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ABBREVIATIONS

The following abbreviations may be used in this report:

ADA Application for Development Approval

BMP Best Management Practice

CIE Capital Improvement Element

COE United States Army Corps of Engineers

Council Treasure Coast Regional Planning Council

CRA Community Redevelopment Area

CSA School District’s Concurrency Service Area

DO Development Order

DRI Development of Regional Impact

EPA United States Environmental Protection Agency
FAC Florida Administrative Code

FDEP Florida Department of Environmental Protection
FFWCC Florida Fish and Wildlife Conservation Commission
FDOT Florida Department of Transportation

FIAM Fiscal Impact Analysis Model

FIHS Florida Interstate Highway System

FLUM Future Land Use Map

FPL Florida Power and Light Company

FS Florida Statutes

FSUTMS Florida Standard Urban Transportation Model Structure
GPD Gallons per Day

HCM Highway Capacity Manual

HUD United States Department of Housing and Urban Development
IFAS Institute of Food and Agricultural Sciences

ITE Institute of Transportation Engineers

LOS Level of Service

MGD Miliion Gallons per Day

NCD New Community Development District

NGVD National Geodetic Vertical Datum

NOPC Notice of Proposed Change

NPDES National Pollutant Discharge Elimination System
NPV Net Present Values

SF Square Feet

SFWMD South Florida Water Management District

SRPP Strategic Regional Policy Plan

SIS Strategic Intermodal System

TAZ Traffic Analysis Zone

TPS Traffic Performance Standards

USB Urban Service Boundary

USDA United States Department of Agriculture

USFWS United States Fish and Wildlife Service
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INTRODUCTION

This assessment of the Provences Development of Regional Impact (DRI) has been
prepared by the Treasure Coast Regional Planning Council (Council) as required by
Section 380.06(12), Florida Statutes and 9J-2.024(1), Florida Administrative Code
(FAC). The primary purpose of the assessment report is to identify the regional impacts,
both positive and negative, that can reasonably be expected to occur should the proposed
project be approved. In carrying out this objective, the report suggests opportunities to
eliminate or mitigate negative impacts expected to occur and where possible to enhance
positive features of the proposed development.

The Provences Application for Development Approval (ADA) was originally submitted
on January 26, 2006 and was supplemented with additional information dated June 19,
2006; September 14, 2006; and January 3, 2007. On September 26, 2006 the County and
the applicant were notified that the ADA for the Provences DRI had been reviewed by
Council and found to have completed the informational sufficiency process pursuant to
Section 380.06(10), Florida Statutes. The County was notified that the public hearing
may be set for the proposed DRI pursuant to Section 380.06(11), Florida Statutes, and
that Council will prepare the regional assessment report.

The series of recommendations contained in the Provences assessment report are based
on the goals, strategies, and policies of the Strategic Regional Policy Plan (SRPP),
adopted pursuant to Section 186.508, Florida Statutes. The recommendations of the
Council are provided to assist the County in creating a development order (DO) for the
DRI, consistent with 9J-2.025, FAC. This report and the recommendations are primarily
directed at regional systems and faciliies and do not necessarily address all local
concerns. The recommendations do not foreclose or abridge the legal responsibility of
the local government to act pursuant to applicable local laws or ordinances.

Once Council adopts the Provences DRI assessment report it is transmitted to the County.
From there the County shall hold the public hearing that has been set for the proposed
Provences DRI. At the hearing the County shall approve, deny or approve with
conditions, restrictions, or limitations taking into consideration whether and the extent to
which:

1. the development is consistent with the local comprehensive plan and local land
development regulations;

2. the development is consistent with the report and recommendations of the
regional planning council; and

3. the development is consistent with the State Comprehensive Plan.

The County is required to render a decision on the proposed Provences DRI within 30
days after the hearing unless an extension is requested by the developer.




PROJECT INFORMATION

Project Name: Provences

Applicant: Willow Lakes, LLC; Midway Properties, LLC; Red River, LLC

Jurisdiction: St. Lucie County

Size: 735.5 acres

Location: Adjacent to the northwest side of the I-95 and Midway Road
Interchange

Population: 10,308 persons

Employment: 71778 permaneat jobs

Uses: 4,443 residential dwelling units

1,435,706 SF retail
1,000,000 SF office

240,000 SF conference center
350 rooms hotel
Buildout Date: 2020
Phases: 3 phases as described in the following tabie:
Residential Office Retail Conference Hotel
Phase' Years DOU) (SE) (SE) Center (SF) | (rooms)
1 2006-2010 1,194 0 687,792 0 0
2 2011-2015 1,249 0 747,914 0 350
3 2016-2020 2,000 | 1,000,000 0 240,000 0
Total | 2006-2020 4,443 | 1,000,000 | 1,435,706 240,600 350

" This phasing table is based on information provided in Table 21.A.1 included in the answer to Question 21 -
Transportation, of the Application for Development Approval.



GENERAL PROJECT DESCRIPTION

The Provences DRI is a proposed multi-use development on approximately 735.5 acres in
St. Lucie County, Florida. The project site is located immediately adjacent to the
northwest side of the 195 and Midway Road Interchange. The site is bounded by the
agricultural land to the west; the Ten Mile Creek Water Preserve Area reservoir to the
north, 1-95 to the east, and a Florida Power and Light substation and LTC Ranch DRI to
the south. The properties to the south of the project are located in the City of Port St.
Lucie. Location maps and Map H, Master Development Plan, are included in the
following pages.

The Master Development Plan proposes several components, including a Town Center, a
Community Retail, Medical and Professional Office, Residential (single and
multifamily), public school site, internal recreation/neighborhood community centers, and
wetland and upland preserve area. The plan proposes a total of 4,443 residential dwelling
units, 1,000,000 SF of office, 1,435,706 SF of retail, 240,000 SF of conference center,
and a 350-room hotel. Development is proposed to occur in three five-year phases with
buildout in 2020. This project is expected to provide housing for 10,308 people and
provide 7,178 permanent jobs. Potable water supply is to be provided by the Fort Pierce
Utilities Authority in the short term and St. Lucie County Utilities in the long term. Water
quality treatment will be provided within stormwater treatment ponds. Off-site discharges
will be directed into the North St. Lucie River Water Control District system, which
ultimately outfalls into Ten Mile Creek.

The site contains improved pasture, citrus grove, a 20-acre lake, wetlands, and native
upland communities. The property is almost entirely within St. Lucie County’s urban
service area, with the exception of an approximately 40-acre parcel in the northwest
corner of the project site. This 40-acre parcel is designated as Agriculture-2.5 (AG-2.5)
on the St. Lucie County Future Land Use Plan. The balance of the property is classitied as
Midway/Glades Activity Area (MXD), which encompasses three levels of intensity: High
Intensity in the southeast portion of the site; Medium Intensity in the northeast portion of
the site; and Low intensity in the western portion of the site. These land use designations
would allow a range of approximately 3,416 to 5,729 residential units, or 20,287,525 SF
of nonresidential space, or a mix of these uses. The application indicates that certain text
amendments to the St. Lucie County Comprehensive Plan may be required to facilitate
the final County DO. The applicant intends to request these amendments as part of the
normal DRI approval process.
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OVERVIEW OF PROVENCES DRI

The proposed development program for the 735-acre Provences DRI includes: 4,443
residential units, 1,435,706 square feet of retail, 1,000,000 square feet of office, 240,000
square foot of conference center, and a 350 room hotel. The project represents the
northernmost extent of a much larger suburbanizing rural area of County and City lands
extending north along the Midway Road corridor, west to Range Line and Shinn Roads,
east to 1-95, and south to the St. Lucie County/Martin County line (see Regional Context
map and key).

The development program for this property is an ambitious proposal that to accomplish
will require a high percentage of the residential development to occur in three to six-story
building types and a variety of multi-story nonresidential buildings with structured
parking. The quantity and type of development proposed represents an opportunity to
establish a truly urban node of development at this location. If this is the County’s intent,
then it is not so much the quantity of development which should concern the County as
much as: 1) how these uses are arranged and organized in the landscape to define its
urban form; 2) how its relationship with the surrounding community and natural
environment can be improved; and 3) whether there will be adequate public facilities and
roadway infrastructure to support this and other development in this rapidly
suburbanizing area.

Council’s impact assessment report for the Provences DRI includes a comprehensive
evaluation of these and several other regional issues. The report includes 77
recommended DO conditions of approval. These conditions are designed (o: 1) minimize
or eliminate unfavorable impacts on state and regional resources and facilities; 2)
strengthen and detail the master plan to address some fundamental regional planning and
urban design issues; 3) mitigate affordable housing and environmental impacts; and 4)
assure that adequate public facilities and infrastructure related to transportation, schools,
emergency public shelters, water, sewer, police and fire protection, solid waste disposal,
water management, and parks and recreation are provided to support this development.

Growth is coming to St. Lucie County and the Treasure Coast Region. Where the next
25-year increment of this growth is located and the form it takes will have a profound
affect on whether regional impacts and issues can be addressed, and on the quality of life
for future generations.
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CONCLUSION

The Provences DRI could be designed and further detailed to be consistent with all
elements of the SRPP and still deliver the positive fiscal and social impact the County
and developer hope to achieve. There is a great opportunity for the County to minimize
environmental impacts and ensure there is a regular network of streets and blocks if a
detailed plan is prepared that results in self-contained, walkable neighborhoods and
mixed-use districts that connect all the important components of public and private life
(sites for homes, shopping, parks, jobs, schools, churches, civic use, etc.). In other words,
correcting the problems of urban form, community design, balance and serviceability that
plague many areas of the County.

Council, through the DRI process, can identify and quantify regional impacts and suggest
to local governments the various ways in which those impacts can be minimized and
mitigated. It can even report (o local government on urban design and regional planning
issues and suggest how local governments can further the goals, strategies and policies of
the SRPP by making DRIs become more compact, connected and complete. But what it
cannot do, is tell a local government how it should look, feel, and function; or what kind
of quality of place or life a local government should provide for its citizens.

Beyond design and mitigating the regional impacts associated with the Provences DRI,
the cumulative effects of all the development in this large suburbanizing area has reached
a point where the level of road building to support it may not be feasible or desirable. For
this area, it is a fundamental policy question for the County and City to answer together.

12




RECOMMENDATION

The Provences DRI assessiment repost contains a series of advisory recommendations for
St. Lucic County based on the goals, strategies, and policies of the SRPP. These
recommendations are made in response to the Provences master plan within the context
of the SRPP. They are provided to address urban form issues, minimize project-related
regional impacts, improve the project’s capacity and ability to address regional issues,
and to further implement the SRPP.

In its current form and given the current level of planning, the Provences DRI cannot be
determined to be consistent with the SRPP. In response to this situation, the Provences
assessment report makes suggestions for how the Provences master plan can be further
detailed and improved to be consistent with the SRPP and further its implementation.

As proposed, the Provences DRI will also place additional demands and have regional
impacts on the regional transportation system and other urban services, public facilities
and infrastructure. Incorporation of conditions into a DO will provide assurance that
regional impacts are mitigated.

If St. Lucie County chooses to approve the Provences DRI, it is recommended that,
at a minimum, the conditions of approval contained in Council’s DRI Assessment
Report be included in the DO issued by St. Lucie County.




SUMMARY OF REGIONAL IMPACTS

During review of the proposed Provences DRI, Council identified several issues that will
have significant impact on St. Lucie County and the Region. These issues are related to:
1) the master development plan, 2) transportation, 3) environmental and natural
resources, 4) affordable housing, and 5) human resources. This section summarizes the
impacts. The proposed general conditions of approval contained in this report are
designed to reduce or mitigate the impacts to the Region.

MASTER DEVELOPMENT PLAN

“Until one is committed there is hesitancy, the chance to draw
back, always ineffectiveness and underachievement”

- Johann Wolfgang von Goethe

The most significant element of the SRPP is the Future of the Region or vision/urban
form section. This element focuses on community structure and organization, urban form
and patterns of development that do not sprawl (see Appendix G - A Brief Summary of
the Strategic Regional Policy Plan: Its History, Preferred Forms and Patterns of
Development, and its Vision for the Future of the Region). The reason for this is based on
Council’s conclusion that regional issues related to location, balance, mix and
organization of residential types, work places and services (i.e. the built environment)
will be critical to address if the Region is to accomplish its goals and sustain a high
quality of life for its citizens. For example, urban form and development patterns have a
profound regional effect on: 1) how often and how far we drive; 2) how much energy we
use; 3) how long and well the regional roadway network will function; 4) how much air
and water pollution we generate; 5) how much the public must spend on public facilities
and infrastructure; 6) how much land and water we consume; 7) the extent to which
upland and wetland systems are impacted; 8) whether there is an adequate supply of
affordable housing; 9) how successful we are at infill and redevelopment of our
established towns and cities; 10) how competitive we are in attracting business and
economic development; 11) the region’s ability to minimize crime and emergency
response times; 12) how much public money we have to spend on education and care of
the elderly and children; 13) how well we respond and recover from natural disasters; 14)
how successful we are in implementing the Comprehensive Everglades Restoration Plan
and restoring the Loxahatchee River, St. Lucie River, and Indian River and Lake Worth
Lagoon systems; and many other important regional issues and concerns.

The Provences Master Development Plan provides a good foundation for achieving
consistency with the SRPP. During the review period, the developer has made various
modifications to its master plan. This was done in response to Council staff
recommendations and to better address traditional neighborhood and town planning
principles contained in the SRPP. It is encouraging that the current conceptual master
plan does address some of the fundamental principles of traditional planning and urban
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design. At the same time, issues such as a clear neighborhood structure, integration of
building types and uses within neighborhoods, compactness and walkability, parking and
building placement, and distribution of parks, greens and civic sites within neighborhoods
are not as well-addressed. Given the somewhat urban nature of the development
program, further work on the plan and these details are recommended.

In response to this situation, the Provences assessment report contains recommended DO
conditions and an Alternative Master Plan that suggest how the Provences master plan
can be further detailed and improved to be consistent with the SRPP and further its
implementation. These recommendations are made in response to the Provences master
plan within the context of the SRPP. They are provided to address urban form issues,
minimize project-related regional impacts, improve the project’s capacity and ability to
address regional issues, and to further implement the SRPP.

TRANSPORTATION

“The cities will be part of the country; 1 shall live 30 miles from my office in one
direction, under a pine tree; my secretary will live 30 miles away from it too, in
the other direction, under another pine tree. We shall both have our own car.
We shall use up tires, wear out road surfaces and gears, consume oil and
gasoline. All of which will necessitate a great deal of work ... enough for all.”

-Le Corbusier, The Radiant City (1967)

“...we shall solve the City Problem by leaving the City.”
-Henry Ford (1922)

Provences DRI is a proposed multi-use development to be Jocated in the northwest
quadrant of the intersection of Midway Road and Interstate 95 in St. Lucie County,
Florida. The proposed development includes 4,443 residential units, a 350-room hotel,
1,435,706 square feet of commercial development, £,000,000 square feet of medical
office development, a 16-screen movie theater, a 1,500 student middle school, a 5,000
square feet day care, and a fire station with 8 employees. The project 1s to be developed
in three phases with buildout in the year 2020.

The traffic study included in the ADA includes several DRIs which have either been
approved or are currently going through the approval process. While all DRIs within the
Western Annexation Area in the City of Port St. Lucie have been approved by the local
government, it is anticipated that development will not proceed as aggressively as
presented in their ADAs. Therefore, some of the transportation improvements may be
needed at a later date than identified in the traffic study. In addition, two of the DRIs
included as “committed developments” in the traffic study for the Provences DRI have
recently, within the last month, withdrawn the application for development approval.
These are the Indrio Groves DRI and Orchard Park DRI Due to these factors, traffic
projections are likely to be overestimated. A summary of the traffic study is presented in
Appendix F.
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Transportation impacts related to the Provences DRI and other growth expected in the
arca will require mitigation through widening of roadways, expansion of intersections,
and the provision of adequate lane geometry to ensure that an acceptable level of service
can be maintained on the regional roadway network. As such, new roadway construction
and expansions are being recommended.

In addition to many other roadway improvements, the following roadway segments will
need to be widened to eight lanes in order to maintain adopted levels of service:

s Crosstown Parkway from 1-95 to California Boulevard (Year 2016)

e Crosstown Parkway from Cashmere Boulevard to Bayshore Boulevard (Year
2016)

e Crosstown Parkway from Champion Way to Commerce Center Parkway (Year
2016)

o Midway Road from Commerce Center Parkway to [-95 (Year 2019)

s Okeechobee Road from [-95 to Jenkins Road (Year 2019)

The improvements identified above are not currently included in the St. Lucie County
Comprehensive Plan or the Metropolitan Planning Organization Long Range Plan.

Given the close proximity to Interstate 95, the development has significant impact along
several segments of the interstate which require widening to maintain adopted levels of
service. As such, the following expansion of 195 is being recommended:

o 195 between Indrio Road and Orange Avenue, widening to six lanes (Year 2016).

+ 195 between Orange Avenue and Okeechobee Road, widening to six lanes (Year
2020).

« 195 between Okeechobee Road and Crosstown Parkway (West Virginia Drive),
widening to eight lanes (Year 2018).

Ramp improvements are also necessary in order to maintain adopted levels of service.
Additional improvements have been recommended at both ramps and intersections with
the main roads.

Close coordination with the Florida Department of Transportation is essential as
improvements to the interstate require studies to justify them. Additionally, funding for
design and construction needs to be secured and the improvements need to be
programmed into the Florida Department of Transportation Improvements Work
Program.

Some factors may affect government’s ability to maintain an acceptable level of service
on the regional roadway network. Changes to the Florida Department of Transportation
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Adopted Transportation Improvement Work Program may expedite or delay construction
of the required improvements to maintain adequate level of service on the regional
roadway network. Rule 97-2.045(7)(1Xb), FAC, requires an assessment and report of the
guaranteed improvements on no less than a biennial basis. This report needs to identify
the timing of improvements to assure they will be constructed according to schedule.
This kind of report is being recommended as a condition of approval for this project.

Rule 9J-2.045, FAC, defines acceptable methods of guaranteeing identified roadway
improvements:

“1. Scheduling of Facility Improvements

a) A schedule which specifically provides for the mitigation of impacts from the
proposed development on each significantly impacted roadway which will
operate below the adopted level of service standard at the end of each project
Phase’s build out, or alternatively, a subset stage of that Phase. The schedule
shall ensure that each and every roadway improvement which is necessary to
achieve the adopted level of service standard for that project stage or Phase
shall be guaranteed to be in place and operational, or under actual construction
for the entire improvement, at build out of each project stage or Phase that
creates the significant impact.

This guarantee shall be in the form of:

L

IL

HI.

Iv.

A clearly identified, executed and recorded local government development
agreement, consistent with Sections 163.3220 through 163.3243, E.S., that is
attached as an exhibit to the development order, and which ensures, at a minimum,
that all needed roadway improvements will be available concurrent with the impacts
of development, consistent with paragraph 163.3180(2)(c), F.S.;

A binding and enforceable commitment in the development order by the local
government to provide all needed roadway improvements concurrently with the
development schedule approved in the development order;

A local government commitment in the current year of their local government
comprehensive plan Capital Improvement Element (CIE) to provide all needed
roadway improvements, or a local government commitment in the current three
years of their CIE to provide all needed roadway improvements when the local
government has specifically adopted an in-compliance Rule 9J-5.0055(2)(c),
F.A.C., concurrency management system in their plan;

A Florida Department of Transportation commitment in the current three years of
the Adopted Work Program to provide all needed roadway improvements,
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V. A binding and enforceable commitment in the development order by the developer
to provide all needed roadway improvements concurrently with the development
schedule approved in the development order; or

VI Any combination of guarantees 1 through V above that ensures that all needed
roadway improvements will be provided concurrently with the development
schedule approved in the development order.”

Along with including the recommended conditions in the DO, St. Lucie County needs to
provide a form of guarantee as stated above to meet the minimum criteria for insuring
DCA will not appeal the DO. In accordance with the Transportation Standard Rule, St.
Lucie County should attach an executed and recorded local government development
agreement as an exhibit to the development order, if applicable. A condition specifying
compliance with this agreement as a circumstance underlying approval of the project is
recommended.

ENVIRONMENTAL AND NATURAL RESOURCES

Uplands

Improved pasture and forested upland communities are the main upland land covers on
the 735.5-acre project site. The property contains 165.3 acres of pine flatwoods, the only
native upland community identified (see Appendix A, Vegetation Associations). The
applicant is proposing to protect 46.5 acres of pine flatwoods in the Wetland and Upland
Preserve Area on the north side of the project, as shown on Map H, Master Development
Plan. This represents protection of approximately 28.1 percent of all native upland plant
communities on site, which is consistent with Council policy. The proposed plan exceeds
Council’s recommendation that a minimum of 25 percent of the native upland
communities be protected on site. The recommended D conditions include provisions for
installing temporary fencing around the Wetland and Upland Preservation Area prior to
commencing site clearing; preparation of a Preserve Area Management Plan; and removal
of nuisance and invasive exotic vegetation.

Wetlands

The Provences DRI site contains approximately 186 acres of wetlands, including hydric
pine flatwoods (116.1 acres), wet prairie (45.8 acres), freshwater marsh (21.2 acres),
exotic wetland hardwoods (2.0 acres), emergent aquatic vegetation (0.5 acres), and mixed
wetland hardwoods (0.4 acres) (see the Vegetation Associations map and Wetland map in
Appendix A). The applicant is proposing to protect and enhance about 92.9 acres of
wetlands, including 76.5 acres of hydric pine flatwoods and 16.4 acres of freshwater
marsh, in the 139.4-acre Wetland and Upland Preservation Area shown on Map H,
Master Development Plan. The proposed plan will eliminate approximately 93 acres of
the existing wetlands on the project site in order to accommodate urban development.
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The South Florida Water Management District (SFWMD) issued Environmental
Resources Permit No. 56-02538-P on December 14, 2006, authorizing the elimination of
these wetlands subject to a number of conditions (see Appendix D). The conditions
include a provision to preserve and manage the Wetland and Upland Preservation Area
shown on Map H, Master Development Plan. The conditions also include a provision for
wetland mitigation through the purchase of 4.4 freshwater forested wetland mitigation
credits and 35.9 freshwater herbaceous wetland mitigation credits at the Bluefield Ranch
Mitigation Bank in western St. Lucie County.

Some of the wetlands proposed for elimination and mitigation are high quality wetland
systems. The wetland protection policies in the Strategic Regional Policy Plan require the
protection of most high quality wetlands, rather than elimination and mitigation as
authorized in the SFWMD permit (see Policy 6.6.1.1 on page C-7 of Appendix C).
However, Section 380.06(12)(b), Florida Statutes, states that when water management
district and Florida Department of Environmental Protection (FDEP} permits have been
issued pursuant to chapter 373 or chapter 403, the regional planning council may
comment on the regional implications of the permits but may not offer conflicting
recommendations.

The US Environmental Protection Agency (EPA) has expressed concerns over the
elimination of high quality wetland systems on the Provences DRI site (see
correspondence from EPA on page B-28 in Appendix B). The EPA has recommended
that the project be redesigned to achieve further avoidance and minimization of impacts,
as well as preserve the most valuable wetland habitat on-site. The EPA indicates that the
large mosaic of natural communities in the northern portion of the project should be
preserved in perpetuity and could possibly serve as mitigation for unavoidable impacts to
low quality wetlands in the southern portion of the site. The Alternative Master
Development Plan offered in this report represents one way that the vision offered by the
EPA could be achieved.

The recommended DO conditions can and only include provisions that are consistent with
the SFWMD permit. The recommended conditions address protection and enhancement
of wetlands and upland natural communities located within the Wetland and Upland
Preservation Area, removal of exotic species, and preparation of a Preserve Area
Management Plan to provide maintenance and management procedures for the preserved
wetlands on the project site.

Listed Species

Listed species identified on the project site include the Florida Sandhill Crane (state histed
— Threatened), White Ibis (state listed — Species of Special Concern), and American
alligator (state listed — Species of Special Concern). Active and inactive Florida Sandhill
Crane nests were found in several of the wetlands on the project site (see Appendix A,
Wildlife). After the property is developed, habitat for Florida Sandhill Cranes and other
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wildlife will be provided on site in the Wetland and Upland Preservation Area identified
on the Provences DRI Map H, Master Development Plan.

The recommended Development Order conditions include special provisions to protect
the listed species identified on the project site. In order to protect Florida Sandhill Cranes,
the developer is to maintain foraging habitat within the Wetland and Upland Preservation
Area identified on the Provences DRI Map H, Master Development Plan, and comply
with all Florida Fish and Wildlife Conservation Commission recommendations regarding
the maintenance and management of foraging habitat for this species. The details of all
protection measures for listed species are to be provided in a Preserve Area Management
Plan.

Stormwater Management

The existing surface water features on the project site include a series of isolated wetlands
and several man-made lakes. Currently, stormwater runoff is collected and conveyed
through the canal system of the North St. Lucie River Water Control District. The west
half of the project site flows west to the C-93 canal. The east half of the project flows east
to the C-102 canal or north to the C-96 canal. All of these canals ultimately outfall into
Ten Mile Creek (see Appendix A, Existing Drainage).

The proposed surface water management system will consist of a network of inlets,
culverts, stormwater treatment ponds, control structures, and wetlands (see Appendix A,
Post-Development Drainage). Water quality treatment will be provided within stormwater
treatment ponds in five basins. Off-site discharges will be directed into the North St.
Lucie River Water Control District canal system, which ultimately outfalls into Ten Mile
Creek. All operation and maintenance of the stormwater management system will be
provided by a Community Development District and/or private Homeowners Association
within the project.

The recommended DO conditions provide for the retention of maximum volumes of
water on the project site; establishment of a water quality monitoring system to
demonstrate that the North St. Lucie River Water Control District canal system, Ten Mile
Creek, and adjacent properties will not be impacted by water from the project site in
violation of state water quality standards; and the use of Best Management Practices (o
minimize the impact of chemical runoff associated with lawn and landscape maintenance.

Water Supply

Potable water will be supplied to the Provences Development of Regional Impact by the
Fort Pierce Utilities Authotity (FUUA) in the short term and St. Lucie County Utilities
(SLCU) in the long term. The applicant has projected that the total water demand of the
project will be 2.60 million gallons per day (MGD) at buildout. The water dernand is
broken down between potable water demand of [.8% MGD and non-potable water
demand of 0.72 MGD. The SFWMD indicates SLCU do not have adequate permitted
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water allocations to meet the project’s potable water demands. Amendments to the St.
Lucie County and City of Fort Pierce comprehensive plans may be necessary (o
demonstrate there is an adequate supply of potable water, treatment and delivery facilities
to meet the needs generated by the project and that the necessary capital facilities are
available or have been planned to meet the needs of the proposed development (see
SFWMD report in Appendix B).

The applicant intends to meet the project’s non-potable (landscape irrigation) demands by
withdrawals from surface and/or groundwater sources, until such time that reclaimed
water becomes available. Currently, there are no existing or proposed wells located on the
project site. The application indicates on-site surficial wells may be installed, subject to
SFWMD approvals, to facilitate the recharge of on-site stormwater detention areas. The
recommended DO conditions include provisions requiring the use of treated wastewater
effluent when it becomes available to the site, xeriscape landscaping, and other water
conservation devices and methods.

Wastewater Management

Wastewater generated by the project at buildout is estimated to be 1.886 MGD. St. Lucie
County Utilities will provide off-site wastewater treatment. Septic tanks ate not proposed
for the project. The recommended DO conditions include provisions requiring that prior
to approval of a development parcel, adequate capacity for wastewater treatrnent is in
place, reuse water infrastructure is available to serve the project, and the necessary
wastewater system extensions are in place.

Solid Waste and Hazardous Materials

The project as proposed, according to the St. Lucie County Solid Waste Division
calculations, will generate approximately 1,612 tons/year during Phase [, 12,185
tons/year during Phase 2; 3,033 tons/year during Phase 3; and 2,724 tons/year during
Phase 4 which is primarily commercial construction, totaling 19,554 tons/year at project
build-out. St. Lucie County Glades Road Landfill has indicated that it has capacity to
provide the necessary services for the proposed development. Calculations by St. Lucie
County Solid Waste Division indicate that sufficient capacity exists or will exist to
support this project. However, Class | landfill capacity is projected to end in 2044.
Similarly, construction and demolition debris landfill capacity is projected to end in 2020.

In addition some storage and warehouse facilities and medical offices may be developed
that are anticipated to store, utilize or generate hazardous waste. Medical offices will
utilize bio-hazardous waste collection and disposal methods as defined by the Small
Quantity Generators Program and the FDEP rules and regulations.
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Air Quality

The FDEP reviewed the Provences DRI application and found that an air quality analysis
for the roadway intersections will not be required. However, insufficient parking data was
provided to determine if air quality modeling would be necessary to address parking
concerns. To address this issue, FDEP recommended two DO conditions included in this
report to ensure that National Ambient Air Quality Standards for Carbon Monoxide will
not be violated as a result of this project.

The recommended DO conditions also include provisions requiring soil treatment
techniques appropriate for controlling unconfined particulate emissions during land
clearing and site preparation. The purpose of this is to minimize dust production and soil
erosion during land clearing and to prevent soil particulates from becoming airborne
between the time of clearing and construction. The development is to comply with all
National Pollutant Discharge Elimination System requirements.

HUMAN RESOURCE ISSUES

Revenue Generation Sumimary

The Provences DRI is expected to generate ongoing revenue benefits to St. Lucie County.
The projected revenues generated by the DRI include ad valorem taxes, sales taxes, utility
taxes, gas taxes, permits, licenses, and impact fees. At project buildout (2020), the project
is estimated to generate over $20.0 million in recurring ad valorem tax revenue. Annual
school board tax receipts will exceed $12.2 million at buildout.

Development of the project is expected to generate a need for approximately $36.0
million in capital facility outlays for water and wastewater facilities. These capital
outlays are the responsibility of the developer. Capital cost impacts for transportation
facilities have not yet been determined.

Total annual sales tax, transit tax and utility services taxes and fees are estimated at $8.82
million.

Fiscal Impacts

At buildout, the Provences DRI is estimated to have a taxable value of approximately
$1.9 billion. Fiscal impact analysis of the project estimates annual expenditures made by
St. Lucie County on behalf of the residents and employees of the development to be $2.3
million by 2010 and $11.5 million annually at buildout. These expenditures include
general government services, police and transportation. These expenditures are contrast
with projected revenues of $4.7 million by 2010 and $25.4 million at buildout, generating
a positive net fiscal operating impact of $2.5 million in 2010 and a positive impact of
$13.8 million at buildout. The present value of the net total fiscal impact of the project
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for St. Lucie County over a twenty year time period is estimated at $47.7 million (see
Appendix K, Fiscal Impact Analysis).

Housing

The Provences DRI is designed as a 4,443 dwelling unit master-planned mixed-use
development. The project encompasses a town center, community retail, medical and
professional office, single and multifamily residential components. The applicant
indicates the residential portion of the total project will include housing of various
densities and price ranges including single family, townhomes and multi-family for sale
units.  No rental housing units are proposed for the development. Higher residential
densities will be focused in the Town Center.

The Provences DRI is expected to create approximately 7,178 new full-time jobs on site
by 2020. This fevel of permanent employment will, in turn, generate a demand for some
4,045 housing units spread across very low, low and moderate income households as
illustrated. The applicant’s analysis suggests worker households can afford to purchase a
home or rent an apartment based upon the following affordability thresholds:

Applicant’s Housing Demand and Affordability Thresholds

Income Group Demand Maximum Affordability Thresholds®
Income Limits] Purchase Rent
Price
Very-low 1,132 $24.450 $81,173 $535
Low 1,786 $38,020 $131,608 $900
Moderate 1,126 $58,530 $199,142 $1,387
Total 4,045

"HUD FY 2005 Median Family Income of $52,450 for Fort Picrce-Port St. Lucie MSA.
? Affordability tmits for home prices (for-sale bousing) and maximum rental rates by income group.

Staff has reviewed the analysis and has adjusted the affordability thresholds to reflect the
HUD 2006 Income Limits for Port St. Lucie — Fort Pierce MSA, which incorporates St.
Lucie County. These adjusted affordability thresholds are:

TCRPC Housing Demand and Adjusted Affordability Thresholds

Income Group Demand Maximum Affordability Thresholds®
Income Limits' | Purchase Rent
Price
Very-low 1,132 $27.300 $51,300 $683
Low 1,780 $43,680 $115,250 $1,092
Moderate 1,126 $65,520 $202,000 $1,638
Total 4,045

YHUD FY 2006 Median Family Income of $54,600 for Fort Pierce-Port St. Lucic MSA.
% Affordability limits for home prices (for-sale housing) and maximum rental rates by income group.

23




The applicant has indicated generally, in the ADA the following average value per type of
dwelling unit:

Single Family Units:
Detached Units $368,400
Townhome Units: $285,500

Multi-Family Units:
Condominiums $196,500

If provided, the for-sale multi-family dwelling units would offset some of the affordable
housing demand generated for moderate income worker households created by the
Provences DRI, Very-low and low income housing demand cannot be met at these
suggested price levels.

The applicant concluded in its affordable housing needs analysis the supply of off-site
available for sale and for rent housing units more than offsets the affordable housing
demand generated by the non residential portion of the Provences DRI The applicant’s
analysis also indicates the proposed project will generate a significant need for housing
affordable to very-low income households. The following table shows the applicant’s
estimates for very low income (VLI), low income (LI}, and moderate income (MI)
adequate housing need for the project at project buildout:

Housing Demand Housing Supply Housing Surplus (+)
Housing Need (-)
VLI 1,132 592 -540
LI 1,786 2,043 +257
MI 1,126 3,036 +1,910

In the applicant’s affordable housing supply analysis, 110 very low income units out of
the total estimated supply of 592 came from a proximate DRI — Tradition. Staff has
discounted this allocation of 110 units from the overall supply as no evidence was
provided to indicate these units had not already been accounted for in other DRI
affordable housing needs studies. The adjusted housing supply of 482 units then creates
an unmet housing demand of 650 very low income housing units.

The Provences DRI project will generate an adequate housing need for six hundred and
fifty (650) units of very-low income housing which cannot be accommodated on site or
within a reasonable proximity to the development. The applicant should therefore
mitigate for this unmet housing demand by providing six hundred and fifty units of
workforce housing in some combination of rental and/or for sale units at the TCRPC
adjusted affordability thresholds for for-sale units and for rental units. Council’s
Attainable Housing Toolkit (Appendix J) may be referenced as a guide for the creation of
workforce housing.
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Schools

The Provences DRI proposes an entirely new residential and mixed-use development
upon property currently utilized for agricultural purposes or maintained as native habitat.
According to data provided in the ADA, the project proposes 4,443 new dwelling units.
Based on the student generation rate provided by the St. Lucie County School District, the
project is expected to generate a total of roughly 1,039 new students as follows:

727 K-8 students
312 high school students

Based on the anticipated student generation from the proposed DRI, the School District
indicates the need for ome K-8 school site of not less than twenty acres, provided
stormwater treatment would be handled off-site and integrated into a master stormwater
drainage system for the project, proportionate share payments of 45.5% of one new K-8
school (sized for 1,600 students) and 12.5% of one new high school (sized for 2,500
students) (sec correspondence dated March 5, 2007 from the St. Lucie County School
District included in Appendix B).

Based on this recommendation, the developer would be required to enter into a
development agreement with the St. Lucie County School District with the responsibility
to fund approximately $26.7 Million in construction and equipment costs for the project’s
proportionate costs of new educational facilities and the dedication of not less than twenty
acres for one new K-8 school site. These recommendations are detailed in the conditions
contained in this report.

Police and Fire Protection

The applicant has estimated the total population of the project at buildout to be
approximately 10,308 persons. The St. Lucie County Sheriff’s Office has confirmed in a
response letter dated May 1, 2006 to the applicant that their office is currently fifty five
patrol deputies short. The Sheriff’s Office has indicated it will lack manpower to respond
appropriately and fully to residents needs. The recommended DO conditions include a
provision that no building take place until such time as the applicant receives written
confirmation from the St. Lucie County Sheriff’s Office that it has adequate facilities and
personnel to serve the Provences DRL

The application indicates that a 3.0-acre firc station site will be dedicated adjacent to
Midway Road as illustrated on Map H, Master Development Plan. The St. Lucie County
Fire District has indicated their intention to negotiate a development agreement with the
applicant providing for all necessary facilities and equipment to meet the demand of the
project.
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Hurricane Preparedness

The proposed development is not within the Coastal High Hazard and Storm Surge zone
within St. Lucie County. The Provences DRI projects 4,443 residential units (estimated
10,308 persons) at buildout. These figures show an increased need for public and special
needs shelter space capacity. In the event of a significant hurricane (Category 3 or above),
the proposal describes a strategy to lessen impacts on County shelter resources by
encouraging residents to “shelter in place” and by the construction of an on-site K-8
school building providing a hurricane hardened “auditeria”. The proposed DRI indicates
that the building will provide 8,921 SF of hurricane shelter space (446 spaces) to off-set
the public shelter space deficit identified by St. Lucie County Division of Emergency
Management, According to the 2003 Treasure Coast Regional Hurricane Evacuation
Study, a worst case scenario estimates up to twenty percent (2,061 persons) of the
development’s non-vulnerable population is expected to evacuate. Approximately twenty
percent (412 persons) of this group of evacuees will seek public shelter locally. St. Lucie
County Division of Emergency Management records indicate that 4678 persons stayed at
shelters countywide during the 2004 season. In addition, 569 evacuees were sheltered at
special needs shelters. Dividing the special needs number of evacuees by the number of
regular shelter evacuees produces .122 special needs evacuees that occurred for every
regular shelter evacuee. The estimated special needs population is 50 persons at project
build-out and will impact County special needs shelters significantly. Special needs
shelter space has been increased from 50 square feet to a provision of 60 square feet to
accommodate the client as well as space allowance for caregivers, medical staff and
equipment.

Parks and Recreation

The Provences DRI application indicates that the proposed project will include three
neighborhood parks, measuring 2.25 acres, 2.65 actes, and 2.15 acres. The 7.6 acres of
neighborhood parks are shown on Map H, Master Development Plan. These parks are
planned to provide general recreation, tennis, and swimming facilities. The parks are to
be maintained by a Master Homeowners Association and/or the Community
Development District.

The St. Lucie County Comprehensive Plan indicates that the desired outdoor recreation
standard for neighborhood parks is 0.5 acres per 1000 population. The plan also
indicates that the standard for community parks, which may contain athletic fields and
accommodate a wider range of recreational activities, is 5.0 acres per 1000 population.
Based on these standards, the projected population of 10,308 persons will generate the
need for approximately 5 acres of neighborhood parks, and 50 acres of community
parks. The recommended DO includes a condition calling for the developer to provide a
plan approved by St. Lucie County for the provision of neighborhood and community
recreational sites and facilities to meet the demand created by residential development in
the project.
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Historic and Archaeological Sites

An archaeological survey of the Provences property was conducted in August, 2005.
There was a modern Seminole Indian camp (circa 1960s to 1990s) on the parcel’s
southwestern corner, but the campsite was determined to not be significant because it is
less than 50 years old. No other historic or archaeological resources were discovered
during this survey. The Florida Department of State, Division of Historical Resources,
has concluded that the proposed development is unlikely to affect cultural resources. In
the event that archaeological artifacts are discovered during construction, the
recommended DO conditions include a provision requiring construction to stop. Proper
protection is to be provided to the satisfaction of St. Lucie County and the Division of
Historical Resources, Florida Department of State.
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GENERAL CONDITIONS OF APPROVAL

The Florida Department of Community Affairs rules require the Development Order to
incorporate the Application for Development Approval by reference, recite the quantities
of uses approved, phasing and buildout dates, provide a termination date, and provide for
biennial reports. The expiration date should be set to allow reasonable time for
completion of all development and compliance with all conditions in the Development
Order. Enough time should be allowed between the buildout date and the expiration date
for the developer to request any needed extension to the buildout date. These
requirements can be met by including the following conditions in the Development
Order:

Application for Development Approval

L

The Provences Development of Regional Impact Application for Development
Approval is incorporated herein by reference. It is relied upon, but not to the
exclusion of other available information, by the parties in discharging their statutory
duties under Chapter 380, Florida Statutes. Substantial compliance with the
representations contained in the Application for Development Approval, as modified
by Development Order conditions, is a condition for approval. Prior to final approval
of any site plan application for the Provences Development of Regional Impact, the
developer shall revise the Application for Development Approval to ensure that the
phasing schedule and development plan are internally consistent within all sections of
the Application for Development Approval and Development Order.

For purposes of this condition, the Application for Development Approval shall
include the following items:

a) Application for Development Approval dated January 26, 2006; and

b) Supplemental information dated June 19, 2006; September 14, 2006; and January
3, 2007.

Commencement and Process of Development

2. In the event the developer fails to commence significant physical development within

three years from the effective date of the Development Order, development approval
shall terminate and the development shall be subject to further Development of
Regional Impact review by the Treasure Coast Regional Planning Council, Florida
Department of Community Affairs, and St. Lucie County pursuant to Section 380.06,
Florida Statutes. However, this time period shall be tolled during the pendency of any
appeal pursuant to Section 380.07, Florida Statutes. For the purpose of this paragraph,
construction shall be deemed to have initiated after placement of permanent evidence
of a structure (other than a mobile home) on a site, such as the pouring of slabs or
footings or any work beyond the stage of excavation or land clearing, such as the
construction of roadways or other utility infrastructure.
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Phasing

3. The phasing of the Provences Development of Regional Impact is approved as

follows:
Residential Office Retail Conference Hotel
Phase' Years (DU) (SK) (SE) Center (SF) | (rooms)
1 2006-2010 1,194 0 687,792 0 0
2 2011-2015 1,249 0 747,914 0 350
3 2016-2020 2,000 | 1,000,000 0 240,000 0
Total | 2006-2020 4443 | 1,000,000 1,435,706 240,000 350

' This phasing table is based on information provided in Table 21.A.1 included in the answer to Question 21 -
Transportation, of the Application for Development Approval,

Buildout Date

4. 'The Provences Development of Regional Impact shall have a buildout date of
December 31, 2020, unless otherwise amended pursuant to the conditions of this
Development Order and Section 380.06, Florida Statutes.

Termination Date

5. This Development Order shall expire on December 31, 2027, unless extended as
provided in Section 380.06(19)(c), Florida Statutes.

Transfer of Approval

6. Notice of transfer of all or a portion of the subject property shall be filed with the St.
Lucie County Board of County Comunissioners. Prior to transfer, the transferee shall
assume in writing on a form acceptable to the County Attorney, any and all applicable
commitments, responsibilities, and obligations pursuant to the Development Order.
The intent of this provision is to ensure that subsequent property transfers do not
jeopardize the unified control, responsibilities, and obligations required of the project
as a whole.

Biennial Report

7. The biennial report required by subsection 380.06(18), Florida Statutes, shall be
submitted every two years on the anniversary date of the adoption of the
Development Order to St. Lucie County, Treasure Coast Regional Planning Council,
Florida Department Community Affairs, and such additional parties as may be
appropriate or required by law. The contents of the report shall include those items
required by this Development Order and Rule 9J-2.025(7), Florida Administrative
Code. The St. Lucie County Growth Management Director shall be the local official
assigned the responsibility for monitoring the development and enforcing the terms of
the Development Order.
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General Provisions

8.

10.

1.

Any modifications or deviation from the approved plans or requirements of this
Development Order shall be made according to and processed in compliance with the
requirements of Section 380.06(19), Florida Statutes and Rule 9J-2, Florida
Administrative Code.

The definitions found in Chapter 380, Florida Statutes shall apply to this
Development Order.

Reference herein to any governmental agency shall be construed to mean any future
instrumentality that may be created or designated as a successor in interest to, or
which otherwise possesses the powers and dutics to any referenced governmental
agency in existence on the effective date of this Development Order.

This Development Order shall be binding upon the developer and its assignees or
successors in interest.

REGIONAL PLANNING

Master Development Plan

12.

Prior to final approval of any site plan application for the Provences Development of
Regional Impact, the developer should continue to revise and detail Map H, Master
Development Plan, to further address the neighborhood and town planning principles
contained and illustrated in: I) Appendix I of the Treasure Coast Regional Planning
Council Assessment Report for the Provences Development Regional Impact,
Components of the Traditional Urban Neighborhood — Authentic Mixed Use for
DRIs; and 2) the Alternative Master Development Plan for the Provences DRI, dated
February 24, 2007.

