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Executive Summary

Marine Corps Installations East (MCIEAST), for itself and in conjunction with the region’s
comprehensive planning forum – PlanIt EAST – tasked Marstel-Day, LLC to evaluate the
sources and effects of rapid population growth in six comparative regions in the Southeastern
United States that once shared the characteristics of less developed eastern North Carolina, but
which had surged in population and experienced the impacts associated with rapid urbanization.
The goal of this report is to use the knowledge of this analysis to make recommendations that are
centered on furthering the on-going efforts of MCIEAST and PlanIt EAST to institutionalize
sustainable growth assimilation practices for a nine-county region in eastern North Carolina.
This particular region stands as an important undeveloped coastal area along the eastern seaboard
of the United States and it faces considerable pressure for development that could result in
significant changes to the region’s character – including its ability to support the sustainment of
Marine Corps military training and operations in the area – in the not so distant future. The area
has already experienced population growth following recent military force realignments like the
Marine Corps’ “Grow the Force” Initiative, though more dramatic increases are anticipated
following the completion of two major highway improvement projects. By 2030, both US-17 and
US-70, will be widened and expanded, significantly enhancing two major transportation
corridors that would offer better access to previously undeveloped areas. Despite the identified
economic benefits of development, a number of major challenges to the region’s character will
also arise that include, among others: loss of forested or agricultural working lands, limitations
on military training operations, loss of open or environmentally sensitive spaces, and budget
constraints on local governments.
Marstel-Day, LLC, and its subcontractors Kimley-Horn and Associates, and Ecotek, LLC,
employed a multi-phase approach to examine the forces of change in the comparative
communities; to identify the challenges facing the eastern North Carolina region; to assess where
and how the experiences in the comparative communities might provide lessons learned or
analytical assistance to the eastern North Carolina region and its stakeholders (including
MCIEAST and PlanIt East), and to provide a set of solutions founded in the outputs of this
analysis.
First, the team researched the consequences of rapid population growth in the six, task-order
identified, previously undeveloped coastal communities in the southeastern United States.
Second, the team interviewed key stakeholders and civic leaders in each of the comparative
regions, asking them how they handled growth challenges in their communities, what their views
of the origins of those challenges had been, and what lessons learned – “what would I have done
differently – could they offer to our analysis. Lastly, the team held a workshop among

representatives from five of the six comparative regions, MCIEAST, and PlanIt EAST to share
experiences and discuss lessons learned, including preliminary conclusions from this
undertaking.
This final report combines all relevant lessons learned from our data gathering efforts and
recommends a set of solutions for MCIEAST and PlanIt EAST. The relevant ‘lessons’ are
drawn from common growth experiences shared among all comparative communities. Taking a
holistic perspective, the five most critical lessons are:







Density grew unevenly depending on natural and man-made barriers, and land use
practices.
Service industries like retail and healthcare experienced tremendous growth and many
workers were geographically displaced because of increased property values in
commercial areas.
Infrastructure and utility upgrades did not keep pace with the growth and public services
(e.g., school systems) were unprepared for the impact of the supporting workforce.
Farmland and forest land decreased at varying rates with an overall loss during the
growth period.
Most development occurred along the coastline. Inland areas bore some of the costs of
development, but saw relatively few economic benefits.

These valuable lessons, coupled with the recommended solutions (listed below), offer a set of
planning tools that can help communities grow by choice and not by chance.
Communities should:





utilize ‘smart growth’ visioning to ensure compatible land use and sustainable
development;
quantify large private land holdings and consider future land use alternatives if sold;
pursue a state mandate that places military installation representatives on local planning
boards; and
anticipate the geographic displacement of service industry workers following a rise in
property values.

Both Communities and the Military should:




seek cooperative partnerships that address issues like resource sustainability, preservation
of farmland, and public service provision;
collaboratively adopt compatible land use practices that maintain the viability of military
missions; and
work together to preserve existing farmland – the six comparative regions, on average,
lost 29% of profitable farmland in the last forty years.
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I. Introduction

a. Project Background
The Marine Corps Installations East (MCIEAST) G-7, Office of Government and External
Affairs (GEA) tasked Marstel-Day, LLC – which added subcontractors, Kimley-Horn and
Associates and Ecotek, LLC to its team - to develop a Comparative Communities Analysis
designed to explore six coastal regions across the southeast that have experienced rapid growth
apparently as a result of a major transportation project, similar to the growth expected to occur in
the eastern North Carolina region following the completion of several planned transportation
improvements by 2030. The Comparative Communities Analysis provides a regional planning
toolbox founded upon lessons learned from regions that once more closely resembled eastern
North Carolina prior to their increased urbanization.
In 2010, North Carolina’s Eastern Region created PlanIt EAST, an all-volunteer regional
planning forum for local leaders in agriculture, land development, conservation, environmental
protection, and military interests. PlanIt EAST comprises nine counties in eastern North
Carolina: Carteret, Craven, Duplin, Jones, Lenoir, Onslow, Pamlico, Pender, and Wayne. PlanIt
EAST provides the region’s first-ever comprehensive planning entity and is critical in working
regional encroachment and compatible land use issues impacting MCIEAST installations and
operational training areas. In an area where community growing pains are regional in nature –
transcending county or other jurisdictional lines – PlanIt EAST provides a forum in which
leaders in the region from all different backgrounds come together to discuss threats and
opportunities, then develop consensus solutions to these issues that transcend governmental and
stakeholder lines. The Comparative Communities Analysis is intended to support PlanIt EAST
in their regional planning efforts. One shared goal of MCIEAST and PlanIt EAST is to provide
eastern North Carolina’s leaders with the tools to assimilate anticipated growth.
Eastern North Carolina is one of few remaining undeveloped areas along the southeastern
seaboard. The economy of the region, with no interstate highway system or “super highway”, is
largely driven by three main industries: agriculture/forestry, the military, and tourism. Until
recently, these industries have not had to compete with landscape-scale urbanization. Because of
its ability to increase access to the eastern North Carolina region, large-scale planned
transportation projects are expected to greatly affect not only the viability and relative position of
the core industries, but the overall sustainability and rural character of the region due to
opportunities for new economic sectors to gain strong holds in the region and displace these
three core industries from the region.
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Rural communities such as those found in eastern North Carolina face an array of challenges.
Resource-based economies are vulnerable to the impacts of commodity prices, technological
changes, land value dynamics, and other market influences. Rural communities that are located
close to metropolitan areas – or are linked to them by new and improved transportation projects,
as is planned in eastern North Carolina – or amenities such as coastal tourist destinations often
struggle to preserve their rural character in the face of growth or development pressures. These
places are experiencing the conversion of farms, forestland, and natural areas to development,
which not only has an impact on the environment, but also on resource- and military-based
economies. The new property development in these communities is often spread out, resulting in
increasing demands for infrastructure in places where it is difficult and costly to provide.
Eastern North Carolina is largely defined by its relationship to the agricultural and natural
landscape, so conserving working and natural lands is one of several key strategies for protecting
quality of life and the long-term economic viability of farming, forestry, and other natural
resource-based activities, including the protection of military training missions that rely on a
compatible landscape.
This Comparative Communities Analysis provides a set of recommendations based on lessons
learned from the six comparative regions that are designed to increase the overall sustainability
of the region by proactively managing impending population growth while seeking to maintain
the rural character of the region. Utilizing these demonstrated techniques recommended during
our analysis, communities in eastern North Carolina could help ensure that the region grows “by
choice” rather than “by chance” and that the aspirations of the communities can be met in
manner that can also sustain the important economic sectors represented by agriculture/forestry
and the military.
b. Project Purpose and Scope
The scope of work established the purpose of this Comparative Communities Analysis is as to
provide MCIEAST and the nine-county PlanIt EAST region with recommendations that will
further institutionalize sustainable growth assimilation practices for the region in a manner
consistent with MCIEAST mission sustainability.
Six coastal regions across the southeast were identified by MCIEAST and PlanIt EAST as
having, at one time in the past, looked much like the eastern North Carolina region does today,
characterized by: 1) a low-density, rural landscape; 2) a past or current military presence; 3) a
lack of major transportation networks; and 4) a steady, yet sustainable population growth rate.
These regions were selected because they all experienced a transportation improvement that
either directly caused additional population growth or accelerated existing population growth.
The comparative regions that were studied by the Marstel-Day team were:
 Northwest Florida (Okaloosa, Walton, Santa Rosa, and Escambia Counties);
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Northeast Florida (Duval, Nassau, St. John’s, and Clay Counties);
Southeast South Carolina (Beaufort, Jasper, Colleton, and Hampton Counties);
Northeast South Carolina (Horry, Marion, Dillon, and Florence Counties);
Southeast North Carolina (New Hanover, Brunswick, and Pender Counties); and
Southeast Virginia (Cities of Virginia Beach, Norfolk, and Hampton and the Counties
of Chesapeake, Suffolk, Isle of Wight, James City, Surry, and York).

Each of the six comparative regions were analyzed to determine applicable lessons learned from
their respective regional-growth experiences and to establish recommended tools the regions
used – or wished they had used – for managing growth. The intent is to capitalize on these
lessons learned in order to inform PlanIt EAST’s regional planning efforts and the community
partnering practices undertake by MCIEAST on behalf of its efforts to sustain military training
capabilities the Southeast United States. The Comparative Communities Analysis lays the
groundwork to provide PlanIt EAST with the tools to help its region assimilate anticipated
growth that may occur as a result of the planned transportation improvements.

c. Project Objectives
The nine-county PlanIt EAST study area will face a significant set of challenges following the
completion of “Super Highways” US-17 and US-70. In the coming years, these two critical
roadways will be both widened and extended into previously undeveloped parts of the region.
These major improvements are scheduled to be completed by 2030. The greatly improved
transportation infrastructure is a response to current growth and will likely facilitate a period of
additional population growth and development. In fact, one development scenario suggests that
the region will be home to one million additional people by 2050, increasing the current
population almost two-and-one-half times 2010 population and increasing beyond the current
projection for 2030 of approximately a 50% increase. This Comparative Communities Analysis,
as a consequence of the impacts that such significant growth could adversely have to regional
quality life and the sustainment of agriculture/forestry, open space and military training as viable
was initiated to learn lessons offered by other communities, to analyze those events, and to
develop a range of proactive planning tools so that decision makers in eastern North Carolina
could optimize the future of the region and appropriately balance the requirements of its major
economic industries – including the sustainability of Marine Corps training in the region.
As has been experienced in the comparative communities and elsewhere, unbridled and ad hoc
development can cause many challenges for regional sustainability. Specifically, the task order
objectives call for a suite of recommendations that address these “growth challenges”,
specifically recommendations that could help local decision makers and their MCIEAST partner
to:
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Prevent or limit the loss of working (i.e., forests and agricultural) lands;







Maintain the fiscal sustainability of local governments and school districts;
Prevent or limit the loss of open and environmentally sensitive spaces;
Prevent the displacement of workforce housing from the primary transportation corridors;
Prevent or limit the loss of military installations or the military training mission;
Manage water resources without looking upstream (i.e., beyond the region) for supply;
and
Identify landscape-, estuarine-, and watershed-scale opportunities for the best resource
and open space conservation options.

d. Project Methodology
Consistent with the requirements of the scope of work, the methodology of the Comparative
Communities Analysis included a four-pronged approach. As such, Marstel-Day engaged in: 1)
literature review, data research, and analysis; 2) interviews; 3) a Roundtable Workshop; and 4)
the integration of lessons learned and the data analysis into recommendations for regional
planning actions and tools.
Data Research/Analysis and Literature Review
Marstel-Day thoroughly researched regional initiatives, population demographics, and past
growth patterns in each of the six comparative regions to determine what might be the key
factors driving previous development in the regions and that developments linkage to
transportation improvements. Data included assessing historical population growth in relation to
the completed transportation improvement, population density changes, changes in median
household income, changes in employment, and changes in land use patterns. In addition to the
data sources consulted, the team also reviewed a variety of literature to gain an understanding of
the growth situation in each of the comparative regions, including land use plans and studies,
master plans, transit and economic development plans, and news articles detailing population
growth and the resulting impacts of such growth, among many others. A comprehensive
bibliography of the literature and research data is included in Appendix1 of this report.
Importantly, the data analysis and literature review significantly informed the interview phase of
the project, directly affecting the questioning of past and present comparative community past
and present leaders. The interviews then allowed the team to calibrate the research findings,
validate or qualify earlier assumptions, and then further question the regional representatives on
their respective responses to growth challenges.
Interviews
The Marstel-Day team interviewed nearly 60 individuals from the six comparative regions
during on-site regional visits in March and April 2012. Interviewees included a variety of
current and former county/city managers, planners, elected officials, as well as business,
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environmental, agriculture, and military interests in each region. A full listing of the individuals
interviewed can be found in Appendix 2 of this report.
While the team’s independent research guided the interview questioning in each region, the team
also used a comprehensive standard set of interview questions to help guide the discussions. The
most significant question, as was called out in the scope of work, was “what would you do
differently if you could go back in time and start over”. Questions were specifically targeted to
gather the respective regions’ lessons learned, as well as recommendations they would make to
the PlanIt EAST region based on their own experiences with rapid population growth.
As with any interview process, responses were both subjective and varied. This Comparative
Communities Analysis faithfully reflects the opinions of those interviewed and integrates the
offered lessons learned and recommendations into the data analysis conducted by the team at the
outset of the project.
Roundtable Workshop
The project team facilitated a Roundtable Workshop in Swansboro, North Carolina on May 21,
2012 designed to engage further the comparative region leaders and representatives from the
PlanIt EAST region in an open discussion regarding regional-growth challenges and
recommended growth-management tools. Participants included representatives from MCIEAST,
PlanIt EAST, and representatives from five of the six comparative regions. The workshop
allowed the participating regions to share their experiences, discuss the impacts of growth within
their respective regions, and discuss recommendations that were successful in their area or
options and tools that would have been useful in hindsight.
Lessons Learned and Recommendations
The information learned through the team’s data research, interviews, and the Roundtable
Workshop were analyzed and then integrated to form the foundation of this Comparative
Communities Analysis, particularly in its “Lessons Learned from Comparative Regions” and
“Recommendations for Implementation” sections.
e. Report Organization
Consistent with the objectives described above and in alignment with the requirements outlined
in the scope of work, the Comparative Communities Analysis consists of six major parts. This
introduction and the following chapters:


A STUDY REGION BACKGROUND chapter that contains a geographic overview of
the nine-county PlanIt EAST study region and provides demographic and situational
background information on the study area;
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A STUDY REGION GROWTH SCENARIO chapter that details the planned
transportation improvements and the projected population growth for the PlanIt EAST
region;



A LESSONS LEARNED FROM COMPARATIVE REGIONS chapter that outlines
the research completed on the characteristics of each of the comparative regions and
details the lessons learned from each region during the data analysis, interview process
and Roundtable Workshop. The Lessons Learned chapter outlines the key factors that
were perceived by those experiencing them that were driving development in each of the
comparative regions;



A RECOMMENDATIONS FOR IMPLEMENTATION chapter that proposes a
variety of recommendations built upon the data analysis and recommendations made by
comparative regions for achieving sustainable growth management;



A KEY FINDINGS AND CONSIDERATIONS chapter that outlines the key takeaways from the Comparative Communities Analysis; and



APPENDICES that include an annotated bibliography of the data sources used to
research each of the comparative communities in Appendix 1, a listing of the regional
interviewees, questions asked and the read-ahead document provided to the interviewees
in Appendix 2; and, a listing of the Round Table participants and a summary of the round
table outcomes in Appendix 3

.
This space intentionally left blank.
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II. Study Region Background
Land Area (sq. miles),

This Comparative Communities Analysis is focused on a 5,425 square mile
PlanIt East Region
area in eastern North Carolina that includes nine counties: Carteret, Craven,
Duplin, Jones, Lenoir, Onslow, Pamlico, Pender, and Wayne. For this report
County
2010
this area is also known as the PlanIt EAST region, so named for the voluntary Carteret
506.25
comprehensive regional forum that was established to address growth and
Craven
708.96
community issues that cross county and municipal boundaries in the region.
Duplin
816.22
The region is comprised of small towns and crossroad communities with
Jones
470.71
stretches of farmland and forests in between. Jacksonville, home to Marine
Lenoir
400.59
Corps Base Camp Lejeune, is the region’s largest city with a population of
Onslow
762.74
70,145. Other principal cities include Goldsboro, New Bern, Kinston, and
Pamlico
336.54
Havelock. Marine Corps Air Station New River, Marine Corps Air Station
Pender
869.8
Cherry Point and Fleet Readiness Center East, and Seymour Johnson Air
Wayne
553.09
Force Base are also significant employers and economic engines of the
Total
5,425
region. Situated along the Atlantic Ocean seaboard near the midpoint
North Carolina
48,618
between the northern and southern state borders, the region has a diverse mix
of land uses that include public recreation beaches and water recreation, farmland, forests,
suburban and urban communities, commercial and retail developments, industry, and military
installations, training ranges and training air space. As with any such complex use region,
especially one potentially on the verge of substantial population growth, successful planning
efforts for sustainable growth will be forward looking, comprehensive and regional.

This space left intentionally blank.
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Figure 1: Regional Transportation Networks
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Population and Density
Population increases have and will continue to challenge the region’s ability to provide adequate
infrastructure and attain quality services, education, and healthcare, as well as overall quality of
life throughout a quickly growing region. The region’s 663,883 (2010) residents enjoy a
predominantly rural environment made up largely of undisturbed farmland, marshes, and
extensive beaches. The population is rising due to in part to increased tourism, but also because
of a recent rise in military personnel following the Marine Corps’ “Grow the Force” initiative.
The population increased 13% in just the last ten years. Looking back further, the region has
grown 43% since 1980 and a total of 70% since 1960.
Onslow County has continued to be the most populated, closely followed by Wayne County, and
Craven County third. Onslow County has seen high growth rates since 1960, experiencing the
most growth from 1980 to1990 (33%) with an addition of roughly 37,000 people. The County
also saw high growth from 1960 to 1970 (25%) and 2000 to 2010 (18%). Wayne and Craven
counties have seen slow, steady growth rates through the decades, with both of their highest
maxing out around 15%. Onslow County’s growth is most likely due to the influx of military
populations, as the 18% growth from 2000 to 2010 is in concert with the “Grow the Force”
initiative. Although their populations are relatively small in comparison, Carteret and Pender
counties have seen the highest growth percentages since 1970. Both counties experienced a
115% increase over the course of fifty years. Carteret saw most of its growth from 1970 to 1990,
increasing 66%, which is most likely related to its geographic position on the coast. Pender
experienced 42% growth from 1990 to 2000, calming only slightly to 27% in the following
decade. These three counties’ proximity both to the coast and military installations have
probably driven much of their population growth.
Table 1: Population in the PlanIt EAST Region, 1960-2010
1960-2010 Change
County

1960

1970

1980

1990

2000

2010

#

%

Carteret

30,940

31,603

41,092

52,556

59,383

66,469

35,529

115%

Craven

58,773

62,554

71,043

81,613

91,436

103,505

44,732

76%

Duplin

40,270

38,015

40,952

39,995

49,063

58,505

18,235

45%

Jones

11,005

9,779

9,705

9,414

10,381

10,153

-852

-8%

Lenoir

55,276

55,204

59,819

57,274

59,648

59,495

4,219

8%

Onslow

82,706

103,126

112,784

149,838

150,355

177,772

95,066

Pamlico

9,850

9,467

10,398

11,372

12,934

13,144

3,294

33%

Pender

18,508

18,149

22,215

28,855

41,082

52,217

33,709

182%

Wayne
Total
North Carolina

115%

82,059

85,408

97,054

104,666

113,329

122,623

40,564

49%

389,387

413,305

465,062

535,583

587,611

663,883

274,496

70%

4,556,155

5,082,059

5,881,766

6,628,637

8,049,313

9,535,483

4,979,328

109%
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Given the largely agrarian nature of the region and its economy (e.g., forestry, farming, etc.),
population density has remained low, except where concentrated in the towns and cities of the
region. These more sparsely populated areas have been able to support military training at and
emanating from the region’s military installations because of the land use compatibility with the
noise and safety issues associated with operating military aircraft and weapons systems.
However, as the region’s population continues to grow and spread out from core towns and
cities, both military training and municipal infrastructure have the potential to suffer under the
strain of this growth. Some distinct areas within the region have seen increased density with
Onslow, Wayne and Craven counties being the most densely populated in recent decades.
Onslow County’s population density changes are most apparent from 1980 to 1990 and 2000 to
2010, related to the additional military populations. Pender and Carteret counties have been
steadily gaining ground and exhibit strong density percentage changes. Pender’s growth is most
likely related to spillover development from the Wilmington area, while growth in Carteret
County is likely related to tourism and retirement settlements. Both counties also have most
likely experienced spillover growth from the addition of military personnel and their families in
and around Onslow County.
Table 2: Population Density (people per square mile), PlanIt EAST Region
1960-2010 Change
County

1960

1970

1980

1990

2000

2010

Carteret

61

Craven

83

Duplin

49

#

%

62

81

104

117

131

70

115%

88

100

115

129

146

63

76%

47

50

49

60

72

22

45%

Jones

23

21

21

20

22

22

Lenoir

138

138

149

143

149

149

11

-2

-8%
8%

Onslow

108

135

148

196

197

233

125

115%

Pamlico

29

28

31

34

38

39

10

33%

Pender

21

21

26

33

47

60

39

182%

Wayne

148

154

175

189

205

222

73

49%

Total

72

76

86

99

108

122

51

70%

North Carolina

94

105

121

136

166

196

102

109%

Median Income and Employment
Overall, the region’s counties have experienced similar household median incomes with steady
growth since 1979. The average median income in eastern North Carolina in 1979 was $12,352,
reaching to $40,234 in 2010, both slightly under the state’s figures of $14,481 and $42,941. Most
all of the counties have stayed relatively similar in the growth of household median income in
the past thirty years, with Pender County leading in 2010 ($43,573) followed closely by Carteret
County ($43,356) which has continuously stayed at the top since 1979. Duplin County had the
lowest household median income in 2010 at $34,672.
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Table 3:Median
MedianHousehold
HouseholdIncome,
Income PlanIt
in the PlanIt
EAST Region
1979-2010
EAST Region,
1979-2010
1979-2010 Change
County

1979

1989

2000

2010

#

%

Carteret

$14,012 $25,811 $38,728 $43,356

$29,344

209%

Craven

$13,060 $25,619 $36,802 $41,791

$28,731

220%

Duplin

$11,133 $19,695 $29,157 $34,672

$23,539

211%

Jones

$11,183 $19,392 $30,733 $38,578

$27,395

245%

Lenoir

$12,869 $21,207 $31,291 $36,455

$23,586

183%

Onslow

$12,336 $23,386 $33,760 $41,969

$29,633

240%

Pamlico

$11,765 $21,060 $34,024 $41,442

$29,677

252%

Pender

$11,879 $23,270 $35,542 $43,573

$31,694

267%

Wayne

$12,931 $23,560 $33,898 $40,274

$27,343

211%

North Carolina

$14,481 $26,647 $39,184 $42,941

$28,460

197%

United States

$16,841 $30,056 $41,990 $50,046

$33,205

197%

Source: United States Census Bureau

Total employment (number of jobs) in the region has increased 52% since 1980. Onslow County,
the largest of the nine counties, has held top employment numbers for the past thirty years, with
an 88% growth leading to a 2010 employment of 113,536. The decades from 1980 to 1990 and
1990 to 2000 had roughly equal growth in the number of jobs — about 45,000 — with an 18%
increase.
Table 4: Total Employment in the PlanIt EAST Region, 1980-2010

Total Employment, PlanIt EAST Region, 1980-2010

1980-2010 Change
County

1980

1990

2000

2010

#

%

Carteret

17,056

24,088

32,064

35,422

18,366

108%

Craven

41,277

47,871

58,131

60,136

18,859

46%

Duplin

17,995

21,065

26,400

26,405

8,410

47%

Jones

2,437

2,702

3,080

3,055

618

25%

Lenoir

32,931

34,901

36,151

31,853

Onslow

60,235

73,735

87,449

113,536

53,301

Pamlico

3,158

3,840

4,537

4,826

1,668

53%

Pender

6,587

9,353

12,873

16,176

9,589

146%

Wayne

48,041

53,244

59,795

57,642

9,601

20%

Total
North Carolina

-1,078

-3%
88%

229,717

270,799

320,480

349,051

119,334

52%

3,052,458

3,902,373

4,887,145

5,201,605

2,149,147

70%

Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of
Economic Analysis, US Department of Commerce; 1980-2000 (SIC); 2001-2010 (NAICS)
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Economy and Industry
The collective economy for all nine counties in the region is primarily based on agriculture and
tourism – as well as employment/service personnel and contracts emanating from the region’s
military installations. The tourist economy is mostly supported by the region’s coastal beaches—
also particularly sensitive to growth and development. Government and government enterprises
have repeatedly held top employment numbers. While some wavering occurred from 1980 to
2000, military employment took the top spot in 2010, reaching roughly 67,000 jobs. This is most
likely linked to the Marine Corps’ “Grow the Force” initiative. Although related industry
numbers may not portray the fact, agriculture and forestry have been longstanding anchors of the
regional economy and are perhaps the most vulnerable to future residential and commercial
development. Farm employment decreased 48% from 1980 to 2000, and another 29% from 2001
to 2010. As farm employment lowered, other economic sectors saw significant increases. From
1980 to 2000, the service industry experienced a 151% increase, while construction employment
numbers doubled and retail trade rose 78%.
Table 5: Employment
Employmentbyby
Industry,
PlanIt
1980-2000
Industry,
PlanIt
EASTEAST
Region,Region,
1980-2000
1980-2000 Change
Industry

1980

Farm employment
Nonfarm employment
Private employment
Agricultural Services, Forestry, and Fishing
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation and Public Utilities
Finance, Insurance, and Real Estate
Services
Government and Government Enterprises
Federal, Civilian
Military
State and Local

1990

2000

#

%

-7,828

-48%

16,150

9,641

8,322

166,640

261,158

312,158

145,518

87%

124,048

166,667

207,814

83,766

68%

3,308

3,809

3,683

375

11%

10,362

14,727

20,764

10,402

100%

33,496

34,392

31,895

-1,601

-5%

6,972

8,717

9,042

2,070

30%

28,245

43,136

50,386

22,141

78%

5,887

7,093

7,655

1,768

30%

9,313

11,000

13,080

3,767

40%

26,345

43,308

66,177

39,832

151%

89,519

94,491

104,344

14,825

17%

11,290

13,095

13,875

2,585

23%

51,139

48,754

49,788

-1,351

27,090

32,642

40,681

13,591

-3%
50%

Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of Economic Analysis, US
Department of Commerce; 1980-2000 (SIC); 2001-2010 (NAICS)
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Table 6: Employment by Industry, PlanIt EAST Region, 2001-2010
Employment by Industry, PlanIt EAST Region, 2001-2010
2001-2010 Change
Industry

2001

Farm employment
Nonfarm employment
Private employment
Forestry, Fishing, and Related Activities
Construction
Manufacturing
Wholesale Trade
Retail Trade
Utilities
Transportation and Warehousing
Information
Finance and Insurance
Real Estate and Rental and Leasing
Professional, Scientific, and Technical Services
Management of Companies and Enterprises
Administrative and Waste Management Services
Educational Services
Health Care and Social Assistance
Arts, Entertainment, and Recreation
Accommodation and Food Services
Other services, except public administration
Government and government enterprises
Federal, Civilian
Military
State and Local

2010

#

%

8,111

5,752

-2,359

-29%

307,835

343,299

35,464

12%

203,173

220,192

17,019

8%

1,883

534

-1,349

-72%

20,825

18,891

-1,934

-9%

28,201

21,151

-7,050

-25%

6,906

7,793

887

13%

33,909

33,239

-670

-2%

798

786

-12

-2%

6,332

4,907

-1,425

-23%

2,801

2,716

-85

-3%

6,700

8,568

1,868

28%

7,268

11,341

4,073

56%

7,729

9,618

1,889

24%

793

1,279

486

61%

11,817

17,354

5,537

47%

1,881

3,784

1,903

101%

21,096

25,029

3,933

19%

3,535

4,483

948

27%

19,260

22,181

2,921

15%

16,651

17,987

1,336

8%

104,662

123,107

18,445

18%

13,430

14,696

1,266

9%

50,114

66,976

16,862

34%

41,118

41,435

317

1%

Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of Economic Analysis, US
Department of Commerce; 1980-2000 (SIC); 2001-2010 (NAICS)

One can see that in just the last thirty years, and particularly in the last decade, those industries
such as farming, fishing, and forestry have seen considerable reductions, while others have seen
vast increases. Changes are highly indicative of a growing residential population as well as a
tourist based economy. Decreases in manufacturing and increases in retail trade show a strong
relationship with a growing tourist economy. Increases in construction employment are reflective
of new development in the region. As 2010 numbers showed a slight 9% drop from those of
2001, the previous increase in construction employment was most likely catering to the housing
needs of military related populations. From 1980 to 2010, jobs increased in administrative and
waste management services, educational services, health care and social assistance, and
accommodation and food services. Growth in these industry sectors provides supplementary
evidence of the region’s reaction to a growing permanent population (military), as well as a
tourist based economy.
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Land Use
Throughout the past thirty some years, the nine counties within the eastern North Carolina study
region have experienced a steady loss in forestland and working farmland. Losses in these areas
are not unusual for a region growing in population, as they are typically associated with the
impacts of new development on “green field” sites. The study region experienced a total
forestland loss of 7% (164,382 acres) and an 18% loss (199,276 acres) in working farmland.
Carteret County experienced the greatest loss (28% and 64,000 acres) of forestland since 1974.
This loss is most likely due to the development of Carteret County’s lengthy coast to respond to
the flourishing tourism in the area. At a 19% loss, Carteret is fifth in its loss of working farmland
compared to the other eight counties. This is probably due to the lower starting proportion of
working farmland in Carteret County compared to that of the larger counties further inland.
Onslow County, the county with both the largest numeric growth in population and in population
density, saw a slight – 4% – loss in forestland and a large – 35% – loss in working farmland.
Onslow’s loss in farmland is second only to that of Pender County (-37%).

Table 7: Forestland Area (acres) by County, PlanIt EAST Region, 1974-2011
1974-1984 Change
#

1974

Carteret

231,785 192,782

-39,003

-17% 168,411

-24,371

-13% 167,605

-64,180

-28%

Craven

333,329 317,168

-16,161

-5% 294,112

-23,056

-7% 272,520

-60,809

-18%

Duplin

311,329 295,161

-16,168

-5% 289,484

-5,677

-2% 280,696

-30,633

-10%

Jones

231,931 227,807

-4,124

-2% 229,207

1,400

1% 227,241

-4,690

-2%

Lenoir

122,972 122,061

-911

-1% 129,726

7,665

6% 135,623

12,651

10%

Onslow

377,053 342,605

-34,448

-9% 360,902

18,297

5% 362,175

-14,878

-4%

Pamlico

147,143 121,826

-25,317

-17% 128,039

6,213

5% 142,919

-4,224

-3%

Pender

450,755 459,132

8,377

2% 424,870

-34,262

-7% 444,704

-6,051

-1%

Wayne

152,054 154,845

2,791

2% 162,417

7,572

5% 160,487

8,433

6%

-2% 2,193,969 -164,382

-7%

2,358,351 2,233,387 -124,964

%

2003

-5% 2,187,166

#

%

1974-2011 Change

County

Total

1984

1984-2003 Change

-46,221

2011

#

%

Source: United States Department of Agriculture, Forest Service, FIA Program, FIDO
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Table 8: Working Farmland (acres) by County, PlanIt EAST Region, 1978-2007
1978-1987 Change
County

1978

Carteret

68,663

Craven
Duplin

1987

#

%

1987-1997 Change
1997

#

%

1978-2007 Change
2007

#

%

65,541

-3,122

-5%

59,869

-5,672

-9%

55,387

-13,276

-19%

106,664

89,149

-17,515

-16%

83,850

-5,299

-6%

70,886

-35,778

-34%

261,718

234,541

-27,177

-10% 238,300

Jones

86,795

72,273

-14,522

-17%

Lenoir

71,769

-504

-1%

69,078

-5%

-17,717

-20%

146,111

-11,195

-19,756

-13%

85,419

68,890

-16,529

-19%

63,419

-5,471

-8%

55,211

-30,208

-35%

Pamlico

42,597

38,270

-4,327

-10%

50,232

11,962

31%

46,125

3,528

8%

Pender

98,323

70,240

-28,083

-29%

68,861

-1,379

-2%

61,571

-36,752

-37%

210,890

186,285

-24,605

-12% 229,423

43,138

23% 175,265

-35,625

-17%

1,118,375

971,300

-147,075

-13% 1,015,373

44,073

5% 919,099

-199,276

-18%

-3% 8,474,671 -2,878,112

-25%

North Carolina 11,352,783 9,447,705 -1,905,078

-17% 9,122,379 -325,326

2% 137,550

-13,692

157,306

Total

3,539

2% 248,026

Onslow

Wayne

-7% 149,650

3,759

Source: United States Department of Agriculture, Census of Agriculture

It would appear that the continuing shift from agriculture to tourism as an economic base is the
larger driver for these land use changes, particularly in those counties in close proximity to the
coast where the recreation (boating, recreational fishing, beaches, etc.) values are very high.
Increasing populations expand the demand for various types of residential and commercial
development, including the roads and other infrastructure required to provide for those
populations. Looking at the corresponding industry patterns (1980 to 2010), Onslow County
experienced a 63% loss in farm employment, while retail trade employment rose 60% and
construction employment increased 191%, further illustrating the relationship between open
space losses and the burgeoning development in the region. In the twenty year span from 1980
to 2000, Onslow added roughly 8,000 jobs in the service industry — a 214% increase linked to
the growth in the receiving tourist populations and residents in and around Camp Lejeune MCB
and MCAS New River. Fluctuations in these numbers are likely a result of changes or errors in
the gathering, recording, and/or classification of the data.
Summary
While the eastern North Carolina region remains largely rural, it is apparent that this
characteristic is changing due to population growth and development and that future increases
may follow the same pattern or accelerate this trend. It can be realistically expected that future
growth in the region would be concentrated along and at the end of planned transportation
corridors and corridor improvements, other infrastructure improvements, and the attractiveness
of coastal (or near-coastal) living and recreation.
Growth-related development and economic activity are increasingly likely to be characteristic of
the economic sectors associated with the tourism industry, an economy of summer highs and
winter lows, as well as rises in seasonal and temporary residents, visitors, and the accompanying
service (both permanent and temporary) workforce.
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Coastal development is often crowded, pricey and somewhat risky due to severe weather events,
so many who choosing to develop in or move to the region for access to the coast may choose to
develop or to move further inland to avoid density, pay less or lower their risk of storm damage,
which will cause growth in areas that may have been relatively undisturbed in the recent growth
period – i.e., in open space, forests or farm lands.
Inland growth along transportation corridors is often characterized by gas stations and
convenience retail outlets, restaurants, and motels/hotels, such like those directing traffic toward
tourist destinations. Adding residential growth to this mix would probably result, if not properly
managed, in a landscape dotted with small residential pockets, each increasing the demands for
sewer, water, transportation, education and other services that are currently more densely
concentrated in the region’s towns and cities. In addition, such pockets of residential
neighborhoods could be incompatible with military aircraft training routes, or be sited near
enough to training ranges and bombing targets that noise, dust and other complaints will lead to
pressures to curtail training – or the effect of nightlights or safety factors may constrain training
as well.
If growth is compatibility developed along these transportation corridors and done so in a
manner that is sustainable within the framework of municipal budget planning, it is likely that (1)
the rural and agricultural nature of the region may remain fairly protected; (2) area government
public safety and service providers, health care providers, and school districts will be able to
serve these new constituents; and, (3) the region’s military installations will be able to sustain
their military training mission and meet their readiness requirements. If not, then it is likely that
(1) farm lands, forests and open space will rapidly diminish and fragment, leading to increased
regulatory pressures on species protection, water quality protection and other resources; (2)
municipal services will not be able to be sustainably provided; and, (3) military training
capabilities will be degraded.
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III. Study Region Growth Scenario

a. Planned Transportation Improvements
There are three major planned transportation improvements that will “significantly shorten drive
times” between the nine-county PlanIt EAST region and many East Coast metropolitan areas.
While these improvements will provide vital inter- and intra-regional connections for an area that
currently lacks interstate highway access, they can be expected to cause a long-term spike in the
growth rate throughout the region. The PlanIt East model of creating a regional planning forum
in which to address regional planning issues is a strong model to address those issues that could
arise from these future transportation improvements. It would provide for the development of a
shared vision for the region among the municipal authorities, developers, land owners and
stakeholders of all types. It is likely that most understand that rapid growth rates could generate
significant negative effects along with the economic benefits that would flow from them.
Managing this growth to meet regional and municipal aspirations for quality of life, fiscal
sustainability and support for the key region and state economic sectors of forestry, farming and
the military services is a shared aspiration – implementing the planning paradigm to realize that
shared aspiration can achieve sustainability for local government, social, economic, fiscal, and
natural systems.
The three potential transportation improvements that may drive these changes are summarized
below.
Super Highway US-70. The US-70 corridor is a major east-west link in North Carolina’s
transportation system, connecting the City of Raleigh with Morehead City. It is designated as a
Strategic Highway Corridor, alternating between a limited-access freeway and a regional arterial
with side streets and driveway cuts. As the only major east-west corridor in the PlanIt EAST
region, US-70 is utilized by the Marine Corps for the transport of troops and equipment from
MCAS Cherry Point to the Port of Morehead City for embarkation and debarkation. The US-70
Corridor Commission recommends retrofitting the corridor to a freeway between Raleigh and
Morehead City; the planned upgrade is expected to be complete by 2030.
Super Highway US-17. US-17 is designated as a Strategic Highway Corridor by the North
Carolina Department of Transportation (NCDOT), signifying its value to local, regional, and
state mobility. US-17 is a critical north-south connection between Jacksonville, Camp Lejeune,
and the Port of Wilmington. As currently planned, US-17 would be upgraded to super highway
status through the PlanIt EAST region to provide needed capacity relief and enhanced mobility.
The planned upgrade to this corridor is expected to be complete by 2030.
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NC-241/NC-11. The North Carolina Global TransPark is a 2,500 acre, multi-modal industrial
park located on the north-side of Kinston in Lenoir County. As currently planned, NC-241 and
NC-11 would be widened to four-lane divided highways. These upgrades would improve access
and connectivity between the Global TransPark, major interstate highways in eastern North
Carolina, and international ports in Morehead City and Wilmington. Similar to the planned
improvements to the US-70 and US-17 corridors, the widening of NC-241/NC-11 is expected to
be complete by 2030.
b. EnvisionEAST –2050 Event
In order to address the potential impacts from forecasted growth in the region, community
leaders, businesses, non-profits, neighborhoods, faith-based groups, environmentalists, and
educators from across the nine-county region will participate in EnvisionEAST –2050, scheduled
for October 24, 2012. EnvisionEAST –2050 is modeled after Urban Land Institute’s Reality
Check programs, which have been previously held in 12 regions across the United States.
According to PlanIt EAST, EnvisionEAST –2050 is designed to:






Raise awareness about the amount and pace of growth forecasted for eastern North
Carolina
Facilitate conversations among community leaders on growth issues and challenges
Develop guiding principles and alternative future visions for the region
Evaluate the impacts of the alternative visions
Seek consensus on the alternative visions and guiding principles

Findings from EnvisionEAST –2050 will guide the PlanIt EAST regional forum in the future.
The Comparative Communities Analysis delivers a regional planning toolbox that can provide
community leaders in eastern North Carolina with demonstrated techniques to assist the region
grows “by choice” rather than “by chance.” By analyzing data on the effects of transportation
improvements on the comparative communities and learning how these comparative
communities dealt with (or felt they should have dealt with) the growth challenges following
major road openings/improvements, Marstel-Day developed recommendations for the ninecounty PlanIt EAST region can be applied during EnvisionEAST –2050, as well as by the
regional forum in the future.
c. “A Million More” Growth Scenario
In preparation for the EnvisionEAST –2050 event, population projections were prepared by
PlanIt EAST through 2050. The forecast methodology was designed by PlanIt EAST, and
reviewed through the Comparative Communities Analysis project. Numerous data sources were
utilized for the forecasts, including federal, state, and local agencies. These forecasts also
consider the relationship between major transportation improvements and population growth by
reviewing the comparative community regions reviewed through this prism.
The nine-county PlanIt EAST region reported a total of 665,505 residents. Forecasts from the
State of North Carolina were used as an initial starting point for the PlanIt EAST analysis.
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According to projections by the North Carolina Office of Budget and Management, the ninecounty region could have a total population of over 901,000 by 2030. (It is important to note that
the State only provides population projections through 2030, so we could not use a State
assessment for the 2050 projection.)
Taking into consideration the North Carolina Office of Budget and Management forecast, as well
as additional methodology described below, PlanIt EAST has forecast a population projection of
1.6 million residents by 2050, representing an increase of nearly one million net new people in
the nine-county region over 40 years and approximately an additional 700,000 over the State’s
projection for 2030 – the year in which the transportation projects are scheduled to be completed.
In the 30-year period between 1970 and 2010, the nine-county region increased by
approximately 250,000 people, or 61%. This is an average of 6,300 people per year.
If just the same rate of growth – 61% – were to occur in the next 40 year period (and this growth
rate may not itself be sustainable), the increase in population would be over 405,000 to a total of
about 1.1 million residents. This would represent an increase of over 10,000 residents per year.
Given the stability of the military installations, increasing tourism and second-home purchases,
and the induced development from the planned super highway projects in the region, PlanIt
EAST has forecast potential growth of up to 1.6 million residents. Such a scenario would add an
additional 500,000 residents to the region above the current growth pace, or about 12,500 per
year. This near doubling of the current growth trend is within a reasonable band of projection
given the nation’s history with induced development from its transportation infrastructure. The
construction of the nation’s canals, river improvements, pikes and toll roads, railroads and,
finally, its highway and interstate freeway systems have created growth communities throughout
our history. It can reasonably be expected to do so in the context of the PlanIt EAST region as
well.
Although forecasts were prepared on a county-by-county basis, only the regional total will be
published for the EnvisionEAST –2050 event. No county forecasts were reviewed as part of the
Comparative Communities Analysis. A number of baseline assumptions were utilized in the
formulation of the forecasts:






Long-term population forecasts entail significant uncertainty; it is likely that the region
could reach the forecasted population at a time before or after 2050.
The US-70, US-17, and NC-241/NC-11 corridor improvements will be completed in
2030.
Military installations located in the PlanIt EAST region will remain stable through 2050.
Seasonal population and housing units were taken into consideration, which is
particularly important to the region’s coastal counties like Carteret, Pamlico, and Pender.
No infrastructure planning or funding will be committed based on these forecasts.

An important connection between the EnvisionEAST –2050 population forecasts and the
Comparative Communities Analysis is the acknowledgement that major transportation
improvements are likely to cause or accelerate growth in surrounding areas. Five comparable
regions were selected by PlanIt EAST to provide examples of actual annual and average
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population growth, and how roadway improvements impacted those trends. The regions selected
for the population projections include Southeast North Carolina, Northwest Florida, Southeast
South Carolina, Northeast South Carolina, and Southwest Florida. It is important to note that the
Comparative Communities Analysis uses a slightly different grouping of regions than the
population projection, as shown below. Spikes in population growth were noted, extending
beyond the counties that contained specific roadway improvements.
Figure 2: Comparative Regions

PlanIt EAST Population Projections
Southeast North Carolina
Northeast South Carolina
Southeast South Carolina
Northwest Florida
Southwest Florida

Comparative Communities Analysis
Southeast North Carolina
Northeast South Carolina
Southeast South Carolina
Northwest Florida
Northeast Florida
Northeast Virginia

In the process of preparing a 2050 population projection for the PlanIt EAST region, traditional
methodologies were utilized, including linear extrapolation, exponential extrapolation, share-ofgrowth, and shift-share. Adjustments were then made to the baseline population projection to
account for perpetuation of the status quo trend, such as the completion of the three major
transportation improvements in the year 2030. The resulting projection of over 1.6 million
residents by 2050 represents an increase of approximately one million net new people in the
nine-county region. The following graph, created by PlanIt EAST, demonstrates the forecasted
population growth by decade.

Figure 3: “A Million More…” Population Graph

As a follow-up to the population projections, PlanIt EAST interviewed each planning director in
the nine-county region to validate the results. With the exception of Jones, Lenoir, and Pamlico
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counties, which do not have planning directors, all of the respondents indicated that the projected
2050 population was within reason given growth trends and planned or future development
potential.
Based on the analysis resulting from the data review of comparative communities, improved
transportation access to coastal regions can result in the sudden and sustained spike in a region’s
growth rate such as has been predicted by PlanIt EAST.

d. Potential Growth Challenges/Consequences
The significant population growth forecasted for the PlanIt EAST region through 2050 due to the
transportation corridor improvements, could lead to a number of planning challenges and
consequences, including:







closure or shrinkage of military installations due to elimination of training capability in
the region;
disappearance of open space with an increased pressure on remaining habitat and
resources;
loss of farm and forest lands;
exhausted water resources or degraded water quality;
displaced workforce housing; and
fiscally challenged local governments. The PlanIt EAST region could be faced with
similar challenges, coinciding with the completion of "Super Highways" US-17 and US70.

This Comparative Communities Analysis seeks to provide quantitative data and a qualitative
assessment to equip the PlanIt EAST region with tools to plan appropriately to manage the
forecasted growth in the region. Recommendations, coupled with a planning toolbox are
designed to help initiate and sustain the dialogue at EnvisionEAST –2050, and beyond. This
dialogue will, in turn, help regional leaders work together to achieve sustainable growth practices
throughout the region and in their respective communities.
This analysis focuses on seven goals thought necessary to achieve a sustainable future for eastern
North Carolina. Recommendations later in the analysis suggest a range of solutions to the seven
issues listed below:


Prevent or limit the loss of working (i.e., forests and agricultural) lands. Working
lands, often situated in areas with prime soils, are also competitive areas for residential
development. New residential uses and working agriculture land can sometimes be
incompatible land uses, which could affect the vitality of productive acreage.



Maintain the fiscal sustainability of local governments and school districts. Local
governments use property and sales taxes as the primary means to provide services to
residents. However, residential uses do not always generate enough taxes to cover the
cost to serve them. Rapid increases in population can create an unbalanced tax base,
making it more difficult to efficiently provide police, fire, emergency, utility, and
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administrative services. Additionally, new residents often accelerate the need for highcost capital improvements, such as transportation infrastructure, utility expansions, and
schools.


Prevent or limit the loss of open and environmentally sensitive spaces. Rapid
development of residential subdivisions can negatively impact open and environmentally
sensitive spaces. Similar to working lands, open space can often be a competitive area
for construction of housing developments. An increase in impervious surface, related to
construction of individual houses, parking, and roadways, and encroachment on sensitive
areas can degrade environmental systems.



Prevent the displacement of workforce housing from the primary transportation
corridors. Having a diverse mixture of housing price points is important to providing
residents affordable options within their community. If no housing is available for a
variety of household budgets, it is likely that residents will have to seek cheaper options
further away from population concentrations, requiring longer commutes and limiting
alternative modes of transportation. Longer commutes can lead to congestion-related
issues, such as air pollution, traffic congestion, and infrastructure decay.



Prevent or limit the loss of military installations or the military training mission.
Rapid commercial and residential development in a region with military installations can
limit training missions. These limitations, often called encroachment, impede the
military’s ability to train and operate. Examples include noise restrictions, radio
frequency interference, and light pollution. Encroachment on military installations can
make future expansions difficult and potentially limit day-to-day training missions. In
other regions in the southeast, encroachment on military installations has led to base
closure or downsizing.



Manage water resources without looking upstream (beyond the region) for supply.
Unplanned population growth can be taxing on local and regional water systems. System
upgrades and expansions that are often required to accommodate such growth can be a
financial burden on users, local governments, and water agencies.



Identify landscape-, estuarine, and watershed-scale opportunities for the best
resource- and open-space conservation options. An increased amount of impervious
surface and encroachment of sensitive areas can degrade environmental systems, such as
wetlands, floodplains, and water bodies. Rapid population increases also leads to
increased impervious surface, not only from individual residential lots, but from an
increased demand for parking areas and roadways.

IV. Lessons Learned from Comparative Regions
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CHARACTERISTICS OF THE REGIONS
Through data analysis, literature review, and information gained through regional on-site
interviews, the project team compiled lessons learned for each of the comparative regions in
order to “tell the story” of their respective growth experiences. The key factors driving
development were discussed and, most notably, the relationship between transportation and
population growth was explored. The characteristics and lessons learned from each of the
comparative regions are laid out in the section below. Each comparative region is set out in its
own unique section.
a. Selection of Regions
The statement of work calls out six coastal regions across the southeast, identified by MCIEAST
and PlanIt EAST, as having at one time in the past looked much like the PlanIt EAST region
does today: characterized by: (1) a low-density, rural landscape; (2) a past or current military
presence; (3) a lack of major transportation networks; and (4) a steady, yet sustainable
population growth rate. These regions were selected because they all experienced one or more
transportation improvements that affected population growth in their respective regions.
The comparative regions are:







Northwest Florida (Okaloosa, Walton, Santa Rosa, and Escambia Counties);
Northeast Florida (Duval, Nassau, St. John’s, and Clay Counties);
Southeast South Carolina (Beaufort, Jasper, Colleton, and Hampton Counties);
Northeast South Carolina (Horry, Marion, Dillon, and Florence Counties);
Southeast North Carolina (New Hanover, Brunswick, and Pender Counties); and
Southeast Virginia (Cities of Virginia Beach, Norfolk, and Hampton and the Counties
of Chesapeake, Suffolk, Isle of Wight, James City, Surry, and York).

b. Transportation as a Driver for Growth in Comparative Regions
Historically, transportation improvements were the unequivocal drivers for growth and
development in a region. Prior to the Industrial Revolution, cities grew predominantly in places
that people and goods could travel to most easily (i.e., ports, crossroads). Even after the
Industrial Revolution, cities in newly urbanizing areas grew around transportation hubs,
including most recently along highways and at highway interchanges. In today’s modern
transportation and land use policy landscape, however, the direction of causality between
transportation and development is not always so one-directional because of the inherent
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feedbacks between transportation and land use. The “Transportation – Land Use Cycle”, as seen
in the figure below, represents the complexity of the relationship between transportation and land
use. The cycle can start at either end of the figure – either beginning with the transportation
improvement or with the land use change.

Transportation
–
Land Use Cycle

Figure 4: Transportation and Land Use Cycle

Roads are often built or improved to allow greater access to new development or to enhance
opportunities for new development. The road improvements make other land along the road
more accessible and attractive for further development. With more housing and services
along the road, traffic volumes increase, resulting in more congestion and decreased road
utility. Eventually, the reduced efficiency of the road necessitates more roadway
improvements that can, in turn, lead again to additional development along the road. Thus,
the transportation-land use cycle restarts.
Recognizing and understanding this transportation-land use cycle was important as the
project team analyzed the relationships between the transportation improvements in each of
the comparative regions and the increase in population seen by the regions. Despite this
complex circle of causality, we can say that transportation improvements have affected
the growth and movement of populations and development in all of the comparative
regions. While a few projects have opened new gateways for population migration and
economic development, others have encouraged an acceleration of growth. In these
instances, the transportation-land use cycle essentially began with the transportation
improvement. Some projects, however, have occurred simply to catch up to the growth
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already occurring in the region. In this instance, the transportation-land use cycle began with
the land use change or population growth.
The Marstel-Day team categorized the relationship between transportation and population
growth in each of the comparative regions in three ways:






Transportation Improvements Caused Growth – New or improved transportation
access to or within an area where the growth rate was negative, stable, or minimal.
The improvements led to population growth that would otherwise not have occurred.
Transportation Improvements Facilitated Growth – Transportation improvements
increased the rate of population growth in an area where growth was already
occurring or would have occurred anyway.
Transportation Improvements Reacted to Growth – Transportation improvements
were made in response to and/or to mitigate the adverse effects of past or current
population growth.

