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City of Port St. Lucie

Memorandum
TO: CRA BOARD
JERRY A. BENTROTT,,CITY,MANAGER
FROM: GREGORY J. omveéﬁzgs\;m CITY MANAGER
DATE: JANUARY 20, 2012

SUBJECT: PROPOSED MODIFICATION TO THE COMMUNITY REDEVELOPMENT
PLLAN FOR SOUTHERN GROVE

For your review and comment, please find the first draft of the proposed modification
(amendment) to the Community Redevelopment Plan for Southern Grove. It is my hope that
Monday’s meeting will not be a formal affair, but rather a workshop where we can roll up our
sleeves and: discuss important issues such as the Vision Statement, One Goal, Policies, Specific
Initiatives and the Tax Increment Revenue Projections; look at maps; and review charts. The
goal of your meeting is not to approve the document, but to provide input. Staff will take your
input and produce a second draft, which will be transmitted to the Planning and Zoning Board.
The Planning and Zoning Board, serving as the local planning agency, will determine if the
document conforms to the City’s Comprehensive Plan. Once the document is found to be in
conformance, it will be scheduled for your formal consideration.

In order to facilitate a workshop feel, I am going to check with the City Clerk and
Communications Department to determine if we can set up a table in front of the dais. This
would let us review documents together and engender discussion. Please let me know if you
would find this format off-putting. Prior to our discussion, I will provide a brief outline of the
process to date and noteworthy provisions of the document for any interested members of the
public.

If you have any questions or I can be of assistance, please do not hesitate to contact me.

Thank you.
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Introduction

The City of Port St. Lucie (the “City”) has fought for years to create a sustainable vibrant community
in spite of the inheritance left to it from its founder, General Development Corporation. Countless
efforts and many sacrifices have been made to transform the City into something more than a
sprawling residential community of 80,000 quarter acre lots, with no water and sewer facilities,
marketed to northerners seeking a retirement paradise. These efforts are highlighted by the water and
sewer expansion program, which led to the creation of a first-rate utility and allowed meaningful
economic development; the roadway improvement plan, which not only dramatically increased the
capacity of the transportation system but beautified the City and should lead to another crossing over
the St. Lucie River; the development of a parks system that inspired the moniker “Park St. Lucie™; the
approval of St. Lucie West, which led to the creation of the City’s first legitimate commercial corridor
not named “US 17 and brought the NY Mets, higher learning and more; the initiation of a long term
effort to redevelop eastern Port St. Lucie, which, to date, has delivered the Civic Center, Village
Square and Wood Stork Trail; and, the western annexations, the annexation of more than 25,000 acres
west of I-95, an area larger than many cities, for the purpose of creating the City’s first bona fide large
scale employment center.

Southern Grove was and remains the most strategically important portion of the western annexations
because it is the heart of the jobs corridor. Comprised of approximately 3,606 acres and spanning from
the 1-95/Gatlin Interchange to the Becker Road Interchange with ready to build property, Southern
Grove was expected to generate more than 15,000 jobs. The initial collaborative successes of the
previous owner-developer, Core Communities, and the City within and just outside of Southern Grove
are well-known.! The Torrey Pines Institute for Molecular Studies, the Vaccine & Gene Therapy
Institute, Digital Domain and the Landing have been constructed and occupied. The development of
Martin Memorial’s Tradition Hospital is underway, and the Mann Research Center has purchased a
20+ acre site for additional bio-tech development.

Unfortunately, the Great Recession obliterated the owner-developer’s business model and led to
liquidation and foreclosure actions which resulted in the project lender assuming ownership of most of
the undeveloped properties within Southern Grove through a new owner-developer known as PSL
Acquisitions 1, LLC. While the National Bureau of Economic Research declared that the Great
Recession ended in June 2009, poor economic conditions, including drastic declines in property values,
a decrease in lending and high unemployment, have persisted in Florida and particularly here at the
epicenter of the housing boom. These poor economic conditions coupled with the high cost of carry
created by the Southwest Annexation Area Special Assessment District No. 1 (the “SW SAD") have
inhibited any additional development and job creation within Southern Grove.

The SW SAD was the mechanism to finance and construct the infrastructure necessary to serve
Southern Grove. More than $156 million in bonds were issued to complete the project improvements
which included roadways, stormwater attenuation facilities, water transmission facilities and
wastewater collection and conveyance facilities, as further outlined in Appendix B. The costs of these
improvements are borne by the property owners of the SW SAD, who have the option of paying the
assessments in full at any time or annually over a 30-year period. In order to reduce the borrowing

! Southern Grove was originally owned and developed by Horizons St. Lucie Development, LLC and Horizons Acquisition 5, LLC, each
a Florida limited liability company, and wholly owned subsidiaries of Core Communities, LLC, a Florida limited liability company.

Core Communities was a wholly owned subsidiary of Levitt Corporation (LEV, NYSE), which was the parent company to Levitt & Sons.
Levitt Corporation changed its name to Woodbridge Holdings (WDG, NYSE) in 2008. In 2009, Woodbridge merged with its parent
company BFC Financial (BFCF, NYSE).




costs associated with the financing of the SW SAD, the City provided a covenant to budget and
appropriate non-ad valorem revenues (the “CB&A™) for the repayment of the bonds should there be
any shortfall in the payments from the property owners.

At the time of the SW SAD bond issue, the CB&A was considered as relatively low risk and
advantageous. “Low risk” because the perceived value of the property seemed to protect the City from
any invocation of the CB&A. Should one property owner falter, there would be three waiting in line to
acquire the opportunity. If there were not prospective buyers, certainly the underlying lender would
not risk losing such an asset. Even if prospective buyers or the lender failed to move in, the tax
certificate process was there to cover any shortfall. “Advantageous” because it significantly reduced
the borrowing costs, thereby reducing the costs of the assessments to the property owners of the
district, including the City. Unfortunately, the Great Recession and its lingering economic conditions
changed the fundamentals associated with this consideration and, as a result, the City is exposed to
significant financial risk.

At the time of the SW SAD Bond Issue, the Consulting Engineer’s Report stated that the “value of the
property with the improvements to be funded with the proceeds of the Southwest Assessment Bonds is
in excess of §1,000,000,000” (p. 24). Today, with those improvements complete, but in a drastically
changed market, the St. Lucie County Property Appraiser estimates the market value of Southern
Grove as $78.2 million and calculates its assessed value as $16,782,302. The total amount of
assessments due within the SW SAD, approximately $165 million, exceeds the assessed value of the
land. The total amount to be paid in annual installments is over $300 million. With this high cost of
carry and the lack of end users in the current real estate market, an owner-developer has little
opportunity to achieve a return on investment, especially in the short term. Simply put, the numbers do
not work. As a result, an owner-developer may make the decision to walk away, a lender may choose
not to take possession of a foreclosed asset and a bidder might pass on a tax certificate. If these
safeguards fail, the City taxpayers will be forced to cover the deficit on the assessments, an annual
amount which could approach $9 million.

Without the issue of the CB&A, perhaps the need for action by the City would not be as urgent. The
City could take a wait and see approach on Southermn Grove. However, after having already
experienced several years of budget cuts and layoffs due to the poor economy, should the CB&A be
invoked, the City would likely be faced with the prospect of shutting down services and, or, facilities
or significantly increasing taxes. These outcomes are not desired and should be avoided. The
outcomes that are desired and should be attained are private investment, job creation and owner-
developers in Southern Grove that fulfill their responsibilities as property owners. To this end, the
City has initiated the process to bring a powerful and comprehensive tool to bear—community
redevelopment as set forth by Chapter 163, Part III, Florida Statutes.

Community redevelopment has been utilized throughout the country, state and in the City to increase
private investment and job creation and revitalize targeted areas. The City has an existing Community
Redevelopment Area that was established in 2001 and later expanded in 2003 and 2006. At its
meeting of August 15, 2011, the Community Redevelopment Agency Board unanimously
recommended approval, subject to the City Council’s determination that redevelopment of the area is
necessary pursuant to Chapter 163, Florida Statutes, of a proposed modification to the Community
Redevelopment Plan which would expand the Community Redevelopment Area again to include
Southern Grove. At its meeting of August 29, 2011, the City Council, after holding a public hearing,
adopted Resolution 11-R50, finding redevelopment of Southern Grove necessary pursuant to Florida



Statutes and prompting staff to prepare a modification of the Community Redevelopment Plan in
accordance with Section 163.361, Florida Statutes.

Following the City Council meeting of August 29, 2011, City staff members of the City Manager’s
Office and Planning & Zoning Department began the process of drafting this document, the
Modification to the Community Redevelopment Plan for Southern Grove (the “SG Master Plan”). To
date, the process has included:

¢ Hiring J. Michael Haygood, Esq., of Haygood & Harris, LLC, to provide a legal opinion
relating to the legality of including Southern Grove as part of the Community Redevelopment
Area. Please see pertinent legal opinions in Appendix C.

s Hiring Municap, Inc., to provide tax increment revenue projects. Please find the report entitled,
“Southern Grove Community Redevelopment Area Projection of Tax Increment”, attached as
Appendix D.

¢ Conducting more than 50 stakeholder interviews with property owners, business owners, public
officials and citizens. Please find the stakeholder interview question list attached as Appendix
E.

¢ Holding a Southern Grove CRA Workshop for any concerned citizens at Tradition Town Hall
on December 14, 2011. An overview of the questions and a summary of the public responses
are provided in Appendix F.

After considering the work products of the consultants, reviewing the input of the stakeholders and
workshop participants and analyzing the existing conditions of Southern Grove, staff began the actual
writing of this document which is intended to: complete the process of adding Southern Grove to the
Community Redevelopment Area; specify the City’s vision for Southern Grove; set forth the programs
to be utilized by the Community Redevelopment Agency to implement the plan; contain tax increment
revenue projections; and fulfill all of the specific requirements of Florida Statutes pertaining to
modification of a community redevelopment plan. The form of this document is modeled on the City’s
original Community Redevelopment Plan and the CRA Expansion Master Plan.

In addition to stating the intentions of this document, it is also important to note what this document is
not intended to be. It is not intended to engage in duplicative planning, to reinvent the wheel or to
create unnecessary layers of government regulations. Southern Grove is a development of regional
impact, a type of development which has been subjected to a rigorous review and planning process set
forth by Florida Statutes. As a result, some aspects of the envisioned Southern Grove will be set forth
by reference to other documents and/or plans created through a robust public planning process, rather
than through a re-creation here.

Once this document is found to be in an acceptabie form by the Community Redevelopment Agency, it
will be reviewed by the Planning & Zoning Board for conformance with the City’s Comprehensive
Plan and then processed in accordance with Section 163.361 and other relevant sections of Florida
Statutes. As part of this process, the SG Master Plan will be sent to St. Lucie County and considered
by the City Council after public hearing. Upon adoption of a resolution approving the SG Master Plan,
Southern Grove will become a district of the City’s Community Redevelopment Area; the City will
adopt an ordinance amending the Community Redevelopment Trust Fund to accept the corresponding
tax increment revenue as it becomes available; and the Community Redevelopment Agency will begin
the process of implementing this SG Master Plan as it may be amended from time to time.



Description of Project Area

The Southern Grove District of the Community Redevelopment Area (the “Southern Grove”) contains
approximately 3,606 acres or 5.63 square miles. The boundaries of Southern Grove are Tradition
Parkway on the north, Community Boulevard on the west, the Martin County Line on the south and I-
95 on the east. Please sec Figure 1 for a map of Southern Grove and Appendix A for the legal
description. These boundaries were selected because they: 1) run along prominent manmade or natural
features; 2) are the boundaries for a struggling DRI known as Southern Grove; 3) are coterminous with
the boundaries of the SW SAD; and 4) were the boundaries of The Finding and Declaration of
Necessity Report for Southern Grove.
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Existing Conditions

In order to determine your future, it is useful to look at where you have been, and where you are now.
This section serves to describe important physical, social and economic conditions existing within
Southern Grove.

The majority of Southern Grove was annexed into the City in 2004 as part of a greater voluntary
annexation movement, which was initiated in 2003 by the property owners of agricultural lands west of
[-95. Figure 2 provides a map of the greater annexation area. Figure 3 illustrates Southern Grove’s
location relative to the other properties within or adjoining the Southwestern Annexation Area.

Southern Grove has a future land use designation of “NCD”, New Community Development District.
This land use designation is intended to help the City facilitate the development of large-scale,
sustainable new communities with mixed-uses. According to the Comprehensive Plan, development
within the NCD District should be:

Mixed-use, providing a greater variety of uses closer to home and work;

Pedestrian oriented, reducing reliance on the automobile and building a sense of place and community;

Environmentally sensitive, providing wildlife commidors and upland habitat preservation; and

Able to provide a diversity of housing types to enable citizens from a wide range of economic levels and age groups to live within its
boundaries.

Additional details regarding the NCD land use, including allowable building heights and densities are
provided in Appendix G.

Most of Southern Grove still has a zoning designation of St. Lucie County “AG-5”, its zoning
designation prior to annexation. This zoning designation allows agricultural uses and one dwelling
unit per 5 acres. The City expects the land to be re-zoned to master planned unit development as it is
developed and subdivided similar to what has occurred in the northeast portion of Southern Grove,
which is now zoned “MPUD”, Master Planned Unit Development. The MPUD zoning district serves
to implement the NCD land use. Accordingly, the City’s Code of Ordinances states that:

It is the intent and purpose of this district to provide, upon specific application and through the processes of unified planning and coordinated
development, for the creation of large-scale, sustainable new communities with mixed uses. The specific objectives of the district are to incorporate a
mixture of land uses, consistent with the densities and intensities authorized by the new community development (NCD} future land use designation;
provide a greater variety of uses closer to home and work; reduce reliance on the automobile and build a sense of place and community; provide
wildlife comridors and upland habitat preservation; provide a diversity of housing types to enable citizens from a wide range of economic levels and
age groups to live within its boundaries; provide adequate public facilities; replace piecemeal planning which reacts to development on a project-by-
project basis with a long-range vision to create an integrated new community.

Regulations for master planned unit developments (MPUD) are intended to accomplish the purposes of zoning, planning and design principles and
standards that shall govern development within the MPUD. Where there are conflicts between the requirements of the general provisions of this
chapter or other applicable codes of the City and the requirements established by the MPUD regulation book, the MPUD regulation book shali
prevail.

Additional information concerning the MPUD District can be found in Sections 158.185 through
Section 158.199 of the City’s Code of Ordinances, which is attached as Appendix H. Maps depicting
the future land use designations and zoning districts can be found in Figures 4 and 5, respectively.

Southern Grove was entitled as a specific type of large scale development known as a Development of
Regional Impact (also known by its acronym, “DRI”). The Southern Grove DRI was approved by the
City on September 25, 2006, and is subject to a development order, which serves to ensure that the
development addresses its impacts on the City and region. Table 1 outlines the currently approved
development program and phasing for Southern Grove. Figure 6 illustrates the approved DRI master
plan.



Figure 2: Map of
Annexations West of I-95
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Figure 3: Tradition and Southwest Annexations




Figure 4: Future Land Use Designation for Southern Grove
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Figure 5: Existing Zoning in Southern Grove
=2 -
TRADITION | 7~ I\ TLIN BLVD
- = | { L eCE e a_‘: -
i - "u A ™
: \ e i,
PKWY | 2
MPUD | X i
ik SUBJECT °
LY / b
AG-5 i O PROPERTY
co. ff X =
1 ‘\ (2
= V& 0
AND/KENNEDY = ~
' 2 |2
AG-5 5‘7 A\ e
AG5 | CO. _\\ % aGs\L o |
z o)
: o
AG-5 AG-5 XA
co. coc X
" 54y i
AG-5 v = v
co. 7% | S
SOUTHERN GROVE ||
-"1. ; 2
AG5 | AGS s
AGS | co. L ea & 1 . o
CoO, 7 f v/ {" —I‘ag : |
4 g |0 — ]
7 e i
P - R ;
1
COMMUNITY REDEVELOPMENT PLAN | >® 1/18/2012
AZSLICATION NUMBEFR
CITY OF PORT ST. LUCIE FOR
PLANNING & ZONING DEPT. z :
SOUTHERN GROVE “"'S GROVE
I'T;mg‘ru“rl:r P22011 DWG SCALE: NTS

10




|
!
|
i

Figure 6: Southern Grove Approved DRI Master Plan
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Table 1: Summag of Apgroved Develogment Entitlements for Southern Grove 2

Phases Residential Retail Office Research & Industrial Hotel
{DUs} {Sq.Ft) (Sq.FL}  Development {Sq.Ft} {Rooms)
{5q.Ft)

1 (2006 - 2010} 1,000 78,408 36,590 0 0 0

2 (2011 -2015) 2,950 519,235 503,336 0 525,334 100

3 (2016 - 2020) 2,457 678,665 663,854 1] 603,742 300

4 (2021 - 2025) 981 887,753 869,458 0 870,329 100
Total 7,388 2,164,081 2,073,238 0 1,999,405 500

Just as Southern Grove was one of several western annexations, the Southern Grove DRI is one of
several DRIs approved in western Port St. Lucie. The DRIs have the same names as identified in the
map of Southwestern Annexations and provide for the development of 38,095 residential dwelling
units and 16,532,133 SF of non-residential space as set forth in Table 2.

Table 2: Summary of DRI entitlements in Southwestern Port St. Lucie

Year Buildout Approved Approved Non-
DRI Name Approved | Status Residential DU | Residential SF
Riverland/Kennedy 2006 | Not Started 11,700 3,615,168
Southern Grove 2006 | In Progress 7,388 6,236,704
Tradition 2003 [ In Progress 7,245 1,971,079
Western Groves 2007 | Not Started 4,062 616,810
Wilson Groves 2006 | Not Started 7,700 4,092,372
Total 38,095 16,532,133

Source: Treasure Coast Regional Planning Council

As reflected in Table 2, most of the DRIs have not initiated development. To date, Tradition has
achieved the most significant buildout, developing approximately 2,360 residential units and 800,000
SF of non-residential space. It is important to note that Southern Grove, as well as Western Grove,
will be marketed by the owner-developer of the properties as one master-planned community—
Tradition.

In order to construct the master infrastructure necessary to serve the approved entitlements within
Southern Grove, the property owner-developer requested that the City form a special assessment
district pursuant to Florida Statutes. In response, the City created the Southwest Annexation Special
Assessment District No. 1 (commonly referred to as the “SW SAD”) and completed the SW SAD No.
1 Improvements Project.

More than $156 million in bonds were issued to complete the project improvements which included
roadways, stormwater attenuation facilities, water transmission facilities and wastewater collection and
conveyance facilities, as further outlined in Appendix B. The costs of these improvements are borne
by the property owners of the SW SAD, who have the option of paying the assessments in full at any
time or annually over a 30-year period. In order to reduce the borrowing costs associated with the
financing of the SW SAD, the City provided a covenant to budget and appropriate non-ad valorem
revenues (the “CB&A™) for the repayment of the bonds should there be any shortfall in the payments
from the property owners.

? As set forth by City Resolution 07-R62.
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Although the SW SAD Project completed most of the master public infrastructure necessary to serve
the entire development program, as of January 2012, only a small portion of the development program
has actually been constructed. Construction has been limited to the budding biotechnology cluster
located at the northeast corner of Southern Grove, which currently consists of the approximately
100,000 square foot Torrey Pines Institute for Molecular Sciences, the 100,000 square foot VGTI
research facility, and a 111-room Homewood Suites. It is estimated that these businesses employ
approximately 178 full time equivalents as of August 2011.

It is important to highlight that there are no existing residential units or residents within Southern
Grove.

When comparing actual construction to the approved development program and phasing, it is clear
that:

e The amount of total construction to date is far below the amount of projected construction;

o The project is several years behind the projected timeline; and

e A research and development use was not specifically identified as part of the original
development program, but is the predominant use thus far.

13




Looking beyond completed and active construction to other points in the development pipeline, there
are a few bright spots:

e The 90-bed Tradition Hospital should commence construction this year.
Mann Research Center, LLC, owns 22.3 acres.
Grande Palms at Tradition I and Grande Palms at Tradition Il own 40 acres collectively and are
awaiting the completion of additional office space before they construct apartment buildings to
serve the growing workforce.

However, outside of the above, there are no additional announced projects. The remaining land within
Southern Grove is owned by PSL Acquisitions 1, LLC, related companies, or public entities, and the
current use of the corresponding lands is not much different than the use at the time of annexation. In
fact, according to an analysis of the 2011 tax roll, most of the land within Southern Grove is still being
utilized for agricultural purposes as of January 1, 2011, as evidenced by the existence of agricultural
credits. The only significant difference between the property then and now, other than the approved
entitlements, is the approximately $110 million worth of public infrastructure improvements that were
constructed as part of SW SAD project. Unfortunately, this infrastructure, like all things, has a finite
“useful life”. The clock began ticking when it was completed, and the investment is not being used at
its designed capacity.

The lack of demand for vacant Iand by end users has
led to precipitous declines in the aggregate value of Table 3: Aggregate Market Value and Net

Southern Grove as illustrated in Table 2. As shown, Taxable Value of Southern Groves’
market value has declined every year since 2006, | Year | Market Value Net Taxable Value
dropping 78% over that time period. Net taxable [20it | $ 78,208,869 | $ 16,782,302
value, which is the value utilized for the calculation of [ 2010 | § 103,698,814 | § 17,586,665
property taxes, is down 54% over the same period. | 2009 | $ 132,879,899 | § 13,014,051
The reason for the variation in net taxable value from [ 2008 | § 176274444 | $ 14,639,807
year to year is not related to some fundamental | 2007 8 277,444,220 | § 10,387,155
improvement in the market or new construction. It is 2006 | § 339,361,600 | § 36,578,054

due to large changes in the amount of agricultural credits granted to the properties within Southern
Grove.

It is important to note that the 2011 aggregate value of Southern Grove, $78,208,869, is less than the
aggregate amount of SW SAD special assessments due on the same land, which, according to a report
prepared by the City of Port St. Lucie Finarlce Department is $161,055,540.86 based upon a September
2011 payoff date. Consequently, Southern Grove is “upside down”, the cost of the asset exceeds its
value, due to the cost of the special assessments alone. The SW SAD special assessment is only one of
several development costs, which may include but not be limited to the cost of acquisition and
associated financing costs, property taxes, stormwater fees, and land maintenance, putting individual
properties even further upside down.

As more specifically depicted in Appendix B, the street system in Southern Grove currently consists of
Tradition Parkway, Becker Road, Village Parkway, Community Boulevard and Discovery Way (a/k/a
“Road A”). These roadways represent the major arterials and collectors which will serve as the
backbone of the area’s network of streets and will be augmented by those additional roadways shown

* According to the records of the St. Lucie County Property Appraiser and St. Lucie County Tax Collector
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in the DRI Master Plan. The City expects a significant network of collector and local roadways to be
developed as part of subdivision and build-out of Southern Grove.

The City of Port St. Lucie Comprehensive Plan addresses future projected needs and level of service
improvements for important roadways, and the Southern Grove DRI Development Order requires that
roadways be constructed concurrent with need.

New Proposal for Southern Grove

As part of its effort to re-launch Southern Grove and make its development financially viable under
current economic conditions, the owner-developer has proposed a substantial deviation to the approved
entitlements, master plan and development order for Southem Grove. Tables 4 and 5 outline the
proposed entitlements and the changes from the currently approved entitlements. Figure 7 illustrates
the proposed master plan.

Table 4: Summary of Proposed Development Entitlements for Southern Grove

Phases Residential Retail Office Research &  Industrial Hotel Hospital
{DUs) {(Sq.Ft) Development
(Sq.Ft) (Sq.FL) {Sq.Ft) (Rooms) (Beds)

1 (2006 -
2010} 900 465,000 350,000 215000 450000 371 300

2 (2011 -
2015) 2,600 1.210,075 693,576 527867 1.411,112 250 0

3 (2016 -
2020) 2,018 1,000,000 693,576 527867 1,361,112 170 0

4 (2021-
2025) 2470 1,000,000 693,576 527868 1,361,112 0 0
Total 7,388 3,675,075 2,430,728 2,498,602 4,583,336 791 300

On October 21, 2011, the Table 5: Approved and Proposed Uses for Southern Grove

Treas‘_lre Coa_St }_legl onal Use by unit type Approved Proposed Change
Planning Counci! notified the .

. Residential (DU} 7,388 7,388 -
City and owner-developer that - , - I
the application for |Retail(SF) 164,061 3,675, 1,511,
development approval for the Office (SF) 2,073,238 2,430,728 357,490
Southern Grove DRI | Research & Development (SF) - 2,498,602 2,498,602
Substantial Deviation had | Warehouse/Industriaf (SF) 1,999,405 453,336 (1,546,069)
been reviewed and deemed | Hotel (rooms) 500 791 291
SumCie’nt for forl'na]. reVieW. Hospital (bads) 0 300 300

At the time of this writing, the

Treasure Coast Regional Planning Council has provided recommendations on the approval of the
application, and the City is continuing its review. While City staff members acknowledge the
applicant’s justification for changes to the project which increase mixed use, facilitate job creation,
maximize non-residential development and improve the development’s financial viability, it is
essential that the impacts of this substantial deviation are properly addressed by the owner-developer
as memorialized in the development order.
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Evaluation and Visioning

After cataloguing the existing conditions within Southern Grove and reviewing all applicable policy
and planning documents, the planning team sought to engage the public in order to identify important
issues, community concerns, strengths, weaknesses and, ultimately, the community’s vision for
Southern Grove. To engage the public, the planning team invited over eighty community stakcholders
to one-on-one interviews; held an advertised public workshop for all interested parties at the Tradition
Town Hall; and engaged in question and answer sessions in other forums such as homeowner
association meetings.

Stakeholder Interviews

More than 50 community leaders and interested citizens participated in stakeholder interviews with the
planning team. In those meetings, the planning team was able to explore several critical planning and
policy issues; but, more importantly, the team was able to listen to what each stakeholder found
important. The interview questions are attached as Appendix E. The questions were aimed at:

¢ Providing the stakeholder with many open-ended questions to encourage candid and straight
forward responses;

¢ Identifying strengths and weaknesses;

e Addressing regulatory, planning, land use, architectural design, recreation, transportation and
economic policies;

o Defining what makes a place “special”;
Answering “What would help attract more investment in Southern Grove?”’; and

o Articulating the stakeholder’s vision for Southern Grove and the City as a whole.

The stakeholders did not disappoint, providing very insightful input, which ranged from “big picture”
to “microscopic”. The following bullet points represent common responses and “big ideas” from the
interviews. As is to be expected, while there were many common responses, there were also many
differing opinions out there. As a result, some of the highlights and responses found below may be
contradictory.

e Strengths: Location, location, location—the Gateway to South Florida and Central Florida;
infrastructure; [-95 and the new interchanges; clean slate; and cost of housing.

s Weaknesses: Economy; costs of land carry; SAD and debt; development costs; unemployment
rate in region; lack of community schools; potential costs to the City; lack of marketing;
nothing [emphasis added].

e The number one priority of the City in Southern Grove should be to attract and retain

businesses to enhance and diversify the tax base.

Encourage the area to develop as quickly as possible.

Lessen the potential impact to the taxpayers.

Don’t sacrifice the long term vision for short term gain.

Don’t put the taxpayers on the hook for additional debt.

The success of the redevelopment effort should be measured by the number of jobs created.

Clarity of vision is an important community trait and helpful in recruitment.

Southern Grove should become the economic engine for the entire City.
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To be competitive on all levels, international, national, regional and local, the City must have a
great school system, a favorable tax climate and be safe.

The higher education system needs to continue to evolve to meet the changing demands of a
growing community.

Southern Grove should be a community where the car stays home.

Southern Grove should be a beautiful and well-planned community.

What makes a special neighborhood? Sidewalks, street lights, street trees, landscaping,
neighborhood parks, neighbor interaction and quality buildings.

Tradition is a quality development; Southern Grove should continue what Tradition started.
Southern Grove should continue what Tradition did well and improve what it didn’t.

Need a local street grid; do not allow too much development on the main arterials.

Southern Grove should be walkable and interconnected.

We need to learn from past mistakes: sidewalks are a must, need to ensure a better buffer
between differing uses (no PSL Blvd.’s).

Getting people around in Southern Grove is important: Trails; sidewalks, golf carts, trolley,
buses.

Provide a mix of housing types.

Let market forces work to determine type of development, but ensure that all development is of
proper quality. Do not allow the creation of throw away buildings.

Luxury development lasts forever.

Tradition and the SG Master Plan are good, but I wouldn’t mind seeing less residential.

Save the few remaining wetlands and be careful with stormwater.

Might need a higher stormwater standard.

Provide a mix of commercial development types.

A mall would be an economic engine.

We need a Mall of America.

Need a large community park.

Need market driven entertainment uses.

Need spec. space for biotechnology and incubators.

Strong gateway features are important to community identity.

Secure any incentives to protect the taxpayers.

Explain the City’s exposure to the SW SAD.

Target any clean industry, especially manufacturing.

Make I-95 attractive.

Developers must pay their fair share; taxpayers cannot be on the hook;
Increase recruitment efforts.

Possible incentives: offset the cost of the special assessments; waive impact fees; fast track
approvals; ambassador program; construct infrastructure; provide marketing.

Public Workshop

Following completion of the stakeholder interviews, the planning team held a public workshop on
December 14, 2011, for all interested parties at Tradition Town Hall. Due to the nature of a public
workshop, the planning team could not get as in depth input from workshop participants, but explored
the same general issues by providing the following information and question stations: 1} Introduction;
2) Land Use; 3) Aesthetics; 4) Transportation; 5) Economics and 6) Incentives. At each station, a
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professional planner was available to provide information and answer any questions, and participants
completed a corresponding survey. Additionally, the more detailed stakeholder interview questions
were made available to anyone who wanted to provide additional input. Over thirty citizens
participated in the workshop. A matrix cataloguing specific participant responses is attached as
Appendix F. Though slightly different questions, the community workshop responses tracked those of
the stakeholder interviews.

The Distillation Process

After compiling the results of the public workshop, the planning team reevaluated existing conditions
and policy documents, cross-referencing them with the common themes and comments received from
public input, in order to draft the vision statement, goals, objectives and policies for Southern Grove.
The results of this process are offered in the next section. The distillation process can be difficult
because there are many opinions out there, and it is impossible to achieve perfect consensus, especially
on tough policy issues. However, a great aspect of the community redevelopment and community
planning processes is that a document like this, along with its vision statement, goals, objectives and
policies, will, itself, be subjected to additional public review and scrutiny. Therefore, if the planning
team missed something or got it wrong, the public, CRA Board and/or citizens still can make it right.
Plus, plans like this should be “living documents™ and change over time to reflect changes in society.

The Vision

This section serves to outline the vision for the Southern Grove District of the Community
Redevelopment Area and the goals and objectives to be implemented by the community to realize that
vision. Before defining the vision and the goals and objectives, it is important to consider several
critical ideas:

1. Southem Grove is not a typical CRA, featuring a built-out urban environment in decay and
requiring re-do’s of everything, such as the comprehensive plan, zoning code, constructed
street grids, existing utilities, parks, and private buildings, etc. It is a CRA because of
economic factors; the impact of those economic factors on the approved entitlements and plans;
the underutilization of a huge infrastructure investment; the City’s exposure to the guarantee
being invoked on the SW SAD special assessments; and, basically, all of the problems that
have materialized due to a lack of development.

2. Southern Grove is largely a clean slate with a good plan. It does not require extensive
planning, it requires extensive investment, development and construction.

3. The CRA is the most promising tool at the City’s disposal to realize the desired development
and job creation in Southern Grove. The CRA provides the Agency with a dedicated funding
source and the authority to implement incentive programs, public improvements and other
projects which effect the community’s vision for the area. As a result, the Agency can work to
attack barriers to development, like the high costs of carry stemming from the SW SAD special
assessments and the regional tax climate or to provide public amenities that provide added
value.

4. Southern Grove provides the City with an opportunity to overcome GDC’s legacy. GDC can
be blamed for a lot in the original City. If the City fails to seize the opportunity in Southern
Grove, GDC will not be to blame.

5. As a result of the foregoing, the vision, goals, objectives and policies for Southern Grove are
extremely focused.
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Vision

The Southern Grove District of the City of Port. St. Lucie Community
Redevelopment Area will be a regional employment center and retail destination
providing the City with: a diverse economic base formed of innovation, an integral
facet of its identity and fiscal stability. The area will be a well-planned mixed use
community, aesthetically pleasing, interconnected, sensitive to the environment
and unique. It will enable the City to become a place where its citizens need not
leave to fulfill all of life’s necessities, a place to live, learn, work, shop, socialize and

play.

One Goal: The Community Redevelopment Agency (the “Agency”) will promote and
support the build out of Southern Grove pursuant to the approved Southern
Grove DRI Development Order, the City’s Comprehensive Plan and the
Vision Statement, as they may be amended from time to time.

Objective:  To promote and support the envisioned build out of Southern Grove, the Agency
will work with other governmental entities, property owners, business owners,
developers, real estate professionals, citizens and interested parties to attract and
recruit clean industries and approved development.

Policies: To attract and recruit clean industries and approved development, the Agency will
consider the following:

e The authorization of incentive programs.

s Partnering with the property owner or appropriate representative organization to
market the District.

¢ The construction of public amenities, facilities, parks and/or public
infrastructure projects that serve to implement the viston and/or will attract clean
industries and approved development.

The creation of incubator buildings and/or programs.

The authorization of community policing innovations to enhance public safety.
Partnering with the City on a collaboration with the St. Lucie County School
Board aimed at extolling our school system’s virtues and making our schools the
best they can be.

e Partnering with the City on a collaboration with IRSC and/or other institutions
to ensure that the community’s institutions of higher learning continue to evolve
to meet the changing needs of a growing community.

e Partnering with the City on a collaboration with all taxing authorities within St.
Lucie County to review the local tax environment and ensure that our citizens
are receiving the best possible value on their investment.

Objective: To ensure the creation of a Southern Grove which is well-planned, mixed use,
aesthetically pleasing, interconnected, sensitive to the environment and unique.

Policies: To ensure the desired characteristics of Southern Grove, the Agency may:
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e Collaborate with the property owner, developers and City to develop additional
standards for connectivity of the local road network to ensure an adequate grid.

¢ (ollaborate with the property owner, developers and City to develop appropriate
street section design standards.

¢ Establish and coordinate the creation of an open space network that
interconnects the entire district for transportation by foot, bicycle and electric
golf cart, utilizing dedicated paved paths traversing rights-of-way.

e Collaborate with the Southern Grove architectural review board to explore how
its design standards create an aesthetically pleasing environment, identity, long
term value and uniqueness.

s Promote and encourage the following concepts:

Jobs corridor/job creation.

Regional retail, especially a mall and outlet center.

Multipurpose path network for bikes, golf carts, and pedestrians.

Walkability.

Unique architecture.

Buildings that greet the street.

Projects similar to Tradition Square.

Housing diversity.

Enhanced stormwater storage standard.

Enhanced stormwater treatment standard.

Energy and water efficient developments.

Wildlife protection and enhancement of environmentally sensitive areas.

Market driven attractors and entertainment uses.

Appropriate beautification of marketing corridors, including lands adjacent

to I-95.

Gateway features.

Decorative way finding signage.

Community events.

Expansion of Higher Education opportunities.

Expansion of recreational amenities.

Technological innovation and interconnectivity.

Other concepts determined by the Agency to be consistent with the Vision

Statement.

OO0 0000000000 C0CO0
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The Master Plan Graphic

As previously discussed, the approved development of Southern Grove has been extensively planned
through a rigorous public planning process. Accordingly, very few changes have been made to the
Southern Grove DRI proposed Master Plan. In fact, the Community Redevelopment Master Plan
Graphic is the Southern Grove DRI proposed Master Plan with two material changes. One, an open
space network that will interconnect the entire district for transportation by foot, bicycle and electric
powered golf cart has been inserted. Two, Park and Ride lots have been incorporated into two areas.
Neither of these elements must be developed exactly as depicted; however, they must be developed
consistent with their intent. The open space network must be comprehensive and provide
interconnectivity to all major blocks. The park and ride lots must be close to the respective arterial
roads. It is hoped that in Tradition {marketing name for Southern Grove), you will have the very real
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and safe option of leaving your car at home, but it’s up to you. The Master Plan Graphic is set forth in
Figure 8. A larger version is attached as Appendix I.
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Specific Initiatives

To achieve the Vision set forth by this document, the Agency must remain focused and implement the
previously described policies. This section serves to provide additional information concerning how
the Agency will carry out its higher priority and/or more complex policies.

Administration

Though it was not specifically stated, to ensure that the Vision is carried out, the Agency must have the
administrative resources to do the job. The Agency has been without singularly focused personnel for
too long. With the addition of the Southern Grove District, as soon as the budget allows, it is advisable
that the Agency hire a full time CRA Director. Additionally, the Agency will have to cover other
administrative costs.

Incentives

One of the most important ideas in this Plan and in this community redevelopment effort is that the
Agency must attract and recruit clean industries and desired development. To do this, the Agency may
authorize a number of incentive programs. Florida Statutes provide community redevelopment
agencies with the ability to be quite flexible and innovative. It is the intent of this document to extend
this flexibility and ability to innovate to the Agency. Possible incentive programs include, but are not
limited to:

o Expedited Permitting and Ambassador Program.

e Partnering on Development Costs—share in the costs of development by constructing or paying
for water, sewer, stormwater, landscaping, roadway improvements and/or public parking
improvements.

o Fund separate improvements—construct strategic improvements which will attract
development, such as streetscape projects, beautification projects, recreational facilities or other
amenities. Examples include but are not limited to: a greenway, gateways, beautification of the
lands adjacent to the [-95 corridor, way finding signage, parks and landscaping.

e Pay development-related fees on specific projects. Examples include paying impact fees,
building fees, connection fees, special assessments, a portion of the SW SAD special
assessments, and/or other application fees for desired development.

¢ The Agency could construct and then select businesses for an incubator building. The Agency
could joint venture in such projects.

e The Agency could purchase, lease and/or develop property and vertical improvements in order
to facilitate job creation and incentives that implement this Plan.

e Provide a cash grant to targeted businesses and/or uses that meet specific targets.

¢ Provide loans.

The authorization of any specific incentive program will require formal action of the Agency and
additional specification. In the consideration of a program, the Agency will consider several factors,
including:

1. Ifthe program implements the One Goal and Vision;

2. Available funding and amount to be allocated to the program;
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3. The return on investment the Agency and/or City would receive on its investment in the
proposed incentives, including such factors as number of jobs created, wage levels, ad valorem
taxes, payment of special assessments, sales tax, impact fees and other taxes and fees;

4. The proposed safeguards to ensure the return on investment and protect the public’s
investment; and

5. Any other noteworthy costs, benefits and impacts of the program.

Action: As funding allows, the Agency will create incentive programs based upon the above
factors to realize the Vision Statement.

The Tradition Trail

Though it can be considered an incentive as a public amenity constructed to attract job creation and
desired development, the previously discussed network of open space, dubbed here as the “Tradition
Trail”, is one of the big ideas of this Plan and deserves its own discussion. The Tradition Trail serves
to utilize the planned rights-of-way, conservation areas, green spaces, open spaces, drainage rights-of-
way and Flortda Power & Light right-of-way to create a paved trail interconnecting the entire district
for travel by foot, bicycle and electric powered golf cart. It is envisioned that the Tradition Trail will
be an incredible amenity that provides transportation, recreation, green space, beautification, an
opportunity to enhance stormwater storage and treatment, environmental restoration and environmental
education. The Tradition Trail would be very similar to the Wood Stork Trail in the eastern
Community Redevelopment Area, portions of the Eastern Watershed Improvement Project and
existing Tradition open space network, but would have the added innovation of allowing electric
powered golf carts. The City has recently received many inquiries regarding the permissibility of golf
carts on roadways, especially in Tradition. The matter was even the subject of a City Council Retreat
Agenda. While City staff supports the idea of alternate modes of transportation and Florida Statutes
allows low speed vehicles on certain roadways (the category of low speed vehicles excludes golf
carts), staff cannot support golf carts interacting directly with cars. However, golf carts could be
accommodated on a dedicated path, and it is envisioned that the Tradition Trail would segregate traffic
by speed. For example, walkers would have a delineated lane on the Trail, and bicyclists and golf carts
would have another lane on the Trail. It is hoped that the Trail would be a great selling point for
Southern Grove, and a review of similar facilities suggests that they are a draw and create value.

Action: The Agency should hire a consultant to complete a master plan to design the Trail when
funding is available.

Action: The Agency should collaborate with the owner-developer on a construction plan.

Action: The Agency should pursue grants to partially offset the cost of construction of the Trail.

Marketing

Many participants in this planning process have expressed their frustration that the lack of
development at Southern Grove may be at least partially attributable to a lack of marketing. The
million dollar marketing campaign that netted much of the previous owner-developer’s success left
with the last owner-developer. The development has essentially been on ice for two years or more.
Consequently, one of the simpler and more cost effective methods of attracting and recruiting clean
industries and desired development may be to collaborate with the property owner and/or
representative organization on a marketing effort. Even in these dark times, the sun still shines in
South Florida, and Port St. Lucie has a lot to offer. The question is: Does everyone know about it?
We cannot afford to be a secret.
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Action: Work with the property owner and/or representative organization on a marketing
campaign. If appropriate and funding is available, financially participate in the
campaign.

Safetv. Schools and Taxes

As part of the stakeholder interview process, it became clear that safety, the quality of schools and the
tax environment are fundamental factors influencing localities’ success in the global competition for
job creation. Southern Grove and the greater City are truly in competition with the rest of the world to
create jobs and economic prosperity, especially in the much sought after creative class and
manufacturing sectors. For the City to be most successful, it must provide the best value (total cost vs.
total benefit of services) across a broad range of factors, but especially with regard to safety, schools
and taxes.

While the City has a reputation as a safe city, the City must ensure that the level of safety is maintained
even when City resources decline and/or demands for service go up. The City faces an uncertain
economic future and the potential for large increases in demands for service within Southern Grove.
Therefore, it must be careful to maintain its reputation as one of the safest cities in the country. The
Agency has a more direct ability to influence safety than schools and taxes because Florida Statutes
authorizes community redevelopment agencies to implement community policing innovations.

Action: As funding allows and the need arises, partner with the City to fund and implement
community policing innovations, which may include such features as walking beat
officers, bicycle patrol and other community oriented policing measures.

One of the most interesting observations from the stakeholder interviews was that there is a community
debate over the quality of the schools serving Port St. Lucie. Many long time residents expressed an
opinion that the school system had come a long way, was very good and suffered from bad marketing,
Others, especially newer members of the community, seemed to think that the school system was poor
and inferior to other school systems in Florida and the country. Even though it is out of the direct
purview of the Agency and even the City, the quality of the schools serving the City impacts all City
residents and the Agency’s ability to realize the Vision. Therefore, the Agency must work to ensure
that the reputation of the schools that serve the City accurately reflects their performance, and that their
performance is the best that it can be.

There are many local taxing authorities in St. Lucie County charging residents within Southern Grove
for services. The City is only one of those taxing authorities, and the City’s millage only constitutes
about 24% of a typical property tax bill. All of the taxing authorities carry out important public
purposes. However, the bottom line reveals that taxpayers in St. Lucie County have the second highest
aggregate millage rate in the State and the highest millage rate among the twenty most populous cities
in Florida. While setting a millage rate is specifically outside of the Agency’s authority and the City
does not have the authority to set any millage rates other than its own, the aggregate millage rate
impacts the Agency’s ability to realize the Vision. Therefore, the Agency must work to ensure that the
region provides the best possible value to its citizens on their investment of tax dollars.

All of the County’s elected bodies and taxing authorities should be united on the matters of schools
and taxes because they are so vital to our regional competiveness. Ultimately, this document predicts
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that the region’s ultimate success in economic development will be reflective of its ability to
collaborate on these critical factors.

Action: Partner with the City on a collaboration with the St. Lucie County School Board aimed
at marketing our school system and making our schools the best they can be.

Action: Partner with the City on a collaboration with all taxing authorities within St. Lucie
County to review the local tax environment and ensure that our citizens are receiving
the best possible value on their investment,

Funding Sources and Budget

The Agency shall accept all those funding sources authorized by Florida Statutes and applicable law
with the exception of revenue bonds. Based upon public input and City Council direction, the Agency
will not expose the City or its taxpayers to any additional bond indebtedness other than internal
borrowing with the City.

The most common funding sources include tax increment revenue, grants, intergovernmental
contributions, program revenue, sales of assets and developer contributions. However, tax increment
revenue is expected to be by far and away the most significant source of funding for the Southern
Grove District.

As set forth by Section 163.387, Florida Statutes, funds allocated into the Agency’s Redevelopment
Trust Fund “shall be used by the agency to finance or refinance any community redevelopment it
undertakes pursuant to the approved community redevelopment plan”. Furthermore, it provides for the
calculation of tax increment revenues to be deposited into the fund. Florida Statutes authorizes the
Redevelopment Trust Fund to receive 95% of the incremental tax revenue generated in the Community
Redevelopment Area by participating taxing authorities. However, it is important to note that the
Agency has agreed to pursue only 50% of the incremental tax revenue, meaning that 50% of any
incremental increase will flow to St. Lucie County and the City. Other important notes concerning tax
increment revenue within Southern Grove, some of which bear repeating, include the following:

» The City’s operating millage rate and the St. Lucie County General Fund and Fine & Forfeiture
Fund are the only millage rates utilized in the calculation of tax increment revenue for the
City’s Redevelopment Trust Fund.

o For the CRA Expansion Area and the Southern Grove District, St. Lucie County’s contribution
is capped based upon the City’s millage rate since the City’s millage rate is less than the
County’s.

s The Agency has agreed to pursue only 50% of the incremental tax revenue, meaning that 50%
of any incremental increase will flow to St. Lucie County and the City. In other words, the
amount of tax increment the Agency is earning, the City and County are also earning.

¢ The Agency will spend tax increment revenue generated from Southern Grove to implement
the SG Master Plan, not to implement the Original Community Redevelopment or CRA
Expansion Plan. Conversely, the Agency will not spend tax increment revenue generated in the
eastern CRA districts to implement the SG Master Plan.

¢ The Redevelopment Trust Fund will collect tax increment revenue for Southern Grove for 30
years from the date of the first deposit of tax increment revenue generated from Southern
Grove. The City Council shall have the ability to cease the redevelopment effort in any year
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provided that the liability for any contractual obligation of the Agency is properly funded. It is
hoped that absolute victory will be declared sooner than 30 years from now.

* The mathematical representation of the equation to calculate tax increment revenue within the
Southern Grove District is as follows:

SG District Annual Tax Increment Revenue = 50% X Incremental Property Taxes collected within the SG District
by the City + a contribution from the County in an amount equal to the City (due to the exception set forth by
Florida Statutes).

Incremental Property Taxes = Increment X millage of Participating Taxing Authority

Increment = Total Taxable Value of the SG District as in the current year, as determined by the St. Lucie County
Property Appraiser - Total Taxable Value in the base year of 2011

Millage of Participating Taxing Authority = The millage (tax rate) adopted by the governing body of the
Participating Taxing Authority exclusive of any millage dedicated to general obligation debt.

Following final adoption of this modification to the Plan, the City Council will hear an ordinance
amending the Redevelopment Trust Fund to accept tax increment revenue from Southern Grove and to
recognize the Agency’s desire to spend tax increment revenue within the district from which it is
generated.

One of the most intriguing questions concerning tax increment revenue is—When will any significant
amount of tax increment revenue flow from Southern Grove to the Redevelopment Trust Fund? At an
early stage in the redevelopment process, the owner-developer provided projections that were viewed
as overly optimistic. Consequently, the City Council directed City staff to procure the services of a
third-party professional firm to provide tax increment revenue projections for Southern Grove.
Accordingly, staff hired Municap, Inc., a firm with extensive expertise in tax increment revenue
projections, special assessment district consulting and the evaluation of public-private incentive
agreements, to conduct tax increment revenue projections and provide other consulting services
relating to evaluating the need for incentives.

Municap prepared an extensive study attached as Appendix D. As you will note, Municap prepared
projections based upon two scenarios: Scenario A and Scenario B. As more specifically discussed in
the Appendix, Scenario A contains more optimistic valuations for development types and utilizes the
entitlements and phasing set forth in the proposed amendment to the Southern Grove DRI
Development Order. Scenario B, utilizes more conservative valuations and, while utilizing the same
total amount of entitlements, delays the absorption and phasing of the development, effectively adding
9 years to the proposed development timeline (completion approximately 29 years from now). The
purpose of the additional comparison is to illustrate the impact that changes to the underlying
assumptions can have on the tax increment revenue projections. The purpose of the other projection is
not to provide a professional opinion as to whether the proposed development will be built-out or if it
will be built on a specific timeframe. As recent events should clearly point out, projections can be
good in the short term, ok in the interim and flat out wrong in the long term. As to setting an
expectation on the development horizon, this planning team will only point out that Southern Grove,
prior to the new proposal which increased non-residential square footages, was nearly a mirror image
of St. Lucie West. St. Lucie West has gone through several booms and busts; and, it has taken 24
years for it to develop to its current state, which is still significantly less intense than what was entitled.
Therefore, a 30 year plus timeframe should be considered as very possible for Southern Grove.
However, it is important to recognize that the actual buildout timeframe need not be the timeframe for
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the Agency’s redevelopment effort in Southern Grove; and, as previously noted, this Plan serves to
limit the timeframe for implementation of this Plan to 30 years from the first deposit of tax increment
revenue funds (last payment due by January 1, 2042 based upon the 2041 Tax Roll). In fact, it is the
Agency’s desire that absolute victory be declared much sooner.

Tax increment revenue projections based upon the more conservative Scenario B are found in Table 6.

Table 6: Tax Increment Revenue Projections for Southern Grove CRA District Based upon Scenario B

Assessad Final Bond Tortal Projected Total Aggregate Millage Rate  Perecentage Projectad
AsOf Tax Year Inflation Taxable Base Incremental of Participating Available for Tax Increment
Date Due Date Ending Factor Assassed Value Taxable Value! Taxable Value Tasing Authorities® Debt Service  Revenues Available
l-Jan-12  1-Mar=13 l-Jun-13 100% S0 782.302 50 $9.0192 $0% $0
[-Jan=13  1-Mar-14 l=lun-14 100% $0 782.302 $0 $9.0192 S0% S0
1-Jan-14  1-Mar-1% l-Jun-1% 100% %0 782,302 $0 £0.0192 0% 0
I-Jap-15  1-Mar-16 l-Jun-16 100% g0 7 2 30 $9.0192 0% S0
1-Jap-16  1-Mar-17 l-Jun-17 100% $29.934.268 782.302 $13.151.963 §9.0192 0% $59.310
1-Jan-17  I-Mar-18 l-Tun-18 100% $59.971.530 7 £43.189,228 $9.0192 S0ty $194.766
l-Jan-18  1-Mar-19 1<Jun-19 100% $90,033.082 $73.285.753 $9.0192 S0%%a $330.3%4
l-Jan-19  1-Mar-20 l-Jun-20 1002 SL3L447.202 $114.664.900 $0.0192 f0% $ELT.003
leJane20  1-Mar-21 1=Jun-21 100% SI61.213.726 782,302 $144,731.424 w.olel 0% $622.681
L-Jan=21  1-Mar=22 1=Jup-22 100% $191.580.250 ¥ $174,797.948 $9.0192 S0% $788.269
1-Jan-22  1-Mar-23 leJun-23 100% $221.646.778 782.302 $204,864.473 $9.0192 0% 913,887
l-Jan=23  l-Mar-24 l-Tun-24 100% $287.746.431 7 $270.964.129 $9.0192 0% $1.221.940
l-Jan-24  1-Mar-2% l-hn-2%2 100% $3%3.040.088 $337,166,786 $£9.0192 5% $1.820.,487
1-Jan-2%  |-Mar-26 1=Jun-26 100% $420.151.004 $403,398,702 $9.0192 f0% $1.819.167
l-Jan-26  l-Mar-2" l-Jun-2° 100% $497.319.28° $480.836,98¢ $9.0192 20% $2.167.030
l-Jan-27  1-Mar-28 [=Tun-28 100% $546,768.901 $9.0192 S0% $2.468,709
I-Jan-28  1-Mar-29 1-Jun-29 100% $613.000.817 $9.0192 S0% $2.764,388
I=Jan=29  1-Mar30 l=Tun=30 100% $679.278,668 30.0102 §0% $3.063,275
I<Jan-30  I-Mar-31 l<Jun-31 100% $742,111.822 §9.0192 30% $3.346,626
l-JTan-31  1-Mar-32 1=Jun=32 100% $321.858.941 $805.076.639 $9.0192 $0% $3.630,574
l-Jan-32  1-Mar-33 1-Jun-33 100% $884.824.087 £868.041,755 $9.0192 20% 33,914,521
I-Jan-33  1-Mar-34 1=Jun-34 100% $053.251.437 $938,469,138 $9.0192 50% $4.232.120
I-Jan-34  1-Mar-3% 1-Jun-3% 100% $1.018.262.456 $1.001.480,184 $9.0192 50% $4.516,275
l-Jan-3%  1<Mar-36 l-Jun-36 100% $1.081.273.838 £1.064.491,233 $0.0192 50% $4.800.430
I-Jan-36  1-Mar-37 l<Jun-37 100% SLL4.284.884 $1.127.502.282 $9.0192 Q0% $%,034,584
l-Jan-37  1-Mar-38 [=Jun-38 100% $122 £1.204.004,057 s0.0192 $0% $5.429.581
I-Jan-3§  1-Mar-39 1<Jun-39 100% 1 $1.280.807.633 $9.0192 20% $2.774.577
L-Jan=30  1-Mar=40 1=Jun=40 L00% SLITIRIRS4S 1 $1.357.056.241 $9.0102 50% $6.119.781
I<Jan=40  1-Mar-41 L=Jun=41 100% S1.450.387.152 $1,433.604.850 $9.0192 50% $6.464.984
I-Jan-41  1-Mar-42 L=Jun-42 100% $1.526.935,760 $1.510.153.458 $9.0192 £0% $6.810.188
I-Jan-42  1-Mar-43 1-Jun-43 100% S1.603.454.368 2,302 $1.286.702,066 0.0102 0% $7.188.392
Toral $58.767.9%9

MiniCap, Inc.

C: 011320 2 City of Port St. Lucie {Profecnion of Tax Increment No. 2-B.xIs]VI[

18-Jan-i2

Though there is a high degree of uncertainty regarding the ultimate buildout and its phasing, it is
important to recognize some of the additional factors which could influence the projections:

Actual millage rates can fluctuate.

This model does not include any property value appreciation over time. Hopefully, the value of
real estate will actually appreciate again someday. Cumulatively, a small increase over a large
portfolio of properties can have a much greater impact than the completion of individual

projects.

State laws impacting valuation and ad valorem taxes have changed before and can change

again.

These models assume homestead exemptions on all single family homes.
Inflation could drastically change valuation.
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Based upon all of the uncertainties inherent to the projections, their true value is that they help this
document fulfill statutory requirements and the Agency conceptualize the types of projects that it can
complete. Though the exact numbers will change, the projections show that in almost any scenario the
substantial buildout of Southern Groves will create a lot of market value. This market value will
translate into significant assessed value, increment value and tax increment revenue. This order of tax
increment revenue should allow the Agency to make a difference in Southern Grove and to achieve the
Vision.

Table 7 serves to set forth an estimated budget for carrying out the Agency’s noteworthy policies and
specific initiatives. However, it is important to stress that actual programming, budgeting, and
expenditures will be controlled by the actual amount of revenues and influenced by specific
opportunities to create jobs and desired development which cannot be forecasted now. Annual
Operating and Capital Budgets for the Agency will be approved by the City as part of the City’s budget
process and by the Agency through a separate process. Therefore, the budget presented below will
change. The Agency will invest all revenues into the implementation of the Vision. If it receives more
funding, it will do more to carry out the policies and specific initiatives. If it receives less, it will do
less. Moreover, to borrow from the Original Community Redevelopment Plan:

This time period and the amount for each type of capital improvement and/or specific initiatives are estimates as of the
time this Plan was adopted. It is possible, and, in fact, quite probable, that some initiatives may for a variety of factor
sextend into one or more time periods before completion or may be accelerated or moved up into a more recent time
period. The Agency shall have the authority and discretion to make such adjustments to the amounts in each time
period as deemed necessary and appropriate to best implement the provisions of this document.

Table 7: Estimated Budget for Agency Expenditures on Implementation of the SG Master Plan

Initiative Fiscal Years

2012/13 to 2017/18 to 2022/23 to 2027/28 to 2032/33 to 2037/38 to

2016/2017 2021/22 2026/27 2031/32 2036/37 2041/42 Total
Administration $ 248316| $ 535674 | $1,068940 | §1,578,355 $2,141938 | $ 5,573,223
All Incentive
programs $ 59310 $1,8623721 $5,739,360 | $1,452,929 | $16,910,948 | $24,479,289 || $60,504,208
Tradition Trail $ 2483161 $ 765248 | $ 1527057 | § 2,254,793 | $ 1,529956 ) $ 6,325,370
Marketing $ 124158 | $ 382624 | § 763,529 | $ 1,127397 | $ 1529956 | § 3,927,663
Community
Policing $ 220574 | & 458117 $ 676438 | % 917973 || § 2,282,103
Partner on Schools b - $ - $ -1 38 -1 8 -1 3 - § -
Partner on Taxes $ - $ -1 $ -1 8 -1 $ -1 % -1 8 -
Collaborate with
Southern Grove
architectural review
board $ - $ - $ -1 8 -1 % - $ - $ -

$ 8

Total $ 59,310 $2.483.163 | $ 7,652,480 | $15,270,572 | $22,547,930 30,599,111 78,612,566
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Required Elements of the Community Redevelopment Plan

Though technically a Modification to the Community Redevelopment Plan for Southern Grove, this
document, from a practical standpoint, is meant to stand alone. Therefore, the Agency wants to ensure
that it complies with all statutory requirements for community redevelopment plans, and this section is
meant to serve as a checklist for this purpose. Below, applicable sections of Florida Statutes are
reproduced with a response for the Agency provided in italics.

Section 163.360, Florida Statutes, entitled “Community redevelopment plans” states:

(1) Community redevelopment in a community redevelopment area shall not be planned or initiated
unless the governing body has, by resolution, determined such area to be a slum area, a blighted area,
or an area in which there is a shortage of housing affordable to residents of low or moderate income,
including the elderly, or a combination thereof, and designated such area as appropriate for community
redevelopment. Completed. Please see Resolution 11-R50.

(2) The community redevelopment plan shall:

(2) Conform to the comprehensive plan for the county or municipality as prepared by the local
planning agency under the Community Planning Act. This document conforms to the City's
Comprehensive Plan. In fact, this document specifically implements several specific provisions of the
Comprehensive Plan as outlined below. Lastly, this document will be formally reviewed by the
Planning & Zoning Board, serving as the local planning agency, for conformance prior to its final
approval.

Future Land Use Element

GOAL 1.1: PROVIDE AN APPROPRIATE MIX OF LAND USES WHICH MEET THE NEEDS OF CURRENT AND
FUTURE RESIDENTS OF PORT ST. LUCIE IN A WAY WHICH IS ENVIRONMENTALLY ACCEPTABLE; AND
DEVELOPED CONCURRENT WITH NEEDED FACILITIES AND SERVICES.

Objective 1.1.1: Development orders and permits for development or redevelopment activities shall be issued only if
the protection of natural and historic resources is ensured and consistent with the goals, objectives, and policies of the
Conservation and Coastal Elements of this Comprehensive Plan.

Objective 1.1.3: Development orders and permits for development and redevelopment activities shall be issued only in
areas where public facilities necessary to meet level of service standards (which are adopted as part of the Traffic,
Infrastructure, Recreation and Open Space, Public School Facilities and Capital Improvements Element of this
Comprehensive Plan) are available concurrent with the impacts of development.

GOAL 1.2: TO CREATE LARGE-SCALE, SUSTAINABLE NEW COMMUNITIES WITH MIXED-USES.

Objective 1.2.2: Implement policies that ensure that development within the New Community Development District will
be:

Mixed-Use, providing a greater variety of uses closer to home and work;

Pedestrian oriented, reducing reliance on the automobile and building a sense of place and community;
Environmentally sensitive, providing wildlife corridors and upland habitat preservation; and,

. Able to provide a diversity of housing types to enable citizens from a wide range of economics levels and age groups
to live within its boundaries.

AN R

Policy 1.2.2.12: To facilitate business relocation and retention, the City shall consider providing incentives to
encourage end users to locate within Regional Business Centers and Employment Centers, including tax incentives
such as tax abatements, tax exemptions, and tax credits, subsidized loans, assistance with training, industrial
development bonds, creation of foreign trade zone and waivers of impact and permit fees.
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Policy 1.2.3.1: Require a mix of land uses within close proximity to work and home.

Policy 1.2.3.4: A nerwork of pedestrian trails and bicycle paths, with shortcuts and alternatives to travel along high-
volume streets shall be provided within or in proximity to each residential area.

Objective 1.2.5: Require a systems approach to environmental planning and design that protects adjacent agricultural
resources and other natural resources.

Policy 1.2.5.1: Consistent with the other Policies governing the NCD District, open space shall be provided in
accordance with Policy 1.1.4.7. Open Space areas may include pervious lot area as well as areas set aside for parks,
recreation, golf course, lakes, linear parks, greens, town squares, buffers, preservation, and conservation areas. These
areas shall be designed for maximum environmental value and located close to planned neighborhoods so that they
compliment the living experience of the residents within and around the community. Where regulatory protocols will
allow, efforts should be made to provide limited trail access for controlled, passive recreation within the preservation
and conservation areas to create an environmental network within the community that effectively integrates the natural
environment with the built environment.

Western Annexation Area Sub-Element

The goal for the land use plan is to create an area of the City that both serves as a significant employment base and a
series of well-defined, high-amenity neighborhoods. Employment land uses should be diverse and accessible,
including office and light industrial land uses. Neighborhoods should integrate a variety of housing choices, ample
open space, and neighborhood-oviented commercial development. Neighborhoods should have well-defined edges, but
be open and integrated into the City at large. Commercial development should be compact and distributed in a
hierarchy of neighborhood centers, village centers, and a major regional commercial center. Land uses should be
distributed in a way that minimizes the number and frequency of automobile trips.

Guiding points about future land use:

+  Significant amounts of land are allocated to employment, light industrial, commercial, and institutional land uses,
to balance the residential land uses.

= Commercial and industrial activities are concentrated along the I-95 corridor.

+  Significant amounts of land are allocated to multifamily and mixed use, especially along major corridors.

=  There is a hierarchy of commercial centers.

e Institutional lands are distributed throughout the study area, and school locations are set aside near almost every
neighborhood.

« A4 large amount of greenspace should be planned. The greenspace should be largely connected through linear
corridors and connect with much of the existing surface water to preserve existing groundwater recharge features.

+ A hierarchy of green spaces should be planned, with major regional parks, community parks, and neighborhood
parks.

«  Generally, densities decrease going east to west towards the edge of the urban service boundary.

