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e^Z]jh]n

o pqrstqtuvwvxyu z {jk _\^ ]_eZ_^ml^] Zha

]jf`_ljh] k^e^ |eZ[_l[Zffb Z||fl^a lh ]lclfZe

clfl_Zeb lh]_ZffZ_ljh [jhal_ljh]}

o ~t�tsyrqtuv �x� z �\^ gZel^_b ji \j`]lhm

Zha [jcc^e[lZf a^g^fj|c^h_] lh[f`a^a lh

_\^ |fZh}

o �x��xyu ��rry�v z {jk _\^ a^g^fj|c^h_

Zflmh] kl_\ Zha ]`||je_] _\^ |elcZeb

cl]]ljh ji Ymflh �le �je[^ �Z]^}

o ��yuyqx� ��y�v� z �\^ |j_^h_lZf ije _\^

a^g^fj|c^h_ _j ]_lc`fZ_^ fj[Zf ^[jhjcl[

Z[_lgl_b Zha �jd [e^Z_ljh}

o �tvt�wu �y��xu� z �\^ |ejgl]ljh ji

\j`]lhm ]jf`_ljh] ]|^[l�[Zffb _Zlfje^a _j

c^^_ _\^ h^^a] ji g^_^eZh]}
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Methodology 

As Jacobs offers recommendations for each parcel, it is crucial to evaluate the developmental viability 
to ensure the success of future projects. To �� ��� ��� 	
���� ��

 �
� ��������� �����
� ��
������
indicators to rank parcels according to their developability. These indicators are separated into three 
categories and are as follows: 

1. Vulnerability Assessment 
a. Location and Accessibility 
b. Infrastructure Availability 
c. Environmental Factors 

2. Regulatory Assessment 
a. Zoning Regulations 
b. Regulatory Barriers 

3. Market Analysis 
a. Population Density 
b. Community and Social Needs 
c. Market Demand 

�
�� �����
��� �� ������ ������� ��� 
�� ��� �� ��
����� �
����� ����� �� �
�
� ���� ��� ������ �����
��������� ���
��� �������
� ��� �������
���� � �����
� ����������� �� �
�� �
����� �� �������� ������ 

 

Vulnerability Assessment 

Location and Accessibility - Proximity to major roadways and other transportation infrastructure which 
can enhance the attractiveness of the parcel for residential or commercial uses.  

1. Accessible via unpaved roads, no existing curbs cuts/entrances.  
2. Accessible via local neighborhood roads. One site edge along public right of way, no existing 

curbs cuts/entrances. 
3. Accessible via local neighborhood roads. Multiple site edges along public right of way, at least 

one existing curbs cuts/entrances. 
4. Adjacent to/entrances placed on major roadways with one site edge along public right of way, 

one existing curbs cuts/entrances. 
5. Adjacent to/entrances placed on major roadways with multiple site edges along public right of 

way, with more than one existing curbs cut/entrance. Dedicated public transit stops within .25 
miles of the property boundary. 



������ ���	
��� �������� 
 ���

5. Infrastructure already in place on site. 

Environmental Factors - T�� �������� �	 
��� ������ �
���
� �
�
���� ������
���� 
�� ���� ��
���� ����

affect construction costs and environmental risks. 

1. Environmental constraint affects ��� �	 �������
��� 
���
��� ������� �����onmental 
������
���� ��������� 

2. �����������
� ������
��� 
		���� ��� �	 �������
��� 
���
��� Some environmental 
������
���� ��������� 

3. �����������
� ������
��� 
		���� ��� �	 �������
��� 
���
��� Some environmental 
������
���� ��������� 

4. �����������
� ������
��� 
		���� 	�� �	 �������
��� 
���
��� 
����� �� �� �����������
�

������
���� ��������� 
5. Environmental constraint affects 5% or less of developable 
���
��� �� �����������
�

������
���� ��������� 

 

Regulatory Assessment 

Zoning Regulations – P�������� 
�� ����
����� ���� ���� �� ������
�� �� �������
�� �� ������ 	�����

����������� �� ��������
�� �	 ��������� 
�� �������� �
�� ��� �
��  

1. Adjacent uses are ������
����� ���� proposed �����
��  
2. ��

���� ���� 
�� ����
����� ���� �������� �����
��  

Infrastructure Availability - Access to electricity, broadband, water, sewer, and other public services will 
impact a developer’s ability to develop the site. 

