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What is a Comprehensive Plan?
Your Comprehensive Plan serves as a 
long-term blueprint for guiding 
growth and development. It ensures 
that land use, housing, 
transportation, and public facilities 
are planned in a way that meets 
current needs while accommodating 
future changes. 

A well written plan simplifies the task 
of approving individual development 
requests and ordinance changes.



Comp Plan     v.       Zoning 

• Regulates Future Land 
Uses

• High level vision

• Regulates the way land is 
used today

• Specific Application



1. Update Planning Horizon
At least 10 and at least 20-year horizons

2. Add in the required 2021 
Property Rights Element

3. Overall updates to reflect 
changes in the City since last 
major update in 2010

4. State Deadline of February 28

Required Updates



Vision Statement and Principles

In the future, Mary Esther will have an identifiable and walkable 
small-town character, with vibrant public spaces, diverse businesses, 
and a variety of housing choices

Our vision is to…..

• have an efficient government, with a strong economic base built 
through intentional land use and infrastructure decisions;

• have a vibrant town center that is a recognizable regional 
attraction, provides services and housing choice to the residents 
of Mary Esther;

• have a large central gathering space as well as vibrant 
neighborhood parks, where all members of the community may 
gather for events, festivities, and recreation; 

• have a connection to the Santa Rosa Sound and a presence on 
the Miracle Strip;

• have a variety of housing opportunities, to serve the broad 
needs of the community across their lifetimes and household 
configurations; and

• become a walking and biking city, with a connected network of 
sidewalks, greenways and multi-use trails.

Vision Plan



1990 – Original Comprehensive Plan Adoption

1999 – Updates based on Evaluation and Appraisal

2000 – Several Chapters Updated

2007 – Update to School Siting Policy

2010 – Major Comprehensive Plan Update

2012 – School Concurrency Removed

2013 – Elimination of Transportation Concurrency; Military Compatibility Added

2016 – Definitions of Key Terms Added

2018 – Coastal Management and Conservation Element Adopted

2019 – Future Land Use Map Updated and Converted to GIS

Comprehensive Plan Structural Changes



Comprehensive Plan Structural Changes



I.  Introduction & Implementation

II. Goals, Objectives, and Policies (GOPs)

A. Future Land Use Element

B. Transportation Element

C. Housing Element

D. Infrastructure Element

E. Coastal Management and Conservation Element

F. Recreation and Open Space Element

G. Intergovernmental Coordination Element

H. Capital Improvements Element

I. Public School Facilities Element

J. Property Rights Element

Comprehensive Plan Structural Changes

III. Data and Analysis (Supporting Documentation)

A. Future Land Use Element

B. Transportation Element

C. Housing Element

D. Infrastructure Element

E. Coastal Management and Conservation Element

F. Recreation and Open Space Element

G. Intergovernmental Coordination Element

H. Capital Improvements Element

I. Public School Facilities Element

J. Property Rights Element

IV. Map Element
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Future Land Use Map (Current)



• The future land use is the heart of your 
comprehensive plan 

• The map serves as a crucial visual 
representation depicting the community's 
desired future land use distribution

• It guides development decisions by identifying 
areas designated for residential, commercial, 
industrial, or conservation purposes, 

• Acting as a blueprint for long-term land use 
planning and ensuring alignment with the 
plan's overall goals and objectives

• May be amended when necessary

Future Land Use Map



Low Density Residential

1.Purpose – To provide for single-family 
residential development, along with appropriate 
accessory structures (such as family accessory 
units) and home occupations, and support uses 
including public facilities and public schools, 
where adequate vegetative buffers, parking, and 
setbacks are maintained.

2.Density – A minimum of zero (0) to a 
maximum of one (5.51) dwelling units (DU) per 
acre.

3.Uses – Single-family residences, accessory 
structures (including accessory dwelling units), 
home occupations, public utilities, places of 
worship, and public recreational uses.

Land Use Category Definition Updates

Low density residential 
development allows up to 5.51 
dwelling units per gross acres.

