can discourage walking
and encourage people to cross at areas that lack signals and pedestrian refuge islands. A better
crossing experience for pedestrians can also help encourage more people to park at the Marler
Lot and use the new Melvin Royal Heritage Park to access attractions along the Harbor Boardwalk.

« Wayfinding Signage Enhancements: Clear and inviting wayfinding signage can improve access
by directing people to the most accessible and interesting pathways for accessing the Harbor
Boardwalk. It can also let more people passing by on U.S. 98 know about this great attraction.

Medium-Term Strategies (2 to 5 Years)
« Shared-Use Path from Marler Lot to the Harbor Boardwalk: The Marler Parking Lot is centrally
located and is served by a nearby pedestrian crosswalk with a pedestrian actuated signal that stops
traffic in both directions of U.S. 98. As such its potential as a central parking facility for the City is

Figure 7 - Proposed location of shared-use path from Marler Lot to the Harbor Boardwalk
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Marler Stre
Parki

Capt. Royal Melvin
Heritage Park
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high, but its present utilization is typically low. There are two strategies the City should consider
to make this a more popular parking location where people can park once and explore on foot
all the Harbor Boardwalk has to offer. First, the physical and visual connection from the Marler
Lot to the Harbor Boardwalk is lacking. The City can tackle this issue by installing wayfinding for
pedestrians and bicyclists that directs them to the best route to the Boardwalk, which is the new
Royal Melvin Heritage Park. Additionally, the City can invest in a wider shared use path that would
run from the U.S. 98 crosswalk (across from the Marler Lot) to Royal Melvin Heritage Park, which is
a distance of just less than 300 feet. The total walking distance from the Marler Lot to the Harbor
Boardwalk via the Royal Melvin Heritage Park is about 0.2 miles, well within walking distance.
More people will likely use this option if there is clear wayfinding and a much wider and safer
feeling path alongside U.S. 98. Additionally, the pedestrian signal of U.S. 98 requires pedestrians
to wait too long after pressing the push button before they are given permission to cross. The City
may be able to work with FDOT to adjust the signal timing, giving more priority to pedestrians
crossing here. This is also described as a near-term strategy in the section above.

e Intersection Enhancements: The City should also look to implement quick fix solutions at
intersections in the district so that traffic flows better, safety is enhanced, and people feel more
comfortable on foot or bike. These improvements will enhance access to the Harbor for all modes
of transportation. The City is in the process of creating a Mobility Plan that identifies a range of
potential intersection enhancements to reduce delay and enhance pedestrians safety.

Long-Term Strategies (More than 5 Years)

e Harbor Boardwalk West Extension: Extending the Boardwalk to the west would both improve
Harbor access and enhance pedestrian safety on U.S. 98. FDOT'’s plans for replacing the Marler
Bridge make this project challenging in the near term. Initially this extension could take the form
of a path that connects the existing western terminus of the Boardwalk up to Calhoun Street.
Then as the Marler Bridge is reconstructed the extension could be upgraded to have a more
consistent design to the existing Harbor Boardwalk. The westward extension could eventually
also improve access to the City’s recently completed Captain Leonard Destin Park and Clement
Taylor Park. These parks are popular destinations that provide exceptional views of the Bay. The
City also recently acquired 1 Calhoun Avenue, which regardless of development type, will be a
prominent property at the western edge of the City and support the western extension of the
Harbor Boardwalk.

e Marler Parking Garage: The Harbor district depends on parking near its most popular destinations.
While studies have demonstrated that the district has ample parking in the aggregate, there still
exist parking challenges where public parking availability is insufficient close to the most popular
destinations. As use of the Marler Lot increases the City should look at building a parking garage
at this location. In addition to providing more parking for the Harbor Boardwalk, restaurants,
and businesses on the south side of U.S. 98, a parking garage would reduce the footprint now
dedicated to surface parking, opening land for new development. The Marler Lot is a central and
accessible location that would be ideal for several civic and private uses.
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INVESTMENT IN THE HARBOR DISTRICT

Due to the changes in the Harbor district that have taken place since
the Harbor CRA'’s establishment, the main goal of the 2024 Plan
Update is to update the prioritize public improvements for the
district in the coming years, consistent with Section 163.362
of the Florida Statutes. These projects were recommended
based on the analysis of the existing condition of the
district and the goals related to the Harbor district voiced
through engagement with the Harbor CRA Advisory
Committee. This section identifies the key projects with
their recommended prioritization, cost estimate, and
other pertinent detalils.

PRIORITIZATION

Early in the process of the 2024
Plan Update, the Harbor Advisory
Committee identified the themes of connectivity and safety,
and refined those into the goals of vehicular and pedestrian
transportation and access to and within the Harbor District.
Additionally, the goals focused on the Destin Harbor, as
the main attraction and resource within the district. Taking
these refreshed goals from the Advisory Committee,
the consulting team identified key projects which would
provide necessary access, safety and connectivity for
vehicles, bicycles, and pedestrians in the district.

The Harbor CRA Advisory Committee in May 2023 provided
input on its project priorities, which resulted in the prioritized
list presented in this section. The

results of the priority exercise with
the Advisory Committee shown
below indicate generally how
the projects were ranked, and the average percentage of CRA
funding that the Committee would allocate to each project.
Where projects have the same ranking number, there was
a tie for priority. The priority order does not imply they
will be implemented in that order. The City may advance
a lower priority project faster if an opportunity arises,
such as a grant or a large development that comes along.
Some lower priority projects may also advance faster
because they have a non-CRA funding source, such as a
future citywide Mobility Fee for some of the transportation
improvements. However, prioritization is helpful for the City
and CRA to guide the investment of CRA funds over time to
implement this plan.
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HARBOR CRA PROJECT LIST & CRA FUND UTILIZATION BREAKDOWN

Percent of total projected CRA

funds allocated to project by
Projects ranked in HCCRAC during prioritization
order of priority exercise in May 2023

PARKING AVAILABILITY/PARKING DECK (MARLER STREET)
350 space structure at Marler Street lot (provides public parking for area and land for development).

COMPLETION OF THE CROSS TOWN CONNECTOR
Complete CTC with the required lighting, landscaping, buffer, sidewalk widths and pedestrian amenities
from Main Street to Stahlman Ave and Harbor Blvd.

HARBOR BOARDWALK UNDER THE BRIDGE EXTENSION
Continue the Harbor Boardwalk west under the Marler Bridge.

BIKE LANE/SIDEWALK IMPROVEMENTS
Sidewalk connections to be constructed on Sibert Ave., Zerbe St., Pine St., and Stahlman Ave. Bike facilities
to be constructed on Sibert Ave., Forest St., Stahlman Ave., and Beach Dr.

HARBOR BOARDWALK SAFETY IMPROVEMENTS
Install ladders or some other safety provision along the boardwalk. Cost varies depending on improve-
ment and frequency.

PARKING AVAILABILITY/PARKING DECK (ZERBE STREET)
350 - 600 space structure at Zerbe Street/Community Center (provides public parking for area and land
for development).

HARBOR BOARDWALK EAST EXTENSION
Continue the Harbor Boardwalk east to eastern boundary of South Harbor Mixed Use District (646 Harbor
Blvd).

INTERSECTION IMPROVEMENTS
Near term improvements such as changes to crosswalks, curbs, etc. to Stahlman Ave. at Harbor Blvd &
Zerbe St., Stahlman Ave. at Azalea Dr., and Calhoun Ave. at Sibert Ave.

20000008
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PROJECTS

The project map below identifies all unfunded key projects that were identified during the Plan Update
process, with the numbers indicating the order of priority.

Harbor CRA Project Map

L
LEGEND

1 Parking Garage (Marler Street}
2 Completion of the Cross Town
Connector
. Lapd Acquisition and Design retated
to Harbor Boardwalk Phase Il
)

Beach Driye

Benning Drive

\

Sidewallk/Bike Lane Improvements

5 Harbor Boardwalk Safety
Improvements

s‘- Parking Deck {Zerbe Street)

7 Harbor Boardwalk East Extension

Intersection Improvements

The projects identified in the above map are further described in their descriptions below. Each project
includes summary information about the project, the cost estimate, the source of the cost estimate,
and where the project or initiative is described in the Comprehensive Plan or another plan, such as the
Pathway Plan or draft Mobility Plan.

For those projects that originate from other sources, such as the draft Mobility Plan, further details may
be found within the source plan document. The utility undergrounding project is included in the list of
key projects, however, was not included in the prioritization as CRA funds have already been allocated
and approved by the CRA Board.
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Parking Garage (Marler Street)

Per the Mobility Plan, this would
be a 350 space parking deck
on Marler Street at Mountain
Drive and Harbor Boulevard.
The proposed parking garage
would not utilize the entire lot,
creating an opportunity for
additional uses of the site.

Cost Estimate

$20,799,450

J

Mobility Plan

J

Reference

Comp Plan
Policies 1-3.3.4(3);
2-1.3.17; 2-1.3.19

Completion of the Cross Town Connector

J
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Harbor CRA includes the following portions

of the Cross Town Connector:

« CC-1: Stahlman Avenue from Harbor
Boulevard to Mountain Drive (add buffer,
street trees, widen sidewalk (east side))

« CC-2: Stahlman Avenue from Mountain
Drive to Azalea Drive (reconstruct with
parking (west side), buffer and street
trees (east side), multi-use path)

+ CC-3: Azalea Drive from Stahlman Avenue
to Benning Drive (reconstruct with street
trees, lighting, multi-use path)

« CC-4: Azalea Drive Extension from Benning
Drive to Beach Drive (new segment of road
with two lanes, buffer, multi-use path)

J

Cost Estimate

$20,962,989

J

Mobility Plan

J

Reference

Comp Plan Policy
2-1.1.3

J
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Land Acquisition and Design related to Harbor Boardwalk
Phase Il (under Marler Bridge)

The extension of Harbor
Boardwalk to the west and north,
under Marler Bridge to Clement
Taylor Park, which is the northern
of the two parks off of Calhoun
Ave. This project includes
acquisition of 1 Calhoun Avenue,
which will improve access to the
Harbor Boardwalk and enable the
Phase Il extension.

Cost Estimate

$14,850,000

J
Provided by City

(Finance and
Engineering)

J

Sidewalk/Bike Lane Improvements

3
J

Comp Plan Policy
1-3.3.4(4)

J
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=
2

Bennling Drive

Harbor CRA includes the following

sidewalk and bike lane improvement

projects:

« SW-1: Sibert Avenue Sidewalk

« SW-2: Sibert Avenue Sidewalk

o SW-4: Zerbe Street Sidewalk

« SW-11: Mountain Drive Sidewalk

« BL-1: Sibert Avenue Bicycle Lanes

« BL-2: Forest Street Bicycle Lanes

« BL-3: Stahlman Avenue Bicycle
Lanes

« BL-4: Beach Drive Bicycle Lanes

J

$1,826,361

J

Mobility Plan

J

— "
J

Reference

Comp Plan Map
2-2; Pathways Plan

J
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Harbor Boardwalk Safety Improvements

Safety improvements for the
boardwalk include emergency
egress ladders and life rings
every 175 feet, plus railing.

$225,261

Cost Estimate

y,

FDOT & Unified
Facilities Criteria

y,

Reference

Comp Plan Policy
1-3.3.4(4)

J
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Parking Deck (Zerbe Street)

(

Cost Estimate

J

Per the Mobility Plan, this would
be a 625 space parking deck on $37,141,875
Zerbe Street at Sibert Avenue.
J
e
Comp Plan
Mobility Plan Policies 1-3.3.4(3);
2-1.3.17; 2-1.3.19
J
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Harbor Boardwalk East Extension

+ 15

Per the LDC, as each property
is developed/redeveloped
in the SHMU zoning district,
the developer must construct
their portion of the Harbor
Boardwalk and provide a
pedestrian easement to the
boardwalk. This ends between
646 and 654 Harbor Blvd.