1. No nearby existing infrastructure 
2. Existing infrastructure that minimally covers development needs along right of ways adjacent 

to site.  
3. Existing infrastructure that partially covers development needs along right of ways adjacent to 

site.  
4. Existing infrastructure that fully covers development needs along right of ways adjacent to site.  



��� � ������ ������� 	��
�� ����

Market Analysis 

Keeping population density, community and social needs, and market demand in mind, the planning 
team evaluated each parcel according to applicable characteristics to identify suitable land used for 
each parcel, ensuring that they align with both the mission of Eglin Air Force Base and the needs of the 
surrounding community.  

The assessment of population density is necessary as a higher population density can indicate greater 
demand for housing and commercial businesses. Community and social needs can be analyzed 
through the assessment of an area’s proximity to quality schools and healthcare services. Market 
demand is established by analyzing trends in the local market.  

The following characteristics were considered when conducting the market analysis but, unlike the 
vulnerability and regulatory assessments, did not receive a score.  

� Existing Surrounding SFR – The presence of existing single family residential in adjacent 
properties indicates a higher population density and therefore a greater demand for additional 
housing and commercial businesses.  

� Proximity to Employment – Employment centers within close proximity to a development may 
allow for high density residential uses to supply local jobs with local workers. 

� Critical Mass of Residential Uses – Where residential uses are concentrated, local retail and 
����� ��� �	
��� 
�� �� a more concentrated population density. 

� ������ – ����� ��
 
����� 
����������� �
� ��
� ������ �� ������
 �	�� �����
 ����� ��������

high-volume roads that provide connectivity to one another. High-������ �
���� �� ��������
 ��

more than 25,500 average annual daily trips and/or major road connectivity.  
� Proximity to Existing Hospital – 	�
���� ������ ��������� �
���
 �� �� ������
 �
������ �� �


within a close proximity to existing hospitals. 
���� �
������� �� � 	������� �� ��������
 �� ��

existing hospital present within a 2-mile radius.  

Outcomes/Scoring 

��
 ��������� ����
� �������
 ��� �
�� each ����
� ������ ���� the assessment criteria. 
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` Outcomes/Scoring 

The following indicates which characteristic each parcel possesses and compatible uses 
according to those characteristics. 

� Density of Senior Population – � ���������	 
������� 
� ����
� 


���	�
�� ������	�� � ���� �
�

��
�� 
�
����	� 	
 ������� ������	��������� ����
� 


���	�
�� �� ��������� �� � ������ 	���	

population that is comprised of 20% or more seniors.  
� Availability of Existing Medical Services – ����� ��� �����		�� �� 	�� 
������� 
� �������

available existing medical services. The presence of medical services (excluding hospitals) 
within 2 miles of the site is considered close proximity.  

� Proximity Of Eglin AFB Gate – Eglin AFB plays a critical role within Okaloosa County as an 
employer. Existing and future developments within close proximity to the installation will have 
a greater impact on the installation mission. Close proximity of a development is within 2.5 
miles of an Eglin AFB Gate.  

� Proximity to Public Transportation – ����� ��� ��	��� �����

���	� ��� �
�� ������ 	
 �������

when they have connectivity to major roadways and surrounding development. Close 
proximity to public transportation increases development connectivity. Close proximity is 
��������� �� 	�� 
������� of a public transit stop within a .5 mile radius.  

� Visibility – Site visibility plays a large factor in the placement of hospitality-related 
developments. A site is considered highly visible if it can be viewed from a public right of way 
with little to no forest cover.  

� Population Density– Areas with a higher population density have a greater demand for 
����	�
��� �
����� ��� �
�������� ����������� � ����� 


���	�
� �� ��������� �� ����	��

than 500 people per square mile on a census tract/adjacent census tract.  
� Resilience Needs – Areas faced with environmental hazards, such as storm surge risk, are more 

���������� ��� �
��� �����	 ��
� ���
�	� 	
 �������� 
������ �����������  
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Development Viability
�������

1 2 5 17 9 10 11 13

�	

�
�

��
�
�
�� Location & Accessibility 5 5 5 4 5 4 4 1

Infrastructure Availability 4 4 5 3 4 4 4 5

Environmental Factors 5 5 2 4 4 4 3 4

�
��
	

��
�

�

Zoning Regulations 2 2 2 2 2 2 2 2

Aggregate Score 16 16 14 13 15 14 13 12

Development Viability* 

Development viability was scored 
using both Vulnerability and 
Regulatory criteria. 

