Military Base Encroachment Issues & Planning

I.] Background

Through the adoption of Section 163.3175, F.S.  the Florida Legislature finds that incompatible development of land close to military installations can adversely affect the ability of such an installation to carry out its mission and that such development also threatens the public safety because of the possibility of accidents occurring within the areas surrounding a military installation. In addition, the economic vitality of a community is affected when military operations and missions must relocate because of incompatible urban encroachment. Therefore, the Legislature has directed local governments in the state to cooperate with military installations to encourage compatible land use, help prevent incompatible encroachment, and facilitate the continued presence of major military installations throughout the state. 

Further, the National Governors Association Policy on Encroachment and Military Activities provides:

 “The aim is not to prevent growth or limit any state or local authority but to encourage land uses that avoid encroachment and are consistent with both the scope of military activities at a particular base and the needs and safety of the neighboring community.” 

Local land use planning and zoning are cost effective tools for ensuring compatible development around military installations.

Prior to the Florida Legislature’s enacting the requirements of  Section 163.3175, F.S. most planning activities related to:

· Health, Safety, and Welfare of the Local Community Related to:

· Excessive Installation Noise in the Air Installation Compatible Use Zones (AICUZ));

· Incompatible development in the Accident Potential Zones (APZ); and 

· Use of the military initiated Joint Land Use Study which is a cooperative land use planning effort between military installations and the surrounding jurisdictions that is designed to promote community growth and development that is compatible with an installation’s training, and operational missions.

Through the adoption of Section 163.3175, F.S. local governments adjacent to military installations must updated their comprehensive plans to address compatibility issues. 
II.] Incompatible Development.  Incompatible development includes any land use activity or civilian development activity that adversely affects the utility or training and readiness missions of a military installation.  Incompatible development of land close to military installations can affect the ability of an installation to carry out its mission. Such development also threatens public safety because accidents sometimes occur in the areas surrounding an installation. The economic health of a community is affected if military operations and missions must relocate because of urban encroachment.
Examples of development or land use activities that might be incompatible with the mission of a military installation include: 

· Intensive residential development;

· Building/tower height;

· Lighting;

· Electromagnetic spectrum interference;

· Loss of endangered species habitat outside of military installations resulting in a curtailment of mission activities to prevent impacts to similar habitat areas inside the installation.
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No “One-Size-Fits-All” Solution to Encroachment of Military Installations

There is no universal approach to prevent encroachment. The aim is not to stop growth, but to ensure that land uses in specified areas are compatible with the scope of military activities at a particular base. Therefore, states have approached land-use issues for military bases in ways that best fit state and local views about land use, economic development, and private property rights.

III.] Military Base and Local Community planning Integration

Planning for compatible development around military installations is similar to planning for development neighboring large industrial or commercial areas.  Such planning involves weighing a varying mix of nuisance impacts and community safety issues with community growth, business and convenience issues.  The nuisance issues work both ways – base impacts to the community and community impacts to the base.
Most military installations attract development -- housing is constructed for employees who want to live nearby, and businesses are established to cater to the military community needs. As development encroaches upon the base, more people experience the noise and accident potential associated with aircraft and military training and testing operations. Without good planning and vigilance to changing conditions, the specialized mission of the particular military installation can often be threatened as a result of impacts from adjacent land uses and community. To balance the needs of base operations and community concerns the Florida Legislature has directed local governments to cooperate with military installations to encourage compatible land use, help prevent incompatible encroachment, and facilitate the continued presence of major military installations in this state. 

The Local Comprehensive Land Use Plan and the associated LDRs may need to consider, among other things:

· Accident Potential Zones;
· Noise Zones;
· Light Limitation Zones (“Dark Skies” needs);
· Electromagnetic Spectrum Use/Lmitation Zones;
· Building Height Zones;
· Vibration and Turbulence Zones;
· Hours of Operation;
· Military Training Air Routes;
· Transportation Needs; and,
· Base Support Industry/Commerce Areas.
Defining the Area of Influence

Military installations come in a variety of sizes, with often multiple missions and may exhibit a number if impacts, nuisance types and safety issues.  A local government should first meet with the installation’s officials and map out the areas of concern.  For small installations, the issues may be very discrete and might be handled with minimal effort.  For others, the impacts, nuisance types and safety issues are multiple and oftentimes the economic linkage to the community is substantial.  Though a small installation may be able to address a particular issue with implementation of say a height ordinance, or a noise zone, larger installations may require multiple zones, ordinances and actions.  In these instances one useful approach may be to examine the overlaying issue/impact/nuisance zone and establish a district of influence or overlay around the installation.  

Military Installation Zoning Overlay District (MIZOD)

A City/County may chose to establish a Military Installation Zoning Overlay District of a certain distance around the particular base/facility (e.g., the City of Freeport or Defuniak Springs could create an Eglin AFB Military Installation Zoning Overlay District) wherein a particular grouping of land use management and development regulatory instruments would be used within say a half mile of the base perimeter and within identified ingress or egress route to the base.