Each of the major transportation improvements (i.e., those that significantly affected or were
affected by population growth) identified in the comparative regions were assessed and
categorized according the definitions presented above. This relationship is presented further
in the region characteristics table and the lessons learned summaries presented below.
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c. Comparison of Regions
Table 9: Summary of Region Characteristics

Comparative
Communities
Analysis
Region
Characteristics
PlanIt EAST
Region
(Carteret, Craven,
Duplin, Jones,
Lenoir, Onslow,
Pamlico, Pender,
Wayne)

Transportation
Improvement

 2030: US-17 and
US-70 both
extended and
widened
 Planned: NC241/NC-11
upgraded to 4lane divided
highway

Geography

Population Growth
& Densityi
(1960-2010)

 9-County region in
middle of eastern
North Carolina

 Total 2010 population
for the 9 counties was
663,883

 One of last largely
undeveloped places on
eastern seaboard

 Pender saw greatest
rise since 1960 (182%)

 Heavily forested with a
large amount of
working lands as well

 Carteret and Onslow
populations doubled
 Jones County
population actually
went down 8%

Median
Household
Income &
Employment
 Average growth in
median
household
income, 19792010= 227%
 Average growth in
total
employment,
1980-2010= 52%

Key Industries

 Military Operations
and Training
 Agriculture
 Forestry
 Tourism

(Okaloosa,
Walton, Santa
Rosa, Escambia)

1993: Mid-Bay
Bridge
connecting HWY20 and HWY-98
across
Choctawhatchee
Bay

 Florida Panhandle
 Largely influenced by
Choctawhatchee Bay
(limits development
area)

 Population grew 97%
 Santa Rosa’s
population grew far
more than other
counties (301%)
 Escambia County is an
outlier – low growth
 Population growth
rate steadily declined
since 1980 – limited
available space

Farmland 1978-07
- Lost 18% of acreage
- Greatest loss in
Pender County (37%)

Transportation
Drivers

 Expectation that
US-17 and US70 will lead to
rapid population
growth between
2030 and 2050 will enhance
access to
desirable areas

ii

Predominantly rural–
only Onslow County is
less than 90% rural.
Jones and Pamlico
Counties are 100%
rural

 Change in population
density, 1970-2010 =
61%
 1978: I-10
finished through
Panhandle

Forestland 1974-2011
- Lost 7% of acreage
- Greatest loss in
Carteret (28%)

Urban vs. Rural

 Growth in Lenoir and
Pamlico was limited

Northwest
Florida

Land Use

 Average growth in
median
household
income, 19792010= 245%
 Average growth in
total
employment,
1980-2010= 90%

 Military Operations
and Training
 Tourism
 Aviation,
Aerospace, and
Defense
 Healthcare
Provision

 Change in population
density, 1970-2010 =
85%
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Forestland 1970-2010
- Lost 4% (82,000
acres). Greatest loss
in Escambia County
(19%)
Farmland 1978-2007
- Lost 8% (31,000
acres). Greatest loss
in Santa Rosa County
(27%) where
population boomed
Urban vs. Rural
Predominantly rural.
Only Escambia County
is less than 90% rural
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 I-10 opening
FACILITATED
growth,
speeding access
in an already
promising area
 Mid-Bay Bridge
CAUSED growth,
allowing new
access to a
previously less
accessible area

Comparative
Communities
Analysis
Region
Characteristics
Northeast
Florida
(Duval, Nassau, St.
Johns, Clay)

Transportation
Improvement

 1978: Western
half of I-295
beltway
complete
 1992: Butler
Blvd. opened

Geography

 Region is bisected by
the St. Johns River,
longest river in the
state
 Jacksonville has largest
deep water port in the
south

Population Growth
& Densityi
(1960-2010)

 Population more than
doubled since 1970
 Clay and St. Johns
Counties grew 877%
and 533% respectively
 Fastest growth 19801990 (26%)
 Region grew
consistently at 22%
since 1970

Median
Household
Income &
Employment
 Average growth in
median
household
income, 19792010= 248%
 Average growth in
total
employment,
1980-2010=
105%

Key Industries

Land Use

 Military Operations
and Training

Forestland 1970-2010
- Lost 15% (181,000
acres)
- Changes were
consistent and
greatest in Duval/St.
Johns Counties (both
18%)
Farmland 1978-2007
- Lost 58% (185,000
acres)
- Clay and Duval
Counties each lost
66% of working lands

 Aviation,
Aerospace, and
Defense
 Commercial
Shipping
 Tourism
 Healthcare
Research

 Change in population
density, 1970-2010 =
127%

Northeast South
Carolina
(Horry, Marion,
Dillon, Florence)

 1976:
Development at
major I-95 & I-20
intersection
(Florence)
 1974-1977:
Widening of US501
 1989: Marion
Bypass
constructed

 Lies on Atlantic Coastal
Plain; has dense
network of rivers
 Myrtle Beach is on a
man-made barrier
island, which has
lessened inland
development

 Horry County’s
population grew 295%
 Horry County grew
most 1970-1980 (45%)
 Florence County had a
62% growth rate
 Little growth in Marion
and Dillon Counties
(outliers)

 Average growth in
median
household
income, 19792010= 175%

 Tourism
 Services
 Healthcare
Provision

 Average growth in
total
employment,
1980-2010= 83%

 Change in population
density, 1970-2010 =
81%
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Urban vs. Rural
- Region on average is
77% rural.
- Most urban is Nassau
(50%) and most rural
is St. Johns (94%)
Forestland 1968-2011
- Increased by 68,000
acres. Only net loss
in Horry (6%)
Farmland 1978-2007
- Lost total of 250,000
acres, with average
rate of 32%.
Urban vs. Rural
- Predominantly rural,
average for region is
94%.
- Marion and Dillon
counties are most
rural at 98%.
- No county is more
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Transportation
Drivers

 Butler Blvd.
CAUSED growth
as it opened
transportation
into a previously
undeveloped
area
 I-295 beltway
improvements
(western half)
FACILITATED
growth beyond
Clay County
toward the
Atlantic coast

 I-95 and I-20
intersection
CAUSED growth
by offering a
convenient
travel stop-off
point
 US-501
widening
FACILITATED
additional
growth
throughout
Horry County
and beyond

Comparative
Communities
Analysis
Region
Characteristics

Transportation
Improvement

Geography

Population Growth
& Densityi
(1960-2010)

Median
Household
Income &
Employment

Key Industries

Land Use

Transportation
Drivers

than 14% urban

Southeast South
Carolina
(Beaufort, Jasper,
Colleton,
Hampton)

 1982: James F.
Byrnes Bridge
replaced and
widened
 1990s: US-278
relocated and
expanded

 Atlantic Coastal Plain
with estuarine
network of tidal creeks
and marshes; ACE
Basin rivers drain a
significant portion of
the region

 Beaufort County’s
population tripled,
Jasper County’s
doubled

 Beaufort County is a
unique “community of
sea islands”

 Highest growth rate
(30%) in 90’s: same
period as US-278
relocation

 Broad River splits
Beaufort County into
north and south
regions; Broad River
Bridge connects area

Southeast North
Carolina
(New Hanover,
Brunswick,
Pender)

 1990: I-40
extended to
Wilmington

 Atlantic Coastal Plain;
“Cape Fear” region
 Large portion of the
region is low-lying
wetlands, most
notably the Green
Swamp
 Cape Fear River and
the Northeast Cape
Fear River are the
deeper prominent
rivers.
 Cape Fear estuary
drains the largest
watershed in North
Carolina

 Little growth in
Colleton and
Hampton Counties

 Average growth in
median
household
income, 19792010= 218%

 Military
Operations and
Training

 Average growth in
total
employment,
1980-2010= 94%

 Agriculture

 Services
 Tourism
 Retirement Living

 Change in population
density, 1970-2010 =
148%

 New Hanover has a
much larger
population than other
two counties
 Brunswick County had
highest growth rate
(430%): New Hanover
and Pender were
equal at (182%)
 Greatest growth (37%)
seen in decade
following I-40
extension (90’s)

 Average growth in
median
household
income, 19792010= 237%
 Average growth in
total
employment,
1980-2010= 70%

 Tourism
 Technology
Research
 TV and Film
 Healthcare
Provision

 Change in population
density, 1970-2010 =
192%
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Forestland 1968-2011
- Little change, gained
1%
- Beaufort County had
only loss (18%)
Farmland 1978-2007
- Lost 29% (163,000
acres)
- Greatest loss in
Jasper County (50%)
- Reduction rate is
similar to state
average
Urban vs. Rural
- All but Beaufort
County (79%) are
99% rural
Forestland 1974-2011
- Lost 4% (33,000
acres)
- Changed less than
1% in last decade
Farmland 1978-2007
- All counties lost at
least 35%, New
Hanover 66%
- Greatest loss during
1980’s
Urban vs. Rural
- Majority of
Brunswick County is
urban (57%).
- New Hanover and
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 James Byrnes
Bridge
improvements
FACILITATED
growth and
was also
REACTIVE to
increased
tourism in
Hilton Head

 US-278
relocation
FACILITATED
development in
and around
Sun City
 Extension of I40 through the
region
FACILITATED
growth at a
faster and more
robust pace
than would
otherwise have
been possible

Comparative
Communities
Analysis
Region
Characteristics

Transportation
Improvement

Geography

Population Growth
& Densityi
(1960-2010)

Median
Household
Income &
Employment

Key Industries

Land Use

Transportation
Drivers

Pender are mostly
rural

Southeast
Virginia
(Virginia Beach,
Norfolk, Hampton,
Chesapeake,
Suffolk, Isle of
Wight, James City,
Surry, York)

 1976: Addition
of a second
span to the
Hampton Roads
Bridge Tunnel

 Chesapeake Bay and
several of its major
tributaries— the
James, York,
Elizabeth, and
Nansemond rivers—
meet in the Port of
Hampton Roads
 Hampton Roads is
geographically
divided by the port:
the southeastern
portion of the Virginia
Peninsula (the
Peninsula) and South
Hampton Roads

 Rapid growth (ex.)
- Suffolk: 758%
- James City: 275%
- Chesapeake: 148%
 Norfolk’s population
steadily decreased as
peopled moved to
outward counties

 Average growth in
median
household
income, 19792010= 255%
 Average growth in
total
employment,
1980-2010= 57%

 Military
 Tourism
 Services
 Private
Enterprises

 Growth rates declined
in decades since 1980
(22%-7%)
 Change in population
density, 1970-2010 =
15%

Comparative Communities Analysis

Farmland 1978-2007
- Lost total of 109,000
acres, with quickest
rate in 1980’s (14%)
- Greatest loss seen in
James City County
(66%) and York
County (70%)
Urban vs. Rural
- Contains several
urban (90%+) areas:
Norfolk & Hampton
- Region on average is
40% urban – largest
figure for all
comparative regions
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 Hampton
Roads and
Monitor
Merrimac
Memorial
Bridge Tunnels
FACILITATED
more
expansive and
rapid growth
by allowing
people to
quickly travel
between areas
separated by
water

V. Analysis of Comparative Regions

a. NORTHWEST FLORIDA

Geography
The Northwest Florida Study Area includes the four most westerly counties of Florida’s
Panhandle region: Escambia, Santa Rosa, Okaloosa, and Walton (from west to east). The Study
Area is bordered by Alabama to the north and west, and the Gulf of Mexico to the south. It
includes two Metropolitan Statistical Areas (MSAs): Pensacola MSA (Escambia and Santa Rosa
Counties) and Ft. Walton Beach MSA (Okaloosa County). Walton is the only county outside of
an MSA. Pensacola, in Escambia County, is the largest city in the region and other notable
municipalities include Ft. Walton Beach, Niceville, and Destin.
The most dominant feature of the Study Area, by far, is the Eglin Air Force Base Range (Eglin
AFB), which includes several separate airfields and military installations. Eglin covers 724
square miles in Okaloosa, Walton, and Santa Rosa counties. The range effectively divides the
narrow band of densely populated coastal communities along US-98 in the southern portion of
each county from more rural areas along and north of I-10.
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Figure 5: Northwest Florida Study Area
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Population Growth and Key Drivers of Development
While northwest Florida is far removed from the large population centers of peninsular Florida,
growth rates in the Study Area counties have been strong for 30 years, particularly due to the
military presence in the region. From 1980 to 1990, the Study Area’s composite population
grew 23%. This pace of growth was maintained in the following decade, with a 21% increase
from 1990 to 2000. The Study Area’s overall growth rate dropped to 10% between 2000 and
2010, mirroring state and national trends. Sharp reductions in mobility have been posted over
the last five years due to the national housing crisis and recession.
Table 10: Population Patterns in Northwest Florida, 1970-2010
County
1970
Escambia
205,334
Santa Rosa 37,741
Okaloosa
88,187
Walton
16,087
Total
347,349

1970-1980
1980
% Change
233,794
14%
55,988
48%
109,920
25%
21,300
32%
421,002
21%

1980-1990
1990
% Change
262,798
12%
81,608
46%
143,776
31%
27,760
30%
515,942
23%

2000
294,410
117,743
170,498
40,601
623,252

1990-2000
% Change
12%
44%
19%
46%
21%

2010
297,619
151,372
180,822
55,043
684,856

2000-2010 1980-2010
% Change Change
1%
45%
29%
301%
6%
105%
36%
242%
10%
97%

Source: US Census, http://www.census.gov/

Santa Rosa County had the strongest growth rates in the Study Area in the 1980s (46%) and
Walton County showed the most growth in the 1990s (46%). Similar to the rest of the Study
Area, the Santa Rosa population growth rate dropped to 29% between 2000 and 2010. Most of
Santa Rosa’s growth has been focused in the rapidly developing beach communities of Gulf
Breeze and Navarre along US-98, and within the I-10 corridor as a result of spillover
development from neighboring Pensacola. Santa Rosa County contains Hurlburt Field and other
installations that are part of Eglin AFB, as well as the separately located NAS Whiting Field
north of I-10.
Driven by expansion at Eglin AFB and development along the Gulf coast, Walton County grew
30% between 1980 and 1990, and 46% between 1990 and 2000. The growth rate fell slightly to
36% between 2000 and 2010. Similar to Santa Rosa County, population is concentrated along
the coast or north of Eglin AFB along the I-10 corridor. North-south access in Walton County is
limited to heavily-traveled US-331, which is planned for widening from two to four lanes
between I-10 and US-98. The first phase is under construction. As part of the widening, a
second bridge crossing over Choctawhatchee Bay will require funding from a toll or sales tax
increase.
Okaloosa County’s population increased 31% between 1980 and 1990, but the pace of growth
fell to 19% in the 1990s and 6% in the 2000s. Population is concentrated along the coast in the
beach communities of Ft. Walton Beach and Destin, and within the central part of the county
along the I-10 corridor in and near Crestview. Eglin AFB occupies 6,700 acres and literally
squeezes population along the coast and to north of the base.
Though construction of I-10 began in the 1960s, it was not fully completed in Florida until 1978.
The interstate improved access to all of Northwest Florida, which had previously been isolated
from major metropolitan areas in peninsular Florida and the Southeastern United States. Almost
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immediately, the region saw a boom in coastal and resort development, focused initially in
Okaloosa County but then extending into Santa Rosa and Walton counties. All four counties
experienced their highest population growth rates in the following decade (1980’s). The
interstate allowed those who worked in Pensacola to live outside the city limits, representing the
same suburbanization that characterized the entire nation during this period. Santa Rosa County
was particularly influenced by I-10 due to a much faster connection to Pensacola.
Population growth in the following decade (1990’s) was spurred by the opening of the Mid-Bay
Bridge in 1993. Walton County, where the bridge is located, grew the most during this period
due to improved access to Destin and the I-98 beach corridor. The bridge spanning the
Choctawhatchee Bay allowed people to quickly travel from the I-10 area north of the bay down
to the beach. Beachgoers who once had to drive the circumference of the bay (at least an hour’s
drive) were now able to bisect the large body of water in a matter of minutes. As a result,
development in Destin exploded in the years immediately following bridge construction.
Despite a somewhat lower growth rate in the 2000’s, Walton County’s absolute change in
population still increased considerably. This is due largely to the continued development around
the I-98 corridor.
Figure 6: Northwest Florida Population Graph
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Throughout the Study Area, population remains concentrated around the urban cores. However,
growth is occurring within major transportation corridors (I-10, US-98, FL-85) and along the
coast. Thousands of acres remain rural and undeveloped in the northern portions of the Study
Area where infrastructure is lacking. Population density, as a consequence, has increased
particularly in Santa Rosa and Walton Counties. The table below illustrates how the
concentration of residents in Santa Rosa County spiked during the primary ‘boom years’ in the
1980’s and 1990’s. More recently, Walton County’s density is increasing as people move further
away from established population centers.
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1970
1980
1990
2000
2010

Density Changes
(population per square mile)
Escambia
Santa Rosa
Okaloosa
#
% change
#
% change
#
% change
313
0
37
0
95
0
356
14%
55
49%
118
24%
400
12%
81
47%
155
31%
448
12%
116
43%
183
18%
453
1%
150
29%
194
6%

#
16
21
27
39
53

Walton
% change
0
31%
29%
44%
36%

Table 11: Population Density Changes in Northwest Florida, 1970-2010

Household Income and Employment
The median household income within the Study Area grew significantly in the years following
1980, outpacing both Florida and the U.S. Most notably, median household income in Walton
County grew 318% over the thirty-year period (1979-2010). This is likely attributed to improved
vehicular access to the Gulf Coast and subsequent development of high-end beachfront resort
communities. The median household income in Santa Rosa and Okaloosa counties also grew
considerably, which is consistent with the suburbanization away from the urban core of
Pensacola and the emergence of Destin as a major waterfront resort.
Table 12: Median Household Income, Northwest Florida, 1979-2010
1979-2010 Change
County

1979

1989

2000

2010

Okaloosa

$15,151

$27,941

$41,706

$51,173

$36,022

#

238%

%

Walton

$10,687

$21,297

$32,368

$44,622

$33,935

318%

Santa Rosa

$15,085

$27,584

$42,626

$51,208

$36,123

239%

Escambia

$14,442

$25,158

$34,355

$41,428

$26,986

187%

Florida

$14,675

$27,483

$38,784

$44,390

$29,715

202%

United States

$16,841

$30,056

$41,990

$50,046

$33,205

197%

Source: United States Census Bureau

At-place employment within the Study Area also increased over the thirty-year period. The
1980-1990 decade was notable as three counties experienced their highest growth rates during
this decade. While Walton County had the smallest number of jobs in 1980, it grew by the
largest percentage (70%) during the subsequent decade. Santa Rosa followed at 50%.
Employment growth rates slowed in the subsequent two decades but Walton County continued to
lead the Study Area, increasing 61% in both ten year periods. It is worth mentioning that
Escambia experienced a loss (-3%) from 2000 to 2010, while Okaloosa posted low growth (6%)
for the same period. Conversely, Walton and Santa Rosa continued to show strong absolute
employment growth into the 2000’s. This trend suggests that citizens and corresponding jobs
moved outward from the existing urban core around Pensacola.
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Table 13: Employment Pattern, Northwest Florida, 1980-2010
1980-1990 Change 1990-2000 Change 2000-2010 Change 1980-2010 Change
County

%

#

26,925

49%

30,529

38%

7,051

6%

64,505

119%

Walton

4,244

70%

6,275

61%

10,119

61%

20,638

341%

Santa Rosa

9,073

50%

8,998

33%

12,039

33%

30,110

166%

Escambia

26,509

23%

35,373

25%

-3%

56,913

50%

Total

66,751

35%

81,175

31%

7%

172,166

90%

12% 5,178,656

110%

Okaloosa

Florida

#

2,052,768

%

#

44% 2,101,318

-4,969
24,240

31% 1,024,570

%

#

%

Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of Economic Analysis,
US Department of Commerce; 1980-2000 (SIC); 2001-2010 (NAICS)

Key Industries
The military and tourism anchor the local economy. According to the Haas Center for Business
Research and Economic Development, the military is responsible for 50% of the total regional
economy. Four major military installations employ a total of 51,524 active duty personnel and
civilians. All four counties in the Study Area are covered in part by military bases.
Recent Base Realignment and Closure (BRAC)–related investments have added thousands of
new personnel to local military installations. These actions have solidified the area as a national
military hub. The unique concentration of military installations has attracted national defense
contractors and commercial aviation firms
engaged in a wide range of research and
development activities. Many military
workers are already trained in aviation,
surface, or seagoing transportation
equipment with skills that are easily
transferable to a broad range of disciplines.
In recent years, the four counties have
implemented cooperative efforts to ensure
that the military and defense-related
industries are supported and nurtured.
Figure 7: Evening I-98 traffic from Hurlburt Field, April 2012

Tourism (within the larger “services” industry) is one of the fastest growing sectors in the Study
Area. However, wages in this industry are comparatively low, and employment is often
seasonal. The highest service sector growth rates occurred in Walton County (156%) and Santa
Rosa County (195%) between 1980 and 1990 when many of the coastal resorts came online.
Other key industries include advanced manufacturing and transportation/distribution/logistics.
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Land Use
As a high-growth state, Florida has lost significant agricultural and forest land, focused along the
coast and in suburban areas around the major cities. While the loss of open land has been far
greater in peninsular Florida, this four-county area has not been immune. The Panhandle region
of Florida is considered to be the most “forested” in the state at 77% of the total land area.
Escambia, Santa Rosa, and Okaloosa counties are all in the 51% to 75% forest coverage range,
while more rural Walton County is in the 76% to 100% coverage range. Because Eglin AFB
occupies so much restricted acreage, it has actually helped to preserve forested land cover.
However, increased personnel at local military bases and the emergence of defense-related
industries will continue to bring more people and development to the area. Coastal areas appear
particularly susceptible to degradation from additional commercial and residential development.
In comparison to the other five regions analyzed for this project, northwest Florida has
experienced limited loss of forestland. As seen in the table below, the total reduction in acreage
since 1970 has only been 4%. The more urbanized Escambia County with the city of Pensacola
posted the greatest loss of forest area at 19%.
Table 14: Forest Area (acres) by County, Northwest Florida, 1970-2010
Forest Area (acres) by County, Northwest Florida, 1970-2010
1970-1980 Change
County

267,422
470,238
500,165
542,482

-12,074
-403
-31,353
5,008

-4%
0%
-6%
1%

225,122
461,822
499,863
550,572

-42,300

-16%

-54,374

-19%

-8,416

-2%

-8,819

-2%

-302

0%

-31,655

-6%

Walton

279,496
470,641
531,518
537,474

8,090

1%

13,098

2%

Total

1,819,129

1,780,307

-38,822

-2%

1,737,379

-42,928

-2%

-81,750

-4%

Okaloosa
Santa Rosa

%

2010

#

1970-2010 Change

1980

Escambia

#

1980-2010 Change

1970

%

#

%

Source: United States Department of Agriculture, Forest Service, FIA Program, FIDO

Working farmlands, too, have not experienced the same level of reduction as other comparative
regions. Santa Rosa County withstood the most change over the last thirty years, due to local
population increases, and Okaloosa County also saw change, albeit to a lesser degree.
Table 15: Working Farmland (acres) by County, Northwest Florida, 1978-2007
Working Farmland (acres) by County, Northwest Florida, 1978-2007
1978-1987 Change
County

1978

1987

#

1987-1997 Change

%

1997

#

%

1997-2007 Change
2007

#

%

1978-2007 Change
#

%

Okaloosa

77,909

62,662

-15,247

-20%

50,822

-11,840

-19%

65,874

15,052

30%

-12,035

-15%

Santa Rosa

96,713

81,667

-15,046

-16%

87,971

6,304

8%

70,179

-17,792

-20%

-26,534

-27%

124,985

104,239

-20,746

-17%

78,844

-25,395

-24%

126,841

47,997

61%

1,856

1%

76,701

65,426

-11,275

-15%

54,617

-10,809

-17%

81,977

27,360

50%

5,276

7%

376,308

313,994

-62,314

-17%

272,254

-41,740

-13%

344,871

72,617

27%

-31,437

-8%

Walton
Escambia
Total

Source: United States Department of Agriculture, Census of Agriculture

Note: Statistics for both forest area and working farmland indicate a surprising increase in
acreage in both Walton and Escambia Counties. First, the 10-year surveys conducted by the U.S.
Forest Service’s FIA program are recognized by their own source as being imperfect estimates.
Second, one can presume that local policies may have added protective designations to guard
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against additional loss. Overall, the primary lesson is that forest and farmland acreage was
reduced by regional development. Losses in this comparative region were smaller compared to
the others because of the large forested land area that is preserved by Eglin AFB.
The region remains predominantly rural as exemplified in the following table. Despite the rapid
population growth, Walton County is still considered almost entirely rural. Escambia County,
home to Pensacola, the largest city in the region, is the most urbanized at 26%.
Percentage
& Population
Density
of Urban
and Rural
Table 16: Urban
and Rural
Population
Density
in Northwest
Florida (2010)
Areas, Northwest Florida, 2010
County

Urban

Okaloosa

Population
Density

Rural

Population
Density

10%

1739

90%

26

2%

826

98%

34

Santa Rosa

10%

1236

90%

35

Escambia

26%

1571

74%

51

Florida

14%

2315

86%

36

Walton

Source: United States Census Bureau

Transportation Impact and Summary
Population growth was both caused and facilitated by transportation improvements. The opening
of I-10 facilitated more rapid growth than would otherwise have occurred, and the Mid-Bay
Bridge caused a development explosion in Destin by allowing new access to a previously less
accessible area.
The composite 23% growth rate for the four-county Study Area in the 1980’s was higher than in
the two decades since. The opening of I-10 in 1978 appeared to have directly influenced the
1980’s surge of development activity. Similarly, the Mid-Bay Bridge spanning Choctawhatchee
Bay facilitated rapid growth along the US-98 corridor by allowing travelers to more quickly
cross to Destin and other nearby waterfront resort areas. This increased access to the beaches
certainly played a role in the area’s rapid residential and commercial development. However,
other factors (military investments, scenic beaches, moderate climate, and lack of a state personal
income tax) also contributed to the growth. These influences continue to attract residents to
northwest Florida’s Panhandle region.
There are several lessons learned from the northwest Florida study region that are important to
note:


Natural features dictate where future growth can occur. The Choctawhatchee Bay and
proximity of the Gulf of Mexico limit available space for development. Residential and
commercial growth is constrained not only by these bodies of water, but also by the large
amount of land secured by Eglin AFB. Planners can take advantage of this knowledge
and somewhat reliably predict where future growth will occur.
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The Mid-Bay Bridge led directly to the development boom in Destin. Prior to the
bridge’s opening in 1993, those traveling to the beach from the north had to go around
the bay which was at least an hours’ drive. The Mid-Bay Bridge changed this, allowing
people to traverse the 3-mile wide bay in minutes. As a result, 1993-2003 were high
growth years in the Destin area (i.e., along the beach on southern end of the bay). One
region representative said that Destin “exploded” after this change. Today the east-west
I-98 corridor along the beach is extremely congested in peak tourism months and this is
due partly to the construction of the Mid-Bay Bridge.



Area residents are moving farther away from traditional population centers in Escambia
and Santa Rosa counties. Population patterns show that residents are choosing to live in
previously unsettled parts of Walton County following a desire to live in a less congested
area. This ongoing shift has led to increased commute times (an hour or more for some)
and heavy traffic along I-98 near the beach.



Military installations and local communities have both benefitted from a policy that
places installation representatives on local planning boards as non-voting members.
Despite not being able to formally vote, community planners from each military base in
Florida have significantly influenced local policy thanks to a state mandate that gives
them this authority. The current community planner for Eglin AFB says the installation
has been able to shift some local regulations to the extent that they have maintained
otherwise threatened operations. For example, new regulations in the Panhandle region
specify that all street lights must be downward facing with a cover on top. This comes as
a result of the military’s concern that increased light from development was degrading
the quality of nighttime flight operations. The public also benefits from this policy. For
instance, Eglin AFB recently began sharing some utility resources with surrounding
communities and it has led to lower public utility costs in the area.

This space intentionally left blank.
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b. NORTHEAST FLORIDA

Geography
The Northeast Florida Region includes four counties: Nassau, Duval, St. Johns, and Clay. It
borders Georgia to the north, and peninsular Florida to the west and south. The Atlantic Ocean
is the eastern boundary. The four counties, along with neighboring Baker County to the west,
form the Jacksonville Metropolitan Statistical Area (MSA). The St. Johns River, more than 300
miles long, is the longest river in the state and bisects the Region. Duval County is located on
both sides of the river, St. Johns County is east of the river, Clay and Nassau counties are to the
west and north, respectively.
The City of Jacksonville is the economic hub of the region, and was consolidated with Duval
County in 1968. It is the largest city in the state in terms of both population and land area.
Consequently, there are no unincorporated areas of Duval County. Other notable cities in the
region include St. Augustine in St. Johns County, Fernandina Beach in Nassau County, and
Orange Park in Clay County.
Jacksonville is home to multiple military facilities, including Naval Air Station Jacksonville,
Naval Station Mayport, Marine Corps Blount Island Command and the Naval Fleet Readiness
Center. According to JaxUSA, 16 out of 100 residents in Northeast Florida have ties to the U.S.
Navy. The Florida National Guard Headquarters is located in St. Augustine and utilizes Camp
Blanding as an active training base. Analyst projections show that personnel and activity at NAS
Jacksonville will remain stable or grow slightly in the coming years, with a potential addition of
up to 5,000 personnel.
In 1993, the BRAC Commission recommended that Naval Air Station Cecil Field in
Jacksonville, which had been operational since 1941, be closed in 1999. Approximately 15,000
non-contiguous acres were transferred to NAS Jacksonville, while the remaining 17,225 acres
were given to the City of Jacksonville. Since its closing, the former military installation has been
rebranded as “Alliance Florida at Cecil Commerce Center” under the joint direction of the
Jacksonville Economic Development Commission and the Jacksonville Aviation Authority.
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Figure 8: Northeast Florida Study Area
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Population Growth and Key Drivers of Development
While Northeast Florida lacks the name recognition and tourist attractions of Miami, Tampa, or
Orlando, its growth rates have been comparable to the State of Florida’s for the last 30 years. A
slight drop in the growth rate for the last two decades mirrored the state. From 1980 to 1990, the
Region’s population growth rate by decade peaked at 26%. Subsequent growth rates were 21%
from 1990 to 2000, and 20% from 2000 to 2010. In spite of the slight drop in growth rates, the
region’s absolute population growth actually increased from 184,000 in the 1980s to 218,000 in
the 2000s.
Table 17: Population Pattern in Northeast Florida, 1960-2010
County
Duval
Nassau
St. Johns
Clay
Total

1960
455,411
17,189
30,034
19,535
522,169

1970
528,865
20,626
30,727
32,059
612,277

19601970 %
16%
20%
2%
64%
17%

1980
571,003
32,894
51,303
67,052
722,252

19701980 %
8%
59%
67%
109%
18%

1990
672,971
43,941
83,829
105,986
906,727

19801990 %
18%
34%
63%
58%
26%

19902000
2000 %
778,879
16%
57,663
31%
123,135
47%
140,814
33%
1,100,491
21%

20002010
2010 %
864,263
11%
73,314
27%
190,039
54%
190,865
36%
1,318,481
20%

Total
Period
90%
327%
533%
877%
153%

Source: US Census, http://www.census.gov/

Figure 9: Northeast Florida Population Graph
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Jacksonville, which covers all of Duval County, remains the epicenter of economic activity
within the region. Its 2010 population of 864,263 represented 66% of the region’s 1,318,481
residents. The smaller neighboring counties of Nassau, Clay, and St. Johns have posted higher
growth rates over the last 50 years, but they remain dwarfed in size by Duval. In 2010, the three
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surrounding counties ranged in size from 73,314 residents in Nassau to 190,865 residents in
Clay.
As the region’s urban center, Duval County grew by 18% from 1980 to 1990, 16% from 1990 to
2000, and 11% from 2000 to 2010. The county’s 293,000 new residents over the 30-year period
comprised 49% of the 596,000-person increase in the region. This was well below Duval’s 79%
share in 1980, indicating the subsequent shift in growth toward the three surrounding counties.
The region’s most significant population growth has occurred south of Duval in Clay and St
Johns Counties. Clay’s population in 2010 was ten times larger than in 1960. Growth rates were
58%, 33%, and 36%, respectively, over the last three decades. St. Johns County grew to be six
times larger in the same time period. Its population increased 64% (1980-1990), 47% (19902000), and 54% (2000-2010). Reflecting this influx of residents, new population centers have
emerged in northern Clay County (Orange Park) directly adjacent to Duval County, and in
eastern St. Johns County along the coast.
I- 95 was completed in northeast Florida in the early 1960s, and reached its full north/south
extension along the eastern seaboard by 1976. Jacksonville is the eastern terminus for I-10,
which spans the entire southern United States to California. Like I-95, I-10 was completed in
Northeast Florida during the early 1960s. The entirety of I-10 in Florida was completed in 1978.
I-295 surrounds the Jacksonville area, with two crossings over the St. Johns River. The western
half of the loop was completed in 1978; the eastern half (begun as an at-grade highway in the
mid-1980s), was upgraded to full interstate designation in 2011.
Butler Boulevard is a 13-mile limited access east-west highway connecting US-1 and US-A1A in
southeast Duval County. It opened in 1979 as a toll road, with local residents referring to it as
“the road to nowhere”. After conversion to a free facility in 1988, growth spread quickly along
the entire route, with major economic anchors such as the University of North Florida and the
Mayo Clinic. Butler Boulevard also enhanced access to the resort community of Ponte Vedra
along the coast of neighboring St. Johns County, facilitating an affluent population boom. As
evidence of the road’s impact on the distribution of growth in Northeast Florida, daily traffic
counts increased from 59,000 vehicles in 2001 to 93,000 vehicles in 2006. This represented a
58% increase in traffic over a five-year period. Between 2005 and 2010, approximately six
miles of the road were widened from four to six lanes, with a new interchange constructed at I295.
The three interstate highways and Butler Boulevard accelerated suburbanization in the
Jacksonville metropolitan area, particularly to the south along I-95 and later to the east along I295 and Butler Boulevard. These roads reinforced and supported Jacksonville’s traditional
growth pattern to the south between the Atlantic Ocean and the St. Johns River.
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These roads reinforced and supported Jacksonville’s traditional growth pattern to the south
between the Atlantic Ocean and the St. Johns River.
The population density in the northeast Florida region was 504 persons per acre in 2010, an
increase of 152% from 199.6 persons in 1960. Reporting the largest population, Duval County
had the highest density at 1,133.9 persons per acre, followed by St. John’s and Clay at 316.4 and
315.8, respectively. St. John’s experienced the most significant change in density between 1960
and 2010, increasing from 32.5 to 316.4 persons per acre, or 873% over 50 years. Only Duval
County had a 2010 population density higher than the State of Florida average of 350.6 persons
per acre.

1960
1970
1980
1990
2000
2010

#
598
694
749
883
1022
1134

Duval
% change
0
16%
8%
18%
16%
11%

Density Changes
(population per square mile)
Nassau
St. Johns
#
% change
#
% change
27
0
50
0
32
20%
51
2%
51
59%
85
67%
68
34%
140
65%
89
31%
205
46%
113
27%
316
54%

#
32
53
111
175
233
316

Clay
% change
0
66%
109%
58%
33%
36%

Table 18: Population Density Changes in Northeast Florida, 1960-2010

Household Income and Employment
Median household incomes in the Region have risen dramatically since 1980. Unadjusted for
inflation, median incomes in Nassau, Duval, and Clay counties increased at rates ranging from
231% to 246% between 1980 and 2010. St. Johns County’s median income increased by a much
greater 341%, due in part to the fact that it had the lowest income in the Region in 1980 at
$14,213. By 2010, it had the highest median household income at $62,663. This transition can
be attributed to high-priced beach development in and around Ponte Vedra to the north and
historic St. Augustine to the south.
Median Household Income, Northeast Florida, 1979-2010
1979-2010 Change
County

1979

1989

2000

2010

#

%

Duval

$14,938 $28,513 $41,326 $46,112

$31,174

209%

Nassau

$16,948 $30,233 $46,814 $57,605

$40,657

240%

St.Johns

$14,213 $29,926 $52,244 $60,841

$46,628

328%

Clay

$18,407 $34,860 $48,988 $57,913

$39,506

215%

Florida

$14,675 $27,483 $38,784 $44,390

$29,715

202%

United States

$16,841 $30,056 $41,990 $50,046

$33,205

197%

Source: United States Census Bureau

Table 19: Median Household Income in Northeast Florida, 1979-2010
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Employment in the region increased 105% over the 30-year period. With over 430,000 jobs in
2010, Duval County remains the economic hub of the region. In fact, the 2010 reported at-place
employment in Duval makes up nearly 80% of the region’s job base. This share is even higher
than the county’s 65.6% share of region population.
Change in Total Employment, Northeast Florida, 1980-2010
1980-1990 Change
County
Duval

#

%

1990-2000 Change
#

%

2000-2010 Change 1980-2010 Change
#

%

#

%

134,899

41%

112,732

24%

35,837

6%

283,468

86%

Nassau

5,285

48%

6,347

39%

3,960

18%

15,592

142%

St.Johns

14,359

71%

18,001

52%

19,078

36%

51,438

255%

Clay

17,024

94%

19,067

54%

9,095

17%

45,186

249%

Total

171,567

45%

156,147

28%

67,970

10%

395,684

105%

12% 5,178,656

110%

Florida

2,052,768

44% 2,101,318

31% 1,024,570

Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of Economic Analysis, US
Department of Commerce; 1980-2000 (SIC); 2001-2010 (NAICS)

Table 20: Change in Total Employment, Northeast Florida, 1980-2010

The ten years between 1980 and 1990 exhibited the highest overall employment growth rate of
45% for the region, led by Clay (94%) and St. Johns (71%) counties south of Duval. It should be
noted that higher growth rates in Clay and St. Johns counties were attributable to significantly
smaller employment bases.
While Duval’s 1980s growth rate was lower at 41%, the county’s 134,899 new jobs during the
decade represented 79% of the Region’s composite increase in employment. This decade
included the opening of the Mayo Clinic (1986) on Butler Boulevard in Duval County, which
now has approximately 5,000 employees. The University of North Florida, which is also located
on Butler Boulevard, opened as a two-year college in 1969 but was converted to a four-year
institution in 1984. This ushered in a period of strong growth resulting in a current enrollment of
16,000 students.
The Region employment growth rate slowed to 28% in the 1990s. Again, Clay and St. Johns
counties had the highest growth rates of 54% and 52%, respectively, but Duval County captured
74% of the region’s composite increase of 117,617 jobs.
The 2000s exhibited significant change in the amount and distribution of new jobs in the Region.
Total employment in the four counties grew by only 10%, a product of the 2007-2008 Recession
and a continued weak economic recovery. In addition, Duval County’s share of growth declined
to 53%, while St. Johns County represented 28% of the 67,970 net new jobs in the Region. This
illustrated the southward migration of professional service firms along I-95 and US-1.
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Key Industries
Jacksonville is frequently cited as a top business relocation destination. Local leaders aim to
continue regional economic diversification by fostering new business development. The
military’s presence in the region has led to a small but growing aviation and defense contracting
sector. Interviews with community leaders indicated that northeast Florida’s highly-skilled exmilitary workforce (including retirees) is an asset that has not been fully leveraged to attract
defense contract work.
Transportation and logistics is another key sector in the regional economy, centered on the Port
of Jacksonville (JaxPort), the largest deep water port in the South by acreage. JaxPort is an
important wholesale distribution hub for the Southeast United States, and the top-ranked point of
export for automobiles. It is located on the same longitude as Cleveland, Ohio, making it the
most westerly of U.S. eastern seaboard ports. Container traffic is growing (up 10% between
2005 and 2010), and the port is currently being expanded to accommodate larger ships that will
begin traveling through the Panama Canal after it is widened in 2014.
In addition to the port, Jacksonville’s location at the intersection of two major interstate
highways (I-95 and I-10) and intermodal rail/truck facilities further strengthen the emerging
transportation and logistics sector. CSX, a national rail freight company, is headquartered in
Jacksonville. Also, the University of North Florida (UNF) has a strong transportation and
logistics program that has placed a number of graduates with area firms.
The four-county Northeast Florida region added 327,926 non-farm jobs over the 20-year period
from 1980 to 2000, representing 87% growth. Private employment increased by 323,342 jobs, or
111%. Sectors with the most significant absolute growth were Services, Retail Trade, and
Finance, Insurance, and Real Estate (FIRE). Services accounted for 47% of the region’s nonfarm job growth. The gain of 4,584 government jobs was only a 5% increase. The closing of
Naval Air Station Cecil Field in 1999 was the primary cause of the 24% decline in military
employment.
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Employment by Industry, Northeast Florida, 1980-2000
1980-2000 Change
Industry

1980

Farm employment
Nonfarm employment
Private employment
Agricultural Services, Forestry, and Fishing
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation and Public Utilities
Finance, Insurance, and Real Estate
Services
Government and government enterprises
Federal, Civilian
Military
State and Local

1990

2000

#

%

2,647

2,035

2,435

-212

-8%

375,154

547,333

703,080

327,926

87%

290,958

442,888

614,300

323,342

111%

3,104

5,521

5,842

2,738

88%

19,609

34,227

41,757

22,148

113%

34,502

37,433

40,686

6,184

18%

24,000

29,101

34,433

10,433

43%

59,561

95,426

121,143

61,582

103%

26,286

33,853

46,737

20,451

78%

40,158

58,331

82,794

42,636

106%

83,036

147,860

238,367

155,331

187%

84,196

104,445

88,780

4,584

5%

14,281

19,028

17,646

3,365

24%

31,671

40,245

24,031

-7,640

-24%

38,244

45,172

47,103

8,859

23%

Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of Economic Analysis, US Department of
Commerce; 1980-2000 (SIC)

Table 21: Employment by Industry, Northeast Florida, 1980-2000

Employment trends by industry were analyzed separately for the 2001-2010 period because of
the reclassification of jobs into North American Industry Classification System (NAICS)
categories by the U.S. Department of Commerce. Non-farm employment in the four-county
Northeast Florida region grew by 78,126 jobs, or 11%, between 2001 and 2010. Private
employment increased by 75,666 jobs, or 97% of the total. The largest private sector gains were
recorded in Health Care and Social Assistance, up 39%, and Professional, Scientific, and
Technical Services, up 44%. These two sectors accounted for 53% of private job growth.
Government added only 2,460 jobs, representing a 3% rate of increase. Military employment
dropped 25% during the nine-year period, following the 24% loss of the previous 20 years. As a
result of these declines, the 2010 total of 18,565 military jobs was 41% lower than the 1980
measure of 31,671 jobs.
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Employment by Industry, Northeast Florida, 2001-2010
2001-2010 Change
Industry

2001

Farm employment
Nonfarm employment
Private employment
Forestry, Fishing, and Related Activities
Construction
Manufacturing
Wholesale Trade
Retail Trade
Utilities
Transportation and Warehousing
Information
Finance and Insurance
Real Estate and Rental and Leasing
Professional, Scientific, and Technical Services
Management of Companies and Enterprises
Administrative and Waste Management Services
Educational Services
Health Care and Social Assistance
Arts, Entertainment, and Recreation
Accommodation and Food Services
Other services, except public administration
Government and government enterprises
Federal, Civilian
Military
State and Local

2010

#

%

2,443

1,760

-683

-28%

693,599

771,725

78,126

11%

602,673

678,339

75,666

13%

1,994

1,431

-563

-28%

44,754

39,576

-5,178

-12%

38,059

28,975

-9,084

-24%

28,610

27,009

-1,601

-6%

79,727

82,040

2,313

3%
-38%

705

434

-271

35,090

35,912

822

2%

16,537

12,414

-4,123

-25%

56,143

67,942

11,799

21%

22,908

35,134

12,226

53%

35,826

51,623

15,797

44%

7,539

6,876

-663

-9%

65,277

63,681

-1,596

-2%

8,288

14,463

6,175

75%

61,238

85,246

24,008

39%

11,886

16,984

5,098

43%

46,609

58,843

12,234

26%

38,853

46,567

7,714

20%

90,926

93,386

2,460

3%

17,168

17,995

827

5%

24,662

18,565

-6,097

-25%

49,096

56,826

7,730

16%

Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of Economic
Analysis, US Department of Commerce; 2010 (NAICS)

Table 22: Employment by Industry, Northeast Florida, 2001-2010

Land Use
As a result of Florida’s population growth in recent decades, forest and agricultural land cover
has declined. Development has reduced the amount of forest cover in the state by 30%, from
approximately 20 million acres in the 1930s to 14 million acres in 2005. Approximately 80,000
acres are lost each year. Popular coastal areas, including Nassau and St. Johns counties, are
particularly vulnerable to the effects of clearing to accommodate new development.
There has been a decrease of Forest Area in all four northeast Florida counties in each decade
since 1970. Overall, northeast Florida experienced a loss of 181,336 acres of Forest Area
between 1970 and 2010, a 14.5% decrease. Duval and St. Johns counties each lost over 50,000
acres over the last 40 years, followed by over 38,000 acres in St. John’s and 36,000 acres in
Clay.
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Forestland Area (acres) by County, Northeast Florida, 1968-2011
1970-1980 Change
County

1980

Duval

290,253

277,282

-12,971

-4%

244,582

Nassau

342,630

337,135

-5,495

-2%

St.John's

293,959

289,148

-4,811

Clay

326,199

314,883

1,253,041 1,218,448

Total

#

%

1980-2004 Change

1970

2004

#

1980-2007 Change
#

1970-2010 Change

%

2007

%

-32,700

-12%

251,517

-25,765

-9%

237,991

-52,262

-18%

293,504

-43,631

-13%

294,489

-42,646

-13%

304,042

-38,588

-11%

-2%

248,789

-40,359

-14%

251,531

-37,617

-13%

239,550

-54,409

-19%

-11,316

-3%

296,688

-18,195

-6%

288,755

-26,128

-8%

290,122

-36,077

-11%

-34,593

-3% 1,083,563 -134,885

-11% 1,071,705 -181,336

-14%

-11% 1,086,292 -132,156

2010

#

%

Source: United States Department of Agriculture, Forest Service, FIA Program, FIDO

Table 23: Forestland Area (acres) by County, Northeast Florida, 1970-2010

The four-county northeast Florida region lost nearly 185,000 acres of Working Farmland
between 1978 and 2007. With the loss of over 80,000 acres to development between 1978 and
2007, Clay County had the greatest reduction of Working Farmland, followed by over 50,000
acres in Duval. The greatest loss of Working Farmland was between 1978 and 1987, with
93,780 acres representing over 50% of the 30-year total.
Working Farmland (acres) by County, Northeast Florida, 1978-2007
1978-1987 Change
County

1978

1987

#

%

1987-1997 Change
1997

#

%

1997-2007 Change
2007

#

%

1978-2007 Change
#

%

Duval

78,568

41,766

-36,802

-47%

35,531

-6,235

-15%

26,774

-8,757

-25%

-51,794

-66%

Nassau

56,646

48,999

-7,647

-13%

35,165

-13,834

-28%

31,277

-3,888

-11%

-25,369

-45%

St.John's

60,330

49,414

-10,916

-18%

49,631

217

0%

33,546

-16,085

-32%

-26,784

-44%

Clay

122,409

83,994

-38,415

-31%

70,834

-13,160

-16%

41,537

-29,297

-41%

-80,872

-66%

Total

317,953

224,173

-93,780

-29%

191,161

-33,012

-15%

133,134

-58,027

-30%

-184,819

-58%

-16% 10,454,217

-739,873

-7% 9,231,570

-1,222,647

-12% -4,074,661

-31%

Florida

13,306,231 11,194,090 -2,112,141

Source: United States Department of Agriculture, Census of Agriculture

Table 24: Working Farmland (acres) by County, Northeast Florida, 1978-2007

Transportation Impact and Summary
Population growth rates in Northeast Florida were highest in the ten years from 1980 to 1990,
driven in part by the completion of I-295 and Butler Boulevard. I-295 improvements facilitated
growth around Jacksonville, particularly to the west and south, and Butler Boulevard, dubbed
“the road to nowhere”, caused significant growth in an area where development otherwise would
not have occurred. Absolute population change by decade actually increased from 184,000 in the
1980s to 218,000 in the 2000s, reflecting the continued competitiveness of the region to attract
residents and the expansion of suburban areas facilitated by highway and bridge investments. A
variety of factors, including a moderate climate, retiree relocations, beach and golf resort
development, and Florida’s lack of a state personal income tax, continue to attract new residents.
The completion of interstate and other large-scale highways has accelerated suburbanization in
the Jacksonville area, particularly to the south in Clay and St. Johns counties. It is important to
note that I-95, I-10, I-295 and Butler Boulevard have greatly improved access to many portions
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of the region, including those that had previously been isolated by water and environmentally
sensitive land.
There are several lessons learned from the Northeast Florida study region that are important to
note:
 Land use regulations and growth management strategies are not always hindering to
economic development. Weaknesses can be eliminated and concerns can be tailored to
the needs and wants of the region and/or its localities. Developments of Regional Impact
(DRI) programs provide a process to identify regional impacts stemming from large
developments, as well as suitable provisions to mitigate these impacts. This management
tool was Florida’s first way of managing growth. In the development of this review
process, several potential problems arose. One problem with the thresholds was that they
were set relatively high and therefore offered limited coverage. Another problem with the
quantitative thresholds is that many developers have found ways to scale their projects
just below the thresholds to avoid DRI review. Both of these issues have been mitigated
by counties establishing “little DRI” programs, where counties created their own
thresholds and extended the review process to adequately address the counties’ unique
concerns.


Local logistics/distribution industries benefit from comprehensive regional planning. As
mentioned, transportation and logistics is a key sector in northeast Florida’s regional
economy, centered on the Port of Jacksonville (JaxPort), the largest deep water port in the
South by acreage. Protecting this major industry provides an overall focus for regulations
and determining what and how to develop. For example, many of Florida’s transportation
changes are being designed to support effective freight transportation throughout the
region. Multi-modal transportation is a large part of the burgeoning system. The goal is
for freight to flow freely and efficiently throughout the region, while alleviating
congestion for all along the major corridors. Such a focus presents citizens with a
legitimate reason to support necessary funding.



The State of Florida developed the “Florida Forever” program in order to provide funding
to localities for local and regional conservation efforts in the absence of adequate
funding. The Florida Forever program was started in the 1970s to buy environmentally
sensitive land using excise taxes on phosphate. In 1990, the follow-up program under the
Preservation 2000 Act used dock stamp fees on real estate transactions to spend $3 billion
to buy more land. In 2000, this program was extended for another ten years; with $3
billion more spent using the same revenue source. In 2011, the state spent only $30
million due to declines in transfer taxes and lack of interest in preservation in the
legislature.
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c. NORTHEAST SOUTH CAROLINA

Geography
The Northeast South Carolina Study Area includes the counties of Dillon, Marion, Florence, and
Horry. It lies on the Atlantic Coastal Plain (ACP), which is characterized by rolling hills and a
dense network of rivers that run from the Blue Ridge Mountains out to the Atlantic Ocean. The
coastline of northeast South Carolina is called the “Grand Strand,” represented by a large and
continuous stretch of beach centered around the major resort city of Myrtle Beach. Since 1936
by construction of the Atlantic Intracoastal Waterway (AIW) has created a man-made barrier
island that separates the built up shoreline with the more rural inland area just west of Myrtle
Beach, North Myrtle Beach, and Surfside Beach.
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Figure 10: Northeast South Carolina Study Area
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Population Growth and Key Drivers of Development
As of the 2010 census, northeast South Carolina had a combined population of 471,300. This
represents a 70 percent increase over the 1980 population (population 276,874). The change in
population density, however, has not been uniform across the counties. Dillon and Marion
counties have shown low and even negative growth through parts of their counties. Florence
County on the other hand has experienced steady growth, while Horry County’s population has
boomed with an increase of 295% over the same timeframe.
Table 25: Population Patterns in Northeast South Carolina, 1960-2010
County
1960
Horry
68,247
Marion
32,014
Dillon
30,584
Florence 84,438
Total
215,283

1970
69,992
30,270
28,838
89,636
218,736

1960-1970
% Change
3%
-5%
-6%
6%
2%

1980
101,449
34,179
31,083
110,163
276,874

1970-1980
% Change
45%
13%
8%
23%
27%

1990
144,053
33,899
29,114
114,344
321,410

1980-1990
% Change
42%
-1%
-6%
4%
16%

2000
196,629
35,466
30,722
125,761
388,578

1990-2000
% Change
36%
5%
6%
10%
21%

2010
269,291
33,062
32,062
136,885
471,300

2000-2010 1980-2010
% Change Change
37%
295%
-7%
3%
4%
5%
9%
62%
21%
119%

Source: US Census, http://www.census.gov/

Table 26: Population Density Changes in Northeast South Carolina, 1960-2010
Density Changes

The population increases in Florence
(population per square mile)
Horry
Marion
Dillon
Florence
County and Horry County are
#
% change
#
% change
#
% change
#
% change
attributable to different, if not
1960 60
0
65
0
76
0
106
0
opposing, drivers. Florence County has
1970 62
3%
62
-5%
71
-7%
112
6%
1980 89
44%
70
13%
77
8%
138
23%
grown by virtue of its proximity to
1990
127
43%
69
-1%
72
-6%
143
4%
major transportation routes beginning
2000 173
36%
72
4%
76
6%
157
10%
with the founding of Florence City in
2010 237
37%
68
-6%
79
4%
171
9%
the mid-19th century when two
Source: US Census, http://www.census.gov
intersecting railroads were built, the Wilmington & Manchester,
and the Northeastern. The community sprang up from that intersection and today it lies at the
intersection of two major US Interstates, I-95 and I-20. The railroads are now used by Amtrak,
CSX Transportation, and Carolina Southern. Florence also has an airport, though it has
experienced a decrease in use since the BRAC closure of Myrtle Beach Air Force Base opened
the Myrtle Beach Airport to commercial use. The ease of access to these transportation corridors
and facilities is a major attractant that brings commerce and industry to Florence County. Today
there is an abundance of lodging choices at the Florence I-95 interchange, which makes it an
ideal stopping point for travelers lying almost halfway between New York and Miami.
Ground transportation access through Horry County remains poor, even with the upgrades to US
Routes 501 and 17. Even so, this is where the population growth is greatest within the region.
For decades, land development had been controlled by the land holdings of Burroughs and
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Chapin (B&C). B&C owned much of the undeveloped land area and most of the larger
contiguous properties and have used it for timber harvesting and making turpentine. Around
1980 they started leasing land to commercial businesses. In 1990s, B&C changed its business
philosophy and started to sell and develop land, seeking diversified development through the
development of lodging, homes, amusement parks, golf courses and associated commercial
development. The ability to develop large properties in a planned unit development helped the
county plan for transportation improvements central to the developments. Also, the ability to
deal with just a few land owners who controlled most of the property allowed for an open
dialogue to discuss the regions’ future and how best to develop Horry County.
Figure 11: Northeast South Carolina Population Graph
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The County’s dramatic growth is attributable to the sixty miles of accessible beaches and the
temperate climate. Horry County now contains the largest share of hotel and motel rooms, as
well as second homes, in the State of South Carolina. The attraction of the beach and all its
amenities outweighs the inconvenience of getting there.
Tourism has slowly fed the increase in resident population. Of the 14+ million visitors each
summer, many go home with thoughts of returning to the area upon retirement for its low taxes,
low housing costs, and mild climate. Population trends suggest many of these visitors actually
follow through with this aspiration. Myrtle Beach has tried to recreate its economy several times
in the last 30 years. It began as a lazy seaside community that gradually evolved into a golf
mecca with over 100 courses. Then in the 1990s outlet shopping was added as a second draw to
support the shoulder season (October through April). While the intended tourist draws ebb and
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flow from year to year and season to season, the population of Horry County continues to
increase steadily.

Household Income and Employment
Income and employment trends were relatively consistent throughout a 30 year period beginning
in 1979. Citizens in Horry and Florence counties drew considerably higher salaries than those in
Dillon and Marion Counties, and employment statistics support these findings.
Median Household Income, Northeast South Carolina, 1979-2010
1979-2010 Change
County

1979

1989

2000

2010

#

%

Horry

$13,485 $24,959 $36,470 $41,810

$28,325

210%

Marion

$11,351 $17,825 $26,526 $29,814

$18,463

163%

Dillon

$10,909 $18,365 $26,630 $26,342

$15,433

141%

Florence

$13,914 $24,264 $35,144 $39,684

$25,770

185%

South Carolina

$14,711 $26,256 $37,082 $43,208

$28,497

194%

United States

$16,841 $30,056 $41,990 $50,046

$33,205

197%

Source: United States Census Bureau

Table 27: Median Household Income, Northeast South Carolina, 1979-2010

Residents in Dillon and Marion Counties saw their incomes rise marginally between 1979 and
2010. The median household income in Horry and Florence Counties, on the other hand, more
than doubled between 1979 and 1999, then grew another 15% and 13%, respectively, by 2010.
Labor statistics mirror this trend with Marion and Dillon counties exhibiting little change in their
civilian labor force during the last 20 years. Horry and Florence Counties each saw a relatively
significant rise in civilian employment. Income and labor statistics seem to suggest that two of
the four counties are experiencing sustained growth, while the remaining two appear to be
bystanders from an employment and income perspective.
Table 28: Total Employment, Northeast South Carolina, 1980-2010
Total Employment, Northeast South Carolina, 1980-2010
1980-2010 Change
County

1980

1990

2000

2010

Horry

56,264

Marion

14,938

Dillon

11,270

#

%

87,112

125,091

140,730

14,778

14,478

14,879

11,449

12,783

12,583

1,313

12%

84,466
-59

150%
0%

Florence

56,079

67,170

79,275

84,725

28,646

51%

Total

138,551

180,509

231,627

252,917 114,366

83%

South Carolina 1,523,489 1,912,747 2,274,642 2,452,425 928,936

61%

Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of
Economic Analysis, US Department of Commerce; 1980-2000 (SIC); 2001-2010 (NAICS)
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Change in Total Employment, Northeast South Carolina, 1980-2010
1980-1990 Change 1990-2000 Change 2000-2010 Change 1980-2010 Change
County
Horry

#
30,848

Marion
Dillon

-160

%
55%
-1%

#
37,979
-300

%

#

%

#

%

44%

15,639

13%

84,466

150%

-2%

401

3%

-200

-2%

1,313

12%

7%

28,646

51%

-59

0%

179

2%

1,334

12%

Florence

11,091

20%

12,105

18%

5,450

Total

41,958

30%

51,118

28%

21,290

9% 114,366

83%

19% 177,783

8% 928,936

61%

South Carolina

389,258

26% 361,895

Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of Economic Analysis, US
Department of Commerce; 1980-2000 (SIC); 2001-2010 (NAICS)

Table 29: Change in Total Employment, Northeast South Carolina, 1980-2010

Key Industries
Tourism and agriculture are the two primary industries in the region. Inland, west of the AIW,
agriculture has a very strong presence as it does in each of the other three counties. Education is
a large sector in Horry County represented by both Horry County Technical College and Coastal
Carolina University which has seen enrollment nearly double over the past 15 years.
Healthcare is one of the major industries of Florence County with McLeod Regional Medical
Center being at the forefront. This illustrates a trend that can be expected in areas where retirees
choose to settle. Like most “sunbelt communities” in the southeast, continued growth in the
healthcare industry will occur as populations’ age and become more dependent upon both minor
and major medical services. Such economic change is sure to have carry-over effects throughout
the communities. Potential changes include enhanced curriculums at area medical schools,
construction of rehabilitation centers and other related facilities, and an emerging market for
medical equipment.
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Employment by Industry, Northeast South Carolina, 1980-2000
1980-2000 Change
Industry

1980

Farm employment
Nonfarm employment
Private employment
Agricultural Services, Forestry, and Fishing
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation and Public Utilities
Finance, Insurance, and Real Estate
Services
Government and government enterprises
Federal, Civilian
Military
State and Local

1990

2000

#

%

10,465

5,114

3,129

-7,336

-70%

128,086

175,395

228,498

100,412

78%

106,869

148,305

198,292

91,423

86%

748

1,104

1,457

709

95%

9,040

10,723

16,379

7,339

81%

28,253

29,324

26,971

-1,282

-5%

5,499

5,741

7,327

1,828

33%

24,013

40,299

53,654

29,641

123%

4,428

4,878

7,483

3,055

69%

7,501

13,693

20,063

12,562

167%

27,304

42,425

64,100

36,796

135%

21,217

27,090

30,206

8,989

42%

1,886

2,156

1,811

-75

-4%

4,801

5,596

1,976

-2,825

-59%

14,530

19,338

26,419

11,889

82%

Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of Economic Analysis, US
Department of Commerce; 1980-2000 (SIC)

Table 30: Employment by Industry, Northeast South Carolina, 1980-2000

In addition, the northeast South Carolina region is home to international companies from
Germany, Ireland, Japan, Switzerland, Taiwan, and the United Kingdom, thanks in part to low
taxation. The area has attracted major companies such as ABB, DuPont, General Electric,
Heinz, Honda (small engine), Johnson Controls, Monster, QVC, and Roche. More than 80 U.S.based corporations are also present. Local corporations are based upon a variety of industrial
services such as development of automotive components, supply and distribution centers,
sailboat manufacturing, and production of home improvement materials.

Land Use
Agriculture remains one of northeast South Carolina’s largest industries. According to the
state’s last agricultural census in 2007, the four-county Study Area generated a combined $199M
in agricultural products sold and used a total of 498,000 cultivated acres. These statistics
showcase the significance of agriculture in the region’s local economy. It must be noted that over
the past several decades that tourism has been rapidly increasing and closing the gap as the
region’s second largest industry.
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Working Farmland (acres) by County, Northeast South Carolina, 1978-2007
1978-1987 Change
County

1978

1987

#

Horry

221,160

175,407

Marion

106,400

Dillon

1987-1997 Change
1997

#

-45,753

-21%

183,590

8,183

5%

163,622

-19,968

-11%

-57,538

-26%

85,808

-20,592

-19%

80,158

-5,650

-7%

69,530

-10,628

-13%

-36,870

-35%

138,379

111,944

-26,435

-19%

91,088

-20,856

-19%

104,937

13,849

15%

-33,442

-24%

Florence

281,421

209,688

-71,733

-25%

168,600

-41,088

-20%

158,717

-9,883

-6%

-122,704

-44%

Total

747,360

582,847

-164,513

-22%

523,436

-59,411

-10%

496,806

-26,630

-5%

-250,554

-34%

-25% 4,593,452

-165,179

-3% 4,889,339

295,887

6% -1,429,278

-23%

South Carolina 6,318,617 4,758,631 -1,559,986

%

1997-2007 Change 1978-2007 Change

%

2007

#

%

#

%

Source: United States Department of Agriculture, Census of Agriculture

Table 31: Working Farmland (acres) by County, Northeast South Carolina, 1978-2007

Forested land, too, has proven to be highly relevant with respect to local industry and quality of
life. Forests cover two-thirds of the total land area and the timber business is the third largest
employer in the state. In fact, timber manufacturers command the third highest payroll among
South Carolina’s manufacturing industries.
Forestland Area (acres) by County, Northeast South Carolina, 1968-2011
1968-1978 Change
County

#

%

2001

#

%

1968-2011 Change

#

Horry

486,043

489,543

3,500

1%

460,112

-29,431

-6%

428,456

-31,656

-7%

459,296

-26,747

Marion

210,145

215,744

5,599

3%

219,602

3,858

2%

206,663

-12,939

-6%

225,338

15,193

7%

Dillon

135,620

144,287

8,667

6%

145,459

1,172

1%

115,449

-30,010

-21%

151,218

15,598

12%

274,948

287,284

12,336

4%

294,142

6,858

2%

324,614

30,472

10%

342,761

67,813

25%

1,106,756 1,136,858

30,102

3% 1,119,315

-17,543

-2% 1,075,182

-44,133

-4% 1,178,613

71,857

6%

Total

1993

1993-2001 Change

1978

Florence

%

1978-1993 Change

1968

2011

#

%
-6%

Source: United States Department of Agriculture, Forest Service, FIA Program, FIDO

Table 32: Forestland Area (acres) by County, Northeast South Carolina, 1968-2011

The prominence of agriculture and timber harvesting becomes even more relevant when one
looks at the emerging influence of population growth. A 2008 study ranked South Carolina ninth
among 50 states in the rate of conversion of prime agricultural and forest lands to development
between 1992 and 1997. One can surmise that this trend has continued, if not sped up, in recent
years. South Carolina’s Statewide Forest Resource Assessment and Strategy, written in 2010,
claims that people moving to South Carolina from other parts of the country account for most of
the population growth, not native South Carolinians. It then suggests that these new residents
often have different views on forestry than native South Carolinian’s, making them less disposed
to support meaningful initiatives. Such necessary initiatives include controlled burns and
organized harvesting, both of which are made more difficult by residential and commercial
encroachment.

