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It was not the road alignment that made the
journey worth the time, but the relics along
the way. A series of reveling memories, stories,

Toolbox

thoughts, and sights I have captured. ”
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his toolbox has been developed to
provide solutions for the Route 66
communities and counties for the implementation of strategies and studies, programs, planning and development design,
and funding that will preserve, protect
and promote the Missouri Route 66 Corridor. Because viable communities rely on
having a diverse economic base, many of
the tools focus around economic development for Missouri Route 66 corridor. The
tools described here are accepted standards of practice that have been utilized
by numerous communities all across the
state and the nation. These tools are intended to help communities grow, attract
new businesses, and maintain or create a
diverse economy that it is resilient when
changes occur in the national and international economies. The tools also recognize that to compete in the world economy, communities must work together as
a region rather than in isolation; that is,
it takes a region to supply the ingredients
a successful community needs; the workforce, the housing, the training and education, the transportation network, and
the technology. Because Missouri Route
66 is a linear community, it is imperative
entities work together when possible to
protect, promote and preserve the corridor, especially with regard to commerce.

ties are using a combination of development tools to build a sustainable economy
and be competitive in a changing world
economy.
Missouri Route 66 travels through both
heavily developed urban areas and agricultural rural areas. It is recognized that
this diversity of both urban and rural
areas is a part of the uniqueness and intrigue of Route 66. Recognizing this, and

its various components, will be the key to
success of each community. Building off
of its strong assets and evaluating where
new opportunities exist. Therefore, it is in
the interest of urban and rural communities to work together in mutually supportive ways.
Historically there has been a disparity between urban and rural areas in terms of
economic conditions, access to infrastruc-

In today’s economy, businesses make a
decision to locate in, or expand in, a region because of the combined assets that
are available, not because of the assets of a
single community. Therefore, communi-

important for local communities to play a role in
assisting its businesses and residents in maintaining
control over their resources. ”
“It is

Business Growth

Toolbox

Map To Success

ture and services and local development.
Disparities are caused by many situations,
such as natural differences, social factors
and policy decisions. Most new opportunities are being created in the urban
areas and this will continue. However,
emerging trends such as the information
revolution, new economic policies, and
economic globalization can reduce disparities between urban and rural areas. It
is important for local communities to play
a role in assisting its businesses and residents in maintaining control over their
resources.

It is important to recognize that urban
and rural areas form one system and that
decisions taken for one area have an impact on the other area that is often unintended and unanticipated. Rural and
urban development is often viewed as
having separate issues rather than having
the closely related issues that they do.
Even though community leaders cannot
predict all the factors important
to economic development, that can have a
significant impact

through both the traditional role as public service provider and regulator, and the
entrepreneurial role as a deal-maker and
business recruiter. Of these two roles,
the former is essential; government must
provide quality basic services and an efficient regulatory environment if it wishes
to create economic development. Providing further incentives to businesses are
optional; whether it makes sense depends
on what government can reasonably offer the extent to
which such offerings
are neces-
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sary to attract businesses, and the cost of
those offerings. Further information on
economic development can be found in
the report “Economic Impacts of Historic
Preservation in Missouri.”
The toolbox which follows is a compilation of information that is available to
communities to consider when evaluating
ways to promote desirable change, growth
and economic development. Each section
serves as a practical guide for community
leaders as they plan. It is intended to connect people with the resources and information they need to strengthen the capacity of their communities.

Responsibilities & Schedules
ust as Missouri Route 66 has evolved,
each community will continue that
evolution as they have in the past. Individually each community or county can
identify tools from this toolbox to use to
develop the corridor to its fullest potential and meet the individual needs of each
community the Route passes through.

There are many variables in scheduling and implementation of the Missouri
Route 66 corridor management plan. This
is in part due to the fact that the roadway
crosses numerous jurisdictions, including
state, county and city boundaries. Each
of these jurisdictions has different control
and regulatory authority. This variation
exists from some having regulatory control as provided for by State Statue and

Webster County: Abbylee Court

For the purpose of the Missouri Route 66
corridor management plan, the toolbox
has been broken into the following sections:

others that have established local controls
such as zoning and/or building codes.
This large range of controls creates some
complication as to establishing a definitive schedule for the implementation of

motion and preservation of the corridor
as well.
The plan of action and schedule has been
broken into five steps and sections. These

to achieve each of these actions, allowing
each community to evaluate whether reasonable progress is being made for implementing the corridor management plan.

Signs Of Future

Because of the diversity of size and scale
of the communities in the corridor each
municipality may find themselves in different places of design and implementation in terms of schedule. Each City or
County should choose the tools that are
most appropriate to where they fall in
their own development with regards to
the corridor. More metropolitan areas
may already have a strategy, programs,
and planning and development in place
therefore they would look in the toolbox
for design elements that would help them
move forward while more rural communities may need to begin with a strategy in
mind before progressing to the other tools
in the toolbox.
improvements in the corridor. Therefore,
the approach that this plan takes is to develop a timeline for a community that has
not established any of the mechanisms
that could be utilized to implement the
corridor management plan. Each community can then evaluate what their current status is, where they fall on the timeline, and then determine what the next
step in the process would be for them for
implementation.
The Route 66 Association of Missouri and
private property owners may find some
tools useful to identify strategies for pro-

follow the typical progression of strategies and studies, programs, planning and
development, design and funding and
implementation. With this plan of action,
a schedule of short term, intermediate and
long term schedules have been identified
for these categories. Short term is defined
as something that can be accomplished in
one to three years. Intermediate can be accomplished between three and five years,
and long term consist of goals that can be
accomplished in 5 years and beyond. This
approach will give some
guidance as to the time
that may be required
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Srategies & Studies

Cluster Industry Development Strategy
Local Hiring Strategies

he first step in unifying the Missouri Route 66 corridor is to look
comprehensively at the communities and

Community Stewardship Organizations

counties in the corridor. Many already
have comprehensive planning documents
in place that give guidance toward growth
and development, but others need the
base guidance of a strategy or study to
get started toward a long range plan. The
Strategies and Studies toolbox is a starting
place for communities wishing to identify
action steps to put a plan in place that incorporates and capitalizes on the Missouri
Route 66 corridor. This section includes
the following tools:

Community Indicators

Phelps County: Vernelle’s Motel

Community-Supported Agriculture

Community Indicators
Community Scorecards and Audits
Economic Impact Studies
Contingent Valuation Survey

Community indicator projects use measurable data to shed light on trends (both
positive and negative) for a current issue
or, more typically, for a combination of issues that affect a community’s quality of
life and economic well-being. Community indicators enable a community to understand where it has been and where it is
going and identify areas for improvement
to achieve a different or desired outcome.
The issues tracked in a community indicators project vary by region, based on the
driving issues and the
important
community values. They can

measure, for example, economic, environmental, social, educational, and health
trends. By tracking trends and progress
on important community issues and
goals, community indicators provide a focal point for a community dialogue about
long-term planning needs and provide the
basis for more informed policy decisions.
Another value of indicators projects is
to show how one issue relates to another
(for example, less walkable communities
and higher traffic or more air pollution),
which in turn can result in a more comprehensive understanding of the issues
and can create partnerships between diverse organizations that come together to
address a linked cluster of issues. In some
communities, community indicators projects are tied to local decision making. At
the national level, a number of organizations provide information on establishing
an indicators project. Among them are:
the Community Indicator Consortium,
which serves as a resource on indicators by
facilitating the exchange of information
among those interested in or engaged in
the field of community indicators, and the
Alliance for Regional Stewardship (ARS),
which provides technical support for
community indicators initiatives through
its Regional Indicator program.
More information on community indicators
is available from Redefining Progress, Partners for Livable Communities and the Sustainable Communities
Network [www.sustain-
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able.org/creating/indicators.html].

the environmental benefits of pursuing
smart growth strategies.

Community Scorecards and Audits
A community scorecard or audit is a qualitative monitoring tool used by citizens
and public officials to evaluate how well
existing policies, projects, and plans meet
a set of defined principles or to monitor
progress in selected topic areas. One use
is to evaluate a local government’s service
in selected areas (for example, fire protection, public safety, land use planning
practices, or provision of open space and
parks). A scorecard can also be utilized to
evaluate community livability, using factors such as neighborhood walkability,
the quality of civic spaces, protection of
natural systems, and the usability of transit, or to examine the potential benefits
and drawbacks of development proposals.
The livability factors evaluated are generally drawn from features that residents
have said that they value in their Route 66
community. A scorecard project, which
should be designed for easy citizen use,
can be sponsored by a variety of organizations, including a local or state government, regional agency, or a nonprofit civic
organization. An example at the national
level is the U.S. Environmental Protection Agency (www.epa.gov), which publishes the Smart Growth INDEX (SGI).
SGI can be used to increase community
understanding of the effects of development alternatives on the local and regional
quality of life, provide input for new development alternatives, and demonstrate

More information on community scorecards
is available from the American Planning Association [www.planning.org], the Growth
Management Leadership Alliance, Smart
Growth America [www.smartgrowthamerica.org], and the Smart Growth Network
[www.smartgrowth.org].
Economic Impact Studies
Economic impact studies are used to predict how a policy or investment decision
directly or indirectly affects the economy.
Typical measures of economic impact include income, employment, and expenditures. Direct impacts include the number
of jobs created, the wages paid by the jobs,
and the impacts of the jobs on personal
consumption spending. Indirect impacts
look at the long-term effects created by
a plan or investment decision – how the
impacts multiply over time (the multiplier
effect). Two of the most commonly used
methods to calculate indirect impacts
are the Regional Economic Models, Inc.
(REMI) and the U.S. Department of
Commerce Regional Input-Output Modeling System (RIMS II). These models
can be used to predict economic impacts,
such as the number of jobs created or lost;
increases or decreases in personal income,
which influence household-to-business
spending; and increases in business productivity and business-to-business spending. Economic impact studies are used for

a variety of projects. In addition to the
expansion or location of a new business,
examples include construction of a new
facility; a large development of regional
impact; or a military base expansion or
closing.
Contingent Valuation Survey
Contingent valuation is a survey-based
economic technique to determine the
value of non-market resources, typically
environmental or agricultural areas. A
survey is used to directly ask people how
much they would be willing to pay for
specific environmental or agricultural services. In some cases, landowners are asked
for the amount of compensation they
would be willing to accept to provide the
specific environmental or agricultural services. The technique is called “contingent”
valuation because people are asked to state
their willingness to pay, contingent on a
specific hypothetical scenario and description of a service. Contingent valuation surveys are useful for measuring the
benefit people receive from having a view
of a hillside or open-space or the benefits
of local agriculture, for example. Communities have used contingent valuation
surveys to determine support for a bond
issue to fund a development program or to
make environmental planning decisions.
Cluster Industry Development Strategy
A Cluster Industry Development Strategy
is a principal focal point of many econom-

ic development programs because it builds
on the strengths of a region’s economy
and creates a framework for targeting economic development activities for the most
impact. The basis for a cluster approach to
economic development is understanding
the concentrations of related companies
in a geographic area (an industry cluster)
that do business with each other and have
common needs (for example, for the same
type of workforce, research, education,
technology, or transportation services).
The companies in a cluster can be competitors or they may be interdependent
through purchases of services or supplies. A cluster can include educational
institutions, nonprofits, and governments
that support an industry cluster through
their services. Concentrating companies
within an industry cluster can increase
their productivity and competitiveness by
providing access to a larger pool of suppliers; a skilled workforce; networking
opportunities to share information and
address common problems; and specialized support services, such as workforce
recruitment, support infrastructure, and
research and training programs. Activities within a cluster development strategy
can include joint marketing to expand
the cluster, collaborative buying, joint research, and e-newsletters and directories
to increase communications. For example, an alliance of technology companies,
universities, and other organizations hosts
networking opportunities, publishes an enewsletter, and sponsors on-line training
to reinforce the region’s growing impor-

tance as a hub for technology businesses.
Information on cluster industries is available from the Harvard Business School’s
Institute for Strategy and Competitiveness
Local Hiring Strategies
Local hiring strategies focus on connecting local residents, particularly lower income residents, with jobs. Two examples
of local hiring strategies are city/county
ordinances which require a specified
percentage of local hiring in all publicly
funded projects in a target area that are
above certain thresholds, and Community Benefit Agreements (CBAs), which
are typically the outcome of negotiations
between community groups and a developer. CBAs apply to one
specific development.
The goal of both strat-

egies is to tie economic development to
local opportunities for training and employment. Programs that link jobs to local hiring can require that a percentage
of jobs created by a commercial development go to local residents, which helps
to ensure that un- or under-employed
residents, including those in economically isolated communities, benefit from
economic development and reinvestment
in their community. Other programs can
require linking urban core and suburban residents to employment opportunities around the region, thereby balancing
economic opportunities within that area.
Local hiring programs can be tied to
training programs that improve residents’
job skills and thereby result in increased
earning and employment potential. Such
programs can also be used to address discriminatory hiring practices. In addition
to the support of local government, local
hiring programs often rely on the support of community entities, such as social
service providers and faith-based organizations, which should be involved in the
planning and implementation process.
Much of the information for this description
of Local Hiring Programs was taken from
PolicyLink’s on-line Equitable Development
Toolkit www.policylink.org].Other resource
organizations are the Center for Community Change [www.communitychange.
org], the National Employment Law Project [www.nelp.org], the
Corporation for Enterprise Development
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Community Stewardship
Organizations
A non-profit, tax-exempt organization
established to address the specific conservation needs of a community, a Community Stewardship Organization (CSO)
allows developers to integrate permanent
conservation, natural systems restoration,
and community-building into their developments through agreements with local
stakeholders. It also allows community
leaders, developers, and conservationists
to work together to ensure that development is environmentally sound.
To fund the organization, the parties
involved agree to impose revenue-generating deed restrictions, binding future
homeowners and businesses to underwrite and provide revenues through the
creation of long-term dedicated funding.
Funding sources may include fees (real
estate transfer, commercial occupancy,
golf course, etc.), monthly assessments,
or other recurring revenues. Because a
CSO funding has an ongoing funding
source tied to the development, it continues to benefit the community even after
the development is completed. This tool
provides multiple developer, community,
and homeowner benefits. Those benefits
include higher real estate value because
of the strong market for conservationoriented communities, coupled with sig-

nificant amounts of preserved open space
that minimize the impacts of development on natural areas and farmland.
The protected open space next to a development also provides many benefits to
residents, including a greater connectivity to the protected open space, a wider
variety of lifestyle opportunities, and a
greater sense of place. A CSO can complement other conservation programs as well
as Homeowners’ Associations or Com-

acre or smaller lots, which would leave 50
acres or more of the land in permanent
open space. By protecting the majority
of a site in open space and concentrating
development, conservation development
brings multiple environmental and economic benefits.
Environmental benefits can include better
water quality, protection of wildlife habitat, and a reduction in stormwater runoff. Economic benefits include the higher
price that people will pay for a house next

munity Development District activities.
Characteristics of a portion of the land include using smaller lots to accommodate
the development on less space. For example, if current zoning allows one unit per
acre, a 100-acre parcel would be permitted for 100 homes, each on one acre lots.
In a conservation development, the same
number of homes would be built on half-

to preserved open space and the reduced
infrastructure construction and maintenance costs because of the more efficient
site layout. If a community pre-plans
lands that it wants to conserve, a conservation development can also be designed
to provide a connection in an inter-linking greenway system, also a community
benefit. The permitting of conservation

Missouri Historic Route 66 Corridor Sign

[www.cfed.org], and the National League
of Cities [www.nlc.org].

developments is regulated by local land
use and zoning regulations. The regulations can specify how much of the land
is to be conserved and the development
practices and standards that should be
used to ensure that environmental resources are protected.
When designing a conservation development, the lands to be conserved are identified first to avoid the protected open
space being just left over open space. The
conserved lands then become the organizing framework for planning the development and ensuring that the development
enhances, rather than degrading, the protected lands. Conservation development
planning uses techniques that protect the
natural features of the land, such as tree
stands, steep slopes, wetland areas, forests and mature trees, stream corridors,
wildlife habit, natural drainage ways, scenic views, or a working farm. One such
technique is to place the development in
a location that retains the natural features
of the land. Other design techniques can
include use of native landscaping; buffer zones to protect waterways, wetlands,
habitat, native vegetation, and the view
from the road, or to reduce conflicts with
agriculture; wetland detention areas; and
reduction of impervious surface.
The design of a conservation development
should also address the allowed uses in
the conserved open space and how the
open space will be owned and managed.
The potential uses of the protected open

space can vary, based on the conservation
objective of the development. For example, in a conservation development designed to protect a working farm or forest,
farming or, respectively, harvest forestry
would be an allowed use. Other allowed
uses could include passive recreation areas, trails, and greenways. The open space
is usually protected through a conservation or scenic easement held by a qualified
local government or land trust. It can be
maintained by a CSO, a homeowners’ association, a local government, or a private
non-profit land trust.
Resources on conservation developments
are available from the American Planning
Association [www.planning.org], Nature
Conservancy [www.nature.org], and Tall
Timbers Research, Inc. [www.talltimbers.
org]
Community-Supported Agriculture
Community-supported agriculture is
generally centered in or near urban areas
and is used to help farmers direct market
their products to residents of nearby communities. In one form of communitysupported agriculture, farm customers
agree to pay for farm products at the time
of harvest and, in return, receive regular
delivery of products during the growing
season. The benefit to the farmer is less
risky because of the guaranteed income.
Other methods of supporting local agriculture include com-

munity-supported farmers’ markets and
programs that enable farmers to sell their
products directly to restaurants and other
food retailers. A growing number of nonprofit organizations focus their work on
encouraging and establishing a network
among farmers and users of farm products. Partners for Public Spaces’ report,
Making the Case for Markets in Hard
Cold Cash (www.pps.org/info/newsletter/
september2007/economic_case_for_markets), documents the positive impacts of
public markets on local economies.
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Programs
Workforce Training Programs
Emplyer Assisted Housing (EAH)
Social Compact
Design Centers and Institutes

St. Louis County: EAD’s Bridge - Courtesy of Missouri State Archives

s the communities and counties
in the Missouri Route 66 corridor
strategize together as a linear community,
taking a cohesive approach to economic
development will become more impor-

tant than ever. The Programs toolbox is
intended to provide references, tools and
components for the planning, implementing and evaluation of programs that can
be used to build the workforce, businesses
and housing that communities need to
foster well-rounded growth. Tools contained in the Programs section include:
Economic Development
Business Assistance Program
Existing Business Program
Entrepreneurial Assistance Programs
Small Business Assistance Programs
Minority Business Enterprise (MBE) Programs

Economic Development
Communities are using a combination of
economic development programs to build
a sustainable economy to be competitive
in a changing world economy. These programs are designed to help existing businesses grow, attract new businesses, and
maintain or create a diverse economy that
is resilient when changes occur in the
national and international economies.
The programs recognize that to compete in the world economy, communities
must work together as
a region rather than
in isolation; that

is, it takes a region to supply the ingredients a successful business needs – the
workforce, the housing, the training and
education, the transportation network,
and the technology, for example. In today’s economy, businesses make decisions to locate in, or expand in, a region
because of the combined assets that are
available, not because of the assets of a
single community. The principal source
of economic development information
and assistance is the U.S. Department
of Commerce’s Economic Development
Districts
(www.eda.gov/ImageCache/
EDAPublic/documents/devdirectory/
eda_5fdir_5fsec3_28f l_29_2epdf/v1/
eda_5fdir_5fsec3_28fl_29.pdf).
Additional information on economic development is available from the International
Economic Development Council [www.iedconline.org], the U.S. Department of Housing and Urban Development www.hud.
gov/economicdevelopment/index.cfm], the
U.S. Department of Commerce Economic
Development Administration [www.eda.
gov], and the Council on Competitiveness
[www.compete.org], which hosts a Center
for Regional Innovation that helps public
and private sector leaders find the most effective ways to fuel innovation-driven economic growth. Rural economic development
information is available from the U.S. Department of Agriculture’s Rural Development Program [www.rurdev.usda.gov]
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Business Assistance Program
Business assistance programs are a core
function of a successful economic development strategy. The programs are designed to assist new companies that are
considering a location in a community
and to improve the competitiveness of
existing businesses. Typical services to
businesses include assistance with finding a site or building, accessing capital
and financial incentive programs, securing workforce training and educational
services, maintaining data on community
assets, facilitating the permitting process,
hosting networking events, and serving as
an advocate for business with local government and the broader community.
Specific business assistance programs
include Existing Business Programs, Entrepreneurial Assistance Programs, and
Small Business Assistance Programs.
Existing Business Program
An existing business program is focused
on retaining existing businesses in a community and helping them to expand. Such
programs recognize that some 80 percent
of a community’s new jobs are created by
existing businesses. Testimonials of satisfied existing businesses can also provide
the basis of a marketing program to attract new businesses. An existing business
program can also include a direct contact
program, which involves personal visits
with targeted industries, and surveys to
determine what a business needs to stay

in business or expand. Interviews and surveys are used to identify businesses that
need assistance in overcoming hurdles
that interfere with day-to-day operations
or that may prevent expansion or cause a
move to a new location.
A survey can also be used to understand
the factors that make an area conducive
to business expansion and new investment. An existing business program can
also identify additional services available
to businesses including assistance with
accessing incentives and financing programs, finding a new site or building for
an expansion, recruiting and training employees, and securing technical services.
Entrepreneurial Assistance Programs
Entrepreneurial assistance programs are
a specialized area of a business assistance
program. The programs help an individual take an idea for a business or an
invention into successful production. The
center hosts a Business Information Center and offers training, counseling, and
financial assistance. It also offers webbased resources that can be used to help
start and grow a business and partners to
provide entrepreneurial assistance while
providing links to resources for woman,
minority, and veteran-owned businesses,
including the SBA Online Women’s Business Center and the Minority/Women’s
Business Enterprise Alliance.

