COUNCILITEM 8A
DATE * 3/26/12

ORDINANCE 11-29

AN ORDINANCE ‘OF THE CITY OF PORT ST. LUCIE, FLORIDA, AMENDING THE
COMPREHENSIVE PLAN OF THE CITY'OF PORT ST LUCIE TO INCLUDE A LARGE
SCALE AMENDMENT CONSISTING OF TEXT AMENDMENTS TO THE FUTURE LAND
USE ELEMENT AS REQUESTED BY PSL ACQUISITIONS 1, LLC; PROVIDING THE
INVALIDITY OF ANY PORTION SHALL NOT AFFECT THE REMAINING PORTIONS OF
THIS ORDINANCE; AND PROVIDING FOR AN EFFECTIVE DATE.

WHEREAS, the City of Port St. Lucie, Florida, has'adopted a comprehensive plan
known as the City of Port St..Lucie Comprehensive Plan adopted by Ordinance 97-50, as
subsequently amended; and

WHEREAS, the City of Port St. Lucie has recéived an application from PSL
Acquisitions 1, LLC for a large scale amendment consisting of text amendments to the
Future Land Use Eiement of the City of Port St. Lucie Comprehensive Plan, in accordance
with Section 163.3184, Florida Statutes; and

WHEREAS, the City of Port St. Lucie Planning and Zoning Board having been duly
designated as the local planning agency pursuant to Section 163.3174 et. Seq., Florida
Statutes, and having held a public hearing thereon, has considered this proposed
amendment (P11-021) to the Comprehensive Plan and submitted its recommendations
thereon to the City Council; and

WHEREAS, having considered the recommendations of the Planning and Zening
Board, The Port St. Lucie’ City Council has prepared this amendment to the City's
Comprehensive Plan as a Large Scale Amendment in accordance with Section 163.3184,
Florida Statutes, and the proposed amendment has been reviewed by the Department of
Economic Opportunity and the state agencies; and
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ORDINANCE 11-29

WHEREAS, the City Council held two public- hearings on April 25, 2011
and March 26, 2012 to consider the proposed large scale amendment, advertising of the
public hearings having been made, and,;

WHEREAS, the Port St. Lucie City Council desires to hereby formally adopt this
amendment (P11-021) to the City’'s Comprehensive Plan.

NOW, THEREFORE, THE CITY OF PORT ST. LUCIE HEREBY ORDAINS:

Section 1. The Comprehensive Plan of the City of Port St. Lucie is hereby amended
in the following respect:

The text of the Future Land Use Element is hereby amended as shown on the

attached Exhibit “A”.

Section 2. The provisions of the Ordinance are severable and, if any section,
sentence, clause or phrase is for one reason held to be unconstitutional, invalid or
ineffective, this holding shall not affect the validity of the remaining portions of this
Ordinance, it being expressly declared to be the City Council’s intent that it would have
passed the valid portions of this Ordinance without inclusion of any invalid portion or
portions.

Section 3. The effective date of this plan amendment shall be thirty-one (31) days
after the state land planning agency notifies the City that.the plan amendment package is
complete, pursuant to Section 163.3187(3) (c)(4), Florida Statutes. If timely challenged,
this amendment does not become effective until the state land planning agency or the

Administration Commission enters a final order determining the adopted amendment to be
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ORDINANCE 11-29
in compliance. No development orders, development permits, or land uses dependent on
thisramendment may be issued or commence before it has become effective.
PASSED AND APPROVED by the City Council of the City of Port St. Lucie, Florida,

this 26" day of March, 2012.

CITY COUNCIL

CITY OF PORT ST. LUCIE, FLORIDA

BY:
JoAnn M. Faiella, Mayor

ATTEST:

Karen A. Phillips, City Clerk
APPROVED AS TO FORM;

Roger G. Orr, City Attorney
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PORT ST. LUCIE CITY COUNCIL

AGENDA ITEM REQUEST

MEETING: REGULAR _X SPECIAL

DATE: 4-25-11 (1* reading)
3-26-12 (2™ reading)

ORDINANCE _X RESOLUTION __ MOTION
PUBLIC HEARING 3-26-12 LEGAL AD PUBLISH DATES 3-12-12 (copy attached)

NAME OF NEWSPAPER ST. LUCIE NEWS TRIBUNE

ITEM: P11-021. PSL Acquisitions 1, LLC - Large Scale Comprehensive Plan Amendment

RECOMMENDED ACTION: The Planning & Zoning Board on 4/5/11 voted
unanimously to recommend approval of the proposed
Comprehensive Plan Amendment. On April 25, 2011,
the City Council voted to recommend transmittal of the
proposed amendment. FDOT and Martin County
provided comments which are addressed in the staff
report.

EXHIBITS: A. Staff Analysis & Recommendation
B. Ordinance

SUMMARY EXPLANATION/BACKGROUND INFORMATION: Proposed changes to an
objective, policies, and figures of the Future Land Use Element of the City's
Comprehensive Plan regarding the Tradition, Western Grove and Southern Grove NCD
Districts.

IF PRESENTATION IS TO BE MADE, HOW MUCH TIME WILL BE REQUIRED?

SUBMITTING DEPARTMENT: Planning Department DATE: 3/12/12



NOTICE OF PUBLIC HEARING THE
CITY COUNCIL OF THE CITY OF
PORT ST. LUCIE ADOPTION HEARING
FOR THE CITY OF PORT ST. LUCIE
COMPREHENSIVE PLAN AMENDMENT

THE CITY COUNCIL of the City of Port St. Lucie
will hold a PUBLIC HEARING on this item on
March 26, 2012 at 7:00 PM in the CITY COUNCIL
CHAMBERS in the City Hall Building A, located at
121 S.W. Port St. Lucie Blvd., Port St. Lucie, Florida,
on the following:

P11-021 PSL ACQUISITIONS 1, LLC -
COMPREHENSIVE PLAN AMENDMENT
— LARGE SCALE. A request to amend the
text of the Future Land Use Element of the
City’s Comprehensive Plan. The proposed
changes are to amend an objective and
policies regarding the Tradition/Western
Grove and Southern Grove NCD Districts.
Figures 20 and 21, the Conceptual Master
Plans for the Southern Grove and Tradition/
Western Grove NCD Districts, are proposed
to be amended.

NOTICE: No stenographic record by a certified court
reporter will be made of the foregoing meeting.
Accordingly, any person who may seek to appeal
any decision involving the matters noticed herein
will be responsible for making a verbatim record of
the testimony and evidence at said meeting upon
which any appeal is to be based.

Planning and Zoning Department ~ PUBLISH: March 12, 2012




City of Port St. Lucie
Planning and Zoning Department
A City for All Ages

TO: CITY COUNCIL - MEETING OF MARCH 26, 2012
FROM: ANNE COX, ASSISTANT DIRECTOR OF PLANNING AND ZONING -
RE: COMPREHENSIVE PLAN AMENDMENT APPLICATION -

LARGE SCALE

PROJECT NO. P11-021

PSL ACQUISITIONS 1, LLC

DATE: MARCH 24, 2011

BACKGROUND:

The City has been requested by Wesley S. McCurry of Fishkind and Associates, acting
as agent for PSL Acquisitions 1, LLC, to amend the text of the Future Land Use
Element of the City's Comprehensive Plan. The proposed changes are to amend an
objective and policies regarding the Tradition/Western Grove and Southern Grove New
Community Development (NCD) Districts. The Conceptual Master Plans for the
Southern Grove and Traditionestern Grove NCD Districts are proposed to be
amended. The proposed changes are shown in Exhibit "A” of the attached ordinance.
Deletions are shown as strike-through and additions are underlined.

The Pianning and Zoning Board reviewed the proposed amendment at their meeting on
April 5, 2011 and unanimously recommended approval. City Council reviewed the
proposed amendment at their meeting on April 25, 2011 and approved the transmittal of
the amendment to the State Department of Community Affairs (DCA), now known as
the State Department of Economic Opportunity (DEQO). A copy of the proposed
amendment was also sent to the state agencies, the Treasure Coast Regional Planning
Council, St. Lucie County, Martin County, the City of Fort Pierce and the City of Stuart.
Per Chapter 163 of the Florida Statutes, the reviewing agencies are to provide
comments within 30 days of receipt of the proposed amendment. The Florida
Depariment of Transportation (FDOT) was the only agency that commented. Martin
County sent a comment letter which the City received on February 24, 2012 (see
attached). :
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COMMENTS AND RESPONSES:

FDOT Comment: Proposed modifications and increases in non-residential intensities
are not accompanied by adequate data and analysis to determine whether adverse
impacts to the region’s transportation network will occur.

Response: The data and analysis was submitted to the reviewing agencies with the
Southern Grove DRI Substantial Deviation application. The proposed development
order conditions attached to the Southerh Grove DRI Substantial Deviation staff report
(P09-128) address impacts to the transportation network. The comprehensive plan
amendment and the revised DRI development order are required to be adopted at the
same city council meeting per Florida Statutes.

Martin County Comments: See attached letter.

Response: The City's response to Martin County's comments is provided in the
attached letter dated March 5, 2012.

STAFF RECOMMENDATION:

The Planning and Zoning Department staff finds the proposed changes as shown on
Exhibit “A” of the attached ordinance to be consistent with the intent and direction of the
City's Comprehensive Plan and recommends approval.

[E]
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PLANNING DEPARTMENT
GTY OF PORT ST.LUCIE, FL

Florida Department of Transportation

RICK SCOTT 3400 West Commercial Boulevard ANANTH PRASAD, P.E.
GOVERNOR Fort Lauderdale, FLL. 33309 SECRETARY
June 10, 20711

Daniel Holbrook, Director of Planning and Zoning
City of Port St. Lucie

121 S.W. Port St. Lucie Blvd.

Port St. Lucie, FL 34984-5099

Dear Mr. Holbrook:

SUBIECT: Proposed Comprehensive Plan Amendments Review
Local Government: City of Port St: Lucie
DCA Amendment #: 11-D1

The Department has reviewed the proposed 11-D1 comprehensive plan amendments for the City of Port
St. Lucie. The amendment package is being processed and reviewed under the Expedited State Review
Amendment Process from HB 7207 (2011). The proposed amendments were received by the Department
on May 10, 2011. The focus of our review was on impacts to important state transportation facilities,
particularty impacts to Strategic Intermodal System (SIS} and other regionally significant transportation
facilities.