Transportation — Western Annexation Area Sub-Element

GOAL A.1: TO PROVIDE SAFE AND EFFICIENT MOVEMENT OF PEOPLE AND GOODS, AT REASONABLE
COST, AND MINIMUM DETRIMENT TO THE ENVIRONMENT.

Objective 4.1.1: Provide a comprehensive transportation system for the Western Study Area with consideration of an
east-west connectivity, north-south connectivity, providing an area-wide grid system, providing a sufficient number of
arterials and collectors, the need for more interchanges with I-93, and impacts on adjacent jurisdictions. The grid
network of roads should include arterial and collector roads spaced approximately one to two miles apart.

Objective A.1,2; Provide local roadway grid networks to compliment the area-wide network.
Policy A.1.2.1: Encourage proposed development to incorporate a local grid street network with spacing of local

roads approximately one-quarter to one-half mile apart. The local roads should provide public access to the area-
wide network with multiple connections to the collector and arterial roadways.
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GOAL A.2: ESTABLISH AN INTEGRATED TRANSPORTATION SYSTEM CONSISTENT WITH FUTURE
DEVELOPMENT IN THE CITY.

Objective A.2.1: Transportation alternatives should be implemented as appropriate to enhance accessibility and
quality of life as the City expands its boundaries and the Western Study Area develops.

GOAL A.3: TO DEVELOP A SAFE BICYCLE AND PEDESTRIAN TRANSPORTATION SYSTEM ACCESSIBLE TO
ALL MAJOR PUBLIC AND PRIVATE FACILITIES.

Objective A.3.1: Regional planning and development opportunities should be used to implement a comprehensive
pedestrian and bikeways system throughout the Western Study Area and connecting to the current City system.

Recreation and Open Space Element

GOAL 7.1: TO PROVIDE ADEQUATE RECREATION AND OPEN SPACE FACILITIES AND AREAS OFFERING A
BROAD RANGE OF ACTIVITIES, CONVENIENT ACCESS, APPROPRIATE IMPROVEMENTS, AND SOUND
MANAGEMENT TO PROVIDE ALL CITIZENS OF PORT ST. LUCIE WITH ACTIVE AND PASSIVE RECREATION
QPPORTUNITIES IN THE INTERESTS OF PERSONAL HEALTH, ENTERTAINMENT, AND CONSTRUCTIVE USE OF
LEISURE TIME.

Objective 7.1.1: Establish mechanisms necessary to provide active and passive recreation fucilities and areas for residents
of Port St. Lucie in a timely manner so as to comply with the level of service standards set forth by this element and to
maintain such compliance in subsequent years.

Economic Development Element

GOAL 8.1: THE CITY WILL SUPPORT AND PROMOTE BALANCED AND ORDERLY ECONOMIC DEVELOPMENT
CONSISTENT WITH OTHER GOVERNMENTAL AGENCIES AND PRIVATE SECTOR PLANNING EFFORTS.

Policy 8.1.1.2: The City will examine the possibilities for the development and implementation of strategies for
redevelopment, including a master development plan and the applicability of a redevelopment agency.

GOAL 8.3: THE CITY WILL DEVELOP AND MAINTAIN AN ECONOMIC ENVIRONMENT THAT WILL ENCOURAGE
THE CREATION, EXPANSION, AND RETENTION, OF BUSINESS WITHIN CITY LIMITS WHILE MAINTAINING
QUALITY OF LIFE FOR ITS RESIDENTS.

(b) Be sufficiently complete to indicate such land acquisition, demolition and removal of structures,
redevelopment, improvements, and rehabilitation as may be proposed to be carmried out in the
community redevelopment area; zoning and planning changes, if any; land uses; maximum densities;
and building requirements. Satisfied by this document.

(¢) Provide for the development of affordable housing in the area, or state the reasons for not
addressing in the plan the development of affordable housing in the area. The county, municipality, or
community redevelopment agency shall coordinate with each housing authority or other affordable
housing entities functioning within the geographic boundaries of the redevelopment area, concerning
the development of affordable housing in the area. The approved Southern Grove DRI Development
Order, incorporated into the Vision and discussed in this Plan, addresses affordable housing by
Stating:

HUMAN RESOURCE ISSUES
Housing

54. The Port St. Lucie Comprehensive Plan does not require any affordable housing mitigation or
contribution by the Developer. However, the Developer has offered to provide voluntary support
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for affordable housing by means of a local condition. The Developer shall pay a voluntary
affordable housing assistance fee of 3500, or a mutually agreed upon amount for each residential
unit constructed on the Property, pavable at the time of building permit application, into an
affordable housing trust fund or other dedicated account established by the City. The City shall
determine how to disburse the moneys in such trust fund in order to encourage affordable housing
through such means as (a} acquisition of land; (b) a program of down payment assistance; (c)
prepaying of points for qualified homebuyers; (d) rehabilitation of existing affordable housing; (e)
construction of new affordable housing by private developers or not-for-profit entities; or (f} other
appropriate affordable housing strategies.

55. As an alternative to the above, the Developer at its option may choose to participate in a
program developed by the City of Port St. Lucie that will meet the same goals and objectives of the
condition to provide sufficient workforce housing, based upon a program of the City of Port St.
Lucie upon its adoption in the City of Port St. Lucie comprehensive plan.

56. Prior to the beginning of each phase subsequent to Phase I, the supply of affordable housing
shall be re-calculated using the East Central Florida Regional Planning Council Housing
Methodology (revised June 1999) or, at the election of the Developer, an alternative methodology
acceptable to the City and the State land planning agency. If the supply calculation for any
subsequent phase shows that there is not an adequate supply of affordable housing reasonably
accessible to the Southern Grove DRI to meet the demand from the non-residential development in
that phase, the Development Order shall be amended to include measures to mitigate the unmet
housing need consistent with Rule 9J-2.048, F.A.C. The voluntary affordable housing mitigation
assistance fee provided for in Condition 54 shall be credited against any required mitigation.

Additionally, the Agency will further coordinate with City’s Community Services Department on this
matter.

(3) The community redevelopment plan may provide for the development and implementation of
community policing innovations. It does. Please see the Sections of this document entitled “The
Vision”, “Specific Initiatives” and *'Funding Sources and Budget”.

(4) The county, municipality, or community redevelopment agency may itself prepare or cause to be
prepared a community redevelopment plan, or any person or agency, public or private, may submit
such a plan to a community redevelopment agency. Prior to its consideration of a community
redevelopment plan, the community redevelopment agency shall submit such plan to the local planning
agency of the county or municipality for review and recommendations as to its conformity with the
comprehensive plan for the development of the county or municipality as a whole. The local planning
agency shall submit its written recommendations with respect to the conformity of the proposed
community redevelopment plan to the community redevelopment agency within 60 days after receipt
of the plan for review. Upon receipt of the recommendations of the local planning agency, or, if no
recommendations are received within such 60 days, then without such recommendations, the
community redevelopment agency may proceed with its consideration of the proposed community
redevelopment plan. Satisfied

(5) The community redevelopment agency shall submit any community redevelopment plan it
recommends for approval, together with its written recommendations, to the governing body and to
each taxing authority that levies ad valorem taxes on taxable real property contained within the
geographic boundaries of the redevelopment area. The governing body shall then proceed with the
hearing on the proposed community redevelopment plan as prescribed by subsection (6).Satisfied.
However, for paragraphs (5), (6) and (7), please see the similar requirements set forth by Section
163.361, which control in this situation.
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(6)Xa) The governing body shall hold a public hearing on a community redevelopment plan after
public notice thereof by publication in a newspaper having a general circulation in the area of
operation of the county or municipality. The notice shall describe the time, date, place, and purpose of
the hearing, identify generally the community redevelopment area covered by the plan, and outline the
general scope of the community redevelopment plan under consideration.

(b) For any governing body that has not authorized by June 5, 2006, a study to consider whether a
finding of necessity resolution pursuant to s. 163.355 should be adopted, has not adopted a finding of
necessity resolution pursuant to s. 163.355 by March 31, 2007, has not adopted a community
redevelopment plan by June 7, 2007, and was not authorized to exercise community redevelopment
powers pursuant to a delegation of authority under s. 163.410 by a county that has adopted a home rule
charter, the following additional procedures are required prior to adoption by the governing body of a
community redevelopment plan under subsection {7):

1.  'Within 30 days after receipt of any community redevelopment plan recommended by a community
redevelopment agency under subsection (5), the county may provide written notice by registered mail
to the governing body of the municipality and to the community redevelopment agency that the county
has competing policy goals and plans for the public funds the county would be required to deposit to
the community redevelopment trust fund under the proposed community redevelopment plan.

2. If the notice required in subparagraph 1. is timely provided, the governing body of the county and
the governing body of the municipality that created the community redevelopment agency shall
schedule and hold a joint hearing co-chaired by the chair of the governing body of the county and the
mayor of the municipality, with the agenda to be set by the chair of the governing body of the county,
at which the competing policy goals for the public funds shall be discussed. For those community
redevelopment agencies for which the board of commissioners of the community redevelopment
agency are comprised as specified in s. 163.356(2), a designee of the community redevelopment
agency shall participate in the joint meeting as a nonvoting member. Any such hearing must be held
within 90 days after receipt by the county of the recommended community redevelopment plan. Prior
to the joint public hearing, the county may propose an alternative redevelopment plan that meets the
requirements of this section to address the conditions identified in the resolution making a finding of
necessity required by s. 163.355. If such an alternative redevelopment plan is proposed by the county,
such plan shall be delivered to the governing body of the municipality that created the community
redevelopment agency and to the executive director or other officer of the community redevelopment
agency by registered mail at least 30 days prior to holding the joint meeting.

3. If the notice required in subparagraph 1. is timely provided, the municipality may not proceed with
the adoption of the plan under subsection (7) until 30 days after the joint hearing unless the governing
body of the county has failed to schedule or a majority of the members of the governing body of the
county have failed to attend the joint hearing within the required 90-day period.

4. Notwithstanding the time requirements established in subparagraphs 2. and 3., the county and the
municipality may at any time voluntarily use the dispute resolution process established in chapter 164
to attempt to resolve any competing policy goals between the county and municipality related to the
community redevelopment agency. Nothing in this subparagraph grants the county or the municipality
the authority to require the other local government to participate in the dispute resolution process.

(7) Following such hearing, the governing body may approve the community redevelopment and the
plan therefor if it finds that:

(a) A feasible method exists for the location of families who will be displaced from the community
redevelopment area in decent, safe, and sanitary dwelling accommodations within their means and
without undue hardship to such families;

(b) The community redevelopment plan conforms to the general plan of the county or municipality as
a whole;
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(¢) The community redevelopment plan gives due consideration to the utilization of community
policing innovations, and to the provision of adequate park and recreational areas and facilities that
may be desirable for neighborhood improvement, with special consideration for the health, safety, and
welfare of children residing in the general vicinity of the site covered by the plans;

(d} The community redevelopment plan will afford maximum opportunity, consistent with the sound
needs of the county or municipality as a whole, for the rehabilitation or redevelopment of the
community redevelopment area by private enterprise; and

(e} The community redevelopment plan and resulting revitalization and redevelopment for a coastal
tourist area that is deteriorating and economically distressed will reduce or maintain evacuation time,
as appropriate, and ensure protection for property against exposure to natural disasters.

(8) If the community redevelopment area consists of an arca of open land to be acquired by the
county or the municipality, such area may not be so acquired unless:

(a) In the event the area is to be developed in whole or in part for residential uses, the governing
body determines:

1. That a shortage of housing of sound standards and design which is decent, safe, affordable to
residents of low or moderate income, including the elderly, and sanitary exists in the county or
municipality;

2. That the need for housing accommodations has increased in the area;

3. That the conditions of blight in the area or the shortage of decent, safe, affordable, and sanitary
housing cause or contribute to an increase in and spread of disease and crime or constitute a menace to
the public health, safety, morals, or welfare; and

4. That the acquisition of the area for residential uses is an integral part of and is essential to the
program of the county or municipality.

(b) In the event the area is to be developed in whole or in part for nonresidential uses, the governing
body determines that:

1. Such nonresidential uses are necessary and appropriate to facilitate the proper growth and
development of the community in accordance with sound planning standards and local community
objectives.

2. Acquisition may require the exercise of governmental action, as provided in this part, because of:
a. Defective, or unusual conditions of, title or diversity of ownership which prevents the free
alienability of such land;

b. Tax delinquency;

c. Improper subdivisions;

d. Outmoded street patterns;

e. Deterioration of site;

f. Economic disuse;

g. Unsuitable topography or faulty lot layouts;

h. Lack of correlation of the area with other areas of a county or municipality by streets and modern
traffic requirements; or

i. Any combination of such factors or other conditions which retard development of the area.

3. Conditions of blight in the area contribute to an increase in and spread of disease and crime or
constitute a menace to public health, safety, morals, or welfare. The Community Redevelopment Area
is not an area of open land to be acquired by the municipality. Therefore, this is not applicable.
However, this clearly evidences that the Community Redevelopment Act contemplates the
redevelopment of vacant areas.

(9) Upon the approval by the governing body of a community redevelopment plan or of any
modification thereof, such plan or modification shall be deemed to be in full force and effect for the
respective community redevelopment area, and the county or municipality may then cause the
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community redevelopment agency to carry out such plan or modification in accordance with its terms.
So noted.

(10) Notwithstanding any other provisions of this part, when the governing body certifies that an area
is in need of redevelopment or rehabilitation as a result of an emergency under s. 252.34(3), with
respect to which the Governor has certified the need for emergency assistance under federal law, that
area may be certified as a “blighted area,” and the governing body may approve a community
redevelopment plan and community redevelopment with respect to such area without regard to the
provisions of this section requiring a general plan for the county or municipality and a public hearing
on the community redevelopment. So noted.

Section 163.361, Florida Statutes, entitled “Modification of community redevelopment plans”, states
that:

(1) If at any time after the approval of a community redevelopment plan by the governing body it
becomes necessary or desirable to amend or modify such plan, the governing body may amend such
plan upon the recommendation of the agency. The agency recommendation to amend or modify a
redevelopment plan may include a change in the boundaries of the redevelopment area to add land to
or exclude land from the redevelopment area, or may include the development and implementation of
community policing innovations. So noted.

(2) The governing body shall hold a public hearing on a proposed modification of any community
redevelopment plan after public notice thereof by publication in a newspaper having a general
circulation in the area of operation of the agency. To be completed after Planning & Zoning Board
review, Agency recommendation for approval and transmittal to St. Lucie County.

(3)(a) In addition to the requirements of s. 163.346, and prior to the adoption of any modification to a
community redevelopment plan that expands the boundaries of the community redevelopment area or
extends the time certain set forth in the redevelopment plan as required by s. 163.362(10), the agency
shall report such proposed modification to each taxing authority in writing or by an oral presentation,
or both, regarding such proposed modification. Done and will be done again after the Agency formally
recommends approval of this document.

(b) For any community redevelopment agency that was not created pursuant to a delegation of
authority under s. 163.410 by a county that has adopted a home rule charter and that modifies its
adopted community redevelopment plan in a manner that expands the boundaries of the redevelopment
area after October 1, 2006, the following additional procedures are required prior to adoption by the
governing body of a modified community redevelopment plan:

1. Within 30 days after receipt of any report of a proposed modification that expands the boundaries
of the redevelopment area, the county may provide notice by registered mail to the governing body of
the municipality and the community redevelopment agency that the county has competing policy goals
and plans for the public funds the county would be required to deposit to the community
redevelopment trust fund under the proposed modification to the community redevelopment plan.

2. If the notice required in subparagraph 1. is timely provided, the governing body of the county and
the governing body of the municipality that created the community redevelopment agency shall
schedule and hold a joint hearing co-chaired by the chair of the governing body of the county and the
mayor of the municipality, with the agenda to be set by the chair of the governing body of the county,
at which the competing policy goals for the public funds shall be discussed. For those community
redevelopment agencies for which the board of commissioners of the community redevelopment
agency are comprised as specified in s. 163.356(2), a designee of the community redevelopment
agency shall participate in the joint meeting as a nonvoting member. Any such hearing shall be held
within 90 days after receipt by the county of the recommended modification of the adopted community
redevelopment plan. Prior to the joint public hearing, the county may propose an alternative modified
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community redevelopment plan that meets the requirements of s. 163.360 to address the conditions
identified in the resolution making a finding of necessity required under s. 163.355. If such an
alternative modified redevelopment plan is proposed by the county, such plan shall be delivered to the
governing body of the municipality that created the community redevelopment agency and the
executive director or other officer of the community redevelopment agency by registered mail at least
30 days prior to holding the joint meeting.

3. [If the notice required in subparagraph 1. is timely provided, the municipality may not proceed with
the adoption of a modified plan until 30 days after the joint hearing unless the governing body of the
county has failed to schedule or a majority of the members of the governing body of the county have
failed to attend the joint hearing within the required 90-day period.

4. Notwithstanding the time requirements established in subparagraphs 2. and 3., the county and the
municipality may at any time voluntarily use the dispute resolution process established in chapter 164
to attempt to resolve any competing policy goals between the county and municipality related to the
community redevelopment agency. Nothing in this subparagraph grants the county or the municipality
the authority to require the other local government to participate in the dispute resolution process. This
process will be followed after the Agency formally recommends approval of this document.

(4) A modification to a community redevelopment plan that includes a change in the boundaries of
the redevelopment area to add land must be supported by a resolution as provided in s. 163.355.
Completed. Please see Resolution 11-R50.

(5) If a community redevelopment plan is modified by the county or municipality after the lease or
sale of real property in the community redevelopment area, such modification may be conditioned
upon such approval of the owner, lessee, or successor in interest as the county or municipality may
deem advisable and, in any event, shall be subject to such rights at law or in equity as a lessee or
purchaser, or his or her successor or successors in interest, may be entitled to assert. So noted.

Section 163.362, Florida Statutes, entitled “Contents of community redevelopment plan”, states that
every community plan shall:

(1) Contain a legal description of the boundaries of the community redevelopment area and the
reasons for establishing such boundaries shown in the plan. Please see the Section of this document
entitled “Description of Project Area”.

(2) Show by diagram and in general terms:

(2) The approximate amount of open space to be provided and the street layout. Please see the
Southern Grove Master Plan Graphic. Additionally, please be advised that a minimum of 331 acres of
open space shall be provided. The actual number is expected to be much greater and will depend upon
configuration of the stormwater system.

(b) Limitations on the type, size, height, number, and proposed use of buildings. The limitations on
the type, size, height, number and proposed use of buildings shall be controlled by the NCD land use
designation and the Southern Grove DRI Development Order as discussed in this document. Please
see approved entitlements.

(c) The approximate number of dwelling units. 7,388.

(d) Such property as is intended for use as public parks, recreation areas, streets, public utilities, and
public improvements of any nature. Please see the SG Master Plan Graphic.

(3) If the redevelopment area contains low or moderate income housing, contain a neighborhood
impact element which describes in detail the impact of the redevelopment upon the residents of the
redevelopment area and the surrounding areas in terms of relocation, traffic circulation, environmental
quality, availability of community facilities and services, effect on school population, and other matters
affecting the physical and social quality of the neighborhood. The redevelopment area does not
currently contain any housing, which alleviates most of these potential concerns. As to the impact on
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the future physical and social quality of the neighborhood, all of these matters are comprehensively
addressed by the Southern Grove DRI Development Order which is referenced in this document.

(4) Identify specifically any publicly funded capital projects to be undertaken within the community
redevelopment area. Please see the Sections of this document entitled “The Vision”, “Specific
Initiatives " and “Funding Sources and Budget”.

(5) Contain adequate safeguards that the work of redevelopment will be carried out pursuant to the
plan. Pursuant to Florida Statutes, the only redevelopment work that can be carried out is pursuant to
the plan. There is adequate public scrutiny through public meetings, annual reporting requirements
and the annual audit to ensure that the Agency complies with the law.

(6) Provide for the retention of controls and the establishment of any restrictions or covenants
running with land sold or leased for private use for such periods of time and under such conditions as
the governing body deems necessary to effectuate the purposes of this part. This condition is hereby
noted and incorporated into the Plan.

(7) Provide assurances that there will be replacement housing for the relocation of persons
temporarily or permanently displaced from housing facilities within the community redevelopment
area. There are no existing dwelling units within the Southern Grove District. The Agency will
conduct any community redevelopment activities which result in the displacement of residents within
the Southern Grove District.

(8) Provide an element of residential use in the redevelopment area if such use exists in the area prior
to the adoption of the plan or if the plan is intended to remedy a shortage of housing affordable to
residents of low or moderate income, including the elderly, or if the plan is not intended to remedy
such shortage, the reasons therefor. There are no existing residential units within the Community
Redevelopment Area alleviating much of this concern. Moreover, the approved Southern Grove DRI
Development Order, incorporated into the Vision and discussed in this Plan addresses affordable
housing, stating:

HUMAN RESOURCE ISSUES
Housing

54. The Port St. Lucie Comprehensive Plan does not require any affordable housing mitigation or
contribution by the Developer. However, the Developer has offered to provide voluntary support
Jor affordable housing by means of a local condition. The Developer shall pay a voluntary
affordable housing assistance fee of $500, or a mutually agreed upon amount for each residential
unit constructed on the Property, payable at the time of building permit application, into an
affordable housing trust fund or other dedicated account established by the City. The City shall
determine how to disburse the moneys in such trust fund in order to encourage affordable housing
through such means as {(a) acquisition of land; (b) a program of down payment assistance; (c)
prepaying of points for qualified homebuyers; (d) rehabilitation of existing affordable housing; (e)
construction of new affordable housing by private developers or not-for-profit entities; or (f) other
appropriate affordable housing strategies.

35. As an alternative to the above, the Developer at its option may choose to participate in a
program developed by the City of Port St. Lucie that will meet the same goals and objectives of the
condition to provide sufficient workforce housing, based upon a program of the City of Port St.
Lucie upon its adoption in the City of Port St. Lucie comprehensive plan.

56. Prior to the beginning of each phase subsequent to Phase 1, the supply of affordable housing
shall be re-calculated using the East Central Florida Regional Planning Council Housing
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Methodology (revised June 1999) or, at the election of the Developer, an alternative methodology
acceptable to the City and the State land planning agency. If the supply calculation for any
subsequent phase shows that there is not an adequate supply of affordable housing reasonably
accessible to the Southern Grove DRI to meet the demand from the non-residential development in
that phase, the Development Order shall be amended to include measures to mitigate the unmet
housing need consistent with Rule 9J-2.048, F.A.C. The voluntary affordable housing mitigation
assistance fee provided for in Condition 54 shall be credited against any required mitigation.

(9) Contain a detailed statement of the projected costs of the redevelopment, including the amount to
be expended on publicly funded capital projects in the community redevelopment area and any
indebtedness of the community redevelopment agency, the county, or the municipality proposed to be
incurred for such redevelopment if such indebtedness is to be repaid with increment revenues. Please
see the Section of this document entitled “Funding Sources and Budget”. Additionally, it bears
repeating that the Agency will not incur debt for implementation of the SG Master Plan.

(10) Provide a time certain for completing all redevelopment financed by increment revenues. Such
time certain shall occur no later than 30 years after the fiscal year in which the plan is approved,
adopted, or amended pursuant to s. 163.361(1). However, for any agency created after July 1, 2002, the
time certain for completing all redevelopment financed by increment revenues must occur within 40
years after the fiscal year in which the plan is approved or adopted. Please see the Section of this
document entitled “Funding Sources and Budget”. The last payment shall be due by January I, 2042
based upon the 2041 Tax Roll.

(11) Subsections (1), (3), (4), and (8), as amended by s. 10, chapter 84-356, Laws of Florida, and
subsections {9) and (10) do not apply to any goverming body of a county or municipality or to a
community redevelopment agency if such governing body has approved and adopted a community
redevelopment plan pursuant to s. 163.360 before chapter 84-356 became a law; nor do they apply to
any governing body of a county or municipality or to a community redevelopment agency if such
governing body or agency has adopted an ordinance or resolution authorizing the issuance of any
bonds, notes, or other forms of indebtedness to which is pledged increment revenues pursuant only to a
community redevelopment plan as approved and adopted before chapter 84-356 became a law. This
non-applicability clause is not applicable to the City and Agency. This document complies with all
specified conditions.

At the completion of the formal approval process that has been mapped out, the City and Agency will
have complied with all applicable statutory requirements.