At a minimum, the Map H, Master Development Plan, should provide for: 1) a more
clearly defined neighborhood and district structure; 2) each neighborhood to include a
mix of all housing ranges and types, and an interconnected network of streets,
sidewalks and public open space; 3) commercial and civic uses integrated into the
neighborhoods; and 4) good connectivity between neighborhoods and districts.

The intent of providing an Alternative Master Development Plan for the Provences
Development of Regional Impact is to illustrate a more compact and integrated mix
of land uses that: 1) establishes the neighborhood as the fundamental unit of
development for creating the plan; 2) provides for a highly interconnected network of
walkable streets; 3) reduces land consumed for development; 4) minimizes the public
cost for providing services; 5) reduces dependency on the automobile; 6) encourages
and accommodates public transit; 7) addresses the special needs of children and the
elderly; 8) incorporates a well-located system of parks, greens and civic sites; 9)
reduces impacts on the natural environment; 10) creates a comprehensive system for
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water management; 11) reduces the need to consume energy; [2) provides for a
variety of housing types to support residents of diverse ages, incomes, family sizes,
and lifestyles; 13) integrates commercial and residential uses; 14) focuses
development within the County’s Urban Service Boundary; and 15} demonstrates
complementary and compatible land use relationships to adjacent properties refated to
height, scale, use, street networks, water management systems, and public open space
and park systems.

The Alternative Master Development Plan suggests one way in which the Provences
Development of Regional Impact can address the objectives listed above and become
more consistent with the goals, strategies and policies of the Strategic Regional
Policy Plan. It illustrates one of many possible plans and development programs for
the property that could be achieved consistent with traditional neighborhood and town
planning principles and the Strategic Regional Policy Plan. Special factors that will
affect and influence the master planning of the project include: two large electrical
power line rights-of-way, the urban service boundary, proximity to I-95 ramps and set
alignments with a planned north-south arterial roadway, existing South Florida Water
Management District environmental resources permit, and multiple property
ownership patterns with the Development of Regional Impact.

Town Planning

13. To assure a mixed-use, compact, and pedestrian/bicycle-friendly environment, ready
to accommaodate various modes of public transportation, the developer should provide
the following to St. Lucie County prior to approval of the final site plan for each
phase of development within the Provences Development of Regional Impact:

a) A Compendium of Street Sections similar to the example provided in Appendix H
of the Treasure Coast Regional Planning Council Assessment Report for the
Provences Development of Regional Impact should be established for this
property to regulate allowable shapes and sizes of streets; placement of parking,
street trees, street lights and furniture, buildings and utilities, and pavement and
sidewalk widths; and to ensure that streets do not become physical barriers
between neighborhoods.

b) Detailed neighborhood plans depicting appropriate block sizes and the location
and types of the building types proposed: commercial, office, mixed use,
apartment/condominium house, single family rear and side yard, and row houses.

¢) The applicant, subject to local government approval, can make modifications to
Map H, Master Development Plan, that will not trigger a Notice of Proposed
Change such as the location, size, arrangement and design of neighborhoods and
districts, buildings, squares, parks, greens, civic sites and uses, trails, local streets
and driveways, aesthetic features, edge treatments, water bodies, and other design
components that: [) do not substantially change the character or impacts of the
project; and 2) are consistent with the town planning and urban design principles




outlined in Components of the Traditional Utban Neighborhood — Authentic
Mixed Use for DRIs provided in Appendix I of the Treasure Coast Regional
Planning Council Assessment Report for the Provences Development of Regional
Impact.

To the extent that the foregoing provisions are included in any applicable St. Lucie
County Regulations for the property, such additional plans are not required.

TRANSPORTATION

Rights of Way

14. No building permits for Provences Development of Regional Impact shall be issued
until right-of-way within the project along Midway Road, and all intersections
thereof, has been dedicated free and clear of all liens and encumbrances to St. Lucie
County as necessary and consistent with the roadway network contained in the St.
Lucie County Comprehensive Plan.

External Roadways

{5. No building permits shall be issued for development that generates more than the net
external two-way p.m. peak hour trip threshold identified in Table 1 or after
December 31 of the estimated year of faifure identified in Table 1, whichever comes
last, unti] either:

a) contracts have been let for the roadway widening or construction projects
identified in Table 1 under “Improvements;” or

b) alocal government development agreement consistent with Sections 163.3220
through 163.3243, Florida Statutes, has been executed and attached as an
exhibit to the development order; or

¢) the developer has paid or has entered into a binding agreement to pay its
proportionate fair share pursuant to Section 163.3180(12), Florida Statutes, or
Chapter 9J-2.045(7)(a)3, Florida Administrative Code, as applicable; or

d) the required improvement has been included in the first three years of the St.
Lucie County Five-Year Road Program or the Florida Department of
Transportation Five-Year Work Program.
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Table 1
Provences DRI

External Roadway Improvements

Estimated
Trip * Year of
Road Segment Threshold | Failure | Improvement
Midway Road - 1-95 Lo Project/Commerce Center Pkwy. 104 2008 4L.D
Midway Road - East Torino Pkwy. to Selvitz Rd. 478 2008 41D
Midway Road - 25th St. to Oleander Ave. 716 2008 4LD
Commerce Center Parkway - Glades Cut-Off Rd. to St. Lucie W. Blvd. 476 2011 41D
Midway Road - Selvitz Rd. to 25th St. 969 2041 41.D
Midway Road - Oleander Ave. to US-1 1,089 2011 4L.D
Kings Highway - Indrio Rd. to St. Lucie Blvd. 2,092 2011 4LD
Kings Highway - St. Lucie Blvd. to Angle Rd. 2,092 2011 41.D
Okeechobee Road - Delaware Ave. to 13th St 2,465 2011 41D
Okeechobee Road - 13th St. to US-1 3,698 2011 4L.D
Indrio Road - I-95 to Johnston Rd. 4,184 2011 4LD
Indrio Road - Emerson Ave. 1o Kings Hwy. 4,184 2041 41D
Kings Highway - Winter Garden Pkwy. to Indrio Rd. 4,184 2011 4L.D
Okeechobee Road - Kings Hwy. 10 I-95 4,428 2011 O6LD
Kings Highway - Angle Rd. to Orange Ave. 1,660 2012 4L.D
Midway Road - 1-95 to Project/Commerce Center Pkwy. 277 2014 6LD
Commerce Center Parkway - Midway Rd. 10 Glades Cut-Off Rd. 209 2015 6LD
Crosstown Parkway - 1-95 to California Blvd, 2,716 2006 LD
Crosstown Parkway - Cashmere Blvd. to Bayshore Blvd. 4,264 2016 3L.D
Crasstown Patkway - Champion Way to Commerce Cenler Pkwy. 7481 2016 8LD
Indrio Road - Johnsion Rd. lo Emerson Ave, 7,660 2016 4LD
Okeechobge Road - Virginia Ave. to 25th St 1,915 2017 oLD
Glades Cut-Off Road - Commerce Center Phwy. (0 Range Line Rd. 570 2018 4LD
St. Lucie West Boulevard - NW Peacock Blvd. to California Bivd. 3,329 2018 6LD
Midway Road - [-95 1o Project/Commerce Center Pkwy. 374 2019 8L.D
Okeechobee Road - 1-95 to Jenkins Rd. 1,982 2019 8LD
St. Lucie West Boulevard - California Blvd. (o Cashmere Blvd, 5277 2019 6LD

* Net exiernal two-way p.m. peak hour trips

Intersections

}6. No building permits shall be issued for development that generates more than 478 pet
external two-way p.m. peak hour trips or after December 31, 2008, whichever comes
fast, until contracts have been let for the following intersection improvements. Surety
shall be provided to the satisfaction of either St. Lucie County or the Florida
Department of Transportation that sufficient funds will be available to complete the
following intersection improvements, including signalization modifications as

warranted by County and/or State criteria:




17.

18.

19.

a) Midway Road and East Torino Parkway
Add second eastbound thru lane

The intersection improvements above shall be done at the same time as improvements
to Midway Road included in Table 1.

No building permits shall be issued for development that generates more than 716 net
external two-way p.m. peak hour trips or after December 31, 2008, whichever comes
last, until contracts have been let for the following intersection improvements. Surety
shall be provided to the satisfaction of either St. Lucie County or the Florida
Department of Transportation that sufficient funds will be available to complete the
following intersection improvements, including signalization modifications as
warranted by County and/or State criteria:

a) Midway Road and Oleander Avenue
Add second eastbound thru lane
Add second westbound thru lane

The intersection improvements above shall be done at the same time as improvements
1o Midway Road included in Table 1.

No building permits shall be issued for development that generates more than 946 net
external two-way p.m. peak hour trips or after December 31, 2009, whichever comes
last, until contracts have been let for the following intersection improvements. Surety
shall be provided to the satisfaction of cither St. Lucie County or the Florida
Department of Transportation that sufficient funds will be available to complete the
following intersection improvements, including signalization modifications as
warranted by County and/or State criteria:

a) Midway Road and HJS-1
Add second westbound thru lane
Add second northbound left-turn lane

No building permits shall be issued after December 31, 2010 until contracts have
been let for the following intersection improvements. Surety shall be provided to the
satisfaction of either St. Lucie County or the Florida Department of Transportation
that sufficient funds will be available to complete the following intersection
improvements, including signalization modifications as warranted by County and/or
State criteria:

a) Okeechobee Road and Kings Highway
Add northbound right-turn lane

b) St. Lucie West Boulevard and Cashmere Boulevard
Add second northbound left-turn lane
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20. No building permits shall be issued for development that generates more than 969 net

21.

22.

external two-way p.m. peak hour trips or after December 31, 2011, whichever comes
last, until contracts have been let for the following intersection improvements. Surety
shall be provided to the satisfaction of either St. Lucie County or the Florida
Department of Transportation that sufficient funds will be available to complete the
following intersection improvements, including signalization modifications as
warranted by County and/or State criteria:

a) Midway Road and Selvitz Road
Add second eastbound thru lane
Add second westbound thru lane

b) Midway Road and 25" Street
Add second eastbound thru lane
Add second westbound thru lane

The intersection improvements above shall be done at the same time as improvements
to Midway Road included in Table 1.

No building permits shall be issued for development that generates more than 2,092
net external two-way p.m. peak hour trips or after December 31, 2011, whichever
comes last, until contracts have been let for the following intersection improvements.
Surety shall be provided to the satisfaction of either St. Lucie County or the Florida
Department of Transportation that sufficient funds will be available to complete the
following intersection improvements, including signalization modifications as
warranted by County and/or State criteria:

a) Indrio Road and Kings Highway
Add southbound right-turn lane

The intersection improvements above shall be done at the same time as improvements
to Kings Highway included in Table 1.

No building permits shall be issued for development that generates more than 4,428
net external two-way p.m. peak hour trips or after December 31, 2011, whichever
comes last, until contracts have been let for the following intersection improvements.
Surety shall be provided to the satisfaction of either St. Lucie County or the Florida
Department of Transportation that sufficient funds will be available to complete the
following intersection improvements, including signalization modifications as
warranted by County and/or State criteria:

a) Okeechobee Road and Kings Highway
Add second eastbound left-turn lane

The intersection improvements above shall be done at the same time as improvements
to Okeechobee Road included in Table 1.
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23.

24,

25.

26.

No building permits shall be issued for development that generates more than 1,660
net external two-way p.m. peak hour trips or after December 31, 2012, whichever
comes last, until contracts have been let for the following intersection improvements.
Surety shall be provided to the satisfaction of either St. Lucie County or the Florida
Department of Transportation that sufficient funds will be available to complete the
following intersection improvements, including signalization modifications as
watranted by County and/or State criteria:

a) Orange Avenue and Kings Highway
Add second southbound left-turn lane

The intersection improvements above shall be done at the same time as improvements
to Kings Highway included in Table [.

No building permits shall be issued for development that generates more than 2,570
net external two-way p.m. peak hour trips or after December 31, 2013, whichever
comes last, until contracts have been let for the following intersection improvements.
Surety shall be provided to the satisfaction of either St. Lucie County or the Florida
Department of Transportation that sufficient funds will be available to complete the
following intersection improvements, including signalization modifications as
warranted by County and/or State criteria:

a) St. Lucie West Boulevard and NW Peacock Boulevard
Add third eastbound thru lane
Add third westbound thru lane

b) St. Lucie West Boulevard and California Boulevard
Add third eastbound thru lane
Add third westbound thru lane

No building permits shall be issued after December 31, 2015 until contracts have
been let for the following intersection improvements. Surety shall be provided to the
satisfaction of either St. Lucie County or the Florida Department of Transportation
that sofficient funds will be available to complete the following intersection
improvements, including signalization modifications as warranted by County and/or
State criteria:

a) Prima Vista Boulevard and Bayshore Boulevard
Add third eastbound thru lane
Add third westbound thru lane

No building permits shall be issued for development that generates more than 209 net
external two-way p.m. peak hour trips or after December 31, 2015, whichever comes
last, until contracts have been let for the following intersection improvements. Surety
shall be provided to the satisfaction of either St. Lucie County or the Florida
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27.

28.

29.

Department of Transportation that sufficient funds will be available to complete the
following intersection improvements, including signalization modifications as
warranted by County and/or State criteria:

a) Glades Cut-Off Road and Commerce Center Parkway
Add northeastbound left-turn lane (Glades Cut-Off Road)
Add southwestbound left-turn lane (Glades Cut-Off Road)
Add southeastbound right-turn lane (Commerce Center Parkway)
Add southeastbound left-turn lane (Commerce Center Parkway)
Add northwestbound feft-turn lane (Commerce Center Parkway)
Signalize

The intersection improvements above shall be done at the same time as improvements
to Commerce Center Parkway included in Table 1.

No building permits shall be issued for development that generates more than 969 net
external two-way p.m. peak hour trips or after December 31, 2016, whichever comes
last, until contracts have been let for the following intersection improvements. Surety
shall be provided to the satisfaction of either St. Lucie County or the Fiorida
Department of Transportation that sufficient funds will be available to complete the
following intersection improvements, including signalization modifications as
warranted by County and/or State criteria:

a) Midway Road and Selvitz Road
Add eastbound right-turn lane

No building permits shall be issued for development that generates more than 1,089
net external two-way p.m. peak hour trips or after December 31, 2016, whichever
comes last, until contracts have been let for the following intersection improvements.
Surety shall be provided to the satisfaction of either St. Lucie County or the Florida
Department of Transportation that sufficient funds will be available to complete the
following intersection improvements, including signalization modifications as
warranted by County and/or State criteria:

a) Midway Road and US-1
Add northbound right-turn lane

No building permits shall be issued for development that generates more than 1,660
net external two-way p.m. peak hour trips or after December 31, 2016, whichever
comes last, until contracts have been let for the following intersection improvements.
Surety shall be provided to the satisfaction of either St. Lucie County or the Florida
Department of Transportation that sufficient funds will be available to complete the
following intersection improvements, including signalization modifications as
warranted by County and/or State criteria:

38




a) Angle Road and Kings Highway
Add second northbound thru lane
Add second southbound thru lane

b) Orange Avenue and Kings Highway
Add second northbound thru lane
Add second southbound thru lane

30. No building permits shall be issued for development that generates more than 4,184
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32.

net external two-way p.m. peak hour trips or after December 31, 2016, whichever
comes last, until contracts have been let for the following intersection improvements.
Surety shall be provided to the satisfaction of either St. Lucie County or the Florida
Department of Transportation that sufficient funds will be available to complete the
following intersection improvements, including signalization modifications as
warranted by County and/or State criteria:

a) Indrio Road and Kings Highway
Add second northbound thru lane
Convert southbound right-turn lane to thru lane

No building permits shall be issued for development that generates more than 2,604
net external two-way p.m. peak hour trips or after December 31, 2017, whichever
comes last, until contracts have been let for the following intersection improvements.
Surety shall be provided to the satisfaction of either St. Lucie County or the Florida
Department of Transportation that sufficient funds will be available to complete the
following intersection improvements, including signalization modifications as
warranted by County and/or State criteria:

a) Okeechobee Road and Jenking Road
Add second northbound left-turn lane
Add second southbound left-turn lane

No building permits shall be issued for development that generates more than 3,329
net external two-way p.m. peak hour trips or after December 31, 2018, whichever
comes last, until contracts have been let for the following intersection improvements.
Surety shall be provided to the satisfaction of cither St. Lucie County or the Florida
Department of Transportation that sufficient funds will be available to complete the
following intersection improvements, including signalization modifications as
warranted by County and/or State criteria:

a) St Lucie West Boulevard and NW Peacock Boulevard
Add second eastbound left-turn lane
Add westbound right-turn lane
Add second southbound left-turn lane
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33.

The intersection improvements above shall be done at the same time as improvements
to St. Lucie West Boulevard included in Table 1.

No building permits shall be issued for development that generates more than 5,277
net external two-way p.m. peak hour trips or after December 31, 2019, whichever
comes last, until contracts have been let for the following intersection improvements.
Surety shall be provided to the satisfaction of either St. Lucie County or the Florida
Department of Transportation that sufficient funds will be available to complete the
following intersection improvements, including signalization modifications as
warranted by County and/or State criteria:

a) St. Lucie West Boulevard and Cashmere Boulevard
Add third eastbound thru lane
Add third westbound thru lane

The intersection improvements above shall be done at the same time as improvements
to St. Lucie West Boulevard included in Table 1.

Interstate 95

34.

35.

No building permits shall be issued for development that generates more than 4,381
net external two-way p.m. peak hour trips or after December 31, 2016, whichever
comes last, for the roadway widening or construction projects identified below, until
either: 1) contracts have been let for the roadway widening or construction projects;
or 2) local government development agreement consistent with Sections 163.3220
through 163.3243, Florida Statutes, has been executed and attached as an exhibit to
the development order; or 3) the developer has paid or has entered into a binding
agreement to pay its proportionate fair share pursuant to Section 163.3180(12),
Florida Statutes, or Chapter 9J-2.045(7)(a)3, Florida Administrative Code, as
applicable; or 4) the required improvement has been included in the first three years
of the Florida Department of Transportation Five-Year Work Program:

a) Interstate 95 from Indrio Road to Orange Avenue — Widen to six lanes.

No building permits shall be issued for development that generates more than 1,775
net external two-way p.m. peak hour trips or after December 31, 2018, whichever
comes last, for the roadway widening or construction projects identified below, until
cither: 1) contracts have been let for the roadway widening or construction projects;
or 2) local government development agreement consistent with Sections 163.3220
through 163.3243, Florida Statutes, has been executed and attached as an exhibit to
the development order; or 3) the developer has paid or has entered into a binding
agreement to pay its proportionate fair share pursuant to Section 163.3180(12),
Florida Statutes, or Chapter 93-2.045(7)(a)3, Florida Administrative Code, as
applicable; or 4) the required improvement has been included in the first three years
of the Florida Department of Transportation Five-Year Work Program:
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36.

37

38.

a) Interstate 95 from Midway Road to St. Lucie West Boulevard ~ Widen to
eight lanes.

No building permits shall be issued for development that generates more than 1,870
net external two-way p.m. peak hour trips or after December 31, 2018, whichever
comes last, for the roadway widening or construction projects identified below, until
either: 1) contracts have been let for the roadway widening or construction projects;
or 2) local government development agreement consistent with Sections 163.3220
through 163.3243, Florida Statutes, has been executed and attached as an exhibit to
the development order; or 3) the developer has paid or has entered into a binding
agreement to pay its proportionate fair share pursuant to Section 163.3180(12),
Florida Statutes, or Chapter 93-2.045(7)(a)3, Florida Administrative Coede, as
applicable; or 4) the required improvement has been included in the first three years
of the Florida Department of Transportation Five-Year Work Program:

a) Interstate 95 from St. Lucie West Boulevard to Crosstown Patkway — Widen
to eight lanes.

No building permits shall be issued for development that generates more than 2,391
net external two-way p.m. peak hour trips or after December 31, 2020, whichever
comes last, for the roadway widening or construction projects identified below, until
either: 1) contracts have been let for the roadway widening or construction projects;
or 2) focal government development agreement consistent with Sections 163.3220
through 163.3243, Florida Statutes, has been executed and attached as an exhibit to
the development order; or 3) the developer has paid or has entered into a binding
agreement to pay its proportionate fair share pursuant to Section 163.3180(12),
Florida Statutes, or Chapter 9J-2.045(7)(a)3, Florida Administrative Code, as
applicable; or 4) the required improvement has been included in the first three years
of the Florida Department of Transportation Five-Year Work Program:

a) Interstate 95 from Orange Avenue to Okeechobee Road — Widen to six lanes.

No building permits shall be issued after December 31, 2010 uniil contracts have
been let for the following intersection improvements. Surety shall be provided to the
satisfaction of either St. Lucie County or the Florida Department of Transportation
that sufficient funds will be available to complete the following intersection
improvements, including signalization modifications as warranted by County and/or
State criteria:

a) Midway Road and Interstate 95 West Ramp
Add southbound right-turn lane

b) Midway Road and Interstate 95 East Ramp
Signalize
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39.

40.

41.

No building permits shall be issued after December 31, 2013 until contracts have
been let for the following intersection improvements. Surety shall be provided to the
satisfaction of either St. Lucie County or the Florida Department of Transportation
that sufficient funds will be available to complete the following intersection
improvements, including signalization modifications as warranted by County and/or
State criteria:

a) Midway Road and Interstate 95 East Ramp
Add second castbound left-turn lane
Add second northhound left-turn lane

No building permits shall be issued after December 3I, 2018 for the roadway
widening or construction projects identified below, until either: 1) contracts have
been let for the roadway widening or construction projects; or 2) local government
development agreement consistent with Sections 163.3220 through 163.3243, Florida
Statutes, has been executed and attached as an exhibit to the development order; or 3)
the developer has paid or has entered into a binding agreement to pay its
proportionate fair share pursuant to Section 163.3180(12), Florida Statutes, or
Chapter 93-2.045(7)(a)3, Florida Administrative Code, as applicable; or 4) the
required improvement has been included in the first three years of the Florida
Department of Transportation Five-Year Work Program:

a) Interstate 95 from Qkeechobee Road to Midway Road — Widen to eight lanes.

b) Crosstown Parkway Interchange with Interstate 95 — Widen southbound I-95
off-ramp to two lanes.

¢) Midway Road Interchange with Interstate 95 — Widen southbound [-95 on-
ramp to two lanes.

No building permits shall be issued after December 31, 2018 until contracts have
been let for the following intersection improvements. Surety shall be provided to the
satisfaction of either St. Lucie County or the Florida Department of Transportation
that sufficient funds will be available to complete the following intersection
improvements, including signalization modifications as warranted by County and/or
State criteria:

a) Midway Road and Interstate 95 West Ramp
Add second westbound left-turn lane
Add second southbound left-turn lane

b) Midway Road and Interstate 95 East Ramp
Add third westbound thru lane
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Access Driveways

42. At a minimum, Provences Development of Regional Impact shall have three
connections to Midway Road consistent with Map H, Master Development Plan,
included in the application for development approval.

43, At a minimum, the following lane geometry and signalization shall be provided at the
following intersections at the time of construction of the roadways within the project
by the year 2010:

a)

b)

Midway Road and West Project Entrance/Commerce Center Parkway

Eastbound left-turn lane
Westbound left-turn lane
Southbound left-turn lane
Southbound thru lane
Northbound approach lane
Signalize

Midway Road and Center Project Entrance

Eastbound left-turn lane
Westbound right-turn lane
Southbound approach lane
Signalize

Midway Road and East Project Entrance
Eastbound left-turn lane

Westbound right-turn lane

Southbound approach lane

Signalize

44. At a minimum, the following lane improvements shall be provided at the following
intersections prior to the year 2015:

a)

b)

Midway Road and West Project Entrance/Commerce Center Parkway
Add second westbound left-turn lane

Add second southbound left-turn lane

Add northbound right-turn lane

Midwav Road and Center Project En{rance
Add second eastbound thru lane

Add second westbound thru lane

Add two southbound left-turn lanes

Midwav Road and East Project Entrance
Add second eastbound lefi-turn lane
Add two southbound left-turn lanes




45.

At a minimum, the following lane improvements shall be provided at the following
intersections prior to the year 2020:

a) Midway Road and West Project Entrance/Commerce Center Parkway
Add second eastbound thru lane
Add second westbound thru lane
Add third westbound left-turn lane
Add westbound right-turn lane
Add second southbound through lane
Add third southbound left-turn lane
Add second northbound thru lane

b) Midway Road and Center Project Entrance
Add second eastbound left-turn Jane
Add third westbound thru fane

¢) Midway Road and East Project Entrance
Add third eastbound thru lane
Add third westbound thru lane
Add second southbound right-turn lane
Add third southbound left-turn lane

Other Issues

46.

47,

48.

A trip generation analysis shall be prepared by the applicant and approved by St.
Lucie County prior to each site plan approval. The trip generation analysis shall
present calculations for the p.m. peak hour and shall be performed using trip
generation rates included in the latest available Institute of Transportation Engineers
Trip Generation Report as well as land uses included in the application for
development approval. The trip generation analysis shall include internal capture and
passer-by, if appropriate, to determine net trips generated by the development. The
trip generation shall be cumulative and include all previous site plan approvals.
Development Order conditions shall be evaluated using the trip generation analysis to
determine triggering of any transportation conditions.

During the site plan approval process, a traffic study shall be submitied to St. Lucie
County to determine, as a minimum:

a) Lane geometry for internal roadways and their intersections
b) Timing of signalization improvements, if appropriate.

The Biennial Report required by subsection 380.06(18), Florida Statutes, shall be
submitted every two years on the anniversary of the adoption of the development
order and continued every other year thereafter. The Biennial Status Report shall
indicate the status (schedule) of guaranteed transportation network improvements.
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49.

This Biennial Status Report shall be submitted to St. Lucie County, Florida
Department of Transportation, Treasure Coast Regional Planning Council and the
Department of Community Affairs as part of the Development of Regional Impact
Biennial Report.

The Biennial Status Report shall list all roadway improvements needed to be
constructed, the guaranteed date of completion for the construction of each needed
improvement, the party responsible for the guaranteed construction of each
improvement, and the form of the binding commitment that guarantees construction
of each improvement. Additionally, this report shall include a trip generation study
determining new external traffic during the p.m. peak hour due to the existing
development. The trip generation shall be used to evaluate triggering of any
transportation conditions.

No further building permits for Provences Development of Regional Impact shall be
issued at the time the Biennial Status Report reveals that any nceded transportation
improvements included in the Development Order is no longer scheduled or
suaranteed, or has been delayed in schedule such that it is not guaranteed to be in
place and operational, or under actual construction for the entire modification
consistent with the timing criteria established in this Development Order.

Extensions to the buildout date for Provences Development of Regional Impact,
subject to the requirements in subsection 380.06(19)(c), Florida Statutes, shall not
apply to any of the transportation conditions unless:

a) A traffic study has been prepared to identify mitigation measures and/or
modifications to the roadway network to ensure both roadways and
intersections significantly impacted by project traffic will perform at the
adopted level of service at the proposed buildout extension; and

b) The Development Order has been amended to include these mitigation
measures and/or modifications to the roadway network.,

The methodology for this traffic study shall be agreed upon by St. Lucie County,
Florida Department of Transportation and the Treasure Coast Regional Planning
Council.

ENVIRONMENTAL AND NATURAL RESOURCES

Wetland and Upland Preservation

50.

The developer shall protect and enhance wetlands and upland natural communities
located within the Wetland and Upland Preservation Area identified on the Provences
Development of Regional Impact Map H, Master Development Plan. The intent of
this condition is to provide protection of wetland and upland natural communities, to
provide habitat for wildlife, and to assist in improving water quality on the project
site and within the watershed. The continued viability and maintenance of the
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51

52.

Wetland and Upland Preserve Area shall be assured through a Conservation
Fasement with St. Lucie County or the South Florida Water Management District.
The easement shall be properly executed and recorded prior to issuance of building
permits for any portion of the project.

The developer shall install temporary fencing around the Wetland and Upland
Preservation Area prior to commencing site clearing adjacent to the preserve area.
The fencing shall clearly identify and designate the boundaries of the preserve area
and minimize the potential disturbance of the preserve area during land clearing and
construction. The temporary fencing shall be established at least [0 feet outside of
the boundaries of the preserve arcas and shall remain in place until the completion of
the finish grading on the area adjacent to the fencing.

The developer shall prepare a Preserve Area Management Plan for the Wetland and
Upland Preservation Area identified on the Provences Development of Regional
Impact Map H, Master Development Plan. The plan shall: 1) identify locations in the
preservation area where wetland or upland natural communities will be created,
enhanced, or restored; 2) identify management procedures and provide a schedule for
their implementation; 3) include procedures for maintaining suitable habitat for state
and federally listed species; 4) include methods to remove nuisance and exotic
vegetation and any other species that are determined to threaten the natural
communities; 5} include plans to permanently mark the preserve area and provide
access for passive recreation, education, or scientific study; and 6) identify a
permanent funding source and define a responsible entity for the maintenance and
implementation of the management plan in perpetuity. The management plan shall be
approved by St. Lucie County in consultation with the U.S. Fish and Wildlife Service,
Florida Fish and Wildlife Conservation Commission, and South Florida Water
Management District prior to the initiation of site clearing activities.

Listed Species

53.

54,

In order to protect Florida Sandhill Cranes on the project site, the developer or an
authorized entity shall maintain foraging habitat within the Wetland and Upland
Preservation Area identified on the Provences Development of Regional Impact Map
H, Master Development Plan. The developer or an authorized entity shall comply
with all Florida Fish and Wildlife Conservation Commission recommendations
regarding the maintenance and management of foraging habitat for this State listed
threatened species. Details of the Florida Sandhill Crane protection measures and
methods to provide foraging habitat shall be provided in the Preserve Area
Management Plan.

In the event that it is determined that any additional representative of a state or
federally listed plant or animal species is resident on, or otherwise significantly
dependent upon the project site, the developer shall cease all activities which might
negatively affect that individual population and immediately notify St. Lucie County.
The developer shall provide proper protection to the satisfaction of the St. Lucie
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County, U.S. Fish and Wildlife Service, and Florida Fish and Wildlife Conservation
Commission.

Exotic Species

55.

Prior to obtaining building permits for any future structure located on a particular
development parcel, the developer of such parcel shall remove from that parcel all
Melaleuca, Brazilian pepper, Old World climbing fern, Australian pine, downy rose-
myrtle, and any other nuisance and invasive exotic vegetation listed under Category I
of the Florida Exotic Pest Plant Council’s “2005 List of Invasive Species.” Removal
shall be in a manner that minimizes seed dispersal by any of these species. There
shall be no planting of these species on site. Methods and a schedule for the removal
of exotic and nuisance species should be approved by St. Lucie County. The entire
site, including wetlands and conservation areas, shall be maintained free of these
species in perpetuity, in accordance with all applicable permits.

Stormwater Management

56.

57.

58,

59.

The developer of each development parcel shall design and construct a stormwater
management system within such development parcel to retain the maximum volumes
of water consistent with South Florida Water Management District and North St.
Lucie River Water Control District criteria for flood control. At a minimum, all
discharged water from the surface water management system shall meet the water
quality standards of Florida Administrative Code Rule 17-3.

All clements of the stormwater management system shall be designed to meet state
water quality standards. The developer shall establish a permanent water quality
monitoring system to demonstrate that the North St. Lucie River Water Control
District canal system, Ten Mile Creek, and adjacent properties will not be impacted
by water from the project site in violation of state water quality standards. The
proposed plans for the water quality monitoring system shall be approved by St.
Lucie County in consultation with South Florida Water Management District prior to
the construction of the surface water management systerm. Results of the water quality
monitoring shall be included in the Development of Regional Impact biennial repotts.

The developer shall work with St. Lucie County to minimize the amount of
impervious surface constructed for automobile parking on the project site. The
developer and the County should consider the use of pervious parking lot materials
where feasible.

The surface water management system shall utilize Best Management Practices to
minimize the impact of chemical runoff associated with lawn and landscape
maintenance. The developer shall coordinate with the South Florida Water
Management District to formulate and implement Best Management Practices to
reduce the use of pesticides and fertilizers throughout the project.
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60.

Maintenance and management efforts required to assure the continued viability of all
components of the surface water management system shall be the financial and
physical responsibility of the developer, a community development district, or other
entity acceptable to St. Lucie County. Any entities subsequently replacing the
developer shall be required to assume the responsibilities outlined above.

Water Supply

61.

62.

63.

No residential subdivision plat shall be recorded nor final site plan approved for any
development parcel until the developer has provided written confirmation from the
South Florida Water Management District and the St. Lucie County Utilities (or other
approved service provider) that: 1) adequate capacity of treated potable water is
available to serve the development parcel; 2) adequate potable water treatment and
delivery facilities are available to meet the project’s needs; 3) the necessary capital
facilities are available or have been planned to meet the needs of the project; and 4)
the developer or others have provided the necessary water system extensions (or
provided surety for same in a form acceptable to St. Lucie County) to serve the
development parcel.

The preferred source of irrigation water shall be treated wastewater effluent at such
time as this source is made available to the site. The project shall be equipped with
an irrigation water distribution system to provide reclaimed water to all domestic
residential lots when it becomes available. No individual home wells shall be
constructed on the project site. Prior to availability of a sufficient supply of
reclaimed water, other water supply sources may be used for landscape irrigation
subject to meeting South Florida Water Management District permitting criteria in
effect at the time of permit application.

The project shall utilize ultra-low volume water use plumbing fixtures, self-closing
andfor metered water faucets, xeriscape landscape techniques, and other water
conserving devices and/or methods specified in the Water Conservation Act, Section
553.14, Florida Statutes. These devices and methods shall meet the criteria outlined
in the water conservation plan of the public water supply permit issued to St. Lucie
County Utilities {or other approved service provider) by the South Florida Water
Management District.

Wastewater Management

64. No residential subdivision plat shall be recorded nor final site plan approved for any

development parcel until the developer has provided written confirmation from the
South Florida Water Management District and the St. Lucie County Utilities
Department (or other approved service provider) that: 1) adequate capacity for
wastewater treatment is available to serve such development parcel; 2) the developer
has provided the necessary reuse water infrastructure to serve the project; and 3) the
developer or others have provided the necessary wastewater system extensions (or
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provided surety for same in a form acceptable to St. Lucie County) to serve the
development parcel.

Solid Waste and Hazardous Materials

65.

No residential subdivision plat shall be recorded nor final site plan approved for any
development parcel until the developer has provided written confirmation from St.
Lucie County that adequate solid waste disposal services and facilities will be
available when needed for that development parcel. Development shall only occur
concurrently with the provision of adequate solid waste disposal services and
facilities.

Air Quality

66.

67.

68.

No later than 180 days prior to the issuance of the first certificate of occupancy or as
soon as parking facilities have been finalized, the developer shall contact the Florida
Department of Environmental Protection if any surface parking areas produce 1500
vehicle trips per hour or any parking garages produce 750 vehicle trips per hour. At
that time parameters for a Carbon Monoxide Air Quality Analysis based on the latest
Florida Department of Environmental Protection guidelines shall be developed.

No later than 90 days prior to the issuance of the first certificate of occupancy the
developer shall submit said Carbon Monoxide Air Quality Analysis to the Florida
Department of Environmental Protection for their review and approval. The analysis
shall demonstrate that the National Ambient Air Quality Standards for Carbon
Monoxide will not be violated as a result of this project and if necessary, shall include
mitigation measures for which the developer shall be responsible.

During land clearing and site preparation, soil treatment techniques appropriate for
controlling unconfined particulate emissions shall be undertaken. If construction on a
parcel will not begin within thirty days of clearing, the soil shall be stabilized until
construction of the parcel begins. Cleared areas may be sodded, seeded, landscaped,
mulched, or stabilized by other means as may be permitted by St. Lucie County.
Minimal clearing for access roads, survey lines, fence installation, or construction
trailers and equipment staging areas is allowed without the need for soil stabilization.
The purpose of this condition is to minimize dust production and soil erosion during
land clearing and to prevent soil particulates from becoming airborne between the
time of clearing and construction. The development shall comply with all National
Pollutant Discharge Elimination System requirements.
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HUMAN RESOURCE ISSUES

Housing

69. The developer shall provide 630 workforce housing units on the Provences
Development of Regional Impact affordable to very low, low, and moderate income
worker households at the following affordability thresholds illustrated in the
following table:

Affordability’ Threshold Calculation for Workforce Housing Units

Income Affordability Thresholds
Level Income (Rent)/i\/liortgage2 Purchase Price Rent
Very Low $27,300 ($683) $308 $51,300 $683

(< 50%)
Low $43,680 ($1,092) $692 $115,250 $1.092
(50-80%)
Moderate $65,520 ($1,638) $1,213 $202,000 $1,638
(80-120%)

' Housing that is affordable to families earning from 50% to 120% of the Area Median Income. Arca
Median Tncome is based on the most recent figures for the Port St. Lucie-Fort Pierce Metropolitan
Statistical Arca as reported annually by the United States Department of Housing and Urban
Development, For 2006 the Port St. Lucie-Fort Pierce Area Median Income was $54,600.

2 Assumes 5% down, 6.5% interest, 30-year morlgage, and sliding scale for taxes and insurance at
$375, $400 and $425 per month, respectively, for very fow, low, and moderale income households.
42006 alfordability timits for home prices (for-sale housing) and maximum rental rates by income
group based on a family of four, The sales prices and rental rates for worklorce housing units should
be recaleulated annually for each household income level.

The required number of workforce housing units to be provided for each income level
to meet the projected demand of 650 units is:

e |82 Very Low Income
e 286 Low Income
o 182 Moderate Income
650 Total Workforce Housing Units

The mitigation of the significant adequate housing impact can be addressed by the
developer in one or more of the following ways:

a) The developer shall construct 650 workforce housing units on site within the
affordability threshoid for Very Low, Low, and Moderate Income houscholds; or

b) The developer shall make payment to a housing trust fund to be established by St.

Lucie County, sufficient in amount that would resuit in the construction of a total
of 650 affordable housing units on site to meet the adequate housing need for 650
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workforce housing units for the project’s Very Low, Low, and Moderate Income
households; or

The developer shall provide a direct ownership or rental subsidy to the project’s
Very Low, Low, and Moderate income employees sufficient in amount to satisfy
the adequate housing need for the 650 workforce housing units; or

d) The developer shall participate in a Workforce Housing Program to be established

by St. Lucie County by the end of 2007 that will ensure that one third of the
project’s affordable housing need of 650 workforce housing units by income
range will be provided on site by the end of each phase of development.

All workforce housing units provided to satisfy this condition shall be certified as
qualified workforce housing units by St. Lucie County and shall be:

Affordable for a minimum period of 20 years;

Restricted for sale or resale to income qualified workforce households,;
Subject to resale price restrictions set annually by St. Lucie County; and
Subject to a formula for shared equity appreciation.

b —

The provision or allowance of accessory apartments on individual building lots shall
be counted towards meeting the requirement for the provision of workforce housing.
Accessory units shall not be counted against the total number of units proposed for
the Provences Development of Regional Impact.

Schools

70. No residential subdivision plat shall be approved nor final residential site plan
approved for any development parcel until the developer has secured a development
agreement with the St. Lucie County School District that assures the following
activities:

a)

b)

The dedication of one K-8 school site sized and located to the satisfaction of the
St. Lucie County School District. The drainage for the school site must be
accommodated off-site as part of a larger master stormwater program. The
school site must be not less than 20 acres exclusive of any required upland or
wetland preservation areas.

The developer must provide either:
() A proportionate share of all costs necessary to construct the following
school facilities to be built according to current State of Florida and St.

Lucie County School Board standards and operated and maintained by the
St. Lucie County School District:
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L. 45.5% of all costs necessary to construct one new K-8
school (average size = 1,600 students), including furniture,
fixtures, and equipment;

i. 12.5% of all costs necessary to construct one new high
school (average size = 2,500 students), including furniture,
fixtures, and equipment; or

(2) A proportionate share of costs to be determined by the St. Lucie County
School Board for the construction of school facilities necessitated by the
proposed development.

71. If the developer chooses to mitigate part or all of the project’s educational impacts
with charter school facilities, such facilities shall be chartered with the St. Lucie
County School District. All charter schools shall adhere to the following
development, operational and design standards, which shall be included in the charter
contract:

a)

b)

d)

g

All charter schools shall be reviewed and approved by the St. Lucie County
School Board and all relevant state review authorities.

No charter schools shall be populated and operate in a manner that will negatively
affect the desegregation balance in St. Lucie County.

All charter schools shall be built according to the State Requirements for
Educational Facilities standards set forth in Florida Statutes.

All charter schools shall follow the building policies and practices of the St. Lucie
County School Board, including but not limited to architecture, building
materials, and an Enhanced Hurricane Protection Area required for public schools
or structural hardening.

All charter schools shall be available and subject to inclusion in the inventory of
emergency shelters for St. Lucie County.

The core facilities for all charter schools, including but not limited to cafeteria,
media center, administrative offices, and land area available for recreational uses,
parking areas, and stormwater retention, shall be sized to accommodate the
standard educational facility sizes as adopted by the St. Lucie County School
Board.

All charter schools shall be located along publicly-owned roadways, with safe
bicycle and pedestrian access for students, and accessible to any member of the
general public.
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Police and Fire Protection

72.

73.

No residential subdivision plat shall be recorded nor final site plan approved for any
development parcel until the developer has received written confirmation from the St.
Lucie County Sheriff’s Office indicating that adequate facilities and police protection
are in place to serve the development parcel. The methodology used to determine the
demand created as a result of the project and the standards used to determine adequate
police protection shall be approved by the St. Lucie County Sheriff’s Office.

No residential subdivision plat shall be recorded nor final site plan approved for any
development parcel until the developer has entered into a Development Agreement
with the St. Lucie County Fire District for improvements necessary to provide Fire
and Emergency Medical Services to the project. The methodology used to determine
the demand created as a result of the project and the standards used to determine
adequate fire rescue services shall be approved by the St. Lucie County Fire District.

Hurricane Preparedness

74.

75.

The developer shall mitigate emergency public shelter impacts through providing a
combination of safe spaces within each home encouraging sheltering-in-place by
residents and/or constructing community hurricane shelter spaces or duel use of a
facility constructed or retrofitted to State of Florida hurricane code within the
development. The hurricane shelter mitigation techniques provided shall be approved
by St. Lucie County Division of Emergency Management and be consistent with
Chapter 9J-2.0256(5) (a), Florida Administrative Code and with Red Cross Standards
4496.

The developer shall pay a proportionate share payment to the St. Lucie County to
mitigate the projected demand and impact on special needs shelter space. The amount
of special needs public hurricane evacuation shelter space (3,000 square feet) shall be
recalculated to the satisfaction of St. Lucie County and St. Lucie County Division of
Emergency Management if age restrictions are established in any part of the
Provences Development of Regional Impact. The special needs huricane shelter
mitigation techniques provided shall be approved by the St. Lucie County and St.
Lucie County Division of Emergency Management and be consistent with Chapter
93-2.0256(3) (), Florida Administrative Code. If the Development Order is changed
to allow an alternate number of residential units, then the numbers in this condition
would change proportionately.

Parks and Recreation

76.

No residential subdivision plat shall be recorded nor final site plan approved for any
development parcel until the developer has provided a plan approved by St. Lucie
County for the provision of neighborhood and community recreational sites and
facilities to meet the demand created by residential development in the project.
Neighborhood parks should serve as prominent visual and social focal points of each
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neighborhood, and provide for informal, non-programmed recreational activities. At
a minimum, 5 acres of neighborhood parks and one 50-acre community park should
be established to serve area residents of the Provences Development of Regional
Impact. The community park should include recreational facilities as described in the
Recreational Element of the St. Lucie County Comprehensive Plan. Neighborhood
and community recreational facilities shall be available to serve projected demand in
accordance with the plan approved by the St. Lucie County Parks and Recreation
Department.