Current:

Updated (Example):



Land Use Updates



The zoning districts will need a review and update 
as there are some standards within them that 
would not allow the implementation of the 
development scenarios illustrated in this plan, 
that allow for a town center style redevelopment 
of the mall

 

• New mixed-use zoning district with bulk 
regulations and design guidelines that support 
vertically mixed-use town center building 
forms and additional residential density within 
them.

• Amend the existing C-1 and C-2 zoning 
districts to revise internal buffer requirements 
for multifamily structures on the interior of 
mixed-use developments,  […] ensure that 
exterior setbacks and buffering to existing 
single family neighborhoods are effective in 
creating a transition between development 
characters.

Land Use Updates



Potential South of 98 Overlay

Existing nonconforming uses can lead to 
complications for homeowners as well as 
administrative burden on city staff and 
council.

Some potential solutions:

1. Blanket relaxation of dimensional 
requirements for a specific neighborhood

2. Administrative process for relaxation of 
dimensional requirements

3. Creation of a Special Use permit process

4. Reliance on Variances only when 
appropriate

Land Use Updates



Land Use Updates



Transportation Policy Changes

“become a walking and biking city, with a 
connected network of sidewalks, greenways and 

multi-use trails.”

  - Vision Plan

- Policy 8.A.1.2 All new road construction 
projects within the City shall accommodate 
labor intensive transportation.  Such 
accommodation may include the installation 
of signage, striping of roadways, widening of 
shoulders, installation of bike racks, 
installation of sidewalks […]

Replace with
• Active transportation
• Non-motorized transportation
• Bike-pedestrian infrastructure



Transportation Policy Changes

• Florida Statute 316.85 allows fully 
autonomous vehicles to operate on 
public roads without a human 
operator.

• Changes to Parking Minimums

• Smaller ROWs

• Impacts on pedestrian / bike infrastructure

• Newly designed drop off areas

• FDOT has developed an Electric Vehicle 
Infrastructure Master Plan

• Charging Station 

• Okaloosa County ATMS



Housing

have a variety of housing opportunities, to 
serve the broad needs of the community 

across their lifetimes and household 
configurations

Additional housing opportunities can be 
provided in the form of small lot single 

family, manor houses, townhouses, stacked 
flat apartment buildings and within mixed 

use buildings. 

   - Vision Plan

Modify existing or create new FLUM 
definitions to allow for more “missing 
middle” housing opportunities.

• Remove requirements for individually 
platted lots, and the requirement that 
each unit shall be a minimum of 1,000SF. 

• Permit up to 20 dwelling units per acre.



Housing



Housing

Adopt or endorse strategies from the Okaloosa 
County Attainable Workforce Housing Strategic 
Plan

Ideas discussed:

• Community Land Trust

• Density Bonuses

• Create High Density Land Use Category

• Accessory Dwelling Unit Permissions

• Allow ½ Unit Counts for smaller units

• Reduce Parking Requirements

• Targeted redevelopment



Infrastructure Element



Infrastructure Element



Infrastructure Element

Water Reuse Cycle
Source: Wateronline.com 



Coastal Management and Conservation



Coastal Management and Conservation



Coastal Management and Conservation



Xeriscape

Policy 11.8.2.6 - The City shall continue to enforce 
the provisions of Ordinance 2004-13 which 
provides for the use of xeriscape landscaping, 
water saving devices, promotes the use of native 
plants, restricts the use of certain plants and 
accomplishes other things in order to reduce the 
demand for water and energy.

Potential modification to reflect the “Florida-
Friendly Landscape” Guidance Models for 
Ordinances, Covenants, and Restrictions and 
updated State Statutes



Recreation and Open Space Element



Recreation and Open Space Element

Modify element to reflect upcoming parks 
plan.