Each indicator is scored between one 
and five to quantify varying types of 
data, with the higher score reflecting 
greater potential for development. 
Additional detail is described in the 
Viability Methodology Summary. 

While all Orphan Parcels are 
technically developable, this analysis 
identified Parcels 1 and 2 as most 
favorable for development, 
followed by 5, 9, and 10. 
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*Development 
Viability 

Favorable with minimal 
development 
constraints

Moderately favorable with 
some development 
constraints

Development 
possible with 
several constraints

Land Suitability Summary
Keeping population density, community and social 
needs, and market demand in mind, the planning team 
evaluated each parcel according to applicable 
characteristics to identify suitable land uses for each 
parcel, ensuring that they align with both the mission of 
Eglin Air Force Base and the needs of the surrounding 
community. 

This evaluation revealed that while there are 
opportunities for some type of development on each 
parcel, certain parcels offer broader suitability for a 
range of uses and/or greater development flexibility 
Refer to the Viability Methodology Summary for 
additional detail on each characteristic’s criteria. 

Note that the parcels on the west side of the study area 
have more proximity to the Eglin Gate, other 
employment areas as well as traffic. These parcels, such 
as Parcel 1, 2, and 5,  lend themselves more to multi-
family developments and general commercial. 

The eastern portion of the study area has more of a 
focus on population density and existing residential uses 
which influences the need for additional medical office 
and neighborhood commercial uses on sites such as 
parcels 9 and 10. 
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Potential Use Characteristic 1 2 5 17 9 10 11 13

Su
ita

bil
ity

Multi-Family Residential
Proximity to Employment � � � � � �

Townhomes

Critical Mass of Residential Uses � � � � � �Neighborhood 
Commercial

Potential Residential Existing Surrounding Residential � � � � �

Community Commercial High Traffic Roads � � � � � � �

Medical 
Office/Educational

Dense Senior Population � � � � �

Proximity to Existing Hospital � � � �
Availability of Existing Medical 
Services

� � � � � �

General Commercial
Proximity to Transportation � � � �

Proximity to Eglin Gate � � �

Hospitality
Visibility � � � � � � �

Recreation, Conservation, 
Open Space, 
Civic/Government

Population Density � � � � � � �

Resilience Needs � � � � � �

Water Access � � � �

Parcel Recommendations Summary
Based on the suitability evaluation conducted 
by the planning team, the figure to the right 
summarizes the recommended uses for each 
of the Orphan Parcels. 

The following is a market-supported 
development program projected over a 20-
year planning horizon. Each parcel plan 
further breaks down how these uses could be 
distributed throughout the Orphan Parcels. 
Subsequent slides go into greater technical 
detail by parcel
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Potential Use 1 2 5 17 9 10 11 13

Multi-Family Residential � �

Townhome � � � � �

Potential Residential � � �

Neighborhood Commercial � � � � � �

Community Commercial �

Medical Office/Educational � � �

General Commercial �

Hospitality �

Recreation � � � � �

Open Space/Conservation or Future 
Development

� � � � � � �

Civic/Government �

Land Use Development Program

Housing 2,200 – 2,800 units

Retail 400,000 – 600,000 SF

Office 320,000 – 480,000 SF

Hotel 200 – 300 Rooms

Recreation + 
Open Space 

650 – 950 acres 

Proposed Program
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Parcel 1: Camp Pinchot

Residential Neighborhood- 
Serving Commercial

200-300 Units
8-12 Units Per Acre

±18,000 SF

Open Space/Natural 
Resource Management Recreation

± 85 Acres ± 60 Acres

�

Precedence 
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Parcel 1: Camp Pinchot

�

Proposed Program
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Parcel 2: East Garnier Creek

