Planning for Positive Economic and Environmental Outcomes
Green Infrastructure Development - 

Part I - The Backbone of the Panhandles Economy
The long-term environmental and economic well being of the Panhandle are intertwined. It is clear that the region is primed and ready to grow over the next several decades, and that if we begin today we have the opportunity to influence, mold and direct the eventual form and nature of the environmental and economic intercepts. The projected development in the Panhandle and our past experiences in coping with similar development in south and central Florida lead us to ask a number of questions about the future environmental health and economic well-being of the Panhandle. 

Will unplanned and sprawling growth overwhelm the natural land and water heritage and produce a landscape that is no longer a good home for plants, animals (and many of us)? Will our existing and strong land-based economies of nature-based tourism, military and agriculture be displaced or lost to other economic realities? Or is it possible to steward and conserve enough land and water to sustain the land resources based economies, the landscape character and the inherent biological values of the region with its high quality of life while accommodating sound and sustainable development? This question will be answered to a great degree in the next five years.

There is an opportunity, perhaps unique in our country, to bring many interests together to guide change in northwest Florida in a way that protects the natural values of the Panhandle while accommodating growth. The key to accomplishing this is whether those interests---local and state governments, the military, land development companies, sportsmen, environmental groups, private landowners and other community members -- can agree on a vision for northwest Florida's future. A future that can, we believe, be built around a framework of conserved greenspace that will sustain the region's natural resource values and provide significant economic returns in the years to come. A rapid period of change and the economic forces behind it place the Florida panhandle at a crossroads in its history.

To protect the natural values of the Panhandle while accommodating growth, a regional environmental and economic development strategy needs to be set into motion. This will require the combined efforts of the greater business, governmental and environmental communities (private, public and NGO sectors.) A successful regional environmental and economic strategy must focus and respond to the needs of the growing human population, and must identify, protect and sustain certain basic environmental components while nurturing existing and growing new economic components. 

A. Regional Background on Natural Resources 
The Florida Panhandle region has many great natural resource values:

· Its productive bays and estuaries support commercial and sports fisheries and are nursery grounds for the marine species of the Gulf of Mexico. 

· Longleaf pine and bottomland hardwood forests offer working landscapes and supply timber, other forest products such as tupelo honey, and are habitat to game species like quail, turkey and deer. 

· Its aquifers provide water for human consumption and sustain the flow of dozens of springs. 

· The varied landscape of the region, including some of the nation's most beautiful beaches, attracts an increasing number of tourists and makes northwest Florida an ideal place for second home development. The Panhandle is an outstanding place for outdoor recreation swimming, fishing, hiking, canoeing and kayaking, observing nature, hunting and just enjoying the outdoors. 

· Large expanses of forested open space insulate military installations critical to national defense from encroachment by development that could compromise the missions of these installations. 

· The Panhandle is a place of exceptional biological diversity. According to Precious Heritage, a survey of biodiversity in the U.S. completed by The Nature Conservancy, northwest Florida (and adjoining lands in Georgia and Alabama) is one of the six most important places for diverse and rare species in the country. 

· The Panhandle has valuable agricultural areas that offer active working landscapes with distinctive a cultural/social heritage. 

Taken together, these assets are the foundation for the region's economy and are a natural treasure of national significance. Over the years, citizens, elected officials and government agencies, have recognized this and so substantial lands have been protected for conservation by public and private action. Such areas include the Apalachicola National Forest, the St. Marks and St. Vincent National Wildlife Refuges, the Blackwater River and Tates Hell State Forests, the Wakulla Springs State Park, the Apalachicola Bay National Estuarine Research Reserve, the Apalachicola and Choctahatchee Preserves of The Nature Conservancy and the conservation easements donated by landowners in the Red Hills.

The Panhandle is changing rapidly. Numerous large landowners are converting substantial areas from the previous silvaculture and rural land uses to new communities, especially along the coastal areas or near existing urban areas. Development pressures are increasing region-wide. Transportation and other infrastructure are being planned and constructed to link across the landscape to support a growing population. Tallahassee, Panama City and Pensacola are sprawling into their adjacent rural areas. Further, interspersed between areas of concentrated development, a rural sprawl is beginning to tax the capacity of local governments to deliver services.

The region's natural resources have always been the foundation of the Panhandle's economy and their conservation must continue to guide our actions. They are what make this area desirable and livable. 