Historic and Archaeological Sites

77. In the event of discovery of any archaeological artifacts during construction of the
project, construction shall stop in the area of discovery and immediate notification
shall be provided to St. Lucie County and the Division of Historical Resources,
Florida Department of State. Proper protection shall be provided to the satisfaction of
the St. Lucie County and the Division of Historical Resources.
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APPENDIX A

Maps

This appendix contains the following maps related to the Provences DRI:
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APPENDIX B

Correspondence

This appendix contains correspondence related to the Provences DRI:

South Florida Water Management DIStrICt.......oovviiiiniiiniiiinn e

Florida Department of State.......cccoovvcivciiie s B-14
St. LUCIE COUDLY c.rveeeirreeererreeererrisismssiite st cse e sae st res s sae s sas st sae s srseassn s s bas b e sneerrn e B-15
City OF POFt St LUCIE oottt e e B-26
United States Environmental Protection AZency ..o B-28
School Board of St. Lucie COUNLY ...cvvveineireir s B-32
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SoUTH FLORIDA WATER MANAGEMENT DISTRICT f

3301 Gun Club Road, West Palin Beach, Florida 33406 + (561) 686-8800 « FL WATS 1-800-432-2043 « TDD (561) 697-2574
Maiting Address: P.O. Box 24680, West Palm Beach, FI, 33416-4680 + wwwsfwmd.gov

January 31, 2007

Mr. Michael Busha, Executive Director
Treasure Coast Regional Planning Council
301 East Ocean Boulevard, Suite 300
Stuart, FL 34994

froid)

Dear MBusha:

Subject: Provences, DRI No. 06-486

Enclosed is a copy of the District's Impact Assessment Report for the above subject
project. The report is a general technical assessment of the project based on information

provided by the applicant and does not constitute final finding agency action.

We appreciate this opportunity to participate in the review process. If you have any
questions concerning our review of this project, please give me a call at (561) 682-6862.

Sincerely,
James J. Golden, AICP

Senior Planner
Environmental Resource Regulation

/19
Enclosure

c: Brett A. Nein, Carter & Burgess, Inc.

GOVERNING BOARD B-2 Execurive OFFICE
Kevin McCarty, Chair Alice J. Carlson Lennart E. Lindahl, P.E. Carol Ann Wehle, Executive Director
Irela M. Bagus, Vice-Chair Michael Coilins Harkley R. Thornton

Miya Burt-Stewart Nicolés |. Gutiérrez, jr., BEsq. Malcolm S. Wade, Jr.




IMPACT ASSESSMENT REPORT
Prepared by
South Florida Water Management District

Issued January 31, 2007

I PROJECT SUMMARY

Project: Provences
Developers: Willow Lakes, LLC
: Midway Properties, LLC
Red River, LLC

SFWMD ID No: 06-486

Location: $2,3,34&35/T35&368/R39E, St. Lucie County

Size: +735.5 acres

Existing Land Use: Agricultural/Undeveloped

Proposed Land Use: Mixed-use, including Residential (4,443 dwelling units),

Town Center (1,438,950 square feet, including 350 room
hotel), Community Retail (741,600 square feet), Office
(1,000,000 square feet), Elementary School (1,500 students)

DRI Threshold: Exceeds mixed-use threshold, pursuant to Chapter
380.0651(3)(1), F.S.

I GENERAL PROJECT-RELATED INFORMATION

The Provences DRI is a proposed +735.5 acre mixed-use development located in east-central St.
Lucie County at the northwest corner of 1-95 and Midway Road (see Exhibit 1).

The Master Development Plan (see Exhibit 2) proposes the following land uses: Residential (4,443
dwelling units), Town Center (1,438,950 square feet, including 350 room hotel), Community
Retail (741,600 square feet), Office (1,000,000 square feet), Elementary School (1,500 students)
Development is scheduled to occur in four phases with build-out in 2020.

On October 25, 2005, the Florida Department of Community Affairs (DCA) entered into a
Preliminary Development Agreement with the applicant, pursuant to Sections 380.032(3) and
380.06(8), F.S., and Rule 9J-2,185, F.A.C. The PDA authorizes construction of a portion of the
proposed DRI development on 101.34 acres, including 532 residential dwelling units, 225,000
gross square feet of retail, a community park and clubhouse, a site for civic uses, and related
infrastructure improvements.
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Hi POTENTIAL FOR ADVERSE REGIONAL IMPACTS SUMMARY

Category - 0 . _ Tining
Water Use - Potable X
Water Use - Non Potable
Surface Water Management - Quantity
Surface Water Management - Quality
Wetlands/Other Surface Waters - Functions

PP P PR

v CONCLUSIONS AND RECOMMENDATIONS

On December 14, 2006, the District issued a Conceptual Authorization for the entire DRI project
site (Environmental Resource Permit No. 56-02538-P). No construction activities are authorized
by this permit.

Pursuant to issuance of Permit No. 56-02538-P, the applicant has adequately addressed issues
related to surface water management and impacts to wetlands/other surface waters. However,
there are remaining unresolved issues concerning the project’s potable and non-potable water
supply that will need to be addressed during the permit application review process, as well as
potentially during the comprehensive plan amendment review process and the local government
approval process (see text below, the Water Use summary section below, and the Water Supply
and Development checklist and footnotes on pages 5 and 6 for additional details).

Prior to issuance of a Development Order for this DRI, it appears that amendments to the St. Lucie
County and City of Ft. Pierce comprehensive plans may be necessary to demonstrate that there is
an adequate supply of potable water available at the source, adequate potable water treatment and
delivery facilitics available to meet the needs created by the proposed development, and that the
necessary capital facilities are available or have been planned in a financially feasible manner to
meet the needs of the proposed development. Improvements needed to maintain the adopted level
of service standards within the next five vears should be scheduled in a financially feasible five-
year schedule of capital improvements. If the developer is going to pay for the improvements, an
executed agreement will need to be provided demonstrating financial feasibility and be reflected in
the Capital Improvements Element of the County and City comprehensive plans.

In addition to the above, any development order issued by St. Lucie County for this DRI will need
to make adequate provisions for the water supply-related public facilities needed to accommodate
the impacts of the proposed development, pursuant to Section 380.06(15)(e)2, F.S.

Water Use

Potable water supply is proposed to be provided by the Ft. Pierce Utility Authority (FPUA) in the
short term and St. Lucie County Utilities (SL.CU) in the long-term. The short-term supply will be
provided by the FPUA through an interim bulk users agreement is has with SLCU. The utilities
currently do not have adequate permitted allocations to meet the project’s potable water demands.
The applicant is proposing to meet the project's non-potable (landscape irmigation) demands by
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withdrawals from surface and/or ground water sources, until such time that reclaimed water
becomes available.

For additional details concerning the above as well as permitting requirements, see “Permits”
below and the Water Supply and Development Checklist and Footnotes on pages 5 and 6.

The District is recommending a Development Order Condition (see page 4) requiring that specific
conservation measures be incorporated into the project design.

Surface Water Management

Existing surface water features on the project site include a series of isolated wetlands and several
man-made lakes. The project site lies within the jurisdictional boundaries of the Noxth St. Lucie
River Water Control District NSLRWCD).

The proposed surface water management system will consist of a network of inlets, culverts,
stormwater treatment ponds, control structures, and wetlands. Water quality treatment will be
provided within the stormwater treatment ponds. Off-site discharges will be directed into the
NSLRWCD system which ultimately outfalls into Ten Mile Creek.

For additional details concerning the proposed surface water management system design, see
“Permits” below and the Surface Water Management Checklist on page 7.

Please note that the SFWMD has initiated rule-making to address potential water quality and
quantity impacts from new projects that ultimately discharge to Lake Okeechobee, the
Caloosahatchee Estuary and/or the St. Lucie Estuary. Under the proposed Rule, applicants may
be required to demonstrate a reduction in the amount of nutrients and volume of water
discharged from the proposed development. The current schedule for adoption of this rule,
subject to change, 1s the end of 2007.

Wetlands/Other Surface Waters-Functions

The project site contains approximately 185.9 acres of wetlands, the majority of which are hydric
pine flatwood wetlands. A lesser acreage of wet prairie, freshwater marsh, exotic wetland
hardwood, emergent aquatic vegetation, and mixed wetland hardwood wetlands also occur on-site.
Pursuant to Permit No. 56-02538-P, the District has authorized impacts to 94.99 acres (51%) of the
on-site wetlands. '

For additional details concerning the above, see the Environment Checklist and Footnotes on pages
8and 9.

Permits

This project will require the following District permits prior to commencement of construction:




L. Environmental Resource Permit — a modification to Permit No. 56-02538-P for
construction and operation of the surface water management system for the proposed
development.

2. Water Use Permit —~ for the proposed surface and/or ground water withdrawals for
landscape irrigation.

This project may require the following District permit prior to commencement of construction:

3. Water Use Permit - for certain dewatering activities proposed for the construction of
project lakes, utilities and/or road or building foundations.

The applicant must meet District criteria in effect at the time of permit application.

Recommended Development Order Condition

1. The project shall utilize ultra-low volume water use plumbing fixtures, self-closing
and/or metered water faucets, xeriscape landscape techniques, and other water conserving
devices and/or methods. These devices and methods shall meet the criteria outlined in
the water conservation plan of the public water supply permit issued to St. Lucie County
Utilities (or other approved service provider) by the South Florida Water Management
District.

VvV  DISCLAIMER

This review has been performed by the South Florida Water Management District to provide the
Treasure Coast Regional Planning Council with a general technical assessment of the water-related
impacts of this project from the District's perspective. It is a technical review of the project based
on the information provided by the DRI applicant. It is not a permit under Chapter 373, F.S., nor is
it a commitment for said permits. This review does not constitute final agency action and it is not
binding on this agency. Permit evaluation, pursuant to Chapter 373, F.S., will be based upon the
criteria in effect and the information available at the time of permit application. Consequently, the
applicant is advised that this could result in a change in the District's technical assessment {rom
that which is contained in this review.

Further, this review is not intended to restrict any formal District comments and/or objections that
may be issued on the proposed comprehensive plan amendments associated with this DRI. During
the formal plan amendment review process, pursuant to Chapter 9J-5, F.A.C., the District will
perform a detailed evaluation of all water resource-related issues associated with this proposal and
will provide its formal comments and/or objections to the Florida Department of Community
Affairs (DCA).




SUBJECT: WATER SUPPLY AND DEVELOPMENT - Provences, DRI No. (6-486

Proposed Potable Water Sources: St. Lucie County Utilities (SLCU} & Ft. Pierce
Utilities (FPU) [see footnote 1]
Permit No.: 56-00406-W {SLCU) & 56-00085-W (FPU)
Expiration Dates: October, 2009 (SLCU) & July, 2006 (FPU)
permitted Allocations: 0.166 MGD/60.6 MGY (SLCU) & 11 MGD/4007 MGY (FFRU)
Current Usages: 0.14 MGD/51 MGY (SLCU) & 9.4 MGD/3476 MGY (FPU) [2006 data]
Projected Demand of DRI: 1.886 MGD/688.4 MGY

Proposed Non-Potable Water Source: Surface and/or ground water [see footnote 21
Projected Demand of DRI: 0.718 MGD/262.07 MGY

| ACCEPTABLE | | |
| RESPONSE | RESOLVABLE | MAJOR |
| IN | AT PERMIT TIME |REGIONAL!
| APPLICATION| MINOR | MAJOR | ISSUES |
I. PROJECTED DEMANDS OF PROJECT
A. POTABLE WATER
1. Use Generation Rates : X i |
2. Conservation Practices X{3) |
B. NON-POTABLE WATER
1. Use Generation Rates ] ]
2. Conservation Practices X(3) I |
3. Wastewater Reuse X{3) } | |
II. WATER USE IMPACTS
A. ON-SITE
1. Proposed Sources
a. Groundwater | X(2) | |
b. Surface Watexr | X(2) | |
C. Wastewater Reuse X(3) | |
d. Reverse Osmosis X(2)
2. Resource Capability | X(2)
3. Impacts
a. Salt Water Intrusion | x2) | | |
b. Pollution/Contamination X(2) | | !
¢. Environmental | X2y | | |
B. QFF-SITE
1. Verification of Availability
from Utility | X{1) |
2. Resource Capability | X{ |
3. Impacts
a. Salt Water Intrusion X{(1) ] ]
b. Pollution/Contamination %(1) |
c. Environmental X{1) |
d. Other Legal Users %(1) |

FOOTNOTES: See following page.
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WATER SUPPLY AND DEVELOPMENT FOOTNOTES:

(1)

(2)

(3)

The project’s initial potable water supply will be provided by the Ft.
Pierce Utilities Authority (FPUA) through an intermim bulk users
agreement it hag with St. Lucle County Utilities (SLCU), until such time
that a new SLCU wellfield is developed.

The FPUA and SLCU have submitted applications to the District for renewal
and modification of their public water supply Water Use Permits,
including an increase in theilr permitted allocations. The FPUA
application includes the interim bulk water service agreement with SLCU.

The ADA indicates that the project’s landscape irrigation demands will
be met by withdrawals from on-site lakes or wells, until such time that
reclaimed water becomes available from SLCU. The potential source of
the well withdrawals was not specified in the ADA (i.e., Surficial or
Floridan aguifers).

At the time of application for a water use permit for the proposed
landscape irrigation withdrawals, the applicant will need to demonstrate
that the proposed withdrawals are reasonable-beneficial, will not
interfere with any existing legal users of water, are in the public
interest, and will not result in any harm to wetlands and/or other
gsurface water functions. An impact assessment will be required, pursuant
to Section 1.7.5 of the Water Use Basis of Review. In addition, the
applicant is advised that the irrigation demand projections submitted
with the permit application should be consistent with the modified
Blaney-Criddle Eguation, pursuant to Section 2.3.2 of the Water Use Basis
of Review (Supplemental Irrigation Recuirement).

The applicant 1s proposing to use reclaimed water when 1t becomes
available. However, the ADA did not address specific proposed water
conservation measures.

The District is recommending a Development Order Condition {(see page 4}
requiring that specific conservation measures be incorporated into the
project design. In addition, the District will reguire the applicant
to address specific non-potable water conservation methods/technigues
during the Water Use Permit application review process.
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SURJECT: SURFACE WATER MANAGEMENT -~ Provences,

Drainage Basing: North St. Lucie
Receiving Bodiles: North St. Lucie River Water Control District Canal System

DRI No. 06-486

| ACCEPTABLE | | |
| RESPONSE |  RESOLVABLE | MAJOR |
| IN | AT PERMIT TIME |REGIONAL|
|APFLICATION] MINOR | MAJOR | ISSUES |
I. SYSTEM DESIGN
A. QUANTITY CONSIDERATICNS
1. Discharge method, location
and route to receiving water | X |
2. Floodplain encreoachment N/A
3. Net basin storage X |
4. Stage/storage P | |
5. Contrcl elevations | X |
6. Water management areas X |
7. Minimum drainage X |
8. Overdrainage % |
9. Ouiparcels X
10. Exfiltraticn X | |
11l. Floor and road protection X | |
12. Passage of upstream flows | X | |
13. Capacity of receiving water
(pre vs. post) | N/A | |
B. QUALITY CONSIDERATIONS
1. Standard BMP's | X | | |
2. Special BMP's
a. Sengitive recelving waters N/B |
b. On-site use of wastewater N/A 5
c¢. Location of on-site
percolation ponds | N/A | | |
d. Proximity of on-site perco-
lation ponds to SWM system | N/A
3. Use of natural system | N/A
4. Hazardous materials
a. Use/generation | X | |
b. Management/disposal | X
5. Exfiltration systems | X |
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SUBJECT: ENVIRONMMENT - Provences, DRI No. 06-486

WETLANDS ACREAGE SUMMARY*

Proposed Proposed Proposed Resulting
Total Presently To Be To Be To Be Net
Existing Impacted Preserved Altered/Destroyed Mitigated Gain/Loss
185.8% 0 90.91 94.99 94.99 0

* Applicant estimates (subject to verification during permit review)

| RCCEPTABLE | | |
| RESPCNSE |  RESOLVABLE | MAJOR |
| IN | AT PERMIT TIME |REGICNAL|
|APPLICATION| MINOR | MAJOR | ISSUES |
I. EXISTING SENSITIVE LANDS
A. WETLANDS
1. Quantity X | |
2. Quality X(1) | |
B. UNIQUE HABITAT | X | i i |
¢. ENDANGERED SPECIES | X(2) | I | i
L. OTHER (Save Our Rivers; OFWs; |
aquifer recharge areas; etc.) | X(3) | | | [
II. IMPACTS OF PRESERVATION/MITIGATION
A. QUANTITY | X4y | i ! |
B. QUALITY | x(2) | | | i
C. MANAGEMENT SCHEME
(managed elevations, buffers, E
littecral zones; etc.) | X(5) | | ! |
D. ENDANGERED SPECIES/HABITAT | {2 | | | |
ITII. COMPATIBILITY OF PROPOSED LAND USE
AND NATURAL CHARACTERISTICS | x5 | i | |

FOOTNOTES: See following page.
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ENVIRONMENT FOOTNOTES:

(1)

(2}

{3)

District staff has performed a qualitative assessment of the existing
onsite wetlands and proposed onsite/offsite mitigation. The applicant
has proposed a 127.1l-acre onsite preservation area consisting of
wetlands and uplands in combination with the purchase of 4.4 freshwater
forested wetland mitigation c¢redits and 35.9 freshwater herbaceous
wetland mitigation credits at the Bluefield Ranch Mitigation Bank.

Because of the documented use of the site by listed species, efforis were
made to increase the wvalue of the preserved areas to those species. The
applicant is also propesing to establish a 400-foot preotection zone
around any Sandhill Crane nests located in areas proposed for or
adjacent to development during nesting season, in accordance with the
Ecology of the Sandhill Crane, Wongame Wildlife Technical Report No. 15
(FGEWFC, 1997). However, it is still the permittee's responsibility to
cocrdinate site development with the Florida Fish and Wildlife
Conservation Commission and the U.S. Fish and Wildlife Service.

The District has received correspondence from the Florida Department of
State, Division of Historical Resources indicating that they have no
cbiections tec the District’s issuance of Permit No. 56-02538-P.

Staff has determined that the proposed project will not result in a net
loss of wetland function.

The applicant has demonstrated that the hydrologic condition of the
preserved wetland areas will be maintained in the post-development
condition. District staff has verified the normal pocl elevations of
the ongite wetlands, and the control elevations of the wetlands and the
basins they are located in are baged on the normal pool water elevations
within the onsite wetlands.
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FLORIDA DEPARTMENT OF STATE REG!{};&EE?%KZ?J&QAST
Kurt S. Browning © COUnC
Secretary of State
DIVISION OF HISTORICAL RESOURCES

Mr. Michael Busha February 19, 2007
Treasure Coast Regional Planning Council '

301 East Ocean Boulevard, Suite 300

Stuart, Florida 34994

RE: DHR Project File No.: 2007-898
Received by DHR: February 9, 2007
Development of Regional Impact — Final Agency Comments
Provences DRI
St. Lucie County

Dear Mr. Busha:

Our office received and reviewed the above referenced project in accordance with this agency's
responsibilities under Section 380.06, Florida Statutes. The State Historic Preservation Officer
is to advise in the identification of historic properties (listed or eligible for listing in the National
Register of Historic Places, or otherwise of historical or architectural significance), assess effects
upon them, and consider alternatives to avoid or minimize adverse effects.

Based on the information provided, it is the opinion of this agency that Question 30 of the ADA
is complete and sufficient and the proposed development 1s unlikely to affect cultural resources.

For any questions concerning our comments, please contact April Westerman, Historic
Preservationist, by electronic mail amwesterman@dos.state.fl.us, or by phone at 850-245-6333
or 800-847-7278. We appreciate your continued interest in protecting Florida’s historic
properties.

Sincerely,

Letp o

Frederick P. Gaske, Director, and
State Historic Preservation Officer

500 S. Bronough Street » Tallahassee, FL 32399-0250 « http://www.flheritage.com

O Director’s Office O Archaeological Research ¥l Historic Preservation 0O Historical Museums
(850} 245-6300 « FAX: 245-6433 (850} 245-6444 » FAX: 245-6432 {850} 245-6333 » FAX: 245-6437 {850) 245-6400 » FAX: 245-6433
3 Palm Beach Regional Office 0 St Augggf Regional Office O Tampa Regional Office
(561} 279-1475 « FAX: 279-1475 (904} 825- TEAX: 825-5044 (813} 272-3843 « FAX: 272-2340




BOARD OF
COUNTY
COMMISSIONERS

GROWTH
MANAGEMENT

February 28, 2007

Mr. Michael J. Busha

Executive Director

Treasure Coast Regicnal Planning Council
301 East Ocean Boulevard, Suite 300
Stuart, Florida 34984

Subject: Provences Development of Regional Impact
Final Comments (TCRPC)

St. Lucie County Development Review Committee has reviewed the above referenced
Development of Regicnal Impact (DRI) and Application for Development Approval (ADA), and
would like to submit the following Final comments:

ENVIRONMENTAL RESOURCES DEPARTMENT (Vanessa Bessey)

As proposed, the Provences DRI will impact 92.92 acres (5C0%) of the 185.9 acres of
wetlands found on site and will ornly preserve 22.8% of the native upland habitat found
on site. Please respond to the following and revise the site pian to incorporate more of
the wetland areas and native upland habitat or justify why this cannot be accomplished.
At a minimum, staff recommends the preservation of wetland 1 and the associated
uplands in their entirety.

1) All wetlands found on this site are classified as Category | wetlands according to
Comprehensive Plan Policy 8.1.14.1.
10/20/2006 — Please provide written documentation from the Army Corps of
Engineers indicating that they will not he taking jurisdiction over any of the
wetlands found on site with the exception on Wetland #1. Staff disagrees
with the applicants contention that the remaining wetiands are isolated and
have reduced quality. Staff further disagrees that all of the remaining
wetlands (exclusive of Wetland #1) are Category lll wetlands. Please
provide justification for these classifications.

JOSEPH E. SMITH, Disrrict No. 1 » DOUG COWARD, District No. 2« PAULA AL LEWIS, Disrdcr No. 3 CHARLES GRANDE, District Mo, 4« CHRMS CRAFT, District No. 3
County Administraror - Douglas M. Anderson

2300 Virginia Avenue ¢ Forr Pierce, FL 34982-5652
Adrministration: (772) 462-159C ¢ Planning: (772) 462-2822 = GlS/Technical Services: (772) 402-1553
Economic Development: (772)43-1550 o Fox: (772) 462-1581
Tourist Development: (772) 462-1529 o Fax: (772) 462-2132
www . co.st-lucie flus




February 28, 2007 Project: Provences

Page 2

2)

4)

Development of Regional Impact

According to the St. Lucie County Comprehensive Plan Policy 8.1.14.2, "The
County shall not permit development in a Category | wetland or any wetland
buffer associated with these wetlands, except as follows:

a. Clearing and/or construction of walking trails;

b. Construction of boardwalks/catwalks for direct access to water bodies;
construction of wildlife management shelters, footbridges, observation
decks and similar structures not requiring a dredge or fill for their
placement; and

C. Clearing and/or construction of electric/ cable utility, stormwater
management, water or wastewater infrastructure as needed to provide
public service that does not impair the fong term viability of the wetland
system.

d. Alteration is also permissible within Category | wetlands, and the required
wetland buffer, as necessary for the above activities if:

i, No other reasonable alternative exists and avoidance cannot be
achieved;

ii. Such activity is consistent with other policies of the
Comprehensive Plan;

ii. Such activity complies with the requirements of all Federal, State
and Local agencies claiming jurisdiction over wetland alteration
and adequate mitigation of any adverse hydrological and physical
alterations is provided,

iv. No more than 1 percent of any Category | wetland is impacted,
except as noted in Policy 8.1.14.3;

V. No more than 15 percent of any Category !l wetland is impacted,
except as noted in Policy 8.1.14.3;

i, Appropriate mitigation is provided.”

10/20/2006 — Once the classification of wetlands found on site is agreed
upon, a waiver to this provision will be necessary as more than 1% of
Category | and more that 15% of Category Il wetlands is being proposed.
(Please see response to #1 where staff disagrees with the applicants
classification of the on-site wetlands.) In addition, staff will be unable to
support any request for waiver until the applicant has demonstrated that
aveidance and minimization has been achieved.

Please demonstrate how this site plan accomplishes Cbjective 8.1.4.6 of the SLC
Comprehensive Plan, which requires that wetlands be protected and maintained
through reduced paving, conservation easements, cluster site planning and the
micrositing of buildings.

10/20/2006 Applicant’s response is acknowledged. Please note that this
comment will be made on all future deveiopment review packages
associated with this project.

Please provide a minimum 50 foot buffer between the Category | wetland and the
new development activity in order to protect water quality, preserve natural
functions, and preserve wildlife habitat as per SLC Comprehensive Policy
8.1.14.5. The buffer, measured landward from the approved jurisdictional line,
shall be maintained in a natural vegetative state and be free of exotic and
nuisance species as defined by the Florida Pest Council. Any areas within the
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February 28, 2007 Project: Provences

Page 3

S)

Development of Regional Impact

buffer that are currently bare or are left bare from exotic removal shall be planted
with appropriate native vegetation. Further Comprehensive Plan Policy 8.1.4.4
requires a buffer zone of native upland edge (ie, transitional} vegetation to be
planted or maintained around wetland and deeptwater habitats which are
constructed or preserved on new development site. The buffer zone may consist
of preserved or planted vegetation but shall include canopy, understory, and
ground cover of native species only. The edge habitat shall begin at the upland
limit of any wetland or deepwater habitat. As a minimum, ten square feet of such
buffer shall be provided for each linear foot of wetland or deepwater habitat
perimeter that lies adjacent to uplands. This upland edge habitat shall be located
such that no less than 50 percent of the total shoreline is buffered.

10/20/2006 — Once the classification of wetlands found on sife is agreed
upon, this shall be a requirement of all wetlands to which these policies
apply. In addition the upland buffer shall be required around ali preserved
or created deepwater habitat on site.

Please be advised that according to the St. Lucie County Comprehensive Plan
Policy 8.1.14.3, “Any provision of this Comprehensive Plan or the land
development code related to the preservation of a Category | or If wetland that
precludes all economically viable use of the property or would prohibit a
reasonable public use of the property and which if applied would result in a
compensable taking of the property may be waived to the extent necessary fo
provide the minimum reasonable use, public or private, of the property. These
provisions shall only be waived following the review and approval of the Board of
County Commissioners, or their designee, in a manner set forth in the Land
Development Code".

10/20/2006 — Acknowledged.

6) Prior to site plan approval, please provide supporting documentation that South

7)

Florida Water Management District and the Army Corps of Engineers have been
contacted and accept the jurisdictional wetland lines, approve of the wetland
impacts, and approve of the proposed method of mitigation.

10/20/2006 ~ SFWMD jurisdictional determination was not attached for
review. Staff is still requesting documentation from the SFWMD and ACOE
for this project due to the extent of impacts proposed for the overall DRI

Please demonstrate how fhe proposed development complies with
Comprehensive Plan Objective 1.1.9. The applicant stated that the communities
found within the project area are typical of those founding East Central Florida.
Staff disagrees with this statement as hydric pine flatwoods are not common to
our area and are more likely found in Southern Florida. Staff further disagrees
with the applicants statement that a majority of the wetlands found on site will be
preserved in their existing state. As presented, the applicant is proposing to
impact 50% of the on site wetlands.

Please demonsfraie how the proposed development complies with

Comprehensive Plan Polices 8.1.4.12 and 8.1.4.13 regarding wetland
preservation,
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February 28, 2007 Project: Provences

Page 4

9)

10}

11)

12)

Development of Regional Impact

10/20/2006 — Staff disagrees that the proposed DRI has been designed in a
way o reduce and minimize the impacts to the on site natural resources.
Although the Comprehensive Plan does allow for offsite mitigation for
impacts, it first and foremost requires avoidance and minimization. ERD
staff will recommend that the Board of County Commissioners deny the
application for a waiver to impact wetlands and further request that the
Board deny the DRI application as submitted for this project based on the
above reasons.

The applicant is proposing to impact Wetland 17 which contains an active
sandhill crane nest. Please demonstrate why this wetland along with its
associated upland buffers cannot be preserved and maintained in perpetuity. In
addition, please demonstrate how the proposed development complies with
Comprehensive Plan Policies 8.1.8.2 and 8.1.8.5 regarding listed species.
10/20/2006 — Please provide documentation that the applicants consuitants
have had consultations with State and Federa! agencies with regard to
listed species.

State protected species are resident on or are otherwise significantly dependent
upon the subject parcel of land, therefore the person undertaking development
shall consult with the Florida Fish and Wildlife Commission, U.S. Fish and
Wildlife Service, and the County. Per Comprehensive Plan Policy 8.1.8.10
appropriate protection to the satisfaction of all parties shall be provided prior to
approval of the development. Please provide copies of the habitat
management plans for all of the listed species found on the subject parcel.
40/20/2006 —Staff will make this a condition found in any development order
that may be presented to the Board of County Commissioners.

The submitted material indicates that 162.9 acres of pine flatwoods exist on the
site and the applicant is proposing to preserve 37.3 acres (22.8%). Please
demonstrate why additional native upland habitat cannot be incorporated into the
proposed site plan.

10/20/2006 — Not addressed. At a minimum, staff recommends preservation
of 25% of the native upland habitat found on site so that the DRI is in
compliance with TCRPC policy. )

As the applicant is seeking approval of a site plan covering an area greater than
ten acres in size, an environmental impact report is required per section 11.02.09
A 5. The environmental impact report shall contain the following information:
a. A vegetation and substrate survey including:

i. Extent and acreage of all marsh and mangrove forest areas,

including substrate conditions.
if. Extent and acreage of all upland hammaock forests.
fii. Extent and acreage of wetlands.

b. The required first floor elevation, and whether all floor elevations will be
above this level.
C. An assessment of the impacts upon onsite vegetation and wildlife, and

onsite and off-site natural resources; a description of the planned
approach that will be used to minimize these impacts; a description of the
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February 28, 2007 Project: Provences

Page 5

13)

14)

15)

16)

17)

Development of Regional Impact

proposed alterations or disturbances to any of the areas identified in
response to Sections 11.02.09(A)(5)(b}(1)(c) and (d) above; and the
mitigation that will be provided.
10/20/2006 — Acknowledged. This will be a requirement for each individual
PUD/PNRD or site plan for this project.

How will tree mitigation requirements for impacts to county protected vegetation
be handled? Please refer to Chapter 6.02.00 of the Land Development Code for
options to handle these requirements. As mentioned in comment 11, ERD
recommends that additional pine flatwoods existing on site be incorporated into
the site plan.

10/20/2006 — See response to #12 above.

It is assumed that the residential areas found within the proposed development
will be reviewed on an individual basis as PUD’s. Please demonstrate how the
development as proposed meets the requirements for native habitat preservation
(7.01.03 1 (1)) found within PUD’s.

10/20/2006 —~ Acknowledged.

Please submit a Preserve Area Monitoring and Management Plan. The pian, at a
minimum, should address exotic removal in all preserves, silt fencing and
protection barricades during construction, proposed monitoring program,
proposed replanting plan of native vegetation in any impacted areas, signage for
preserve area boundaries, explanation of who will be responsible for future
maintenance, etc.

10/20/2006 — See response to #12 above,

The Indian River Lagoon-South (IRL-S) Comprehensive Everglades Restoration
Project includes a Stormwater Treatment Area and Reservoir situated north of
the proposed development. The purpose of these features is to benefit the
Indian River Lagoon and St. Lucie River by reducing the negative impacts
associated with poor water quality and excess stormwater runoff. We
recommend that stormwater storage and treatment be maximized on-site so that
this development can ideally augment, and at least not detract from, the benefits
provided by the restoration project. We also recommend that the HOA
documents provide guidance on proper and minimal use of fertilizers, pesticides,
and irrigation by attaching a copy of the Florida Yards and Neighborhoods
Handbook to the HOA document and by providing new homeowners with this
handbook as well. As further information, homeowners could be provided with
SEWMD brochures describing the purpose and features of the IRL-S project.
10/20/2006 — ERD staff is requesting that the applicant go a step farther
than the minimum requirements of SFWMD. Staff continues to recommend
and request that the HOA documents provide guidance on proper and
minimal use of fertilizers, pesticides, and irrigation by attaching a copy of
the Fiorida Yards and Neighborhoods Handbook to the HOA document and
by providing new homeowners with this handbook as well.

Preserve areas shall be covered by a conservation easement, per Palicies
8.1.4.13 and 8.1.12.8 of the Conservation Element of the St. Lucie County
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18)

19)

Development of Regional Impact

Comprehensive Plan. Please provide the following information in order to
process the conservation easement: 1) signed draft conservation easement, 2)
site plans or map of conservation easement areas, and 3) legal description and
number of acres of conservation easement. Please note that prior to the
issuance of a Vegetation Removal Permit, an executed (signed) copy of the
easement document must be provided. Also, within 60 days of issuance of a
permit a recorded copy of the easement document will be required to be
submitted. '

10/20/2006 —~ Please note that at the time of individual site plan approval for
projects within this DRI will require conservation easements over preserve
areas as described in policies 8.1.4.13 and 8.8.12.8.

Cabbage palms may be used by the caracara for nesting, while improved
pastures are typically used for foraging, according to the US Fish and Wildlife
Service's (FWS) Multi-Species Recovery Plan (FWS 1999). As both of these
features occur on-site and caracara have been documented in the vicinity of the
project, the U.S. Fish and Wildlife Service (FWS) should be contacted regarding
survey requirements and impact avoidance measures for this federally-listed
species. Completion of consultation with the FWS regarding the above-
mentioned species and adherence io the FWS recommendations will be
canditions of approval by St. Lucie County.

10/2/2006 -~ See response to #9 above. The applicant shouid be
coordinating with the USFWS regarding Cara cara in the DRI planning
stage. Please provide documentation that this has taken place.

Please demonstrate how the applicant will comply with the State Comprehensive
Pian Policies regarding Energy. Staff recommends requiring builders to use
energy efficient design and operations of buildings such as those referenced in
the Florida Green Building Code to the greatest extent possible. Staff further
recommends the use of solar energy technologies and passive solar design
techniques.

10/20/2006 - Staff appreciates that applicable building codes will be
followed. However, we are requesting specific information regarding how
the proposed DRI will comply with the State Comprehensive Plan Policies
regarding Energy. Please provide information as to how provisions found
within Florida Green Building Codes and solar energy technologies will be
utilized in this DRI.

Further questions or comments may be forthcoming based on resubmitted materials.

Code Compliance {Mike Halter)

1)

A St. Lucie County Stormwater Permit is required in accordance with Sections
7.07.00 and 11.05.07 of the S.L.C. Land Development Code prior to any
construction or development activity on site. Contact the Code Compliance
Division for applications and fees at (772) 462-1553 or go to www.co st-fucie.fl.us
for on-line permit applications.
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2)

3)

4)

Development of Regional Impact

A South Florida Water Management District Environmental Resource Permit is
required.

A North St. Lucie River Water Control District drainage connection permit is
required.

A North St. Lucie River Water Control District canal crossing permit is required.

School Board of St. Lucie County (Marty Sanders)

Approved - We have no concerns with the text amendments.

Growth Management (Andrew Riddle)

1)

3)

The application does not demonstrate consistency with Policy 1.1.2.4, SLC
Comprehensive Plan. Please demonstrate that the project is consistent with the

following:

a. is compatible with adjacent land uses,

b. maintains the viability of continued agricultural uses on adjacent lands;

c. contains soils suitable for urban use as defined by the St. Lucie County
soil survey,

d. is suitable with existing site-specific land characteristics;

e, is consistent with comprehensive development plans,;

f will have available the necessary infrastructure concurrent with the

anticipated demands for development;

g. will avoid the extension of the urban services boundary to create any
enclaves, pockets, or finger areas; and,
h. Could not be feasibly located on non-agricultural land.

The City of Port St. Lucie recently approved over 50,000 residential dwelling
units through the DRI process. Please indicate how the future growth of the
county will require additional housing units by 2020 from the Provences DRI, in
relation to the existing development activity within the urban areas and the
approved DRI applications. Please demonstrate principles, guidelines, and
standards for orderly and balanced growth. The application does not outline any
legitimate public purpose to convert the existing rural land area to the proposed
urban residential densities.

The Provences DRI is located in an area surrounded by agricultural land and is
not adjacent to the urban core of the municipalities. The growth pattern
illustrated by Provences DRI encourages spraw! by aveiding and bypassing
areas with existing and/or permitted urban densities and intensities to isolated
areas (Leapfrog). (9J-5.006(5)(g}(1-13), F.A.C. and Goal 2.1; Objectives 1.1.5;
6A.1.1; 6D.1.1; and Policies 12.4.2.3; 6A.1.1.1; 6A.1.1.1b; 6D.1.1.1; 6D.1.1.1b;
2.2.1.4, St. Lucie County Comprehensive Plan).

The proposed project is located within the Midway/Glades Mixed Use Activity

Area. The Wal-Mart regional distribution center is also located within this MXD
activity area. The Tropicana plant is located to the east of the proposed DRI
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5)

7)

8)

Development of Regional impact

property, separated by 1-95. The Provences DRI program does not include
industrial uses consistent with the existing activities in the area.

According to the Future lLand Use Element of the St Lucie County
Comprehensive Plan, land areas located along 1-95/Florida Turnpike could
notentially be suitable for employment and housing centers. Staff, however, is
concerned with the potentially negative effects of the proposed densities and
land use intensities that may significantly impact the municipalities. Presently,
there is a lack of interest in quality infill and redevelopment within the
municipalities. The Provences DRI does not encourage private sector investment
in the preservation and improvement of the urban areas within the cities.

Map “H" depicts the housing types segregated, with single-family dominating the
wetland and upland preserve area and multi-family buffering the negative
characteristics of Interstate 95. Staff recommends the mixing of housing types
that encourages economic and social integration. Staff encourages the applicant
to create an affordable housing (“workforce housing”) tool kit for the
development. Staff discourages the use of gates, walls, and fences between
uses. Staff recommends that the school site be located central to the residential
component to enable more children to walk/bike to school.

With the current trend of supply disruption of fuel, it is imperative to encourage
alternative modes of transportation. The St. Lucie County Comprehensive Plan
and the Urban Area MPO Transit Development Plan (Map 6-1) does not include
bus transit stops on the Midway Road, 1-95 and US1 corridor. The site location is
within the ten year service expansion plan. The development plan should
provide transit ready accommodations such as park & ride facilities, bus stop
locations, and roadway connections (Policy 5.1.3.3, SLC Comprehensive Plan).
Public transportation, Transportation Enhancements program, housing proximity
to employment and essential services are examples of ways to reduce the
dependency on the automobile. Identification of the current and future target
areas of employment and the estimated cost for residents to commute to
employment is a critical factor in determining the livability of the development.
Traffic circulation plans shall include the mitigation of all potential project impacts
on the roadway system (Policy 2.1.2.2, SLC Comprehensive Plan).
Transportation improvements and mitigation must be secured with committed
funds (Chapter 5, St. Lucie County Land Development Code and Policy 2.1.1.5,
SLC Comprehensive Plan). Periodic monitoring should be performed to evaluate
transportation concurrency throughout the development phases.

Staff recommends that the applicant provide a network of greenways, parks, and
frails within the development that could potentially interconnect to the
metropolitan and regional system creating a latticework of parks, natural open
spaces, bikeways, and frails. Staff recommends providing a green area
surrounding the site to buffer the proposed residential uses from the existing
agricultural uses adjacent to the project, consistent with Policy 1.1.2.6 of the SLC
Comprehensive Plan.
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Development of Regional Impact

Staff is concerned with the conurbation resulting from the numerous DRI
applications along the Urban Service Boundary. Staff requests detailed
projections and demand analysis for the proposed urban expansion, the
connection with the Provences DRI to the other DRIs in the area, and the
relationship between the Provences DRI to the municipalities. A justification
statement describing the public benefits resulting from the conversion of a largely
agricultural land area to the proposed densities and intensities is recommended.

Growth Management {Diana Waite}

1)

2)

Policy 8.1.1.2: St. Lucie County shall facilitate development that maximizes
energy efficiency and sustainability. This should inciude techniques that will
reduce the total fossil fuel energy required to build and maintain urban land uses.
This shall include standards that promote mixed land use patterns, urban infill,
public transit and provide non-motorized interconnections between land use
types to reduce auto dependence and vehicle miles traveled.

Please include component in the site plans to mitigate this projects impact on
Midway Road, SR 70 and the interstate highway system and maximize efficiency
and sustainability in furtherance of the above policy. Suggested facilities include
Park & Ride facilities and transit facilities. Of particular importance in the project
location could be the siting of park and ride facilities that allow ride sharing for
commuters. Site plan components should include interconnectivity between uses
for all modes of transportation, transit infrastructure, internal paths (for pedestrian
and cyclists), and external connectivity.

The South Florida Water Management District Ten Mile Creek Water Preserve
Area lands are located along this projects northern boundary. The developer
should coordinate with local and regional management staff to provide a linked
recreational trail connecting existing and proposed recreational lands to this
project and West Midway Road. FDOT and SFWMD own up to this project's
property line providing an opportunity for a local road linking State Route 70 (SR
70) to West Midway Road. This connection would provide an alternative route to
SR 70, distribute traffic, and provide access to public facilities associated with the
Ten Mile Creek Water Preserve Area for the residents of the DRI and the general
public. Any existing right of way within the eastern portion of this project should
be maintained, supplement and improved. At a minimum access to these
recreational facilities should be provided, either via a roadway or a greenway with
multi-use trail facilities,

St. Lucie County Sheriffs Department (Gary Gonsalves)

Based on the current growth in the area and no funding source for expansion of
personnel, law enforcement service response may be delayed to this project, others
pending and current residents of the area.
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St. Lucie County Airport {Diana Lewis)

| have no comments on this DRI. It is outside our noise impact zone and not within any
school construction prohibited areas.

St. Lucie County Utilities (Ray Murankus)

St. Lucie County Utilities has the Provences DRI memo dated February 7, 2007.

We would like to remind the Treasure Coast Regional Planning Council that St. Lucie
County Utilities will be serving the water and wastewater utility needs of this project. To
date the Provences DRI project has not signed a St. Lucie County Utilities Standard
Development Agreement (SDA) for these services as required by the St. Lucie County
Uniform Extension Policy (UEP). The Provences DRI project must have the SDA in
place prior o moving forward. -

St. Lucie County Parks and Recreation (Debbie Brisson)

Staff concurs with the TCRPC conditions; no changes or additions at this time.

St. Lucie County Community Services (Sebastian Gomez)

Transit:

In order to promote public transit and reduce vehicle usage please consider an internal
people moverftrolley system. The system could service the residential, commercial,
industrial and civic/public areas and with limits, possibly service schools. The system
could also serve as a shuttle to and from park and ride lots and bus stops. Additionally,
due to the proximity to 1-95, the applicant may want to consider a future transit
terminalftransfer facility in order to facilitate transit, from all directions, to and from the
Provences. The applicant may want to consider public awareness and the benefits of
public transit as a theme of the Provences.

Pedestrian Movement and Safety:

Another way to reduce vehicle usage is to encourage walking and bicycle usage.
Fiorida has one of the highest rates of pedestrian fatalities in the country. Therefore,
pedestrian safety is very important. Features 'such as audio and visual cross walk
signals at signalized intersections, respite islands, longer crossing times and no right
turns on red, pedestrian cross over bridges and mid block crosswalks, are conducive to
pedestrian safety. Clearly marked on or off road bicycle paths and the convenient
placement of bicycle racks/storage would encourage bicycle usage. Another part of
pedestrian safety is the compliance with the American with Disabilities Act Accessibility
Guidelines (ADAAG).

Affordable/Workforce Housing:

Affordable housing is one of the functions of Community Services and encourages the
applicant to make it a priority of the Provences.
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Thank you for providing the opportunity to comment on the development appiication for the
Provences DRI. If you have any questions, please give me a call at 772-462-2822.

Sincere]

Andrew Riddle

Planner
mECEIVED
Provences DRI 070221.doc MAR 07 2007 Februaty 21, 2007

TREASURE COoasST
REGIONAL P ANNING COUNCIL

Engineering/Public Works Comments & Questions

1. All proposed roads to be dedicated to the County must meet minimum ROW
requirements as defined in the LDC. Specifically the main road must have 160’ of
ROW. Design speeds shall be for the maximum possible speed. Posted speeds may
be lower.