UPDATE
Multi-Family Townhome

Neighborhood- 
Serving Commercial

875-1025 Units
30 Units Per Acre

225-275 Units
12 Units Per 

Acre

± 60,000 SF

Recreation
± 30 Acres

Open Space
± 30 Acres

Community 
Commercial

± 175,000 SF

General 
Commercial

± 175,000 SF

�











��� � ������ 	��
��
 ��
��� 	���

Precedence 

Orphan Parcels Master Plan | Parcel Recommendations 38

Parcel 2: East Garnier Creek

UPDATE

�

Parcel 5: Poquito Bayou
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Opportunities & Constraints 

1. Scenic Views/Conservation Opportunity

2. Air Force Enlisted Village (Veteran Housing)

3. Existing Single Family Residential

4. Future SR 85 Realignment (Westside Expansion Plan)

5. Environmental Contamination/Greyfield Site

6. Storm Surge Risk

7. Eglin Boulevard Extension to West gate

91 Acres 39 Acres
Total Area Net Developable Area

Viability Criteria Score

Location & Accessibility 5

Infrastructure Availability 5

Environmental Factors 2

Zoning Regulations 2

Regulatory Barriers 1

Aggregate 
Viability Score

��
Moderately favorable 

with some development 
constraints

�

Land Suitability
Characteristic Parcel 5
Population Density �
Existing Surrounding Residential
Critical Mass of Residential Uses �
Proximity to Eglin Gate �
Proximity to Employment �
Traffic �
Proximity to Transportation �
Dense Senior Population �
Proximity to Existing Hospital �
Availability of Existing Medical Services �
Visibility �
Resilience Needs �
Water Access �
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Parcel 5: Poquito Bayou

Appropriate Uses

� Townhomes

� Hospitality

� Educational

� Open Space

Applicable Characteristics 

�

Precedence 
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Parcel 5: Poquito Bayou

City of Colorado Springs

Air Force Academy Foundation

�

Parcel 17: Addie Lewis

Orphan Parcels Master Plan | Parcel Recommendations 42

Opportunities & Constraints 

1. Existing Single Family Residential

2. Existing Street Network

3. Existing School Board Property

4. To Eglin Airfield & Destin Fort Walton Airport

5. High Traffic Commercial Corridor

6. Storm Surge Risk

21 Acres 17 Acres
Total Area Net Developable Area

Viability Criteria Score

Location & Accessibility 4
Infrastructure Availability 3
Environmental Factors 4
Zoning Regulations 2
Regulatory Barriers 1

Aggregate 
Viability Score

��
Development possible 
with several constraints

JO
HN

 SI
MS

 PK
WY

GRANDVIEW AVE

FLORIDA AVE

�

Land Suitability
Characteristic Parcel 5
Population Density
Existing Surrounding Residential �
Critical Mass of Residential Uses �
Proximity to Eglin Gate
Proximity to Employment
Traffic �
Proximity to Transportation 
Dense Senior Population
Proximity to Existing Hospital
Availability of Existing Medical Services
Visibility 
Resilience Needs
Water Access 

Orphan Parcels Master Plan | Parcel Recommendations 43

Parcel 17: Addie Lewis

Appropriate Uses

� Single-Family Residential

Applicable Characteristics 

JO
HN

 SI
MS

 PK
WY

GRANDVIEW AVE

FLORIDA AVE

�
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Parcel 17: Addie Lewis

�

Parcel 9: North Nine
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Opportunities & Constraints 

1. Northwest Florida State College

2. Existing College Planetarium

3. College Boulevard Access & Potential Tie-In to Niceville Utilities

4. Wetlands

5. Existing Golf Cart Path

6. Eglin AFB Golf Course

7. No Access to Mid Bay Bridge Road

8. FDOT Buffer

282 Acres 184 Acres
Total Area Net Developable Area

Viability Criteria Score

Location & Accessibility 5

Infrastructure Availability 4

Environmental Factors 4

Zoning Regulations 2

Regulatory Barriers 1

Aggregate 
Viability Score


�
Moderately favorable 

with some development 
constraints

COLLEGE BLVD

SR-293

�

Land Suitability
Characteristic Parcel 5
Population Density �
Existing Surrounding Residential
Critical Mass of Residential Uses
Proximity to Eglin Gate
Proximity to Employment �
Traffic �
Proximity to Transportation �
Dense Senior Population �
Proximity to Existing Hospital �
Availability of Existing Medical Services �
Visibility �
Resilience Needs �
Water Access �
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Parcel 9: North Nine

