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INTRODUCTION

This assessment of the Quillen 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 Quillen Application for Development Approval (ADA) was originally submitted on
April 5, 2006 and was supplemented with additional information submitted on August 31,
2006 and October 6, 2006. On November 3, 2006 the County and the applicant were
notified that the ADA for the Quillen 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 Quillen 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 facilities 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 Quillen 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
Quillen 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 Quillen DRI within 30 days
after the hearing unless an extension is requested by the developer.
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PROJECT INFORMATION

Project Name: Quillen
Applicant: | Indiantown Development, LLC
Jurisdiction: Martin County
Size: 582.5 acres
Location: *  On the west side of Allapattah Road (CR 609), just north of
Warfield Boulevard (SR 710)
Population: 5,040 persons
Employment: 251 permanent jobs
Uses: | 2,250 residential dwelling units
150,000 SF commercial
15 acres institutional/civic site
Buildout Date: 2013
Phases: 1 phase as described in the following table:
Residential | Commercial
Phase Years (DU} (SF)
1 2008-2013 2,250 150,000
Total 2008-2013 2,250 150,000




GENERAL PROJECT DESCRIPTION

The Quillen DRI is a proposed mixed-use development on approximately 582 acres
located near the community of Indiantown in western Martin County, Florida. The project
site is located in the northwest quadrant of the intersection of Warfield Boulevard (SR
710) and Allapattah Road (CR 609). The site is bounded by agricultural land to the north
and west; SR 710 to the south; and residential estates, the Indianwood Golf Course, and
the proposed Indiantown DRI to the east. The project is located within the Indiantown
Community Redevelopment Area (CRA). Location maps and the proposed Master
Development Plan are included on the following pages.

The Master Development Plan proposes residential areas throughout most of the site, a
mixed-use area near the intersection of SR710 and CR 609, a school site, water
management areas, wetland preserves, greenways/buffers, and recreation areas. The plan
proposes a total of 2,250 residential dwelling units and 150,000 SF of commercial.
Development is proposed to occur in one five-year phase with buildout in 2013. The
Indiantown Company, Inc. will provide potable water and off-site treatment of
wastewater for the development. The surface water management system will provide
water quality treatment in on-site wet detention ponds prior to directing discharges to the
C-44 Canal via the Troup Indiantown Drainage District canal system and the Rowland
Canal.

The site currently contains improved pasture and remnant wetland systems. The project
site is located within the primary Urban Service Boundary (USB). A portion of the
property near the intersection of SR 710 and CR 609 has a Martin County Comprehensive
Plan future land use designation of Commercial General. Much of the southern and
central portions of the project site have a future land use designation of Low Density,
which allows up to 5 units per acre. The northern portion of the property has a future land
use designation of Estate Density, which allows up to 2 units per acre. The applicant is
proposing to develop the site consistent with the existing future land use designations.
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Quillen

Map H'

Total Site Area 58254 Acres; 251341
Civic/PublicGathering 180 Acres
School Stie 190 Acres
Meighlorbood Centers 30 Acves b2y
Residential 2104 Units; 399 Acres
Single-Family 1950 Usits
Malti-Fomily 154 Unite
Mixed-Use 210 Acres
Muli-Fomily 140 Uann7/duac.
Comnerciol 190,000 54: 30 FAR
Open Space 1443 Acres
Lekes 300 Acres
Wetlands 199 Acrss
Uploed/Butbers MO Acres
Recreaticaal 30 Acrea
Umem bt jacks oty
s o)
Primary Rood Sysems D0 Acees
o s T - o
Okctober 2, 2006

Master Development Plan

General Notes:
1. Neaighborhood Centers may contatn burkdings as wells 2
plaza or greens. Uses 1n these centers will he recreational,

rional, eivic, office or retal/ {38 provided
n the Indiantown Communty Redevelopment Arcs
CRAY Pan.
2. Mised Ve density and intensity will he determined
durdng the sits plan review procesa (n Mirtin Caunty
comptstent with thar development regulations. A
minimun of two s vall be maintained in the e it i
defined by the enisting commercial Ll st dond the
Indiitown CRA Plsn.
. Open Space shomn reflects the minimurn feresge and
il beshengnad to ba A systann for die
community. Lk dereiys il e At aiid eecontiguns]
connistant with th requirements of the sommeter

i . 1

thed

d Fotem ¥
wehile protectug the vetlinds. A system of interconiectes
cgen spaces will b mairtained through the lozation of
wetlirids. likes, uplandy, pedestrian networks, greens ainl
parks. The final lozation of tha vpan space and recreations
comporients will be delenmined during the site plinning

process

4. The road system may be adfunted to dcommodate site
planning of rexdential pods but will miaintain the
minimum nurnber of rasdmay linkages and aceess point i
the internal rozsdvay network shown on Map .

5. Accessory units of 8OO square fect or less, 25 permittal
by Martin Cournty, maybe: provide] on any singls (mily
It

kgend

E Primurann(h

E Secondary Roads

E Pedestrian Links

- Nature Trail

B Lokes

B Greenways/Ballers
Recreational Pask

1 Residential Neighborhood

Bl Mixed-Use

B Neighborhood Center

[ School Site

«wss=- Development Pod Boundany

Note:
Acreaye from the realignment of CREO? anticipated
to be addad to the Gulllen DRI jcreage.




Quillen
Development of Regional
Impact

Indiantown, Martin County

Alternative Master
Development Plan

December 2006

Scale: 1500
Treasure Coast Regional Planning Council

Mixed-Use
Jr | Commercial
. Preserve/Retention /
I | > <\>
[ Parks o
<
b

Total Site Area: 594 acres

Total Preservation/Retention Area: +/\?S63cm
Total Parks and Greens: +/-59 acres

Total Open Space: +/-245 acres (+/- 41 %)

s
e e A e e st

|

Ly

‘u‘.ﬂlﬂhi o — S—

b

01




OVERVIEW OF QUILLEN DRI

Does anyone suppose that, in real life, answers to any of the
great questions that worry us today are going to come out of
homogeneous subdivisions and shopping malls?

- Jane Jacobs, The Death and Life
of Great American Citles (1961)

The proposed development program for the 582-acre Quillen DRI includes: 2,250
residential units and 150,000 square feet of commercial. It is not so much the quantity of
development proposed 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 can be improved; 3) how to utilize this
development opportunity to strengthen and enhance the existing Indiantown community;
and 4) whether there will be adequate public facilities and infrastructure to support this
development.

The project is important from a number of perspectives. First, it represents a chance for
the County to carry out its Redevelopment Plan for the Indiantown Community
Redevelopment Area (CRA). Second, it is one of the earlier increments of growth being
considered in an otherwise undeveloped part of the Indiantown CRA - a large area being
relied upon by the County to provide for new community and economic development
opportunities. Third, the developer is partnering with the County to build 450 affordable
workforce housing units as part of the project.

The Indiantown CRA consists of about 5,200 acres. About half of this land is relatively
undeveloped, vacant or in agricultural use. The other half is developed as a series of
diverse neighborhoods and a linear commercial district which together forms what is
known as Indiantown. The population of this unincorporated area is about 6,500.

At build out, the Quillen DRI is expected to add 250 permanent jobs and 5,040 new
residents. The County is currently processing at least nine other development proposals
in the Indiantown area that would add another 4,000 units and 10,000 new residents. All
together these proposals will more than triple the current population of Indiantown. With
this magnitude of development, the County is in a one-time position to use the market
forces and economics of growth to: 1) strengthen Indiantown’s urban form and address
for business; 2) create highly livable neighborhoods; 3) ensure superior job and
educational opportunities for all residents; and 4) enhance the charm and character of
Indiantown.

The most fundamental elements of good urban form for a town or city are public streets
and blocks. With the right combination of these elements and a detailed plan laying out
public and private civic spaces, good and identifiable neighborhoods and special mixed-
use districts can form. These neighborhoods and districts become the building blocks of
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good, livable cities. These are the towns worth visiting more than once, the towns worth
reinvesting in, the towns worth repeating, the towns worth saving ~ our most valuable and
cherished places.

In its current form, the Quillen DRI “master development plan™ fails to completely
address these fundamental regional planming and urban design elements. The land
development scheme for the project is represented by more of a concept plan. This plan
offers no commitment to all of the positive features that are the result of an orderly
system of streets and blocks. While the plan does propose a different mix of land uses
and housing types than typically exists in most areas of the County, it suggests this
project could build out as a series of isolated pods of development with little or no
relationship to each other. The plan is overly vague and does not portray the type of
authentic neighborhood structure that will contribute to Indiantown’s urban form and
value.

The Quillen DRI, by all accounts and by design, is not part of Indiantown’s fabric, but
rather is an isolated “project.” One of the unsustainable ideas behind projects is the very
notion that they are projects, abstracted out of the ordinary town and set apart. To think
of salvaging, regulating, or improving projects, is to compound this root mistake and
foster growth by “projects,” forever weakening the fabric of the town. The aim should be
to get that project, the potential promise or “patch” of prosperity for the town, rewoven
back into the fabric — and in doing so, strengthen the surrounding fabric as well.

The County is in a position to redirect the planning for this project to accomplish this

goal. There is a great opportunity for the County to ensure there is a regular network of
streets and blocks, and a detailed plan is prepared which results in self-contained,
walkable neighborhoods and mixed-use districts which 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 community design
that plague many unincorporated areas of the County.

Recent community planning efforts sponsored by the County for Indiantown’s
development and redevelopment suggest there may be some interest in refining the
Quillen DRI master plan. The County should consider this an opportunity to work on the
plan with the developer to address the fundamental urban design and town planning
issues raised above.

Council’s impact assessment repott is provided to the County for its consideration of the
Quillen DRI. It includes a comprehensive evaluation of regional issues and 68
recommended Development Order conditions of approval designed to: 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,

12
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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 the Indiantown area 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 get addressed and on the quality of life for
future generations.
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CONCLUSION

To its credit, Martin County has always exercised great control of its future through its
comprehensive plan. Regardless of the SRPP, the State Comprehensive Plan, other local
plans, or any private sector plan, the County still maintains control of their plan and the
right to choose its future. The choice this time is between two models or forms of
growth: the traditional neighborhood and suburban sprawl. They are polar opposites in
appearance, function and character. They look different, perform differently, create
measurably different regional impacts, and are different in their capacity and ability to
address regional issues (see Appendix G, Two Ways To Grow). For the Quillen DRI it
remains the County’s choice of what form of development to approve.

The Quillen DRI could be easily redesigned to be consistent with all elements of the
SRPP (traditional neighborhood forms) and still deliver the positive fiscal and social
impact the County and developer hope to achieve, without all the negatives of sprawl.
There is a great opportunity for the County to ensure there is a regular network of streets
and blocks, and a detailed plan is prepared which 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, implementing the goals and achieving the vision articulated in
the Indiantown Community Redevelopment Plan.

Martin County should approve this DRI and require it to develop consistent with the
SRPP’s preferred form. Council’s DRI assessment report provides a strategy and basic
instructions to help the County accomplish this task. If the County chooses suburban
sprawl, the recommended DO conditions are simply designed to minimize regional
impacts and reduce the damage associated with sprawl projects.
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RECOMMENDATION

The Quillen DRI assessment report contains a series of advisory recommendations for
Martin County based on the goals, strategies, and policies of the SRPP. These
recommendations are made in response to the Quillen DRI 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 to strengthen and enhance the existing
Indiantown community, and to further implement the SRPP.

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

As proposed, the- Quillen 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 Development Order will provide
assurance that regional impacts are mitigated.

Martin County should approve the Quillen DRI. It is recommended that, at a

minimum, the conditions of approval contained in Council’s DRI Assessment
Report be included in the Development Order issued by Martin County.
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SUMMARY OF REGIONAL IMPACTS

During review of the proposed Quillen DRI, Council identified several issues that will
have significant impact on Martin County and the Region. These issues are related to: 1)
the master development plan, 2) transportation, 3) environmental and natural resources,
4) 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
unfavorable impacts on resources and facilities of the State and Region.

MASTER DEVELOPMENT PLAN

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

- Johann Wolfgang von Goethe

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. Recognition of the pattern of
development and the physical structure of the built environment as powerful tools to
mitigate local and regional impacts is completely discounted. These are weaknesses
which have largely 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. This element focuses on community structure and organization, urban form
and patterns of development that do not sprawl. The reason for this is based on Council’s
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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 atiracting business and economic development;
11) the region’s ahility to minimize crime and emergency response times; 12) how much
public money we have to spend on education, homelessness, 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.

Right now the form or pattern of growth in the Region is represented by two types of
development: traditional neighborhoods and suburban sprawl. They are polar opposites
in appearance, function and character. They look different, perform differently, create
measurably different regional impacts, and are different in their capacity to resolve
regional issues and minimize unfavorable impacts fo state and regiomal resources and
facilities (see Appendix G, Two Ways to Grow).

In its current form and current level of planning, the master development plan for the
Quillen DRI is overly vague and cannot be determined to be consistent with the SRPP.
The land development scheme for the project is represented by more of a concept plan.
This plan offers no commitment to a sustainable pattern or form of development. Based
on the SRPP, it would be typified as suburban sprawl.

With that said, the Quillen DRI could be easily redesigned to be consistent with all
elements of the SRPP (traditional neighborhood forms) and still deliver the positive fiscal
and social impact the County and developer hope to achieve, without all the negatives of
sprawl. There is a great opportunity for the County to ensure there is a regular network of
streets and blocks, and a detailed plan is prepared which results in self-contained
neighborhoods and mixed-use districts which 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 community design, balance and
serviceability that plague many areas of unincorporated Martin County and a large part of
the Region.

In response to this situation, the Quillen DRI assessment report contains recommended

DO conditions that suggest how the Quillen DRI master plan can be further detailed and
improved to be conmsistent with the SRPP and further its implementation. These
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recommendations are made in response to the Quillen DRI 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 to strengthen and enhance the existing
Indiantown community, and to further implement the SRPP.

TRANSPORTATION

“The cities will be part of the country; I 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 tives, 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)

The Quillen DRI is a proposed multi-use development to be located in the northwest
quadrant of the intersection of SR 710 (Warfield Boulevard) and CR 609 (Allapattah
"Road) in Indiantown, Martin County. The proposed development includes 2,250
residential units and 150,000 square feet of commercial space. The project is to be
developed in one phase with buildout in the year 2013.

The proposed development is expected to impact the level of service (L.LOS) on the
regional roadway network. Rule 9J-2.045, FAC requires that state and regional roads be
maintained at their adopted LOS. Mitigation through widening of roadways, expansion
of intersections, and the provisions of adequate lane geometry is necessary to ensure that
an acceptable LOS can be maintained on the regional roadways given the growth in the
area. As such, new roadway construction and expansions are being recommended.
Appendix F presents a summary of the traffic study.

The development has significant impact along SR 710 and widening is necessary to
maintain adopted levels of service. SR 710 is part of the Florida Intrastate Highway
System and the Strategic Intermodal System. Therefore, the Florida Department of
Transportation (FDOT) has established statewide minimum level of service standards.
SR 710 between Fox Brown Road and Pratt-Whitney Road, in Palm Beach County, needs
improvements to support the proposed development while maintaining adopted levels of
service. While the majority of the road needs to be widened to a four-lane-divided cross
section, one segment of the road requires a six-lane~divided cross section. In addition, the
segment between CR 726 (Citrus Boulevard) and SR 76 (Kanner Highway) includes a
bridge. All these improvements are required prior to the year 2013, buildout of the
Quillen DRI

The FDOT has recently started two Preliminary Design and Engineering Studies for SR
710. However, these studies will not be complete for two to three or more yeats.
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Funding for design and construction has yet to be secured, and will need to be
programmed into the FDOT Work Program. This schedule lags behmd when the
improvements are needed by the proposed Quillen DRI

Significant impact to PGA Boulevard, in Palm Beach County, is also anticipated by the
proposed development. The segment of PGA Boulevard between SR 710 (Beeline
Highway) and the Florida’s Turnpike is projected to exceed the adopted level of service.
The County’s Work Program does not include improvements to the affected segments of
PGA Boulevard. As such, widening of this road is being recommended as a condition of -
approval for this development.

Other roads significantly impacted by the proposed development in Martin County are SR
76 (Kaaner Highway) and CR 714 (Martin Highway). Since the roads are also projected
to exceed the adopted level of service, improvements are also recommended.

Some factors may affect government’s ability to maintain an acceptable LOS on the
regional roadway network. Changes to the FDOT Adopted Transportation Improvement
Work Program may expedite or delay construction of the required improvements to
maintain adequate 1.OS on the regional roadway network. Rule 8J-2.045 (7) (1) (b) 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, F.A.C. 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:
I. A clearly identified, executed and recorded local government development

agreement, consistent with Sections 163.3220 through 163.3243, F.S., that is
attached as an exhibit to the development order, and which ensures, at a minimum,
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that all needed roadway improvements will be available concurrent with the impacts
of development, consistent with paragraph 163.3180 (2) (¢}, F.S.;

II. 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;

I, A local government commitment in the current year of their local government
comprehensive plan Capital Improvement Element to provide all needed roadway
improvements, or a local government commitment in the current three years of their
Capital Improvement Element 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;

IV. A Florida Department of Transportation commitment in the current three years of
the Adopted Work Program to provide all needed roadway improvements;

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 I through V above that ensures that all needed
roadway improvements will be provided concurrently with the development
schedule approved in the development order.”

Other acceptable methods recommended for mitigating regional transportation impacts
which are listed in Council’s DRI assessment report include: 1) providing for an adjusted
level of service or variance to accommodate project traffic through build out; and 2)
paying a proportionate share for roadway improvements consistent with the provisions of
the Florida Statutes, Florida Administrative Code, and the locally adopted proportionate
share ordinance.

Along with including the recommended conditions in the development order, Martin
County needs to provide a form of guarantee as stated above to meet the minimum
criteria for insuring the Florida Department of Community Affairs will not appeal the
Development Order. In accordance with the Transportation Standard Rule, Martin
County should attach all executed and recorded local government development
agreements as exhibits to the development order, A condition specifying compliance
with this agreement as a circumstance underlying approval of the project is
recommended.
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ENVIRONMENTAL AND NATURAL RESOURCES

Wetlands

The project site contains approximately 20.8 acres of wetlands, including 10.6 acres of
freshwater marsh and 10.2 acres of wet prairie. The wetlands are identified on Map F in
the '‘ADA for the Quillen Development of Regional Impact (see Appendix A). The
applicant is proposing to preserve and enhance all of the wetlands on the project site after
development, as shown on Map H, Master Development Plan. The recommended
Development Order conditions include provisions for upland buffers around wetlands, the
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 Wood Stork (state and federally
listed ~ Endangered), Bald Eagle (state and federally listed — Threatened), Crested
Caracara (State and Federally listed — Threatened), Florida Sandhill Crane (state listed —
Threatened), Little Blue Heron (state listed — Species of Special Concern), Snowy Egret
(state listed — Species of Special Concern), Tricolored Heron (state listed — Species of
Special Concern), White Ibis (state listed — Species of Special Concern), and American
alligator (state listed — Species of Special Concern). Most of these species were observed
in or near the wetlands and ditches on the project site.

The Bald Fagle and Crested Caracara are wide-ranging species that were not found
nesting on the property. After development, the site will not contain suitable habitat for
these species. However, protection of wetlands on the project site will provide habitat for
the remainder of these species. The recommended Development Order conditions include
special provisions to protect the listed species. In order to protect Florida Sandhill Cranes,
the developer is to maintain foraging habitat around preserved wetlands and comply with
all Florida Fish and Wildlife Conservation Commission recommendations regarding the
maintenance and management. of foraging habitat for this species. In order to provide
foraging habitat for the Wood Stork and other wading birds, the recommended
Development Order conditions also include a special condition calling for surface waters
created on site to include features specifically designed to concentrate prey during dry
down periods. These features are to be consistent with the U.S. Fish and Wildlife Service
Habitat Management Guidelines for the Wood Stork (see Appendix D). 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 site include a series of isolated wetlands,
several small cattle ponds, and a series of shallow swales and ditches that interconnect
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many of the wetlands and ponds. Stormwater runoff from the site generally flows to the
south and southeast and discharge into ditches adjacent to SR 710 and CR 609.
Stormwater runoff from the project entire site eventually flows to the C-44 Canal via the
Troup Indiantown Drainage District canal system and the Rowland Canal.

The proposed surface water management system will consist of a network of inlets,
culverts, wet detention ponds, wetlands, and control structures (see Appendix A, Post-
Development Drainage). Water quality treatment will be provided within wet detention
ponds. Off-site discharges will be directed into the C-44 Canal via the Troup Indiantown
Drainage District canal system and the Rowland Canal. The established Home Owners
Association will operate and maintain the proposed drainage system after completion of
the development. ..

The application indicates that the quality of stormwater runoff will meet the requirements
of South Florida Water Management District and Martin County specifications. The
recommended Development Order 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 Troup Indiantown Drainage District canal system, Rowland
Canal, C-44 Canal, and adjacent properties will not be negatively impacted by water from
the project site; and the use of Best Management Practices to minimize the impact of
chemical runoff associated with lawn and landscape maintenance.

Water Supply

Potable water will be supplied to the Quillen Development of Regional Impact by the
Indiantown Company, Inc. The applicant has projected that the total water demand of the
project will be 1.11 million gallons per day (MGD) at buildout. The water demand is
broken down between potable water demand of 0.799 MGD and non-potable water
demand of 0.311 MGD. The utility is expected to have sufficient capacity to meet the
demands of this project subject to the entrance into a mutually agreed upon developer
agreement between the applicant and the utility. The applicant has indicated the
Indiantown Company will operate and maintain the internal water supply system.

The applicant has indicated the Indiantown Company does not supply irrigation quality
water to the development. The DRI development will provide for irrigation water
through surface water withdrawals from on-site stormwater detention areas. The
developer indicates on-site surficial wells may be installed, subject to South Florida
Water Management District approvals, to facilitate the recharge of on-site stormwater
detention areas. Currently, there are no existing or proposed wells located on the project
site. The applicant has indicated its intention to use re-use water at the project site when
it becomes feasible.

The recommended Development Order 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.
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Wastewater Management

Wastewater generated by the project at buildout is estimated to be 0.678 MGD. The
Indiantown Company will provide off-site treatment utilizing its wastewater treatment
plant rated at 1.0 MGD. Septic tanks are not proposed for the project. The applicant has
stated Indiantown Company will operate and maintain the internal wastewater collection
system.