B. Overview of Panhandle Economic Components 
At a minimum the list of major Panhandle economic components may include:

1)  Nature-based tourism is expanding from existing emphasis on the coast/beach related markets, to looking inland to the larger blocks of protected public and private lands such as:

· Blackwater State Forest-Eglin, Yellow River and Choctawhatchee lands and waters; 

· Pine Log State Forest, Econofina-Deerpoint Lake Watershed and potentially, the conserved areas of the West Bay Sector Plan. 

· Apalachicola National & Tates Hell State Forests, Apalachicola, Chipola and Ocklocknee River Corridors and Apalachicola & Apalachee Bays watersheds; and the, 

· Redhills and Wakulla, St. Marks, Wacissa and Aucilla Spring fed rivers of the eastern Panhandle. 

These areas represent tremendous existing environmental-economic investment that has plenty of room for future innovative use that can be supportive of regional economics and quality of life. Existing and developing nature-based activities such as hunting, fishing, bird watching, nature photography and enjoyment, boating, canoeing, kayaking, hiking, biking, swimming, tubing and a host of others are a part of the region's existing economic base. If nature-based businesses are nurtured and the resources upon which they depend are protected, there is the strong potential to grow this sector of the economy into a much larger and sustainable component.

2)  Agricultural, silviculture and rangeland as an important feature of the Panhandle economy and culture. Private silviculture, rangeland and farming operations (the working landscape) should continue to be supported where they following best management practices to meet environmental protection concerns. Large private landholders engaged in silviculture, rangeland and farming adjacent to and linking core public conservation lands and the region's military institutions support the continuance of these enterprises.

Agricultural operations represents an existing, large economic base that have recently experienced some contraction. Nevertheless, they should be nurtured as an important part of the Panhandle's future. Loss of these agricultural areas to "rural sprawl" will be costly. Costly not only in the sense of far-flung and inefficient infrastructure deployment and services delivery, but also because it will affect the military economy that benefit from the low-density agricultural lands. Loss of such low-density lands will affect the military's capacity perform their mission(s).

3)  Commercial fishing, seafood production and recreational fishing where managed well, form a sustainable economic segment. An example of the value of these industries to the region can be found by reviewing available market data for just the Apalachicola River and Bay's contribution to fish and seafood, both commercial and recreation, we find a total value of $141.5 million (1994 dollars, "The Economic Value of the Apalachicola River and Bay", Gregory W. Garrett, 2003.) This component of the region's economy is directly natural resource-based, and if managed properly can be sustainable. 

4)  Multiple military bases that represent an existing, strong economy that year-after-year pump billions of dollars into the Panhandles economy. For example, Eglin Air Force Base alone adds over $2,300,000,000 (billion) dollars to Florida's economy each year, with economic multiplier effects this translates to over $5 billion dollars for the state and region (adapted from Fishkind & Associates, Inc., see, Economic Impacts of Military Base Activity in Florida, 1997.) Similar economic impacts result from the Navy's installations in Pensacola and Tyndall AFB in Panama City.

Presently, our Panhandle military bases are being asked to expand their missions amidst the growing need for security in a shrinking world and as global competition for limited resources accelerates. Panhandle military installations and the traditional air and water corridors (ranges) they use for training and testing are being encroached upon. Without forethought and purposeful land use management to direct growing population and development away from these military ranges, the Panhandle will become less attractive and base closure may follow. 

A forward-looking economic strategy for the region needs to incorporate military base encroachment buffers and airspace corridor needs into local land use plans. In this regard, the spatial needs to support and sustain our Panhandle military economic components are promoted and enhanced by the existing large nodes of public land (national forest, state-forests and NWFWMD lands) and their direct linkages to existing rural private lands. From the military perspective, A sustainable range management plans@ need to be developed, articulated and then incorporated in to local land use plans. These range management plans need to promote the long-term continuance of active military functions in the region through land conservation efforts and the maintenance of private working rural landscapes that each preserve the existing low density and intensity land use.

Unplanned and sprawling growth (even rural sprawl of moderate densities) overwhelms and diminishes the ability of these military bases in the Panhandle to continue their missions. The military training and weapons system development and testing needs of such bases come under threat from the cumulative effects of poor land use planning and development. Over time, too much development encroaching upon these areas will diminish their ability to fulfill their defined missions at Panhandle locations. The consequence will be for the military to transfer the functions elsewhere, resulting in base closures. 