Suggested options for the Management of land within an identified MIZOD:

· Through the use of the adopted land use plan (map series and associated goals, objectives and policies) manage the density and intensity of allowable development within the MIZOD in response to particular nuisance type/incompatible development types;

· Through the use of adopted land develop code/regulations/ordinances manage development activities within the MIZOD in response to particular nuisances /incompatible development

· Purchase land as a buffer with a MIZOD to reduce opportunity for impacts;

· Purchase the development rights to the land within the MIZOD to create a buffer with limited uses allowed;

· Exchange or trade public land for desired property (City/County leveraging for larger buffer around bases;

· Plan the location of Parks/Greenways/Conservation planning areas within the MIZOD (Look for opportunities to locate city/county parks, greenway & trails in the buffer zones adjacent to military bases);

· Where environmentally appropriate, plan the co-location Wastewater Facility Treatment & Disposal Areas within the MIZOD (e.g. large treated wastewater sprayfield areas); [Note: a particular caveat applies here in that planning the location of such public faculties within a base buffer zone needs to be done in close coordination with the base officials to ensure secondary problems are not created that may increase the likelihood of accidents,  such as birds being attracted to a wastewater treatment lagoon facility, or birds being attracted to landfill operations near base airfield or low level flyway.  Thus, such facilities may, or may not fit within a base buffer zone.]
· Where environmentally appropriate, plan the co-location of Wellfield and Wellfield Protection Zone Locations within identified MIZOD; 

· Where environmentally appropriate plan for the placing regional and sub-regional stormwater management facilities in strategic buffer locations within the MIZOD. [Note: The same caution mentioned above applies to stormwater treatment facilities near airfields and low level flyways];

· Where environmentally appropriate, plan the co-location of wetlands/environmentally sensitive lands mitigation banks within the MIZOD.  [This may include coordination with the local FDOT district to identify areas within the MIZOD that could serve as mitigation banks]
Other Suggested Best Practices are:

· Conduct economic study of military installations and surrounding community to identify common linkages or conflicts – such studies may be useful in identifying lands adjacent to a base where compatible business and commerce activities can occur;

· Map high noise/accident potential areas and study encroachment impacts and desirable buffering needs;

· Limit expansion of public infrastructure within a identified MIZOD that may draw or direct development within the MIZOD – for example, roads and schools;

· Modify comprehensive plan/Land Development Regulations – establish compatible uses, noise attenuation  building standards for identified noise zones, etc.;

· Notify military of proposed/contemplated comprehensive plan changes, zoning and proposed development in a MIZOD or other impact areas;

· Disclose possible hazards and expected nuisances to residents and businesses within the MIZOD prior to land sale [ Thus, through local ordinance the real estate agent or property owner is required to inform a potential buyer of base related noise, vibrations, other nuisances or hazards via real estate advertisement, during the showing of the property, and at contract signing, prior to closing];

· Record disclosures of potential MIZOD nuisances/impacts in City/County tax records and land sales records;

· Affected local governments should maintain formal and informal communication and coordination between themselves and the military base commanders and designated base planner(s);
· Respond as a team to inappropriate development requests.

IV.] Types of Impacts

Nuisance and community safety impacts may arise from activities on the base, as well as from activities outside the base. The nuisance and safety issues work both ways – Base impacts to the community and community impacts to the Base.
Nuisance Impacts Resulting From Base Activities

· Noise (both daytime and nighttime)

· Electromagnetic (modern military involves use of a variety of electromagnetic impacts both intentional and secondary effects)

· Lighting (bright lighting from night time operations)

· Hours of Operation (potential for 24 hours of activity)

· Traffic 

· Other?

Safety Impacts Resulting From Base Activities

· Accident Potential Zones (Aircraft, missiles, bombs, electromagnetic pulses)

· Noise Zones (loud)

· Electromagnetic Spectrum Use/Limitation Zones (electromagnetic activity that can effect home devices, human medical devices)

· Building Height Zones  

· Vibration and Turbulence Zones (Damage to structures and nerves)

· Others?

Nuisance Impacts to Military Installations Resulting from Incompatible Adjacent Development

· Light (“Dark Skies” needed for training, night vision insturmentation)

· Electromagnetic Spectrum Use/Lmitation Zones (various home and business electromagnetic frequency overlaps and interference with military needs and technologies)

· Building Height Zones (to avoid impacts from low level aircraft and missile training and testing)

· Traffic and access (testing and training access route are reduced or closed out due to development or development at incompatible densities and intensities)

· Others?

V.] Descriptions of Various Nuisance and Safety Impact Factors

1.) Noise Impacts
Purpose and Intent

Noise compatible land use within the MIZOD is necessary to protect the public's health and welfare while preserving the base facility capability to efficiently meet aviation transportation, training and testing needs. 
Encroachment of incompatible development in the vicinity of a base airport facility or MIZODs can be prevented and further development controlled by regulation of noise sensitive land uses. Chapter 333, FS, ss 333.03, (2), 8 & (d), establishes the requirement and grants the authority for local government to enforce noise compatibility land use controls. In addition, local governments should use their community comprehensive plan to direct incompatible development away from such high noise areas. 

Incompatible development, particularly residential development, near airports and other military training, testing or tracking facilties may often create a body of resident activists who are annoyed by the noise/nuisance they are being subjected to from normal operations. These residents will create pressures on their elected officials and the airport to decrease, limit or prevent operations. 

Noise Level Zone.  Noise exposure can create conflicts with public welfare and quality of life for those living or working near airfields, heliport, military training and testing areas. Noise level contours are incrementally measured from the highest typical decibel (dB) generated within the airfield to locations where the decibel drops to 65 dB. For example, within an identified MIZOD Study Area, lands inside the 65 dB contour are referred to as the Noise Zone. The outermost noise contour represents the boundary for the Noise Zone. 