Solid Waste and Hazardous Materials

According to the.Quillen DRI calculations in the ADA, the project will generate
approximately 8,840 tons/year of waste at project build-out. The developer has indicated
that waste generated will be domestic waste. No industrial, hazardous, medical or other
special wastes are anticipated in all phases of development. The recommended
Development Order includes a condition requiring the developer to obtain written
confirmation from Indiantown Company, Inc. that adequate solid waste disposal services
and facilities will be available when needed.

Air Quality

The recommended Development Order conditions 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 RESQURCE ISSUES

Revenue Generation Summary

The Quillen DRI is expected to generate ongoing revenue benefits to Martin 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 (2013), the project is estimated to generate recurring revenues to
Martin County including over $6.8 million in operating ad valorem revenue, $373,000 in
gas tax revenues and approximately $196,000 in %2 cent sales tax revenues.

Development of the project is expected to generate a need for approximately $25.6

million in capital facility outlays for roads, water and wastewater facilities, public
buildings and other public facilities.
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Total impact fee revenue from the project generated over the build out period of the DRI
development is expected to exceed $17.3 million with the majority from roads, parks and
public buildings impact fees. The developer is responsible for providing water and sewer
extensions valued at $2.5 million.

Fiscal Impacts

The applicant has determined the project will have a net positive fiscal impact for Martin
County. The present value of the net total fiscal impact of the project for Martin County
over a 20 year time period is estimated to be $29.8 million (see Appendix K, Fiscal
Impact Analysis).

Housirig

The Quillen DRI is designed as a 2,250 dwelling unit master-planned community,
including one mixed use stand-alone Neighborhood Center and approximately 150,000
SF of commercial space and a 15-acre institutional/civic site. 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 units for sale. Housing
products offered may also include rental and live/work lofts in the commercial land use
area of the project.

The applicant has committed to providing a minimum of twenty percent of the housing
units in the project as workforce housing units and the development is participating in the
State of Florida’s newly announced Community Workforce Housing Innovation Pilot
Program (CWHIP). The Quillen DRI will be part of a public-private partnership to
finance, build and manage the project’s workforce housing units.

The Quillen DRI is expected to provide 400 workforce housing units at affordable for
sale prices or rents not to exceed 140% of the current Area Median Income for Martin
County. The project will also provide 50 workforce housing units as part of a proposed
“Village of Quillen.”

The recommended development order conditions require the development to provide the
twenty percent set aside of attainable housing units on the project site. Council’s
Attainable Housing Toolkit {(Appendix J) may be referenced as a guide for the creation of
workforce housing.

Schools

The Quillen 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 2,250 new dwelling units.
Based on the student generation rate provided by the Martin County School District, the
project is expected to generate a total of roughly 583 new students as follows:
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260 elementary students
141 middle school students
182 high school students

Existing schools in and around Indiantown have insufficient capacity to accommodate the
new students from the project, and the geographic separation of Indiantown from the
coastal areas in the County make bussing students to the coast infeasible. To
accommodate the new students from the Quillen DRI, state and local school requirements
require the construction of new school facilities in the Indiantown area.

The School District has no new school sites in the vicinity of the Quillen DRI, and it has
no funding for construction of new schools in the area in its five-year facilities plan.
Accordingly, the School District has requested the developer dedicate buildable acreage
suitable for new school construction within the area and pay the proportionate share of
capital costs for constructing new schools to support the development (see
correspondence from the Martin County School District included in Appendix B, dated
October 25 and December 6, 2006). More specifically, the School District recommends
the developer take the following actions:

1. Adopt a development agreement with the Martin County School District
that assures the following financial and land area contributions':

a. a proportionate share of all costs and land area necessary for the
construction of 34.7% of a new elementary school (o accommodate
the anticipated 260 new elementary school students), including
furniture, fixtures, and equipment;

b. a proportionate share of all costs and land area necessary for the
construction of 11.8% of one new high school (to accommodate the
anticipated 141 new middle school students), including furniture,
fixtures, and equipment; and

c. a proportionate share of all costs and land area necessary for the
construction of 10.1% of one new high school (to accommodate the
anticipated 182 new high school students), including furniture,
fixtures, and equipment.

! According to current Martin County School District estimates, the cost and net buildable acreage of new
educational facilities in 2006 are as follows: Elementary School = $24 Million (15 acres); Middle School =
$46 (30 acres) Million; High School = $72 Million (60 acres). These figures would be adjusted by the
School District for future phases of the development given cost escalations and inflation.

2 Current Martin County school impact fees are $4,555 for single family and $4,374 for multi-family
dwelling units.
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Rased on this recommendation, the developer would contribute approximately $21
Million and fifteen acres of buildable property to the Martin County School District to
fund the proportionate share of impacts generated by the proposed development. The
School District further suggests the developer be reimbursed for school impact fees that
would be otherwise required of the residential units constructed in the DRI. According to
the current Martin County impact fee schedule, the estimated impact fee credit for the
2,250 dwelling units proposed in the DRI (1,950 single-family and 300 multi-family per
the ADA) is estimated to be approximately $10.2 Million in current year dollars®

Tt should be noted the issue of developer land dedication and proportionate share payment
schedules for schools is still a subject of debate locally between the large landowners in
Indiantown and the Martin County School District (see Appendix B Letter from Centex
Homes to TCRPC, dated December 4, 2006). Because the School District does not have
an inventory of vacant, buildable school sites in the Indiantown area of the County, and
further, as the supply of vacant land suitable for school construction is rapidly
diminishing, the School District places priority on proportionate share “payment” in the
form of vacant land suitably sized to accommodate entire school sites. Although no
agreements have been reached in this regard, the School Board and landowners are
committed to resolving these issues.

As referenced in Council’s educational facilities policy analysis in Appendix B, a
developer agreement between the Martin County School District and the developer which
assigns development costs and acreage contribution as described above would be wholly
consistent with the adopted Martin County Comprehensive Plan, School District Capital
Facilities Plan, and Strategic Regional Policy Plan. Further, a direct financial and acreage
contribution by the developer to create the schools necessitated by the proposed
development, with an emphasis on “payment” in the form of vacant land area, is the most
appropriate mechanism to ensure the project’s impacts will be mitigated without
jeopardizing the ability for the School District to maintain projected capacities and
facilities in Martin County.

Police and Fire Protection

No specific location has been identified on-site for the provision for a new police station.
The applicant has calculated the projected total population of the project at build-out to be
approximately 5,040 persons. Staff has confirmed with the Martin County Sheriff’s
Office their use of a ratio of 2.2 deputies per 1,000 residents to calculate manpower
needs. Based on this ratio and the project’s build out population of 5,040, the project will
generate a need for approximately 11 deputies. A recommended Development Order
condition includes a provision that no building take place until such time as the applicant
receives written confirmation from the Martin County Office of the Sheriff that it has
adequate facilities and personnel to serve the Quillen DRL

No location has been identified on-site for the provision for a new fire station. Staff has
confirmed with Martin County Emergency Services Department that a new fire station
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site totaling 2.5 buildable acres will be required to be built to accommodate the
anticipated demands for fire protection services from this DRI and other projected
development. The new fire station site should be located close to the intersection of
Osceola Street and Citrus Boulevard. Staff has also confirmed with Martin County
Emergency Services Department their intention to negotiate a development agreement
with the applicant that provides for funding for necessary facilities and equipment to meet
the demand of the project.

Hurricane Preparedness

The proposed development is not located within the Coastal High Hazard and Storm
Surge zone within. Martin County. In the event of a significant hurricane (Category 3 or
above), the proposal describes a strategy to mitigate impacts to County regular shelter
resources by encouraging the Quillen DRI population to shelter-in-place. In addition, the
DRI anticipates mitigating regular shelter space impacts by use of a school facility
constructed to shelter code according to Red Cross Standard 4496 within the
development. With proposed development of 2,250 residential units (estimated 5,040
persons) there will be an increased need for public and special needs shelter space
capacity. According to the 2003 Treasure Coast Regional Hurricane Evacuation Study, a
worst case scenario estimates up to twenty percent (1,008 persons) of the development’s
non-vulnerable population is expected to evacuate. Approximately twenty percent (202
persons) of this group of evacuees will seek public shelter locally. Martin County
Division of Emergency Management Comprehensive Emergency Management Plan
indicates a 1.OS demand of 500 special needs spaces needed countywide. Dividing the
demand by the total county population (140,300) yields approximately 0.0036 special
needs evacuees per county population. The estimated special needs population is 18
persons (1080 square feet) at project build-out and will impact County special needs
shelters significantly. Special needs shelter space has been increased from 40 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 ADA for the Quillen DRI indicates that the proposed project will provide an
interconnected open space system that will include neighborhood centers, pocket parks,
lakes, wetland preserves, and a proposed 15-acre school site. The connections to these
amenities will be through a trail system and pedestrian linkages located throughout the
site (see Map H, Master Development Plan).

The proposed plan of development provides for neighborhood parks, but does not
provide for a community park with lighted fields and organized recreational activities,
The Martin County Comprehensive Plan indicates that at least 20 developable acres is
the recommended size of a community park. A community park typically serves about
10,000 people. The Quillen DRI is projecting a population of 5,040 persons, and the
adjacent Indiantown DRI is projecting a population of 4,339 persons. Therefore, the
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combined population of the Quillen and Indiantown DRIs justify the need for one 20-
acre community park to serve both developments.

The recommended Development Order includes a condition calling for the developer to
provide a plan approved by Martin 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 neighborhood, and provide for informal, non-programmed
recreational activities. At a minimum, one 20-acre community park to serve area
residents of the Quillen and Indiantown DRIs should be established. The intent of this
condition is for the Quillen and Indiantown DRIs to jointly plan and fund the
community park and recreational facilities.

Historic and Archaeological Sites

A cultural resource survey of the Quillen property was conducted in 2006. No
archaeological resources were discovered during this survey. Based on the results of the
survey, it is unlikely that the Quillen DRI will have any impact on cultural resources that
are listed, determined eligible, or considered potentially eligible for listing in the National
Register of Historical Places. The recommended Development Order conditions require
construction to stop in the event of discovery of any archaeological artifacts. Proper

protection is to be provided to the satisfaction of Martin 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

1. The Quillen 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.

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

a. Application for Development Approval dated April 5, 2006; and
b. Supplemental information dated August 31, 2006 and October 6, 2006.
Commencement and Process of Development

2. Inthe event the developer fails to commence significant physical development within
four years from the effective date of the Development Order, development approval
shall terminate and the development shall be subject to further Development of
Regional Tmpact review by the Treasure Coast Regional Planning Council, Florida
Department of Community Affairs, and Martin 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.

Phasing

3. The phasing of the Quillen Development of Regional Impact is approved as follows:
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Residential Commercial
Phase’ Years? D) (SF)
1 2008-2013 2,250 150,000
Total 2008-2013 2,250 150,000

! This table is not intended to restrict the amount of development by phase,
provided the Development Order in its entirety is followed. In the event that a
conversion table is employed, then the phasing table shall be amended
accordingly and consistent with the use conversions.

® The years are specified in the Application for Development Approval.

Buildout Date

4,

The Quillen Dévelopment of Regional Impact shall have a buildout date of December
31, 2013, 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, 2020, 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
Martin County Board of County Commissioners. 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 the Martin 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 Martin 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.

11,

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 duties 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 Quillen Development of
Regional Impact, the County should require the developer to create a detailed Master
Development Plan to demonstrate conformance with the Indiantown Community
Redevelopment Plan. The Master Redevelopment Plan should clearly define the
structure and connectivity between Neighborhoods, the integration of Neighborhood
Centers into the proposed neighborhoods, as well as connectivity and structure of the
proposed Mixed-Use District. At a minimum, each neighborhood, neighborhood
center and mixed-use district should provide for: 1) a network of interconnected
streets; 2) a mix of all housing ranges and types, properly placed fronting all existing
and proposed rights-of-ways (including Warfield Boulevard); 3) an appropriate mix
of building types; 4) a network of greens and public open spaces;, and 5)
ingress/egress points in and out of the proposed development consistent with those
required in the Indiantown Community Redevelopment Plan. Additionally, the plan
should include two Neighborhood Centers and a mixed-use District as identified on
Map H, Master Development Plan for the Quillen Development of Regional Impact
dated October 2, 2006. As defined by the Indiantown Community Redevelopment
Plan, the Neighborhood Centers should contain a mix of uses such as retail office,
residential, civic, and recreational uses developed around a central green or plaza.
The Mixed-Use District along Warfield Boulevard should: a) be comprised of small
shops, offices and residential uses, with the possibility of anchor retail and
entertainment uses with building and parking placement and access consistent with
the community’s vision; b) locate the proposed school site to ensure walkability
throughout the project; and c) increase the amount of open space around the proposed
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development, particularly where development is adjacent to rural and
environmentally sensitive areas, to ensure compatibility with surrounding uses.

Based on the general goals of the Vision for a Livable Indiantown contained in the
Indiantown Community Redevelopment Plan, the Master Development Plan for the
Quillen Development of Regional Impact should clearly establish a better-integrated
and well-planned mix of land uses that: 1) establishes the neighborhood and district
as the fundamental units of development for creating the plan; 2) provides for a
predictable network of streets and blocks; 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
linkages and connections between Conservation Areas; 11) reduces the need to
consume energy; 12) provides for a variety of housing types to support residents of
diverse ages, incomes, family sizes, and lifestyles; 13) provides for a highly
interconnected network of walkable streets; and 14) demonstrates complementary and
compatible land use relationships with adjacent properties related to scale, use, street
networks, water management systems, conservation areas, and public open space and
park systems.

At a minimum, the Master Development Plan should also be consistent with the
following: 1) the goals, strategies and policies contained in the Strategic Regional
Policy Plan; 2) Components of the Traditional Urban Neighborhood — Authentic
Mixed Use for DRIs provided in Appendix I of the Treasure Coast Regional Planning
Council Assessment Report for the Quillen Development of Regional Impact; and 3)
the Indiantown Community Redevelopment Plan and Vision.

Town Planning

13. To assure a mixed-use, compact, and pedestrian/bicycle-friendly environment, ready
to accommodate various modes of public transportation, the developer should provide
the following to Martin County prior to any site plan approval within the Quillen
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
Quillen Development of Regional Impact should be established for this property
to regulate allowable shapes and sizes of streets; placement and access of
buildings, 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. Proposed street sections, including that
for SR 710, should be consistent with those included in the Indiantown
Redevelopment Plan.

b. Detailed neighborhood plans depicting the location of the building types as
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required in the Indiantown Design Guidelines including: commercial, office,
mixed use, apartment/condominium house, single family rear and side yard, and
row houses.

¢. A detailed plan for each Neighborhood Center showing proposed building types
and their location, as well as a detailed design of the required central plaza or
green for each center.

d. A detailed plan for the Mixed-Use District showing proposed building types and
their location, parking placement, and compatibility with the traditional Main
Street character for retail areas as described in the Indiantown Community
Redevelopment Plan and Vision.

e. A detailed plan for each of the building types proposed in each neighborhood and
district consistent with the Indiantown Design Guidelines. Plans should identify
building type, placement, height, parking quantity and placement, and appropriate
and authentic architectural style.

f. The applicant, subject to local government approval, can make modifications to
Map H that will not trigger a Notice of Proposed Change such as the location,
size, arrangement and design of neighborhoods and districts, squares, parks,
greens, civic sites and uses, trails, local streets and driveways, aesthetic features,
edge treatments, water bodies, and other design components that: 1) 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 Urban Neighborhood — Authentic Mixed Use for DRIs provided in
Appendix I of the Treasure Coast Regional Planning Council Assessment Report
for the Quillen Development of Regional Impact.

g. A plan to provide a disclosure to future prospective property owners and residents
concerning noise levels associated with jet engine testing at the existing Pratt &

Whitney facility in northern Palm Beach County.

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

TRANSPORTATION

Rights of Way

14. No fina] site plan approval for Quillen Development of Regional Impact shall be
issued until right-of-way within the project along CR 609 (Allapattah Road), SR 710
(Warfield Boulevard), and all intersections thereof, has been dedicated free and clear
of all liens and encumbrances to Martin County as necessary and consistent with
Article 4, Division 19, Roadway Design, of the Martin County Land Development
Regulations, Martin County Code. Right-of-way along CR 609 (Allapattah Road)
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shall include the proposed realignment from its existing terminus at SR 710 (Warfield
Boulevard) to Martin Luther King Boulevard.

External Roadway Improvements

15.

16.

17.

As part of the first final site plan approval, the developer shall design, permit and
construct the realignment of CR 609 (Allapaitah Road) to Martin Luther King
Boulevard.

No final site plan approval shall be issued for development that generates more than
175 net external two-way p.m. peak hour trips or after Decernber 31, 2008, whichever
comes last, unfil either: 1) contracts have been let for the roadway with the lane
geometry presented below; or 2) a 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) a Level of Service Variance has been
approved by Florida Department of Transportation which accommodates project
traffic throughout the buildout date; or 5) alternative concurrency provisions. in
accordance with Section 163.3180 of the Florida Statutes, have been adopted, and
found by the Department of Community Affairs to be In Compliance, which
accommodates project traffic throughout the buildout date; or 6) the improvement has
been included in the first three vears of the Martin County Five-Year Road Program
or the Florida Department of Transportation Five-Year Work Program.

a) Widen SR 710 (Warfield Boulevard) between Fox Brown Road and
Martin Luther King Boulevard to a four-lane divided cross section,
consistent with the Indiantown Community Redevelopment Plan.

No final site plan approval shall be issued for development that generates more than
92 net external two-way p.m. peak hour trips or after December 31, 2007, whichever
comes last, until either: 1) contracts have been let for the roadway with the lane
geometry presented below; or 2) a 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) a Level of Service Variance has been
approved by Florida Department of Transportation which accommodates project
traffic throughout the buildout date; or 5) alternative concurrency provisions, in
accordance with Section 163.3180 of the Florida Statutes, have been adopted, and
found by the Department of Community Affairs to be In Compliance, which
accommodates project traffic throughout the buildout date; or 6) the improvement has
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been included in the first three years of the Martin County Five-Year Road Program
or the Florida Department of Transportation Five-Year Work Program.

a) Widen SR 710 (Warfield Boulevard) between Martin Luther King
Boulevard and Vanburen Avenue to a four-lane divided cross-section,
‘consistent with the Indiantown Community Redevelopment Plan.

18. No final site plan approval shall be issued for development that generates more than
332 net external two-way p.m. peak hour trips or after December 31, 2012, whichever
comes last, until either: 1) contracts have been let for the roadway with the lane
geometry presented below; or 2) a 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)(2)3, Florida
Administrative Code, as applicable; or 4) a Level of Service Variance has been
approved by Florida Department of Transportation which accommodates project
traffic throughout the buildout date; or 5) alternative concurrency provisions, in
accordance with Section 163.3180 of the Florida Statutes, have been adopted, and
found by the Department of Community Affairs to be In Compliance, which
accommodates project traffic throughout the buildout date; or 6) the improvement has
been included in the first three years of the Martin County Five-Year Road Program
or the Florida Department of Transportation Five-Year Work Program.,

a) Widen SR 710 (Warfield Boulevard) between Adams Avenue and Farm
Road 1o a six-lane divided cross section, consistent with the Indiantown
Community Redevelopment Plan.

19. No final site plan approval shall be issued for development that generates more than
158 net external two-way p.m. peak hour trips or after December 31, 2007, whichever
comes last, until either: 1) contracts have been let for the roadway with the lane
geometry presented below; or 2) a 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) a Level of Service Variance has been
approved by Florida Department of Transportation which accommodates project
traffic throughout the buildout date; or 5) alternative concurrency provisions, in
accordance with Section 163.3180 of the Florida Statutes, have been adopted, and
found by the Department of Community Affairs to be In Compliance, which
accommodates project traffic throughout the buildout date; or 6) the improvement has
been included in the first three years of the Martin County Five-Year Road Program
or the Florida Department of Transportation Five-Year Work Program.

a) Widen SR 710 (Warfield Boulevard) between CR 726 (Citrus Boulevard)
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and SR 76 (Kanner Highway) to a four-lane divided cross section. This
section includes the bridge consistent with the Indiantown Community
Redevelopment Plan.

20. No final site plan approval shall be issued for development that generates more than
271 net external two-way p.m. peak hour trips or after December 31, 2008, whichever
comes last, until either: 1) contracts have been let for the roadway with the lane
geometry presented below; or 2} a 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) a Level of Service Variance has been
approved by Florida Department of Transportation which accommodates project
traffic throughout the buildout date; or 5) alternative concurrency provisions, in
accordance with Section 163.3180 of the Florida Statutes, have been adopted, and
found by the Department of Community Affairs to be In Compliance, which
accommodates project traffic throughout the buildout date; or 6) the improvement has
been included in the first three years of the Martin County Five-Year Road Program
or the Florida Department of Transportation Five-Year Work Program.

a) Widen SR 710 between SR 76 (Kanner Highway) and Indiantown Road to
a four-lane divided cross section.

21. No final site plan approval shall be issued for development that generates more than
379 net external two-way p.m. peak hour trips or after December 31, 2009, whichever
comes last, until either: 1) contracts have been let for the roadway with the lane
geometry presented below; or 2} a 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) a Level of Service Variance has been
approved by Florida Department of Transportation which accommodates project
traffic throughout the buildout date; or 5) alternative concurrency provisions, in
accordance with Section 163.3180 of the Florida Statutes, have been adopted, and
found by the Department of Community Affairs to be In- Compliance, which
accommuodates project traffic throughout the buildout date; or 6) the improvement has
been included in the first three vears of the Martin County Five-Year Road Program
or the Florida Department of Transportation Five-Year Work Program.

a) Widen SR 710 (Beeline Highway) between Indiantown Road and Pratt-
Whitney Road to a four-lane divided cross section.

22. No final site plan approval shall be issued for development that generates more than
2117 net external two-way p.m. peak hour trips or after December 31, 2007,
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23.

24,

25.

whichever comes last, until ejther: 1) contracts have been let for the roadway with the
Jane geometry presented below; or 2) a 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)(2)3, Florida
Administrative Code, as applicable; or 4) the improvement has been included in the
first three years of the Martin County Five-Year Road Program or the Florida
Department of Transportation Five-Year Work Program.

a) Widen SR 76 (Kanner Highway) between CR 711 and Locks Road to a
four-lane divided cross section.