2. Thete is a proposed school located on the main notth-south road. The developer
with the school board shall insute that a school zone is not created on the north
south road, if the developet expects the County to accept the road. Ensuring that
there is enough distance between the sidewalks along the road and that the entrances
are placed on side streets can easily do this. The developer will need to consult
applicable laws and regulation to comply with this requirement.
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February 27, 2007

Michael J. Busha, AICP

Treasure Coast Regional Planning Council
301 East Ocean Boulevard Suite 300
Stuart, FL 34994

Subject: Provences Development of Regional Impact

Dear Mr. Busha:

Thank you, for provided the subject application to the City of Port St. Lucie for
review. After our review of the application, we have identified the following
concerns. We request that the applicant respond to all of the identified issues in
this letter. Additionally, we reserve the right to comment on future resubmittals.

Comments from Parks and Recreation Department:

1. Where will the residents of this community find adequate recreation areas
to fulfill their need for active recreation? The proposed 3 parcels in their
development will not meet these needs due to lack of space that is
required for active sports such as: soccer, baseball, football, lacrosse,
tennis, to name a few,

2. Are there provisions for pedestrian access/connectivity to all recreation
areas? Do major connectors have separate bike paths adjoining them?

Comments from Engineering:

1. This project will have significant impact on the City's roadway
infrastructure. The City reserves the right to further comment on the DO.
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February 27, 2007
Provences DRI

If you have any questions about the contents of this letter, please contact me at
(772) 871-5213.

Sincerely,

oLl

Danie! Holbrook, AICP
Assistant Director of Planning and Zoning

CcC: Donald B. Cooper, City Manager
Jerry Bentrott, Assistant City Manager
Cheryl Friend, Director of Planning and Zoning
Roger Orr, City Attorney
Waiter England, City Engineer
Jesus Merejo, Utilities Director
Chuck Proulx, Parks and Recreation Director
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Stephanie Heidt

From: Foster.Victoria@epamail.epa.gov

Sent: Wednesday, February 28, 2007 8:40 AM

To: mbusha@tcrpc.org

Cc: Charles_Kelso@fws.gov; Penny.Cutt@saj02.usace.army.mil
Subject: Provences DRI

Attachments: EPA letter Provences DRI.pdf

EPA Letter

rovences DRLpdf {.
Michael,

This is in response to the final reguest for agency comments regarding the proposed
Provences/Willow Lakes DRT in St. Lucie County (ACCE application 2005-4527). EPA provided
a letter on this proiect {(a copy is attached) in response to the initial DRI application
on 02/21/06 informing the applicant that wetland impacts should be reduced in order to
comply with Clean Water Act Section 404 (CWA 404) criteria in the federal permitting
process. While it appears that additicnal upland area has been preserved during revisions
made to the project over the last year, there is no indication that additional avoidance
and minimization of wetlands has occurred.

The large wetland mosaic in the northern section of the parcel is comprised of marshes and
hydric pine flatwoods interspersed with upland pine forest. This natural community has
high ecological value within the landscape and is becoming rare due to development impacts
throughout south Florida. According to staff reports by the SFWMD and the ACOE, this area
is of very high guality and function. Impacts to these areas should be avoided. If
welland impacts are not further reduced, EPA foresees potential elevation of this project
during the Federal permit review.

In order to achieve further avoidance and minimization of impacts, as well as preserve the
most valuable habitat on-site, we recommend that development be clustered in the far
northeast corner and the southern areas of the site within existing uplands and previcusly
impacted pasture areas, and that the northernmost portion of single~family housing be
eliminated. This large mosaic of natural communities should be preserved in perpetuity
and could possibly serve as mitigation for unavoidable impacts to wetlands in the southern
portion of the site.

Many communities in other areas have incorporated preserve areas as amenities and have
found that residents are willing to pay more to live <¢lose to natural areas. If the
applicant wishes to provide access to the recreational area to the north of the parcel, a
passive use recreation trail that crosses the natural area would be more appropriate.

Thank you for the opportunity to reiterate our concerns with this proiject. We request
that the Council take the above items into consideration while drafting recommendations on
this DRI. If you have any questions, please feel free to contact me. Once the Council
has a final set of recommendations and development orders (DO}, please forward copies of
those to me for my reference.

Sincerely,

Victoria Foster

FWS Fish and Wildlife Biologist/EPA Liaison EPA South Florida Office 400 North Congress
Avenue, Suite 120 West Palm Beach, FL 33401

Phone: 561-616-8878

Fax: 561-615-6959

E-mail: Foster.VictoriaBepa.gov

{See altached file: EPA Letter Provences DRI.pdf)

B-28




PS. Penny - I am cc'ing you on this since it was Brandon's project and I am unsure who it
was reassigned to. Thanks.
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FEB 2-1 2006
Michael J. Busha, AICP *

Executive Director

Treasure Coast Regional Planning Council
301 East Ocean Boulevard, Suite 300
Stuart, Florida 34994

SUBJECT: Provences Development of Regional Impact (DRI)
Application for Development Approval (ADA)

Dear Mr. Busha;

This letter is in response to the ADA submitted by Carter & Burgess, Inc., on behalf of Midway
Properties, LLC, Willow Lakes, LL.C, and Red River, LLLC, for the project currently known as Provences
DRI The applicant proposes a mixed use community, including housing, commercial, educational, and
retail space, to be placed on a 733-acre parcel that is currently in use as agricultural grazing Jand and pine
plantations. The purpose of the project is to construct a new community in the western central portion of
St. Lucie County. The site is located at the northwest comner of I-95 and Midway Road, aud is bounded
on the north by the Ten Mile Creek Recreational Area.

The U.S. Environmenial Protection Agency (EPA) has reviewed the ADA provided as it relates to
wetlands and surface waters regulated under the Clean Water Act (CWA), specifically in relation to the
CWA Section 404(b)(1) Guidelines (Guidelines), which prohibit avoidable or significant adverse impacts
to the aquatic environment. EPA provides comments during the public notice pericd that tekes place as
part of the CWA 404 permit process administered by the Army Corps of Engineers (ACOE). While we
are aware that this process has not yet been initiated, we would like to take the opportunity to comment at
this time while the project is still in the planning phase. It is our hope that, at this stage of project
development, there is more flexibility in the project design, wherein our comments can be considered and
result in a higher level of environmental protection and stewardship. These comments are also provided
as a benefit to the applicants, so that they have the opportunity to cousider them early on in the process. -
Therefore, EPA wishes to provide the following comments and recommendations on this project for
consideration during the DRI process.

A. Based on the information provided in Question 13, it appears that 185.9-acres (254%) of
the site are wetlands and 24.0-acres (3.3%) are other jurisdictional surface waters. The project description
states that 93-acres (50.03%) of wetlands are to be impacted. Please be advised that the EPA is required
through the direction in the Guidelines to ensure that every practicable alternative to avoid or minimize
impacts is assessed before considering compensatory mitigation. We appreciate the avoidance and
minimization effort demonstrated by preserving the majority of the high quality wetlands in the northern
portion of the parcel. However, given the large size of the site (733-acres), it seems feasible that the
project could be designed in such a way that impacts to the majority of the vegetated wetlands could be
avoided. During the CWA 404 permit process, EPA will request justification for any remaining impacts
to wetlands.

B. Based on the location of the current wetlands and the soils maps, it appears that this site
hlstoncally had wetlands occurring along the property’s centerline from north to south. In the conceptual
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plan, it does not appear that any wetlands are proposed to remain south of the northern preserve areca. We
recomimend evaluating the potential for enhancement and restoration of wetlands along the center of the
property as well as in the boundary areas currently proposed for mitigation. Specificaily, please ask the
applicant to consider modifying the site design so that wet prairie areas (FLUCCS Code 643) are avoided
and preserved as well as other wetland habitat types. Wet prairie areas provide excellent forage habitat
for wading birds, including the endangered wood stork (Mycteria americana).

C. Since this area is rapidly developing, please provide a regional map that shows your DRI
as well as any other known DRIs located within the same vicinity. Is this parcel adjacent to any other
DRI parcels? If so, EPA recommends joint planning of project design between adjacent DRI projects,
specifically in relation to wetlands preservation and enhancement, surface water management, and
mitigation. Rather than view each DRI project as an independent piece, multiple DRIs occurring within
the same regional area have the potential to come together and create ecologically significant corridors of
wetlands and open space.

In some cases, applicants choose to coordinate with ACOE staff during the DRI process. We
request that they include the federal partner agencies (EPA, National Marine Fisheries Service [NMFS],
and US Fish and Wildlife Service [FWS]) in any site visits and pre-application meetings.

Thank you for the opportunity to participate in the DRI process and provide comments on this
ADA. If you or the applicant should have any questions, please contact Victoria Foster at the address
shown on the letterhead, by e-mail at Foster. Victoria@epa.gov, or by telephone at 561-616-8878.

Sincerely,

Director

cc: ACQOE, Palm Beach Gardens, FL - Alisa Zarbo
WS, Vero Beach, FL. — Chuck Kelso
NMFS, Miami, FL — Jocelyn Karazsia
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. Board Members
Excellence in Education Dr. John Carvelli, Chairman
Qarol A, Hilson, Vice Chairman

The School Board of St. Lucie County Kathryn Hesiy
St. Lucie County 4204 Okeechobee Road rg%uré?inrﬁgrl
Public Schoole  Fort Pierce, Florida 34947 - (772) 429-3600 Superintendent

Michael J. Lannon

March 5, 2007

Kim DeLaney, Ph. D.

Treasure Coast Regional Planning Council
301 East Ocean Boulevard, Suite 300
Stuart, FL. 34994

SUBJECT: Provences DRIs- School Needs
Dear Ms. DeLaney:

As a part of the intergovernmental coordination we have reviewed the school needs for the project
and the draft conditions for the project as prepared by you. The draft, as amended and transmitted to
you by electronic mail on March 3, 2007 does address the development related school impacts.

As requested, the developers have worked together to provide an overall planning for schools in the
project. We have met with the developer representatives and they have agreed to site 5 K-8 schools
and one high school within the western annexation area as follows:

We truly appreciate the interaction with the TCRPC and asking for our input at the planning stage.
Because of the timing of the review, we have not presented the issues to the School Board and this
should not be constructed as School Board approval of the project. Please call me at (772) 429-3640
if you have any questions.

Sincerely,

¢ F

/ # ¢ Vi
ok 4l
Marty E. Sanders, P.E.
Executive Director Growth Management, Land Acquisitions & Inter-Governmental Relations
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APPENDIX C

Goals, Strategies and Policies

This appendix contains a summary of the goals, strategies and policies in the SRPP that
are most relevant to the project, Please refer to the SRPP for a more complete discussion
of regional issues and additional goals, strategies, and policies.

Future of the Region

. MASTER PLAN

Goal 4.1: Future development should be part of existing or proposed cities, towns, or
villages.

Goal 6.1: Create new neighborhoods and communities.

Goal 10.1: Neighborhoods and communities which are served by a variety of
transportation modes.

Goal 15.1: Preferred forms of development which result in downtown redevelopment
and infill, the containment of suburban sprawl and the creation of new cities, towns, and
villages.

Goal 16.1: The formation of new towns, cities and villages.

Strategy 6.1.1: Encourage the formation of sustainable neighborhoods and communities.

Strategy 7.1.3: Promote improved community planning and urban design.

Strategy 7.2.1: Promote patterns of development which provide better opportunities for
the transportation disadvantaged.

Strategy 7.3.1: Reduce vulperability to natural and man-made disaster events through
better transportation, land use and community planning.

Strategy 12.1.1: Encourage patterns of development and programs which improve the
independence and self-sufficiency of children.

Strategy 13.1.1: Encourage patterns of development and programs which minimize
dependency on the automobile, encourage and accommodate public transit, and reduce
vehicle miles traveled and the amount of vehicle emission discharged into the
atmosphere.

Strategy 16.1.1: Encourage and facilitate preferred forms of development.
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Policy 6.1.1.1: New neighborhoods and districts should contain a balanced, well-
planned, compatible mix of land uses appropriately located so that State, local and
regional goals are achieved.

Policy 6.1.1.2: New neighborhoods and districts should have compact designs, with a
mix of building types.

Policy 6.1.2.3: Require that an urban design study be prepared to evaluate development
proposals in the countryside.

Policy 7.1.1.4: Urban design and architectural studies should be performed when
evaluating residential and commercial projects. Such studies should analyze building
typology and compatibility, land use mix and the overall impact of the project on the
surrounding neighborhood or district.

Policy 7.1.3.1: Encourage patterns and forms of development and redevelopment that
maximize public transportation alternatives, minimize the use of the Region’s collector
and arterial roadway network, and reduce the total amount of daily vehicle miles traveled.

Policy 7.2.1.1: Encourage patterns and forms of development and redevelopment and
street design that will improve mobility opportunities for transit dependent groups
especially the poor, handicapped and young.

Policy 7.3.1.2: Plan and design new development and redevelopment to increase the
ability of the internal and external roadway network to accommodate emergency traffic,
enhance post disaster recovery efforts, and provide central locations for public shelters
and emergency relief centers.

Policy 8.1:1.3: Encourage patterns of development which minimize the public cost for
providing services, maximize the use of existing service systems and facilities and take
into full consideration environmental/physical limitations.

Policy 9.1.1.1: Encourage patterns of development and programs which reduce
dependency on the automobile, encourage and accommodate public transit, and reduce

the overall use of fossil fuels.

Policy 10.1.1.1: Plan and design development to effectively accommodate alternative
modes of transportation.

Policy 12.1.1.1: Consider the special mobility needs of children in all development
proposals.

Policy 12.1.1.2: Encourage the location and provision of schools, parks, recreational and
other uses (e.g., retail, civic uses, etc.) within biking or walking distance.
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Policy 12.1.1.4: Provide sites for civic uses such as schools, parks and libraries within
neighborhoods.

Policy 15.1.3.13: Make non-preferred forms of development occurring in undeveloped
areas responsible for the full and true infrastructure costs to support the development
through buildout. ‘

Policy 16.1.1.1: Local governments should identify appropriate locations for preferred
forms of development.

Policy 16.1.1.2: Future land use plans should be prepared for locations considered
appropriate for new towns, cities, villages, neighborhoods and districts.

Transportation

RIGHTS OF WAY

Policy 7.1.1.1: Reserve and protect sufficient road right-of-way on the regional roadway
network to provide for an efficient multi-modal transportation system.

EXTERNAL ROADWAY IMPROVEMENTS
Goal 8.1: Public facilities which provide a high quality of life.

Strategy 8.1.1: Provide levels of public services necessary to achieve a high quality of
life, cost effective.

Policy 8.1.1.1: All development should take place concurrent with or after the provision
of necessary infrastructure and services.

INTERSECTION IMPROVEMENTS
Goal 8.1: Public facilities which provide a high quality of life.

Strategy 8.1.1: Provide levels of public services necessary to achieve a high quality of
life, cost effective.

Policy 8.1.1.1: All development should take place concurrent with or after the provision
of necessary infrastructure and services.

ACCESS DRIVEWAYS
Goal 7.1: A balanced and integrated transportation system.

Strategy 7.1.3: Promote improved community planning and urban design.
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Policy 7.1.3.1: Encourage patterns and forms of development and redevelopment that
maximize public transportation alternatives, minimize the use of the Region’s coliector
and arterial roadway network, and reduce the total amount of daily vehicle miles traveled.

ANNUAL REPORTING AND MONITORING
Goal 8.1: Public facilities which provide a high quality of life.

Strategy 8.1.1: Provide levels of public services necessary to achieve a high quality of
life, cost effective.

Policy 8.1.1.1: All development should take place concurrent with or after the provision
of necessary infrastructure and services.

NEIGHBORHOOD IMPACTS

Policy 7.1.2.1: Assist public and private agencies and entities in implementing TDM
strategies that reduce congestion, energy use and the number of single-occupant auto
trips.

Policy 7.1.2.2: Give consideration during the planning of transportation system
expansion to providing incentives for use of high-occupancy vehicles and alternative
modes of transportation (e.g., car pools, van pools, buses, bicycles, efc.).

Policy 7.1.2.3: Increase land use densities and the mix of land uses around commuter rail
stations and at strategic locations along designated public transportation corridors where
consistent with other local and regional goals and strategies.

Policy 7.1.2.4: Develop and redevelop downtowns and strategic locations along
designated public transportation corridors. In order to improve the feasibility of public
transportation, residential densities should be no less than 8 units per acre.

Policy 7.1.2.5: Develop a regional roadway system of predictably spaced and
interconnected east-west, north-south streets. Ideally, streets should be spaced every one-
quarter to one-half mile to offer multiple route choices, disperse traffic, and discourage
local travel on interstates and arterials.

Policy 7.1.3.2: Suggests planning development to provide interconnections for
pedestrians and public transportation within and between residential areas, schools,

employment and retail centers, recreational areas and other public facilities.

Policy 7.1.3.3: An urban design study should be prepared prior to the development and
redevelopment of building sites or changes to the street network.

Policy 7.1.3.5: Orient buildings toward streets to create better pedestrian environments.
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Policy 7.1.3.6: Locate buildings so they are as convenient and accessible to public
transportation facilities and sidewalks as they are to auto parking.

Policy 7.1.3.7: Locate parking to the sides and backs of buildings so that pedestrian
access and access from public transportation does not require walking through large
parking lots to reach building entrances.

Policy 7.1.3.9: Design and locate parking lots and garages to enhance pedestrianism and
the character and attractiveness of the area, and to encourage use of alternate modes of
transportation.

Strategy 7.1.4: Encourage public transportation alternatives.

Policy 7.1.4.1: Review and where necessary amend public policy governing parking
requirements to support “transit first” policies and to promote public transit as a viable
alternative in high density areas, designated public transportation corridors, and central
business districts.

Policy 7.1.4.2: Have new development or redevelopment provide transit ridership
amenities (shelters, route information, and schedules) and appropriate and effective
incentives whenever transit use is assumed or required to maintain acceptable roadway
level of service.

Policy 7.1.4.4: Support requests for lower levels of service and establishment of
transportation concurrency exception areas in higher density areas, downtowns, and along
designated public transportation corridors where it can be demonstrated that levels of
mobility and convenience will be maintained or increased through other modes of
transportation or land use corrections.

Policy 7.1.4.5: Support development and implementation of corridor management plans
which are consistent with the SRPP.

Human Resource Issues

HOUSING

Goal 2.1: An adequate supply of safe and affordable housing to meet the needs of the
very low, low, and moderate-income residents of the Region.

Goal 2.2: A range of housing types and affordabilities in proximity to employment and
services.

Strategy 2.1.1: Create a planning/regulatory climate which is conducive to the
production of affordable housing.
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Strategy 2.1.2: Create and expand public/private partnerships among all entities
involved in the provision of affordable housing including financial institutions,
developers, contractors, government agencies, social service and other non-profit
organizations, churches and realtors.

Strategy 2.2.1: Ensure that all areas have a reasonable mix of housing, employment
opportunities, and services.

Policy 2.1.1.1:  Local governments should reduce unnecessary regulatory barriers
which make it more difficult to build affordable housing. Examples of such barriers are
large lot sizes, minimum unit size and floor space, and setbacks.

Policy 2.1.1.2: Local govermnments should allow zero lot line development, cluster
development, accessory apartments, high-density zoning, mixed-use buildings, modified

site improvement standards, alternate construction techniques, etc.

Policy 2.1.1.4: Local governments should consider the enactment of incentives such as
density bonuses, linkage programs, and inclusionary housing policies.

Policy 2.1.1.5:  Local governments should designate adequate sites where affordable
housing can be developed.

Policy 2.1.2.1:  Work closely with non-profit organizations who are interested in
sponsoring housing projects which serve very low, low and moderate-income residents.

Environment and Natural Resources

UPLAND PRESERVATION

Strategy 1.1.1: Preserve and manage complete natural systems as a network of connected
nature preserves.

Strategy 6.1.1: Preserve and manage natural systems as a network of connected nature
preserves and promote the establishment of greenway systems in the region.

Policy 6.7.1.2: Development plans should be designed to maximize the amount of
protected habitat. Protected natural communities and ecosystems should be preserved in
viable condition with intact canopy, under-story, and ground cover. Where possible,
preserve areas should be designed to interconnect with other natural areas that have been
set aside for preservation. A restoration and management plan for the protected areas
should be developed.

As a minimum baseline measure for consistency with the SRPP, Council strives to

achieve protection of 25 percent of upland natural communities in the evaluation of
development plans. Council supports the maximum protection of natural communities,
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and recommends that more than 25 percent of the upland habitat be preserved where
appropriate.

Policy 6.7.1.9: Preserve areas should be designed to protect integrated systems of
uplands and wetlands.

Strategy 6.8.1: Preserve areas should be designed and established to protect endangered
and potentially endangered species.

Policy 7.1.2.6: Redirect development patterns away from interstates and major arterials
to town and neighborhood centers along collector and minor arterials,

Policy 8.1.1.3: Encourage patterns of development which minimize the public cost for
providing services, maximize the use of existing service systems and facilities and take
into full consideration environmental/physical limitations.

LISTED SPECIES

Strategy 1.1.1: Preserve and manage complete natural systems as a network of connected
nature preserves.

Strategy 6.8.1: Preserve areas should be designed and established to protect endangered
and potentially endangered species.

Policy 6.8.1.2: All endangered and potentially endangered plant and animal populations

should be protected and all habitat of significant value to existing populations of
endangered and threatened species should be preserved and protected.

WETLANDS

Policy 6.6.1.1: No activity should be allowed that results in the alteration, degradation,
or destruction of wetlands and deepwater habitats, except when:

1. Such an activity is necessary to prevent or eliminate a public hazard;

2. Such an activity would provide direct public benefits which would exceed those
lost to the public as a result of habitat alteration, degradation, or destruction;

3. Such an activity is proposed for habitats in which the functions and values
currently provided are significantly less than those typically associated with such
habitats and cannot be reasonably restored;

4. Such an activity is water dependent or, due to the unique geometry of the site,

minimal impact is the unavoidable consequence of development for uses, which
are appropriate given site characteristics.
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Policy 6.6.1.2: Whenever any wetland or deepwater habitat is degraded or destroyed,
mitigation should be provided through the creation of new wetland and deepwater
habitat, through the restoration of degraded habitat, or through the enhancement of
functions and values provided by existing habitats.

Policy 6.6.1.3: A buffer zone of native upland edge vegetation should be provided and
maintained around wetland and deepwater habitats, which are constructed or preserved
on new development sites. The buffer zone may consist of preserved or planted
vegetation but should include canopy, under-story, and ground cover of native species
only. The edge habitat should begin at the upland limit of any wetland or deepwater
habitat.

EXOTIC SPECIES

Policy 6.7.1.4: All nuisance and invasive exotic vegetation listed by the Florida Exotic

Pest Plant Council should be removed and where appropriate replaced with plant species

adapted to existing soil and climatic conditions. Removal should be in such a manner

that avoids seed dispersal by any such species. State and federal agencies and local

governments should coordinate and assist in the removal and replacement of nuisance
exotic pest species.

STORMWATER MANAGEMENT
The following strategy and policies in the SRPP apply to the project:

Sirategy 1.1.2: Promote compatibility of urban areas, regional facilities, natural
preserves and other open spaces.

Policy 6.3.1.1: All new, reconstructed or substantially expanded storm and surface water
management systems should be designed and constructed to meet state water quality
standards. Where feasible, retention is the preferred method for treatment of stormwater,
recharging the aquifer, and protecting the region’s estuaries.

Policy 6.3.1.2: A vegetated and functional littoral zone should be established as part of
new surface water management systems where possible. Prior to construction of the
surface water management system for any phase of a project, the developer should
prepare a design and management plan for the wetland/littoral zone that will be
established as part of these systems. The littoral zone established should consist entirely
of native vegetation and should be maintained permanently as part of the water
management system.

Policy 6.3.1.6: Design drainage systems that maintain the natural discharge pattern of
stormwater from a site.

WATER SUPPLY
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Goal 8.1: Public facilities which provide high quality of life.

Strategy 8.1.1: Provide levels of public services necessary to achieve a high quality of
life, cost effectively.

Policy 8.1.1.1: All development should take place concurrent with or after the provision
of the necessary infrastructure and services.

Goal 6.2: A regional water supply managed to provide for all recognized needs on a
sustainable basis.

Strategy 6.2.1: Develop and implement water conservation programs.

Policy 6.2.1.1: Use reclaimed wastewater for irrigation and other suitable purposes when
such use is determined to be feasible.

Policy 6.2.1.3: Protect natural communities on development sites as a method fo reduce
the need for itrigation.

Policy 6.2.1.4: In order to protect and conserve the water resources of the Region and
southern Florida to ensure the availability for future generations:

1. All landscaping material used on the primary dune system should be composed of
native plants adapted to soil and climatic conditions occurring on-site. In all other
locations the majority of landscaped areas should be composed of native or drought
tolerant plants adapted to soil and climatic conditions occurring on-site.

2. The lowest acceptable quality water should be used to meet nonpotable water
demands.

3. Potable water rates should be structured to encourage conservation.

4, All new and expanding wastewater treatment facilities should make reclaimed
wastewater available for use in irrigation. Where possible, all new development
should rely on wastewater reuse for irrigation.

5. Use of water saving device, irrigation systems, and plumbing fixtures should be
required to the maximum extent justified. Where appropriate, existing systems

should be retrofitted to make use of the most cost efficient water saving devices.

6. Leak detection programs should be developed and implemented.

WASTEWATER MANAGEMENT

Goal 8.1: Public facilities which provide high quality of life.
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Strategy 8.1.1: Provide levels of public services necessary to achieve a high quality of
life, cost effectively.

Policy 8.1.1.1: All development should take place concurrent with or after the provision
of the necessary infrastructure and services.

HURRICANE PREPAREDNESS
Goal 5.2: Reduced vulnerability to disasters.

Strategy 5.2.1: Utilize land use, transportation, and community planning processes to
address vulnerability issues.

Policy 5.2.1.1; Plan and design new development and redevelopment to increase the
ability of the intemal and external roadway network to accommodate emergency traffic,
enhance post disaster recovery efforts, and provide natural central locations for public
shelters and emergency relief centers.

Regional Goal 5.3: Adequate and safe shelter within the Region for residents in coastal
high hazard and floodplain areas.

Strategy 5.3.1: Provide shelter space for residents of areas susceptible to flooding from
the effects of hurricanes and other storms.

Policy 5.3.1.10: In accordance with State, local, and regional hurricane evacuation
studies and emergency evacuation plans, require new developments to fully mitigate
impacts on existing public shelter capacities by providing additional shelter space which
can safely accommodate the development’s residents who are likely to seek public shelter
locally during a hurricane event.

SOLID WASTE AND HAZARDOUS MATERIALS
Goal 6.3: Protection of water quality and quantity.
Goal 8.1: Public facilities which provide a high quality of life.

Policy 8.1.1.1: All development should take place concutrent with or after the previsions
of necessary infrastructure and services.

AIR QUALITY
Goal 13.1: Maintenance of acceptable air quality levels

Strategy 13.1.1: Encourage patterns of development and programs which minimize
dependency on the automobile, encourage and accommodate public transit, and reduce
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vehicle miles traveled and the amount of vehicle emission discharged into the
atmosphere.

Policy 13.1.1.1: Implement practices, which minimize airborne dust and particulate
emission.

Strategy 7.1.3: Promote improved community planning and urban design.
Policy 7.1.3.1: Encourage patterns and forms of development and redevelopment that
maximize public transportation alternatives, minimize the use of the Region’s collector

and arterial roadway network, and reduce the total amount of daily vehicle miles traveled.

Policy 7.1.3.4: Reduce VMT per capita by private automobile within the Region through
a combination of the following:

(1) provision of public transportation alternatives;
(2) provision of housing opportunities in proximity to employment opportunities;

(3) provision of essential services and recreational opportunities in proximity to
demand;

(4) concentration of commercial and other essential services;

(5) provision of a street network designed for the pedestrian the disabled, the
automobile and transit;

(6) provision of parking in ways that will encourage pedestrianism and public
transportation alternatives;

(7) provision of incentives encouraging infill and downtown redevelopment;

(8) support of public and private sector efforts to carry out TDM strategles that will
reduce congestion; and

(9) expansion of commuter rail and intermodal connections.
POLICE AND FIRE PROTECTION
Goal 8.1: Public facilities which provide a high quality of life.

Strategy 8.1.1: Provide levels of public services necessary to achieve a high quality of
life, cost effectively.

Policy 8.1.1.1: All development should take place concurrent with or after the provision
of necessary infrastructure and services.

C-11




HISTORIC AND ARCHAEOLOGICAL SITES

Strategy 15.1.1: Identify and protect archaeological and historical resources in the
Region.

ENERGY

Goal 9.1: Decreased vulnerability of the Region to fuel price increases and supply
interruptions.

Strategy 9.1.1: Reduce the Region’s reliance on fossil fuels.

Policy 9.1.1.1: Encourage patterns of development and programs, which reduce the
dependency on the automobile, encourage and accommodate public transit, and reduce
the overall use of fossil fuels.

Policy 9.1.1.3: Encourage energy efficient buildings. Strategies should include: 1)
proper siting according to solar orientation; b) design of passive architectural systems; c)
site designs that provide shade to buildings; d) use of sustainable building materials; and
e) use of solar mechanical systems.

ECONOMIC AND FISCAL IMPACTS

Policy 8.1.1.3: Encourage patterns of development, which minimize the public cost for
providing services, maximize the use of existing service systems and facilities and take
into full consideration environmental/physical limitations.

Policy 8.1.2.2: Give high priority to restoring or establishing new public facilities only in
areas that have been designated as locations that will be built following preferred
development form principles.

Strategy 3.4.1: Promote patterns of development, which allow public services and
facilities to be provided more cost effectively.

Policy 3.4.1.3: Non-preferred forms of development, which occur in undeveloped areas
should be responsible for and bear the full and true infrastructure costs to support the
development through build out.

Policy 3.4.1.4:Develop a tiered system of impact fees which recognizes cost differences

of providing public services to the development based on the size, type, form, location
and service demands of the development proposed.
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APPENDIX D

South Florida Water Management District
Environmental Resource Permit No 56-02538-P
Issued December 14, 2006
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SOUTH FLORIDA WATER MANAGEMENT DISTRICT
ENVIRONMENTAL RESOURCE PERMIT NO. 58-02538-P

DATE [SSUED: DECEMBER 14, 2006

Lo R
v, 243

PERMITTEE: WILLOW LAKES L.LC. , See atllachad
MIDWAY PROPERTIES LL.C, for address
RED RIVER L.L.C.
[PROVENCES)

PROJECT DESCRIPTION CONCEPTUAL AUTHORIZATION OF A SURFACE WATER MANAGEMENT SYSTEM TO SERVE A 733.08-
ACRE PROJECT KNOWN AS PROVENCES. {NQ CONSTRUCTION S AUTHORIZED BY THIS PERMIT.)

PROJECT LOCATION: ST LUCIE COUNTY, SECTION 34,35 TWF 388 RGE J9E
SECTION 2,3 TWP 368 RGE 38E

PERMIT DURATION: See Spaciai Condition No:1. See attached Rule 40E-4.321, Florlda Administrative Cada.

This Parmit i lssuad pursusant to Appilcation No. 060323-13 , dated March 18, 2068, Parmittee agreas to kold and save the South Florida
Water Managemant District and Its succassors harmless from any and all damages, clalms or Uahitittes which may arise by reason of the
construction, ageraticn, maintanance or use of activities authorizad by this Permit. Thia Parmit i issusd under tha provisions of  Chapter
373, Part IV Florida Statutes (F.S.), and the Oparaling Agresmant Congeming Ragulation Under Part IV, Chaptar 373 F.5., hetwesn South
Elorida Water Management District and the Depariment of Environmental Froteclion. lasuance of hia Permit conatitutes certification of
compllanca with state water quallty standards whers neccagsary pursuant to Saclion 4041, Public Law §2-500, 33 USC Section 1341, untess
fiis Parmit is issued pursuant to the nat Improvament provislons of Subsactiona 373.414({1)(b}, F.S,, or a3 otherwize stated harein.

This Permit may hé lransferred puesuant to the appropriale provislons of Chapter 373, £.S, and Sections 408-1.8107(1} and (2), and 40E-
4.381{1Y, (2), and {4), Florida Adminisiraflve Code (F.A.C.), Thiz Permit may be revoked, suspendsd, or modified af any dms pursuant to

the approprlata provisions of Chapter 373, F.8. and Seclions 40E~4.351(1), (2), and {4}, F.A.C.

This Permit shail be subject fo tha Ganeral Condillans  set forth In Rule 40E-4.384, F.A.C., unlass walved or mediflad by the Governing
Board. The Application, and the Environmental Rescurce Permit  Staff Review Summary of the Application, Including all conditions, and
all plans and specifications incorporated by referance, are & part of thia Parmit. All activitlies authorized by this Permit shall be Implamented
as set forth In the plans, specifications, and performance criterla a3 sat forth and incorporated in the Envirenmentai Regource Permit
Staff Review Summary, Wilhin 30 days after completion of construction of the pamilted activity, the Parmities shall submit 2 written
statament of complalion and certification by a ragistared professional anglneer or other appropriate indlvidual, pursuant to the sppropriate
srovisions of Chapter 373, F.S. and Sectiona 40E-4.381 and 40E-4.381, F.A.C.

n the event the pm{;er'iy Is sald or ctherwise convayed, the Parmittes will remain llable for complianca with this Permit urill fransfar s
appraved by the District pursuant to Rule 40E-1.6107, F.A.C,

SPECIAL AND GENERAL CONDITIONS ARE AS FOLLOWS:
SEEPAGES 2 -5 OF 8 {33 SPECIAL CONDITIONS).
SEEPAGES & -8 COF 8 (18 GENERAL CONDITIONS).

SOUTH FLORIDA WATER MANAGEMENT
DISTRICT, BY ITS GQVERNING BOARD
On ORIGINAL SIGNER BY:

By ELIZABETH VEGUILLA
DEPUTY CLERK

PAGE 1 OF &
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PERMIT NO: 56-02538-P
APPL NO: 060323-13

WILLOW LAKES L.L.C.
(PROVENCES)

222 5 U.S, HIGHWAY 1 STE 209,
TEQUESTA ,FL 33469

MIDWAY PROPERTIES L.L.C.
(PROVENCES)

250 S CENTRAL BLVD STE 207,
JUPITER, FL 33458

RED RIVER LL.C.
{PROVENCES}

250 S CENTRAL BLVD STE 207,
JUPITER, Fl. 33458
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PERMIT N¢:; 56-02538-F
PAGE ZQF 8

SPECIAL CONDITIONS

1. The conceptual phase of this permit shall expire on December 14, 2008.

m shall be the responsibllity of the Provencas Properly Owners
cordad deed rasirictians (or

2. Operation of the surface water management systs
artificate of

Association. Within one year of permit lssuanea the parmittas shail submit a copy of tha ra
declaration of cordominium, if appifcable), a copy of thae fied articles of incerporation, and & copy of the ¢

Incarporation for the association, i

3. Discharge Facillties:

Basln: 1

1-6' WIDE SHARP CRESTED welr with crest at elev, 24.3' NGVD.
1.8' W X .5' H RECTANGULAR NQOTCH with Invert at elev. 20.8° NGVD.

Recelving body : C-83
Confrol elav : 20.8 faet NGVD.

Basin: 2 {Iinternal Shuciure}
1-1.16' W X 2.4 M RECTANGULAR NOTCH weir with crast at elev, 2¢.8' NGVD,

Raceiving body : Basin 3
Confrol slev : 20.8 feet NGVD.

Basin: 4
1-5° W X 4' H RECTANGULAR NOTCH weir with crest at elev. 20.8' NGV,

Racalving body : Canal (-102
Control slav : 20.8 feat NGVD.

Basin: 54 {Welland)
3.9 X 5 H RECTANGULAR NOTCH walrs wiih crest at slev. 20.8' NGVD.

Receiving body ; Canal £-96
Conirol elev  20.8 feat NGVD,

Basin: 6

1.2' WIDE SHARP CRESTED walr with crest at elav. 24.5' NGVD,
{-25 W X .75 H RECTANGULAR NOTCH with Invert at elev. 20.68' NGVD.

Recaiving body : Canal C-56
Centrol eley : 20.8 feat NGYD,

Basin: 58 {weffand)
1-1* W X .5' H RECTANGULAR NOTCH welr with crest at alev, 19,8 NGVD.

Receiving body : Canal 96
Contrai elev : 19.8 faat NGVD,




10.

11.

7.

.

PERMIT NO; §6-02538-P
PAGE3QOF 8

The permiitae shali be rasponsible for the correction of any erasion, shozling or water quality prablems that result from
the construction or operation of tha surface water management system.
Measuras shalt be taken during construction 1o nsure fhat sedimentation and/for turbidity violations do not occur in the

receiving water.
The District raserves the right to require tha! additional water quallty treatment metheds be incorporated into the
drainage system [f such measures ara shown to be necessary.

orizontalivertical) to a depih of two faet below the centrol glevation.

Lake side sicpes shall be no steeper than 4:1 (h ‘
i below to 1 foot above control elevation to insure vegelative growth,

Side slopes shall be nuriured or planiad from 2 fes
unless shown on the plans,

Eacilitias other than those stated herein shall not be constructed without an approved medification of this permit.

be established on or within cne hundred {100} feat of 3l

A stable, permanent and accessibie alevation reference shail ]
the cerfification rapart. The location of the elevation

permitted discharge structures na later than the submission of
refarence must be noted on ar with the certiflcatien report.
gystem In

The permittee shall provide routine maintenanca of all of the compenents of the surtace water management sysl
order io remove alf trapped sediments/debris. All materlals shall be properly disposed of as requirad by law. Failure 10
proparly malntain tha system may result In adverse floading cenditions.,

This permit Is issued based on the applicant's aubmitted irformation which reasonably demonsirates that adverse waler
resource related Impacts will not be caused by the completad permit activity. Should any adverse impacts caused by
the completed surface water management system occcur, the District wiil requlre the pormitiee ta provide appropriate
mitigation to the District or other Impacted party. The District will raquire tha permittza to modify the surface water
managernent system, if necessary, to eliminate the cause of the adverse Impacts.

Mirimum buliding floor elevation: ALL DEVELOPED BASING: - 26.20 feet NGVD,
Minimum road crown elevation: ALL DEVELOPED BASINS: - 24,80 feet NGYD.
Minimu paridng lot elevation: ALL DEVELOPED BASINS: - 24.80 feet NGVD.

All commerclalindustrial parcels shall provide a minimum dry pre-reatment volume of 1/2 inch of runoff prior to
discharge Inta the master surface water management system. :

The following exhiblts for the permit ara Incorporated by reference hereln and are located int tha permit fiie:

Exhibit No. 10, Envircnmental Assessment

Exhibit No. 11, Cumedalive Impact Assessment

Exhibit No. 12, Hydrographle Analysls

Exhibit No. 13, Funetional Assassmant

Exhibit No. 14, 8L Lucte County Upland Preserve Raqulraments Lstter

Exhibit No, 15, Florida Depariment of Stats, Divtslon of Hls;:}rical Rescurces Letiers
Exhibit No. 18, St. Lusie County Utiities Letter

Exhibit Na. 17, Fi. Plerce Willles Leftar
At the time of appiication far any phase of construction, the permitiee shall pravide an original lefter of creditin the




18.

19,

20.

21.

22,

23.

24,

25.

26,

7.

.

PERMIT NO: 56-02538-F
PAGE4CF 8

amount of $577,115.00 to snsure the permittee's financlal abillty and commitrment i complete the proposed mitigation,
monitoring and maintenanca as shown on Exhibit No, 5. The fetter of credit shall utilize the form attached as Exhibit No.
7. The latter of credit shall remaln In effact for the entire parlod of the mitigation and monitoring program. Netification of
the District by the financial [nstiiution that the letter of ¢radit will not be renewed or s n longar in effect shall consiltute

non-complifance with the permit.
Within 30 days of conceptual authorlzation and In accordance with the work schedule In Exhibit No. 8, the permittee

shall submit a skateh and Jegal description of the proposed consarvation sasemant area ideniiflad on Exhibit No. 6t
the District's Environmental Resource Compllance Divislon Staff In the Martin/St. Lucle Satvice Centar.

Within 30 days of corceptual autherizalion and In accordance with the work schedule In Exnibit No. 8, the permittee
shall submit an executed morigags jolndsr, consent and subardination form as fdentifiad on Exhibit No. & to the Distric's

Environmental Resource Compllance Division Staff In the Marin/St. Luele Service Canter.

The permitiae must submit the recerded conservation easement along with sketeh and legal description prior to the gtart
of any construction activities and within 30 days of recelving construction autharization by the District. The recorded

aasement shall be in accordance with Exhibil No, &,

A mitigation program for Provences shall be Implementad in accordance with Exhikit No. 5. The permittea shalt
preserve 136.41 acras of wellands/ upland compensation and upland buffer araas.

tion easament shall raqulre a medification fo this permit and will be subject

Any future proposed work within the conserva ; :
tdance with the environmeantal eriterla in

to evalualion of wetland impacts and potential miigation requirements in acco
offect at the time of the application for any such proposed work.

Permanent physlcal markers designating the pragserve status of the wetland pregervailon areas and buffer zonas shall
be Installad in the locations shown In Exhiblt 5. These markers shall be maintained in perpeluity.

The wetland conservation areas and upland buffer zones and/or upland preservation areas shown on Exhibits 2 and 6

may in no way be alterad from their natural or permitted state. Activitlas prohibited within the conservation areas
the ground; dumpipg or placing soll or

include, but ara not [mited to; construction or plackg of bulldings on or above ¢
other substances such as frash: removal or destruction of treas, sheubs, or other vegatation - with the exceplion of
sxotic vegetation removat; axcavation, dredging, or removal of soil matecials; diking or fencing: and any other aclivitles

delrimental to drainage, flood control, water conservation, ercslon contral, or fish and wiidifa habitat consesvation or
preservation,

A structural buffer conststing of a fence In combinatfon with planted nalive upland vegstatien as shown In Exhibits 2 and
4 shall be malntained between ths proposad devsiopmant and mifigation/preservation areas.

Upon submittal of an application for consiruclion approval, the pemmittea shall implament a monitering plan in
accordanca with Exhibit No, 5. Monitoring shall be conducted in perpefulty as identifiad In Exhibit 5.

At the time of application for construction approval, e permitiee shall staks and rope the wetlands and assoclated
upland buffer zones, within the proposed phasa consiruction araa(s). Tha staking and roping shall be subject to the
approval of the District Environmentai Resoures Compliance staff. The permittee shail maodify tha staking and roping If
the District staff determines It Is insufficlent. Staking and roping shalt remain In place unil all adjacent consfruction

activities are complete,

A malntenance program shalt bs Implemented In accordance with Exhibit No. § for the preserved wettand and upland
areas on a regular basis to ensurs the integrily and visbiity of those areas as pemmitted. Maintenance shall be
conducted in perpatuity as Identified in Exhibit 5.

Endangered specles, threatened spacles and/or specles of special concern hava baen obsarved onsita andior the

project contains suitabla habitat for these specles. It shall be the nermittea's responsibility to coordinate with the Florida
Fish and Wildilfle Conservation Commission and/or the U.S. Fish and Wildlfe Service for appropriate guidance,

recommendations and/ar nacassary permiis to avold impacis to llsted specles.
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Afier construction autharization is granted and prior to the commencement of conatrucllon, wildiife surveys shall be
conductad during the Sandhill Crane (Grus canadensis) nesting seascn (approximately January 1 to August 1} te locate
any nests. Should any nests be Identified, District staff shall be notiflad, and a 4CQ foot protection zone markad with
construction barrier fencing shall be instafled and maintalned around any Sandhill Grane nests located In areas
proposed for or adlacant to develogment. Construction aclivities shall not eczur within the 400 foot pratectlan zone unti
the chicks are fully fledged ang the parents and chicks have left the nast for the season.

In order to recelve full credit for the proposed onsite miligation, the applicant shall provide St Lucis County tree
mitigation in accordance with Section 6.00.05.0.2, St Lucie County Land Development Code. The applicant shall net
pursue the miligation aftarmnalive to tree mitigaton allowed by St Lucis County In Section 8.00.05.0.3.0.1, 8t Lucle

County Land Development Coda.