Under the AICUZ Program, DoD identifies noise zones as a tool for local planning agencies. DoD measures the noise exposure using the day-night average sound level (Ldn or DNL). The Ldn noise metric averages noise events that occur over a 24-hour period. Aircraft operations conducted at night (10:00 p.m. to 7:00 a.m.) are weighted because people are more sensitive to noise during normal sleeping hours, when ambient noise levels are lower. The Ldn contours are displayed on an AICUZ map to show the level of noise exposure in the surrounding communities.
As aircraft will land and take-off against the direction of the wind to create optimal conditions for safe take-off and landing, the noise zones occur in patterns similar to flight patterns at the airfield. As shown in the figure, noise contours tend to coincide with flight patterns and ground taxi routes at the airfield.  

[image: image1]A problem military installations and surrounding communities may experience over time is where the military installation changes the types of noise producing activities in response to changes in their mission and technology.  Undersized noise exposure zones (AICUZ)  may limit an installations future ability to accept changes in their mission that require larger noise buffers.  

Zone Definition

The concept of establishing a noise compatibility zone within an identified MIZOD is simple: 
1.)  Obtain from the military installation and/or FDOT a map depicting noise contours from existing and predicted operations.  [Factor in for possible increases in noise from changing technologies – i.e., don’t undersize the predicted noise contours.]
2.) Prevent or limit noise sensitive land uses in those areas where the level of sound exposure will act as a nuisance and adversely impact that land use. 

2.) Secondarily, for any development approved in these areas (new or redeveloped), design and construct structures with heightened sound proofing/insulations requirements.
The challenge is to determine how much generated sound constitutes noise impact and then determine what controls to exercise on which land uses within the identified noise compatibility zone. 

Sound is a measurable physical phenomenon. Sound events can be defined by many precise descriptors including frequency, duration and intensity. The descriptors can also be accurately mapped in relation to their source. Sound generally varies in intensity in direct proportion to distance. Noise is a term descriptive of the level at which sound becomes annoying or objectionable to humans and their activities. Noise impact can result from single, multiple or cumulative sound events that interfere with individual human pursuits and activities. While sound can be objectively defined, noise is essentially a subjective term. The level sound becomes annoying or objectionable remains a highly individualized interpretation. Human response to sound is so varied it can be nearly impossible to accurately assess. Individual life styles, pursuits and activities are key factors that influence response. 

Community values and demographics are major determinants of these individual factors. For this reason, local government must determine what method will best define their noise exposure areas, what uses are likely to be impacted and what land use controls will best serve their community's interests. Also, as noted above, military bases will vary the types of noise producing activities in response to changes in their mission directives and technology.   Narrowly defined noise exposure zones may be functional over the short term, but insufficient over the long term as an installation’s growth, change of technology or when installation’s mission changes and require expansion of a noise impact zone.
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It is important for a community to distinguish between:

 (1) Noise mitigation measures that reduce exposue of existing noncompatible land uses (i.e., remedial measures) and,

 (2) Noise mitigation measures that prevent the introduction of additional noncompatible land uses (i.e., preventive measures). 
Using such a distinction, the local government and the military installations need to identify clearly within the area covered by noise exposure maps the location of existing noncompatible land uses as well as the location of potentially new noncompatible land uses. 
Potentially new noncompatible land uses could include:

(1) Areas currently undergoing residential or other noncompatible construction; 
(2) Areas zoned for residential or other noncompatible development where construction has not begun; and,

 (3) Areas currently compatible but in danger of being developed noncompatibly within the timeframe covered by the military installation’s/airport's noise compatibility program. 

The purpose of distinguishing between existing and potential new noncompatible development is for the affected community and the military installation/airport operators to restrict their consideration of remedial noise mitigation measures to existing noncompatible development, and to focus preventive noise mitigation measures on potentially new noncompatible development. 
The most commonly used remedial noise mitigation measures are:

· relocation and land acquisition;

· providing for added noise insulation (in cities where there is an active energy conservation program, residences and businesses can often receive subsidies for added installation – i.e., added benefit);

· easement acquisition;

· disclosure requirements through local ordinance wherein the real estate agent or property owner is required to inform a potential buyer of base related noise, vibrations, other nuisances or hazards via real estate advertisement, during the showing of the property, and at contract signing, prior to closing;
· purchase assurance; and,

· transaction assistance.
The most commonly used preventive noise mitigation measures are:

· comprehensive planning which considers likely nuisance and compatibility issues and appropriately limits the density or intensity of allowable land uses; 
· corresponding zoning ordinances that also consider likely nuisance and compatibility issues and appropriately limits the density or intensity; 
· subdivision regulations that factor in likely nuisance and compatibility issues and appropriately, design, buffer and mitigate for likely impacts (e.g., through the use of “Conservation Zoning” and PUD ordinances development may be clustered on the site away from the nuisance impact zone and the remaining open space placed under a perpetual open space easement);

· acquisition of easements or development rights to restrict noncompatible development (for example, development of large parcels adjacent to military bases may be clustered away from the base and remaining open space placed under protective easement if granted density/intensity bonuses or infrastructure enhancements in the area where development is clustered); 
· revised building codes for greater noise insulation;

· Requiring  real estate agents or property owners to inform a potential buyer of base related noise, vibrations, other nuisances or hazards via real estate advertisement, during the showing of the property, at contract signing, and prior to closing;
· Acquisition of vacant land to prevent new development where noncompatible development on the vacant land is highly likely and local land use controls will not prevent such development.  
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Often, combinations of these measures are applied to ensure the maximum compatibility.  
Noise Insulation Construction Standards and Incentives

In areas of relative close proximity to an AICUZ or identified noise components of a MIZOD, building construction standards can be strengthened to incorporate construction techniques that improve noise insulation for residential and certain non-residential structures. Noise insulation construction standards can be reduced or waived when residential development is clustered or located away from base perimeter or placed outside of the MIZOD, Accident Potential Zones, Clear Zones, and Noise Zones.