Entrepreneurial resource centers include the
Kaufmann Foundation [www.entreworld.
org], the Small Business Administration
[www.sba.gov], the Business Owners Toolkit [www.toolkit.cch.com], YoungEntrepreneur.com [www.youngentrepreneur.com],
Entrepreneur.com
[www.entrepreneur.
com], the Entrepreneurs’ Help Page www.
tannedfeet.com]
Small Business Assistance Programs
Small Business Development Centers
(SBDC) are a principal provider of assistance to small businesses. The U.S.
Small Business Administration (SBA)
established the SBDC program in 1976.
The SBA assists in the development and
education of the state’s entrepreneurs and
small business community by linking the
state’s education system with community
outreach.
Minority Business Enterprise (MBE)
Programs
MBE programs focus on increasing opportunities for minority-owned and other
emerging small businesses, generally as
part of a broader strategy to strengthen
the economic health of urban neighborhoods and level the business playing field.
Many MBE programs focus on the construction industry because it receives a
large amount of public money and offers
well-paying jobs for people not having an
advanced education. The PolicyLink website outlines three common approaches to

promoting minority-owned businesses:
A local ordinance that establishes
goals (in the form of a stated percentage of the total value of each government-awarded contract) for minority

Crawford County: Shamrock Court

•

contractors document good faith efforts to hire minority businesses and
explain why hiring did not occur in
cases where a minority contractor did
not win the bid. One way of monitoring progress is an annual diversity

participation in all or most local government contracts
•

Community-benefit agreements that
require publicly-subsidized developments to hire local firms, including
minority-owned businesses, and residents

•

Efforts by government and community-based organizations to both build
the capacity of, and enhance access
for, targeted firms. Each approach
requires compliance monitoring to
ensure that goals are met and having the desired impact; for example,
an MBE program may require that

study that documents program impacts (for example, the achievements
of minority firms’ contracting track
records and the discrepancy between
minority and white firms in local industry participation and in contract
awards from city or county government). Strategies to enhance minority and small business access to public
contracts include, in the case of projects without a minority business setaside program, breaking larger public contracts into multiple, smaller
opportunities, which allows smaller
firms to bid; establishing a program
that provides ad-

vance payments to qualified businesses that lack the up-front capital to bid
on public contracts; and connecting
minority–owned firms with prime
contractors (for example, an intermediary can identify minority businesses that are interested in bidding
on large projects and connect them
with larger contractors). Other programs to strengthen minority-owned
business capacity include providing
technical assistance with the bonding process; creating business incubators, which provide a supportive
environment and can lower overhead
through shared space and other capital costs; initiating mentorship programs that pair larger businesses with
minority and small businesses; and
providing minority business loans,
which increase minority-owned business access to capital.
Much of the information for this description
of Minority Business Enterprise Programs
was taken from PolicyLink’s on-line Equitable Development Toolkit [www.policylink.
org]. Other resource organizations are the
U.S. Small Business Administration’s (SBA)
Online Women’s Business Center www.onlinewbc.gov]; and the Minority Business Enterprise Legal Defense and Education Fund,
a nonprofit law firm that focuses on the defense of minority contracting programs and
preparation of disparity studies. The SBA
also offers minority business resources through its
Office of 8(a) Busi-
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ness Development Programs [www.sba.
gov/8abd], which helps small disadvantaged
businesses compete in the marketplace and
gain access to federal and private procurement markets.
Workforce Training Programs
Workforce training programs are designed
to improve the skills of a community’s labor force. Participants can include dislocated or unemployed workers, those just
entering the labor market, and currently
employed workers who wish to improve
their skills or develop new ones. Workforce training programs work closely with
businesses in their region to ensure that
the region’s workforce have the necessary
skills for businesses to thrive and expand.
For more information on workforce the U.S.
Department of Labor Employment and
Training Administration [www.doleta.gov/
usworkforce]
Employer Assisted Housing (EAH)
In an EAH program, an employer decides to put in place programs that help
employees find suitable, affordable housing in or near the community in which
the employer is based. Employers with
housing assistance programs are finding
that employees stay longer, miss less time
from work, are late less often, and are
more productive. Employees also benefit
from the lower costs of getting to work,
in some cases saving the cost of an addi-

tional car; from having more free time for
their families and community activities
because of less time spent in commuting;
and, for some employees, having the firsttime ability to buy a house. For a community, programs that enable employees
to live closer to where they work improve
the jobs-housing balance, which in most
communities has become out of balance,
as employees are forced to commute further and further away from their jobs for
affordable housing. By enabling employees to live closer to where they work, a
community can reduce traffic and air
pollution (as fewer people need to
commute long distances from
home to work), create more
pedestrian activity in downtown
business districts, and increase the
tax base through investment in
housing near business districts.
EAH programs can be used to improve
the range of housing choices or help employees buy existing housing, or a combination of both. Examples of strategies
used by employers include employer direct assistance with a downpayment and
closing costs and an employer matching
program in which the employer matches
employees’ savings to help them accumulate a downpayment for a house. A number of large employers can come together
to create an EAH program (for example,
the REACH program in Lexington, Kentucky). Some states offer tax credits and
matching funds as an incentive for investing in employer-assisted housing. Another

incentive is the creation of a local or regional housing fund that can be used to
work with employers to match downpayment assistance (for example, the Greater
Minnesota Housing Fund, created by the
Minneapolis Twin Cities Council).
A number of other programs can be used
to bring the jobs-housing balance back
into equilibrium. One option is for a local or state government economic development program to link its
incentives to employers who
create jobs that are close to affordable housing. An example is the new Business Location Efficiency Act
in Illinois, which links the
granting of economic development subsidies to jobs that
are accessible by public transit
and/or close to affordable housing. Another example is Location-Efficient Mortgages (LEMs), a financing strategy to encourage people to buy homes in a central
location or near transit lines. An LEM allows the savings from lowering the cost of
commuting to be applied to a higher loan
payment.
At the national level, information is available from the National Housing Institute
[www.nhi.org/about/aboutindex.html]; the
National Association of Realtors [www.realtor.org/housopp.nsf], which sponsors realtor
EAH training; and the Smart Growth Network [www.smartgrowth.org]

Social Compact
Social Compact is a national not-for-profit corporation whose mission is to help
strengthen neighborhoods by stimulating
private market investment in underserved
communities. Social Compact accomplishes this through a variety of tools developed to accurately measure community economic indicators and provides this
information as a resource to community
organizations, government decision makers, and the private sector. Social Compact’s primary analytic tool is the Neighborhood Market DrillDown, developed
to address some of the key barriers to private investment in and around inner-city
neighborhoods: a lack of dependable market information and negative stereotypes.
The Neighborhood Market DrillDown
uses numerous sources of market data to
identify fundamental business attributes
and market characteristics of urban communities. Poverty and deficiency data are
replaced with business indicators of market strength by adapting some of the best
private market analysis models, which
are designed for the suburban market to
respond to the unique characteristics of
the inner city in order to capture density,
hidden populations, cash economies, and
micro-market development patterns that
are not captured by traditional market
analyses.
In addition to its Neighborhood Market
DrillDown, Social Compact uses surveys, focus groups, and other forms of

data collection to better understand four
fundamental community development
issues: retail attraction and retention,
small business development, access and
use of traditional financial services, and
access to fresh produce. Recognizing that
retail providers and small businesses are
essential in underserved inner-city neighborhoods because of the investments and
job opportunities they bring, the goal of
the research on retail providers and small
businesses is to fill the informational void
regarding business performance in urban
areas. Social Compact’s work on inner city
access to and use of traditional financial
services is focused on understanding the
behavior of underbanked and unbanked
populations that Social Compact estimates (by using national figures) spend
at least $10.9 billion per year on generally
higher-cost alternative financial transactions. Its work to provide inner-city residents access to fresh produce comes out
of research that demonstrates the connection between fresh, good quality (fresh
produce in particular) and fairly priced
groceries and health items.
For more information about Social Compact, go to www.socialcompact.org
Design Centers and Institutes
Design centers are a program tool used
by communities to enhance the quality
of the built environment. Many design
centers are located

in a downtown location to reinforce redevelopment activities (for example, the
downtown design center in Chattanooga,
Tennessee). Typical functions include
educational programs and forums on the
role of design; events that involve the public in design initiatives; and design staff
and students who serve as a resource for
the community on planning and design
issues and provide design assistance on
civic, private, and other development projects. A design center can be a part of government, a project of a university school
of architecture, or a separate nonprofit organization. Some centers charge a fee for
service when working with community
groups or developers.
Design institutes and design centers can
serve as a source of information, technical
assistance, and training on community
design. A design institute offers training
to public officials who are interested in
promoting better design in their community. The officials who participate select a specific site in their community for
study, and a team of special consultants is
brought in to address the design and planning challenges. Each official leaves with
an enhanced understanding of the urban
design opportunities available and is provided with a short and long range set of
actions for the design of his or her project
site.
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Planning & Development
lanning & Development is an integral part of community design,
involving the creation and arrangement
of the built environment. In the case of
Missouri Route 66, the linear community
is shaped by the roadway, accompanying

Demolition Controls

Trasportation Planning

Archaeological Ordinances

Transit-Oriented Development (TOD)

Zoning & Historic Preservation

Water Resource Planning Tools

Protection of Cultural & Natural Resources

Aquatic Buffers

Open Space & Archaeological Site Preserva-

Blueway Planning

tion

Green Infrastructure Planning
Greenprinting
Ecoregion Planning
Source Water Protection Overlays
Watershed Management Plans
Greenways & Trails Planning

Crawford County: Wagon Wheel Motel

Main Street Program
Incentives for Infill & Redevelopment
Vacant Property Program
Development without Displacement
New Urbanism
Urban Growth Boundaries (UGB)
Community Land Trust (CLT)
Rural Land Stewardship Areas (RLSA)
Conservation Easements
Easements & Tax Incentives

transportation systems, buildings, businesses, parks, and natural spaces that collectively help shape the communities and
counties in the corridor. The Planning
& Development tool box is intended to
outline practicae, broadly accepted measures that communities can undertake to
integrate into design decisions tha will increase community vitality and resiliency
and strengthen the Missouri Route 66
corridor. The tools provided in th Planning & Development section includes:

Historic Preservation Ordinances

Transfer of Development Rights (TDR)

Minimum Maintenance Standards

Purchase of Development Rights (PDR)

Neighborhood Conservation Districts

1031 Like-Kind Exchanges

Brownfields

Installment Purchase Agreements

Greyfield Redevelopment

Land Trusts

Mixed-Use Development

Life Estates

Mandatory Dedication
Subdivision Controls

Infill & Redevelopment

Covenants & Easements
Form-Based Codes
Design Guidelines
Compact Building Design
Agricultural Zoning

Infill & Redevelopment

Incentive Zoning

Special Districts

Inclusionary Zoning (IZ)

Arts Districts

Overlay Zones

Historic Districts

Scenic Overlay Zones

Infill and redevelopment planning tools
enable communities to direct new development and the accompanying investments into existing areas that already
have services. They do that by developing, redeveloping, and
re-using existing sites
and buildings in
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Information on infill and redevelopment
tools is available from a number of organizations, including the American Planning
Association [www.planning.org], the Congress for the New Urbanism [www.cnu.org],
the National Trust for Historic Preservation
[www.nationaltrust.org], Smart Growth
America [www.smartgrowthamerica.org],
the Smart Growth Network [www.smartgrowth.org], and the Urban Land Institute
[www.uli.org].

Traditionally used for government purposes, such as fire and flood control,
roads, hospitals, and other infrastructure
associated with new development, today
special districts are expanding their role
by providing conservation and resource
management services in response to
growth management and environmental
concerns. Special districts are usually es-

by a local government when the local government is unable or unwilling to provide
the service or capital improvement. They
operate very much like a city or county:
they provide public services, have a governing board with policy-making powers,
and operate in a designated geographic
area. The main difference between a special district and a local government is the
purpose: a local government is charged
with providing general governmental ser-

tablished as a limited- or single-purpose
governmental unit administratively separate from county, municipal, or state government to finance and maintain services
or infrastructure traditionally provided

vices, whereas special districts provide a
specialized governmental service, which
is why they are sometimes called a special purpose form of government. They
do this by allowing services to be targeted

Special Districts

Crawford County: Mural

neighborhoods and commercial corridors and centers. Communities use infill
(which applies to filling in vacant parcels) and redevelopment (which applies to
constructing new development on previously developed land) to make more efficient use of existing infrastructure, such
as streets, water, and sewer lines, and to
lower the cost of public services, such as
fire, police, and emergency service providers. Infill and redevelopment are also used
to provide affordable housing, reduce
pressures to expand areas further into the
countryside or nearer to environmentally
sensitive lands, and reduce traffic congestion by shortening commuting distances
or eliminating the need to commute by
providing houses closer to jobs. Infill and
redevelopment programs also help revitalize downtowns, conserve energy through
more compact development patterns and
the reuse of materials, and enable greater
use of transit and alternative modes of
transportation.

arts related organizations, businesses, and
facilities to a specific area within a community. Similar to Soho in New York
City, where artists turned old warehouse
loft space into studios and apartments,
today’s arts district strategies focus on

Crawford County: Blue STar Memorial Highway - Courtesy of Missouri State Archives

to a specific group of consumers who pay
for the services received, thereby shifting
infrastructure costs from all taxpayers
within a jurisdiction of a general-purpose
local government to the residents or property owners who will specifically benefit

from the improvements, which removes
the cost from the local government.
Arts Districts
Communities can use arts districts to energize neighborhood revitalization, stimulate economic development, and address
the cultural needs of a community. Arts
districts are designed to attract artists and

providing opportunities for artists to live
and work there. Although districts vary in
size and character, a common feature is
the provision of affordable space that can
be used for artists’ live-work space, along
with support facilities such as bookstores,
coffee shops, studios, art galleries, supply
stores, and performing
arts venues. Lively arts
districts provide op-

portunities for a full range of artists (writers, musicians, painters, dancers, sculptors, etc.). Local government strategies
used to promote arts districts include:
•

Implementing zoning overlays that
allow live-work units and artist-supportive uses, such as galleries, either
as a part of the live-work unit or as
an accessory unit; selling abandoned
warehouses, lofts, or industrial
buildings at discounted prices.

•

Financial incentives (for example,
low interest loans, expedited permitting, fee waivers, and other incentives) for property owners who provide live-work space for artists.

•

Special signage, banners, street lighting, landscaping, public arts, and
other street-related improvements to
define the district.

•

Sponsorship of festivals and art-related events like gallery walks that promote and serve as outlets for artists
and draw visitors to the arts district.
In support of arts districts, a number of states have passed legislation
that offers a variety of incentives (for
example, income tax deductions for
working artists in a district, ad valorem tax reductions for properties used
for art-related uses such as galleries
and artist housing, and
sales tax exemptions).
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For more information on arts districts, go
to the International City/County Management Association [http://icma.org/upload/
library/IQ/10000322.pdf]; Americans for
the Arts [www.americansforthearts.org],
which offers the Cultural Districts Handbook: The Arts as a Strategy for Revitalizing Our Cities through its on-line bookstore; CreativeCity and Partners for Livable
Communities.

owners may treat the resource. If federal
funds are used in a way that may affect
the resource, a consultation process with
the State Historic Preservation Officer is
required. A tax credit for the certified rehabilitation of eligible income-producing
properties is also available for resources
listed as contributors in a National Register district. Qualified properties and areas
in the Missouri Route 66 corridor have
been identified and mapped.

local significance that meet the criteria
are also eligible. In a locally-designated
historic district, the government may establish requirements that alterations, new
construction, and other improvements be
approved, and in some cases demolition
may also be subject to review. Most local
governments use criteria for listing that
are similar to those used by the Secretary
of the Interior.