No final site plan approval shall be issued for development that generates more than
1230 net external two-way p.m. peak hour trips or after December 31, 2012,
whichever comes last, until either: 1) contracts have been let for the roadway with the
lane geometry presented below; or 2) a 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 improvement has been included in the
first three years of the Martin County Five-Year Road Program or the Florida
Department of Transportation Five-Year Work Program.

a) Widen SR 714 (Martin Highway) between I-95 and CR-76A to a four-lane
divided cross section.

No final site plan approval shall be issued for development that generates more than
1888 net external two-way p.m. peak hour trips until either: 1) contracts have been let
for the roadway with the lane geometry presented below; or 2) a local government
development agreement consistent with sections 163.3220 through 163.3243, Klorida
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
proporticnate fair share pursuant to section 163.3180(12), Florida Statutes or Chapter
91-2.045(7)(a)3, Florida Administrative Code, as applicable; or 4) the improvement
has been included in the first three years of the Martin County Five-Year Road
Program or the Florida Department of Transportation Five-Year Work Program.

a) Widen SR 714 (Martin Highway) between CR-76A and the Florida’s
Turnpike entrance/Martin Downs Boulevard to a four-lane divided cross
section. '

No final site plan approval shall be issued for development that generates more than

1771 net external two-way p.m. peak hour trips or after December 31, 2008,
whichever comes last, until either: 1) contracts have been let for the roadway with the
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Jane geometry presented below; or 2) a 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) a Level of Service modification has been
approved which accommodates project traffic throughout the buiidout date; or 5) the
improvement has been included in the first three years of the Palm Beach County
Five-Year Road Program or the Florida Department of Transportation Five-Year
Work Program.

a) Widen PGA Boulevard between SR 710 (Beeline Highway) and Ryder
Cup Boulevard to a six-lane divided cross section.

This condition of approval may be administratively modified or deleted following the
submission of an additional analysis based on a redistribution of traffic.

Intersection Improvements

26. Commencing in January 2008, signal warrant analyses shall be performed at the
following intersections:

e CR 726 (Citrus Boulevard) and SR 710 (Warfield Boulevard)
s SR 76 (Kanner Highway) and SR 710 (Warfield Boulevard) — Ramps

Signal warrant analyses shall be continued on an annual basis until all signals are
warranted. Should signalization not be warranted by the time the final certificate of
occupancy has been issued, this property shall be relieved of this condition of
approval. The analysis shall be performed during the peak season and presented to
and approved by Martin County and the Florida Department of Transportation.

Additional building permits shall not be issued after one year of the analysis
showing a traffic signal is warranted until contracts are let for installation of the
warranted signal including the appropriate lane geometry, pavement markings,
signing, lighting, and the like as approved and shall be consistent with the
Indiantown Community Redevelopment Plan.

27.No final site plan approval shall be issued for development that generates more than
158 net external two-way p.m. peak hour trips or after December 31, 2007, whichever
comes last, until contracts have been let for the following intersection improvements:

a) SR 710 (Warfield Boulevard) and CR 726 (Citrus Boulevard)
Add second eastbound thru lane
Add second westbound thru lane

b) SR 710 (Warficld Boulevard) and SR 76 (Kanner Highway) — Ramps
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Add second eastbound thru lane
Add second westbound thru lane

The intersection improvements above shall be done at the same time as improvements
to SR 710 (Warfield Boulevard) included in Condition 19.

28. No final site plan approval shall be issued for development that generates more than
175 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:

a) SR 710 (Warfield Boulevard) and CR 609 (Allapattah Road)/Martin
Luther King Boulevard

" Add second eastbound thru lane
Add second westbound thru lane
Add westbound right-turn lane
Add eastbound left-turn lane
Provide southbound left-turn lane
Provide southbound thru lane
Provide southbound right-tum lane
Signalize

b) SR 710 (Warfield Boulevard) and Fox Brown Road
Add second easthound thru lane
Add second westbound thru lane

The intersection improvements above shall be done at the same time as improvements
to SR 710 (Warfield Boulevard) included in Condition 16.

29, No final site plan approval shall be issued for development that generates more than
379 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:

a) SR 710 (Beeline Highway) and Indiantown Road
Add second thru lane on SR 710 (Beeline Highway), both
directions ‘

b) SR 710 (Beeline Highway) and Pratt-Whitney Road
Add second eastbound thru lane
Add second westbound thru lane
Add eastbound right-turn lane
Add southbound right-turn lane

The intersection improvements above shall be done at the same time as improvements
to SR 710 (Beeline Highway) included in Condition 21.
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30. No final site plan approval shall be issued for development that generates more than
332 net external two-way p.m. peak hour trips or after December 31, 2012, which
ever comes last, until contracts have been let for the following intersection
improvements:

a) SR 710 (Beeline Highway) and Adams Avenue
Add second eastbound thru lane
Add second westbound thru lane

The intersection improvements above shall be done at the same time as improvements
to SR 710 (Watfield Boulevard) included in Condition 18.

31. No final site plan approval shall be issued for development that generates more than
1230 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:

a) SR 714 (Martin Highway) and CR 76A
Add second eastbound thru lane

Add second westbound thru lane
Signalize

The intersection improvements above shall be done at the same time as improvements
to SR 714 (Martin Highway) included in Condition 23.

32. No final site plan approval shall be issued for development that generates more than
1771 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:

a) PGA Boulevard and Ryder Cup Boulevard
Provide eastbound right-turn lane
Provide three eastbound thru lanes
Provide eastbound left-turn lane
Provide westbound right-turn lane
Provide three westbound thru lanes
Provide westbound left-turn lane

b) SR 710 (Beeline Highway) and PGA Boulevard
Add second southbound lefi-turn lane

The intersection improvements above shall be done at the same time as improvements
to PGA Boulevard included in Condition 25.
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33. Intersection analyses shall be performed at the following locations:

a) SR 710 (Warfield Boulevard) and Farm Road

b) SR 714 (Martin Highway) and I-95 Ramps =~

¢) SR 714 (Martin Highway) and Florida’s Turnpike/Martin Downs
Boulevard :

The intersection analyses shall be prepared consistent with the methodology agreed
upon by the review agencies and the traffic study included in the Application for
Development Approval. These analyses need to identify improvements, if any, to
maintain the intersections operating at adopted levels of service at buildout of the
development. The analyses shall to be reviewed and approved by Martin County, the
Florida Department of Transportation and the Treasure Coast Regional Planning
Council.

No further final site plan approvals shall be issued until improvements, if any,
identified in the intersection analyses mentioned above have been included in the
development order.

Access Driveways

34. At a minimum, Quillen Development of Regional Impact shall have the following
connections to the external roadway network consistent with Map H included in the
Application for Development Approval:

e Three connections to SR 710 (Warfield Boulevard)
» Five connections to CR 609 (Allapattah Road)

35. At a minimum, the following lane geometry and signalization, as needed, shall be
provided at the following intersections at the time of construction of the roads within
the project:

a) SR 710 (Warfield Boulevard) and West Project Entrance
Southbound  One right-turn lane '
Westbound  One right-turn lane

b) SR 710 (Warfield Boulevard} and Central Project Entrance
Southbound  One right-turn lane
Westbound  One right-turn lane

¢) SR 710 (Warfield Boulevard) and Fast Project Entrance
Southbound  One right-turn lane
Westbound  One right-turn lane

d) CR 609 (Allapattah Road) and North Project Entrance
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Southbound One right-turn lane

Northbound  One lefi-turn lane

Eastbound  One right-turn lane
One left-turn lane

¢) CR 609 (Allapattah Road) and Central Project Entrance
Southbound  One right-turn lane
Northbound  One left-tun lane
Eastbound  One right-turn lane
One left-turn lane

f) CR 609 (Allapattah Road) and South Project Entrance
Southbound  One right-turn lane
Northbound  One left-turn lane
Eastbound  One right-tum lane
One left-turn lane

g) CR 609 (Allapattah Road) Realigned and North Project Entrance
Southbound ~ One right-turn lane
One left-turn lane
Northbound  One right-turn lane
One left-turn Jane
Eastbound  One thru/right-turn lane
One left-turn lane
Westbound  One thru/right-turn lane
One left-turn lane

h) CR 609 (Allapattah Road) Realigned and South Project Entrance
Southbound  One right-turn lane
One left-tum lane
Northbound One right-turn lane
One left-turn lane
Eastbound One thru/right-turn lane
One left-turn lane
Westbound  One thru/right-turn lane
One left-turn lane

If these improvements cannot be accomplished, a reanalysis of traffic at the proposed
driveways shall be presented and approved by Martin County in consultation with the
Treasure Coast Regional Planning Council. Modifications to this condition of
approval and related changes to Map H are not subject to the exceptions provided for
under Condition 13.f. and will require a Notice of Proposed Change (NOPC) pursuant
to Section 380.06 (19), Florida Statutes.
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QOther Issues

36.

37.

38.

A trip generation analysis shall be prepared by the applicant and approved by Martin
County prior to each site plan approval. The trip generation analysis shall present
calculations for both a.m. and 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 submitted to Martin ‘

County to determine, as a minimum:

a) lane geometry for internal roadways and their intersections;
b) timing of signalization improvements, if appropriate; and
¢) consistency with the Indiantown Community Redevelopment Plan.

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 and continued every other year thereafter. The Biennial Status Report shall
indicate the status (schedule) of guaranteed transportation network improvements.
This Biennial Status Report shall be submitted to Martin County, Palm Beach
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 comstruction 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 final site plan approval for Quillen Development of Regional Impact shall
be issued at the time the Biennial Status Report reveals that any needed transportation
improvement included in the Development Order is no longer scheduled or
guaranteed, 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 improvement
consistent with the timing criteria established in this Development Order.
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ENVIRONMENTAIL AND NATURAL RESOURCES

Wetlands

39.

40.

41.

42.

The developer shall preserve and enhance the 20.8 acres of wetlands shown on Map F
in the Application for Development Approval for the Quillen Development of
Regional Impact and Map H, Master Development Plan. The preserved and enhanced
wetlands shall be protected within a Conservation Easement established with Martin
County or the South Florida Water Management District. The easement shall be
properly executed and recorded prior to issuance of building permits for any future
portion of the project. Details of the wetland maintenance and enhancement
procedures and management schedule shall be provided in a Preserve Area
Management Plan.

The developer shall create a buffer zone of native upland edge vegetation around all

preserved wetlands on site. The buffer zones shall include canopy, understory, and .

ground cover of native upland species. The upland buffers shall be designed to be
consistent with the buffer requirements of Martin County. Details of the upland buffer
maintenance and enhancement procedures and management schedule shall be
provided in a Preserve Area Management Plan.

The developer shall prepare a Preserve Area Management Plan for the upland buffers
and wetlands identified on the Quillen Master Development Plan. The plan shall: 1)
identify management procedures and provide a schedule for their implementation; 2)
include procedures for maintaining suitable habitat for state and federally listed
species; and 3) include methods to remove nuisance and exotic vegetation and any
other species that are determined to threaten the natural communities. The
management plan shall be approved by Martin 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.

The developer shall install temporary fencing around the upland buffers adjacent to
preserved wetlands prior to commencing site clearing adjacent to the upland buffers.
The fencing shall clearly identify and designate the boundaries of the upland buffers
and minimize the potential disturbance of the upland buffers and wetlands during land
clearing and construction. The temporary fencing shall be established at least 10 feet
outside of the boundaries of the upland buffers and shall remain in place until the
completion of the finish grading on the area adjacent to the fencing.

Listed Species

43.

In order to protect Florida Sandhill Cranes on the project site, the developer shall
maintain foraging habitat around wetlands preserved on the project site. The
developer shall comply with all Florida Fish and Wildlife Conservation Commission
recommendations regarding the maintenance and management of foraging habitat for
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44,

45.

this State listed threatened species. Details of the Florida Sandhill Crane protection
measures and methods provide foraging habitat shall be provided in the Preserve Area
Management Plan.

The developer shall maintain Wood Stork foraging habitat on site by ensuring no
additional net loss of wetland function and value. All surface waters created on the

site, where appropriate, shall include features specifically designed to provide

preferred foraging habitat for this species. The features should include areas designed
to concentrate prey during dry down periods. The developer shall comply with all
recommendations regarding the design and creation of foraging habitat for this

federally endangered species contained in the U.S. Fish and Wildlife Service Habitat

Management Guidelines for the Wood Stork in the Southeastern Region, provided in
Appendix D of the Treasure Coast Regional Planning Council Assessment Report for
the Quillen Development of Regional Impact. Details of the Wood Stork protection
measures and methods to create and maintain 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 Martin County.
The developer shall provide proper protection to the satisfaction of the Martin
County, U.S. Fish and Wildlife Service, and Florida Fish and Wildlife Conservation
Commission.

Exotic Species

46.

Prior to obtaining building permits for any future structure located on a particular
development parcel, the developer 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. 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 Martin County. The entire site, including wetlands and conservation
areas, shall be maintained free of these species in perpetuity.

Stormwater Management

47.

The developer shall design and construct a stormwater management system to retain
the maximum volumes of water consistent with South Florida Water Management
District and Troup Indiantown Drainage 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.
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48,

49,

50.

51.

All elements of the stormwater management system shall be designed to prevent
negative impacts to adjacent areas and to the receiving bodies of water. The developer
shall establish a permanent water quality monitoring system to demonstrate that the
Troup Indiantown Drainage District canal system, Rowland Canal, C-44 Canal, and
adjacent properties will not be negatively impacted by water from the project site.
The proposed plans for the water quality monitoring system shall be approved by
Martin County in consultation with South Florida Water Management District prior to
the construction of the surface water management system. Results of the water quality
monitoring shall be included in the Development of Regional Impact biennial reports.

The developer shall work with Martin 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.

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 Martin County. Any entities subsequently replacing the developer
shall be required to assume the responsibilities outlined above.

Water Supply

32,

53.

54.

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
Indiantown Company, Inc. that: 1) adequate capacity of treated potable water is
available to serve the development parcel; and 2) the developer will provide the
necessary water system extensions to serve the project when needed.

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.

In order to reduce irrigation water demand, xeriscape landscaping shall be

implemented throughout the project. At a minimum, the xeriscape landscaping shall
meet the requirements of Martin County.
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55. 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 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 the
Indiantown Company, Inc. by the South Florida Water Management District.

Wastewater Management

56. No residential subdivision plat shall be recorded nor final site plan approved for any
development parcel until the developer has provided written confirmation from
Indiantown Company Inc. that: 1) adequate capacity for wastewater treatment is
available to serve the development parcel; 2) the developer has provided the
necessary internal reuse water infrastructure to serve the project; and 3) the developer
will provide the necessary wastewater system extensions to serve the project when
needed. '

Solid Waste and Hazardous Materials

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

Air Quality

58. 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 Martin 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
Jand 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.

HUMAN RESOQURCE ISSUES
Housing

59. The developer shall provide 400 workforce housing units within the Quillen
Development of Regional Impact in the following breakdown: 10 of these units shall
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be affordable to very low income households; 20 of these units shall be affordable to
low income households; 20 of these units shall be affordable to moderate income
households and the balance of units shall be affordable in terms of rents or sale prices
not to exceed 140 percent of the current Area Median Income as defined by the U.S.
Department of Housing and Urban Development for Martin County.

60. The developer shall provide 50 CWHIP (Community Workforce Housing Innovation
Program) workforce housing units affordable to households whose total annual
household income does not exceed 140 percent of the area median income, adjusted
for household size. Such workforce housing units will be built as part of the proposed
“Village of Quillen” located within the Quillen Development of Regional Impact
project. The sales price for such CWHIP units shall be no more than 80% of the
median sales price for a like unit type as determined periodically by the Realtor
Association of Martin County. A condominium unit, for example, would have a
maximum sales price of $216,000 based upon a 2006 median sales price of $270,000.

By December 31, 2007, the developer shall provide a plan approved by Martin
County for camrying out the provisions of this Development Order Condition,
consistent with Martin County’s adopted Affordable and Workforce housing policies,
in effect at that time. At a minimum, the plan should describe: 1) how affordability
will be maintained for a period of at least 20 years; 2) a program that would restrict
the sale or resale of individual workforce housing units only to qualified households;
3) a program for setting resale prices for individual workforce housing units; 4) a
formula for shared equity appreciation; and 5) the standards for affordability and all
adjustments to the calculation of affordability. 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 Quillen Development of
Regional Impact.

Schools

61. No residential subdivision plat shall be approved nor residential final site plan
approved for any development parcel until the developer has secured a development
agreement with the Martin County School Board. For the proposed total development
program of 2,250 dwelling units, with current student generation rates for the Martin
County School District, the developer shall enter into a development agreement with
the Martin County School Board that mandates one of the following options:

D Option One: The developer contributes a proportionate share of all costs
and land area necessary to construct the following school facilities to be
built according to current State of Florida and Martin County School
Board standards and operated and maintained by the Martin County
School District;
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62.

a) 347 percent of all costs necessary to construct one new
elementary school (average size = 750 students), including
furniture, fixtures, and equipment,

b}  11.8 percent of all costs necessary to construct one new middle
school (average size = 1,200 students), including furniture,
fixtures, and equipment; and

¢) 10.1 percent of all costs necessary to construct one new high
school (average size = 1,800 students), including fummiture,
fixtures, and equipment; or

2) Option Two: The developer contributes a proportionate share of costs and
land area to be determined by the Martin County School Board for the
construction of school facilities necessitated by the proposed development.

With either option, the priority shall be placed on the Martin County School Board’s
ability to acquire suitably-sized property to accommodate entire school facilities (e.g.,
15 buildable acres for an elementary school, 30 for a middle school, and 60 for a high
school). The development agreement with the Martin County School Board shall
provide for a formula for the reimbursement of educational impact fees that would
normally be assessed on dwelling units within the proposed development.

Only charter schools which are approved by the Martin County School Board in
advance of issuance of a development order may be relied upon by the developer to
mitigate part or all of the project’s educational impacts. In addition, all such charter
schools shall adhere to the following development, operational, and design standards,
which shall be included in the charter contract:

a) All charter schools shall be reviewed and approved by the Martin County
School Board and all relevant state review authorities.

b) No charter schools shall be populated and operated in a manner that will
negatively affect the desegregation balance in Martin County.

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

d) All charter schools shall follow the building policies and practices of the
Martin County School District, including but not limited to architecture,
building materials, and structural hardening.

e) All charter schools shall be eligible for inclusion in the inventory of
emergency shelters for Martin County.
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f) Unless otherwise agreed to by the Martin County School Board, 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 of the Martin County
School Board as follows:

Elementary School: 750 student stations
Middle School: 1,200 student stations
High School: 1,800 student stations

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

Police and Fire Protection

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

64.

development parcel until the developer has received written confirmation from the
Martin County Office of the Sheriff 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 Martin County Office
of the Sheriff.

No residential subdivision plat shall be recorded nor final site plan approved for any
development parcel until the developer has received written confirmation from Martin
County that there are adequate Fire and Emergency Medical Services 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 fire rescue services
shall be reviewed by the Martin County Emergency Services Department and
approved by Martin County.

Hurricane Preparedness

65.

66.

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 Martin 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 Martin County Department
of Public Safety, Division of Emergency Management or provide space on site to
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mitigate the projected demand and impact on special needs shelter space. The amount
of special needs public hurricane evacuation shelter space (1,080 square feet) shall be
recalculated to the satisfaction of Martin County Division of Emergency Management
if age restrictions are established in any part of the Quillen Development of Regional
Impact. Special needs hwrricane shelter mitigation techniques provided shall be
approved by Martin County Division of Emergency Management and be consistent
with Chapter 9J-2.0256(5) (a), Florida Administrative Code. If the Development
Order is changed to allow an alternate mumber of residential units, then the numbers
in this condition would change proportionately. The intent of these conditions is to
ensure that adequate special needs shelter space is available at all time to meet the
‘demand of Quillen Development of Regional Impact residents.

Parks and Recreation

67. 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 Martin
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
neighborhood, and provide for informal, non-programmed recreational activities. At
a minimum, one 20-acre community park to serve area residents of the Quillen and
Indiantown Developments of Regional Impact should be established. The community
park should include recreational facilities as described in the Recreational Element of
the Martin County Comprehensive Plan. The intent of this condition is for the Quillen
and Indiantown Developments of Regional Impact to jointly plan and fund the
community park and recreational facilities. Neighborhood and community
recreational facilities shall be available to serve projected demand in accordance with
the plan approved by the Martin County Parks and Recreation Depattment.

Historic and Archaeological Sites

68. 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 Martin County and the Division of Historical Resources, Florida
Department of State. Proper protection shall be provided to the satisfaction of the
Martin County and the Division of Historical Resources.
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APPENDIX A

Maps

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

Correspondence

This appendix contains correspondence related to the Quillen DRI:

South Florida Water Management DIStrict ... B-2
School Board of Martin COUNLY.....ccoeotrierereiee st B-15
Staff Memorandum - Educational Facilities Policy Analysis........coviiiinnn, B-22
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SouTH FLORIDA WATER MANAGEMENT DISTRICT

3301 Gun Club Road, West Palm Beach, Florida 33466 » {561) 686-8800 ¢+ FL WATS 1-800-432-2045 = TDD (561) 697-2574
Mailing Address: P.O. Box 24680, West Palm Beach, FL 33416-4680 » wwwsfwmd.gov

LAN 01 REC R ED
BOY 7 87008

THEASURE COAST
SEGIONAL PLANNING COUNCH.

November 28, 2006

Mr. Michael Busha, Executive Director

Treasure Coast Regional Planning Council

301 East Ocean Boulevard, Suite 300

Stuan, FL 34994

Dear Mr. Busha:

Subject: Quillen, DRI No. 06-490

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

fiig
Enclosure

¢: George Gentile, Gentile Holloway O'Mahoney & Assoc., Inc.

GOVERNING BOARD Execurive OFFICE
Kevin McCarty, Chair Alice ]. Carlson B-2 Lennart E. Lindahl, I".E. Carol Ann Wehle, Executive Director
Irela M. Bagué, Vice-Chair Michael Collins Harkley R. Thorriton

Miya Burt-Stewart Nicolds |. Gutiérrez, Jr., Esq. Malcolm 5. Wade, Jr.



IMPACT ASSESSMENT REPORT
Prepared by
South Florida Water Management District

Issued November 29, 2006

I PROJECT SUMMARY

Project: Quillen

Developer: Indiantown Development, LLC

SEWMD ID No: 06-490

Location: S25&26/T39S/R38E, Martin County

Size: +582 acres

Existing Land Use: Agricultural/Undeveloped

Proposed Land Use: Mixed-use, including Residential (2,250 dwelling units),
Commercial (150,000 square feet), School (750 students)

DRI Threshold: Residential (1,000 dwelling units in Martin County)

1§ GENERAL PROJECT-RELATED INFORMATION

The Quillen DRI is a proposed +582 acre mixed-use development located in south-central Martin
County at the northwest corner of S.R. 710/Warfield Boulevard and S.R. 609/Allapattah Road (see
Exhibit 1).

The Master Development Plan (see Exhibit 2) proposes the following land uses: Residential (2,250

dwelling units), Commercial (150,000 square feet), School (750 students). Development is
scheduled to occur in a single phase with build-out in 2013.

11 POTENTIAL FOR ADVERSE REGIONAL IMPACTS SUMMARY

Category Minimal | Significant Major

Water Use - Potable

Water Use - Non Potable

Surface Water Management - Quantity

Surface Water Management - Quality

Pl Pl Ea AP

Wetlands/Other Surface Waters - Functions




v CONCLUSIONS AND RECOMMENDATIONS

The available DRI information is not detailed enough for District staff to finalize its evaluation of
the proposed project. Unresolved issues that will need to be addressed during the permit
application review process include the project’s proposed potable and non-potable water supply
sources, submittal of detailed design plans and calculations for the proposed surface water
management system, establishment of an appropriate control elevation, submittal of a phosphorus
load analysis, verification of the characteristics and functional values of the wetlands on the project
site, compliance with the District’s lake/wetland separation criteria, and potential secondary
impacts related to off-site roadway construction (see the summaries below and the checklists and
footnotes on pages 5 through 10 for additional details).

Prior to issuance of a Development Order for this DRI, it appears that amendments to the Martin
County comprehensive plan may be necessary to demonstrate that there is an adequate supply of
potable water available at the source, adequate potable water treatment and delivery facilities
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 years 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’s comprehensive plan.

In addition to the above, any development order issued by Martin 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)(¢)2, F.S.

Water Use

Potable and non-potable (reclaimed) water supply is proposed to be provided by the Indiantown
Company. The utility currently does not have an adequate permitted allocation to meet the
project’s potable water demands. If a sufficient supply of reclaimed water is unavailable, surface

and/or ground water sources will need to be used.

For additional details concerning the above as well as permitting requirements, see “Permits™ on
page 3 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 a small
cattle pond located in the north-central portion of the project site.

B-4




The proposed surface water management system will consist of a network of inlets, culverts, wet
detention ponds, wetlands, and water control structures. Water quality treatment will be provided
within the wet detention ponds. Off-site discharges will be directed into the C-44 Canal via the
Troup Indiantown Drainage District canal system and the Rowland Canal.

Issues to be resolved prior to issuance of an Environmental Resource Permit (ERP) include
submittal of detailed design plans and calculations for the proposed surface water management
system, establishment of an appropriate control elevation, and submittal of a phosphorus load
analysis.

For additional details concerning the proposed surface water management system design as well as
permitting requirements, see “Permits” below and the Surface Water Management Checklist and
Footnotes on pages 7 and 8.

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, is the end of 2007.

Wetlands/Other Surface Waters-Functions

The project site contains approximately 22.12 acres of wetlands, the majority of which are
freshwater marsh wetlands. A lesser acreage of wet prairie wetlands also occur on-site. The
applicant is proposing to preserve all of the existing on-site wetlands.

Issues to be resolved prior to issuance of an Environmental Resource Permit (ERP) include
verification of the characteristics and functional values of the wetlands on the project site,
establishment of an appropriate control elevation, compliance with the District’s lake/wetland
separation criteria, and potential secondary impacts related to off-site roadway construction.

For additional details concerning the above as well as permitting requirements, see “Permits”
below and the Environment Checklist and Footnotes on pages 9 and 10.

Permits

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

I. Environmental Resource Permit - for conceptual approval and for construction and
operation of the surface water management system for the proposed development and for

the proposed impacts to other surface waters.

This project may require the following District permits prior to commencement of construction:
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1. Water Use Permit - for certain dewatering activities proposed for the construction of
project lakes, utilities and/or road or building foundations.

2. Water Use Permit - for any proposed interim surface and/or ground water withdrawals
prior to the availability of reclaimed water (or if the reclaimed water supply is inadequate
or for emergency backup purposes)

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

Recommended Development Order Condition

L. The project shall utilize ultra-low volume water use plumbing fixtures, self-closing
and/or metered water faucets, xeriscape landscape technigues, and other water conserving
devices andfor methods. These devices and methods shall meet the criteria outlined in
the water conservation plan of the public water supply permit issued to the Indiantown
Company by the South Florida Water Management District.

V  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 from
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).
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SUBRJECT: WATER SUPPLY AND DEVELOPMENT - Quillen, DRI No. 06-490

Froposed Potable Water Source: Indiantown Company, Inc.

Permit No.: 43-00041-W

Expilration Date: November 14, 2007
Permitted Allocation: 36.48 MGM/355 MGY
Current Usage: 22 MGM/240 MGY

Projected Demand of DRI: 24.3 MGM/291.6 MGY

proposed Non-Potable Water Source: Reclaimed water
Projected Demand of DRI: 9.5 MGM/113.7 MGY

{see footnote 1}

| 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 |
2. Conservation Practices | X |
B. NON-PCTABLE WATER
1. Use Generation Rates | X | |
2. Conservation Practices X |
3. Wastewater Reuse X(2) |
II. WATER USE IMPACTS
A, ON-SITE
1. Propesed Sources
a. Groundwater I N/A | | }
b. Surface Water N/A | | !
¢. Wastewater Reuse X{2) |
d. Reverse Osmosis | N/A |
2. Resource Capability | N/A | E !
3. Impacts
a. Salt Water Intrusion N/2 | |
b. Pollution/Contamination N/& | |
¢. Environmental ! N/A | |
B, QFF-5ITE
1. Verification of Availability
from Utility | X(3) |
Z. Resource Capability I X(4) |
3. Impacts
a. Salt Water Intrusion | N/A | | |
b. Pollution/Contamination X | |
c. Environmental | X{4) !
d. Other Legal Users % | |

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

(1)

{3}

(4}

District staff is currently reviewing an application {(No. 050811-7) for
a new Water Use Permit submitted by the Indiantown Company, Inc., to
supply water to a new proposed service area. The new service area
includes the PRI project site.

The applicant has indicated that the Indiantown Company, Inc. has plans
to provide reclaimed water to the project site. The utility has
submitted an application to the District for alternative water supply
grant funding.

As part of the Environmental Resource Permit (ERP) review process, the
applicant will need to provide documentation from the Indiantown
Company that they have available reclaimed water capacity to supply the
proposed development.

During review of the ADA, the applicant provided a letter from the
Indiantown Company, Inc., stating a commitment to ensure that the
necessary systems will be in place concurrent with the develcpment of
the project. The applicant alsc provided documentation demonstrating
that the Indiantown Company, Inc., is the Flerida Public Service
Commission’s certificated utility provider for the planned development.
However, the developer agreement to provide service is still being
negotiated with the applicant and the response did not include the
required correspondence from the utility regarding the ability to
provide service during all phases of develcpment.

The utility’s Water Use Permit application is currently undergoing

technical review. The proposed withdrawals and subsequent hydrologic
alterations have the potential to cause harm to wetlands in the
vicinity of the utility’s proposed wells. Prior to approval of the

utility’s permit application, the utility must provide the District
with assurances that the withdrawals will not cause harm to wetlands.
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SUBJECT: SURFACE WATER MANAGEMENT -~ Quillen, DRI No. 06-490
Drainage Basins: C-44
Receiving Bodies: Rowland Canal wvia S.R. 710 Ditch
| ACCEPTRBLE | | [
| RESPONSE |  RESOLVABLE | MAJOR |
| IN | AT PERMIT TIME |REGIONAL|
| APPLICATION| MINOR | MAJOR | ISSUES |
I. SYSTEM DESIGN
A. QUANTITY CONSIDERATIONS
1. Discharge method, location
and route to receiving water | X (1) |
2. Floodplain encroachment | X |
3. Net basin storage | x() |
4. Stage/storage X{1) |
5. Control elevations | X% (2) |
6. Water management areas ¥ (1) |
7. Minimum drainage X(3)
8. Overdrainage | x(1) |
9. Outparcels X {1}
10. Exfiltration X{4)
11. Floor and road protection X{5)
12. Passage of upstream flows X{1) ]
13. Capacity of receiving water
{pre vs. post) | | x(1) | |
B. QUALITY CONSIDERATIONS
t. Standard BMP's | | ¥{1) | | |
2. Special BMP's
a. Sensitive receiving waters | | x(8) |
b. On-site use of wastewater | N/2 | |
c¢. Location of on-site
percolation ponds | N/R | | | !
d. Proximity of on-site perco-
lation ponds to SWM gystem | N/A |
3. Use of natural svastem | N/A |
4. Hazardous materials
a. Use/generation | X | | |
bh. Management/digposal X | | |
5. Exfiltration systems | X(4) | |

FOOTNOTES: See following page
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SURFACE WATER MANAGEMENT FOOTNOTES:

(1}

At the time of application for an Environmental Resource Permit (ERP),
calculations will need to be submitted decumenting compliance with
applicable District criteria.

At the time of application for an ERP, the control elevation will need
to be established bagsed on site-specific information (gecotechnical
analysis, piezometers, etc.).

Minimum drainage and recovery calculations will be required at the time
of application for an ERP.

At the time of application for an ERP, exfiltration calculations will be
required for any exfiltration facilities proposed for commercial areas
within the project site.

Calculations for floor and road protection will be required at the time
of application for an ERP.

The proposed project is within the C-44 basin, which is part of the
Lake Okeechobee watershed, ag defined in Chapter 373.4595(2) (i), F.S.
Consequently, a pre versus post development phosphorus load analysis
will be reguired for the proposed project at the time of application
for an for an HRP.




SUBJECT: ENVIRONMENT - Quillen, DRI No. 06-4390

WETLANDS ACREAGE SUMMARY*

Proposed Proposed Proposed Resulting
Total Presently To Be To Be To Be Net
Existing Impacted Preserved Altered/Destroyed Mitigated Gain/Loss
22.12 0 22.12 0 [see foctnote 1]

* Applicant estimates {subject to verification during permit review)

{ACCEPTABLE | ] |
| RESPONSE |  RESOLVABLE | MagOR |
| N | AT PERMIT TIME |REGIONAL|
| APPLICATION| MINOR | MAJOR | ISSUES |
I. EXISTING SENSITIVE LANDS
A. WETLANDS
1. Quantity b [ !
2. Quality X1 | |
B. UNIQUE HABITAT | X | | ! !
C. ENDANGERED SPECIES | X | i i |
). OTHER (Save Our Rivers; OFWs; !
aquifer recharge areas; etc.) | X | ! | !
II. IMPACTS OF PRESERVATION/MITIGATION
A. QUANTITY | X | | | |
B. QUALITY ! | x| I I
C. MANAGEMENT SCHEME
(managed elevations, buffers, |
littoral zones; etc.) | x{2) | ! 5 |
D. ENDANGERED SPECIES/HABITAT | X | | | |
III. COMPATIBILITY OF PROPOSED LAND USE
AND NATURAL CHARACTERISTICS ] X | | | |

IV. SECONDARY IMPACTS | |

FOOTNOTES: See following page.




ENVIRCNMENT FOOTNOTES:

(1)

{2)

(3)

At the time of application for an Environmental Resource Permit (ERP),
District staff may require additiomal information and field verifications
concerning the characteristics and functional wvalues of the on-site
wetlands.

District staff recommends that basin control elevations be established
bagsed on the normal pool wakter elevations within the wetlands. In
addition, the applicant must demonstrate compliance with the District’s
lake/wetland separation criteria, as set forth in Section 6.12 of the
Basis of Review for ERP applications in the SFWMD.

The Master Development Plan shows several proposed roadways that extend
off-gsite of the property to the north and west. Pursuant to the ERP
Basis of Review, the District must consider those future projects and/or
activities that would not occur but for the proposed system. If future
phases or project expansion have the potential to cause adverse secondary
impacts, the applicant wmust submit sufficient conceptual design
information to provide reasonable agsurances that these impacts can be
successfully eliminated or offset. These issues must be resolved prior
to issuance of an ERP.
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DEC/07/2006/THU 09:43 AM  MCSB ATTORNEY FAX Ko, 7722181277 P 005

Douglas G. Griffin, School Bpard Attorney '( _
THE SCHOOL BOARD OF MARTIN COUNTY, FLORIDA @

500 East OccanBivd #  Stuart, Florlda 34994 = Telephone (772) 219-1 200 Ext: 30235 - Facsimile: (772) 219-1227

December 6, 2006
BEL 17 7008
Mike Busha, Executivé Director - | TREASURE COAST
Treasure Coast Regional Plarming Council : ' HREGIONAL PLANMING COUNCHL
301 Bast Qcean Boulevard, Suite 300
Stuart, Floxida 34994

RE:  Quillen DRI
Dear Mr. Busha: _

Please accept this leiter in response to your agency’s request for clarification angd/or
update of J. Lisle Bozemati’s letter dated Qctober 25, 2006. I am writing becanse Ms. Bozeman
has been out of the office since the time of the request, and I understand that you have an
impending agenda distribution deadline. Tn any event, I am writing to clarify the following
points.

- 1. Since Ms. Bozeman’s original letter, the School District staff has resolved to use

' the student generation rates identified in the School Distriet’s latest Educational
Impact Fee report for the assessment of impacts of developments on the Sehool

" District, including proposed developments in the Indiantown area where this

project is proposed to be located. The most common student generation rate
suggested by that report is 259 students per dwelling unit. Using that student
generation rate, we estimate a total number of students from this development to
be 583, Of this total number of estimated students, we expect 44.6% to be
elementary school students, 24.2% to be middle school students, and 31.2% to be
ligh school stadents. This disteibution vields 260 elementary school students,
141 middle school students, and 182 high school students.

2. Yhave confirmed with our Facilities Department that the information that Ms.
Bozeman provided your agency regarding the estimated cost for construction for
each type of School District facility (i.e. $24 million for an elementary school,
$46 million for amiddle school and §72 miilion for a bigh school) does not

“include the cost of land acqulsltmn

3. The School Board doesn’t own a bank of vacant or partially developed
elementary, raiddle and high school sites in the vicinity of the project that can
accommodate all of the demand for school sites that is expected to be required for

Dr. Sara A. Wilcox, Superintendent
School Board Mermbers: Dr. David L. Anderson * Laurie Gaylord * Susan J. Hershey * Nancy Kiine * Lorle Shekallo

“An Ecual Gppartunity Agency”
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Letter to Mike Busha
RE: Quillen DRY

Poge2of 3

the project. As Ms. Bozeman previously advised, the School District’s general, -
minimimm standards for school sites are 15 developable acres for an elementary
school, 30 developable acres for a middle school and 60 developable acres for a
high school. Unfortunately, however, the detnand created by this project for land
for schoo} sites is far greater than what could ever be accommodated by
dedicafion of a single 15 acre site (based on a theoretical consolidation of 35% of
an elementary site, 12% of a middle school site, and 10% of'a high school site).

While the demand for the copstruction component of student stations is more

gasily divisible into individual upits because of greater flexibility of the School

District in meeting that need, the demand created by a project for land is realized
i1l temms of total school sites. In other words, it’s relatively easy for the School.
District to combine funds contributed towards constructing student stations with
other resources of the School District, including similar funds contributed from
other projects, in oxder to be able to meet the dexands created by new projects.
On the other hand, when the demand for a high school site is created, for example,

. it is generally impossible to combine 10% of a high school site contributed off of

one project with 10% of a different site contributed off of another project in ordex
to accommodate the demand. As a result, the demand for land created by a
prolect can only be accommodated if the School District already has, ot can
acqmre each of the types of sites iupacted.

This is not to suggest that every prOJ ect would necessitate the dedication of each
type of school site in order for a project to satisfy its demands. The School
District only assesses the likelihood, based on whatever solutions that the
developer might propose or of wlich it is independently aware, whether enough
land resources are likely to be available to the School District to meet the demand
of the project. For example, if plenty of buildable sites of all sizes were
reasonably avajlable within the urban services boundaries in the vicinity of the
project, then the School District would have little concern that the land impact of
the project couid be reasonably accommodated. Of course, absent dedication of
middle and/or high school sites by the developer, the reality in this situation is
that the very projects being considered are removing tuuch of the inventory of
larger fracts within the whban services that could be used for middle and high
school sites.

The demand for large sites created could also be accommeodated if ooultiple
developers in the area collectively dedicated enough large parcels for school use
to accommodate the demands. Although the School District has made such
requests of this and other developers, no such agreements have been reached.
Likewise, if the final development order expressly authorized development of
middle and high school sites outside of the wrban sexvices bowndaries, then the
demand for school sites could be reasonably accomtnodated. In fact, the School
District remains open to the consideration of any viable alternatives under which
the resulting demand for middle and high school sites created by the project can
be met. The School District’s priority, however, must remain with the
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Letter 1o Mike Busha
RE: Quillen DRI
Page3 of3

acquisition, either directly from the developer or other, of whole éahool sites. We
can only say at this tice, though, that no such plan has been formally proposed by
~ the developer, or is otherwise in place.

If you have questions, please do not hesitate to contact me.

' Sincerely,
. -~

Douglag G-

fding
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THE SCHOOL BOARD OF MARTIN COUNTY, FLORIDA
FACILITIES DEPARTMENT

500 East Ocean Blvd., Stuart, Florida 34994 « Telephone (772) 218-1200 + Facsimile (772} 221-4812
M
Jutie L. Sessa . Garret Grabowski, Construction Manager, Ext: 30265
Director of Facilities & Planning J. Lisle Bozeman, Capital Projecis/Planning Specialist, Ext: 30211
Ext, 30475 James Copeland, Building Official, (772) 218-1580 Ext: 230

Mark Cocoo, QOperations Manager, (772) 219-1275
Ghris . Singley, Maintenance Manager, (772) 219-1275

Qctober 25, 2006

Mike Busha, Executive Director

Treasure Coast Regional Planning Council
301 East Ocean Blvd., Suite 300

Stuart, FL. 34994

RE: Quiilen DRI

Dear Mr. Busha:

The Martin County School District has reviewed the proposed Development of Regional Impact, Quillen DRI,
and found the following:

Question 27. A. Estimate the number of school age children expected to reside in the development. Use
class breakdowns where appropriate to the area in which the development is lecated.

The proposed development consists of approximately 582 acres located in the Indiantown area of Martin
County with 2,250 residential units, The current student generation rate in Indiantown is .62 students per
dwelling unit. The school district’s educational impact study update of 2005 found the county- wide student
generation rate to be 259 students per dwelling unit. The applicant has used the county-wide student
generation which we feel is too for this unique demographic area of Martin County. The school district is
currently under contract to determine a more accuratc student generation rate but it is not available at this time.
We anticipate the future student generation rates in Indiantown to be higher than the county-wide .259 students
per dwelling unit but lower than the current student generation rate due to changing demo graphic features.

Until the School District Student Generation Study is completed, we can only confirm a range from .259 to .62
for the student generation rate. Using the .259 student generation rate per dwelling unif, as the applicant has
done, we estimate the expected total mumber of students from this development to be 583 students
corresponding to the 582 students found on page 27-1 in answer to Question 27 of the applicant’s submittal.
Using the higher student generation rate of .62, the aumber of students would nearly triple to 1,395 students.

Of this total number of estimated stadents, we expect 44.6% to be elementary school students, 24.2% to be
middle school students, and 31.2% to be high school students. At a student generation rate of .259, this
distribution vields 260 elementary students, 140 middle school students, and 182 high school students. At the
higher student generation rate, the distribution. would yield 622 elementary students, 338 middle school students
and 435 high school students.

Dr. Sara A. Wilcox, Superintendent of Schools
School Board Membars: Dr. David L. Anderson » Laurie Gaylord + Susan J. Hershey + Nancy Kline « Lorie Shekailo

"An Equal Opportunity Agency”
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Martin County School Board policy sets elementary school size at 750 permanent student stations, middle
school size at 1200 permanent student stations and 1800 permanent student stations for high schools. The
ahove distribution indicates that this development at the lower student generation rate will require 35 % and at
the upper rate 83% of an elementary school; at the lower student generation rafe, 12% and at the upper rate,
28% of a middle school; and at the lower student generation rate 10%, and at the upper rate, 24% of a high
school.

Current capacity at existing Indiantown schools is insufficient to meet the anticipated students generated from
this project. The elementary school, Warfield, has a permanent FISH capacity, with pro grammatic adiustments,
of 788 student stations using a 100% utilization rate. Current enrollment, accounting for the 5™ prade currently
housed at the middle school is 719 students or, stated alternatively, 91.3% of capacity is currently filled. If the
school is capped in accordance with school district policy at 750 student stations, the school is at 95.9% of fitled
capacity. There is no capacity available at the ncarest clementary schools on the coast and given the
geographical distance and age of students, it is not feasible to transport elementary students to any of the
remaining 3 elementary schools that currently have a liznited amount of unfilled capacity or to the new
elementary school to be opened in 2008 in the Palm City area. Please note that the new elementary school to be
opened in 2008 is planned to have a capacity of 750 students and will provide enrollment relief to Palm City,
Bessey Creck, Crystal Lake, Pinewood, and SeaWind Elementary Schools.

The Indiantown Middle School currently is capped at 450 student stations as part of a master planned
remodeling/upgrading of the facility. With programmatic adjustments, this school has a capacity of 405 student
stations at 90% utilization. Current enrollment, discounting the 5™ praders from Warfield, is 339 students or
84% currently filled capacity. It is not feasible given the geographical distance and age of students, to transport
middle school students fo the any existing coastal schools that may have unfilled capacity.

There is currently no high school in Indiantown. Approximately 500 students from the Indiantown area are
currently bussed to South Fork High School. South Fork High School is currently at 129% filled capacity. The
next closest high school, Martin County High School, is also over capacity.

Question 27. B, Will school facilities ox sites be dedicated or otherwise provided on the site?

The applicant has identified a 15 acres site suitable for an elementary school on the property to mitigate the
development’s impacts. ‘

Question 27. C. ... provide a statement of what capital improvement adjustments would be necessarv to
accommodate these sindents.

The School District’s current 5-Year Work Program did not anticipate the impacts of this proposed
development and no funding source for the construction of the required schools is available unless the funds are
diverted from other planned projects. The District’s ability to fund new student stations is limited by available
capital funding sources which consist primarily of the two mills allowed by statute and impact fee revenues.
Impact fees have only recently been raised and have historically contributed a very limited amount to school
construction. In order to fund the school construction needed to serve this development, an additional funding
source will be necessary.

B-19




Page 3
QOctober 25, 2006

The impact from the applicant does not take place in isolation. Given the number of proposed projects currently
under consideration in the County, the impact on the school district is much greater than might seem from the
above analysis of this one project. However, this project alone represents approximately 40 % of the total new
development expected in the Indiantown area.

Build out in the Indiantown school planning area indicates that a total need will exist for 3 new elementary
schools, 1 new middle school, 1 new high school, expansion of current adult education facilities as well as two
additional sites and facilities for bus maintenance, storage and distribution. A map is attached showing
proposed/potential school sites with land acreage for the buildout scenario. There will be additional needs for
buses, bus stops and shelters. Buses at a current first year cost run approximately $96,000 each.

Given the lack of available funds and the lack of available school capacity in this area of the county, in order to
accommodate the new and unfunded school facility needs, an additional 60 acres to accommodate needed
school facilities and a financial contribution toward the construction cost of these schools is necessary.

The School District is continuing a collaborative working relationship and negotiation with the applicant to find
ways to best meet the needs of the school district and the community. The School District is especially
supportive of the applicant’s workforce housing initiative and anticipates a private/public partnership with the
applicant in this endeavor. The School district is required to provide a seat for every student wishing a public
education regardless of the happenstance of his arrival in the county. The School District is aware, as are
developers and growth managers, of the importance of good schools and school facilities in attracting buyers to
new communities and in retaining a vibrant sustainable community. We hope through the DRI process that this
contribution is acknowledged and that the needs brought about by a rapidly developing community and the
difficulty, particularly as it relates to acquisition of land for schools, of meeting these needs is ameliorated.

We appreciate the opportunity to provide comments regarding this proposed DRI and look forward to a
continued collaborative effort with the developer and Treasure Coast Regional Planning Council as this DRI is
processed. If you have any questions, please call me at (772) 219-1200, ext 30211.

Sincerely,

J. Lisle Bozeman
Capital Projects Planning Specialist
JLB:ws/06-068

Cc:  Dr. Sara Wilcox, Mariin County School District Superintendent
Doug Griffin, School District Attorney '
Julie Sessa, Martin County School District Facilities Director
Rodger Osbome, Executive Director of Operations
- Marshall Skinner, Executive Director of Applied Tech., Career Developement & Community Ed.

Attachment: map of Potential School Sites w/ acreage needs
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MEMORANDUM
Peter G. Merritt, Regional Ecologist

Kim DeLaney, Growth Management Coordinator

December 6, 2006

| Quillen DRI — Educational Facilities Policy Analysis

The purpose of this memorandum is to provide a policy analysis of educational issues for the
proposed Quillen DRI This roughly 582-acre project proposes 2,250 new dwelling units in
the Indiantown area of western Martin County. Based on the Martin County School District
student generation rate (0.259), the project is expected to generate roughly 583 new students
as follows: 260 elementary school students, 141 middle school students, and 182 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 35% of a new clementary school, 12% of a new middle school, and
10% of a new high school. These new school facility demands represent unanticipated
construction costs of approximately $21 Million in addition to land and infrastructure costs,
according to current School District estimates.

MARTIN 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. In its review of the proposed development, the School District
states it has “exhausted all available capital funding sources,” and further, funds would either
(1) need to be diverted from other planned projects, or (2) new revenue sources must be
identified to fund the school facilities necessary to support the proposed development.

For capital construction, the School District has limited funding sources for new school
construction. In addition to impact fees, the School District imposes a discretionary two-mil
surtax to fund capital operations, including remodeling or renovation of existing facilities and
the maintenance of existing facilities. Historically in Martin County, this has left roughly
only 10% of these funds over the past decade-plus to fund the construction of new student
stations. The discretionary surtax provides an unreliable source of funds for the timely
creation of new school facilities for several reasons. First, there is a significant delay in their
collection, often exceeding twenty-four months from the completion of new residential units,
which compromises the bonding integrity of this funding source. Second, the use of these
funds requires State Department of Education approval, which ignores local programmatic
measures geared to local student populations (e.g., advanced reading programs, smaller class
sizes for specialty programs), therefore reducing the net available capacity of student stations.
As a result, local school facilities must often exceed 120% of their “official” DOE capacity
before additional student stations can be funded with discretionary dollars. As a result, the
discretionary surtax dollars generated by future development cannot be relied upon to fund the
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capital educational facilities necessitated by the proposed Quillen development in a timely
manner. Without other funding sources, the impacts from the proposed development will
overburden existing school facilities for an unspecified period of time, unfairly impacting the
educational quality of existing residents.

In its review of the project, the School District emphasizes its need for larger tracts of land
within the County’s urban service area to accommodate the impacts of this and other
proposed developments in the area. The School District does not maintain an inventory of
vacant suitably-sized school sites in the Indiantown area; therefore, it places its priority upon
receipt of vacant land area (proportionate share “payment” in the form of land rather than
dollars) to maintain the ability to provide school facilities.

Accordingly, in its review of the proposed development, the School District states it has
“exhausted all available capital funding sources,” and further, funds would either (1) need to
be diverted from other planned projects, or (2) new revenue sources must be identified to fund
the school facilities necessary to support the proposed development. The District has
recommended the developer take the following actions:

(1)  Dedicate a proportionate share of costs and land area for all types of schools
necessitated by the development, with the priority upon the Martin County
School Board’s receipt of school sites suitably-sized to accommodate entire
school facilities (e.g., fifteen acres of buildable land for an elementary school,
thirty for a middle school, and sixty for a high school).

(2)  Adopt a development agreement with the Martin County School District that
assures financial and land contribution with an appropriate reimbursement for

impact fees.

This analysis and recommendation is summarized in the following table:

B-23
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Quilien DRI - Educational Facilities Assessment (Financial & Acreage)

# Units

St Gen Rate

Total Students t

1,850

SF units 0.259 505
300 ; MF units 0.259 78
»2,25071 totaf units 583

Total Size {ac}
582

Student Breakdown New Students School Size % New School
Elem 45% 260 750 34.65%
Middle 24% 141 1200 11.75%
High 31% 182 1800 10.10%

New School Costs

Elem

$24,000,000

Middle

$46,000,000

High

$72,000,000

- # Units

% New Schools from Project

Project School Costs

34.65% $8,317,008
11.75% $5,405,978
10.10% $7,272,720
fotal new school costs $20,995,706

Total Impact

Fees

Impact Fees
1,850 | SF units $4,555 $8,882,250
300 | MF units $4,374 $1,312,200
2,250 total units -$10,194,450 :

Build-Out

.Quillen DRI - Net Educaﬁéna! Facilities Assessment {Financial)

#DU's

School Costs

Impact Fees

Scho

Net Project Proportionate

ol Costs for Developer

2,250

$20,995,706

$10,194,450

Quillen DRI - Net Educational Facilities Assessment {Acreage)

Quillen DRI — Educational Facilities Policy Analysis

New School % New Schoals
Buildable Acreage from Project
Elem 15 34.65%
Middle 30 11.75%
High 80 10.10%

Net Acreage Needed from Developer

Project Proportionate
School Acreage

5.20

3.53

8.06
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MARTIN COUNTY COMPREHENSIVE PLAN — REVIEW SUMMARY

In the Intergovernmental Coordination Element of the Martin County Comprehensive Plan,
Martin County is required to coordinate its Comprehensive Growth Management Plan with
the plans of the Martin County School Board and other public entities. Policy 8. specifically
requires applicants requesting County approval of development projects obtain a “statement
of no objection” from the School Board prior to final approval by the County. School
facilities are also addressed extensively in the Future Land Use Element, which includes
public facilities for education among the County’s “quality of life standards.” The County
directs itself to manage growth and development in a fiscally efficient manner which is
consistent with the capabilities of the natural and manmade systems and maintains quality of
life standards acceptable to its citizens (Goal 4.4.A). Within the Implementation section of
the element, the County is required to closely coordinate the timing, intensity, and design of
future development by issuing development permits only after all requirements for schools
and other infrastructure and services have been assured (Policy 4.6.D.2). Land development
is required to “bear a full share of the cost of the provision of the new or expanded capital
facilities required by such development” (Policy 4.6.D.6). This requirement is reiterated in
Policy 14.4.A.2 whereby future development is required to “pay for the full cost of the capital
improvements needed to address the impact of such development.” It should be noted the
County’s Capital Improvements Element assigned a level of service standard to public
educational facilities of one student station per enrolled student for elementary, middle, and
high school students.

STRATEGIC REGIONAL POLICY PLAN — REVIEW SUMMARY

The Strategic Regional Policy Plan (SRPP) includes several pertinent strategies on this issue
that should be noted. Strategies 4.3.2 and 4.3.9 address the coordination school facilities with
the impacts of development. These strategies would be furthered by the developer funding
the capital costs for school facilities necessitated by the development itself.

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., Martin County School District sizes elementary
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schools for 750 students, middle schools for 1,200 students, and high schools for 1,800
students).

CONCLUSION

As recommended by the Martin County School District, a developer agreement between the
Martin County School District and the developer which assigns development costs and
acreage as described above would be wholly consistent with the adopted School District
Capital Facilities Plan, Martin County Comprehensive Plan, and Strategic Regional Policy
Plan. Further, a direct financial and land area contribution by the developer to create the
schools necessitated by the proposed development, with an emphasis on “payment” in the
form of vacant land area, is the most appropriate mechanism to ensure the project’s impacts
will be mitigated without jeopardizing the ability for the School District to maintain projected
capacities and facilities in Martin County.
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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 developrrient 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 vulnerability 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.

C-1




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 muobility 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.

Pelicy 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 collector
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, etc.).

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 fo 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 govemments 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 governments should allow zero lot line development, cluster
development, accessory apartments, high-density zoning, mixed-use buildings, modified
site improvement standards, alternate construction techniques, efc.

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 manver

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:

Strategy 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 pattem 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 to reduce
the need for irrigation.

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 vulnerahility 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 internal 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 BAZARDOUS 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 concurrent with or after the previsions
of necessary infrastructure and services.

AIR QUALITY
Goal 13.1: Maintenance of acceptable air quaiity 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.

Pollcy 13.1.1.1: Implement practlces, 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.
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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 2 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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HABITAT MANAGEMENT GUIDELINES FOR THE W0OOD STORK
IN THE SOUTHEAST REGION '

Introduction

A rumber of Federal ard state laws and/or regulations prohibit, cumulatively, such
dcts as hartassing, disturbing, harming, molesting, pursuing, ete., wood storks, or
destroying their nests (see Section VII). Although advisary in nature, these guldelines
represent a bislogical interpretation of what would constitute violations of one ot more
of such prohibited acts, Thelr purpose is to mainain and/or Improve the environmental
coriditions that are required for the survival and well-being of wood storks in the
southeastern United States, and are designed essentially for application in wood
stork/human activity confliets {prineipally land development and human intrusion into
stork use sites). The emphasis is to avold or minimize detrimental human-related
iripacts on wood storks. These guidelines were prepated in consultations with state
wildltfe ageneies and wood stork experts it the four southeastern states where the wood
stork I8 listed as Endangered (Alabama, Flotida, Georgia, South Caroliria).

General

The wott] stork Is a gregarious species, which nests in tolonies (rookerles), and roosts
and feeds I flocks, often In association with other species of long-legged watér birds,
Storks that nest in the southeasterns United States appear te represent z distinet
poptlation, separate from the nearest breeding poptdationt in Mexico. Storks in the
southeastetnn 1.5, populationn have recently {since 1980) nested in colonles secattered
throughout Florida, and at several central-southern Georgla and coastal South Carolina
sites. Banded and color-marked stotkes from eentral and southern Florida colonies have
dispersed during non-breeding seasons as far north as southern Georgla, and the
coastal counties in South Catolina and southeastern North Carolinia, and as far west as
ce#nitral Alabama and northeastern Misstsslppl, Storks frori a colony i south-central
Georgla have wittered between southern Georgla and southern Florida, This U.S,
nesting population of wood storks wag listed as endangered by the U.S. Flsh and
Wildltfe Service on February 28, 1984 (Federal Register 43{4):7332-7335).

Wouod storks use freshwater and estuarine wetlands as feeding, nesting, and roosting
sites. Although storks are not habitat specialists, thelr tieeds are exacting enough, and
available habitat Is lmited enough, so that nesting success and the size of reglonal
populations are closely regulated by year-to-year differénces in the quality and guantity
. of suitable hablitat, Storks ate especlally sensitive to environmmetital conditions at
feedlrig slttes: thus, blrds may Iy relatively lorg distancés elther dally of between
reglotis annually, seeking adequate food resources.

All available evidence suggests that regional declines in wood stork nutnbérs have been

largely due to the loss or degradation of essential wetland habitat. An uniderstanding of
the qualities of good stork habltat should help to focus protection efforts on those sites
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that are seasonally Important to reglonal papulations of wood storks, Characteristics of
feeding, nesting, and roosting habitat, and management guidelines for sach, are
presented here by habltat type.

I

Feeding habltat,

A major treason for the waod stotk decline hag beent the loss and degredation of
feeding habitat, Storks are espectally sensitive to any mantpuldation of a wetland
site that results in elther reduced amounts or changes in the timing of food
availability.

Storks feed prmarily (often almost exclusively) on small fish betweent 1 and 8
riches in length, Successful foraging sites are those where the water is between
2 and 15 inches deep. Good feeding conditions usually oceur where water is
relatively calm and uncluttered by dense thickets of daquatic vegetation. Often a
dropping water level is necessary to concentrate fish at suitable densities,
Conversely, 4 rise in water, especially when it occurs abruptly, disperses fish and
reduces the value of a site as feeding habitat.

The typés of wetland sites that provide good feeding conditions for storks include:
drying marshes or-stock ponds, shallow roadside or agricultural ditches, narrow
tidal creeks or shallow tidal pools, and depressions in cypress heads ot swamp
sioughs. In fact, almest any shallow wetland depression where fish tend to
becatne concentrated, elther through local reproducton or the consequénces of
area drying, miy be used by starks.

Nesting wood storks do most of their feeding in wetlande between 5 and 40 miles
frotn the colony, and occastonally at distances 4s great as 75 miles, Within this
colony foraging range and for the 110-150 day e of the colony, and depending
ori the size of the colony and the nature of the surrounding wetlatids, anywhers
froto 50 to 200 different feeding sites may be usad during the breeding sdason.

Non-breeding storks are free to travel much greater distanees and remain in a
region only for as long as sufliclent food Is avallable, Whether used by breeders
or non-breeders, any single feeding site may at one time have small or large
nurmbers of storks (1 to 100+), and be used for one to roany days, depending o
the quallty and quantity of avallable fosd. Obvisusly, feeding sites used by
relatively large numbers of storks, and/or frequently used areas, potentatly are
the more Lrnpnrtant sites necessary for the mainterance of a reglonal population
of birds. o

Differenices betweenr years in the seasonal disttibution and amount of rainfall
usually medn that storks will differ between years il where and when they feed.
Successful nesting colonles are those that have a large number of feeding site,
optlons, including sltes that rmay be sultable oily i years of rainfull extremes.
To maintaln the wide range of feeding slte optlons requires that many different
wetlands, with both relatively shott and long annual hydroperiods, be preserved.
For example, protecting only the larger wetlands, or thuse with longer annual
hydropetiods, will result in the eventital loss of srnaller, seemingly less kmpottant
wetlands, However, these small scale wetlands are crucial as the only available
feeding sites during the wetter pericds when the larger Habitats are too deeply
flooded to be used by storks,
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Nesting habitat,

Wood storks nest in colonles, and will retur to the sime colony site for many
years so long as that site and surrounding feeding habltat contintie to supply the
needs of the birds. Storks require between 110 and 150 days for the annual
nesting cycle, from the perlod of courtship until the nestlings become
independent. Nesting activity may begln as early as December or ad late as
March in gsouthern Florida colonies, and between late February and April in
colonies located between tentral Florida and South Carolina. Thus, full term
colonies may be active until June-July in socuth Florida, and as late as July-
August at more northern sites. Colotly sites thay also be used for roosting by
storks during other Himes of the year,

Almost 21l recent nesting coloniés in the soutlieastern U.S. have been located
efther in woody vegetation over standing water, or on lslands surrounded by
broad expanses of open water. The irost dominant vegetation in swamp colonies
has been cypress, although storks also nest in swamp hardwdods and willows,
Nests In 18land colonies may be in more diverse vegetation, Including mangroves
{coastal}, exotic species such as Australlan pine (Casunring) and Brazilian Pepper
(Schinus), of in low thickets of cactus (Opunitte. Nests are usually located 15-75
feet above grourd, but thay be much lower, espectally on island sites when
vegetation is low.. .- :

Sinee 4t least the garly 1970's, many colotites in the southeastern U.S. have been
locdted in swatnps where water has been impounded due to the ¢onstruction of
levees or roadways., Storks have also nested in dead dnd dying trees in flooded
phosphate surface, mines, or in low, woody vegetation on mounded. dredge
\slands. The use of these altered wetlands or completely "artificial” sites suggests
that in sorne regions or years storks are unable to locate natural nesting habitat
that Is adequately flooded during the normal breeding season. The readiness
with which storks will utilize water tipoundments for nesting also suggests that
colonty sites could be Intentionally created and maintained through long-term site
management plans. Almost all #mpoundment sites used by storks becotne
suitable for nesting only fortultously, afd therefore, these slites oftert do not
remain available to storks for marly years.

In addition to the breversible impacts of druinage and destruction of nestng
habitat, the greatest threats to colony sites are from hutian distutbance and
predation. Nesting storks show some variation in the levels of human activity
they will tolerate near a colony. In general, nesting storks are miore tolerant of
low levels of human activity near a colony when nests are high In trees than
when they are low, and when nests containt partially or completely feathered
young than during the period between nest construction and the early nestling
period (adults still brooding). When adult storks are forced to leave thelr nests,
eges or dowiy yodﬁ'g may die quickly {20 minutes) when exposed to direct sun
or ralsL. o

Colanies located in flooded environmierits mmust remain flooded if they are to be
successful. Often water is between 3 and 5 feet deep in successful colohies
during the nésting season. Storks rarely form colonies, even i traditional
niesting sites, when they are dry, and may abandort nests If sites become dry
during theé nesting period. Flooding I colonies may be most triportant as a
defense agalnst mammalian predators.” Studies of stork colonles in Georgla and

D-6




Florida have shown high rates of raccoon predation when sites dried during the
nesting petiod. A reasonably high water level In an active colony is also a
deterrent agatnst both hurhan and domestic animal intrusions.

Although nesting woed storks usually do most feeding away from the calony site
{>5 mtles), considerahle stork activity does occur close to the eolohy during two
periods in the nesting eycle. Adult storks collect alntost all nesting thateral th
and near the colany, usually within 2500 feet. Newly fledged storks, near the
end of the nesting cycle, spend from 1-4 weeks during the fledging process flying
locally in the colotly area, and perchied in nearby trees ot marshy- spots on the
ground. These birds return dally to their nests to be fed. 1t Is essentlal that
these fledging birds have little or no disturbanece as far our as one-hall mile
within at least one o two quadrants from the colony. Both the adults, while
collecting resting materal, and the inexpetienced fledglings, do much low,
flapping flight within this radtus of the colony, At these times, storks potentially
are rauch more lkely to strike nearby towers or utility lines,

Colony sites are not necessarily used annually, Reglonal papulations of storks

‘ghift nesting locations hetwesn yedrs, In response to year-to-year differences in

food resources. Thus, reglonal pspulations require a range of options for nesting
sites, in order to successfully respond to food avallabllity. Protection of colony
sites should continue, therefore, for sites that are not used in a gven year,

Roosting habltat,

Although wood storks tend to roost at sites that aré simnilar to these used for

resting, they also use a wider ranige of site types for roosting than for nesting,

Non-breeding storks, for example, may frequently change roosting sites In

response to changing feeding locations, and in the process, are itelivied to accept

a broad range of relatively temporary roosting sites. Included in the list of .
frequently used roosting locations are cypress "heads” or swamps (oot

niecessarily flooded If trees are tall}, mangrove islands, expansive willow thickets

or small, isolated willow "islands” in broad marshes, and on the ground either on

levees or in open marshes.

Dally actlvity patterns at a roost vary depending on the status of the storks using

the site, Not-breeding adults or immature birds may rémain in roosts during
major portions of some days, When storks are feeding clase to a roost, they may
remzin on the feeding grounds until altnost dark before raking the short fight. .
Nesting storks traveling long distances (>40 miles) to [eeding sites may roost at or
near the latter, and return to the colony the next motting. Storks leaving roosts,
especlally when going long distances, tend to walt for mid-morming thermals to
develop before departing,.

Manngement zones pod guldelines fox faeding sites,

To the maxlmurn extent possible, feeding sites should be protected by adherence
to the following protection zones and guldelines:

A. ‘There should be no human intruston ints feeding sites when storks are
present. Depending upon the damount of screening vegetation, human
activity should be no closer than between 300 feet (where solld vegetation
screens exist) and 750 feet {no vegetation screen),
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B. Feeding sites should not be subjected to water management practices that
alter tradittonal water levels or the seasonally notmal drying patterns and
rates. Sharp rises in water levels are espectally disruptive to feeding storks.

C. The introduction of contarninants, fertilizars, or herbicides irito wetlands that
contain stork feedirg sites should be avoided, especially those comipounds
that could adversely alter the diversity and numbers of native fishes, or that
could substaritialty change the characteristics of aquatic vegetation,
Iricrease In the density and height of emergent vegeétation can degrade or
destroy sites as feeding habitat.

D. Coustruction of tall towers {espectally with guy wires) within three miles, or
high power Unes {especially across long stretches of open country) within ane
mile of major feeding sites should be avoided.

Y. Management zones and puldelines for nesting coloales,

A Primary zorie: This i§ the tnost eritical area, and must be managed
according to recottitnended guidelines to insure that a colony site survives.

1. 8ize: The primary zone must extend between 1000 and 1500 feet in all
directions from the actual colony boundaries when there are o visual or
broad atjuatic bartiers, and never less than 500 feet even when there are
strong visual or aguatic barrlers. ‘The exact width of the primary zone In
each direction from tHe colony ¢an vary within this range, depending on

‘the amournt of visual seréen (tall trees) surrsunding the colony, the
amount of relatively deep, open water between the colonty and the nearest
hurdan activity, and the nature of the neéarest human activity. In
general, storks forming new colonles are tnore tolerant of exdsting hurnan
activity, than they will be of rew human activity that begins after the
colotty has forimed,

2. Recommetided Restrictions:

a. Any of the following acttvities within the primary zone, at any time of
the year, dre likely to be detrimental to the colony:

(1) Any lunibering or other removal of végetation; and

(2) Any sctivity that reduces the drea, depth, or length of flooding
in wetlands urider and surrounding the colony, except where
periodic (less than annual} water control may be requirsd to
maintain the health of the aquatic, woody vegétation, and

{3} 'The consiructlori of any bullding, roadway, tower, power line,
canal, elc,

b. The following activities within the primary zone are likely to be
detrimental to a colony if they occur when the colony is active:

{1] Any unauthorized human entry closer than 300 feet of the
colony, and




SECONDARY ZONE 2500 FEET

PRIMARY ZONE 500 TO 1500 FEET




(9}  Any fnerease or irreguldr pattémn in human activity anywhere ih
the pritnary zone, and

(3} Any increase or irregular pattéern In activity by animals,
including hvestock or pets, in the colony, and

(4} Any alreraft operation closer than 500 feet of the colony.

8, Secondary Zone: Restrietions in this zone aré needed to mintmize
disturbarices that might impact the primary zone, and t6 protect esgential
areas outside of the primaty zone. The secondary zone fay be used by
storks for collecting nesting material, for roosting, leafing, and feeding
{espectally imnportant to newly fledged youryg), and may be importatit as a
sereen between the colony and areas of retatively intense huran activities.

1. Size: 'The secondary zone should range outward from the primary zone
1000-2000 feet, or to a radius of 2500 feet of the outer edge of the
colany.

2. Recommended Restrictions:
a. Astivities in the secondary zone which may be detritrierital to nesting
wood storlts include:

(1} Any increase in human activities above the level that existed In
the year when the colony first forined, especially when visual
screens are lacking, and

[3) Any alteration In the area’s hydrology that might cause charnges
in the pritiiary 2one, and

(3) Ary substantial [>20 percent) decrease in the area of wetlands
and woods of potertial vilue to storks for roosting and feeding.

b, In addition, the probability that low flying storls, or Wnexperienced,
newly-fledged young will strike tall obstructions, requires that high-
tenslon power lines be rio tloser than one mile (especially across
apen ¢ountry or b wetlands) and tall trans-misston towets no closer
than 3 tniles from active cologles. Other activities, including busy
highways and commercial and tesidential bulldings may be present
in lmitted portions of the secondary zone at the time that a new
colony first forms. Although storks may tolerate existing levels of
humart activities, it 1 fmportant that these hurmndn activities not
expand substantially.

YI. Roosting sité guldelnes.

The general chiaracteristics and temporary use-pattettis of many stork roosting sites
limit the number of specific management recomritiendations that are possible:

A Avold human activities within 500-1000 feet of roust sites durihg seasons of

the year and times of the day when storks rmay be present. Nocturnal
activities In active roosts may be especlally disruptive,
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B. Protectthe vegetativé and hydrological chardceteristics of the more hmportant
roosting sites--those used annually and/er used by flocks of 25 or more
storks. Potentially, roosting sites may, some day, become nesting sites.

VII. Legal Considerations.
A. Federal Statuttes

The U.5. breeding population of the wood stork is protected by the
Endarigered Species Act of 1973, as umended (16 U.8.C. 1531 et seq.)(Act),
The population was listed as endangered on February 28, 1984 (49 Federal
Register 7332); wood gtorks breeding in Alabamia, Flotida, Georgla, and
South Carolina are protected by the Act.

Section 9 of the Endangered Specles Act of 1973, as amended, states that it
1 unlawful for any person subject to the jurisdiction of the United States to
take (defined as "harass, harm, pursus, hunt, shoot, wound, ki, trap,
capture, or collect, or to attempt to engage in any such conduet.”} any listed
species anywhere within the United States.

The wood stotk Ls also federally protected by its listing (50 CFR 10,13} under
the Migratory Bird Treaty Act (167 U.8.C. 703-711}, which prohibits the
taking, kiling or possession of rigratory birds except as permitted.

B. State Statutes
1. State of Alabama

Section 9-11-232 of Alabama's Fish, Game, and Wildlife regulations
curtails the possesston, sale, and purchase of wild birds. "Any person,
firm, associatien, or corporation who takes, catches, kills or hasg in
possession at any thme, living or dead, any protected wild bird not a
game bird or who sells or offers for sale, buys, purchases or offérs to buy
or purchase any such bird or exchange same for anything of value or
who shall sell or expose for sale or buy any part of the plumage, skin, or
botly of any bird protected by the laws of this state or who shall take or
willfully destroy the nests of any wild bird or who shall have such neésts
or eggs of such birds int his possession, except as otherwise provided by
ldw, shall be gullty of 2 misdemeanor...

Sectioni 1 of the Algbama Nongame Species Regulation (Reguldtion 87-
GF-7) ineludes the wood stork in the list of nongame species covered by
paragraph (4). " It shall be unlawful to take, capture, kill, possess, sell,
trade for anything of monétary value, or offer to sell or trade for anything
of mionetaty value, the following nongatnie wildlife specles (or ary parts or
reproductive products of such specles) without a scientifie collection
permit and written permission from the Cominissioner, Department of
Conservation and Natural Resources,...”

2. State of Florida
Rule 38-4.001 of the Florida Wildlife Code prohibits "taking, atternpting

to take, pursuing, hunting, molesting, capturing, or killing (collectlvely
defined as "taking’), transporting, storitg, serving, buying, sellng,
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possessing, or wantonly or willingly wasting any wildiife ‘or freshwater
fish or thelr nests, eggs, young, hotnes, or dens exceépt as specifically
provided for In other rules of Chapter 39, Florida Administrative Code.

Rule 39-27.011 of the Florida Wildlife Code prohibits "killing, attetnpting
to kill, or wounding any endangered specles” The "Official Lists of
Endangered and Potentially Endangéred Faund and Flora i Florida
dated 1 July 1888, includes the wouod stork, listed as "endangered” by
the Florida Game and Fresh Water Fish Corrissiorn.

. State of Georgia

Section 27-1-28 of the Conservations and Natural Resources Code states
that "Except as otherwise provided by law, rule, or regulation, it shall be
unlawful to hunt, trap, fish, take, possess, or bansport any notigame
spectes of wildlife..."

Sectionn 27-1-30 states that, "Except as otherwise provided by law or
regulation, it shall be unlawful to disturb, mutilate, or destroy the dens,
holes, or hores of any wildlife:

Section 27-3-22 states, In part, "It shall be unlawful for any person to
nunt, trap, taks, possess, sell, purchase, ship, or trarsport any hawk,
eagle, owl,-or any other bird or any part, nest, or egg thereof...".

The wood stork Is listed as epdangered pursuunt to the Endangered
wildlife Act of 1973 (Section 27-3-130 of the Code). Section 391.-4-13-
.08 of the Rules and Regulations of the Georgla Departmant of Natural
Resources prohibits harassrent, capture, sale, killing, or other actions
which directly cause the death of anitnal specles protected under the
Endangered Wildlife Act. The destruction of habltat of protected species
ot public lands Is also prohibited, : '

. State of South Carslina

Section 50-15-40 of the South Carolina Noxngame and Endangered
Specles Conservation Act states, "Except 4s othérwise provided in this
chapter, it shall be unlawful for any persofi to take, possess, trarsport,
export, process, sell, or offer of sale or ship, and for any cormtmon or
contract carrier knowingly to transpott or receive for shipment any
species or subspecies of wildlife appearing on any of the following lists:
{1} the lst of wildlife Indigenous to the State, determined to be
endangered within the State...(2) the United States’ List of Endangered
Native Fish and Wildiife... {3) the United States' List of Endangered
Forelgn Fish and Widlife .."

D-12




U.S. Fish and Wildlife Service
Supplemental
Habitat Management Guidelines
for the
Wood Storks
In The

Seuth Florida Ecological Services
Consultation Area
June 28, 2002

Introduction

endangered wood stork (Mycteria americana) in
dlines provide guidance in addressing species effects

the site and the surrounding feeding habitat confinyies M%%gs of the birds. Nesting
colony life averages 115 to 120 days. Nest sites are generally in Woody vegetation over standing
water, or on islands surrounded by broad expanses of open watet. %l south Florida, wood storks
generally begin their breeding cycle in November through January with peek activity in
December. Nestling dispersal is in late April through early May. In central and north Florida
and other northern nesting sites, nesting activities begin in late February through April with

nestling dispersal between July through August.

Tn response to deteriorating habitat conditions in south Florida, nest initiation has shifted to
February or March with nestling dispersal in July through August. This shift results in the
presence of young in the nest when the May-June rains flood marshes and disperse fish, resulting
in loss of nestlings to weather events or starvation of the young from lack of concentrated prey.




Nest Productivity

Researchers (Kahl 1964 and Rodgers e? al., 1987) have shown that the more successful nesting
efforts by storks result from a combination of average or above-average rainfall during the
summer rainy season and an absence of unusually rainy or cold weather during the winter-spring
nesting season. This pattern produces widespread and prolonged flooding of summer marshes
that maximize production of freshwater fishes, followed by steady drying that concentrate fish
during the dry season when storks nest (Kahl 1964). During the summer months, the rains
saturate thousands of acres of Florida, and fish are able to reproduce and grow rapidly. By
October, the rains taper off and the water recedes. The water areas fragment into hundreds of
individual ponds that slowly,shtink as the dry season progresses, concentrating the fish.

e,

at have a large number of feeding site options. To
Hons requires that many different wetlands, with both
%@‘ ds be present. During the wet season, wood storks
it ;_Q’shomhydroperiod wetlands and in coastal habitats

i foraging shifts to longer hydroperiod intefise Wetlands

relatively short and 1{01‘:1
generally feed in the

itrate fish
‘ue ofa

long hydroperibd wetlan
during different times of thc'year azi

(1987) found that in a wood stork colony, 62% of foragifé areas
al. (1978) and Coulter (1987) suggest that wood storks generalli;"tfl‘_h;fbraging sites that are
located within about 50 km (31 miles) flight range of the colony. Coulter and Bryan (1993) note
that although foraging areas may be 60 to 80 km (37 to 50 miles) from the colony, 85 percent are
within 20 km (12.5 miles). The Florida Fish and Wildlife Conservation Commission considers
30 km (18.6 miles) as the core foraging area (CFA) for nesting wood storks (Cox et al. 1994).

Nesting wood storks do most of their fee ‘fﬂ“’é Stween:Sand 40

Quccessful colonies are also those that have limited human disturbance and those where land-
based mammalian predation is limited. If adult storks are forced to leave their nests as a result of
human disturbance, eggs or downy young may die quickly (< 20 minutes) when exposed to




direct sun or rain. Rodgers and Smith (1997) have recommended a buffer distance of 100 meters
(325 feet) from the nesting colony as the minimum distance for human disturbances.

Land based mammalian predators may also affect nest productivity. Mammalian predators of
wood stork nests include a variety of land based animals such as racoons and skunks. Generally,
these dry-land predators do not have access to the nesting colony except when water levels
below the nests recede or when significant vegetation bridges (dense growths of water
hycanthes, water lettuce, etc.) allow direct access to the nesting colony. Successful nesting
colonies from land based predators have been characterized as those that are surrounded by large
expanses of open water, or those where the nest trees are inundated at the onset of nesting and
remain inundated throughout most of the breeding cycle. Successful nesting colonies often have
water depths between 3 and Sdeet deep during the nesting season and also go through periodic
dry-downs during the tail-éndiogtiicd:

location of surface water)ibeneath th

Breeding Cycles

In South Florida

activity in Det early:
Based on a 1 g

and incub Haye

and feath¢ hﬁ?ﬁZ days,

or to hatching,
During

‘éﬁi@ the adults with egg
swhen downy young

protection and feeding of
are present, the aduits may feed the’
with the young at age 14 days, weight i : ‘_
heavier at 28 days (Service 2001). F ’ ling w600
occur during the middle third of the nestling perio
56 days.

Conclusion

In review, the Service believes that in order to minimize take of a listed species (loss of nest
productivity) and to support recovery efforts for the wood stork, the following supplemental
guidance is applicable for protection of the nest colony, primary and secondary zones, CFA, and
adult foraging areas. The Service considers actions that affect the nest colony, primary and
secondary zones, and CFA as direct effects and actions that affect wetlands outside the CFA as
indirect effects.




Nest colony

a. No human intrusion within 100 meters (325 feet) during active nesting period
(November through August). Range covers pre-drainage Everglades, post-
drainage Everglades, and central and northern Florida nesting cycles. Colony
entry for maintenance and management actions during other times of the year is
acceptable. The nests and nest trees are protected year-round.

b. No reduction in water levels at nest site during active nesting period. Maintain
hydroperiod cycle to provide minimum of 2 to 5 feet of standing water below
colony during nest activity. Provide for periodic dry-down of nest colony to
promote recruit%gg\th of new nest trees during latter part of dry weather cycle.

seasonal}g%ﬁdj' ;
rainfall €vehts.

MI{IS surrounding the
s ifidistance, the primary zone

%3

The primary zone includes thegw ECDl ]
colony. Since some nest colonies can'Gover se 2 :

can be larger than 1,300 feet. Restrictions in the*primary 20 ic follow those listed in the
management recommendation in the wood stork HMG (1 @:Q); Restrictions in the
primary zone include both year-round restrictions and nesting-season restrictions.

a. Year round restrictions include vegetation removal, changes in hydroperiod, and the
construction of buildings, roadways, towers, powerlines, of canals. Nuisance specics
removal and normal maintenance activities may occur outside the nesting season.

b. Nesting season restrictions include unauthorized human entry within 300 feet of

colony, an increase or change in pattern of human activity anywhere within the primary
zone, an increase or change in pattern of livestock (livestock should be restricted from
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entering colony any time of the year), or aircraft/airboat operation closer than 500 feet of
the colony.

Secondary Zone - 2,500 feet (750 meters)

The secondary zone is important to storks for collecting nest material, roosting, loafing,
and feeding (especially important to newly fledged young). Restrictions in the secondary
zone include changes in human activity above existing levels, alterations in area
hydrology that might affect hydrolegy of primary zone, and any decrease in the area of
wetlands and woods of potential value to wood storks for roosting and feeding (see core
foraging area restrictions, discussed below).

ST ‘io{‘s (<200-foot height) - no closer than 1 mile from

oy

g
: Sy

5L

hydrological rest
hydroperiod weétlands need
has been discussed and shiy
restoration purposes.

: o

b. Wetland alterations within the CFA of a wood stork colen  need to compensate for
the loss of this foraging resource. The Service believes that compensation needs to
not only include the replacement of this resource but also needs to include
compensation for the growth time (temporal lag) necessary for the new resource to
achieve foraging value equal to that provided by the original wetland. The current
resource value to the colony may be determined by the use a of wetland functional
assessment protocol (use the currently accepted Federal/State assessment protocol).
Of particular importance in the evaluation is the type of wetland, i.e., short
hydroperiod or long hydroperiod. The Service (1999) describes a short hydroperiod
as a two to five month wet/dry cycle, and a long hydroperiod as greater than 5
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months. For wetland compensation, providing a short hydroperiod replacement fora
long hydroperiod impact does not provide the same functional value to the colony.
Also providing functional replacement outside the CFA. of the colony does not
provide the same resource value to the colony.

Adult Foraging Areas, Year Round

In addition to south Florida wetlands providing nutritional needs to wood storks nesting
in south Florida, they also provide non-breeding season foraging for north ¥ lorida,
Georgia, and South Carolina’s breeding populations (Service 1996). Typical foraging
sites for the wood stork include freshwater marshes, stock ponds, shallow, and seasonally
flooded roadside or agrigultural ditches, narrow tidal creeks, shallow tidal pools,
managed impoundments w‘i’d’g_:g essions in cypress heads, swamps, and sloughs.

1eed

I
Because of their speeralt & _'u’&‘i‘g behavior, wood storks forage most effectively in
shallow water areaSiwith highiy:
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APPENDIX E

‘F[O TIC[ @ 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
cormunities,

the habhitat losses from exotic pest plant infestations,

the impacts on endangered species via habitat loss and alteration,

the need to prevent habitat Josses 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.

YVYVVVYY

DEFINITTONS : Exotic—a species introduced to Florida, purposefilly or accidentally, ffom a natural
range outside of Florida. Native—a species whose natural range included Fiorida at the time of European
contact (1500 AD). Naturalized exofic—an exctic that sustains itselfoutside cultivation (it is still exotic;
it has not "become" native). nvasive exotic—an exotic that not only has naturalized but is expanding on
its own in Fiorida plant communities.

Abbreviations used:

for "Gov. list"; P = Prohibited by Fia. 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.

Hr "Reg, Dis."; N = north, C = central, S = south, referriag to each species' current distributien in general

regions of Florida {ndt its potential range in the state). See Hllowing map.

For additional information on distributions of particular species by county, visit the University of
South Florida’s Atlas of Florida Vascular Plants web site, www,plagtatias usfedu. Many of those
species entries also have habit and close-up pictures of the species.

Additional images for some species may be found at the “Iniroduced Species” page on the Univ. of
Florida Herbarium website, at Fairchild Tropical Garden’s Virtual Herbarium, and the Godfiey
Herbarium database, Florida State University.

For other additional information on plants included in this list, see related links and pages at this
weh site on the home page menu.

E-1




Category I - Invasive exotics that are aitering native plant communities by displacing native species,
changing community structures ot ecological finctions, or hybridizing with natives. This definition does
not rely on the economic severily or geographic range of the problem, but on the documented ecological
damage caused.

Scientific Name Common Name | EPPC{ Gov. | Reg |
— N N 1 Cat § list | Dist
brus recatorius rosarypea  } 1 4 C, 8 -
NC o
LGS
N, C

idcacia auriculiformis earleaf acacia

__mimosa, silk tree

lbizia julibrissin

idlbizia lebbeck | woman's tongue

et =t K —

rdisia crenaia (= A. coral ardisia
Wrdisia elliptica (=4. |  shoebutton ardisia | 1 s
uilis) s | ,:

Wsparagus aethiopicus asparagus-m 1 cs
(= 4 sprengeri; A. : : 5
idensiflorus misapplied) 1

{Bauhinia variegata 1  orchid tree 1 1 i1 C, S
Calophylium amillanumé santa maria (names "mast 1 8
(=C. calaba; C. gwood,” "Alexandrian laurel" :
inophyllum misapplied)] _ used in cultivation)
Casuarina equisetifolia §  Australian pine

| suckering Australian pine

camphor-tree

wild taro 4 I
latherleaf 4 1

{Cupaniopsis carrotwood
Janacardioides

AColocasia esculenta

Colubrina asiatica &

—t ot Lot Bt it § et
Z
0
[Fs0 §

iDioscoreaalaty ] ~ wingedyam

Dioscorea bulbifera 4 airpotato
{Eichhornia crassipes | water-hyacinth |

ugenia uniflora *  Surinam cherry

— F i et e §—

Ficus microcarpa (F. | laurel fig
{ nitida and F. refusa var,
{_nitida misapplied)
{Hydrilla verticillatg Chyddlla 3 1 1 P,U INCS
{ttverophila polvsperma 3~ greenhygro T 4 P,U § NCS

Hymenachne West Indian marsh grass 1 C, 8
Aimperata cylindrica (I cogon grass i 1 N, U IN, C, 8
{ brasiliensis misapplied} : : :

Ipomoca aguatica 1 waterspinach R LR
Vasmirnm dichotomum 1 Gold Coast jasmine I 1 C. 8
Vasminum fluminense | Brazilianjasmine { I 1 1 ¢CS
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~lantana, shrub verbena

i NCS

{Lantana camara
Y igustrum Jucidum

_glossy privet

NC

AChinese privet, hedge privel]

QLigustrum sinense
e

Japanese honeysuckle

1 NCS

ALyeodium japonicum

Japanese climbing 8m ¢

Old World climbing &m |

NC, 8
C,5 -

cat's claw vine

__sapodilla

IMelaleuca guinguenervia

'me_lalcuca,_ paper b'é}k'

c, 3

AMimosa pigra

catclaw mimosa |

Wandina domestica

nandina, heavenly bamboo

_ swordfrn §

N,C,5 ¢

Asian sword form “

C,S

Burma reed, cane grass

1 _sewer vine, onion vine |

_ skunk vine ]

N,C

torpedo grass

NCS

Napier grass

1,68

APistia stratioles

waterlettuce

| N,C,S

gPsidfwn cattleignum
1 (=P littorale}

strawberty guava

C, 8

Psidium guajava

e guava

Pueraria montana var.
Ylobata (=P.
1 Jobata)

kudzu

é,thodomgrus tomentosa |

downy rose-myrtle

{Rhoeo spathacea (see
ATradescantia spathacea) ;

ARhynchelvtrum repens |

_ Natal grass |

Ruellia tweediana (=

i R brittoniana) 4

Mexican petunia

$Sapiuny sebiferum (=

§Triadeca sebifera)

popcorn tree, Chinese !
tallow tree '

Scaevola taccada
% (=Scaevola sericea, 8. |
Yrutescens) j

Iscaevola, hal€fower, beach

naupaka

Schefflera actinophylla

(=Brassaia actinophylla)}

schefiera, Queensland
umbrella tree

ASchinus lerebinthifolius

~ Brailian pepper

P, N

1Senny pendula var,
Yglabrata (=Cassia
_coluteoides)

climbing cassia, Christmas:
cassia, Christmas senna

Solanum tampicense
{(=S. houstonii)

wetland night shade, |
aquatic soda apple

N, U

{Solanum viarum

tropical soda apple

N

iN, C, S
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yngonium podophyllum.
AR Al 1

arrowhead vine

C, S

zyeium cumini

| jambolan, Javaplum |

1. Cs

{Tectaria incisa

incised halberd #m  }

12Thesgesia populneg

seaside mahoe

C. S

{Tradescantia fluminensis

white-flowered wandering |
jew ’

i o et [ frm

N, C

Tradescantia spathacea
(= Rhoeo spathacea,
1 _Rhoeo discolor)

oyster plant

{Urochloa muticg (=

| Brachigriamutica) A .

Pard grass

Category II - Invasive exotics that have increased in abundance or frequency but have not yet altered
Florida plant communities to the extent shown by Category 1 species. These species may become ranked
Category I, if ecological damage is demonstrated. .

Scientific Name

Common Name

EPPC
Cat,

Gov.
list

Reg. |
Dist,

VAdenanthera pavoning |

"red sandalwood

{dgave sisalana |

_Sisal hemp

BN

%Aleurifes Jordii (=
Vernicia fordii)

tung oil tree

II

N, C

Vistonia macrophylla

~devil-tree

It

S

4 lternanthera
philoxeroides

alligator weed

I

éN,C,S;

Wntigonon leptopus 4

coral vine

1|

INC S

Wristolochia littoralis

calico flower

.

NG

Ydsystasia gangetica

Ganges primrose |

!

C, 3

{Begonia cycullata |

wax begonia

1l

N, C

3Blechum pyramidatum

green shrimp plant,

~ Browne’s biechum |

II

N, C, 8

{Broussonetia papyrifera;

paper mulberry 1

L

I N C ;

ACallisia fragrans

inch plant, spironema

1L

C, S

Casuarina
cunninghamiana

Australian pine

11

C S

{Cecropia palmata

trumpet tree

o

ACestrum diurnum

day jessamine

II

AChamaedorea seifrizii

bamboo palm

I

iClematis terniflora

Japanese clematis

I

{Cryptostegia :
1 madagascariensis

rubber vine

II

Cyperus involucratus

(C. alternifolius .1

umbrelfa plant




imisapplied)

{Cyperus prolifer_

dwarf papyrus

I

{Dalbergia sissoo

Indian rosewood, sissoo §

C, 8

{Elaeagrnus pungens

thomy eleagnus

a

N, C

Epipremnum pinhatum
gv. Aureum

pothos

Il

[OF

{Ficus altissima _

| filse banyan, council tree |

Flacourtia indica

| govemor's plum

\Hemarthria altissima

limpo grass

11

C,S .

\Hibiscus tiliaceus 4

‘mahoe, sea hibiscus 4

1 ¢85

Upomoea fistulosa (= 1
1 carnea ssp, fistulosa).

shrub moming-glory

118

C, S

Jasminum sambac

Arabian jasmine

I

Kalanchoe pinnata

lif plant

=

K oelreuteria elegans
dssp. formosana (= K.
Yormosana; K. :
ipaniculata misapplied) |

famegold tree

{Leucaena leucocephala |

_lead tree

T

{Limnophila sessiliflora | _

_Asian marshweed

o

AL #vistona chinensis

{  Chinese fan palm

.

;Melia azedarach

Chinaberry

Merremia tuberosa

_woodrose

H

Murrayva paniculata

_ orange-jessamine

Myriophyilum spicatum

‘Furasian water-milfoil

il

[Nymphoides cristata

snowflake

1

APanicum maximum

‘Guinea grass

1L

Passiflora biflora |1

wo-flowered passion vine]

J

iPennisefum setaceum

green Buntain grass 4

I

APhoenix reclinata

1 Sencgal date palm

e

1Pittosporum pentana‘rumz

Philippine pittosporum, °
Taiwanese cheesewood

i

Phyllostachys aurea

_golden bamboo

A

{Pteris vittata

Chinese brake fern

VPtychosperma elegans

solitary palm

I

iRicinus communis

castor bean

{Sansevieria
hyacinthoides

bowstiing hemp

11

cleria lacustris

| Wrightsnutrush 4 I

PSesbania punicea

purple sesban, rattiebox

Solanum diphylium

_Two-leafnightshade 4

11

1Solanum jamaicense

Jamiaca nightshade

-

3olanum torvum

susumber, turkey berry

NnU

Sphagneticola trilobata.

wedelia §




= wedetiatritobar | % L4
{Stachytarpheta 1 nettleleafporterweed I 18
{urticifolia (= S. 5
{cayennensis) . e
Svagrus romanzoffiana queen palm I 1 Cs
(= Arecastrum : :
romanzoffiahum) - . s
Vyzygiumjambos | rosempple 3 O 1 4 CS
{Terminalia catappa | tropical almond ] I | {168
Terminalia muelleri | Australian almond | I ] C,.8
{Tribulus cistoides | puncturevine, burrnat § M J 0 IN, C, S
wrenatobata 4 Cassarsweed 1 W ] 2 INCS
itexrifolia | simple-leafchastetree” § I | {¢s
{Washingtonia robusta | _Washington n palm I i 1 CS
{Wedelia (see f :
ISphagneticolagbove) A .
\wisteria sinensis | Chinesewisteia 4 I ] 4§ N, C °
\Xanthosoma malanga, lephant ear I {N. C, 8
~ sagittifolium : ‘ : ;

Citation example:
FLEPPC, 2005, List of Florida's Invasive Species, Florida Exotic Pest Plant Council. Internet:
http:/fwwvw. fleppe.org/05list. him

The 2005 list was prepared by the FLEPPC Plant List Committee:

Keith A. Bradley

The Institute Hr Regional Conservation
22601 8.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 Craft Coile, Botanist Emeritus

Division of Piant Industry

Florida Department of Agriculture and Consumer Secrvices
22804 N.W. County Road 2054

Alachua, FL 32615

Janice Duguesnel

Florida Park Service

Fiorida Department of Environmental Protection
P.Q. Box 1052

Islamorada, FL 33036
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Edward Freeman

The Nature Conservancy
1413 Boulevard of the Aris
Sarasota, FL 34236

David W, Hai}

Private Consulting Botanist
3666 N.W. 13" Place
Gainesville, F1. 32605

Roger L. Hammer

Miami-Dade Parks Depariment
Castellow Hammock Nature Center
22301 S.W. 162™ Ave.

Miami, FL 33030

Kenneth A. Langeland

Center Br Aquatic and Invasive Plants, IFAS
University of Florida

7922 N.W. Tlst St.

Gainesviiie, FL 32606

Robert W. Pemberton

Invasive Plants Research Lab
.S, Department of Agriculture
3225 College Ave.

Ft. Lauderdale, FL. 33312

Daniel B. Ward
Department of Botany
University of Florida
220 Bartram Hall
Gainesville, FL 32611

Richard P, Wunderlin

Institute fr Systematic Botany
Department of Biological Sciences
University of South Florida
Tampa, FL 33620
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APPENDIX F

Transportation Methodology
Quillen DRI

The Quillen DRI project consists of approximately 582 acres located in the northwest
quadrant of the intersection of Warfield Boulevard (SR 710) and Allapattah Road (CR
609) in Indiantown, Martin County. The preliminary development program for the
mixed-use project calls for 2,250 residential units in a mix of single-family units and
townhouses as well as 150,000 square feet of commercial development. The proposed
development includes a single phase with buildout in the year 2013.

The following lands uses have been considered in the traffic analysis included in
response to Question 21 of the Application for Development Approval:

1,950 single-family dwelling units;

300 condo/townhouse units;

750-student private school (K-12), and,;

150,000 square feet of commercial development.

Trip Generation, Distribution and Assiecnment

Trip generation for the proposed project was determined in accordance with equations
contained in the Institute of Transportation Engineers (ITE) Trip Generation Report, 7%
Edition. The gross am. and p.m. peak hour trip generation for the development follows:

AM Peak Hour

Total 2,291
In 848
OQut 1,443

PM Peak Hour

Total 2,647
In 1,525
Out 1,122

Given the mixed use nature of the development, a portion of the trips generated have the
potential to be satisfied on site, and will have no impact to the external roadway network.
These trips are referred to as internal capture. Internal trips between residential,
commercial and school within the site were estimated based on the proposed
development plan. Internal capture rates used in the study are 6.29% during the a.m.
peak hour and 6.35% during the p.m. peak hour. At the same time, reductions for pass-
by were applied based upon the most conservative of these two methods: a) 25% of the
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external retail trip or, b) 10% of the non-project adjacent street traffic. The net trip
generation follows:

AM Peak Hour

Total 2,101
In 748
Out 1,353

PM Peak Hour

Total 2,265
In 1,350
Out 915

Traffic distribution and assignment was estimated using the Treasure Coast Regional
Planning Model which was revised based on local knowledge of the area. The
distribution and assignment was agreed to by the review agencies. Figure TR-1 shows
traffic assignment for the development. '

Significant Impact

Roadway improvements were determined based on the Department of Community
Affair’s Transportation Standard Rule for DRT’s (Rule 9J-2.045, F.A.C.). Based on the
rule, roadway improvements are recommended for roadways sections significantly
impacted by project traffic which meet the following criteria:

e Project traffic is five percent (5%) or more of the adopted peak-hour/peak
direction level of service; and
¢ Total traffic exceeds the adopted level of service (LOS).

Traffic Study

Background traffic conditions on the surrounding roadway network were projected as the
sum of existing traffic volumes, ambient growth in the area, and traffic from committed
developments. An area-wide compounded growth rate of 2.79% per year was applied to
estimate ambient growth. Traffic from Palm Beach Biotechnology Research Park DRI,
Palm Beach Park of Commerce DRI, North County General Aviation Airpoit, Praft
Whitney, and the proposed Indiantown DRI was all considered as part of committed
developments.

Project traffic was added to background traffic to estimate total traffic for each phase of
development. Tables TR-1 and TR-2 presents the determination of total traffic for both
the a.m. and the p.m. peak hours, respectively. Based on the analysis results, roadway and
intersection improvements are recommended to maintain adopted levels of service.
Figure TR-2 depicts roadway links which require improvements.
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APPENDIX 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 look different, they act differently, and they affect us in different ways.

The traditional neighborhood was the fundamental form of Furopean 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 towns and cities — has proved to be a sustainable form of growth. It allowed us to
settie 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 planners, 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 traditiopal 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 grows around most of our cities, so grows 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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APPENDIX H

Compendinm

of
Street Sections

(For Hlustraton Only)

Arcaded
Retail Street
Street Section

7

L

PARRDN. FRANELTANR TRANELLANT.
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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
character from place to place, are consistently found in traditional development patterns. Listed
below are the basic components which make up the traditional urban neighborhood.

1. 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 to
encourage pedestrian and bicycle traffic.

II. 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.

IT1. Streets, Blocks, and Alleyways

a. The basic building blocks 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.

¢. 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 patking
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 unit in .
height to 1.5 units in width).

h. Sidewalks are continuous, provided on both sides of every street, and are a
minimum dimension of 57-0” 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, patkways and greens,
squares, irmportant intersections, and other special sites.

b. Civic and public buildings inciude, 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. Strests 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.

VIIL Building Types

a. Housing types are defined by building typologies (single family, multi—famﬂf,
townhouse, mixed-use, etc) so that they can be logically and fairly distrbuted
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 is accessed from the rear alleyway.
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Executive Summary

This Atzainable 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 redevelopment 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
communities across the Treasure Coast Region is presented in Section 1IV. The summary
provides a snapshot of the respective policy or program, suggests actions to implement
the strategy and provides resources 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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Attainable Workforce Housing Toolkit

Tn 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 housing. 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 II of the
Workforce Housing work program was represented by a workforce housing summit that
took place in December, 2005. Adbiening Resulis: A Symposinm on Workforse Honsing btought
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
sovernments 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 Artainable 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 I 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 communities across the Treasure Coast Region is
presented in Section IV.

How to Use the Toolkit

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

I ke

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

Attainable Workforce Housing Toolkit
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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
communities 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
carning 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:

 Region, Aflanta; and
District of Golumbia

= Rapid population growth has stressed the ability of the private sector to provide a
range of affordable housing concurrent with need;

* 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 lack 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 fand 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 moderately-priced homes even if market conditions make
this type of development feasible. Regulatory barriers to workforce housing include:

¢ Large lot zoning;

» Restrictions on atiached and manufactured units;
¢ 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 andfor 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 flats/accessory apariments;
Mixed-income, mixed-use development;
Traditional neighborhood development.

SNENENENE NENENEN

Tt 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

Attainable Workforce Housing Toolkit
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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
Planning Council noted that

...virtually all communities are faced with the chailenge 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-atl
solution to the affordable housing issue—a combination of strategies is necessary (o
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 communifies, 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
siburbs 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. Qlder communities might be faced with losing rental units to
expiring federal subsidies, while new suburban coramunities 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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L1.  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 (o 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
Technigues: A Primer for Local Government
Officials, the Municipal Research 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
apariments, 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 If aliowed, accessory apartments are a
relatively easy way to obtain a source of
affordable housing.

e 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

Accessary
Dwelling =

Accessory
Buildings

Source; Palm Beach County Unified
Land Development Code

Attainable Workforce Housing Toolkit
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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-efficient 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 areas that focal governments can review for
potential barriers to affordable housing development:

Administrative Processes & Streamlining

Building & Housing Codes

Fair Housing & Neighborhood Deconcentration

Fees & Dedications

Plannine & Growih Restrictions

Redevelopment/Infill

Rent Controls

State & Local Environmental & Historic Preservation Regulations/Enforcement Process
Tax Policies :

Zonine, Land Development Construction & Subdivision Regulations

a & & o & & ©® © & &

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 Jocal 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 Relief
Accessory Structures

Reduced Parking Requirements
Reduced Setbacks

Housing in Commercial Zones

s & & 25 » 8 9

Attainable Workforce Housing Toolkit
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¢ Street Design Modifications

» Donation of Publicly Owned Land

e Zero Lot Lines

s 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.
¢ 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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1.3. 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

. 1n 2000, in response to rapidly rising housing costs and the incifectivencss of Ur
de\"eloped by the Florlda volunsary inclusionary housing program. Bonlder passed a mandatry incivsionary
HOUSng Coal ithI’l iS _ housing ordinance. The acw program

required 209 of housing in new
developments to be priced affordably Jor
low-income honscholls, which Bonldes
now defines ns heuseholds caring less
than 80% of the area sedian income.™
Tlie comprehensive mandalory ordinance
covers all residential developments
regardiess of size (with the exception of
developiments of a single lot with one
awner and w1l floor arca of less than

atiached as Appendix 3.
Benefits

Inclusionary zoning
programs do not

1600 fect).
generally require the Bonker, ol
expenditure of local tax Source: Success in Affordable Housing: The
" ol Merro Denver Experience, Business and
dolia‘ls to fund affordable Professional People for the Public Interest.
housing development. Chicago, 2005.

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
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Inclusionary programs wiil 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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1.4.  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, 1o
make more 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
development, “...Successful infill looks, feels, and functions differently (55) for-sale townhouses and two (2}, 3-stery,

Atlantic Grave is a mixed-use, mixed-income
redevelopment project. cansisting of fifty-five

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 floor. offices on the second floor, and twenty
embrace a mix of uses and incomes, where a wide variely of citizens live, (20) residential lofts on the third floor.

: . . vertooki ic Avenue.
work, and play. It serves pedestrians and cyclists as well as autos.” overlooking Atlantic Avenue

H is the first major private develepment os

Benefits West Atlantic Avenue. located just west of the
world-class Delray Beach Tennis Center, and
¢ The trend towards smaller households can be readily gnc q;'a"er of a mile west of downtown Delray
each.

served by infill development.

e Infill sites already served by infrastructure services can reduce a developer’s
upfront costs and may help to reduce the cost of the housing unit.

e 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 oceur
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.

e Strategics are tailored to address the issues of the special planning area.

e Special land use, developer and finapcial 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

NorTH ST. Luciyr COoUNTY

zrgerid &

TREASURE C025T RECISRA
PLaNymiG COUNCIL

With sd ftr 286 senper & $2 Lovew Covery

Actmenidgenm

Com Commintios Chuz Pyads lewit
Comauriozsss T Bured Rolw Brdo
DrougCowud and Fruhy Hriss s sesr
wasrof S Chxcery Steerng Socamatten 220
3t Lura Couns ol

TrEastv RE CaoasT REGIONATL P11 axx1xg C o v N €1l

I x oo oA ¥ B v E X - 5T . L vtz - Maxrrs - P Ay Bz oac X

Attainable Workforce Housing Toolkit
J-17




Treasure Coast Regional Planning Council

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 area. 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
» Impact Fee Strategies (reduction, waiver, alternative methods of payment, delayed
payment)

Attainable Workforce Housing Toolkit
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1.6.  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 redace 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 to preserve 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
J-19



Treasure Coast Regional Planning Council

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

e Helps to promote attainable housing
development by lowering development
costs.

¢ 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
requircments 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 Orlando currently reimburses the amount of
City impact fees to certified developers of affordable
housing within the City of Ortando. A developer utilizing
this program would pay the impact fees when building
permits are pulled, but would be reimbursed for the
amount of the sewer impact fee and the transportation
impact fee when cetificates of occupancy are issued.
The developer would also be reimbursed 25% of the
school impact fees if developing rental housing and
62% if developing owner occupied housing. The current
amount of impact fees are as follows:

Transportation Impact Fee

Single Family $1,192
Sewer Benefit Fee

Single Family $3,007.60
Schoot Impact Fee (County)

Singte Farnily $7,000

Multti-Family $3,807

Actual amount reimbursed for school impact fee is $951.75 for Rental
Multi-Family; $2,360.34 tor Owner-Occupied Mutti Family; and $4,340
for owner Ogeupied 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 10/10/2008.

techniques such as density bonuses or inclusionary zoning requirements to promote the

construction of affordable housing.

Attainable Workforce Housing Toolkit
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SECTIONII:  HOUSING PRESERVATION

In many communities across the country affordable housing 1s 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:

* Adaptive Reuse
¢ Community Land Trusts

Attainable Workforce Housing Toolkit
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IL1. 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, warehouses

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
so successful it has helppd to Number of Stories:
create over 10,000 housing units. 4
The Adaptive Reuse Ordinance Status:
works by significantly reducing o™t
the time required to obtain a Neighborhood:

R . . South Park
building permit (See Appendix 4).

Number of Units:
91

Building Floor Area;

156,416 The Lee Group spearheaded the Flower Street Lofts, downtown’s
BEHEfitS first for-sale adaptive reuse project. Tn September, 2003, the
Housing Type: United Parcel Service's central operations faciiity was reborn, with

Loft-style Condominiums [ & newly constructed floor, as 31 toft-style condominium homes. At
a record pace, the project soid out, proving there's a vibrant

Adaptlve reusc 1S a gOOd W’dy O Total Project Cost: condominium market in downtown Los Angeles. Flower Street

. . . $35,000,000 Lofts is located in Scuth Park, across the street from the Staples
mtroduce hOUSlI’lg into non- Center, and next tc the Palm Restaurant. Wwith the Harbor freeway
residential areas. and the Blue Line close by, transportation access coutdn'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
J-23




Treasure Coast Regional Planning Council

I1.2. 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
I ee 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 yet
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 10/11/2006.

Benefits

s Helps to ensure long-term affordability of housing
e 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 illustrated how CLTs can be used to
accomplish different goals based upon the community setting and context.

Tn 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 neighborhoods, 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 areas, 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
investiment.

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:

Donation of public land
Down payment assistance
Employer-assisted housing
Housing trust funds
Linkage fees

e & & ®
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1i1.1. 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 usc 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
s 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
327




Treasure Coast Regional Planning Council

I1L.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 personne} 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:

¢ 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, Honsing Prices and Subsidies
1985 2005
Income for Subsidy ncomg for Subsidy
Typteal Needed to Typiceal needed to
SHIP Afford SilF Afford
Homebuyer | Mortgage SHIP SHIP Homebuyer | Morigapge SHIF SHEP
(70% of Amount Eligible Eligible {10% of Amount Eligible Eligible
Medion Qualified Home Home Medlaa Qualified Home Howe
MISA Incomc) For, Price Price Incomi) For Price ¥rice
Daytona Beach $23,73¢ $62,912 £$66,600 $2,355 334,055 £72,360 $195,800 | $114.625
Port Myers $26,250 $72,138 $74,700 $1,067 $37,870 $79,077 $220,500 | $145.333
¥, Lauderdale $30,170 $86,214 $88,200 $221 340,670 $98,740 | 3216900 $113,822
Fart Pieree-St. Lucic $27.510 $76,366 $72.000 50 336,715 $76,066 | $220,500 $£140,023
Fort Walton Beach $25410 $67,192 $77,400 38,460 338,605 198,245 §187,200 $85.210
Jacksonville 327,580 $77.094 £78,300 30 540495 | $116,870 $16G3 80D $43,654
Lakeland $23,170 $61,420 $62,550 sSG $33,320 $80,319 $154, 800 376,385
Miami $24,990 £62,930 $85.500 $20,860 332445 $51,370 | $225000 | $169,130
Naples $31,290 886,694 | $103,500 $14,736 344310 $76,705 | $333,000 | $249.633
' Ocala $20,780¢ 350,893 $61,200 30,082 330,170 374,639 $126,000 $48.841
Orlando, FL 328,000 $78.338 $81,000 $1,041 338,570 350,944 $207,000 | 3111915
Pengucols, FL 524,290 $64,126 $£71,100 §5,551 335,490 $96,930 | 5144000 $44,101
_Punta Gorda 323,240 | §58.057 |  $72.000 | $11,602 $34405 | $82053 | 3166500 | $80,217
Sarasota-Bradenton $26,390 $70,841 S$81,000G %8,538 339,130 $85,564 $230400 ¢ 3140228
Tallahassee $28,280 $80.847 377,400 30 $40300 | 3123415 $144.000 $17,704
‘Tampa-St. Pete 325,480 $69,202 371,100 5476 $36 505 $91,745 $173,700 $78,481
West Patm Beach $31,150 $86,041 $103,500 $15,389 543,470 $98,354 $260,100 | $156,543

Saurce: Florida Housing Coalition

Dlsnster Recavery
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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.
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111.3. 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
Illinois housing counseling agencies and
Housing Action lifingis have yielded
impressive results.