U

Be'nrfin-g D|

Cost Estimate

N/A

J
LDC Section
8.09.03.A.9

<

Beach D|

Priority

Reference

Comp Plan Policy
1-3.3.4(4)

J
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Intersection Improvements

(

%

Harbor CRA includes the following intersection

improvement projects:

o IS-1: Stahlman Avenue at Harbor Boulevard
& Zerbe Street (add pedestrian refuge,
increase visibility, reduce curb cuts, extend
central medians)

o IS-2: Stahlman Avenue at Azalea Drive
(close Palmetto Street at intersection, add
crosswalks, move Azalea Dr stop line up to
Stahlman Ave)

o |S-8: Calhoun Avenue at Sibert Avenue
(enhance multimodal access between
public parking and planned boardwalk
under the bridge)

J

Cost Estimate

$278,386
J

Mobility Plan

J

-

Reference

Comp Plan Policy
1-3.3.4(5)

J

DRAFT 7.22.2024 33



Utility Undergrounding
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In partnership with Florida Power
and Light, the City has initiated
the project of undergrounding all
utilities in the City beginning with

Cost Estimate

$4,500,000

the most high-priority areas. The )
project will be completed in seven
City Finance Comp Plan Policy
Department 1-1.7.3
J Y, Y,
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IMPLEMENTATION

I —————
TOP PUBLIC IMPROVEMENTS

The subsections below further expand upon the top three ranked priorities for the Harbor CRA district
and outline implementation steps. While these projects may not be entirely implemented with CRA
revenue, or implemented in the recommended order, it should be noted that the Advisory Committee
viewed these public projects as key catalysts of improvement for the Harbor District.

Marler Street Parking Garage

Ineffective quantity and layout of public parking in the Harbor district has long been a known issue. This
project would supply a 350-space parking garage at the Marler Street public parking lot at the corner of
Highway 98 and Marler Street. By constructing this large addition of public parking, the second through
fifth blight factors would be reduced, as a key part of the parking issue in the Harbor district is related
to the commercial properties on the Harbor. Many of these businesses have a high parking demand,
and also have existing nonconforming parking lot layouts and space counts. This issue, paired with lack
of public parking and accessibility to these businesses, create unsafe conditions for both vehicles and
pedestrians. Additionally, this project is sourced from the draft Mobility Plan, and therefore there are
multiple revenue sources that may be used to fund design and construction.

Cross Town Connector

The completion of the Cross Town Connector (CTC) is an integral part of addressing the first and third
factors of blight - defective or inadequate street layout and unsafe conditions. The primary east-west
corridor traveling throughout Destin is Highway 98. As a result, this is the main stream for thru-traffic
traveling to the cities on either side of Destin, tourists traveling to the main tourist destinations located
along the water, and also local traffic traveling between points within the City limits. The CTC will provide
a secondary east-west corridor with consistent transitions for vehicles, bicyclists, and pedestrians. This
will remove some traffic from Highway 98 and help reduce vehicle congestion and points of conflict
between vehicles and non-vehicles. Similar to the Marler Street Parking Garage, this project is sourced
from the draft Mobility Plan. As such multiple revenue sources are available to fund construction.

Land Acquisition and Design Related to Harbor Boardwalk Phase Il
The acquisition of 1 Calhoun Avenue, and design and construction costs related to Harbor Boardwalk
Phase Il assist in addressing the second and sixth factors of blight by extending the boardwalk through
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contiguous properties to the west, and providing an alternate opportunity for pedestrians to access all
properties along the Harbor without needing to park directly at one specific property. As identified in
the Opportunities & Issues section above, accessing the Harbor Boardwalk is one of the key challenges
of the Harbor district. By increasing the length of the Boardwalk and adding access points in lower
traffic areas further away from Highway 98, this issue may be adequately addressed through this project.
While there is no specific plan at this time for the land recently acquired at 1 Calhoun Avenue, there are
several public uses that may be appropriate for this site, such as a gateway park to the Boardwalk, or
other accessory uses.

Due to the estimated costs of all three key projects and the revenue projections for the Harbor CRA, it
is unlikely that the revenue funds by themselves will provide the opportunity for the City to complete
many more of the identified key projects in its priority list. However, it is worth noting that some of the
remaining unfunded projects are included in the draft Mobility Plan, providing an alternate source of
funding for those projects (a proposed Mobility Fee to be considered by the City in 2024). Additionally,
there may be other opportunities such as grants available to pursue all or partial funding for the
remaining projects, such as the safety improvements for the Harbor Boardwalk. Finally, it is important
to keep in mind that the CRA revenue coming into the City may increase beyond the projected rates
due to successful development projects. For these reasons, all projects should be kept for consideration
over the duration of the Harbor CRA.

ANNUAL REVIEW

The City, in participation with the Harbor CRA
Advisory Committee and CRA Board, shall
conduct an annual review of the status of
the Harbor CRA. The review shall include
at a minimum a review of incoming
CRA revenue, use of CRA revenue
for public infrastructure, public/
private partnerships, changes

to the City's Comprehensive
Plan and Land Development

Code that may impact the
CRA Plan, and updates to all
applicable Florida Statute
sections concerning CRAs

and CRA Plan content.

NON-CRA
PLANNING OR
REGULATORY
COMPLEMENTARY
PROJECTS

There are other City
projects  currently in
progress which will
support the City’s goals and
objectives for the Harbor
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CRA. Some of these projects, such as the Mobility Plan
can supplement CRA funding for transportation related
projects. Other projects, such as the update of the Land
Development Code, will support the Harbor District by
strengthening the regulatory framework for project types
and zoning districts within the CRA. The following includes
ongoing City projects that could aid the success of the CRA
Plan:

« Citywide Mobility Plan and Fee
TheMobility Planincludesmorethan60transportation
improvements that include projects such as
sidewalk and bike path connections, intersection
improvements, and new road construction. The
estimated cost of the complete list of projects is
approximately $150 million. The projects identified
within the Harbor CRA district boundary are listed in
the updated CRA Plan, and therefore both proposed
mobility fee dollars and CRA revenue collected may
be utilized for construction costs. The anticipated
adoption of the Mobility Plan and proposed fee is
in 2024.

« Land Development Code Update
The Land Development Code (LDC) is in the process
of being updated to adequately implement all
development related policies in the Comprehensive
Plan. This includes all policies related to the Harbor CRA and zoning districts in the Harbor CRA
boundaries. Aside from this update being a major improvement for the City, and users of the
Code, this will also strengthen the regulatory framework for all future development in the Harbor
CRA District. The anticipated completion of the LDC update is in 2024.

« Town Center CRA Plan Update
The Town Center CRA Plan is currently being updated as well. Similar to the Harbor Plan, this
update includes refreshed financial forecasts, updated key projects and prioritization, and an
overall strategic plan to guide future development. This is significant to the Harbor CRA as the
two districts share the boundary of Beach Drive, and the Harbor district encompasses land directly
south of the Town Center CRA district as well. As such, improvements implemented in the Town
Center CRA may have impacts on the Harbor CRA as well.

)
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MANAGEMENT PLAN

Implementation of the Plan will require both human and financial resources. The City must assess its
person-power needs and internal funding sources to promote and market the area, review development
plans, create new regulatory frameworks, leverage investment, assist small businesses, provide for
special events, maintain financial integrity and, in general, provide day-to-day management and review.
Two key areas are highlighted for work under the management plan:

1. Responsibility for project administration.

2. Target funds for project implementation, creating marketing materials, new development codes,

and public and private project review.



MARKETING AND PROMOTION

The effectiveness of the Plan will largely depend on the perception of the Plan by the
public, prospective developers, and financial backers. Colorful illustrative materials
are necessary throughout plan implementation, such as informational materials for
CRA projects which include project renderings and illustrations. A strong citizen
involvement and public information program can only aid in the success of the
entire plan. The Harbor CRA should utilize the City social media websites to advertise
and promote progress of projects within the Harbor district, as well as involve the
community in the development of the district by sponsoring programs and events
to keep locals and tourists involved.

FINANCIAL INCENTIVES, GRANTS AND LOANS

Financial incentives may be considered to stimulate the location of new/expanding
business opportunities. These would include:

1. Public partnership with private development wherein the public sector installs
roads, water, sewer and other infrastructure necessary to make the project
feasible.

2. Establishing a Community Development District, Foreign Trade Zone,
Community Development Corporation, etc.

3. Grants and loans to businesses/property owners.

The City may offer, through the Harbor CRA, restricted matching grants and low-
interest loans to owners of business property in the Harbor CRA district. The purpose
of this financial aid is to encourage frontage improvements and major economic
development projects. The basic concepts are outlined as follows:

e Grants: Exterior beautification of private property is the initial purpose of
a grant program, which would provide funds only if they are available. The
focus is on frontage improvements, especially landscaping on private property
facing and along the public rights-of-way. A grant would not exceed 50% of
the approved project cost, with the property owner paying the remainder
(50% or more) of the cost. The maximum amount of a grant will depend upon
a determined formula. Grant applications would be evaluated and prioritized.
Highest ranking applications would be funded first.

» Loans: Economic development is the purpose of the loan program, which
would make low-interest loans only to the extent that funds are available
for that purpose. Initially, economic development loans may be made to
businesses for projects meeting certain minimum criteria, e.g. the project must
be approved by the Harbor CRA; the business must pay a significant portion
of the project costs; the project must involve construction of a new building
on vacant land; the new building must be for a new business or expansion
of an existing business; and a significant number of new permanent full-time
jobs must be created by the new business or expansion. Loan applications
would be evaluated and prioritized, with highest ranking applications to be
funded first — prioritization criteria may include such factors as: number of
new jobs created and amount of value added to the tax base.
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FUNDING EXAMPLES
The City
Non-ad valorem

assessments

Florida Department of
Transportation (FDOT)
Florida Department of
Economic Opportunity
(DEO)

Northwest Florida Water
Management District
Florida Department of
Environmental Protection
Florida Department

of Agriculture and
Consumer Services
Economic Development
Administration
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FINANCIAL PLAN

Among the most powerful tools associated with Part Il Section
163, Florida Statutes, is the availability of tax increment financing
to support a wide range of redevelopment initiatives. While
tax increment is the single source of revenue enabled through
the legislation, it is anticipated in most cases that a variety of
revenue sources will be strategically assembled to meet the
overall redevelopment objectives of this plan. When used in
conjunction with these other means of funding or financing, tax
increment, in effect, leverages the dollars that might otherwise
be available.

This section of the plan update provides an overview of Harbor
CRA funds already encumbered from capital projects (completed
or in progress), and forecasted annual revenue to be collected
throughout the life cycle of the CRA. This money will become
available to support or further the program framework generally
described in this Plan. This section also describes the funding
and financing arrangements that are the most prudent means to
support redevelopment activities.

TAX INCREMENT REVENUE FORECASTS

Estimates of prospective tax increment revenue to be generated
in the Harbor CRA district, were completed by the City of Destin’s
Finance Director with support from the consultant team. The
stream of prospective revenue is dependent on several factors,
including the pace of development which occurs in the Harbor
Redevelopment Area, the content of that development, its
assessed and taxable value, the millage levied against the taxable
base and the rate of appreciation in the existing tax base and
the level of public intervention. Together, these many variables
suggest a wide range of outcomes, all possible depending on
the specific conditions imputed into the analysis. The following
sections include both the encumbered revenue due to revenue
already earmarked for projects within the CRA district, and
forecasted revenue. It should be noted that the revenue forecasts

do not consider any future potential development, and therefore the actual revenue amounts may be
more or less than the amounts listed in the tables. As further explained in the Implementation Plan,
these forecasts should be updated on an annual basis for a better understanding of the financial status
of the Harbor CRA district.