To be listed, properties must meet criteria
established by the Secretary of the Interior. Resources need not be of “national”

An area can be designated both in the National Register and also under local ordinance. Typically, an ordinance establish-

significance in order to be listed in the
National Register; properties of state or

ing an historic district will also set forth
design guidelines addressing the elements

Historic districts are used to recognize
and sometimes protect a community’s
neighborhood or area that is recognized
as having significance related to the history of the community, state, or nation. The
tool can also be applied to historic natural
or cultural landscapes. Historic districts
are put in place for a variety of reasons:
to protect an area from encroaching development or from housing and building
renovations that are not consistent with
the character of the surrounding area,
retain an image, and maintain property
values. Two types of historic districts are
most typically used. The first is a National
Register historic district, which must be
approved by the State Historic Preservation Officer and listed by the National
Park Service; the second is a locally-designated historic district established under
the purview of local land use laws. In general, a National Register listing provides
recognition that the area meets established criteria for significance and integrity. It does not directly limit how property

Phelps County: St. James

Historic Districts

should create a uniform standard that is
easy to understand (many guidelines include illustrations to clearly communicate
the desired outcome) and is fairly applied,

ally apply to both new construction and
renovation. Elements of historic design
guidelines can address features such as
the architectural style and placement of
buildings, landscaping, sidewalks, alleys,
parking lots, fences, public spaces, and
vistas. The intent is to prevent inappropriate changes that will alter the historic
character of the district over time. Such
changes can include window alterations, a
change in the building set-back line, and
additions or new buildings that are outof-scale with the surrounding buildings.

typically by a government-appointed
board or commission. Design guidelines
can be prescriptive (calling for a specific
design solution) or more performance-oriented (describing a desired outcome while
allowing a range of alternative solutions).
In addition to locally-written design
guidelines for historic districts, the U.S.
Secretary of the Interior publishes standards and guidelines for the treatment of
historic properties. These are used in consideration of federal undertakings affecting National Register districts and often
are adopted by local governments to use
with their locally-designated districts. Of
these, the Secretary’s
Standards for Rehabilitation are used most

Phelps County: Remnants Of Old Structure

that contribute to the historic character of
the district. The design guidelines, which
are used when making decisions about
historic buildings and structures, usu-

The design guidelines for a commercial
historic district may also address issues
such as street lighting, signs, and awnings. To work well, design guidelines

frequently in local historic districts. They
contain ten basic principles intended to
help preserve the distinctive character of
an historic building and its site, while allowing for reasonable change to meet new
needs. The standards (36 CFR Part 67)
apply to historic buildings of all periods,
styles, types, materials, and sizes. They apply to both the exterior and the interior
of historic buildings. The standards also
encompass related landscape features and
the building’s site and environment as
well as attached, adjacent, or related new
construction. Rehabilitation projects that
meet the standards, as interpreted by the
National Park Service, may qualify as certified rehabilitations eligible for the rehabilitation tax credit.
In Missouri, information on creating an
Historic District is available from the State
Historic Preservation Officer, who serves as
the liaison with the national historic preservation program conducted by the National
Park Service [www.nps.gov]. At the national level, in addition to the National Park
Service, a principal source of information
on historic districts and other preservation
programs is the National Trust for Historic Preservation [www.nationaltrust.org],
which provides a wide range of educational,
technical assistance, and training services
and is home to the National Main Street
Center [www.mainstreet.org]. Information
is also available from the Advisory Council
on Historic Preservation
[www.achp.gov],
the
Preservation Direc-
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tory [www.preservationdirectory.com], the
National Center for Preservation Technology & Training [www.ncptt.nps.gov], and
the U.S. Department of Agriculture Rural
Information Center [www.nal.usda. gov/
ric/ricpubs/preserve.html]. For the U.S. Secretary of the Interior’s Standards for Rehabilitation, go to www.cr.nps.gov/hps/TPS/
tax. Much of the information on historic
districts was developed from www.winterandcompany.net.

logical sites and resources.
Zoning & Historic Preservation
Zoning is one of the keys to implementing
the cultural resource section of a comprehensive plan. It is also the primary legal
tool used by almost all local governments
to control land use. Since historic properties occupy land area, they are all subject

become knowledgeable about local zoning
and determine how they currently affect
historic properties, how they might better
protect such resources, and apply to historic districts or potential historic districts
in their communities; they should determine whether or not the zoning regulations support or conflict with preservation
goals.

Demolition Controls

Franklin County: Sunset Motel

In many communities, historic preservation commissions usually have the authority to deny or delay demolitions. However,
local governments can use other means to
delay the destruction of historic resources. In some communities, local planning
commissions review all applications for
demolitions and decide whether or not
to approve them based on the new uses
intended for sites as well as the historical
significance of the structures in question.
The plan commission’s decision can often
be appealed to the governing body and ultimately to the courts.
Archaeological Ordinances
Although historic preservation ordinances can be used to designate archaeological
sites, some communities choose to pass
specific archaeological ordinances. An archaeological ordinance is very similar to
a historic preservation ordinance, only its
focus is to protect and preserve archaeo-

to zoning regulations. When properly applied, zoning regulations represent one of
the best ways to protect historic properties. To be effective, zoning and community historic preservation objectives must
be coordinated. Preservationists need to

In many cases, traditional zoning works
against preserving or revitalizing historic
areas. For instance, many problems arise
in areas not zoned according to their traditional, historical uses. A historic residential neighborhood may be zoned for

For more information about this topic,
please see the National Park Service’s Cultural Resources Partnership Notes pamphlet
entitled “Zoning and Historic Preservation.”

Pulaski County: Hooker’s Cut - Courtesy of Missouri State Archives

retail, office, or industrial purposes. Pressure to rezone to such uses can result in
the demolition or inappropriate remodeling of historic residences. If conflicts exist between current zoning and the community objective of preserving historic

neighborhoods, consider ways to modify
local zoning regulations. If in a historic
district, the actual density or the height
is significantly lower than that permitted by zoning, the potential for greater
economic return may create pressure to
demolish and replace despite the historic
preservation ordinance. A revised zoning
ordinance could reduce the permitted
height or bulk of buildings, reducing certain redevelopment pressures.

Protection of Cultural & Natural
Resources
Important archaeological, ecological,
scenic and architectural resources often occur together. Much can be gained
through cooperation among those who
are concerned about environmental conservation, protecting
archaeological resources and preserving his-

toric buildings. Protecting archaeological
resources, in particular, requires creativity, cooperation and planning. A host of
opportunities exist to borrow from strategies developed to preserve historic structures, protect environmentally sensitive
lands and encourage economic development. Those concerned with architectural
preservation and natural resource conservation need to recognize the ancient past
as another related value with an important constituency working to preserve the
resource. Architectural preservationists
are increasingly aware of the importance
of preserving the whole—the setting
and district as well as the key buildings,
the later additions as well as the original
structures.
Archaeological remains are part of that
whole complex, enhancing understanding and enjoyment of the historic and
natural resources of an area. Archaeological remains provide evidence of how the
other resources came to be the way they
are and how they were used by previous
generations. Legal protection of historic
resources does not stop at the ground
level. Many methods used to preserve
land, natural resources and historic resources can and should be used to preserve archaeological sites. The minor role
these legal tools have thus far played in
archaeology is evidence of the emphasis
on salvage at the expense of the conservation ethic in American
archaeology. Whenever a conflict arises
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between an archaeological site and a development project, generally project sponsors will turn to archaeological salvage
excavations on the theory that this will
relocate the important values from the
site to a repository. Of course, nothing of
the sort really happens and a community
frequently suffers a great loss of historical
materials and information. Additionally,
such site removal without consideration
of the site’s traditional cultural values can
disrupt a community’s sense of identity
and may affect a community’s ability to
continue traditional practices.

gained through cooperative projects that
will preserve all the irreplaceable resources of an area, including the archaeological
resources. Archaeological protection must
be incorporated into every aspect of planning and administration. Those preparing
the cultural resource section at all levels
of government. The protection of our archaeological heritage deserves to be part
of a broader vision of what we want our
communities to be and our nation to be.

in concert with the protection of other
resources and values. Open space is generally land free from development. It may be
defined as including farms, forest, wildlife
habitats, natural resources and waterways,
as well as recreational resources and opportunities, such as parks and hiking
trails. Open spaces provide many benefits
to local communities.

Open Space & Archaeological Site
Preservation

combination of various techniques, including planning, land-use regulation,
public acquisition, tax incentives and
capital spending programs. Since undeveloped open space is an ideal solution for
archaeological site protection, techniques

Open space protection often requires a

The strategies presented here offer viable
alternatives to the “digging the site up
and the project can proceed” approach,
which will provide long-term benefits to
the community. All of the strategies described here have a place in the preservation “tool kit” and they will be most effective when used in combination. The most
effective approach will depend on the specific nature of each community, including
site characteristics, population density,
development trends, economic climate,
legal authorities and the needs and wishes
of the community. There is much to be

Pulaski County: Historic Courthouse

The solution to the problem of an archaeological site being threatened with
destruction should not automatically be
to dig it up. The preferred preservation
approach should always be to take the initiative rather than to react to crisis, in order to protect a site in place and establish
long-term management strategies for it.

Open space preservation programs provide one of the most valuable means of
preserving archaeological sites in place,

or to events, their architecture or their architect, designer or builder. Places should
be designated so they can be protected
for the present time and the future. Local designation is essential for properties
listed in the State and National Register

Franklin County: City of Sullivan Park

being implemented to protect open space
can also benefit archaeological sites.
However, applying open-space protection
techniques, to areas containing archaeological sites does not necessarily protect
all sites. Agricultural, forestry and recre-

ational uses may continue and threaten
the sites. Archaeological protection in
open spaces is incidental unless open
space protection techniques specifically
address archaeological protection and
management issues.
Historic Preservation Ordinances
Depending on the wording of a local historic preservation ordinance, landmark
designation can be simply honorific or a
powerful regulatory tool. Ideally, landmark designation should recognize places
significant for their relation to prehistory
or history, attachment to historic people

of Historic Places, since the State and National Registers confer distinction but offer only limited protection.
By enacting a historic preservation ordinance, communities can create a historic
preservation commission that is empowered to designate local landmarks. Local
commissions protect the designated historic properties by regulating new construction, alterations or demolitions that
affect these properties. In addition, they
prepare programs for public education,
draw up preservation
plans and promote historic preservation in

general at the local level.
A historic preservation ordinance generally contains the following:
•

a statement of purpose;

•

definitions of terms used in the ordinance;

•

description of the make-up and
length of office of commission members;

•

the powers and duties of the commission;

•

criteria and procedures for designating historic properties or landmarks;

•

procedures and guidelines for regulating alterations to designated properties;

•

procedures for regulating demolitions
of designated historic properties;

•

summary of other powers and duties;
and methods of enforcement; and

•

provisions for recognizing and marking historic properties and landmarks.

After a community enacts an ordinance,
the community’s chief
elected official usually
appoints members
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Ideally, the commission will include community members with expertise in fields
such as history, archaeology, architectural
history, architecture, planning, or preservation law. Historic preservation commissions increase their effectiveness when
members have professional expertise in
various historical fields of interest. It is
also helpful to have a commission member or two skilled in forging agreements
and whose opinions are widely respected
in the community. Most importantly,
however, commission members should be
genuinely interested in historic reservation and willing to devote the time and
effort required for success.
Designating local historic properties and
districts constitutes one of the chief tasks
of historic preservation commissions.
Commissions should consult their ordinances to determine the procedures to
follow and the criteria to consider when
designating local properties. Designations
based on objective evaluations of local
cultural resources are less subject to legal
challenge and can help develop strong
public support. Local historic preservation ordinances define who may officially
designate properties and districts.

In some communities, the commission has
the power to designate historic properties
directly. In others, the commission makes
recommendations to the city council, village or town board, which officially designates properties. Reviewing applications
to alter or demolish designated properties
constitutes another important task. Local
commissions should consult their ordinances to determine the guidelines they
must follow when deciding whether or

design guidelines, local commissions can
develop design guidelines specific to each
historic district they designate.

not to approve proposed alterations or demolitions. If the local ordinance does not
include design guidelines for altering historic properties, the commission should
develop its own. In addition to general

of local properties. Commission members,
as part of the local governmental structure, should work closely with elected officials and with various local departments
and agencies. For example, commissions

Besides designating properties and districts and reviewing modification requests, local commissions should arrange
for a thorough survey of local historic resources. Commissions will find the survey
information invaluable when they make
decisions about the historical significance

Laclede County: Gasconade River Bridge

to the historic preservation commission.
The ordinance may specify the types of
expertise needed on the commission,
but in general, commission membership
should represent the various community
groups concerned with preservation.

should seek annual budget appropriations
to be used for brochures, markers, educational programs and training for commission members. Being included in local
budgets represents an important way of
gaining acceptance and support from local

Division at (573) 751-7858.
Commissions should also consider joining the National Alliance of Preservation
Commissions (NAPC), which provides
similar opportunities for networking and

Preservation Commissions
P. O. Box 1605
Athens, GA 30603
(706) 542-4731
fax (706) 583-0320
napc@uga.edu
www.arches.uga.edu/~napc/
Minimum Maintenance Standards

Laclede County: 4-Acre Court

In addition to building codes, many
communities have enacted minimum
maintenance standards by local ordinance. These standards are usually administered by local building inspectors or
building inspector departments. Should
these standards be in place in a community, they can be enforced to prevent the
gradual destruction of a landmark. Such
an action may be necessary to thwart
“demolition by neglect”. In many cases,
contacting a building inspector or building inspection department can trigger a
site visit and possibly the issuance of an
official notice or a building repair order to
prevent the physical neglect and perhaps
loss of a local landmark.
governments. To be effective, landmark
commissions need to be connected to the
preservation effort state- and nationwide.
Commissions should also make use of the
opportunities for information exchange
and training offered by conferences and
other programs provided by the Missouri
Department of Natural Resources - State
Historic Presentation Office (SHPO), To
find out more about SHPO, contact the

mutual assistance nationwide. NAPC
also has a nationally renowned training
program for historic preservation commissions and representatives can either
travel to a community or develop a curriculum tailored to a community. For
more information about NAPC, they can
be contacted at:
National Alliance of

Neighborhood Conservation Districts
A Neighborhood Conservation District
(NCD) is used to conserve and enhance
the distinctive character of a neighborhood and give residents more say in how
they want their particular area to develop.
It provides a planning
tool for
neighborhoods that might
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of large trees or natural vegetation; exterior building changes, including building
materials; new buildings or additions that
are out of scale with the neighborhood or
lot; and streets that lose their appeal because new structures face inward, not to
the street.
Information on Neighborhood Conservation Districts is also available from Scenic
America [www.scenic.org/planning/strate-

Brownfields
A brownfield is an abandoned or underused commercial or industrial site that
has, or potentially has, low concentrations of hazardous waste, pollutants, or
contaminants. Brownfields are generally
located in the industrial areas of a community or in areas that have older, often
abandoned factories and commercial
buildings. They can also be found in older

Pulaski County: Abandoned Gas Station

not be historic but have distinct features
residents want to preserve. NCDs are
being used more often in areas where
growth results in new development that is
replacing or altering existing homes with
buildings that erode the traditional neighborhood character. They can be used to
accomplish a variety of goals: to protect
and strengthen certain physical and design characteristics of an area; to reduce
conflict and, in some cases, blight and loss
of property values, caused by incompatible or insensitive development; promote
compatible development; and provide
residents with more certainty about the
future character of their neighborhood.
NCDs also provide property owners with
a negotiating tool in a community’s planning process and help build pride and
civic involvement. Important to NCDs is
the fact that they are developed with the
involvement of the residents of the neighborhood. An NCD can utilize a variety
of planning tools that apply design criteria: a neighborhood plan that guides development; modifying existing zoning to
accurately reflect the traditional characteristics that the community seeks to protect; a zoning overlay for a neighborhood
that contains specific design criteria; and
a city- or county-wide design review system that can include distinctions among
different neighborhoods. Whatever the
planning tool used, most NCDs utilize
some type of design guidelines or standards. Although the issues addressed in
an NCD are neighborhood specific, they
might include unwanted demolition; loss

gies_cd]. The American Planning Association [www.planning.org] and the Congress
for the New Urbanism [www.cnu.org] also
offer resource information on maintaining
neighborhood character.

residential neighborhoods (for example,
the site of a former dry cleaner or gas station). The redevelopment of brownfields
is used by communities to help revitalize
neighborhoods, create housing, and promote development in established areas

of a community that are already served
by transportation and other community
facilities. Redevelopment of brownfields
also adds to the tax and job base by returning under-utilized property to more

safely clean up, and reuse brownfields.
To facilitate the clean-up and reuse of
brownfields, EPA offers grants to both the
public and private sectors. The grants can
be used to fund brownfield inventories,

cleanup activities at certain properties
with planned greenspace, recreational, or
other nonprofit uses. EPA’s investment in
the brownfields program has resulted in
many accomplishments, including leveraging more than $6.5 billion in brownfields cleanup and redevelopment funding from the private and public sectors
and creating approximately 25,000 new
jobs.
More information on brownfield redevelopment is available from EPA [www.epa. gov/
brownfields], and the U.S. Department of
Housing and Urban Development [www.
hud.gov/offices/cpd/economicdevelopment/
programs/bedi/index.cfm].

Laclede County: Wrinks Market

Greyfield Redevelopment

productive, higher value uses and facilitating job growth. Brownfields redevelopment also opens up additional land for
development, which removes the pressure to expand urban and suburban development into undeveloped rural areas
to accommodate growth. In 1995, the
U.S. Environmental Protection Agency
(EPA) established a brownfield program
to encourage states, communities, and
other stakeholders to prevent, assess,

planning, environmental assessments,
and community outreach. EPA also sponsors a Brownfields Revolving Loan Fund
Grant that provides funding to capitalize loans used to clean up brownfields;
Brownfields Job Training Grants, which
provide environmental training for residents of brownfields communities; and
Brownfields Cleanup
Grants, which provide
direct funding for

Greyfield redevelopment refers to giving
new life to declining, underperforming,
or vacant shopping centers, malls, or big
box stores or other vacant property that
is mostly paved over. Typically, greyfield
locations are in older suburbs that have
been left behind as retailers move to
newer suburbs or because a newer, larger
retail center locates nearby and draws
away customers. Greyfields are also created by changing retail practices and
demographics. Communities promote
greyfield redevelopment for a variety of
reasons, including increased tax revenues
from the higher property values generated by returning nonproductive locations
to higher density,
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higher-value mixed-use development and
more efficient use of existing infrastructure and services. Greyfield redevelopment can be used to revitalize a declining
neighborhood, reduce traffic by bringing
jobs and stores closer to where people live,
provide new housing and sites for local retail, and provide a town center for a suburban community without a downtown.
The practice of redeveloping greyfields
involves reincorporating the freestanding
superblocks created by big malls or big
box stores into the existing community by
building new streets through the site that
connect it to the surrounding streets. The
new streets can be used to divide a super
big mall site into city blocks that can be
developed as a mixture of housing, retail,
civic uses, and parks.

strip centers to create a town center where
none existed before, and new towns or
neighborhoods. By providing a mix of
uses, such as shopping, parks, and opportunities for employment and entertainment in close proximity to where people
live, traffic is reduced because many needs
are within walking or bicycling distance
of residences, earning mixed-use developments the title of places to live, work,
shop, and play. In addition, opportunities

take care of routine needs may no longer
be essential, benefiting elderly residents
who, in a suburban development where
homes are segregated from shopping,
medical services and other conveniences,
lose their independence when a car is no
longer practical. Local governments can
take a number of steps to encourage and
facilitate mixed-use developments in their
community. Those steps include expressly
providing for mixed-use developments in

for transit are enhanced. Employees of
businesses as well as residents in a mixeduse development benefit from close access to daily needs, such as a dry cleaner,
bank, and shopping. Transportation
costs are reduced, and owning a car to

the comprehensive plan; adopting FormBased or Traditional Neighborhood Development codes; designating mixed-use
areas in single-use areas; using zoning and
development regulations to enable conversion of large vacant sites or buildings to

Laclede County: Railroad Underpass

For more information on the redevelopment of greyfields, contact the Congress for
the New Urbanism [www.cnu.org] and the
Urban Land Institute [www.uli.org].
Mixed-Use Development
A mixed-use development integrates retail and commercial uses, as well as public spaces, with residential development,
suburban infill sites, and new towns or
neighborhoods. Mixed-use developments
can take different forms, including neighborhood commercial centers and smaller
town main streets with residences above
retail and offices, higher density urban
mixed-use town centers, suburban infill
sites, conversion of single-use malls and

mixed-use developments and adopting
incentives, such as expedited approvals,
one-stop permitting, and density bonuses.
More information on mixed-use developments can be obtained from the American

Mandatory Dedication
In the subdivision process, mandatory
dedication of some part of the land for
public use, such as a park, can be useful
in protecting archaeological and burial

tion area can be located where there are
archaeological sites, for example, the sites
will be protected while passive recreation
facilities such as nature and exercise trails
(carefully sited to avoid damaging archaeological sites) can still be accommodated.
This approach is not new.