2.) Building Height Impacts and Particular Airport/Heliport Zones 
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There are several means available to obtain overlay zoning maps that reflect the federal obstruction height standards. Every airport/helicopter port master plan or update should include a drawing showing the FAR Part 77, Imaginary Airport Surfaces based on the ultimate runway development and airspace obstruction overlay zone maps for ingress and egress corroders. 

Local community planners or their consultants’ staff should ensure this information is made available during comprehensive planning updates and that it is used to help manage for appropriate land development. Where no digital mapping system is available to local government, various state agencies can assist the planning and engineering staff in drafting.

The AICUZ Report for each military airport will include height overlay zoning maps based on federal obstruction standards in ss 77.28 CFR. Communities should coordinate with the local military facility to obtain these maps and use them in planning for compatible land use activities. The military facility should be tasked to provide maps in a format compatible with the local government system. 

For airports using the Florida Aviation Information Management and Decision Support System as developed by the Florida Department of Transportation, its programming will produce and plot three dimensional depictions of the obstruction surfaces if desired.  The program was designed to provide site specific analysis of existing or proposed objects with the obstruction standards then display results analytically and digitally either as plotted hard copy or in digital file format. This portion of the program was intended to assist the airport and local government planning staff in evaluating development proposals for the airspace protection aspect of compatible land use regulation.

In general, obstructions to air navigation are considered to be: 

(1) any object man-made or natural outgrowth that is 200 feet or higher from the ground level of the airport and within a two mile radius; and, 

(2) any object that protrudes above the plane of imaginary surfaces defined in Part 77 sections 77.25, 77.28 and 7.29 CFR. 

Runway Protection Zone (RPZ): The RPZ is an imaginary area that extends from the end of the runway outward and upward in a trapezoidal shape to a distance of 200 feet above the ground with a beginning width equal to that of the runway. 

It is desirable to clear the entire RPZ of all above ground objects.  Where this is impractical, airport owners and community officials should as a minimum maintain the clearance of all incompatible land use activities from the zones.  Incompatible land uses include but are not limited to those which lead to an assembly of people. 

Accident Potential

It is essential to prevent the following uses in the Accident Potential Zones (APZ):

· High residential densities;
· Labor intensive industries;
· Use that involve above ground explosive, fire, toxic, corrosion and other hazard characteristics being developed or stored in the zone;
· Promotion of population concentrations i.e. subdivision growth or placement of schools;
· Location of utilities and services that are required to serve area wide populations where disruption would have an adverse impact;
· Concentration of persons who are unable to respond to emergency situations such as children, elderly handicapped etc.; and,
· Hazards to aircraft operations.
3.) Electromagnetic Spectrum Impacts
The modern military installation is heavily reliant on use of electronic equipment that may be subject to interference from electromagnetic sources.  Likewise, the modern community is heavily reliant on use of electronic equipment that may be the source of electromagnetic interference.  To avoid conflict, local communities can use help to avoid or manage problems through use of their Comprehensive plans and land development regulations.
Communication Tower Regulations

Communication towers (cell towers, radio antenna, etc) present the potential for both physical intrusion into active air space and electromagnetic intrusion of signal that may affect military training, testing and readiness.

A County/City may need to revise development regulations for communications towers to address specific concerns for aircraft safety and base testing and training activities. Cell tower height limits should be considered for areas within the local government’s jurisdiction that are used for low level tactical training or testing.  Electromagnetic interferences/impacts should also be addressed.

The local government should establish procedures for communication tower applicants to obtain written notice of review (a letter of approval, disapproval or modification) from the affected military installation regarding potential conflicts with operations (height, frequency, other). 

This letter should be submitted to the local government prior to commencing staff review of such applications. 
Limiting Electromagnetic Interference/impacts 

The base planner may need to work with adjacent jurisdictions to …..
4.) Lighting Impacts

Similar to natural environmental lighting limitations such as those employed for sea turtle protection, communities near military installations may need to develop and adopt a “Dark Skies” ordinance to establish outdoor lighting standards applicable to areas near airfields or military training areas used during night hours as well as airfields and military training areas where night goggle training is practiced.  

[image: image5]
Further, ground lighting should not interfere with an aviator’s vision or with night vision instrumentation or equipment. Outdoor lighting should also not cause pilot confusion with landing approach flight patterns. Lighting standards need to promote compatibility with aircraft operations within the vicinity of airfields.  

Outdoor lighting ordinances, including a model ordinance available from IDA (International Dark-Sky Association), have been refined over the past decade and are very clear and understandable. Most are designed to do the following: 
· Control glare by requiring luminaires that are shielded to direct light downward; 

· Limit the height of luminaires relative to the property boundary, thus preventing light trespass onto adjoining properties; 

· Require top-lighting for advertising signs that are externally illuminated; 

· Prohibit certain types of advertising lights, such as searchlights and laser lights; and,

· Control the intensity of lighting
Among the most common sources of light pollution are streetlights that fail to deliver all of their light downward, outdoor security lights around buildings, billboard illumination directed upward onto a sign (where some of the light misses the signs altogether or is reflected off the sign), landscape illumination directed upward or outward, service/gas stations along highways and interstates; and, light escaping from inside buildings at night (including office buildings that are left fully lit for cleaning, and convenience stores that operate at night with extremely high illumination levels). 