The comment in the attached report relates to a lack of adequate data and analysis for the proposed
amendments affecting approved Developments of Regional Impact (DR1s) and an associated lack of
mitigating provisions for potential impacts to SIS and other regionally significant transportation facilities.

Thank you for the opportunity to participate in the review process. The Department remains committed
to working with the City and its partners in pursuing mobility solutions. [f you have any comments or
questions about this letter, please contact Andrew Riddle at (954) 777-4605.

Sincerely,

Howard Webb, P.E.
Acting Director of Transportation Development

District Four
GOar
cC Ray Eubanks, DCA Kathleen Neill, FDOT Central Office
Terry Hess, TCRPC Nancy Ziegler, FDOT District Four
Anne Cox, City of Port'St. Lucie Lois Bush, FDOT District Four
Kara Weod, St. Lucie County Karen Kiselewski, Renaissance Planning Group

www.dot.state.fl.us



Florida Department of Transportation, District Four
Comments and Recommendations
City of Port St. Lucie 11-D1 Comprehensive Plan Amendment

The City of Port St. Lucie has submitted DCA amendment package 11-D1. The package contains text
amendments to the Future Land Use Element. The focus of our review was on impacts to important state
transportation facilities, particularly impacts to Strategic Intermodal System (SIS) and other regionally
significant transportation facilities. Two SIS roadway facilities cross the City, 1-95 and Florida’s
Turnpike. Okeechobee Road (SR 70) is also a SIS roadway facility within St. Lucie County.

The Department’s findings on the proposed amendments are as foliows:

e Proposed modifications and increases in non-residential intensities are not accompanied by
adequate data and analysis to-determine whether adverse impacts to the region’s transportation
network will occur.

P11-021 - PSL Acquisitions 1, LLC; Text Amendment

This proposed text amendment modifies three policies and one objective in the Future Land Use Element,
and each is associated with the New Community Development (NCD} future land use designation.

The amendment to Policy 1.2.9.1 for the Southern Grove DRI proposes to increase the allowable non-
residential development intensity from 4,100,000 square feet to 13,187,743 square feet. It also proposes to
increase the maximum number of hotel rooms from 300 to 791 and allow the inclusion of a 300-bed
hospital. The amendment also. states the “City may increase or 'decrease the above development units as
may be provided for in an Equivalency Matrix adopted as part of an approved DRI development order.”

The amendment package does not include a transportation analysis to quantify the impact the additional
9,087,743 square feet of non-residential development, 491 hotel rooms, and 300-bed hospital will have on
the region’s transportation network. The Southern Grove DRI is adjacent to 1-95, a SIS facility, but no
information regarding potential impacts to [-95 is provided. In the absence of the proposed amendment to
increase the development potential of the DRI, 1-95 south of Okeechobee Road (SR 70) is projected not to
meet the adopted level of service (LOS) standard at the end of the planning period in 2035. The
following table shows the projected 2035 LOS for segments of 1-95, without the proposed amendment.

Port St. Lucie #11-D1 FDOT District Four
June 10, 2011 Page 1 of 2
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No portion of a proposed Equivalency Matrix was included in the support materials for the proposed
amendment or in associated policies. This absence of intended land use equivalencies and the impacts
each would have on the region’s transportation network creates a policy with no meaningtul or
ptedictable way to determine the magnitude of impacts associated with the proposed amendment.

The Department recommends that the City provide data and analysis demonstrating adopted
transportation. LOS standards will be maintained with the proposed modification to Policy 1.2.9.1. If the
analysis demonstrates they cannot be maintained, it also should identify mitigation needed to maintain the
adopted LOS standards and how it will be funded. Funding for any capital improvements needed to
mitigate impacts should be addressed. in a companion amendment to the City’s Capital Improvements

Element.

Citations:
§163.3180, FS

REVIEWED BY:

REVIEWED BY:

REVIEWED BY:

Port St. Lucie #11-D1

Andrew Riddle, AICP

L.ois Bush

PHONE:

PHONE:

Nancy A. Ziegler

PHONE:

954-777-46035
054-777-4654

954-777-4490

FDOT District Four

June 14, 2011

Page 2 of 2



City oF PorT ST. LUcie

PLANNING & ZONING DEPARTMENT
121 S.W. Port 3t. Lucie Bivd.

Port St. Lucie, Florida 34984-5099

(772) 871-5212

(772) 871-5124 Fax TOD (T72) 873-6339

March 5, 2012

Nicki van Vonno, AICP

Martin County Growth Management Director
Martin County

2401 S E. Monterey Road

Stuart, FL 34996

Re: Southern Grove - Development of Regional Impact, Substantial Deviation (P09-128)

Dear Ms. van Vonno.

I have received and reviewed your letter dated February 20, 2012, First and foremost, 1 would like to
thank you for your comments and concern about our region, Please consider the following responses o
your request and objection.

Your letter references the proposed development order conditions for the subject project that were
reviewed and analyzed by the Treasure Coast Regional Planning Council (TCRPC) this past December.
Piease note that the proposed development order conditions were the applicant’s proposal and not that
of the City of Port St. Lucie. For the past three months, City of Port St. Lucie staff has actively
negotiated the amendments to the development order conditions. The proposed conditions have
substantially changed since the draft that was reviewed by the TCRPC. These proposed conditions will
be reviewed for the first time by the Planning and Zoning Board on March 6, 2012 as a public hearing.
Then, the City Council is scheduled to conduct a public hearing on March 26, 2012. The staff report
and proposed development order are enclosed for your review.

1t has been historically documented that the City of Port St. Lucie has had insufficient non-residential
land and entitlements to support the pre-platted city and annexed areas. This has been documented in
the City’s comprehensive plan, evaluation and appraisal reports, and various studies. The City of Port
St. Lucie has made policy decisions to address the imbalance of housing to non-residential land uses.
The subject development of regional impact was originally approved with the purpose of being the
City’s jobs corridor. Not uniike the  policy decisions of Martin County, e.g., the UsS-1
commercialization just south of the Port St. Lucie municipal boundary or the Ag-tech land use changes
along 1-95, the City of Port St. Lucie will consider providing opportunities for development that leads
to a path of balanced land use sustainability.

Consistent with the TCRPC’s recommendation, the proposed draft development order conditions for
road improvements outside the City have not been reduced. The trip threshold for each segment
remains the same and the year of failure has been moved up by three years in accordance with state
legislation. Copies of the conditions from the existing and proposed development orders are attached.



If you have any questions or need further clarification about the contents of this Jetter, please do not
hesitate to contact me directly. I can be reached at (772) 871-5213.

Sincerely,

V"

Daniel L. Holbrook, AICP
Director of Planning and Zoning

Enclosures

cc:  City Council (w/o enclosures)
Jerty Bentrott, City Manager (w/o enclosures)
Greg Oravec, Assistant City Manager (w/o enclosures)
Roger Orr, City Attorney (w/o enclosures)
Pam Booker, Senior Assistant Attorney (w/0 enclosures)
Anne Cox, Assistant Director of Planning and Zoning (w/o enclosures)
Martin County Board of County Commissioners (w/o enclosures)
Taryn Kryzda, Martin County Administrator (w/o enclosures)
Stephen Fry, Martin County Attorney (w/o enclosures)
Applicant (w/o enclosures)



BOUG SMITH
Commissioner, District 1

ED FIELDING
Commissioner, District 2

PATRICK HAYES
Commissioner, Districl 3

SARAH HEARD
Commissioner, Districl 4

EDWARD CIAMPI
Cominissioner, District §

TARYN KRYZDA, CPM
County Administrator

STEPHEN FRY
County Attorney

TELEPHONE
772-288-5400
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February 20, 2012 Telephone: (772) 288-5495
Fax: (772) 288-5764

Email: nikkiv@martin.fl.us
Mr. Daniel Helbrook

Director of Planning and Zoning
City of Port 3t. Lucie

121 SW Port St. Lucie Blvd.
Port St Lucie, 'L, 34984 .

Dear Mr. Holbrook:

In the previous decade the City of Port St. Lucie annexed over 42 square miles, approved
five Developments of Regional Impact (DRI) and created new future land use designations
in the City Cemprehensive Plan specifically for the DRIEs. The DRIs are cach required to
construct roads outside their boundaries based upon impacts identified in z single traffic
study called the Western Annexation Traffic Study (WATS). Because the DRIs have not
been developing as anticipated the City developed an alternative transportation
methodology. Starting in 2010 and throughout 2011 three of the DRis have proposed that:
1) they are un-coupled from each other 2} they no longer use the WATS and 3) the DRIs
can mitigate their offsite impacts separately through proportionate share funding.

Martin County, as an affected adjacent jurisdiction, monitors the various proposals that
have been proposed for the various DRIs. According to information we have received the
Southern Groves DRI substantial deviation application and the proposed Plan
amendments are scheduled for consideration by the City Council on February 26, 2012.

We have the following comments on these two related items,

DCA/TCRPC identification: Amendment No. 11D1

PSL Acquisitions 1, LLC has proposed a large scale Comprehensive Plan (Text)
Amendment for two different New Community Development District (NCD) future land
use designaiions. One NCD future land use designation encompasses the Tradition and
Western Groves DRIs. The other NCD future land use designation encompasses the
Southern Groves DRL

The result of the proposed.changes are text amendments that® 1) move residential units
and non-residential square footage from one future land use designation (containing two
DRIs) to another future land use designation (containing the Southern Grove DRI, 2)
correct inconsistencies between the Comprehensive Plan and the Southern Groves DRI
regarding approved units and square footage and 3} permit a net increase of non-
residential square footage, above what was fransferred, to the Southern Groves DRI

“Policy 1.2.8.1: The density and intensity of the Gathnd=96 Tradition/Western
Glrove NCD District shall be limited to 14,600 11,307 residential units, 6;:600:860
2.358.810 non-residential square feet, and-500 150 hotel rooms, and institutional
civie, amenities and ancillary uses. The City may increase or decrease the above
development units as may be provided for in an Equivalency Matrix adopted as
part of an approved DRI Development Order.”

wnmid2012L216.doex



“Policy 1.2.9.1: The density and intensity of the Southern Grove NCD District shall
be limited to 6660 7,348 residential units, 4366:000 13,187,743 non-residential
square feet, and-368 791 hotel rooms, 306 hospital beds and institutional, civic
amenities and ancillary uses. The City may increase or decrease the above
development units as may be provided for in an Bouivalency Matrix adopted as
part of an approved DRI Development Order. The Southern Grove NCD District
shall, at & minimum, contain the Residential, Mixed Use and Employment Center
as the three areas required by Policy 1.2.2.1”

Source: Port St. Lucie; Apphication materials transmitted to the Department of Community
Affairs; May 2, 2011,

Southern Groves Substantial Deviation

According to the TCRPC repart; “The Southern Grove DRI Substantial Deviation
application has the dual purpose of 1) increasing development intensities, and 2) amending
the transportation conditions so that they are unique to Scuthern Grove, and eliminate the
need to rely on roadway improvements to be built by cthers. The developer is proposing to
mitigate transportation impacts by using “proportionate share” and building some pieces of
the transportation system network.”