Priar to commencement of conatruction, the permitiee shail submit documentation from the Biuefleld Ranch Mitigation
Bartk Incicating lbat 4.4 frashwater forested and 35.9 frashwater herbaceous credits have heen deductad from the

ledger for Bluefield Rench Mitigation Bank.

The areas to be temporarily disturbed by tha Installation of gontrol structures in wetlands will be backiiiled and repiantad
In accordance with Exnibit No. 5 within 20 days of installatlen. Monitering of the replanted areas shall consist of photos
taken from fixed point photostations as shown on Exhibit No. 5. Menitoring of temparary Impact areas shall be done

soncurrently with other required moenltoring for Provences.

At the time of application for construction approval, the applicant shall provide documentation demonstrating that
sufficient potable water and waste water sarvice Infrastructure will be in place concurrent with the proposed
construction, If onsite consumplive water use withdrawals are also proposad for which a District water use permit is
requirad, the environmental resource and water use parmits must be processed simuitanecusly.

At the tlme of application for construction approval and prior to recelpt of construction autherfzation, the applicani must
gbtain all necessary Water Use authorizations for any activitles which will raguire such authorization, including
construction dewatering and lrrigation, unfess the work gualifies for a No-Netice Shorl-Term Dawalering permil
pursuant lo Chapter 40E-20,302(3} or is exampt pursuant to Saction 40E-2.051, FA.C,
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GENERAL CONDITIONS

Al activities authorized by this permit shalt ba Implemented as set forih In the plans, specifications and parformance
criteria as appraved by this permit.  Any deviation from the permitted activity and the canditions for undertaking that

activity shall constitute a violatlon of this permit and Part IV, Chapter 373, F.S.

. This permit or a copy thereof, compiate with all condltlons, aftachmants, exhibits, and madifications shalf bs kept at the
work site of the permitted aclivity. The complate permit shall be available for roview at the work site upon request by
District staff. The permittee shall require the contractar to review the completa permit prior to commencement of the

activity authoilzed by this permit.

Activities approved by this permit shail be conductad in a manner which doas not causa viclations of State water quality
standards. The permiltsa shall Impfement best management praclices for eresion and pollutien gontrel to pravent
violation of State water qually standards. Tempctary erosion control shafl be Implemented prior to and duriog
construction, and permanent controf measuras shall be campleted within 7 days of any construction acilvity. Turbidity
barrers shall be installed and maintained at all focations whera the possibllity of transferring suspended gefics Into the
racelving waterbody exists due to the permitted work, Turbidity barrlers shall remaln in place at all logations untll
construction is completed and gollz are stabliized and vegetation has been established. Al practices shail be in
accordancs with the guldelines and specifications described in Chapter & of the Florda Land Development Manual; A
Gulde to Sound Land and Water Management (Depariment of Environmantal Reguiation, 1938), Incorporated by
reference in Rule 40E-4.001, F.A.C, unless a project-specific erosion and sadiment contral plan is approved as part of
the permit. Thersaftar the permittee shall be responsible for the removal of the barriers. The permittes shall correct any

erosion or shoaling that causes adverse impacts to the water rasources.

. The permittee shall nofify ihe District of the anticipatad construction start date within 30 days of the date that this permit
is lssued, Af least 48 hours prior lo commencement of activity autherized by this parmit, the permittee ghall submit to
the District an Ervironmental Rasource Parmit Construction Commencement Notice Form Number 0860 Indicating the

atiual stari date and the expected consfruction sampletion date,

Whan the duration of construction will excead one year, the permittaa shall submit construction status repaoris fo !he
District on an annual basis ulllizing an annual status report form, Status report forms shail be submitted the following

June of sach year.

Within 30 days after completion of construction of the parmitted activity, the permitee shall submit a written statemant of
completion and cerfification by a profassional engineer or other Indlvidual authorized by law, ulilizing the stipplied
Environmental Resource/Surface Water Manmgement Permit Construetion Completion/Certification Form Number
0881A, or Environmental Resource/Surfage Waler Management Permit Cansiruction Completion Cerlficatlon - For
Projacts Permitted prior to October 3, 1895 Form No. 08818, Incorporated by reference In Rule 4051 659, FAC, The
statement of completion and ceriification shalt be based cn onsite obsarvation of construction or review of as-built
drawings for the purpose of determining If the work was completed in compllance with permitted plans and
spacifications. This submittal shall serve to notify the District that the system Is ready for Inspection. Additionally, if
deviation from the approved drawings are discovered durlng the cerfifteation process, the carlification must be
accomnpaniad by a capy of the approved permit drawings with deviations noted. Both the original and revised
specificaions must be clearly shown. The plans must be clearly labeled as "as-built” or srecord” drawings. All
survayed dimensions and elevations shall be carified by a registerad surveyor,

The aperation phase of this permit shall nat become affactive: untll the permitiee bas compiled with the requirements of
condition (6) above, and submitted a raquest for cotversion of Environmental Rasource Parmit from Construction Phase
to Operaticn Phase, Form Ne, 0920; the District defermines the system fo be In compliance with the parmitted plans and
spacifications; and the entity approved by the District In accordance with Sections 9.0 and 10.0 of the Basis of Review
for Environmental Resource Permit Applications within the South Florida Watsr Management District, accopis
responsibility for oparation and maintenance of the system. Tha parmit shall not be transferred fo such approved
operation and maintenance entlty until the operation phase of the permit becomes affective. Following Inspacilon and
approval of the permitted system by the District, the permittae shait Initiate transfer of the permit to the approved




14,

11.

12,

PERMIT NO: 58-02838-P
PAGETQF 8

rasponsible operating entity if different from the permittea. Untlh the permit is transferred pursuant to Sectlon 40E-
1.6107, F.A.C., the permittes shall be fable for cormnpllance with the terms of the permit,

Each phase or indspandent pertion of the permitted systent must be completed In accordance with ths penmitted plans
and permit conditions pricr to the initiation of the permitled use of slte Infrastrugturs located within the area sarved by
that porlon or phase of the system. Each phase or Independent portion of the system must be complated In
accordance with the permitted plans and permit conditions prior to transfer of responglbility for operation grd
maintenance of the phase or portion of the syster io 2 local govarnment or other responsible entily.

require an easement or deed rastriction in

For those systems that will be operated or maintained by an entity that will
a with this permit, such sasement of dead

order to enable that entily to operats or maintain the system in conformanc
rasiriction must be recordad in the public records and submitted fo the District siong with any other fing! operation and

maintenance documents raquired by Sections 8.0 and 10.0 of the Basls of Review for Enviranmental Rasource Permit
applications within the South Florida Water Management District, prior to ot or units sales or prior to the camplation of
the system, whichever comes first. Other documants concaming the astablishmant and authority of the cperating entity
must be Sled with the Secretary of State, county or municipal entifies. Final operaficn and maintenance documents must
be recelved by the Disirlct when maintenance and oparation of the system is accepted by the local government enfity.
Fallure to submit the eppropriate final documents will result In lhe permiltee remaining Nable for carrying out
maintenance and operation of the permittad systam and any othar parmit conditions.

to tha parmitted system, the permittas shall nelify tha Pisirict in

Should any other regulalory agency raguire changeas . 1
t a dafermination can be made whether a permit modification 18

writing of the changas prior to Implamentation s¢ tha
requirad.

This permit does not aliminate the necessity to obtain any required fedaral, state, local and speclal district authaorizations
prier fo the start of any aclivity approvad by this permit. This permit does nat convay to the permittee of create i the
permitiee any properly right, or any interast in reai property, nor does [t authoriza any entrance upcn or activities on
property which 1s not owned or conirolied by the permittea, or convey any righls or privileges ofher than those specifled
in the permit and Chapter 40E-4 or Chapter 40E-40, F.AC..

The permittee Is heraby advised that Sectlon 283,77, F.5. stales that a person may not commenca any excavation,
construction, ot other activity involving the use of sovareign or other Jands of the State, the e to which Ts vasted in the
Board of Trustess of the Internal Improvement Trust Fund without obtalning the required lease, license, gasement, or
other form of consent authorizing the proposed use. Therafore, lhe permitiee 's responsible for cbigining any necessary
authorizations from the Board of Trustees prior to commencing activity an sovereigniy lands or other state-owned lands.

The parmittee must obtain a Water Use permit prior to construction dewatering, unless tha work qualifies for a genaral
permit pursuant lo Subsection 40E-20.302{3), F.A.C., also known as the “No Notlse" Rule,

The parmittea shall hold and save the District harmlass from any and ail damages, claims, or fiabliil
by reason of the construction, alteration, aperaticn, malntanance, removal, abandonment or use of an

authorized by the parmit.

Any dellneation of the extent of 8 welland or other surface water submitted as part of the permit appiication, incf_uding
plans or other supporting dacumentatlon, shall not be considered binding, unless a spagific condition of this permit or e

formai determinatlon under Saction 373.421(2), F.S,, provides otherwlse.

The permittee shall nofify the District In writing within 30 days of any sale, cenveyance, or other transfer of awnership or
conirol of a permittad systam ar the rest property on which the permitted systam is located, Al transfers of ownership or
transfers of a permit are subject to the requlrements of Rules 40E-1.6105 and 40E-1.8107, F.A.C,. The permittee
transferring the parmit shall ramain liable for corrective actions that may be required as a result of any violations prior ta
the sale, conveyance or oiier transfor of the systam.

strict Buthorized staff with proper Idantification shall have permission to

Upen reasonable nolice to the permittee, D
enter, Inspect, sample and test the system to insure conformity with the plans end specifications approved by the parmit.

tas which may arlse
y system
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18. If historical or archaacloglcal artifacts are discovered at any fima on {he project site, the permittes shall Immediately
notify the appropriate District sarvica center.

19. The permiltae shall immediately nofify the Distrct in wiiting of any previcusly submittad information that [s later
discovarad to ba inaccurate.




ENVIRONMENTAL RESOURCE PERMIT CHAPTER 40E-4 {10/95)

40E-4.324 turation of Parmita

{1} Unless ravoked or otherwise modified the duration of an gnvirenmental resource permit

issued unger this chapter or Chaptlar 40E-40, F.A.C. s a3 follows:
{a) For 3 conceptual approval, two years from the data of issuance ar the date specifiedas a

condition of fhe permit, unless within that pericd an gpplication for an individua) or standard general
parmitis filed for any poriion of the project, !f an application for an environmental resource permit is filed.,
then the concestual approval remains valid untit fnal action is taken on the anvironmenta! resourcs parrmit
application. If the appfication is grantad, then the conceptiual approval is valid for an additionat two years
from the date of issuance of the parmit. Concaptual approvals which have ne individual or standard
general environmental resource permit applications filed for a pericd of two years shall expira

autoratically at the end of the bwo year period,
lad consurrently with a development of regional impact (ORI}

bj Far a concaplual approval 0
DA} and a local governmant comprehansive plan amendment, the

application for development approval (A
frem whichever one of the following cccurs at the

duration of the conceptual approval shall ba twa years
[atest date: .
the effectiva date of the Ipcal gavernment's comprahensive plan amendment.

1.

2. tha affective date of the lacal government deveiopment order.

3 the date on which the District issues the concaptual approval, or

4, e latest date of the ressiution of any Chapter 120.57, F.A.C., administrative proceeding
or other lagal appeals.

{e) Far an individual or standard general environmental resource permit, five years from tha

date of issuance ar such amaunt of time as made 2 condition of the permit,
{d) Far a noticed ganeral permit issued pursuant to chapter 40.E-400, F.A.C., five years from

the date the notice of intent to Use the permit is provided fa the District ,
{2){a) Unless prascribed by special permit condition, permits expire automatically according to
the limeframes indicated in this rute, If application fer extensian is mada In writing pursuant to subsection

{3}, the permit shall remain in full force and sffect untik
1. the Goveming Board takes action cn an application

2. staf lakes action on an application for extension of & standard genaral permit.

{b) Instaltation of tha projest cutfail struclure shall not constitute a vesting of the permit.

{3} The permit extension shail be isyued provided that a permittes files a written request with

the Dislrict shawing goed cause prior 1o lhe expiration of the parmit. Far the purpose of this rule, good
ces culside af tha control of the permittee. Requests for

cause shall mean 3 set of axtenuating cegumatan
extansions, which shall include decumentation of tha extenuating circumstances and how they have
or to tha expiration date,

delayed this project, will not be acceptad mere than 180 days pri
{4 Substantial modifications to Conceptual Approvals will extend the duration of the .
pcses ol this

Conceptual Approval for two years from the date of issuance of the modification. For the pur
section, the term "substantlal modification” shatl mean a madification which s reasonably expacted to
lead lo substantially different water resqurce or snvironmental impacts which require a detailed review.

(5 Substantlal modifications to individuat or standard genaral environmental resource
permits [ssued pursuant to 2 permit application extend the duration 6f the permit for three years from ine
date of issuance of the modification, Individuaf or standard general environmental resource permit

modifications do not extend the duration of a conceptual approval,
) Parmit madifications issued pursuant to subsaction 40E-4,331(2)(b), F.A.C. {lefter

madifications) do not extend the duration of a permi,
mn Failure 1o complete construction or alteration of the surface water management system "
parrmi

and oblain operation phase approval fram the District within the permit duration shall require a new
authorization in order {o continue construction unless a permit exiension is granied,

w Irsplamanted 471.413, 373,416, 371419, 373.428 F.8. Histary—New 9.3-81,
07(4), Amandad 7-1-26, 4/20/34, Amendeg 7.1-88, 4/20/84, 10-3-95

far extension of an Individual parmil,

or

Specllc guthorily 373.044, 371113 F.S. L
Amanded 1-31-82, 12-1-82, Formerty 18K-4.
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1. INTRODUCTION

This management plan is for the'136.4 +/- acte Provences On Site Mitigation Area within
the 733 +/- acte Provencss project. The Provences project is 2 mixed use residential,
coramercial and educational development with associated roads, and stormwater
management system. As part of the project, a 1364 +/- acte on site mitigation area has
been established. : ' T

Histotically, the 733 +/- acre Provences ptoperty contzined freshwater mdrshes and pitte
flatwoods. The land has been intensely altered to accommodate cattle, citrus and logging
opezations. There is significant vehiculat use of the property fot the putposes of cattle

* management and huntng. ) :

I

Historically, the 136.4 +/- sexe on site mitigation atea was comprised of pine flatwoods and
freshwater marsh wetlnds, The arca cursently contains mesic piae flatwoods, hydric pine

" flatwoods and freshwater marsh wetlands. There has been significant vehicular use of this
atea for hunting and this area was logged within theJast decade.

’

> 11-SITE LOCATION

‘Ihe Provences On Site Mitigadon Area is located in central St. Lucic County, Flotids in
Sections 34 & 35, Township 35 Seuth, Range 39 Bast. Itis bounded on the north by the
10-Mile Creek Water Preserve Atea, on the east by 1-95, and on the south.and west by
the Provences project. See Figure 1 for a Location Map. '

12 - SITE DESCRIPTION - .

The 733 + /- acte site curtently contains a residence, twenty-one freshwater marsh, wet -
‘praitie and hydtic piaé flatwoods wetlands, inproved pastute, fnesic pine flatwoods,
Tlakes, disturbed areas und shandoned or active citrus grove. Toe $ite contains, but is not
" dominated by, exotic vegétation. Por mote detad, see Figure 2 fora Soils Map and
Figute 3 for a FLUGCS Map- Pre-Development Condition. C

' 13-PURPOSE

The 136.4 +/- acte ofl site mitigation area 15 part of the oveyall mitigation requirement
for the Proveaces ptoject. :
. L

2. STRUCTURES AND IMPROVEMENTS

21 EXISTING AND PROFOSED BHYSICAL IMPROVEMENTS
Thece are currently numerons trails throughout the on site mitigation atea. Some of

" these trails can be accessed by a vehicle and some are pedesidan trails, There are alza
decr Feeders and tree stands ndlized by huntets. '

 EXHIBIT 5.03




There is no major consteuction proposed within the on site mitigation area. As part of
the sutface water management sysiem construction for the Provences project, several

. control structures will be installed in the on site mitigation ates. These structuzes will tie
the wetlands in the on site mitigation area to the gurface water management system of
the Provences project. Runoff will be treated within the project site and discharged to
the wetlands in the on site mitigation area. The system has been designed to preserve

. and enhance the hydrology of the wetlands. Monitoxing activities and reports will ensure
_ the system has beea propetly designed. '

9.1.1 - FENCING AND SIGNS

In order to prevent encroachment by residents/occupants of the Praoverices projest,
the perimeter of the gn sire raitigation arca will be fenced. The fence will have its
[owekt element at feast 1 foot above, but no mote than 18 inches above, the watet
control elevation for the on site mitigation azea. This will ensure that fawn, lake or
road maintenance equipment will not clear vepetation in the on site mitigation area
and mototized vehicles cannot access the on site mitigation area. At the same time,
this fence will not restrict wildlife movement. The minimbtr total height of the.
fence will be 3 feet tall
Signs will be installed on the perimeter fence at regular intervals. The sigas will
identify the areaasa mitigatioh atea and list prohibited activities, such as dumaping,
 clgating or mowing Signs will be installed by the developet of Provences and :
maintained in perpetuity by the propetty ownets association. Please see Figure 4 for
the locations of the ferice and signs.

212-TRAILS - .°

- The cxi'sting teails within the site wilt be allawed to revegetate through natural
secruitment, but in some cases will be maintained by hand for maintenance and
snonitoring access, The upland portion of the on site mitigation area will be divided - - .
inko 5 management nits for the purposes of forested hsbitat managetnent. Please
see Seetion 3.2 for futther details. o

¥
Y

. “Tgails will not be maintained or created for public recteational access. The on site
mitigation ares is not intended o be a comuminity recreational resource, however
residents wishing to hike inl the on site miigation atea will not be forbiddes to do so.

21,3 - TEMPORARY. IMPACTS

There tmay be temporary ipact assaciated with the ingtallation of control structures

i wetland areas.- Prior to and dusing canstruction, silt fence will be installed at the

Yimits of construction. Upon campletion of constriction the area will be re-graded,
_if necessaty, to its origldal grade and re-planted in accordance with Figuze 5.

EXHIBIT 5. 04
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2.2 - EASEMENTS

A conservation casement will be placed over the on site mitigation area. The
conservation easernent will be granted i favor of the SFWMD.’ As stated above,
secidents will not be forbidden to enter the on site mitigation area on foot. This (s
consistent with the ptovisions and teems of the conservation easetnent. Howeves, the
consérvation easement specifically does not grantaccess to the general public. In
addition, prohibited activities aze listed in the propetty owners association documents. Tf
the residents, occupants or any other entity pecform any activity that in inconsistent with
" the terms, provisions and restrictions of the conservation easement, thea the SFWMD
‘has the authority to enforce those terms, provisions and resttictions.

+

2.3 - PUBLIC ACCESS

. As stated above, rio right of access is-granted to the public. Residents aze not forbidden
+ toutilize the on site mitigadion arza in 2 manner consistent with the tetms, provigions
and testrictions of the conservation easement.

‘3, KEY MANAGEMENT ACTIVITIES
3.1 - EXOTICAND NUISANCE VEGETATION CONTROL

The Florida Exotic Pest Plant Council publishes a list of exotic and nuisance vegetation.
See Appendix A for the 2005 List of Invasive Species. The developer OF the Brovences
project will be responsible for initial eradication of all Categary I and IF invasive
vegetation on the list. After that, the propetty ownets association will be responsible for
the perpetual maintenance of the on site mitigation arez.

The chteriz fox exotic and nuisance vegetgtion confral ase:

‘w Al eradication-will be through herbicide application, hand clearing and-where
appropriate removal of the material off-site,
» The criterion for acceptance of eradication for all exatic vegetation will be 100 |
percent kill, If initial eradication efforts da not achieve this criterion, fpllow up
treatment will be conducted. - ) .
- Catting/treatment of the trunk and/or stump with an anpropriately labeled
herbicide will be employed to exadicate all Brazilian pepper, melaleuca and'other
- \:(oody exotics. - -, .
s The critetion for completion of the woody exotic eradication will be 100 - .
petcent kill. If initial eradication effarts do not achicve this criterion, follow up
" treatment will be conducted. ' .
- Alleradication of non-woedy exotic vegeration will be through application of
appropriately labeled herbicide. Any deliris removed will be handled in accordance
with the disposal specifications. . .

« The ctiterion for acceptance of eradication far all non-woody exotic vegetation
will be 100 percent kill. If initial etadication efforts do notachieve this ctitetion,

" fallow up treatment will be conducted. ‘ .
EXHIBITS.05
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The exofic vegetation eradivation in the on site mitigation area may generate
vegetative debris that tequires disposal. Thexe will be 2 staging and storage atea
provided outside the lirits of the on-site mitigation area.

e  Transpozt of vegetative debs from the wetland acd upland axea to the staging

aten will be conducted ia a fashion that minimizes the disteibution and dispersal of
.. seeds from such debtis. . :

¢ Mo living exotic ot huisance vegétative material wil be left in the wetand and

upland buffer acea. This pjaa allows fot killing in place by hetbicide application.

s Thete are twa options for dispasal of vegetative debyis In the event it i

rexnoved from the wetland and upland butfer area depending on the prevailing

conditions when the wotk is conduc’tled. S

:

1) Option | — All vegetative deb ¢is, either whale ot chipp're;i/ mulched will be
. hauled off site and disposed of at a landfill or othex such apptopsiately licensed
facility. ' ' . ‘
- 2) Option 2 ~ All vegettive debzis will be stockpiled on the site and burned
in accordance with local Ordinances and requitements for burning of
vegetative matetial. .

.Herbicides are required fof the treatment of al stampsy wunks of woody vegetation
to prevent re-growth, and for eradication of nog-woody exotic and nuisance

vegetation.

o All hesbicide application activity will be conducted under the sup;anfision ofa
Flotida Deparument of Agriculture licensed applicatos, licensed for 4p plication of

. aquiatic hesbicides. . . ‘ AN .
o All hetbicides applied within the wetland afea must be propetly labeled for
application in wetlands.. ~ .

#  All herbicide applied must include a visiblé tracer dye in the mix to faciliate
observation of treated yegetation, .

The vegetative saccess criteria for the oa site mitigadon area inclpdes the requitement
for 80 percent cqverage of desirable vegetation and areal coverage of exotic veggration at
sero percent and nuisagce vegetation litnited to five percent ot less, After five years, the
wetland and upland buffer areas will teet the vegetative success criteria of 80 pexcent
coverage of desirable vegetation and ateal coverage of exolic vegetation at zero percent
and nuisince vegetation fimited to five percent of less. :

r
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3.2 « NATURAL RESOURCE MANAGEMENT

The goal of this m:;nagement plan Is to enhance and preserve in perpetuity the mesic
ine Aatwoods, hydrc pine flatwoods and freshwater mazsh wetlands on site. These

tesoutces aze valuable in St. Lucie County.
Fite plays an essgntial role in pine flatwoods ecosystems. Led¥ litter is broken down in
fires, epriching the soil and many species of plants are stmulated to sprouc after fire

‘ events. Slash pines are fire tolerant, allowing them to out-compgte hardwood species
such as oaks, which will not survivé fite. It is thought that gatural wildfires oceurred
avery 3 -'10 years. The 5 management units in the Provences on site mitigation area will
be managed on a frequency of 5 years. Pine fatwoods are extremnely knporcant foraging
and nesting habitat for wildlife and have been identified as being of ctitical and regional
importance to the florz and fanna of South Florida. The presetvation and enhancement
of this area is consistent with and encoutaged by the US Fish and Wildlife Sefvice's .
Multi-Species Recovety Plan for South Florida. The mesic pine fatwoods and hydric  ©

~ pine flatwaods will be preserved and rnaintained ag natve habitat as they exist .

~The Provences On Site Mitigation Area has been divided into 5 magagement units.. See
Figue 6 for a graphic of the management units. The existing trails wece used wherever
possible to divide the property iato management uaits, To mitic natural, random fire
events, the units will be managed pér the management unit graphic and the schedule in
Section 5. The month of June was chosen for these management events because most

 lightening strikes in Flotida occur in catly summer and it has been documented that the
largest mwmber, of acres burn natueally in early sumnmet. Two months ptiot ta scheduled

N Inanagement events, an assessment will be ¢ondneted to deteimine the intensity of the T

_management activity necessary to meet the goals of the management plan. See Section ’
4.2 for mote-detall on the pre-management assessment. .

. Natusal slash pine canopy coverage in hydtic pine fatwoods is between 10 - 20% and 10
- -'50% in mesic pie flatwood areas, A percentage of 20% will be the target for the
. hydtic pine and 40% will be the target perceatage for the mesic pine. To aceomplish-
-+ this, trees will be hand-cut as part of scheduled maintenance unit acdvities, "The goal and
putpose of the canopy control progeatm is to thin the canopy to maintain open sunny
ateas to allow groundcover vegetation to thtive. Al trees will be hand-cut and will be
Iéft on the ground near whate they stood.

Due to the mitigation area’s proximity to [-99 and the Provences project, it is extremely
unlikely that 2 prescribed butning program would ever he permitted by state and local
entities, Instead, the use of mowing and toller chopping to control the undetstory and
groundcoves vegetation will be used. The goals of the mechanical control of understoty’
vegetation zte to keep the fuel load down, rerurn nutdients to the soil, and allaw for new
trees, shrubs and groundcover to establish and thrive. Understory vegetation will be
toller chopped down to a height between 1 and 2 feet high. Hydric pine flatwoods
typically contain cabluge palm, wax myzle, dahoon heolly, red bay, buttonbush and red
maple, Mesic pine Satwoods typically contain saw palmetto, fetterbush, tarflower, rusty
Iyonia, cabbage palm and wax mystle. Groundcover vegetation will be mowed down to a
height of 2 to 3 inches, Hydrc pine flatwoods typically contain groundcover species

EXHIBIT 6.7
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from the following list: ﬁﬂdmpo‘gan, Panicur, Pagpalum, Caress, Dichromena, E!eawém’.r,
Fimbristylis, Rhynchospora, Xyris, Eriocanton, Lachuocarion, Commelina, Juncus, Polygoriits,

Drasera, Polygala, Elyperiouen, etc. Mesic pine flatwoods typically contgin groundcoyet

. species from the following list: Andropagos, Panivient, Asitina, Licania, and a large vasiety

of wildflowers {Aster, Chrysopris E;mflfﬂ, Expatorium, Liatris, Solidags, etc). Loweting the |
height of the vegetation will reduce the risk of wildfire. There is cusrendy an

approximaté 90% caverage by native groundcovet, Since managetent activities will not
remove vegetation {othet than exotic ot nuisance), it is not expected that the coveage af

native groundcover of understory vegetation will decrease. ,

+
-

The Ereshwates matsh wetlands on site will be preserved and maintained as native habitat
as they exist. The satface water management system of the Provences project is
desigped to énsute proper hydrology of the wetlands, The monitoring proggam.
established (see Section 4.1) will ensure this. The matsh wetlands will be kept free of
exotic and nuisance vegetation. ) : : ’

3.5 LISTED SPECIES
The data and field observations indicate that the propesty hosts a vasiety of wildlife

species. The table below lists the species that were directy observed, photographed, ot
evidence of their presence was noted theough indirect meaas, such as scat o prnts.

Sclentific

Common Qn-Site - Legal Oocurrences
Name - Nams . Loeations Status . )
Haccooh Pracyor lotor Throughout Mot listed inciractly
: site ) abserved
MHuog . 5us serofs Throughout: Not fisted indirgctly
' . " site -, . observed
. Coyole Canls latrans Eastern Mot listed - Uiractly
parfion of site ; ohserved
Black Racer Cofuber Theoughout Not listed Directly
) . canstriclor site observed
Double- . Phafacrgaorex Lake Nat Histed Directly
Crestad aunitus . abserved
Gormorant . : .. .
Florida © Grus < Infaround State « Directly
Sandhill canadensis weltands and Threatened - | - observed
. Crane pratensis laka .
" Great Egrat Ardea atha . nfground Mot listed Directly
: . wallands and . vhserved
fake : .
“White Ibis Etuidocimus Naar lake Species of Olrectly
atbus ) Special ohserved
: ' Concern —
. State
Cattle Egret . Bubulcus 1B, Infaround Not listed Directly
v ditches and in . obsatved
cpan pasture
areas

D-19
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Mouming Zanaida Throughout Not listed Directly
Dove macroura site ! . observed
- Northem plimus Throughaut Not Hsted Directly
Mockingbird pofyglottus . site ohserved -
Brown 8 Toxostoma Ping flatwoads ot listed - Directly .
Thrashel . tufum , - obsarved
Northern Cardinalis Fine fatwoods Not listed - Directly
Cardinal cardinahs abserved
Blue Jay Cyanocitta Throlghot Mot listed - Directly
v, . eristata - site . gbserved
Yellowthroat - Geothfypis -Pine flatwoods Not isted Diractly
- trichas ) abserved
Red-Tailed Buteo Throughout Not listed Diractly -
Hawik - jamiacensis site ghsenigd
Biask Vuiture Caragyps- Throughout Mot listed | Directly
) afratus site ' ahserved
Turkey "Catharfes Throughaut Not listed, Diractly
Vultura gura - T ogite . _ * ghserved

While their presence-was not detected either directly oz indizectly, a number.af other
species may occur in association with the fabitat mosaic present on the site. In
particulag, the pine flatwoods and wetlands may provide habitat for a nutnber of spscies

of concern, which are outtined'in the belaw table” * "~ * o

Common . Latin Name Likely . Légal Status Qccurrence |
Name v Location T .
Rossate Ajaia ajajg - " nfaround Spacies of Nt directly -
Spoonbifl e » wellands Special Concern opserved,
_ and lake — State - but suitable
habitat Is
- - . present
Snowy Egret Egrefta thula [n/arcund Species of Not directly
1- . wetlands Spaclal Concern  abserved,.
' adnd lake — State . but suitabie
. . fabital is
. ) ) . present
Reddish Egrelta ° ~ Infarpund Species of - Nat directly
Egrat ] rufascens wetlands Special Caneern observed, .
- and lake —State but suitable :
- - habitat is
' prasent
Little Biue T Egraffa Infaround Species of _ Not girectly"
Heron cagrulea wetlands . Special Concern observed,
- and laks - State but suitable
’ habitat is
presant
Tricolored, Egretta infaround Species of Mot directly
© Heron tricofor | wetlands Special Concam obssrved,
and lake - State but suifable
' ! habitat is.
- T present

EXHIBIT 5.0
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Southeastern | Faleo. infaround | Threatened ~ Not direcily
Amarican sparveriys |- «Open areas State cbserved,
Kastrel pauius : but suitable
. - . habitalis
- . present °
Eastern *Drymarchon I3 pine Threatened — Not directly .
Indigo Snaka |- corais flatwoods; State and Federal |~ obseved, .
couperi gopher « - - but suitable
4 : . tortaise habitat is
' . . cormemensal present ’
Gopher Frog Rana sadito In pine Spaciesof - Not diractly
flatwaads, Spacial Concern chbearvad, !
' gophar . =Bate but suitable
todpise | - hatitatls  ~
X . . commensal . present
American Alligator tn ditches State — Spacies Not directly -
-Alligator | - mississippie and lake of 8pacial - observed, '
. . nsis Ceoncern, Faderal * put suitable |
. ~ Threatened habitat is
) . . . present

' -

‘ Sandhill cranes were observed nesting on site duting a helicoptet survey of the propetty
., inJuly2006. The preservation of the wetlands in the on site mitigation area will facilitate
the continued use of the area by nesting pairs of sandhill cranes. A sandhill crane nest
survey will be conducted prior to any construction planned for the months of December
through June taking place within a 400-foot boundary of the tratsh wetlands in the on

site smitigation area. In ordes to avoid adverse impact to nesting activities, no
construction wilk occur with 400 feet of an active sandhill crane nest.

- 4/MONITORING AND MAINTENANCE .

4.1+ FIRST FIVE YEARS
The presesve arca will be monitored: for five years following permit issuance and will be

smaintained free of exotic and nuisance vegetation in perpetulty by the property ownets,
association, Thiy mitigation atea menitoring plan includes transects established : R
throughout the mitigation area. Data collection stations have béen established along the

: tramsect lines in order to docurnent vegetative coverage and hydrologic conditions.

v . -Additionally, automatic water level data tecording devices will be installed to document

vater levels daily within the mitigation atea. A single Bpping bucket tecording rain gage

will also bé installed in the wetland ruitigation area o collect daily rainfall data. The data

loggers frorm the water level tecording equipment as well as the rain gage willbe checked

and downloaded on 2 monthly basis to ensute continued opeation and profect fromloss”

of data. Photos stations have beent cstablished as well Dlease see Figure 7 fot additional

detail. ' - . ’

Reports will contain the following informa tion:

. "1) Vegetative coverage at the data collection stations shown on Figure 7. The
‘regetative coverage will be measured ds absolute covetage within an area of

 ExHBTs
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-

approximately 2,500 squate feet at each data collection station. The vegetation wili
be measured in pescent coverage of the'cariopy, uadesstory and ground cover fevels.
The total percent cover will not exceed 100 percent, and each species documented
. will he reported.in both common and Latin names. The coverage will be measured
* by visual observation in each of four quadrante from rhe {ixed monitoring poist,
Observations will extend approximately 50 feet fron the observer in each direction
thus covering approximately 2,500 sguare feet at each station, The data fromr each
\adrant obsetvation will be combined to caleulate the vegetative coverage. Station
locations will be pcuna‘nend‘y matked with PVC pipe to efisute consistency in data
collection; ' - ’
2) Photographs will be taken from each of the established photo stations to provide
documentation of vegetative coverage; ’
3) The data dowtloaded from the sutomatic watet level recording devices and the
single tipping bucket recording raiti gavge; .
4 Any observed wildlife j.:ﬁli'zat.idq or indicators of wildlife (ie. tracks, scat, etc.).

"The fheniforing will be conducted in accordance with ¢hé schedule in Section 5. Reports
will be provided to SEWMD Complisnce staff on an apnual basis so that maintenance
activity can he closely tracked, Each motitoring tepott will inchade recommendations
fot maintenance if necessary. The threshold for maintenaice requitements will be any |
area that has five percest or mote (o tal vegetative coverage by nuisance or exotic

vegetation at any time duting the monitoting period.
42-IN PERPETUITY . - ‘
The freshwater marsh areas will be maintained free of exofic vegetation in perpetuity.

Each yeat, one of the management anits will be monitored and monitoted ig accordance
with Section 3.2 and the schedule in Sectiont 3.

+Pre- and post-managerent assessnents will be conducted and contain the following .

inforfnation: ..
1) The petcent canopy cOVerage in each the hydric and mesic arcas; : .
2) The perceat covetage of:exotic and nuisance species pes Appendix B in the entire
rnanagement uhit areq; o ) .
3) The composition and dessity of the understoty in each the hydiic and mesic azeas;
4) The composition and density of ihe groundcovet layers in each the hydric and’
mesic areas; . . : .
5) Photos taken at the photo stations shows on Figute & to document pre- and post-
management conditions. ’ :

. The pte- and post-managernent assesstnents will be compiled into one report and

submitted to the South Florida Water Management District Compliance Division in
accordance with the schedule in Section 5. : S ,

. EXHIBIT s.U
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5. SCHEDULE

Activity ‘ ' Complete Date
Exotic/Nuisance Control: - ) ‘ .
Initiate Exotic/Nuisance Eradication February 2007
Complete Exatic/Nuisance Etadication ' Apsl 2007
Mnmtormg and Maintenance: ’
Conduct/Submit Bascline Monitoting . February 2007
" Conduct/Subsmit Time Zero Monitoting April 2007
-Submit First Annual Momtoring Repott } July 2007 -
_ First Maintenance Event . ’ August 2007
Submit Second Annual Monitoring Repott July 2008 -
-Second Mamntenance Event : August 2008 .
Submit Third Annual Monitoring Report . July 2009
. Third Maintenance Event: ) August 2009
Subimit Fourth Annual Monitoring Repost s July 2010
Forth Maintenanice Event : - August 2010
Submit Fifth Annual Monitoring R.apcrt Tuly 2011
Fifth Maintenance Event ’ August 2011
Maintain area free of Exotic/Nuisance Vegeration In Perpetuity

Forestcd~Management Activities {to oecurin pe:petmty)

* Unit1 i

Conduct usit assessment April 2008
Conduct managetnent activities .. Jene2008

. Conduet assessment/Submit ceport to SFWMD ' July 2008
Conduct unit assessment Every five years
Conduct management activities ‘ Every five years
Conduct assessment/Submit repott to SFWMD ' Evexy five yeats
Unit 2 )

Conduct unit assessment . April 2009

» - Conduct management activities . June 2009 -

Condvict assessment/Submit report to SEWMD " July 2009
: Conduct unit assessment Every five years
Conduct management activities . 'Bvery five yeurs
Conduct assessment/ Submxt repott to SFWMD ) ' " Bvery five years

. Unit 3 .- S .
Conduct unit assessment ' . April 2010
.Conduct fnanagemeat activitics ' . : " June 2010
Conduct assessment/Submit report to SFWMD ‘ - July 2010
‘Conduct urnit assessment ' Every five yeats
Conduct management activities ' : ' Bveuy five years

Conduct assessme.nt/ Submit report to SFW MD Every five years

-
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Unit 4
'Conduct unit assesstnent
Conduct management activities
Conduct assessmenthubmit‘report to SFWMD
Conduct unit agsessment

* - Conduct management activities

Conduct assessment/Submit report to SEWMD

Unit5 - .
Conduct unit assessment
Conduct management activities

Conduct unit assessment

Conduct tnanagement activities
Conduet assessment/ Submit report to SFWMD

6. REFERENCES

_ Conduct assessment/Submit teport to'SFWMD -

April 2011

June 2011

July 2011

Every five years
Evety five yeats
Bvery five jears

Apeil 2012

June 2012

July 2012

BEvery five yeats .
Rvery five years’
Bvety five yeats |

Florida Exotc Pest Plant Council. 2005. 2005 -Invash;e Tlant List. World Wide Web :

http:/ forvew. fleppc.otg/list/ list0Sweb.pdf

U.S. Fish and Widlfe Service. 1 0GG. South Florida Muli-; p;a'es Reqovery Plan. Atlanta, Geotgia,

Pp. 3:195, 197; 200-206.

Meine, Curt D, and G‘eor‘ge W. Archibald {Eds}. 1996. The cranes: - Status s;ukvey and
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‘ conservation action plan. IUCN, Glaad, Switzerland, and Cambridge, UK. 2%4pp.
~Northern Prairie Wildlife Research Center Online. ‘
hetp:/ /www npwie,usgs. gov/ resource/ birds/ cranes

Jindexhtm (Version G2MAROS).
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Mulenbergia capitaris DETENTION

Muly Grass
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Guantity of plants will be determined by size of restoration
areg and spacing (e.c.) of selected plants,

Referanced species may bs substituted with other
appropriate notlve species based on avallability,

PROVENCES
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TYPICAL WETLAND BUFFER
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STUART, FLORIDA 34996 FIGURE
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T[orid'a fxotie Pest Plant Council's
' 2005

List of Invasive Species

Purpose of the List: To focus asteniion on —

% the adverse effects exotic pest plants have on Florida’s biodiversity and plant
communities,

the habitat josses from exotic pest plant infestations,

the impacts oo endangered species via habitat loss and alteration,

the need to prevent habitat losses through pest-plant management,

the socio-cconomic impacts of these plants (e.g., increased wildfires in certain areas),
changes in the seriousness of different pest plants over time,

the need to provide information that helps managers set prioritiss for controi programs.

YVVVYVYYY

DEFINYTIONS ! Exotic—a species introduced to Florida, purposchilly or accidentally, fom a satural
yange outside of Florida.  Mative—a species whose natural range inciuded Floridz at the time of European
contact (1500 AD). Naturalized exotic—an exatic that sustains itselfoutside enltivation (it is still exotic
it has not "become” native). Jvasive exotic—an exotic that stet only has naturalized buf is expanding on
its own in Flotida plant communities.

Abbreviations used:
£y "Gav, Hst”; P = Prohibited by Fla, Dept. of Environmental Protection, N = Noxious weed listed by
Fla Dept. of Agricultute & Consumer Services, U = Noxious weed listed by U.5. Department of

£r "Reg, Dis. " N=aorth, C = central, § = south, relming to each species’ current distribution in general

regions of Florida {not its potential range in the state). See bllowing map.

For additional informatian on distributions of particulsr species by county, visit the University of
South Florida’s Aflss of Floida Vascular Plants web site, www. pluntatlas usfedu, Many of those
spedies entries also have habi¢ and close-up pictures of the species,

Additionat lmages for same species may be Tonnd af the “ntroduced Species” page an the Usiv. of
Florida Herbarium wehsite, at Fairchild Tropical Gorden's Vitval Herbarium and the Godfey
Herbarfum database, Flarlda State Unlversity.

For other additional ipformation en plants Included in this list, see refated links and pages at this
web site on the home pane menu.