5)  High technology, modern industry related service business. This sector benefits from military technology, government driven support functions and regional communication needs. These businesses benefit when planning has occurred to help direct them to identified planning areas that foster activation of "central place" planning concepts wherein multiple related businesses locate within an area because of their similar infrastructure, material, cost saving and employee needs. Thus, for many modern industries and business sectors this relates to:

· Ease of linking to "hard" infrastructure such as sewer, water, roads, railroads and airports. Pre-planned and established infrastructure components lessen the startup costs and time for new business development. They essentially provide an incentive and cost savings to businesses, stimulating further business development. A region can target and direct new businesses types to locate in their area by accommodating particular industry/business needs. Likewise, poorly planned and coordinated hard infrastructure deployment can prove costly and ineffective for business recruitment (witness the many far flung and relatively under-used industrial parks counties often develop.) 

· Permitting ease in identified planning areas relative to environmental concerns (e.g., stormwater management, wetlands and upland habitat protection needs - may include the use of pre-established general permits, regional and subregional mitigation park establishment, regionalized/sub regionalized stormwater facilities); 

· Ease of linking to modern communication networks (fiber optics, cable, DSL, telephone, video etc); 

· Availability of an adequate and sufficiently educated employee base. This relates to the adequacy of the local school system, local college availability and special training facilities. In the Panhandle this might mean having the public and private universities and community colleges form cross-linkage programs and/or provide specialized course offerings tailored to the developing business community needs. Special research projects, "think tank" functions and public/private institutes can also be created within the region's colleges and universities to support development of high technology, modern industry related services. 

· Proximity and availability of green space and multiple recreational opportunities including boating, swimming, fishing, hunting hiking, biking, golfing etc. opportunities of an area. A diversity of recreational opportunities within close range translates to the Panhandle being a desirable location. In the competitive business world where the rest of the globe competes for business recruitment and development, the most tangible asset for an area that sets it apart from others areas is the natural environment. 

6)  Second/seasonal home and retirement living. This portion of the region's economy is growing at an accelerated pace as the "baby boom" generation heads toward retirement and competes for, as well as benefits from, natural landscapes. Many second home and retirement communities look for outdoor, cultural and medical facilities. Second/seasonal home and retirement living provides a flow of wealth to the Panhandle based on folks that not only prefer there be established green infrastructure, but often look to locate adjacent to, or in relative close proximity to such areas. 

A key to a desirable and livable Panhandle is to view economic, environmental, and social values as complementary and interdependent. Upon understanding and accepting the interdependencies, we can begin to plan and design solutions that have linkage, synergy and that provide multiple benefits to our region. Plans and actions to develop or expand economies in the region should be cognizant of the need to protect our basic existing economic components. Further, plans and actions to develop or expand economies in the region need to be cognizant and protective of the underlying green infrastructure. 

At the regional or local levels this should mean that many public and private "grey" infrastructure projects (e.g., transportation, stormwater and wastewater) be looked at in light of their linkage, and thus synergy to green infrastructure. Green infrastructure areas can at times overlay and be integrated with traditional "gray" infrastructure projects through regional and local land use and capital improvements planning and development processes. This may be especially true along the edges or as extensions of land off the main backbone of green areas. Finally, for efficient development and protection of the region's economic sectors and to save the public and private infrastructure investment dollars, suburban and urban levels of development should be directed toward active designated planning areas.

C.  Panhandle Green Infrastructure - Backbone of the Region's Economic Base
Green infrastructure is the protected open space managed for conservation, recreation and in many instances as private working rural lands. Some components are as big as a watershed while other components may be as small as footpaths. Some pieces are publicly owned, but others may be established as easements on private lands that encourage thoughtful land stewardship and the continuance of traditional rural land uses. Some areas may be managed to protect or restore native ecosystems, other areas may be managed to provide sustainable military ranges, others to meet local and regional recreational needs, while other areas may remain rural working farm and forest lands. Overlap of the variously managed areas is oftentimes a given, desirable and of low or minimal conflict. The green infrastructure concept works to link and integrate this open space to one another as functional ecosystems, forests, parks, trails and working rural lands with their inherent cultural and historic aspects. 

In the Florida Panhandle green infrastructure works to:

· Protect the quantity and quality of surface and underground waters including the waters of bays and estuaries. Sustain traditional natural resource-based industries such as commercial fishing and shell fishing and forestry. 

· Provide outstanding opportunities for outdoor recreation including sport fishing and hunting, hiking, nature observation, canoeing, kayaking and boating, swimming and exploring wild areas (e.g., provide the linkages for the Florida Trail). 

· Protect sufficient habitat for the entire diversity of species native to the panhandle region. 

· Insulate military bases and their traditional air and water corridors from encroachment and to buffer military operations from other land uses. 

· Support tourism based on enjoyment of natural resources. 

· Create an attractive environment for investment in new and restored communities including second and retirement homes. 

· Create an attractive environment for investment in new business recruitment and development. 

· Avoid or mitigate damage from flooding and storms. 

· Retain the historic quality and character of life in the region. 

D. What Open Space Should Be Conserved as the Basic Green Infrastructure?
Much of the green framework for the Panhandle is already in place and contributes to reaching the goal. Much of this land and water, including military installations, state and national forest and other public lands should remain under its present use. Additional lands should be conserved based upon the following objective criteria that support the goals noted above. For instance land that: 

· Protect water resources including shorelines of creeks, rivers and bays, tidal and freshwater wetlands, and water supply and important aquifer recharge zones. 

· Protect critical habitat areas for native plant and animal species including wildlife corridors (maintenance of very low density landscapes through land use planning, conservation easements and acquisitions.) 

· Buffer military activities and preservation of necessary airspace and water corridors (maintenance of very low density landscapes through land use planning, conservation easements and acquisitions.) 

· Provide sites for outdoor recreation, hiking and trails. 

· Sustain forestry, agriculture and other natural resource based industries. 

· Complete the boundaries of existing protected areas and infill parcels. 

· Protect scenic and historic sites. 

· Provide for natural hazard mitigation by directing development away from areas subject to repeated natural hazard. 

· Support regional transportation facilities designed to include large encroachment buffers, parkway configurations and facility design that limits development access adjacent to or within sensitive areas. 
E. Example: Visualizing the Panhandle's Green Infrastructure
A "Florida Panhandle Conceptual Conservation Study Map" has been proposed as a visualization tool around which we can discuss, suggest and understand Panhandle conservation area needs and greenway placement, suburban and urban development areas, military use and agricultural areas. Initial proposed greenway areas consist of:
· Existing protected areas and military bases; 

· Core conservation areas with the highest natural resource values that are best protected by some form of outright acquisition for conservation; 

· Critical habitat (may or may not overlap core conservation areas); 

· Undeveloped shorelines and larger wetlands; 

· Areas needed to complete existing parks and preserves; 

· Buffer areas supportive of both the military and existing natural protected areas that have significant conservation values but might be expeditiously protected through available conservation tools B acquisition of conservation easements, farm bill programs, special regulatory provisions, landowner agreements; 

· Encroachment buffers specific to military operations; 

· Aquifer recharge zones and public water supply watershed areas (e.g., Deer Point Lake Watershed Bay County water supply); 

· Important forest product and agricultural industry lands; 

· Watersheds of important rivers and bays (e.g., Apalachicola Bay); 

· Portions of Development Planning Areas, but within which there are significant natural resource values such that detailed, community based planning can identify those parcels that should be developed at varying intensity and those that should be set aside in local open space systems. New highway corridors, large DRI's and sector plans fall into this category. Examples are the West Bay Sector Plan area in Panama City and St James Island in eastern Franklin County; and,
·  Other lands.

[image: image1.jpg]



A Conceptual Conservation Map helps us understand where potential areas of conflict may occur and allows an opportunity to address and reconcile such issues. These draft maps have been produced by reviewing overlays of existing public data and sketching in boundaries for areas as described above and then working with a wide variety of stakeholders to review and suggest modifications. These rough boundaries are for the purposes of discussing the concepts being advanced and to facilitate informed discussion regarding conservation and development strategies with a wide range of stakeholders. 

Part II - The Intersection of Green Infrastructure and Transportation Infrastructure - Facility Planning, Development and Deployment
Transportation infrastructure has significant direct and indirect effects on the natural and rural environment. Roads directly affect wildlife habitat, ecosystems, water quality, water flow, land consumption, road kill, habitat fragmentation, and replacement of natural cover with impervious surfaces and invasive species. A road's environmental footprint extends far beyond the edge of its pavement. In fact, nationwide the "road effect zone" is estimated to be 15 to 20 times as large as the actual paved right of way. Poorly planned roads and highways open up vast areas of wilderness and farmland to sprawling residential and commercial development. 