Transportation Impact and Summary
The transportation improvements in this region both caused and facilitated population growth
and associated commercial development. Changes at the I-95 and I-20 intersection, for instance,
directly caused growth by making the surrounding area an ideal stop-off point for weary
travelers. The widening of US-501 facilitated development that was likely coming. As a result
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of this particular improvement, Horry County grew considerably thanks to increased access and
ease of travel.
There are several lessons learned from the northeast South Carolina study region that are
important to note:


Dramatic growth has still occurred regardless of the lack of accessibility or
inaccessibility to the region. The growth in the northeast South Carolina is greatly
attributable to the sixty miles of accessible beaches and the temperate climate. Horry
County now contains the largest share of hotel and motel rooms, as well as second
homes, in the State of South Carolina. The attraction of the beach and all its amenities
clearly outweighs the inconvenience of getting there.



Land availability is often the biggest driver of growth. Horry County, despite being
relatively poor, is a clear example. Development there continues unabated following
the Burroughs and Chapin land sales of the 1990’s, and tourism is currently thriving.
Struggles between agriculture/timber sales and residential development seem
inevitable.



Community decision makers need to be proactive when planning new tourist
destinations and selecting sites for commercial and residential development. Statistics
show community growth in areas that have been traditionally held for farming and
timber production. The local economies have been strongly influenced by these
industries, and the trade-off between manufacturing and tourism must be weighed
carefully by the communities.
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d. SOUTHEAST SOUTH CAROLINA

Geography
The Southeast South Carolina Study Area is composed of four counties within the South
Carolina Low country region: Beaufort, Jasper, Colleton, and Hampton. The four-county Study
Area encompasses the state’s coastal area located south of Charleston and bounded by Georgia to
the south and west and the Atlantic Ocean to the southeast. The region is located between two
international airports and shipping ports and is intersected by Interstate 95 with multiple state
highways providing access from the furthest outskirts to the Atlantic Ocean.
The Study Area covers two Micropolitan Statistical Areas (μSA). Beaufort and Jasper Counties
form the Hilton Head Island-Beaufort MSA, and Colleton County belongs to the Walterboro
MSA, which includes Walterboro as the principal city. Hampton County is not a part of a MSA.
The region is also home to the Marine Corps Air Station (MCAS) Beaufort, Marine Corps
Recruit Depot Parris Island, and the U.S. Naval Hospital in Beaufort.
The region is found along the Atlantic Coastal Plain, amidst an estuarine network of tidal creeks
and marshes. The ACE Basin covers approximately 350,000 acres within and bordering the
Study Area, primarily in Beaufort and Colleton counties. The ACE Basin is named for the
Ashepoo, Combahee, and South Edisto (ACE) rivers, which drain a significant portion of the
Low country region. The basin is largely protected by both private and public entities on local,
state, and national scales.
Beaufort County is the largest and most unique of the four counties. Of a total area of 923 square
miles, water encompasses 336 square miles of the county. Beaufort County is described as a
community of “sea islands”— with 64 sizeable islands and around 2,000 smaller ones —
bordered by Port Royal and Parris Island. Beaufort County is bisected by the Broad River,
which physically splits the county into north and south regions. The City of Beaufort (the county
seat), Port Royal, St. Helena Island, parts of Yemassee, and MCAS Beaufort are found “North of
the Broad.” “South of the Broad” includes Hilton Head, Bluffton, Daufuskie Island, and Sun
City, which straddles Beaufort and Jasper counties.
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Figure 12: Southeast South Carolina Study Area
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Population Growth and Key Drivers of Development
Beaufort County is the most populous of the four-county Study Area and has experienced
significant growth over the last 30 years, whereas Jasper, Colleton, and Hampton Counties have
experienced relatively flat growth during the same period. Beaufort County posted 10-year
population growth rates of more than twice that of the state of South Carolina during the 1980s,
1990s, and 2000s – 32% versus 12%, 40% versus 15%, and 34% versus 15%, respectively.
Beaufort County added nearly 100,000 residents in the span of the last 30 years, growing from
65,364 residents to 162,233 residents between 1980 and 2010.
Table 33: Population Patterns in Southeast South Carolina, 1960-2010
County
Beaufort
Jasper
Colleton
Hampton
Total

1960
44,187
12,237
27,816
17,425
101,665

1960-1970
1970-1980
1980-1990
1990-2000
2000-2010 1980-2010
1970 % Change 1980 % Change 1990 % Change 2000 % Change 2010 % Change Change
51,136
16%
65,364
28%
86,425
32%
120,937
40%
162,233
34%
267%
11,885
-3%
14,504
22%
15,487
7%
20,678
34%
24,777
20%
102%
27,622
-1%
31,776
15%
34,377
8%
38,264
11%
38,892
2%
40%
15,878
-9%
18,159
14%
18,191
0%
21,386
18%
21,090
-1%
21%
106,521
5%
129,803
22%
154,480
19%
201,265
30%
246,992
23%
143%

Source: US Census, http://www.census.gov/

The following graph demonstrates population growth for each of the four counties between 1960
and 2010. Beaufort has the largest population in 2010 with over 160,000 residents, while
Hampton has the smallest at approximately 21,000.

Figure 13: Southeast South Carolina Population Graph
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The development of Hilton Head Island in the southern portion of Beaufort County began in the
early 1960s and continued at a rapid pace through the 1970s, 1980s, and 1990s, establishing
Beaufort County as a prime resort destination. Because Hilton Head’s development was
confined to its island land mass, many area residents did not see the development as considerably
affecting the remaining parts of Beaufort County. In the early 1990s, however, Del Webb began
development of the Sun City Hilton Head retirement community in Bluffton. This led to the
region’s most significant population spike, as can be seen in the graph above. It should also be
noted that Jasper County also experienced a spike in population growth during the 1990s as a
result of the development of Sun City, which spans both Beaufort and Jasper Counties. Sun City
was described as the catalytic development that changed the nature of the region, from an
agricultural, military, and vacation destination to a region characterized by service-related
industry to support the growing retirement population.
Development of Sun City was partially driven by its proximity to Hilton Head, the availability of
cheap timber land, and the absence of development regulations in the region. While the Sun City
development preceded and necessitated the widening and extension of Highway 278 from Hilton
Head to I-95 in 1996, the transportation improvements likely facilitated further development in
the Bluffton area, as referenced prior. The expansion of Savannah-Hilton Head International
Airport has also likely accelerated growth in the southern portion of Beaufort County.
Data also show that the population spikes that have occurred in Beaufort County over the last
several decades have not been isolated occurrences, but have rather been indicative of a
sustained increase in annual growth rates. Annual growth rates in Beaufort County in the 1980s
hovered around 2.5% growth per year and, while there have been some year-to-year fluctuations,
the annual growth rates have increased to nearly 4% since the 1980s.
While most of the Study Area remains relatively rural with low population densities, Beaufort
County has experienced a significant change in population density over the last 50 years. The
population density nearly quadrupled from 1960 to 2010 from 77 residents per square mile to
282 residents per square mile, respectively. This indicates that not only has Beaufort County
become more densely populated, but significant land mass has been converted to residential uses
from other uses. Jasper, Colleton, and Hampton Counties all had population densities of
approximately 38 residents per square mile in 2010.

1960
1970
1980
1990
2000
2010

Table 34: Population Density Changes in Southeast South Carolina, 1960-2010
Density Changes
(population per square mile)
Beaufort
Jasper
Colleton
Hampton
#
% change
#
% change
#
% change
#
% change
77
0
19
0
26
0
31
0
89
16%
18
-5%
26
0%
28
-10%
113
27%
22
22%
30
15%
32
14%
150
33%
24
9%
33
10%
32
0%
210
40%
32
33%
36
9%
38
19%
282
34%
38
19%
37
3%
38
0%
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Household Income and Employment
The median household income has grown significantly since 1980, although the data has not
been adjusted for inflation. From 1979 to 2010, median household income in the Study Area
grew the most in Beaufort County (257%) and the least in Colleton County (178%). With a
median household income of $55,266 in 2010, Beaufort County had the highest median
household income in the state of South Carolina. This data is reflective of Beaufort’s position as
the economic hub of the region, largely sustained by military employment.
Table 35: Median Household Income, Southeast South Carolina, 1979-2010
1979-2010 Change
County

1979

1989

2000

2010

#

%

Beaufort

$15,490

$30,450

$46,992

$55,266 $39,776

257%

Jasper

$10,804

$18,071

$30,727

$35,533 $24,729

229%

Colleton

$11,668

$20,617

$29,773

$32,446 $20,778

178%

Hampton

$10,855

$18,615

$28,771

$33,367 $22,512

207%

South Carolina

$14,711

$26,256

$37,082

$43,208 $28,497

194%

United States

$16,841

$30,056

$41,990

$50,046 $33,205

197%

Source: United States Census Bureau

Again, since Beaufort County is the economic hub of the Study Area, it reports the highest
employment base of 92,190 jobs in 2010. Employment growth across the region was most
significant in the 1990s, particularly in Beaufort and Jasper Counties, which had employment
growth rates of 44% and 28%, respectively, from 1990 to 2000. The extension of US-278 to I-95
occurred during this decade, alongside the development of Sun City. While employment growth
stabilized during the 2000s in Beaufort and Colleton Counties and decreased in Hampton
County, Jasper County’s employment continued to increase at a significant rate, increasing 51%
from 2000 to 2010. This likely reflects the growth in service jobs corresponding to the
development of the Sun City retirement community, which expanded to Jasper County from
Beaufort County during the early 2000s.
Table 36: Total Employment by County and State, Southeast South Carolina, 1980-2010
1980-2010 Change
County
Beaufort

1980

1990

2000

2010

#

%

41,847

56,327

81,266

92,190

50,343

120%

4,362

5,523

7,095

10,694

6,332

145%

Colleton

11,659

14,257

15,157

15,972

4,313

37%

Hampton

7,165

7,290

8,398

7,519

354

5%

65,033

83,397

111,916

126,375

61,342

94%

South Carolina 1,523,489 1,912,747 2,274,642 2,452,425

928,936

61%

Jasper

Total

Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of
Economic Analysis, US Department of Commerce; 1980-2000 (SIC); 2001-2010 (NAICS)
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Table 37: Change in Total Employment by County and State, Southeast South Carolina, 1980-2010
1980-1990 Change 1990-2000 Change 2000-2010 Change 1980-2010 Change
County
Beaufort

#

%

#

%

#

%

#

%

14,480

35%

24,939

44%

10,924

13%

50,343

120%

Jasper

2,733

63%

1,572

28%

3,599

51%

6,332

145%

Colleton

3,498

30%

900

6%

815

5%

4,313

37%

Hampton
Total
South Carolina

1,233

17%

1,108

15%

-879

-10%

354

5%

18,364

28%

28,519

34%

14,459

13%

61,342

94%

389,258

26%

361,895

19%

177,783

8%

928,936

61%

Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of Economic Analysis, US
Department of Commerce; 1980-2000 (SIC); 2001-2010 (NAICS)

Key Industries
Southeast South Carolina is a region whose key industries have been in transition throughout the
past 30 years, including a shift from agriculture, forestry, and military contribution to industry
largely based in tourism and services to support a growing retirement community. Until the late
1990s into 2000, the Federal government was the leading employer in Beaufort County, after
which services became the dominant industry. Another change includes growth in retail
employment and FIRE (Finance, Insurance, and Real Estate), all of which are in concert with an
increasingly retiree and tourist-based economy.
Starting in the 1960s on through the later 20th century, new investment arrived in the form of
retirement, resort, and tourism development on Hilton Head Island, bringing a broad-based
economic contribution to Beaufort and the Low country region. Although, this new development
may have threatened the agricultural industry, much of Beaufort County remains rural, and
agriculture is still strong in parts of the region. The region experienced various demographic
shifts, thanks in part to the city's military presence, its status as a retirement destination for nonSouth Carolina residents mainly from the northern states, and a demand for seasonal and migrant
workers for the service industry and seasonal agriculture.
Military and other government enterprises have held top
employment rates in the past 30 years, as Marine Corps
Air Station Beaufort and Marine Corps Recruit Depot
Parris Island have been present in the region for decades.
Although there have been some decreases, government
employment, primarily military and education, has
continued to be among the largest industry in the region,
keeping relatively steady with approximately 25,000 employed in the region from 1980 to 2010
as shown in the tables below. The bulk of those employed in government enterprises, particularly
military, are found within Beaufort County.
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Employment by Industry, Southeast South Carolina, 1980-2000
1980-2000 Change
Industry
1980
1990
2000
#
%
Farm employment
3,223
1,690
1,326
-1,897
-59%
Nonfarm employment
61,810 81,707 110,590
48,780
79%
Private employment
36,511 59,548
84,541
48,030
132%
Agricultural Services, Forestry, and Fishing
1,152
1,654
2,205
1,053
91%
Construction
3,668
5,751
10,524
6,856
187%
Manufacturing
6,328
6,161
5,087
-1,241
-20%
Wholesale Trade
1,355
1,644
1,141
-214
-16%
Retail Trade
8,388 15,792
21,620
13,232
158%
Transportation and Public Utilities
1,195
2,132
3,583
2,388
200%
Finance, Insurance, and Real Estate
3,781
6,383
9,070
5,289
140%
Services
10,183 19,964
29,543
19,360
190%
Government and government enterprises
25,299 22,159
26,049
750
3%
Federal, Civilian
2,101
1,993
2,867
766
36%
Military
16,972 11,850
11,974
-4,998
-29%
State and Local
6,226
8,316
11,208
4,982
80%
Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of Economic Analysis, US
Department of Commerce; 1980-2000 (SIC)

Table 38: Employment by Industry, Southeast South Carolina, 1980-2000

Since the 1980s, the service industry and the retail trade industry have seen strong, steady
growth, largely due to the construction and the associated development of Hilton Head, Bluffton,
and Sun City. In Beaufort County, the service industry employed approximately 10,000 in 1980,
growing to around 29,000 in 2000. The main service areas included accommodation and food
services with about 12,000 employed in 2010, as well as real estate and rental and leasing with
nearly 9,000.
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Employment by Industry, Southeast South Carolina, 2001-2010
2001-2010 Change
Industry
2001
2010
#
%
Farm employment
1,353
1,322
-31
-2%
Nonfarm employment
110,850 125,053 14,203
13%
Private employment
84,785
99,384 14,599
17%
Forestry, Fishing, and Related Activities
357
643
286
80%
Construction
10,774
8,019 -2,755
-26%
Manufacturing
4,267
3,072 -1,195
-28%
Wholesale Trade
1,573
1,602
29
2%
Retail Trade
13,540
14,405
865
6%
Utilities
548
371
-177
-32%
Transportation and Warehousing
1,889
1,647
-242
-13%
Information
1,181
1,212
31
3%
Finance and Insurance
2,401
4,289
1,888
79%
Real Estate and Rental and Leasing
5,619
8,870
3,251
58%
Professional, Scientific, and Technical Services
3,894
4,708
814
21%
Management of Companies and Enterprises
67
545
478
713%
Administrative and Waste Management Services
5,965
7,656
1,691
28%
Educational Services
1,032
1,440
408
40%
Health Care and Social Assistance
5,462
8,714
3,252
60%
Arts, Entertainment, and Recreation
2,695
3,244
549
20%
Accommodation and Food Services
11,879
12,768
889
7%
Other services, except public administration
9,274
12,975
3,701
40%
Government and government enterprises
26,065
25,669
-396
-2%
Federal, Civilian
2,617
3,056
439
17%
Military
11,925
10,336 -1,589
-13%
State and Local
11,523
12,277
754
7%
Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of Economic Analysis,
US Department of Commerce; 2010 (NAICS)

Table 39: Employment by Industry, Southeast South Carolina, 2001-2010

The growth within these areas illustrates a strong relationship parallel to the necessities of new
development in Hilton Head, Bluffton, and Sun City. The industries associated with new
development are often seasonal or part-time, meaning there will be a steady growth until
reaching the completion of development and then dropping. The construction industry has
similarly grown throughout the region—jumping from a 1980 employment of about 3,600 to
approximately 10,700 in 2000. The construction industry dropped roughly 2,000 from 2001 to
2010, which aligns with the tapering off of development in these high-growth areas, near the
time of Sun City. The retail trade industry significantly increased at a fast pace from 1980 (about
8,400) to a 2000 employment of roughly 21,000. This is clearly associated with the same era of
Hilton Head Island and Sun City development. In 2011, employment continued to be highest in
accommodation and food services, followed closely by retail trade, and then health care and
social assistance. Combined, these industries provide Beaufort with the economic benefits
received by high end tourism and retirement destinations. Overall, tourism is one of the largest
industries and economic drivers in the region, generating over $1 billion in annual revenue for
Beaufort County.
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Land Use
Because of increasing development pressures to support a
tourist and retirement-based economy, the Study Area –
particularly Beaufort County – has seen a significant
conversion of forestland to residential and commercial land
uses, including resort land use such as golf courses. Large
timber companies began selling their landholdings,
particularly in the area south of the Broad River, to land
developers in the late 1980s and through the 1990s and early
2000s. As shown in the table below, Beaufort County has seen
an 18% loss in acres of forestland since 1968— illustrative of
Hilton Head Island
Hilton Head Island’s development starting in the 1960s. While
Beaufort County also saw a high loss (-27%) of working
farmland since 1978, Jasper County has had the greatest loss (-51%) of working farmland of the
four counties across the thirty year period. The decade of Jasper County’s greatest loss of
farmland occurred from 1987 to 1997, which is most likely associated with the construction of
Sun City and the accompanying residential and commercial development along the US-278
corridor.
Table 40: Forestland Area (acres) by County, Southeast South Carolina, 1968-2011
1968-1978 Change
1978-1993 Change
1993-2001 Change
1968-2011 Change
County
1968
1978
#
%
1993
#
%
2001
#
%
2011
#
%
Beaufort
153,945 140,529 -13,416
-9% 132,620 -7,909
-6% 120,729 -11,891
-9% 125,843 -28,102
-18%
Jasper
312,892 299,655 -13,237
-4% 311,661 12,006
4% 282,442 -29,219
-9% 317,095
4,203
1%
Colleton
483,225 476,654 -6,571
-1% 459,046 -17,608
-4% 512,327 53,281
12% 508,010 24,785
5%
Hampton 243,867 245,489
1,622
1% 254,320
8,831
4% 246,239 -8,081
-3% 250,278
6,411
3%
Total
1,193,929 1,162,327 -31,602
-3% 1,157,647 -4,680
0% 1,161,737
4,090
0% 1,201,226
7,297
1%
Source: United States Department of Agriculture, Forest Service, FIA Program, FIDO

Table 41: Working Farmland (acres) by County, Southeast South Carolina, 1978-2007
1978-1987 Change
1987-1997 Change
1997-2007 Change 1978-2007 Change
County
1978
1987
#
%
1997
#
%
2007
#
%
#
%
Beaufort
67,499
54,152
-13,347
-20%
39,147 -15,005
-28%
49,401
10,254
26%
-18,098
-27%
Jasper
105,439 102,205
-3,234
-3%
68,151 -34,054
-33%
52,132 -16,019
-24%
-53,307
-51%
Colleton
225,398 132,997
-92,401
-41% 154,829
21,832
16% 174,822
19,993
13%
-50,576
-22%
Hampton
167,725 104,420
-63,305
-38% 117,387
12,967
12% 126,753
9,366
8%
-40,972
-24%
Total
566,061 393,774 -172,287
-30% 379,514 -14,260
-4% 403,108
23,594
6% -162,953
-29%
South Carolina 6,318,617 4,758,631 -1,559,986
-25% 4,593,452 -165,179
-3% 4,889,339 295,887
6% -1,429,278
-23%
Source: United States Department of Agriculture, Census of Agriculture

Some counties appear to have increased in forested land area or working farmland. This is most
likely due to the errors found within data gathering or changes in the classification of land use. It
is also possible that these counties have converted land into forest land or working farmland. In
any case, Beaufort County has seen the most development of open space and forestland in the
three counties. The table below shows the 2010 percentages of land area that have been classified
urban or rural. While Jasper, Colleton, and Hampton counties have all seen significant
development and growth, they are still considered to be only 1% urban. Beaufort County, on the
other hand, is considered 21% urban by land area. This is most likely due to the amount of
development of Beaufort County versus that of the other three. However, both Beaufort County
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and Jasper County have high population density numbers within those urban areas. This most
likely alludes to the high density retirement and vacation developments within and between the
two counties.
Table 42: Percentage & Population Density of Urban and Rural Areas, Southeast South Carolina, 2010

County
Urban
Beaufort
21%
Jasper
1%
Colleton
1%
Hampton
1%
South Carolina
8%

Population
Density
1066
1108
808
985
1288

Rural
79%
99%
99%
99%
92%

Population
Density
70
26
28
30
56

Source: Uni ted Sta tes Cens us Burea u

Transportation Impact and Summary
Transportation improvements have affected the growth and movement of populations and
development throughout the Southeast South Carolina region. While a few projects have opened
new gateways for population migration and economic development, others have encouraged an
acceleration of growth.
The James F. Byrnes Bridge, a two-lane toll swing bridge, was completed in 1956 and opened
the Hilton Head Island to automobile traffic from the Beaufort County mainland. The building of
the bridge has been referenced as the “key to the beginning of major development efforts on
Hilton Head Island” (Danielson, 16). Thus, the construction of the James Byrnes Bridge may be
considered a transportation improvement that caused growth in the region. In 1982, a four-lane
fixed bridge was built to replace the two-lane swing bridge. That year, the island's full-time
population was 12,500, with over 500,000 visitors—double the estimated 250,000 visitors in
1975. This improvement increased access to the region, and therefore also is considered a
transportation improvement that facilitated growth. The bridge was also a large facilitator of
spillover growth into Bluffton.
Highway 278 was relocated and expanded in 1996. The US-278 Corridor is a 17 mile long, fourlane divided highway, consisting of a portion of existing US-278 and the US-278 extension,
which created the first direct four lane highway access from I-95 to Hilton Head Island. The
route begins at Highway 17 in Hardeeville in Jasper County, crosses I-95 at Exit 8, and continues
to Hilton Head. US-278 meets SC-170 to provide access to the rest of southern and northern
Beaufort County. The primary impetus for the extension was to provide four-lane highway
access from I-95 to Hilton Head; however, the corridor itself was thought to be a major asset to
the region due to the potential development opportunities for Beaufort and Jasper counties. Sun
City and the University of South Carolina campus were expected to become strong economic
contributors. This project may be considered a transportation improvement that facilitated
growth, as it helped growth spread throughout the Jasper and Beaufort areas.
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In 1997, the Cross Island Parkway was completed in Beaufort County. US-278 (Business) was
routed along the new parkway on Hilton Head Island. The Parkway's bridge spans Broad Creek
and directly links the south end of Hilton Head to the north end. Further into construction in
1995, the island’s permanent year-round population exceeded 28,000 people, with over 1.5
million visitors. The completion of the "Gateway to Hilton Head" has facilitated a great amount
of commercial and residential development along the road.
These transportation improvements clearly both caused and accelerated rapid population growth
in the Southeast South Carolina region in the 1980s and 1990s. The region, however, was not
adequately prepared for the explosive development that has occurred over the last 30 years – the
secondary transportation networks were not in place, healthcare services were not readily
available, and the impact to the school systems from the growing service-related population was
not considered. This put Beaufort County, in particular, in a reactionary position, forcing
infrastructure and services to “catch up” to the development that had already occurred. Today,
development continues to outpace infrastructure.
There are several lessons learned from the southeast South Carolina study region that are
important to note:


Land use planning is essential to managing growth – and the corresponding impacts of
growth – in a proactive manner. The Southeast South Carolina region did not have any
development regulations in place when the transportation projects were completed and
the corresponding development occurred in order to guide growth in a way consistent
with an established community vision. Beaufort County adopted its first zoning
ordinance in the early 1990s and did so in response to the unbridled growth that was
allowed to occur in the county with the development of Hilton Head and Sun City. Past
community leaders noted that they wished they had adopted zoning regulations before the
onset of development, rather than as a reactionary measure.



Impacts to related infrastructure must be considered when anticipating growth and prior
to approving development requests. As noted, Beaufort County was caught off-guard by
the impacts of their development decisions. This was particularly apparent with regards
to the impact to schools systems. Because the Sun City development is a retirement
community, the assumption was that there would be minimal impact to local school
systems. In fact, the County neglected to consider the service employment sector that
grew as a result of the retirement community and the children that the service employees
would be placing in the public school system. This example illustrates the importance of
considering all potential impacts to infrastructure prior to approving development
requests.



The distribution of population growth within a region can have significant impacts on the
future “vision” that is adopted by a region. Because of the significant population growth
over the last 30 years in the Hilton Head and Bluffton areas, the southern portion of
Beaufort County is picking up an extra seat on County Council, shifting the political
center of gravity away from the northern portion of the county. This may result in a new
County Council that is more focused on supporting tourism-related interests rather than
military-related interests.
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e. SOUTHEAST NORTH CAROLINA

Geography
The Southeast North Carolina Study Area includes three counties: Pender, New Hanover, and
Brunswick. It is bounded by the North Carolina/South Carolina state line to the southwest;
several North Carolina counties to the west and north; and the Atlantic Ocean to the east and
southeast. The three Study Area counties form the Wilmington Metropolitan Statistical Area
(MSA), and are together known generally as “Cape Fear.” The Cape Fear River separates New
Hanover from Brunswick County, and empties into the Atlantic Ocean south of Wilmington.
The City of Wilmington is the economic hub and largest city in the Study Area (and the eighth
largest city in the state of North Carolina).
The United States Army operates Military Ocean Terminal Sunny Point in Brunswick County,
the largest military terminal in the world. Sunny Point is an important transfer point between
rail, trucks, and ships for the import and export of weapons, ammunition, explosives, and
equipment. The region is also immediately south of Onslow County, where the 246-square mile
Camp Lejeune operates. This U.S. Marine Corps training facility has grown significantly over
the last 15 years as a result of investments related to Base Realignment and Closure (BRAC).
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Figure 14: Southeast North Carolina Study Area
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Population Growth and Key Drivers of Development
Southeast North Carolina’s population growth rates by decade exceeded the statewide averages
between 1960 and 2010. From 1960 to 1970, the Study Area’s composite population grew by
13%, slightly higher than the 12% for North Carolina. The Study Area’s population growth rate
peaked at 37% between 1990 and 2000, following the completion of I-40 from Raleigh to
Wilmington.
Table 43: Population Trends, Southeast North Carolina, 1960-2010
County
New Hanover
Brunswick
Pender
North Carolina
Total

1960
71,742
20,278
18,508
4,556,155
110,528

1970
82,996
24,223
18,149
5,082,059
125,368

1960-1970 %
Change
16%
19%
-2%
12%
13%

1980
103,471
35,777
22,215
5,581,766
161,463

1970-1980 %
Change
25%
48%
22%
16%
29%

1990
120,284
50,985
28,855
6,628,637
200,124

1980-1990 %
Change
16%
43%
30%
13%
24%

2000
160,307
73,143
41,082
8,049,313
274,532

1990-2000 %
Change
33%
43%
42%
21%
37%

2010
202,667
107,431
52,217
9,535,483
362,315

2000-2010 % Total Period
Change
Change
26%
182%
47%
430%
27%
182%
19%
109%
32%
228%

Source: US Census, http://www.census.gov/

Both physically and economically, New Hanover County is the center of the Study Area, and in
2010, its population comprised 56% of the Study Area’s 362,315 residents. In spite of higher
growth rates for Pender and Brunswick counties over the last five decades, New Hanover’s 2010
population share was slightly higher than 54% in 1960. This will likely change over the next
decade as the supply of developable land in New Hanover County diminishes.
Interstate I-40, which was extended to Wilmington as its eastern terminus in 1990, links the
Study Area to the Triangle Region (Raleigh, Durham, and Chapel Hill) 130 miles to the
northwest. The interstate continues westward across the U.S. and terminates in California. I-40
was long-sought by the Wilmington area before it opened in 1990, and was an immediate
catalyst for growth in the local economy. In fact, the decade following I-40’s opening in 1990
was a period of significant population increase. Containing the city of Wilmington, New
Hanover remains the most urbanized of the three counties.
Figure 15: Southeast North Carolina Population Changes

I-40 extended
to Wilmington
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The extension of I-40 to Wilmington in 1990 facilitated a population boom in the following
decade (1990-2000). Other growth catalysts have included expansions at the University of North
Carolina at Wilmington and the New Hanover Regional Medical Center, as well as military
retirees. I-40 facilitated rapid growth in the second-home market, and tourism related to the
beaches and historic downtown. Tourism in New Hanover County grew 145% from 1990 to
2008.
Pender and New Hanover counties posted their highest population growth rates in the decade
following the completion of I-40. Brunswick County’s growth rate peaked in the 1970’s, but
absolute increases in population have increased every decade since 1980. The County’s growth
prior to the opening of I-40 in 1990 was driven primarily by spillover from the Myrtle Beach
resort areas in adjacent South Carolina.
Rapid development in the 1990s and early 2000s has resulted in an estimated 20% of New
Hanover County remaining available for future development. Pender and Brunswick counties
have maintained more rural areas, primarily outside of existing municipalities. The population
density of New Hanover County increased from 375 residents per square mile in 1960 to 1,058
residents per square mile in 2010. Pender and Brunswick counties are significantly less dense
than New Hanover, reporting 60 and 127 residents per square mile in 2010, respectively.

Household Income and Employment
Median household incomes in all three Study Area counties have grown significantly since 1979,
although the data has not been adjusted for inflation. New Hanover has consistently maintained
the highest median household income of the three counties between 1979 and 2010. This data is
reflective of New Hanover’s position as the economic hub of the region. Large percentage
increases were experienced in Pender County (267%) and Brunswick County (243%),
attributable in general to the increased development of coastal communities and second-home
purchases.
Table 44: Median Household Income, Southeast North Carolina, 1979-2010
1979-2010 Change
County

1979

1989

2000

2010

#

%

New Hanover

$15,341

$27,320 $40,740

$46,129

$30,788

201%

Brunswick

$12,883

$23,480 $35,937

$44,186

$31,303

243%

Pender

$11,879

$23,270 $35,542

$43,573

$31,694

267%

North Carolina

$14,481

$26,647 $39,184

$42,941

$28,460

197%

United States

$16,841

$30,056 $41,990

$50,046

$33,205

197%

Source: United States Census Bureau

In 2010, all three counties in Southeast North Carolina reported a higher median household
income than the State of North Carolina. Pender and Brunswick counties, however, had lower
than average median incomes in 1980, 1990, and 2000, indicating upward momentum since the
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opening of I-40. However, the United States has had a higher average than all of Southeast
North Carolina counties since 2000.
Collectively, all three Southeast North Carolina counties saw significantly higher employment
growth in 1990-2000 (46%), than from 2000-2010 (22%). Employment grew 6% annually in the
first five years after I-40 opened, compared to 3% annually in the years preceding 1990.
Table 45: Change in Total Employment, Southeast North Carolina, 1980-2010
1980-1990 Change 1990-2000 Change 2000-2010 Change 1980-2010 Change
County
New Hanover

#

%

#

%

#

%

#

%

21,215

38%

32,397

42%

19,450

18%

73,062

133%

Brunswick

6,269

45%

12,585

62%

11,824

36%

30,678

219%

Pender

2,766

42%

3,520

38%

3,303

26%

9,589

146%

30,250

40%

48,502

46%

34,577

22%

113,329

150%

28% 984,772

25%

314,460

6% 2,149,147

70%

Total
North Carolina

849,915

Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of Economic Analysis,
US Department of Commerce; 1980-2000 (SIC); 2001-2010 (NAICS)

New Hanover County has consistently reported the largest employment base. In 2010, the
County’s 95,000 jobs represented 72% of the Study Area total. New Hanover’s 1980-2010
increase of 73,062 jobs also comprised 64% of the three-county increase. All of the counties
experienced slower job growth between 2000 and 2010, primarily due to the 2007-2008
Recession.

Key Industries
Southeast North Carolina is clearly a region in transition and changes in the composition of key
industries over the last 30 years reinforce this position. The textile industry has a long and rich
history within the larger southeastern North Carolina region. In recent years, textile
manufacturers have transitioned from traditional weaving and sewing to advanced and technical
non-woven textiles. As the manufacturing sector experienced job losses in the region over past
three decades, new industries using advanced technologies have taken their place. The same
could be said for the emerging biotechnology industry as firms tap into resources at University of
North Carolina at Wilmington, coupled with the region’s strong agricultural heritage.
Tourism continues to represent one of the fastest growing sectors in the local economy. All three
counties in the Study Area rely on coastal areas and beach towns for tourism dollars. Although
the majority of tourism-related jobs are low-paying, the sector experienced some of the largest
absolute employment gains within the local labor market. The N.C. Department of Commerce's
most recent report (2009) for New Hanover, Brunswick and Pender counties directly attributes a
total of 11,080 jobs and more than $190 million in payroll as a result of tourism. Similarly, the
region’s television and film industry, while still relatively young, has growth potential due to low
production costs and a commitment to nurture this industry.
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The burgeoning health care industry continues to add jobs in the region. The influx of residents
since the early 1990s has increased demand for all types of medical services. The New Hanover
Regional Medical Center in Wilmington is a Level 2 Trauma Center, and is the ninth largest
health care system in the State of North Carolina.

Land Use
Like much of the Southeastern United States, North Carolina’s population continues to grow at
high rates, increasing the development pressure on forest and agricultural lands. The southeast
North Carolina region has grown in popularity for tourists, second-home owners, and retirees,
leading to increased opportunities for environmental degradation.
New Hanover County, the population center of Southeast North Carolina, reported a total of
44,379 acres designated as Forest Area in 2011. This measure is significantly less than Pender
(444,704 acres) and Brunswick (419,517 acres), which are more rural in nature. New Hanover
County has consistently had far less Forest Area acres than Brunswick and Pender counties, and
experienced the largest absolute loss of 15,874 acres between 1974 and 2011. The most rapid
decline occurred between 1984 and 2003, which included the period following the completion of
I-40 and the resultant population boom. Brunswick County, which has also reported rapid
population growth, lost 11,401 acres of Forest Area between 1974 and 2011.
Table 46: Forest Area (acres) by county, Southeast North Carolina, 1974-2011
Forest Area (acres) by County, Southeast North Carolina, 1974-2011

1974-1984 Change
County

2003

#

%

2011

#

1974-2011 Change

430,918

414,959

-15,959

-4%

430,903

15,944

4%

419,517

-11,386

-3%

-11,401

-3%

60,253

64,734

4,481

7%

46,239

-18,495

-29%

44,379

-1,860

-4%

-15,874

-26%

Pender

450,755

459,132

8,377

2%

424,870

-34,262

-7%

444,704

19,834

5%

-6,051

-1%

Total

941,926

938,825

-3,101

-0.3%

902,012

-36,813

-4%

908,600

6,588

0.7%

-33,326

-4%

New Hanover

%

2003-2011 Change

1984

Brunswick

#

2003-1984 Change

1974

%

#

%

Source: United States Department of Agriculture, Forest Service, FIA Program, FIDO

The southeast North Carolina region experienced a 38% decline in working farmland, from
178,634 acres in 1978 to 110,071 acres in 2007. Approximately 54% of the lost working
farmland acreage was located in Pender County, followed by 34% in Brunswick. In 2007, more
urbanized New Hanover County made up only 4% of the total Working Farmland acreage in the
region, a decrease from 7% in 1978.
Table 47: Working Farmland (acres) by County, Southeast North Carolina, 1978-2007
Working Farmland (acres) by County, Southeast North Carolina, 1978-2007
1978-1987 Change
County

1978

1987

#

%

1987-1997 Change
1997

#

%

1997-2007 Change
2007

#

%

New Hanover

12,943

8,858

-4,085

-31.6%

5,435

-3,423

-38.6%

4,416

Brunswick

67,368

48,310

-19,058

-28.3%

36,770

-11,540

-23.9%

44,084

Pender

98,323

70,240

-28,083

-28.6%

68,861

-1,379

-2.0%

61,571

178,634

127,408

-51,226

-28.7%

111,066

-16,342

-12.8%

110,071

-995

Total

-1,019

1978-2007 Change
#

%

-18.7%

-8,527

-65.9%

7,314

19.9%

-23,284

-34.6%

-7,290

-10.6%

-36,752

-37.4%

-0.9%

-68,563

-38.4%

Source: United States Department of Agriculture, Census of Agriculture

By 2010, the majority of Brunswick County (57%) was considered urban land area, whereas both
New Hanover and Pender were designated as primarily rural (92% and 98%) respectively.
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Transportation Impact and Summary
Population growth in southeast North Carolina was greatest in the ten years from 1990 to 2000,
following the extension of I-40 to the region. Median household income and employment
growth rates were also at their highest levels in this decade.
Table 48: Urban and Rural Population Density in Southeast North Carolina (2010)

Although the extension of I-40 from Raleigh to
Wilmington was long pursued by the region, New
Hanover, Pender, and Brunswick counties were not
adequately prepared for all of the subsequent impacts.
The new interstate highway connection clearly
facilitated rapid population growth in the region. In
regards to accelerated growth due to a major
transportation improvement, important lessons learned
from southeast North Carolina include:

Percentage & Population Density of Urban and Rural Areas,
Southeast North Carolina, 2010
County
New Hanover

Urban

Population
Density

Rural

Population
Density

8%

858

92%

60

57%

1802

43%

55

Pender

2%

792

98%

42

North Carolina

9%

1367

91%

74

Brunswick

Source: United States Census Bureau



Visioning is important to identify areas for future growth. Focusing development in the
most appropriate areas can help to protect forest areas, working farmland, and
environmentally sensitive land. Providing flexible development tools in appropriate
areas can focus growth.



Identifying funding for major infrastructure improvements has become more arduous,
increasing the time required to plan, design, and build projects. Having a unified vision
for the region is critical to prioritizing key projects and focusing fiscal resources.



Public buy-in, including residents, politicians, and developers, is important to the success
of a regional vision. Engaging the public early in the process can provide a sense of
ownership. Education during the visioning process can increase understanding and, in
turn, public buy-in.

While southeast North Carolina’s growth rate from 2000 to 2010 fell slightly from the peak from
1990 to 2000, the absolute increase in population was actually higher. The region is also still
growing at a faster rate than most of North Carolina.
Going forward, the growth pattern in Southeast North Carolina will likely become more
decentralized outside of the urban core of Wilmington. This can be partially attributed to the
greater availability of developable land in Brunswick and Pender counties. New Hanover
County is now substantially built-out. Brunswick County shows particularly robust growth
indicators as the resort areas of Myrtle Beach extend northward across the North Carolina/South
Carolina state line.
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f. SOUTHEAST VIRGINIA

Geography
The Southeast Virginia Study Area is one of the earliest settled regions in the United States and
lies on the mid-Atlantic coastal plain in a region where geography is influenced by the waters of
the lower Chesapeake Bay and several of its major tributaries, primarily the James River, but
also the York, Elizabeth, and Nansemond Rivers. These rivers each have wide navigation
channels that confluence at one of the nation's largest natural harbors, the Port of Hampton
Roads. Most of the land area of Hampton Roads is geographically divided into two smaller
regions: the southeastern portion of the Virginia Peninsula (the Peninsula) and South Hampton
Roads. These two regions are separated by the harbor and are locally referred to as "the
Peninsula" and "Southside". The Peninsula is home to the cities of Hampton and Newport
News. Southside includes Norfolk, Portsmouth, Virginia Beach, Chesapeake and Suffolk. A
number of counties (Isle of Wight, Surry, and James City) are also considered part of this
comparative region.
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Figure 16: Southeast Virginia Study Area
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Population Growth and Key Drivers of Development
The Southeastern Virginia Metropolitan Statistical Area (VA-NC MSA) includes Virginia
Beach-Norfolk-Newport News, and covers a large 497.3 square mile land area. Virginia Beach
is the largest city with a population of 438,000. Other cities included in the MSA are Norfolk,
Chesapeake, Newport News, Hampton, Portsmouth, Suffolk, Poquoson, and Williamsburg. Of
the 366 MSAs within the United States, the MSA for Southeastern Virginia, also known as
Hampton Roads, is ranked 36th, placing it within the top 10 percent. The total population in
2010 was up to 1,299,828, an increase of 7% over the 1,209,914 population in 2000.
Historically, the region’s population has been heavily influenced by the military’s presence, most
notably at the largest US Naval Shipyard in the world located in Norfolk. Population spikes
have been associated with wartime and the greatest growth occurred during and immediately
following World War II. Since then, the steady growth can be attributed to a highly diversified
economy that includes not only bases for all branches of the military, but also shipbuilding and
commercial shipping, numerous colleges and universities, professional sports teams, major
shopping centers, historic/recreational tourism, and many miles of oceanfront beaches.
Population growth within the region over the past 30+ years has been steady but without any
noticeable spikes or ‘tipping points’.
Table 49: Population Patterns for Southeast Virginia, 1960-2010

County
1960
Virginia Beach 8,091
Norfolk
305,872
Hampton
89,258
Chesapeake
no data
Suffolk
12,069
Isle of Wight
17,164
James City
11,539
Surry
6,220
York
21,583
Total
471,796

1970
172,106
307,951
120,779
89,580
9,858
18,285
17,853
5,882
33,203
775,497

1960-1970
% Change
2027%
1%
35%
no data
-18%
7%
55%
-5%
54%
64%

1980
262,199
266,979
122,617
114,486
47,621
21,603
22,763
6,046
35,463
899,777

1970-1980
% Change
52%
-13%
2%
28%
383%
18%
28%
3%
7%
16%

1990
393,069
261,229
133,793
151,976
52,141
25,053
34,859
6,145
42,422
1,100,687

1980-1990
% Change
50%
-2%
9%
33%
9%
16%
53%
2%
20%
22%

2000
425,257
234,403
146,437
199,184
63,677
29,728
48,102
6,829
56,297
1,209,914

1990-2000
% Change
8%
-10%
9%
31%
22%
19%
38%
11%
33%
10%

2010
437,994
242,803
137,436
222,209
84,585
35,270
67,009
7,058
65,464
1,299,828

Total
2000-2010 Period
% Change Change
3%
5313%
4%
-21%
-6%
54%
12%
data gap
33%
601%
19%
105%
39%
481%
3%
13%
16%
203%
7%
176%

Source: US Census, http://www.census.gov/
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Addition of Hampton
Roads Bridge Tunnel
Span (1976)

Figure 17: Southeast Virginia Population Graph

While growth within the region has been steady overall, some parts of the region have
experienced greater growth than others. Norfolk and Portsmouth, and to a lesser extent
Hampton, are the smaller, more densely populated cities that have little surface area left to
expand. Cities like Virginia Beach, Chesapeake, and Suffolk on the other hand have experienced
the greatest growth due to their larger available land area. It is predominantly the agricultural
lands that have given way to residential development.
Regional transportation projects have largely been reactive to population growth and associated
development in the outlying parts of the region. In many cases transportation improvements,
such as the beltway expansion and I-64 Hampton Roads Bridge Tunnel widening, are falling
behind rather than catching up to meet the needs of existing traffic quantities. The steady
population growth suggests that the previously mentioned economic opportunities have driven
growth and infrastructure enhancements subsequently followed. The resulting transportation
projects, like area highway expansion, are now allowing people to develop in more distant areas
like Suffolk.

Household Income and Employment
The median household income in southeast Virginia grew faster than it did at the state or national
level, with each of the major cities posting growth of 30% or more. The City of Suffolk, one of
the more distant cities in the region, saw a 49% increase in its median income between 2000 and
2010. This is due partly to the stabilizing presence of the military, which has somewhat sheltered
the region economically. Other contributing factors are the relatively strong wage performance
of the private sector and a rapid decade-long increase in the earnings of military personnel. For
example, in the 1990s the median household income trailed national averages, but by year 2000
regional median household income was slightly greater than that of households nationally. By
2010 this gap had increased beyond 10%.
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Median Household Income, Southeast Virginia, 1979-2010
1979-2010 Change
County

1979

1989

2000

2010

#

%

Virginia Beach

$20,203 $36,271

$49,481 $63,354

$43,151

214%

Norfolk

$12,509 $23,563

$30,863 $41,015

$28,506

228%

Hampton

$16,971 $30,144

$39,392 $50,923

$33,952

200%

Chesapeake

$18,831 $35,737

$50,913 $67,674

$48,843

259%

Suffolk

$15,202 $26,125

$42,003 $62,419

$47,217

311%

Isle of Wight

$16,862 $29,168

$46,507 $62,224

$45,362

269%

James City

$18,706 $39,785

$58,342 $74,241

$55,535

297%

Surry

$13,373 $25,027

$36,992 $46,112

$32,739

245%

York

$20,916 $40,363

$60,541 $77,070

$56,154

268%

Virginia

$17,475 $33,328

$46,789 $60,665

$43,190

247%

United States

$16,841 $30,056

$41,990 $50,046

$33,205

197%

Source: United States Census Bureau

Table 50: Median Household Income, Southeast Virginia, 1979-2010
Change in Total Employment, Southeast Virginia, 1980-2010
1980-1990 Change 1990-2000 Change
County

#

%

#

%

2000-2010 Change
#

1980-2010 Change

%

#

%

Virginia Beach

74,009

66%

47,318

26%

7,448

3%

128,775

Norfolk

28,442

12%

-35,839

-14%

-12,651

-6%

-20,048

116%
-9%

Hampton

14,957

25%

6,467

9%

-4,877

-6%

16,547

27%

Chesapeake

29,830

93%

39,440

64%

20,814

21%

90,084

280%

Suffolk

837

4%

5,411

26%

8,031

31%

14,279

73%

Isle of Wight

215

2%

3,844

32%

-581

-4%

3,478

29%

13,438

54%

10,974

29%

7,593

15%

32,005

129%

James City
Surry

109

4%

-18%

572

22%

94

3%

8,089

64%

6,595

32%

8,991

33%

23,675

189%

Total

169,926

34%

83,623

12%

35,340

5%

288,889

57%

Virginia

903,088

32% 673,964

18%

391,252

9% 1,968,304

70%

York

-587

Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of Economic Analysis, US
Department of Commerce; 1980-2000 (SIC); 2001-2010 (NAICS)

Table 51: Change in Total Employment, Southeast Virginia, 1980-2010

Key Industries
Southeast Virginia has a diverse economy based on private enterprise, thriving tourism, and a
strong military footprint. The growth in population has resulted in flourishing retail sales and an
educated labor pool. Open land for industrial development and high-quality office space
continues to attract new industries to the area.
The military presence has the greatest economic impact on the region. The military employs
more than 36,000 people collectively at Oceana Naval Air Station (largest master jet base in the
United States), Little Creek Naval Amphibious Base, Fort Story (amphibious training
operations), and Dam Neck (training base for combat direction and control systems). Other
operating sites include Naval Station Norfolk (home port to as many as six nuclear aircraft
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carriers), Norfolk Naval Shipyard, Fort Eustis, Langley Air Force Base, U.S. Marine Corps
Forces (Atlantic), U.S. Coast Guard 5th Atlantic Fleet, and U.S. Coast Guard Training Center,
Yorktown. Businesses serving soldiers, sailors, and their families employ even more area
residents.
Despite the strong military presence, there has been a shift in the region toward a diversified
economy that is also based on tourism and private enterprise. The extensive beachfront property
is a primary tourism driver, and Colonial Williamsburg and the Busch Gardens theme park are
only a short drive away. Also, over the last 30 years many international corporations have
established headquarters in Hampton Roads. Canon (Japan), STIHL (Germany), and BAE
(United Kingdom), for instance, each employ more than 1,000 people in the area. Other large
employers with over 600 local employees include Anheuser Busch (Belgium), Ferguson
Enterprises (UK), Maersk (Denmark), and Siemens VDO (Germany).
Table 52: Employment by Industry, Southeast Virginia, 1980-2000
Employment by Industry, Southeast Virginia, 1980-2000

1980-2000 Change
Industry

1980

Farm employment
Nonfarm employment
Private employment
Agricultural Services, Forestry, and Fishing
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation and Public Utilities
Finance, Insurance, and Real Estate
Services
Government and Government Enterprises
Federal, Civilian
Military
State and Local

1990

2000

#

%

3,499

2,160

1,931

-1,568

-45%

502,965

674,230

758,082

255,117

51%

309,440

447,171

551,087

241,647

78%

2,721

4,523

3,109

388

14%

27,242

40,355

46,477

19,235

71%

39,464

39,658

44,290

4,826

12%

18,414

23,522

24,879

6,465

35%

69,976

111,172

130,209

60,233

86%

21,568

26,427

31,043

9,475

44%

32,206

41,222

52,670

20,464

64%

96,148

158,776

212,507

116,359

121%

193,525

227,059

206,995

13,470

7%

34,984

37,922

31,887

-3,097

-9%

106,637

126,256

95,504

-11,133

-10%

51,904

62,881

79,604

27,700

53%

Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of Economic Analysis, US Department of
Commerce; 1980-2000 (SIC); 2001-2010 (NAICS)
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Employment by Industry, Southeast Virginia, 2001-2010
2001-2010 Change
Industry

2001

Farm employment
Nonfarm employment
Private employment
Forestry, Fishing, and Related Activities
Construction
Manufacturing
Wholesale Trade
Retail Trade
Utilities
Transportation and Warehousing
Information
Finance and Insurance
Real Estate and Rental and Leasing
Professional, Scientific, and Technical Services
Management of Companies and Enterprises
Administrative and Waste Management Services
Educational Services
Health Care and Social Assistance
Arts, Entertainment, and Recreation
Accommodation and Food Services
Other services, except public administration
Government and government enterprises
Federal, Civilian
Military
State and Local

2010

#

%

1,949

1,947

-2

0%

766,681

793,406

26,725

3%

558,273

590,213

31,940

6%

361

391

30

8%

41,069

39,578

-1,491

-4%

36,717

22,455

-14,262

-39%

13,131

11,831

-1,300

-10%

81,423

80,983

-440

-1%

44

173

129

293%

13,413

16,243

2,830

21%

14,148

11,716

-2,432

-17%

26,404

31,928

5,524

21%

26,176

33,992

7,816

30%

43,626

52,053

8,427

19%

8,851

8,058

-793

-9%

46,344

44,465

-1,879

-4%

10,946

15,347

4,401

40%

44,728

64,392

19,664

44%

9,083

10,571

1,488

16%

45,552

52,484

6,932

15%

34,373

35,569

1,196

3%

208,408

203,193

-5,215

-3%

30,004

33,481

3,477

12%

96,523

81,882

-14,641

-15%

81,881

87,830

5,949

7%

Source: "Total employment (number of jobs)," Regional Economic Information System, Bureau of Economic
Analysis, US Department of Commerce; 1980-2000 (SIC); 2001-2010 (NAICS)

Table 53: Employment by Industry, Southeast Virginia, 2001-2010

Land Use
Agriculture remains Virginia’s largest statewide industry, with an economic impact of $55
billion annually. The 357,000 jobs in this sector contribute substantially to the local economies
throughout the state. Principal products include hogs, soybeans, corn, horticultural specialties,
wheat, vegetables, horse breeding, and dairy products.
Working
Farmland (acres)
(acres) byby
County,
Southeast
Virginia, Virginia,
1978-2007 1978-2007
Table 54: Working
Farmland
County,
Southeast
1978-1987 Change
County
Virginia Beach

1978

1987

#

%

1987-1997 Change
1997

#

%

1997-2007 Change
2007

#

%

1978-2007 Change
#

%

43,646

39,358

-4,288

-10%

29,958

-9,400

-24%

26,671

-3,287

-11%

-16,975

-39%

Norfolk

n/a

n/a

0

0%

n/a

0

0%

n/a

0

0%

0

0%

Hampton

n/a

n/a

0

0%

n/a

0

0%

n/a

0

0%

0

0%

57,155

52,948

-4,207

-7%

60,667

7,719

15%

51,124

-9,543

-16%

-6,031

-11%

Chesapeake
Suffolk

100,589

87,761

-12,828

-13%

76,222

-11,539

-13%

71,393

-4,829

-6%

-29,196

-29%

Isle of Wight

96,496

83,901

-12,595

-13%

88,030

4,129

5%

73,461

-14,569

-17%

-23,035

-24%

James City

17,043

12,357

-4,686

-27%

8,861

-3,496

-28%

5,831

-3,030

-34%

-11,212

-66%

Surry

61,032

46,030

-15,002

-25%

44,901

-1,129

-2%

41,108

-3,793

-8%

-19,924

-33%

York

4,296

3,374

-922

-21%

1,976

-1,398

-41%

1,300

-676

-34%

-2,996

-70%

380,257

325,729

-54,528

-14%

310,615

-15,114

-5%

270,888

-39,727

-13%

-109,369

-29%

Total

Source: United States Department of Agriculture, Census of Agriculture
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Land use in the central part of the region (Norfolk, Virginia Beach), particularly along the harbor
and major rivers, is a mix of commercial, industrial, and residential development. The outlying
counties like Surry, York, and Isle of Wight, offer a snapshot of Virginia’s agricultural profile.
Development in recent decades, however, has reduced cultivated farmland in all parts of the
region. The biggest changes can be seen in York and James City counties where cultivated
farmland dropped 61% and 66% respectively between 1987 and 2007. Even the military is
feeling the impact of greater development. Oceana Naval Air Station, for example, was
scrutinized during the 2005 Base Realignment and Closure process and managed to stay open by
pledging to more strongly address the Navy's concerns about urban growth encroachment.

Transportation Impact and Summary
Despite the economic benefits afforded by tourism, it is noted that historic places as seen in this
area are often caught between the past and the present with development being constrained by
accessible roadways and geographic impediments. Unlike newer communities in the American
West, old coastal areas like Hampton Roads have not had the privilege of advance planning and,
instead, have been forced to adapt continuously. This unfortunately has often led to traffic
congestion and irregular urban growth patterns. As a consequence, many of the transportation
improvements in this comparative region (e.g., Hampton Roads Bridge Tunnel) have been
reactive measures that accommodate changes in travel patterns and community growth patterns.
The water area known as Hampton Roads is one of the world's largest natural harbors and
empties into the Chesapeake Bay near its mouth leading to the Atlantic Ocean. This year-round
ice-free harbor and its tributaries play a critical role in the area's growth. Despite serving as
important transportation conduits, they are also obstacles to land-based commerce and travel. In
addition, it is likely that the 2014 Panama Canal Expansion Project will lead to increasing and
larger shipments of material to the region. This will likely have economic impacts on the region
as a whole.
There are several lessons learned from the southeast Virginia study region that are important to
note:


The large military presence serves as an economic shelter for the region. More than
36,000 people are directly employed by the military and thousands more provide
commercial and healthcare support for service members and their families. Sustaining
the variety of missions in the region has allowed research and support industries to
flourish; these include retail, recreation, information technology, and government
consulting.
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The educated workforce surrounding the military and information technology industry
attracts international corporations. Companies like Canon (Japan, video and office
equipment), Maersk (Denmark, shipping), and STIHL (Germany, outdoor power
equipment) established large offices in this region because of the low cost of living, land
availability, and educated workforce.



The region’s long settlement history contributed to today’s transportation challenges. The
southeast Virginia region, like many areas in New England, has an old transportation
network based on roadways and population settlements that date back hundreds of years.
Development occurred around the existing infrastructure and as a result most
transportation improvements, like bridges and underwater tunnels, have been reactive.
Eastern North Carolina does not share the same infrastructure history, though community
leaders can take note of the consequences of inadequate planning and foresight.



Recent transportation improvements allowed people to settle far outside the urban center
around Norfolk. Highway improvements in the area provide much easier access to inland
areas and cities like Suffolk have grown rapidly in response. This fact is particularly
relevant given the planned upgrades to US-17 and US-70 in eastern North Carolina. One
can see in the population data provided earlier in this section that Suffolk’s growth was
dramatic during a period of time when congestion in Hampton Roads was growing and
inland road access was improving. The PlanIt EAST region may face a similar situation.