Appropriate Uses

� Townhomes

� Multi-Family Residential

� Neighborhood Commercial

� Medical Office

� Open Space

Applicable Characteristics 

COLLEGE BLVD

SR-293

�

Precedence 
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Parcel 9: North Nine

Chris - 
Label

COLLEGE BLVD

SR-293

�

Parcel 10: K-21
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Opportunities & Constraints 

1. Wetlands/Conservation 
Opportunity

2. NWFS Expansion (Study in 
Progress)

3. City of Niceville

4. Northwest Florida State 
College

5. College Road Access & 
Potential Tie-In to Niceville 
Utilities

401 Acres 250 Acres
Total Area Net Developable Area

Viability Criteria Score

Location & Accessibility 4
Infrastructure Availability 4
Environmental Factors 4
Zoning Regulations 2
Regulatory Barriers 1

Aggregate 
Viability Score




Moderately favorable 

with some development 
constraints

6. Forest Road Access

7. Interchange Access

8. No Access to Mid Bay Bridge 
Road

9. FDOT Buffer

COLLEGE BLVD

�

Land Suitability
Characteristic Parcel 5
Population Density �
Existing Surrounding Residential �
Critical Mass of Residential Uses �
Proximity to Eglin Gate
Proximity to Employment �
Traffic 

Proximity to Transportation 

Dense Senior Population

Proximity to Existing Hospital �
Availability of Existing Medical Services �
Visibility �
Resilience Needs �
Water Access �
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Parcel 10: K-21

Applicable Characteristics 

Appropriate Uses

� Single Family Residential

� Townhomes

� Neighborhood Commercial

� General Commercial

� Open Space

�

COLLEGE BLVD
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Parcel 10: K-21

�

COLLEGE BLVD

Parcel 11: L-34
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Opportunities & Constraints 

1. Existing Single Family Residential

2. College Boulevard Access & Potential Tie-In to Niceville Utilities

3. No Access to Mid Bay Bridge Road

4. FDOT Buffer

200 Acres 142 Acres
Total Area Net Developable Area

Viability Criteria Score

Location & Accessibility 4
Infrastructure Availability 4
Environmental Factors 3
Zoning Regulations 2
Regulatory Barriers 1

Aggregate 
Viability Score

��
Development possible 
with several constraints

COLLEGE BLVD

�

Land Suitability
Characteristic Parcel 5
Population Density �
Existing Surrounding Residential �
Critical Mass of Residential Uses �
Proximity to Eglin Gate
Proximity to Employment �
Traffic 
Proximity to Transportation 
Dense Senior Population
Proximity to Existing Hospital
Availability of Existing Medical Services �
Visibility �
Resilience Needs �
Water Access 
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Parcel 11: L-34

Appropriate Uses

� Civic Uses

� Neighborhood Commercial

� Recreation

� Open Space

Applicable Characteristics 

COLLEGE BLVD

�

Precedence 
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Parcel 11: L-34

COLLEGE BLVD

�

Parcel 13: L-24
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Opportunities & Constraints 

1. Existing Residential

2. Potential Trail Connections

3. 293 – 20 Interchange

4. Range Road Junction

5. EOD Range Trails

6. Curb Cut Challenge

7. FDOT Buffer

8. No Access to Mid Bay Bridge Road

78 Acres 62 Acres
Total Area Net Developable Area

Viability Criteria Score

Location & Accessibility 1
Infrastructure Availability 5
Environmental Factors 4
Zoning Regulations 2
Regulatory Barriers 2

Aggregate 
Viability Score

��
Development possible 
with several constraints

RANGE RD

�

Land Suitability
Characteristic Parcel 5
Population Density �
Existing Surrounding Residential �
Critical Mass of Residential Uses �
Proximity to Eglin Gate
Proximity to Employment
Traffic �
Proximity to Transportation 
Dense Senior Population �
Proximity to Existing Hospital
Availability of Existing Medical Services �
Visibility �
Resilience Needs �
Water Access 
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Parcel 13: L-24

Appropriate Uses

� Open Space

Applicable Characteristics 

RANGE RD

�
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Parcel 13: L-24 RANGE RD

�




