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inland counties. The 7 “Heartland” counties of south 

central Florida 2005 median single–family home price was 

approximately $140,000, whereas the coastal southeast 

and southwest counties either side of those inland counties 

2005 median single-family home price was approximately 

$280,000.  So the coastal counties single-family home price 

was double that of the inland counties.  The state median 

for that year was $226,000.

Over the past three years, global warming and sea-level 

rise, and man’s contribution to this phenomenon have 

become an accepted science. This, in turn, has resulted in 

projected higher intensity hurricanes, recognition of high 

air-borne debris wind zones and a property insurance crisis. 

It is recognized by the state government that hurricane 

evacuation time from the coastal counties needs to be 

reduced.  That means more roads and more sophisticated 

systems to move our heavily populated areas out of harms 

way.  (Refer to Exhibit 3)

Combine that with serious coastal infrastructure backlogs, 

no-growth initiatives in the coastal areas, lack of affordable 

housing, high home prices and high property taxes, and we 

have the making of a future Florida with higher costs and a 

declining quality of life.   Now is the time to take a different 

approach regarding how we direct our future growth.

A Case for a Managed Inland Population 
Settlement

How much more growth can we support in the coastal 

counties, and how much should we encourage in those 

coastal counties, given the following:

•	 Global warming and sea level rise – 3 feet or 

more within 100 years?

•	 Increased intensity of hurricanes due to sea 

warming

•	 Subsidies of insurance rates along the coast 

•	 Local growth restriction initiatives in the coastal 

communities

•	 Water supply limitation and saltwater intrusion 

in the coastal environments

•	 High cost of homes along the coastal 

communities

•	 High cost of land along the coast inhibits 

economic diversity

   

Even though increased densities will and are happening, 

due to land restrictions and limited land supply in the 

coastal areas, encouraging significant density increases in 

coastal high hazard areas to the extent currently projected 

is not prudent, for the reasons outlined above.  And, it is 

not likely approvable by the local electorate.  Over the past 

3 years, there have been a dozen or more local growth/

density restriction ballot initiatives – all of them in coastal 

counties.  (Refer to exhibit 4) 



Furthermore, a 2007 survey by Leadership Florida revealed 

the following:

•	 Statewide, 69% of registered voters are opposed to 

increasing density in their neighborhoods, even if it 

preserves open space elsewhere

•	 55% of state registered voters feel that local 

government is not effectively managing growth in 

their community 

   

This is what our coastal growth pattern has produced.  

But, what really is the basis of this  growth and why will 

people continue to come to Florida?  They come to work, 

to retire and to recreate at our many natural and manmade 

amenities.  The coasts have historically attracted this 

growth, and the state has welcomed it there.  But, the issues 

discussed above will discourage that continued growth 

pattern, and even though we will continue to see growth 

on the coast into the future, we have other choices.  

Florida needs to encourage some of its future population 

settlement to the counties in its interior.  The next 50 years 

should not represent the same settlement pattern, even 

if it is denser, as we have seen in the last 50 years.  This 

redirection of population location patterns should not 

occur by accident or happenstance.

 

Florida needs to proactively tap the economic engine 

and prosperity of growth by distributing and managing it 

with appropriate economically-based incentives, planning 

and design criteria, to encourage new towns, villages, 

and expansion of existing towns in our inland counties. 

In order to lessen the footprint of development, future 

land use planning should provide incentives for clustered 

development, which allows for conservation of a significant 

component of our remaining open space lands.  

This managed, planned and clustered growth should not 

be confused with the sprawling patterns from 50 years 

ago.  It instead should be driven by the goals to enhance 

the existing economy, conserve important natural resource 

areas, and provide the opportunity for a high quality of life 

for all residents.

Economic development and diversity cannot be achieved 

with high cost homes that are not in sync with the ability for 

the workers salaries to support.  The inland areas provide a 

great opportunity to welcome some of this new economic 

growth, while providing reasonably priced housing that also 

has lower insurance rates, and significantly less concerns 

with hurricane evacuation or sea level rise.

Key Objectives of Encouraging Well-
planned Inland Population Settlement 

The objectives below are intended to spur thought of new 

ideas and a change in the conversation.  Some are not new, 

but should be considered in a new context of what we 

envision for the future of Florida.

•	 Save a significant portion of Florida’s remaining 

open and natural lands and critical waters, through 

incentive programs that provide for clustering and 

bonus densities in return for conservation of open 

space lands. 

•	 Encourage continued, long term agricultural use.

•	 Provide long-term management of endangered 

and threatened species habitat.

•	 Address adaptation to global warming, sea level 

rise and hurricane intensity that puts our coasts in 

peril. 

•	 Recognize the fact that insurance will continue to 

remain a problem due to projected  increase of 

hurricane wind and surge intensities. The nation 

and the rest of the state should not be expected 

to continue to subsidize additional coastal 

development insurance premiums.

•	 Provide incentives for some of the population 

growth to settle inland, in a well-managed and 

well-planned manner, into existing towns, and into 

new towns and villages.

•	 Provide for Florida doing its part in CO² emission 

reductions through re-forestation and preservation 

of natural lands.
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The next 50 years should not represent the 
same settlement pattern, even if it is denser, 
as we have seen in the last 50 years.



•	 Water supply protection and storage can and 

should be accomplished as part of this plan.

•	 Water quality enhancement can also be a part of 

this plan.

•	 Economic development, especially in the rural 

areas of critical economic concern (RACEC) is 

a key element.  These interior counties should 

not be expected to continue to have economic 

development programs limited to power plants, 

land fills, and prisons.

•	 Tap the economic engine of population growth.  

Improve the economy and the quality of life of 

inland counties.

•	 Provide for a more affordable Florida.   One 

that provides reasonably priced homes for our 

continued job growth and accomodates economic 

diversity.

•	 Florida’s interior lands provide the opportunity 

for new towns, expansion of existing towns, 

modern planning principles, including walk-able 

communities, with higher density and reduced 

development footprint.  

•	 Lessen the proliferation of 5 and 10-acre ranchettes 

fragmenting the interior landscape of Florida.

•	 It needs to be economical and favorable for 

development to occur in these interior areas.  By 

encouraging clustered development in the inland 

counties, a major component of our open lands can 

be protected through incentive-based programs.

•	 Encourage “inland ports” in the interior areas.

•	 With the major expansion and restraints at the 

national and international airports, we need to 

provide for the smaller regional airports to provide 

the shorter distance flights, movement of cargo, 

and de-centralize the security check-in.  Some of 

these need to be in the inland areas.

Smart Growth in Florida?

What will Florida look like 100 years into the future?  Well, 

maybe we should look back 100 years and see what those 

who originally settled Florida felt was smart growth.  

As shown on the chart below, you can see that Florida 

historically was a state which saw the majority of its people 

residing within the inland counties.  Should we wonder 

why?  (Exhibit 5)

Summary

This line of thinking is a new paradigm for some, and some 

would say a controversial topic, but the conversation 

needs to occur.   We have a great opportunity to timely 

react and adapt to global warming and sea level rise, while 

protecting and conserving our open lands, and at the same 

time providing economic development and directing well-

planned growth into inland areas of Florida. 

Creating sustainable environmental,
social and economic value in real estate.
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