This space left intentionally blank.
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VI. Recommendations for Implementation
Recommendations for implementation and tools for management contained in this Chapter and
the Key Findings contained in the concluding chapter all are derived from the course of analysis
of the study region and the comparative regions, paying special attention to the qualitative views
of the interviewees from the comparative regions. While some may sound general in nature, they
are specifically recommended by those with past experience in confronting these issues.
This chapter is organized into two sections to provide for a clarified view of the
recommendations and their origins. The first section (Section a.) focuses on feedback received
during the required interviews and the Roundtable Workshop. The second (Section b.) sets out
additional recommendations and tools for managing growth in a sustainable manner in the PlanIt
East region, especially in the wake of and in light of planning for the significant transportation
improvement projects that are on the books, that grew more generally from the analysis.

a. Feedback from Interviews and the Roundtable Workshop
The recommendations in this section were gathered during personal interviews with private and
public sector officials in each of the comparative regions. These individuals were both current
civic leaders as well as those who were involved with major transportation or development
projects during the period at which they occurred. The recommendations faithfully transmit the
opinions that were expressed either in interviews or the Roundtable Workshop.

1. Adopt land use planning techniques suitable for the PlanIt East such as zoning,
subdivision control, intensity and bulk regulations, form-based code, or urban
development plans. If zoning has already been adopted, review local ordinances and
master plans to determine how well they support the communities’ goals for sustainable
growth.
Though there are many state and regional land use requirements, it is the responsibility of
individual counties and municipalities to plan for future land uses in a manner consistent with
state law. Thus, growth management policies, military compatibility, and sustainability
planning occur at the local level. Zoning and subdivision regulations are two of the tools by
which counties and cities can implement their comprehensive plans and future land use goals.
While zoning may not hold strong political support in some eastern North Carolina
communities, almost all comparative regions relied upon zoning to some extent and the
technique was almost universally supported. Without such local regulation, development
will occur solely according to market forces, which may not be in concert with sustainable
growth principles or military compatibility. If the PlanIt East communities choose to develop
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“by choice, rather than by chance,” they will succeed in the adoption of zoning ordinances
across the entire region and methods for working collaboratively across municipal
jurisdictions within the region. Local land use zoning should be a collaborative process that
engages a wide spectrum of community stakeholders, respects property rights, enables
inclusion of all citizens in the process, and ensures the participation of stakeholders such as
community development organizations, developers, conservation organizations, public health
and safety officials, and others.
If a PlanIt EAST county or municipality already has a zoning ordinance in place, the local
government(s) should undertake an assessment of their land use regulatory frameworks to
determine which policies support sustainable development within the context of North
Carolina land use regulatory enabling statutes and regulations. This self-assessment should
include: 1) an assessment of the current local regulatory framework compared to statepermitted regulation; 2) a range of actions that could be considered to elevate sustainable
development principles within the context of current state enabling legislation; and 3) an
assessment of the level of legislation needed to provide enhance municipal planning and
growth-related policies. Conducting regular assessments as to the effectiveness of existing
zoning regulations in relation to sustainable growth will allow local governments to
consistently and regularly modify zoning ordinances to adapt to changing circumstances.
Innovative strategies such as form-based zoning (or code) and other place-based zoning
strategies should be considered. For example, while Beaufort County, SC (SE South
Carolina) only adopted zoning in the early 1990s, it has already implemented innovative
zoning strategies such as their Transfer of Development Rights (TDR) program and a River
Protection Overlay District in an attempt to drive regional development in a more sustainable
and environmentally-sensitive way. Beaufort County is currently considering overhauling its
comprehensive zoning ordinance in favor of form-based zoning, which regulates
development to achieve a specific urban form or vision for the region. Form-based codes in
Beaufort County would employ the urban-to-rural transect to designate areas to be preserved
as rural versus those designed to accommodate development.
Beaufort County also implemented a Rural and Critical Lands Program in 2000 and has
conserved over 17,000 acres (for nearly $80 million) in an attempt to manage growth,
encourage private land conservation, reduce traffic, and preserve the rural character of the
county. The Rural and Critical Lands Program acquires land using fee simple purchases or
the purchase of conservation easements.
Urban growth boundaries or development focus areas should also be considered. Urban
growth boundaries are set in an attempt to control suburban sprawl by mandating that the
area inside the boundary be used for higher density development and the area outside be used
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for lower density development. For instance, the City of Virginia Beach (SE Virginia) has
adopted Strategic Growth Areas (SGAs) that are designed to accommodate and absorb future
urban growth. The SGAs integrate a variety of land uses, including open space, and are
planned to take advantage of alternative transportation systems. By directing growth to the
already identified SGAs, Virginia Beach is working to preserve critical working lands and
other environmentally sensitive lands.
Local land use regulations and zoning ordinances are a critical underpinning to the strategies
to combat all seven of the growth challenges identified by MCIEAST and PlanIt EAST. The
EnvisionEAST – 2050 exercise may act as the catalyst for local government action.
Comparative Region(s):
Topic Area(s) Addressed:

Intended Impact(s):

Action Required By:

Southeast South Carolina, Southeast Virginia
 Prevent or limit the loss of working lands
 Maintain fiscal sustainability of local governments and school
districts
 Prevent or limit loss of open and environmentally sensitive
spaces
 Prevent displacement of workforce housing from primary
transportation corridors
 Prevent or limit loss of military installations or the military
training mission
 Manage water resources without looking beyond the region for
supply
 Identify landscape, estuarine, and watershed-scale
opportunities for conservation
 The eastern North Carolina region would be better prepared to
mitigate the challenges associated with impending population
growth, allowing the region to “grow by choice, rather than by
chance”.
 Zoning ordinances will provide the foundation from which to
build additional strategies to support long-term sustainable
development in the region.
 Local County Commissions, City Councils, and Planning
Commissions (Garner public support for the adoption and/or
revision of zoning ordinances)
 PlanIt EAST (Support local government land use zoning
actions; Provide zoning recommendations based on
EnvisionEAST – 2050 exercise)

Comparative Communities Analysis

Page 88

 Regional planning organizations such as the Council of
Governments and state planning agencies such as the
Community Planning Division of the North Carolina
Department of Commerce (Planning support to counties and
municipalities that need assistance)
 MCIEAST and other relevant regional or state stakeholders
such as the Governor’s Land Compatibility Task Force, the
National Association of Counties (NACo), the North Carolina
Sustainable Communities Task Force, and the North Carolina
Chapter of the American Planning Association (Advocate for
state legislative changes as appropriate)
Potential Funding
Sources:
Implementation
Schedule:

None required.

Implementation will vary based on whether a county or
municipality already has zoning regulations in place or whether
ordinances just need to be reviewed and revised. The
EnvisionEAST – 2050 event could be a catalytic event that spurs
the consideration, adoption, or revision of local land use
regulations to conform to the regional growth vision that results
from the EnvisionEAST – 2050 exercise. Anticipate that
implementation of this recommendation could take up to five
years if all counties are willing to move forward with zoning,
but could take much longer (10-20 years) if there is local
resistance to zoning regulations.

2. When considering proposed development plans, consider the current and anticipated
infrastructure needs of the region, including both “traditional” hard infrastructure
(e.g., roads, public schools) and green infrastructure (e.g., clean water, healthy soils).
Explore the appropriateness of advocating for statewide enabling legislation that would
allow for the adoption of fee programs to recoup or mitigate the costs associated with
infrastructure impacts.
When regions are faced with significant development pressures, there are corresponding
pressures placed on a region’s infrastructure system, including both built and green
infrastructure. Proposed development should be assessed in terms of its impact to current
and future infrastructure requirements, including its impact on road systems, water and sewer
infrastructure, public schools, and ecosystem services, which are related to the many direct
and indirect functions that natural systems provide.
Many of the comparative regions were caught off-guard by the impacts of their development
decisions on traditional infrastructure. Beaufort County, SC (SE South Carolina), for

Comparative Communities Analysis

Page 89

example, did not adequately plan for the impact on local school systems when they approved
the development of Sun City Hilton Head. Because the Sun City development is a retirement
community, the assumption was that there would be minimal impact to local school systems.
In fact, the County neglected to consider the service employment sector that grew as a result
of the retirement community and the children that the service employees would be placing in
the public school system. This example illustrates the importance of considering all potential
impacts to infrastructure prior to approving development requests.
To mitigate the impacts on infrastructure, many states have adopted growth management
regulations such as Adequate Public Facilities Ordinances (APFO), concurrency regulations,
impact fees, fair share costs, Urban Service Areas (USAs), or Development of Regional
Impact (DRI) regulations. Incorporating APFO or concurrency regulations into local
ordinances implies that the extension of necessary services/infrastructure must be in place
before any new growth or development could occur. Impact fees require that any new
development would be required to pay for the requisite expansion of services/infrastructure
before it occurs to offset the additional cost/burden upon local government. APFO,
concurrency regulations, impact fees, and DRIs are proven growth management tools in other
states (with varying degrees of success), but have faced legal challenges in North Carolina.
Statewide enabling legislation would be required to implement this recommendation.
Development can also have significant impacts on green infrastructure and ecosystem
services. Recognizing the economic benefits that the natural world provides is typically
overlooked as a viable indicator of regional financial health. These economic benefits are
referred to as “ecosystem services,” which are related to the many direct and indirect
functions that natural systems provide. Included in this interconnected web of systems are
streams, ponds and lakes, wetlands, estuaries, oceans, grasslands, forests, glaciers and other
natural areas. These systems provide the essential elements for life; that is, they contribute to
cleaner air, water purification, flood control, storm surge mitigation, energy conservation,
carbon sequestration, climate regulation, soil and nutrient cycling, food, and natural
resources for shelter and commerce.
Understanding how ecosystem services can be conserved, enhanced, and further incorporated
into local and regional infrastructure will provide lasting benefits that will help ensure the
region’s current and future sustainability. In some instances, protecting or enhancing
ecosystems, their functions, and components, can reduce the need for more costly
infrastructure to handle stormwater, sustain clean drinking water supplies, or provide other
basic services and can reduce energy consumption and related costs. This further supports the
fiscal sustainability of local governments and may help prioritize environmentally sensitive
areas that should be targeted for conservation.
Comparative Region(s): Southeast South Carolina
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Topic Area(s) Addressed:
 Maintain the fiscal sustainability of local governments and
school districts
 Prevent or limit the loss of open and environmentally sensitive
spaces
 Manage water resources without looking upstream for supply
Intended Impact(s):

Action Required By:

Potential Funding
Sources:
Implementation
Schedule:

 Enabling legislation would allow local governments to fund
additional services and mitigate infrastructure impacts through
development-related fees.
 Consideration of green infrastructure and ecosystem services in
the development approval process will better inform local
decision makers as to the true cost of development.

 Local government officials and planning commissions
(Incorporate infrastructure considerations into development
review process)
 PlanIt EAST (Advocate for statewide legislative changes as
appropriate)

None required.

Implementation of growth management regulations could begin
immediately after legislative approval of development-related fee
programs (0-2 years).

3. Engage the region in a “greenprinting” process to identify priorities for working lands
conservation and the conservation of other critical or environmentally sensitive lands.
Greenprinting is the process of inventorying and prioritizing areas for conservation – whether
for agriculture, forestry, open space, or critical natural resources – within a region in order to
guide growth management strategies. The greenprinting process utilizes Geographic
Information Systems (GIS) to assemble demographic and geographic data, combined with
community-based values, to develop a shared set of open space priorities within the context
of regional growth. Conservation priorities are mapped so that stakeholders and the regional
communities can visualize a growth scenario that incorporates working lands preservation,
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natural resource conservation, and open space protection. Greenprinting can galvanize
public support for conservation and can act as the driver for policy change. This is
particularly important in the face of significant development pressures, which are anticipated
as a result of the planned transportation improvements in eastern North Carolina.
For instance, Beaufort County, South Carolina (SE South Carolina) underwent a
greenprinting process when it expanded its Rural and Critical Lands Program, a program that
protects critical rural lands through the purchase of conservation easements. The Trust for
Public Land prepared the greenprint map for Beaufort County as a way to guide future land
acquisitions and stimulate public support for the conservation of rural lands. The
greenprinting process was funded by a grant from the Gaylord and Dorothy Donnelley
Foundation.
Comparative Region(s):
Topic Area(s) Addressed:

Intended Impact(s):

Action Required By:

Potential Funding
Sources:

Southeast South Carolina
 Prevent or limit the loss of working lands
 Prevent or limit the loss of open and environmentally sensitive
spaces
 Manage water resources without looking upstream for supply
 Identify landscape, estuarine, and watershed-scale
opportunities for conservation
The region would have a unified vision of the priorities related to
working lands, open space, and natural resource conservation
and would, thus, have the opportunity to coordinate additional
strategies to prevent the loss of working lands, open space, and
environmentally sensitive areas.
 PlanIt EAST (Organize greenprinting process in conjunction
with EnvisionEAST – 2050 exercise, if appropriate)
 MCIEAST G-7 Office (Participate in greenprinting
prioritization)
 North Carolina Coastal Land Trust (Coordinate as
appropriate)

The greenprinting process may be able to be incorporated into
the EnvisionEAST – 2050 event scheduled for October 2012 and
facilitated by the Urban Land Institute (ULI). Greenprinting,
however, must go beyond simply identifying open space and
must take a variety of conservation priorities into consideration,
including those for working lands, threatened and endangered
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species, water quality, and other critical priorities. If
greenprinting can be incorporated into the existing event, no
additional funding beyond that which supports the EnvisionEAST
– 2050 event is needed.
If an independent greenprint is desired, the Trust for Public Land
should be considered for the facilitation of the process. Funding
may be available from EPA’s Smart Growth Program or from
local philanthropic foundations. (Local foundations have
supported the greenprinting process in other locations
nationwide.) Local foundations may include the Bank of
America Charitable Foundation, the Golden LEAF Foundation,
and the Z. Smith Reynolds Foundation.
Implementation
Schedule:

PlanIt EAST should first determine whether greenprinting can be
incorporated into the already scheduled EnvisionEAST – 2050
exercise; if so, then implementation of recommendation should
begin immediately. If an independent greenprint is sought,
PlanIt EAST should immediately reach out to the North Carolina
Coastal Land Trust to determine their willingness to engage in
this effort. Funding for this effort should be sought immediately
and implementation should follow (0-2 years).

4. Explore local land use initiatives such as Transfer of Development Rights (TDR)
programs that preserve working lands, open spaces, and environmentally sensitive
areas.
Land use policies such as Transfer of Development Rights (TDR) programs should be
considered as a future growth management tool in eastern North Carolina. This approach is
not without its pitfalls, however; TDR programs are not currently authorized in the state of
North Carolina. Throughout the nation, state and local governments have enacted transfer of
development rights programs to address both the need for growth and the protection of
agriculture, environmentally sensitive areas, and cultural sites. TDR programs “preserve
agricultural lands by balancing the needs to retain lands in agricultural production and
compensating landowners for the associated opportunity costs of not developing to the
maximum density permitted by the underlying zoning classification.”1 In recent years, states
have started to recognize the success of these programs in lowering administrative costs and
relieving the burden of current zoning regulations. For example, Beaufort County, SC
adopted a TDR program designed to protect critical lands, while simultaneously supporting
military mission sustainability.
1

Practical Guide to Compatible Civilian Development Near Military Installations, Office of Economic Adjustment,
July 2005, page V-77.
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While several North Carolina counties have pursued special legislation authorizing the
creation of a TDR program, none have successfully garnered political support. There is,
however, ample political support for the preservation of North Carolina’s military
installations. MCIEAST should coordinate with the PlanIt EAST local governments, the
North Carolina Association of Counties, and the North Carolina Chapter of the American
Planning Association to engage, inform, and ultimately gain support for an eastern North
Carolina-based TDR program from a variety of stakeholders, including developers and state
legislators. Doing so would not only protect working lands and open areas from further
development, but it would also guard against future encroachment upon military training.
The economic influence that DoD has in the state of North Carolina may increase the
chances for success if legislators are informed as to the mutual benefits of TDR legislation.
As an alternative, the City of Virginia Beach created an Agricultural Reserve Program (ARP)
in 1995 as a way to preserve and protect agricultural lands through the purchase of perpetual
and 30-year conservation easements. To date, the ARP has protected nearly 9,000 acres. To
complement the ARP, Virginia Beach has also adopted a “Green Line” that defines the
southern limit within the city to which water and sewer lines can infiltrate. By limiting water
and sewer placement in a significant portion of the city, Virginia Beach encourages the
concentration of development to the north end of the city while promoting open space and
working lands preservation in the south.
Comparative Region(s): Southeast South Carolina, Southeast Virginia
Topic Area(s) Addressed:
 Prevent or limit the loss of working lands
 Prevent or limit the loss of open and environmentally sensitive
spaces
 Prevent or limit the loss of military installations or military
training mission
 Manage water resources without looking upstream for supply
 Identify landscape, estuarine, and watershed-scale opportunities
for conservation
Intended Impact(s):

The region would have a more robust set of tools (in addition to
those being pioneered at the state level) in which to incentivize
private landowners to conserve a variety of critical lands,
including military mission-compatible land uses, working lands,
open space, and environmentally sensitive areas. Private
landowner incentives are a crucial component to preserving the
rural, agrarian character of eastern North Carolina.

Action Required By:
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 Local governments (Consider the development of locally-driven
landowner incentive programs; publically socialize the idea of
paying for programs using a bond referendum)
 State and local conservation organizations (Cooperating
partners)
 Installation commanders and their immediate staff (Establish
priorities)
Potential Funding
Sources:

Implementation
Schedule:

Local governments: The two comparative communities’ example
programs described – Beaufort’s Rural and Critical Lands
Program and Virginia Beach’s Agricultural Reserve Program –
were funded using a local bond referendum that raised taxes in
each of the localities for the purposes of implementing the
conservation programs. In both instances, there was significant
public support of the referendums. Local government funding
may also help to leverage state and federal conservation funds.
For instance, in 2010, 100 percent of the USDA’s Farm and
Ranchland Protection Program (FRPP) dollars allocated for South
Carolina went to Beaufort County because of its significant
funding match. In addition, defense installations may also be able
to use Readiness and Environmental Protection Initiative (REPI)
funds to support conservation initiatives.
It will likely take a significant period of time – up to ten years – to
garner the local support for a bond referendum that raises local
taxes to pay for conservation priorities. The EnvisionEAST –
2050 exercise may help to “pave the way” for local governments
to begin thinking about funding growth management strategies.

5. Coordinate with regional bodies like the PlanIt EAST Open Space Working Group to
develop an outreach plan that shares information with private landowners about
incentive programs to support working lands preservation and natural resource
conservation.
There are a great number of potential incentive programs that private landowners may be
able to access, yet the scope of available resources may be intimidating, confusing, or simply
unknown to local landowners. PlanIt EAST should leverage its Open Space working group,
and coordinate with the North Carolina Working Lands Group, the North Carolina Coastal
Land Trust, and local Soil and Water Conservation Districts to develop an outreach plan that
both soil and water conservation districts and local governments may implement to “get the
word out” about available conservation opportunities. A formal outreach plan will encourage
broader participation in available programs. In Southeast Virginia, the City of Virginia Beach
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created an agricultural preserve or “Green Line” that divides a 497 square mile area roughly
in half according to land use plans. Only limited development (e.g., parks, golf courses) can
occur below this government mandated line. The preserve begins with a transition area in
which some development is allowed. Further to the south, below the Transition Area, there is
a moratorium on water and sewer lines, which deters residential development.
Comparative Region(s): Southeast Virginia
Topic Area(s) Addressed:
 Prevent or limit the loss of working lands
 Prevent or limit the loss of open and environmentally sensitive
spaces
 Prevent or limit the loss of military installations or military
training mission
 Manage water resources without looking upstream for supply
 Identify landscape, estuarine, and watershed-scale opportunities
for conservation
Intended Impact(s):

Action Required By:

Potential Funding
Sources:

Implementation
Schedule:

Private landowners in the PlanIt EAST region would have greater
awareness of the available incentive programs to conserve a
variety of critical lands, including military mission-compatible
land uses, working lands, open space, and environmentally
sensitive areas.
 PlanIt EAST (Leverage the Open Space working group to
coordinate with ongoing and emerging landowner incentive
programs at the state level)
 North Carolina Working Lands Group, North Carolina Coastal
Land Trust, North Carolina Foundation for Soil and Water
Conservation (NCFSWC), local Soil and Water Conservation
Districts, and many others (Cooperating partners)

Local governments, soil and water conservation districts, or state
partners may contribute to the funding of an outreach plan.

The development of an outreach plan should occur after the
establishment of the PlanIt EAST working group that would
coordinate federal/state/regional opportunities. The development
of a formal outreach plan should be completed within one year.
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6. Coordinate public transportation efforts to connect housing, employment centers, and
retail services.
Housing, at a variety of types and densities, should be linked to employment and retail
centers via public transportation routes. Providing alternatives to automobiles can reduce
financial burdens for both households and local governments. Residents have the
opportunity to spend more for quality food, electronics, and durable goods, rather than
gasoline. Commuting times would also be reduced. Through reduced vehicle trips, local
government can avoid congestion-related issues, such as air pollution, congestion, and
infrastructure decay.
Comparative Region(s): Southeast Virginia, Northeast South Carolina
Topic Area(s) Addressed:
 Maintain the fiscal sustainability of local governments and
school districts
 Prevent the displacement of workforce housing from the
primary transportation corridors

Intended Impact(s):

Action Required By:

Potential Funding
Sources:

Implementation
Schedule:

Alternative modes of travel and better transportation connections
can provide reduced financial burdens to local jurisdictions,
shorter commuting times for residents, less traffic congestion, and
reduced air pollution.
 Local or regional transportation authorities (Regular review of
long range transportation plans)
 Local planning departments (Regular review of comprehensive
plans and zoning policy)
 City Council/County Commission (Approve policy)

Funding for regular review of long range transportation plans
should be available from state provisions to regional
transportation planning agencies. Local jurisdictions can use the
general fund, if necessary.

Regular review of long-range transportation plans should be done
at least every five years. The review and update of
comprehensive plans and/or zoning code should be done every
five to 10 years.
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7. Leverage the PlanIt EAST Housing and Sustainable Corridors Working Groups to
encourage partnerships between non-profit organizations, local government, and
developers to fund a variable mix of housing types.
Cooperative efforts to create quality housing at all price points reinforce a commitment to
provide residents of all income levels a choice in where they live.
Comparative Region(s): Northeast South Carolina
Topic Area(s) Addressed:
 Prevent the displacement of workforce housing from the
primary transportation corridors
Intended Impact(s):

Action Required By:

Potential Funding
Sources:

Implementation
Schedule:

Partner with local developers and non-profit agencies to provide
quality housing options within a wide range of rental and for-sale
price points. Residents would have an opportunity to live in close
proximity of jobs and services, without having to relocate to find
cheaper housing options.
 Developers (Participate in public-private partnerships to
construct workforce housing; share the burden of upfront
infrastructure costs)
 Non-profit housing agencies (Identify needs and gaps in
provision)
 City and County Councils (Approve policies and incentives)

Funding will be available from a variety of sources that include
the federal, state, and local government, non-profit organizations,
and private developers. The specific source will depend on the
nature of the project.

Non-profit housing agencies should prepare housing studies to
identify any gaps in the workforce housing market; this is likely
to take up to one year. Subsequent pursuit of partnerships with
local developers should be ongoing.

8. Seek a mandate that places at least one representative from each military installation
on local community and regional planning boards/committees as an ex-officio member.
Research and experience in other states suggests this is a highly successful action that assures
better coordination and cooperation between military installations and local/regional
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governing bodies. As transportation improvements are planned and take shape and
development expands into new areas, it will be more important than ever that the installation
have a “voice” early in planning discussions about land use, utilities, and transportation
management to ensure compatibility.
For example, installation staff in Northwest Florida influenced community “lighting” plans
(e.g., street light direction and land zoning) to the extent that nighttime flight operations were
protected from considerable light pollution threats. The benefits of having a military presence
in local planning deliberations cannot be understated. For instance, the relationship between
military operations and surface water management is seldom evaluated, despite the
potentially lethal threat of bird-aircraft strikes. In areas like northwest Florida the birdaircraft strike hazard (BASH) is high, and risks posed by surface water near military aircraft
runways would likely not be considered in the absence of a military perspective.
Comparative Region(s): Northwest Florida

Topic Area(s) Addressed:
 Prevent or limit the loss of military installations or the military
training mission
Intended Impact(s):

Action Required By:

Potential Funding
Sources:

 The installation would likely have greater insight into the
direction, timeline, and implications of community planning
decisions.
 Community decision makers would be better informed on
potential or intended military actions in the early stages and
their ramifications.
 Military Installations (Establish billets or assign collateral
duties)
 Community Planning Liaison Officer (Coordinate as needed)
 County Commissions, City Councils, and Regional Planning
Agencies (e.g. COG, MPO, Utility Commissions, etc.) (Need to
approve this ‘non-voting’ role in their appropriate governance
documents)

None required. A billeted staff member would be placed in the
position as a collateral responsibility.

Implementation
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Schedule:

Military installations should immediately begin the process of
negotiating with local governments and regional planning
organizations and establishing billet requirements (0-2 years).

9. Examine opportunities to share an installation’s utility resources with the general
public.
Large military installations share many characteristics with small towns, which include
having their own utility systems for water and waste. At times, it may be economically
feasible to “share” these resources with the public by fostering a partnership with local
utilities. Connecting these government-owned systems with the local ‘grid’ can ease the
administrative burden for the military while supporting wider and cheaper utilities provision
to the general public.
A similar action took Eglin Air Force Base in Northwest Florida out of the wastewater
treatment business, allowing them to focus more exclusively on missions, while adding an
additional $70,000 in yearly revenue for the installation. Increased capacity has also lowered
the associated tax paid by the general public.
Comparative Region(s): Northwest Florida
Topic Area(s) Addressed:
 Prevent or limit the loss of military installations or the military
training mission
 Maintain the fiscal sustainability of local governments and
school districts
Intended Impact(s):

Action Required By:

Eliminate administrative burdens on installations staff while
improving the quality of utility provision throughout the
community. The installation, having transferred at least some
management rights, would be able to focus more exclusively on
mission-related activities, and the public would benefit from
lower utility costs resulting from increased capacity.
 Installation commander (Oversee the transfer initiative)
 Installation public works officer (Coordinate activities with
public or private utility organizations)
 Public or private utility organizations in the community would
be cooperating partners (i.e., receiver) with the installation.

Potential Funding
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Sources:

Implementation
Schedule:

Funding would come from the local military installation. Public
utility companies and city/county governments (i.e., tax revenue)
would also contribute.

Full implementation, beginning with initial coordination between
the military other utility providers would take at least one to five
years based on negotiations and subsequent infrastructure
requirements.

10. Establish regional water resources partnerships with the goal of collaboratively
planning for long term (e.g., 30-50 years) water management.
Water resources partnerships encourage coordination among different elements of the water
resources community (federal, state, regional, and local), allowing for a wide range of
interests and experience to assist in anticipating future demands for water resources in the
region. Coordinated initiatives can make the best use of scarce funding, decrease duplication
of efforts by different interests, provide a wider range of technical assessments and analyses
for better decision making, and potentially reduce the federal, state, and local permit,
compliance, and enforcement program costs and concerns.
The pursuit of forward thinking and “regional” water resources management was a consistent
theme throughout the interview process and during the roundtable discussion. Those
representing the comparative communities all stressed the need to seek a comprehensive
planning mechanism that ensures consistent application of regulations throughout the entire
region. Water resources partnerships do just that as they bring relevant stakeholders together
at all levels to collaborative discuss local issues and long term objectives.
Comparative Region(s): Southeast North Carolina, Southeast Virginia
Topic Area(s) Addressed:
 Manage water resources without looking upstream (beyond the
region) for supply
Intended Impact(s):
Water needs will continue to be met for existing water resources
requirements while factoring in the potential future needs.
Incorporating water needs and uses into the planning and zoning
process will ensure that decision makers are well informed of the
potential issues related to the availability of water. Furthermore,
advance cooperative planning will allow communities to be ahead
of the infrastructure development curve and avoid future
constraints such as water moratoriums (multiple comparative
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community representatives said they now face moratoriums
because water resources use was evaluated too late in the planning
and development process).
Action Required By:

Potential Funding
Sources:

Implementation
Schedule:

 Federal/ State/Local government (All levels of government
should partner together and form regional planning bodies as
appropriate)
 Military Installations (Cooperating partners)
 Commercial/ Industrial/Agricultural businesses (Cooperating
partners)

Federal and state agencies, as well as private organizations,
should attempt to fund their own representation in the partnership.
Funding may be available through federal grants related to
partnering or water-related efforts. In addition, local institutes of
higher education may be able to provide funding for specific
studies and conservation projects.

The duration of implementation depends on the nature of the
partnership that is being undertaken. Partnership agreements at
any level of government can be initiated any time and may be
immediately implementable or instead may be long term efforts
(e.g., 1-30 years).

11. Use mitigation banking for wetlands management.
Mitigation banking is the restoration, creation, enhancement, or preservation of a wetland,
stream, or habitat conservation area that offsets adverse impacts to one or more similar
nearby ecosystems. The goal is to replace the exact function and value of the specific wetland
habitats that would be negatively affected by a proposed project.
Mitigation banks are a form of "third-party" compensatory mitigation, in which responsibility
for implementation rests with a party other than the permittee. This transfer of liability has
been a very attractive feature for Section 404 permit-holders, who would otherwise be
responsible for the design, construction, monitoring, and long-term protection of the site.
Once approved by regulatory agencies, the mitigation bank may sell credits to developers
whose projects will impact specific ecosystems. As the unit of exchange, credits reflect the
ecological value for 1-acre (4,000 m2) of a wetland. Credits are evaluated by a Mitigation
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Bank Review Team (MBRT) that is comprised of representatives from government agencies
like the U.S. Army Corps of Engineers, Environmental Protection Agency, National Marine
Fisheries Service, and US Fish and Wildlife Service. This MBRT conducts all processing and
permitting for the mitigation bank.
Comparative Region(s): Southeast South Carolina
Topic Area(s) Addressed:
 Manage water resources without looking outside the region for
supply
Intended Impact(s):
Mitigation banks consolidate services needed to create, maintain,
and monitor mitigation. This approach to wetlands management
offers numerous advantages:
 Reduces permit processing times
 Allows developers to maximize use of their site
 Cost of mitigation banks is often lower than other acceptable
alternatives
 Regulatory burden is passed from the developer to the
mitigation bank
Action Required By:

 PlanIt EAST (Coordinate with EPA Region IV and the Army
Corp of Engineers, Wilmington District, to evaluate
implementation options in the region)

Potential Funding
Sources:
The majority of applicants and/or permittees that utilize
mitigation banking are private developers. According to
precedent, developers generally fund implementation on their
own.
Implementation
Schedule:
PlanIt EAST can work with EPA Region IV Headquarters and the
US Army Corps of Engineers, Wilmington (NC) District, to
identify opportunities. Implementation would likely require no
more than two years following initial funding.

**********
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Recommendations for Implementation - Continued

b. Additional Recommendations (Unattributed)
The recommendations below come from general research and analysis conducted by the
Marstel-Day, LLC, Kimley-Horn and Associates, and Ecotek, LLC project team. They reflect
common lessons learned that are not attributable to the specific comparative regions in this
analysis.
12. Participate in statewide efforts spearheaded by the Governor’s Land Compatibility
Task Force and the North Carolina Working Lands Group to prioritize the
conservation of working lands and natural resources that have the highest economic
and military compatibility value, as well as those lands facing the greatest threat from
development.
Governor Perdue’s Land Compatibility Task Force is charged with developing a
comprehensive statewide land use prioritization process that considers military compatibility,
working lands preservation, and natural resources/ecosystem protection.2 The prioritization
process is intended to guide the development, outreach, and implementation of a variety of
landowner incentive programs by highlighting the ‘multiple benefits’ accrued by
consolidating and coordinating conservation priorities. While this prioritization will occur at
the state level, it is important for the PlanIt EAST delegates to be aware of this process and to
engage with and advocate for regional priorities when the opportunity arises. (Regional
priorities may be identified through a greenprinting process, as previously described.)
The Governor’s Land Compatibility Task Force has recommended the creation of a
Partnership Agreement that would include relevant state agencies, military services, and local
county and municipal governmental organizations. The Partnership would be charged with
updating the existing Strategic Plan of the North Carolina Working Lands Group to include
recommendations, including the implementation of a prioritization process, from the Task
Force report. This presents the opportunity for local PlanIt EAST delegates to participate in
the prioritization process to ensure that the needs of eastern North Carolina are being
considered in the development of the Strategic Plan. The North Carolina Working Lands
Group is collaboration among state agencies, military services, and non-governmental
organizations designed to link conservation efforts of federal, state, and local agencies to
address conservation, economic, and sustainability issues.

2

Governor’s Land Compatibility Task Force Report, May 2012.
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Topic Area(s) Addressed:
 Prevent or limit the loss of working lands
 Prevent or limit loss of open and environmentally sensitive
spaces
 Prevent or limit loss of military installations or the military
training mission
 Identify landscape, estuarine, and watershed-scale opportunities
for conservation
Intended Impact(s):

Action Required By:

Potential Funding
Sources:
Implementation
Schedule:

The eastern North Carolina region would be engaged with
statewide efforts to prioritize areas for conservation, whether for
working lands, critical ecosystems, or military compatibility.
Engagement with statewide efforts would ensure that the priorities
of the PlanIt EAST delegation have been incorporated into pilot
efforts to establish and/or coordinate landowner incentive
programs.
 Representative PlanIt EAST Delegates (Participate in Task
Force prioritization efforts as appropriate)
 MCIEAST G-7 Office (Participate in Task Force prioritization
efforts as appropriate)

None required.

Implementation will be predicated on the timeline imposed by the
Governor’s Land Compatibility Task Force, which is currently
unknown. However, in order to most effectively communicate
regional conservation priorities, a “greenprinting” or similar
regional prioritization should be conducted beforehand (within
one year).

13. Perform a fiscal sustainability SWOT analysis on the region and pursue economic
development opportunities that capitalize on strengths.
SWOT (Strengths, Weaknesses, Opportunities, and Threats) analyses provide a thorough
assessment of regional resources such as transportation networks, industry, geography,
human capital, real estate, and education. Doing so will allow the region to ascertain where to
direct economic development efforts to secure the highest return on investment and protect
key industries. It also provides “focus” and generates business and citizen support.
Expanding economic development efforts would help secure and/or maintain a balanced tax
base, which can increase net revenue (i.e., fiscal sustainability) in local jurisdictions. A
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SWOT analysis is often conducted as the first phase of a larger economic development or
comprehensive community plan, providing quantitative and qualitative context for policy and
investment recommendations.
Topic Area(s) Addressed:
 Maintain the fiscal sustainability of local governments and
school districts
Intended Impact(s):

Action Required By:

Potential Funding
Sources:

Implementation
Schedule:

The completion of a SWOT analysis can aid local leaders as they
highlight regional and local strengths. Outcomes of the SWOT
analysis can be used to prioritize public investments and prepare
marketing materials to help attract new employers. Findings can
also help local jurisdictions identify and invest in marketable sites
for new development.
 Local and/or Regional Economic Development Organizations
(Initiate and complete SWOT analysis)
 Local business owners representing diverse economic sectors
(Participate in the SWOT process)
 City Councils and County Commissions (Approve policies and
public investments)

Potential funding sources to complete a SWOT analysis could
include general operating funds of local government and
economic development organizations; federal and state
government grants; private foundation grants; and major
employers.

A SWOT analysis can include statistical analysis, along with a
series of key public and private stakeholder interviews, public
workshops and a follow-up report (approximately six to twelve
months).

14. Identify and utilize alternative funding sources (i.e., infrastructure bank, local option
sales tax, tolls, Business Improvement Districts, Tax Increment Financing, and Special
Assessment Improvement Districts) for large transportation/ infrastructure projects.
Proposing to raise the required money locally (where the infrastructure improvement would
occur) aids in the cost-benefit analysis of approving the project. Contributing to the
improvement costs via alternative funding methods shows other paying partners (i.e., the
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State) that the jurisdiction is committed to making the improvement and paying for at least
part of it.
Topic Area(s) Addressed:
 Maintain the fiscal sustainability of local governments and
school districts
Intended Impact(s):

Action Required By:

Potential Funding
Sources:
Implementation
Schedule:

Using alternative financing methods can help get priority
infrastructure projects completed faster by sharing upfront costs
between the public and private sectors. Through raising additional
revenue for transportation projects, local governments would not
be required to reduce or eliminate other government programs or
projects.
 City Council / County Commission (Approve policy and
funding mechanisms)
 Economic Development Corporation (Implement and promote
alternative funding sources)
 Private enterprise (Participation in public-private partnerships)
 State Legislatures (Enabling legislation to allow local
jurisdictions more flexibility to finance public improvements)

None required.

Full implementation would require at least one year to garner
necessary legislative support for the alternative financing options.

15. Community leaders and regional planners in eastern North Carolina should coordinate
with state officials to effectively leverage the Environmental Protection Agency’s (EPA)
National Estuary Program (NEP). This policy promotes sustainable land use in addition
to ensuring water quality.
The National Estuary Program was established to identify, restore, and protect nationally
significant estuaries of the United States. Unlike traditional regulatory approaches to
environmental protection, the NEP targets a broad range of issues and engages local
communities in the process.
The program is designed to encourage local communities to take responsibility for managing
their own estuaries. Each NEP includes a wide variety of stakeholders that comprise a
“management conference.” The management conference is made up of local citizens, nonComparative Communities Analysis
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profit organization representatives, and staff from local, state, and federal government
agencies. The goal of this collaborative body is to ensure that local conditions and needs are
accounted for in the management process.
Twenty-eight estuaries along the Atlantic, Gulf, and Pacific coasts (incl. Puerto Rico) have
been designated as estuaries of national significance. The Comprehensive Conservation and
Management Plan for each NEP sets specific preservation targets.
Cape Lookout and Swansboro, NC are at the southern limit of Albemarle-Pamlico NEP
(APNEP) study area.
For information on funding sources, contact Mr. Bill Crowell, Program Director, AlbemarlePamlico National Estuary Program, 1601 MSC Raleigh, NC 27699-1601 or
bill.crowell@apnep.org / 919-707-8633.
Topic Area(s) Addressed:
 Prevent or limit the loss of open and environmentally sensitive
spaces
 Manage water resources without looking upstream (beyond the
region) for supply
Intended Impact(s):

Action Required By:

Potential Funding
Sources:

The NEP is a comprehensive conservation and management plan.
It guards against a range of environmental threats, while also
addressing the economic and social value of estuaries. The EPA
helps state and local governments achieve these goals by
providing grants and technical assistance.
 Local governments (Environmental managers and community
leaders should identify opportunities for seeking grants and
examine their ability to establish an NEP in their area)
 State regulators (Regulators at the North Carolina state level
will be engaged by local leaders as they attempt to seek grants
and other support through this program)
 US Environmental Protection Agency (Federal grant
administrators oversee and implement this program)

The US Environmental Protection Agency administers this
program and provides funding. The website that describes
program implementation and funding can be found at
http://water.epa.gov/type/oceb/nep/index.cfm.
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Implementation
Schedule:

Full implementation can take as many as five to ten years, though
progress through research, funding, and technical support can
come much sooner. Local regional planning commissions initiate
the process by submitting a nomination package to EPA
headquarters. Fortunately, this process can be relatively quick
and in past cases approval has come in several months (i.e., less
than a year). A management conference is established
immediately upon approval and the group commences
development of a comprehensive conservation and management
plan. Plan creation time varies considerably, and can range
anywhere between one and five + years depending on local
conditions and considerations.

16. Promote a diverse mix of housing types at varying densities.
Utilize comprehensive planning and appropriate zoning to encourage the development of
diverse housing options at varying densities in appropriate locations. Encouraging a range of
products by type and size allows for a healthy assortment of different price points in the
community.
Bonuses could be used to incentivize higher density development in appropriate areas as
indicated by a comprehensive plan. Increased efficiency in plan approval can reduce costs for
local developers.
Topic Area(s) Addressed:
 Prevent the displacement of workforce housing from the
primary transportation corridors
Intended Impact(s):

Action Required By:

Provision of a variety of housing options at varying price points
and densities. Affordable housing options can provide
opportunities for residents to live close to employment and
services, while also reducing personal vehicle travel. A
comprehensive planning process can help match zoning policy
with long-range visions, as defined by the residents.
 City and County planning departments (Initiate the
comprehensive planning process)
 City and County Councils (Approve policy)
 Non-profit housing agencies (Identify needs and gaps in
provision)
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Potential Funding
Sources:

Implementation
Schedule:

Potential funding sources that initiate a comprehensive planning
process include local general funds and state and regional
planning grants. Comprehensive planning can also be completed
by regional planning agencies (e.g., Council of Governments) or
the State Department of Community Assistance at a reduced cost
to the local jurisdiction.

Comprehensive planning efforts typically take 1-2 years from
initiation to adoption. The ensuing policy implementation is a
continuous process with no set end date.

17. Investigate the current water resource needs and uses to explore the full range of viable
options for satisfying future water needs.
It is important that all aspects of the current water supply cycle are examined and understood
by every relevant stakeholder in the region. Scoping is the foundation upon which the
opportunities, issues, and concerns about water resources are investigated. In essence, water
resource users need to know how water is currently used in order to plan for future changes
to the water supply cycle. Having knowledge of the following factors will be instrumental in
understanding the adequacy and stability of the water supply cycle:
• The “life expectancy” of the current water source(s);
• The treatment process/procedures (length of time, the quality of raw water,
laws/regulations/standards);
• The integrity of the distribution system (age, condition, capacity of the current
infrastructure); and
• The characteristics of discharge (black water treatment, gray water use, stormwater
release/use).
Planning for future water needs must consider the source, supply, treatment, and distribution
of water to satisfy a wide range of activities and needs. Considerable research is needed to
achieve this end and regional planners in eastern North Carolina will need to engage nearby
institutes of higher education and perhaps private organizations to examine the current state
of water resources in the area. Efforts like these can be funded through government grants or
private donations.
Topic Area(s) Addressed:
 Manage water resources without looking upstream (beyond the
region) for supply
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Intended Impact(s):
Developing a better understanding of how water moves through
the system will help decision makers identify ways to use water
more effectively. Changes in water removal, water transportation,
water distribution, or water treatment can potentially “create”
more water for the community. In addition, establishing other
new sources of water, which may require different methods and
techniques for removal or treatment (e.g., surface water
extraction, desalination), may provide additional (and perhaps
cost-effective) ways to supplement current and future water
needs.
Action Required By:

Potential Funding
Sources:

Implementation
Schedule:

 Local and regional water suppliers (Identify information gaps
and research needs while pursuing opportunities for grant
applications)
 Water treatment managers (Cooperate in capacity studies and
provide information about current and future resource needs)
 Wastewater/Stormwater Managers (Cooperate in capacity
studies and provide information about current and future
resource needs)
 Local institutes of higher education (Conduct studies that
evaluate current water management practices and identify
innovative methods for expanding or supplementing future
capacity).

Funding for data gathering and research initiatives would come
from local taxes, water user fees, federal grants, or donations from
private organizations.

Similar to the partnership recommendation, the time required to
implement these actions would vary depending on the entity
conducting on the study, available funding, and the complexity of
evaluation. Completing research studies on water resource use
and the resulting pursuit of innovative water saving/creation
techniques may take a considerable amount of time, thus the time
estimate for this recommendation ranges between one and 20
years.
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18. Use aquifer storage and recovery as a method of addressing peak demand during
summer months and other special events.
Aquifer Storage and Recovery (ASR), involves artificially recharging groundwater by
injecting water into an aquifer through wells or by surface spreading and infiltration and then
pumping it out when needed. The aquifer essentially functions as a water bank. Deposits are
made in times of surplus, typically during the rainy season, and withdrawals occur when
available water falls short of demand.
As a result of water scarcity, mitigation may be required in the following areas:







Aquifer vulnerability and hydraulic continuity
Potential impairment of existing water rights
Geotechnical impacts and aquifer boundaries and characteristics
Chemical compatibility of surface and ground waters
Recharge and recovery treatment requirements
Water rights and ownership of water stored for recovery

Topic Area(s) Addressed:
 Manage water resources without looking outside the region for
supply
Intended Impact(s):
Aquifer Storage and Recovery (ASR) will recharge groundwater
and enhance its availability for municipal, industrial and
agricultural use. In addition, ASR systems are considered to be
more environmentally-friendly than surface reservoirs and offer
added protection against tampering and degradation.

Action Required By:

Potential Funding
Sources:

Implementation
Schedule:

 PlanIt EAST (Coordinate with water and sewer authorities in
the region to evaluate the feasibility of this approach)

Potential funding sources include a myriad of entities that stand to
receive financial benefits from added aquifer utility. For example,
electrical energy can be generated during the injection process by
the head pressure of the water flowing back into the aquifer and
revenue resulting from this increased electrical production can be
returned to pay for project investment.

PlanIt EAST can first determine if any of its municipalities have
begun incorporating ASR into their water supply strategies. If not,
geological and legal surveys can be conducted to determine the
Comparative Communities Analysis

Page 112

optimum injection points. This would be followed by construction
of facilities to receive, inject, extract and send the water to
treatment plants. The period of time between initial funding and
full implementation would likely run between 5-10 years.
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VII. Key Findings and Considerations

Data gathering associated with this Comparative Communities Analysis began early in 2012 and
involved a variety of techniques including open-source research, personal interviews in each
comparative region, and a workshop involving representatives from PlanIt EAST, MCIEAST,
and five of the six comparative regions.
In the months that followed, certain management tools and lessons learned arose in interviews
and other venues time and time again. A consistent pattern was easily apparent in all six
comparative regions. To be sure, differences do exist among the regions and each dealt with the
challenges of growth in a different way. Some comparative regions, like northwest Florida for
instance, support a strong collaborative relationship between military installations and local
governments. Other regions with military installations, on the other hand, foster dialogue but
lack a government mandated relationship like that seen in northwest Florida. Approaches to land
use planning, in particular, varied widely among the regions. Most communities rely heavily on
zoning ordinances, while some have adopted alternative approaches like development
agreements or impact fees. Better stated, this analysis highlighted a set of themes that were
witnessed in all regions. The individual situations varied slightly in complexity, but all were
highly relevent and tied directly to growth management.
These observed themes yielded six key findings that are being submitted as part of the
Comparative Communities Analysis and each is described in more detail below.
1. Enabling legislation may be needed to implement some land management tools.
Establishing a formal plan for facilitating dialogue with the state legislature would carry
numerous benefits. MCIEAST already has a strong working relationship with the North
Carolina legislature, which puts the command in a solid position to make the case that future
legislation that would preserve sensitive or working land areas would help to sustain training
capabilities that are critical to maintaining mission readiness.
A number of the recommendations put forth in this analysis are common in other regions but
have not yet been adopted in North Carolina. As a result, enabling legislation may be
required prior to implementation of the tools. For example, placement of military installation
representatives (i.e., community planner or community planning liaison officer) as ex officio
members of local planning boards has shown strong merits in some areas, particularly in
northwest Florida. Eglin AFB was able to sustain several key mission objectives as a direct
result of the ability of its representatives to provide timely and critical information in
community planning decisions. Enacting legislation that would allow for the transfer of
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development rights (TDR) is another worthy consideration that has shown success in other
communities.
Throughout the nation and in the region, state and local governments have enacted transfer of
development rights programs to address both the need for growth and the protection of
agriculture, environmentally sensitive areas, and cultural sites. The economic impact that
DoD, for instance, has in the state of North Carolina and the interest of the state in protecting
DoD training capabailities may increase the chances for success if legislators are informed as
to the mutual benefits of TDR legislation.
These two examples illustrate the advantages of establishing strong, formal, ties with the state
legislature. State involvement will carry even more significance when communities attempt to
handle rapid development with limited local budgets.
2. Visioning exercises can strongly influence preservation intiatives.
Visioning, such as that planned by PlanIt EAST for October - is important to identify
consensus regarding the best areas for future growth. Visioning exercises involve a
comprehensive collection of stakeholders who are brought together for the purpose of setting
priorities and establishing agreed upon plans for addressing future needs. Perhaps most
importantly, these exercises influence development in the most appropriate areas, thus
preserving forest areas, working farmland, and environmentally sensitive land.
Greenprinting – the process of inventorying and prioritizing areas for conservation – is a form
of visioning. Beaufort County in South Carolina underwent a greenprinting process when it
expanded its Rural and Critical Lands Program, a program that protects critical rural lands
through the purchase of conservation easements. This exercise was funded by a private grant
and offered a forward-thinking approach to land management. Other regions, too,
acknowledged the benefits of adopting a regional and collaborative approach to planning.
EnvisionEAST – 2050 is the perfect example and it could be a catalytic event that spurs the
consideration, adoption, or revision of local land use regulations to conform to a regional
growth vision.
3. Impacts to related infrastructure must be considered in advance of expected growth.
Representatives from all comparative communities universally warned against the challenges
from a reactive approach to infrastructure management. Many of those interviewed urged that
communities avoid being reactive in any way, and instead proactively determine where they
would like future growth to occur. This can be done by establishing set-aside conservation
areas and extending existing infrastructure (roads first) into planned growth areas – people
and development will follow the infrastructure capacity. Actions like these may require some
degree of real estate or legal action in advance. During the Roundtable Workshop, in
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particular, representatives from multiple regions said they wished they had more proactively
assessed infrastructure needs ahead of the growth that occurred.
Despite the uncertainties, early calculation of infrastructure requirements and use has the
potential to save significant time and effort and to identify the actual (but sometimes hidden)
costs of development. Several comparative community representatives mentioned that their
citizens now face obstacles like moratoriums on water use because needs were not fully
evaluated prior to the increase in population and development. As noted in the section on
southeast South Carolina, Beaufort County was caught off-guard by the impacts of their
development decisions. This was particularly apparent with regard to the impact on schools
systems. Because the Sun City development is a retirement community, the assumption was
that there would be minimal impact to local school systems. In fact, the County neglected to
consider the service employment sector that grew as a result of the retirement community and
the children that the service employees would be placing in the public school system. This
example illustrates the importance of considering all potential impacts to infrastructure prior
to approving development requests.
Infrastructure needs should be incorporated as part of development requests and the above
examples suggest that failure to do so can lead to challenges like overcrowded schools,
limited water supply, and more costly utility provision.
4. Communities will need to seek alternative funding sources to support local development.
Identifying funding for major infrastructure improvements has become more arduous,
increasing the time required to plan, design, and build projects. Having a unified vision for
the region is critical to prioritizing key projects and focusing fiscal resources.
All six comparative regions contain a large percentage of rural areas and even the developed
locations are highly dependent on a temporary tourist population. This realization, among
other things, means that the tax base for revenue generation is notably small. As populations
rise along with residential and commercial development, local governments will face an
increasing strain on resources. Unfortunately, fiscal support from the state or federal
government will be both limited and targeted at individual communities or projects. As a
consequence, most local governments will be forced to fund development and address
associated budget needs on their own.
As a first step, localities can consider doing a SWOT (Strengths, Weaknesses, Opportunities,
and Threats) analysis, which is a thorough assessment of resources such as transportation
networks, industry, geography, human capital, and education. This kind of assessment
provides “focus,” and generates business and citizen support. Expanding economic
development efforts would help secure and/or maintain a balanced tax base, which can
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increase net revenue (i.e., fiscal sustainability) in local jurisdictions. This approach has
worked well in Maryland, for instance, and can offer the ability to comprehensively assess
budget needs and to target limited funds where they are needed most. The bottom line is:
research shows that following rapid growth, many communities have had to fund
infrastructure and other civic improvements on their own, making the case for advance
planning and awareness.
5. Involve the public early and often throughout the planning and development process.
Public buy-in, including residents, politicians, non-governmental organizations and
developers, is important to the success of a regional vision. This was another primary theme
taken away from the Roundtable Workshop. Participants spoke at length about the
advantages of public engagement both to share information about development impacts and to
seek input during the decision making process. According to those interviewed, engaging the
public early in the process can provide a sense of ownership and can arm citizens with an
understanding that promotes more active support of initiatives.
In particular, public understanding of the benefits of the military’s presence, including disaster
assistance, security, and economic impact, is essential for positive public response. As
development spreads into new areas there will be more opportunity for interaction between
the military and general public. What this also means is that there will also be increased
competition for land area and resources. Local installations would thus benefit from actively
engaging the public (e.g., through live streaming of information online, newspapers, and
television).
The Roundtable Workshop participants all stressed the importance of public involvement and
suggested that eastern North Carolina developers take advantage of every opportunity to share
information and to involve the public in decision making. Failure to do so can lead to future
obstacles in the form of extended project delays and increased cost of development.
6. Land use planning is essential for proactively managing growth and its impacts.
The logic is almost circular that land use planning is essential to the process of making a plan
to manage growth sustainably. One cannot have a plan without planning, and communities
cannot achieve the goals they have without a plan to achieve them.
Many comparative communities have found zoning to be a vital tool in their efforts to manage
rapid population growth and ensure that the community’s land use vision is integrated into
their regulatory codes and ordinances. Zoning allows a community to segregate land uses
based on the potential for compatibility – or incompatibility - of uses among proximate
properties and neighborhoods. Although zoning has had varying degrees of success
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throughout the comparative regions studied herein, each region implemented these regulations
in anticipation of or in response to their own regional growth challenges.
While all comparative regions have adopted zoning ordinances to manage growth, zoning is
not necessarily politically palatable in every community and sometimes is not a part of
statutory empowerment to local communities. Equipping local communities with the tools to
properly balance development with sustainability and other community quality of life goals –
to find the win-win solutions for the private land owner and the community as a whole – is
critical. What follows is a list of land use planning techniques that provide communities with
some part of the range of tools necessary to achieve planning objectives:
Subdivision Control, Design, and Impact Fees
Subdivision ordinances regulate the process by which a tract of land is divided into smaller
parcels that can be conveyed or sold independently of a parent parcel. Localities can monitor
subdivision activity and consider it a signal that the subdivided land will, at some point in the
future, be the site of more intensive land uses and subsequently require greater community
services than before.
Counties and municipalities in North Carolina can regulate subdivision design to help mitigate
the impacts of more intensive land uses. For example, a local government can specify street
design standards that facilitate the safe and efficient operation of service vehicles such as
emergency vehicles, snow plows, and refuse trucks. Communities can also require that their
transportation networks are friendly to multi-modal transportation options by mandating the
construction of multi-use trails.
Communities may also choose to adopt exactions to assist in financing subdivision
improvements. Developers may be expected to offset improvements necessitated by
subdivision activity through land dedication, payment of impact fees, or construction of
facilities and/or infrastructure. Streets, curb and gutter systems, stormwater management
infrastructure, and utility lines are all commonly required community service facilities in
subdivision ordinances throughout North Carolina, enabled under G.S. 160A-372;G.S. 153A331 (Ducker 2007).
Development Agreements
Many areas are seeing the propagation of large scale master-planned communities much
greater in scope than traditional subdivisions developments. In 2005, the State of North
Carolina enabled cities (G.S. 160A-400.20 to 400.32) and counties (G.S. 153A-379.1 to
379.13) to create development agreements aimed at limiting the negative impacts of such
projects and ensuring that they are compatible with the community’s vision (Ducker 2007).
These limited agreements do not allow local governments to impose any taxes, fees, or new
authorities not already enabled at the state level or enacted locally. Rather, they give localities
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a degree of control over the development timeline and a means of offsetting off-site
development impacts. Counties may require, for example, that developers provide specific
public utilities that the project necessitates within a certain period of time. They may also
require that certain phases of the project be started or finished on a specific timeline, giving
the community and the developer a degree of predictability and limiting negative impacts on
service provision.
Intensity and Bulk Regulations
Some communities have found success in implementing growth management techniques that
regulate the intensity or design of the built environment rather than simple land uses. These
tools give communities a great deal of flexibility in helping influence their future built
environment and can oftentimes be tailored to communities that are less inclined to adopt
more traditional land use ordinances.
Communities can regulate the amount or intensity of land uses taking place in certain areas.
This is done through the regulation of minimum lot sizes for certain uses or limitations on the
number of structures of a certain type per unit area of land. A common regulatory
measurement in intensity ordinances is floor-area ratio (FAR) which measures a building’s
square footage for each square foot of land. Minimum and maximum FAR requirements can
be utilized to ensure that the density of development in a certain area is appropriate for a
specific built environment context. Bulk ordinances regulate the size and placement of
structures. Such ordinances can impact building setbacks from lot lines and public streets and
building lot coverage. Height restrictions can influence intensity as well as bulk and are a
commonly used tool for ensuring appropriate construction in a variety of land use contexts.
Form-Based Code
Form based codes and ordinances are designed to result in a certain built environment form.
These ordinances are less-concerned with specific land uses and instead focus on how
buildings, streets, and public activity influence each other. By beginning with a specific plan
for an anticipated urban form, communities can create place-specific regulations that establish
standards for public space and building forms. Regulations may look at minimum and
maximum building heights, minimum and maximum setbacks, and lot frontage requirements
for developers. At the same time, they provide public agencies with guidelines on street and
sidewalk design and the placement of public spaces. Form-based codes can be mandatory or
voluntary. Communities using voluntary form-based codes often incentivize compliance
through the use of streamlined approval processes, density bonuses, or exemption from other
applicable impact fees and exactions. Form-based codes give developers a degree of
flexibility and predictability not seen in other land use regulations. Assuming compliance with
design standards, they maintain the capacity to adapt their land uses to fluctuating market
conditions.
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Northeast Florida
1. Atkins, Inc. 2011. St. John’s County Transit Development Plan Update 2012-2022. Accessed February
3, 2012. http://www.firstcoastmpo.com/images/uploads/general/TransitDevPlan_062111.pdf.
Keywords: St. John’s County, transit planning
Overview: This presentation was given by the consultant responsible for updating the county’s
transit plans. Specific population, employment, and commuting times are highlighted. Proposed
fixed-service and fixed-capital enhancements are recommended.
2. AngelouEconomics. 2006. Duval County Economic Diversification Plan: Action Plan and
Implementation Strategy. Accessed February 3, 2012.
http://www.firstcoastvision.com/Duval_County_Economic_Diversification_Plan.pdf.
Keywords: Duval County, economic development
Overview: This report is the third in a series or three reports aimed at clarifying a strategy for
economic development in Duval County. Goals and visions for economic development are
discussed, followed by an overview of the target market. Specific action items towards
implementation of the plan follow.
3. AngelouEconomics. 2006. Duval County Target Market Report: Executive Summary. Accessed
February 3, 2012. http://www.firstcoastvision.com/Duval_County_Target_Market_Report__Angelou_Economics.pdf.
Keywords: Duval County, economic development
Overview: This report is first deliverable in a series or three reports aimed at clarifying a
strategy for economic development in Duval County. It identifies key industries Duval County
should be targeting foe economic development, as well as offering a comparative analysis with
counties of similar demographic and economic composition.
4. Avalanche Consulting, McCallum Sweeney Consulting, and the Council for Adult and Experiential
Learning. Innovate Northeast Florida Economic Development Strategic Plan: Targeting Jobs and
Talent for the Future. 2011. Accessed February 1, 2012. http://innovatenortheastflorida.com/wpcontent/uploads/2011/07/Innovate-NEFL-Competitive-Assessment-Final-Rpt-12-14-11.pdf.
Keywords: Northeast Florida, economic development, demographics
Overview: A report prepared for the JAXUSA Partnership, this study aims to identify the region’s
best prospects for economic prosperity. Key demographic data is included (i.e. growth trends by
county), as well as industry analysis and infrastructure.
5. Bauerlein, David. (First Coast Businesses Expect Boost from Being in Foreign Trade Zone)
FloridaTimes Union, May 11, 2011. Accessed February 7, 2012.
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http://jacksonville.com/business/2011-05-11/story/first-coast-businesses-expect-boost-beingforeign-trade-zone.
Keywords: Jacksonville, Foreign Trade Zone, economic development, Port of Jacksonville
Overview: This article from a local newspaper details the recent expansion of the Foreign Trade
Zone to encompass five counties in Northeast Florida. Businesses will still have to apply to be
included in the trade zone, which encourages businesses to maintain operations and
manufacturing in the US.
6. Bauerlein, David. (New Road’s Could Give Jacksonville’s Northside a Boost) Florida Times-Union,
November 14, 2010. Accessed http://jacksonville.com/news/metro/2010-11-14/story/newroads-could-give-jacksonvilles-northside-boost.
Keywords: Jacksonville, roadway improvements, economic development
Overview: This article from a local newspaper describes the Jacksonville Economic Development
Commission’s proposal to use special district tax dollars to fund road projects in the city’s
Northside area. Potential road projects are prioritized.
7. Bauerlein, David. (Regaining Northeast Florida Jobs Lost in the Recession Will Take More Than Four
Years) Florida Times-Union, October 23, 2011. Accessed February 1, 2012.
http://jacksonville.com/news/metro/2011-10-21/story/regaining-northeast-florida-jobs-lostrecession-will-take-more-4-years.
Keywords: Northeast Florida, jobs, recession
Overview: This article from the local Jacksonville newspaper cites employment data from a
recently released report to conclude that it will take at least four years for the region to regain
jobs lost in the recession. Biggest gains in local employment occurred in the hospitality/tourism,
education and health services, and professional services. The financial and government sectors
continued to struggle posting losses.
8. Bauerlein, David. (SunRail Deal Produces $40 Million to Benefit Jacksonville’s Port) Florida TimesUnion, July 1, 2011. Accessed February 6, 2012. http://jacksonville.com/business/2011-0701/story/sunrail-deal-produces-40-million-benefit-jacksonvilles-port.
Keywords: SunRail, freight railway, Port of Jacksonville
Overview: This article from a local newspaper details the trickle-down effects of the state
moving forward with the SunRail commuter rail project in Orlando. CSX will spend up to $40
million to build a new railway link in Nassau County aimed at moving freight more quickly
through Northeast Florida.
9. Blair, Douglas. (Jacksonville Redevelops Downtown). Southeast Real Estate Business, November 1,
2001. Accessed February 6, 2012.
http://www.southeastrebusiness.com/articles/NOV01/highlight1.html.
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Keywords: Jacksonville redevelopment, retail, industrial, office, multi-family
Overview: This article from a regional business journal provides perspective of the Jacksonville
market from 2001.
10. BRAC Program Management Office. 2012. Former Naval Air Station Cecil Field. Accessed February
6, 2012.
http://www.bracpmo.navy.mil/basepage.aspx?baseid=58&state=Florida&name=cecil_field.
Keywords: BRAC, NAS Cecil Field
Overview: This is the BRAC website for NAS Cecil Field which details its history and eventual
closure in 1999.
11. Brown, Michael. 2002. The State of the Regional Economy in Northeast Florida. Accessed February
3, 2012. http://www.nefrpc.org/pdfs/whitePapers/economy.pdf.
Keywords: Northeast Florida, economic development
Overview: This article, while dated, provided a historical perspective of what the regional
economy looked liked in 2002. Trends in employment, wages, and business sectors are
discussed.
12. Brown, Michael. 2001. A Snapshot of Population Changes in Northeast Florida. Accessed February
6, 2012. http://www.nefrpc.org/pdfs/whitePapers/population.pdf.
Keywords: Northeast Florida, demographics, population
Overview: Although this white paper is from 2001, it provides reputable background
information on the demographic composition of Northeast Florida at the turn of the millennium.
13. Brune Mathis, Karen. (Jacksonville’s Top Employers) Financial News & Daily Record, July 8, 2011.
Accessed February 3, 2012. http://www.jaxdailyrecord.com/showstory.php?Story_id=533987.
Keywords: Northeast Florida, top employers
Overview: This is a list, produced using information from the Jacksonville Regional Chamber of
Commerce describing the top public and private employers in the seven-county Northeast
Florida region. Military and local government claimed the top four spots.
14. Cambridge Systematics, Inc. 2010. The Florida Rail System Plan: Policy Element. Accessed February
6, 2012.
http://www.dot.state.fl.us/rail/PlanDevel/Documents/2009PolicyElementoftheRailSystemPlanwebfinal.pdf.
Keywords: Northeast Florida, freight rail
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Overview: This study for FDOT inventories the state’s freight railway system. Each railway is
described including ownership and history, markets served, infrastructure and connections, and
commodities carried. Long-term goals, objectives, and strategies for the rail system are
discussed.
15. Cambridge Systematics, Inc. 2010. Northeast Florida Regional Transportation Agency study: Final
Report. Accessed February 6, 2012.
http://northfloridartsc.com/Documents/Northeast_Florida_Regional_Transportation_Agency_Stu
dy_Final_Report.pdf.
Keywords: Northeast Florida, regional transportation planning
Overview: This report was prepared by a consultant for the Jacksonville Transportation
Authority at the direction of FDOT. The basis of this study is to create a framework for the
establishment of a regional transportation authority, which Northeast Florida was lacking.
16. Chamlee, Virginia. (What Sprawl Costs Northeast Florida) The Florida Independent, January 2,
2012. Accessed February 3, 2012. http://floridaindependent.com/58667/sprawl-northeastflorida.
Keywords: sprawl, development, growth management
Overview: This article describes the potential effects of the dismantling of the state’s
Community Affairs Department by Governor Rick Scott. One ramification is that the
development process could be made much easier. Despite the economic benefits, this might not
always be in a region’s best interests suggests the creator of a new website The Price of Sprawl,
which documents the consequence of sprawl in counties across the state.
17. Chapman, David. (Economic Development Brown’s Top Priority) Financial News and Daily Record,
December 26, 2011. Accessed February 3, 2012.
http://www.jaxdailyrecord.com/showstory.php?Story_id=535247.
Keywords: Jacksonville, economic development
Overview: This article from a local business newspaper states that Mayor Alvin Brown vows to
make economic development his first priority in 2012. This follows an internal audit that
concluded that the Jacksonville Economic Development Commission lacked internal oversight
that resulted in financial losses for the city.
18. City of Jacksonville. 2011. Better Jacksonville Plan. Accessed February 6, 2012.
http://www.coj.net/Departments/Better-Jacksonville-Plan/About-the-Plan.aspx.
Keywords: Jacksonville, roadways, infrastructure, quality of life
Overview: This is the city’s website for the Better Jacksonville Plan, approved by voters in 2000
as a blueprint for growth. The site contains information on transportation planning, quality of
life, infrastructure, economic development, and public facilities.
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19. City of Jacksonville. 2011. Mayor Brown to Promote Northeast Florida in Brazil. Accessed February
1, 2012. http://www.coj.net/Welcome/News/Mayor-Brown-and-Business-Leaders-to-PromoteNorthe.aspx.
Keywords: Northeast Florida, economic development, Brazil
Overview: This is a press release from the Jacksonville mayor’s office touting a recent economic
development mission to Brazil aimed at promoting the Northeast Florida market.
20. City of Jacksonville Planning and Development Department. 2010. 2030 Mobility Plan. Accessed
February 1, 2012. http://www.nefrpc.org/pdfs/Presentations/Board%20Presentation/2010/1110/2030%20Mobility%20Plan%20RC%20Presentation.pdf.
Keywords: Jacksonville, transportation planning, mobility
Overview: The presentation by describes a new mobility plan, to be revisited every five years,
with four strategies: connect land use and transportation, provide a multi-modal plan, fund
mobility, and incentivize quality growth.
21. Northeast Florida Regional Council. 2011. City of St. Augustine Comprehensive Plan 2030.
Accessed February 3, 2012. http://www.staugustinegovernment.com/thecity/documents/St.AugustineCompPlan2030.pdf.
Keywords: St. Augustine, comprehensive planning
Overview: This is a recently adopted comprehensive plan for the city. Specific chapter topics
include land use, transportation, infrastructure, and conservation.
22. Clay County Economic Development Office. 2012. Homepage. Accessed February 3, 2012.
http://www.clayedo.com/.
Keywords: Clay County, economic development, First Coast Outer Beltway
Overview: This is a website affiliated with the Clay County Chamber of Commerce. It provides
county demographics and business climate information, and links to FDOT’s page on the
proposed First Coast Outer Beltway project.
23. Clay County. 2012. Planning and Zoning Department. Accessed February 6, 2012.
http://www.claycountygov.com/Departments/Planning_Zoning/2025%20Comp%20Plan/2025_Co
mprehensive_Statement.htm.
Keywords: Clay County, comprehensive planning
Overview: This is the website for the county’s planning department. It includes links to the
2025 Comprehensive Plan (adopted in 2009), as well as local master plans for Brannan Field and
Lake Asbury.
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24. Clay County Utility Authority. 2012. Homepage. Accessed February 3, 2012.
https://www.clayutility.org/about/default.aspx.
Keywords: Clay County, utilities
Overview: This is the website for the county utility authority.
25. Connect Florida. Density of Households Unserved by Broadband Provider by Census Block. 2011.
Accessed January 27, 2012. http://www.connectflorida.org/CFLPublic/Connect_Florida_Mapping/Statewide_Maps/FL_Statewide_Density.pdf.
Keywords: Florida, broadband penetration, map
Overview: This is an excellent map created by a non-profit that advocates for increased
broadband access across the state. It is a subsidiary of Connect Nation. This map breaks down
accessibility in to census blocks.
26. Cushing, Woodrow. W. and Rick Harper. 2005. Economic Impact Reactivation NAS Cecil Field:
Regional Analysis. Accessed February 6, 2012.
http://haas.uwf.edu/pdfs/Cecil%20Field%20Impact.pdf.
Keywords: BRAC, NAS Cecil Field, economic development, reactivation
Overview: This study, commissioned by Enterprise Florida and performed by researchers at the
Haas Center, attempts to project the economic benefits ($2.6 billion)for the region should the
formerly decommissioned NAS Cecil Field be reactivated.
27. Drummond, Mark A. and Thomas R. Loveland. (Land-Use Pressure and a Transition to Forest Cover
Loss in the Eastern United States) Bioscience Magazine, April 10, 2011. Accessed February 3, 2012.
http://www.aibs.org/bioscience-press-releases/resources/Drummond_Loveland.pdf.
Keywords: Land-use change, forest cover loss, conservation
Overview: This article in a national journal discusses land use pressures and the resulting loss in
forest cover in the Eastern United States. Using remote-sensing data, statistical sampling, and
change-detection methods, this research shows how land conversion varies spatially and
temporally across the East from 1973–2000, and how those changes affect regional land-change
dynamics.
28. Dunphy, Robert T. 2011. Stimulus Spending on Infrastructure in Florid: An Examination of More
than $1B in Transportation Expenditures and Lessons Learned. Accessed February 6, 2012.
http://www.collinscenter.org/resource/resmgr/ARRA-Stimulus/Stimulus-Infrastructure.pdf.
Keywords: Florida transportation infrastructure, stimulus, roadway development
Overview: This report produced by the Collins Center, an independent state think tank, assess
recent stimulus expenditures on transportation projects throughout the state. The report
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categorizes spending by region, including Northeast Florida, and makes assertions regarding
growth and development as they relate to transportation initiatives.
29. Edward Waters College. 2012. Homepage. Accessed February 7, 2012. http://www.ewc.edu/.
Keywords: Edwards Waters College, HBCU
Overview: This is the homepage for EWC, a historically black college located in Jacksonville.
30. Enterprise Florida. 2010. Clay County Profile. Accessed February 3, 2012.
http://www.eflorida.com/profiles/CountyReport.asp?CountyID=11&Display=all.
Keywords: Clay County, demographics
Overview: This is Florida’s economic development organization page with demographic profiles
of each county.
31. Enterprise Florida. 2010. Duval County Profile. Accessed February 3, 2012.
http://www.flvec.com/duval/content/UrlView.aspx?id=6446.
Keywords: Duval County, demographics
Overview: This is Florida’s economic development organization page with demographic profiles
of each county.
32. Enterprise Florida. 2010. Nassau County Profile. Accessed February 3, 2012.
http://www.eflorida.com/profiles/CountyReport.asp?CountyID=26&Display=all.
Keywords: Nassau County, demographics
Overview: This is Florida’s economic development organization page with demographic profiles
of each county.
33. Enterprise Florida. 2010. St. John’s County Profile. Accessed February 3, 2012.
http://www.eflorida.com/profiles/CountyReport.asp?CountyID=24&Display=all.
Keywords: St. John’s County, demographics
Overview: This is Florida’s economic development organization page with demographic profiles
of each county.
34. First Coast Metropolitan Planning Organization. 2006. Freight Mobility Study: 2006 Update.
Accessed February 3, 2012. http://www.firstcoastvision.com/Freight_Mobility_Study.pdf.
Keywords: Northeast Florida, freight mobility
Overview: This brief report serves as an update to a 2002 report. This report makes specific
recommendations for freight mobility improvements include roads.
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35. First Coast Metropolitan Planning Organization. 2007. List of Priority Projects 2012/2013. Accessed
February 3, 2012. http://www.firstcoastvision.com/MP_Priority_Projects_2012.pdf.
Keywords: Northeast Florida, regional transportation
Overview: This report is a Transportation Improvement Program (TIP) prioritizing transportation
needs in the region. Specific topics include state highway projects, mass transit projects, and
aviation.
36. Flagler College. 2012. Homepage. Accessed February 7, 2012. http://www.flagler.edu/.
Keywords: Flagler College, St. Augustine, higher education
Overview: This is the homepage for Flagler College located in St. Augustine.
37. Florida Department of Economic Opportunity. 2012. Florida Research and Economic Database.
Accessed February 3, 2012. http://fred.labormarketinfo.com/default.asp.
Keywords: Florida, demographics, employment, population
Overview: This is a clearinghouse website operated by a state agency. It includes searchable
information by county or region relating to demography, employment, and the labor market.
38. Florida Department of Environmental Protection. 2010. Northeast Florida Timberlands and
Watershed Reserve. Accessed February 7, 2012.
http://www.dep.state.fl.us/lands/FFAnnual/B_NorthEast_FloridaTimberlands.pdf.
Keywords: Northeast Florida, timberland, watershed
Overview: This FDEP report documents the status of timberlands and watersheds reserve in the
region, and suggests partnerships as a way to better plan for these natural systems.
39. Florida Department of Environmental Protection. 2010. Sustaining Our Water Resources: Annual
Report on Regional Water Supply Planning. Accessed February 6, 2012.
http://www.dep.state.fl.us/water/waterpolicy/docs/sustaining-our-water-resources.pdf.
Keywords: Florida, St. Johns Water Management District, water supply planning
Overview: This report from FDEP is an annual survey of water supply and management plans
across the state. Trends, demand, and future water supply plans are all discussed.
40. Florida Department of Environmental Protection. 2010. Northeast Florida Blueway. Accessed
February 6, 2012. http://www.dep.state.fl.us/lands/FFAnnual/B_NorthEast_FloridaBlueway.pdf.
Keywords: Northeast Florida, conservation, regional planning
Overview: This FDEP study outlines a strategy to coordinate conservation efforts along the
Atlantic Coast in Duval, St John’s, and Flagler Counties.
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41. Florida Department of Transportation. 2012. Horizon 2060: The Florida Transportation Plan.
Accessed February 6, 2012.
http://www.2060ftp.org/index.php/learn_more/background_resources/6/.
Keywords: FDOT, regional transportation planning
Overview: This is FDOT’s website for a 2010 state-wide transportation plan that addresses
transportation issues for the next 50 years. This site has links to the approved plans, prior plans,
and includes details on the state’s vision for growth including prioritized corridors and
implementation strategies.
42. Florida Department of Transportation. 2012. Branan Field-Chafee Expressway. Accessed February
6, 2012. http://www.bfcxpress.com/.
Keywords: FDOT, SR 23, Branan Field-Chafee Expressway, transportation planning
Overview: This is FODT’s homepage for the SR 23 roadway improvement project in Duval and
Clay Counties. The site includes project overview, timelines, maps, and photos.
43. Florida Department of Transportation. 2012. District Two Homepage. Accessed February 6, 2012.
http://www.dot.state.fl.us/publicinformationoffice/moreDOT/districts/dist2.shtm.
Keywords: FDOT, regional transportation planning
Overview: This is the homepage for FDOT’s 18-county District Two that includes Northeast
Florida. Information on all state-maintained roads is available, as well as maps, reports, and
traffic counts.
44. Florida Department of Transportation. 2012. North Florida Roads - Interstate 95. Accessed
February 6, 2012. http://i95northflorida.com/i95/.
Keywords: Northeast Florida, Interstate 95, roadway network
Overview: This is FDOT’s homepage for Interstate 95 in Northeast Florida. It contains general
information on the highway, construction alerts, and real time traffic data.
45. Florida Department of Transportation. 2012. North Florida Roads - Interstate 295. Accessed
February 6, 2012. http://i295florida.com/i295/.
Keywords: Northeast Florida, Interstate 295, roadway network
Overview: This is FDOT’s homepage for Interstate 95 in Northeast Florida, a beltway loop
surrounding Jacksonville. It contains general information on the highway, construction alerts,
and real time traffic data.
46. Florida Department of Transportation. 2012. Official Site of the State Road 9b Project. Accessed
February 6, 2012. http://sr9b.com/sr9b/.
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Keywords: Northeast Florida, State Road 9b, roadway network
Overview: This is FDOT’s page for the State Road 9B project, a planned four-lane divided
interstate highway connecting SR 9A with Interstate 95 in Duval County. Corridor facts, phasing
and photos are available on the site.
47. Florida Department of Transportation. 2011. First Coast Outer Beltway. Accessed February 3,
2012. http://www.fdotfirstcoastouterbeltway.com/index.asp.
Keywords: Regional transportation planning, outer beltway
Overview: This is FDOT’s project page for the First Coat Outer Beltway, a proposed four-lane
limited access toll facility linking St. John’s, Clay, and Duval Counties. Projects updates and maps
are noted.
48. Florida Department of Transportation. I-95 Overland Bridge Replacement. Accessed February 1,
2012. http://www.nefrpc.org/pdfs/Presentations/Board%20Presentation/2011/01/I95%20Overland%20Bridge%20Replacement-revised%2011-29-10.pdf.
Keywords: FDOT, interstate, transportation planning, Jacksonville
Overview: This FDOT presentation describes the plan to replace part of Interstate 95 as it
travels through Jacksonville. Route alternatives, maintenance, and costs are all described.
49. Florida State College at Jacksonville. 2012. Homepage. Accessed February 7, 2012.
http://www.fscj.edu/.
Keywords: FSCJ, Jacksonville, higher education
Overview: This is the homepage for Florida State College at Jacksonville, a four-year college
located in Jacksonville.
50. Fruth, William H. and Policom Corporation. 2005. Economic Development Plan: Clay County
Florida. Accessed February 3, 2012.
http://www.firstcoastvision.com/Clay_County_Strategic_Plan_-_Economic_Development.pdf.
Keywords: Clay County, economic development
Overview: This is a consultant-written report aimed at developing an economic development
plan for Clay County. A primary strategy includes reducing its dependence on neighboring Duval
County.
51. Gannett Fleming. 2009. First Coast Commuter Rail Feasibility Study. Accessed February 3, 2012.
http://www.jtafla.com/JTAFuturePlans/Media/PDF/JTA%20%20NE%20Florida%20Commuter%20Rail%20Feasibility%20Study%20%20FINAL%20Report%20(July%202009).pdf.
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Keywords: Northeast Florida, Jacksonville, commuter rail, transit planning
Overview: This consultant study prepared for the Jacksonville Transit Authority examined all
existing railways within the region and performed a corridor analysis to see which routes might
be advantageous to support commuter rail. Corridors were evaluated on four factors: urban
travel, railroad, natural, and environmental justice. The report recommended three corridors
for further study.
52. Goodnough, Abby. (Florida Unprepared for Looming water Crisis) New York Times, June 19, 2007.
Accessed February 6, 2012.
http://www.diigo.com/annotated/ffd93a559eb09dcdfb77cec2dbb6da05.
Keywords: Florida, water supply
Overview: This is an article from a national newspaper detailing Florida’s statewide water
shortages.
53. Guinta, Peter. (JaxPort Will Bring “Thousands of New Jobs” to the Region, Including St. John’s
County) St. Augustine Record, November 7, 2011. Accessed February 3, 2012.
http://staugustine.com/news/local-news/2011-11-07/jaxport-will-bring-thousands-jobs-regionincluding-st-johns-county.
Keywords: Port of Jacksonville, expansion, jobs
Overview: This article from a local newspaper recount’s the Jacksonville mayor’s recent
assertion that the port expansion will bring many new jobs to the region. The port is expanding
to begin servicing post-Panamax carriers, hopefully as soon as 2016.
54. Gurbal Kritzer, Ashley. (Healthcare, Bio-sciences No. 1 for Growth in Northeast Florida)
Jacksonville Business Journal, September 16, 2011. Accessed February 1, 2012.
http://www.bizjournals.com/jacksonville/print-edition/2011/09/16/health-care-biosciences-no1-for.html.
Keywords: Northeast Florida, economic development, healthcare, bio-sciences
Overview: This article from a local business journal touts a recent report from the University of
North Florida that states that healthcare and bio-sciences industries were the fastest growing
sectors in Northeast Florida. The industries have a $24.5 billion dollar impact on the local
economy.
55. Gurbal Kritzer, Ashley. (High-End Apartment Sites Selling in Jacksonville) Jacksonville Business
Journal, October 14, 2011. Accessed February 6, 2012.
http://www.bizjournals.com/jacksonville/print-edition/2011/10/14/high-end-apartment-sitesselling-in.html?page=all.
Keywords: Jacksonville, apartments, leasing market
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Overview: This article from a local business journal details the recent sale of several parcels
zoned for apartments in high-end neighborhoods. It implies that steady job growth, demand,
and renewed construction lending are the causes.
56. Hannan, Larry. (Too Road May be Coming to First Coast) Florida Times-Union, August 16, 2011.
Accessed February 7, 2012. http://jacksonville.com/news/metro/2011-08-16/story/toll-road-maybe-coming-first-coast.
Keywords: Jacksonville, interstate, toll roadway, Outer Beltway
Overview: This article from a local newspaper detail’s the state’s announcement that it will be
moving forward with planning and constructing the proposed Outer Beltway around
Jacksonville. Proposed construction costs and projected future ridership numbers are discussed.
57. Harper, Rick, Phyllis K. Pooley and Michael Scheibe. 2010. Florida Defense Industry: Economic
Impact Analysis. Accessed February 6, 2012.
http://www.floridadefense.org/documents/HAAS%20Study%202011/FLdefense_Volume_1.pdf.
Keywords: Florida, defense industry, economic impacts
Overview: This study, commissioned by Enterprise Florida and performed by researchers at the
Haas Center attempts to quantify the defense industry’s impact on the state’s economy. The
state is broken down into large, multi-county regions. Northeast Florida, while including
additional counties, is discussed with attention to defense spending, employment, and the labor
market.

58. Hawkins, Kenneth E. 2005. Military Base Impact on a Local Economy: a Case Study of Three
Military Bases in Two Metropolitan Statistical Areas. Accessed February 6, 2012.
http://etd.fcla.edu/UF/UFE0010488/hawkins_k.pdf.
Keywords: BRAC, military bases, economic development, NAS Jacksonville, NS Mayport
Overview: This is a graduate thesis from a researcher at the University of Florida. The study
included spatial and multiple regression analysis of NAS Jacksonville and NS Mayport to
determine their respective impacts on the local economy.
59. Hinkle, Brian. (JEA Keeps the Water Flowing in Northeast Florida) Pumps& Systems, May 2011.
Accessed February 6, 2012. http://www.pump-zone.com/topics/instrumentationcontrols/jeakeeps-waters-flowing-northeast-florida.
Keywords: Jacksonville Electric Authority, Northeast Florida, water supply planning
Overview: This article in an industry magazine details JEA’s history and current capacity. Water
and wastewater data is available, as well as problems and proposed solutions for the existing
system.
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60. Hunt, David. (Water Needs Fog Areas Growth Picture) Florida Times-Union, October 27, 2007.
Accessed February 3, 2012. http://jacksonville.com/tuonline/stories/102707/met_212481532.shtml.
Keywords: regional planning, water
Overview: This article from a local newspaper suggests that Northeast Florida will need to
develop alternative water supply sources if it is to grow beyond 2030. The article sites data from
projections released recently by the St. John’s River Water management District.
61. Innovate Northeast Florida. 2012. Homepage. Accessed February 6, 2012.
http://innovatenortheastflorida.com/.
Keywords: Northeast Florida, economic development, job creation
Overview: This is a website for Innovate Northeast Florida, a cooperative strategy with the
JAXUSA Partnership to target jobs and the requisite talent for the region. Information about the
strategy and a consultant’s report are available on the site.
62. Jacksonville Aviation Authority. 2012. Homepage. Accessed February 6, 2012.
http://www.flyjacksonville.com/default.aspx?sMP=JAA.
Keywords: Jacksonville International Airport, Craig Airport, Herlong Airport, Cecil Airport,
Overview: This is the website for the regional airport authority which governs four airports:
Jacksonville International Airport, Craig Airport, Herlong Recreational Airport, and Cecil Airport.
A history of the airports, as well as services provided and current news are available.
63. Jacksonville Community Council, Inc. 2001. Growth Management Revisited: A Report to the
Citizens of Northeast Florida. Accessed February 7, 2012.
http://www.jcci.org/jcciwebsite/documents/01%20growth%20management.pdf.
Keywords: Jacksonville, growth management
Overview: Although from 2001, this study provides perspective on growth management issues
from ten years ago. The study looks at factors influencing growth, including transportation, and
provides an analysis of past and proposed strategies/recommendations.
64. Jacksonville Community Council, Inc. 2012. Homepage. Accessed February 3, 2012.
http://www.jcci.org/jcciwebsite/pages/jccihome.html.
Keywords: Jacksonville, quality of life indicators, regional reports
Overview: This is the homepage for JCCI, a non-profit civic organization that aims to increase
the quality of life in the Jacksonville area. The site includes an excellent interactive mapping tool
that allows comparison of multiple quality of life indicators. A quality of life report from 2010 is
also accessible, as well as a number of reports and studies produced by JCCI on a variety of
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topics including the economy, the environment, neighborhood development, and community
engagement.
65. Jacksonville Community Council, Inc. 2011. The Navy and Northeast Florida. Accessed February 3,
2012. http://jcci.org/jcciwebsite/documents/A.Bowman.JCCI.1.26.2011.pdf.
Keywords: US Navy, economic development, regional growth
Overview: This recent presentation addresses concerns about the US Navy’s presence in
Northeast Florida and the Navy’s current and future economic impacts. Specific data includes
personnel at different installations and the direct economic benefit. Comparisons and
opportunity for economic development are discussed.
66. Jacksonville Community Council, Inc. 2011. Recession Recovery… and Beyond: A Regional Study.
Accessed February 1, 2012.
http://www.jcci.org/jcciwebsite/documents/Recession%20Recovery%20and%20Beyond%20Study
%20Report-FINAL.pdf.
Keywords: Northeast Florida, economic recovery, recession
Overview: This report analyzed existing job development plans and economic development
strategies for the seven-county Northeast Florida region. The primary immediate opportunities
for substantial job creation include port logistics, health and medical sciences,
aviation/aerospace and defense contracting, and financial services.
67. Jacksonville Economic Development Commission. 2012. Homepage. Accessed February 6, 2012.
http://www.coj.net/Departments/Jacksonville-Economic-Development-Commission.aspx.
Keywords: Jacksonville, economic development, job growth, Cecil Commerce Center, downtown
development
Overview: This is the homepage for the city’s economic development body. It is a
comprehensive source of information and reports pertaining to economic development and
attracting new business to the region. Specific redevelopment initiatives are highlighted.
68. Jacksonville Economic Development Commission. 2006. The Importance of Supply Chain Logistics
Centers to Jacksonville in a Changing Global Economy. Accessed February 3, 2012.
http://www.firstcoastvision.com/Importance_of_Supply_Chain_Logistics_Centers_to_Jacksonvill
e.pdf.
Keywords: Port of Jacksonville, logistics, global economy
Overview: This dated report suggests that a decline in US manufacturing base and an increase in
imports requires the development of new supply chain logistics centers. The report states that
because Jacksonville offers many logistical advantages, the city is poised for growth due to the
changing global economy.
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69. Jacksonville Economic Development Commission. 2007. Downtown Action Plan. Accessed
February 3, 2012. http://www.coj.net/Departments/Jacksonville-Economic-DevelopmentCommission/Docs/Downtown-Development/dtactionplanfinalpdf121807.aspx.
Keywords: Jacksonville, downtown, development
Overview: This action plan clarifies the 19 most important steps necessary to implement the
Downtown Master Plan (2000). Objectives include walkability, making Downtown a
destination/neighborhood, and sustainability. Nineteen specific initiatives are listed
accompanied by specific action items required to achieve said initiative.
70. Jacksonville Economic Development Commission. 2010. The State of Downtown Jacksonville: 2010
Progress Report. Accessed February 3, 2012. http://www.coj.net/Departments/JacksonvilleEconomic-Development-Commission/Docs/Downtown-Development/State-of-DT-2010.aspx.
Keywords: Jacksonville, downtown
Overview: This report aims to highlight recent redevelopment efforts in the downtown area. It
includes a discussion of capital investments, employment, residential, culture and arts,
transportation, and quality of life.
71. Jacksonville Electric Authority. 2012. All About JEA. Accessed February 1, 2012.
http://www.jea.com/about/index.asp.
Keywords: Northeast Florida, regional utility
Overview: The website is for JEA, the regional utility authority that services that provides
electric, water, and sewer services. The site contains customer numbers for each utility.
72. Jacksonville Port Authority. 2012. Homepage. Accessed February 6, 2012.
http://www.jaxport.com/.
Keywords: Port of Jacksonville, cargo, expansion
Overview: This is the Port of Jacksonville’s homepage. Information about the port, including
capacity and services, as well as plans for the port’s expansion, can be found here. Data
regarding the port’s impact on the regional economy is also noted.
73. Jacksonville Port Authority. 2011. JAXport Seeks to Enhance Northeast Florida Trade and
Transportation Network. Accessed February 6, 2012. http://www.jaxport.com/aboutjaxport/newsroom/news/jaxport-seeks-enhance-northeast-florida-trade-and-transportationnetwork.
Keywords: Port of Jacksonville, regional transportation network
Overview: This press release details the port’s recent efforts to secure a $25 million federal
grant to help fund the construction of a $45 million Intermodal Container Transfer Facility (ICTF).
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The facility would increase the port’s ability to transfer cargo more quickly while reducing trick
mileage and creating jobs.
74. Jacksonville Transit Authority. 2012. Homepage. Accessed February 3, 2012.
http://www.jtafla.com/Default.aspx.
Keywords: Jacksonville, transportation
Overview: This is the homepage for Jacksonville’s transportation authority. While primarily a
service-based site with information and schedules for transit options, the site contains thorough
information on current roadway projects. Potential future projects like streetcars and light rail
are also described.
75. Jacksonville Transit Authority. 2012. Waterborne Transit. Accessed February 3, 2012.
http://www.jtafla.com/JTAFuturePlans/Water/Default.aspx?page=Feasibility Study&pid=51.
Keywords: Jacksonville, water transit, planning
Overview: This website discusses Jacksonville’s feasibility study of potential waterborne transit
in the city. The site contains the final report and associated presentations.
76. Jacksonville University. 2012. Homepage. Accessed February 7, 2012.
http://www.ju.edu/Pages/default.aspx.
Keywords: Jacksonville University, private, higher education
Overview: This is the homepage for JU, a four-year, private college located in Jacksonville.
77. JAXUSA Partnership. 2012. The Company You Keep. Accessed February 7, 2012.
http://www.jaxusa.org/Biz_Enviro/Comp_You_Keep.aspx.
Keywords: Jacksonville, business expansion, industry
Overview: This website, part of Jacksonville’s economic development initiative, trumpets the
region as a top place for business relocation. It cites a recent survey from Expansion
Management magazine which ranked Jacksonville among the “10 Hottest Cities” for business
relocation for eight straight years. Key sectors like aviation/aerospace, financial services,
information technology, and logistics/distribution are described.
78. JAXUSA Partnership. 2012. Jacksonville and Northeast Florida. Accessed February 1, 2012.
http://www.jaxusa.org/Home.aspx.
Keywords: Jacksonville, Northeast Florida, economic development
Overview: This is the website for Jacksonville’s economic development initiative. It contains a
wide range of data about the region including real estate, business, military, and workforce.
79. Jordan Sexton, Christine. (Northeast Florida) Business Trends, October 10, 2011. Accessed
February 1, 2012. http://www.floridatrend.com/biz_fl_article.asp?aID=55716.
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Keywords: Northeast Florida, demographics, economy, development
Overview: This snapshot from a local journal looks at the Northeast Florida region with
workforce, population, military, defense, and logistics data.
80. Jordan Sexton, Christine. (Northeast Florida – On the Move) Business Trends, October 1, 2007.
Accessed February 7, 2012. http://www.floridatrend.com/biz_fl_article.asp?aID=47592.
Keywords: Northeast Florida, industry, Port of Jacksonville, logistics
Overview: This article from a local business journal touts the regions superior transportation
and logistics network as reasons for attracting business to Northeast Florida.
81. Kealoha Causey, Adam. (Jacksonville Lands $355 Million Contract to Build Military Planes) Florida
Times-Union, December 30,2011. Accessed February 6, 2012.
http://jacksonville.com/news/metro/2011-12-30/story/jacksonville-lands-355-million-contractbuild-military-planes.
Keywords: Jacksonville, military, economic development
Overview: This article from a local newspaper details the US Department of Defense’s recent
awarding of a contract to Sierra Nevada Corporation to construct the A-29 Super Tucano at
Jacksonville International Airport. The contract will create 50 high-paying jobs locally.
82. Kiker, Clyde F. and Alan W. Hodges. 2002. Economic Benefits of Natural Land Conservation: Case
Study Northeast Florida. Accessed February 3, 2012.
http://www.northfloridalandtrust.org/images/NE_FL_Report-Final.pdf.
Keywords: Northeast Florida, conservation, economic development
Overview: This report written for Defenders of Wildlife, a conservation group, includes hard
data about the changes of land use in Northeast Florida over the latter half of the 21st century.
The study suggests that there is empirical evidence that proves there is economic value in land
conservation.
83. King, Leo. (Commuter Rail for the First Coast? Yes, but…) Jacksonville Examiner, September 4,
2009. Accessed February 6, 2012. http://www.examiner.com/transportation-injacksonville/commuter-rail-for-the-first-coast-yes-but.
Keywords: Northeast Florida, First Coast Commuter Rail, transportation planning
Overview: This article from a local newspaper updates the status of the proposed commuter rail
to serve Jacksonville. Gannet Fleming was contracted by the Jacksonville Transit Authority to
conduct a feasibility analysis of the proposed project.
84. King, Leo. (First Coast Commuter Rail Plods Along; RFP Expected this Summer) Florida
Transportation Today, April 05, 2011. Accessed February 6, 2012.
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http://floridatransportationtoday.typepad.com/florida-transportation-ne/2011/04/first-coastcommuter-rail-plods-along-rfp-expected-this-summer.html.
Keywords: Northeast Florida, First Coast Commuter Rail, transportation planning
Overview: This blog posting details the current status of the proposed First Coast Commuter
Rail with three corridors heading north, southwest, and southeast from Jacksonville. An RFP
could be released in 2011, with operations aiming for a 2021 deadline.
85. Lane, Marcia. (Outer Beltway to Benefit Area). St. Augustine Record, August 17, 2011. Accessed
February 6, 2016. http://staugustine.com/news/local-news/2011-08-17/outer-beltway-benefitarea.
Keywords: Northeast Florida, transportation planning, Outer Beltway
Overview: This article from a local newspaper suggests that the proposed Outer Beltway will
have immediate effects in St John’s County as infrastructure is a key factor in creating jobs.
86. Monfort, Victor A. and Kent O. Mathis. 2011. Smart Grid and AMI. Accessed February 6, 2012.
http://www.aeic.org/load_research/docs/SmartGridandAMI.pdf.
Keywords: JEA, electricity, smart grid,
Overview: This is a presentation delivered at a local utility conference detailing JEA’s adoption
of Smart Grid technology to improve operations and safety.
87. Mueller, Sarah. (TraPac Welcomes Post-Panamax Ship) Jacksonville Business Journal, January 31,
2012. Accessed February 1, 2012.
http://www.bizjournals.com/jacksonville/news/2012/01/31/trapac-welcomes-post-panamaxship.html
Keywords: Port of Jacksonville, post-Panamax
Overview: This is a recent news article from a local business journal writing about the largest
container ship to be serviced at the port. The post-Panamax tanker arrived in Jacksonville via
the Suez Canal.
88. Nassau County Economic Development Board. 2012. Homepage. Accessed February 3, 2012.
http://expandinnassau.com/.
Keywords: Nassau County, economic development
Overview: This is the homepage for the county’s economic development agency. The site
includes county information including demographics, major employers, target industries and
workforce demographics.
89. Nassau County Growth Management Department. 2012. Homepage. Accessed February 6, 2012.
http://www.nassaucountyfl.com/index.aspx?NID=132.
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Keywords: Nassau County, growth management, comprehensive planning
Overview: This is the homepage for the department’s planning department. It includes links to
the comprehensive plan, last updated in 2011, and reports on growth development trends and
population.
90. National Telecommunications and Information Administration. National Broadband Map, 2011.
Accessed January 27, 2012. http://www.broadbandmap.gov/.
Keywords: broadband, telecommunications, internet
Overview: This is the website for the National Broadband Map released by the US Government
in 2011. Data may be categorized on the county level with specific details on penetration levels.
91. The New York Times. (Mapping the US Census). Accessed January 27, 2012.
http://projects.nytimes.com/census/2010/map?nl=todaysheadlines&emc=thab1.
Keywords: US Census, demographics, mapping
Overview: This is an interactive mapping tool using US Census Bureau data from 2010.
92. Northeast Florida Broadband Initiative. 2010. Connected Community Infrastructures. Accessed
February 6, 2012. http://nefbi.wordpress.com/.
Keywords: Northeast Florida, broadband initiative, federal grant
Overview: This is the homepage for the Northeast Florida Broadband Initiative, an organization
established to manage a grant to fund broadband penetration in the region. The site links to a
presentation detailing parameters of the grant, and goals/strategy of the broadband initiative.
93. Northeast Florida Regional Airport. 2010. Sustainability Management Plan. Accessed February 6,
2012. http://www.flynfra.com/content.aspx?sec=3&id=b6eda4b2-da8e-4754-98ff-ff50dfe4316e.
Keywords: Northeast Florida Regional Airport, St. Augustine, land use planning, sustainability
Overview: This website details the airport’s plans to consider economic, ecological, and social
aspects as it pertains to long-range aviation planning.
94. Northeast Florida Regional Council. 2012. Our Mission. Accessed February 1, 2012.
http://www.nefrpc.org/.
Keywords: Northeast Florida, regional planning,
Overview: This is the website for the regional planning authority aimed with coordinating
planning efforts on a regional level. Meeting minutes and agendas can be found here, as well as
recent presentations.
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95. Northeast Florida Regional Council. 2009. Comprehensive Economic Development Strategy.
Accessed February 3, 2012. http://www.firstcoastvision.com/Adopted_CEDS.pdf.
Keywords: Northeast Florida, economic development
Overview: This report, required by the Economic Development Administration, discusses a
variety of strategies aimed at increasing the economic competitiveness of the region. Specific
chapters include regional background data (demographics, employment, infrastructure,
military), industry clusters, and workforce development.
96. North Florida Regional Transportation Study Commission. 2012. Homepage. Accessed February 3,
2012. http://www.northfloridartsc.com/Pages/default.aspx.
Keywords: Northeast Florida, transportation, regional planning
Overview: This is the homepage for a regional transportation study commission authorized by
the state. It aims to assess the regional transportation infrastructure and provide policy
recommendations. The final report is due in December 2012. An earlier report from 2009 is
accessible on the site.
97. North Florida Transportation Planning Organization. 2010. 2035 Long Range Transportation Plan.
Accessed February 3, 2012.
http://www.firstcoastmpo.com/transportation_planning/long_range_transportation_plan/.
Keywords: Northeast Florida, transportation, regional planning
Overview: This is a website for a long-range master plan authored by PBS&J. The site includes
numerous transportation references and maps, as well as a summary report with
recommendations as to manage transportation needs and priorities up to 2035.
98. North Florida Transportation Planning Organization. 2011. Roadways and Congestion. Accessed
February 3, 2012.
http://www.firstcoastmpo.com/transportation_planning/transportation_improvement_program
/.
Keywords: Northeast Florida, transportation, regional planning, congestion management
Overview: This is the MPO’s website for analysis of the region’s roadways and congestion. It
includes a Congestion Management Report from 2006, and a corridor analysis map from 2009.
99. North Florida Transportation Planning Organization. 2011. Transportation Improvement
Program. Accessed February 3, 2012.
http://www.firstcoastmpo.com/transportation_planning/transportation_improvement_program
/.
Keywords: Northeast Florida, transportation, regional planning
Overview: This is the MPO’s website for the TIP, which schedules funding for service and facility
improvements for roadways, transit, air and seaports, bicycles, and pedestrians. The site
includes approved TIP plans by year and prioritizes transportation improvements.
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100. North Florida Transportation Planning Organization. 2012. Homepage. Accessed February 3,
2012. http://www.firstcoastmpo.com/.
Keywords: Northeast Florida, transportation, regional planning
Overview: This is the website for the region’s MPO (metropolitan planning organization). Its
territory covers the four county Study Area (Nassau, Duval, Clay, and St. John’s Counties). The
site includes transportation planning studies, and long-range transportation plans.
101. Parsons, Bradley. (BRAC Criteria Released) Financial Times and Daily Record, January 1, 2004.
Accessed February 6, 2012. http://www.jaxdailyrecord.com/showstory.php?Story_id=40073.
Keywords: Northeast Florida, BRAC, regional economy
Overview: This article from a local business journal details the military’s impact on the regional
economy prior to 2005’s BRAC realignments.
102. Patterson, Steve. (Use Less Water or Suffer, Regional Review Warns). FloridaTimes-Union,
February 10, 2009. Accessed February 6. 2012. http://jacksonville.com/news/metro/2009-0209/story/use_less_water_or_suffer_state_report_warns.
Keywords: Northeast Florida, water supply planning, water shortage
Overview: This article from a local newspaper recounts warnings from the St Johns River Water
management District that warn that aquifer levels in Northeast Florida will drop precipitously
low if the growing population does not stop wasting water. The data from this report would
require utilities and local governments to draft new water supply management plans.
103. Penland, Dolly. (NAS Jax Getting $360 Million Post-BRAC Makeover) Jacksonville Business
Journal, November 12, 2007. Accessed February 6, 2012.
http://www.bizjournals.com/jacksonville/stories/2007/11/12/focus4.html?page=all.
Keywords: NAS Jacksonville, BRAC, redevelopment
Overview: This article from a local business journal highlights redevelopment initiatives at NAS
Jacksonville in response to the BRAC initiative. Exact details of BRAC’s impacts locally are
detailed demographically and economically.
104. Pino, Rachael. (Spotlight: Selling St. John’s County) Jacksonville Business Journal, June 10, 2011.
Accessed February 3, 2012. http://www.bizjournals.com/jacksonville/printedition/2011/06/10/spotlight-selling-st-johns-county.html.
Keywords: St. John’s County, business development
Overview: This article from a local business journal highlights recent efforts by the local
chamber of commerce to attract new business to the county.
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105. Port of Fernandina. 2011. A Strategic Niche Market Cargo Port Connecting North and South.
Accessed February 3, 2012. http://www.portoffernandina.org/.
Keywords: Port of Fernandina, Nassau County, freight
Overview: This is the homepage for the Port of Fernandina, located in Nassau County. It
provides data on cargo, capacity, services, and general port information.
106. Regional Community Institute of Northeast Florida, Inc. 2010. The Committee Draft of Baseline
State: Assets and Challenges. Accessed February 6, 2012.
http://www.rcinef.org/Committee_Draft_State_of_the_Region_for_9-23.pdf.
Keywords: Northeast Florida, regional demographics, quality of life
Overview: This is a report produced by a local non-profit that aims to boost the position of
Northeast Florida and cooperation among its many jurisdictions. The report includes a bevy of
demographic information, as well as regional statistics and quality of life indicators.
107. Reynolds, Smith and Hills, Inc. 2005. Integrating Economics with Freight Mobility. Accessed
February 3, 2012.
http://www.firstcoastvision.com/Integrating_Economics_With_Freight_Mobility__MPO_October_2005.pdf.
Keywords: Northeast Florida, economic development, freight mobility
Overview: This consultant report was contracted by the First Coast MPO and defines and
addresses freight mobility needs within the Northeast Florida region. The report includes a
bounty of data and maps relating to regional freight mobility, and concludes with a
recommended freight mobility strategy with policy recommendations.
108. Samuel, Peter. (Jacksonville Florida Outer Beltway - $2B + Toll Concession on the Go) Toll Roads
News, December 18, 2007. Accessed February 6, 2012.
http://www.tollroadsnews.com/node/3304.
Keywords: Jacksonville, outer beltway, toll roadways
Overview: This online blog posting details the RFQ announcement for the proposed First Coast
Outer Beltway, a 46-mile, $2.2b proposed highway project. The site details the project’s scope
with associated maps, traffic, and population projects. Though somewhat dated, this blog
provides perspective from 2007.
109. Smith, Ryan. (A Vision into County’s Future) Fernandina Beach News-Ledger, February 11, 2011.
Accessed February 7, 2012.
http://fbnewsleader.com/articles/2011/02/13/news/00newscountyvisio.txt.
Keywords: Nassau County, infrastructure, future growth
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Overview: This article from a local newspaper details a town hall meeting by Sustainable Nassau
and the Northeast Florida Regional Council to discuss sustainable growth in Nassau County and
the region. The Vision 2060 Plan was discussed, which aims to plan for future growth and
requisite infrastructure needs.
110. Snite, Eleanor. (Top Three Public Companies and Private Employers in Northeast Florida)
Jacksonville Business Journal, August 5, 2011. Accessed February 3, 2012.
http://www.bizjournals.com/jacksonville/blog/2011/08/top-3-public-companies-andprivate.html?page=all.
Keywords: Northeast Florida, business development, largest companies
Overview: This blog posting from a local business journal discusses a recent listing of the largest
public and private sector employers in Northeast Florida. Some newcomers joined the list, but
the top three public firms from the previous year remained the same: CSX, Winn-Dixie, and
Fidelity Financial. The companies on the list also grew their capitalization from the previous year
by $4 million.
111. Soergel, Matt. (Census Numbers Show Recession’s Effect on Northeast Florida) Florida TimesUnion, October 26, 2011. Accessed February 7, 2012. http://jacksonville.com/news/metro/201110-27/story/census-numbers-show-recessions-effect-northeast-florida.
Keywords: Northeast Florida, census, recession, demographics
Overview: This article from a local newspaper details the recession’s effects on the region.
Citing demographic, economic, and labor market data, the article suggests that the recession’s
impacts have been significant.
112. St. Johns County. 2012. Economic Development. Accessed February 7, 2012. http://www.co.stjohns.fl.us/EconomicDevelopment/index.aspx.
Keywords: St. Johns County, economic development, economic profile
Overview: This is the county’s economic development site. It includes county information
relating to demographics, the labor force, and largest employers in the county.
113. St. Johns County Chamber of Commerce. 2012. Economic Development Council. Accessed
February 3, 2012. http://www.stjohnscountychamber.com/main/economicdevcouncil/.
Keywords: St. John’s County, economic development
Overview: This is the homepage for the county’s economic development council. It includes a
market profile, business information, and workforce demographic data.
114. St. Johns County Public Works Department. 2010. Transportation, Growth, and Public Works in
St. Johns County, Florida. Accessed February 6, 2012. http://www.co.stjohns.fl.us/PublicWorks/media/APWA%20Presentation.pdf.
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Keywords: St. Johns County, transportation planning, development, public works
Overview: This is a presentation from the county’s public works department describing local
impacts of development. Population demographics are details, along with residential
development and public infrastructure.
115. St. Johns County. 2006. St Johns County Master Transportation Plan. Accessed February 6, 2012.
http://www.co.st-johns.fl.us/DevelopmentReview/media/Trans/SJC_BrochureText.pdf.
Keywords: St. Johns County, transportation planning
Overview: This overview of past transportation plans done in the county includes relevant
demographic and growth data, as well as options to fund proposed transportation
improvements.
116. St. Johns River State College. 2012. Homepage. Accessed February 7, 2012.
http://www.sjrstate.edu/.
Keywords: SJRSC, higher education
Overview: A former community college, SJRSC now offers four-year degree programs on three
campuses, including Orange Park and St. Augustine.

117. St. Johns River Water Management District. 2012. Homepage. Accessed February 3, 2012.
http://floridaswater.com/.
Keywords: Northeast Florida, water planning
Overview: This is the homepage for the regional water management district. This site contains a
bevy of information on water supply and conservation, an interactive GIS mapping tool, as well
as numerous publications and reports pertaining to water management.
118. Szakonyi, Mark. (Experts Say Northeast Florida’s Military Growth Looks Uncertain After 2011)
Jacksonville Business Journal, January 4, 2010. Accessed February 3, 2012.
http://www.bizjournals.com/jacksonville/stories/2010/01/04/story5.html?page=all.
Keywords: military, economic development
Overview: This article from a local business journal suggests that military impacts on the
regional economy will remain strong through 2011. Beyond 2011 is hard to predict, especially
considering the uncertainty surround the deployment of a nuclear-powered aircraft carrier to
Naval Station Mayport.
119. Szakonyi, Mark. (Inland Ports Spreading in Northeast Florida) Jacksonville Business Journal,
October 29, 2010. Accessed February 6, 2012. http://www.bizjournals.com/jacksonville/printedition/2010/10/29/inland-ports-spreading-in-northeast.html?page=all.
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Keywords: Port of Jacksonville, Northeast Florida, inland ports, logistics
Overview: This article in a local business journal describes plans for the development of inland
ports with access to highway and railways and links this to the burgeoning logistics sector at the
expanding Port of Jacksonville.
120. Szakonyi, Mark. (Logistics Hiring Good Sign for Overall Economy) Jacksonville Business Journal,
February 25, 2011. Accessed February 7, 2012. http://www.bizjournals.com/jacksonville/printedition/2011/02/25/logistics-hiring-good-sign-for-overall.html?page=all.
Keywords: Jacksonville, logistics, job growth
Overview: This article from a local business journal highlights recent growth in the logistics
sector, the so-called economic engine of the region.
121. Szakonyi, Mark. (Military Contracts Help Keep Northeast Florida’s Construction Industry Afloat)
Jacksonville Business Journal, December 27, 2009. Accessed February7, 2012.
http://www.bizjournals.com/jacksonville/stories/2009/12/28/story7.html?page=all.
Keywords: Northeast Florida, military, construction
Overview: This article from a local business journal asserts that the BRAC initiative, coupled
with federal stimulus money, has kept the construction industry alive during the recession.
122. Szakonyi, Mark. (Northeast Florida Manufacturers See Business Grow) Jacksonville Business
Journal, May 17, 2010. Accessed February 3, 2012.
http://www.bizjournals.com/jacksonville/stories/2010/05/17/story3.html?page=all.
Keywords: Northeast Florida, economic development, manufacturing
Overview: This article from a local business journal manufacturing in the region has increase
more quickly than analysts expected, according to a recent report from the University of Central
Florida. It’s projected 6.7% annual growth rate to 2013 is only outpaced by the professional and
business services sector.
123. Szakonyi, Mark. (Northeast Florida College and High School Logistics Students Learn the Links to
Connect to a Supply Chain Career) Jacksonville Business Journal, April 12, 2010. Accessed February
7, 2012. http://www.bizjournals.com/jacksonville/stories/2010/04/12/focus1.html?page=all.
Keywords: Education, logistics
Overview: This article from a local business journal details programs in local high schools and
colleges to capitalize on the logistics-centric economy in Jacksonville.
124. Thoburn, Brad. 2011. Northeast Florida Regional Transportation Study Committee Overview.
Accessed February 7, 2012. http://www.northfloridartsc.com/Orientation%20Webinar/2Webinar%20Background%20and%20Legislation.pdf.

Comparative Communities Analysis

Page 145

Keywords: Northeast Florida, regional transportation planning
Overview: This presentation summarizes recent efforts to establish a regional transportation
authority.
125. Turner, Kevin. (Group Projects Growth Vision for Northeast Florida). The Florida Times –Union,
March 13, 2011. Accessed February 1, 2012. http://jacksonville.com/business/2011-0314/story/group-projects-growth-visions-northeast-florida.
Keywords: population, growth management, vision plan
Overview: The article from a local newspaper discusses the Reality Check visioning exercise
from 2009. It addresses implementation strategies in the wake of Gov. Rick Scott’s cutting of
state funding mechanisms.
126. United States Bureau of Labor Statistics. Accessed February 3, 2012. www.bls.gov.
Keywords: United States, employment, labor
Overview: This website documents employment and labor statistics at national, regional, and
county levels.
127. United States Census Bureau. Accessed February 3, 2012. www.census.gov.
Keywords: United States, population, households, income
Overview: This website provides population, household, and income trends at national,
regional, county, and place levels.
128. United States Census Bureau. State and County Quickfacts: Florida. 2012. Accessed January 16,
2012. http://quickfacts.census.gov/qfd/states/12000.html.
Keywords: Census, demographics, population
Overview: This is the US Census Bureau’s website and is a comprehensive source for detailed
population, economic, and employment data.
129. United States Environmental Protection Agency. Accessed February 3, 2012. www.epa.gov.
Keywords: United States, environment, air, water
Overview: This website provides environmental information, including air, climate change, land
and cleanup, waste, and water.
130. United States Geological Service. 2011. Land Cover Change in the Eastern United States.
Accessed February 3, 2012. http://landcovertrends.usgs.gov/east/regionalSummary.html.
Keywords: Eastern United States, land cover, land use change
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Overview: This website documents the USGS’s efforts to analyze land cover change in the
Eastern United States since the early 1970s, specifically as it relates to loss of natural lands. The
site includes map, however, they are only categorized by region (such as Southern Coastal
Plain).
131. United States Marine Corps. 2012. Blount Island Command. Accessed February 6, 2012.
http://www.bic.usmc.mil/EconomicImpact.aspx.
Keywords: US Marines, Blount Island Command
Overview: This is the homepage for Blount Island Command, a Marine Corps installation located
in Jacksonville. Details about the base, commands, and personnel can be found here.
132. United States Navy. 2012. CSIS/Naval Station Jacksonville. Accessed February 3, 2012.
http://www.cnic.navy.mil/Jacksonville/index.htm.
Keywords: US Navy, NAS Jacksonville
Overview: This is the website for NAS Jacksonville. The site recounts the history of the base, as
well as current information regarding personnel and divisions stationed at the installation.
133. United States Navy. 2012. CSIS/Naval Station Mayport. Accessed February 3, 2012.
https://www.cnic.navy.mil/mayport/index.htm.
Keywords: US Navy, NAS Mayport
Overview: This is the website for NAS Mayport located in Jacksonville. The site recounts the
history of the base, as well as current information regarding personnel and divisions stationed at
the installation.
134. University of Florida Academic Health Center. 2007. Shands Jacksonville Announces Major
Expansion. Accessed February 6, 2012. http://jax.shands.org/news/news.asp?id=337.
Keywords: Jacksonville, healthcare, job growth
Overview: This press release announces the creation of a hospital branch on the north side of
the city. Hospital leaders argue that this expansion is in response to growing development on
Jacksonville’s north side.
135. University of North Florida. 2012. Homepage. Accessed February 7, 2012. http://www.unf.edu/.
Keywords: UNF, Jacksonville, higher education
Overview: This is the homepage for the University of North Florida, a public school located in
Jacksonville.
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136. Urban Land Institute, Reality Check. 2012. Reality Check First Coast: Final Report. Accessed
February 2, 2012. http://www.realitycheckfirstcoast.com/index_67_3692336283.pdf.
Keywords: visioning exercise, growth management
Overview: This is the final report from a seven-county public visioning exercise. According to the
report, the vision for the “First Coast” is characterized by multiple compact growth areas, mixed
use development, a more balanced distribution of population and jobs in each county, multimodal infrastructure, new roadways linking east and west (including an outerbelt), and
preservation of natural resources.
137. Vos, Esme (US National Broadband Map Released) MuniWireless, February 17, 2011. Accessed
January 27, 2012. http://www.muniwireless.com/2011/02/17/us-national-broadband-mapreleased/.
Keywords: broadband, telecommunications, internet
Overview: This website describes the US Department of Commerce’s recent release of a
interactive map tool conveying broadband penetration throughout the country. It also
describes what qualifies as adequate broadband service.
138. Wilbur Smith Associates. 2003. I-10 Freight Study. Accessed February 3, 2012.
http://www.i10freightstudy.org/7_reports.html.
Keywords: Interstate 10, freight mobility
Overview: This is the website for a consultant who produced a report analyzing freight mobility
along the entire I-10 corridor from California to Florida. A specific Florida brief is accessible from
the source detailing funding needs and a map on the distribution of truck flows within the
corridor.
139. Yeomans, Adam. (Running on Steady Growth Track Northeast adds Jobs Through Relocations,
Company Expansions) Orlando Sentinel, March 4, 1990. Accessed February 7, 2012.
http://articles.orlandosentinel.com/1990-03-04/features/9002142995_1_downtownjacksonville-relocations-and-expansions-economic-development.
Keywords: Jacksonville, business expansion, relocation, economic development
Overview: Considering it’s from 1990, this article from a state newspaper describes what
Jacksonville’s economy looked like over 20 years ago.
140. Zwick, Paul D. and Margaret H. Carr. 2006. Florida 2060: A Population Distribution Scenario for
the State of Florida. Accessed February 1, 2012. http://www.1000fof.org/PUBS/2060/Florida2060-Report-Final.pdf.
Keywords: Florida, population, growth
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Overview: This report was produced with the Geo Plan Center at the University of Florida and
projects population growth with respect to conversation land through 2060. Specific regions
analyzed include Northeast Florida, Central Florida, and South Florida.

Northwest Florida
1. Associated Press. (Boyd Pushes to Get Northwest Florida Rail Service Back on Track) NWF Daily
News, June 12, 2008. Accessed January 21, 2012. http://www.nwfdailynews.com/news/service8603-florida-amtrak.html.
Keywords: Northwest Florida, passenger rail service
Overview: This article details a local congressman’s efforts to reinstate Amtrak service to
Northwest Florida.
2. Barlow, Kari C. (Duke Field to be Hooked Up with County Sewer System) NWF Daily News,
December 18, 2011. Accessed January 27, 2012. http://www.nwfdailynews.com/articles/duke46074-field-treatment.html.
Keywords: Okaloosa, Duke Field, sewer
Overview: This article describes Okaloosa County’s efforts to connect Duke Field (located on
Eglin AFB) with the county’s sewer network.
3. Barlow, Kari C. (Local Construction on the Upswing) NWF Daily News, January 15, 2012. Accessed
January 16, 2012. http://www.nwfdailynews.com/news/construction-46720-local-upswing.html.
Keywords: Okaloosa, building permits, BRAC
Overview: The article cites an upswing in building permits in 2011 (98% since 2009) in Okaloosa
County as evidence of BRAC’s direct impact on the local economy. It then cites how this
indirectly affects employment downstream in a positive manner.
4. Barlow, Kari C. (Okaloosa county Finishes 14-month, $5.2 Million Installation of Sewer System),
NWF Daily News, December 7, 2010. Accessed January 27, 2012.
http://www.nwfdailynews.com/articles/month-35538-eglin-okaloosa.html.
Keywords: Okaloosa, sewer expansion
Overview: This article focuses on Okaloosa County’s recent sewer expansion in light of the
recent population growth due to BRAC.
5. Blair, Kimberly. (Beach Plan Put on Hold) Pensacola News Journal, January 25, 2012. Accessed
January 27, 2012. http://www.pnj.com/article/20120126/NEWS01/201260310/Beach-plan-puthold.
Keywords: Pensacola Beach, master plan
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Overview: This article describes how the Santa Rosa Island Authority selected Alternative B for
redesigning the road network within Pensacola Beach’s business district. However, the board
delayed action on the proposed master plan amid concerns about its $25 million cost and
proposed additional bridge tolls.
6. Business Climate Magazine. Nov.-Dec. 2002. State of the Region – Northwest Florida, Business,
Economic Development, Real Estate, Tourism & Education. Accessed January 16, 2012.
http://mindlace.com/articles/climate28.htm.
Keywords: Northwest Florida, business, local economy, tourism, military
Overview: This article, while dated, provides a good foundation for understanding the
relationship between business, tourism, and the military. It examines both the benefits and
challenges of having several military installations in close proximity and its implications on longterm economic development growth management. The article also includes commentary from
local economic development leaders, some of whom are still active in 2012.
7. Connect Florida. Density of Households Unserved by Broadband Provider by Census Block. 2011.
Accessed January 27, 2012. http://www.connectflorida.org/CFLPublic/Connect_Florida_Mapping/Statewide_Maps/FL_Statewide_Density.pdf.
Keywords: Florida, broadband penetration, map
Overview: This is an excellent map created by a non-profit that advocates for increased
broadband access across the state. It is a a subsidiary of Connect Nation. This map breaks down
accessibility in to census blocks.
8. The Economic Development Council for Okaloosa County, Florida. Military Installations. 2010.
http://www.florida-edc.org/Military.htm.
Keywords: Eglin AFB, military, economic impact, BRAC
Overview: This webpage describes the military presence as the main economic generator in
Okaloosa County. Specific economic data from The Haas Center for Business Research at the
University of West Florida is cited. Employment figures are listed and the impact of BRAC is
discussed.
9. Escambia County. Escambia County Comprehensive Plan: 2030. 2011. Accessed January 23, 2012.
http://www.co.escambia.fl.us/Bureaus/DevelopmentServices/documents/Ordinance_webversio
n_000.pdf.
Keywords: Escambia County, comprehensive plan, land use, transportation, infrastructure,
conservation
Overview: This comprehensive plan outlines a vision for managing future growth in Escambia
County. Key chapter headings include land use, mobility, housing, infrastructure, conservation,
and open space. Future growth patterns and strategies are also detailed.
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10. Escambia County, United States Navy, and United States Department of Defense. Escambia
County Joint Land Use Study. 2003. Accessed January 23, 2012.
http://www.co.escambia.fl.us/Bureaus/DevelopmentServices/documents/JLUS_Report_100203.p
df.
Keywords: Escambia County, US Navy, military planning, land use planning
Overview: This report is the result of a Defense Department initiative to encourage cooperative
planning between military installations and adjacent communities. The specific objectives of
this study include promoting balanced development within the county while protecting the
objectives of neighboring military installations and the economic benefits they bring to the
region. Short and long-term recommendations are proposed coupled with specific
implementation strategies.
11. Fanto, Jeff. BRAC Study Updates. 2008. http://www.floridaedc.org/Growth%20Management/VC%20JLUS%20Fanto.pdf.
Keywords: Growth management, land use study, military planning
Overview: This is a presentation given by the Growth Project Coordinator for Okaloosa County at
the Vision III Conference. The conference was a result of the Eglin AFB Joint Land Use Study and
the presentation is an outline of key goals, tasks, and deliverables and their respective
timeframes.
12. Florida-Alabama Transportation Planning Organization. FY2012-2016 Transportation
Improvement Program, Draft. 2012. Accessed January 25, 2012.
http://wfrpctip.edats.com/flaltpotip/attachments/L_wBTovXFn_FY12-16%20TIP%20Draft_4-2211.pdf.
Keywords: Pensacola, Escambia, transportation planning
Overview: This transportation Improvement Plan outlines transportation planning priorities over
a five year period for the Escambia County (and Baldwin County, AL). The types of
transportation improvements, project phasing, estimated costs, and funding sources are all
described in detail.
13. Florida Department of Economic Opportunity. Labor Market Information. 2012. Accessed February
1, 2012. http://www.floridajobs.org/.
Keywords: Florida, labor market, employment data
Overview: This is the State of Florida’s website for all information relating to labor and
employment.
14. Florida Department of Transportation. Interstate 10 Master Plan. 2012. Accessed January 25,
2012. http://i-10masterplannwflorida.com/.
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Keywords: Northwest Florida, Interstate 10, transportation planning
Overview: This is FDOT’s website for its long term master planning of Interstate 10 in Northwest
Florida. The site is very rudimentary in data available and appears to be more of a template for
information when the study progresses.
15. Florida Department of Transportation. State Road 8 (I-10) Widening Project. 2012. Accessed
January 23, 2012. http://www.i10escambia.com/I-10/Project_Description.html.
Keyword: Pensacola, Interstate widening, transportation planning
Overview: This is a resource website produced by FDOT for the Interstate 10 widening in
Pensacola. Project exhibits are included.
16. Florida Department of Transportation. West Bay Parkway. 2012. Accessed January 23, 2012.
http://westbayparkway.com/.
Keywords: transportation planning, West Bay Parkway
Overview: This website details FDOT’s proposal to construct a new four-lane highway spanning
24 miles in Walton and Bay Counties. Numerous exhibits, proposed alternatives, and
environmental studies are included.
17. Florida Department of Transportation – District 3. Transportation Regional Incentive Program
(TRIP). 2011. Accessed January 27, 2012.
http://70.167.229.112/nwflrtpo/NWFLRTPO%20Trip%20Presentation%204-20-2011.pdf.
Keywords: Regional transportation planning,
Overview: This presentation highlights major transportation projects and funding issues
throughout District 3 (Escambia, Santa Rosa, Okaloosa, and Walton Counties). Specific state road
projects are detailed in terms of scope, funding, and status.
18. Florida’s Great Northwest. Regional Overview. 2012. Accessed January 18, 2012.
http://www.floridasgreatnorthwest.com/regional-overview/overview.aspx.
Keywords: Northwest Florida, demographics, regional data, economic development
Overview: the site aims to market and brand the entire 16-county Panhandle region. Data can
be categorized by county. Key demographic and employment data is readily accessible. Local
economic development strategies are mentioned, including targeting firms in key industries
advanced manufacturing, aviation/aerospace/defense, health sciences, renewable energy,
transportation/distribution/logistics. This site is a very good source for maps.
19. Haag, Tim. (Hurricane Ivan Spurs Effort to Construct Pensacola Wastewater Reclamation Facility)
Florida Water Resources Journal, October 2009. Accessed January 25, 2012.
http://www.fwrj.com/techarticles/1009%20Tech1.pdf.
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Keywords: Hurricane Ivan, wastewater, Pensacola
Overview: This journal article details how the catastrophic Hurricane Ivan event in 2004 forced
utility engineers to better plan for water and wastewater in the Pensacola region.
20. Haas Center for Business Research and Economic Development. Economic Impact of Military
Personnel Realignments in Okaloosa County. 2007. Accessed January 25, 2012.
http://haas.uwf.edu/pdfs/impactStudies/Okaloosa2007BRAC.pdf.
Keywords: Okaloosa, economic development, military, BRAC
Overview: This study by a research institute affiliated with the University of West Florida details
the expected economic impacts of BRAC on Okaloosa County. Key findings included updated
population and economic growth data, as well as projected gross regional product.
21. HDR, Inc. Okaloosa-Walton Long Range Transportation Plan. 2007. Accessed January 20, 2012.
http://70.167.229.112/owtpo/2030update/owtpo%20final%20report.pdf.

Keywords: Okaloosa, Walton, transportation planning
Overview: Written by a consultant for the Okaloosa-Walton TPO, this report highlights
transportation planning issued in the two-county region. The report is augmented by excellent
data and maps.
22. Hughes, Brian. (Okalooosa Military Prensence to Expand). Crestview News Bulletin, August 18,
2010. Accessed January 21, 2012. http://www.crestviewbulletin.com/articles/military-11051army-numbers.html.
Keywords: Okaloosa, military, BRAC
Overview: This article from a local newspaper documents a chamber of commerce event where
the military’s role in the local economy was detailed. Specific economic datat are cited and BRAC
impacts are categorized by specific source.
23. Jackson, Scott. (Putting Northwest Florida on the Relocation Map) Business Climate Magazine: A
Cooperative Venture, 2001. Accessed January 27, 2012.
http://mindlace.com/articles/climate11.htm.
Keywords: Northwest Florida, relocation, site selection
Overview: This article, although from 2001, describes local efforts that Northwest Florida is
doing to market itself as a business relocation destination.
24. Jackson, Scott T. (Force Fields: The Economic Impact of the Military in Northwest Florida) 850: The
Business Magazine of Northwest Florida, December, 2009. Accessed January 21, 2012.
http://mindlace.com/articles/850%20Mag20.htm.
Keywords: Northwest Florida, military, economy
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Overview: This article from a local business magazine provides a historical perspective on the
military’s engagement in Northwest Florida. Specific data suggests that 35% of the region’s
economy is directly related to the military. Current operations and efforts to strengthen the
regional relationship with the military are denoted.
25. Jordan Sexton, Christine. (Northwest: Right Time, Right Place) Business Florida, September 24,
2009. Accessed January 30, 2012.
http://www.floridatrend.com/biz_fl_article.asp?page=2&aID=51757.
Keywords: local business growth, economic development
Overview: This article from a local business journal highlights recent efforts in each county of
business expansion. A new GE Energy facility in Pensacola and a business incubator in Ft.
Walton Beach are cited.
26. Kleindienst, Linda. (Getting Northwest Florida Moving) 850: The Business Magazine of Northwest
Florida, January 15, 2009. Accessed January 25, 2012.
http://850businessmagazine.com/component/content/article/65-profile/125-getting-northwestflorida-moving.html.
Keywords: Northwest Florida, economic development, transportation, infrastructure
Overview: This relatively recent article provides a historical perspective on the region’s
infrastructure include transportation, roadways, ports, rail, and airports. A current analysis of
the regional infrastructure ensures, followed by a discussion of several transportation proposals.
27. Moore, Mona. (Eglin’s Future is Bright) NWF Daily News, October 02, 2010. Accessed January 23,
2012. http://www.nwfdailynews.com/articles/eglin-33517-future-afb.html.
Keywords: Eglin AFB, BRAC, economic development
Overview: This article from a local newspaper describes Eglin’s historical relationship with
Northwest Florida, and its future growth considering the BRAC initiative. Eglin’s economic
impact on the region is described and detailed.
28. Moore, Mona. (Val-p Scoffs at JLUS) NWF Daily News, August 12, 2009. Accessed January 16,
2012. http://www.nwfdailynews.com/articles/jlus-19669-niceville-scoffs.html.
Keywords: Valparaiso, military planning, land use
Overview: The municipality rejects the Eglin AFB Joint Land Use Study making it difficult for
Valparaiso to secure additional funding for further planning studies, specifically regarding noise
mitigation.
29. National Association of Railroad Passengers. NARP Urges Resumption of New Orleans-Florida Rail
Service, May 6, 2006. Accessed January 25, 2012.
http://www.narprail.org/cms/index.php/news_releases/more/nr06_06.
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Keyword: passenger railway, Northwest Florida
Overview: This is a press release urging the resumption of the New Orleans-Florida line which
was disabled by Hurricane Katrina in 2005.
30. National Telecommunications and Information Administration. National Broadband Map, 2011.
Accessed January 27, 2012. http://www.broadbandmap.gov/.
Keywords: broadband, telecommunications, internet
Overview: This is the website for the National Broadband Map released by the US Government
in 2011. Data may be categorized on the county level with specific details on penetration levels.
31. The New York Times. (Mapping the US Census). Accessed January 27, 2012.
http://projects.nytimes.com/census/2010/map?nl=todaysheadlines&emc=thab1.
Keywords: US Census, demographics, mapping
Overview: This is an interactive mapping tool using US Census Bureau data from 2010.
32. NWF Daily News. (Editorial: BRAC Puts Okaloosa in 7th Heaven , January 29, 2010. Accessed
January 23, 2012. http://www.nwfdailynews.com/articles/integrate-25306-doubt-7th.html.
Keywords: Okaloosa, BRAC, Army 7th Special Forces
Overview: An editorial from a local newspaper describing the physical impact of the relocation
of the Army’s 7th Special Forces (Airborne) from Ft. Bragg, North Carolina, to Eglin AFB. Specific
personnel numbers are cited.
33. Northwest Florida Regional Transit Planning Organization. Feasibility Study of Advance Funding of
Transportation Capacity Projects. 2010. Accessed January 18, 2012.
http://www.wfrpc.dst.fl.us/uploaded_files/Feasibility_Study_of_Advance_Funding.pdf.
Keywords: Northwest Florida, regional transportation planning, roadway capacity, funding
Overview: This PBS&J-contracted report was written for the benefit of the Florida-Alabama
Transportation Planning Organization and the Okaloosa-Walton Transportation Planning
Organization. The report takes into account the region’s strong growth and need for additional
infrastructure, specifically roads. It then discusses pursuing other sources of funding, specifically
bonds, to pay for needed infrastructure improvements.
34. Northwest Florida Regional Planning Organization. Regional Transportation Priorities FY2011-

2015. Accessed January 23, 2012.
http://70.167.229.112/nwflrtpo/NWFLRTPO%20Adopted%20Priorities%20FY2011-FY2015.pdf.

Keywords: Northwest Florida, transportation planning
Overview: This is a chart produced by the Northwest Florida Regional Transportation Planning
Organization regional transportation priorities for FY2011-2015.
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35. Northwest Florida State College. About NWFSC. 2012. Accessed January 31, 2012.
http://www.nwfsc.edu/.
Keywords: Northwest Florida State College, higher education, Niceville
Overview: This is Northwest Florida State College’s website which includes basic information
about the university, admissions, programs of study, and the local community.
36. Northwest Florida Transportation Corridor Authority. Master Plan Summary Report. 2011.
Accessed January 25, 2012.
http://www.nwftca.com/mp%202011/2011_MasterPlan_Summary_Report.pdf.
Keywords: Regional transportation planning, corridor
Overview: This Summary Report highlights regional transportation planning initiatives aimed at
moving traffic more efficiently. Alternatives for improvements to several regional transportation
corridors are discussed.
37. Northwest Florida Transportation Corridor Authority. Master Plan Summary Report – Prioritized
Master Plan Projects. 2011. Accessed January 25, 2012.
http://www.nwftca.com/mp_2009/Table-2009-Summary-Map.pdf.
Keywords: Regional transportation planning, corridor
Overview: This chart is from the Corridor Authority’s Master Plan and priorities future roadway
projects. Specific projects include the Northwest Florida Bypass and the Pensacola Beltway.
38. Northwest Florida Transportation Corridor Authority. Presentation to TPOs: Business Case
Analysis and Master Plan Update. 2012. Accessed January 25, 2012.
http://70.167.229.112/nwflrtpo/presentations/NFTCA%20TPO.pdf.
Keywords: regional transportation planning, corridor analysis
Overview: This is a very recent presentation to regional transportation planning organizations
highlighting a move toward a business case analysis when updating the current master plan.
Previous master plan updates are discussed, as well as funding strategies and public
involvement.
39. Northwest Florida Water Management District. Regional Water Supply Planning in Northwest
Florida. 2008. Accessed January 27, 2012.
http://www.nwfwmd.state.fl.us/rmd/water_supply_planning/regional_water_supply_planning.h
tml.
Keywords: regional planning, water supply
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Overview: This is the website for the water supply district governing Northwest Florida. The site
explains how water supply planning occurs in Florida, and provides several regional water supply
plans.
40. Okaloosa-Walton TPO. Congestion Management Process Plan, Draft. 2011. Accessed January 20,
2012. http://70.167.229.112/owtpo/documents/OkaloosaWalton%20CMP%20Draft%202011.pdf.
Keywords: Okaloosa, Walton, transportation planning, congestion,
Overview: The report published annually details the Congestion Management Process (CMP), a
tool used to manage traffic congestion and identify deficient systems. Congested corridors and
levels of service are identified and described in an attempt to determine trends. The report
proposes strategies to reduce congestion and integrating solutions into the transportation
planning process.
41. Okaloosa-Walton TPO. SR 85 Corridor Management Plan. 2010. Accessed January 18, 2012.
http://70.167.229.112/owtpo/documents/SR85%20CMP%20Final%20Adopted%20June%202010.
pdf.
Keywords: Okaloosa, State Road 85, Eglin Parkway, transportation planning, corridor
Overview: This is an extensive Corridor Management Plan for Elgin Parkway (SR 85). This study
analyzed existing traffic conditions, projected future operating conditions, and identified
operational and access management improvements.
42. Okaloosa-Walton TPO. SR 189 Corridor Management Plan. 2011. Accessed January 18, 2012.
http://70.167.229.112/owtpo/documents/SR189%20CMP%20Final%20June%202011.pdf.
Keywords: Okaloosa, State Road 189, Beal Parkway, transportation planning
Overview: This is a report prepared by the West Florida Regional Planning Council in
cooperation with DRMP, an engineering consultant. The report is a Corridor Management Plan
for SR 189 (Beal Parkway) whereby historical and anticipated growth and existing and projected
operating conditions.
43. RailAmerica. Alabama and Gulf Coast Railway. 2012. Accessed January 27, 2012.
http://www.railamerica.com/RailServices/AGR.aspx.
Keywords: Pensacola, railway
Overview: This corporate website describes the Alabama and Gulf Coast Railway’s service area
and typical freight cargo.
44. Ricketts, Dusty. (Nuclear Power is an Option for Future Gulf Coast Plant) NWF Daily News,
November 15, 2011. Accessed January 27, 2012. http://www.nwfdailynews.com/articles/power45274-gulf-plant.html.
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Keywords: Escambia, Gulf Power, nuclear
Overview: This article from a local newspaper describes Gulf Power’s plans to build a new power
plant in Northwest Florida. Nuclear is just one type of plan the company is considering.
45. Ricketts, Dusty. (Okaloosa Approves Wastewater Agreement) NWF Daily News, August 20, 2009.
Accessed January 27, 2012. http://www.nwfdailynews.com/articles/walton-19886-agreementwastewater.html.
Keywords: wastewater, regional planning
Overview: This article from a local newspaper details an emerging agreement allowing Fort
Walton Beach to use Okaloosa County’s new wastewater treatment facility.
46. Santa Rosa County. Santa Rosa County Comprehensive Plan 2008-2025. 2008. Accessed January
23, 2012. http://www.santarosa.fl.gov/developmentservices/CompPlan.cfm.
Keywords: Santa Rosa County, comprehensive planning
Overview: This comprehensive plan provides a vision for managed growth and development in
Santa Rosa County. Key chapters include economic development, future land use,
transportation, housing, infrastructure, coastal management, and conservation.
47. Stellin, Susan. (Airport Built, It’s Time to See if the Traffic Comes) New York Times, March 9, 2010.
Accessed January 20, 2010.
http://www.nytimes.com/2010/03/10/realestate/commercial/10airport.html.
Keywords: Panama City, airport,
Overview: This article from a national newspaper details the launch of Northwest Florida
Beaches International Airport in Panama City, the first new airport constructed in the US since
9/11. While outside the study area, the airport expects to draw from and service residents who
live in nearby counties. A case study involving a local businessman is described.
48. TEAM Santa Rosa. (Military Driving Economy) Santa Rosa’s Press Gazette, November 14, 2009.
Accessed January 23, 2012. http://www.srpressgazette.com/news/rosa-8820-santa-team.html.
Keywords: Santa Rosa, military, economic development
Overview: This press release from a county economic development organization was published
in a local newspaper and touts the military as the driver behind the regional economy. The press
release lists current personnel numbers for local military installations and discusses the impact
of the BRAC initiative.
49. TetraTech, Inc. Eglin Joint Land Use Final Report. 2009. Accessed January 23, 2012.
http://webgis.co.okaloosa.fl.us/jlus/index.php/component/content/article/27-jlus/52-eglin-jointland-use-final.html.
Keywords: Santa Rosa, Okaloosa, Walton, military planning, land use
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Overview: Considering the additional growth expected to arrive with the BRAC initiative, a
cooperative effort emerged among representatives from Santa Rosa, Okaloosa, and Walton
Counties to plan for growth. This report was a byproduct of this regional planning collaboration
initiative. The study identifies issues in each of the adjacent communities, proposes strategies
to address those issues, and then provides recommendations. It includes extensive information
on roads, housing, infrastructure, economics, land use, public safety, services, and quality of life

50. Transportation Planning Services, Inc. and HDR, Inc. 2004. Pensacola Urban Area: 2025 Projected
Growth. Accessed January 20, 2012.
http://70.167.229.112/fatpo/2025update/documents/lualtfinalreport.pdf.
Keywords: Pensacola, growth, forecast, modeling
Overview: A consultant-authored report written for The Florida-Alabama Transportation
Planning Organization that uses the Urban Land Use Model (ULAM) to project growth to 2025 in
Pensacola. Using the modeling software, the consultants were able to compare multiple
variables including vacant land, housing classifications, and employment data to ascertain
inconsistencies between County land use data and data used by municipalities and TPOs.
51. Turner, Jim. (Port of Pensacola Aims to Increase Cargo Handling) Sunshine State News, December
26, 2011. Accessed January 25, 2012. http://www.sunshinestatenews.com/story/port-pensacolaaims-increase-cargo-handling.
Keyword: Port of Pensacola, cargo
Overview: Although the port will not be able to service the larger tankers that will arrive with
the widening of the Panama Canal in 2014, the port hopes to grow some ancillary services.
Other expansions include oil and gas, wind turbines, and frozen poultry.
52. United States Bureau of Labor Statistics. Accessed February 3, 2012. www.bls.gov.
Keywords: United States, employment, labor
Overview: This website documents employment and labor statistics at national, regional, and
county levels.
53. United States Census Bureau. Accessed February 3, 2012. www.census.gov.
Keywords: United States, population, households, income
Overview: This website provides population, household, and income trends at national,
regional, county, and place levels.
54. United States Census Bureau. State and County Quickfacts: Florida. 2012. Accessed January 16,
2012. http://quickfacts.census.gov/qfd/states/12000.html.
Keywords: Census, demographics, population
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Overview: This is the US Census Bureau’s website and is a comprehensive source for detailed
population, economic, and employment data.
55. United States Environmental Protection Agency. Accessed February 3, 2012. www.epa.gov.
Keywords: United States, environment, air, water
Overview: This website provides environmental information, including air, climate change, land
and cleanup, waste, and water.
56. United States Geological Service. 2011. Land Cover Change in the Eastern United States. Accessed
February 3, 2012. http://landcovertrends.usgs.gov/east/regionalSummary.html.
Keywords: Eastern United States, land cover, land use change
Overview: This website documents the USGS’s efforts to analyze land cover change in the
Eastern United States since the early 1970s, specifically as it relates to loss of natural lands. The
site includes map, however, they are only categorized by region (such as Southern Coastal
Plain).
57. United States Navy. CNIC/Naval Air Station Pensacola. 2012. Accessed January 21, 2012.
http://www.cnic.navy.mil/Pensacola/.
Keywords: US Navy, NAS Pensacola
Overview: This is the US Navy’s official website for Naval Air Station Pensacola. This site
contains basic information about the site including history, current operations and
management, and related news.
58. United States Navy. CNIC/Naval Air Station Whiting Field. 2012. Accessed January 21, 2012.
http://cnic.navy.mil/WhitingField/index.htm.
Keywords: US Navy, NAS Whiting Field
Overview: This is the US Navy’s official website for Naval Air Station Whiting Field. This site
contains basic information about the site including history, current operations and
management, and related news.
59. The University of West Florida. About UWF. 2012. Accessed January 30, 2012. http://uwf.edu/.
Keywords: University of West Florida, Pensacola, higher education
Overview: This is the University of West Florida’s website which includes basic information
about the university, admissions, programs of study, and the local community.
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60. Vinson, Joe. (Goodbye Cemex? The City Exploring Port Options) Pensacola Digest, January 5, 2012.
Accessed January 25, 2012. http://www.pensacoladigest.com/2012/01/goodbye-cemex-cityexploring-port-options/.
Keywords: Port of Pensacola, Cemex, redevelopment
Overview: In a recent article in a local business journal, the mayor of Pensacola announces that
the lease for Cemex, long-term tenant at the city-owned port, would be cancelled. This follows
the recommendation of a special advisory committee charged with finding higher and better
uses for the port, including redevelopment opportunities.
61. Vinson, Joe. (New Terminal Dedicated at Pensacola International Airport) Pensacola Digest,
November 9, 2011. Accessed January25, 2012. http://www.pensacoladigest.com/2011/11/newterminal-dedicated-at-pensacola-international-airport/.
Keywords: Pensacola, airport, terminal
Overview: This article describes a recent expansion and rebranding of Pensacola’s airport.

62. Vos, Esme (US National Broadband Map Released) MuniWireless, February 17, 2011. Accessed
January 27, 2012. http://www.muniwireless.com/2011/02/17/us-national-broadband-mapreleased/.
Keywords: broadband, telecommunications, internet
Overview: This website describes the US Department of Commerce’s recent release of a
interactive map tool conveying broadband penetration throughout the country. It also
describes what qualifies as adequate broadband service.
63. Walton County. Walton County Comprehensive Plan. 2011. Accessed January 25, 2012.
http://www.florida-edc.org/Growth%20Management/VC%20JLUS%20Fanto.pdf.
Keywords: Walton County, comprehensive planning
Overview: This comprehensive plan provides a vision for managed growth and development in
Walton County. Key chapters include conservation, transportation, infrastructure, housing, and
economic development.
64. Water Environment Federation. Success Story of a Florida County Self-Performing a $6 million
Dollar Wastewater Effluent Disposal System Construction Project – Okaloosa County Florida. 2008.
Report: http://ocwswwtp.com/pdfs/WEFTEC_2008_Manuscript_Session_53.pdf; Presentation:
http://www.ocwswwtp.com/pdfs/FRWA_2008_Annual_Conf_Presentation.pdf.
Keywords: Okaloosa, wastewater treatment
Overview: This report written for the Water Environment Federation highlights Okaloosa
County’s new wastewater reclamation facility as a success story. Specifically, the facility plans to
use the emerging rapid infiltration basin (RIB) technology and forecasts coming in under budget.
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65. West Florida Regional Planning Council. 2010. Comprehensive Economic Development Strategy.

Accessed January 23, 2012. http://70.167.229.112/eda/2010%20CEDS%20REVISED.pdf.
Keywords: Northwest Florida, economic development
Overview: The report is required by the US Economic Development Administration. It provides a
current description of Northwest Florida, including demographics, geography, regional assets,
employment and educational data.
66. West Florida Regional Planning Council. 2025 Florida-Alabama Long Range Transportation Plan.

2007. Accessed January 16, 2012. http://70.167.229.112/fatpo/2025update/documents/floridaalabama%20tpo%20final%20report.pdf.
Keywords: Okaloosa, Santa Rosa, transportation planning
Overview: Prepared in cooperation with HDR, the collaborative effort between state and local
officials aims to inventory the existing transportation network and identify future needs areas.
Specific chapters include land use, transportation needs assessment, and freight mobility.
67. West Florida Regional Planning Council, URS and DRMP. Regional Freight Network Plan: Highways
of Commerce. 2010. Accessed January 23, 2012.
http://70.167.229.112/FreightNetworkPlan/Final%20Regional%20Freight%20Network%20Plan.pd
f.
Keywords: Northwest Florida, freight, transportation planning
Overview: The report identifies existing and future “highways of commerce” located within
three TPOs: Florida-Alabama, Okaloosa-Walton, and Bay County. The freight network analyzed
includes roadways, railways, waterways, ports, airports, and intermodal facilities. The objective
is to determine where improvements might be needed within the networks for the region to
enhance its economic competitiveness.
68. West Florida Regional Planning Council. 2010. Strategic Regional Policy Plan. Accessed January 25,
2012. http://www.wfrpc.org/srpp.
Keywords: Northwest Florida, regional planning
Overview: Required by state statute, this report provides a long range plan for physical,
economic, and social development for the West Florida region. The report contains goals and
policies for achieving a coordinated program of regional actions directed at resolving identified
problems and deficiencies. Key chapters include economic development, emergency
preparedness, natural resources, and regional transportation.
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Southeast North Carolina
1. Alta Greenways, Inc. 2012. Wilmington and New Hanover County Greenway Master Plan. Accessed
February 8, 2012. http://www.wmpo.org/PDF/2012-01_WilmingtonGreenwayKickoff[1].pdf.
Keywords: Wilmington, New Hanover, greenway, master plan
Overview: This is a consultant’s presentation at a kickoff meeting for the proposed Wilmington
and New Hanover Greenway Master Plan. The projects objectives and processes are highlighted.
A draft plan is expected in Summer 2012.
2. AngelouEconomics. 2005. North Carolina Research Gap Analysis. Accessed February 10, 2012.
http://www.ncmbc.us/docs/gap_rpt_2_final.pdf.
Keywords: Southeast North Carolina, demographics, population, housing
Overview: This is a consultant’s report prepared for the North Carolina Military Business Center.
It is the second report in a series aiming to provide an analysis as to how well the state services
the defense industry’s needs. Specific topics include business climate, workforce and education,
sites and infrastructure, quality of life, and economic development.
3. Baysden, Chris. (NCDOT Eyes Raleigh-Wilmington Train) Triangle Business Journal, May 26, 2010.
Accessed February 10, 2012.
http://www.bizjournals.com/triangle/stories/2010/05/24/daily38.html.
Keywords: Wilmington, Raleigh, Southeast North Carolina, passenger rail
Overview: This article from a Triangle-are news journal details NCDOT’s Rail Division recent
application for $7 million to begin studying and developing passenger rail between Raleigh and
Wilmington.
4. Bowen, Shannen. (Nation’s First Super Wi-Fi Launched in New Hanover County) Wilmington StarTimes, January 27, 2012. Accessed February 8, 2012.
http://www.starnewsonline.com/article/20120127/articles/120129724.
Keywords: New Hanover, wi-fi
Overview: This article from a local newspaper describes how the first “super-wi-fi” in the nation
was launched in New Hanover County utilizing the unused spectrum between TVs when the
analog to digital conversion took place recently. Super wi-fi claims to increase wireless
broadband accessibility.
5. Brunswick Community College. 2012. Homepage. Accessed February 10, 2012.
http://www.brunswickcc.edu/.
Keywords: Brunswick, community college, higher education
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Overview: This is the website for Brunswick Community College, a two-year educational facility
located in Bolivia.
6. Brunswick County Economic Development Commission. 2012. Homepage. Accessed February 8,
2012. http://www.brunswickedc.com/.
Keywords: Brunswick County, economic development
Overview: This is the website for the county’s economic development commission. Contains key
information pertaining to business, infrastructure, demographics, and quality of life.
7. Brunswick County Planning Department. 2012. Homepage. Accessed February 7, 2012.
http://www.brunsco.net/Departments/LandDevelopment/Planning.aspx.
Keywords: Brunswick County, land use planning
Overview: This is the homepage for the Brunswick County Planning Department. Links to
information on demographics, land use code, and comprehensive plans can be found here.
8. Brunswick County Planning Department. 2004. Brunswick Tomorrow: Our County, Our Vision, Our
Decision. Accessed February 10, 2012.
http://www.brunswickcountync.gov/Portals/0/bcfiles/planning/Brunswick_Tomorrow_Final.pdf.
Keywords: Brunswick County, vision, growth management
Overview: While dated, this vision statement for Brunswick County provides historical
perspective of the town’s projected future. Growth management, economic development,
infrastructure, the environment, and quality of life are all discussed.
9. Callison, Jenny. (Port of Wilmington Sees Rise in Cargo) Greater Wilmington Business Journal,
February 8, 2012. Accessed February 10, 2012.
http://www.wilmingtonbiz.com/industry_news_details.php?id=3218.
Keywords: Port of Wilmington, cargo
Overview: This article from a local business journal details how cargo rose at the Port of
Wilmington in 2011, mostly due to agricultural projects. The port moved 287,000 TEUs moved
through the port, up 11%.
10. Cape Fear Community College. 2012. Homepage. Accessed February 8, 2012.
http://cfcc.edu/aboutCFCC.html.
Keywords: Cape Fear, community college, higher education
Overview: This is the website for Cape Fear Community College, a two-year public college with
campuses in Wilmington, Burgaw, and Castle Hayne. CPCC is the fifth largest community college
in the state.
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11. Cape Fear Council of Governments. 2012. Local Government Services. Accessed February 7, 2012.
http://www.capefearcog.org/Local-Gov-Services.
Keywords: Cape Fear, regional planning, local governments
Overview: This is the website for the local COG (Council of Government), which is a consortium
of local governments in Brunswick, Columbus, New Hanover, and Pender Counties. Local
development services include GIS, land use, and environmental planning.
12. Cape Fear Council of Governments. 2005. Town of Surf City Land Use Plan. Accessed February 8,
2012. http://surfcity.govoffice.com/vertical/Sites/%7BE3B58D98-8351-44DD-A832B11828C397F0%7D/uploads/%7B1889DF3B-8A75-48E0-8FDC-49B7EDED5B16%7D.PDF.
Keywords: Surf City, land use planning
Overview: This is the land use plan for Surf City. The plan includes chapters on existing
conditions, demographics, housing, the environment, transportation, and economic
development.
13. Cape Fear Economic Development Council. 2012. Homepage. Accessed February 8, 2012.
http://capefearedc.org/.
Keywords: Cape Fear, economic development
Overview: This is the website for a regional economic development body which strives for
sustainable economic development and job creation. Reports and news pertaining to local
economic development can be found here.
14. Cape Fear Public Transportation Authority. 2012. Homepage. Accessed February 7, 2012.
http://www.wavetransit.com/.
Keywords: Cape Fear, public transportation
Overview: This is the website for the Cape Fear Transportation Authority whose Wave Transit
provides regional public transportation. The site also includes information about services
provided, as well as links to transportation reports ridership and transit needs.
15. Cape Fear Public Utility Authority. 2012. Homepage. Accessed February 8, 2012.
http://www.cfpua.org/.
Keywords: Wilmington, New Hanover, public utility, water, sewer
Overview: This is the website for the regional utility servicing Wilmington and New Hanover
County.
16. Cape Fear Resource Conservation and Development, Inc. 2012. Homepage. Accessed February 8,
2012. http://www.capefearrcd.org/.
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Keywords: Cape Fear, conservation
Overview: This is the website for a local conservation group whose mission is to work
cooperatively with individuals and groups to improve social, economic and environmental
conditions within the region.
17. Cape Fear River Watch, Inc. 2012. Homepage. Accessed February 8, 2012. http://www.cfrw.us/.
Keywords: Cape Fear, river, water quality, water management
Overview: This is the website for a local water watchdog group charged with protecting the
waters of the Cape Fear River. Links on the site include outreach, education, news, position
statements, and advocacy.
18. City of Wilmington and New Hanover County. 2006. Wilmington-New Hanover County Joint
Coastal Area Management Plan. Accessed February 7, 2012.
http://www.nhcgov.com/PlanInspect/Documents/CAMA%20Plan%202006.pdf.
Keywords: Wilmington, New Hanover County, comprehensive plan, land use, CAMA
Overview: This is the joint comprehensive plan for Wilmington and New Hanover County.
Chapters include natural resources, land use and urban design, transportation, infrastructure,
housing, and economic development.
19. City of Wilmington, Development Services. 2012. Plans & Documents. Accessed February 7, 2012.
http://www.wilmingtonnc.gov/development_services/plans_documents.aspx.
Keywords: Wilmington, land use planning,
Overview: This is the Department of Development Services’ website devoted to adopted plans.
Links to the land development code, corridor plans, small area plans, and future land use can be
found.
20. City of Wilmington, Development Services. 2012. Transportation Planning. Accessed February 7,
2012.
http://www.wilmingtonnc.gov/development_services/traffic_transportation/transportation_plan
ning.aspx.
Keywords: Wilmington, transportation planning
Overview: This is the Department of Development Services’ website devoted to transportation
planning within the city. Links to proposed projects pertaining to highway and road planning can
be found, as well as traffic counts.
21. Dave, Ashe. (Local Leaders Look to State to Expand Rail Service) WWAY News Channel 3,
November 4, 2011. Accessed February 10, 2012. http://www.wwaytv3.com/2011/11/04/only-3local-leaders-look-to-state-to-expand-rail-service.
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Keywords: Pender County, New Hanover County, NCDOT, freight rail
Overview: This is a news report from a local television station detailing a proposed plan that
would restore freight rail service on a 27-mile stretch between Castle Hayne and Wallace.
Supporters argue this project would increase farmers’ access to the Port of Wilmington and thus
increase jobs.
22. East Carolina University, Center for Sustainable Tourism. 2011. Tourism Impacts and Second Home
Development in Pender County: A Sustainable Approach. Accessed February 10, 2012.
http://www.ecu.edu/cs-acad/sustainabletourism/upload/pender_presentation-8-9-2011.pdf.
Keywords: Pender County, tourism, development
Overview: This presentation outlines a recent study looking and tourism and development in
Pender County. The study includes an assessment of infrastructure, demographics,
environment, and the economic impacts of the industry in the county.
23. Faulkner, Wayne. (I-40 Encouraged Wilmington’s Economic Growth) Wilmington Star-News, June
28, 2010. Accessed February 8, 2012.
http://www.starnewsonline.com/article/20100628/ARTICLES/100629691.
Keywords: Wilmington, Interstate 40, economic development
Overview: This article from a local newspaper written twenty years after the completion of I-40
to Wilmington in 1990, argues that the interstate was instrumental to the region’s population
and economic growth. He cites spikes in employment, population, and development since 1990.
Interviews with local developers augment the debate.
24. Faulkner, Wayne. (Local Economy Full of Upsets in 2011) Wilmington Star-News, December 23,
2011. Accessed February 8, 2012.
http://www.starnewsonline.com/article/20111223/ARTICLES/111229846.
Keywords: Wilmington, local economy
Overview: This article from a local newspaper cites recent data from the NC Department of
Commerce denoting that both employers and the labor market struggled in 2011. Business
expansions and closures are highlighted.
25. Faulkner, Wayne. (Military Offers Economic Bright Spot for Southeastern NC) Wilmington StarTimes, October 5, 2010. Accessed February 10, 2012.
http://www.starnewsonline.com/article/20101005/ARTICLES/101009802.
Keywords: Southeast North Carolina, military, economic development
Overview: This is an article from a local newspaper describing a local economic development
conference discussing the military’s contribution to the regional economy. BRAC initiatives
affecting both Fort Bragg and Camp Lejeune (both outside the Study Area), have significant
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economic impacts beyond county lines. By 2013, the growth in the military in Southeast NC will
produce an extra $1.3 billion extra in disposable income.
26. Faulkner, Wayne. (Opponents of Megaport Idea Crowd Hearing) Wilmington Star-Times,
December 13, 2011. Accessed February 8, 2012.
http://www.starnewsonline.com/article/20111213/ARTICLES/111219889.
Keywords: North Carolina International Port, Brunswick County, Southport
Overview: This article from a local newspaper describes how citizens came out in full force at a
local hearing to rally against a proposed megaport in Brunswick County.
27. Faulkner, Wayne. (Pender County’s Largest Private Employer Ready to shut its Doors)Wilmington
Star-Times, May 22, 2011. Accessed February 8, 2012.
http://www.starnewsonline.com/article/20110522/ARTICLES/110529907.
Keywords: Pender County, recession, Coty, Inc.
Overview: This article from a local newspaper details the closing of Coty, Inc.’s manufacturing
facility in Pender County.
28. Faulkner, Wayne. (When Economy Rebounds, What Jobs Will Be Available?) Wilmington StarNews, September 5, 2011. Accessed February 8, 2012.
http://www.starnewsonline.com/article/20110905/ARTICLES/110909888.
Keywords: Southeast North Carolina, economic development, jobs, recovery
Overview: This article from a local newspaper cites a local labor market analyst when describing
the changing economy post-recession. Construction and real estate-related jobs are still
suffering, while health-related occupations should continue to gain traction.
29. Feser, Edward. 2004. Visioning North Carolina’s Southeast: An Analysis of Industry Cluster Trends
and Opportunities.Accessed February 8, 2012.
http://www.urban.uiuc.edu/faculty/feser/Pubs/NCSE_Cluster_04.pdf.
Keywords: Southeast North Carolina, economic development, regional economy
Overview: This is an older report commissioned by North Carolina’s Southeast, Inc. to analyze
industry clusters and clustering opportunities in an 11-county region of Southeast North
Carolina. The study makes recommendations on four industry clusters: transportation services,
building products, technical/advanced textiles, and motor vehicles.
30. Finlay, JP. (North Brunswick Market Report: Incentives and Infrastructure Could Mean New
Industry) Greater Wilmington Business Journal, March 4, 2011. Accessed February 10, 2012.
http://www.wilmingtonbiz.com/industry_news_details.php?id=2285.
Keywords: Brunswick County, infrastructure, economic development
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Overview: This article from a local business journal suggests that industrial-zoned land coupled
with excellent infrastructure is huge selling points for Brunswick County.
31. Finlay, JP. (Region Cashing in on the Military) Wilmington Star-Times, May 17, 2011. Accessed
February 10, 2012.http://www.wilmingtonbiz.com/industry_news_details.php?id=2502.
Keywords: Military, economic development, Pender County, New Hanover County, Brunswick
County
Overview: This article from a local business journal states that data from the NC Military
Business Center suggests that military spending in the three-county region amounted to $67
million in 2009. Local officials are also excited about increased spending at nearby military bases
noting the trickle-down effects on the local economy.
32. Gannon, Patrick. (Wilmington Bypass Should be Complete Two Years Early) Wilmington StarNews, September 7, 2011. Accessed February 10, 2012.
http://www.starnewsonline.com/article/20110907/ARTICLES/110909788.
Keywords: Wilmington Bypass, US 17, transportation planning
Overview: This article from a local newspaper details Governor Bev Perdue’s new road funding
plan that would allow the Wilmington Bypass to be completed ahead of schedule.
33. Greater Wilmington Chamber of Commerce. 2012. Cape Fear Skyway Bridge. Accessed February
10, 2012. http://www.capefearskyway.com/index.html.
Keywords: Cape Fear Skyway Bridge, Wilmington, transportation planning
Overview: This is a website set up by the local chamber of commerce as a resource for
information about the proposed Cape Fear Skyway Bridge. The site has information pertaining
to the project’s history and scope, as well as maps.
34. Greater Wilmington Chamber of Commerce. 2012. Homepage. Accessed February 8, 2012.
http://www.wilmingtonchamber.org/.
Keywords: Wilmington, economic development, business
Overview: This is the website for the local chamber of commerce. The site includes information
on the local business climate, including economic development and the largest employers.
35. Greater Wilmington Chamber of Commerce. 2012. Overview of Area: Economic Profile. Accessed
February 8, 2012. http://wilmington.insiderinfo.us/area-overview/economic-profile.
Keywords: Wilmington, demographics, economy
Overview: This profile, produced by the local chamber of commerce, highlights the Wilmington
area, key demographic information, major industries and employers, UNC-W, and the Port of
Wilmington.
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36. Hall, Jr. , William W. 2011. The Local, State, and National Economic Outlook. Accessed February 8,
2012. http://www.csb.uncw.edu/cbes/conf/joint/documents/2011JointEconPowerpoint.pdf.
Keywords: Pender County, New Hanover County, Brunswick County, Wilmington, local economy
Overview: This presentation made by a senior economist at UNC-W profiles the local economy
discussing employment, wages, retail buying, airport and port traffic, and population.
37. Hartgen, David T. 2003. Highways and Sprawl in North Carolina. Accessed February 8, 2012.
http://www.johnlocke.org/acrobat/policyReports/highways-report.pdf.
Keywords: North Carolina, highways, sprawl, population growth
Overview: This report by a professor at UNC-Charlotte and prepared for the John Locke
Foundation analyzes the linkage between highway improvement projects and growth.
Specifically, the author analyzes highway projects throughout the 1990s, and compares it with
population growth, demographics, prior density, and location for each of the state’s 11
commuting district categories (including Wilmington).
38. HDR, Inc. 2006. Comprehensive Wastewater Master Plan. Accessed February 10, 2012.
http://dcm2.enr.state.nc.us/planning/Shallotte/Wastewater%20Master%20Plan%20FINAL.pdf.
Keywords: Brunswick County, wastewater infrastructure
Overview: This is a consultant-written master plan for Brunswick County’s wastewater
infrastructure. It includes population projections, current capacity, and capacity projections and
improvements.
39. Holland Consulting Partners. 2007. Brunswick County CAMA Land Use Plan. Accessed February 7,
2012. http://www.brunsco.net/Departments/LandDevelopment/Planning/LandUsePlan.aspx.
Keywords: Brunswick County, land use, comprehensive planning, CAMA
Overview: This is Brunswick County’s land use plan prepared by a Wilmington-based consultant.
Chapters include housing, employment, demographics, environment, land use, and
development. Transportation infrastructure is also discussed in detail.
40. Imperial, Mark P. and Melinda Powell-Williams. 2006. Town of Wrightsville Beach: 2025 CAMA
Land Use Plan – Core Plan. Accessed February 7, 2012.
http://www.townofwrightsvillebeach.com/Portals/0/WB_CAMAPlan_Final.pdf.
Keywords: Wrightsville Beach, land use, environmental policy, CAMA
Overview: This land use plan complies with NC’s Coastal Area Management Act, 1974, requiring
a plan update every five years. Details regarding land use, infrastructure, and population growth
are all discussed.
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41. Leutze, Will. (Wilmington Megaport Study Revived) Metro Magazine, November 2011. Accessed
February 8, 2012. http://www.metronc.com/article/?id=2328.
Keywords: Wilmington, megaport, North Carolina Maritime Strategy Study
Overview: This is an editorial from a local magazine discusses a recent maritime strategy report,
and its efforts to revive the idea for a proposed port in Brunswick County.
42. Lower Cape Fear Water and Sewer Authority. 2012. Accessed February 8, 2012.
http://www.lcfwasa.org/.
Keywords: Lower Cape Fear, water, sewer, Brunswick County, New Hanover County, Pender
County
Overview: This is the website for the larger regional utility authority with jurisdiction over
multiple counties. The site includes information on facilities and current improvement projects.
43. LS3P. 2008. Pender County Public Schools – School Enrollment Long Range Plan. Accessed February
10, 2012.
http://pendercountyschools.net/UserFiles/Servers/Server_3727387/File/Documents/Pender%20
County%20Schools%20Long%20Range%20Plan%20A%20-%20May%202008.pdf.
Keywords: Pender County, schools, growth
Overview: This consultant study uses population forecasts to project future school enrollment
needs.
44. March, Julian. (Amtrak Studies Bus Link to Wilmington) Wilmington Star-News, January 25, 2012.
Accessed February 10, 2012.
http://www.starnewsonline.com/article/20120125/ARTICLES/120129774.
Keywords: Southeast North Carolina, Amtrak, passenger rail, bus service
Overview: This article from a local newspaper details Amtrak’s study of a proposed “Thruway”
bus service which would connect Wilmington to passenger rail service outside of Raleigh.
45. Martin Associates. 2008. The Projected Economic Impacts of the North Carolina International
Terminal. Accessed February 8, 2012.
http://people.uncw.edu/imperialm/UNCW/PLS_505/NC_Port_Econ%20Impacts.pdf.
Keywords: North Carolina International Port, economic develop
Overview: This is a consultant’s report analyzing the economic impacts of a proposed new port
in Brunswick County. Future projections relating to port capacity, jobs, wages, and growth are
highlighted.
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46. Mauer, Kevin. (New Hanover Developers Say Sewer Ruling Stifling Development) Wilmington StarTimes, January 11, 2012. Accessed February 10, 2012.
http://www.starnewsonline.com/article/20110129/ARTICLES/110129603.
Keywords: New Hanover, development, sewer infrastructure
Overview: This article from a local newspaper that describes New Hanover developers’ concerns
that the state’s recent changes to the way sewer capacity is calculated is hurting development.
Prior calculations focused on ensuring sewage flows didn’t exceed the limits of the plants that
treated it. As of 2008, the state began using a “worst-case scenario calculation” where all
potential flow is added to a scenario where a plant malfunctions.
47. Mauer, Kevin. (Ten-Year Capital Plan for Utility Authority Includes $65 Million in Improvements)
Wilmington Star-Times, February 14, 2011. Accessed February 10, 2012.
http://www.starnewsonline.com/article/20110214/ARTICLES/110219834.
Keywords: Cape Fear Utility Authority, Capital Improvement Program, expansion
Overview: This article from a local newspaper details a recent capital improvement programs
that will help fund expansion at three existing wastewater facilities that have surpassed
capacity.
48. McGrath, Gareth. (New Hanover Worried New EPA Regulations Would Stall Growth) Wilmington
Star-News, February 26, 2011. Accessed February 8, 2012.
http://www.starnewsonline.com/article/20110226/ARTICLES/110229729.
Keywords: EPA, economic development, New Hanover County,
Overview: This article from a local newspaper describes how local leaders have expressed
concern that new EPA regulations could make it difficult to attract businesses to the county. The
case study used here pertains to air quality regulations and Titan America located in Castle
Hayne.
49. McPherson, Martina. 2008. Predicting Areas of Increasing Development in North Carolina Coastal
Counties. Accessed February 8, 2012.
http://www.duke.edu/~jswenson/mmcpherson_proj2008.pdf.
Keywords: Southeast North Carolina, development, conservation
Overview: This study performed by a Master’s student at Duke University attempts to predict
where development might occur in Pender, New Hanover, and Brunswick Counties, and its
potential impacts on the natural systems. GIS layers were created through a weighted overlay,
combining land cover change data, beach access locations, and existing roadways.
50. Miller, Shelly. 2008. Urban Watershed Restoration through Community Conservation. Accessed
February 8, 2012.
http://www.nacdnet.org/policy/urban/resources_by_topic/files/water_quality_miller.pdf.
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Keywords: Watershed planning, conservation, New Hanover
Overview: This is a presentation by the new Hanover Soil and Water Conservation District
describing a watershed restoration case study from New Hanover County.
51. Mulkey Engineers & Consultants. 2011. Hampstead Bypass: Transportation Corridor Official Map.
Accessed February 7, 2012. http://www.wmpo.org/PDF/2011-117_Hampstead%20Bypass%20Corridor%20Official%20Map.pdf.
Keywords: Hampstead Bypass, Pender County, transportation planning
Overview: This is a consultant map for the proposed Hampstead Bypass, scheduled for FY2020.
52. National Gateway. 2011. Special Train at Port of Wilmington Signal End of Carolina Corridor.
Accessed February 8, 2012. http://www.nationalgateway.org/news-resources/in-thenews/special-train-port-wilmington-signals-completion-carolina-corridor.
Keywords: freight, railway, Port of Wilmington
Overview: This is a press release announcing the completion of the Carolina Corridor, an
upgraded railway connecting Charlotte and Wilmington.
53. New Hanover County Department of Planning and Inspections. 2012. Homepage. Accessed
February 7, 2012. http://www.nhcgov.com/PlanInspect/Pages/default.aspx.
Keywords: New Hanover County, land use planning
Overview: This is the website for New Hanover County’s planning department. Links to
comprehensive plans, small area plans and related data are available.
54. New Hanover County Local Watershed Planning Group. 2002. Watershed Plan Summary Accessed
February 8, 2012.
http://www.ces.ncsu.edu/depts/agecon/WECO/publication/Final_New_Hanover_Plan.pdf.
Keywords: New Hanover County, watershed planning
Overview: This is a study completed with cooperation Watershed Education for Communities
and Local Officials (WECO) and the NC Wetlands Restoration Program. The planning group
writing the report identified and prioritized issues of concern, developed goals and objectives
for the watershed, and provided recommendation.
55. New Hanover Soil and Water Conservation District. 2012. Homepage. Accessed February 8, 2012.
http://www.nhswcd.org/index.html.
Keywords: New Hanover, conservation
Overview: This is the website for the local soil and water conservation district. The site includes
links to maps and local cooperative partners.
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56. North Carolina Department of Commerce, Broadband Division. 2012. Homepage. Accessed
February 10, 2012. http://www.e-nc.org/.
Keywords: North Carolina, broadband, mapping
Overview: The North Carolina Department of Commerce $6.6 million in federal funding (20102014) to assess the state’s broadband status, capacity, needs, and future. The site includes an
interactive broadband mapping tool, and profiles on each county pertaining to broadband
providers, demographics, and public Wi-Fi accessibility.
57. North Carolina Department of Commerce. 2012. Community Development. Accessed February 8,
2012. http://www.nccommerce.com/cd/community-planning/regional-officeservices/southeastern.
Keywords: NCDOC, Southeastern North Carolina, community development, regional planning
Overview: This is the website for the Southeastern Regional office of NCDOC’s Community
Development division. The office offers community planning assistance in the form of land use
planning, GIS, economic development, and growth management across sixteen counties.
58. North Carolina Department of Commerce. 2011, Brunswick and Surrounding Region. Accessed
February 8, 2012. http://files.www.brunswickedc.com/demographics/the-region/Profile__Brunswick_and_Surrounding_Region_3.pdf.
Keywords: NCDOC, Brunswick County, demographics, labor market, quality of life
Overview: This is a county profile produced by NCDOC with information on demographics,
economic development, labor market, and quality of life indicators.
59. North Carolina Department of Commerce. 2011. New Hanover County. Accessed February 8, 2012.
http://accessnc.commerce.state.nc.us/docs/countyProfile/NC/37129.pdf.
Keywords: NCDOC, New Hanover County, demographics, labor market, quality of life
Overview: This is a county profile produced by NCDOC with information on demographics,
economic development, labor market, and quality of life indicators.
60. North Carolina Department of Commerce. 2011. Pender County. Accessed February 10, 2012.
http://accessnc.commerce.state.nc.us/docs/countyProfile/NC/37141.pdf.
Keywords: NCDOC, Pender County, demographics, labor market, quality of life
Overview: This is a county profile produced by NCDOC with information on demographics,
economic development, labor market, and quality of life indicators.
61. North Carolina Department of Commerce, Policy, Research and strategic Planning Division. 2008.
North Carolina’ s Military Footprint: Current Economic Impacts and Projections for 2013. Accessed
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February 10, 2012.
http://www.nccommerce.com/Portals/0/Research/Industry%20Reports/North%20Carolinas%20
Military%20Footprint.pdf.
Keywords: North Carolina, military, economic development
Overview: This is an NCDOC report highlighting the military’s current and future economic
impact for the entire state through 2013. North Carolina has the fourth largest active-duty
military population. This report looks at the current military presence, proposed new activities,
and economic projections through 2013.
62. North Carolina Employment Security Commission. Accessed February 8, 2012. www.ncesc.com.
Keywords: North Carolina, employment, labor
Overview: This source provides employment and labor force statistics for North Carolina,
including metropolitan statistical areas and counties.
63. North Carolina Department of Environmental and Natural Resources, Division of Coastal
Management. 2012. CAMA- Land Use Planning. Accessed February 7, 2012.
http://dcm2.enr.state.nc.us/Planning/planning.htm.
Keywords: Coastal Area Management Plan, land use planning, environment
Overview: The Coastal Area Management Act required each of the 20 coastal counties to have a
land use plan coordinated with the NC Coastal Commission. This website is a resources for
those counties to create and manage said plan.
64. North Carolina Department of Transportation. 2012. Cape Fear Skyway. Accessed February 8,
2012. http://www.ncdot.gov/projects/capefearskyway/.
Keywords: NCDOT, bridge, Cape Fear Skyway, toll road
Overview: This is NCDOT’s website for the proposed Cape Fear Skyway project, a new toll road
and bridge that would connect the US 17 Bypass in Brunswick County to US 421 near
Wilmington. Project specifics including updates, costs, presentations, and maps can be found
here.
65. North Carolina Department of Transportation. 2005. I-74 Feasibility Study. Accessed February 8,
2012. http://www.ncdot.org/projects/I74feasibility/.
Keywords: NCDOT, Interstate 74, transportation planning, Brunswick County
Overview: This is the webpage for NCDOT’s feasibility study for the proposed Interstate 74 in
Brunswick and Columbus Counties. The study describes existing conditions, proposed routes
and alternatives, and forecasted traffic. Maps accompany the study.
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66. North Carolina Department of Transportation. 2005. Southeastern North Carolina Passenger Rail
Study. Accessed February 7, 2012. http://www.bytrain.org/fra/nc7/July05SENCRPT.pdf.
Keywords: Southeast North Carolina, passenger rail
Overview: This NCDOT study reviewed an earlier feasibility study from 2001, proposed
passenger routes, and provided analysis pertaining to infrastructure and economic
development. Recommendations and implementation steps follow.
67. North Carolina Department of Transportation. 2011. US 17 Hampstead Bypass. Accessed February
8, 2012. http://www.ncdot.org/projects/us17hampsteadbypass/.
Keywords: NCDOT, highway, transportation planning, US 17, Hampstead
Overview: This is NCDOT’s website for the US 17 Hampstead Bypass, a proposed highway
project just north of Wilmington. The site contains maps, project updates, and proposed routes.
68. North Carolina Department of Transportation. 2005. Strategic Highway Corridors. Accessed
February 8, 2012. http://www.ncdot.org/doh/preconstruct/tpb/SHC/overview/.
Keywords: NCDOT, transportation planning, strategic corridor
Overview: This is NCDOT’s website that outlines its strategic corridors initiative, a plan to protect
and maximize mobility on a select number of highway corridors. The site includes links to
background information, studies, and maps.
69. North Carolina Department of Transportation, Rail Division. 2005. Southeastern North Carolina
Passenger Rail Study. Accessed February 10, 2012.
http://www.bytrain.org/future/pdf/July05SENCRPT.pdf.
Keywords: Southeast North Carolina, passenger rail
Overview: This NCDOT examines the potential of passenger rail service in Southeast North
Carolina. Several corridors are studied with traffic projections and cost analyses. The study
recommends that the state should add the Wilmington to Raleigh route (via Goldsboro) to its
State Rail Plan.
70. North Carolina Department of Transportation, Rail Division. 2005. Southeastern North Carolina.
Accessed February 10, 2012. http://www.bytrain.org/future/southeastern.html.
Keywords: Southeast North Carolina, passenger rail
Overview: This is NCDOT Rail Division’s website for Southeast North Carolina. It includes links to
a feasibility study from 2001, and a rail study from 2005.
71. North Carolina Department of Transportation, Transportation Planning Branch. 2012. Brunswick
County Comprehensive Transportation Plan Study. Accessed February 8, 2012.
http://www.ncdot.org/doh/preconstruct/tpb/planning/BrunswickCo.html.
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Keywords: Brunswick County, transportation planning, NCDOT
Overview: This is NCDOT’s website pertaining to a transportation plan for Brunswick County. The
study is currently in development and will contain a full multi-modal analysis of Brunswick’s
transportation infrastructure. The site includes numerous maps relating to transportation
infrastructure in Brunswick.
72. North Carolina Department of Transportation, Transportation Planning Branch. 2012. Pender
County Comprehensive Transportation Plan Study. Accessed February 8, 2012.
http://www.ncdot.org/doh/preconstruct/tpb/planning/PenderCo.html.
Keywords: Pender County, transportation planning, NCDOT
Overview: This is NCDOT’s website pertaining to a transportation plan for Pender County. The
study is currently in development and will contain a full multi-modal analysis of Pender’s
transportation infrastructure.
73. North Carolina Department of Transportation, Transportation Planning Branch. 2012. Topsail Area
Comprehensive Transportation Plan Study. Accessed February 8, 2012.
http://www.ncdot.org/doh/preconstruct/tpb/planning/TopsailIsland.html.
Keywords: Topsail Beach, Surf City, Pender County, Onslow County, transportation planning,
NCDOT
Overview: This is NCDOT’s website pertaining to a transportation plan for the Topsail Beach
area. Completed in 2009, this study provides a complete analysis of the Topsail area
transportation infrastructure and projects future capacity deficiencies. Maps accompany the
study.
74. North Carolina Department of Transportation, Transportation Planning Branch. 2011.
Comprehensive Transportation Plan: Topsail Area. Accessed February 8, 2012.
http://surfcity.govoffice.com/vertical/Sites/%7BE3B58D98-8351-44DD-A832B11828C397F0%7D/uploads/%7BE5617D08-6E97-4B23-8959-2481D228AB0A%7D.PDF.
Keywords: Topsail Beach, Surf City, Pender County, Onslow County, transportation planning,
NCDOT
Overview: This is NCDOT’s transportation plan for the Topsail Area, which includes parts of
Pender and Onslow Counties. The plan inventories the existing and future transportation
network for the study area, and then makes recommendations for implementation.
75. North Carolina Division of Forest Resources. 2010. North Carolina’s Forest Resources Assessment:
A Statewide Analysis of the Past, Current, and Projected Conditions, of North Carolina’s forest
Resources. Accessed February 10, 2012.
http://www.ncforestassessment.com/PDF/NC%20Forest%20Assessment%20Complete.pdf.
Keywords: North Carolina, forest, resources
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Overview: This study evaluates the past and current status of North Carolina forests, and
attempts to forecast future conditions. Goals, objectives, strategies and maps all augment this
study of forest resources.
76. North Carolina Rails to Trails Conservancy. 2011. The Atlantic Seaboard Coast Line Trail Concept
Plan: Connecting Fayetteville and Wilmington. Accessed February 10, 2012.
http://www.railstotrails.org/resources/documents/whatwedo/TrailDART/Report_ASCL_North%2
0Carolina%20Concept%20Plan_low%20res.pdf.
Keywords: Wilmington, Southeast North Carolina, rails-to-trails, greenway
Overview: This is a report assessing the potential conversion of an abandoned segment of the
Atlantic Seaboard Coast Line (ASCL) into a multi-use trail. Tourism, economic, and health
benefits are all cities, as well as several case studies. Maps of the proposed route and a list of
adjacent property owners are included.
77. North Carolina Ports. 2012. Port of Wilmington. Accessed February 8, 2012.
http://www.ncports.com/port_of_wilmington.htm.
Keywords: Port of Wilmington, North Carolina State Ports Authority
Overview: This is the website for the Port of Wilmington, owned by the state’s port authority.
Information regarding port statistic, capacity, cargo, foreign trade zones, and business
development can be found.
78. North Carolina’s Southeast. 2011. 2011 State of the Region: Annual Economic Indicators Report.
Accessed February 7, 2012. http://files.ncse.gethifi.com/news-and-media/reportcenter/NCSE_SOTR_web.pdf.
Keywords: Southeast North Carolina, economic indicators, demographics
Overview: This is a comprehensive report produced by the local economic development
organization. It includes industry profiles, quality of life metrics, business data, infrastructure,
population, among numerous data and graphs.
79. North Carolina’s Southeast. 2011. Cleared for Takeoff: Aviation and Aerospace in North Carolina’s
Southeast. Accessed February 10, 2012. http://files.www.ncse.org/industry-clusters/aviationaerospace/tabs/industry-overview/NCSE_bro_aviation_aerospace_2.pdf.
Keywords: Southeast North Carolina, aviation, aerospace, economy
Overview: This is a brochure produced by the local economic development organization
highlighting the aviation and aerospace industry in the region. Local infrastructure and
demographics are denoted.
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80. North Carolina’s Southeast. 2011. Transportation, Logistics, and Infrastructure. Accessed February
8, 2012. http://files.ncse.gethifi.com/regional-clusters/regional-profiledemographics/Transportation.pdf.
Keywords: Southeast North Carolina, transportation, logistics, infrastructure
Overview: This profile produced by the regional economic development organization contains
detailed information on transportation, logistics, and infrastructure. Roadways, ports, airports,
railways, water, sewer, and electricity are all discussed in detail.
81. North Carolina’s Southeast. 2012. Your Business Advantage. Accessed February 7, 2012.
http://www.ncse.org/.
Keywords: Southeast North Carolina, economic development, business, demographics
Overview: This is the website for the economic development organization representing eleven
counties in Southeast North Carolina. The site has information on the business climate, regional
demographics, major employers, the labor market, and the local infrastructure (including
highway projects, airports, and the port). Demographic profiles of each county are also
available.
82. North Carolina Sustainable Energy Association. 2011. North Carolina Clean Energy Data Book.
Accessed February 10, 2012.
http://energync.org/assets/files/NCSEA%20_2011_CEDB_COMPRESSED_FOR_WEB_low_res.pdf.
Keywords: North Carolina, energy, sustainable
Overview: This is a study that aims to highlight clean energy resources and potential in North
Carolina. Current electricity provides, potential renewable providers, and energy efficiency
potential are all discussed, augmented by geographic categories.
83. O’Neal, Jamal E. (Baseball Battle) Greater Wilmington Business Journal, February 3, 2012.
Accessed February 10, 2012.
http://www.wilmingtonbiz.com/industry_news_details.php?id=3208.
Keywords: Wilmington, downtown redevelopment, baseball stadium, marina
Overview: This article from a local business journal describes the contentions battle to construct
a minor league baseball stadium as the lynchpin for downtown redevelopment. The article also
discusses luring potential international investors, particularly Chinese, to finance downtown
development.
84. O’Neal, Jamal E. (Wilmington Apartment Vacancy Lowest in Southeast) Greater Wilmington
Business Journal, February 6, 2012. Accessed February 10, 2012.
http://www.wilmingtonbiz.com/industry_news_details.php?id=3194.
Keywords: Wilmington, apartment vacancy, leasing rate
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Overview: This article from a local business journal cites a recent report that names Wilmington
with the lowest apartment vacancy rates in the Southeast. Low vacancy rates are an indicator of
an improving local job market and are likely to spur construction of additional multi-family
development.
85. Paxton, Don. (Visitors Won’t See Windmills from Beach) The Pender Post, November 24, 2011.
Accessed February 8, 2012. http://www.thependerpost.com/news/article_d9b9ef02-151e-11e18137-001cc4c002e0.html.
Keywords: Windmill farms, beach, Pender County, Topsail
Overview: This article from a local newspaper cites the North Carolina Sierra Club as stating that
proposed offshore windmill farms would not be seen from local beaches.
86. Pender County. 2012. Water and Wastewater Infrastructure. Accessed February 8, 2012.
http://www.pendercountync.gov/Business/EconomicOpportunity/WaterWastewaterInfrastructur
e.aspx.
Keywords: Pender County, water infrastructure, sewer
Overview: This is the county’s website describing the water and wastewater infrastructure.
Details on current and future water and wastewater infrastructure are available.
87. Pender County. 2008. 20-Year Water and Sewer Capital Improvement Program. Accessed February
8, 2012. http://ncbase.org/attachments/175_Capital%20Improvement%20Plan%20%20101508.pdf.
Keywords: Pender County, water, sewer, capital improvements
Overview: This report is Pender County’s capital improvement program for water and
wastewater infrastructure. It details a description of existing facilities, forecasted needs, and
expected costs.
88. Pender County. 2005. CAMA Land Use Plan: 2005 Update. Accessed February 8, 2012.
http://www.pendercountync.gov/LinkClick.aspx?fileticket=cKAX5j0j9lo%3d&tabid=321.
Keywords: Pender County, CAMA, land use plan, coastal management
Overview: This is the CAMA-mandated land use plan for Pender County. Topics of detail include
infrastructure, land use patterns, transportation, water and wastewater, and conservation.
89. Pender County Division of Planning. 2012. Homepage. Accessed February 8, 2012.
http://www.pendercountync.gov/Government/Departments/PlanningCommunityDevelopment/
PlanningZoning.aspx.
Keywords: Pender County, planning
Overview: This is the Pender County Planning Division website. The site includes links to current
plans and projects within the county.