EXHIBIT 5.24
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Category I - Invasive exatics that are altering native plant communities by displacing native specics,
changing community structures or ecological fanctions, or hybridizng with natives. This dgfinition does
nat rely on the econoinic severity or geographic range of the problem, but on the decumented ecological

damage caised.
Sclentific Name Commcn Name EPPC] Gov. Reg.
Cat, lisé Dist,
rosary pea } C 5
earleafl acacia T 5
mimosa, sifk e 1 N C
waoman's tongue i C, 5
drdista grenale (= A. coral mdisia b N, C
crentilata ) :
drdisia elfiptica (=4 shoebuttan adisia I §
finmitis} )
aragus cethiopious asparagus-Em 1 C. s
iflorus misapplied) .
il 7 _ orchid tree 1 C, S
Bischiofiq jovanicg bischofia i C 8§
aiopkyifum antiflanyst | santa marda (nantes “mast | 1 L3
(=C, calaba; C. Jwood,” *Alexandrian lawre]"
used in cultivation) .
Australian pine 1 P {NCS
{ suckering Australian pine {1 P C, 8
~ camphor-tree ] | NC,8
wild taro 1 N,C,8
father teal 1 5
cartatwood I N C,.5 |
winged yam I N §NCS
alr-potato I N | NCS
water-hyacinth I P NCS
Surinam cherry 1 C, 8
! laure! fig 1 C s
nitida end F. refusa vax:
nitida misapplied) ) ]
hydrilia I | pU |NCS:
_ Breea hypto | I P U | NCS
West Indian marsh grass { 1 c. s
(QZOR prass 1 NU N, C, 8]
waterspinzch 1 P, U C
Gold Coast jasmine I C, 3
Brazilian jasming 1 C, 3
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YLanfarne catiard lantana, shrub verbena I NC,S
i st Tncidun glossy privet i N, C
' L s trigm sinense Chinese privel, hcd‘%ﬂ:rivct i N,C, 8
YLonicera japonica Japanese honeysuckle 1 N.C,3
f b faponicum Japanese climbing Em i N ING S
JFveodivm microphllye | Old World climbing #m i N C,8
W faefidyera waggs-catl cat's claw vine I NG, §
P ioprifkara sapola ] sapodilla I 5
A m vinqueneevia] melaleuca, paper bark l BN CS
__caclaw mimosa { {pNUE C.S
i damestion ) nanding, heavenly bamboo] i 4 N C
Nephralepis cordifolig | sword Em ! FNCS
Nephrolepis multiflora . Asian sword Bm ] C,§5
[Neyraudia remeaudiapa | Bunma roed, cane grass I N } S
::a‘dm:‘ana ] sewerving, onfon vine | 1 N 8
Paederia foutida | skanle vine i N N,C
m’m rapens torpedo grass 1 1 NCS
Ponnisetum purowewn | Napier grass I C8
Pistla stratiofes waterlettuce ! P__iNCS
Osicium caitlelorg strawbey guava 1 . C 3
(=P, littarate) " .
sidinm gugigya puava I 4 G5
neparla MEHEGHE VT, kudazu 1 N, U , MNC, 5
lobata) ) )
aedompriug fomentasq downy rosemyrtle 1 1 N3 CS
radeseantia spathaces)
Natal grass ot ~INC. S
Mexican petunia 1 1 iNC. 5§
A Bbritsoniana) ] ] ;
Fagiwm sebiferipg (= popcam tree, Chinese I N NG S8,
Triadeca sebifera) tallow tree L
{scaevola, halefower, beach] I 1 C, 8
naupaka
1 schefiera, Queensiand 1 C. 5
umbrel la tres
Brazlian pepper ] PN INCGS
climbing cossia, Chaistmag| 1¢58
gassia, Christmas senba
soluteaides) : .
Solanm tampicense wetland night shads, I NU YOGS
(=8. houstonii) ajustic soda apple A
olaaym viarum tropical seda apple I NU N C 8
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anowhead vine I <, 5
jambolan, Java plum i C 3
incised halberd Bm ] 5
sepside mehoe I C. 8
{Tradescantia fluminensis] white-flowered wandering [ N, C
o Jew
Fradescantia spathaced oyster plaut I 5
{= Rhoeo spathaces, '
Rhoso discolor) )
YUraching pueticg (= Pari grass ] C, 8
_Brachiaria nutica) :

Category 1l - lnvasive exotics thal have increased In abundance or frequensy but have not yet altered
Florida plant communitles to the extent shown by Category 1 species. These species may beconte renked
Category [ if ecological damuge is demonstrated,

Scientific Name Countrion Name EPBPC| Gov. § Reg
: _ cat. | tist | Disc
dengnihera pavoning red sandalwood a 5
Agave sisaleng ] sisal hemp I C, 8
L{leurites fordii (= tung ofl free n N, C {
Vernicia fordii} o
4 [stonia macrophylla  devii-tree i} S
A Hernanihera : aligator weed u 4 N C, 8
philoxeraides ] .
uligonon leptopus togal vine I N, C, 8
‘Aris'taiadr:‘a {ittoralis calico lower It NC
Yasystasia gangetica Gangss primeose 3 €, 5
Besanio cucntlata wax begonia it N, C |
Giachum pyromidatun green shrimp plant, i 1N, C, 8
| Brownes blechum ] o
{Bronssonetia papyrifera ] paper mulbery i} N, C
Yaltista fragrans inch plant, spironema pi1 C, 8
YCasuarina Australian pins I P C, B
amninghamiang )
!C‘acropi‘a pulmota trumpet tree I §
t_)es(nrm distrrmim day jessamineg 1 cC s
‘Chamaedorea seifpizii bamboo palm I 8
;Cfemis ternifiora lapanese clematis 1 N C
rypiostegia rubber vine i C 8
madagascariensis _
erus imvolucratus umibeella plarit I C. s
C. alternifolius
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;En—isapp]i&i)
'Cyperus prolifer dwarf papyrus Hi C

albergia iiss00 Indiant rosewood, sissco il C. s
Elaeagims pungens thorny gleagnus I N, C
piprempun pinnatum pothos il C 8

Gv. Aureum
Yricus aitissima fifse benyan, copncil tree | 01 3
{Blacanrtia indica : govemor's plum i S

emarthria altissima lirape grass I - <5
Hibiseus tiliaceus i mahoe, sea hibiscus R 41 &8
Ipomoea fistulosa (= £ shub moming-glory I ? c 8

cartiea ssp. fistuiosa), . 1 |
Vasmrinum sambac Arabian jasmine 1 I | 8
{Kalanchoa pinnata lie plant 1 on o 148

aelreuteria elegans flamegold tree i 1 cCs

p. formosana (= X.

armosana; K. ]

aniculata misappicd)
¥ eucaena lewcocephala fead treg i] IN C, 8
Yeimnophila sessilifiora | Asian mashweed il P INC S
Wivisiona chinensiz | Chinese Bn palim I 1 .8 |
Eeﬁa azedarach 4 Chingberry i i NCS

erremia tuberosa wood-rose I 8
Wrraya paniculata orangg-jessamine o | S
Rt iophyllum spicatum | Burssian water-milibil g P INCS
Womphaides cilstata snowfake B G, S5
{Panicum maimum ] Guineagrss ] C, 8
eassiflora biftora Tiwo-flowered passion vined I 1 8
lPennisefum selaceumt |  green Puntain grass I 5
Yrhoenix reclinata | Senegal dite palm il }Cs
Fittosporum pentandram] Philippine pittosporum, | 1 §

{ Teiwanese chessewood » 1 :

Pmllostachys awrea golden banboo I N, C
{Pieris vittata ]  Chinesc bk fm | 1 v C s
!Pﬁhosﬁrma elegans | solitary palm It | -
Ricinus contnunis : castor bean It INncC s
Sunsevieria bowstring hemp a C, 8

hyacinthoides L ) -
Scleria lacustris | Wrght's nutiush H o C,S
Sesbania punicen ] purple sesban, miilshox 1. IN, C, 5,
Solamen diphylium Two-leaf nightshade it J NCS
Solanum jomaicense | Jamiaca nightshade I }p C
olanu torsum 1 susumber, turkey beny | O NU INCS
ﬁhagneticofa trilohaia wedelfa | I N G S,

EXHIBIT 5.2%
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= Wedelia trilobata)
achytarpheta netlfe-lcaf porterweed i 8
riicifolia (= 8.
nensis)
Fpagrus romanzoffiana queen palm I C. 5
(= Arecasirum
ramanzoffianum)
iz jombos 1usE-appie i C,5
Terminalia catappa tropical altaond It ] C,8 ]
Terminalia muelleri Australian almond i C, 5
Fribulus cistoides pingture vine, burrenut | 11 IN, C,. 5
Urena lohata Cuesar's weed § 1 iN, C. 8]
Vitex trifolia simple-leaf chaste tree i C, 8
Washirgtonia robusia Washinpton fin paim o C,5 |
Wedelia (see
I_ngagnericn(a above) ;
Isteria sinengis ~ Chinese wisteria  § U N C
Yanthosoma malanga, elephant ear [ N C. 8
sagittifolium

Citation example:

FLEPPC. 2005. List nf Florida's Invasive Species. Flodda Exotic Pest Plant Council, Intemet:

futtp: e, e

org/05tist. kim

The 2005 list was prepared by the FLEPPC Plant List Committee:

Keith A, Biadley

The Institute £ Regional Conservation

27601 5.W. 152" Ave,
Miami, FL 33170

Kathy Craddock Burks (CHAIR)
Florida Natural Areas Inventory

Florida State University

1018 Thomasville Rd., Suite 200.C

Tallahassee, FL 32303

Nancy Craff Coile, Botanist Emeritus

Division of Plant Indusfry

Floride Department of Agriculture and Consumet Services
22804 N.W. County Road 2054

Alachua, F1. 32615

Janice Dugquesnel
Floada Park Service

Floride Depantment of Environmentai Protection

B0, Box 1052
Tslamorada, FL 33036
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Edward Freeman

The Nature Conservancy
1413 Boulevard ofthe Arts
Sarasota, FL 34236

David W. Hall

Private Consulting Botanist
3666 N_W. 13* Placs
Gainesvilte, FL 32603 .

Roger L. Hammer

Miami-Dade Farks Department
Casteflow Hammock Nature Center
22301 8. W. 162" Ave.

Mianui, F1, 33030

Kenneth A. Langeland

Center Or Aquatic and Invasive Plants, [FAS
University of Floridg

922 N.W. 7lst 5t

Gainesville, FL 32606

Raobert W. Pemberton

Invasive Plants Research Lab
1.8, Depatment of Agriculture
3225 Coltege Ave,

Ft. Lauderdale, FL 33312

Daniel B. Ward
Drpartment of Batany
University of Florida
220 Bartrain Hall
Gainesville, FL 52611

Richard P, Wundertin

Institute r Systematic Botany
Depariment of Biological $ciences
Univessity of South Florida
Tampa, FL 33620
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APPENDIX E

Florida Exotic Pest Plant Council's
2005

List of Invasive Species

Purpose of the List: To focus attention on -

> the adverse effects exotic pest plants have on Florida's biodiversity and plant
comununities,

the habitat losses from exotic pest plant infestations,

the impacts on endangered species via habitat loss and alteration,

the need to prevent habitat losses through pest-plant management,

the socio-economic impacts of these plants (e.g., increased wildfires in certain areas),
changes in the seriousness of different pest plants over time,

the need to provide information that helps managers set priorities for control programs.

YVVVYY

DEFINITIONS : Exotic—a species introduced to Florida, purposefilly or accidentally, fom a natural
range outside of Florida. Native—a species whose natural range inciuded Flozida at the time of European
contact (1500 AD). Naturalized exotic—en exotic that sustains itself outside cuitivation (it is still exotic;
it has not "become” native)., Invasive exotic—an exctic that not only has naturalized but is expending on
its own in Florida plant communities.

Abbreviations used:
for "Gov, list”: P = Prohibited by Fla. Dept. of Environmental Protection, N = Noxious weed listed by
Fla, Dept. of Agriculture & Consumer Services, U = Noxious weed listed by U.S. Department of
Agriculture.

or "Reg Dis.”: N = north, C *= ceatral, 8 = south, referring to each species' current distribution in general

regions of F Jorida (no't its potential range in the state), Ses Hllowing map.

For additional information on distributions of particular species by county, visit the University of
South Florida’s Atlas of Florida Vasenlar Plants web site, www.plantatlas.usfedu. Many of those
species entries also have habif and closeup pictures of the species.

Additional images for some species may be found at the “Introduced Species” page on the Univ. of
Florida Herbarium website, at Fairchild Tropical Garden’s Virtual Herbarium, and the Godfiey
Herbarium databage, Florida State University.

For other additional information on plants included in this list, see related links and pages at this
web site on the home page menu.




Category I - Invasive exotics that are altering native plant communities by displacing native species,
changing community structures or ecologicat finctions, or hybridizing with natives. This definition does
not rely on the economic severity or geographic range of the problem, but on the documented ecological
damage caused,

Scientific Name Common Name { EPPC] Gov. | Reg. |
1 L | cat | mst | pist i
Ubrus precatorius rosary pea 1 1 1 C.8
{Acacia guriculiformis | =~ ealeafacacia ] I S
{dibizia julibrissin 1 mimosa, silk tree 1 4 N, C i
dlbizia lebbeck woman's tongue 1 1 ¢8|
i/!;-‘disia crenata (= A coral ardisia I N, C

cremulata) f

drdisia elliptica (=4. shoebutton ardisia 4§ I | { s
humilis) : "

lIdsparagus aethiopicus asparagus-frn 1 1 C, 8
;(w A. sprengeri; A. :
{densiflorus misapplied)

{Bauhinia variezata orchidtree 4 I ] 1 C, 8

ACalophylium antillgnum| santa maria (pames "mast § 1 S

(=C. calaba; C. #wood," "Alexandrian laurel” :

inophyllum misapplied)i _used in cultivation) ") : "
{Casuarina equisetifolia §  Australienpine 4 1 | P § NC,S i
ECasuarina lauca ? suckering Australian pine ] 1§ P i G, 8
%C’innamomum camphoraj  camphor-tree 1 i N,C,8
Colocasia esculenta wild taro ! 1 NC,S
%Colubrina asiatica lather leaf 1 ’ S
fCuQaniogsis carrotwood I N §GS
tanacardioides _
\Dioscoreaalata 4 wingedyam § I N ANGS
fiDz'oscarea bulbifera | air-potato 1 1 N 4 NCS
AEichhornia crassipes water-hyacinth ! P N,C,S
éi:ﬁzugenia um‘zzora 4 Surinam cherry 1 _ C,S
Ficus micracarpa (F. laurel fig I C, S

{ nitida and F. retusa var.
nitida misappiied)

i »U INCS

\Hydrilla verticillata hydrlla 4 1

AHyarophila polysperma geenbhyero 4 1 4 PU |NCS
AHymenachne West Indian marsh grass § 1 i CS '
lamplexicaulis o ;
Amperata cvlindrica (£ cogon grass [ N, U iN,C, 8!
i brasiliensis misapplied)f B _ o :
Upomoea aguatica - waterspinach 4 1 ] P U § C
Yismirmm dichotgrum 4 Gold Coast jasmine  § | {1 C,8
VYasminwm fluminense - Brazilianjesmine {4 I 4~} C, 8§ °
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i

lantana, shrub verbena 1 I NCS
glossy privet 1 N, C
[Chinese privet, hedge privet] | N,C,8
1 Japanese honeysuckle 1 N,C,S
Lygodium japoniciwm 4 Japanese climbing #m I N INGC, S
{Lygodium microphvilum | Old World climbing £m 1 1 N C, 8§
Macfadvena unguis-cati | cat's claw vine i 1 NG, S ¢
.fiManiIkara za;ot_cf_ o sapodilla i 3
Whelaleuca quinguenervial  melaleuca, paper bark | 1 C.S
Mimosa pigra : catclaw mimosa I C,§8
Wandina domestica __ § nanding heavenly bamboo] 1 N, C
iNephrolepis cordifelia sword £rm i 1 N,C.S |
EVeghrolles multiflora_ Asian sword fm I C,S i
Werraudia remandiang Burmareed, canegrass 4 I- 4 N 4 S
aederia cruddasiana sewer ving, onion vine 1 N S
skunk vine I N NC |
_________ . tomedo grass I A NGCS |
{Pennisetum pumum Napiq_grass I i ¢cs
1Pistia stratiotes waterlettuce I 4 P INCS
Psidium cattleianum strawberry guava I C, 8
(=P littorale) —— — . _
{Psidium guajava ] guava Lo LG8
$Pyeraria mo;tana var. kudzu I N,U §NC, 8-
{lobata (=P. ]
i lobata) o
{Rhodomyrtus tomentosa | downy rose-myrtle » N L¢&s
4Rhoeo spathacea (see
A radescantia spathaceq) » . .
{Rinmchelvirum repens ¢ Natal grass I INC, 8¢
{Ruellia nweediana (= Mexican pelunia I N, C, S
4 R, briftoniana) ;
apium sebiferum (= popcorn tree, Chinese I N NG S
{Triadeca sebifera) taliow tree EN
WScaevola taccada |scaevola, halffiower, beach{ 1 C, S
1 (=Scaevola sericea, 5. i naupaka
dfrutescens) i
iScheffiera actinophylla | schefflera, Queensland I C, S
(=Brassaia actinophylla)]  umbrelia tree _— ,
Wchinus terebinthifoliys | Brazilian pepper 1 4 PN iNC, S
1Senng pendula var. | climbing cassia, Christmas] I C, S
dglabrata (~Cassia | cassia, Christmas senna
coluteoides) o : ] o
'_Qq,{w_@m wetland night shade, I N, U C, S
(=S. houstonii) aquatic soda apple .
Solamun viarum | tropical soda apple I N, U INC S
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Syngonium podophyllum{  arowheadvine 1 1 | ¢, 8 ¢
Syzygium cumini f _jambolan, Javaplum 3 I |{ c.s
Vrectarigincisa  }  incisedhalberd ®m | I __ 1S
;Thesgesia populnea seaside mahoe I 1¢C8
ATradescantia ﬂumz‘nensis{; white-flowered wandering | I N, C
i _ | ..
{Tradescantia spathaceq : oyster plant I S
(= Rhoeo spathacea,
Rhoeo discolor)
AUrochloa mutica ( = Pari grass 1 C, 8
i Brachigria mutica)

Category II- Invasive exotics that have increased in abundance or fequency but have not yet altered
Florida plant communities to the extent shown by Category I species, These species may become ranked

Category I, if ecological damage is demonstrated.

Scientific Name

Gov. !

Common Name { EPPC 1 Reg. |
R : ) Cat. list {1 Dist.
Y denanthera pavoning red sandalwood {1 1 s

(C. alternifolius |

Wgave sisalana sisalhemp | O 1.C8
Yleurites fordii (= tung oil tree I N, C
i Ferniciafordil) oA N :
Ydistonia macrophylla devil-tree 1I o S
Y4lternanthera alligator weed I P IN,C, S
philaxerocides B o i1
§4migonon leptopus coral vine 1I iNC, 8
'4;'i,s,1‘4qlqgfzia littoralis calico flower 1I i NC.
dsystasia gangetica Ganges primrose I C, S
4Begonia cucullata wax begonia ! { N, C
Blechum pyramidatum green shrimp plant, Il INGCS
I et Browne’s blechum 4
iBroussonetia papyrifera ]  paper mulbemy I N
{Callisia fragrans 1 inch plant, spironema { I { C, 8
;Casuarina Australian pine I P C, 8
| cunninghamiana 1 - |
{Cecropia palmata trumpet tree I S
Cestrum diyrpum day jessarmine 1 I : C, S
AChamaedorea seifrizii bamboo palm I S
Clematis terniflora Japanese clematis I N, C
{Cryptostegia : rubber vine 1I cC, S8
{4 madagascariensis 4o ——
Cyperus involucratus umbrella plant I C S5




misapplied)

Cyperus prolifer dwarf papyrus m doco
ADalbergia sisso0 Indian rosewood, sissco | I 1 ¢s
:Elaeagnw_pungens thorny eleagnus 1 1 N C
AEpipremnum pinnatum pothos I C, 8

4 cv. Aureum : )

YFicus altissima 1 Bise banyan, council tree{ 1T 8
IFlacourtiq indica : govemor's plum il S
{Hemarthria altissima limpograss | I C,8
[Hibiscus titigeens | mahoe, seahibiscus ] T lcs.
él?:omoea fistulosa (=1 || shrub moming-glory I P C, S

i carnea ssp. fistulosa)i.

Yasminum sambac - Arabian jasmine I S
Kalanchoe pinnata ligplant 4 X C,S
K oelreuteria elegans flamegold tree I C s
ssp. formosana (= K.

formosana; K. :

Ipaniculata misapplied) , 1
YLeucaena leucocephala i lead tree o4 IN,C, 8
{Limnophila sessiliflora | Asisnmarshweed J I | P AN C S
4L ivistona chinensis Chinese fan palm 11 4 C,8
{Melia azedarach Chinaberry it 1 NCS |
{Merremia tuberosa _ woodrose A4 I 1.5
Murraya paniculata orange-jessaming i3
iMJ{}:iQphyifﬂm spicatum { ‘Eurasian water-miliil P INC 8

II

I
g]_‘\fymphoidesr cristata _____ snowdake II C, S
{Panicum maximum Guinea grass o ' C, 8
{Passiflora biflora 1§ two-lowered passion vined T S
{Pennisetum setaceum | preen Huntain grass I S
APhoenix reclinata 1 Sencgal datepaim 4 I s
sz’rtosporum penfana’run{ Philippine pittosporum, i S
: , ] Taiwanese cheesewood s
iPhyllostachys aurea | goldenbamboo & I § 1 NC
{Pteris vittata Chinese brake £ I N,C, 8§
\Ptychosperma elegans soljtary palm I 3 S
Ricinus communis castor bean 1 INC, 8
ASansevieria bowstring hemp 1I C, 8

hyacinthoides s _

Seleria lacustris Wright’snutrush 4 11 1. .¢8
{Sesbania punicea _purple sesban, rattlebox 1 1 Incs

{5 phagneticola trilobata:

_ wedelia

Solanum diphyllum Two-leafnightshade ] I INC 8

ASolanum jamaicense Jamiaca nightshade i ‘ C

Solanum torvum | susumber, turkey berry 3 I 1 N, U N, C, S|
I

ANGC S




{(= Wedelia trilobata) .

{Stachytarpheta nettie-leaf porterweed II S

Jurticifolia (= 8.

{cayennensis) -
$Syagrus romanzgffiana queen palm I C, S

3 (= Arecastrum :

1 _romarzoffiarum) 1 _ _
Syzygium jambos rose-apple I C, 8
{Terminalia catappa tropical almond I §$ C, 8
{Terminalia muelleri | Austratian almond Ir 43 4 C8

4Tribulus cistoides 1 puncture vine, bur-nui § I 4 IN,C, S
Urena lobata , Cagsar's yeed ) NG S
Vitex trifolia 1  simple-leaf chaste tree R i C,8 ¢
W ashingtonia robusta | Washington fin palm I C,8
Wedelia {see

Sphagneticola above) ]
|Wisteria sinensis 4 Chinesewisteria ] 1 iNC
{Xanthosoma malanga, elephant ear i iN, G, s
1 sagittifolium 4 : ?

Citation example:
FLEPPC. 2005. List of Florida's Invasive Species. Florida Exotic Pest Plant Council. Intemet:
http:/fvwww. fleppe.org/05list. him

The 2005 list was prepared by the FLEPPC Plant List Committee:

Keith A. Bradiey

The Institute for Regional Conservation
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Miami, FL 33170
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Tallghassee, FL 32303

Nancy Craf Coile, Botanist Emeritus
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Florida Department of Agriculture and Consumer Services
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Alachua, FL 32615

Janice Duquesnel

Florida Park Service

Florida Department of Environmental Protection
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Sarasota, FL 34236

David W, Hall
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3666 N.W. 13" Place
Gainesville, FL. 32603

Roger L. Hammer

Miami-Dade Parks Department
Castellow Hammock Nature Center
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APPENDIX F

Transportation Methodology
Provences DRI

The Provences Development of Regional Impact (DRI) is a proposed mixed-use
development located at the northwest quadrant of the I.95/Midway Road interchange in
un-incorporated St. Lucie County, Florida. The project includes three phases with
buildout in 2010, 2015 and 2020. Density and intensity for the proposed land uses
assumed for each development phase are summarized in the following table. All phases
are cumulative: include the land use density and intensity of previous phases.

Proposed Development Program

Phase 1 Phase 2 Phase 3
Land Use Year 2014 Year 2815 Year 2020
Single-Family Homes 300 d.u. 603 d.u. 603 d.u.
Multi-Family Homes 894 d.u. 1,840 d.u. 1,976 d.u.
Condominiums - - 1,864 d.u.
Hotel - 350 rooms 350 rooms
Medical Office - - 1,000,000 s.f.
Retail (*) 687,792 s.1. 1,435,706 s.f. 1,435,706 s.f.
Cinemas - 16 screens 16 screens
Fire Station 8 employees 8 employees 8 employees
Elementary/Middle School - 1,500 students 1,500 students
Pre-School - 5,000 s.f. 5,000 s.f

{(*) Gross Leasable Area

Trip Generation, Distribution and Assignment

Trip generation for Provences DRI was estimated using the trip generation data published
in the Institute of Transportation Engineers’ Trip Generation Report (7th Edition). Table
TR-1 presents the estimated trip generation for the development.

Given the mixed-use nature of the project, a portion of the project trips is anticipated to
remain internal within the boundaries of the project. The internal capture analysis was
prepared using the internal trip-making procedures outlined in Chapter 7 of the Multi-Use
Development of The Institute of Transportation Engineers’ Trip Generation Handbook,
2" Edition. The following table summarizes internal capture percentages for each phase
of development.

Internal Capture

Phase 1 Phase 2 Phase 3
Time Period Year 2010 Year 2015 Year 2020
Daily 14% 12% 10%
AM Peak Hour - 6% 4%
PM Peak Hour 16% 15% 12%




It is recognized that a portion of the commercial related trips will consist of trips that are
already “passing by” the site and consequently decide to stop at the commercial land uses
as part of their primary trip. These trips are know as “pass-by” trips and are deducted
from the total trips as they are already traveling along the adjacent facilities, Midway
Road and the I-95 off-ramps. Reductions for pass-by were applied based upon the most
conservative of these two methods: a) 25% of the external retail trips or, b) 10% of the
non-project adjacent street traffic. Since 25% of the external retail trips is greater than
10% of the non-project traffic traveling along Midway Road and the 1-95/Midway Road
northbound and southbound off-ramps for each development phase, 10% of the non-
project traffic traveling on the adjacent facilities was estimated as pass-by.

The following table presents a summary of trip generation by phase including gross trips,
internal capture, pass-by traffic, and net external trips.

Trip Generation

Phase 1 Phase 2 Phase 3

Trips Year 2810 Year 2015 Year 2020
Daily

Gross 30,832 74,990 122,295

Internal {4,446) (8,674) {11,982)

Pass-by {1,363) (1,500} (2,018)

Net 25,021 64,416 108,295
AM Peak Hour

Gross 1,021 3,095 6,000

Internal 0 (182) (246)

Pass-by 0 0 0

Net 1,021 2,913 5,754
PM Peak Hour

Gross 2,891 5,683 8,907

Internal (456) (868) (1,100)

Pass-by (128) (144) (147)

Net 2,307 4,671 7,660

Traffic distribution and assignment was estimated using the Treasure Coast Regional
Planning Model. The assignment obtained from the mode] was then revised based on
local knowledge of the area. Figures TR-1 through TR-3 depict traffic assignment for
each development phase.

Significant Impact

Roadway improvements were determined based on the Department of Community
Affair’s Transportation Standard Rule for Developments of Regional Impact (Rule 9J-
2.045, FAC). Based on this rule, roadway improvements are recommended for roadway
sections significantly impacted by project traffic which meet the following criteria:




e Project traffic consumes five percent (5%) or more of the adopted peak-
direction/peak-hour adopted service volume; and
+ Total traffic exceeds the adopted level of service (LOS).

Committed Roadways

Roadway improvements which are included in the first three years of the current Florida
Department of Transportation Work Program are “committed”. These committed
roadway improvements are assumed to be in place when preparing the traffic study. The
following committed roadway improvements were included in the traffic study:

- o Interstate 95 from Okeechobee Road to Indian/St. Lucie County Line — Six lane
construction is scheduled for commencement in the year 2010.

e (Okeechobee Road (SR 70) from Okeechobee/St. Lucie County Line to McCarty
Road — Four lane construction is scheduled for commencement in the year
2006/2009.

o US 1 from Prima Vista Boulevard to Midway Road — Six lane construction is
scheduled for commencement in the year 2006.

In addition to the projects identified above, the traffic study also assumed Crosstown
Parkway (fka West Virginia Drive) between Champion Way and Airoso Boulevard to be

in place in the year 2010 with a six lane cross-section.

Committed Developments

There are many developments either approved or in the approval process within near
proximity to Provences. All these developments were included in the traffic study as
“committed” per the methodology agreement.

The City of Port St. Lucie has recently approved the following four DRIs within its
western annexation area: Western Grove, Southern Grove, Riverland/Kennedy, and
Wilson Groves. These projects, which have not commenced development, include a very
aggressive schedule with near 31,000 residential dwelling units and more than
15,000,000 square feet of non-residential development to be built by the year 2025.

Other projects which are going through the approval process have also been included in-
the traffic study. These are: Indrio Groves DRI, Visions at Indrio DRI, Orchard Park
DRI, and Creekside PUD. Of these projects, Indrioc Groves and Orchard Park have
recently withdrawn their DRI application for development approval.

Traffic Projections

Background traffic conditions on the surrounding roadway network were developed for
the vears 2010, 12015 and 2020. They were developed as the sum of existing traffic,
ambient growth in the area, and traffic from the committed developments discussed
above, A 0.5% growth rate, compounded annually, was used on all significantly
impacted links which were also impacted by committed developments. All other

F-3




roadway links significantly impacted by project traffic used a 2% annual growth rate,
compounded annually.

Project traffic was added to background traffic to estimate total traffic for each phase of
development. Tables TR-2 through TR-4 present the determination of total traffic during
the p.m. peak hour.

Recommended Improvements

Based on the analysis results, roadway and intersection improvements are recommended
to maintain adopted levels of service. Figure TR-4 depicts roadway links which require
improvements.

In addition to many other roadway improvements, the following roadway segments are
recommended to be widened to eight lanes in order to maintain adopted levels of service:

s Crosstown Parkway from I-95 to California Boulevard (year 2016)
e (rosstown Parkway from Cashmere Boulevard to Bayshore Boulevard (year
2016)
e Crosstown Parkway from Champion Way to Commerce Center Parkway (year
_ 2016)
e Midway Road from Commerce Center Parkway to 1-95 (year 2019)
¢ Okeechobee Road from I-95 to Jenkins Road (year 2019)

The improvements identified above are not currently included in the St. Lucie County
Comprehensive Plan or the Metropolitan Planning Organization Long Range Plan.
Therefore, both plans need to be amended accordingly. The processes to amend these
plans need to start as soon as possible as they are time consuming.

Given the close proximity to Interstate 95, the development has significant impact along
several segments of the interstate which require widening to maintain adopted levels of
service. Interstate 95 is part of the Florida Intrastate Highway System (FIHS) and the
Strategic Intermodal System (SIS). Therefore, the Florida Department of Transportation
has established statewide minimum level of service standards. Interstate 95 between
Indrio Road and Orange Avenue is projected to exceed the adopted service volume by the
year 2016. Therefore, widening to six lanes has been recommended. In addition, the
sections between: a) Midway Road and St. Lucie West Boulevard; b) St. Lucie West
Boulevard and Crosstown Parkway (fka West Virginia Drive); and ¢) Okeechobee Road
and Midway Road are projected to exceed the adopted service volume in Phase 3.
Therefore, widening to eight lanes has been recommended in the year 2018. The segment
between Orange Avenue and Okeechobee Road also requires widening to six lanes at
buildout of the project in the year 2020. Ramp improvements are also necessary in order
to maintain adopted levels of service. Additional improvements have been recommended
at both ramps and intersections with the main roads.
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Conclusions

The study has evaluated traffic conditions for the years 2010, 2015 and 2020. These
conditions present the roadway network necessary to support development of not only
Provences traffic, but several other projects which are either approved and being built
(Tradition DRI , Verano DRI, The Reserve DRI, etc.), approved but haven’t commence
development (Western Grove DRI, Wilson Groves DRI, Southern Grove DRI, etc.), and
in the approval process (Indrio Groves DRI, Visions at Indrio DRI, Orchard Park DRI,

etc.).

The following factors have an impact of the recommended improvements:

a)

b)

Development schedule for many of the projects mentioned above is very
aggressive and poses the question of feasibility. Is the market available to
support these developments in the proposed time frame? It seems unlikely.
Therefore, traffic projections included in the traffic study would be
overestimated. While the traffic impact of these developments will be in the
roads at some time in the future, it is likely that will take longer than planned.

Both Orchard Park DRI and Indrio Groves DRI have withdrawn their DRI
applications for development approval. Since traffic impact from these
projects was included in the traffic study as committed developments, traffic
projections are overestimated on roadway links where these projects had
traffic impact.

Due to the above mentioned factors, roadway improvements included in the traffic study
may be required at a later time than that presented in the conditions of development, and
some others may not be required.
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AM Peak Hour PM Peak Hour
Land Use Size Daily Trips | Total Trips { Inbound | Outbound| Total Trips | inbound | Qutbound
SF Homes 300 B.U. 2,857 219 55 i64 288 181 107
Townhouse 894 D.U. 4,131 298 51 247 362 243 19
Retail' 687,792 SF 23,784 498 304 194 2,235 1,073 1,162
Fire Station’ 8 employees/shift 60 6 4 2 6 2 4
Sub-Total = 30,832 1,021 413 608 2891 1,499 1,392
Intemal Trips -4,446 0 0 0 -456 -228 -228
Pass-by Trips -1,365 0 0 0 -128 -64 -64
Phase 1 External Trips 25,021 1,021 413 608 2,307 1,207 1,160

Phase 2 (Year 2015)

AM Peak Hour PM Peak Hour
Land Use Size Daily Trips | Total Trips | Inbound | Qutbound | Total Trips | Inbound [ Outbound
SF Homes 603 D.U. 5,430 432 108 324 540 340 200
Townhouse 1,840 D.U. 7,630 531 a0 441 655 439 216
Hotel* 350 rooms 3,122 243 141 102 240 118 122
Retail' 1,435,706 SF (leasable} 38,373 774 472 302 3,633 1,744 1,889
Ginemas® 16 screens 17,549 88 70 18 324 130 194
Middle Schooi 1,500 students 2,430 957 526 431 225 117 108
Pre-School 5,000 SF 306 64 34 30 60 28 32
Fire Station® 8 employees/shit 60 6 4 2 3 2 4
Sub-Total = 74,990 3,085 1,445 1,650 5,683 2,818 2,765
Intermnal Trips -8,674 -182 - - -868 -434 -434
Pass-by Trips -1,900 g 0 0 -144 72 -72
Phase 2 External Trips 64,416 2,913 1,354 1,559 4,671 2,412 2,259

Phase 3 (Year 2020)

AM Peak Hour PM Peak Hour
Land Use Size Daily Trips | Total Trips | Inbound | Qutbound| Total Trips | inbound | Outbound
SF Homes 603 D.U. 5,430 432 108 324 540 340 200
Townhouse 3,840 D.U. 14,260 956 163 793 1,197 802 395
Hatel® 350 rooms 3,122 243 141 102 240 118 122
Medical Office” 1,000,000 SF 40,675 2,480 1,959 521 2,682 724 1,958
Retail’ 1,435,706 SF (leasable) 38,373 774 472 302 3,633 1,744 1,889
Cinemas® 16 screens 17,549 88 70 18 324 130 194
Middle School® 1,500 students 2,430 957 526 431 225 17 108
Pre-School 5,000 SF 396 64 34 30 60 28 32
Fire Station® 8 employees/shift 60 6 4 2 6 2 4
Sub-Total = 122,295 6,000 3,477 2,523 8,607 4,005 4,802
Internal Trips -11,982 -246 -123 -123 -1,100 -650 -550
Pass-by Trips 2,018 0 0 0 -147 74 -73
Phase 3 External Trips 108,285 5,754 3,354 2,400 7,660 3,381 4,279

Sources: ITE Trip Generation Manual (7th Ediion), ITE Trip Generation Handbook (2nd Edition), and Carter & Burgess, Inc. (August 2006).
* The retail land use inchudes anchors, retail space, pad sites, restaurants, town center police station, and town center post office. 92% of the gross flloor area was used for the leasable area.

2 The stalling requirements for the fire station (6,500 SF) Is 5 employees/shilt. Ona daily basis, it was assumed there would be 2.5 trips/employee/shift, 8 employees/shift, and 3 shifts/day.
It was assumed that 10% of the daily trips would occur during both the AM and PM peak hours.

® The trip generation associated wilh the civic center is assumed to be included in the trip gensration of the hotel land use.

* The Madical-Dantist Office Bulding land use was used to determine all traffic associated with the office land use.

S The ITE Trip Generation report {7th Edition} does not publish a direct relationship between the number of screens and number of weekday trips. This weekday rate was obtained by using
the total number of trips ebserved to oceur on a Friday afong with the daily variation information contained within the description for this fand use. ITE does not contain data for this land use
on an AM peak hour basis, therefore it was assumed that approximately 0.5% of the daily trips would occur during the AM peak hour.

8 The middle schoa! land use is a higher generator than the elementary schoo! land use on a daily, AM peak hour, and PM peak hour basis. Therefore, the middle school land use data was
used to determing the Irip generation associated with the schoot.
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APPENDIX G

A BRIEF SUMMARY OF THE STRATEGIC
REGIONAL POLICY PLAN:

ITS HISTORY, PREFERRED FORMS AND
PATTERNS OF DEVELOPMENT,
AND ITS VISION FOR THE FUTURE
OF THE REGION
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APPENDIX G

A BRIEF SUMMARY OF THE STRATEGIC REGIONAL POLICY PLAN:
ITS HISTORY, PREFERRED FORMS AND PATTERNS OF DEVELOPMENT,
AND ITS VISION FOR THE FUTURE OF THE REGION

STRATEGIC REGIONAL POLICY PLAN FOR THE TREASURE COAST REGION

Most comprehensive plans do not differentiate between acceptable and preferable
development forms. Most take a regulatory approach to growth management, setting
minimum standards and focusing on preventing the worst things from happening. This
philosophy has often failed to result in sustainable or complete communities, has
unnecessarily compromised the function and value of state and regional resources and
facilities, and limited the Region’s ability to accomplish regional goals and resolve
regional issues.

Although most comprehensive plans include outstanding policies to address development
processes and impacts, no picture or vision was established for the community. No
desired or preferred form of development was prescribed. This is a weakness which has
partially undermined the intended effect of the policies to resolve problems and achieve
goals identified by the community.

The SRPP is different. Council made a conscious decision that its plan for the Treasure
Coast Region would overcome this inherent weakness and commit to a different
approach. The Council was clear in that the Region should state a vision for the future,
advocating ways to address its particular challenges and opportunities through the
application of time-tested regional and town planning and urban design principles at all
scales of development. Because of the magnitude and pace of growth expected in the
Region, the Council established a principle focus for its regional planning and visioning
efforts on the form, organization and location of future development as the primary way
to reduce or eliminate unfavorable impacts on state and regional resources and facilities.

The most significant element of the SRPP is the Future of the Region or vision/urban
form section. The plan contains six other elements which are directly wired to the Future
of the Region element and include goals, strategies and policies designed to support and
help accomplish the “vision.” These elements are:

= Economic Development

= Hducation

= Emergency Preparedness

&= Natural Resources of Regional Significance
=1 Regional Transportation

Briefly stated the SRPP describes the “vision” for the future of the Region as follows:
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Future growth should follow a preferred development form. Preferred development
should address the following regional issues:

1. Preservation of the natural environment and countryside.
2. Revitalization of existing urban areas.
3. The creation of new towns (see Exhibits A, B, C and D).

Future development should not sprawl because it is expensive and it degrades the
Region’s quality of life (see Exhibit E, F and G}.

Preferred development concepts will be implemented by regional sirategies which:

1. state the preferred form of development.
2. suggest incentives to encourage and foster preferred forms of development

In addition, implementation will depend on county and municipal sirategies which.

delineate where new development should or should not occur.

apply and expand the preferred form of development concepts.

encourage redevelopment and revitalization.

devise public investment programs favoring development of preferred forms
and patterns of development.

5. send constructive economic signals to investors.

B

The “vision” as stated suggests the Treasure Coast Region is ready to set standards that
reach beyond the provision of basic services and propose the creation of complete,
authentic communities. The “vision” as stated also reflects the particular challenges and
opportunities the Region must respond to and exploit in order to accommodate high
levels of growth while maintaining a high quality of life and attractiveness for continued
future investment

The Plan recognizes that the “vision” can never be implemented or built overnight. It
will take patient piecemeal growth, designed in such a way that every planning decision
sanctioned by local government is always helping to create or generate preferred patterns
and forms of development on a small and large scale. This should, slowly and surely over
the years, result in a Region that contains preferred patterns of development. The end
result is intended to achieve a more sustainable future for the future for the Treasure
Coast Region.

The goal of the Plan is to keep the Region on course towards a more healthy and
sustainable future. The SRPP is not merely a plan for the regional planning council, it is
a plan for the Region and all those who are active participants in shaping its future. At the
same time the Plan is not intended to be a mandate or dictum to local governments,
special districts and citizens of the Region. It is an instruction manual to be used for
guidance in building a more healthy, sustainable Region.
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EXHIBIT A

CITIES, TOWNS AND VILLAGES

Cities, Towns and Villages refer to the form of development that results
when land uses are mixed to form complete neighborhoods and districts,
Neighborhoods are complex areas that include several types of housing and
some commercial and workplace uses. Although diverse, neighborhoods may
be predominantly residential. Well-designed neighborhoods minimize the
need to drive cars for routine trips and provide outstanding public spaces
within their boundaries. Neighborhoods attempt to be fairly self-contained
and provide locations for most daily activities. Districts, on the other hand
tend to be specialized. A downtown or an industrial area would be a district,
While districts may also include a variety of uses, they are not self-sufficient.
Instead, they provide a place for activities that would not fit well within a
neighborhood. Districts are well connected and easily accessible to surround
neighborhoods.
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EXHIBIT E
Excerpt from the SRPP

Contemporary planning has centered on the fight against sprawl. Sprawl has been
universally denounced as destructive and expensive. Yet little has been done to prevent
it, because it has also been perceived as the inevitable consequence of market forces.
Surprisingly, this debate has gone on without a practical definition of sprawl and, more
importantly, without any preferable development alternatives.

DEANITION OF SPRAWL

Sprawl is any type of development that does not create cities, towns and villages
composed of neighborhoods and districts. Examples of sprawl are: isolated housing
subdivisions; strip commercial development; schools disconnected from the urban areas
they serve; isolated office and industrial parks; and isolated gated and walled
development.

Spraw! occurs when historic development forms are not respected, existing plats are not
continued and excessive amounts of land are opened to development before complete
communities can form in older areas. Sprawl tends to be expensive for the long-time
residents, as their taxes increase to finance ever-expanding roads, sewer and water lines,
sheriff and fire services, schools and other costs created by inefficient subdivisions and
PUD’s. The best way to prevent sprawl is to focus growth in ways that create better
urban areas.

Future growth should not sprawl. Sprawl is undesirable because it is too costly and 1t
decreases quality of life in the Region.
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EXHIBIT F
Excerpt from the SRPP

EFFECTS AND COSTS OF SPRAWL

The problems with sprawl can be summarized under two categories:

A. Sprawl is expensive.
B. Sprawl decreases the region’s quality of life.
A. SPRAWL, IS EXPENSIVE

Sprawl is more expensive than alternative patterns of development. The following costs
are the direct result of sprawl and would be avoided by using an alternative development
form.

COSTS TO THE TAXPAYERS

Building and maintaining highways.

Highways built to support inefficient development patterns place an avoidable burden on
public finances. Every dollar wasted on poorly planned roads that service sprawling
subdivisions could have been spent on schools, parks, libraries, shade trees along
sidewalks, public art, public transit or it could have simply been returned to the taxpayers
in the form of lower taxes.

Building poorly located schools and transporting children to class.

The poor fayout of sprawl subdivisions increases transportation costs, as longer and less
direct routes are necessary. In addition, children who could walk to school in a well-
planned neighborhoods are unable to reach schools located within sprawl projects. Many
times, there are no sidewalks or bike lanes. Often, traffic conditions (also a result of the
poor design of sprawl projects) are unsafe. Therefore, more children must be bused
longer distances, an expense that if prevented could be allocated to other educational
activities.

Costs of social problems resulting from neglected or abandoned neighborhoods.
Sprawl may not cause social problems, but it does aggravate them.

Environmental costs.

Sprawl causes the unnecessary destruction of the natural environment. The destruction of
wetlands and uplands that serve as habitat to endangered species has an effect on the
quality of life of the region. The destruction of land that recharges the aquifers affects the
region’s ability to sustain a high quality, affordable water supply.
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COSTS TO BUSINESSES

Sprawl makes the Region less desirable.

The business climate is affected by the physical development of an area. When an area is
poorly planned, it is less attractive to investors. In addition to taking into account direct
costs, businesses relocate to areas that provide a good quality of life to employees.
Sprawl may compete by providing less expensive land, but that is insufficient to attract
quality businesses to an area.

Increase of direct business costs.
The mismatch of land uses and long distances increase transportation costs.

High labor costs

Jobs and workers are not close to each other. This is a particularly difficult problem for
low skill service jobs in suburbia. The people who want those jobs live somewhere else
and often cannot afford the transportation costs to get to the jobs.

Waste of investment in older areas
Public investments in utilities and water and sewer are underused. Private investments in
older areas are abandoned.

COST TO SUBURBAN RESIDENTS

Cost of car use and ownership.

Multiple car ownership is an avoidable expense. The absolute need of an automobile for
every trip (job, school, grocery store, movies, visit of friends, etc.) is a direct result of
sprawl. Two and three car families are the norm. Such an extraordinary expense affects
the affordability of housing.

Costs of new infrastructure

Sprawl requires new roads, water, sewer, power lines, efc. As concluded in several
analyses, (RECC 1974, Roberts 1979, Frank 1989, Duncan et. al, 1989 and Burchell,
1992), and confirmed by more recent experience in a number of communities, there are
substantial differences in infrastructure costs between “compact” and “sprawl”
development patterns, with more compact higher-density development resulting in an
overall cost reduction of as much as 44 to 50 percent. Most of those costs are passed on
to the house buyer, decreasing the affordability of housing by keeping taxes high. Still,
most residential projects do not pay their own costs. Impact fees are kept artificially low,
and taxes from non-residential projects are used to help offset some of the infrastructure
COStS.




COSTS TO RESIDENTS OF OLDER NEIGHBORHOODS

Loss of jobs
Downtown employers move out, as it becomes increasingly difficult to compete with
sprawl locations. Jobs relocate far away from housing, increasing costs for every one.

Loss of economic stability
When sprawl competes unfairly with older neighborhoods, long time businesses close and
unemployed workers relocate. These effects accelerate the decline of established cities.

Waste of existing infrastructure

When existing infrastructure is underused, it becomes more expensive to maintain. Some
times, maintenance is deferred, which compounds the decay over time. As downtowns sit
empty, new infrastructure continues to be built to service sprawl projects.