Laclede County: Eden Roadside Park - Courtesy of Missouri State Archives

Subdivision Controls

Planning Association [www.planning.org],
the Congress for the New Urbanism [www.
cnu.org], the National Association of Home
Builders [www.nahb.org], the National
Realtors’ Association [www.realtors.org],
Smart Growth America [www.smartgrowthamerica.org], and the Urban Land
Institute [www.uli.org].

sites. As part of the mandatory dedication requirement, many subdivision ordinances require developers to set aside
a certain percentage of the land in their
subdivision for public right-of-way, open
space, conservation areas and recreational
use to ensure that adequate public facilities will serve the development. If this open
space or conserva-

Communities have the power to regulate subdivisions within and adjacent to
their jurisdictions. Local governments
can use this power to promote historic
preservation. This power can be an important means of protecting individual
landmarks, archaeological sites and historic districts. If the subdivision regulations are currently silent on historic and
archaeological resources preservation,
they can be reviewed to incorporate
preservation considerations by issuing a
conditional use permit (CUP) requiring
an cultural resource survey to identify
significant sites. Subdivision regulations
can be specifically rewritten to require
that developers give the same care in
protecting historic resources, cemeteries and archaeological sites as they do to
sensitive environmental features, such as
wetlands, floodplains and steep slopes.
Requirements relating to historic preservation and archaeological site protection
are sometimes included in the design requirements of the subdivision ordinance.
Subdivision Regulations and Historic
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Preservation provides lists of factors to
consider and sample language for subdivision regulations. For example, communities need to require that a preliminary
plat or sketch plat show topography, vegetation, layout of lots, siting of buildings,
alignment of streets, historic features including archaeological sites and cemeteries. For more information about this topic
please see the National Park Service’s
Cultural Resources Partnership Notes
pamphlet Subdivision Regulations and
Historic Preservation a copy of which can
be found at www2.cr.nps.gov/pad/partnership/ConsDist699.pdf.

offer an alternative to conventional land
use regulations that focus on controlling the use of land. The codes are used
to achieve a specific form-base on a community vision by regulating the physical
form (the desired physical characteristics)
of what is built on the land – the buildings
and how they relate to one another and to
the appearance and quality of the public realm, such as streets and sidewalks.
Form-based codes allow the use of a building to change over time (for example, a
warehouse that becomes loft apartments),
which en-

developer may have the flexibility to build
a variety of uses. Form-based codes can replace the existing zoning for the affected
area or can be established as an overlay
zone that supersedes the underlying code.
Form-based codes can be used to guide
development in a variety of settings, including a neighborhood, downtown, or
suburban area.
Information for this description was largely
drawn from the Form-Based Code Institute
[www.formbasedcodes.org].

Covenants and Easements
Covenants and easements are a way of
providing for more durable and stronger protections that can be tailored to a
specific property than generally is possible through local ordinances or state
and federal preservation laws. Covenants
and easements typically are drafted to be
binding on future property owners, can
be perpetual and may be designed to protect certain significant features of particular historic structures or archaeological
sites. In practice, conservation easements
and historic preservation covenants are
identical in legal effect.
Form-Based Codes
By providing a method to regulate the
visual form of development through clear
graphic prescriptions, form-based codes

courages
reinvestment and provides a landowner or developer greater flexibility in meeting
changing real estate markets. For example, if a building’s size, form, and placement conform to the community’s vision,
as described in the form-based code, a

Design Guidelines
Design guidelines provide communities
with a way to address issues related to the
visual quality of the built environment

guidelines typically address site issues,
such as the location, setback, and orientation of buildings; the location of parking;
the transition and connectivity between
land uses; and pedestrian and vehicular
access and circulation. For individual

improve the quality of development and
ensure that it is compatible with the surrounding neighborhood. Design guidelines can be applied at the community,
neighborhood, site, or individual building
levels, in both historic and non-historic
areas. They can also be applied to a new or
existing road corridor or to a natural area
that has certain visual qualities that the
community wants to maintain. Design

buildings, design guidelines can be used
to address issues such as building height,
materials, scale, and color; the relationship of buildings to each other; lighting;
and signage. To link them to the enforcement mechanisms of government, design
guidelines are typically adopted by ordinance and referenced
in a local government’s
zoning code. Design

Greene County: Scenic Views

that are not covered by zoning laws or
building codes. Local leaders who want
to influence the appearance of their community use design guidelines to reinforce
and enhance (or, in some cases, regain)
the character and identity of an area and

guidelines achieve a number of community objectives, including protecting public
investment by ensuring quality growth.
In commercial areas, design guidelines
enhance retail activities and promote
new private investments by making an
area more attractive. In residential areas,
they give property owners the assurance
that new development or redevelopment
will be compatible with the character of
their neighborhood. Design guidelines
also provide a tool for planners to provide
information about the desired building
design at the earliest stages of planning
before significant funds are invested in
costly design. Successful design guideline
programs involve a high level of participation among developers, residents, business owners, and the local government in
the creation and application of the standards or guidelines. Successful programs
also have guidelines that are clearly written and well-illustrated through easy-tounderstand graphics, provide an objective
basis for review, and provide enough flexibility within the overall vision to accommodate change and allow for a variety of
architectural styles, an important ingredient in the success. Typically, the guidelines are articulated in a design handbook
or manual. Design guidelines are usually
administered by local planning staff in
cooperation with an architectural review
board that provides advice on the appropriateness of a development proposal.
Information on design
guidelines can be
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Compact Building Design
Compact building design encourages
higher density development where buildings are more vertical and less horizontal,
which means that less land is required to
accommodate development needs. One
method of enabling higher densities is local zoning that allows a greater variety of
housing types, such as multifamily units,
cottages, live-work units, townhomes,
housing over retail, and single family
homes within the same development. For
a variety of reasons, including demographic changes, rising gas prices, smaller
households, and frustrations with longer
and longer commutes. Developers can
provide a greater range of housing choice
because their per-unit cost is lower and
they have a greater ability to respond to
changes in market demand because of
the flexibility to build a variety of housing types at different prices, which benefits consumers. Because more people are
located in close proximity, more compact
development can support retail and other
services within walking distance of residents and create more riders for transit,
which means less traffic, reduced need
to expand roads, less air pollution, and

lower transportation costs for consumers.
Compact building design also benefits the
environment by reducing the footprint of
buildings, thus creating more greenspace
to absorb and filter rainwater and decrease
flooding from stormwater. It also benefits
local governments because, like developers, their per-unit cost is less, which
means that it is cheaper to provide and
maintain water, sewer, communication,
and electrical utilities.

America [www.smartgrowthamerica.org],
and the Urban Land Institute, which published Higher Density Development: Myth
and Fact [www.uli.org/AM/Template.cf ?Se
ction=Research&CONTENTID=41895&
TEMPLATE=/CM/ContentDisplay.cfm],
the sixth in a series of publications designed
to dispel myths and offer good examples on
issues related to growth and land use. It addresses common myths surrounding density.
Two additional resources are Creating Great

More information on compact development
can be obtained from the Congress for the
New Urbanism [www.cnu.org], the National Association of Home Builders [www.
nahb.org], the National Realtors’ Association [www.realtors.org], Smart Growth

Neighborhoods: Density in Your Community, produced by the Local Government Commission (www.lgc.org) and the National Association of Realtors in cooperation with the
U. S. EPA [www.epa.gov], and Visualizing
Density [www.lincolninst.edu/pubs/PubDe-

Webster County: Exotic Animal Paradise

obtained from the American Institute of Architects’ Center on Communities by Design
[www.aia.org], the Congress for the New
Urbanism [www.cnu.org], the National
Governor’s Association [www.nga.org], and
the National Trust for Historic Preservation
[www.nthp.org].

ing individuals employed in the production of food crops. There are two general
types of agricultural zoning: exclusive
and nonexclusive. The more widely used
and less restrictive is nonexclusive agri-

Greene County: Railroad Overpass - Courtesy of Missouri State Archives

tail.aspx?pubid=1178], an illustrated book
published by the Lincoln Institute of Land
Policy in 2007 to help planners, designers,
public officials, and citizens better understand, and better communicate to others,

quiring large lot sizes for residential units
(usually in the range of one dwelling unit
per 20 acres or greater). The intent is that
the larger lot sizes represent the minimum
size land base needed for sustainable agriculture production. Exclusive agricultural zoning is more restrictive. Non-farm
residences, non-agriculture activities, and
retail businesses are usually prohibited.
Allowable uses might be roadside farm
sales from producing farms or nursery retail sales from producing nurseries within
the agricultural zone. Other uses, which
can be placed on lower quality land but
which also provide services to the agricultural uses, may be allowed in exclusive
agricultural zones. Examples of these uses
include cemeteries, schools, churches,
and animal hospitals.
Incentive Zoning

the concept of density as it applies to the residential environment.
Agricultural Zoning
Agricultural zoning is a specialized form
of zoning where the type and intensity
of land use and land development are
compatible and consistent with food production. Agricultural zones are typically
adopted in areas interested in protecting,
stabilizing, or preserving the agricultural
land base and, at the same time, keep-

cultural zoning, which recognizes agriculture production as the preferred use in
certain areas but does not prohibit other
land uses in the agriculturally zoned area.
Nonexclusive agriculture zones typically
allow non-farm uses of land if approved
by a local zoning agency. Nonagricultural
land uses must be compatible with agriculture production (for example, livestock
feed stores, farm implement dealers, retail
nurseries, and greenhouses), and limit population density by re-

Incentive zoning provides incentives that
reward developments that achieve community goals (for example, providing affordable housing or other public benefits
such as parks or pedestrian amenities,
protecting specific natural resources, or
adding certain design features). Incentive zoning can also be used to achieve
a specific form of development such as
transit-oriented development, mixed-use
development, or the development of traditional neighborhoods. Incentive zoning is
different from traditional zoning, which
limits what can be done
on a piece of land but
does not provide
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come households from living in the community). Inclusionary zoning programs
vary. They can require a developer to
build the affordable units within the development, or they can allow the affordable units to be constructed in another
location. Another approach is to allow
a developer to contribute to an affordable housing fund in lieu of building the
required units. Most programs provide
non-monetary compensation for compliance (for example, expedited permitting
that can reduce construction costs, density bonuses, and zoning variances). Inclu-

people of all incomes are able to live near
high opportunity areas (locations with
jobs, good schools, and adequate support
services). It is particularly successful in
high-growth communities because of the
amount of new housing. Some inclusionary zoning ordinances are voluntary or
incentive-driven rather than mandatory.
Most IZ ordinances contain the following
common elements:
•

A threshold number of market-rate
units that activates the inclusionary
requirement

sionary zoning can lead to a greater supply of market supplied affordable housing
and mixed-income communities where

•

A requirement that the affordable
units are comparable in quality and
aesthetics to the market-rate unit

Reviewing Plans For Route 66 - Courtesy of Missouri State Archives

rewards. Commonly used rewards are
those that help improve a development’s
profitability. They include density bonuses, which allow developers to build more
units than would normally be allowed in
a zoning district; expedited permitting;
tax breaks or reductions or exemptions
from certain impact or other fees; reductions in parking space requirements; and
public provision of infrastructure or lowinterest loans. Another incentive particularly effective in downtown areas allows
increases in building heights or floor-area
ratio. In administering incentive zoning,
it is important to structure the program
to ensure that the incentives achieve, and
are in proportion to, the benefits of the
desired planning outcomes, while at the
same time adding value for a developer.
More information on incentive zoning is
available from the American Planning Association [www.planning.org].
Inclusionary Zoning (IZ)
With inclusionary zoning, a local government uses its zoning powers to require
that developers include a certain amount
of affordable housing in new developments throughout the city or county. It
is the opposite of exclusionary zoning ordinances that prohibit a mix of housing
types (for example, requiring minimum
lot or housing sizes or making it difficult or impossible to build apartments or
townhouses which in turn drives up the
cost of housing and precludes lower in-

Incentives to the private sector providing the affordable units and/or to
those buying the units

More information on inclusionary zoning is
available from the National Association of
Realtors [www.realtor.org], and PolicyLink
[www.policylink.org].

Constructing Bridge On Route 66 - Courtesy of Missouri State Archives

•

natural slopes, wetlands, and watersheds;
and to address safety and compatibility issues, such as airport, fire, and flood
hazard areas. An overlay zone can also be
used to promote a type of development in
designated areas (for example, to provide
affordable housing as a use by right or to
promote mixed use, transit-oriented development in certain areas). The overlay
zone, which is mapped, is superimposed
over the existing zoning. In that way, it establishes standards and criteria that build
on the underlying zoning. Overlay zones
provide a community with a flexible tool
to provide a higher level of protection or
quality of growth within a defined area
(for example, to achieve higher densities
or reduce parking requirements in downtowns or to apply design guidelines to
protect the character of a neighborhood
or commercial area).
Information on Overlay Zones is available
from the American Planning Association
[www.planning.org].

•

•

A provision for a payment in-lieu
when the type of development makes
it infeasible to include affordable
units
A housing trust fund to serve as the
depository for the in-lieu payments
and a mechanism to use those dollars
to provide affordable housing in the
community

Overlay Zones

Scenic Overlay Zones

An overlay zone can be used to protect
particular natural, cultural, or built features in a community that are under pressure from development. Such zones can
be used to carry out a variety of community objectives: to protect the character of
a neighborhood, downtown, waterfront,
or road corridor; to protect a scenic view, an
aquifer recharge area,

Communities that want to protect the
particular character of a scenic or rural area can promote use of scenic easements or adopt a scenic overlay zone. A
scenic easement is a type of conservation
easement aimed at protecting a scenic
resource. Scenic easements are deed restrictions landowners
voluntarily place on
their property to
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A scenic overlay zone is another way to
maintain a highly valued scenic view. For
example, a local government could use the
overlay zone to restrict building heights in
a scenic corridor and set criteria for how
development should be set back from
the road to minimize the impact on the
view from the road (or from the homes of
neighbors). An overlay zone can also be
used to address the retention or restoration of contributing landscape features,
such as stone walls, mature tree stands,
or hedgerows. In a scenic viewshed protection program, the first step is to identify and map the scenic viewsheds that
should be protected from development.
A complementary tool used by local governments seeking to protect a scenic view
shed is to withhold the extension of public
infrastructure. Because a scenic viewshed
can cross local government boundaries, a
multi-government agreement may be involved. For example, in Lexington, Ken-

tucky, three local governments agreed to a
zoning overlay to protect the viewshed on
an historic rural road through the middle
of Bluegrass horse country.
For more information on scenic easements
and overlay districts, go to the Land Trust
Alliance [www.lta.org], the Nature Conservancy [www.nature.org], the Trust for
Public Land [www.tpl.org], and Scenic
America [www.scenic.org].

nities, people are spending more and more
time in traffic and driving greater distances to jobs, housing, and basic services.
Adding to the concern is the recognition
that transportation investments play a
powerful role in shaping the location and
character of development in a community
and in determining a community’s livability and economic vitality. The way communities plan for development (what land
uses go where and how they connect) has

Greene County: Rest Haven Court

limit land to specific uses and protect it
from development. Where an agricultural
easement is designed to protect farmland,
a scenic easement is designed to preserve
a particular scenic view and can overlap
with other conservation goals such as the
protection of open space, wildlife habitat,
forests, or wetlands. Consequently, many
conservation easements are prepared as a
mixed-purpose easement. The easement
can be held by a designated governmental agency (local, state, or federal) or by a
qualified nonprofit organization, usually
a land trust.

Transportation Planning
Transportation planning issues are a major concern for many Missouri residents
and businesses. Because of growing traffic
congestion within and between commu-

a powerful influence on transportation
and travel mode choices, on greenhouse
gas emissions, and on equitable access to
jobs, housing, and services. As a result,
transportation and land use planners are
increasingly coming together to incorpo-

Project [www.transact.org], and Walkable
Communities,Inc.
[www.walkable.org].
Another resource is the American Planning
Association [www.planning.org], which in
2007 published The Transportation/Land
Use Connection by Terry Moore, Paul

Information on linking transportation
and land use planning and broadening
transportation choices is available from a
number of organizations, including the
Congress for the New Urbanism [www.
cnu.org], the Federal Highway Administration [www.fhwa.dot.gov], the Institute
of Traffic Engineers [www.ite.org], Smart
Growth America [www.smartgrowthamerica.org], the Transportation Surface Policy

Thorsnes, and Bruce Appleyard.

Greene County: Rail Hven Motel

rate land use and mode-accessibility considerations when planning transportation
investments and to create new planning
tools that broaden the range of transportation choices and create roads that enhance the surrounding community.

Transit-Oriented Development (TOD)
TOD provides an alternative to growing
traffic congestion by locating development close to public transportation (or
by creating enough
population and commercial activity in

an area to make public transportation
feasible by having more users). A TOD
locates public transportation (a bus or
train stop) at the center of a community
within easy walking distance of houses,
shops, and offices. Components of TOD
are those that encourage use of public
transportation. A TOD typically includes a walkable design, making it easy
to walk or bike to public transportation
and to take care of daily errands on the
way to or from the bus. A TOD also contains a mix of uses (housing, shopping,
employment, and civic) that are shaped
in the form of a town or neighborhood
center where the transit station is located.
In most TODs, development is denser
in the center around the transportation
node and tapers off into lower densities
further away from the center. Commercial and retail uses are located next to the
transportation node. Another important
feature of making a TOD work is a good
collector system to make it easy to get
to the transportation node (for example,
buses or trolleys, or, in larger cities, light
rail). Because of the use of transit and
other forms of development, TODs also
have less parking for personal vehicles,
and TOD-supportive employers and
communities offer incentive programs
that reward people for not driving.
More information on transit-oriented development is available from the Reconnecting America Center for
Transit-Oriented Development, which in
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2007 published TOD 101: Why TransitOriented Development And Why Now?,
a picture book designed in an easy-to-read
format that explains what TOD is, how it
benefits communities, and how it can serve
as a low-cost solution to problems ranging
from housing affordability to traffic congestion and global warming. The American
Planning Association [www.planning.org],
the Congress for the New Urbanism [www.
cnu.org], Smart Growth America [www.
smartgrowthamerica.org], the Transportation Surface Policy Project [www.transact.
org], and Transit Oriented Development
[www.transitorienteddevelopment.org] also
provide information on TOD benefits and
strategies.

Agency (EPA), which offers smart growth
guides and model ordinances to protect
local resources, including its recent publications, Growing Toward a More Efficient Water Use: Linking Development,
Infrastructure, and Drinking Water Policies and Livable Communities and Water,
a fact sheet that explains the link between
livable communities and water, and the
Local Government Environmental Assistance Network (LGEAN), a partner-

local government elected and appointed
officials, managers, and staff and enables
them to interact with their peers. Another
principal source of information used for
preparing this description of tools is The
Environmental Planning Handbook for
Sustainable Communities and Regions
by Tom Daniels and Katherine Daniels,
published by the American Planning Association in 2003.

ship organization developed and managed by the International City/County
Management Association. LGEAN is
an online first stop shop that provides
environmental management, planning,
funding, and regulatory information for

For more information on water resource
planning tools, go to the American Planning
Association [www.planning.org], the U.S.
Environmental Protection Agency [www.
epa.gov/owow], the Local Government Environmental Assistance Network [www.

Protecting Missouri’s water resources
is fundamental to planning sustainable
communities. The state’s water resources
provide residents with a safe and adequate
supply of drinking water, support economic development activities, maintain
agriculture, and sustain ecobased tourism industries. Missouri communities are
increasingly employing a variety of planning tools to maintain an adequate and
reliable supply of water and protect both
ground and surface water from contamination due to the inappropriate use of
land. The importance of the state’s water
is reflected in the number of organizations that provide information on water
planning tools. Sources of information include the U.S. Environmental Protection

Crawford County: Stone Farm Entry

Water Resource Planning Tools

water resources.

lgean.org], and the Water Environment
Federation [www.wef.org].

Reduce erosion and sediment entering the stream.

Greene County: Kentwood Arms Hotel

•

Aquatic Buffers
Aquatic buffers serve as natural boundaries between local waterways, including
streams, wetlands, lakes, rivers, and floodplains, and existing development. Buffers
provide numerous benefits because they:
•

Protect water quality by filtering pollutants, sediment, and nutrients from
stormwater runoff, thereby restoring
and maintaining the chemical, physical, and biological integrity of the

•

•

Stabilize stream banks and reducing
flooding.
Maintain the base flow of streams
and provide stream temperature control.