Over the next few years Panhandle residents need to be aware of their environmental-economic connections and to minimize the impacts from large infrastructure to the natural landscape, biodiversity, working rural lands and military's airspace corridors and base non-encroachment areas. Because transportation infrastructure necessarily precedes development, transportation infrastructure deployment will direct and shape future urban growth areas as well as affect the viability of our natural, rural and military lands. 

In simple terms, we have a tremendous existing investment in natural, rural and military lands in the Florida Panhandle. The land uses shape and sustain important economic sectors within the region. As the population grows, various large transportation facilities are being planned and developed (and others will follow) that will impact and possibly reduce the viability of these existing investments. If we don't recognize and consider the potential land transforming nature such large transportation infrastructure we will disrupt, lessen and possibly lose portions of natural, rural and military lands and the economies they support.

Given that large transportation projects are likely in the Panhandle's future, how can we plan ahead to protect our existing public and private green investments? Can we examine and direct the use of appropriate land use planning and best management practices? How might we ensure that FDOT, local governments and others follow such planning and BMP guidelines? Are the current Florida processes sufficient to tackle large-scale infrastructure development across extensive sensitive natural and rural areas without resulting in induced development in these areas? Can the new and untested Florida "Efficient Transportation Decision Making" (ETDM) process meet the challenge? 

Addendum I
Guiding Principles for Planning Transportation Infrastructure
Through or Near Sensitive Areas
Below are a number of guidelines gathered from past experiences that may be used as a starting point for discussion and analysis. [See, "Second Nature Improving Transportation Without Putting Nature Second" Defenders of Wildlife, 2002; "The Conservation Minded Citizen's Guide to Transportation Planning" Defenders of Wildlife, 2003; and "The Wekiva Basin Area Task Force Final Report: Recommendations for Planning and Locating the Wekiva Parkway while Preserving the Wekiva River Basin Ecosystem."]

In considering any facility, it should be placed and designed such that it: 

· Is planned and initiated to sensitively integrate natural habitat conservation, rural land protection and military base/corridor encroachment and protection needs into the transportation planning. 

· Serves an identified long-term regional transportation need; 

· Is weighed relative to need for additional roads against the increased impact on natural, rural and military resources. 

· Does not unintentionally encourage or promote additional development; 

· Relieves or removes traffic demands and provides a connection between identified end point with limited access design preferred and interchange development carefully planed to manage access and extent of adjacent land uses; 

· Avoids and minimizes any impacts to native habitat and species; 

· Avoids and minimizes impacts on watershed and ground water recharge areas; 

· Avoids and minimizes direct and indirect impacts to wetlands; 

· Avoids, or mitigates if required, impacts on conservation lands, and their proper management (prescribe burning for example); 

· Preserves working rural landscapes and seek to minimize the impacts on existing rural lands, rural neighborhoods and their communities; 

· Follows, where feasible, existing road alignments through environmentally sensitive areas; and 

· Attempts to improve the connectivity of existing wildlife corridors. For example, build wildlife crossings where necessary to maintain or repair ecological damage and restore habitat connectivity. 

· Uses conservation banking in concert with large-scale conservation acquisition (fee or less than fee) plans to mitigate unavoidable impacts of transportation. 

· Has been well coordinated with the public, resource agencies, and the military early, substantively and continuously throughout transportation planning and project development. This should mean that transportation planners, at the state and MPO level, should locate and utilize existing landscape-level conservation plans in their own planning efforts and inform and involve the public through communication and outreach tools. 

· Uses or develops conservation plans to identify mitigation sites or banks in advance of project impacts.

B. Placement, Design, Construction of Transportation Infrastructure through, or Near Greenway Areas
Transportation agency(ies) should use the following guidelines for design and construction of major transportation facilities through greenway lands. 

· Provide that new highways be fully limited access; 

· Promote a "parkway" look and design with appropriate natural buffers between the roadways and the adjacent areas (may mean larger right-of ways, coordinated/cooperative acquisition of lands or protective easements over land); 

· Include the maximum provision for bridging through strategically important wetlands; 

· Reduce hazards to wildlife and consider the full range of options, from at-grade, non-structural approaches to land bridges. 

· Elevate (bridge) through identified functionally significant wildlife corridors, and provide appropriate wildlife bridges with barriers to direct wildlife to safe crossing points (When planning, designing and building wildlife crossings, ensure the future viability of habitat on either side through acquisition, easements and landscape management planning) 

· Design stormwater treatment facilities to minimize habitat loss and promote restoration of impacted sites and assure capture and treatment of runoff from bridges over Outstanding Florida Waters to Outstanding Florida Waters standards; 

· Offer opportunities to view, understand, and access the environmental, cultural and historical uniqueness of the affected landscape; 

· Provide non-intrusive and minimal roadway and bridge lighting to support the conservation of dark skies in the affected basin(s); 

· Incorporate safety and access design features to promote the continuation of prescribed burning in the basin(s). 