COSTS TO AGRICULTURE

Loss of land

Sprawl consumes enormous quantities of land. This is inevitable because the primary
amenities a sprawl project delivers are land and low densities. Neighborhoods, on the
other hand, deliver complete communities and do not need as much land. If sprawl is
unchecked, excessive amounts of land are developed for suburban uses and less land
remains for agricuiture.

Loss in productivity
As sprawl appears next to agricultural fields, normal farming practices are affected. For
example, sprawl tesidents often object to the spraying of groves adjacent to their property.

Loss of water
Sprawl projects consume water in locations where it could be used for agriculture or for
natural systems.

Long-term uncertainty
The random conversion of agricultural land to sprawl projects affects agriculture.

CO0S8TS TO THE ENVIRONMENT

Loss of land

As development impacts compound, new sprawl projects require increasing amounts of
land to preserve a suburban life style. For example, in development that follows a
sprawling pattern, lower housing densities translate into lesser traffic impacts. Therefore,
in order to meet concurrency requirements, more and more land is needed to
accommodate people at increasingly lower densities.




Pollution of air

Spraw! maximizes automobile dependence. Currently, more than half of the air pollution
of the Region comes from cars. The inefficient layout of sprawl projects make residents
drive longer distances more often.

Waste of water

Unless special open space and landscaping procedures are utilized, sprawling
development consumes a great deal of water. If large lawn areas are utilized in yards,
rights-of-way, median areas, etc., a great deal of water is necessary for irrigation.

Waste of energy

Sprawl maximizes auto dependency, increases trip length, severely limits public transit
options, and increases vehicle miles traveled in the Region. Compact urban forms of
development are 30 percent more energy efficient over the long term than sprawling
patterns of development. The United States consumes more petroleum for transportation
alone than it produces in total. This increases the Region’s vulnerability to fuel price
increases and supply interruptions. It also assures that the security of United States oil
imports will continue to require political and military expenditures.

B. SPRAWL DEGRADES THE REGION'S QUALITY OF LIFE
EFFECTS ON CHILDREN

Children must be driven everywhere.

A child’s life is severely limited in a sprawl area. Most of the time, he cannot go to
school, library, park, visit friends, etc. by himself. This creates an uncomfortable
dependency that is disliked by the child and by the driver, who is often a working parent.

Busing

Because sprawl does not create complete communities, children must be bused to distant
schools. Busing severs friendships (children who live in close proximity to each other are
often bussed to different schools) impedes after school activities (children cannot miss the
bus) and disconnects parents from the educational process (schools are large bureaucratic
establishments located far away from a neighborhood).

In addition, busing wastes the children’s time. During the average school year (180 days)
a child who spends one hour in a bus to go to school and one hour to return (not unusual
times, taking into account that the bus must make several stops along the way) will spend
360 hours or 45 eight hour days on the bus. Assuming the child is bussed for 12 years,
the total amount of time wasted in a bus will be 4,320 hours or about 1.5 years of eight-
hour days. Those wasted 4,000 hours occur at prime times: early in the morning, when
parents are home and could interact with the child, and early in the afternoon, when the
child could expand his school day with extracurricular activities.
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The social problems busing attempts to correct are directly traceable to sprawl.
Generally, children who live in stable urban areas are not bused as much because their
neighborhoods tend to be more balanced racially.

EFFECTS ON THE ELDERLY

Older people must drive.

Life in sprawl is unthinkable without a car. When people retire, many are sufficiently
young and healthy to function in sprawl. As their strength and eye sight weaken, they
must hold to their driving license as long as they can. Once they are unable to drive, their
quality of life plummets. As there is no public transportation, moving around becomes a
major ordeal. This is a serious problem in the Region: about 30 percent of the population
in the region is at least 60 years old and 28, 800 people were over 85 in 1993.

Older people must move to other types of communities.
When older people cannot drive, they must move. This can have a devastating effect on
their quality of life.

EFFECTS ON GENERAL POPULATION

Waste of valuable time during commute and errands.

The time before and after business hours is very valuable for a family. That is when
children are at home (only the very young, school-age children are on the bus) . That is
when parents are in their cars, commuting to work or running errands. The loss of several
hours a week of interaction with children is a direct consequence of poor planning.

EFrFECTS ON EXISTING CITIES, TOWNS AND VILLAGES

Sprawl kills older urban cores.

Sprawl has contributed to the decline of urban America. Towns have always been
complex entities which included a variety of land uses: houses, stores, offices, schools,
civic buildings, churches, apartments above the store, small inns, restaurants, parks and
squares, etc. Sprawl breaks apart the town’s components and optimizes those that are
most profitable. Public and civic uses become superfluous, and design options only
follow business criteria. Sprawl competes on unequal terms, destroys the town and
delivers a vastly inferior product.

EFFECTS ON SUBURBIA

Sprawl destroys the suburban ideal.
Suburbia enjoyed a long history before it was overtaken by sprawl. Originally, suburbs
were designed as complete neighborhoods (Forest Hills, NY, Camden Hill, NJ, Coral
Gables, FL, etc.). Those early suburban projects are desirable places to live that function
efficiently. Sprawl is very different.
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Sprawl creates slums.

Although urban decay is generally associated with the older cities, suburbia is beginning
to show similar effects. Abandoned shopping centers and unkempt vacant single family
houses are typical conditions within older sprawl projects.

Sprawl makes siting “locally unpopular land use” (e.g., landfills, wastewater treatment
plants, major electrical utility transmission lines, recycling facilities, etc.) unpopular and
more difficult .

Sprawl consumes excessively large amounts of land, spread out over vast areas, and
creates no clear division or break between “town” and “country”. Locally unpopular land
uses (LULUS) are often best relegated to sites that are away from people. Because
sprawling patterns of development scatter people across the countryside and often
unnecessarily leap into unpopulated rural areas, LULU sites are becoming increasingly
difficult and expensive to find. As a result, LULUS often have to be sited at less than
ideal locations which either impact the quality of life of existing residents or increase the
cost to provide services.
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EXHIBIT G

TWO WAYS TO GROW

If what you are selling is privacy and exclusivity, then every new
house is a degradation of the amenity. However, if what you are
selling is community, then every new house is an enhancement of
the asset.
-Vince Graham, Addressing the National
Association of Home Builders (1997)

There are basically two different models of urban growth: the traditional neighborhood and
suburban sprawl. They are polar opposites in appearance, function, and character: they ook
different, they act differently, and they affect us in different ways.

The traditional neighborhood was the fundamental form of European settlement on this
continent through the Second World War, from St. Augustine to Seattle. It continues to be the
dominant pattern of habitation outside the United States, as it has been throughout recorded
history. The traditional neighborhood - represented by mixed-use, pedestrian-friendly
communities of varied population, either standing free as villages or grouped into town and
cities — has proved to be a sustainable form of growth. It allowed us to settle the continent
without bankrupting the country or destroying the countryside in the process.

Suburban sprawl, now the standard North American pattern of growth, ignores historical
precedent and human experience. It is an invention, conceived by architects, engineers, and
planner, and promoted by developers in the treat sweeping aside of the old that occurred after
the Second World War. Unlike the traditional neighborhood model, which evolved
organically as a response to human needs, suburban sprawl is an idealize artificial system, it is
not without a certain beauty: it is rational, consistent, and comprehensive. Its performance is
largely predictable. It is an outgrowth of modern problem solving: a system for living.
Unlike the traditional neighborhood, sprawl is not healthy growth; it is essentially self-
destructive. Even at relatively low population densities, sprawl tends not to pay for itself
financially and consumes land at an alarming rate, while producing insurmountable traffic
problems and exacerbating social inequity and isolation. These particular outcomes were not
predicted. Neither was the toll that sprawl exacts from America’s cities and towns, which
continue to decant slowly into the countryside. As the ring of suburbia growth around most of
our cities, so growth the void at the center. Even while the struggle to revitalize deteriorated
downtown neighborhoods and business districts continues, the inner ring of suburbs is already
at risk. Losing residents and businesses to fresher locations on the new suburban edge.
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COMPONENTS
Of the
TRADITIONAL URBAN
NEIGHBORHOOD

American neighborhoods and cities are organisms, which are as complex and unique as the
individuals who reside in them. Like people, places grow at different times, at different scales,
with differing values and a varying sense of purpose. While it is impossible to generically
characterize the human ethos and spirit, there are consistent basic needs like food, water, and
shelter, which are fundamental to human existence.

Cities, towns and neighborhoods also require basic elements if they are to provide a memorable
and sustainable habitat for their residents. These elements, while they may vary in scale and
chatacter from place to place, are consistently found in traditional development patterns. Listed
below are the basic components which make up the traditional urban neighborhood. ,

I. Neighborhood Size

a. The neighborhood is scaled upon a five-minute walking radius (1,350 feet) as
measured from the approximate center of the neighborhood.

b. In general, the neighborhood has well-defined edges, and should range between
40 - 150 acres in size. This size may vary depending upon physical and
geological conditions.

c. Adjacent neighborhoods are connected with a series of streets detailed tfo
encourage pedestrian and bicycle traffic.

H. Neighborhood Center

a. Each neighborhood has a recognizable center in the form of a public square, a
park, a green, or a plaza.

b. The neighborhood center is faced by the fronts of buildings, which are sited to
best define the public open space. A minimum of 80% of these buildings has a
minimum height of 2 stories in order to achieve adequate spatial definition.

II1. Streets, Blocks, and Alleyways
a. The basic building biocks of the neighborhood are the street, the block, and the
alleyway. Each neighborhood has a fine-grained network of streets and blocks.

Alleyways are encouraged in residential areas (especially where higher densities
occur) and are provided in the mixed-use areas of the neighborhood.
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b. Streets are detailed with sidewalks, on-street parallel parking, regularly spaced
street trees and pedestrian-scaled lighting. Street trees are placed between the
pedestrian and the roadway in parkways or in tree grates.

c. Blocks are scaled to accommodate a variety of building types and encourage
pedestrian traffic. Typical block dimensions range between 300° — 500’ on a
block face and do not exceed 600° on any single block face. Single blocks do not
exceed a total perimeter distance of 2,000°.

d. Alleyways provide access for rear-loaded parking, municipal services, loading
and unloading of goods, and allows the street face to be inhabited by buildings
and people. In residential areas, alleyways provide private entrances and parking
for rental units located behind single-family homes.

e. Streets, blocks, and alleyways provide a continuous network of vehicular,
pedestrian, and bicycle circulation and are designed to accommodate each in a
meaningful way. ' '

f A hierarchy of streets is provided in the neighborhood. Larger streets have larger
buildings and sidewalks; smaller streets have smaller buildings and sidewalks.

g. Streets are designed so the buildings facing a street are proportional to the width
of that street. The preferred ratio of height to width proportion is 1:1.5 (1 unitin
height to 1.5 units in width).

h. Sidewalks are continuous, provided on both sides of every street, and are a
minimum dimension of 5°-0” wide on residential streets and a minimum of 10°-0”
on mixed-use streets.

IV. Public Open Spaces
a. Each neighborhood has at least one primary, centrally located public plaza, green,
park, or square. This space is faced by the fronts of buildings and is detailed with

pedestrian-scaled street lighting, regularly spaced street trees, and street
furnishings such as benches and fountains.

b. Streets and public open spaces are accessible to the public.

¢. Public open spaces, including waterfronts, parkways and golf courses have public
edges so these amenities are not wholly privatized.

d. Each neighborhood has a series of secondary and tertiary public open spaces,

which are linked to one another by streets and parkways. Every residential unit is
within a five-minute walk of a neighborhood park, green, square, or plaza.
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V. Civic and Public Buildings

a. Civic and public buildings are sited on locations of high public visibility and
importance. These locations include street terminations, parkways and greens,
squares, important intersections, and other special sites.

b. Civic and public buildings include, but are not limited to, municipal buildings,
places of worship, meeting halls, hotels and clubhouses, gazebos and other forms
of garden architecture.

V1. Mix of Uses

a. Neighborhoods accommodate a mix of uses to support the daily needs of the
neighborhood. Varying uses can occur in mixed-use buildings or within walkable
distances of each other; not every building must have multiple uses. However,
proximity alone is not enough. Streets must be detailed so that pedestnans will
walk to different uses.

b. Mixed-use buildings are designed so they can accommodate a variety of uses over
time as the local market dictates.

VII. Mix of Housing Prices

a. Neighborhoods provide a variety of housing opportunities to accommodate
‘varying housing prices.

b. The neighborhood provides home-ownership as well as rental housing
opportunities in an integrated manner. Rental housing is not concentrated in
segregated areas; they are dispersed and filtered into the general neighborhood
fabric in a compatible way.

c. The use of accessory or “out” buildings to provide dispersed rental housing, or
other accessory uses, within the single-family fabric is critical to the overall
sustainability of the neighborhood.

VIII. Building Types

a. Housing types are defined by building typologies (single family, multi-famjly,
townhouse, mixed-use, etc) so that they can be logically and fairly distributed
throughout the neighborhood.

b. Building types of like scale, massing, and uses face one another on any given
street. Differing building types may be placed back-to-back on a single block.

c. The primary entrance of every building directly faces a street, a square, a park, a
plaza, or a green.
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IX. Parking

a.

All streets have on-street parking, which should be counted towards meeting
parking requirements.

All surface parking lots are screened from the street view with buildings, garden
walls, and/or landscaping.

Parking structures are located to the interior of the block and are completely
screened by buildings with habitable uses for all floors.

All on-site parking is located behind the primary building fagade. Civic, cultural,
and clubhouse buildings are exempted from this provision.

For residential lots 50° wide or less, parking 1s accessed from the rear alleyway.
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Treasure Coast Regional Planning Council

Executive Summary

This Attainable Workforce Housing Toolkit is a compendium of leading attainable
housing policies and programs in effect in communities across the country. The policies
and programs are grouped into the categories of Housing Development, Housing
Preservation and Financial Tools and Resources. In the Housing Development category,
for example, the strategies illustrated are intended to help facilitate the establishment of
new attainable workforce housing units through the adoption of flexible planning and
zoning tools and developer incentives. The section on Housing Preservation reflects two
key strategies intended to help preserve a community’s existing affordable housing stock.
The Financial Tools and Resources section highlights how various financial tools and
resources are being adopted to help defray the costs of providing attainable housing, even
in high-growth or high-cost communities.

These select strategies are designed to help communities make better informed decisions
about the policies and programs they may want to consider adopting locally. The Toolkit
provides a brief description of each policy or program, followed by a discussion of
prospective benefits and key policy considerations. In some cases, a detailed program
description is provided as an exhibit. A strategy that may work well for a community
focused on redevefopment would not necessarily be effective in a high growth
community. Local governments looking at a range of policy and program options should
consider the larger demographic and market context in which their potential programs
would operate. Ultimately, a local government should consider a range of options to
promote attainable housing.

A summary of attainable workforce housing strategies adopted or under consideration in
communitics across the Treasure Coast Region is presented in Section IV. The summary
provides a snapshot of the respective policy or program, suggests actions to implement
the strategy and provides resousces for more information. The Toolkit and the summary
section will be periodically updated to reflect the most current information available.

Attainable Workforce Housing Toolkit
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Treasure Coast Regional Planning Council

Attainable Workforce Housing Toolkit

In October 2005 the Treasure Coast Regional Planning Council published a report
entitled Workforce Housing: Defining Issues and Trends in the Treasure Coast Region.
The report provides background information to policymakers in the Treasure Coast
Region on the subject of workforce bousing. Topics covered include a definition of
workforce housing, an overview of regional workforce housing issues and initial policy
considerations. The report is the first part of a Workforce Housing work program
designed to provide a comprehensive overview of workforce housing issues in the Region
and suggest pragmatic courses of action to address the issues raised. Part IT of the
Workforce Housing work program was represented by a workforce housing summit that
took place in December, 2005, Achieving Results: A Symposinm on Workforce Honsing brought
together national and local experts on the subject of smart growth and workforce housing,
highlighted best practices and provided an array of possible actions that local
governments could take to provide workforce housing solutions in their communities.
Part 111 of the work program, this Attainable Workforce Housing Toolkit suggests
strategies — both public and private that can be undertaken along with current efforts
underway to meet the demand for workforce housing across the Region.

The Treasure Coast Regional Planning Council’s Attainable Workforce Housing Toolkit
is a compilation of leading policies and planning tools that local governments can use to
preserve and promote attainable workforce housing in their communities. It provides
information on a wide array of community-based workforce housing strategies aimed at
helping to increase and preserve the attainable housing stock in the Treasure Coast
Region.

The toolkit is divided into four sections.  Section I provides an overview of programs
and policies designed to encourage the development of attainable workforce housing.
Section II discusses approaches to help preserve existing attainable housing units.
Section 111 highlights financial tools and resources that can be adopted to help spur
workforce housing development. A summary of attainable workforce housing strategies
adopted or under consideration in communitics across the Treasure Coast Region is
presented in Section IV,

How to Use the Toelkit

The purpose of this toolkit is to provide information on a wide range of workforce
housing development and preservation strategies, highlight benefits of those strategies
and illustrate key policy issues. The toolkit provides examples of policies in action and
links to additional resources. For the purposes of this report, the terms “workforce

LI 14

housing”, “attainable housing” and “affordable housing”, are used interchangeably.

Ultimately, local governments working on ways to provide workforce housing for
essential services personnel in their communities will need to consider a variety of
complementary options. The Toolkit is not intended to represent an entire array of
possible approaches to help promote and preserve affordable housing. It includes
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approaches being used nationwide, some of which are being considered as policies and

programs by local governments in the Region.

As local governments adopt policies and programs to address workforce housing, the
toolkit will be updated to reflect local success stories. Ideally, a coherent and integrated
workforce housing program would be the outcome of a carefully vetted public private
process that has reached consensus on mutually beneficial approaches.

What is Workforce Housing and Why is it a Problem?

The cost of housing in the Treasure Coast Region is soaring. Middle-income households
are finding it increasingly difficult to locate housing they can afford in proximity to
where they work. According to business and community leaders, many moderate income
families are seeking housing they can afford outside of the Region’s major job centers.

A lack of affordable workforce housing in our
communitics negatively affects the Region’s economy
due to increased commute times to work and congested
roads. Hardships are created for employers who find it
increasingly difficult to find employees to fill much-
needed entry and mid-level positions in industries such as
Professional Services, Retail Trade, Education and
Health Services. “Workforce Housing" can generally be
defined as housing designed to be affordable to those
earning between 60 and 120% of Area Median Income
(AMI). That is housing that is moderately priced and
addresses the demand for new homes generated by
households with annual incomes ranging between
$32,000 and $75,000.

Council’s Strategic Regional Policy Plan highlights the
chief dimensions of the affordable housing problem in
the Region:

_What are Workforce Househoids‘> .'

-:The term workforce households is defmed here as :'.
“households; w1th at least one full-time worker, whose
members earh-incomes that are too.low for them to
afford to pay market prices for hormies of apartments n
‘the communities where they  work': but, by most:.

definitions, . too  high 1o~ enable: them {0 quaﬂfy for

significant federal housmg stibsidies.” The target group -

includes teachers,” “police oﬁicers flre fighters,-and -
other mumcnpai employees as well “as health care”
workers, - retail -clerks, adm:mstrative personnel and
other moderate income workers, all -of :whom™-are
essential to the' economic witality of a city or a regmn
and the success of its corporatlons mstatuizons and '
governmentai functuons R -
B Urban Land lns%ztute 20(}3 :
. :Enicouraging Workforce -
" Housing in the Chicago
.- Region, Aflanta, and
“the District of Columbia

»  Rapid population growth has stressed the ability of the private sector to provide a

range of affordable housing concurrent with need,

x  The cost of housing in much of the Region is much higher than the ability of

workers to pay;

»  An increasing proportion of the population earns low wages;

» There is a Jack of rental housing of alternative types for low-income residents;

» There is a lack of housing in proximity to employment opportunities;

* Many local codes and subdivision regulations prohibit historic methods and
means for naturally providing a range of housing affordabilities within existing

and new communities; and

* Large lot, low density forms of development do not include a range of building
types and lot sizes necessary to accommodate affordable housing.

Attainable Workforce Housing Toolkit
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Policy and Program Considerations

Council’s report Workforce Housing: Defining Issues and Trends in the Treasure Coast
noted that no single solution exists to the problem of meeting an increasing demand for
affordably-priced workforce housing. This is a point that cannot be overemphasized.
“There are numerous and varied program and policy responses to meet the challenge of
providing workforce housing in the Treasure Coast Region. .. people ask why the market
can’t fix the problem or why local governments can’t mandate a solution. The problem,
however, is housing markets are inherently complicated. They are influenced by diverse
factors such as local demographics and geography, the price of land, types of housing
available, mobility of the workforce, interest rates, and land use regulations. Access to
and availability of moderately priced housing for working households is determined by
two conditions — market and non-market.”

Market conditions such as a strong demand for housing, a limited supply of land, high
land prices and higher profit margins for the construction of high-end housing all
contribute to where and how much workforce housing is built.

Non-market conditions such as regulatory policies and practices at the local level often
discourage the construction of moderatety-priced homes even if market conditions make
this type of development feasible. Regulatory barriers to workforce housing include:

e Large lot zoning;

s Restrictions on attached and manufactured units;
e Exclusionary zoning;

¢ Building codes;

o Lack of regulatory and program coordination.

Local governments, through their SHIP programs, recent FEMA hurricane relief funding
and other initiatives have attempted to provide affordable housing for their residents.
But, the demand for affordably priced housing continues to exceed supply. Additional
measures being adopted and/or reviewed by local governments include:

Adoption of inclusionary zoning;
Developing community land trusts,
Sponsoring a regional housing trust fund,
Brownfields redevelopment;

Density bonuses for affordable units;
Allowing granny [lats/accessory apartments;
Mixed-income, mixed-use development;
Traditional neighborhood development.

AN NE N N N N R

It is worth noting however, that no single solution exists to the problem of meeting an
increasing demand for affordably-priced workforce housing. Most local governments are
working on the problem and will need to consider a number of options. There are
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demand-side and supply-side strategies to consider. Demand side initiatives typically
focus on the cost of housing and seek to alleviate barriers such as subsidizing the down
payment on a home purchase. Employer assisted housing is an example of a demand-
side solution. Supply-side solutions seek to correct inadequacies in the housing market
by increasing the supply of housing units provided. Sample programs include
inclusionary housing and housing trust funds.

In an analysis of regional workforce housing issues the East Central Florida Regional
Planpning Council noted that

...virtually all communities are faced with the challenge of providing adequate and
affordable housing to their residents. How they go about meeting that challenge,
however, is as individual as each community itself. The suitability and effectiveness of
solutions will depend on unique local circumstances—what works in one community, or
even in part of one community, may not work in another. There is no one-size-fits-all
solution to the affordable housing issue—a combination of strategies is necessary to
effectively address this challenge.

Local governments looking at policy and program options to create and preserve
workforce housing in their communities should consider the larger demographic and
market context in which their potential programs would operate.

In its Workforce Housing Toolkit, the East Central Florida RPC also noted that attainable
housing policies need to work within the larger demographic and land use context of their
respective communities.

In rapidly growing communities with strong housing markets, inclusionary zoning could
be an effective strategy for increasing the supply of affordable housing. Policies to
diversify the housing stock to include townhomes, smaller homes and higher-density
rental housing also could be appropriate strategies for housing the current and expected
future population in these areas. In established communities, particularly if they are
landlocked, the focus might be on redevelopment and adaptive reuse in downtown areas,
rehabilitation of housing in older areas and increasing density around transit. If first-ring
suburbs in the community have problems with aging housing stock and loss of economic
opportunity, then strategies such as economic development or community land trusts
might be appropriate. Older communities might be faced with losing rental units to
expiring federal subsidies, while new suburban communities often face opposition to the
development of higher-density and rental housing.

Attainable Workforce Housing Toolkit
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SECTIONI: HOUSING DEVELOPMENT

Housing development strategies refer to options to help create new attainable workforce
housing units. They are a combination of community-based policies and programs that
encourage the development of attainable housing through the adoption of flexible
planning and zoning tools and developer incentives to help defray the cost of providing
affordably priced housing to essential services personnel.

Planning and Zoning Tools

Many local government codes and subdivision regulations prohibit historic methods and
means for naturally providing a range of housing types, tenures and affordabilities within
existing and new communities. Large lot, low density forms of development do not
include a range of building types and lot sizes necessary to accommodate affordable
housing.

The following strategies are designed to remove regulatory barriers and encourage the
development of attainable housing:

= Accessory Dwelling Units

= Expedited Permitting

* Inclusionary Zoning

* Infill Housing Development
= Special Area Plans

Attainable Workforce Housing Toolkit
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I1.  Accessory Dwelling Units
Description

Accessory dwelling units (ADUs) are most commonly
understood to be a separate additional living unit, including
separate kitchen, sleeping, and bathroom facilities, attached or
detached from the primary residential unit, on a single-family
lot. They are usually subordinate in size, location, and
appearance to the primary unit.

In its first year of implementation in 2003, the City of Santa
Cruz, California’s Accessory Dwelling Unit Development

Program helped to produce thirty five accessory dwelling units.

Over the next five years, the City estimated that between 40
and 50 new accessory dwelling units were built per year. The

This ADU is built over a detached garage in Kirkland,
Washington.

program has been so successful that eighty cities throughout California have requested
copies of the implementing ordinance and ADU manual. A program summary is attached

as Appendix 1.

Benefits

In its research report, Affordable Housing
Techniques: A Primer for Local Government
Officials, the Municipal Rescarch and Services
Center of Washington (MRSC) suggests that by
allowing ADUs communities can provide more
affordable housing opportunities without the
necessity of local government expenditures or
subsidies. This is important in light of declining
federal support for the construction of new
affordable housing units, Compared to the costs
of constructing new government-subsidized
apartments, the lower cost of converting
existing units, which are paid for by the
homeowner, can be an attractive option for most
communities. MRSC also found that:

e [f allowed, accessory apartments are a
relatively easy way to obtain a source of
affordable housing.

¢ Generally, rents for accessory
apartments are lower than rents for
comparably sized non-accessory
apartments.

e Accessory dwelling units provide an
additional income stream to elderly

Accessory
Dweiling ™

T

Accessory
Buildings

Source: Palm Beach County Unified
[.and Development Code
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residents who are living on fixed incomes and can use the added income to offset
the costs of rising property taxes and utility bills, thus allowing them to stay in
their homes.

e First-time home buyers can use the extra income to help pay their mortgage
payment.

e Accessory apartments use surplus space in large older homes, thus making the
most efficient use of the existing housing stock.

o Accessory apartments offer renters affordable housing located in more desirable
single-family neighborhoods.

Key Policy Issues

Neighborhood opposition to accessory dwelling units usually arises from concerns about
declining property values, exterior appearance of accessory units, and impacts on parking
and traffic from increased density.

Regulations designed to address community concerns are usually devised to deal with
such issues as the size of units, exterior appearance, off-street parking, and concentration
of units. The challenge to policy-makers is to address the concerns of residents opposed
to the concept of accessory units without making conversions too difficult or expensive
for homeowners.

Attainable Workforce Housing Toolkit
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1.2. Expedited Permitting / Reducing Regulatory Barriers
Description

Uncertainties and time delays in the development review process increase the costs of
development. If local governments can better define the development process, strive to
decrease the length of the approval process and streamline permitting, affordable housing
projects can be more attractive to developers. Expedited permitting is a cost-cfficient and
effective way of reducing developer costs. Fast-tracking review and permitting of
affordable housing projects reduces developer costs at little cost to local jurisdictions.

U.S. Department of Housing and Urban Development (HUD) research suggests, in some
communities, inflexible local development rules and regulations can account for as much
as a third of the cost of a new home. HUD’s website, Regulatory Barriers Clearinghouse
at www.regbarriers.org suggests ten main arcas that local governments can review for
potential barriers to affordable housing development:

»  Administrative Processes & Streamlining

+ Building & Housing Codes

s Fair Housing & Neighborhood Deconcentration

e Fees & Dedications

Planning & Growth Restrictions

Redevelopment/Infifl

Rent Controls

State & Local Environmental & Historic Preservation Regulations/Enforcement Process
Tax Policies

¢  Zoning, Land Development Construction & Subdivision Regujations

Jaimie Ross, Affordable Housing Director for 1000 Friends of Florida cites in her
analysis of expedited permitting in Florida, ...”Expedited permitting is required for all
affordable housing land use decisions in every Florida county. Fast track permitting for
this housing also is required in every SHIP entitlement city. Some local governments,
such as in Pinellas County, have been fast tracking land use permits for affordable
housing for years. Others, however, continue to expedite only building permits, with the
result that zoning requests and variances for affordable housing are regularly treated the
same as those for market rate homes...”

The Pinellas County Land Development Code, for example, provides incentives to
encourage the provision of affordable housing (See Appendix 2). These incentives
include:

Expedited Permit Processing
Density Bonuses

Impact and Review Fee Reliel
Accessary Structures

Reduced Parking Requirements
Reduced Setbacks

Housing in Commercial Zones

*« & & & & @
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¢ Sireet Design Modifications

»  Donation of Publicly Owned Land

s Zero Lot Lines

+ Identifying Qualified Renters or Buyers
Benefits

According to the Washington Area Housing Partnership’s Toolkit for Affordable Housing
Development, expedited permitting is a cost-efficient and very effective way of reducing
developer costs. Fast-track review and permitting of affordable housing projects can:

¢ Be administered with little or no cost to local governments.
e Provide meaningful incentives to developers of affordable housing.

Key Policy Issues

Local governments seeking to remove regulatory barriers to affordable housing in their
communities need to conduct a comprehensive review of current rules and regulations to
identify those which inhibit affordable housing development.

Attainable Workforce Housing Toolkit
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L.3. Inclusionary Zoning
Description

Inclusionary zoning ordinances are designed to require new residential developments
over a certain size to set aside a certain number of affordable housing units within the
development. The number of affordable units to be included in the new development is
based on a percentage of the total number of proposed units in the development
(generally 12% - 15%). In exchange, local governments may provide certain benefits
such as a density bonus, fast-track permitting and waivers of certain municipal fees. In
some cases, inclusionary zoning ordinances allow the developer to build the units off-site
or make a contribution to

a housing trust fund. A

model inclusionary

housing ordinance
B T 2600, in response to rapidly rising housing costs and the ineffectivencss of the
dCVGlOped by the Florida voluntary inclusionary fiousing program, Boulder passed a mamdinery inclusionary

-1 Y 1e housing ordinance. The new program
HOUSIHg Coalition 1‘8 5 required 209 of housing in new
attached as Appendix 3.

developnents to be priced affordably for
tow-income hotschoks, which Boulder
aow defines as houscholds carning less
than 80% of the area median income.™
The comprehensive nradatory ordinance
covers all residential developments
regardiess of size {with the exception of
developents of asingle lot with one
awner and total fleor area of less than
1,600 feet).

Benefits

Inclusionary zoning
programs do not
generally require the Bt Eekrato

expenditure of local tax Source: Swecess in Affordable Housing: The
dollars to fund affordable Metro Denver Experience, Business and

. Professional People for the Public Interest.
housing development. Chicago, 2003.

Proactive ordinances with built-in developer incentives, such as density bonus programs,
offer a positive alternative to mandatory programs that may be resisted by local
developers. Voluntary programs allow developers to determine for themselves whether
participation will be cost effective.

Inclusionary programs avoid the problems of overconcentration, isolation, and
stigmatization of affordable housing units, by integrating them into housing
developments located throughout the community. This enhances the concept of mixed-
income communities.

Inclusionary zoning can be flexible, since the provision for affordable housing can either
be regulated or encouraged by developer incentives.

Key Policy Issues
MRSC suggest that mandatory requirements of inclusionary housing programs should be

relatively modest (10 -15 percent of total units) if there are no compensating developer
incentives.

Attainable Workforce Housing Toolkit
J-13




Treasure Coast Regional Planning Council

Inclusionary programs will require some ongoing administrative oversight to provide for
the collection and management of fees paid by developers who opt to pay into a housing
trust fund. These programs will also require staff time and resources to ensure that
attainable housing units that are constructed will be maintained as attainable housing for
the foreseeable future and will be available to income eligible workforce households.

Attainable Workforce Housing Toolkit
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I.4.  Infill Development
Description

Infill refers to development that makes use of vacant or
underutilized land and buildings in downtown or suburban
areas.

Interest in infill development stems from a desire to
concentrate development into areas already served by public
facilities, including police, fire, utilities, schools, and transit, to
make morte efficient use of existing land and public facilities.

Community redevelopment agencies are one of the main
vehicles used by local governments to encourage infill
development as part of a strategy to revitalize and bring new
activity to older neighborhoods and downtown areas. Infill
development provides more affordable housing opportunities
for smaller households, helps to discourage urban sprawl,
utilizes existing infrastructure and encourages pedestrian
friendly-neighborhoods.

Atlantic Grove
In their publication, Successful Infill Development, the Delray Beach
Northeast-Midwest Institute suggests that successful infill

development looks and feels different from typical suburban

Allantic Grove is a mixed-use, mixed-income
redevelopment project. consisting of fifty-live

development, *...Successful infill tooks, feels, and (unctions different] {35) for-sale townhouses and two {2}, 3-story.
y . . . - y

from development that is single use, low density, and dominated by commercial buildings. with retail on the first

automobiles and highways. It creates neighborhoods and districts that tloor. offices on the second foor, and twenty

(20) residential lofts on the third floor,

embrace a mix of uses and incomes, where a wide variety of citizens live, : :
overlooking Atlantic Avenue.

work, and play. It serves pedestrians and cyclists as well as autos.”

Tt is the first major private development on

Renefits West Atlantic Avenue, lOCflle{l Just wesl of the
world-class Delray Beach Tennis Center, and
e The trend towards smaller households can be readily (én(—/:lcql:zarlcr ol a mile west of downtown Delray
e( .

served by infill development.

o Infill sites already served by infrastructure services can reduce a developer’s
upfront costs and may help to teduce the cost of the housing unit.

o Infill development can help to revitalize communities and downtowns.

e Infill redevelopment can help to reduce urban sprawl and encourage pedestrian-
friendly neighborhoods.

Attainable Workforce Housing Toolkit
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Key Policy Issues

If infill sites are located on higher cost urban land, multi-family housing and/or mixed-
use projects, with lower per-unit development costs, may be the most appropriate type of
development.

Where land costs may be particularly high, incentives such as density bonuses or
allowance of mixed uses, may add to a project's overall feasibility.

Infill redevelopment projects should be carefully designed to ensure compatibility with
existing neighborhoods, surrounding buildings and architecture, and minimize parking,
and traffic problems. This will help to increase neighborhood acceptance.

Attainable Workforce Housing Toolkit
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I.5.  Special Area Plans
Description

Unique problems or issues in a community require extra consideration and attention. In
high growth communities, the threatened loss of open space and agricultural lands may
be a primary issue. There could be a critical need for private sector reinvestment to occur
in an underutized corridor or downtown area. A community might choose to develop a
special area plan to address these concerns. Examples of special area plans include plans
for a downtown or industrial district, waterfront or agricultural area. Special area plans
offer carefully considered land use, open space and development strategies to guide the
growth and development of the area in question.

Benefits

e Provide a comprehensive analysis of issues and opportunities.

o Strategies are tailored to address the issues of the special planning area.

s Special land use, developer and financial incentives can be developed to help
implement the special area plan.

The principles set forth in the recently adopted Towns, Villages and Countryside Element
(TVC) constitutes a pro-active plan for future growth in St. Lucie County. The planning
approach outlined in this element contains a strategy for development in the existing rural

NoRrRTH ST. Lucie CoUNTY
CHARRBETTE

A CrrTizenNs’ Master PLaAN

poend

TREASURE COAST REGIGNAL
Prasnne COuxciL

TRk g o Bn ciings of 5t Loae Covans

Ackozriedgenvey

Coda Cozpmision Chuir Paxla Tewis
Comauitomess Calf Baunes John Bivhn,
Doug Connd 124 Prinzie H o Eesas
Tners of te Chaent Sreenng Commmtes b
r. Lame Counzy sufl.

TREASURE C ocaAsT REGloNaAL PLaxNixNe C ovuv xXx<il
TR A u B 1 v g 2 B 3T . L v ¢ 1= - M Az TV - P Aoy Bz acnr
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agricultural areas that will ensure that future growth is sustainable, predictable, protects
and enhances the natural environment, and improves the citizens’ quality of life. The
TVC preserves and enhances existing private property rights while providing incentive-
based options to landowners intended to achieve these goals. Importantly, the TVC
Element establishes workforce housing policies that require each Town and Village
created within the TVC area to provide a minimum of 8% of the proposed number of
dwellings as workforce housing. The Workforce Housing section of the TVC Land
Development Regulations also specify affordability and resale provisions for workforce
housing units to ensure that long-term affordability is maintained.

Key Policy Issues

Developing special area plans requires a good deal of public participation, staff time and
resources. There may be conflicting issues and needs expressed by constituencies and
landowners located within the special planning arca. These diverse issues and needs
must be addressed fairly and comprehensively in the final plan that is developed.

Developer Incentives

The cost of producing a housing unit is typically passed on to the purchaser of the home
in the form of the final purchase price. The higher the costs to the developer to build
housing the higher the prices that local households will pay for the housing. Developer
incentives in the form of density bonuses and impact fee reductions or waivers can help
to reduce the overall cost of housing and make affordable housing more likely. This
section of the toolkit focuses on the following programs:

* Density Bonuses
» TImpact Fee Strategies (reduction, waiver, alternative methods of payment, delayed
payment)

Attainable Workforee Housing Toolkit
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L.6. Density Bonuses
Description

A density bonus allows a developer to build more units within a project than would
otherwise be permitted under normal density limits in a community. A developer who
commits to providing a certain percentage of below market attainable housing units may
be allowed to reduce lot sizes or increase the number of houses on a lot, thereby reducing
land cost per unit.

Benefits

» Bonuses can be provided at little or no cost to local governments.
Features

Zoning and subdivision regulations could be modified by a local government to allow
density bonuses. Density bonuses may be used in conjunction with an open space
development or planned unit development where the community desires (o presetve open
space and have lower municipal costs (street, water, and sewer).

Key Policy Issues

Density bonuses alone may not be sufficient, depending on market conditions, as an
incentive to developers. Local governments may want to consider additional incentives
such as reduced sethacks, street frontages, and other cost reducing inducements.

Policy makers need to consider what level of additional density will be allowed in
exchange for a specified number of affordable units. Density bonuses are usually
expressed as a percentage of the density allowed under normal zoning regulations.

An understanding of market conditions and context is important in designing a density
bonus program. Programs must be designed on the basis of a thorough understanding of
the real estate market to determine feasibility and to develop appropriate regulations. If
current zoning allows enough density to satisfy current market demand, developers may
have no interest in using a density bonus.

Careful attention should be given to the location and design of affordable housing units
within proposed projects to ensure project quality.

Attainable Workforce Housing Toolkit
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1.7.  Impact Fee Strategies
Description

Like all other development costs, impact fees
add to the final cost of housing. Some local
governments seeking to promote affordable
housing development as part of market-rate
residential projects have waived a portion or
all of impact fees on these types of projects.

Benefits

s Helps to promote attainable housing
development by lowering development
COStS.

s Helps to make attainable housing more
feasible in high-cost communities.

Key Policy Issues

In order to develop an impact fee reduction
and/or waiver program, communities need to
review all current impact fees and exaction
requirements to determine where reductions
and/or waivers for affordable housing projects
may be appropriate.

Impact fee reductions and/or waivers can be
combined with other affordable housing

Affordable Housing Impact Fee Grant

The City of Ordando currently reimburses the amount of
City impact fees to certified developers of affordable
housing within the City of Orlando. A developer utilizing
this program would pay the impact fees when building
permits are pulled, but woutd be reimbursed for the
amount of the sewer impact fee and the transpaortation
impact fee when certificates of occupancy are issued.
The developer would aise be reimbursed 26% of the
school impact fees if developing rental housing and
62% if developing owner occupied housing. The current
amount of impact {ees are as follows:

Transportation Impact Fee

Single Family $1,192
Sewer Benefit Fee

Single Family $3,007.60
School Impact Fee {County}

Singte Family $7,000

Multi-Family $3,807

Actual amount reimbursed for school impact fee is $951.75 for Remtal
Multi-Family, $2,360.34 for Owner-Cocupied Multi Family; and 54,340
for owner Occupied Single Family.

In order to qualify for this incentive, the project must be
certified as an affordable housing project under the
Affordable Housing Certification Process.

Source: City of Orlando, Housing Department Website
accessed on 10/10/2006,

techniques such as density bonuses or inclusionary zoning requirements to promote the

construction of affordable housing.

Attainable Workforce Housing Toolkit

J-20




Treasure Coast Regional Planning Council

SECTIONII:  HOUSING PRESERVATION

In many communities across the country affordable housing is lost through conversion of
existing attainable units to market rate units. Through a variety of means such as
condominium conversions of apartment buildings or replacement of mobile home parks
with new development, affordable housing units are lost. Housing preservation
strategies are designed to help preserve affordable housing stock that already exists in
communities.

The following strategies can be used to help preserve affordable housing units:

o Adaptive Reuse
¢ Community Land Trusts

Attainable Workforce Housing Toolkit
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IL.1. Adaptive Reuse
Description
Adaptive reuse programs involve converting surplus and/or outmoded buildings into new

economically viable uses. Adaptive reuse projects could involve the conversion of old
buildings such as hospitals, schools, warchouses

and train stations and other outmoded buildings to Flower Street Lofts
. . . . 1130-1140 S, Flower Street
new productive uses including housing. Los Angeles, CA, 90015

The Flower Street Lofts (inset graphic) is an
example of a former industrial use building, located
in downtown Los Angeles, that was converted to
residential uses under the City’s Adaptive Reuse
Program. Introduced in 2003, the

City of Los Angeles’s program is ~ Jymberofunits:
so successful it has heip-ed to Number of Storics:
create over 10,000 housing units. ¢

The Adaptive Reuse Ordinance Status:
works by significantly reducing Completed
the time required to obtain a Neighborhood:

South Park

building permit (See Appendix 4).

Building Floor Area:

156,416 The Lee Group spearheaded the Fiower Street Lofts, downtown’s
Benef":ts first for-sale adaptive reuse project. In September, 2003, the
Housing Type: United Parcel Service's central operations facility was reborn, with

Loft-style Condominiums { a newly constructed floor, as 91 loft-style condeminium homes, At
a record pace, the project sotd out, proving there's a vibrant

Adaptlve euse 15 a gOOd way €8] Totat Project Cost: condominium market in downtown Los Angeles. Flower Street
e o . $35,000,000 Lofts is located in South Park, across the street from the Staples
introduce hOUSl[’lg nto non- Center, and next to the Palm Restaurant. With the Harbor freeway
residential areas and the Blue Line close by, transportation access couldn’t be more

convenient to its homeowners.

Many older buildings which may be converted to housing uses are located in downtown
areas and may therefore offer new residents convenient access to transportation, shopping
and employment.

In some cases adaptive reuse of previously vacated or deteriorated buildings can be less
expensive than new construction since infrastructure and other site improvements are
already in place. This may help to reduce the cost of producing affordable housing units.

Adaptive reuse is a good tool to facilitate the revitalization of previously declining or
blighted areas by rehabilitating deteriorating buildings and by bringing in new residents.

Key Policy Issues
Communities can facilitate adaptive reuse projects by adopting flexible zoning policies,

such as mixed-use zoning, or by allowing residences as a permitted or conditional use in
appropriate commercial and industrial zones.
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Successful adaptive reuse involves extensive partnerships and coordination activities, and
may involve many steps, including making inventories of potential adaptive reuse sites,
amending local zoning regulations, arranging for possible property transfers of publicly-
owned buildings, and providing funding assistance such as loans, grants and rent
subsidies.

Attainable Workforce Housing Toolkit
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1L.2. Community Land Trusts

Description

Community land trusts (CLTs) are typically organized and formed as nonprofit
organizations to preserve long-term housing affordability. CLTs maintain housing units
as affordable by separating ownership of the land and the homes built upon it. Buyers of
land trust homes agree that when they move they will sell their home to an income-
qualified low- or moderate-income family at an affordable price. By establishing resale
prices of the CLT homes, the community land trust ensures long-term affordability.

There are 211 active community land trusts across the country, ten of which are located
in Florida. See Table 1.

Table 1

Community Land Trusts in Florida
Name City Status
Boynton Beach CLT Boynton Beach Actively being planned
Gulf County CLT Port St. Joe Actively being planned
South Florida Regional Miami Active and still growing
Smart Growth land Trust
Community Housing Trust | Sarasota No property yet
of Sarasota County
Lee County Community Ft. Meyers Actively being planned
Land Trust
Bahama Conch CLT of Key | Key West Actively managing property
West
Delray Beach CLT Delray Beach No property vet
Escambia County CLT Pensacola Active and still growing
Hannibal Square CLT Winter Park Active and still growing
Middle Keys CLT Marathon Active and still growing

Source: Burlington Associates website accessed 10/11/2000,

Benefits

s Helps to ensure long-term affordability of housing
s Helps to ensure the public investment in attainable housing will last a lifetime

Key Policy Issues

Community land trusts can be used in communities which are experiencing differing
rates of growth, investment and/or disinvestment. In its Workforce Housing Toolkit the
East Central Florida Regional Planning Council iltustrated how CLTs can be used to
accomplish different goals based upon the community setting and context.

In fast-growing areas, where the price of real estate is escalating rapidly. They can be
used in gentrifying areas to preserve a community’s character, and limits on resale prices
ensure that some housing remains affordable even in these areas.

Attainable Workforce Housing Toolkit
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In disinvested neighborheods, CLTs can be used to increase owner occupancy, decrease
absentee ownership, improve the physical condition of housing and stabilize the
community. Such CLTs assist not only the buyers of the CLT’s homes, but also existing
homeowners in the area, who likely are lower income families.

In expensive resort communities, CLTs can provide housing for the community’s
workers.

In addition to residential uses, CLTs have constructed community facilities, businesses,
parks and other types of facilities. CLTs can be located on a contiguous site or can be
jurisdiction-wide.

Pros/cons of CLTs

1 Pro: CLT is a flexible strategy—it can be used in different kinds of arcas, as noted
above. All kinds of housing types can be provided in a CLT—owner or rental
housing, single family of multi-family. CLTs also can be used to provide economic
development opportunities for the neighborhood

1 Con: Some believe that a negative of CLTs is that the owner does not realize the full
benefit of building equity—the equity is shared with the land trust because the owner
does not own the land. There are many responses to this concern, depending on the
particular CLT. If the CLT is in a gentrifying area (such as Winter Park), home
appreciation likely will happen at a faster rate than a home the buyer could purchase
on the market. In the Winter Park CLT, the buyers purchased the homes at a price far
below the market value, so the equity they build should be commensurate with their
investment.

Attainable Workforce Housing Toolkit
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SECTION III: FINANCIAL TOOLS AND RESOURCES

The cost of residential development, especially in high-growth or high-cost communities
can be high. There are however, financial tools and resources that can be used to help
defray pre-development and development costs and ultimately help make attainable
housing affordable to workforce households. This section illustrates how the following
mechanisms can be used to promote attainable housing development and preservation:

e Donation of public land
Down payment assistance
Employer-assisted housing
¢ Housing trust funds

* Linkage fees

Attainable Workforce Housing Toolkit
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II1.1. Donation of Public Land
Description

The identification and donation of surplus government owned land can be used to help
reduce the cost of developing attainable housing. Donations of land to a non profit
affordable housing developer is the typical mechanism.

The Florida Legislature recently passed House Bill 1363 requiring each local government
(county and municipality) to prepare an inventory list of all real property it owns within
its jurisdiction that is appropriate for use as affordable housing (First Inventory due July
1, 2007). Local governments have three options if they choose to use any of the
properties for affordable housing:

1. The land may be offered for sale to generate funds to a local government to
purchase land for affordable housing or the proceeds can be put into a local
affordable housing trust fund; or

2. The land may be sold with a restriction that requires the development of the
property as permanent affordable housing; or

3. The land may be donated to a nonprofit housing organization for the construction
of permanent affordable housing.

Benefits

¢ Little or no cost to local governments
e Can work in conjunction with housing trust funds and other programs

Key Policy Issues

Local governments will have to task staff to identify, inventory and dispose of surplus or
other underutilized government-owned property.

Attainable Workforce Housing Toolkit
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II1.2. Down Payment Assistance
Description

Down payment assistance programs typically provide interest-free and low-interest loans
to qualified low to moderate income homebuyers, which may be used for down payment
or closing costs. In many instances, the loans can be forgiven provided the homeowner
resides in the home for a certain number of years.

The Florida Housing Finance Corporation’s First Time Homebuyer Program provides
low-interest 30 year fixed-rate loans that can be used for down payment and closing costs
associated with a home purchase. Eligible applicants could receive up to $25,000 in
assistance in certain high cost counties. Essential services personnel such as teachers,
firefighters, healthcare workers, police officers, as well as active duty and veteran
military personnel could be eligible for lower interest rates through the Community Loan

Program. The State of Florida’s affordable housing programs are presented in Appendix
5.

The State Housing Initiatives Partnership (SHIP) Program, established in the 1992
Sadowski Affordable Housing Act, allocates funds to each of Florida’s 67 counties on a
population-based formula. SHIP funds can be used to help produce and preserve
affordable homeownership and multifamily housing for income-qualified households.
Current 2006/2007 funding for SHIP is $166,400,000.

The Florida Housing Finance Corporation notes in their description of the SHIP program
that higher construction costs and purchase prices for housing have required significant
changes to many local SHIP programs. Some of those changes are:

e Development of strategies to assist specific employment categories (teachers, nurses,
first responders) to address the needs of the local community.

o The need to provide deeper subsidies from SHIP for down payment assistance to
make home purchasing possible for low to moderate income households (see Table 2
below).

Table 2
Incomes, Housing Prices and Subsidics
1995 2008
Income for Subsidy Iacome for Subyidy
Typical MNeeded to Typical needed to
SHIF Afferd SHiIP Afford
Hemcbuyer | Mortgage SHIP SHIP Homebuyer | Mertgsge SHIP SHIP
(76% of Amount Eligible Eligible {T0% of Amount Eligible Eligible
Median Qualificd Home Home Median Qualified Hame Home
MESA Income) For Price Price Income} For Frice Price
Davtona Beach $23,730 $62,912 $66,600 $2,355 $34,055 $72,360 £190,800 $114.625
Fort Myers $26,250 $72,138 $74,700 $1,067 537,870 $79,077 | $229,500 | $145.833
¥, Eanderdale $30,170 $86,214 $88,200 $221 340,670 $98,740 | $216,990 | $153,822
Forl Pierce-St, Lucie $27.510 $76.366 572,000 3¢ $36,715 $76,066 { $220,500 [ $140,023
Fort Walton Beach $25.410 $67,392 377,400 $8,460 $38,005 $98.245 $187,200 $85.210
Jacksonville 327,580 $77,094 578,300 30 340,495 $116,870 3163 800 343,654
Lakeland 823,170 $61,420 £62,550 3¢ $33,320 $80,319 $154,800 370,385
Miami $24.990 $£62,030 | 885,500 $20,860 $32,445 851,370 | $225,000 | $169,130
' Naples $31,290 $86,694 $103,500 $14,736 344,310 | $76,705 | $333,000 [ $249,635
' Qcala 320,790 $50,893 861,200 $9,082 $30.179 $74.639 | $126,000 $48 841
Orlande, FL $28,000 378,338 $81,000 $1,041 $38,570 390,944 3207,0600 $1E1,915
"Pcnsaccla, FL $24,290 364,126 $71,100 $5,551 335,490 205,030 $144,000 $44. 1921
JPuma Gorda $23,240 $58,957 372,000 311,602 $34,405 $82,053 1  $166,500 $80.217
Sarasotz-Bradenton 20,390 §70,841 $81,000 $8,538 | | $39,130 $85,564 | $230400 3 $140,228
_Tallahassee $28,280 $80.847 377,400 $0 $40,390 ; S123415 $144.000 $17,704
Tampa-St. Pete $25,480 $69.202 $71,100 5476 336,505 391,745 $173,700 $76,481
West Palm Beach $31,150 $86,041 $103,500 SE5,349 $43,470 398,354 | $260,100 | $156.543

Source: Florida Housing Caalition

Disaster Recovery
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Key Policy Issues

A dedicated revenue source is needed to ensure the program’s long-term viability as well
as dedicated staff resources for program oversight.

Attainable Workforce Housing Toolkit
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II1.3. Employer-Assisted Housing
Description

Employer-assisted housing (EAH) programs are designed to enable employers to help
their employees achieve homeownership. EAH programs include low-interest loans,
grants for down payment assistance, homeownership education and other savings plans to
help employees become homeowners.

The Metropolitan Planning Council of Chicago has conducted extensive research on
Employer Assisted Housing and has helped to launch a regional employer-assisted
housing program in the Chicago metropolitan area.

Employer-Assisted Housing in Action

Since the Council first introduced employer-
assisted housing to one Chicago-area
manufacturer in 2000, that successful
program and partnerships with REACH
Iilinois housing counseling agencies and

Housing Action Illinois have yielded
impressive results.

The State of IHlinois provides matching
funds and tax credits for employer-assisted
housing initiatives, more than 50 employers
have signed on and saved on their
recruitment and training costs, and 1,200
emplovees have been counseled, with over
500 successful buyers. An estimated $1.35
million in employer dollars went to help
employees purchase homes in IHinois in
2005.

Benefits

Little or no cost to local governments

Improved employee retention for employers

Reduced recruitment and training costs for employers
Shorter commute time for employees

Effective home purchase counseling for employees

Key Policy Issues

EAH programs are typically implemented through public-private partnerships and the
cooperation of local area employers. Local governments wishing to implement such a
program need to dedicate staff time and resources to facilitate the creation of the
partnership. Employers need to be convinced of the merits of the program.

Attainable Workforce Housing Toolkit
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1I11.4. Housing Trust Funds

Description

Housing trust funds are locally established accounts, like bank accounts, that may receive
dedicated public funding and/or private sector contributions and distribute those funds
toward development, rehabilitation and preservation of affordable housing units.
Because they are established locally, housing trust funds can be customized to address a
community’s specific housing needs. The funds may have a variety of revenue sources
which may include developer contributions, sale of municipal owned property, local
government appropriations and inclusionary zoning payments in lieu of providing on-site

units.

Benefits

e Dedicated funding source for affordable housing development or preservation.

Key Policy Issues

Housing Trust Funds generally are established through an ordinance or legislation passed
by a county, city or state legislature. The legislation accomplishes at least two necessary
steps in the creation of a Housing Trust Fund. First, it dedicates a revenue source to the
Housing Trust Fund or establishes other obligations (e.g., developer exactions) that create
revenue. Second, it establishes the Housing Trust Fund as a separate and distinct entity
that can receive and disburse funds and defines its purposes and operation.

PROFILE: THE HOUSING TRUST OF SANTA CLARA COUNTY

THE HOUSING TRUST OF SANTA CLARA COUNTYS MONTHLY ELECTROMIC FAUT SHEET

“HOMELESS W/SPECIAL NEEDS HOUSING.

As of October 1, 2006 the Housing  INVESTMENT
Trust of Santa Clarz County has
rwested $5.973 million (as 23
i0ans to 16 developmenis} in the
creation of shelters and housing
programs for people who are
hemeless with special needs,
These developments contain 823
units of shelter and housing, and
are votued at moare than $159
mfon, b addition, the Trust has

invested $470,013 in 21 e T

ermezgency homeless prevention : .
grants, assisting 2,199 individuals. 31022

A ff Esting of dovolopments sppears
below.

LEVERAGE

%

Source: The Housing Trust of Santa Clara County website accessed on 1O/11/06.

As of Qctober t, 2006 the Housing
Trust has helped 1,665 famiies
husy their first bome in Saata Clara
County through our closing cost
bans, Homeownership Yerture
Fund program, HomeStart program
and SuperFlex loans, The average
Household income of our loan
recipients is $70,433; average
househokd size is 2 people. The
average hame purchased with the
Housing Trust’s assistance sold for
$354.636. with totat valuation of
maore than 5567 milkon.

INVESTMENT

TOTAL HTSCC
INVESTMENT

TOTAL TOTAL HOUSING
LEVERAGE OPPORTUNITIES

As of October 1, 2006 1he Housing
Trust has irvested snore than $5.46
million (15 loans} in affozdable
mudtifamily rental developments,
crepting 1,258 units of new rental
housing in 16 developments located
throughout Santa Clara County, The
total value of these developments is
more than 5341 mkor.,

A ful fisting of developments appears
bislerwr,

Attainable Workforce Housing Toolkit

1-31




Treasure Coast Regional Planning Council

Mr. Carl Guardino, President and CEO of the Silicon Valley Leadership Group and Mr.
Taylor Dial, Executive Director of the Housing Trust of Santa Clara County, participants
at Council’s Workforce Housing Symposium held in December, 2005 indicated just how
powerful a catalyst for the creation of attainable housing their housing trust fund had
become. Since its inception, the Housing Trust Fund has made some $23.6 million in
investments. These investments have leveraged over $1.1 billion in additional
investment and have helped to create affordable housing opportunities for almost 6,000
families.

Attainable Workforce Housing Toolkit
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IIL.5. Linkage I'ees
Description

Linkage fees are fees or other requirements that local governments place on new
industrial, commercial and office developments to offset the impact that new employment
has on housing needs within a community. In the same way that local governments
require residential developers to offset the school impacts caused by their development,
businesses are required to mitigate the increased demand for moderately priced housing
from workers in newly created jobs.

Local governments wishing to enact a linkage fee ordinance must first conduct a

study (often called a “nexus study™) which demonstrates the need for such fees and
determines an appropriate amount to be charged that is reasonably proportional to a business
development’s impact. Local governments then use the linkage fees collected to support
affordable housing development within their own jurisdictions.

Linkage fees vary widely—both by jurisdiction and by business type. The nexus study helps
determine what that difference should be by business type. The fee should be designed to
adjust to inflation, typically done by indexing the fee to the Consumer Price Index. Many
jurisdictions have a threshold minimum project size that triggers the policy. The Florida
Housing Coalition has developed a model Linkage Fee ordinance (see Appendix 0).

Benefits

e Linkage programs do not generally require the expenditure of local tax dollars to
fund the construction of affordable housing units.

e Can provide substantial funding to support affordable housing development with
minimal administrative burden.

Key Policy Issues

Voluntary/incentive-based linkage programs offering benefits to developers in exchange
for housing are more likely to avoid or withstand legal challenges.

Linkage programs will be more successful in a strong commercial office market where
developments are more numerous and developers are more willing to take advantage of
development incentives.

Local governments seeking to establish a linkage fee program need to consider which
types of development will pay the fee, how much each type of development will pay, and
the geographic boundaries that are to apply.

Attainable Workforce Housing Toolkit
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SECTION 1V: SUMMARY OF WORKFORCE HOUSING STRATEGIES

The final section of the report provides a summary of all of the programs and policies
highlighted in the Toolkit. Where applicable, policies and programs adopted or under
consideration for adoption by a local government(s) is noted. The Toolkit will be
periodically updated with the most current information available.

Attainable Workforce Housing Toolkit
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Appendix 1

Accessory Dwelling Unit Development Program
Santa Cruz, California
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Accessory Dwelling Unit
Development Program
SANTA CRUZ, CALIFORNIA

Like many communities in northern California, Santa Cruz has
seen its housing costs increase dramatically. These rising
costs mean the city is struggling to retain teachers, police
officers, and service workers. To address these challenges,
Santa Cruz created an Accessory Dwelling Unit (ADU) Devel-
opment Program. Accessory units create separate residences
by converting all or part of a garage or by building new struc-
tures on a homeowner’s property.

The city’s program aims to create more housing opportuni-
ties by making it easier for homeowners to build accessory
units. For example, the city revised its zoning ordinance to
eliminate a covered parking requirement for single-family
homes, which freed up space for accessory units. in addi-
tion, the revision included design elements that ensure the
accessory units complement the surrounding homes. Seven
architects designed compact building prototypes {500 square
feet) that address a variety of site needs. These plans have
been pre-reviewed by city departments, which helps home-
owners by reducing processing time, planning fees, and de-
sign costs.

SMART GROWTH PRINCIPLES

ACCESSORY DWELLING UNITS

#1

#2

#3

#4

#5

#6

Inciudes Mixed
Land Uses

Exhibits Compact
Building Design
Provides Range
of Housing Types

Promotes Walkable
Neighborhoods

Exhibits a Distinct
Sense of Place

Preserves Open Space

#7 Utilizes Existing

Development

Provides Transportation
Choices

Practices Fair
Decision-making

Promotes Stakeholder
Participation

The city also released an ADU “How To” manual to help resi-
dents navigate the development process. The manual pack-
ages all the information homeowners need to develop an
accessory unit, including guidance on making an accessory
unit “neighbor-friendly,” managing a construction project, and
being a good tandiord. Over 175 manuals and prototype plan
sets have been sold. To encourage affordable housing,
homeowners get financial assistance through accessory unit
loan and fee waiver programs if the unit will be rented at an
affordable level.

#8

#9

The program has broadened the range of available housing opportunities. In 2003, the program’s first
full year, 35 accessory units were built, which is a significant increase over the eight units built in 2001.
Over the next five years, the city estimates that between 40 and 50 new accessory units will be built per
year. The program has been so successful that more than 80 cities throughout California have requested
copies of the ADU manual and ordinance. The EPA awarded it the Policies and Regulations Smart Growth
Achievement Award {http://www.epa.gov/smartgrowth/sg_awards_publication_2004.htm#policies_reg)
in 2004, and the program has also been recognized by the state chapters of the American Planning
Association {www.planning.org) and the American Institute of Architects (www.aia.org).

» .as my parents reached retirement age and found that they could no longer climb the stairs to
the second story bedroom, they began looking for alternative ways of staying in the neighbor-
hood ....With the help of the city’s revised accessory dwelling unit ordinance, the design work-
shops, and the ADU loan program, we are now building the 'granny unit” of my parents’ dreams. i

— David A. Foster, Homeowner, Santa Cruz

QUICK FACTS

Contact:

Carol Berg, Housing and Community
Development Manager

City of Santa Cruz, Dep't of Housing
& Community Development
831-420-51048
cberg@ci.santa-cruz.ca.us

Location:

Website:

Santa Cruz, California

www.ci.santa-cruz.ca.us/pl/hcd/
ADU/adu.htmil

Implemented: 2003
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Appendix 2

Pinellas County Land Development Code
Affordable Housing Incentives

Attainable Workforce Housing Toolkit
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Appendix 3

Florida Housing Coalition
Model Inclusionary Housing Ordinance

Attainable Workforce Housing Toolkit
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Treasure Coast Regional Planning Council

Appendix 4

City of Los Angeles
Adaptive Reuse Program Summary

Attainable Workforce Housing Toolkit
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Appendix 5

Florida Housing Finance Corporation
Affordable Housing Programs

Attainable Workforce Housing Toolkit
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Page 1 of 4

Florida Housing's Affordable Housing Progr:

HOMEOWNERSHIP PROGRAMS

First Time Homebuyer Program

Florida Housing issues bonds under the Single Family Mortgage Revenue Bond Program and the proceeds from these bonds are
used to originate 30-year mortgage loans through the First Time Homebuyer Program. Firstime homebuyers then benefit from
lower mortgage interest rates due to the tax-exempt status of the bonds. Eligible borrowers have fo meet certain criteria such as the
firstime homebuyer requirement, as defined by the internal Revenue Code, credit worthiness, and an appropriate income level,
not exceeding program limits.

Down Poyment Assistance Programs

Funds for down payment assistance and closing costs are often provided in conjunction with the First Time Homebuyer Progeasm
through the Homeownership Assistance Program [HAP], the HOME lovestment Parinerships program, the Homeownership
Assistance for Modarate Income (HAMI) program and Three Percent Cosh Assistance.

Homeownerhip Pool Program

Florida Housing Finance Corporation, in response fo the recognized need to enbance the ability and process of Developers o
match qualified homebuyers with purchase assistance, has created the HOMEOWNERSHIP POOL {("HOP") PROGRAM. The
“HMOP” Program is designed to be o noncompetitive and on-going program, where Developers, by way of an anline sysiem have
the ability fo resecve funds for eligible homebuyers to provide purchase assistance on a fistcome, firstserved basis.

Morigoge Credit Certificate

A Morigage Credit Certificate [MCC) allows the homebuyer to claim @ fax credit for some portion of the morigage inferes! paid
per year. ¥ is o dollar for dollar reduction aguinst their federal tox liability. An MCC may be issued to homebuyers af tax credit
cates varying from 10 percent to 50 percent based on the morigage interest paid per year capped af $2,000 annually. Florida
Housing determines the tax credit rete. The credit is nonrelundable but may be carried forward for a period up fo three (3] years.

MULTIFAMILY DEVELOPMENT PROGRAMS
Multifamily Mortgage Revenue Bonds

The Multifomily Mortgage Revenue Bond program uses both foxable and tax-exempt bonds fo provide below market rate loans to
nonprofit and for-profit developers who set aside o certain percentage of their apariment units for low income families. Proceeds
from the sole of thase bonds are used fo construct or acquire and rehabifitate multifamily rental properties. The Bond program’s
application scoring and ranking criferia encourage increused sef asides for lowsincome households. Special consideration is given
fo proparties that target specific geographic areas such HOPE VI communities.

Florida Affordable Housing Guarantes

The Florida Affordable Housing Guarantee Prograim encourages offordable housing lending by issuing guaraniees on financing for
affordable housing. This program provides guacantess on faxable and taxexempt bonds, and creates a security mechanism that
aliows lenders 1o sell affordable housing loans in the secondary market. It also ancouvrages affordable housing lending activities
that would not otherwise have taken place.

HOME Investment Partnerships

The HOME progrom provides non-amortizing, low interest rate loans fo developers of offordable housing who acquire,
cshabiliicte, or construct housing for low income families. Loans are offered through the annual Universal Cycle af the simple
interest rate of zero percent fo nonprofit appliconts and three percent to for-profit opplicants. Florida Housing's HOME progrom s
designed for smaller developments in rural areas.

@ make housing affordable

227 North Bronough Street, Suite 5000 » Tallahossee, Florida 32301 FI@rid H@uging

850 . 488 4197 o Fax 850.488 9809 » www . fleridahousing.0org finaenrnco Corporaltion
J-56




continved ¥  Page 2 of 4

Florida Housing’s Affordable Housing Programs

Elderly Housing Community Loan

A portion of State Apariment incentive Loan funds is sef aside to fund the Eiderly Housing Community Loan (EHCL) program. This
program pravides up to $750,000 in loans to make substantial improvements to existing affordable elderly rental housing. The EHCL
program generally has one compefitive funding cycle each year and the application period is open for @ minimum of 60 days. These
funds are available for the purpose of making building preservation, sanitasion repairs or improvements required by federal, state or
iocal regutation codes, and for life salety or security related improvements.

Low Income Housing Tax Credits

The competitive Housing Credit program provides for-profit and nonprofit organizations with a dollarfor<ollar reduction in federal
tax liability in exchange for the acquisition and substantial rehabilitation, substaatial rehabilitation or new construction of affordable
rental housing units. Special consideration is given to properties that target specific demographic groups such as the elderly, homeless
people, farmworkers and commercial fishing workers. Consideration is also given to properties that target specific geographic areas
such as the Florida Keys, rural areas, urban infill areas, and Front Porch Florida communities.

State Apartment Incentive Lloan Program

The State Apartment Incentive Loan [SAIL] program provides low-interest loans on a competitive basis to developers of affordable
rental housing each year. SAIL funds provide gap financing that allows developers to obtain the full financing needed to construct
affordable multifamily units. SAIL dollars are available to individuals, public entities, and nonprofit or for-profit arganizations for
the construction or substantial rehabilitation of multifamily units. Special consideration is given fo properties that target specific
demographic groups such as the elderly, homeless people, farmworkers, and commercial fishing workers.

SPECIAL PROGRAMS

Predevelopment Loan Program

The Predevelopment Loan Program [PLP) assists nonprofit and community based organizations, local governments, and public
housing autherities with planning, financing, and developing affordable housing. Eligible organizations may apply for a loan of up
to $500,000 for predevelopment activities such as rezoning, fitle searches, legal fees, impact fees, adminisirative costs, soil tests,
engineering fees, appraisals, feasibility analyses, cudit fees, earnest money deposits, insucance fees, commitment fees, administrative
costs, marketing expenses, and acquisition expenses. Technical assistance is also provided,

State Housing Initiatives Parinership

The State Housing tnitiatives Partnership [SHIP) program provides funds to local governments on a population-based formula as an
incentive to produce and preserve alfordable housing for very low, low, and moderate income famifies. These funds are derived from
the collection of documentary stamp tax revenues, which are deposited into the Local Govemment Housing Trust Fund. SHIP funds are
distributed on an entitlement basis to all 67 counties and 50 Community Development Block Grant entitlement cities in Florida. The
minimum allocation per county is $350,000. SHIP dollars may be used o fund emergency repairs, new construction, rehabilitation,
downpayment and closing cost assistance, impact fees, construction and gap financing, mortgage buy-downs, acquisition of property
for alfordable housing, matching dollars for federal housing grants and programs, and homeownership counseling. Fach participating
focal government may use up to ten percent of their SHIP funds for adminisirative expenses. '

Demonstration Loans

Florida Housing issues Demonstration Loans under autherity of 420.507, F.5. Demonstration Loans are issued through a request for
proposals (REP) process one or more times throughout the year. Each RFP is developed to address a cerlain type of special needs
housing. Demonstration Loans have been approved for housing for homeless people and elders, farmworkers, persons with disabilities
and victims of domestic violence.

Affordable Housing Catalyst Program

The Affordable Housing Catalyst Pregram provides on-site and felephone technical assisiance and training on the Stafe Housing
Inifiatives Partnership Program (SHIP), the HOME Investment Partnerships Program and other affordable housing programs. This
technical assistance includes assisting agencies in leveraging those doflars with other public and private funding sources, training

on forming local and regionat public/private parinerships, working effectively with lending insfitutions, implementing regulatory
reform, training for boards of directors, implementing rehabilitation and emergency repair programs, developing volunteer programs,
assisting with the design and esiablishment of fiscal and program fracking systems, and compliance requirements of state and
federally funded housing programs. Workshops are conducted throughout the year at locations around the state.
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Florida Housing’s Affordable Housing Programs

HURRICANE HOUSING RECOVERY PROGRAMS

The eight hurricanes that hit Florida in 2004 and 2005 damaged approximately one million homes. As parf of Florida’s response,
Governor Bush created the Hurricane Housing Work Group, which made recommendations in February 2005 for the appropriation
of hurricane housing recovery funds. During the 2005 legislative session, the Florida Legislature approved $250 million in funding
for some of these recommendations, including o locally-administered Hurricane Housing Recovery Program (HHRP), funded at $208
million, and the Rental Recovery loan Program (RRiP), funded at $42 million.

In 2006, the legisiature appropriated ancther $92.9 million for RRLP and $15 million to fund two additional hurricane housing
recovery programs recommended by the Hurricane Housing Work Group, the Farmworker Housing Recovery Program [FHRP) and the
Special Housing Assistance and Development Program (SHADP).

Hurricane Housing Recovery Program

The $208 million Hurricane Housing Recovery Program was established to enable locat governments impacted by the 2004
hurricanes to develop and implement longerm affordable housing strategies for their communities. The Work Group identified 28
counties that would be eligible for funding through this program and recommended various funding levels for each of those counties.
The Legislature made those funds available on July 1, 2005, Local governments developed and submitted disaster recovery plans to
Florida Housing that outlined how their funding would be spent. Local governments are currently in varying stages of rebuilding and
recovery using HHRP funds.

Hurricane Housing Recovery Program Fast Facts:

s HHRP was developed to assist households earning incomes up to 120% of area median income [AMI}, with 30 percent of program
funds reserved for exiremely low-income households.

o Eligible Activities include:
Repair and replacement of site built housing;
Land acquisition;
Construction and development financing;
Down payment, closing costs, and purchase price assistance for site-built and post-1994 manufactured homes where the wind load
rating is sufficient for the location;
» The acquisition of building materials for home repair and construction;
» Housing re-entry assistance, such as security deposits, ufility deposits, and temporary storage of household furnishings,
renfal assistance; and
» Community collaboration activities to develop affordable housing.

v v v v

Rental Recovery Loan Program

The Rental Recovery Loan Program has made funds available fo affordable housing developers in 2005 and 2006 as a means of
leveraging existing federal rental financing programs, such as Multifamily Mortgage Revenue Bonds. One of the goals of this program
is to facililate the production of additional offordable rental housing stock in areas hurt by the hurricanes.

Rental Recovery Loan Program Fast Facts:

o Atleast 70% of the units must be set aside for those at or below 60% of area median income [AMI), and o minimum of 15% set-cside
for extremely low income {ELI).

o Units must be set aside as affordable for af least 50 years.
» There is a supplemental forgivable loan provided for each EUl unit that a developer commits fo set aside for at least 20 years.

o Rents for all units financed through this program are restricted at the appropriate income level using the restricted rents applicable for
the Low Income Housing Tax Credit program.
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' Florida Housing’s Affordable Housing Programs

Farmworker Housing Recovery Program

The Farmworker Housing Recovery Program (FHRP) provides one-time funds to finance the construction and/or rehabiitation of
housing for farmworkers, with special targeting to migrant farmworkers. Funds will be awarded on a competitive basis through
an application process to finance housing provided by non-profits, public housing authorities and other housing providers. Based
on the Husricane Housing Work Group's recommendations, the FHRP encourages partnerships with nonprofits, farmers, growers,
local governments, trade associations or other organizations thos can share in the cost of providing this housing. For farmworkers
unaccompanied by their families, rents may be based on “beds” as necessary and paid daily, weekly, or monthly. Loans may be
forgivable in certain situations. FHRP is targeted to agricultural areas of the state impacted by the 2004 and 2005 storms and
proximate o services.

Special Housing Assistance and Development Program

The Special Housing Assistance and Development Program (SHADP) is designed to target smaller rental developments for hard-to-serve
populations such s persons with a disability, frail elders and people who are homeless. Funds will be awarded on a competitive
basis through an application process fo finance housing provided by non-profits, public housing authorities and other housing
providers. Based on the Hurricane Housing Work Group’s recommendations, SHADP provides flexible loans which may be forgivable
in certain situations.

The Hurricane Housing Work recommended that funding be targsted to developments in Tier | and il counties. Based on combined
impacts from the 2004 and 2005 storms, those counties are:

s Tier |: B-{evord, Broward, Charlotte, DeSoto, Escambia, Hardee, Hendry, Indian River, Martin, Miami-Dade, Monroe,
Okeachobee, Palm Beach, Polk, St. Lucie and Santa Rosa.

s Tier I Collier, Franklin, Glades, Highlands, Lee, Orange, Osceola and Yolusia,

WORKFORCE HOUSING

Community Workforee Housing Innovation Pilot Program

The 2006 Florida Legislature passed House Bill 1363 (Ch. 200669, 5. 27, Laws of Fla.}, a housing bill focused on addressing some
of the affordable housing challenges the State currently faces. HB 1363 includes $50 million for an affordable housing pilot program
called the Community Worklorce Housing Innovation Pilot Program (CWHIP). Florida Housing will administer CWHIP, and these
funds will be awarded on o competitive basis through a Request for Proposals [RFP) process to public-private entities seeking fo build
afferdable housing for Florida’s workforce.

CWHIP promotes the creation of publicprivate partnerships to finance, build and manage workforce housing and requires the
coordinated efforts of all levels of government as well as private sector developers, financiers, business interests and service providers.
The program requires that 50 percent of the units built using CWHIP funds be targeted to “assential services personnel,” to be defined
in local SHIP plans. In addition, 80 percent of the units built using CWHIP must be available to households earning incomes up to 140
percent of area median income (AMI}. This program may serve a broad range of incomes up to 140 percent of AMI.

Eligible Counties:

» High cost counties [relative cost to purchase home compared to incomes).
» High growth counties.

» Counties willing o make regulatory changes and financial investments in affordable housing.

Eligible Developments:

s Homeownership and rental housing, which may be in o mixed use and/or scattered site setting.
s Developments that have af least 15 percent of the total development costs granted or donated.

» Developments in neighborhoods close to employers, services, transportation,
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Treasure Coast Regional Planning Council

ATTAINABLE WORKFORCE HOUSING TOOLKIT
REFERENCE MATERIAL

East Central Florida Regional Planning Council. Central Florida Workforce Housing
Toolkis.

Municipal Research and Services Center of Washington. Affordable Housing Techniques
A Primer for Local Government Officials, March 1992 — Report No.. 22

The Washington Area Housing Partnership. Toolkit for Affordable Housing Development.
hitp://www.wahpdc.org

Business and Professional People for the Public Interest. Success in Affordable Housing:
The Metro Denver Experience. February 2005,
http: www.bpichicago.org

Northeast — Midwest Institute Congress For The New Urbanism. Strategies For
Successful Infill Development.  http://www.nemw.org/

Southwest Florida Community Housing Subcommittee. Housing Policies and Local
Initiatives.

Florida House of Representatives, House Interim Workgroup on Affordable Housing.
September 20, 2006.

Regional Affordable Housing Initiative of Business and Professional People for the
Public Interest. A Community Guide to Creating Affordable Housing.
www.bpichicago.org

Interim Workforce Housing Program

Broward Housing Partnership. “Listing of Potential Affordable Housing Tools”.

Adttainable Workforce Housing Toolkit
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APPENDIX K

Fiscal Impact Analysis

Background

The purpose of fiscal impact analysis is to estimate the impact of a development or a land
use change on the costs and revenues to local governments serving the development.
Fiscal impact analysis is a tool that enables local governments to estimate the difference
between the costs of providing services to a new development and the revenues—taxes
and user fees, for example—that will be generated by the development. It is important to
realize fiscal impact analysis only deals with the public costs and revenues associated
with a project and does not take into account the fiscal impact on the private sector. This
type of analysis only seeks to quantify the cumulative effect on a local government’s
revenues and expenses that are affected by a development.

The Florida Department of Community Affairs has developed a Fiscal Impact Analysis
Model (FIAM) by contractual arrangement with Fishkind & Associates, Inc. The model
has been made available to local governments in the Treasure Coast Region and
throughout the State of Florida. FIAM is designed to serve as the prototype fiscal impact
assessment tool for local governments in Florida. FIAM provides estimates for the
effects of land use decisions on both the operating budget and capital budget of the local
government. The FIAM model is designed to be calibrated with local budget and
demographic data for the county that is the subject of the analysis. For this project, the
FIAM model is calibrated with current St. Lucie County data.

This analysis uses FIAM to indicate whether the Provences DRI project would have a
positive or negative fiscal impact for the County. Presented here is a summary of total
revenues and costs for operating and capital budget items. Results are given in terms of
net present values (NPV). The net present value calculation displays how much a future
investment is worth in today’s dollars. A project’s overall NPV is calculated by
summing the net capital impact and the net operating impact. A positive NPV generally
indicates a good investment.

Summary

The fiscal impact analysis was based upon development of the Provences DRI property
with 603 single family residences, 3,840 multi-family units, 1,000,000 square feet of
office space, 1,435,706 square feet of commercial retail space and 240,000 square feet of
conference space. The project is estimated to realize higher operating revenues than
expenditares over its entire buildout period (Figure 1).

On the capital side, the project’s capital revenues are expected to be less than capital

outlays over the buildout period (Figure 2). The project’s net total fiscal impact is
estimated to be $47.7 million (present value), over the next 20 years.
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Figure 1

2006-2020
$30,000,000
$25,000,000
U v o
—m— Total Coeratirg
$15,000,000 Expenditures Gererated
Net Fiscal Impect of
$10.000000 .. Operdtions
$5,000,000
$0 : . _
P g S 4
Years
Figure 2
2006-2020

Years

The key fiscal impact analysis assumptions and summary results are presented on the
following pages.




St. Lucie County
Provences DRI

_FIAM Summary

méntiminary of Propos'éd"bevé:lopment -

Single-family

Industrial
Instutional/Gov't
Golf Course

_ Specialty Recreation

Units

CUnis
Units

Units

Rooms
Sq. .

Sq. Ft.

Sq. Ft.

Sq.Ft.

_ Holes
Sq.Ft.

. Yolume

_ Average Value

803
3840
.30
1435706
1,000,000

0

R
.0
240,000 -

 $368,400
- $241,000
%0
§78,125
$95

- $120
%0
%0
$0
140

Summary of Fiscal Impacts

; Qperat”i'h'g - Revenue
Operating - Cost

Operating - Net Impact

Operating Present Vaiue

Capital - Cost

Capital - Net Impact

Combined NetImpact

Combined Present Value

5 Year Total

'_ 10 Year Total

20 Year Total

$10,954,723
$5,272,937 |

 $66,034,812

$30,732,163

$316,911,161
 $144,775,270

$5,681,786

'$3,860,656

$6,288,674
$6,572,421

| $35,302,648

$17,274,425
$18,019,005

$17,241,706

$172,135,801

| $48,268,624

1$23,501,658
$24,737,371

| -$283,747

1$5,398,040

$3,661.201

K-3

-$744,580

$34,558,068

| $1,285,713

 $170,900178.

$47,710,142.




Table 6
St. Lucie County
Fiscal Impact Assumptions

Taxable Assessment Ratio
Homestead Exemption

% Single-Family with Homestead
% Multifamily with Homestead

Millage
St. Lucie County

Fine & Forfeiture
Erosion Control

Mosquito

Unincorp (Comm. Develop, Law, Storm, Transport)

Parks Capital

FIRE DISTRICT (not part of COUNTY)

Population-Working Residents
Population-Non-Working Residents

Population- Seasonal

Population (peak season)
Population (total)
(FI Population Studies, 2004)
Employment (total)
(State of Florida ES-202, 2004)
County Population (unincorporated)
(FI Population Studies, 2004)

Persons per Household - Single Family *
Persons per Household - Multifamily

* (FI Population Studies, 2004)

Total Households

Property Sales Value Assumptions
Single-Family — High Range
Multifamily-For Townhouse/Condo

Retail-Community
Office
Specialty Recreation

96% (from input data)
$25,000 (from input data}
90% (from input data)
50% (from input data)
4.1248 Mills
3.3178 Mills
0.1000 Mills
0.2757 Milis
1.3821 Mills
0.2500 Mills
2.7806 Mills
Equivalent  Full-Time
Factor Equivalent
20,833 0.7619 15,873
205,383 1.0000 205,383
23,383 0.34615 8,094
249,599 229,350
226,216
63,131 0.2381 15,031
71,389
2.47
2.47
90,289 (FI Population Studies, 2004)
$368,400 (Developer) 350,000 (Defaults)
$241,000 (Developer) 225,000
$95 (Developer) 135
$120 (Developer) 145
$140 (Deveioper) 145




APPENDIX L

Educational Facilities Policy Analysis
Provences DRI

The purpose of this section is to provide a policy analysis of educational issues for the
proposed Provences DRI This roughly 736-acre project proposes 4,443 new dwelling
units in the central St. Lucie County. Based on the St. Lucie County School District
student generation rate (0.405 for single-family and 0.207 for multi-family units), the
project is expected to generate roughly 1,039 new students as follows: 727 K-8 students
and 312 high school students. This is a significant departure from the School District’s
student populations historically associated with this area. According to current local and
state policies, this will generate the demand for approximately 46% of a new K-8 school
(for 1,600 students) and 13% of a new high school. These new school facility demands
represent unanticipated construction costs of approximately $26.7 Million in addition to
land and infrastructure costs, according to current School District estimates. The project
impacts are summarized below.

SF units

MF units

K-8 70% 727

1,600

High

2,500

45.46%
12.47%

roject School Costs

$41,000,000

45.46%

$18,638,767

High

$65,000,000

603

12.47%

$8,104,941

total new school costs | -

26,743,708

S¥F units

$2,088,468

3,840

MF units

Build-Out

#DU's

$9,738,240

School Costs

Impact Fees

19,726,708

Net Unfunded Cbs!s

4,443

$26,743,708

$12,726,708
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ST. LUCIE COUNTY SCHOOL DISTRICT ~ REVIEW SUMMARY

The proposed DRI will require significant and extensive modifications for the School
District’s current plans and projections for this area. The School District’s adopted
Capital Construction Plan does not anticipate the impacts of the proposed development,
and as a result, it has no funding sources for the planning, design, construction, or
infrastructure provision for any of the new school sites necessary to support the impacts
of the development in an appropriate manner. The School District indicates the following
conditions would be satisfactory to off-set the project’s educational impacts at the time of
DRI review: (1) dedication of one approximately K-8 school site (not less than twenty
net buildable acres with off-site stormwater treatment); proportionate share payment of
45.5% of all costs associated with construction of one new K-8 school (typical size 1,600
students) and 12.5% of all costs associated with construction of one new high school
(typical size 2,500 students); and pre-payment of impact fees (see correspondence from
School Board of St. Lucie County dated March 5, 2007).

ST. LUCIE COUNTY COMPREHENSIVE PLAN — REVIEW SUMMARY

In its Comprehensive Plan, St. Lucie County anticipates the need for well-planned,
sustainable development patterns, and relevant policies are included in the Future Land
Use and Capital Improvements Elements. Within the Future Land Use Element, St.
Lucie County emphasizes the importance of its urban service boundary. The plan notes
all future land use amendments require developers to provide necessary services at no
cost to local government, and further, new development activities shall only be
authorized in conjunction with the availability of public services to support that
development. Several policies in the Future Land Use Element relate to the timing and
provision of public school facilities commensurate with the impacts of growth. Policy
1.1.4.2 requires that new development be designed and planned in a manner that does not
place an unanticipated economic burden upon the services and facilities of St. Lucie
County. Policy 1.1.5.9 requires all development outside the Urban Service Area pay the
entire cost of its fiscal impacts on public facilities and services. Policy 1.1.12.2 requires
that the timing of residential development be concurrent with the provision of supporting
community facilities, including public schools as well as other standard facilities.

The Capital Improvements Element also includes relevant policies on the topic of
schools. Policy 11.1.2.3 directs the County to allocate the costs of new public facilities
on the basis of the benefits received by existing and future residents so that current
residents will not subsidize new development. Policy 11.1.2.4 requires future
development to pay for 100% of the capital improvements needed to address the impact
of such development, including proportionate share costs of new facilities, to be offset by
other payments by future development. Policy 11.1.2.6.C requires all development
orders issued by the County which require public facilities to be financed by debt to be
either (1) conditioned on the issuance of the debt, or (2) substituted with a comparable
amount of non-debt revenues.
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STRATEGIC REGIONAL POLICY PLAN - REVIEW SUMMARY

The Strategic Regional Policy Plan (SRPP) includes several pertinent strategies on the
issue of schools. Strategies 4.3.2 and 4.3.9 address the coordination school facilities with
the impacts of development. The School District has suggested the combination of
impact fees and future ad valorem revenues will allow compliance with these strategies at
the DRI approval stage.

CHARTER SCHOOLS

Florida Statutes provides individuals the opportunity to create and operate charter schools
in lieu of the traditional public school system. While some charter schools are able to
maintain operational capacities, others have been successful initially, but failed to
maintain adequate enrollment, thereby leading to their abandonment and conveyance (by
default) to local school districts. In these instances, local school districts have “received”
both the charter school population (students) as well as the charter school itself (buildings
and facilities) if funded with impact fees. While state statutes provide strict regulation
for public schools, no such regulation applies to charter school facilities. To prevent
disproportionate expenditures of future school district capital funds, all charter school
facilities funded with impact fees should be designed to meet the statutory State
Requirements for Educational Facilities (SREF) standards. Further, to maintain operating
efficiencies for local school districts, such facilities should be designed at their core
(common areas, cafeteria, administrative facilities, media center, infrastructure) for the
standard operating capacities for various types of schools operated by the local school
district (e.g., St. Lucie County School District sizes K-8 schools for 1,600 students, and
high schools for 2,500 students).

CONCLUSION

As requested by the St. Lucie County School District, a development agreement between
the St. Lucie County School District and the developer which assigns acreage,
proportionate-share payments, and pre-payment of impact fees as described above,
combined with the future and timely collection of ad valorem revenues anticipated by the
School District, would adequately address educational impacts of the proposed DRI
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