The State of Illinois 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
employees have been counseled, with over
500 successful buyers. An estimated $1.35
million in employer dollars went to help
employees purchase homes in Illinois in
2005,

Benefits

o Litile or no cost to local governments

¢ Improved employee retention for employers

¢ Reduced recruitment and training costs for employers
» Shorter commute time for employees

o [Effective home purchase counseling for employees

Key Policy Issues

EAH programs are typically implemented through public-private partnerships and the
cooperation of focal 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.
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111.4. 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 HOLUSING TRUST OF SANTA CLARA COUNTY'S MONTHLY ELECTROMNC FACT SHERY :
OUR PROGRESS TO DATE -

e S S TOTAL HTSCC TOTAL TOTAL HOUSING

INVESTMENT LEVERAGE OPPORTUNIIES
o “A N'LINE

$23.6$1.067]5,945
QCTOBER, 2006 million billion created

HOMELESS W/SPECIAL NEEDS HOUSING

As of October 1, 2006 the Housing  INVESTMENT As of Qctober 1, 2006 the Housing  {NVESTMENT As of October 1, 2008 the Housing INVESTMENT
Trust of Santa Clara County has Trust has helped 1,665 famfies Trust has ivested s than $5,46

invested $5,973 miflion {as 23 $6-39 buy their first home in Santa Clara $1 1 -73 o {15 boans) it affordatie $5 ] 46
kians to 16 developments) in the million Gounty rough our clasing cost million dtitarlly rentzl develepments, million
creation of shellers and housing koans, Homeawnership Ventre creating 1,258 units of new reml

programs for people who are {EVERAGE Fund prograr, HameStart program LEVERAGE housing in 16 deviaments focated LEVERAGE
homeless with special needs, and SuperFlex oans, The average 5567 throughoat Sante Clara County, The

Thesa developments contain 823 3159 househokd income of our joan iy totaf valee of these develogments is $34 1
units of shelter and housing, and mitlion recipients is $70,433; average miflion more than $341 miion, million
are valued at more than $159 household size is 2 people. The FAMILIES A et Fyting of develoorounts sppears

m§on, bn addition, the Trust has average home purchased with the HELPED below.

invested $470,083 in 21 Loans; PROFLE

GRANTS  WELPED
emergency homeless prevention
grants, assisting 2,199 indwiduaks.

A fu¥ Esting of develapments appoors
Befow.

Source: The Housing Trust of Santa Clara County website accessed on 10/11/06.

Housing Trust's assistance sold for
354,636, with total valuation of
more than $567 miffon,

ons. "l
151258
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Mr. Carl Guardino, President and CEQ 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.
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II1.5. Linkage Fees
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—Dboth 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 6).

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 IV: 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 meandthe city is struggling to retain teachehrs, police

officers, and service workers. To address these challenges,

Santa Cruz created an Accessory Dwelling Unit (ADU) Devel- g&éggogsg\x!&%gﬁlﬁgpLEs
opment Program. Accessofry units create sgparate residences

by converting all or part of a garage or by uilding new struc- :

tures on a homeowner’s property. #1 igﬂ‘édggepg'xed

The city's program aims to create more housing opportuni- #2 Exhibits Compact
ties by making it easier for homeowners to buiid accessory Building Design
units. For example, the city revised its zoning ordinance to Provi

eliminate a covered parking requirement for single-family #3 Provides Range
homes, which freed up space for accessory units. In addi- of Housing Types
tion, the revision included design elements that ensure the #4 Promotes Walkable
accessory ct;nits c%mplement bthelzdsurrounding hoges. Seven Neighborhoods
architects designed compact building prototypes (500 square - -
feet) that address a variety of site needs. These plans have #5 Exhibits a Distinct
been pre-reviewed by city departments, which helps home- Sense of Place
owners by reducing processing time, planning fees, and de- #6 Preserves Open Space

sign costs, #7 Utilizes Existing

The city also released an ADU “How To” manual to help resi- Devejopment

dents navigate the development process. The manual pack- #8 Provides Transportation
ages all the information homeowners need to develop an Choices

accaessory unit, including guidance on making an accessory . )

unit “neighbor-friendly,” managing a construction project, and #9 Practices Fair

being a good landlord, Over 175 manuals and prototype plan Decision-making

sets have been sold. To encourage affordable housing, Promotes Stakeholder
womeowners get financial assistance through accessory unit participation

joan and fee waiver programs if the unit will be rented at an
affordable level.

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_publicationm2004.htm#poiicies_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.”

— David A. Foster, Homeowner, Santa Cruz

QUICK FACTS

Contact: Carol Berg, Housing and Community Location: Santa Cruz, California
Development Manager
City of Santa Cruz, Dep't of Housing Website: www.cl.santa-cruz.ca.us/pl/hed/
& Community Development ADU/adu.htmi
831-420-5108
cberg@ci.santa-cruz.ca.us Implemented: 2003
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Appendix 2

Pinellas County Land Development Code
Affordable Housing Incentives
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Treasure Coast Regional Planning Council

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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Treasure Coast Regional Planning Council

Appendix 3

Florida Housing Finance Corporation
Affordable Housing Programs

Attainable Workforce Housing Toolkit
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HOMEQWNERSHIP PROGRAMS

First Time Homebuyer Program
?“'Eor' s Housi nJ issues bonds under the Single Family Morigoge Revenue Bond Progrom and the procesds fom these bonds ore

used o wriging ?f}}fecr morigage loans through the First Tims Homebuyer Program. firsidime homebuyers then benefit from
mw mor égmg& interest rates due jo the tox oyempt status of the bonds. Eligible borrowers have lo meet ceriain criterio \uch as ihe
frsttime homeabuyer requirement, a3 defined by the Internol Revenue Code, credii worthiness, ond un uppropricte incame level,

H
g program ]Iml

not excead!

Down Payment Assistance Programs

Fynds far down payment ossistance and closing costs are olien provided in conunclion wiih the Firsi Time Homebuyer Progrom
through ‘:‘rae Homeownership Assisiance Program {HAP], the HOME Invesimend Fa'marahps program, the Homeownership
Lssistance for Moderate Income [HAMI program and Thise Percent Cosh Assisiance.

Homeownerhip Pool Progrom

Horido Housin A Finance Corporation, in response fo re :ccr-anued nesd to enhance the chilily ond process of Dwmove:
mw-h qualified Hmebuyers with purchase o tam o, hos created the HOMEOWNERSHIP POOL ["HOP) PROGRAM,
/‘\7

HOP ?EO{'}F\)'Y‘[ is 00519112{ for bc a normompeul ve and on- g‘);l“g progrom, whare Developers, by way of rm online system hove
;

the ohility to reserve funds for efigible homebuyers to pr ovide purchuse ussislance on first -come, firsiserved basis.

T %”fz,esﬁzc% Certificaie
qage Credit Cenificole [MCC) offows the nos'nebijfﬂr to claim o tox credit for some portion of the merigoge inferest paid
i flar for doller sdurt on agoinst their federal tox fiobility. An \l moy be issumﬁ 5r“ homebuyers o‘: tox credit
B / } . 3
m 10 percent o 50 percent bosed on fhe morlgage it . yeor capped of $2,000 annually, Horic‘-’t
e the tax credit rare. The cradt is ronefundabls but moy be -:csr;" & forward for o period vp 1o three (3} yaors
7 } ; iy

gt o

':{)”1

MULTIFAMILY DEVELOPMENT PROGRAMS

Fultifamily Moriguge Revenue Bonds

The Muliifomily morigc\; Revenve Bond pro ogram uses both taxoble and tarexempt bonds prov & below market rale loons to
nmprum mfs‘ tor -orofit developers who set aside o certain percentags of their oparment um?s for low income families. Proceeds
from the soie of these bonds are used fo consiruct or ocquire ond rehobiiiiote muhz[c,rﬂﬂv F m:;i pmp artizs. The Bond progrom's
application scoring and ranking criterio encourage mrrmcxmcl sei asides for lowincome houssholds, Special consideration is given

to progarties that fargel snecmc GE,’OQFCED}’H"' areas such HOPE Vi communilies,

Florido Affordable Housing Guaranies
The Florida Affordoble Housing Guaranise Program encourngss offerdable housing
affordable housing. This program provides guorantess on jaxable and imcexempi @a.uﬁ , and creales o security mechanism 'Hc,s

sliows lenders to seli offorduble housing loons in the sacondary market. It also encourages offordable housing lending activitie
that weould not of f". arwise have laken pﬁcce.

lending | by issuing guoraniess on financing for

o

HOME Investment Partnerships
The HOME program provides non-omortizing, low interest rofe loons 1o developers of cifordable housing wm o'c,mre
rehabilitote, or construct housing for low income families, loors ore ohie i the annual Universal Cycle of the simple

g
‘nterest rate of zerc percent to nonprofit applicants and thrae percent o for-profit opplicants. Florida Housing's HOME p,iog;mm is

designed for sl developments in rural oraas,

2501 Florida Housing

Loy Finonce Ceoerporoction

oA
[E RN

7 Morth Bronough Sirset, Svite 5000 » Teliohe
540,

ABR A1T97 « Fox 850.488‘980{? @ wowow T
J-56
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Florida Housing’s Affordable Housing Programs

Elderly Housing Community Loan

A portion of Siate Apartment Incentive Loan funds is set aside to fund the Elderty Housing Community Loan (EHCL) program. This
program provides up to $750,000 in joons to make substantial improvemens o exisfing affordable elderly remal housing. The EHCL
program generally has one competitive funding cycle each year and the application period is open for a minimum of 60 days. These

funds are available for the purpose of making building preservation, sanitation repairs or improvements required by federal, state or
local regulation codes, and for life safely or secusity related improvements.

Low Income Housing Tax Credits

The competitive Housing Credil program provides for-profit and nonprofit organizations with « dollar-for-doilar reduction in federal
tax liability in exchange for the acquisiiion and substantial rehabilitation, substantial rehabilifation or new construction of aifordable
rental housing units. Special consideration is given to propesties that target specific demographic groups such cs the elderly, homeless
people, farmworkers and commercial fishing workers. Consideration is also given to properties that jarget specific geographic areas
such s the Florida Keys, rural areas, urban infill areas, and Front Porch Florida communities.

State Apariment Incentive Loan Program

The State Apartment Incentive Loan [SAIL) program provides low-interest loans on a competifive basis to developers of affordable
rental housing each year, SAlL funds provide gap financing shat allows developers to obtain the full financing needed to construct
alfordable multifamily units. SAIL doflors are available to individudls, public entifies, and nonprofit or for-profit organizations for
the construction or substantial rehabilitation of muliifamily units. Special consideration is given to properties That farget specific
demographic groups such as the elderly, homeless people, farmworkers, and commercial fishing workers.

SPECIAL PROGRAMS

Predevelopment Loan Program

The Predevelopment Loan Program {PLP) ossists nonprofit and community based organizations, local governments, and public
housing authorities with planning, financing, and developing affordable housing. Eligible organizations mcy apply for a loan of up
to $500,000 for predevelopment activities such as rezoning, fitle searches, legal fees, impact fees, adminisirative costs, s0il tests,
engineering fees, appraisals, feasibility analyses, audit fees, earnest money deposits, insurance fees, commitment fees, administrative
costs, marketing expenses, and acquisition expenses. Technical assistance is also provided.

State Housing Initiatives Parinership

The State Housing Initiatives Parership [SHIP) program provides funds to local governments on a population-besed formula as an
incentive to produce and preserve affordable housing for very low, low, and moderate income families. These funds are derived from
the collection of documentary stamp lax revenues, which are deposited ino the tocal Government Housing Trust Fund. SHIP funds are
distributed on an enfitement bosis 1o all 67 counties and 50 Community Development Block Grant entitlernent cities in Florida. The
minimum cllocation per county is $350,000. SHIP doliars may be used to fund emergency repairs, new construction, rehabilitation,
downpayment and closing cost assistunce, impact fees, construction and gop financing, mortgage buy-downs, acquisition of property
for affordable housing, matching dollars for federal housing grants and programs, and homeownership counseling. Each participating
local government may use up fo ten percent of their SHIP funds for adminisiralive expenses.

Demeonsiration Loans
Florida Housing issues Demonstration loans under authority of 420,507, F.5. Demonstration Loans are issued through o request for
oroposals (RFP] process one or more limes throughout the year. Each RFP is developed to address a certain 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 Catalys? Program

The Affordable Housing Catalyst Program provides on-site and telephone technical assistance and training on the Stute Housing
Initiatives Partnership Program [SHIP), the HOME Investment Partnerships Program and other affordable housing programs. This
technical assistance includes assisting agencies in leveraging those dollars with other public and private tunding sources, training

on forming local and regional public/private partnerships, working effectively with lending instilutions, implementing regulatory
retorm, training for boards of direciors, implementing rehabilitation and emesgency repair programs, developing volunteer programs,
assisting with the design ond establishmens of fiscal and program fracking sysiems, and compliance requirements of siate and
federally funded housing programs. Workshops are conducted throughou? the year o Jocations around the stote.
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 Florida Housing’s Affordable Housing Programs

HURRICANE HOUSING RECOVERY PROGRAMS

The sight hurricanes that hit Florida in 2004 and 2005 domaged approximately one million homes. As part of Florida’s response,
Govermor Bush created the Hurricane Housing Work Group, which made recommendations in February 2005 for the appropriation
of hurricane housing recovery funds. During the 2005 legislotive session, the Florida Legisiature approved $250 million in funding
for some of these recommendations, including a locally-administered Hurricane Housing Recovery Program (HHRP), funded at $208
miliion, and the Rental Recovery Loan Program (RRLP}, funded at $42 million.

In 2006, the legislature appropriated another $92.9 miffion for RRLP and $15 million jo fund two additional hurricane housing
recovery programs recommended by the Hurricane Housing Work Group, the Farmworker Housing Recovery Program {FHRP} and the
Speciai Housing Assistance and Development Program {SHADF}.

Hurricane Housing Recovery Program

The $208 million Hurricane Housing Recovery Program was established to enable local governments impacted by the 2004
hurricanes fo develop and implement fongterm 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 Legisloture made those funds available on July 1, 2005. Local governments developed and submitted disaster recovery plans to

Florida Housing thai 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:

> HHRP was developed to assist households earning incomes up 1o 120% of area median income {AMI), with 30 percent of program
funds reserved for exiremely low-income households.

s Eligible Activities include:
v Repair and replacement of site built housing;
y Land ocquisition;
v Construction and development financing;
»

Down payment, closing costs, and purchase price assistance for site-built and post-1994 manufaciured homes where the wind load
rating is sufficient for the location;

b The acquisition of building materials for home repair and construction;

» Housing re-entry assistance, such as securily dleposits, ufility deposits, and temporary storage of household furnishings,
rental assistance; and

» Community collaboration activities to develop affordable housing.

Rental Recovery Loan Program
The Rental Recovery Loan Program has made funds available to affordable housing developers in 2005 and 2006 as a means of
leveraging existing federal rental financing programs, such as Muttifamily Mortgage Revenue Bonds. One of the goals of this program
is to facilifate the production of additional affordable rental housing stock in areas hurt by the hurricanes.

Rental Recovery Loun Program Fast Facls:

o At least 70% of the units must be set aside for those at or below 60% of area median income (AMI), and ¢ minimum of 15% set-aside
for extremely low income {ELI}.

e Uniis must be set aside as affordable for at least 50 ysors.
s There is o supplemental forgivable loan provided for each EU unit that o developer commits fo set aside for at least 20 years.

» Rents for all units financed through this program are restricted ot the appropricte 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 onedime funds to finance the construction and/or rehabilitation of
housing for farmworkers, with special fargeting to migrant farmworkers. Funds will be awarded on o competitive basis through
an application process to finance housing provided by nor-profits, public housing authorities and other housing providers. Based
on the Hurricane Housing Work Group's recommendations, the FHRP encourages partnerships with nonprofits, farmers, growers,
local governments, trade associations or other organizations that 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 staie impacied by the 2004 and 2005 storms and
proximate to services.

Special Housing Assistance and Development Program

The Special Housing Assistance and Development Program (SHADP) is designed 1o target smalfer rental developments for hard+to-serve
populations such as persons with a disability, frail elders and people who are homeless. Funds will be awarded on o competitive
basis through an application process to 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 cerfain situations.

The Hurricane Housing Work recommended that funding be targeted to developments in Tier | and |l counties. Based on combined
impacts from the 2004 and 2005 storms, those counties are:

e Tier |: Brevard, Broward, Charlofte, DeSoto, Escambia, Hardee, Hendry, Indian River, Martin, Miami-Dade, Monroe,
Okeechobee, Palm Beach, Polk, St. Lucie and Santa Rosa.

s Tier II- Collier, Franklin, Glades, Highlands, Lee, Orange, Oscecla and Volusia.

WORKFORCE HOUSING

Community Worldoree Housing Innovaiion Pilot Program

The 2006 Florida legisiature passed House Bifl 1363 [Ch. 200669, 5. 27, laws of Fla.), o housing bill focused on addressing some
of the affordable housing challenges the Siate currently fuces. HB 1363 includes $50 million for an affordable housing pilot program
called the Community Workforce Housing Innovation Pilot Program [CWHIP). Florida Housing will administer CWHIP, and these
funds will be awarded on a competitive basis through a Request for Proposals [RFP) process to public-private entities secking 1o build
affordable housing for Florida's workforce.

CWHIP promotes the creation of publicprivate partnerships to finance, build and manage warkforce housing and requires the
coordinated efforts of all levels of government as well as private sector developers, financiers, business inteests and service providers.
The program requires that 50 percent of the units built using CWHIP funds be largeted to "essential services personnel,” to be defined
in local SHIP plans. In oddition, 80 percent of the units built using CWHIP must be available to households earning incomes up fo 140
percent of area median income [AMI). This program may serve a broad range of incomas up to 140 percent of AMI.

Eligible Counties:

s High cost counties {relative cost to purchase home compared to incomes|.

» High growth counties.

s Counties willing to make regulatory changes and financial investments in affordable housing.

Eligible Developments:

o Homeownership and rental housing, which may be in a mixed use and/or scatterad site sefting.
s Developments that have at least 15 percent of the total development costs granted or donated.

¢ Developments in neighborhoods close to employers, services, transportation.
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Florida Housing Coalition
Model Linkage Fee Ordinance

Attainable Workforce Housing Toolkit
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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
Toolkit.

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.
http:/fwww.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.  hitp//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 Worlkforce Housing Program

Broward Housing Partnership. “Listing of Potential Affordable Housing Tools”.

Attainable 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 (EIAM) 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
sovernment. 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 Martin County data.

This analysis uses FIAM to indicate whether the Indiantown 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 Indiantown DRI property
with 1,222 single family residences, 428 multi-family units, 10,000 square feet of retail
and 20,000 square feet of office space. In the project’s first five years of development,
the total estimated operating revenues generated by the project for Martin County are
expected to be slightly less than the total operating expenditures incurred. At the sixth
year, the project is expected to begin paying for itself with operating revenues generated
exceeding local government expenditures (Figure 1).
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On the capital side, the project’s capital revenues are expected to exceed capital outlays
in the 12" year of the project’s buildout (Figure 2). The project’s net total fiscal impact
is estimated to be $4.8 million (present value), over the next 20 years.

Figure 1
Project Operating Revenues vs. Operating Expenditures
2008-2023

Figure 2
Project Capital Revenues vs. Capital Expenditures 2008-2023
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The key fiscal impact analysis assumptions and summary results are presented on the
following pages.




Martin County | Fiscal Impact Analysis Summary

Indiantown DRI
12/5/2006 22:05 |
\

Summary of Proposed Land Use Change
' Land Uses Units | Volume | Average Value
 Single-family 7 ' Units | 1,222 | $266,000
Multifamily Units | 428 | $189,000
- Mobile Home ‘ Units 0 $0
' Hotel | Rooms ' 0 $0
' Retail | Sq.Ft| 10,000 | $72
| Office Sq. Ft. 20,000 $65
- Warehouse Sq. Ft. | 0 $0

Industrial | Sq. Ft. | 0 $0
'~ Instutional/Gov't Sq. Ft. 0 $0
- Golf Course _ Holes | 0 $0

Summary of Fiscal Impacts

Over 20 years Over 20 years
Total Present Value* |

- Total Operating Revenue (Development) $93,838,257 $25,731,749
' Total Operating Cost (Martin County) $64,850,998 $19,597,680
' Net Operating Impact $28,987,258 | $6,134,069
' 95% of Net Operating Impact $27,537,895 $5,827,365

Total Capital Revenue (Development) $14,250,109 $6,880,664

Total Capital Cost (Martin County) $14,999,259 $7,885,629
- Net Capital Impact _ -$749,151 -$1,004,964

Net Total Fiscal Impact @ 95% of Revenue $26,788,745 $4,822,401

*(20 years @ 10% discount rate)




Table 6
Martin County
Fiscal Impact Assumptions

Taxable Assessment Ratio
Homestead Exemption

% Single-Family with Homestead
% Multifamily with Homestead

Millage

Martin Gounty

Coast Mgt

Health Care

MSTU Fire Operations
MSTU Parks and Rec.
MSTU Stormwater
MSTU Roads

Poputation-Working Residents
Population-Non-Working Residents
Population- Seasonal
Population (peak season)
Population (total)

(F1 Population Studies, 2005)
Employment (total) (2003 Monthly
Average}

Persons per Household - Single Family
Persons per Household - Multifamily
(F1 Population Studies, 2003)

Total Households

Employment Assumptions
Retail - Neighborhood
Office

Average Annual Change in Property
Value:

Property Sales Value Assumptions
Single-Family - Mid Range
Muitifamily-For Sale Condo
Retail-Neighborhood
Office

0.85
25000
0.78
0.47

4.407
0.097
0.354
2.032

0.2
0.454
0.281

58,397
81,673
15,053
165,123
141,059

58,397
2001
2.24
2.24

61300

Project
598
250

0.03

Project Data
$266,000
$189,000

$72
$65
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{from input data
(from input data
(from input data
{from input data

)
)
)
)

Mills
Mills
Mills
Mills
Mills
Mills
Mills
Equivalent
Factor
0.7619
1
0.375
0.2381
2002
224
2.24

Full-Time
Equivalent

(FI Population Studies, 2005)

sq. ft. per employee
sq. ft. per employee

Source
{Developer)
(Developer)
(Developer)

(Developer)

General Defauits

44,493
81,673
5,645
131,811

13,904
2003
2.24
2.24

180000
95000
80

100




TREASURE COAST REGIONAL PLANNING COUNCIL

EMPLOYEE

Kathryn Boer
Marlene Brunot
Michael J. Busha
Marcela Camblor
Kim Delaney
Sandy Gippert
Elizabeth Gulick
Wynsum Hatton
Stephanie Heidt
Terry L. Hess
Diane Hodel

Trayce Jones

STAFF

IITLE

Regional Planner

Regional Planner

Executive Director

Urban Design Coordinator
Growth Management Coordinator
Accounting Manager
Administrative Supervisor
Graphics Technician/Administrator
Administrative Assistant

Deputy Director

Office Clerk

Administrative Assistant

Peter G. Merritt Regional Ecologist

Penny Myszkowski Secretary/Receptionist

Gregory Vaday Economic Development Coordinator
Joan Young Accounting Clerk

301 East Ocean Boulevard, Suite 300
Stuart, Florida 34994
(772) 221-4060 (phone}
(772) 221-4067 (fax)
e-mail: admin@terpc.org