Local Governments can consider ordinances to require light shielding that captures lost light (which shines upward) and will direct it downward - where light serves most effectively for the safety and security of all concerned.  In addition, the ordinance encourages energy conservation of electricity through the use of lower wattage bulbs.
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Dark Skies Policies. There is a "dark skies" concept supported and promoted by, among others, the Illuminating Engineering Society of North America (IESNA) to require reduced lighting levels and therefore sky glow. An article favoring a dark skies policy is Wilson, "Light Pollution Efforts to Bring Back the Night Sky" ENVIRONMENTAL BUILDING NEWS, September 1998; http://www.buildingreen.com/features/night/nightlight.cfm .

The human eye has tremendous capacity to adapt to varying light levels—from less than a tenth of a footcandle to more than 30,000 footcandles. 




Source: Outdoor Lighting Manual for Vermont Municipalities 

VI General Examples of Goals, Objectives and Policies

1. Planning Goal

The City/County of will cooperate with XXXXXX (military installation) to encourage compatible land use, help prevent incompatible encroachment, and facilitate the continued presence of this military installation and the economic base that it provides. 

1.1) Objective

In coordination with the commanding officer and the designated military planning official the City/County will work to identify and establish a Military Installation Zoning Overlay District (MIZOD) of a certain distance around the particular base/facility wherein land use management and development regulatory instruments will be used to reduce nuisance impacts, provide for the safety of the community and limit incompatible development of land close to the military installation that adversely affect the ability of the installation to carry out its mission.
1.2) Policy

The Military Installation Zoning Overlay District (MIZOD) may need to consider implementation of actions to address:

· Accident Potential Zones;

· Noise Zones;

· Light Limitation Zones (“Dark Skies” needs);

· Electromagnetic Spectrum Use/Lmitation Zones;

· Building Height Zones;

· Vibration and Turbulence Zones;

· Hours of Operation;

· Military Training Air Routes  of access and egress;

· Transportation planning issues; and,

· Base Support Industry/Commerce Areas.
1.3.) The County/City hereby establishes Military Airport Zones (MAZ) to serve as overlay districts, within which growth management policies and regulatory techniques shall guide land use activities and construction in a manner compatible with the long-term viability of airports and military installations and the protection of public health and safety. (adapted from Santa Rosa 3.3.A.1)

Planning Coordination Policy Suggestions
2.) The city/county will transmit to the commanding officer and the designated base planner of (XXXXX) information relating to proposed changes to comprehensive plans, plan amendments, permitted structures and proposed changes to land development regulations which, if approved, would affect the intensity, density, or use of the land adjacent to or in close proximity to the military installation. 

3.) The City/County shall provide the military installation an opportunity to review and comment on the proposed changes to comprehensive plans, plan amendments, permitted structures and proposed changes to land development regulations which, if approved, would affect the intensity, density, or use of the land adjacent to or in close proximity to the military installation. 

4.) The Local Planning Agency will include, as an ex-officio member, appropriate local Department of Defense representative to advise the City/County on land use issues with the potential to impact military facilities or operations. (adapted from Santa Rosa 3.3.B.2) 
5.) As part of the regular Local Planning Agency process, the county will inform the designated military base representative of development proposals within one mile of the base boundary and/or the established Military Airport Zones (MAZ) accident potential zones, noise zones or any identified aircraft or shipping ingress or egress corridor by providing base planning officials copies of the LPA agenda and appropriate documentation of the proposed changes when requested. (adapted from Escambia County Comprehensive Plan 8.E.2.1) 
6.) As part of the City/county regular development review committee (DRC) process, the county/city will inform the designated military base planning office of development proposals within a mile of the base boundary or any established Military Airport Zones (MAZ), accident potential, noise zone or any identified aircraft or shipping ingress or egress corridor established for the base facility(ies) by providing them copies of the up coming DRC agenda and specific project information upon their request. 
7.)  All applications for site plan or subdivision reviews, variances, conditional uses and special exceptions located within an MAZ (or established MIZOD) shall be referred to the appropriate local Department of Defense officials for review and comment. (adapted from the Santa Rosa Plan, 3.3.B.3)

8.) The County shall encourage the location of compatible commercial and industrial uses adjacent to or within MAZ/MIZOD and PAZ boundaries at locations where roads, water, and sewer are available and such uses will not adversely impact existing established residential neighborhoods. (Santa Rosa 3.3.A.4) 

9.) The County/City land Development Code shall contain regulations addressing: noise abatement; the height of structures; lighting/illumination controls; telecommunications/radio frequency controls; and, land use compatibility through the establishment of an Military Environs Overlay Zones.  These changes shall be adopted into the Land Development Code by the end of 200? (adapted from the Santa Rosa 4.1.K.1)

10.) Continue the uses of the City/County Comprehensive Plan Committee consisting of staff personnel from the City/county, the other affected jurisdictions, (Name) military installation and the County School Board to coordinate comprehensive plans for the local governments, plans school board and the military’s need to prevent encroachment and to provide information regarding proposed development. (adapted from Okaloosa 13 .A. 1.2, 1.2)

The Air Installation Compatible Use Zones (AICUZ) and Accident Potential Zones

11.) The City/County shall review Comprehensive Plan amendments for compatibility with the XXXXX Air Installation Compatible Use Zone program.  The County/City Board of Commissioners may deny a petition for a Comprehensive Plan amendment if determined that such amendment is incompatible with the AICUZ program.

12.) The City/County will coordinate with the Military to effectively regulate land uses in areas covered by the AICUZ to support the military’s aviation mission while protecting the private property rights of the land owners.

13.) The City/County will utilize information provided by the Commanding Officer and the designated Base Planner, such as the Air Installation Compatible Use Zone Study, Aircraft Noise Survey, waterway security areas studys and ingress and egress corridor needs studies when developing plans to control the encroachment of incompatible development in the vicinity of the military installation.  