· Maximize the natural attributes of the area, including maintaining the native forested landscape to minimize mowed landscapes and preclude the need to plant potentially invasive exotic species for groundcover; and, 

· Practice context-sensitive solutions in roads and highways on public lands. Retrofit existing roads to reduce their intrusion on the landscape and increase habitat connectivity. 

· Limit interchanges to assure that any proposed highway/transportation facility route does not result in added growth pressures. Consistent with this charge- in the context of protection of watersheds, groundwater recharge areas, natural habitat, working rural landscapes and the rural character, it is recognized that interchanges create both direct and secondary impacts. Land use and development planning at interchange locations should be addressed and completed prior to commencing construction. In addition, land use plans for these interchanges shall include land use strategies (including land acquisition), development standards, and best management practices to maintain rural character and protect environmental features.

Addendum II
Community Planning and Design
Linking Regional Green Infrastructure to the Local Level
In addition to maps showing the outlines of possible developed to conserved areas our goal is to also elicit thought regarding principles of desired community design. By drawing upon our combined abilities to visualize, design and plan for development within the region we can begin to envision, articulate and construct communities and the interspaces of conservation lands that will more successfully serve and sustain the needs of those who live and work here. Below is an adoption from the "Ahwahnee Principles, Toward More Livable Communities," Corbett, Judith, and Valesquez, Joe. September 1994, which other communities have used as a starting point for discussion.

A. Community Planning and Design Principles
· Community size should be designed so that housing, jobs, daily needs and other activities are within easy walking distance or short commutes of each other. 

· As many activities as possible should be located within easy walking distance or within very short commutes of one another and linked via public transit stops. 

· A community should contain a diversity of housing types to enable citizens from a wide range of economic levels and age groups to live within its boundaries. 

· Businesses within the community should provide a range of job types for the community's residents. 

· The location and character of the community should be consistent with a larger transportation network. 

· The community should have a center focus that combines commercial, civic, cultural and recreational uses. 

· The community should contain an ample supply of specialized open space in the form of squares, greens and parks whose frequent use is encouraged through placement and design. 

· Public spaces should be designed to encourage the attention and presence of people at all hours of the day and night. 

· Each community or cluster of communities should have a well defined edge, such as agricultural greenbelts or wildlife corridors, permanently protected from development. 

· Streets, pedestrian paths and bike paths should contribute to a system of fully connected and interesting routes to all destinations. Their design should encourage pedestrian and bicycle use by being small and spatially defined by buildings, trees and lighting; and by discouraging high speed traffic. 

· Wherever possible, the natural terrain, drainage and vegetation of the community should be preserved with superior examples contained within parks or greenbelts. 

· The community design should help conserve resources and minimize waste (P2 - Pollution Prevention by design). 

· Communities should provide for the efficient use of water through the use of natural stormwater management, drought tolerant landscaping and recycling. 

· The street orientation, the placement of buildings and the use of shading should contribute to the energy efficiency of the community. 

B. Regional Planning Principles
· Regional land use planning structure should be integrated within a larger transportation network to respect and protect the designated greenway and military corridors. 

· Regions should be bounded by and provide a continuous system of greenbelt/wildlife corridors to be determined by natural conditions and active working rural landscapes (e.g., silvicuture areas, farming, military airspace needs.) 

· Regional institutions and services (government, stadiums, museums, etc.) should be directed toward the urban areas, readily accessible to many. 

· Materials and methods of construction should be specific to the region, exhibiting a continuity of history and culture and compatibility with the climate to encourage the development of local character and community identity. 

C. Implementation Principles
· Comprehensive land use plans should be updated to incorporate the above principles. 

· Rather than allowing piecemeal development and rural sprawl to proliferate, local governments should take the initiative and use the planning process to help direct where new growth, infill or redevelopment occur and to help direct suburban and urban land uses away from sensitive natural areas, important agricultural areas and military installations and there related buffers or access corridors. 

· Prior to any development, a specific plan should be prepared based on these planning principles. 

· Plans should be developed through an open process and participants in the process should be provided visual models of all planning proposals. 