Policy questions:

• Larger more developed parks or smaller 
and more distributed

• Including divesting from some smaller parks

• Provision of a community center

• Requirements for developers

• Relocation of existing Community Garden



Intergovernmental Coordination Element

• Local
• Fire Protection and Emergency Services

• Schools 

• County & Neighboring Municipalities

• Regional
• TPO

• ECRC

• MIRR

• State
• DEP

• DEO

• Federal
• Military Installations



Capital Improvements Element

• Inclusion of Updated Capital 
Improvement plan projects

• Removal of outdated state requirements 
and references

• Incorporation of upcoming Road 
Maintenance / Park Plans

• Changes to implementation and 
planning process



Public Schools Facilities Element



Public Schools Facilities Element
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• Statutory Compliance: Section 163.3177, Florida 
Statutes, mandates a property rights element in 
comprehensive plans.

• Intent: Ensure property rights are respected while 
supporting planning objectives.

• Consequences of Non-Compliance: Potential 
state challenges to the comprehensive plan. Delays 
or obstacles in approving future amendments.

• Purpose: Balancing Interests

• Protect individual property rights.

• Promote broader community goals, such as:

• Sustainable development.

• Environmental protection.

• Public health and safety.

Property Rights Element



Model language provided by the Florida Department of 
Economic Opportunity (DEO) 

• The City of Mary Esther shall consider the following rights in local 
decision-making:
• The right of a property owner to physically possess and control their 

property.

• The right of a property owner to use, maintain, develop, and improve their 
property for personal use or for the use of any other person, subject to 
state law and local ordinances.

• The right of a property owner to privacy and to exclude others from their 
property to protect their possessions and property.

• The right of a property owner to dispose of their property through sale or 
gift.

Property Rights Element (Model)



May use the comprehensive plan to include additional guidance for 
staff and the City Council to use in implementing this plan and 
ordinances.

• Develop policies outlining how property rights will be evaluated 
during land-use decisions:
• Criteria for reviewing development applications.

• Transparency requirements for decisions impacting property rights.

• Conflict resolution mechanisms for disputes over property rights.

Property Rights Element (Guidance)



General Requirements

• Newspaper Notice for LPA 
Hearings

• At least 14 days and at least 5 
days before hearing
Notice posted at City Hall at 
least 7 days before event

• Staff reports are distributed at 
least 7 days in advance

Current Notice Requirements



Additional Requirements for 
Rezonings and Variances

• Applicant provides notarized 
affidavit stating that signs have 
been posted on the affected 
property.

• Applicant must provide affidavit 
showing that they have notified 
all property owners within a 
300’ radius by certified mail

Current Notice Requirements

This does not reflect current 
practice.

Recommendation: Update 
comprehensive plan and 
ordinances to clarify notice 
requirements and 
procedures



Implementation

Review Committee: 
• Mayor, 
• City Manager,
• Fire Chief, 
• Water and Sewer Supervisor, 
• Director of Construction and 

Maintenance, 
• City Clerk
• other key personnel 

The committee shall maintain information 
on development activity, level of service 
conditions, and other data necessary to 
accurately evaluate the implementation of 
the City's Comprehensive Plan. In addition, 
the committee will monitor and evaluate 
the CIP on an annual basis. 
    (Policy 14.A.3.6)



Annual Goal Setting Meeting

• Annual public meeting with staff and full 
Council
• Could be special meeting or agenda item

• Staff will summarize: 
• Progress on implementing Goals, Objectives, 

and Policies
• Any changes in state statutes affecting the 

plan
• Feedback from the community
• Recommendations for amendments or updates

•  Council will:
• Direct staff to begin amendment process (if 

necessary)
• Set priorities for implementation for the next 12 

months



Evaluation and Appraisal Report

• Local plans are updated at least every seven 
years through the Evaluation and Appraisal 
Report (EAR) process.
• Local governments should address changes in 

state requirements and local conditions since the 
previous Comprehensive Plan update

• The State Comprehensive Plan is reviewed 
annually.



Timeline
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Ada Clark, Community and Economic Development Director 

Ada.Clark@ECRC.org

Eric Christianson, Planner

Eric.Christianson@ECRC.org 

Thank You
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