Comparative Communities Analysis

Page 180

90. Port of Wilmington and North Carolina International Port. 2006. North Carolina Ports: Assets to
Recruit Business and Industry. Accessed February 8, 2012. http://files.ncse.gethifi.com/news-andmedia/report-center/ports.pdf.
Keywords: Port of Wilmington, North Carolina International Port, economic development
Overview: This is a presentation the Port of Wilmington’s strengths and ability to drive economic
development in Southeast North Carolina. Port capacity, competitor ports, and major customers
are highlighted. The proposed North Carolina International Port in Brunswick County is also
discussed.
91. Save the Cape, Inc. 2012. North Carolina’s Cape Fear. Accessed February 10, 2012.
http://savethecape.org/stcwp1/.
Keywords: Cape Fear, conservation, environment, megaport, industrial zone
Overview: This is the homepage for a local non-profit organ charged with researching issues
affecting the natural systems on Cape Fear and educating the public. The site includes
information on the proposed megaport and industrial zone in Brunswick County, as well as
feasibility studies associated with river restoration.
92. Southeastern Economic Development Commission. 2012. Homepage. Accessed February 10, 2012.
http://www.sedcnc.org/.
Keywords: Southeast North Carolina, economic development
Overview: This is SEDB’s website. The organization is defined as an Economic Development
District (EDA) per the US Economic Development Administration. The organization aims to
create new jobs while maintaining existing jobs in Southeast North Carolina. A link to the
Comprehensive Economic Development Strategy can be found here.
93. Southeastern Economic Development Commission. 2007. Comprehensive Economic Development
Strategy. Accessed February 10, 2012.
http://www.sedcnc.org/documents/2007CEDSREPORT_002.pdf.
Keywords: Southeast North Carolina, economic development, demographics,
Overview: This SEDC report provides a regional snapshot highlighting the local economy,
demographics, transportation, infrastructure, and quality of life.
94. The Southeast Regional Partnership for Planning and Sustainability. 2012. Homepage. Accessed
February 10, 2012. http://serppas.org/.
Keywords: Regional planning, sustainability, conservation, mapping
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Overview: This is the website for SERPAAS, a multi-state regional planning organization focused
on natural systems planning. Current projects, updates, and mapping tools can all be accessed
here.
95. Smith Creek Planning Initiative Working Partners. 2008. Smith Creek Watershed Management
Plan. Accessed February 8, 2012.
http://www.wilmingtonnc.gov/portals/0/documents/Development%20Services/Environment%20an
d%20Historic%20Preservation/Environmental/Smith_Creek_Plan.pdf.
Keywords: Smith Creek, Wilmington, watershed planning
Overview: This watershed plan attempts to assess the current state of the watershed, offer
recommendation for improving the water quality, and educate the public on the plan.
96. Steelman, Ben. (Decades of Effort put into 122-mile, $417m Stretch of I-40) Wilmington StarNews, June 28, 2010. Accessed February 8, 2012.
http://www.starnewsonline.com/article/20100628/ARTICLES/100629689.
Keywords: Wilmington, transportation plan, Interstate 40
Overview: This article from a local newspaper written on the twentieth anniversary of the
completion of I-40 to Wilmington. The article details the political process behind transportation
planning efforts to extend I-40 to Wilmington in the 1970s and 1980s. Economic benefits
including employment and retails sales are cited to support the completed project.
97. Taylor, Charles. (“Super Wi-Fi” Comes to New Hanover County, NC) County News, January 30,
2012. Accessed February 8, 2012.
http://www.naco.org/newsroom/countynews/Current%20Issue/1-3012/Pages/%E2%80%98SuperWi-Fi%E2%80%99comestoNewHanoverCounty,NC.aspx.
Keywords: New Hanover, super wi-fi
Overview: This article from the National Association of Counties details New Hanover County’s
launch of super wi-fi, the first of its kind in the nation.
98. Town of Burgaw Planning Department. 2012. Homepage. Accessed February 8, 2012.
http://townofburgaw.com/town-hall-departments/planning-and-zoning-2/.
Keywords: Burgaw, planning, Pender County
Overview: This is the Burgaw’s planning department page. Zoning maps, corridor studies, and
ordinances may be accessed here.
99. Town of Carolina Beach, Planning and Development. 2007. Town of Carolina Beach 2007 CAMA
Land Use Plan. Accessed February 7, 2012.
http://www.carolinabeach.org/site_new/pages/documents/2007CRCapprovedLUP.pdf.
Keywords: Carolina Beach, CAMA, land use plan
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Overview: This is Carolina Beach’s land use plan which includes chapters on existing conditions,
population, housing, growth, and future land use.
100. Town of Kure Beach. 2007. Land Use Plan. Accessed February 7, 2012.
http://www.townofkurebeach.org/govLUP.html.
Keywords: Town of Kure Beach, CAMA, land use plan
Overview: This is Kure Beach’s land use plan which includes chapters on existing conditions,
population, housing, population projections, natural systems, transportation and future land
use. Links to maps are provided.
101. Town of Leland Planning Department. 2012. Homepage. Accessed February 7, 2012.
http://www.townofleland.com/Development_Services.
Keywords: Leland, comprehensive planning
Overview: This is the website for Leland’s Planning Department. It includes links to the town’s
master plan and development code.
102. UNCW Entrepreneurship Center. 2012. Homepage. Accessed February 10, 2012.
http://uncwec.org/.
Keywords: UNCW, entrepreneurship, local economy
Overview: This is the website for the entrepreneurship organization affiliated with UNCW. It
aims to link together emerging and high-growth ventures and relevant support organization to
support business growth. Current programs, research, and case studies are accessible from the
site.
103. United States Bureau of Labor Statistics. Accessed February 3, 2012. www.bls.gov.
Keywords: United States, employment, labor
Overview: This website documents employment and labor statistics at national, regional, and
county levels.
104. United States Census Bureau. Accessed February 3, 2012. www.census.gov.
Keywords: United States, population, households, income
Overview: This website provides population, household, and income trends at national,
regional, county, and place levels.
105. United States Census Bureau. State and County Quickfacts: NorthCarolina. 2012. Accessed
January 16, 2012. http://quickfacts.census.gov/qfd/states/12000.html.
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Keywords: Census, demographics, population
Overview: This is the US Census Bureau’s website and is a comprehensive source for detailed
population, economic, and employment data.
106. United States Coast Guard. 2012. North Carolina Sector. Accessed February 10, 2012.
http://www.uscg.mil/d5/sectnorthcarolina/.
Keywords: USCG, Wilmington
Overview: This is the website for the US Coast Guard North Carolina Sector ‘s Wilmington
operations. Information about the sector and units can be found here.
107. United States Environmental Protection Agency. Accessed February 3, 2012. www.epa.gov.
Keywords: United States, environment, air, water
Overview: This website provides environmental information, including air, climate change, land
and cleanup, waste, and water.
108. United States Geological Survey. 2011. Land Cover Trends Project: Middle Atlantic Coastal Plain.
Accessed February 10, 2012. http://landcovertrends.usgs.gov/east/eco63Report.html.
Keywords: Land cover, change, coastal plain
Overview: This website is part of the Land Cover Trends Project by the USGS. It details land
cover change since 1973 and augments the discussion with appropriate maps.
109. University of North Carolina, Wilmington. 2012. Homepage. Accessed February 8, 2012.
http://uncw.edu/.
Keywords: University of North Carolina, Wilmington, higher education
Overview: This is the website for the University of North Carolina at Wilmington, a four-year
public university located in the city.
110. University of North Carolina Wilmington, Division for Public Services and Continuing Education.
2011. Public Education Series on Economic Development. Accessed February 8, 2012.
http://uncw.edu/pscs/economicdevelopment.html.
Keywords: Wilmington, economic development, mayor, UNC-W
Overview: This website provided links to a six-part video discussion created by UNC-W in
cooperation with the Mayor of Wilmington to discuss economic development in the city. The
series includes roundtable interviews with 21 business experts representing state and local
governments, private sectors, citizen stakeholders, local business owners, business scholars and
professional economic developers.
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111. Urban Resource Group. 2006. NC 53 Corridor Study. Accessed February 8, 2012.
http://69.161.222.128/wp-content/uploads/NC-53-Corridor-Workbook.pdf.
Keywords: NC 53, corridor
Overview: This is a consultant’s study on the NC 53 corridor within Burgaw in Pender County.
Existing conditions, traffic data, land use and recommendations are all discussed.
112. Vance, Merton. (What was I-40, Inc.?) My Reporter.com, June 24, 2010. Accessed February 8,
2012. http://www.myreporter.com/?p=7027.
Keywords: Wilmington, Interstate 40, Southeastern North Carolina
Overview: This is a blog posting where reporters from the Wilmington Star-News answer reader
questions. This posting pertains to I-40, Inc., a lobbying arm that began in the 1970s for the
purpose of extending Interstate 40 from Raleigh to Wilmington. The blog provides historical
background on the transportation planning process behind the extension of I-40.
113. Vos, Esme (US National Broadband Map Released) MuniWireless, February 17, 2011. Accessed
January 27, 2012. http://www.muniwireless.com/2011/02/17/us-national-broadband-mapreleased/.
Keywords: broadband, telecommunications, internet
Overview: This website describes the US Department of Commerce’s recent release of a
interactive map tool conveying broadband penetration throughout the country. It also
describes what qualifies as adequate broadband service.
114. Wilbur Smith Associates. 2007. Proposed Cape Fear Skyway: Preliminary Traffic and Revenue
Study. Accessed February 7, 2012. http://www.wmpo.org/PDF/2006-07_SkywayT&RFinal.pdf.
Keywords: Wilmington, Cape Fear Skyway, NC Turnpike Authority, bridge
Overview: Prepared for the NC Turnpike Authority by a consultant, this study assesses projected
traffic and revenues relating to the construction of a new bridge connecting Wilmington and
Brunswick County. Several bridge scenarios are proposed, augmented by demographic and
employment data for the region.
115. Williams, KJ. (Water Plan Looks to Future Growth in Pender County) Wilmington Star-News,
June3, 2009. http://www.starnewsonline.com/article/20090603/articles/906034001.
Keywords: Pender County, water treatment
Overview: This article from a local newspaper details Pender County’s plans to construct a water
treatment facility with the capacity to expand at a later date to accommodate future growth.
116. Wilmington International Airport. 2012. Homepage. Accessed February 8, 2012.
http://www.flyilm.com/.
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Keywords: Wilmington, airport
Overview: This is the website for Wilmington International Airport and includes information
about the airport (including future projects) as well as typical airport information relating to
flight data, route maps, and concourses.
117. Wilmington Industrial Development. 2012. Improving Business in the North Carolina Region.
Accessed February 8, 2012. http://www.wilmingtonindustry.com/.
Keywords: Economic development, business expansion, demographics,
Overview: This is the website for a private, non-profit organization created to facilitate business
relocation/expansion to Southeast North Carolina. The site includes extensive demographic
information, as well as largest employers in each county, and regional infrastructure.
118. Wilmington Urban Area Metropolitan Organization. 2012. Traffic Counts and Crash Reports.
Accessed February 7, 2012. http://www.wmpo.org/traffic.html.
Keywords: WMPO, traffic, interactive mapping
Overview: This is the site for WMPO’s newly released interactive mapping tool for traffic counts
and crash reports.
119. Wilmington Urban Area Metropolitan Planning Organization. 2011. US 17/NC 210 Corridor Study.
Accessed February 7, 2012. http://www.wmpo.org/PDF/2012-01_FinalDraftUS17-NC210.pdf.
Keywords: US 17, NC 210, corridor management, transportation planning, Pender County,
Hampstead
Overview: This study, performed in cooperation with NCDOT, analyzes the US 17 corridor near
Hampstead in Pender County. Public participation is noted and recommendations are made to
improve access, mobility, and safety along the corridor.
120. Wilmington Urban Area Metropolitan Planning Organization. 2010. Cape Fear Commutes 2035:
Identifying Tomorrow’s travel Needs Today. Accessed February 7, 2012.
http://www.wmpo.org/CFC/.
Keywords: Wilmington MPO, transportation planning, regional planning,
Overview: This study is a long-range transportation plan for the Wilmington urbanized area. The
plan establishes goals and objectives for transportation planning within the urbanized area, and
makes specific recommendations for improvement projects and funding sources. The plan
considers all modes of transportation.
121. Wilmington Urban Area Metropolitan Planning Organization. 2008. Cape Fear Historic Byway:
Corridor Management Plan. Accessed February 7, 2012. http://www.wmpo.org/200804_CFHBPlan.html.
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Keywords: Cape Fear Historic Byway, corridor plan, transportation planning
Overview: This plan’s goals are to preserve the historical integrity, reveal the natural character,
convey the social diversity, celebrate the varied attractions, and enhance the many modes of
transportation of Cape Fear Historic Byway, the first entirely urban scenic byway in the state of
North Carolina.
122. Wilmington Urban Area Metropolitan Planning Organization. 2005. Thoroughfare Plan. Accessed
February 8, 2012. http://www.wmpo.org/PDF/2005_WMPOThoroughfarePlan.pdf.
Keywords: Wilmington MPO, thoroughfare plan, transportation plan
Overview: This is a map produced by the Wilmington MPO as their thoroughfare plan.
123. The Wooten Company. 2010. Pender County Comprehensive Land Use Plan. Accessed February 8,
2012. http://www.pendercountync.gov/LinkClick.aspx?fileticket=iAJSArsAliw%3d&tabid=321.
Keywords: Pender County, comprehensive plan, land use planning
Overview: This is the comprehensive plan for Pender County developed by a consultant.
Chapters include existing conditions, demographics, housing, economic development, natural
systems, transportation, and infrastructure.
124. WWAY News Channel 3. 2009. Southeast North Carolina Population Growing Despite
Unemployment Numbers. Accessed February 8, 2012.
http://www.wwaytv3.com/southeast_nc_population_growing_despite_unemployment_number
s/03/2009.
Keywords: Southeast North Carolina, population, census
Overview: This news report from a local television station cites Southeast North Carolina’s
continued population growth despite increasing unemployment due to the recession. Southeast
North Carolina ranks #26 nationally for growth.

Northeast South Carolina
1. AirNav.com. Dillon County Airport, Dillon, South Carolina, USA. Effective February 09, 2012.
Accessed February 13, 2012. http://www.airnav.com/airport/DLC.
Keywords: Federal Aviation Administration (FAA) information, runway, control tower
Overview: Dillon County has one small airfield with a single 3,000 foot runway (7/25) that is in
overall poor condition. The runway has cracks with grass growing through them. Aircraft
operations: average 50/month (57% local general aviation, 38% transient general aviation, 5%
military - for 12-month period ending 09 July 2009).
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2. DexKnows. Dillon County, SC Processing and Manufacturing. Accessed February 16, 2012.
http://www.dexknows.com/local/industrial_goods_and_services/processing_and_manufacturing
/geo/co-dillon_county-sc/.
Keywords: Fabrication, metalworking, coating, plastic, welding, machine
Overview: A comprehensive listing of over 50 processing and manufacturing enterprises in Dillon
County. Site includes links to each site and provides a brief overview of each company with
contact information.
3. Dillon County, South Carolina. Home Page. Accessed February 16, 2010.
http://dilloncounty.sc.gov/.
Keywords: Recreation, tourism, community, medical, education, churches, religion
Overview: Provides links to county administrator, county council, county departments,
employment, history, points of interest, festivals, etc.
4. Dillon County, South Carolina. Just the Facts. Accessed February 16, 2010.
http://dilloncounty.sc.gov/facts/.
Keywords: population, employment, housing, income
Overview: Dillon County web page provides basic facts including land area, type of government,
population trends, employment by general type, median household income, and housing by
owner occupied and renter occupied.
5. Florence County Economic Development Partnership. Business and Industry. Accessed February
15, 2012. http://www.fcedp.com/business.
Keywords: Business, workforce, industry, companies
Overview: Florence County states that it is home to five international companies. They come
from Germany, Ireland, Japan, Switzerland, Taiwan, and the U.K. (I count 6 countries, too.), and
more than 80 U.S. Based corporations. Florence County cites a readily available and skilled
workforce as being the primary reason business has chosen to locate within its borders.
6. Florence County, Office of Economic Development. Accessed February 10, 2012.
www.florenceco.org.
Keywords: Business, workforce, industry, companies
Overview: Florence County asserts having been named among America’s top 50 cities for
business relocation and expansion (by Expansion Management Magazine.) The Florence County
Economic Development Partnership works to recruit new business and industry to the county
while helping their existing industries grow and expand. Florence County states that their
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commitment to a job well done has won them many friends in the international business
community, including firms such as ABB, DuPont, G.E. Heinz, Honda, Johnson Controls, Monster,
QVC, Roche and many others. It must be assumed that these companies have facilities in
Florence County.
7. Marion County Economic Development Commission. Community Profile. Accessed February 12,
2012. http://www.marioncountysc.com/communityprofile.html.
Keywords: History, demographics, education, health care, housing, recreation, communities,
population, annual salaries, climate
Overview: On this site, the Economic Development Commission of Marion County presents a
brief overview of the county, addressing the points listed above in key words.
8. Marion County Economic Development Commission. Industry and Products. Accessed February 12,
2012. http://marioncountysc.com/industry-government.html.
Keywords: Manufacturing, fabrication, automotive, components, distribution
Overview: Lists 24 county located businesses by name and function. Includes Coca-Cola,
Beneteau Sailboats, Ready Mix Concrete, and American Light Bulb. Employment percentages
listed by sector. Highest is in manufacturing (22.7%) and Trade/Transportation/Utilities (19.8%).

9. Marion County Economic Development Commission. Transportation. Accessed February 12, 2012.
http://marioncountysc.com/transportation.html.
Keywords: Interstate, highway, port, air transportation, rail transportation, trucking, motor
freight
Overview: Marion County lists a number of assets to which it has access but does not actually
possess, such as air transportation, port facilities, rail stops, and Interstate highways.
10. Northeastern Strategic Alliance (NESA). 2011. Economic Impact of I-73 in South Carolina. Prepared
by Chmura Economics and Analytics. Accessed February 8, 2012.
http://www.nesasc.org/UserFiles/nesa/Documents/Chmura%20I73%20SC%20Study%20Final%20May%202011.pdf.
Keywords: Interstate highway, economy, economic impact, corridor, motor vehicles
Overview: This study evaluates the economic impact of the proposed I-73 in South Carolina,
planned to traverses the northeastern part of the state through Dillon, Marion, Marlboro, and
Horry counties, connecting the Great Lakes region with the Carolinas’ coast at Myrtle Beach.
Includes trends in population, income, employment, and tourism. It includes past and projected
employment, income, housing data. The study also projects that when completed, this project
will inject billions of dollars into the economies of the I-73 corridor and state of South Carolina.
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11. Northeastern Technical College. http://www.netc.edu/.
Keywords: College, school, campus, courses, classes
Overview: Northeastern Technical College is located in the northwestern part of Marlboro
County in the town of Cheraw, but a satellite campus is located in Dillon County for evening
classes. Online classes are also offered.
12. Pee Dee Electric Cooperative, Inc. Economic Development Resources. Accessed February 16, 2012.
http://peedeeelectric.com/economic-development/resources.aspx.
Keywords: Electricity, power, service, megawatt
Overview: Pee Dee Electric Cooperative (PDEC) is one of South Carolina’s 20 electric
cooperatives. PDEC partners with some, but not all, South Carolina counties. They serve Dillon,
Marion, and Florence, but PDEC does not currently provide power to Horry County.
13. Pee Dee Regional Council of Governments. Accessed February 16, 2012.
http://www.peedeecog.org/index.html.

Keywords: Regional, planning, assistance, legislature.
Overview: Pee Dee Regional Council of Governments (COG) is described as one of ten regional
planning and technical assistance organizations in South Carolina and is organized by state law
to serve local governments in six counties in northeastern South Carolina: Dillon, Florence, and
Marion are included in the six. Horry is not. The Council is governed by a 29-member Board of
Directors appointed by County Councils in each of the six member counties. The Board also
includes several members of the state legislature who serve in an ex-officio capacity. The
Council is financially supported by per capita contributions from the six member counties, an
appropriation from the State of South Carolina, direct service contracts and other sources.
14. Progress Energy. Economic Development. Accessed February 16, 2012. https://www.progressenergy.com/carolinas/business/economic-development/index.page?.
Keywords: Electricity, power, service, management
Overview: Progress Energy states that through their 21, 000-megawatt generation capacity,
customers across their 50,000 square miles service area benefit from powerful support. They
have a site-selection team ready to connect new companies to a “vibrant, growing economic
region that offers competitive tax rates, multi-modal transportation systems and skilled,
affordable labor.”
15. South Carolina Department of Transportation (SCDOT). Website. Accessed February 15, 2012.
http://www.scdot.org/.
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Keywords: Interstate corridor, county roads, construction, Federal Highway Administration
(FHA), public transit, construction updates
Overview: This site provides a broad array of links to present conditions and projects planned or
underway. Featured construction projects are the I-73 study, I-20 widening project, I-85 corridor
analysis, and the I-385 widening and rehabilitation project.
16. South of the Border. http://www.thesouthoftheborder.com/.
Keywords: Economic drivers
Overview: South of the Border, located adjacent to the Town of Dillon, is the largest economic
driver within Dillon County. Motorists on are advised well in advance of their arrival by the
nearly 200 billboards that adorn the I-95 corridor from the Virginia/North Carolina state line to
the South Carolina/Georgia state line. The local economy is benefited by the restaurants,
shopping, rides, video games, and Reptile Park.
17. Training and Development Associates, Inc. 2008. Horry County Housing & Community
Development Consolidated Plan 2008-2013. Accessed February 7, 2012.
http://www.horrycounty.org/depts/finance/cdbg/ConPlan.pdf.
Keywords: Horry County, housing household, market analysis, housing strategy, homeless,
community development
Overview: This Consolidated Plan is a roadmap of how Horry County plans to carry out its
housing and community development mission. It serves as the formal application for federal
Community Development Block Grant (CDBG) funding and consists of a five year strategy to
address the housing, homeless, and community development needs of the county.
18. United States Census Bureau. 2010 Census Data. Accessed February 8, 2012.
http://2010.census.gov/2010census/data/.
Keywords: Census, data, population, housing, demographic, ethnic group
Overview: Two census summary files were accessed.
Summary File 1 data tables, http://2010.census.gov/news/press-kits/summary-file-1.html,
provide the most detailed information available so far from the 2010 Census about a
community's entire population, including cross-tabulations of age, sex, households, families,
relationship to householder, housing units, detailed race and Hispanic or Latino origin groups,
and group quarters.
Summary File 2 tables, http://2010.census.gov/news/press-kits/sf2/summary-file-2.html,
provide additional information, such as age, relationship and homeownership and relate this
information to specific race and ethnic groups within a community.
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19. United States Census Bureau. State and County Quick Facts. Accessed February 13, 2012.
http://quickfacts.census.gov/qfd/states/.
Keywords: Census, data, social, economic, race, ethnicity, housing, demographic
Overview: Provides various data sets from individual states to be compared the United States as
a whole, and allows city values to be compared to state values.
20. Wikipedia. “Dillon County, South Carolina.” Site accessed February 15, 2012.
http://en.wikipedia.org/wiki/Dillon_County,_South_Carolina.
Keywords: Dillon, demographics, population, geography, cities, towns
Overview: Article provides brief overview of the county with historical populations and ethnic
composition.
21. Wikipedia. “Florence County, South Carolina.” Site accessed February 15, 2012.
http://en.wikipedia.org/wiki/Florence_County,_South_Carolina.
Keywords: Florence, demographics, population, geography, cities, towns
Overview: Article provides brief overview of the county and includes historical populations and
ethnic composition.
22. Wikipedia. “Marion County, South Carolina.” Accessed February 15, 2012.
http://en.wikipedia.org/wiki/Marion_County,_South_Carolina.
Keywords: Geography, demographics, cities, towns, major highways, historic places
Overview: Describes the geography and demographics of Marion County. Provides web links to
cities, towns, and major highways within the county, and a list of properties within the county
that are on the National Register of Historic Places. Page also includes historical population data
from census year 1800.

Southeast South Carolina
1. Basile Baumann Prost & Associates, Inc. 2005. Low country Economic Diversification Plan.
Accessed February 22, 2012. http://lowcountrycog.sc.gov/NR/rdonlyres/9D50449A-0427-4FAE95C6-3DBBAACF77FE/0/FinalPlanLowcountryEconDiversification.pdf.
Keywords: Low country region, economic diversification, planning, new development

Overview: This consultant plan was formulated to assist the Low country region to attract new
businesses and target industries to aid in community growth, tax base diversification and quality
of life enhancement, and lessen dependency on the three military installations in the region.
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This plan was formulated taking into consideration the region’s economic development goals
and objectives, while being sensitive to resident concerns about the impact of these initiatives.
The plan is structured as an executive style report, organized by five sections –economic
diversification, targets and locations for development, how best to organize and get started,
new economic development, and an implementation plan—with references to supplementing
appendices found at the end of the plan.
2. Beaufort Area Transportation Systems (BATS) Committee. 1991. Transportation Report and
Recommendations of Transportation Projects and Programs. Accessed February 8, 2012.
http://oldweb.bcgov.net/councilcentral/Reports.Studies/Roads/1991%20Transportation%20Reco
mmendation.pdf.
Keywords: Transportation, planning
Overview: This 1991 report by the BATS Committee contains transportation planning
considerations and recommendations in surrounding years of its publication. The report
contains: (1) projects that were presently underway at the time; (2) projects which the 1991
Committee felt needed to be completed; (3) a listing of eight top priority projects and
programs;(4) a listing of other transportation projects and programs in Beaufort County that
were considered; and finally, (5) an intersection section where improvements needed to be
implemented. Project maps as well as various statistical data relevant to transportation are also
included.
3. Beaufort County, South Carolina. “Beaufort County, South Carolina 1769.” Accessed January 31,
2012. http://www.co.beaufort.sc.us/.
Keywords: Beaufort County, archives
Overview: The official website of Beaufort County includes access to all departments, agencies,
and commissions. Various reports and publications are included throughout the links, as well as
historical archives of projects throughout the county.

4. Beaufort County. 1997. Beaufort County 1997 Comprehensive Plan. Accessed February 2, 2012.
http://library1.municode.com/minutes/home.htm?infobase=50011&doc_action=whatsnew.
Keywords: Beaufort County, planning, economy, future land use, transportation
Overview: This plan provides the county’s overall vision for the future including goals related to
the county’s economy, land area, recreational opportunities, and overall quality of the natural
and cultural environment. It looks at current and past information including population, land
use, income, and growth profiles for Beaufort County and its planning areas. The plan also
includes future land use, natural resources and water quality, housing, transportation, and
economic development implementation. Community preservation plans and corridor
management plans are provided as well.
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5. Beaufort County. 2010. Beaufort County 2010 Comprehensive Plan. Accessed February 2, 2012.
http://bcgov.net/about-beaufort-county/administration/beaufort-countycouncil/comprehensive-plan/2010-comprehensive-plan.php.
Keywords: Beaufort County, land use, natural resources, transportation, planning
Overview: Beaufort County’s 2010 comprehensive plan also includes past, present, and future
elements of population and demographics, land use, natural resources, cultural resources,
transportation, economic development, housing, community facilities, and priority investments.
Area-specific plans are also included, as well as an energy element that promotes sustainable
practices regarding energy consumption.
6. Beaufort County. “Beaufort County Archives- Airports.” Accessed February 1, 2012.
http://oldweb.bcgov.net/councilcentral/Reports.Studies/Airports/legend.htm.
Keywords: Beaufort County, archives, airports
Overview: An archived database of plans, updates, and reports regarding the airports of
Beaufort County. Projects date back to the early 1980s.
7. Beaufort County. "Beaufort County Archives- Roads/Highway Projects." Accessed February 8,
2012. http://oldweb.bcgov.net/councilcentral/Reports.Studies/Roads/legend.htm.
Keywords: Beaufort County, archives, roads, highways
Overview: An archived database of plans, updates, and reports regarding road and highway
projects that have taken place in or near Beaufort County region. Projects date back to the early
1980s.
8. Beaufort County Open Land Trust. "The Rural and Critical Lands Program." Accessed February 8,
2012. http://www.bcgov.net/about-beaufort-county/public-service/planning/documents/tenyears.pdf.
Keywords: Preservation,conservation, economic development
Overview: This program was developed by Beaufort County Trust for Public Land with the
objectives to preserve the Low country environment, defer infrastructure costs, reduce traffic,
control growth, encourage private land conservation, secure passive parks, and leverage local
dollars. The program focuses on green infrastructure growth and has many success stories
including the conservation of more than 17,000 acres throughout the Beaufort County.
9. Beaufort County Planning Board. 1991. Transportation Improvement Management Plan Beaufort
County. Accessed February 8, 2012.
http://oldweb.bcgov.net/councilcentral/Reports.Studies/Roads/1991%20Transportation%20Plan.
pdf.
Keywords: Beaufort County, transportation, planning, improvements
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Overview: This publication presents the transportation planning process in Beaufort County at
the time. It provides information on the current projects and those considered for completion at
the time. It sets priorities for the projects in line for implementation and then lists all projects
brought to the attention of the Planning Board. Data is also included for improving intersections.
10. Beaufort County Planning Board. 1993. US Highway 21 Preliminary Design Master Plan. Accessed
February 8, 2012.
http://oldweb.bcgov.net/councilcentral/Reports.Studies/Roads/1993%2021%20Design%20Plan.p
df.
Keywords: Beaufort County, highway design
Overview: This document is intended to be a comprehensive master plan for designing
improvements to US 21. The emphasis is on approaches which will enhance the driving
experience and support particular natural and cultural resources connected with the highway.
The central element is Federal Intermodal Surface Transportation Efficiency Act (ISTEA) funded
enhancements. Other issues include general highway design, prospective local governmental
initiatives, and private activities.
11. Beaufort County Planning Department. 2006-2007. Northern Beaufort County Regional Plan.
Accessed February 8, 2012. http://www.co.beaufort.sc.us/about-beaufort-county/publicservice/planning/Northern%20Beaufort%20County%20Plan%206-28-072.pdf.
Keywords: Northern Beaufort County, future growth, preservations, land use
Overview: This plan represents an agreement between Beaufort County, City of Beaufort, and
the towns of Port Royal and Yemassee as to how the region will develop. It delineates a futuregrowth boundary that focuses on new growth in well-defined areas, preserving land area for
rural related uses. A future land use plan is also included as well as a transportation planning
strategy. It addresses financial considerations as well as environmental standards, as well as
provides for continued intergovernmental implementation.
12. Beaufort County Planning Department. Southern Beaufort County Regional Plan. Accessed
February 8, 2012. http://www.co.beaufort.sc.us/about-beaufort-county/publicservice/planning/documents/Southern%20Beaufort%20County%20Regional%20Plan%20final.pdf.
Keywords: Southern Beaufort County, growth, land use patterns, growth
Overview: This plan, initialized in 2004, is a joint effort between Beaufort County and the towns
of Bluffton and Hilton Head Island. It focuses on the amount of growth anticipated over the next
two decades and the impacts of that growth on traffic, recreation, other public service, and the
region’s quality of life. The plan is organized by natural assets and natural constraints to growth,
land use patterns and trends, cost of growth, transportation, parks and recreation, public
school, and plan implementation.
13. Beaufort Country Planning Department. 2010. Daufuskie Island Plan. Accessed February 8, 2012.
http://www.bcgov.net/about-beaufort-county/administration/beaufort-countycouncil/comprehensive-plan/documents/2010-comprehensive-plan-documents/appendix-4-g.pdf.

Comparative Communities Analysis

Page 195

Keywords: Daufuskie Island, preservation, transportation, waterfront portal
Overview: The Beaufort County Comprehensive Plan recognizes Community Preservation (CP)
Districts as unique communities that merit their own master planning effort. The Daufuskie
Island Plan guides physical planning and policy on Daufuskie Island for the next 10 years. This
plan includes a future land use map for the island, designed to preserve as much undeveloped
land as possible. This document provides the vision and supporting language for the new
Daufuskie Island zoning code as well as regulatory changes that may fall outside the parameters
of zoning. The details for planning a second waterfront portal or gateway on the island are also
included. The plan also promotes the consolidation of infrastructure such as water, sewer,
waste, recyclables, transit, and transportation.
14. Beaufort County Rural & Critical Land Preservation Program. "Properties/Easements Acquired
1997-2012." Accessed February 8, 2012. http://www.bcgov.net/about-beaufort-county/publicservice/planning/documents/rclp-purchases-1-27-12.pdf.
Keywords: Preservation, conservation, properties, easements
Overview: Provides a table of properties/easements acquired by the program since 1998.
15. Beaufort - Jasper Water and Sewer Authority. Accessed February 8, 2012. http://www.bjwsa.org/.
Keywords: Water, sewer, Low country
Overview: The Beaufort-Jasper Water and Sewer Authority serves over 170,000 Low country
residents with drinking water and is responsible for water quality as well as handling
wastewater. BJWSA follows the regulations of the SC Department of Health and Environmental
Control and the standards set in the Clean Drinking Water Act by the Environmental Protection
Agency. BJWSA has been responsible for ownership, operations and maintenance of the water
and wastewater systems at the Marine Corps Air Station, Laurel Bay Housing, the Naval Hospital
Beaufort, and the Marine Corps Recruit Depot Parris Island since 2008.
16. Benchmark CMR, Inc. 2009. Colleton County Comprehensive Plan 2020. Accessed February 9, 2012.
http://www.colletoncounty.org/_fileUploads/Colleton%20County%202020%20Comprehensive%2
0Plan.pdf.
Keywords: land use, urban growth, preservation, future planning
Overview: The 2020 Comprehensive Plan for Colleton County prepares a foundation for the
establishment of flexible land use policies that will direct urban growth towards municipalities,
while allowing for moderate, low density growth in the rural areas and preserving the sensitive
natural areas. The vision of this Plan is a result of a nearly year-long effort led by the Colleton
County Planning Commission. It takes into account the views of the County’s residents, property
owners, appointed boards, organizations and elected officials that participated during the
process. The Plan is intended to be a mechanism for which future land use and development
decisions can be made that will help shape the future of Colleton County over the next 10 years.
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17. Coastal Electric Cooperative. Accessed February 7, 2012. http://www.coastal.coop/.
Keywords: Electricity, Colleton
Overview: Member-owned electric utility serving 12,000 customers in Colleton, Bamberg, and
Dorchester Counties. Member of Touchstone Energy, a national alliance of cooperatives serving
75% of U.S. land area.
18. Colleton County, South Carolina. "Colleton County, South Carolina- Front Porch of the Low
Country." Accessed January 20, 2012. http://www.colletoncounty.org/default.aspx?pageID=1.
Keywords: Colleton County, economic development, county departments
Overview: The official website of Colleton County includes information on county departments,
county council, mapping data, and links to the Economic Development Alliance.
19. Colleton County Economic Alliance, Inc. Accessed February 7, 2012. http://www.cceainc.com
Keywords: Colleton County, economic development
Overview: The Colleton County Economic Alliance offers industry incentives to attract
manufacturing, distribution, and aviation investments. The Alliance is committed to protecting
its historic waterways, shores, and landscapes. The Alliance website includes information on the
county’s history, climate, demographics, workforce, business/industry, infrastructure,
education, as well as recreational activities.
20. Colleton County Economic Alliance, Inc. 2011." The Power of Broadband: Fiber technology helps
drive the economy." Accessed February 7, 2012. http://www.cceainc.com/files/newsaritcles/PRTC_Connection_120111.pdf.
Keywords: Fiber technology, economic development
Overview: This article marks the beginning of new fiber technology in Colleton County, with the
partnership of the Palmetto Rural Telephone Cooperative, Inc. The construction project will
bring the most advanced telecommunications services to the region, including Microsoft
Mediaroom, higher speeds of broadband access and movies on demand, and will greatly benefit
the economic development in Colleton County and the region. The cooperative engineers are
using computerized mapping system to identify where access to high-speed Internet is limited,
and then building fiber to achieve system-wide availability in all homes in the region. The
cooperative is also focusing on schools and then government offices.
21. Day Wilburn Associates, Inc. (DWA). 2001. US 21 Corridor Improvement Concept Plan. Accessed
February 8, 2012.
http://oldweb.bcgov.net/councilcentral/Reports.Studies/Roads/2001US21Corridor.pdf.
Keywords: Beaufort County, travel, hurricane evacuation, improvements
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Overview: This plan is an analysis of the US 21 corridor in eastern Beaufort County, which
serves all of the roadway travel to St.Helena Island, Dataw Island, Harbor Island, Hunting Island,
and Fripp Island, and the mainland, providing a link for daily travel and a connection for
hurricane evacuation. This plan determines existing operations, estimate future travel demand,
and recommended improvements to transportation infrastructure to improve safety and
operations in the short to mid-term and meet future needs.
22. Dewig, Rob. 2011. "New company puts country ahead in 'green' technology." The Colletonian.
Accessed February 7, 2012. http://www.cceainc.com/files/newsaritcles/The_Colletonian_091011.pdf.
Salsberry, George. 2011. "County to get its first bio-energy manufacturer." The Press and
Standard. Accessed February 7, 2012. http://www.cceainc.com/files/newsaritcles/Press_and_Standard_090911.pdf.
Keywords: New industry, biomass, “green,” new jobs
Overview: These two articles highlight the introduction of the biomass industry into Colleton,
South Carolina. Carolina Pacific LLC will soon convert the old Castalloy building to begin
producing biomass. The biomass will be composed of sawdust and wood subjected to high
pressure. The biomass will then be shipped to Scandinavia where it will be used as “green”
renewable fuel. Rising demand in Europe is the driving force behind this project. It will create
twenty five jobs in the county and will take 2.5 million dollars in investment.
23. Hamill, David and Byron Edwards, AIA, ACHA, LEED AP, III. Health Care Design Magazine. 2010.
"Building the rural hospital of the future."Accessed February 7, 2012.
http://www.healthcaredesignmagazine.com/article/building-rural-hospital-future.
Keywords: New development, rural community
Overview: Hampton Regional Medical Center (HRMC) reorganized into a private, not-for-profit
501(c)3 corporation with new leadership and a brand-new 82,000-square-foot, $23.8-million,
state-of-the-art facility (built for a total project cost of $32 million) in rural Varnville, South
Carolina. HRMC's transformation marked as “a model for rural community hospitals across the
country that are struggling to achieve a successful outcome.”
24. Hampton County. “Hampton County, South Carolina.”Accessed January 25, 2012.
http://www.hamptoncountysc.org/.
Keywords: County government, resources, economic development.
Overview: The official website of Hampton County contains a brief description of the county. It
also includes links to other resources of the county government as well as the county profile,
history, and economic development.
25. Hampton County Economic Development Commission. Accessed February 7, 2012.
http://www.hamptoncountyedc.com/areainfrastructure.asp.
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Keywords: Economic development, demographics, infrastructure.
Overview: The HCEDC website contains a regional profile of the region, including demographics,
infrastructure, existing industries, cost of operations, as well as available sites and buildings for
industrial development. It also includes resource links to the region’s chamber of commerce,
area colleges, industries, recreation, and federal government.
26. Hayes, Larry R. 1979. The Ground-Water Resources of Beaufort, Colleton, Hampton, and Jasper
Counties, South Carolina." http://www.dnr.sc.gov/water/hydro/HydroPubs/Abs_usgs_R09.htm.
Keywords: Ground-water use, water resources
Overview: This abstract provides the foreground for the following document. It describes the
ground water use and the ground-water resource locations for Beaufort, Colleton, Hampton,
and Jasper Counties in 1976.
27. Highway 278 Corridor Task Force, Low country Council of Governments (LCOG). 1994.
Beaufort/Jasper County U.S. 278 Corridor Plan. Beaufort County Website. Accessed February 8,
2012.
http://oldweb.bcgov.net/councilcentral/Reports.Studies/Roads/1994%20278%20Corridor%20Pla
n.pdf.
Keywords: Highway, extension, development
Overview: This document reviews the 1994 status of US 278 corridor, a 17 mile long, four-lane
divided highway that runs through both Jasper County and Beaufort County. Once completed,
the extension created the first direct four lane highway access from I-95 to Hilton Head Island,
opening up substantial development opportunities. It was also designated as a scenic highway,
presenting aesthetic considerations for development. This plan provides recommendations for
preparing for the unprecedented development. It includes county profiles, land analysis, tourism
elements, planning goals, economic development, and design standards.
28. Jasper County. “Jasper County, SC.” Accessed January 20, 2012. http://www.jaspercountysc.org/.
Keywords: Jasper County, county agencies, services
Overview: The official website of Jasper County includes data on the county’s agencies, citizen
services, and access to visitor and resident services.
29. Jasper County. Jasper County Comprehensive Plan 2007 Update. Accessed February 7, 2012.
http://www.jaspercountysc.org/_fileUploads/Comprehensive%20Plan.pdf.
Keywords: Jasper County, rural, economic development, growth
Overview: This updated plan was prepared to address the growth since 2000 in Jasper County.
The plan acknowledges the county’s growth, specifically highlighting the 2006 development of
the 9,000 dwelling unit of “The Traditions,” as an example of such growth and need for an
updated plan. The county adopted three universal development principles to deal with the
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growth, including “Keep Jasper Rural,” “Develop Municipalities,” and “Development Pays its
Own Way.” The key components of this review are an assessment of the socio-economic and
other changes that have taken place in the previous few years, and an analysis of the policy
recommendations (goals and implementation strategies) of the plan, followed by proposals for
modifications, replacement or elimination to handle the changes.
30. J.M. Waller Associates, Inc. for Marine Corps Air Station Beaufort. 2011. Environmental
Assessment for Proposed Air Installation Compatible Use Zone Land Acquisition at Beaufort, South
Carolina. Accessed February 8, 2012.
http://www.marines.mil/unit/mcasbeaufort/Documents/BeaufortFinalEA_June2011.pdf.
Keywords: Environmental assessment, easements, land acquisition
Overview: This assessment was prepared to analyze the potential impacts of actions associated
with the acquisition of up to several parcels of private land totaling up to 807.56 acres in
Beaufort County, using either fee simple acquisition or purchase of restrictive easements. It
includes proposed actions needed to prevent encroachment and maintain the operational
integrity of MCAS Beaufort, by permanently limiting adjacent land uses that are incompatible
with aircraft operations. Alternatives are also included, as well as affected elements of the
environment and potential consequences, and other NEPA considerations.
31. Low country Economic Network & Alliance. Accessed February 9, 2012.
http://www.lowcountryalliance.com/.
Keywords: Economic development, land use, sustainable, planning
Overview: The Low country Economic Network and Alliance is a public-private partnership
whose primary purpose is to provide comprehensive business development and recruitment
services to organizations looking to relocate or expand their business in Beaufort and Jasper
counties. Provided information includes demographics, available land, buildings, planning and
workforce development. The overall goal of the Network and Alliance is to promote and assist
with sustainable growth and economic development. Annual reports are included for 2007,
2008, and 2009.
32. Marine Corps Air Station Beaufort. “History.” Accessed February 8, 2012.
http://www.marines.mil/unit/mcasbeaufort/Pages/MCASBeaufortHistory.aspx.
Keywords: Marine Corps Air Station, Low country, environmental assessment
Overview: Marine Corps Air Station Beaufort, home to the Marine Corps' Atlantic Coast fixedwing, fighter-attack aircraft assets, is located in the heart of the South Carolina Low country.
Consisting of some 6,900 acres 70 miles southwest of Charleston, South Carolina on Highway 21,
the installation is home to seven Marine Corps F/A- 18 squadrons. Two additional Navy F/A-18
squadrons joined the Fightertown community in March 2000, strengthening the installation's
economic contribution to the local area. Three versions of the F/A-18 Hornet are found aboard
MCAS Beaufort, the F/A-18 Hornet A/Cs and the F/A-18 D. MCAS Beaufort website included
information on community relations, economic impact, the Commanding Officer’s
Environmental policy, and a 2011 Environmental Assessment.
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33. Marine Corps Recruit Depot/Eastern Recruiting Region, Parris Island, South Carolina. Strategic
Plan 2008-2013. Accessed February 8, 2012.
http://www.mcrdpi.usmc.mil/ops/docs/StrategicPlan.pdf.
Keywords: Recruiting, training, base operations, geographic information
Overview: The MCRD/ERR Strategic plan represents the “corporate” level plan, intended to
uphold the Command’s vision. The plan defines goals and objectives, integrated into three
principle activities —including recruiting, recruit training, and base operations—and is centered
on mission effectiveness and quality of life. The plan also includes basic geographic information,
history, family aid, and housing information for the MCRD.
34. Multi-State Technical Assistance Program (MTAP)/Standing Committee on Public Transportation
(SCOPT). 2010. "Public Transit in the Low country and the Bus Livability Grant." Accessed February
9, 2012.
http://www.google.com/url?sa=t&rct=j&q=%20lowcountry%20regional%20water%20system%20
authority&source=web&cd=5&ved=0CD0QFjAE&url=http%3A%2F%2Fscopt.transportation.org%2F
Documents%2FGinnie%2520Kozak%2520Presentation%2520%2520Livable%2520Communities.ppt&ei=PvkzT43lDsrKsQKJ4KGuAg&usg=AFQjCNFVBGtIXRl5LSvb
Dhh-8QbHokOS8g.
Keywords: Public transit, Low country, growth, planning
Overview: This presentation includes information about the status of public transit in the Low
country region of South Carolina, in relation to changing population conditions, and the Bus
Livability Grant. The project goal is designed in a three-component system to accomplish the
transformation of northern Beaufort County from an area dominated by a single mode of
transportation to one that offers transportation choices accessible to all residents. Project
includes the expansion of public transit to major employers and services, construction of a
multiuse trail on the right-of-way of the former 25-mile Port Royal to Yemassee Railroad, and
construction and repair of various sidewalks and multiuse pathways.
35. NADO Rural Transportation Conference. 2009. “Freight Transportation and Economic
Development: A Low country Case Study.” Accessed February 14, 2012.
http://www.ruraltransportation.org/uploads/Freight_Kozak09.pdf.
Keywords: Economic development, transportation, port
Overview: This presentation looks at the transportation elements involved with the proposed
port in Jasper County. It is an analysis of the surrounding highways and interchanges for best
access to the port for freight transit.
36. National Ocean and Atmospheric Administration (NOAA). NOAA Coastal Services Center. Accessed
February 8, 2012. http://www.csc.noaa.gov/digitalcoast/index.html.
Keywords: Coastal, marine, wetlands, land cover, planning
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Overview: The NOAA Coastal Services Center’s core areas of expertise include geospatial
technologies, training, and social science. Products and services developed by the Center include
data, tools, training, and technical assistance. The Digital Coast, which was developed by the
NOAA Coastal Services Center, is the delivery mechanism for many of the Center’s web-based
products. The Digital Coast allows one to look at detailed land cover data, broken down into
different types of land cover, for states and counties 1996 to 2006.
37. Naval Hospital Beaufort. Accessed February 8, 2012.
http://www.med.navy.mil/sites/nhbeaufort/Pages/Welcome_Page.aspx.
Keywords: Medical services, military
Overview: Naval Hospital Beaufort was opened in 1949 on 127 acres of land. The present
hospital replaced the Naval Hospital, Parris Island which was open from 1891 through May
1949. Naval Hospital Beaufort consists of the hospital and two Branch Medical Clinics - one at
MCRD, Parris Island and the other at MCAS, Beaufort. It provides general medical, surgical, and
emergency services to all Active Duty Navy and Marine Corps personnel, as well as Retired
military personnel and all military dependents residing in the Beaufort area, a total population
of approximately 35,000 beneficiaries.
38. Newcome, Roy Jr. and Joseph A. Gellici. South Carolina Department of Natural Resources. Land,
Water and Conservation Division. 2006. Ground-water Resources of Hampton County, South
Carolina. Accessed February 13, 2012.
http://www.dnr.sc.gov/lwc/pubs/pdfs/Report_39_Hampton.pdf.
Keywords: Hampton County, ground-water, capacity-use investigation
Overview: This study includes information on the Hampton County’s location and geography,
population, industry, agriculture, climate, and water supply. Recommendations are also
provided. The overall purpose of the current study and report is to update the findings and
evaluations of Hayes and subsequent hydrologists as they apply to Hampton County. Notable
among the updated information is a South Carolina Water Resources Center report on the
effects of pumping from the Floridan aquifer in the Estill area and another on the results of a
capacity-use investigation for Hampton County.
39. Palmetto Breeze Transit. Accessed February 7, 2012. http://www.palmettobreezetransit.com/.
Keywords: Low country, transit
Overview: Palmetto Breeze Transit serves seven counties in the Lowcounty Region of South
Carolina including the Daufuskie Island Ferry as well as the Lowcounty Mobility Management,
which includes medical transportation services for Medicaid beneficiaries, veterans, and cancer
patients.
40. Planning Department, Low country Council of Governments. 2010. The People and the Economy of
the Low country: A Demographic Overview. Accessed February 22, 2012.
http://www.beaufortchamber.org/files/511.pdf.
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Keywords: Low country region, growth, development, demographics
Overview: The Low country Region is comprised of Beaufort, Colleton, Hampton and Jasper
counties. This report includes data across the four counties regarding “unprecedented growth,
development, and change,” dating back as far as the late 1980s to 2010, specifically highlighting
the period between 1990 and 2005. Additionally, this document includes data and statistics
from the United States Census Bureau, South Carolina Labor Market Information (SCLMI), and
constituent counties and municipalities of the Low country. Data includes population growth,
increased diversity, age of the population, educational attainment, incomes and poverty,
employment and wages, housing, commercial development and retail sales, and the economic
impact of tourism. The data is summarized, analyzed, and synthesized, using tables and figures
to augment the information.
41. Salsberry, George. 2011. "Aerospace company to bring 300 new jobs to Colleton." The Press and
Standard. Accessed February 7, 2012. http://www.cceainc.com/files/newsaritcles/Post_and_Courier_120911_A.pdf.
Keywords: Colleton Aerospace, LLC, new jobs, economic development
Overview: This article highlights the Colleton Aerospace, LLC, currently making waves in
Colleton County. The new company aspires to bring and maintain a minimum of 300 jobs to
Colleton County after its fifth year on through its 20 year life of the agreement.
42. South Carolina Association of Counties. 2010. 2010 County Profiles. Pp. 7, 15, 25, 27 and 49-76.
Accessed February 6, 2012.
http://www.sccounties.org/client_resources/publications/countyprofiles-2010.pdf .
Keywords: History, population trends, economic data, employment
Overview: The 2010 County Profiles consists of a wide array of relevant and useful county
information gathered from many state and federal sources. The publication provides a one-page
statistical profile for each of South Carolina’s 46 counties. Each profile contains general
government information; a brief county history; recent population trends; economic data; tax
data; and county financial and employment figures. Relevant appendices area also included.
43. South Carolina Budget and Control Board, Office of Research and Statistics; U.S.Census Bureau,
2000 Census and 2007 Population Estimates. South Carolina State and County Population
Projections 2000-2035 Summary. Accessed January 25, 2012.
http://www.sccommunityprofiles.org/census/proj0035.php.
Keywords: Population projections
Overview: The South Carolina Budget and Control Board, Office of Research and Statistics,
provides the U.S. Census population projections 2000-2035 for the state of South Carolina as
well as all counties.
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44. South Carolina Budget and Control Board, Office of Research and Statistics. 2002-2011. “South
Carolina County Profiles, Census 2000.” Accessed January 25, 2012.
http://www.sccommunityprofiles.org/profiles_main.php.
Keywords: Demographics, economic, housing, poverty
Overview: The South Carolina Budget and Control Board, Office of Research and Statistics,
provides a profile of United States (U.S.) Census 2000 data for each county in South Carolina.
The county profiles include demographic information—population, foreign born and native
population, migration patterns, age/sex, race, marital status, and languages spoken –as well as,
economic, education, health, housing, and poverty status for the specified county.
45. South Carolina Department of Commerce. Accessed February 9, 2012.
http://www.sccommerce.com/.
Keywords: Industries, investments, infrastructure, development
Overview: The South Carolina Department of Commerce website includes statewide data on
economic development and activity through the years. It includes information on industries,
workforce and labor, international investments, statewide infrastructure development, and
various links to programs. It also provides county reports for each county in South Carolina in
terms of the labor pool and demographics, companies, and commuting patterns.
46. South Carolina Department of Natural Resources. Accessed February 8, 2012.
http://www.dnr.sc.gov/.
Keywords: Natural resources, land, marine, climate, conservation
Overview: The South Carolina Department of Natural Resources website provides extensive
information regarding the state’s land, regulations, water, and wildlife. The site includes
information on climate, conservation, managed lands, and marine data, as well as relevant
publications and reports for specific counties and regions within the state.
47. South Carolina Department of Natural Resources. Ashepoo-Combahee-Edisto Basin National
Estuarine Research Reserve Management Plan 2011-2016. Accessed February 8, 2012.
http://www.dnr.sc.gov/marine/NERR/pdf/ACEMP11-16.pdf.
Keywords: Preservation, reserve
Overview: The ACE Basin National Estuarine Research Reserve (ACE Basin NERR/Reserve),
encompasses approximately 94,621 acres of Beaufort, Colleton and Charleston Counties in
southeastern South Carolina. The plan describes the goals and objectives, management issues,
and strategies or actions for meeting the goals and objectives of the ACE Basin NERR over a fiveyear period. It includes specific plans for administration, research, education and interpretation,
public access, construction, acquisition, resource protection, and restoration of habitat. It also
addresses priority issues in the ACE Basin NERR. The plan also serves to formalize the placement
of the Botany Bay Plantation Wildlife Management Area/Heritage Preserve in the ACE Basin
NERR through noncontiguous expansion of the boundary.
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48. South Carolina Department of Transportation. 2008. South Carolina Statewide Multimodal
Transportation Plan. Accessed February 9, 2012.
http://www.scdot.org/inside/multimodal/multimodal_transplan.shtml.
Keywords: strategic statewide transportation, planning
Overview: This plan is a long-range planning effort intended to establish a strategic statewide
transportation vision, focusing on the mobility of people and the efficient movement of freight
and goods. The plan provides recommendations for investment in transportation facilities
through the year 2030. The plan is comprised of seven primary elements including: Bridge Needs
and Maintenance, Interstate Plan, Public Transit Plan and Human Services Transportation
Coordination Plans, Metropolitan Planning Organization and Councils of Governments Plans,
Railroad Right-of-Way Preservation Inventory, Safety Plan, and the Statewide Strategic Corridor
Plan. It also includes transportation needs on the local, regional and state levels.
49. South Carolina Electric & Gas Company. Accessed February 7, 2012. http://www.sceg.com/en.
Keywords: Energy, generation, transmission, distribution
Overview: Principle subsidiary of the SCANA Corporation, a $10 billion Fortune 500 energybased holding company whose businesses include regulated electric and natural gas operations,
telecommunications and other energy-related businesses. SCE&G is a regulated public utility
engaged in generation, transmission, distribution, and sale of electricity to over 636,000 retail
customers in South Carolina and more than 1.2 million natural gas customers in the Carolinas
and Georgia. The company’s website provides various services, including a page of projects and
success stories relative to the economic development of the state.