14.) The City/County shall support feasibility studies that investigate the establishment of policies that regulate land use in areas of aircraft accident potential such as the AICUZ. 

15.) The City/County, in conjunction with the local Airport Authority and local military authorities shall enforce the AICUZ zoning ordinance which prevents the creation, establishment, or maintenance of hazards to aircraft and prevents the destruction or impairment of the utility of the airports to the City/County or the public investment therein.

16.) Continue to regulate development in approach zones to airport runways in accordance with the AICUZ regulations in order to protect the safety and welfare of property owners, residents and businesses in the area. 

Noise Zones

17.)  The City/County shall adopt Land Development Regulations to regulate new structures and the use of land within “X” feet of the 65 LDN contour around airports to reduce the likelihood of the siting of land uses susceptible to the adverse effects of airport noise 

18.) Require improved sound insulation for residential and business commercial construction within the identified Noise Zone or low level overflight areas (military operations ingress and egress areas).

Light Limitation Zones

19.)  Goal:  Light pollution, the upward and outward distribution of light, either directly from fixtures or from reflection off the ground or other surfaces can interfere with military installation mission activities such as night time training activities, low level flight operations and training, aviator’s vision (causing pilot confusion with landing approach flight patterns or with night vision instrumentation or equipment). The City/County will through its Comprehensive land planning authorities, LDRs and development review and approval processes work to manage lighting to reduce its interference with military base operations.
19.1) Policy - In coordination with the commanding officer and the designated military planning official the City/County will identify areas in particular need for implementation of a light pollution controls through the development of a local “Dark Skies” ordinance.  Existing or proposed development in these areas will meet specific lighting limitations provided by the City/County LDRs.
19.2) Policy - The City/County will coordinate proposed transportation improvements projects with the TPO/MPO, FDOT (where appropriate) and the affected military installations to manage light pollution impacts to base operations.
Electromagnetic Spectrum Use/Limitation Zones

20.) Goal - A County/City may need to revise development regulations for communications towers to address specific concerns for aircraft safety and base testing and training activities. Cell tower height limits should be considered for areas within the local government’s jurisdiction that are used for low level tactical training or testing.  Electromagnetic interferences/impacts should also be addressed.
20.1) Objective - The local government will establish procedures for communication tower applicants to obtain written notice of review (a letter of approval, disapproval or modification) from the affected military installation regarding potential conflicts with operations (height, frequency, other). 

20.2) Policy - The location and physical diminsions of proposed telecommunication towers will require written evidence (an official signoff letter) that the tower meets the approval of the appropriate local Department of Defense officials for the affected military installation or identified military operations ingress and egress areas. This letter should be submitted to the local government prior to commencing staff review of such applications. 

Building Height

21.) The City/County shall enforce the Air Installation Compatible Use Zones (AICUZ) overlay zoning classification that restricts heights of structures around any airport facility. (Adapted from Clay County Policy 5.1.1)

Transportation Planning      
22.) Goal:  The City/County will seek the input, information and opinions of military officials on local transportation studies and the planning, design and construction of transportation project that may affect military installations.

23.) Policy - The City/County will coordinate with the commanding officer and the designated base planner of (Installation Name) on all proposed transportation improvements projects and corridor planning studies in identified MIZOD/MAZ areas and in identified military operations ingress and egress areas. TPO/MPO, FDOT (where appropriate) and affected neighboring jurisdictions will be included in such coordination efforts.

23.)  Policy - The County will continue to cooperate with the Pensacola metropolitan Planning Organization (MPO/TPO) and the Florida Department of Transportation in order to provide access and mobility to (Name of Military installation). (adapted from Santa Rosa 4.1.L.1)
24.) Policy – The City/County shall coordinate all aviation or related facilities with the plans of the Federal Aviation Administration, military services, resource planning and management plan prepared pursuant to Chapter 380, Florida Statutes and approved by the Governor and Cabinet, the Florida Department of Transportation 5-Year Plan, and the Continuing Florida Aviation System Planning Process as adopted. [9J-5.015(3)(b)3] (adapted from Monroe County - 1301.4.5)

25.) Policy - The City/County shall coordinate expansions and operation of the “X airport” (Name of local Airport) with the local Base commander and identified base planner. (adapted from Monroe County -  501.5.4, 1301.4.8)

26.) Policy – The City/County will seek and include input from military planners/officials regarding the development of the Local Long Range Transportation Plan and Five-Year Work Program for all proposed transportation projects that affect identified MIZOD/MAZ or military operations ingress and egress areas.
27.)  Policy - Prior to the initiation of new port development or major redevelopment of existing port facilities, the City/County and/or the local port authority, will supply pertinent information to the affected state and federal agencies and military installations. (adapted from the City of Jacksonville 7.4.1)

Future Land Use

28.) Policy -The expansion of non-conforming land uses which are inconsistent with this Plan and the Future Land Use Map is prohibited. (adapted from Santa Rosa 3.1.D.1)

29.)  Policy -Future Land Use Map amendments and rezonings within the identified MIZOD/MAZs that would allow for increased gross residential densities are prohibited. (adapted from Santa Rosa 3.3.A.3)
29.1)  Policy -Caveat: Exceptions may be considered only when a proposed land use change/rezoning is necessary in order to reclassify a designation for a parcel that is inconsistent with the zoning of adjacent properties, providing such exception would not adversely affect military operations.  It is the intent of this policy that those exceptions be rare and corrective in nature. (adapted from Santa Rosa – 3.3A.2)
30.) Policy - Limit residential development density increases to one unit per (five/ten) acres within the MIZOD study area perimeter. 
31.) Policy - All development and expansion of existing or proposed aviation facilities shall be consistent with the adopted Future Land Use Map and the goals, objectives, and policies of the Conservation and Coastal Management Elements of this Plan. (Adapted from Santa Rosa Plan, Policy 4.1.K.3)