ENCUMBERED REVENUE

The following table outlines the CRA funds already encumbered by previously issued revenue notes. The
City issued a revenue note in 2009 for $8 million. However, in 2010 the City refunded $2 million due to
a downturn in Harbor property values. The remaining balance assisted in the funding and construction
of several capital improvements in the Harbor CRA District. Looking forward, the City will initiate a
utility undergrounding project in 2024 and earmarked $4.5 million dollars of Harbor CRA funds for this
improvement to be paid over the remaining duration of the CRA. Additionally, the City in 2023 entered
into a purchase agreement for the acquisition of 1 Calhoun Avenue, for a purchase price of $9 million
dollars ($14.7 million with debt service), to be paid through 2043.

Table 5 - Harbor CRA Encumbered Revenue

CITY OF

DESTIN

Harbor CRA Encumbered Revenue

FLORIDA
Year Ir.utl.ated/Beglnmng Projects Annual Payments Completion

Principal Balance (avg)
Mountain Drive
roadway improvements,
Melvin Street drainage,

2010/$5,919,000 Harbor Boardwalk $480,000 2029
promenade, Marler
Street Parking Lot,
Harbor Boardwalk
under Marler Bridge

2024/$4,500,000 Utility Undergrounding $346,154 2043

Land Acquisition of 1
2024/%$14,764,636 Calhoun Avenue $738,232 2043
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FORECASTED REVENUE

The table below outlines the annual projected CRA revenue, operating budget, debt transfer and
ending account balance for the Harbor CRA each year through the duration of the CRA. Based on
the projections, the Harbor CRA is estimated to have approximately $3.4 million in funds at the end
of 2042. That remaining fund balance is allocated to Phase Il Harbor Boardwalk construction in 2043,
which zeroes the account balance by the expiration of the CRA in 2043. It is important to note that these
numbers are estimates, and are subject to change depending on several variables including property
values, new project commitments, refinancing opportunities, etc.

Table 6 - Harbor CRA Forecasted Revenue

CITY OF

DESTIN Harbor CRA Forecasted Revenue
FLORIDA

FY23 FY24 FY25 FY26 FY27 FY28 FY29 FY30 FY31 FY32 FY33

CRA 820,992 | 983,860 | 1,013,350 | 1,043,730 | 1,075,020 [ 1,107,250 | 1,140,440 | 1,174,630 | 1,209,850 | 1,246,130 | 1,283,490
REVENUE
OPERATING (121,761) | ©1000007 | (89,980) | (92,490) | (95,090) | (97,760) | (100,500) | (103,340) | (106,250) | (109,250) | (112,330)
BUDGET
TOTAL DEBT (479,995) | 7,878,933 | (1,191,986) | (951,239) | (979,931) [ (1,009.490) | (979,029) | (738,232) | (788,232) | (888,323) | (888,232)
TRANSFER
TOTAL 688355 | 318616 | 50000 | 50000 [ 50000 | 50000 | 110,910 | 443,969 | 759,337 | 1,007,985 | 1,290,913
BALANCE

FY34 FY35 FY36 FY37 FY38 FY39 FY40 FY41 FY42 FY43
CRA

1,321,970 | 1,361,610 | 1,402,440 | 1,444,490 | 1,487,810 | 1,532,420 | 1,578,370 | 1,625,700 | 1,674,450 | 1,724,660
REVENUE
OPERATING (115,530) | (118,810) | (122,190) | (125,680) | (129,270) | (132,960) | (136,770) | (140,690) | (144,730) | (3.745.885"
BUDGET
TOTAL DEBT (938,232) | (988,232) | (1,038,232) | (1,138,232) | (1,188,232) | (1,188,232) | (1,238,232) | (1,238,232) | (1,238,232) | (1,338,232)
TRANSFER
TOTAL 1,559,121 | 1,813,690 | 2,055,708 | 2,236,286 | 2,406,594 | 2,617,822 | 2,821,191 | 3,067,969 | 3,359,457 0
BALANCE

$9,7100,000 included in the FY 2024 operating budget for the purchase of 1 Calhoun Avenue.
2 $3,596,995 included in the FY 2043 operating budget for the construction of Harbor Boardwalk Phase Il
project.
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FUNDING SOURCES

To supplement and leverage the funds available through tax increment
revenues, the following sources can provide financial support for the
implementation of the Harbor Community Redevelopment Plan. Use of
the funds and application are a function of specific project initiatives.

« The City is an appropriate source of funds for redevelopment
planning support through its staff and consultants. These costs could
be recovered from the CRA.

* Non-ad valorem assessments could be developed and imposed
to fund the construction and maintenance of specific public
improvements and essential services. Non-ad valorem assessments
can facilitate the underlying credit for issuance of bonds or other
financial instruments for anticipated capital improvement programs.
A substantial portion of the tax increment revenues can be earmarked
to offset or buy down such special assessments.

« The Florida Department of Transportation (FDOT) has a number of
programs that could contribute funding for redevelopment efforts
involving state highways. These programs are administered through
the Department’s new grant management system Grant Application
Process or "GAP".

« The Florida Department of Economic Opportunity (DEO) sponsors
grant programs providing financial assistance to local governments
through Community Services Block Grants (CSBG).

« The Northwest Florida Water Management District may provide
technical assistance in the design of stormwater improvements.

» The Florida Department of Environmental Protection has a number
of sources that may be used in the acquisition and development of
recreation and open space facilities.

« The Florida Department of Agriculture and Consumer Services Urban
and Community Forestry Matching Grant program offers financial
support for tree planting and urban forestry programs.

» The Economic Development Administration of the U.S. Department
of Commerce provides funding for public work works projects that
create permanent jobs or construction jobs through the Grants and
Loans for Public Works and Development Facilities Program through
the Public Works Impact Projects Program.

Many of the sources listed also provide technical support for redevelopment
initiatives. In addition to these State and Federal sources, there are also
other City funding sources that may be utilized in conjunction with CRA
funds, such as development impact fees, and the forthcoming mobility fee
(anticipated adoption 2024).
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APPLICATION OF SOURCES

Tax increment revenue by itself will be insufficient to fund or support the
range of initiatives identified as project priorities in this Plan update. The
projected revenues available point to the need to secure and to apply other
sources of money(ies) if all program goals are to be achieved. The most likely
scenario is a combination of increment and special assessments targeted
to properties and structures most benefited by planned improvements.
The use of funds unrelated to tax increment or assessments would be
applied to projects or activities for which specific dollars may be available.

Some projects are more suited to the use of tax increment revenue than
others. Generally, these revenues should be preserved to leverage other
dollars, that they be applied to truly public facilities or services, that they
be used for assemblages, and/or that they comprise a source of incentives
for projects deemed most commensurate and supportive of the overall
plan. Within these broad categories might be considered the acquisition of
substandard or well-located parcels that might fulfill some stated purpose,
the financial support of parking or like facilities, and the direct support of
as yet specified private projects if needed or desired.

THE REDEVELOPMENT TRUST FUND

Once the Harbor Redevelopment Plan was adopted by resolution 03-
07, the City of Destin established a Redevelopment Trust Fund through
Ordinance 03-01. The trust fund receives all tax increment money, grants,
gifts, or profits generated by redevelopment activities in the Harbor CRA.

The annual funding of the redevelopment trust fund will result from
additional incremental taxes collected in the Redevelopment Area by
Okaloosa County and the City. Such increment will be determined annually
in an amount equal to 95 percent of the difference between:

1. The amount of ad valorem taxes levied each year by the County,
exclusive of any amount from any debt service millage, on taxable
real property contained within the geographic boundaries of a
community redevelopment area; and

2. The amount of ad valorem taxes which would have been produced
by the rate upon which the tax is levied each year by or for the City
and County, exclusive of any debt service millage, upon the total of
the assessed value of the taxable real property in the community
redevelopment area as shown upon the most recent assessment roll
used in connection with the taxation of such property by the City
and County prior to the effective date of the ordinance providing for
the funding of the trust fund.
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LEGAL AND REGULATORY ISSUES

I ——————————— . .
REDEVELOPMENT POWERS

The City of Destin Resolution 98-09 established the Destin Community Redevelopment Agency, pursuant
to Section 163.356, Florida Statutes. The Community Redevelopment Agency is authorized to exercise all
of the powers conferred by Section 163, Part Ill, Florida Statutes, which are necessary and convenient to
carry out and effectuate the purposes of the Harbor Community Redevelopment Plan. The Community
Redevelopment Agency appointed a Harbor CRA Advisory Committee through Resolution 03-14 to
assist the Agency in evaluating redevelopment initiatives and carrying out redevelopment activities in
the Harbor CRA.

DURATION OF THE PLAN

The redevelopment initiatives and work program described in the Harbor Community Redevelopment
Plan funded through tax increment revenues must occur within 40 years after the fiscal year in which
this plan is approved or adopted, which is the time certain for completing all redevelopment financed
by increment revenues. The Harbor CRA Plan was originally adopted on June 2, 2003 through Resolution
03-07 for a period of 40 years. As the Harbor CRA Trust Fund was established through Ordinance 03-
01-CRA on June 16, 2003, all redevelopment initiatives and projects financed by CRA revenue must be
completed by June 16, 2043.

PLAN MODIFICATION

The Harbor Community Redevelopment Plan may be modified in a manner consistent with Florida
Statutes 163.361. If the City of Destin Community Redevelopment Agency deems that the Harbor
Community Redevelopment Plan be amended, it shall make a recommendation to the City Council. All
future amendments shall follow the notice and public hearing requirements listed in Florida Statutes
163.361.
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SEVERABILITY

If any provision of the Harbor Community Redevelopment Plan is held to be unconstitutional or
otherwise legally infirm, such provisions shall not affect the remaining portions of the Harbor Community
Redevelopment Plan.

SAFEGUARDS, CONTROLS, RESTRICTIONS, OR COVENANTS

All redevelopment activities undertaken in the Harbor Redevelopment Area must be consistent with this
Plan, the City’'s Comprehensive Plan and applicable land development regulations; all redevelopment
plans will undergo review by the City.

Issues concerning restrictions on any property acquired for redevelopment purposes and then returned
to use by the private sector will be addressed on a case-by-case basis to ensure that all activities
necessary to perpetuate the redevelopment initiative are advanced in a manner consistent with this
Plan and any amendment thereto. Throughout the redevelopment process for the Harbor CRA district,
any restrictions or covenants shall run with the land regardless of transfer of ownership or private use
for the period of time the City deems necessary.

RESIDENTIAL USE ELEMENT

As there are currently residential uses in the Harbor CRA district, but no moderate- or low- income
housing units, an element of residential use is required per F.S. 163.362(8). Previously, a Neighborhood
Impact Statement (NIS) was included in the CRA plan, however State regulations now only require an
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NIS if moderate- or low-income housing is present in a redevelopment
area. As required by the Comprehensive Plan (Policies 3-1.1.1 —
3-1.1.3), the City is currently in the process of incorporating strategies
into the Land Development Code which incentivize the development
of moderate- and low-income housing units when a planned unit
development is proposed. This strategy will support the City's overall
goal of providing an adequate ratio of housing units for residents and
workers that support the local economy. The City will coordinate with
the State Departments of Health and Children and Family Services, the
West Florida Regional Planning Council, and the Fort Walton Beach
Housing Authority as well as other appropriate agencies to improve
the overall affordable housing stock regionally, but specifically within
the Harbor CRA.