•

Provide riparian wildlife habitat.

•

Contribute organic matter that provides a source of
food and energy
for the aquatic

ecosystem.
•

Provide a tree canopy to shade
streams and promote desirable
aquatic organisms.

•

Furnish scenic value and recreational
opportunities. In general, a buffer
ordinance provides guidelines for
buffer creation and maintenance,
specifying the size and management
of the buffer. It should require:
1.

Clearly identified and
marked buffer boundaries
on local planning maps.

2.

Maintenance language that
restricts vegetation and soil
disturbance.

3.

Tables that illustrate buffer width adjustment by
the percent of slope and the
type of stream.

4.

Direction
uses.

on

allowable

The specifications within a buffer ordinance typically differentiate between the
treatment of impaired and non-impaired
water bodies and isolated wetlands and
that of lakes, streams, rivers, and nonisolated wetlands. Specifications also
address how to maintain flexibility to meet
landowners’ needs
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and how to stay consistent with existing
state law. An effective buffer ordinance
is only a first step. A buffer management
and enforcement program should also be
in place, as should programs that educate
citizens about the importance of the buffer and ways to preserve its integrity.
National resource organizations include
the Center for Watershed Protection [www.
cwp.org]; the River Basin Center [www.
rivercenter.uga.edu/publications/subject.
htm#rb]; the U.S. Environmental Protection Agency [www.epa.gov/nps/ordinance/
buffers.htm], which offers a model buffer
ordinance; and the U.S. Fish and Wildlife
Service [www.fws.gov], which offers a buffer
fact sheet.

nature study trails).

Source water protection overlay zones
are used to protect the current and future supply and quality of a community’s
water resources. The overlay zone, which
overlays the existing zoning, supplements
and prevails over the underlying zone.
The zone is designated on a map adopted

voir or other water body, and a Wellhead
or Aquifer Protection Overlay Zone,
used to protect groundwater, including
aquifers, aquifer recharge areas, and wellheads. The overlay zones regulate activities, including land use and development
practices, within the zone to reduce the
potential for groundwater contamination
and conserve natural resources. Because
watersheds often cross more than one governmental jurisdiction, protection tech-

by a local government as part of its zoning
and land development regulations. Two
techniques to protect water resources are
a Water Supply Watershed Overlay Zone,
which is used to protect surface water by
restricting development around a reser-

niques may need to involve a partnership
among a number of local governments
and agencies. Effective water protection
overlay zones share a number of features,
one of which is defining the area to be
protected on a large enough scale to en-

Source Water Protection Overlays

Blueway planning takes an integrated
approach toward a connected system of
waterbodies (for example, a system of
streams, ponds, and wetlands). Typical
blueway planning goals include preserving and enhancing the natural communities that contribute to the health and
quality of the water bodies that compose
a blueway and bringing attention and providing access to the blueway. Examples of
blueway program activities include development of marked water trails through
the blueway (for example, directional
and interpretive signage for canoeists and
kayakers), acquisition of land along the
blueway, and development of recreational
opportunities (for example, camping and

Phelps County: Viewshed

Blueway Planning

acceptable development and agricultural
practices). An effective ordinance should
also contain specific procedures and criteria for reviewing proposals that potentially impact water resources and for enforcing ordinance requirements.

For groundwater, the overlay zone should
be large enough to include, in the case
of an aquifer, the entire aquifer recharge
area. Another feature is to provide clear
descriptions that specify allowable (and
prohibited) land uses and activities within the zone to be protected (for example,
the storage and handling of hazardous
materials, the disposal of solid waste, use
of septic tanks, allowed land uses, and

Much of the information for this tool description was taken from the U.S. Environmental Protection Agency website [www.
epa.gov/owow/nps/ordinance/sourcewater.
htm].

Greene County: Woodruff Building

sure that the entire source water recharge
zone is protected. For surface water, that
means the size of the area should be sufficient to protect the source water resource
as well as the streams and other water
sources that contribute to the resource.

Watershed Management Plans
The purpose of a watershed management

plan is to ensure an environmentally
healthy watershed, generally defined as
the land area that drains into a particular body of water (a stream, river, lake).
The approach recognizes that water quality and ecosystems are most often addressed at the watershed, rather than the
individual waterbody, level. Because most
watersheds cross political boundaries and
are made up of human, animal, and plant
life, watershed planning typically involves
a broad base of public and private stakeholders in a joint partnership to develop
and implement a coordinated watershed
planning and management framework.
Typical steps involved in preparing a watershed management plan include using
sound scientific practices to develop a
clear understanding of the natural, social,
and economic features of a watershed,
prioritizing problems, and establishing a
set of goals and objectives (for example,
protecting or improving water quality or
restoring or protecting habitat) and an
agreed-upon set of regulatory and voluntary integrated management strategies
that maximize the expertise and authority of participating agencies, followed by
implementing the strategies and monitoring progress.
More information on watershed management planning is available from a number
of sources, including, at the national level,
the U.S. Department of Environmental
Protection [www.epa.
gov/owow/watershed],
which publishes a
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watershed planning handbook and sponsors
a watershed academy; the U.S. Department
of Agriculture Natural Resources Conservation Service [http://wmc.ar.nrcs.usda.
gov/technical/watershed.html], which offers
watershed planning assistance, consultation,
and training; and the Center for Watershed
Protection [www.cwp.org], which publishes
a self-assessment tool that can be used to
make better decisions about watershed restoration priorities and determine how a community compares to others.

lines of the boundaries of different governmental jurisdictions, ecoregion planning also requires the cooperation of different levels of government. Among the
organizations providing information on
ecoregion planning are The Nature Conservancy (TNC) and the World Wildlife
Fund (WWF). As part of its mission to
preserve plants, animals, and natural

cal diversity of an ecoregion. TNC uses
that information to develop customized
conservation strategies to ensure the longterm survival of the native life and natural
communities that make up the ecoregion.
These strategies are combined with a detailed picture of the corresponding places
that must be protected in a Conservation
Blueprint. TNC uses the blueprint as a

communities by protecting the lands and
waters they need to survive, TNC uses a
systematic, science-based approach called
Conservation by Design, organized by
the world’s ecoregions, to identify sites
for protection. Under Conservation by
Design, TNC identifies high priority
sites that collectively capture the biologi-

benchmark for measuring success.

The World Wildlife Fund (WWF) defines an ecoregion as “a large area of land
or water which contains a geographically
distinct assemblage of natural communities that share a large majority of their
species and ecological dynamics, share
similar environmental conditions, and interact ecologically in ways that are critical
for their long-term persistence.” In short,
as defined by The Nature Conservancy
(TNC), an ecoregion is a large area of
land and water defined by climate, geology, and species, rather than by political
boundaries. Ecoregion planning focuses
on understanding, conserving, and managing an ecoregion (what some call an
ecosystem). Because of the interdependent nature of an ecosystem, ecoregion
planning typically involves coordination
among different governmental agencies,
conservation organizations, and researchers from different disciplines. Since ecosystems do not recognize the artificial
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Ecoregion Planning

Green Infrastructure Planning
Green infrastructure is defined as a strategically planned and managed network
of wilderness, parks, greenways, working
lands, and other open spaces that have

corporate outdoor recreation and trail
networks. Green infrastructure planning
provides an alternative to what is common practice in many communities: conserving land on a piecemeal basis without
the benefit of a large framework plan

can be composed of a variety of landscapes that include natural areas, such
as wetlands, woodlands, waterways, and
wildlife habitat, and public and private
conservation lands, such as nature preserves, wildlife corridors, greenways, and
parks. A green infrastructure network also
includes public and private working lands
that have conservation value (for example,
forests, farms, and ranches) and can in-

that allows a comprehensive approach to
land conservation. It does that by placing planning for the green resources (the
green infrastructure) of a community at
the same level with planning for the built
and social infrastructure (for example,
utilities, roads, sewer, hospitals, schools,
and public facilities).
The practice of green
infrastructure plan-

Greene County: Hawkins Mill

conservation values that support native
species, maintain natural ecological processes, sustain air and water resources,
and contribute to the health and quality
of life of people and wildlife. Like green
printing, a green infrastructure network

ning is the same one communities use to
plan for the rest of their infrastructure:
planning in advance where it should be,
designing it, and deciding how to fund
it. Principles for green infrastructure
planning include identifying what is to
be protected in advance of development;
providing for linkage between natural
areas; and designing a system that operates at different functional scales, across
political jurisdictions, and through diverse landscapes. Additional principles
include grounding green infrastructure
in sound scientific and land use planning
practices, providing funding upfront as a
primary public investment (for example,
through a dedicated tax or other funding
mechanism), emphasizing the benefits to
people and nature, and using the green
infrastructure as the planning framework
for conservation and development. Green
infrastructure planning provides multiple
benefits. A benefit to a developer is greater
certainty and predictability about where
development can go because the lands
to be protected, how they are to be protected, and the best locations for development are laid out in advance. A developer
can also benefit from developments that
utilize the amenities created by protected open space. The public benefits from
cleaner air and water and because highly
valued natural and water resources and
processes, parks, and greenways are protected. Green infrastructure can also be
used to provide urban
services more efficiently and at a lower

174

xi.

cost (for example, retention and treatment
of stormwater and provision of areas for
recreation).
Much of the information for the description
of green infrastructure was taken from the
2006 Island Press book, Green Infrastructure: Linking Landscapes and Communities, by Mark A. Benedict and Edward T.
McMahon, and from the Green Infrastructure website [www.greeninfrastructure.
net/], sponsored by the Conservation Fund
and the U.S. Department of Agriculture
Forest Service [www.fs.fed.us]. Additional
information on green infrastructure is
available from the Conservation Fund
[www.conservationfund.org], and Sprawl
Watch [www.sprawlwatch.org].

conserving land, including determining
the highest priorities for protecting watersheds, improving access to parks and
recreational opportunities, reconnecting
fragmented landscapes, creating trails,
and forecasting development impacts on
conservation lands. A greenprint plan can
also be used to make more informed decisions about land conservation and growth
management and to catalyze support for
conservation goals. Other uses include

– including important conservation lands
– are most likely to be developed for commercial or residential uses.

identifying land that, when conserved,
would create contiguous natural resources such as forests, wetlands, and wildlife
habitat, and avoid fragmentation; finding
opportunities to link or expand existing
trail systems; and projecting which lands

developed land set aside for conservation
or recreation purposes. Greenways generally follow natural land features, such as
streams or ridges or a manmade feature
(for example, an abandoned railroad).
Greenways can be multi-use; they can be

More information on greenprinting is available from the Trust for Public Land [www.
tpl.org].
Greenways and Trails Planning
A greenway is a connected corridor of un-

Greenprinting, which also focuses on creating connected networks of protected
natural systems and open space, is a GIS
spatial analysis mapping technique used
by the Trust for Public Land’s (TPL)
Conservation Visioning Service to help
a community map its conservation priorities (hence the name greenprinting). A
greenprint, which is based upon unique
community values and on local data, can
be used to identify lands to be protected
and plan networks of conserved working, heritage, natural, and park lands to
meet public needs for recreation, landbased economies, resource protection,
and wildlife habitat. A greenprint can also
be used to examine the best approach to

Greene County: Shamrock Place

Greenprinting

through the conversion of railroad rightsof-way. The program for the approach is
called Rails-to-Trails, a concept promoted
by the Rails-to-Trails Conservancy.

from erosion and flooding. A number of
techniques can be used to reserve land
for greenways. The land can be acquired
using public or private funds or through
subdivision and site plan exactions. In
turn, developers can use the greenway
as an amenity for residents. Communities can also use public rights-of-way for
greenways. Private businesses (for example, a utility company) can also provide
right-of-way that can be used as a greenway. Another way to create greenways is

For additional information on greenways
planning, go to American Trails [www.
americantrails.org], the Rails-to-Trails
Conservancy
[www.railtrails.org/index.
html], the Trails and Greenways Clearinghouse [www.trailsandgreenways.org], and
the Trust for Public Lands [www.tpl.org].

Greene County: Melinda Court

used for a pedestrian trail or a biological
corridor to protect wildlife habitat, vegetation, and water quality. Greenways can
also help protect downstream properties

Main Street Program
The 25-year old Main
Street program is

used to encourage commercial revitalization or enhancement within the context
of historic preservation. In addition to
preserving a community’s historic resources, a Main Street program revitalizes downtowns, creates jobs, and stabilizes
and expands the tax base. The program
also helps build a positive community
image, protect community investments
in downtown infrastructure, and attract
new business investments through the
Main Street experience. In many instances, Main Street programs are established
to revitalize a traditional central business
district which is suffering from abandonment and declining property values because of the movement of retail and other
businesses to the suburbs. A Main Street
program can be incorporated into a local
economic or downtown development program, a historic preservation program, or
a community planning program. A local
Main Street program is run by a downtown manager and a broad-based Main
Street Board that includes representatives
from the public and private sectors. The
Board plays a critical role in the local program by establishing policy, determining priorities, and assisting the manager
with implementation of activities in the
areas of organization, promotion, design,
and economic restructuring. Local Main
Street programs establish committees
that correspond to the four core points of
the Main Street approach: organization,
which involves working
with public and private
sector community
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leaders to develop consensus and coordinate resources to revitalize the downtown; promotion, which involves creating and marketing a positive downtown
image; design, which encourages quality
building and public improvements; and
economic restructuring, which involves
programs to strengthen existing businesses and attract new ones. Other special
purpose committees or task forces can
also be established (to address parking,
for example). Main Street programs are
supported by a network of other programs
that provide information and technical
assistance. towns.

other properties to achieve higher densities than normally allowed through zoning (for example, to build six instead of
four units per acre). The higher density
serves as an incentive for the developer to
purchase the development rights. Government-owned real estate leveraging strategies can include the donation of property
or its sale or lease at a nominal or below
market rate, providing access easement or
assistance with infrastructure, and selling
or leasing air rights over public property.

ing or a development that facilitates the
use of transit). In some communities, a
land bank authority is established to administer a land-banking program. A land
bank can be used as a type of public broker to acquire property such as abandoned
or tax delinquent properties or properties
sold for taxes. The land bank holds the
property and readies it for redevelopment
(by clearing the title, for instance). A land
bank can also assemble properties into
larger redevelopment parcels.

In land banking, a governmental or nonprofit entity acquires property to later sell
or lease for a nominal fee or below market
rate price to induce a desired type of development (for example, affordable hous-

Much of the information for redevelopment
incentives was provided by Real Estate Research Consultants [www.rercinc.com].
Additional information on redevelopment
incentives is available from the American

For more information on Main Street programs, go to [www.momainstreet.org].

Communities can utilize incentives to encourage infill and redevelopment. These
can include permitting incentives, such
as density bonuses, expedited permitting, reduction in impact fees, reducing
or eliminating parking requirements,
providing tax incentives, or creating an
area-wide stormwater facility to minimize onsite detention and retention infrastructure. Three other redevelopment
incentives include allowing the transfer of
development rights, leveraging publiclyowned real estate, and land banking. In
a transfer of development rights program,
a landowner or developer is allowed to
purchase development rights from certain
properties and transfer those rights to

Greene County: Wishing Well Motel

Incentives for Infill and Redevelopment

home repair programs, homeownership
and foreclosure prevention programs, and
adoption of property maintenance codes.
Code enforcement programs that target neglected neighborhoods and vacant
property registration programs are two

Webster County: Modern Cottages - Courtesy of Missouri State Archives

Planning Association [www.planning.
org], Smart Growth America [www.smartgrowthamerica.org], and the Smart Growth
Network [www.smartgrowth.org].

tion [www.lisc.org], the National Vacant
Property Campaign [www.vacantproperties.org/index.html], and Smart Growth
America [www.smartgrowthamerica.org].
At the national level, resource organizations include the American Planning Association [www.planning.org], which in
2007 published a new resource for smaller
communities, Small Town Design: Getting
It Right by Jim Segedy and Tom Daniels;
the Congress for the New Urbanism [www.
cnu.org]; the Lincoln Institute of Land
Policy [www.lincolninst.edu]; the Local
Government Commission [www.lgc.org];
the National Center for Smart Growth Research and Education [http.smartgrowth.
umd.edu]; Smart Growth America [www.
smartgrowthamerica.org]; and the Smart
Growth Network [www.smartgrowth.org].
Development without Displacement

Vacant Property Program
In a vacant property program, a local
government uses a variety of tools to
turn vacant property into assets. Those
tools are centered around three types of
strategies: prevention, fixing the problem
(abatement), and acquisition for future reuse. Prevention programs can include, for
example, rehabilitation loan programs,

tools to fix the problem. A land bank or
a community land trust can be used to
acquire vacant property and ready it for
reuse, which often includes establishing a
clear title.
More information on vacant property programs is available from
the Local Initiatives
Support
Corpora-

In a development without displacement
program, a community puts in place
strategies that enable redevelopment of an
area to occur without displacing lower income residents because their home is torn
down or they can no longer afford to live
there. The goal of a development without
displacement program is to avoid what is
often an unintended consequence of redevelopment projects. As redevelopment occurs, lower-income people are driven out
by a variety of forces: buildings and infrastructure are upgraded; property values
increase and rents go
up as an area becomes
more
desirable;
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ing new towns. Those planning principles
form the basis of today’s New Urbanism,
which promotes compact mixed-use developments that begin with neighborhoods sized for walking as the basic building block. New Urbanist neighborhoods
offer a variety of housing choices located
within easy walking distance of most dai-

suburban development patterns required
by most zoning ordinances that are based
on a separation of land uses, large lots,
deep building setbacks, and wide streets
and do not permit the mix of land uses
and pedestrian-oriented, more compact
development called for in the New Urbanism. As a result, a change in local zoning

ly needs and an interconnected network
of pedestrian-friendly streets and accessible public spaces, making it possible to
live, work, shop, and play without getting
into a car. Town and neighborhood centers, public spaces, civic uses, and other
features are designed at the human scale
to foster a sense of community. The New
Urbanism provides an alternative to the

is usually required. To solve that problem,
an increasing number of communities
have adopted a Traditional Neighborhood
Development code to specifically enable
and promote the New Urbanism. Those
codes can be voluntary or mandatory and
can be applied citywide or to a specific
geographic area. Another option is called
a floating code – one that is authorized by

Laclede County: Phillipsburg School

rental property and smaller, often deteriorated homes are torn down or converted
to other uses; and affordable housing becomes scarce or extinct. Other causes of
displacement can include a higher cost of
living in an area; stricter enforcement of
codes; and loss of a support infrastructure, such as local businesses and service
providers who leave because they can no
longer afford the rent or their building is
demolished. A number of strategies can
be used to avoid the displacement of lowincome residents. They include requiring
or providing incentives for mixed income
housing (housing designed to allow people with different incomes to live within
a development), providing low-interest
loans or grants for home rehabilitation,
creating a community land trust, and using land assembled through a land bank
for affordable housing.
More information on Development without
Displacement is available from the Local
Initiatives Support Corporation [www.lisc.
org].
New Urbanism
The New Urbanism is also called Traditional Neighborhood Development
(TND). The developments range from
providing affordable housing, protecting
natural systems and farmland, and redeveloping inner city areas and outdated
strip malls to revitalizing downtowns, creating mixed-use town centers for singleuse suburban neighborhoods, and design-

what some call an urban development or
service boundary, is a planning tool that
limits land development beyond a politically-designated area. A UGB establishes
a line on a map that is drawn to concentrate new development within the UGB,

More information on the New Urbanism and TND codes is available from the
Congress for the New Urbanism [www.cnu.
org], and the New Urbanism Division of
the American Planning Association [www.
planning.org].

where there are existing urban services
and facilities, and limits development in
rural areas with a high natural resource or
agricultural value. UGBs are established
to accommodate growth over a particular period, generally 20 years. Typically,
urban services are offered only within the
UGB. Communities
have used UGBs to
curb sprawl, protect
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law but not assigned to a specific property
or geographic area. The use of a floating
code is triggered by an application from
a landowner to rezone a property under
the zone.