32.) Policy - The City/County shall continue its efforts to purchase land surrounding “X”(Name of military installation) for the purposes of attracting complementary business, locating compatible public infrastructure or facilities or to protect these bases from encroachment. (adapted from Santa Rosa 2.1.B.2)

33.) Policy – By (Date), the City/County will develop a program for the purchase of agriculture and conservation easements for the purpose of limiting development adjacent to military facilities.  Upon completion, the City/County will amend the Comprehensive Plan and Land Development Code as appropriate to implement the program. (adapted from Santa Rosa 3.1.B.5)

34) Policy - All development and expansion of existing or proposed aviation facilities shall be consistent with the adopted Future Land Use map and the goals, objectives, and policies of the Conservation and Coastal Management Elements of this Plan. (Adapted from the Santa Rosa Plan, Policy 4.1.K.3)

35.)  Policy - The City/County will work to purchase (fee simple or less than fee simple) buffering lands within a MIZOD/MAZ to reduce opportunity for impacts to the land within the MIZOD;  

35.1) Policy - Funding for such purchases may be sought and leveraged through a variety of state, federal or foundation programs for a variety of rationales (e.g.,  Florida Forever, Florida Community Trust, United States DoD funds, US Fish and Wildlife Services funds, Water Management District Funds)

36.) Where logical and efficient, the City/County will work to exchange or trade public land for desired property that result in additional buffering for buffering around the “X” (Name of military installation).

37.) Goal - The City/County in coordination with the commanding officer and the designated military planning official will explore the potential for collocation of various public facilities and areas within the identified MIZOD or military operations ingress and egress areas.

37.1) Policy - The City/County will work to plan the location of Parks/Greenways/Conservation planning areas within the identified MIZOD/MAZ areas (Look for opportunities to locate city/county parks, greenway & trails in the buffer zones adjacent to military bases).

37.2) Policy - Where environmentally appropriate and acceptable to base planning officials, the City/County will consider the co-location of Wastewater Facility Treatment & Disposal Areas within the MIZOD (e.g. large treated wastewater sprayfield areas); [Note: a particular caveat applies here in that planning the location of such public facilities within a base buffer zone needs to be done in close coordination with the base officials to ensure secondary problems are not created that may increase the likelihood of accidents  such birds being attracted to a wastewater treatment lagoon facility, or birds being attracted to landfill operations near base airfield or low level flyway.  Thus, such facilities may, or may not fit within a base suffer zone.]

37.3.) Policy - Where environmentally appropriate and acceptable to base planning officials, the City/County will consider the co-location of Wellfields and Wellfield Protection Zone Locations within identified MIZOD.

37.4) Policy - Where environmentally appropriate and acceptable to base planning officials, the City/County will consider the co-location of regional and sub-regional stormwater management facilities in strategic buffer locations within the MIZOD. [Note: The same caveat mentioned above of caution applies to stormwater treatment facilities near airfields and low level flyways].

37.5.) Policy - Where environmentally appropriate and acceptable to base planning officials, the City/County will consider the co-location of wetland/environmentally sensitive lands mitigation banks within the MIZOD.  [This may include coordination with the local TPO/MPO and FDOT district to identify areas within the MIZOD that could serve as mitigation banks].

38.) Policy - The land use planning tool, “Conservation zoning” and the resultant desired clustering of development away from “X” (Name of Military installation) will be used to enhance buffering for lands within identified the MIZOD/MAZ.

39.) Goal - Conservation and agriculture uses adjacent to military installations provide a buffer between the installation and incompatible development; therefore, the County will, whenever feasible, support efforts to purchase conservation lands, conservation easements or agriculture easements as part of development plans. (adapted from the Santa Rosa Plan - 3.3.A.3)
40.) Policy - The principal purpose of the Military land use category is for federally owned lands used for military purposes.  Development densities and intensities are not subject to regulation by the City/County within the base perimeter.  Military commanders will be requested to follow the recommended densities and intensities as specified in the City/County comprehensive land use plan consistent with natural resource constraints as well as all City/County environmental design criteria. (adapted from Monroe County 101.4.14)
41.)  Goal - By 200?, the City/County will complete a Joint Land Use Study (JLUS) in cooperation with the Department of Defense for the purpose of protecting current military base operations from encroachment. 

Intergovernmental Coordination

42.) Policy - The County shall continue to participate in the Memorandum of Understanding with the cities of Laurel Hill, Crestview, Niceville, Valparaiso, Cinco Bayou, Shalimar, Ft. Walton Beach, Mary Esther and Destin, the Okaloosa County School Board, Eglin AFB, Hurlburt Field, Okaloosa Walton Community College, and the University of West Florida, to provide information regarding all development activities that affect identified MIZOD/MAZ or military operations ingress and egress areas. (adapted from Okaloosa County 1.7)

43.) Policy - The City/County shall further protect the current and long-term viability of military installations and airports through effective coordination and communication with “X” (Name of military installation) and the U.S. Department of Defense. (adapted from the Santa Rosa Plan - 3.3.B.1)

Others 

44.) Policy - Within identified MIZOD, MAZs and PAZs, the proximity of property to an airfield or active military training or testing area must be disclosed by the seller at the earliest possible stage of any land sales activity. 