The intent of the Harbor Community Redevelopment Plan centers on
the revitalization of the tourist commercial area, enhancing the safety
within the corridor and providing public access to the harbor. The
redevelopment envisions substantial capital improvements relating to
the right-of-way, harboraccess, parking and recreational facilities. There
is limited permanent residential use within the Redevelopment Area.
The displacement of permanent residents is not foreseen; however,
the City shall assist any person who is required to relocate from their
property due to City acquisition of property for public purposes by
locating other housing facilities available as replacement dwellings, as
required by Comprehensive Plan Policy 3-1.7.2. The City shall assess
the degree of displacement which may occur when planning future
land acquisition and shall not be responsible for displacement because
of county, state or federal actions. The CRA shall follow the relocation
policies and procedures established by the Federal Department of
Housing and Urban Development when Federal dollars are involved.

Existing residential properties may be temporarily impacted during the
construction of any improvements. Impacts may include construction
detours, noise and dust. Impacts are expected to be minimal while the
benefits of redevelopment activities will be of long duration, adding
greatly to the quality of life by providing a safe and attractive area that
has adequate waterfront access, sidewalks, recreation, parking and
other needed infrastructure improvements.

COMPREHENSIVE PLAN CONSISTENCY

The 2024 Plan Update is determined to be consistent and comply
with the City’s adopted Comprehensive Plan, including the Future
Land Use Map (FLUM), and the goals, objectives and policies of all
the elements. Any amendments to the Comprehensive Plan which will
impact the Harbor CRA Plan should result in an update to the Plan as
well, consistent with Florida Statutes 163.361. A detailed table outlining
the existing Comprehensive Plan policies directly related to the Harbor
CRA and their implementation in the updated plan is included in the
Appendix.




APPENDICES

APPENDIX A: LEGAL BOUNDARY DESCRIPTION OF CRA

A parcel of land lying and being in unsectionalized township 2 South, range 22 West, City of Destin,
Okaloosa County, Florida, being more particularly described as follows:

Commence at the Southeast Corner of Sandpiper Cove Phase | as recorded in Plat Book 1 Page 146 of
the Public Records of Okaloosa County, Florida, thence proceed along the approximate mean high water
line of Destin Harbor N-78°46'39"-W, 420 feet to the Point Of Beginning (POB). Thence N-13°49'-E, 493
feet to the South Right Of Way (ROW) of U.S. Highway 98 East, thence westerly along U.S. Highway 98
East to the intersection of Beach Drive, thence Northerly along Beach Drive to the Southeast corner of
Sea Hills Third Addition as recorded in Plat Book 5 Page 104 of the Public Records of Okaloosa County,
Florida, thence follow the South boundary of Sea Hills Third Addition, N-82°10'54"-W, 1048.41 feet,
thence South, 24.88 feet, thence West, 139.75 feet, thence North, 130.4 feet to the South ROW of Legion
Drive, thence Westerly along Legion Drive to the South intersection of the centerline of Benning Drive,
thence Southerly to the North extension of the ROW line at the intersection with Azalea Drive, thence
Northwest along the North ROW to the Southwest corner of Etretat Subdivision as recorded in Plat
Book 10 Page 6 of the Public Records of Okaloosa County, Florida, thence North, 114.49 feet to the
Southeast corner of Gulf Manor First Addition as recorded in Plat Book 8 Page 9 of the Public Records
of Okaloosa County, Florida, thence N-76°9'22"-W, 720.19 feet, thence N-0°05'50"-W, 51.44 feet, to the
Southeast corner of Ridge Wood Manor as recorded in Plat Book 12 Page 69 of the Public Records of
Okaloosa County, Florida, thence N-76°07'54"-W, 955 feet, thence N-50°23"11"-E, 124.12 feet, thence
N-39°41"11"-W, 307.92 feet, thence N-50°20'52"-E, 800 feet to the South ROW of Pine Street, thence
Northwesterly along the South ROW of Pine Street to the West ROW of Calhoun Avenue, thence
Southwesterly along the West ROW of Calhoun Avenue to the Northwest corner of lot 14, Moreno Point
Military Reservation as recorded in Plat Book 26 Page 172 of the Public Records of Okaloosa County,
Florida, thence N-59°05'37"-W, 468.3 feet to the approximate high water line of Choctawhatchee Bay,
thence Southwesterly along the approximate high water line to Destin Harbor thence easterly along the
approximate high water line to the POB; said parcel contains 397.34 acres more or less.*

*Note: Acreage will vary depending on actual mean high water level and shoreline conditions at time
of survey.
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APPENDIX B: FINDING OF NECESSITY REPORT (2003)

Determining if blight conditions exist within a Redevelopment Area is the first step in ascertaining an
area's appropriateness as a community redevelopment area. The Harbor Finding of Necessity Report
describes the various physical, economic, and regulatory conditions within the Harbor Redevelopment
Area that potentially are associated with blight or its causes and discusses the need for a community
redevelopment area. Based on this analysis, there is a conclusion that there are blighted conditions
within the Redevelopment Area, and that the repair, rehabilitation, and/or redevelopment of such areas
is in the interest of public health, safety, and welfare.

A resolution adopted by the local governing body finding that such conditions exist is the required
first legal step in initiating the full redevelopment regime envisioned under Section 163 Florida
Statutes. Subsequent actions consist of the preparation of a community redevelopment plan for the
area designated in the finding of necessity resolution. This community redevelopment plan provides
physical information on the Redevelopment Area, identifies potential project types that can diminish or
eradicate blighted conditions, and establishes a legal framework for a series of specific programmatic
and policy actions that advance these projects.

Section 163.340 (8) Florida Statutes identifies fourteen criteria associated with blight or blighting
conditions. The Finding of Necessity Report documents a minimum of six conditions present in the
Harbor Redevelopment Area that are retarding its immediate and longer term social, economic and
physical development. The legal tests described in Section 163 and pertinent to the City of Destin
require that at least two of these criteria be satisfied. These criteria and their related conditions include
the following.

Predominance of defective or inadequate street layout

(Section 163.340 (8) (a) Florida Statutes). The totality of the Harbor Redevelopment Area is comprised
of a road grid that functions below current standards and requires substantial budgetary commitment
to maintain and/or upgrade over time.

The absence of satisfactory internal connections forces local traffic onto US 98, which adds unnecessary
and potentially dangerous trips to this arterial road. US 98 is not yet at capacity year-round but the
level of service does not consider how conditions might change should the area be developed to its
allowable intensity. Though improvements are being discussed conceptually for US 98, the funds have
not been committed to budgets or plans.

Localized ponding is known to occur in certain neighborhoods within the Redevelopment Area. It
remains unclear if this occurs as the result of inadequate controls or poor execution. Regardless of
its origin, periodic ponding is in need of correction and such intervention is frequently through some
kind of public action or vehicle. Such drainage solutions usually occur in conjunction with road (re)
construction.

The absence of sidewalks is deemed to be not only a safety issue but also further evidence of inadequate
transportation. The condition of the existing road grid precludes the provision of sidewalks without
costly reconstruction.

There is a documented parking deficiency in excess of 400 spaces. As a result, the City has observed
that most visitors simply park where they can find space on private business property, whether they are
patrons or not, and walk around the harbor area. The fact that there is no public parking visible from US
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98 is an issue. Motorists that park their vehicles on the north side of US 98 must cross this busy corridor
and/or parking lots with speeding motorists.

The observed traffic patterns during the busy tourist seasons in Destin, clearly, contributes much to
circulation and to the safety conditions within the Harbor Redevelopment Area. Vehicular stacking
remains a problem within the Harbor Redevelopment Area. This is especially true on the intersection
of US 98 and Stahlman Avenue, near the East Pass Bridge. The stacking that occurs in this area is very
problematic because of the aforementioned proximity to the bridge. The East Pass Bridge serves as
the major conduit for commuters between the Destin area and the Fort Walton Beach area. The abrupt
start and stop motion, typically present in a stacking situation, can easily lead to numerous vehicular
accidents.

Faulty layout in relation to size, adequacy, accessibility, and usefulness

(Section 163.340 (8) (c) Florida Statutes). The commercial lots suffer from inadequacies as a result of their
size, a condition partially reflected in the number of vacant or underutilized parcels. Where properties
are, in fact, developed, depth and width limitations that force an increased number of ingress and
egress points on major roads are observed. The typical lot dimensions, in conjunction with immediate
proximity to residential areas, preclude adequate space for landscaping or other treatments that
might buffer these residential zones. In today’'s competitive environment, contemporary development
practices favor larger sites to vary and mix uses and activities. Although each non-residential site may be
buildable, in the aggregate the commercial lots are largely economically dysfunctional or deteriorated
because they simply do not meet contemporary design and investor requirements. It is highly likely that
only aggressive actions to assemble lots can solve some of these site deficiencies.

There are numerous properties along the south side of US 98, as well as the west side of Calhoun Avenue
that restrict access to the harbor and Choctawhatchee Bay, respectively. A visual inspection of property
lines in the aforementioned areas reveal that certain properties exist that preclude other properties
from being accessed from the main roads. Private easements or agreements between property owners
are most likely the form in which specific property owners can access their properties through other
people’s properties.

An analysis of land value, relative to total taxable value, suggests that many real estate assets are not
adequately utilized. Individually and collectively, properties with such characteristics may be neither
adequate, accessible nor useful.

Unsanitary or unsafe conditions

(Section 163.340 (8) (d) Florida Statutes). Insufficient sidewalks pose an immediately identifiable problem
within all the neighborhoods that comprise the Redevelopment Area and along US 98. While accidents
will occur, whatever safeguards are put in place, clearly having sidewalks for pedestrians on which to
walk and a visible pedestrian-designated space wherein motorists are alert and vigilant, will diminish
the number of accidents involving pedestrians. Left unchecked, the frequency of accidents will most
likely continue to escalate.

Because parts of the sub-areas are not connected, the existing grid forces local traffic onto the perimeter
arterials. Not only is capacity diminished, the unnecessary loading for local travel subjects more cars to
the potential of accidents. Today’'s contemporary planning approaches recognize the need to capture
internal trips as a means of achieving neighborhood safety.
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Deterioration of site or other improvements

(Section 163.340 (8) (e) Florida Statutes). As noted in the “Findings”, most buildings within the
Redevelopment Area are physically sound overall. The primary concern is deterioration in context and
setting, which will discourage long-term sustainability and lead to a reduction in useful life more rapidly
than will be the case in a stable residential and commercial environment

The context and setting are defined in large part by the quality of the public infrastructure. Among the
most noticeable deficiencies are the lack of sidewalks and other pedestrian-oriented amenities, the
perceived traffic stacking, the lack of adequate public parking, and the inability of the current stormwater
system to prevent localized flooding. Individually, these conditions appear to be somewhat innocuous,
but collectively they present a real challenge to redevelopment within the Harbor Redevelopment Area.

As for many of the commercial improvements, many simply do not meet current demands of the
marketplace. Although they may not be deteriorated from a physical standpoint, many are nearing, or
have reached, the end of their useful economic life and are functionally deteriorated. Parking and access
conditions are clearly deficient.

Inadequate and outdated building patterns.