Urban Growth Boundaries (UGB)
An Urban Growth Boundary (UGB), or

open space, encourage more compact and
cost efficient development patterns, and
promote redevelopment. UGBs can be effective in preventing development in rural areas, and, by encouraging or requiring higher density development within
the UGB, reduce the amount of land
needed to accommodate future population growth. To avoid limiting the supply
of land, with the resulting higher housing
costs, a UGB can contain a supply of land
that is greater than the market demand
for housing. In Portland, Oregon, for example, which has a process for expanding its Urban Growth Boundary, studies
show that housing prices are more affordable than in other west coast cities. Features of some UGB programs include delineating a permanent urban edge where
it is needed to protect important natural
resources and establishing clear standards
for expansion through contiguous growth
around existing centers to enable efficient
use of urban services. Other UGB programs require minimum densities within
the UGB to achieve compact development, reduce the need to consume more
open space, and provide funding to assist
with local public services within (but not
outside) the UGB.
Information on UGBs can be obtained
from the American Planning Association
[www.planning.org], the Smart Growth
Network [www.smartcommunities.ncat.
org], and Smart Growth
America [www.smartgrowthamerica.org].
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A CLT is a community-based nonprofit
organization that is designed to acquire
and hold land for affordable housing. A
CLT narrows the gap between the cost of
housing and the ability of residents of a
community to pay for housing by holding
ownership of the land in perpetuity, thus
removing the land cost from the price of
a home. Because a CLT owns the land in
perpetuity and sells a house with restrictions on the resale price, a house remains
affordable for future, as well as the current, buyers. It also means that because
the house is in private ownership, the local government still receives tax revenues.
The housing on CLT-owned land operates on a long-term renewable lease (typically 99 years). A CLT can also prevent
absentee ownership of housing because it
keeps the land in community-controlled
use. CLTs have been used in a variety of
geographic settings: small towns, inner
city neighborhoods, and rural areas. A
CLT can serve a single neighborhood or
a total community. Several local governments can come together to create a CLT.
The way a CLT operates varies with each
community. It can, for example, acquire
land and arrange for the development of
affordable housing or other structures or
it can acquire the land and the buildings
on it, rehabilitating the housing when
needed. A CLT can also build housing,
as well as acquire existing housing, and it
can work with different types of housing
(multi- and single-family) and different

ownership structures. For multifamily
housing, for example, the CLT can own
and manage the housing or it can arrange for the housing to be owned and
managed by another nonprofit or, in the
case of condominiums, a residents’ cooperative. Another structure is for a CLT to
take over the ownership of land created
by a government-related project. A CLT
in Lexington, Kentucky, for example, will
be the owner of a large tract of land cre-

income from a commercial development
on a portion of the property. Many CLTs
provide support services for homebuyers
(for example, debt management training,
homeownership counseling, and home
maintenance assistance). Some CLTs use
their land to enhance the livability of a
neighborhood (for instance, for a park,
community garden, or facility providing
community services).

ated through right-of-way acquisition for
a road project. The land will be used to
provide replacement housing within the
same neighborhood for residents directly
or indirectly displaced by the road. To add
to its revenues, the CLT will receive lease

Additional information is available from
the Institute for Community Economics,
the Local Initiatives Support Corporation
[www.lisc.org], the National Low Income
Housing Coalition [www.nlihc.org], and
the newly formed National Community
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Community Land Trust (CLT)

tions of lands classified in the future land
use element as predominantly agricultural, rural, open, open-rural, or a substantively equivalent land use as a Rural Land
Stewardship Area. The areas must be outside municipal boundaries or established

Webster County: Barn And Silo

Land Trust Network [www.cltnetwork.
org}, which has partnered with the Lincoln
Institute of Land Policy to sponsor a National Community Land Trust Academy to provide comprehensive training on theories and
practices unique to community land trusts.

Rural Land Stewardship Areas (RLSA)
The RLSA is an incentive-based system
that uses the market economy to encourage preservation and private stewardship
of natural resources, retain agriculture,
and promote economic growth and diversification in a sustainable rural environment. The Rural Land Stewardship Areas
enable counties to designate all or por-

urban growth boundaries. Within those
areas, planning and economic incentives
are applied to encourage the implementation of innovative and flexible planning
and development strategies and creative
land use planning techniques. The RLSA
program has six objectives – to restore and
maintain the economic
value of rural land,
maintain the viabil-

ity of Missouri’s agricultural economy,
promote rural economic activity, protect
the character of Missouri’s rural areas,
control sprawl, and identify and protect
ecosystems, habitats, and natural resources. Steps involved in the local planning
process include:
•

Assigning value to agricultural and
natural resources;

•

Designating the location of the
Stewardship Area and allocating
“transferable rural land use credits”
to the Stewardship Area;

•

Dividing the Stewardship Area into
credit “sending” and credit “receiving” areas and transferring credits
from sending to receiving areas (see
Transfer of Development Rights, for
a discussion of sending and receiving
areas);

•

Within receiving areas, using credits
to construct the desired development
and transferring credits ensures protection of the rural economic base
and environmental resources.

Features of the RSLA program include
the use of a 25-year or greater population
forecast for the RSLA and a minimum
size of 10,000 acres. A large RSLA is encouraged to avoid a fragmented approach
that will not maintain
agricultural viability,
protect rural char-
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Conservation Easements
A conservation easement is a deed restriction landowners voluntarily place
on their property to limit land to specific
uses and protect it from development.
Agricultural conservation easements are
designed to protect farmland. Conservation easements can also be used to protect
resources such as productive agricultural
land, ground and surface water, wildlife
habitat, historic sites, or scenic views.
Conservation easements are flexible documents tailored to each property and the
needs of individual landowners. They
may cover an entire parcel or portions of a
property. In a conservation easement, the
landowner (grantor) authorizes a qualified conservation organization or public
agency (grantee) to monitor and enforce
the restrictions set forth in the agreement.
Landowners granting an easement retain
title to their property and the right to use
their land for agricultural purposes, and
can still restrict public access. Landowners can also use the land as collateral for
a loan or sell their property and continue
to be eligible for any state or federal farm
programs that they were eligible for before
entering into the conservation agreement.
Most agricultural conservation easements
are permanent. (Less-than-permanent or

“term” easements impose restrictions for a
specified number of years.) Regardless of
the duration of the easement, the agreement is legally binding on future landowners for the agreed-upon time period.
The value of an agricultural conservation
easement is generally the fair market value
of the property minus its restricted value,
as determined by a qualified appraiser. A
landowner can donate an easement for
conservation purposes, thus providing
significant income and estate tax deduc-

Development Rights (PDR) (discussed
later in this section), a landowner can also
sell the conservation easement to a land
trust or a local government.

tions if the donation meets the criteria established by the Internal Revenue Service
and helping to avoid capital gains taxes
that would have resulted from selling the
entire property. Through a Purchase of

open space and a lower tax bill, while both
the owner and community can know that
a significant archaeological site or other
scenic, historic or open-space value is
being preserved for future generations.

Easements and Tax Incentives
Local property tax reduction can be a major financial incentive to donate an easement, particularly in cases of open-space
easements on land with good development potential. The owner can enjoy the

Greene County: Rancho Court

acter and natural resources, or contain
urban sprawl. To encourage a broader
planning area and a coordinated regional
stewardship planning, an RSLA may be
multi-county.

of an easement may provide some relief
from development pressure and is often
a major selling point in acquiring easements. These are broad concepts. Tax law
is complex, in flux and requires consultation with a tax specialist in each case.

is viewed as a charitable contribution.
Particularly important in areas of rising
land values, when property is sold, capital gains tax may be reduced through the
donation of an easement. A major threat
to large land holdings can be estate taxes.
Estate taxes, based on the “highest and
best use” of the land may force the heirs
to give up farming and other open-space
uses and sell to developers. The donation

Transfer of Development Rights (TDR)

Webster County: Horse By Barn

There are also federal and state income tax
incentives for the donation of easements
or land, particularly in areas under development pressure. The value of a donated
easement may be taken as a state and federal income tax deduction as the covenant

TDR programs enable landowners to
transfer the development potential from
one parcel of land to another, either on
the same site or another site in a designated growth area, thereby shifting
development
from
agricultural and environmentally sensi-

tive areas to locations with full municipal
services. TDRs are often used by local
governments to protect farm and forest
lands, scenic areas, and wetlands. A local government establishes a TDR program by identifying areas to be protected
(called sending areas) and by transferring
development rights to areas designated
to receive the development rights (called
receiving areas). The number of development rights that can be transferred depends on how many development rights
credits the government allocates and how
much development potential the government allows in growth areas. To establish
a TDR program, a local government first
identifies and maps areas for preservation
(the sending areas) and then issues development rights credits to landowners in
the sending areas. Next, the government
identifies and maps the receiving areas
and requires that developers who wish to
build at increased densities in the receiving areas first purchase a certain number
of development rights credits from the
landowners in the sending areas. Landowners in receiving areas are generally
able to develop at higher densities because
of the use of the transferred development
rights. A permanent conservation easement is used to restrict the land after the
development rights are transferred. In
most TDR programs, the transaction is
between a private landowner and a developer. The prices of development rights are
determined by developers’ bids and landowners’ asking prices,
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and include strategies that nurture the
program and create opportunities and incentives for its use.

In a PDR program, in order to protect
their land from development landowners
voluntarily sell a conservation easement
to a designated private conservation organization or, more typically, a govern-

on their land. As with conservation easements, landowners selling their development rights retain title to their property
and the right to use their land for agricultural purposes, and can still restrict public
access. Landowners can also use the land
as collateral for a loan or sell their property and continue to be eligible for any
state or federal farm programs that they
were eligible for before entering into the
conservation agreement. The value paid

mental agency. An easement is placed on
the landowner’s deed and runs with the
land, either in perpetuity or for a period
of time specified in the easement document. The landowners receive compensation in return for the restrictions placed

for development rights is typically the difference between the fair market value of
the land and its agricultural or conserved
value. A professional appraiser generally
determines easement value. A numerical
scoring system that evaluates the suit-

Purchase of Development Rights (PDR)

Greene County: Gas Station

the same as in private market real estate
transactions. The role of government or
a designated authority is to approve and
record the transaction and monitor the
easement. To facilitate a TDR program,
a local government can also establish a
TDR bank as a means of providing insurance to landowners in sending areas. The
bank, which is funded by the government
or another entity or entities, purchases
development credits from landowners if
they are not otherwise able to sell them.
A TDR bank can also serve as a center
of contact between landowners and developers, facilitating sales and reducing
transaction costs for participants. TDR
programs provide benefits to landowners
and communities. Landowners benefit by
being compensated for placing land use
restrictions on their land, keeping farmland prices affordable for agricultural
uses, and removing land uses that impede
farming. The public benefits because private sector funds are used to purchase the
development rights, thus avoiding large
public expenditures, farmland and environmentally sensitive areas are protected,
and development occurs in suitable areas, resulting in more efficient public
services. Over time, a local government
can preserve a significant amount of land
while channeling new development into
growth areas that make full use of public
infrastructure and services, thus helping
achieve a balanced growth strategy. Successful TDR programs are a part of the
locality’s comprehensive plan, involve all
stakeholders in the design of the program,

different kinds of business or investment
property is treated as like kind property
under Sec. 1031. For example, improved
realty or agricultural land exchanged for
apartments has been held to qualify as a
like-kind exchange. The IRS has treated

Greene County: Old Casket Factory

ability for agriculture or environmental
conservation purposes can also be used to
determine value.

1031 Like-Kind Exchanges
Section 1031 of the Internal Revenue
Code (IRS) provides, in general, that
no gain (or loss) is recognized on an exchange of property held for productive
use in business (e.g., land used for agriculture) or for investment solely for “like
kind property” also held for productive
use or for investment. The exchange of

a conservation easement and a fee interest in real estate as like kind under Sec.
1031. Therefore, a properly structured
sale of a conservation easement used to
buy other agricultural land, a business, or
investment property should be treated as
a like-kind exchange. Landowners should
consult their own advisors about the tax consequences of a poten-

tial transaction.
Installment Purchase Agreements
An Installment Purchase Agreement
(IPA) is an innovative payment plan
sometimes used by jurisdictions with a
PDR program. IPAs are intended to make
PDR programs competitive with developers by providing unique financial and tax
advantages. In an IPA, a state or local government issues a long-term bond which is
used to purchase development rights over
time. In general, state and local governments can enter into IPAs if they have
the authority to issue general obligation
bonds. Because IPAs constitute longterm debt, agreements typically require
the same approval process as bonds. An
IPA program requires dedicated funds to
cover the interest and principal payments.
Use of an IPA benefits landowners and the
participating government. IPAs spread
out payments so that landowners receive
semi-annual, tax-exempt interest over
a term of years (typically 20 to 30). The
principal is due at the end of the contract
term. That payment option enables jurisdictions to use accumulated and future
dedicated revenues to protect land while
it is still available and relatively affordable. A PDR program provides benefits to
landowners and communities. By selling
only their development rights, landowners can convert some of the wealth tied up
in their land into cash
without relinquishing
ownership of the
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been around for over 100 years and have
proven to be very effective tools in conserving land. They are experts at helping
interested landowners find ways to protect
their land in the face of ever-growing development pressure. A land trust can be
used to protect land that a community
values; and the land can be farmland or
scenic, recreational, or environmentally
significant areas. Typical land trust roles
include working with landowners who

land, researching open space needs and
priorities, or assisting in the development
of open space plans. Other land trust roles
can include mediating between a developer and government and helping shape
development plans, providing site and
land use planning assistance, conducting
community outreach and education, serving as an advocate for good development,
assisting with designing or managing
recreation and trail systems, and market-

wish to donate or sell a conservation easement; acquiring land outright to maintain working farms, forests, and wilderness, or for other conservation reasons;
and working cooperatively with government agencies by acquiring or managing

ing agricultural products. Land trusts are
typically funded through endowments,
fundraising, public and private grants,
donations, and fees tied to development.
A land trust’s board is important, and
board members should represent a variety

Greene County: Original Pavement

land or use of its productive capacity. That
assists landowners who are land-rich and
cash poor (a high level of equity and little
income). A PDR program provides landowners with a viable financial alternative
to selling for development and ensures
liquid capital that can be used to reinvest
in farm operations or other forms of investment. Landowners may use proceeds
from a sale of development rights in any
way they choose – purchasing additional
acreage, upgrading equipment, paying
taxes, or investing for retirement. Removing the development potential from land
can also help reduce its market value,
thus facilitating the transfer of the land to
children of farmers and making the land
more affordable for other farmers who
want to buy it for agricultural purposes.
Removing the development may offer
significant tax savings by reducing the
taxable value of the land or by reducing
future inheritance taxes. PDR programs
provide communities a way to share the
cost of maintaining farmland with farmers, meet public goals for the protection of
farmland, open space, and environmentally important lands, and achieve a more
cost-efficient form of development.
Land Trusts
A land trust is a nonprofit organization
that, as all or part of its mission, actively
works to conserve land by undertaking
or assisting in land or conservation easement acquisition or by its stewardship of
such land or easements. Land trusts have

ue to occupy them during their lifetimes
and have the satisfaction of knowing that
their work of preserving their houses will

nity contacts, and bring a commitment to
the goals of the land trust.

continue after their death. Those interested in donating life estates should consult
an accountant or an attorney.

Greene County: Lurvey’s Court

of professional skills needed by the land
trust (for example, lawyers, bankers, accountants, realtors), have good commu-

For more information on creating a land
trust, go to the Land Trust Alliance [www.
lta.org], the Trust for Public Land [www.
tpl.org], and the American Farmland Trust
[www.farmland.org].
Life Estates
By bequeathing their properties to a preservation organization, owners can contin-
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Design
ood community design can be
achieved through provisions that
regulate the built environment as well as
good design practice that considers municipal design goals. Those goals can be
achieved through municipality driven

Walkable Neighborhoods

programs that focus on infrastructure and
other improvements in the public realm.
Design objectives often include attractive,
comfortable and safe streetscapes, preservation projects, pedestrian and bikeways
that re integrated into the transportation
system and generally, design that supports
the character of the place being designed.
Tools in the Design section include:

Traffic Calming

Complete Streets
Context Sensitive Solutions (CSS)
Corridor Plans
Interconnected Street Network

Greene County: Streetscape

Road Diets

Impervious Surface Reduction
Low-Impact Development (LID)

Walkable Neighborhoods
Walkable communities are designed to
make it safe, convenient, and interesting
to walk from one des-

tination to another. Benefits of establishing (or re-establishing) walkable, more
pedestrian-friendly places include more
social interaction and a greater sense of
community among residents, who are
also healthier because they can walk and
exercise with greater ease; less air pollution; reduced transportation costs; and
more independent seniors (and youth)
who cannot operate a car. The concept
of making a place more walkable and pedestrian friendly can be applied to a fullrange of places – small and large towns,
neighborhoods, downtowns, suburban
subdivisions, and roadway corridors – and
to both new and existing development.
The trend away from creating walkable
communities started with the suburban
form of development adopted by most
communities after World War II. In that
form of development, the principal elements that make a place walkable were
prohibited: a mix of land uses that make
it possible to walk from home to nearby
places to shop for daily conveniences (the
bottle of milk or to pick up a prescription or dry cleaning), to participate in
recreational activities and entertainment,
to learn, or to work. As a result, residents
of most communities have had no choice
but to drive for even basic needs, which
has led to an increase in vehicle miles of
travel and wider streets designed to carry
cars, not pedestrians. To recapture the
walkability of communities, many places
are using strategies that
put in place, or remove
the obstacles to, the
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Much of this information was provided by
[www.walkable.org]. Information on walkable communities can also be obtained from

the Congress for the New Urbanism [www.
cnu.org], the Urban Land Institute [www.
uli.org], and the Smart Growth Network
www.smartgrowth.org].