45.) Policy - The City/County will facilitate the provision of information to the public regarding the location of military installations and public airfields and impacts typically associated with these facilities through such means as: identifying and adopting a Military Installation District Overlay Zone (MIZOD); posting maps of the zone and the likely impact/issues on the City/County’s website; installing signage near airfields or active military training or testing areas where appropriate; and. requiring MIZOD/MAZ and PAZ accident potential zone, and noise zone information on site plans and subdivisions plats.

46.) Policy - The City/County will continue to coordinate with “X” (Name of the military installation) representatives regarding the City’s/County’s economic development program.  Such coordination will occur primarily through a team approach and may include such things as ex-officio membership on the TEAM “X” Board of Directors (local economic development group) and joint use of military facilities for commercial, industrial, or community activities when appropriate. (adapted from the Santa Rosa Plan - 3.3.B.6)

47.) Policy - To ensure long-term economic opportunity for the residents of the City/County, the City/County shall take advantage of its unique (military) resources, transportation systems, and location to capitalize on any reasonable National and State of Florida efforts regarding monetary or technical support(e.g., grants, low interest loans and planning studies)  to promote compatible development and business development opportunities in areas proximate to the installation. 
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Important Land Planning Information





Airport Noise Exposure Areas


Chapter 333, F.S., specifically addresses limiting residential development and educational facilities in areas contiguous to airports. It discusses two alternatives to establish airport noise exposure areas where land use controls should be applied. Alternatives are available for airports having FAA approved noise contour maps and those without such maps.





Approved Airport Noise Contour Maps


An airport noise map produced in accordance with provisions of 14 CFR Part 150, Airport Noise Compatibility Planning is one alternative to determine an airport's noise exposure area. FAR Part 150 provides guidance for complete airport noise compatibility planning. A key aspect of this planning directive is the development and preparation of airport noise exposure maps. Appendix A of FAR Part 150 establishes the standards, methods and procedures for producing these maps.








Building A Buffer Area Around A Military Installation





1.)  Identify the area of nuisance/compatibility issues and map it.


2.) Once a desired buffer area has been identified look at the following list of options to see if any can be applied to your community.


Purchase land outright as a buffer within a MIZOD to reduce opportunity for impacts or likewise, purchase the development rights to the land within the MIZOD to create a buffer with limited uses allowed;  Funding for such purchases may be sought and leveraged through a variety of state, federal or foundation programs for a variety of rationales (e.g.,  Florida Forever, Florida Community Trust, United States DoD funds, US Fish and Wildlife Services funds, Water Management District Funds)


Exchange or trade public land for desired property (City/County leveraging for larger buffer around bases;


Plan the location of Parks/Greenways/Conservation planning areas within the MIZOD (Look for opportunities to locate city/county parks, greenway & trails in the buffer zones adjacent to military bases);


Where environmentally appropriate, plan the co-location Wastewater Facility Treatment & Disposal Areas within the MIZOD (e.g. large treated wastewater sprayfield areas); [Note: a particular caveat applies here in that planning the location of such public faculties within a base buffer zone needs to be done in close coordination with the base officials to ensure secondary problems are not created that may increase the likelihood of accidents  such birds being attracted to a wastewater treatment lagoon facility, or birds being attracted to landfill operations near base airfield or low level flyway.  Thus, such facilities may, or may not fit within a base suffer zone.]


Where environmentally appropriate, plan the co-location of Wellfield and Wellfield Protection Zone Locations within identified MIZOD; 


Where environmentally appropriate plan for the placing regional and sub-regional stormwater management facilities in strategic buffer locations within the MIZOD. [Note: The same caveat mentioned above of caution applies to stormwater treatment facilities near airfields and low level flyways];


Where environmentally appropriate, plan the co-location of wetlands/environmentally sensitive lands mitigation banks within the MIZOD.  [This may include coordination with the local FDOT district to identify areas within the MIZOD that could serve as mitigation banks]

















Important Land Planning Information


Air Installation Compatible Use Zone (AICUZ): AICUZ is a land use planning program used by the Air Force to protect the integrity of military operations at airfields, and to protect the safety, health and welfare of the affected public through source and operational controls and the use of land use compatibility measures.


Accident Potential Zone (APZ): Areas located beyond the clear zone at the end of a runway, as shown on the air installation compatible use zone map. APZ I and APZ II are 3,000 feet by 5,000 feet and 3,000 feet by 7,000 feet, respectively.


Clear Zone (CZ): A 3,000 foot by 3,000 foot area at the end of each runway wherein certain activities are prohibited due to the risk of aircraft mishap.


Military Operations Area (MOA): A designated airspace below 18,000 feet MSL that is established to separate military activities from instrument flight rule traffic and to identify where these activities are conducted for the benefit of pilots using visual flight rules. 


Runway clear zone" means a runway clear zone as defined in 14 C.F.R. part 151.9(b).


Military Training Route (MTR): An MTR is a designated corridor of airspace with defined vertical and lateral dimensions established for conducting military flight training at airspeeds in excess of 250 nautical miles per hour.














Important Land Planning Information





Light pollution is the upward and outward distribution of light, either directly from fixtures or from reflection off the ground or other surfaces. 


Glare is direct light shining from a fixture (luminaire) that makes it difficult to see or causes discomfort—it is especially a problem for motorists. 


Light trespass describes the shining of light onto neighboring properties when that light is intrusive or objectionable. 


Sky glow refers to the composite illumination coming from towns, cities, and other developed areas—it is the yellowish glow you see in the sky when you look from a relatively dark area toward a nearby town or city. 
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