(Section 163.340 (8) (f) Florida Statutes). Conditions of inadequate and outdated building patterns are
literally self-evident based on the most casual inspection of the Redevelopment Area.
Many contemporary designs or regulatory practices are violated by conditions in the Harbor
Redevelopment Area. Among the deficiencies that speak to inadequate and outdated building patterns
are the following:

« Planned intensity relative to the size and adequacy of platted lots

« Absence or deterioration of infrastructure

« Poor connectivity among neighborhoods prompting the use of regional arterials for local travel

* No sidewalks

* No designed public spaces

« Unrestricted and divided ingress and egress among numerous commercial properties

« Commercial intrusion into residential areas stemming from inadequate lot depth, poor design

controls, and the absence of transitional zones that preclude opportunities to insert buffering
* No view corridors

Diversity of ownership

(Section 163.340 (8) (m) Florida Statutes). Arguably, the Redevelopment Area’s diverse ownershipisamong
its most onerous and fractious problems. Given the number of owners, the non-resident status of these
owners, the pattern of small lots, and the demands of contemporary market or building requirements,
it will be difficult for private interests to acquire sufficient property to alter the established patterns of
development and use. Aggressive intervention will be needed to assemble parcels or holdings adequate
in size such that the larger community is evidently committed to changing the Redevelopment Area'’s
social, physical and economic character.



APPENDIX C: COMPLETED PROJECTS INVENTORY (2023)

PLANNED PROJECTS IN

H-CRA PLAN (2023)
Roadway Projects

PUBLIC PROJECTS IN H-CRA DISTRICT TO
IMPLEMENT CRA PLAN (2008 - present)

COMPLETE

US HWY 98

RRR remedial reconstruction and rehabilitation US
Highway 98 from Marler Bridge to Airport Road

PLANNED PROJECTS IN

H-CRA PLAN (2023)

PUBLIC PROJECTS IN H-CRA DISTRICT TO
IMPLEMENT CRA PLAN (2008 - present)

COMPLETE
(Y/N)

FDOT US Highway 98 East, landscaping project
currently under construction; Marler bridge to
Airport

FDOT US Highway 98 East, lighting project added
approximately 60 street lights; Marler bridge to
Indian Bayou Trail

Stahlman Avenue

None

Mountain Drive

Mountain Drive Reconstruction - from Stahlman
Avenue to Benning Drive, two lane roadway
added 10 ft wide sidewalk to south side of

road and provided stormwater facilities for the
Mountain Drive watershed.

Benning Drive

None

New Secondary Streets

Destin Crosstown Connector (Azalea Drive
Extension) - currently under design, add
approximately 2000 linear feet of two lane
divided roadway between Beach Drive to Benning
Drive, 10 ft sidewalks on both sides of road and
stormwater retention for the watershed

Pedestrian Sidewalks/Crosswalks

Harbor Boulevard

Pedestrian crosswalk signalization at 116 Harbor
Blvd

Pedestrian crosswalk signalization at 210 Harbor
Blvd

Harbor Boardwalk Harbor Boardwalk - constructed continuous Y
boardwalk on north side of the harbor shoreline
from 10 Harbor Blvd to 316 Harbor Blvd.

Bayside Boardwalk Extension |None

Stormwater and Utilities

*Melvin Street Provide storm water retention for the watershed |Y
between Harbor Boulevard and Mountain Drive

*Utility Undergrounding Utility undergrounding is in progress. US 98 will N
take place in Phase 1, the rest of district will take
place in Phase 4.

*Stormwater Master Plan Stormwater Master Plan was updated in 2021. Y

Update There are two projects in the updated plan
identified for the Harbor CRA district.

Parking

Marler Street Lot Provides 147 parking spaces and multimodal Y
transit stop

Sibert Avenue Lot Provides 42 parking spaces Y

Open Space/Recreation

Clement Taylor Park Currently under design to provide 30 designated |N
parking spaces and pavilion and demo/
reconstruct restrooms

*Capt. Leonard Destin Park Added approximately 37 parking spaces Y

*Capt. Royal Melvin Heritage | Currently under construction at restrooms and N

Park picnic areas also the gateway to the Harbor
Boardwalk.

Visitor Center None

*Melvin Street

Pedestrian crosswalk signalization at Melvin St

<

*Azalea Drive

Azalea Drive Sidewalk - added 10 ft wide
sidewalks on North side of road from Stahlman
Avenue to Snapper Drive and on South side of
road from Snapper Drive to Benning Drive.

Harbor Place T/H Project - added 10 ft wide
sidewalks on North side of Azalea Drive from
Snapper Drive to Melvin Street on west side of
Melvin St from Azalea Drive to Mountain Drive

* Zerbe Street
*Calhoun Avenue

Zerbe Calhoun Pedestrian Project - constructed
approximately 2,000 linear feet of 10 ft wide
sidewalk from intersection of Zerbe and Sibert
St. west on Zerbe Street and North on Calhoun
avenue to Clement Taylor Park
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APPENDIX D: COMPREHENSIVE PLAN POLICY REVIEW

POLICY
\[0X

1-3.3.4

COMPREHENSIVE PLAN POLICY REVIEW

POLICY DESCRIPTION

Harbor CRA Redevelopment, Infrastructure, and
Design Enhancements. Continue implementation
of the Harbor CRA plan, established in 2003 and
encompassing 397 acres in the southwest portion
of the City north of the Destin Harbor, including the
following components:

PLAN UPDATE
IMPLEMENTATION

The Harbor CRA Plan is being
updated to continue the
implementation of the original
vision of the Harbor CRA district.

POLICY
N[0

COMPREHENSIVE PLAN POLICY REVIEW

POLICY DESCRIPTION

technical, design and engineering surveys and studies
have been completed. As funds become available,
Heritage Park should be completed to serve as a focal
point and harbor front destination for pedestrian
activity in the immediate vicinity.

PLAN UPDATE
IMPLEMENTATION

strategy identified is a shared-
use path from the Marler Lot to
this park. This would provide a
physical and visual connection
for pedestrians from parking to
the Harbor Boardwalk that is
currently lacking.

1-3.3.4(1)

Harbor Boulevard is a major gateway to the city.
The City will work together with the private sector
and the Florida Department of Transportation to
pursue changes to Harbor Boulevard that would
improve landscaping, appearance, multimodal
safety and performance. Such enhancement shall
include application of community appearance criteria
that reinforce good principles of design as well as
preserving unique characteristics and open space for
scenic vistas. The gateway improvements shall also
address the implementation of streetscape amenities,
enhanced signage, and intersection improvements.

FDOT has completed two major
projects on Harbor Boulevard in
the Harbor CRA district, which
assisted in the implementation
of this policy: (1) RRR remedial
reconstruction and rehabilitation
of Hwy 98 from Marler Bridge

to Airport Road, and (2) the
addition of approximately 60
streetlights between Marler
Bridge and Airport Road.
Additionally, landscaping of Hwy
98 between Marler Bridge and
Airport Road is currently under
construction.

The Plan Update identifies
multiple key projects that

will positively impact the
condition oh Harbor Boulevard/
Highway 98: the acquisition of

1 Calhoun Avenue; intersection
improvements at Stahlman
Avenue/Harbor Boulevard/Zerbe
Street; utility undergrounding
along Harbor Boulevard.
Additionally, there are several
near-term strategies identified in
the Update which would further
implement this policy such as
beautification, and crosswalk and
wayfinding enhancements.

1-3.3.4(3)

Continue land acquisition/construction of off-
site parking facilities. Purchase or enter into joint
public/private partnerships to acquire land for two
or three public parking facilities on the north side
of Harbor Blvd. Utilize land for surface level parking
until development and economics justifies the cost
effectiveness of structured parking. If opportunities
arise in the interim, accept public parking spaces as
part of private development projects.

The Plan Update includes two
parking garages as key projects
where the public lots at Marler
Street and Zerbe Street are
currently located. The parking
garage at Marler Street was
identified as the first priority
for the HCRAAC. The proposed
garage included in the Plan
Update includes 350 spaces, and
would not utilize the entire site,
allowing for additional uses on
the property.

1-3.3.4(4)

Continue implementation of the Harbor and Bay
Boardwalks. A framework design plan has been
completed for the boardwalk fronting the Harbor,
extending under the Marler Bridge and extending to
Clement Taylor Park. Phase | of the Harbor Boardwalk
was completed in 2012. As private redevelopment
occurs, construction of contiguous sections of the
remaining Harbor Boardwalk and related components
shall be completed in accordance with the adopted
framework design plan. Related components include,
but are not limited to, broad, pedestrian friendly
north/south pedestrian connections to the Harbor
Blvd. frontage and pedestrian system. The “boardwalk
under the bridge” shall be completed by the City at
such time as there are significant sections of Harbor
Boardwalk completed on both the north and south
sides of Harbor Blvd.

The Plan Update includes

three key projects related to

the Harbor Boardwalk: Land
acquisition and design related
to Harbor Boardwalk Phase

[l (under the bridge), Harbor
Boardwalk safety improvements,
and Harbor boardwalk east
extension. Additionally, the
strategic approach included

in the Plan Update is primarily
focused on helping visitors and
locals access the Destin Harbor
safely. Near-, medium- and long-
term strategies are identified in
support of this overall goal for
the district.

1-3.3.4(2)

Develop the Capt. Royal Melvin Heritage Park and
Plaza (Heritage Park). In 2008 the City acquired land
for Heritage Park along the north side of Harbor that
will provide sustainable public access to the Harbor
waterfront. As of late 2009, a broad variety of planning,

Captain Royal Melvin Heritage
Park was completed and opened
in July of 2023. As a part of the
strategic approach outlined in
the Plan Update, a medium-term
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1-3.3.4(5)

Continue to implement neighborhood and
pedestrian enhancements. Neighborhood street,
intersection, and drainage improvements shall be
implemented per the Phase Il Implementation Plan
within the Harbor CRA. As private redevelopment
progresses along Harbor Blvd., strongly consider
implementation of enhanced, safe crossings which
could be implemented through a combination of

Prior to the plan update,
Pedestrian crosswalk
signalizations were installed by
FDOT at 116 Harbor Blvd., 210
Harbor Blvd, and Melvin St. In
the Plan Update, completion

of the Cross Town Connector
throughout the district, bike lane
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POLICY
N[0

COMPREHENSIVE PLAN POLICY REVIEW

POLICY DESCRIPTION

overhead connections, traffic calming, improved
lighting, and enhanced and/or controlled at-grade
crosswalks. Cost of construction of such facilities
should be shared by the private developer, the City,
and the State.

PLAN UPDATE
IMPLEMENTATION

and sidewalk improvements,
and intersection improvements
are identified as key projects.
Additionally, the Plan Update
recommends beautification
and crosswalk enhancements
specifically across Harbor
Boulevard as near-term
strategies the City may pursue.

1-3.3.5

Provide for Redevelopment Initiatives Through
CRA Tax Increment Financing and Other Plan
Implementation Initiatives. The success or failure of
adopted Town Centerand Harbor CRA Redevelopment
Plans (collectively referred to as “Plans”) hinges on
the ability of the City to stimulate re-investment,
to undertake public improvement projects, and to
engender community support. The City has taken its
first steps by identifying needs, evaluating alternatives,
and preparing Plans to guide efforts for the next several
decades. The City shall become the facilitator for the
Plans’ implementation. The City's responsibilities
shall include serving as the catalyst for stimulating,
marketing, and encouraging both public support and
private participation as elaborated in the following
Policies. As part of its responsibilities for maintaining
and improving the CRA tax increment financing
program, the City shall monitor CRA property values.
These responsibilities shall include annual review,
update, and evaluation of the effectiveness of the tax
increment financing program including the timely
processing of information by the City and County to
ensure that the best interests of the City are carried
forth.

The Plan Update includes
sections regarding the successful
implementation and financial
planning. These sections include
information on the required
annual review, funding sources,
financial incentives, etc.

POLICY
N[0

1-3.3.5(2)

COMPREHENSIVE PLAN POLICY REVIEW

POLICY DESCRIPTION

Comprehensive CRA Funding Sources. The City
shall commit resources to planning for the income
and expenditures within the CRA as an integral part
of CRA Redevelopment Plan implementation. The
City shall manage the CRA financial plan and yearly
budget estimates, project cost estimates and monitor
progress in meeting proposed time frames. A variety
of funding sources shall be considered, such as the
following: (a) Tax increment trust fund, (b) Special
assessments, (c) General obligation bonds, (d) Special
revenue bonds, (e) Grants and loans to the CRA,
(f) Public and private grants and loans using CDBG
funds, Community Reinvestment Act funds, historic
preservation funds, Small Business Administration
loans, and small business facility rehabilitation loan
programs, as well as other similar programs, (g) Fees
and charges.

PLAN UPDATE
IMPLEMENTATION

In addition to the annual review
of CRA revenue, expenditures
and key project statuses which is
outlined in the Implementation
Plan and detailed in the Financial
Plan sections, the Plan Update
includes a subsection within

the Financial Plan that lists
several funding sources available
including those listed in the
referenced policy.

1-3.3.5(3)

CRA Financial Incentives. Financial incentives
may be considered as the Trust Fund gains dollars
to stimulate location of new/expanding business
opportunities. These alternatives shall include: (a)
Public partnership with private development wherein
the public sector installs roads, water, sewer and other
infrastructure necessary to make the project feasible.
(b) Establishing a Community Development District,
Foreign Trade Zone, Community Development
Corporation, or other similar programs. (c) Grants and
loans to businesses/property owners.

The Plan Update discusses
financial incentives, grants
and loans as a part of the
Implementation section.

1-3.3.5(1)

CRA Management Plan. The CRA shall assess CRA
manpower needs and internal funding sources to
promote and market the area, review development
plans, create new regulatory frameworks, leverage
investment, assist small businesses, provide for
special events, maintain financial integrity and,
in general, provide day-to-day management and
review. The City shall commit resources to the two
key areas of the management plan: (a) Responsibility
for project administration (b) Target funds for project
implementation, creating marketing materials, new
development codes, and public and private project
review.

There is a section specifically
for the City’'s management
plan within the Implementation
section of the Plan Update.

1-3.3.5(4)

CRA Marketing and Promotion. The effectiveness
of the CRA Redevelopment Plan will largely depend
on the perception of the plan by the public,
prospective developers and financial backers. Colorful
illustrative materials are necessary throughout plan
implementation. A strong citizen involvement and
publicinformation program can only aid in the success
of the entire plan. The CRA shall establish a community
theme or slogan for use on City articles, or sponsor a
contest for logo submittals, publish “CRA News" to
residents/businesses to keep them informed, and
prepare and manage an on-going “events program”
to stimulate and maintain the public interest. Finally,
utilize “success stories” as they develop to show that
Destin is on the move.

There is a marketing and
promotion portion of the
Implementation section in the
updated plan.
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POLICY
N[0

1-3.4.4

COMPREHENSIVE PLAN POLICY REVIEW

POLICY DESCRIPTION

Initiate Public and Private Sector Partnerships.
The City shall coordinate redevelopment issues
with the private sector in promoting mobilization of
public and private resources necessary to effectively
carry out redevelopment efforts, especially along the
Harbor and in the Town Center CRA area.

PLAN UPDATE
IMPLEMENTATION

Public and private partnerships
are discussed in the Financial
Incentives, Grants and Loans
section of the Implementation
Plan.

2-1.3.11

Create Safe Pedestrian and Cycling Roadway
Crossings. The City shall create, safe crossings on
Harbor Boulevard/Emerald Coast Parkway between
the Marler Bridge and the eastern edge of the Town
Center CRA, with particularemphasis on strengthening
the connection between the Town Center and the
Harbor. Crossings shall be evaluated and designed
to provide maximum  pedestrian visibility, safety,
and convenience, consistent with all applicable
standards, guidelines, and best current practices. The
City shall coordinate with FDOT to ensure adequate
crossings are planned and constructed along Harbor
Boulevard/Emerald Coast Parkway for safe crossing of
that facility.

Prior to this Plan Update,

three pedestrian crosswalk
signalizations were installed on
Highway 98/Harbor Blvd at 116
Harbor Blvd., 210 Harbor Blvd,
and at Melvin St. Additionally,
the Plan Update recommends
further crosswalk enhancements
at those crosswalk locations that
reduce long waits and encourage
the use of the public parking lots
and crosswalks.

2-1.3.21

Prioritize Projects. As revenues become available
from the Community Redevelopment Area (CRA) tax
increments, the City shall prioritize projects that help
support the goals of the MMTD.

Throughout the update process
with the Harbor CRA Advisory
Committee, the key projects
were ranked and given a priority
level which is included in the
Plan Update. As a part of the
annual review of the Plan, the
City will review the project and
priority status of identified key
projects.
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APPENDIX E - FLORIDA STATUTES CRA PLAN CONTENT REVIEW

FLORIDA
STATUTES
SECTION

163.360.2.a

REQUIREMENT

Conform to the comprehensive plan for the county
or municipality as prepared by the local planning
agency under the Community Planning Act.

PLAN UPDATE
IMPLEMENTATION

All applicable sections of the
current Comprehensive Plan
have been implemented. This

is demonstrated through

the “Comprehensive Plan
Consistency” subsection, as well
as the detailed policy review in
the Appendix.

163.360.2.b

Be sufficiently complete to indicate such land
acquisition, demolition and removal of structures,
redevelopment, improvements, and rehabilitation
as may be proposed to be carried out in the
community redevelopment area; zoning and
planning changes, if any; land uses; maximum
densities; and building requirements.

The “Land Use Review" section
outlines the existing zoning,
land uses, densities and
building requirements for the
Harbor CRA district. All planned
public improvements which
may include land acquisition,
demolition, redevelopment, and
public projects proposed in the
Harbor CRA are included in the
“Key Projects” subsection.

163.360.2.c

Provide for the development of affordable housing
in the area, or state the reasons for not addressing
in the plan the development of affordable housing
in the area. The county, municipality, or community
redevelopment agency shall coordinate with each
housing authority or other affordable housing
entities  functioning within the geographic
boundaries of the redevelopment area, concerning
the development of affordable housing in the area.

The “Residential Use Element”
of the Plan Update describes
the current changes that are
being incorporated into the Lan
Development Code supporting
the development of affordable
housing and discusses the
coordination of local, regional
and state agencies to increase
the affordable housing stock in
the area.

163.362.1

Contain a legal description of the boundaries of the
community redevelopment area and the reasons
for establishing such boundaries shown in the plan.

The Finding of Necessity
Overview section of the Plan
Update describes the reasons
the Harbor CRA district was
determined “blighted” and
targeted for redevelopment
in the City. A specific legal
description of the district is
included in the appendix.
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FLORIDA
STATUTES

REQUIREMENT

PLAN UPDATE

FLORIDA
STATUTES

REQUIREMENT

PLAN UPDATE
IMPLEMENTATION

SECTION

facilities and services, effect on school population,
and other matters affecting the physical and social
quality of the neighborhood.

163.362.4

|dentify specifically any publicly funded capital
projects to be undertaken within the community
redevelopment area.

A list of publicly funded key
projects to be undertaken in the
Harbor CRA district is included
in the “Investment in the Harbor
District” section of the Plan.

163.362.5

Contain adequate safeguards that the work of
redevelopment will be carried out pursuant to the
plan.

The Plan includes adequate
safeguards through the
Implementation Plan, Financial
Plan and Safeguards, Controls,
Restrictions or Covenants
sections of the Plan Update.

163.362.6

Provide for the retention of controls and the
establishment of any restrictions or covenants
running with land sold or leased for private use for
such periods of time and under such conditions as
the governing body deems necessary to effectuate
the purposes of this part.

This section is implemented
through the Safeguards,
Controls, Restrictions or
Covenants section of the Plan
Update.

163.362.7

Provide assurances that there will be replacement
housing for the relocation of persons temporarily
or permanently displaced from housing facilities
within the community redevelopment area.

The Residential Use Element
includes language describing the
City’s policies on replacement
housing due to redevelopment
activity.

163.362.8

Provide an element of residential use in the
redevelopment area if such use exists in the area
prior to the adoption of the plan or if the plan
is intended to remedy a shortage of housing
affordable to residents of low or moderate income,
including the elderly, or if the plan is not intended
to remedy such shortage, the reasons therefore.

The Residential Use Element

in the updated Plan includes
the proposed changes to the
Land Development Code which
incentivizes the developer

to include a percentage of
affordable housing in new
planned unit developments.

SECTION IMPLEMENTATION
Show by diagram and in general terms the|The Land Use and Transportation
approximate amount of open space to be provided | Reviews describe the minimum
and the street layout. amount of open space required

for each zoning district within
the Harbor CRA District, and
163.362.2.3 the existing street layout. The
Key Projects show all planned
projects including new streets
and open space.
Show by diagram and in general terms limitations | The Land Use Review in the
on the type, size, height, number and proposed | Plan Update describes the
use of buildings. limitations on building type, size,
height, number and use that
are implemented through the
163.362.2.b Future Land Use Designations
and zoning districts in the City's
Comprehensive Plan and Land
Development Code.
Show by diagram and in general terms the|The Land Use Review in the Plan
approximate number of dwelling units. Update describes the number of
existing dwelling units, as well
as the limitations on building
type, size, and density that
163.362.2.c are implemented through the
Future Land Use Designations
and zoning districts in the City's
Comprehensive Plan and Land
Development Code.
Show by diagram and in general terms such|The Key projects section of the
property as intended for use as public parks, [ Plan Update describes all future
recreation areas, streets, public utilities, and public | public facilities planned for
163.362.2.d improvements of any nature. the CRA district. This includes
public facilities, new streets, and
all other public improvements
planned at this time.
If the redevelopment area contains low or moderate | As there is currently no low or
income housing, contain a neighborhood impact | moderate income housing in
element which describes in detail the impact|the Harbor CRA district, the

163.362.3 |of the redevelopment upon the residents of|existing Neighborhood Impact
the redevelopment area and the surrounding|Assessment was replaced with
areas in terms of relocation, traffic circulation, | a Residential Use Element
environmental quality, availability of community | (163.362.8).

163.362.9

Contain a detailed statement of the projected costs
of the redevelopment, including the amount to
be expended on publicly funded capital projects
in the community redevelopment area and any
indebtedness of the community redevelopment
agency, the county, or the municipality proposed
to be incurred for such redevelopment if such

In the Financial Plan section,
there are multiple tables

which outline the encumbered
revenue for the Harbor CRA, the
projected revenue, operating
budget, total debt transfer, and
balance from FY 23 through the
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FLORIDA
STATUTES
SECTION

REQUIREMENT

indebtedness is to be repaid with increment
revenues.

PLAN UPDATE
IMPLEMENTATION

duration of the CRA (FY43).
Additionally, each key project
includes a planning cost estimate
for the project.

163.362.10

Provide a time certain for completing all
redevelopment financed by increment revenues.
Such time certain shall occur no later than 30 years
after the fiscal year in which the plan is approved,
adopted, or amended pursuant to s. 163.361(1).
However, for any agency created after July 1, 2002,
the time certain for completing all redevelopment
financed by increment revenues must occur within
40 years after the fiscal year in which the plan is
approved or adopted.

The Plan Duration section of

the updated plan states that

all projects and redevelopment
funded by CRA revenue shall be
completed no later than June 16,
2043.
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APPENDIX F - HARBOR REDEVELOPMENT INITIATIVES (2003)

The Harbor Redevelopment Area is to be redeveloped as an easily accessible, economically sustainable
and attractive waterfront-oriented district that provides safe transportation, pedestrian and recreation
facilities in a manner that promotes a favorable identity for the City of Destin.

REDEVELOPMENT OBJECTIVES

In partnership with the private sector and other governmental entities, the Harbor redevelopment
initiative will reverse the observed blighting conditions within the Harbor Area over a 40-year period
by leveraging public assets to improve the overall economic condition and the physical condition of
the Redevelopment Area. Strategic initiatives are to be identified and placed into action to address and
remove blighting conditions that might forestall the achievement of these redevelopment objectives.
Ultimately, the Harbor Area will be revitalized to benefit residents, businesses, property owners and
visitors.

The objectives and redevelopment initiatives contained in this section address blight conditions within
the Redevelopment Area as identified in the Finding of Necessity Report. These objectives are supported
by the City’'s recently amended Comprehensive Plan and Land Development Code in addition to past
studies performed for and by the City of Destin. The objectives shall be viewed as sound planning steps
in the realization of the redevelopment initiative.

Objective 1 - Transportation and Pedestrian Safety

The transportation condition of US 98 and the lack of safe pedestrian facilities are among the identifiable
blighting conditions within the Harbor Redevelopment Area. Its condition shall be seen as a priority in
the implementation of this Plan. To address this priority an enhanced and interconnected network of
right-of-way and other infrastructure projects that focuses on improving pedestrian movement, shall be
planned. To spotlight and establish the area as an attractive and competitive destination in the larger
regional framework, existing transportation, and access points shall be enhanced. Ingress/egress and
evacuation routes along US 98 and its major connectors throughout the year and during periods of
peak visitations or periods of emergency or distress shall be realized.

Objective 2 - Parking Improvements

Parking shall be made available to support development and access points throughout the Harbor
Redevelopment Area and the US 98 corridor in particular.

Objective 3 - Harbor Access, Open Space and Recreation

The waterfront is one of Destin’s premier assets; yet the public access, open space and recreation
opportunities within the Harbor Redevelopment Area are limited. Redevelopment initiatives shall be
implemented that promote access to the Harbor and provide adequate open space and recreation
facilities to meet citizen and visitor demand.

Objective 4 - Urban Design and Infrastructure

The first impression of the “quality of life” in the Harbor Redevelopment Area is expressed through the
overall visual characteristic of the Harbor Redevelopment Area’s built environment. There are numerous
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properties that limit the ability to redevelop in an orderly and integrated fashion due to their condition,
size and orientation. The City, through redevelopment initiatives, shall encourage owners of private
properties to improve their sites. Public rights-of-way and property shall be improved in order to create
a sense of place for the Harbor Redevelopment Area while enhancing basic infrastructure, specifically
sidewalks, stormwater and utilities.

Objective 5 - Funding, Financing, Management and Promotion

The funding and financing portion of this objective calls for a creative, efficient, practical and equitable
funding and financing mechanism to properly implement this Plan. It is perceived that these will be
tied to the expected flow of tax increment dollars at the very least. The CRA shall implement programs
that provide proper management of the redevelopment initiatives and promotion of the Harbor
Redevelopment Area.

The remainder of this section identifies redevelopment programs and capital projects that when
implemented support the redevelopment objectives as presented in this Plan. The capital and program
costs of implementing the redevelop initiatives are addressed in Section 4.2 of this Plan.

TRANSPORTATION AND PEDESTRIAN SAFETY REDEVELOPMENT INITIATIVES

Improving transportation and pedestrian safety will positively transform the visual and general
perception of the Harbor Redevelopment Area. The following initiatives shall be considered in improving
transportation and pedestrian safety within the Redevelopment Area. Each of these initiatives will be
amplified in an annual work program undertaken by the City of Destin and the CRA.

Transportation and Pedestrian Safety Program Initiatives

The following provides descriptions of potential programs that shall encourage improving transportation
and pedestrian safety in the Harbor Redevelopment Area. Many of these programs are time sensitive
while others are ongoing in nature. Programs such as the transportation study referenced in 3.2.1.2 will
result in the identification of specific capital projects that shall be undertaken to realize redevelopment
results.

Transportation and Pedestrian Safety Design Guidelines

The CRA shall establish design guidelines and/or standards that contain the following.

» Establish driveway spacing to prevent a motorist from encountering more than one conflict at a
time.

» Address corner clearance and wherever practical control distance between driveways and the
corner of an intersection.

» Develop driveway designs to allow vehicles to quickly exit the through lane.

e For wider driveways, the use of a driveway median shall be encouraged to provide a safe space for
pedestrians, help to provide positive guidance to motorists and allow beautification and signing
opportunities.

» Use medians and other innovative design methods to reduce the turning movements across lanes
as well as provide a safe haven for pedestrians crossing the roadway.

e Develop and incorporate lighting and landscape standards to design a safe and inviting
environment.

These guidelines/standards shall be drafted in coordination with the urban design standards referenced
later in this Plan.
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Transportation Enhancement Study

The CRA shall complete a transportation study to determine the most effective manner in which to
control traffic, access and safety on US 98 and its major connectors. The transportation study shall
include pedestrian, bicycle and other multi-modal transportation elements in addition to identifying
ways to enhance emergency evacuation. The transportation study shall consider past transportation
studies and recommendations in addition to evaluating other innovative methods to accomplish this
objective.

Access Management Program Initiatives

Investigate alternative or innovative access management solutions for transportation problems. Pursue
agreements allowing joint access, cross access, or other innovative uses between adjacent property
owners to help control the number of access points on the road network.

TRANSPORTATION AND PEDESTRIAN SAFETY CAPITAL IMPROVEMENT PROJECTS
Roadway Improvements

Asindicated in the study referenced in 3.2.1.2, the CRA shall, in partnership with other agencies as deemed
appropriate, implement the roadway improvement recommendations contained in the transportation
study. Roadway improvements may include improvements on US 98, Stahiman Avenue, Mountain Drive,
Benning Drive, and Beach Ridge Drive.

Multimodal Transportation Improvements

To provide safe and easy access for bicyclists and pedestrians, as well as motorists, traveling through
the Redevelopment Area the CRA shall, in partnership with other government agencies as deemed
appropriate, implement the multi-modal transportation improvement recommendations contained in
the transportation study referenced in 3.2.1.2. Multimodal transportation improvements will include
bike paths and other multimodal access improvements concurrent with roadway improvements.

Pedestrian Sidewalks and Crosswalks

An enhanced and interconnected network or right-of-way and other infrastructure projects that focus
on improving pedestrian movement, parking, ingress/egress and evacuation routes along US 98 and
its major connectors shall be realized. The CRA shall, in partnership with other government agencies as
deemed appropriate, implement the sidewalk and crosswalk improvement recommendations contained
in the transportation study referenced in 3.2.1.2. Projects will also include Bluff Ridge Walk, and Harbor
Walk.

Evacuation Improvements

The CRA shall, in partnership with other government agencies as deemed appropriate, implement
the emergency evacuation improvement recommendations contained in the transportation study
referenced in 3.2.1.2.

Parking Redevelopment Initiatives

Parking concerns addressed comprehensively will improve the function, appearance and safety of the
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Harbor Redevelopment Area. Furthermore, it is expected that any additional parking provided will
increase property utilization in the area, substantially increase the number of spaces available and
encourage cooperative public/private partnerships. Each of these initiatives will be amplified in an
annual work program undertaken by the City of Destin and the CRA.

Parking Program Initiatives

The following provides descriptions of programs that shall improve parking in the Harbor Redevelopment
Area. Many of these programs are time sensitive while others are on-going in nature. Programs such as
the parking study referenced below will result in the identification of specific capital projects that shall
be undertaken to realize redevelopment results.

Parking Study

The City of Destin has performed several assessments identifying parking deficiencies within the Harbor
Redevelopment Area, specifically the US 98 corridor. The City shall prepare a parking implementation
plan. In drafting the implementation plan the City shall review past studies, update the deficiencies
based on this review and current conditions and then prepare an action plan that specifies capital
improvements, programs and other methods to eliminate parking problems and promote redevelopment
within the Harbor Redevelopment Area. The parking study shall include the identification of locations
where shared parking will work, an evaluation of the City’s parking codes and the need to provide
public parking and perhaps even the construction of parking garages or structures to increase capacity
in critical areas.

PARKING CAPITAL IMPROVEMENTS
Parking Improvements

As indicated in the study referenced in 3.3.1.1, the CRA shall, in partnership with other government
agencies, organizations or individuals as deemed appropriate, implement the parking improvement
recommendations contained in the parking study. Parking improvements will include on-street parking
concurrent with roadway improvements, and public parking garages and lots.

Harbor Access, Open Space, and Recreation

The opportunity exists for the Harbor Redevelopment Area to provide prime recreation programs and
facilities within the general community, specifically along the waterfront. Open space areas shall be
present throughout the redevelopment area on both private and public lands. The design and placement
of open space will provide the opportunity to intertwine pedestrian facilities throughout the corridor
creating an environment that is walkable. Each of these initiatives will be amplified in an annual work
program undertaken by the City of Destin and the CRA.

HARBOR ACCESS, OPEN SPACE AND RECREATION PROGRAM INITIATIVES
Recreational Programs and Special Events

The CRA shall supportholding recreational programs and special events within the Harbor Redevelopment
Area to promote Destin as a destination in addition to meeting local recreational needs.

Programs and Activities Supporting Commercial Access to the Harbor
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The Destin area was founded as a fishing village and many of its residents want to preserve and protect
the commercial fishing industry. The CRA shall evaluate measures to support the economic stability of
the commercial and sport fishing industries

Harbor Access, Open Space and Recreation Capital Improvements

The following open space and recreational improvements have been derived through conversations
with community leaders and from past studies performed for and by the City of Destin for the Harbor
Redevelopment Area.

Harbor Boardwalk

The City of Destin has undertaken numerous planning initiatives to improve the functionality, aesthetics
and long-term prosperity of the City. During these planning exercises one of the highest ranked projects
is the development of a boardwalk along the north shore of the Destin Harbor. The City of Destin
has created a committee comprised of property owners along the north shore of the Destin Harbor,
formally called the North Shore Landowners Committee. Their sole mission was to draft a proposal
to the City that will result in the voluntary conveyance of public easement along the water’s edge in
order to construct a continuous boardwalk. The CRA shall support the initiatives of the North Shore
Landowners Committee as they complete the planning process. The committee is currently completing
Phase | of the Harbor Boardwalk Proposal. Phase Il will be to complete an economic and parking demand
analysis of the boardwalk project. The parking assessment can be completed as part of the parking
study referred to previously. Phase Il will be the actual engineering and construction of the boardwalk.
The completion of the boardwalk area will enhance the provision of access to the waterfront, provide
recreation opportunities and serve as an economic stimulator.

Other Water Access Improvements

The CRA shall consider other physical improvements that will advance access to the Harbor for not only
the general public but the commercial industries dependent on the Destin Harbor for their livelihood.
Such improvements will include marinas, boat ramps, fishing piers and supporting infrastructure such
as parking and utilities.

Special Events Area

Create a special events area that serves to unify existing civic facilities at Stahlman Avenue and US 98.
This space will serve as an area for special events and programs to provide recreation and promote the
Harbor Redevelopment Area as a destination point of interest.

Other Open Space and Recreation Improvements

Improvements to Taylor Park shall be planned and implemented in addition to the creation of a new
harbor side park with access from US 98. Open space can be provided and enhanced through the
establishment of landscape promenade to serve the US 98 corridor and Harbor. Other improvements
include a Visitor Center.

Urban Design and Infrastructure

The aesthetic or design framework of an urban area is a composite of its various visual and planning
elements. Each of these elements may have a different visual character or use when perceived separately.
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When viewed together, these discrete elements can determine the overall visual character or “image”
of an urban area. The individual elements that help to define the character of an urban area may
include major roadways, streetscape, public rights-of-way, buildings, landmarks, signage, greenspace,
recreational areas, conservation areas and the edges of separate distinct areas.

The Finding of Necessity Report documented that the majority of commercial development is functionally
obsolescent throughout the Redevelopment Area. The current proliferation of private signage and lack
of uniform landscaping creates a visual blight that detracts from the area’s aesthetic environment.

In general, the urban design initiatives presented in this Plan will abide by the overall goals, objectives
and policies, including type, size, density, massing and building height, as outlined in the City of
Destin’s Comprehensive Plan and Land Development Code. The following emphasizes urban design
and infrastructure strategies that can greatly enhance the aesthetic and infrastructure conditions within
the Harbor Redevelopment Area. Each of these initiatives will be amplified in an annual work program
undertaken by the City of Destin and the CRA.

URBAN DESIGN AND INFRASTRUCTURE PROGRAMS
Evaluation of the Urban Design Framework

The Destin Harbor Area Master Plan addresses the Harbor Redevelopment Area’s urban design
framework. The framework initiated by the Master Plan, shall be evaluated to ensure that the urban
design framework correctly captures the desired enhancements for gateways, roadways, streetscape,
right-of-way, parking, building and site components, location of open space and recreational areas,
waterfront access, land uses and zoning. The urban design framework is a planning tool that establishes
the foundation and tone for all planned improvements within the Harbor Redevelopment Area. The
urban design framework evaluation shall result in a base plan that will guide the redevelopment as
it relates to aesthetics in addition to function. The City of Destin’s Land Development Code, which is
expected to be adopted by the end of 2003, shall also address the redevelopment area’s urban design
framework.

Design Standards

The City shall encourage improved appearance and design of public and private projects as a means
of encouraging more investment throughout the Harbor Redevelopment Area. The City shall prepare a
document that presents the development regulations and design standards in a simple design manual
format for public use. The design manual shall address streetscape, architectural, site, landscape, signage,
public art and open space to provide visual continuity and a positive environment throughout the
Redevelopment Area. Design standards establish a harmonious design vocabulary throughout an area
for both new and existing facilities. The City’'s Comprehensive Plan discusses development intensities,
densities, maximum height, and buffers. This shall be considered when developing design standards for
the Harbor Area. The City’s anticipated land development code shall be tested to ensure that they do
the following.

» Create an environment that is attractive and safe for pedestrians, bicyclists and motorists.

e Promote the use of proper construction materials that impart a sense of quality and permanence.

» Balance aesthetic values with function and economic realities.

Beautification Programs

Beautification programs such as Adopt-A- Median or Adopt-A-Right-of-Way can assist in the

68 Harbor CRA Plan

implementation and maintenance of landscaped areas within the Redevelopment Area. City sponsored
beautification will be provided through the implementation of streetscape and gateway improvements.
The beautification program will also include the preservation and enhancement of existing open spaces
and natural features within the Redevelopment area.

Incentives for Site and Structure Improvements

The City through the CRA initiative will encourage private properties to improve their sites and structures.
The City can provide non-monetary incentives such as code waivers and special exemptions to private
parties to upgrade and maintain their properties. The CRA can also provide assistance in identifying
and pursuing CDB Grants (Community Development Block Grants) and other funding sources to assist
private property improvements.

URBAN DESIGN AND INFRASTRUCTURE CAPITAL IMPROVEMENTS
Streetscape Improvements

Incorporate streetscape strategic planning in all projects to improve access, pedestrian and bicycle
facilities and overall beautification for US 98 and other major roads within the Redevelopment Area.
Streetscape planning shall provide a typical section for each roadway using consistent design guidelines
throughout the Redevelopment Area. Any roadway and streetscape planning must include a phasing/
prioritization plan to construct the recommended improvements. Streetscape improvements may
include improvements on US 98, Stahlman Avenue, Mountain Drive, Benning Drive, and Beach Ridge
Drive.

Gateway/Signage/Wayfinding System

Promote the location of important destinations in the Redevelopment Area through a gateway/signage/
wayfinding system. Such a visual directional system, besides giving the Harbor Redevelopment Area an
identity, is particularly important in its relationship to neighborhoods that are predominately residential
and wish to enhance their security and integrity.

Stormwater and Utilities Improvements

All new development is required to provide adequate on-site stormwater and utility upgrades for the
required development. The City of Destin’s City-wide Stormwater Management Plan will include the
Harbor redevelopment area and address stormwater issues. This plan is anticipated to be completed by
the end of the year 2003. Specific projects will be reviewed as part of an annual work program that will
be undertaken by the City of Destin and the CRA.

General Strategy for Funding, Financing, Management, and Promotion Programs

The following programs and activities address the funding, financing, management and promotion
of the Harbor Redevelopment Area. Detailed funding, financing, and management strategies will be
provided in the annual work program that will describe the timing and components of the activities or
improvements to be supported by the City and CRA.

Identification and Securing Equitable Funding and Financing Mechanisms

Identify and secure all feasible sources of funding to support the redevelopment initiatives described
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in this Plan. Such mechanisms can include, but are not limited to, tax increment revenues, ad valorem
revenue, non-ad valorem assessment revenue, taxable or non-taxable bonds, other public instruments,
grants and public/private partnerships.

Property Assembly Program

The intent of the property assembly program is to provide suitable sites for parking and associated
commercial development by aggregating specially targeted or adjacent substandard lots to create
larger parcels. Parcel aggregation is an expensive proposition, especially in the case of waterfront
property. Nonetheless, the City of Destin and CRA must develop an acquisition approach. Decisions to
aggregate must substantially support the vision, objectives and initiatives as indicated in this Plan and
public money allocated for aggregation shall be returned at resale when feasible. Because of the high
cost of land acquisition and limited tax increment financing capabilities, the City shall have a multi-
faceted approach to acquiring properties for redevelopment. When feasible, encourage acquisition and
subsequent redevelopment by the private market; second, explore land acquisition by either the CRA
or the City for the Redevelopment Area properties. Other programs include:
» Identify and inventory all relevant substandard properties.
e Document and analyze over all parking demands and constraints throughout the Redevelopment
Area.
e Document site criteria for modern commercial developments by business type to facilitate the
understanding of contemporary developer site and parking requirements.
e Map and index all commercial properties in the Redevelopment Area to provide detailed
information on parcel boundaries, sizes, and ownership.
» The City shall facilitate aggregation and redevelopment of “problem” or constrained parcels or
groups of parcels.
e The CRA and City shall assist in the purchase, sale, negotiation and coordination of land assembly.
e To assure the City’s and CRA’s success, public resources must be dedicated to fund the mapping
and indexing of all properties in the Redevelopment Area; funding to research or otherwise
obtain contemporary site development requirements; provision of City resources and staff time to
negotiate acquisitions and public/private partnerships with potential developers; and, funding to
finance land acquisitions by either the City or the CRA (some of which will be recovered or rolled
over as properties are resold).

Branding and Promotion

Create a logo and identify package that can be used to identify the Harbor Redevelopment Area on
literature, banners, gateways and promotional campaigns.

Comprehensive Plan, Land Use and Zoning Changes

As redevelopment initiatives are implemented, the CRA shall evaluate the impact of such initiatives on
the City’s comprehensive plan, existing/future land use and zoning.

Programs that Encourage Public-Private Partnerships

The CRA shall develop programs and identify opportunities for public-private partnerships in the
redevelopment of the Harbor Redevelopment Area. The establishment and maintenance of partnerships
will serve not only to leverage the tax increment and other revenue sources but also stimulate community
interest and support. Partnerships may take several forms from financial partnering to technical support
to the promotion of the area. Each partnership opportunity shall be evaluated on a case-by-case basis
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for its overall value and impacts.

An interesting opportunity public-private partnership opportunity is identified in the Comprehensive
Plan Policy 2-1.3.6: Promote Destin Harbor Water Taxi Service. The City shall coordinate with the private
sector to encourage the development of a water taxi service within the Destin Harbor. The intent is to
encourage the development of water taxi service as an alternate mode of transportation.

PROGRAMS THAT MAINTAIN A SAFE AND CLEAN ENVIRONMENT

The CRAshall consider programs that enhance the safety or perception of safety within the Redevelopment
Area. The following are a few recommended programs.

Community Policing

The Florida Community Redevelopment Act encourages “community policing innovation. ” This is
defined as policing techniques or strategies designed to reduce crime by reducing opportunities for,
and increasing the perceived risks of engaging in, criminal activity through visible presence of law
enforcement in the community, including, but not limited to, community mobilization, neighborhood
block watch, citizen patrol, foot patrol, storefront police stations or intensified motorized patrol. The
intent of these programs will be to improve the actual and perceived security, building safety and
appearance of the Redevelopment Area. The following principles, based upon the experience of other
communities, shall be established to guide these programs, they include: addressing environmental
problems which cause or encourage criminal activity; involve local citizens in the campaign against
crime; make the police force approachable and trusted and foster an image of the community as a safe
place to live, work and do business. To realize the full intent of the community-policing, the following
initiatives shall be undertaken.

e Law enforcement officers will circulate throughout the Redevelopment Area on a regular basis
to meet visitors, residents and business owners, listen to their security concerns and ask for their
ideas to solve crime problems. Whenever possible, officers shall attend community meetings and
special events.

» Periodically analyze the crime “blotter” to assess the numbers and types of law enforcement
responses within the Redevelopment Area. This analysis can be used to identify problems and
trends.

» Create aspecial patrol or “beat” for the Redevelopment Area to provide a stronger law enforcement
presence, additional door checks, bicycle patrols and like alternatives.

e Develop innovative techniques to address special needs of visitors.

» Develop and implement Crime Prevention Through Environmental Design (CPTED) standards
to correct any security problems related to site improvements such as lighting and vegetation.
These standards can be printed and distributed throughout the Redevelopment Area. The CPTED
standards can be developed as part of the design guidelines for the Redevelopment Area.

Code Enforcement
In addition to community policing, the City shall evaluate the potential of more aggressive code
enforcement activities both within, and near, the Redevelopment Area. This will be undertaken to assist
in elimination of substandard zoning, building, landscaping and signs. It is important to assure the
surrounding and adjacent properties are treated in the same manner. The following are implementation
strategies for code enforcement activities.
e The City can evaluate existing and proposed codes for the Redevelopment Area and develop a
more focused code enforcement program in order to respond to the specific needs of this area.
e To accomplish these strategies the City will need to develop and refine a code enforcement
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program and use code enforcement staff as required. The City in developing and enhancing the
code enforcement program within the Redevelopment Area may use redevelopment funds.

Maintenance of Redevelopment Area Database

Creating and maintaining a public database will encourage businesses to remain, relocate or start-
up within the Redevelopment Area. The creation and maintenance of such a database will consist
of compiling and regularly updating a database of available land and commercial building space to
provide prospective recruits with detailed location information. The database shall include the address
and parcel identification number, total square footage, proposed projects, available square footage and
price for each available housing, retail, office and industrial property in the Redevelopment Area. It shall
also include information on property contacts and a brief property description. The database shall also
include prospective tenants, owners and developers as a complement to the available space database
described. This database can help identify potential recruits who fit the profiles shown in the market
analysis and the spaces shown in the available database. Among the information to be compiled will be
the sites, location and price range criteria of potential recruits.
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