A complete street policy requires that
when investing in road improvements,
transportation agencies should, as a matter of routine, design and operate the

as those for walkable neighborhoods and
commercial areas and include sidewalks
buffered from cars; frequent, easy-to-getacross crosswalks; bus pullouts or special
bus lanes; traffic calming features, such as
sidewalk bulb outs and on-street parking;
and the use of bike lanes, as well as storage
areas for bikes and showers for the biker.
To encourage pedestrian use, complete
streets have features that make people feel
comfortable and safe (for example, street

entire right-of-way to enable safe access
for all users. Pedestrians, bicyclists, motorists, and transit riders of all ages and
abilities must be able to move safely along
and across a street. The techniques used
to create complete streets are the same

trees that provide shade, benches and other resting places, street art that adds interest, buildings that front the street with
windows and doors, street lighting, clear
directional signage, and narrow street
widths, particularly at intersections where

Complete Streets

Phelps County: Historic Roadway

features that make places more inviting
to pedestrians. In addition to establishing
a mix of land uses that provides multiple
destinations within close proximity, those
features include compact development so
that buildings are located closer together
and pedestrian-friendly streets and public
places. In a walkable community, streets
are narrow and designed for slower speed,
creating a safe, attractive environment for
all transportation modes (pedestrians,
cars, and transit). Streets are also interconnected to provide for better dispersal of traffic and have on-street parking,
street trees, and other features that slow
local traffic. Buildings are set close to the
street, and the fronts of buildings open
onto the street, creating a sense of enclosure and safety by providing eyes (doors
and windows) on the street. Parking is
located on the street, which helps create a
buffer between pedestrians and the street,
or to the rear of buildings, and street and
building signage and lighting are oriented toward the pedestrian. To encourage
walking, blocks are short and lined with
trees and sidewalks and connect to a variety of commercial and public places that
serve as community gathering places and
focal points. Other elements contributing
to the pedestrian experience include sidewalk benches, attractive trash receptacles,
paving materials that denote pedestrian
zones, and bicycle amenities.

many pedestrian injuries occur). The National Complete the Streets Coalition (a
diverse group of over 20 organizations
working together in support of complete
streets) outlines a variety of complete
street benefits, including improved pedestrian, biker, and car safety; a
healthier population,
because of

For more information on complete or pedestrian-bicycle-transit-friendly streets, go to
the Active Living Network [www.activeliving.org], the American Planning Association
[www.planning.org], the National Com-

the increased ability to walk and bike for
daily needs; reduced traffic, because of a
greater choice of transportation mode;
and the ability of children to walk or bike
on a daily basis, which gives them more
independence and a safe route to school.
Other benefits include improved air quality, more cohesive neighborhoods because
of increased social interaction, and higher
retail sales in commercial areas because of
the ability to safely walk down a street in
an environment that makes a longer visit
more desirable.

plete the Streets Coalition [www.completestreets.org], Smart Growth America [www.
smartgrowthamerica.org], and Walkable
Communities, Inc. [www.walkable.org].
Context Sensitive Solutions (CSS)
One way of better linking land use to
transportation is for transportation agencies and planners to evaluate the impacts
of transportation investment on the
broader community context (the built,
natural, and social environments). In the
1990s, that broader

look was called context sensitive design
or thinking beyond the pavement; it is
now sometimes called context sensitive or
context determined solutions. In each of
those approaches, the needs of the community and natural environment inform
the road investment and not the reverse,
where the community is reacting to a
road improvement and trying to mitigate its impacts. The recognition of the
importance of CSS in road design began
in the 1990s as highway designers and
builders learned that they must be more
sensitive to the impact of highways on the
environment and communities. The concept of CSS was launched in 1997 with
the Federal Highway Administration’s
(FHWA) publication of Flexibility in
Highway Design. In the following year,
the concept took a big step forward with
the national conference, Thinking Beyond
the Pavement: A National Workshop on
Integrating Highway Development with
Communities and the Environment While
Maintaining Safety and Performance. The
FHWA defines CSS as “a collaborative,
interdisciplinary approach that involves
all stakeholders to develop a transportation facility that fits its physical setting
and preserves the scenic, aesthetic, historic, and environmental resources, while
maintaining safety and mobility.” CSS
looks at a transportation project in the
broader community context and involves
citizens from the early stages of planning.
The goal of CSS is to
ensure that the design
of a transportation
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ties. The publication is an ITE-proposed
recommended practice to advance the
successful use of CSS in the planning and
design of major urban thoroughfares for
walkable communities. It provides guidance and demonstrates for practitioners
how CSS concepts and principles may be
applied in roadway improvement projects
that are consistent with their physical settings. The report’s chapters are focused on
applying the principles of CSS in transportation planning and in the design of
roadway improvement projects in places

For more information on CSS, go to the
Congress for the New Urbanism [www.cnu.
org], Context Sensitive Solutions.org [www.
contextsensitivesolutions.org], the Federal
Highway Administration [www.fhwa.dot.
gov/csd/index.htm], the Institute of Traffic
Engineers [www.ite.org/css], the Project for
Public Places [www.pps.org/transportation],
and Walkable Communities, Inc., [www.
walkable.org].

where community objectives support
walkable communities- compact development, mixed land uses, and safe access for
pedestrians and bicyclists.

Corridor Plans

Lawrence County: Barn

project achieves the community’s goals
for the neighborhoods (natural or human)
bordering the road (the context in which
the road will exist), and that the road
serves as an asset, not as a degrader, to the
land beyond the pavement. CSS enables
road planners to customize a road design
to its surrounding context; for example,
when a high-speed suburban road enters
a community, a neighborhood, or some
other walkable district, it can be transitioned into a more human-scaled design
that causes cars to drive slower and creates a walkable, pedestrian-friendly urban environment. CSS can apply to the
planning of a new road, a road widening,
or rehabilitation or retrofit of an existing
one. One way of ensuring CSS and the
link between transportation and goals for
land use and community character is to
prepare a neighborhood plan (also called
a corridor plan) for the area that borders a
road before designing the improvements.
In that approach, the plan provides the
framework for planning a road improvement that is designed not just to move
vehicles but also to meet the objectives
of the neighborhood and create a place of
lasting value. Resources on CSS are available from a variety of organizations. Two
of them, the Congress for the New Urbanism and the Institute of Traffic Engineers,
recently joined together in cooperation
with the Federal Highway Administration and the U.S. Environmental Protection Agency to publish Context Sensitive
Solutions in Designing Major Urban
Thoroughfares for Walkable Communi-

A community’s roadway corridors provide the social and economic connection

interface with the road, which is the area
most visible from the road or sidewalk).
The value of a corridor plan is that it provides communities with a tool that inte-

Lawrence County: Old Hamilton Brown Shoe Company

between, and the windows to, neighborhoods and communities. The way road
corridors are planned can create places
that are a source of pride and offer con-

venient, pleasant travel or result in a place
that over time becomes blighted and
congested with traffic, often because of
incremental road and land use decisions
and investments that were not guided by
an overall plan or vision for an area. Preparing a corridor plan prior to the design
phase of road improvements corrects that
problem by providing a vision and plan
for an entire corridor (i.e., for the road,
for the neighborhoods along the road,
and for the area where the neighborhoods

grates and balances transportation mobility planning with local goals for land use
and community character. The approach
corrects past practices that typically plan
a road separately from the surrounding
neighborhood in which the road will
be located and focus on mobility rather
than community livability. The principal
elements of a corridor plan address what
the land uses and the
character of development should be along

the road (the area beyond the pavement)
and how the roadway (the pavement and
the right-of-way) improvements should
be designed to best support the land
use and community character goals. A
third corridor plan element addresses the
non-roadway improvements in the rightof-way, such as bicycle lanes, sidewalks,
landscaping, street lighting, drainage,
signage, and utilities. Planning tools used
to help achieve those three elements include roadway design guidelines, access
management that identifies where the access points should be (and not be) to best
serve the land uses along the road, and
development guidelines and regulations.
One way to implement a corridor plan
is the use of a corridor overlay zone to
guide the road’s development (or redevelopment) and access. An overlay zone
can address design features, such as how
structures front the road and how far they
are set back, how parking is treated, lot
sizes, building densities, and landscaping.
Because of the range of issues addressed
in a comprehensive corridor plan for an
area, multiple disciplines are needed (for
example, a land use planner, community
design expert, environmental planner,
and, depending on the project, a sociologist and/or historic preservation or real
estate market expert). A corridor plan
can be used for a road corridor within a
single community or neighborhood, one
that connects several
communities, a new
road facility, or for
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Interconnected Street Network
Suburban planning practices of the past
40 years have created a road network that
functions very much like plumbing in a
house – smaller subdivision roads and retail and office parking lots are funneled

not concentrating, traffic, and by making walking easier because of more direct
routes between destinations. Features of
an interconnected network of streets include a connected system of east-west and
north-south streets, shorter blocks, neighborhood-scaled streets, and more frequent

Much of the information for the description of corridor plans was taken from the
Bluegrass Corridor Management Planning
Handbook, prepared by the Florida firm
Glatting Jackson Kercher Anglin Lopez
Rinehart, Inc., for Bluegrass Tomorrow
[www.bluegrasstomorrow.org]. Information on corridor planning is also available
from the American Planning Association
[www.planning.org].

onto the same larger collector road. With
only one way for residents of a neighborhood to get to other parts of town or meet
even daily needs, the result of the practice
has been increased traffic congestion and
continuing road widening to accommodate more cars. An alternative is to create
a network of interconnected roads that
improve mobility by giving more options
for reaching a destination and dispersing,

intersections that also help to calm traffic.
The concept of an interconnected network
is not new. Because an interconnected network of streets disperses traffic more evenly by providing multiple routes, the streets
can move large amounts of traffic without
creating congestion and can be designed
for lower neighborhood and pedestrian/
bicycle-friendly speeds, which results in
more mobility options for residents. Oth-

Lawrence County: Old Gay Parita Gas Station - Courtesy of Missouri State Archives

retrofitting an existing road that has become undesirable because of an unattractive street environment that works against
new investments. Factors that make a
street undesirable include frequent curb
cuts, high speeds because of a lack of traffic calming, visual clutter from signs and
overhead utilities, poor street lighting,
lack of pedestrian or bicycle amenities,
outdated land uses, strip development
that fronts the street with parking lots,
unattractive building design, and lack of a
sense of place. Developing a corridor plan
generally involves a six-step process. The
first three include involving citizens from
the earliest stages of planning and continuing through implementation, getting
to know the existing corridor (the homework stage), and defining a preferred vision for the corridor. The last three steps
focus on developing and agreeing on the
practices and policies that will lead to the
preferred vision, outlining the implementation strategies, and putting together
corridor champions in and outside government who will work to ensure that the
corridor plan is achieved.

care of daily needs. The practice of creating an interconnected network of streets
can be applied to new development or to
an existing development that is based on
the plumbing practice of road planning.
Street interconnectivity can be augment-

shopping, and other daily needs without
overburdening a major arterial road intended for through-trips. A connected
street network can also save emergency
workers time by providing more options
to reach the scene of an emergency. An
interconnected street network is particularly useful in high growth areas because
it reduces traffic on major collector roads
by providing residents other ways to take

ed with an interconnected system of bike
and pedestrian walkways.

Lawrence County: New Gay Parita

er benefits of greater street connectivity
include shorter trips, which save time and
money; a wider variety of travel routes to a
destination; and more cost-effective public services and infrastructure because residents of a community can get to schools,

More information on creating an interconnected street network is available from the
Congress for the New Urbanism [www.cnu.
org], Context Sensitive Solutions.org [www.
conte xtsensitivesolutions.org], the Institute
of Traffic Engineers

[www.ite.org], and Walkable Communities, Inc. [www.walkable.org].
Road Diets
The term road diet applies to taming,
or what Walkable Communities, Inc.,
calls skinnying up, fat, higher-speed
multi-lane roadways that were expanded
in response to growing traffic. In a road
diet, the number of road lanes is reduced
or reallocated. For example, a four-lane
road may be changed to two lanes, with
the other lane space available for onstreet parking, bicycle lanes, or creating
sidewalks. Putting a road on a diet also
makes it possible to create landscaped
boulevards, add street trees, and install
wider sidewalks and other features that
enhance the walking and driving experience. Because the reduced number of vehicle lanes slows traffic, the road is safer
for cars (because of fewer and less severe
vehicle-to-vehicle crashes) and for pedestrians (due to having fewer lanes of traffic to cross and slower moving vehicles).
Businesses along a road can also benefit
from a road diet because people are more
apt to walk down the street and the street
environment is more attractive, which
can result in new business investment and
a higher tax base. According to Walkable
Communities, Inc., a primary resource
on road diets, the ideal patient for a road
diet is a four-lane road carrying at least
12,000, and not more
than around 20,000,
vehicles per day.
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For more information on road diets or
civilizing streets, go to the Congress for the
New Urbanism [www.cnu.org], Context
Sensitive Solutions.org [www.contextsensitivesolutions. org/content/reading/roaddiets-2], and Walkable Communities, Inc.
[www.walkable.org]. Another resource is
the American Institute of Certified Planners’ Smart Growth Street Design, [www.
planning.org/apastore/Search/Default.
aspx?p=3472&a=1003], which discusses
how slower streets improve livability and
can be designed to meet traffic engineering
requirements and improve safety.

an existing road or a new road. They are
designed to fit the needs of a specific area
(for example, the amount of traffic a street
needs to carry, the bordering land uses,
the current width of the road, and the role
the road plays in the community – what
it connects and how far it goes). Deciding on which traffic calming techniques
to use relies on active citizen involvement.
Most traffic calming programs involve
three approaches to changing driver be-

for more vehicles) and those that cause
a driver to slow down by changing the
alignment or width of a roadway. One
example of a frequently used alignment
changing traffic calming technique is to
widen sidewalks on one or both sides of
a street or to extend the sidewalk at intersections with curb bump outs (sometimes called bulb-outs) that project into
the street. The result is to reduce vehicle
speeds by constricting traffic to one or

havior: education, enforcement, and engineering. Engineering approaches are
grouped into two main categories: those
that control volume (for example, by reducing cut-through traffic in residential
areas and diverting it to streets intended

two lanes and cut down on the distance a
pedestrian must travel to cross a roadway.
Other alignment-changing techniques include narrowing the width of a street in
sections; adding street humps or lumps;
building roundabouts and traffic circles

Traffic calming is a street design technique frequently used in communities to
slow down and control the flow of traffic
in neighborhoods and other special focus
areas, such as a downtown or neighborhood commercial area, where the goal is
to serve pedestrians and bicyclists as well
as cars. Traffic calming does not limit
access to an area. The intent is to make
an area safe and pleasant for motorists,
bicyclists, pedestrians, and residents and
improve the environment and livability of streets by slowing or discouraging
traffic and reducing vehicular conflicts
that make a street unsafe for walkers
and bikers. With traffic calming, streets
can become a neighborhood and people
connector, which strengthens neighborhoods, and less of a barrier, which can divide neighborhoods and neighbors. Traffic calming techniques can be applied to

Lawrence County: Bridge At Spencer

Traffic Calming

ment/tcalm/index.htm], Institute of Traffic
Engineers [www.ite.org], Traffic Calming.
org [www.trafficcalming.org], and Walkable Communities, Inc., [www.walkable.
org].

additional technique to send the message
that a street is for people, not high speeds,
is to build street islands and medians and
to install well-marked, signalized crossings to increase pedestrian safety and slow
traffic. Street trees and landscaping can
also help send the same message.

Impervious Surface Reduction

Lawrence County: Town of Spencer

at an intersection; and creating what is
called a chicane, which is a physical obstacle, such as curb extensions that alternate from one side of the road to the other
to create a winding route for vehicles. An

More information on traffic calming is
available from the Federal Highway Administration [www.fhwa.dot.gov/environ-

Stormwater management and water retention issues are being addressed through
the reduction of impervious surfaces in
development and building design. Traditionally, water resource management programs have focused on removing stormwater from a site as
quickly and efficiently
as possible, resulting

in large volumes of polluted stormwater
being discharged directly into surface
waters with little or no treatment. That
changes the chemistry and hydrology
(or water cycle) of surface waters, causing damage to the aquatic environment
which serves as a food, fresh water, and
recreation source. Those damaging effects can be reduced and/or reversed by
implementing responsible water resources
management that includes, among other
strategies, the use of pervious surfaces.
Pervious surfaces mimic predevelopment conditions where the main vehicles
of water movement and storage occur
through the natural water cycle by way
of evapotranspiration (the movement
of water from land surfaces to the air)
and infiltration (where water seeps into
the ground and replenishes aquifers and
surface-water bodies as groundwater discharge). The reduction in the amount of
pervious surfaces and vegetation and the
creation of large expanses of impervious
surfaces change the natural water cycle,
resulting in significantly increased stormwater runoff. Consequently, mitigation
standards focus on reducing the amount
of those surfaces and, therefore, helping
to restore the natural water cycle. Both
transportation and site and building design can play a powerful role in reducing
the amount of impervious surface. Transportation design strategies to address
impervious surface reduction focus on
changing requirements
for streets, parking
lots, driveways, and
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option is to use green roofs, vegetated
roof covers designed to hold and attenuate stormwater while providing energy
efficiency benefits and increasing the life
of the roof. Incorporating green roofs into
building practices can help restore the water cycle by mimicking the natural environment.
Much of the information on the EPA study is
available from www.epa.gov/smartgrowth/
water_density.htm.

natural areas. Instead, LID minimizes development impacts on natural systems by
incorporating features that allow a developed site to mimic nature: rainwater soaks
naturally into the ground, allowing it to
be retained close to the source, filtered,
stored for reuse, and utilized by plants.
Rather than disposing of stormwater as
it leaves a site, LID focuses on managing
and reducing runoff where it originates.
The process keeps pollutants out of natural waterways and helps prevent flooding,

Lawrence County: D. L. Morris Garage

other paved surfaces (the places dedicated
to moving and storing vehicles and the areas that account for a large percentage of
the impervious surface in a community).
Strategies include requiring or encouraging narrower streets. Those techniques
include reducing the number of required
parking spaces by using the actual average parking demand instead of the more
common practice of requiring enough
spaces to accommodate the highest hourly parking during the peak season or time
of day, and reducing the size of parking
lot spaces. Other tools include encouraging shared parking, providing incentives
for structured parking, and using pervious paving technology in parking areas.
The use of permeable or semi-permeable
surfaces instead of asphalt or concrete
reduces stormwater runoff because more
water is absorbed into the ground. Site
and building design strategies to reduce
the amount of impervious surface focus
on the site (how development is placed on
the land and the size of the development
footprint) and the building (the materials used, including the composition of
the roof). One technique is to reduce the
building’s footprint by requiring more
compact, higher-density development in
urban areas and using conservation development practices in rural areas. Another
technique is to address the impervious
surface that makes up a significant percentage of the total site imperviousness:
the building roof top, typically wasted
space that creates large volumes of stormwater runoff during storm events. One

Low-Impact Development (LID)
LID is an alternative to conventional
development practices that often lead to
altered hydrological systems and loss of

instead of the stormwater being retained
in centralized, often high-maintenance,
high-cost facilities. For example, instead
of allowing rainwater from roads and
curbs to be carried into stormwater pipes

for large stormwater retention areas and
ponds and requires less piping, curbs and
gutters, paving, and grading. LID benefits the natural environment by protecting
native vegetation, including trees; reduc-

small-scale solutions that can be implemented incrementally throughout a watershed, LID can be used in urban areas
with high concentrations of hard surfaces
(roofs, sidewalks, parking lots, streets,
etc.) that prevent stormwater from soaking naturally into the ground. LID is
implemented at the local level through
development codes, stormwater management ordinances, public educational
programs, and innovation by the private
sector. LID techniques to control stormwater runoff at the site include:
•

Using green (vegetated) roofs facilitate drainage, protect the roof, and
promote healthy plant growth. An
aesthetically pleasing form of LID,
green roofs utilize otherwise wasted
space to store and treat stormwater.
The roofs are estimated to retain a
quarter of an inch or more of water
during most rain events, thereby reducing the amount and improving
the quality of stormwater runoff.
The runoff can be reduced further by
the addition of a cistern, rain barrel,
or some type of water container that
can be used to irrigate the green roof
and ground level landscaping.

•

With conventional roofs, rain barrels and cisterns can be used to collect roof runoff, storing the water for
subsequent irrigation.

Lawrence County: Old Gas Station

and then directly into rivers or bays, LID
techniques help route the stormwater
through natural infiltration areas where
it percolates into the soil, replenishes the
aquifer, and reduces pollution and flood-

ing. LID disperses runoff more uniformly
throughout a site and slows its flow to
mimic pre-development rates. In local
planning, LID should be part of an overall
approach that promotes infiltration, nonstructural practices to help minimize or
control runoff generation, and stormwater
reuse. LID typically reduces the amount
of impervious surface and storm structures needed, leading to reduced infrastructure costs. It also decreases the need

ing the amount of hard surfaces and soil
compaction; treating stormwater runoff
close to the source, which improves water
quality by reducing nutrients, sediment,
and toxic load; and reducing the impact
of development on land- and aquaticbased animals and plants (typically very
sensitive to changes in the volume and
chemical makeup of
water received in an
area). Because of its

200

xi.