The TCRCP raised & number of 1ssues with the proposed changes to the Southern Groves
transportation conditions of approval and said “It is.likkely that the proposed amendments
to the DO will create additional traffic impacts-on regional roadways.” The following table
compares the proposed changes to the Southern Groves DRI

Use Approved Proposed Change
Residential (DU) 7,388 7,388 0
Retail (SF) 2,164,061 3,675,075 +1,511,014
Office (SF) 2,073,238 2,430,728 +357,490
Research and 0 2,498,602 +2,498,602
Development {SF)

Warehouse/Industrial 1,999,405 4,583,338 +2,583,933
(SF)

Hotel (rooms) 500 791 +291
Hospital (beds) 0 300 +300
Total non-res (SF) 6,236,704 13,187,743 +6,951,039
excluding hospital beds

and hotel rooms.

Martin County has the following comments on these two items:

The plan amendments and the Southern Groves substantial deviation proposee a net
increase of 6:9 million non-residential square feet.and proposes to reduce or delay the road
improvements that the DRI must make in Martin County. The net increase of square feet
(nenresidential) made possible by the Plan amendment and the reduced road
improvements in Martin County proposed in the DRI (Transportation Condition 17 and
Table 2) will increase the impact on Martin County above what has already been planned
and approved. The increase of 6.9 million additional non-residential square feet would
seem to far exceed the need for this type of non-residential development in the region. 1t
would appear to devalue the already existing approved 6.3 million square feet.

emd20121.216.doex




The Southern Groves Substantial deviation proposal drops any requirement to widen
Citrus Blvd. from Port St. Lucie Blvd. to Martin Hwy. and it increases the trip thresholds
before making improvements to Martin Hwy. We note that the TCRPC recommended
conditions of approval do not include these changes.

Martin County respéectiully requests that the plan amendments not increase the allowable
approved non-residential square footage. Martin County strongly objects to the removal of
road improvements in Martin County from the Southern Groves DRI. We recomrend that
the Scuthern Groves DRI continue to include improvements necessary to address traffic
impacts to Martin County.

Sincerety,

Vil wom Crmre”

Nicki van Venne, AICP
Martin County Growth Management Director

NvVip;

et City of Port St. Lucie Council Members
Jerry A. Bentrott, City Manager
Martin County Board of County Commissicners
Taryn Kryzda, County Administrator
Stephen Fry, County Atiorney
Ciyde Dnlin, Senior Planner

amd20121.216.duex



ORDINANCE 11-029

AN ORDINANCE OF THE CITY OF PORT ST. LUCIE, FLORIDA, AMENDING THE
COMPREHENSIVE PLAN OF THE CITY OF PORT ST LUCIE TO INCLUDE A LARGE
SCALE AMENDMENT CONSISTING OF TEXT AMENDMENTS TO THE FUTURE LAND
USE ELEMENT AS REQUESTED BY PSL ACQUISITIONS 1, LLC; PROVIDING THE
INVALIDITY OF ANY PORTION SHALL NOT AFFECT THE REMAINING PORTIONS OF
THIS ORDINANCE; AND PROVIDING FOR AN EFFECTIVE DATE.

WHEREAS, the City of Port St. Lucie, Florida, has adopted a comprehensive plan
known as the City of Port St. Lucie Comprehensive Plan adopted by Ordinance 97-50, as
subsequently amended; and

WHEREAS, the City of Port St. Lucie has received an application from PSL
Acquisitions 1, LLC for a large scale amendment consisting of text amendments to the
Future Land Use Element of the City of Port St. Lucie Comprehensive Plan, in accordance
with Section 163.3184, Florida Statutes; and

WHEREAS, the City of Port St. Lucie Planning and Zoning Board having been duly
designated as the local planning agency pursuant to Section 163.3174 et. Seq., Flornda
Statutes, and having held a public hearing thereon, has considered this proposed
amendment (P11-021) to the Comprehensive Plan and submitted its recommendations
thereon to the City Council; and

WHEREAS, having considered the recommendations of the Planning and Zoning
Board, The Port St. Lucie City Council has prepared this amendment to the City's
Comprehensive Plan as a Large Scale Amendment in accordance with.Section 163.3184,
Florida Statutes, and the proposed amendment has been reviewed by the Department of
Economic Opportunity and the state agencies; and

Page 1 of 3
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ORDINANCE 11-029

WHEREAS, the City Council held two public hearings on April 25, 2011
and March 26, 2012 to consider the proposed large scale amendment, advertising of the
public hearings having been made, and;

WHEREAS, the Port St. Lucie City Council desires to hereby formally adopt this
amendment (P11-021) to the City’'s Comprehensive Plan.

NOW, THEREFORE, THE CITY OF PORT ST. LUCIE HEREBY ORDAINS:

Section 1. The Comprehensive Plan of the City of Port St. Lucie is hereby amended
in the following respect:

The text of the Future Land Use Element is hereby amended as shown on the

attached Exhibit “A”.

Section 2. The provisions of the Ordinance are severable and, if any section,
sentence, clause or phrase is for one reason held to be unconstitutional, invalid or
ineffective, this holding shall not affect the validity of the remaining portions of this
Ordinance, it being expressly declared to be the City Council’s intent that it would have
passed the valid portions of this Ordinance without inclusion of any invalid portion or
portions.

Section 3. The effective date of this plan amendment shall be thirty-one (31) days
after the state land planning agency notifies the City that the plan amendment package is
complete, pursuantto Section 163.3187(3) (c)(4), Florida Statutes. If timely challenged,
this amendment does not become effective until the state land planning agency or the

Administration Commission enters afinal order determining the adopted amendment to be

Page 2 of 3
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ORDINANCE 11-029
in compliance. No development orders, development permits, or land uses dependent on
this. amendment may be issued or commence before it has become effective.
PASSED AND APPROVED by the City Council of the City of Port St. Lucie, Florida,

this 26™" day of March, 2012.

CITY COUNCIL

CITY OF PORT ST. LUCIE, FLORIDA

BY:
JoAnn M. Faiella, Mayor

ATTEST:

Karen A. Phillips, City Clerk
APPROVED AS TO FORM:

Roger G. Orr, City Attorney

Page 3of 3
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Exhibit * A"

Policy 1.2.2.9: The following unique term shall apply to regional mali/lifestyle
center projects within the Regional Business Centers of the NCD district.

a. Gross Leasable Area (“GLA”), shall be defined as the sum of gross
horizontal areas of all floors of a building designed for the tenants’
occupancy and exclusive use, expressed in sq. ft. and measured
from the inside face of the exterior walls. GLA does not include
public or “common areas” i.e., hallways and exit corridors,
stairwells, elevators, escalators, lobbies, mall concourses or mall
management offices nor does it include mechanical rooms,
mechanical chases, basement, mezzanines (unless used as retail
sales space), public and private restrooms, outdoor lumber and
garden areas and storage areas that are roofed and enclosed but
not served by a HVAC system or other unoccupied areas.

Obijective 1.2.8. The Gatlird-96 Tradition/MWestern Grove NCD District is hereby
established.

Policy 1.281: The density and intensity of the of the Gatind-85
TraditionfWestern Grove NCD District shall be limited to 14600 11.307
residential units, 6,000,000 2 358,810 non-residential square feet, and-500 150
hotel rooms, and institutional, civic, recreation and accessory uses. The City
may increase or decrease the above development units as may be provided for
in_an Equivalency Matrix -adopted as part of an approved DRI Development
Qrder.

Policy 1.2.9.1: The density and intensity of the of the Southern Grove NCD
District shall be himited to 6,680 7,388 residential units, 4400000 13,187.743
non-residential square feet, and-300 791 hotel rooms, 300 hospital beds and
institutional, civic, recreation :and accessory uses. The City may increase or
decrease the above development units as may be provided for in an Equivalency
Matrix sidoptéd as pait of an approved DRI Development Order. The Southern
Grove NCD District shall, at a minimum, contain the Residential, Mixed Use and
Employment Center as the three areas required by Policy 1.2.2.1.
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ORDINANCE 11-29 COUNCIL(TEM 10B
DATE  4/25/11

AN ORDINANCE OF THE CITY OF PORT ST. LUCIE, FLORIDA, AMENDING THE
COMPREHENSIVE PLAN OF THE CITY OF PORT ST LUCIE TO INCLUDE A LARGE
SCALE AMENDMENT CONSISTING OF TEXT AMENDMENTS TO THE FUTURE LAND
USE ELEMENT AS REQUESTED BY PSL ACQUISITIONS 1, LLC; PROVIDING THE
INVALIDITY OF ANY PORTION SHALL NOT AFFECT THE REMAINING PORTIONS OF
THIS ORDINANCE; AND PROVIDING FOR AN EFFECTIVE DATE.

WHEREAS, the City of Port St. Lucie, Florida, has adopted a comprehensive plan.
known as.the City of Port St. Lucie Comprehensive Plan adopted by Ordinance 97-50, as
subsequently amended;-and

WHEREAS, the City of Port St. Lucie has received an application from PSL
Acquisitions 1, LLC for a large scale amendment consisting of text amendments to the
Future Land Use Element of the City of Port St. Lucie Comprehensive Plan, in accordance
with Section 163.3184, Florida Statutes; and

WHEREAS, the City of Port St. Lucie Planning and Zoning Board having been duly
designated as the local planning agency pursuant to Section 163.3174 et. Seq., Florida
Statutes, and having held a public hearing thereon, has considered this proposed
amendment (P11-021) to the Comprehensive Plan and submitted its recommendations
thereon to the City Council; and

WHEREAS, having considered the recommendations of the Planning and Zoning
Board, The Port St. Lucie City Councii has prepared this amendment to the City’s
Comprehensive Plan as a Large Scale Amendment in accordance with Section 163.3184,
Florida Statutes, and the proposed amendment has been reviewed by the Department of
Community Affairs; and

Page 1 of 3
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ORDINANCE 11-29
WHEREAS, the City Council held two public hearings on and
to consider the proposed large scale amendment, advertising of the public hearings
having been made, and;

WHEREAS, the Port St. Lucie City Council desires to hereby formally adopt this
amendment (P11-021) to the City's Comprehensive Plan.

NOW, THEREFORE, THE CITY OF PORT ST. LUCIE HEREBY ORDAINS:

Section 1. The Comprehensive Plan of the City of Port St. Lucie is hereby amended
in the following respect:

The text of the Future Land Use Element is hereby amended as shown on the

attached Exhibit “A”".

Section 2. The provisions of the Ordinance are severable and, if any section,
sentence, clause or phrase is for one reason held to be unconstitutional, invalid or
ineffective, this holding shall not affect the validity of the remaining portions of this
Ordinance, it being expressly declared to be the City Council’s intent that it would have
passed the valid portions of this Ordinance without inclusion of any invalid portion or
portions.

Section 3. The effective date of this comprehensive plan amendment shall be the
date a final order is issued by the Department of Community Affairs or Administration
Commission finding the-amendment in compliance in accordance with Section 163.3184,
Florida Statutes, whichever occurs earlier. No development orders, development permits,

or land uses dependent on this amendment may be issued or commence before it has

Page 2 of 3
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ORDINANCE 11-29
become effective. If a final order of noncompliance is issued by the Administration
Commission, this amendment may nevertheless be made effective by adoption of a
resolution affirming its effective status, a copy of which resolutions shall be sent to the
Department of Community Affairs.

PASSED AND APPROVED by the City Council of the City of Port St. Lucie, Florida,

this day of , 2011.
CITY COUNCIL
CITY OF PORT ST. LUCIE, FLORIDA
BY: .
Joann M. Faiella, Mayor
ATTEST:

Karen A. Phillips, City Clerk
APPROVED AS TO FORM:

Roger G. Orr, City Attorney

Page 30of 3

P11-021. PSL.Acquisitions 1, LLC CPA



ORDINANCE 11-29
Exhibit * A”

Policy 1.2.2.9: The. following unique term shall apply to regional mall/lifestyle
center projects within the Regional Business Centers of the NCD district.

a. Gross Leasable Area ("GLA”), shall be defined as the sum of gross
horizontal areas of all floors of a building designed for the tenants’
occupancy and exclusive use, expressed in sqg. ft. and measured
from the inside face of the exterior walls. GLA does not include
public or “common. areas” ie., hallways and exit corridors,
stairwells, elevators, escalators, lobbies, mall concourses or mall
management offices nor does it include mechanical rooms,
mechanical chases, basement, mezzanines (unless used as retail
sales space), public and private restrooms, outdoor iumber and
garden areas and storage areas that are roofed and enclosed but
not served by a HVAC system or other unoccupied areas.

Objective 1.2.8: The Gatlin/d-95 Tradition/Mestern Grove NCD District is hereby
established.

Policy 1.2.8.1: The density and intensity of the of the GatlinA-95
Tradition/Western Grove NCD District shall be limited to 14.600 11,307
residential units, 6-800.000 2.358,810 non-residential square feet, and-500 150
hotel rooms, and institutional, civic, recreation and accessory uses. The City
may increase or decrease the above development units. as may be provided for
in_an Equivalency Matrix adopted as part of an approved DRI Development
Order.

Policy 1.2.9.1: The density and intensity of the of the Southem Grove NCD
District shali be limited to 6,800 7,388 residential units, 4400;000 13,187.743
non-residential square feet, ahd-300 791 hotel rooms, 300 hospital beds and
institutional, civic, recreation and accessory uses. The City may increase or
decrease the above.development units as may be provided for in_an Equivalency
Matrix adopted. as part of an appioved DRI Development Order. The Southern
Grove NCD District shall, at a minimum, contain the Residential, Mixed Use and
Employment Center as the three areas required by Policy 1.2.2.1.
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PORT ST. LUCIE CITY COUNCIL

AGENDA ITEM REQUEST

MEETING: REGULAR _X SPECIAL

DATE: 4-25-11 (Second Public Hearing to be scheduled after review by the Department of
Community Affairs)

ORDINANCE _X RESOLUTION __MOTION

PUBLIC HEARING 4-25-11 LEGAL AD PUBLISH DATES 4-11-11 (copy attached)

NAME OF NEWSPAPER ST. LUCIE NEWS TRIBUNE

ITEM: P11-021. PSL Acquisitions 1, LLC - Large Scale Comprehensive Plan Amendment

RECOMMENDED ACTION: A motion on the transmittal of the plan amendment to
the State Department of Community Affairs.

The Planning & Zoning Board on 4/5/11 voted
unanimousiy to recommend approval of the proposed
Comprehensive Plan Amendment.

EXHIBITS: A Staff Analysis & Recommendation
B. Ordinance

SUMMARY EXPLANATION/BACKGROUND INFORMATION: Proposed changes to an
objective, policies, and figures of the Future Land Use Element of the City’s
Comprehensive Plan regarding the Tradition, Western Grove and Southern Grove NCD
Districts.

IF PRESENTATION IS TO BE MADE, HOW MUCH TIME WILL BE REQUIRED?

SUBMITTING DEPARTMENT: Planning Department DATE: 4/11/11



able to partici-
Luis Barcia, Florida State representative
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The bill passed 81-38.

“This 13 the year that
I have felt more isolated,
because I have not been
able to participate,” said
Rep. Luis Garcia of Miami
Reach, first elected in 2006,
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PLANNING AND ZONING
DEPARTMENT ¥
NOTICE OF PUBLIC MEETING

THE CITY COUNCIL of the Gity of Port St. Lucie
will hold a PUBLIC HEARING on this item on

CHAMBERS in the City Hall Building A, located

Florida, on the following:

P11-021 PSL ACQUISITIONS 1, LLC: -
comprehensive plan amendment — LARGE'
SCALE. A request to amend the text of
the Future Land Use Element of the City’s
Comprehensive Plan. The proposed
changes are to amend an objective and
policies regarding the Tradition/Western
- Grove and Southern Grove NCD Districts.
Figures 20 and- 21, the Conceptual.
Master Plans for the Southern Grove and
Tradition/Western Grove NCD DISIHC’[S
are proposed to'be amended.
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ITEM #7(G)

City of Port St. Lucie
Planning and Zoning Department
A City for All Ages

TO: PLANNING & ZONING BOARD - MEETING OF APRIL 5, 2011
FROM:  ANNE COX, ASSISTANT DIRECTOR OF PLANNING AND ZONING /.,
RE: COMPREHENSIVE PLAN AMENDMENT APPLICATION —

LARGE SCALE

PROJECT NO. P11-021

PSL ACQUISITIONS 1, LLC

DATE: MARCH 24, 2011

The City has been requested by Wesley S. McCurry of Fishkind and Associates, acting
as agent for PSL Acquisitions 1, LLC, to amend the text of the Future Land Use
Element of the City's Comprehensive Plan. The proposed changes are to amend an
objective and policies regarding the Tradition/Western Grove and Southern Grove New
Community Development (NCD) Districts. The Conceptual Master Plans for the
Southern Grove and Tradition/Western Grove NCD Districts are proposed to be
amended. The proposed text changes are shown as strike-through for deletions and
underlined for additions as follows:

Policy 1.2.2.9: The following unique term shall apply to regional mall/lifestyle center
projects within the Regional Business Centers of the NCD district.

a. Gross Leasable Area (“GLA"), shall be defined as the sum of gross
horizontal areas of all floors of a building designed for the tenants’
occupancy and exclusive use, expressed in sq. ft. and measured from the
inside face of the exterior walls. GLA does not include public or “common
areas” i.e., hallways and exit corridors, stairwells, elevators, escalators,
lobbies, mail concourses or mall management offices nor does it include
mechanical rooms, mechanical chases, basement, mezzanines (unless
used as retail sales space), public and private restrooms, outdoor lumber
and garden areas and storage areas that are roofed and enclosed but not
served by a HVAC system or other unoccupied areas.

21021 PSL Acouisition 1. LLGC



ITEM #7(G)

Analysis and Jus_tiﬁcation

This policy was included in the Comprehensive Plan last year along with the addition of
the Regional Business Center sub-district. The definition for “gross leasable area” was
included because malls usually have 20-25% of the building in common space area that
is not leasable. The proposed.addition of “regional mall/iifestyle center” is to clarify that
gross leasable area pertains only to those types of projects. It would not apply to
smaller free standing buildings such as restaurants, banks, retaif stores, etc., that may
be located in the Regional Business Center.

Objective 1.2.8: The Gatlind-85 Tradition/Western Grove NCD District is hereby
established.

Policy 1.2.8.1: The density and intensity of the of the Gatlin/l-85 Tradition/Mestern
Grove NCD District shall be limited to 44,600 11,307 residential units, 6;600;000
2 358.810 non-residential square feet, and-560 150 hotel rooms, and institutional,_civic,
amenities and ancillary uses. The City may increase or decrease the above
development units as may be provided for in an Equivalency Matrix adopted as part of
an approved DRI Development Order.

Analysis and Justification

The Gatlin/I-95 NCD District encompasses the area of the Tradition and Western Grove
Developments of Regional Impact (DRI). The objective and policy are proposed to be
amended to change the name to be consistent with the DRIs. The development
intensities are also proposed to be amended to be consistent with the current approved
development intensities of the DRIs.

Policy 1.2.9.1: The density and intensity of the of the Southern Grove NCD District shall
be limited to 6.600 7,388 residential units, 4,400,000 13,187,743 non-residential square
feet, and-300 791 hotel rooms, 300 hospital beds and institutional, civic, amenities and
ancillary uses. The City may.increase or decrease the above development units as may
be provided for in an Equivalency Matrix adopted as part of an approved DRI
Development Qrder. The Southern Grove NCD District shall, at a minimum, contain the
Residential, Mixed Use and Employment Center as the three areas required by Policy
1221, .