50. Southern Carolina Regional Development Alliance. Accessed February 7, 2012.
http://www.southerncarolina.org/index.asp.
Keywords: Economic development, regional profile, demographics
Overview: Represents the southern region of South Carolina. The website provides a regional
profile including the demographics, workforce, existing industries, area infrastructure, cost of
living, cost of operations, and education. The site also provides available industrial sites and
buildings.
51. South Carolina Water Resources Center. Accessed February 13, 2012. http://sti.clemson.edu/scwrc/general/scwrc-home-page.html.
Keywords: Watershed, water policy, management, water supply
Overview: The South Carolina Water Resources Center (SCWRC) is one of 54 institutes
established by the U.S. Congress through the Water Resources Research Act of 1964. The
SCWRC research focuses on watersheds, water policy, water management, water supply,
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population and demographics, and critical issues identified by key state water management
officials. GIS data is also available.
52. Talbert & Bright. 2010. Hilton Head Island Airport- Master Plan Update. Accessed February 2,
2012.
http://oldweb.bcgov.net/councilcentral/Reports.Studies/Airports/HXD_Master_Plan_Report_FIN
AL_090811.pdf.
Keywords: Airport, improvements, airfield and airspace capacity, economic development
Overview: The update to the HXD Airport Master Plan was initiated by Beaufort County and the
Town of Hilton Head Island to provide direction and guidance regarding airport sustainability for
future airport development priorities and justification for improvements. The Airport Master
Plan Update reassesses planned development with respect to recent activity trends and
economic indicators. The goal of the update is to identify the major study objectives, including:
security, safety, and economic viability; evaluate airfield and airspace capacity; create a plan to
provide for the needs of HXD customers, users, and stakeholders; identify and describe future
airport land acquisition; determine best use of undeveloped airport property; and conduct a
preliminary environmental overview of the proposed development.
53. Technical College of the Low country. Accessed February 7, 2012. http://www.tclonline.org/.
Keywords: Low country, four campuses, new career skills center
Overview: The Technical College of the Low country has four campuses including: Hampton
Campus, Beaufort Campus, New River Campus, and the new Colleton Career Skills Center. The
college also has offices at MCAS Beaufort Merritt Field and MCRD Parris Island. The Technical
College of the Low country provides quality, affordable academic and technical programs
leading to associate degrees, diplomas, and certificates. The website provides the history of the
college, dating back to the start of the college and including many changes and improvements to
the college throughout the decades.
54. The Press and Standard OPINION. 2011. "A New York Wire lesson." Accessed February 7, 2012.
http://www.cceainc.com/files/news-aritcles/Press_and_Standard_113010_editorial.pdf.
Keywords: Large growth, shipping and distribution industry
Overview: The New York Wire fiberglass screen manufacturing plant is closing. Industrial jobs
are decreasing in the region of Colleton County. However, with the completion of the widening
of the Panama Canal, the area within a 500-mile radius of Atlanta will see a large growth in the
shipping and distribution industry.
55. The Press and Standard OPINION. 2011. "Quick Jobs Center worth it." Accessed February 7, 2012.
http://www.cceainc.com/files/news-aritcles/Press_and_Standard_080211_editorial.pdf.
Keywords: Job skills training center, economic development
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Overview: Colleton County is opening a job skills training center. The training center will help
people to acquire new skills as they try to keep up with the changing demands of today's
economy.
56. Thunderbolt Career and Technology Center. Accessed February 7, 2012.
http://www.colleton.k12.sc.us/schools/tctc/.
Keywords: Individual Graduation majors, career and technical education
Overview: The TCTC is home to fifteen of the sixteen South Carolina Career Clusters and twenty
of the twenty-nine Individual Graduation Plan (IGP) majors. The technical academic programs
include health occupations, virtual enterprise and office support systems, accounting, culinary
arts, masonry, drafting, carpentry and construction, automotive technology, engineering,
welding, and marketing. The TCTC also supports Career and Technical Education programs based
at Colleton County High School including agriculture science, apparel construction and design,
business technology and education, and consumer science.
57. United States Census Bureau. 1995. South Carolina Population of Counties by Decennial Census:
1900 to 1990. Compiled and edited by Richard L. Forstall, Population Division. Accessed January
25, 2012. http://www.census.gov/population/cencounts/sc190090.txt.
Keywords: Population, counties, decennial
Overview: This document contains population counts for all counties in South Carolina, as well
as for the entire state of South Carolina and the United States. Population counts have been
provided by decade, beginning with the year 1900 and ending with the year 1990. FIPS codes
are also included.
58. United States Census Bureau, Population Division, Interim State Population Projections, 2005.
Table A1: Interim Projections of the Total Population for the United States and States: April 1,
2000 to July 1, 2030. Accessed January 25, 2012.
http://www.census.gov/population/projections/SummaryTabA1.pdf.
Keywords: Population projections
Overview: This table includes population projections 2000 to 2030 for the United States and
South Carolina.
59. United States Census Bureau, Statistics of U.S. Businesses, 2000. Last modified July 13, 2011.
"South Carolina- All Industries." Accessed February 6, 2012.
http://www.census.gov/epcd/susb/2000/sc/SC--.HTM.
Keywords: Employment, industries
Overview: This document provides U.S. census data for all industries in the state South Carolina,
including employment, firms, and industries by sector for year 2000 as well as a snapshot of
employment 1991 to 2008.

Comparative Communities Analysis

Page 207

60. United States Environmental Protection Agency. Accessed February 8, 2012.
http://water.epa.gov/aboutow/owow/.
Keywords: Water, watershed, air, land
Overview: The Environmental Protection Agency provides extensive information including
water and air quality analysis, legislation, and planning. Specifically, it provides watershed data
as with the Edisto, Broad - St. Helena Watershed Profile, and Salkehatchie watersheds of the
Low country region. General watershed profiles are included, in addition to planning
recommendations.
61. United States Department of Labor, Bureau of Labor Statistics. Accessed February 7, 2012.
http://www.bls.gov.
Keywords: Labor, employment, economic data
Overview: This website provides employment and labor statistics at national, regional, and
county levels. Snapshots of economic data are provided as well as detailed information.
62. United States Department of Transportation. Federal Transit Administration. 2005. Evaluation of
South Carolina’s Virtual Transit Enterprise (VTE). Judith C. Schwenk. Accessed February 9, 2012.
http://www.fta.dot.gov/documents/final_vte_report_10-14-2005.pdf.
Keywords: Transit, new technology, centralization
Overview: This evaluation presents an assessment of South Carolina’s VTE project from 1996 up
to 2005. The VTE is a shared technology solution to bring the state’s public transit providers
together to solve mutual problems. The cornerstone of the project is a Web-based
communication network through which transit providers and the South Carolina Department of
Transportation access standardized software resources located in a central location. This
evaluation describes the VTE project implementation, determines how well the project meets
the objectives of the sponsors and users, examines the effects of the projects on participants,
determines the performance level of the technology, and enumerates lessons learned.
63. University of South Carolina, Beaufort. Accessed February 8, 2012. http://www.uscb.edu/.
Keywords: Four year university, new campus center, hospitality, biology
Overview: USCB's historic campus is located near the Intracoastal Waterway in downtown
Beaufort is the state's newest four-year university. The Hilton Head Gateway Campus, which
opened in 2004, features on-campus student apartments and a brand-new Campus Center with
dining, recreation and fitness facilities. Both campuses offer undergraduate programs of study
to some 1500 students. Hospitality Management majors come from as near as Beaufort,
Ridgeland and Savannah and from as far as Hong Kong, Paris and Sierra Leone. Undergraduate
research opportunities in state-of-the-art labs and at the research center on USCB's pristine
barrier island, devoted to research and conservation are a big part of the University's appeal.
The University’s strategic plan includes the expansion of a Bachelor of Science in Biology,
expanding into the environmental sciences.
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64. University of South Carolina, Salkehatchie. Accessed February 7, 2012.
http://uscsalkehatchie.sc.edu/.
Keywords: Low country, two years
Overview: Salkehatchie is one of the University of South Carolina’s four regional campuses,
centrally located in the Low country of South Carolina with campuses in Walterboro and
Allendale. The university offers the first two years of almost every major offered by the
University of South Carolina. Additionally, through partnerships with USC Columbia and USC
Aiken, students can also complete coursework toward a Bachelor of Arts in Liberal Studies, a
Bachelor’s of Science in Nursing, a Bachelor’s of Science in Integrated Information Technology,
and a Bachelor’s of Arts in Elementary Education.
65. URS and TranSystems for the South Carolina Department of Transportation. 2008. Low country
Regional Transit Plan. Accessed February 7, 2012.
http://www.scdot.org/inside/multimodal/pdfs/STP-Lowcountry.pdf.
Keywords: Low country, transit, demographics, needs, courses of action
Overview: This plan assesses transit in Beaufort, Colleton, Hampton, and Jasper—the four
counties that make up the Low country region of South Carolina. It includes an overview of the
demographic characteristics of the region, the Low country Regional Transportation Authority,
transit trends in the region, stakeholder responses and recommendations, regional transit
needs, funding, and courses of action.

Southeast Virginia
1. City -Data.com. Cities of the United States: The South, Virginia Beach Economy. Accessed February
8, 2012. http://www.city-data.com/us-cities/The-South/Virginia-Beach-Economy.html.
Keywords: Virginia Beach, economy, economic development, major industries, commercial
activity, incentive programs, development projects, commercial shipping.
Overview: This article provides an overview of Virginia Beach's diverse economy based on
private enterprise, tourism, agriculture, and four military bases located within the city.
2. Clary, James. Hampton Roads Planning District Commission. 2012. Hampton Roads Employment
Continues Weak Growth. Accessed February 15, 2012.
http://www.hrpdcva.gov/HamptonRoadsReview/post/Hampton-Roads-Employment-ContinuesWeak-Growth.aspx.
Keywords: Employment, jobs, growth, change.
Overview: Hampton Roads experienced its third straight month of (albeit weak) employment
gains. The region added 600 jobs on a seasonally adjusted basis, and has added 3,800 since
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September. This is still below the employment levels seen in the first half of 2011, and is 51,100
jobs below the peak employment level of July 2008. At this rate of job growth, it will take until
May 2015 to return to full employment which would be the strongest prolonged period of
employment growth in the region’s recent history. This is the first time since the recession that
there has been more than two consecutive months of job growth and may point to the
beginning of a sustained recovery.
3. Dominion Power. Home Page and links. Accessed February 17, 2012.
http://dom.com/about/index.jsp.
Keywords: Electric power, electric grid, megawatts, energy, power transmission.
Overview: Dominion claims to be one of the nation's largest producers and transporters of
energy, with a portfolio of approximately 28,200 megawatts of generation, 11,000 miles of
natural gas transmission, gathering and storage pipeline and 6,300 miles of electric transmission
lines. Dominion also operates the nation's largest natural gas storage system with 947 billion
cubic feet of storage capacity and serves retail energy customers in 15 states. They have also
begun a $10 billion growth capital spending program that includes the construction of
new power stations, electric transmission and distribution lines in Virginia, as well as gas
transmission and distribution pipelines and gathering systems
4. Embry-Riddle Aeronautical University. worldwide.erau.edu. Norfolk and Virginia Beach, VA.
Keywords: Aviation, aircraft, maintenance, aeronautics.
Overview: Embry-Riddle provides a comprehensive education that prepares graduates for
careers with special emphasis on the needs of aviation, aerospace, engineering, and related
fields. Undergraduate and graduate degree programs are offered.
5. Hampton Roads Economic Development Alliance. Accessed February 15, 2012.
http://www.hreda.com/.
Keywords: Key industries, major employers.
Overview: Key industries are shipbuilding and repair, healthcare, public schools, aerospace
research and technology, colleges and universities, banking and credit card service, meat
processing and packing, and municipal government.3
6. Hampton Roads Planning District Commission. 2011. Hampton Roads Regional Water Supply Plan.
Keywords: Water supply, water use, water restrictions, water resources, water demand
management.

3

A tabulation of major employers (1000 employees or more) are available at: http://www.hreda.com/HRE/uploads/files/WEB%20List%20%201000+%20by%20Emps%20 (1).pdf.
A comprehensive listing of all major employers in Hampton Roads (100 or more employees) is available at:
http://www.hreda.com/HRE/uploads/files/WEB%20List%20-%20FULL%20MAIN(3).pdf (sites updated August 2011, accessed 13 February
2012).
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Overview: The plan includes the following elements: description of existing water sources;
description of existing water use; assessment of projected water demand; statement of need;
alternatives analysis to address projected deficits in water supplies; and descriptions of water
management and drought response actions. Information in the plan includes the cities of
Hampton, Newport News, Norfolk, Virginia Beach, Chesapeake, and Suffolk and Counties of Isle
of Wight and James City.
7. Hampton Roads Sanitation District. Web site home page. Accessed February 10, 2012.
http://www.hrsd.com.
Keywords: Water treatment, sewer, sewerage.
Overview: HRSD is a governor-appointed commission with a service area that includes the cities
and counties of southeastern Virginia, an area of over 3,100 square miles with a population of
over 1.6 million. The collection system has more than 500 miles of pipes (6-66 inches in
diameter), 104 pump station, nine major treatment plants (and four smaller plants) yielding a
combined capacity of 249 million gallons per day.
8. Hampton University. Hampton, VA. hamptonu.edu.
Keywords: Historically black colleges, mid-eastern athletic conference, commencement speech,
track and field, African-American.
Overview: Although it is an historically black institution, Hampton University serves students
from diverse national, cultural and economic backgrounds. Hampton University is a
comprehensive institution of higher education. Its curriculum emphasis is scientific and
professional with strong liberal arts under girding.
9. Hoyer, Meghan. 2011. “Income Level Tells a Story.” The Virginian Pilot. Accessed February 12,
2012. http://hamptonroads.com/2011/04/south-hampton-roads-each-citys-income-level-tellsstory.
Keywords: Neighborhood incomes, median household incomes, interactive map.
Overview: Data are from the 2005-2009 American Community Survey, conducted by the U.S.
Census are compared to the baseline year of 1999. An interactive map is included with darker
areas that indicate higher household incomes Median household income grew faster regionally
than it did at the state or national levels, with all five cities posting growth of 30 percent or
more, according to data from the 2005-09 American Community Survey, conducted by the U.S.
Census Bureau.
10. Kozel, Scott. 2003. Hampton Roads Area Interstates and Freeways. Accessed February 15, 2012.
http://www.roadstothefuture.com/HR_Interstates_Freeways.html.
Keywords: Virginia Department of Transportation, Hampton Roads, Interstates, freeways,
highways, bridges, tunnels
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Overview: Discusses the highway transportation system in Virginia's Hampton Roads area, and
the evolution of Interstates, freeways, bridges and tunnels that now serve a population
approaching 2 million people.
11. Newport News/Williamsburg International Airport. Published online May 10, 2011. Accessed
February 16, 2012. http://www.flyphf.com/content/index.php/about-phf.html.
Keywords: Newport News, Williamsburg, Patrick Henry Field, PHF, airlines, passengers
Overview: The Newport News/Williamsburg International Airport (PHF) increased passenger
traffic by 3.6% in April. 84,677 passengers used the Airport in April 2011 compared with 81,728
passengers in April 2010. The airport has steadily increased passenger traffic every month in the
first quarter of 2011 as well.
12. Norfolk International Airport. Welcome Page. Accessed February 16, 2012.
http://www.norfolkairport.com/.
Keywords: Norfolk International Airport, ORF, airlines, passengers
Overview: Norfolk International Airport is the major airport serving coastal Virginia including
Norfolk, Virginia Beach, Chesapeake, Portsmouth, Suffolk, Williamsburg, Newport News and
Hampton, as well as Virginia’s Eastern Shore, northeast North Carolina and the Outer Banks. Air
service is provided by American, Continental, Delta, Southwest, United Express and US Airways
offering access to hundreds of cities worldwide on a daily basis. The airport served over 3.2
million passengers in 2010.
13. Norfolk State University. nsu.edu. Norfolk, VA.
Keywords: Historically black colleges, computer engineering, mass communications, social work,
Dick Price stadium.
Overview: Norfolk State University’s Mission is an historically black institution that provides an
affordable, high-quality education for an ethnically and culturally diverse student population.
Academic programs include business, education, liberal arts, engineering, and science, and
social work.
14. Old Dominion University, College of Business and Public Administration. 2010. The Hampton
Roads Economy: Where We've Been. Where We're Going. Accessed February 15, 2012.
http://bpa.odu.edu/forecasting/sor/2010/2010_SOR_Economy.pdf.
Keywords: Neighborhood incomes, median household incomes, employment, unemployment.
Overview: The relatively strong wage performance of the private sector, along with the rapid
decade-long increase in the earnings of military personnel, led both to rising household income
and an increase in the spread between the median income of Hampton Roads households and
that of households across the nation.
15. Old Dominion University. odu.edu. Norfolk, VA.
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Keywords: Higher education, Ted Constant convocation, arts and letters, mechanical
engineering, civil engineering, business and public administration, ocean , earth, atmospheric
science.
16. Regent University. regent.edu. Virginia Beach, VA.
Keywords: Christian broadcasting network, Pat Robertson, undergraduate studies, school of
leadership.
17. Tidewater Community College. www.tcc.edu/. Campuses in Norfolk, Portsmouth, and Virginia
Beach, VA.
Keywords: Associate of applied science dress, diagnostic medical sonography, career studies
certificate, certificate program, radiologic technology, visual performing arts, performing arts
center, nursing schools, associate of applied science degree.
Overview: TCC is southeastern Virginia's largest provider of higher education and workforce
development services, enrolling nearly 46,000 students annually. It is also the 35th largest
community college in the nation, and is among the 50 fastest-growing large two-year
institutions in the United States. The college’s economic impact on the South Hampton Roads
region approaches half a billion dollars annually; it generates some 3100 jobs in the local
economy. For each $1 in public support provided to it, TCC generates $3.54 in revenue for the
region.
18. TopoZone. Virginia Topographic Maps (USGS Quad Topo Maps) & Aerial Photos. Accessed
February 11, 2012. http://www.topozone.com/states/Virginia.asp?county.
Keywords: Topo maps, topographic maps, usgs quad (rangle), aerial photo.
Overview: Provides access to study topography of every USGS quadrangle within Virginia.
19. Wikipedia. Transportation in Hampton Roads. Accessed February 11, 2012.
http://en.wikipedia.org/wiki/Transportation_in_Hampton_Roads.
Keywords: Railroad, railway, Amtrak, light rail.
Overview: Article discusses the various railroads serving the greater Hampton Roads area from
the Class I railway which supports the coal terminals, the Amtrak passenger rail line, and the
recently completed light rail line that is operated by Hampton Roads Transit. The latter is the
first light rail service in the state, with daily ridership projected to reach between 7,130 and
11,400 passengers.
20. United States Department of Labor. Employment and Training Administration. Updated: January
07, 2010. Accessed February 14, 2012.
http://www.doleta.gov/wired/regions/3g_southeastern_virginia.cfm.
Keywords: Employment trends, employment growth.
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Overview: Reports the labor market and conditions for 24 counties in Southeastern Virginia
including, Isle of Wight, James City, and the cities of Chesapeake, Hampton, Newport News,
Norfolk, Suffolk, and Virginia Beach.
21. United States Census Bureau, Population Division. Annual Estimates of the Population of
Combined Statistical Areas: April 1, 2000 to July 1, 2009" (CSV). 2009 Population Estimates.
Accessed February 10, 2012.
http://en.wikipedia.org/wiki/Table_of_United_States_primary_census_statistical_areas.
Keywords: Metropolitan area, statistical area, census, population
Overview: Compares the single-core and multi-core metropolitan areas defined by the United
States Office of Management and Budget (OMB). A primary census statistical area is a defined
metropolitan area that is not a component of a more extensive defined metropolitan area.
22. United States Census Bureau. "Virginia Beach-Norfolk-Newport News, VA-NC Metro Area – Profile
of General Population and Housing Characteristics: 2010 more information 2010 Demographic
Profile Data". http://factfinder2.census.gov/faces/nav/jsf/pages/index.xhtml.
Keywords: Population, housing, households, families.
Overview: The 2010 Census Summary File 2 provides detailed data on age, sex, households,
families, the population in group quarters and occupied housing units for up to 331 race,
Hispanic or Latino origin, and tribal population groups. Presentation of SF 2 tables for a
population group is subject to a threshold of 100 or more people. This means that tables will not
be shown for population groups with less than 100 people in a specified geographic area.
23. United States Census Bureau. US Gazetter Files: 2010, 2000, and 1990. Accessed February 9, 2012.
http://www.census.gov/geo/www/gazetteer/gazette.html.
Keywords: Geographic coordinates.
Overview: This reference is strictly a tabulation of census-related statistics.
24. Virginia Department of Transportation, Projects and Studies, Hampton Roads Projects. Accessed
February 16, 2010. http://virginiadot.org/projects/hampton%20roads/default.asp.
Keywords: Virginia Department of Transportation, highway projects, road construction
Overview: Provides web links to information on highway projects in Hampton Roads that are
recently completed, under construction, coming soon, studies current and proposed, and in
design.
25. Virginia Port Authority. Ports of Virginia. Accessed February 9, 2012.
http://www.portofvirginia.com/.
Keywords: Port, shipping, terminal, cargo, cruise,
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Overview: The Port of Virginia has Suez-class cranes that can handle ships larger than any
currently built. Obstruction-free channels are 50 feet deep, making them the deepest channels
available on the East Coast. Renovation of Norfolk International Terminals has included new
cranes, new straddle carriers, and a new wharf almost a mile long. Marine terminals under the
Virginia Port Authority and within Hampton Roads include APM Terminals, Norfolk International
Terminals, Newport News Marine Terminal, and Portsmouth Marine Terminal, and Virginia
International Terminals. Other port facilities (non-VPA) include Elizabeth River Terminals,
Lambert's Point Docks, and Norfolk Oil Transit.
26. Virginia Wesleyan College. vwc.edu. Norfolk, VA.
Keywords: Recreation and leisure, religious studies, Old Dominion Athletic Conference, adult
studies program, technical institute.
Overview: Virginia Wesleyan offers degrees of bachelor of arts and of bachelor of science
through study among 34 majors spread throughout the Humanities, Natural Science and
Mathematics and Social Science divisions. They also offer a range of studies from the classics to
chemistry and history to recreation and leisure studies.

Other Sources
1. Pennsylvania Department of Transportation. Integrating Transportation and Land Use in
Comprehensive Plans – A Handbook for Pennsylvania Municipalities. December 2009. Accessed
June 1, 2012. ftp://ftp.dot.state.pa.us/public/Bureaus/Cpdm/IntegratingTransportation.pdf.
Keywords: Transportation, Land Use, Transportation-Land Use Cycle, Access Management
Overview: The Pennsylvania Department of Transportation (DOT) created a handbook for
municipalities that offers guidance on integrating land use and transportation planning into their
comprehensive planning efforts.
2. Litman, Todd and Steele, Rowan. May 25, 2012. Victoria Transport Policy Institute. Land Use
Impacts on Transport: How Land Use factors Affect Travel Behavior. Accessed June 1, 2012.
http://www.vtpi.org/landtravel.pdf.
Keywords: Transportation-Land Use Cycle, Roadway Design

Overview: This paper examines how various land use factors such as density, regional
accessibility, and roadway connectivity affect travel behavior. Other topics include per capita
vehicle travel, mode splitting, and non-motorized travel. The paper also provides useful
information about smart growth, new urbanism, and access management policies that address
planning objectives like consumer savings, energy conservation, and emission reduction.
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3. Stafford Regional Planning Commission. How To… Link Land Use and Transportation Planning.
Accessed June 1, 2012. http://www.strafford.org/howto/how_to_land_use_trans.pdf.
Keywords: Transportation-Land Use Cycle, Nodal Development, Access Management
Overview: This short “how to” paper was written for New Hampshire communities and it
describes the link between land use planning and transportation planning. It addresses a variety
of basic implementation strategies such as mix of land use, nodal development, walkable and
livable communities, and access management.
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Appendix 2
List of Interviewees
Read-Ahead Document
List of Questions for Interviews
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List of Interviewees

Northwest Florida
1. Breitenfeld, Jim. Interview by Frank Warren and Jonathan Kohl. In person. Destin, Florida. April 3,
2012.
2. Fanto, Jeff. Interview by Frank Warren and Jonathan Kohl. In person. Okaloosa County Office
Building, Fort Walton Beach, Florida. April 2, 2012.
3. Joseph, Terry. Interview by Frank Warren and Jonathan Kohl. In person. West Florida Regional
Planning Council, Pensacola, Florida. April 4, 2012.
4. Kampert, Elliot. Interview by Frank Warren and Jonathan Kohl. In person. Okaloosa County Office
Building, Fort Walton Beach, Florida. April 2, 2012.
5. Kelley, Larry. Interview by Frank Warren and Jonathan Kohl. In person. Atkins North America Inc.,
Panama City Beach, Florida. April 3, 2012.
6. Little, Ken. Interview by Frank Warren and Jonathan Kohl. In person. Okaloosa County Office
Building, Fort Walton Beach, Florida. April 2, 2012.
7. Spence, Walter and Fanto, Jeff. Interview by Frank Warren and Jonathan Kohl. In person. Spence
Brothers Properties Inc., Niceville, Florida. April 4, 2012.

Northeast Florida
1. Bennett, James. Interview by Frank Warren and Mary Ryan Richardson. In person. State of Florida
Department of Transportation, Jacksonville Urban Office, Jacksonville, Florida. April 12, 2012.
2. Blaylock, Michael J. Interview by Frank Warren and Mary Ryan Richardson. In person. Jacksonville
Transportation Authority, Jacksonville, Florida. April 10, 2012.
3. Brown, Mike. Interview by Frank Warren and Mary Ryan Richardson. In person. Putnam County
Emergency Services, Palatka, Florida. April 11, 2012.
4. Bunnewith, Denise. Interview by Frank Warren and Mary Ryan Richardson. In person. North Florida
Transportation Planning Organization, Jacksonville, Florida. April 12, 2012.
5. Dahl, Dave. Interview by Frank Warren and Mary Ryan Richardson. In person. The Beach Hut
Restaurant, Jacksonville Beach, Florida. April 12, 2012.
6. Delaney, John A. Interview by Frank Warren and Mary Ryan Richardson. In person. University of
North Florida, Jacksonville, Florida. April 11, 2012.
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7. Lehman, Ed. Interview by Frank Warren and Mary Ryan Richardson. In person. Jacksonville
Transportation Authority, Jacksonville, Florida. April 10, 2012.
8. Thoburn, Brad. Interview by Frank Warren and Mary Ryan Richardson. In person. Jacksonville
Transportation Authority, Jacksonville, Florida. April 10, 2012.

Northeast South Carolina
1. Britton, Tom. Interview by Richard Muller and Jeffrey Tyndall. In person. Georgetown, South
Carolina. March 27, 2012.
2. Clark, Chris. Interview by Richard Muller and Jeffrey Tyndall. In person. Georgetown, South Carolina.
March 27, 2012.
3. Coleman, Carol. Interview by Richard Muller and Jeffrey Tyndall. In person. Conway, South Carolina.
March 26, 2012.
4. Goff, Phillip. Interview by Richard Muller and Jeffrey Tyndall. In person. Florence, South Carolina.
March 28, 2012.
5. Graham, Jay. Interview by Richard Muller and Jeffrey Tyndall. In person. Florence, South Carolina.
March 28, 2012.
6. Griffin, Drew. Interview by Richard Muller and Jeffrey Tyndall. In person. Florence, South Carolina.
March 28, 2012.
7. Hoeweler, Mark. Interview by Richard Muller and Jeffrey Tyndall. In person. Myrtle Beach, South
Carolina. March 26, 2012.
(Also present at Tom Britton Interview, Georgetown, South Carolina. March 27, 2012.)
Knight, Danny. Interview by Richard Muller and Jeffrey Tyndall. In person. Conway, South Carolina.
March 26, 2012.
8. Leath, Tom. Interview by Richard Muller and Jeffrey Tyndall. In person. Myrtle Beach, South
Carolina. March 26, 2012.
9. Loftus, Gary. Interview by Richard Muller and Jeffrey Tyndall. In person. Horry County, South
Carolina. March 26, 2012.
10. Oliver, Bill. Interview by Richard Muller and Jeffrey Tyndall. In person. Myrtle Beach, South Carolina.
March 26, 2012.
11. Robinson, Tom. Interview by Richard Muller and Jeffrey Tyndall. In person. Florence, South Carolina.
March 28, 2012.
12. Walker, Jack. Interview by Richard Muller and Jeffrey Tyndall. In person. Myrtle Beach, South
Carolina. March 26, 2012.
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13. Wood, Jim. Interview by Richard Muller and Jeffrey Tyndall. In person. North Myrtle Beach, South
Carolina. March 27, 2012.

Southeast South Carolina
1. Chambers, Henry. Interview by Elizabeth Scaggs and Mary Ryan Richardson. In person. Beaufort
Realty, Beaufort, South Carolina. March 27, 2012.
2. Criscitiello, Tony. Interview by Elizabeth Scaggs and Mary Ryan Richardson. In person. County
Administration Building, Beaufort, South Carolina. March 28, 2012.
3.
4. Keyserling, Billy. Interview by Elizabeth Scaggs and Mary Ryan Richardson. In person. City Hall,
Beaufort, South Carolina. March 28, 2012.
5. Kozak, Ginnie. Interview by Elizabeth Scaggs and Mary Ryan Richardson. In person. Common Ground
Coffee House, Waterfront Park, Beaufort, South Carolina. March 29, 2012.
6. Kubic, Gary. Interview by Elizabeth Scaggs and Mary Ryan Richardson. In person. County
Administration Building, Beaufort, South Carolina. March 28, 2012.
7. Newton, Weston. Interview by Elizabeth Scaggs and Mary Ryan Richardson. By phone. Beaufort,
South Carolina. March 27, 2012.
8. Samuel, Brad. Interview by Elizabeth Scaggs and Mary Ryan Richardson. In person. Hampton Inn,
Beaufort, South Carolina. March 27, 2012.
9. Sommerville, Paul. Interview by Elizabeth Scaggs and Mary Ryan Richardson. In person. County
Administration Building, Beaufort, South Carolina. March 28, 2012.
10. Stewart, Dick. Interview by Elizabeth Scaggs and Mary Ryan Richardson. In person. 303 Associates,
Beaufort, South Carolina. March 27, 2012.
11. Von Harten, W.R. “Skeet.” Interview by Elizabeth Scaggs and Mary Ryan Richardson. In person.
Residence, Beaufort, South Carolina. March 27, 2012.

Southeast North Carolina
1. Betz, Don. Interview by Jessica Rossi and Jeffrey Tyndall. In person. Lower Cape Fear Water and
Sewer Authority. April 2, 2012.
2. Breuer, Kyle. Interview by Jessica Rossi and Jeffrey Tyndall. In person. Pender County, North
Carolina. April 2, 2012.
3. Coudriet, Chris. Interview by Jessica Rossi and Jeffrey Tyndall. In person. New Hanover County,
North Carolina. April 2, 2012.
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4. Fain, Jim. Interview by Jessica Rossi. By phone. North Carolina Global TransPark Authority. April 6,
2012.
5. Hayes, Dexter. Interview by Jessica Rossi and Jeffrey Tyndall. In person. New Hanover County, North
Carolina. April 4, 2012.
6. Jordan, Matt. Interview by Jessica Rossi and Jeffrey Tyndall. In person. Cape Fear Public Utility
Authority, North Carolina. April 3, 2012.
7. Kozlosky, Mike. Interview by Jessica Rossi and Jeffrey Tyndall. In person. Wilmington MPO, North
Carolina. April 3, 2012.
8. O’Keefe, Chris. Interview by Jessica Rossi and Jeffrey Tyndall. In person. New Hanover County, North
Carolina. April 2, 2012.
9. Saffo, Bill. Interview by Jessica Rossi and Jeffrey Tyndall. In person. City of Wilmington, North
Carolina. April 4, 2012.

Southeast Virginia
1. Cannady, Keith. Interview by Richard Muller and Elizabeth Scaggs. In person. Hampton, Virginia.
April 9, 2012.
2. Carlock, John. Interview by Richard Muller and Elizabeth Scaggs. In person. Chesapeake, Virginia.
April 9, 2012.
3. Duke, Frank. Interview by Richard Muller and Elizabeth Scaggs. In person. Norfolk, Virginia. April 11,
2012.
4. Farmer, Dwight. Interview by Richard Muller and Elizabeth Scaggs. In person. Chesapeake, Virginia.
April 10, 2012.
5. Johnson, Linda. Interview by Richard Muller and Elizabeth Scaggs. In person. Suffolk, Virginia. April
11, 2012.
6. McBride, Jai. Interview by Richard Muller and Elizabeth Scaggs. In person. Chesapeake, Virginia. April
9, 2012.
7. Mills, Scott D. Interview by Richard Muller and Elizabeth Scaggs. In person. Suffolk, Virginia. April 11,
2012.
8. Spore, James. Interview by Richard Muller and Elizabeth Scaggs. In person. Virginia Beach, Virginia.
April 10, 2012.
9. White, Steven. Interview by Richard Muller and Elizabeth Scaggs. In person. Virginia Beach, Virginia.
April 10, 2012.
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Read-Ahead Document
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List of Questions for Interviews

General Questions


How long have you been active in your community?



What factors have primarily driven growth in the region?



When did rapid growth in your region begin and how long did it continue?



What results surprised you most as a result of this rapid growth event?
o What, if any, were the precursors or warning signs?
o Did the growth event play-out as anticipated? If not, how did it differ?



Did you utilize any of the following growth management tools? Please describe your efforts and their
impact.
o Comprehensive Planning
o Subdivision regulations
o Zoning
1. Zoning for working lands protection (large-lot, sliding scale, open space cluster, exclusive
use, etc.)
a. Increased density in designated urban areas/urban development areas/urban service
districts, etc.
b. Nontraditional land use controls (e.g. form-based codes)
o Density transfers
o Purchase of Development Rights
o Transfer of Development Rights
o Land Use Valuation for Property Taxes
o Agricultural and Forestal Districts
o Other methods?



Looking back:
o Were any growth management policies enacted that your community regrets due to unforeseen
consequences? What were the policies and consequences?
o What policies or other actions should your community have taken to manage growth? What
prevented these policies from being enacted?



What advice would you offer to those facing similar circumstances today?

Infrastructure (Transportation, Utilities, Telecom)
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What improvement to the transportation infrastructure (roads, rails, ports, air) had the greatest effect on
local economic development?



How did access to infrastructure (particularly roads and utilities) shape or hinder growth or the
distribution of growth in the region?



Did construction of (TRANSPORTATION IMPROVEMENT) have a major effect on the region’s growth?
o Did (transportation planning agency) engage local and regional planners before the construction
in order to facilitate compatible land use planning decisions?
o For what reason(s) were transportation improvements made?
1.
2.
3.
4.

Relieve congestion?
Provide a needed connection?
Economic/community development?
Other reasons?

o To what extent did the construction of (TRANSPORTATION IMPROVEMENT) increase regional
growth rates?
1. Do you feel that the region would have maintained a significantly lower growth rate in the
absence of this construction?
2. Do you feel that the region has sustained a higher growth rate over time due to the
transportation improvement?

Military Operations (BRAC, Mission Encroachment)


To what extent did regional growth impact (Military installation’s) ability to fulfill its mission?



Describe any coordination you had with the military concerning compatibility with their local mission?



Was the military involved in any regional planning efforts?



How has your community been affected, if at all, by any military base closures or realignments? Did
growth lead to base closures or realignments?

Civic Impact (Population Dynamics, Employment and Industry, Workforce Housing, Education)


In general, how did transportation improvements influence population growth and economic
development in the region?



What effects did the region’s growth event(s) have on housing prices?
o Did previous residents have difficulty keeping up with increased housing prices/increased cost of
living in general?
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o Did communities and municipalities in the area adopt policies to impel, encourage, or incent the
construction of workforce housing?
o Did the community experience a significant displacement of workforce housing away from higher
growth areas?
o Has the displacement of workforce housing contributed to less compact development?
1. Has it increased traffic congestion substantially?


To what extent did counties and communities in your region coordinate planning efforts to ensure a
regional response? Specifically, as pertaining to:
o Transportation planning?
o Land use planning?
o Environmental or conservation planning?
o Water resources planning?

Ecological Impact (Loss of open space/environmentally sensitive areas, Effects on agriculture, Influence on
water resources, Identified landscape and watershed opportunities for best resource and open space
conservation options)


Did your community develop new environmental policies to help contend with the pressures of new
development? Some examples are:
o Low impact development (LID)-based regulations?
o New stormwater management standards?
o Wetland protection standards?
o Beach erosion or other coastal development guidelines?
o Density bonuses for protection of sensitive areas?



To what extent was growth incompatible with the region’s “traditional” industry (e.g. farming, forestry,
fishing or other aquaculture, manufacturing, etc?
o Please describe any actions taken to prevent or limit the loss of farmland/forest/open/sensitive
areas.



How has the region’s growth impacted the quality or quantity of its water resources?
o Is the region’s water supply of adequate quantity to meet present and/or future needs?
1. Have communities in the region had to look beyond the region (upstream or in other
watersheds/basins) to supplement water resources?
o Has saltwater intrusion been a major water quality issue?
1. If so, what is the primary cause of saltwater intrusion?
2. Was the community prepared to deal with this issue or did it necessitate unforeseen
engineering/retrofitting?
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Appendix 3
Roundtable Contact Information
Roundtable Summary
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Roundtable Contact Information
Name

Affiliation

Phone

Email

Participants from the Comparative Communities
Keith Cannady

SE Virginia, Hampton County
Planning

757 728 5239

kcannady@hampton.gov

Dexter Hayes

SE North Carolina,
Wilmington

910 343 8801

hayesplan@gmail.com

Mark Hoeweler

NE South Carolina,
Waccamaw COG

843 436 6130

mhoeweler@wrcog.org

Paul
Sommerville
(by phone)

SE South Carolina, Vice
Chairman, Beaufort County
Council

843 255 2197 (w)
843 379 7114 (c)

psommerville@bcgov.net

Russell Byrd
(by phone)

MCAS Beaufort (SC),
Community Planning Liaison
Officer

-

russell.byrd@usmc.mil

Dick Stewart

SE South Carolina, Managing
Member 303 Associates

843 521 9000

dstewart@303associates.com

Brad Thoburn

NE Florida, Jacksonville
Transportation Authority

904 598 8765

bgthoburn@jtafia.com

Paul Friday

Marine Corps - MCIEAST

910 322 2128

paul.friday@usmc.mil

Mark
Sutherland

PlanIt EAST

-

sutherland@nceast.org

New Bern, North Carolina

252 634 1927

janice@coastallandtrust.org

Jack Best

Wayne County Commission

919 583 9290

wc.commissioners@waynegov.co
m

Candy
Bohmert

Pamlico County

252 675 1411

candy.bohmert@nc.nacdnet.net

Florida International/PlanIt
EAST

239 246 9867

rcorr010@fiu.edu

Carron Day

PlanIt EAST

910 325 8112

day@nceast.org

Tyler Harris

MCAS Cherry Point

252 466 4197

tylerharris@usmc.mil

Gary Keel

Eastern Region

252 249 1002

arrowstar@embarqmail.com

Steve Keen

Wayne County

919 920 7023

stevepkeen@gmail.com

Clients

North Carolina’s Eastern Region/ PlanIt EAST
Janie Allen

Ryan Correia
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Dan Oliver
Sheila Pierce
Amy Wang

Progress Energy

910 346 1453

dan.oliver@pgnmail.com

Jacksonville – Onslow
Economic Development

910 347 3141

spierce@onslowedc.com

Ward and Smith, P.A.

252 672 5516 (w)
252 675 7269 (c)

apw@wardandsmith.com

Kimley-Horn and Associates, Inc.
Jessica Rossi

Planner

704 954 7484 (w)
704 562 3199 (c)

jessica.rossi@kimley-horn.com

Frank Warren

Senior Economist

704 409 1809 (w)
704 904 4745 (c)

frank.warren@kimley-horn.com

Randall Farren

Project Analyst

540 645 1585

rfarren@marstel-day.com

Jonathan Kohl

Project Lead

540 226 5008

jkohl@marstel-day.com

Richard Muller

Project Analyst

757 439 8147

rm@marstel-day.com

Mary Ryan
Richardson

Project Analyst

571 357 9610

mrichardson@marstel-day.com

Elizabeth
Scaggs
(not present)

Program Manager

571 338 6216

escaggs@marstel-day.com

Jeffrey Tyndall

Project Analyst

540 226 3246

jtyndall@marstel-day.com

Marstel-Day, LLC
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Roundtable Summary

“Upfront” Recommendations.
1.

Assemble a wide-ranging group of stakeholders together and prioritize target areas for protection
long in advance of future development plans.

2.

Conduct comprehensive “visioning” prior to formal planning. This act must far precede development
and it should bring all relevant stakeholders to the table (e.g., public officials, planners, developers,
conservation groups, etc.). Next, all should consider the question; “what kind of place do you want
to be?” Seek opportunities to employ the Green Print Principle: Identify conservation locations on
maps ahead of initial planning procedures.

3.

Support the development and implementation of local and regional comprehensive plans.
 Relevant parties— including stakeholders, organizations, and the public — are able to bring
issues to the table in the early stages of the planning process.
 Comprehensive plans serve as a guide for future growth and development.
o

Can identify areas to protect for farming, forestry, military mission operations,
and habitat management.

o

Policy should be used to make decisions on zoning and proposed developments.

o

Plan can act as a “check-point” for long-term development.

* The public should have a part in these discussions to ensure positive relations between the public
and the decision makers. Public support may be essential for funding purposes, as well as property
use decisions.
Prevent or limit the loss of working (i.e. forests and agricultural) lands.
1.

Easements for outlying farmland (e.g., in Jones County) can be hard to obtain because these areas
lack financial incentives for acquisition – there is an absence of interest in land that is too distant
from development.
 Must find ways to incentivize easement purchases in remote areas.
 State assistance (e.g., enabling legislation) may be needed.
 Conservation easements are particularly useful for managing forested land.

2.

Consider developing new functions/products/crops that will sustain the need and justification of
working lands.
 Seek ways to increase the dependence on, or purchase of, locally grown produce.
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Maintain the fiscal sustainability of local governments and school districts.
1.

Examine state regulations early to ensure they are complete and comprehensive; also determine if
they are out of place or in need of revision. A united, regional, approach may provide the best
foundation from which to levy changes, particularly in state legislation.
 Consider enabling legislation that would allow for “service fees, impact fees, mobility fees,
or fair share costs.” Determine which among this menu of options is best for the region.

2.

Emphasize local sales taxes to support growth demands – “state and federal governments lack the
incentive to provide substantial financial assistance for localized development…instead, local
governments will be largely responsible for funding and sustaining local projects.”
 As a consequence, investigate and utilize alternative local funding streams.

3.

Address infrastructure needs (current and anticipated) before approving development plans. Some
comparative communities did not realize the extent of their infrastructure deficit until it was too late
and costly moratoriums were required as a result.

4.

Examine three major demographic criteria ahead of development:
 Resident vs. Non-resident
 Children vs. No Children
 Type of Development and Anticipated Price

Prevent or limit the loss of open and environmentally sensitive spaces.
1.

Approximately 79% of all federal land that has endangered/threatened species is also home to a
military installation. This is becoming a significant issue for the military as land within and around
installations becomes more coveted for private use.
 Must work collectively to identify sensitive areas / open spaces and to configure any new
development around those areas in ways that will ensure future preservation.
 Understand the value of these lands and find suitable habitats elsewhere—“away areas”
 Regrow and maintain the conservation of species with conservation partners.
 Military installations in North Carolina’s eastern region are particularly interested in
learning about tools that would set aside agricultural or undeveloped land as a last bastion
for protected species. Protection of these areas would serve the dual purpose of protecting
habitat while ensuring land uses that are compatible with mission requirements.

2.

Explore opportunities for partnerships with local, state, and federal-level organizations, as well as
private landowners, to protect valuable habitats, conserve land for farming, and preserve historical
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and cultural assets. These partnerships may include private landowners, private organizations,
environmental and agricultural groups, overlay districting (conservation districts), and land trusts.
National organizations may also be a good partner. Funding may come from members,
foundations, donations, grants, referendums, etc.
3.

Referendums to fund land preservation programs have been passed and successfully implemented
in some comparative communities.


The Rural and Critical Lands Preservation Program in southeast South Carolina preserves
open spaces and sensitive habitats. In many cases, land around military installations is
also protected. Two referendums provide funding for the program, which were both
approved by public vote.



Examine similar success models and mold them appropriately to the region’s wants and
needs.



Utilize Green Print Principleiii

Prevent the displacement of workforce housing from the primary transportation corridors.
1.

Virginia requires that comprehensive plans address affordable housing scenarios. Any similar plans
in North Carolina should directly set aside areas for affordable housing. (Note: this is not allowed
in some other comparative regions).


Developers that wish to create an establishment that requires workforce housing must also
include plans for such housing.



Include note about demographic changes – South Carolina schools were adversely affected
by the influx of children from the temporary workforce that came to construct a senior
living community. According to references, many of the workers were undocumented
immigrants who brought their children with them to the work location.
o

Developers and community leaders must, in partnership with local schools,
include planning scenarios that account for an unexpected influx of new students
from the workforce.

Prevent or limit the loss of military installations or the military training mission.
1.

Surface water near air stations can pose mission encroachment issues (e.g., water fowl and Bird
Aircraft Strike Hazards (BASH)). The military’s participation in early comprehensive planning can
guard against the placement of man-made water sources within or near military training zones.


“Protecting airspace is critical for mission sustainment.” – MCIEAST
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Manage water resources without looking upstream (beyond the region) for supply.
1.

Broaden water capacity NOW – proactive assessment and capacity improvements carry significant
long term benefits.

2.

Saltwater intrusion and maintaining water quality are two major concerns…early planning is
essential to secure primary water resources as well as a “Plan B” management alternative.
Treatment upgrades are very expensive, which makes the preservation of sustainable water
resources a costly challenge that is best addressed long before capacity and quality become issues.
 Pull more water than is needed during surplus months, then store back down in aquifers for
later use.

3.

Initiate public advertising campaigns that both educate and encourage residents to conserve water
use. This public engagement tactic is working well in northwest Florida.

4.

Several comparative communities have successfully used mitigation banking to protect wetlands.

Identify landscape-, estuarine-, and watershed-scale opportunities for the best resource and open
space conservation options.
1.

Consider regional funding initiatives (i.e., state created) where municipalities jointly identify
projects and formulate appropriate funding policies.

i

Number of people per square mile – averaged across the region.
Statistics come from 2010 US Census data.
iii
Green Print Principle: Identify conservation locations on maps ahead of initial planning procedures.
ii
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