Increasing the use of pervious surfaces and reducing and disconnecting impervious surfaces. Methods
include (in addition to using green
roofs) reducing parking requirements, parking space size, and the
width of streets, minimizing paved
driveways and the size of driveways,
and providing for sidewalk stormwater storage.

•

Conserving natural systems and the
functions of those systems by using
natural drainage courses, maintaining or planting natural vegetation
and rain gardens, and incorporating
and/or restoring wetlands, stream
corridors, riparian buffers, forest areas, and other natural site elements.

•

Allowing on-lot micro and depression storage, such as bio-retention
areas (plant and soil-based system
through which stormwater is directed toward and allowed to filtrate the
ground), open vegetated swales, buffers, strips, and conservation areas.

•

Facilitating and encouraging more
compact, higher-density development that helps preserve open space
and reduce the amount of land disturbed for development and use as
impervious surfaces. Recent studies by EPA have demonstrated that,
instead of having fewer impacts on
water quality, dispersed low-density
development can exacerbate non-

point source pollution by converting
absorbent open space into compacted
lawns and increasing the amount of
impervious surface with numerous
driveways, parking lots, and roads.
With more compact, higher-density
development, less land is developed,
thereby minimizing overall regional
imperviousness. In addition to using LID to reduce stormwater runoff
at the site level, effective stormwater management must begin at the
broader systems level, as part of a

is most appropriate and reducing total impervious areas. LID can be incorporated as part of a neighborhood
and regional green infrastructure
approach that supports an interconnected network of open spaces and
natural areas (such as forested areas,
floodplains, greenways, parks, and
wetlands) that improve water quality
while providing recreational opportunities and wildlife habitat. Another
broader systems strategy involves
redeveloping already degraded sites

community’s decisions about where
and how it grows. Such a broader systems look involves using more land
efficiently, which, as a result, reduces
and better manages stormwater runoff by putting development where it

such as outdated or abandoned shopping centers (often called greyfields
and brownfields) or underutilized
parking lots rather than paving greenfield sites for new development. Redeveloping an underused paved and

Lawrence County: Old School

•

concrete, and biofilters (often called
rain gardens). Two other principal
resource organizations on LID are
the Low Impact Development Center (www.lowimpactdevelopment.

epa.gov/owow/nps/lid). EPA’s Headquarters complex (www.epa.gov/
owow/nps/lid/stormwater_hq) demonstrates LID and other stormwater
management and sustainable design
techniques, highlighting the use of
LID in high profile, urban sites that
must pass through aesthetic design
reviews. The site illustrates use of low
maintenance/native plants, cisterns
to collect and reuse runoff, biorentention cells, permeable pavers and

org). In conjunction with the Center
for Watershed Protection (www.cwp.
org) and the National Association of
Home Builders (www.nahb.org). The
National Homebuilders Association
also publishes the Municipal Guide
to Low Impact Development (www.
toolbase.org/PDF/DesignGuides/
Municipal_LID.pf).

Lawrence County: Albatross

compacted site will reduce the net
increase in runoff from development,
depending on the on-site infiltration
practices used. At the national level,
the EPA is a resource on LID (www.

Additional information on Low Impact
Design is available from American Forests
[www.americanforests.org] that, through
its GIS City Green software, demonstrates
how trees reduce stormwater flow and how
natural systems can play an important role
in stormwater management; the Local Government Assistance Network [www.lgean.
org]; the Low Impact Development Center
[www.lowimpactdevelopment.org];
and
the U.S. Army Corps of Engineers. City
resources include the City of Emeryville’s
Stormwater Guidelines for Green, Dense
Redevelopment published in 2006 [www.
epa.gov/dced/emeryville.htm],
Portland
Metro’s Green Streets: Innovative Solutions
for Stormwater and Stream Crossings.
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Funding
ocal officials, citizens, and planners
are using tools that enable them to
do a better job of matching infrastructure
with the pace of growth, often achieved
through capital improvement programs,
and understanding the projected impacts

ment through non-governmental entities
called special districts.

Incentives for Economic Development
Acquisition in Fee
Local Taxation Policies

In order for communities to implement
designed projects, costs must be identified
as well as the funds to build improvements

Community Development Corporation (CDC)
Community Rdevelopment Agency (CRA)
Community Development Districts (CDD)
Housing Linkage Fees

Jasper County: Train Depot

National Association of Counties [www.
naco.org}, Missouri Association of Counties {www.mocounties.com} and the Missouri Municipal League {www.mocities.
com]. Resource information on evaluating
the costs of alternative land use development
patterns includes the American Farmland
Trust’s cost of community services studies
[www.farmland.org/services/fiscalplanning/
default.asp], the Smart Communities Network www.smartcommunities.ncat.org/articles/sprawlbib.shtml],and Smart Growth
America
www.smartgrowthamerica.org/
economy.html].
Capital Improvement Program (CIP)

of a proposed development or land use
change on the taxes and budgets of the
impacted governmental units, using fiscal
impact analysis. Through such an analysis, a local government can calculate the
difference between the costs of providing
services and the revenues generated by a
development or land use change, thereby
better managing its communities. They
are also using tools to finance develop-

or implement programs. This section contains the following tools for funding:
Capital Improvement Program (CIP)
Fiscal Impact Analysis
Green Payments & Other Economic Incentives for Agriculture

Missouri’s Route 66 Corridor Management Plan

A CIP is a financial planning tool that enables a local government to plan for large,
high priority capital projects, such as
parks, street and drainage improvements,
utilities, and public facilities, over a period of time (typically a mid-range planning period of five to six years). The CIP
matches the cost of capital improvements
to anticipated revenues and provides the
policy framework for the allocation of
funding for capital projects. A CIP should be
consistent with a
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State Statutes. Three fiscal impact models are the Fiscal Impact Estimates of
Land Development (FIELD) developed
by Hillsborough County’s City-County
Planning Commission and the Federal
Reserve Bank’s Fiscal Impact Tool (FedFIT), and Georgia Institute of Technology’s WebLOCI™ Local Fiscal Impact
Analysis. FedFIT (www.federalreserve.
gov/communityaffairs/fit/ brochure.pdf)
is designed to help community and economic development professionals and

web-based version of the local fiscal impact tool LOCI™. It is designed to provide
decision-makers with insight into the fiscal and economic impacts of new or expanding businesses. Uses include helping
a community understand how far it can
go in granting incentives and how a government’s costs may change.

decision-makers, primarily in small and
mid-size communities, learn about the
likely general costs and benefits of proposed development projects and to assess the support a community or region
might be able to afford when looking at
different development possibilities. WebLOC™ (http://innovate.gatech. edu/
Portals/75/WebLOCI_2006_C.pdf) is a

An Introduction to Fiscal Impact Analysis in
Land Use Planning [www.nrdc.org/cities/
smartGrowth/dd/ddinx.asp], a guide to tools
that examine the likely impacts of development proposals on local taxes and municipal
budgets.

Information on fiscal impact analysis tools
is available from the National Resource Defense Council‘s Developments and Dollars:

Jasper County: Dale’s Ole ‘66 Barber Shop

community’s comprehensive plan. One
way to link a CIP to community goals
outlined in a comprehensive plan is to establish a focused public investment plan,
which is a CIP that concentrates public
infrastructure investments in targeted areas as a way to encourage new investment
and more intense development. In some
communities, a local government CIP
coordinating team is created to oversee
the CIP and track projects to ensure that
projects are on-time and on-budget and
meet quality standards. Such a team can
also work closely with city departments
to ensure that programs are aligned with
the CIP, reduce duplication, and increase
efficiency. A CIP is particularly useful in
a high-growth community that needs to
increase and update its infrastructure.
Fiscal Impact Analysis
A fiscal impact analysis helps local governments understand the financial feasibility of proposed capital improvements
or of different growth management policies. The analysis estimates the difference
between the costs of providing services
or capital projects to the community and
any revenues that may be collected as a
result of the investment. These estimates
help communities do a better job of anticipating and planning for the current
and future costs of growth. The analysis
can be an effective tool for ensuring that
the Capital Improvements Element of
the local comprehensive plan is implemented in accordance with the Missouri

Economic incentives are used to help
farmers return a profit, thereby keeping
their land in agriculture. Agricultural

Green payments are one form of economic incentive. In this form of incentive,
crops are viewed as only one of a range
of products associated with the benefits of
agriculture and the rural lands that agriculture maintains. Green payments create

incentive programs are based on the recognition that preserving rural character needs to make economic sense and
achieve public objectives. They are also
based on the need to recognize farms as
a business, which means including the agricultural sector in state, regional, and local economic development programs that
typically do not include that segment of
the economy in their incentive programs.

a double-win: they help farmers engage
in conservation practices that result in
environmental benefits. Farmers are able
to sell the environmental services they
provide, which results in often needed
revenue for the farmer and environmental benefits for the public. The approach
allows farmers to earn
a portion of their living by producing

Jasper County: Timber Railroad Trestle

Green Payments and Other Economic
Incentives for Agriculture

environmental services required by the
broader community. Such services include the necessary environmental functions that urban areas have to pay for,
including providing stormwater attenuation and treatment (through retention,
filtration, or reuse on appropriate lands)
and cleaner air; supplying groundwater
and aquifer recharge; providing wildlife
habitat, open space, areas for recreation,
and connections between environmentally sensitive areas; creating or preserving wetlands; and sequestering carbon.
In a green payment program, government
looks first to rural lands to provide needed community services that those lands
are well equipped for and that have a clear
economic value which can be quantified
and are important to viable communities.
The economic value of those services can
represent an additional revenue source for
agricultural landowners that would contribute to making it financially feasible to
keep private lands in agriculture or open
space. The production and marketing of
those services could become part of the
rural landowner’s business plan. For example, a local government or industry
that discharges nutrients such as nitrogen
or phosphorous into waterways can purchase nutrient credits from farmers who
adopt practices to reduce nutrient run-off
from fields. Establishing a program that
makes use of the services requires a mutually-supportive relationship between
urban and rural communities.
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Incentives for Economic Development
Economic incentives and support services
are offered by most regional and local economic development programs to make it
easier for companies to expand or to locate
in a community or region. The incentives
can be both financial and nonfinancial.
Examples of economic incentives used
by communities include a small business revolving loan program; reduction
in impact fees, ad valorem and other tax
exemptions or reductions; cash incentives
for creating certain types of jobs in target
industries; and use of industrial revenue
bonds. Economic incentives can also be
used to carry out other public objectives.
For example, they can be used for locating
a business in an economically distressed
area or near public transit or affordable
housing to help address a jobs-housing
imbalance (where jobs are far removed
from locations that offer employees affordable housing, which causes long commutes, exacerbating traffic problems). Regional and local economic development
organizations also provide assistance with
accessing the economic development in-

centives. Incentives (which are designed
to nurture the long-term profitability of
businesses) fall into four categories: targeted industries, workforce training, road
infrastructure, and special opportunities.
Special opportunity incentives are available for urban core areas and rural areas
(for example, a Rural Community Development Revolving Loan Fund and Rural
Infrastructure Fund to meet the special
needs that businesses encounter in rural
counties). Special incentives are also available for designated Enterprise Zones and
for locating a business in a brownfield site
(underutilized industrial or commercial

Acquisition in Fee

sites due to actual or perceived environmental contamination).

and buffers, such as other adjacent preserved farms and open space; the local
commitment to agriculture (e.g., right to
farm ordinances, financial support); size
of the farm; agricultural density of the
area; and imminence of development. Fee

Fee simple is the most basic type of ownership, wherein the owner has the right to
use and dispose of the property at will.
Fee simple acquisition for land conservation might involve a local government
or agency or land trust purchasing farms
outright from willing sellers. The farms
are then deed-restricted to permanently
preserve them for agricultural use and can
be leased or sold to a buyer interested in
farming. Purchase criteria might include
percentage of high quality soils; percentage of tillable acres; suitable boundaries

Jasper County: Royal Heights Apartments

A sampling of organizations with resource
information on green payments includes
the American Farmland Trust (www.aftresearch.org/ecosystems), the Ecosystem
Marketplace (http://ecosystemmarketplace.
com/index.php), the Environmental Trading Network www.envtn.org), and the
World Wildlife Fund (www.worldwildlife.
org/pes).

tax credits to those who rehabilitate their
historic structures.

providing other farmers with opportunities to purchase farmland at affordable
prices that reflect only farm value, not development value.

Community Development Corporation
(CDC)

Jasper County: 66 Drive-In

simple acquisition for conservation can
boost an area’s agricultural industry by

Local Taxation Policies
Local governments can work with the local property tax assessor to lower the assessment of designated local landmarks,
if appropriate. Even though local governments have little leeway to provide
historic property owners with tax relief,
state and federal programs offer income

CDCs, a concept that emerged in the
1960s, are non-profit, community-based
organizations that revitalize low- and
moderate-income neighborhoods and
communities. They generally share a
number of common features: serving a
specific geographic location, engaging in
activities that result in the development
of affordable housing
and jobs for residents,
working to bring

new public and private investments to
distressed neighborhoods, and helping
build local leadership capacity. CDCs
are often formed by residents, small business owners, faith-based organizations,
and other local stakeholders interested
in revitalizing an area. Organizers must
file for incorporation with their state government and apply to the U.S. Internal
Revenue Service for 501 (c)(3) tax exempt
status. The nonprofit designation plays an
important role in securing funding from
governmental, business, and foundation
sources. In addition to providing affordable rental and homeownership opportunities and services (for example, first time
home buyer counseling), typical activities focus on addressing social, physical,
and economic problems in target areas.
Such activities include rehabilitation of
commercial and residential buildings,
real estate development, property acquisition (to own or lease), assistance to
small businesses (through loans, technical assistance, and incubator space), early
childhood education, workforce training,
youth leadership development, neighborhood advocacy, and community planning
and organizing. A valuable financing and
technical assistance resource used by
CDCs is the Community Development
Financial Institutions Fund 9www.cdfifund.gov), created by the U.S. Treasury
Department to promote economic revitalization and community development
through investment in
and assistance to community develop-
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the federal government can invest in the
revitalization of urban neighborhoods.
The Urban Institute (www.urban.org), a
non-partisan economic and social policy
research center, has published numerous
case studies and reports on CDCs and
their successes.

magazine that focuses on urban and community development issues.
Community
(CRA)

Redevelopment

Agency

Additional resource organizations are the
Center for Community Change [www.communitychange.org], CDC State Associations
[www.ncced.org], Community Action Partnership [www.communityactionpartnership.com], Enterprise Community Partners

Many communities use a Community
Redevelopment Agency (CRA) to redevelop and revitalize their urban areas.
Some state laws enable a local government
to create a CRA, certain blight conditions
must exist. Examples of those conditions
include substandard or inadequate buildings or infrastructure, defective or inad-

[www.enterprisecommunity.org], the National Equity Fund [www.nefinc.org], the
National Reinvestment Corporation [www.
ncrc.org], the Next American City [www.
americancity.org], and Shelterforce [www.
nhi.org/online/issues.html], a quarterly

equate street layout and parking facilities,
unsanitary or unsafe conditions, tax or
special assessment delinquency, and diversity of property ownership. The activities of a CRA are administered by a board
created by the local government. The

Jasper County: Red Rock Apartments

ment financial institutions. At the national
level, the National Congress for Community Economic Development (www.
ncced.org) serves as a primary source of
information. Its website, My CDC (www.
ncced.org/mycdc.html), which is managed by NeighborWorks® America [www.
nw.org], provides a number of tools that
focus on instituting and sustaining community development corporations and
other community economic development
entities, including information on how
to form a CDC, develop marketing and
business plans, and prepare financial statements. (NeighborhorWorks ® America is a
national network of more than 220 community development and affordable housing organizations.) In addition, the Local
Initiatives Support Corporation (LISC)
(www.liscnet.org) fosters the growth and
development of CDCs by helping channel
grants and technical support to some of
the nation’s most distressed areas. LISC’s
Online Resource Library (www.lisc.org/
resources/presenters_index.shtml) provides numerous community development
resources on affordable housing, land use
and planning, and organizational development issues. Other sources of information include Community Wealth (www.
community-wealth.org), which provides
on-line resources for CDCs, and Living Cities (www.livingcities.org), which
provides financial and technical support
to those engaged in improving economically distressed inner city neighborhoods
and creates a mechanism through which
major corporations, foundations, and

board can create more than one Community Redevelopment Area in a community. The board also prepares, through
the CRA staff, a Community Redevelopment Plan for each CRA area. CRA plans
have been used to address a wide range of

pay the current cost of making those improvements as part of the redevelopment
plan. In a TIF project, the value of all
property within the CRA area is frozen as
of a fixed date. After that date, increased
property tax revenues that come from an

would not have otherwise occurred. The
TIF does not impact current revenues to
the local government or other taxing authorities. They continue to receive property tax revenues from the frozen value.

Jasper County: Avilla Post Office

Community
(CDD)

issues, including downtown, waterfront,
road corridor, and neighborhood redevelopment. A unique financing tool available
to a CRA is Tax Increment Financing
(TIF). TIF enables a local government,
through its CRA, to leverage public funds
to promote redevelopment activities in
the targeted redevelopment area. A TIF
captures the future tax benefits of real
estate improvements in the CRA area to

increase in the value of property within
the redevelopment area that are over the
amount of revenues on the fixed date (the
tax increment) are deposited in the CRA
Trust Fund and dedicated to the redevelopment area. The approach enables a local
government to make improvements in a
distressed area as an
incentive for new private investments that

Development

Districts

Community
development
districts
(CDDs) are independent special-purpose
units of government established by the
state or a local government at the request
of a developer or landowner to finance
basic services within a development.
More than one CDD may be established
to serve a new community. Common infrastructure improvements provided by
CDDs include drainage, potable water,
sewerage, roads, utilities, and parks. By
using a CDD, a developer can obtain access to low-cost financing by issuing taxexempt bonds that have lower interest
rates. (The bonds are paid off by residents
and property owners over time [generally
10-30 years], reducing the overall cost to
the developer.) CDDs also have the power to collect fees and levy lienable assessments or ad valorem taxes against properties within the project for repayment of
debt and for on-going operations. Common property owned by a CDD is tax exempt. The creation of a CDD requires the
approval of government. Because a CDD
must operate as a unit of local government, its board meetings must be noticed
in a local newspa-
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Housing Linkage Fees
A housing linkage fee on nonresidential
and market-rate residential development
goes toward building affordable homes
to help ensure that the number of homes
in a community keeps up with the number of jobs, thereby improving the jobshousing balance and reducing the need
for long commutes. The fees collected are
placed in a housing trust fund or separate
housing account and are used by affordable housing providers to build lower-cost
homes within the community. Enactment
of a housing linkage fee recognizes that
employers hire employees at various wage
levels, triggering the need for housing
at different price levels. Although many
housing linkage fee programs are applied
at the city or county level, such a program
can be applied at the regional level, as
jobs-housing imbalances do not always
occur only within one municipality. A
regional housing linkage program evens
the playing field among communities by
creating an equivalent climate for business in each community. The Chicago
region is developing a regional linkage
program. Fees, which will be calculated
from increasing tax bases, will be paid by
municipalities rather than by developers.
As with the housing linkage fee paid by
a developer, the concept links economic
growth to a responsibility for the creation
of affordable housing. The critical differ-

ence is that the Regional Jobs/Housing
Fund would not collect fees from the developers, but from the municipalities that
permit and benefit from the new development. That avoids legal challenges in
states that require a direct link between
fees to private landowners and impact.

“...tools useful to indentify strategies for promotion and
preservation of the corridor...”

Jasper County: Bonnie And Clyde Garage Apartment - Courtesy of Missouri State Archives

per and conducted in public, and records
must be available for public review.