Analysis and Justification

A substantial deviation application (DRI amendment) has been submitted for the
Southern Grove DRI (P09-128) which is currently going through the review process.
The substantial deviation application is to increase the development densities and
intensities of the Southern Grove DRI. Pursuant to Section 380.06(6) of the Flonda
Statutes, a comprehensive plan amendment related to a DRI amendment may be
initiated by the developer and must be considered by the local governing body at the
same time as the proposed DRI amendment. The local governing body must hold a

2
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ITEM #7(G)

public hearing on the transmittal of the proposed comprehensive plan amendment and
then transmit the proposed comprehensive plan amendment to the Department of
Community Affairs (DCA) for comment. After receiving a response from DCA, the local
government must wait af least 30 days and then may hold a public hearing to take
action on both the DRI amendment and the proposed comprehensive plan amendment.
Both applications must be heard at the same meeting.

The applicant has provided an analysis to justify the increased development densities
and intensities for the project. (See attached). The analysis indicates that the densities
and intensities- proposed are appropriate given the projected population growth and
demand for office, industrial and commercial space.

The potable water and wastewater demand is expected to increase by 1.257 MGD and
1.068 MGD respectively. The project is within the service area of the Port St. Lucie
Utility Systems Department. The Ultilities System has indicated that there is adequate
plant capacity existing or planned to serve the project.

A revised ftransportation analysis is being cohducted in conjunction with the DRI
amendment. The results of that analysis wifl be incorporated into the transportation
conditions of the amended development order for the DRI.  This will ensure that
roadway levels of service are addressed per the City’s Comprehensive.Plan.

Solid waste generation is expected to increase by 28 tons per day. Solid waste
capacity for St. Lucie County is measured and planned based on population projections.
There is adequate capacity to accommodate this project.

There are existing conditions in the Southern Grove DRI development order which
address schools, sform water management and police and fire protection.

The revised Figure 20, Southern Grove NCD District Conceptual Master Plan, depicts
the conceptual master plan required by NCD District Policy 1.2.1.4. It illustrates the
allocation of the land use sub-categories and how they function in relation to each other.
Figure 21 revises the figure originally adopted by Ordinance 02-143 for the Gatlin/l-95

NCD District.

Analysis and Justification

The revised Figure 20 is proposed to be consistent with master development plan "Map
H” submitted .as part-of the DRI amendment application. Figure 21 is proposed to be
consistent with the revised boundaries for the Tradition and Western Grove DRIs.

STAFF RECOMMEMTION:

The Planning and. Zoning Department staff finds the proposed changes to be consistent
with the intent and direction of the City's Comprehensive Plan and recommends
approval.

()
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Southern Grove NCD - Comprehensive Plan Amendment

Section I: Application For Comprehensive Plan Amendment

City of Port 5t. Lucie For Office Use Only

Planning & Zoning Department

121 SW Port St. Lucie Boulevard Planning Dept: ‘!D//— o2 |
Port St. Lucie, Florida 34984 Fee (Nonrefundable): j]ﬁ 4 Gl o0
(561) 871-5212 Fax (561) 871-5124 Receipt# /090

Application fee: $1,800, plus $1Q for each acre or portion thereof, Make checks payable to the *City of Port St. Lucie.” All
items on this application should be addressed; otherwise it cannot be processed. Attach proof of ownership; two copies of deed
or contract for purchase. Please type or print clearly in BLACK ink.

Property Owner

Name: PSL Acquisitions |, LLC s
Address: 4333 Edgewood Rd. NE
Cedar Rapids, 1A, 52499

Telephone No.:  (319) 355-2304 Fax No.:

If property is in multiple or corporate ownership, please provide one contact persen.ﬁ. :
Name: David Feltman
Address: PSL Acquisitions 1, LLC
4333 Edgewood Rd. NE

Cedar Rapids, 1A, 52496
Telephone No.:  (319) 355-2304 Fax No.:
Agent of Owner (if any)

Name: Wesley S, McCurry (c/o Fishkind & Associates, Inc.)
Address: 10489 SW Meeting St.
Port St. Lucie; FL. 34987
Telephone No.: (7721 340-3500 Fax No.:. (772) 340-3718

Property information
Boundary Description:  N/A (text and figure amendments)
(Attach map)
Property Tax LD. Number: N/A (text and figure amendments)

Current Land Use: N/A  (text and figure Proposed Land Use: N/A  (text and
amendments} figure
amendments)
Current Zoning: N/A  (text and figure Acreage of Property: N/A  (text and
amendments) figure
amendments)

Reason For Comprehensive Plan. Amendment _
Text modifications to Future Land Use Element policies yw Tor an increased non-residential development program for the
Southern grove NCD District as supported by the Soythern Grove Development of Regional lmpd(,l Substantial Deviation
ADA.

4/

Signature of Owner ate

*If signaiure is not that of owner, a letter of authorization from the owner is needed.

NOTE: Signature on this application acknowledges that  certificate of concurrency for adequate public facilities as needed 1o
service this project has not yvet been determined. Adequacy of public facifity services is not guaranteed al this siage in the
development review process. Adequacy for public facilities is deiermined through certification of concurrency and the issiance
of final local development orders as may be necessary for this project to be determined based on the applicarion matertal
submitted.

February, 2011 Page 1



Southern Grove NCD ~ Comprehensive Plan Amendment

Section II: Introduction
A. Background

Southern Grove is an approved Development of Regiondl Impact located in the City of Port St.
Lucie. The 3,606 acre site is located west of Interstate 95, north of the C-23 Canal and south of
Tradition Parkway. See Map A, General Location Muap.

The project is currently approved for 7,388 residential units, 1,999,404 sq. ft. of industrial
/warehouse, 2,073,238 sq. fr. of office, 2,164,001 sq. ft. of retail, 500 hotel rooms and ancillary
uses, such as schools, recreation and open space and infrastructure.

The. proposed modifications will increase the nonresidential land use as follows:
3,673,075 sq. fi. - Commercial Retail

2,430,728 sq. ft. - Office

2,498,602 sq. ft. - Research & development

4,583,338 sq. ft. - Industrial

791 hotel rooms

300 hospital beds

The project currently includes a 100,000 square foot building occupied by Torrey Pines Institute
for Molecular Studies, a 111 room hotel, and a 130,000 square foor building is under
construction for the Vaccine and Gene Therapy Institute. Three roads have been constructed
and completed; specifically Village Parkway from Tradition Parkway to Becker Road;
Community Boulevard from Tradition Parkway to Discovery Way, and Discovery Way from
Village Parkway to Community Boulevard. An interchange with Interstate 95 has also been
constructed ar Becker Road  These roads provide access to all of the properties in Southern
Grove.

The project will provide large scale employment and retail opportunities lacking in the Treasure.
Coast area. The lack of nonresidential land in Port St. Lucie is well documented. A Land Use
Demand Study prepared for the City by Thompson Consulting in 1999, the Martin and St. Lucie
Counties Regional Land Use Study (2002) and the Urban Land Institute (ULI) Advisory Services
Fanel Report (2004), all identified the need for properties for industrial, commercial and office
development due to the following challenges to land development patterns and transportation
within this region.

« Development patterns within the US I and I-95 corridors include a mixture of small platted
lots that limits the ability to assemble land for significant development and promotes
piecemeal development patterns, which are not conducive to sound growth management;

. A sizable imbalance in the location of housing and jobs resulting in long work commutes;

«  Physical and environmental features that limit roadway connectivity and allow for only few,
increasingly congested, continuous routes serving the area; and

« Prevailing market demand from the western portion of the Urban Services Area.

The reports concluded that local govermments should work cooperatively 1o concentrate future
residential and commercial development. in cofpact mixed-use centers spread throughout the
region to sustain the local economy, expand travel choices and avoid costly road improvements
by reducing trip lengths and encouraging interaction between uses. To some degree, rthis
cooperative effort has already begun with the Tradition and Southern Grove DRI developments.

February, 2011 Page 2



Southern Grove NCD - Comprehensive Plan Amendment

The 4-mile stretch along 1-95 between Gatlin Boulevard/Tradition Parkway and Becker Road is
commonly referred to as the Jobs Corridor. The Jobs Corridor will provide land for employment
opportunities currently not available in Port St. Lucie and allow the city to Degin to reverse the
trend of residents traveling outside of the city for jobs.

Mixed Use, Regional Business and Employment Center areas will contain commercial, personal
service and office uses convertiently located to the residents and within easy access to all of the
Treasure Coast as shown on Exhibit A, Conceptual Development Plan,. This design will have
positive impact on energy resource consumption, because residents will enjoy shorter shopping
and work trips, as well as provide opportunities for utilization of combined heat and power, and
smart grid technologies. In some cases, residents will be able to walk or bike to neighborhood
stores.

A Needs Analysis prepared Dy Dr. Henry Fishkind of Fishkind & Associates, included in response.
to Question 10 of the Soiithern Grove DRI Substantial Devidation ADA and subsequent sufficiency
responses, indicates that the density and intensity proposed within the Southern Grove NCD
District is appropriate. given the projected future population growth of the City. A Fiscal Impact
Analysis also prepared by Dr. Fishkind, included in response 1o Question 11 of the Southern
Grove DRI Substantial Deviation ADA and subsequent sufficiency responses, provides evidence
that the necessary funding: for the anticipated services will be generated by the development
contemplated within the Southern Grove NCD District,

The proposed NCD District will facilitate a piivate/public partnership to manage giowitt wiinin u
predictable framework over the next 25 years. In addition, it will provide the foundation for a
powerful economic development initiative, which will have long-term beneficial results for the
City of Port St. Lucie, St. Lucie County and the region.
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Southern Grove NCD - Comprehensive Plan Amendment

Section IIT: Port St. Lucie CPA

A. Land Use Amendment Application Summary

Application No.:

Receipt'Number: Fee: $

Location:

See attached Legal Description and Tocation Map.

Plat:
Unplatted

Owner’s Name:
PSL Acquisitions 1, LLC

Telephone No.:
(319} 355-2304

{Attach verification af ownership)
Agent’s-Name:

Wes McCurry

Fishkind & Associates

Felephone No.:
772-340-3500

Acreage:

Block: Lot:
N/A N/A

Address:
4333 Edgewood Rd. NE
Cedar Rapids, 10, 52499

Please see Authorization Letter.

Address:
10489 SW Meeting Street
Port St. Lucie, FL 34087

Fax No.:
772-340-3718

N/A (text and figure amendments)

Existing Land Use Designaiion:
N/A (text and figure amendments)

Existing Zoning:

N/A (text and figure amendments)

Proposed Port St. Lucie Land Use Designation:*
N/A (text and figure amendments)

Surrounding Land Use Designation:
N/A (text and figure amendments)

Surrounding Zoning:

N/A (text and figure amendments)

Nearest public water and facility:
N/A (text and figure amendments)

Flood Zone:

Surrounding Existing Uses:
N/A (text and figure amendments)

N/A (text and figure amendments)

N/A (text.and figure amendments)

Nearest sanitary sewer and facility:

February, 2011
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New Community Development District - Comprehensive Plan Amendment

Wetlands:
N/A {text and figure amendments)

Existing Structures: Existing Vegetation:
N/A (text and figure amendments) N/A {text and figure amendments)

Reason for comprehensive plan amendment:

Text modifications to Future Land Use Element policies to allow for an increased non-residential
development program for the Southern grove NCD District as supported by the Southern Grove
Development of Regional Impact Substantial Deviation ADA. The increase in the non residential
development program will establish a compact, mixed-use, master-planned community center that will (i)
provide for a greater diversity of employment opportunities in proximity to a variety of housing types; (ii)
improve the jobs/housing balance through complementary land uses in closer proximity to residential
areas; (iii) create sustainable development and increased property values. As a bi-product of creating such
an area, it is expected that the number and length of automobile trips shall be in greater balance.

i % @ 2 /28/ 11

+

Wes McCurry Daté
Fichkind & Associates -
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New Community Development District - Comprehensive Plan Amendment

B. Public Facilities Analysis

A full analysis was conducted to determine the maximum public facilities impacts that could be expected
from development of the property at the uses proposed underPolicy 1.2.9.1. as part of the Southern Grove
DRI Substantial Deviation ADA and subsequent sufficiency responses. Please refer to the responses to
the following Questions contained in the Southern Grove DRI Substantial Deviation ADA and subsequent
sufficiency responses: Question 17, Water Supply; Question 18, Wastewater Managemment; Question 20,
Solid Waste/Hazardous Waste/Medical Waste; Question 21, Transportation; and Question 25, Emergency
Services.

C. Consistency with the Policies of ‘the Port St. Lucie Comprehensive Plan

The Southern Grove DRI is consistent with the City of Port St. Lucie Comprehensive Plan. The property
has a New Community Development (NCD) land use and a portion of it has been rezoned to Master
Planned Unit Development (MPUD) to allow for development. The Southern Grove DRI Substantial
Deviation ADA proposes to ‘increase the non-residential portions of the approved Southern Grove DRI
Development Program. The text amendment proposed in this application is intended to dccompany the
Substantial Deviation ADA so that Policy 1.2.9.1 is consistent with the development program prosed in
the Substantial Déeviation ADA. '

February, 2011 Page 6
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4.0

4.1

Officefindustrial Market Summary

The officefindustrial market analysis estimates a supportable demand for office
and industrial space in each Submarket. This supportable demand is based on
the -current employment concentration by category within each Submarket. The
employmerit data is obtained by the State of Florida agency for Workforce
Innovation, which monitors employment by category. The categories are first
separated between White Collar and Blue Collar jobs, and then further delineated
by the type of business. This analysis estimates the number of jobs for each
category to which the: Consultant applies an average square footage per job to
estimate the supportable demand for office/industrial space within a Submarket.
The inventory of office/indusirial space is again obtained from CoStar with the
western, less populated Submarket, supply obtained from the county property
appraiser database.

Cffice Development Summary

The matrix below shows the number of office properties, rentable building area,

-average building size, average rent, and occupancy within sach Offise/Industrial

Submarket.
= "Rentablé

Submarket ‘Properties | iBldg Aréai] i

N. Palm Beach 305| 8,504,270

W. Martin 1 7596

E. Martin 342| 3,868,551

E. St. Lucie/Martin 331 4,241,201

W. St Lucie 4 13,269

E.St. Lucie 176] 1,835,200 10427
W.indian River 3 10,498 3499
E. Indian River 188 1,031,642 10,275
Grang Total 1.350| 20,408,236 15417

Source: CoStar Commercial Real Estate Information Services

(Rest of Page Left Intentionally Blank)
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Located below is a map showing the location of office space within the
area.

study

[2 1 Ay 3

Office Locations
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4.2

From our analysis, we find that the North Palm Beach Submarket has the highest
concentration of office space within the region, followed by the East St
LucieMartin Submarket (Tradition's Location). The fact housing is more
affordable in the St Lucie/Martin Submarket has begun to attract more office uses
to this area. That.coupled with the development of large office, commerce and
research parks within the Tradition community has begun to diversify the region’s
economy of which the St Lucie/Martin Submarket is the becoming the center.

Industrial Development -Summary

The matrix below shows the number of industrial properties, rentable building
area, average building size, average rent, and occupancy within each
Office/Industrial Submarket.

Submar riigsid| Bldg Area

N.PaimBeach | 18 1,660,551 70.84
W, Marin i Ell Z 359 NJA
E. Mariin 368| 8997519 91.66
E. St Lucie/Martin 222] 4,607,959 88.71
W. 8t Lucie 27 720,150 g3.0
E. St Lucie 411 8,280,756 ©5.89
W. Indian River. 4 501,360 93.29
E. Indian River ' 93} 1,208,887 76.87
Grand Total 1,145 25,979,533 91.23

Source; CoSfar Commercial Real Estate Information Services

As the market moves east with development like Traditions, office demand will
follow. It'is evident the office and industrial development is moving toward 1-85
and the Florida turnpike to take advantage of easy access for employees and to
provide access to a wider regional market, primarily south into Palm Beach
County.
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Located below is @ map showing the location of industrial space within the study
area.
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5.0

5.1

The industrial supply is concentrated in the East St Lucie and East Martin
Submarkets which are Fort Piece and Stuart respectively. These areas are within
close proximity to airports and are older in nature.

Office/Industrial Capture Analysis

As mentioned above, the Consultant prepared a demand forecast for office and
industrial space for each Submarket (section 7.0 of report) based on
employment-by-industry growth. The next step is for the Consultant to estimate
what share of the demand forecast Tradition can.reasonably expect to capture,

Because office and ‘indusirial space is destination-oriented (as opposed to
convenience-oriented e.g. retail space), Tradition has potential to capture
demand from the entire study area rather than a smaller trade area or particular
Submarket.

Community Life Cycle

The first step in the capture rate analysis is to examine where Tradition is in its
community life cycle. The life cycle is characterized by four distinct stages. A
figure of the Community Life Cycle is shown below. Tradition is currently in the
Growth Stage of the life cycle.

Community Life Cycle

FISHKING
& RESVES
ikt
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5.2

This assessment is important because a Project's ability to effectively capture
growth is affected by its position in the life cycle when compared fo other
competing projects. Properties in the earlier stages of the life cycle tend to have
higher capture rates for a number of reasons:

*  They are vacant and have more space to offer the user market;
» New properties usually have the best current location in the area;

» New buildings have less functional obsolescence.

Tradition is a newer community in the growth stage of its life cycle. Roughly
2,700 dwelling units are currently constructed out of a planned +/~ 18,000 with
commercial development having commenced in 2005. The table below shows a
summary of Tradition's onsite commercial development to date.

:; 37 2008|E::2009| Total to Date
Retail (sqft) 13,011 - 567,406
Office (sqft) _ 9,492 - 62,955
Indus. {sqft} -— - — --| 100,000 100,000
Hote! (rooms) -— - - — 111 111

Source: Client information

Structural Impact Effects

The next step in the capture analysis is to recognize the effect significant
structural impacts like-the location of major R&D/medical/institutional entities and
the opening of two new interchanges will have on Tradition's office/industrial
capture prospects.

Torrey Pines, Oregon Health and Science University's Vaccine and Gene
Therapy Institute ("VGTI"), Martin Memorial, and the Mann Institute have
purchased land in Tradition. Torrey and VGTI are currently under construction
and Martin Memorial expects to receive all of its approvals and to break ground
for a 300-bed hospital in 2011. Mann is planning -a major medical office park
adjacent to Martin and is planning a major medical devices rmanufacturing plant
for the area. Furthermore, there are two new interchanges slated for opening in
the Tradition area.

A critical mass of R&D/medical/institutional properties with superb access within
Tradition is ‘a compelling attractor to secondary businesses seeking to capitalize
on potential 'synergies. This would include businesses that provide services,
support, and amenities to the piimary facilities.
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53

Taken together, these are transforming developments which render analysis of
historic capture rates in comparable area communities ineffective. Tradition will
be able to achieve and maintain critical mass more rapidly than comparable
projects.

The guestion then becomes, ‘how to estimate office and industrial capture rates
within the framework of the structural impacts recognized above? An instructive
approach is to examine each surrounding Submarket's capacity to accommodate
new demand.

Capacity Analysis

Having established Tradition’s position in the community life cycle and
recoghized the structural impacts of large R&D/medical/institutional prospects
and the opening of two new interchanges, the next siep in the capture rate
analysis is to quantify each Submarket's capacity to accommodate new demand.
This exercise is important because these capacity cstimates will be compared to
demand estimates for each Submarket to assess where the most optimal capture
opportunities may lie. That s, some Submarkets may simply not have as
adequate a supply of suitable, functional land available to support a variety of
unique demand opporturiities as other Submarkets.

The capacity analysis begins with an inventory of vacant commercial and
industrial designated lands by Submarket utilizing tax record data. Based on the
Consultant's experience, total inventory of vacant commercial/industrial lands
does not represent effective capacity. This is due to a number of reasons such
as: land ownership patterns, environmental or regulatory hindrances, locational
issues, feasibility issues, functionality, potential for conversion {o other uses, or
the fact that these vacant lands may not be introduced to the market for
development at all over the study horizon. To account for these realities, the
Consultant has applied an adjustment factor fo the vacant lands. To arrive at a
square foot capacity for each Submarket, the Consultant then applied a floor-
area ratio to the.adjusted vacant lands. This is shown in the table below.

prm
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Submarket Capadity {sqft}i[:Vatant Acres apacity.{sqft)
No Palm Beach 73172 25.0% 1,992,116 597.64 25.0% 1,301,652
Wast Martin 342.29 25.0% 931,885 111.98 25.0% 243,892
East Martin 625,54 25,0% 1,703,033 620.00 25.0% 1,350,363
E. St Lucie/Martin 322,10 25.0% 876,919 1,701.33 25.0% 3,705,499
West St Lucie 442 .67 25.0% 1,205,180 52:14 25.0% 113,552
East St Lucie 2,348.89 25.0% 6,394,850 1,276.07 25.0% 2,779,276
West Indian River 159.13 25.0% 433,234 393.14 25.0% 856,253
East Indian River 502.42 25.0% 1,367,639 1,432.35| 25.0% 3,119,859
Total 4,743 12,912,939 5,587.00 12,168,493

Note: FAR of .20 utilized for office, .25 for industrial

The table shows that the East St. Lucie Submarket has the most potential
capacity for industrial space while the E. St. Lucie/Martin Submarket (Tradition)
has the most potential capacity for office space. It should be noted that the total
capacity planned for Tradition is not included in the above estimate.

Now that office and industrial capacity have been estimated for each Submarket,
it is useful to provide -a comparison to projected demand for each Submarket.
This is shown in the table below.

E wrindistrlal 2| Industrial Dernand | :Capacity (4 “Dffice sOfficeDemand ?| Capaclty {-)
Submarket : +Capacity Ti4] 505 2008-2040 5 ) W Demand © Submarkat” “Capacity.] '2008-2040 Dmd | #Deriand
No Palm Beach 1,802,118 2,640,623 (848,507) No Palm Beach 1,301,652 1,971,822 {670,270)
Wast Martin §31,885 40,207 891,677 West Martin 243,882 29,364 214,528
East-Martin 1,703,033 271,011 1.432,021 'East Martin 1,350,363 826,273 524,082
*E. St Lucie/Martin 876,918 1,788,427 (911,608) *E. 8i Lucie/Manlin- 3,705,499 1,067,076 2,6838423
West St Lucie 1,205,180 -200,880 1,004,290 Wesl:St-Lucie 113,652 64,330 49,222
East St Lucle 6,304,850 049,269 5,445,581 East St Lucie 2,779,276 668,900 | 2,110,375
West Indian River 433,234 369,560 63,6874 West Indian River 856,253 174,995 681,258
East Indian River 1,367,839 1:534,633 (166,693} East Indian.River 3,118,659 860,523 | 2,159,138
Total 14,905,055 7,794,520 7,110,535 Total 13,470,146 5,763,383] 7,706,763
*Doesnt include Tradition capacity *Doesnt Include Tradition capacity
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2040 Land Use Capacity by Submarket
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The table and chart above show that some Submarkets will have entirely
depleted their capacity of suitable vacant office and industrial lands within the
study period. Examining the data in this fashion is useful because Submarkets
that have a tight relationship between capacity and demand may not be as
desirable because of the lack of choice and flexibility created. Furthermore, a
lack of available capacity tends to cause price levels to rise relative to other
jocations. Submarkets with depleted or diminishing land capaciiies should be
examined by Tradition as potential sending areas for demand.
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54  Ofiice/Industrial Capture Estimation

Located below is the Consultant’s capture estimation for officefindustrial space.
The Consultant utilized the information in the sections above as a guide to
estimate the capture of office and industrial space that the Tradition Community
could expect to reasonably achieve, The table below assumes the depleted
capture from the surrounding submarkets would move to” Tradition due to its
position in the commuriity life cycle, the imminent positive structural impacts, and

its unigue and superior'regional development offerings.

Located below is the office capture estimation which includes office parks and
professional and medical office buildings.

Based on our analysis, we are estimating that 206,544 saft of newly demanded
office space could be iocated in Tradition by the end of 2010.

In-a normal market and considering Tradition is offering newer and better quaiity
product, we are also assuming that a percentage of the existing market would
also relocate to Tradition. As the community matures, the market capture of

@ 2008 Fiskkind & Assaclates, Inc. All Rights Reserved
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OFFIGE:CAPTURE ANALYSIS 2008-2010}:%72010-2015| F5:2015-2020| #7-2020-2025] :::2025-2030] »::2030-2035| 3. 20362040
No Palm Beach Demand {sqff) 201,986 451,028 378,263 312,703 255,443 206,845 165,855
Tradition Capture Rate (%) 15% 5% 50% 50% 50% 50% 50%
Tradition Tapture (sqit} 30,298 112,757 189,132 156,351 127,722 103,323 82,527
Wes{ Mariin Demand (sqgft) 3,185 6,059 5,680 4,502 3,683 2,936 2,329
Tradition Capture Rate {%) 90% 90% 80% 50% 50% 90% 90%
Tradition Capture (sqff) 2,866 6,263 5172 4,133 3,315 2,643 2,006
East Martin Demand {sgit) 93,081 200,359° 160,547 127,875 101,365 80,046 63,021
Tracition Captire Rate (%) 20% 25% 30% 40% 50% 25% 25%
“vradition Captiiz (sqfi) 18,810 50,020 43,184 01,180 50,682 20071 15755
E. St Lucie/Martin Demand (sqft} 105,490 238,615 203,442 170,623 140,902 115,056 93,047
Tradition Capture Rate {%) 85% B85% 85% 85% 85% 85% B5%
Tradition Captire (sqrf) 88,667 202,823 172,026 144,945 119,766 97,798 75,080
West St LLucie Demand {sqft} 8,207 14,1861 12,208 10,230 8,603 7.071 5,749
Tradition Capture Rate (%) 85% 85% 85% 5% 85% 85% 85%
Tradition Caplure (sqft) &,278 12,037 10,377 5,780 7,313 6,010 4,886
East St Lugie Demand (sqff) 71,667 167 348 129,178 104,027 84,493 &7, 584 53,726
‘fradition Capture Rate {%) 30% 35% 50%. 50% 50% 50% G0 |
Tradition Capture (sgt) 21,500 585,071 64,589 52,464 42,246 33 782 26,863
West lndian River Demand {sqft} 12,596 31,484 30,858 28,085 26,630 23,832 20,831
Tradition Capture Rate (%) 25% 25% 25% 25% 25% 25% 25%
Tradition Caplure (sqit} 3,149 7,866 7,665 7,246 5,658 5,058 5,208
East indian. River Demand {sqft) 100,502 222,649 184 866" 161,660 122,967 93,929 79,049
Tradition Capture Rate (%) 35% 35% 35% 35% 35% 35% 35%
Tradition Capture (sqft} 35,176 77,927 64,703 53,046 43,039 34,625 27,667
Total New Demand (syft) 504,692 1,322,581 1,104,843 811,485 744,086 602,078 483,607
Total New Demand (cumulative sgft) 594,692 1,817,273 3,022,187 3,933,611 4,677,697 5,279,776 5,763,383
Total Tradition Capture New Demand {sgHt} 206,544 524,834 562,667 478,115 400,741 304,160 244,493
Total Tradition Capture New Demand.[cumulative sgft) 206,644 731,377 1,294,045 1,772,160 2,172,800 2,477,050 2,721,643
Total Existing Supply 20,408,236 | 20,408,236 | 20,408,236 | 20,408,236 | 20,408,236 | 20,408,236 | 20,408,238
Tradition Capture:Rate applied to Existing Supply 0,00% 0.75% '2.00% 2.00% 2.00% 2.00% 2.00%
Traditlon Capture of Existing Supply - 163,062 408,165 4G8,165 408,185 408,165 408,165
Tradition Total Capture {Cumulative} 206,544 884,438 1,702,209 2,180,324 | 2,681,065 2,885,214 3,129,708




existing office space is expected to increase. We are estimating no outside
capture at the beginning of the time horizon with it increasing to 2% over time.

Over the 30 year timeframe, we could expect Tradition to be home fo
approximatety 3:1-million square feet of office space based on its capture of both
newly demanded and existing space.

Located helow is the industrial capture estimation which includes research and
gommerce parks along with industrial and warehouse uses.

INDUSTRIAL:CABTURE-ANALYSIS 3 QI_JB-I«!U‘IO 15204 0-2015] 522 2015-2020§ 2 2020-2025! * 2025-20300 ©: 2030-2035(:1i2035-2040
No Palm Beach Demand {sqgft} 270,480 603,977 505,536 418,744 342,087 278,721 222,008
Tradition Capture Rale (%) 15% 258% 50% 50% 50% 50% 50%
Tradition.Capture (sqft) 40,572 150,994 253,268 208,372 171,033 138,360 111,048
West Martin Demand (sqff) 4,360 8,529 7,777 6,287 5,043 4,021 * 3,180
Tradition Capture Rale (%) 20% 90% 80% 90% 80% 90% 90%
Tradilien Capture (sqft) 1,924 B;576 7,000 5,658 4,539 3,618 2,870
East Martin Demand (sqft) 30,523 65,716 52,658, 41,842 33,247 26,254 20,671
Traditien Capture Rate {%) 25% 25% 25% 25% 25% 25% 25%
Tradition Capture (sgft) 763 16,429 13,185 10,485 8,312 5,564 5,168
E. St Lucle/Martin-Demand {sgff) 176,803 398,920 340,971 285,799 238,152 182,835 155,947
Tradition Capture Rate (%) 85% 85% 85% 85%) B85% 85% 85%
Tradition Capture (sqft) 150,282 339,032 288,825 242,929 200,729 163 910 132,585
West St Lucle Demand (sgft 19,384 44,224 38,125 32,259 26,866 22,081 17,052
Tradition Capture Rale (%) 85% B5% 85% T E5% BT as%| T B5%
Tradition Capture {sqft} 16,476 37,590 32,408 27,430 22,836 18,769 15,258
East St Lucle Demand (suft) 101,705 223 287 183,323 148,907 119,808 95,883 78,245
Traditlon Capture Rate (%) 50% 50% 50%)| 50% 50% 50% 50%
Tradition Capture (sqR) 50,853 111,649 81,661 74,454 59,954 47,942 38,122
West Indian Rlver Demand {sgff) 26,600 66,448 64,745 61,211 56,238 50,329 43,991
Tradition Capiure Rate (%) 26% 25% 25% 25% 25% 25% 26%
Tradition Caplure (saft) 0,650 1€.812 16,166 15,303 14,060 12,582 10,899
East Indian River Demand {sqff) 160,582 355,704 295 342 242 133 196,453 158,048 126,289
Traditton Capture Rate {%) 35% 35% 35% 35% A5% 35% 35%
Tradition Capture (saft) 56,197 124,496 103,370 84,748 68,759 55,317 44,201
Total New Demand {sqft) 790,418 1,788 813 1,489,478 1,237,281 1,015,874 826,172 566,363
Total New.Demand {cumulative sqft) 780,418 2559,231 [ 4,048,700 52855907 6,301,984 [ 7128137 [ 7,704,520
Jotal Tradition Caplure New . De mand (sqft) 332,685 806,278 806,881 670,367 550,222, 447 062 360,223
Total Tradition Capture New Demand {cumulative sqft) 332,585 1,138,864 [ 1,945,745 | 2,816,112 3,166,334 [ 3,613,306 3,973,619
Total Existing Supply 31,632,225 | 31,832,226 | 31,632,225 31,632,225| 31,632,225| 31,632,225 31,632,226
Tradition Capture Rate applied to Existing Supply 0,00% 0.75% 2:00% 2.00% 2.00% 2.00% 2.00%
Tradition Caplure of Existing Supply - 237,242 632,645 632,645 632,645 632,645 632,645
Tradition Total Capture {Gumulative) 332,585 1,376,105 2,578,288 3,248,756 3,798,878 4,246,040 4,606,263

Based on our analysis, we are estimating that 332,585 sqft of newly demanded
industrial space could be located in Tradition by the end of 2010,

In a normal market and considering Tradition is offering newer and better guality
product, we are also assuming that a percentage of the existing market would
also relocate to Tradition. Aé. the community matures, the market capture of
existing industrial and commerce park space is expected to increase. We are
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estimating no outside capture at the beginning of the time horizon with it
increasing to 2% over time.

Over the 30 year timeframe, we could expect Tradition to be home to
approximately 4.6-million sguare feet of industrial and commerce parks based on
its capture of hoth newly demanded and existing space.

Conclusions Concerning Capture Analysis

Based on the analysis: prepared in the original report and the additional analysis
prepared in this executive summary, there is sufficient demand to support the
planned uses at Tradition. The diminishing supply of large newly developed
Master Planned communities offering employment, recreation and housing
opportunities allows the community to attract to potential” businesses. The
existing and planned facilities in Tradition will continue to attract high quality, high
wage jobs o this area of Florida.

It is our opinion that Tradition’s retaii strategy focus on fostering and retaining its
internally generated demand for convenience-oriented retail. A proper mix of

_tenants that caters to a wide variety of retail needs will decrease the likelihood

that residents will iravel offsite to shop. Furthermore, the Project's superior
access and visibility along Interstate-95 will enhance the viabllity of its larger
community and regional retail offerings.

The development of neighborhood centers should be strategically timed and
placed to provide support for new deveiopment. Neighborhood retail in and -
around the Tradition cormunity should be developed after community centers
are in place, thereby increasing the marketability and sustainability of the center.

The development of community retail centers are the most important as they
provide the most community support offering the.goeds and services needed, ie
grocery, pharmaceutical, personal services. The development of community
centers is driven by the business plans of the grocers and other anchor fenants.
Therefore sites for community centers must provide adequate demographics and
good locations. Based on the current locations of community centers, parcels
between Fort Pierce and Vero Beach may offer good future oppertunities outside
of Tradition.

The. development of regional retail centers offers the fargest concentration of
goods and services in a destination based center which also may offer
entertainment. The development of neighborhood centers is driven by the
business plans of the anchor tenants which will locate in the centers.

1
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It is important to note that to establish the project strategically, the project will
need to offer for-sale and leasing rates in-line with current market averages or
below market averages to generate initial project absorption. Over time it is
believed the project can achieve 10 percent premiums above and beyond the
market average.

The Client's vision for the project is consistent with the project location and
access and the overall emerging nature of the Treasure Coast market. The mix
of uses also takes into account the overall residential growth prospects and
demand for nearby office space in the market.

At this time, the Consultant recommends that the Client's office/industrial strategy
should focus on expiojting the critical mass of R&D/medical properties planned
for the community. By strongly promofing the internal synergies available to
‘anciftary and support businesses; the Client can create a clustering of office,
research and higher education setvices unique to the market. In addition, the
Client could focus oh matketing to businesses that utilize showroom space as the
property has superb Interstate access and visibility.
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* includes beds (hospital) and rooms (hotel)

**students

Briefly describe previous and existing activities on site. Identify any constraints or special
planning consideratiops that these previous activities have with respect to the proposed
development.

The project site has been used for agricultural activities including sod farm, citrus and cattle. A
series of impoundments provides irrigation and drainage for these agricultural uses. The existing
drainage ditch parallel to the site on the east has also contributed to the poor quality wetlands
that exist on parts of the site. Table 10-1, existing Land Uses, Map B, Aerial Photograph and
Map D, Land Use Map provide an overview of the existing site conditions.

There is one building (100,000 sq. ft.) currently occupied by Torrey Pines Institute of Molecular
Science and another building under consiruction (111 room hotel). Village Parkway, Community
Boulevard and Discovery Way are all currently under construction.

If the development is proposed {o contain a shopping center, describe the primary and
secondary trade areas which the proposed shopping center will serve.

The development will contain shopping centers vanging from neighborhood centers to regional
centers.

The project retail demand-stems from the proportion of household income spent on retail goods,
the visitor-related expenditures associated with the residential and hotel, and the employze
expenditures.  Ulilizing the St. Lucie County median household income of 859,800 for the
residents of the project’s 7,388 primary households, Fishkind estimates there will be an
aggregate household income of §441.8 million.” Lastly, the employment component of the project
(28,301 employees) generates relail demand in the form of convenience shopping as well as
restaurant expenditures. Assuming $3/day for each employee Fishkind estimates nearly $31.3
million in employee expenditures. :

The next step in the analysis was to determine what portion of that income will be spent locally
and subsequently on retail. Based on previous analyses regarding this topic, Fishkind estimated
that approximately 35 percent of the household income will be spent on retail expenditures, which
translates to $154.6 million dollars. This estimate. is consistent with the US. Departmént of
Commerce’s Consumer Expenditure Survey estimates that 35 percent of houschold expenditures
are spent on retail goods and services. Table DI summarizes the estimates of retail spending.

The primary trade: area in this case is the development and households within a 30 minute drive
time radius of the project. The residential component (7,388 units) is estimated to support
704, 000 retail square footage. The project is estimated to generate 28,301 employees at buildout
which will support an estimated 104,289 square feet of commercial square footage within the
project in the form of ancillary lunch, dinner and other assorted retail purchases. The employees
represent another source of retail expenditures.

Table D1. Spending as a Share of Aggregate HH Income
Project Employment 28,301
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Annual Local Expenditures per Employee 51,106
Est. Employment Local Retail Expenditures 531,300,906
ULI Conversion ($/3q fi) 8300
Retail Demand (sq fi) 104,336
Primary Households
Residential Units 7,388
2008 HUD Median HH Income 559,800

Cumulative HH Income

5441,802,400

% of HH Income Used For Retail Expenditures 35%
Retail Expenditures £154,630,840

ULF Conversion ($/5q fi) 5260
Retail Demand (sq fi) 594,734

Retail Demand (sqft)/Household 80.5
Primary TA - Total Retail Demand (sq fi) 699,070
Neighborhood Demand (sq fi) (15%) 104,560
Community Demand (sq fi) (50%) 349,535
Regional Demand (sqfi} (35%) 244,674

Source: Fishkind and Associates, Inc.

Census estimates for a 30-minute drive-time radius from the project indicate total households of
133,841 and household growth from 133,841 units in 2008 to an.estimated 258,439 households in

2029. Map D1 shows the 30-minute market for the project.

Map DI. Project 30-Minute Drive-Time Market
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" Ar buildoui, those households within 30-minutes of the developmeni, represent an estimaied &
million square feet of retail demand. During this same tiime period, nine other DRIs will be
bringing retail square footage to market and the current Treasure Coast Square, of which an
estimated 4.5 million square feet will compete with the project. Table D2 summarizes the retail
demand forecasted and curvent supply of regional retail and the net need through the project

" development horizon.

Table D2. Site-Specific Regional Supply and Demand for Retail Space

Regional Type Totals

2009 2014 2019 2024 2029

GENERAL MERCHANDISE 1,847,244 2,184,116 2612112 3,103,997 3,630,903
FOOD 10,657 12,60} 13,070 17,908 20,948
FOOD SERVICE 116,399 131,399 157,456 187,057 218,604
CLOTHING & ACCESSORIES 130,508 154,308 184,546 - 219,297 256,523
SHOES 36,138 42,729 51,102 60,725 71,033
HOMFE FURNISHINGS 41,457 49,017 58,623 .. 69,662 81,487
HOME APPLIANCES/MUSIC 122,041 144;297 172,573 205,071 239,882
BUILDING MATERIALS/HARDWARE, 227,681 269,201 321,954 382,580 447,524
AUTOMOTIVE 0 0 0 0 9
HOBBY/SPECIAL INTEREST WITH GIFT/SPECIALTY
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GIFT/SPECIALTY 87,307 103,228 123,457 146,705 171,608

JEWLERY 13,103 15,492 18,528 22,017 25,755
LIQUGCR WITH FOOD SERVICE

DRUGS 4,861 5,747 8,873 8, i67 9,554
OTHER RETAIL 52,679 62,286 74,491 88,518 103,545
PERSONAL SERVICES 17,392 20,563 24,593 29,224 34,785
ENTERTAINMENT 1,365,805 1,614,880 1,931,329 2,295,016 2,684,597
TOTAL 4,067,271 4,809,865 3,752,707 6,835,944 7,996,148
EXISTING COMPETING SUPPLY (4,549,392) (4,549,392) (4,549,392} (4,54%,392) (4,549,392)
NET NEED (482,121) 260,473 1,203,315 2,286,552 3,446,754

Source: Fishkind and Associates, Inc.

The retail net demand’ for the project at buildout is estimated at 3.5 million square feet which
covresponds with the 3.7 million square feet planned for the project. As designed, the project will
support regional retail needs for the emerging market.

E. Describe in general terms how the demand for this project was determined.

As noted is Part D, the retail net demand for the project at buildout is estimated at 3.5 million
square feet which corresponds with the 3.7 million square feer planned for the project. As
designed, the project will support regional vetail needs for the emerging market.
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