40



Appendix A: Legal Description
SOUTHERN GROVE CRA

DESCRIPTION:

A PARCEL OF LAND LYING IN SECTICONS 15, 22, 23, 26, 27, 34 BND 35 TOWNSHIP 37
SOUTH, RANGE 39 EAST, ST. LUCIE COUNTY, FLORIDA AND BEING MORE PARTICULARLY
DESCRIBED AS FOLLOWS:

COMMENCE AT THE INTERSECTION OF THE CENTERLINE OF GATLIN BOULEVARD, ALSQ BEING THE
NORTH LINE OF SAID SECTION 15, AS SHOWN ON THE PLAT OF TRADITON PLAT NO. 6,
RECORDED IN PLAT BOOK 42, PAGES 5, 5A THROUGH 5F, PUBLIC RECORDS OF SAID ST. LUCIE
COUNTY, FLORIDA AND THE WESTERLY LIMITS OF THOSE LANDS DESCRIBED IN AN ORDER OF
TAKING DATED JULY 4, 1979 AND RECORDED IN OFFICIAL RECORDS BOCK 311, PAGES 2946
THROUGH 2852, INCLUSIVE PUBLIC RECORDS OF SAID ST. LUCIE COUNTY, AS SHOWN ON THE
FLORIDA DEPARTMENT OF TRANSPCRTATION RIGHT~OF-WAY MAPS FOR STATE P:\500-
599\B589\OVER\B5893SD> MXD.docROAD NO. 9 (I-95}, SECTION 94001 - 2412, DATED
06/02/77, WITH LAST REVISICN OF 09/11/79; THENCE SQUTH 00°01'45"™ WEST AS A BASIS
OF BEARINGS, A DISTANCE OF 100.00 FEET TO A POINT ON THE SCUTHERLY LINE OF SAID
GATLIN BOULEVARD, ALSO BEING THE WESTERLY LINE OF SAID STATE ROAD NO. 9 (I-95) AND
ALSO BEING THE SOUTHEAST CORNER OF SAID TRADITION PLAT NO. 6 AND TO THE POINT OF
BEGINNING; THENCE TRAVERSING THE SAID WESTERLY LINE BY THE FOLLOWING TWENTY-FOUR
(24) COURSES:

1. SOUTH 89°58'15" EAST, A DISTANCE OF 242.61 FEET;

2. SOUTH 00°01'45" WEST, A DISTANCE OF 20.00 FEET:

3. SOUTH 89°58'15" EAST, A DISTANCE OF 318.60 FEET;

4, SOUTH B1°56'34" EAST, A DISTANCE OF 515.34 FEET:

5. SOUTH 69°58'48" EAST, A DISTANCE OF 276.75 FEET;

6. SOUTH 52°20'12™ EAST, A DISTANCE OF 908.27 FEET;

7. SOUTH 43°16'30"™ EAST, A DISTANCE OF 590.74 FEET;

8. SOUTH 27°42'53" EAST, A DISTANCE OF 590.97 FEET;

9. SOUTH 19°56'04"™ EAST, A DISTANCE OF 1197.74 FEET;

10. SOUTH 18°47'19" EAST, A DISTANCE OF 2565.69 FEET TO A POINT OF CURVATURE
WITH A CURVE CONCAVE TC THE NORTHEAST AND HAVING A RADIUS OF 24749.33 FEEET;

11. SOUTHEASTERLY ALONG THE ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF

03°11'10", AN ARC DISTANCE OF 1376.21 FEET TO A POINT OF NON RADIAL
INTERSECTION WITH A LINE (THE RADIUS PQOINT OF SAID CURVE BEARS NORTH
68°01'31"™ EAST FROM THIS POINT);

1z. NORTH 00°02'34" EAST ALONG SAID LINE, A DISTANCE OF 53.48 FEET TO A POINT OF
NON RADIAL INTERSECTION WITH A CURVE CONCAVE TO THE NORTHEAST AND HAVING A
RADIUS OF 24729.33 FEET (TEE RADIUS POINT OF SAID CURVE BEARS NORTH
68°08'25" EAST FROM THIS POINT);

13. SOUTHEASTERLY ALONG THE ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF
01°31'59", AN ARC DISTANCE OF 661.68 FEET TO A POINT OF NON RADIAL
INTERSECTION WITH A LINE (THE RADIUS PQINT OF SAID CURVE BEARS NORTH
66°36'26" EAST FROM THIS POINT);

14. SOUTH 65°16'33"™ EAST ALONG SAID LINE, A DISTANCE OF 59.98 FEET;

15. SOUTH 23°27'14"™ EAST, A DISTANCE CF 5,99 FEET:

ie6. SOUTH 10°06'31"™ WEST, A DISTANCE OF 72.11 FEET TO A POINT OF NON RADIAL
INTERSECTION WITH A CURVE CONCAVE TO THE NORTHEAST AND HAVING A RADIUS OF
24729.33 FEET (THE RADIUS POINT OF SAID CURVE BEARS NORTH 66°21'02"™ EAST
FROM THIS POINT);

17. SOUTHEASTERLY ALONG THE ARC CF SAID CURVE, THROUGH A CENTRAL ANGLE OF
10°31'35", AN ARC DISTANCE OF 4543.28 FEET TO A POINT OF TANGENCY WITH A
LINE;



18. SOUTH 34°10'33" EAST ALONG SAID LINE, A DISTANCE OF 1712.58 FEET TO A POINT
OF CURVATURE WITH A CURVE CONCAVE TO THE SOUTHWEST AND HAVING A RADIUS CF
6987.97 FEET;

19. SOUTHEASTERLY ALONG THE ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF
29°45'21", AN ARC DISTANCE OF 3629.11 FEET TO A POINT OF TANGENCY WITH A
LINE;

20. SOUTE 04°25'12" EAST ALONG SAID LINE, A DISTANCE OF 1751.36 FEET TC A POINT
OF CURVATURE WITH A CURVE CONCAVE TC THE SQUTHWEST AND HAVING A RADIUS OF
24381.33 FEET;

21. SOUTHEASTERLY, SOUTHERLY AND SOUTHWESTERLY ALONG SAID CURVE, THROUGH A
CENTRAL ANGLE OF 04°30'14", AN ARC DISTANCE OF 1916.56 FEET TO A POINT OF
TANGENCY WITH A LINE;

22. SCUTH 00°05'02" WEST ALONG SAID LINE, A DISTANCE OF 724.96 FEET;

23. SCUTH 09°10'27" WEST, A DISTANCE OF 101.27 FEET;

24. SOUTH 0C0°05'02" WEST, A DISTANCE OF 483.47 FEET TO A POINT ON THE NORTHERLY
LINE OF LAND DESCRIBED IN DEED DATED MAY 12, 1951 TO CENTRAL AND SQUTHERN
FLORIDA FLOOD CONTROL DISTRICT AND RECORDED IN DEED BOOK 165, PAGES 361
THROUGH 362, PUBLIC RECORDS OF ST. LUCIE COUNTY, FLORIDA, ALSC BEING A POINT
ON THE NORTHERLY RIGHT-OF-WAY LINE OF THE SOUTH FLORIDA WATER MANAGEMENT
DISTRICT CANANL C-23;

THENCE DEPARTING SAID STATE ROAD NC. 9 {I-95) AND TRAVERSING ALONG THE SAID
NORTHERLY RIGHT-OF-WAY LINE OF CANAL C-2Z3 BY THE FOLLOWING TWO (2) COURSES:

1. NORTH 89°54'36" WEST, A DISTANCE OF 4896.74 FEET;

z. NORTH 89°54'26" WEST, A DISTANCE OF 5221.40 FEET TQ A POINT ON THE EASTERLY
LINE OF A 30 FOOT WIDE PARCEL DESCRIBED IN SPECIAL WARRANTY DEED DATED
SEPTEMBER 1, 1987 TC METROPCLITAN LIFE INSURANCE COMPANY AND RECORDED IN
OFFICIAL RECORD BQOK 557, PAGES 676 THROUGH 680, INCLUSIVE, PUBLIC RECORDS
OF ST. LUCIE COUNTY, FLORIDA;

THENCE NORTH 00°05'34" EAST, DEPARTING SAID NORTHERLY RIGHT-OF-WAY LINE OF CANAL
C-23 AND ALONG THE SIAD EASTERLY LINE, A DISTANCE OF 17341.94 FEET; THENCE NORTH
89°50'39" WEST, A DISTANCE OF 2096.15 FEET; THENCE NORTH 00°02'55" WEST, A
DISTANCE OF 3277.25 FEET; THENCE NORTH 89°57'05" EAST, A DISTANCE OF 200.00 FEET;
THENCE NORTH 00°02'55" WEST, A DISTANCE OF 12.70 FEET TO A POINT OF CURVATURE WITH
A CURVE CONCAVE TO THE SOUTHEAST AND HAVING A RADIUS OF 175.00 FEET; THENCE
NORTHEASTERLY ALONG THE ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF 54°37'24",
AN ARC DISTANCE OF 166.84 FEET TC A POINT ON THE SOUTHERLY LINE OF SAID TRADITION
PLAT NO. & AND BEING A PCINT OF REVERSE CURVATURE WITH A CURVE CONCAVE TO THE
NORTHWEST AND HAVING A RADIUS OF 300.00 FEET; THENCE TRAVERSING THE SAID SOQOUTHERLY
LINE OF SAID TRADITION PLAT NO. 6 BY THE FOLLOWING THREE (3} COURSES:

1. NORTHEASTERLY ALONG THE ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF
19°14'49", AN ARC DISTANCE OF 100.78 FEET TO A POINT OF REVERSE CURVATURE
WITH A CURVE CONCAVE TO THE SOUTHEAST AND HAVING A RADIUS OF 175.00 FEET;

2. NORTHEASTERLY ALONG THE ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF
54°37'24", AN ARC DISTANCE QF 166.84 FEET TO A POINT OF TANGENCY WITH A
LINE;

3. NORTH 89°57'05" EAST ALCNG SAID LINE, A DISTANCE OF 2427.95 FEET TO THE

POINT OF BEGINNING.

CONTAINING 3606.173 ACRES, MORE OR LESS.



Appendix B: Description of SW SAD No. 1 Improvements Project




Southwest Annexauon Specul Assessment Diswnct o

Aungus 10, 2010

Appendix B
4.0 SW Annexation No. 1 Project Description

The SW Annexavon No. 1 Projgat component improvemnents are described 1o subsecuons 4.1 througlh 4.4 These
improvements will be financed with the proceeds of the Senes 20075 Bonds. The special benefit provided by the SW
Annesation No. | Project & equitably apportioned to all parcels located within the SWSAD No. 1.

4.1 SW Annexation No. 1 Project Roadway lmprovements

The roadway Lmprovements, as fllustrated in Figure 7, included 1o the SW Annexation No. 1 Project consist of:

. Contribution of $36,500,000 to the design and construction costs for the Becker Interchange at 1-95. The
City has awarded the construction contacts for the interchange and improvements from Becker Road to
Village Parkeway. This project has been completed.

. Contribution of $3,100,000 to the construction costs for the Tradition/Gatlin Boulevard and I-95
Interchange medifications project, including the expansion of Tradition Parkway from four to six lanes and
the Floridz Department of Transportation (the “FDOT”) approval. The City has awarded a construction
contract for Phase 1 of the construction and the engineering design and permitting for Phase 2 of ths
improvement. This project has been completed.

+  Design and construction of widening Tradition Parkway from four lanes to six lanes from V illage Parkway
to 1-95, including sidewalks, landscaping, fiber optic street lighting, and signal modification 10 the
intersection of Tradition Parkway and Village Parkway. This project has been completed.

+  The design and construction of Village Parkway from Tradition Boulevard to Becker Road, approximately
21,350 feet, as follows:

A six-lane divided urban roadway including street lighting, s:dewalks, underground power lnes,

landscaping and fiber optics.

o

o A signal at the intersection of East/West (“E/W”) #1 roadway, with full turn lanes 1n all directions.

o A signal at the intersection of B/ W #3 roadway, with fill turn lanes in all directions.
o A signal at the intersection ol Pary Drive, with full turn lanes i all directions.

o Two signals located within Plat No. 4 of Southern Grove Development located at the intersection of
the Torrey Pines Facility and at the entrance to the Hospital

Due to the circumstances arising out of the actiop by SBA and requests by the property
owners, the following changes were made to this component of work. Village Parloway from
E/W#1 (Discovery Way) to Becker Road has been reduced from a six-lane divided roadway
to a four-lane divided roadway. Six-lane divided roadway configuration remains fromi
Tradition Parlway to E/W#1. Traffic signals were deleted at the intersections of Village
Parleway and E/W#3 and at Village Parlrway and Paar Drive. These Intersections were
designed and constructed 50 as to allow the signalization to be installed ar 2 later date when
required. The traffic signal at Torrey Pines Facility has been deleted. Construction 15

expected to be completed by December 2010, -
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+  The design of Community Boulevard from Tradivon Boulevard o E/W £1, npp;:o.\'imﬂtely 4 600 feet, as

tollows:

¢ A fourlane divided urban roadway including street Lghting, sidewalks, underground power lines,

landscaping and fiber optics.
o  Construction of Community Boulevard shall include only the northern 3,400 feet.

Due to circumnstance arising out of action by SBA and requests by the property owners the following

changes were made to this component of worlk:

Community Boulevard was reduced from 2 four-lane divided roadway to a two-lane divided roadway.
The roadway was extended to E/W#1 (Discovery Way) an extension of 1200 feet. Roadway lighting,
underground power lines and the sidewalk on the west side of the roadway were deleted from the
construction, 1400 feet of 16” wastewater force main was designed and constructed adjacent
Community Boulevard was added to this project.

E/W#1(Discovery Way) was extended from Community Boulevard approximately 1400 feet to

connect to Village Patkway as provided within the WATTS study. The roadway was designed for an
ultimate four lane configuration and constructed as a two lane divided roadway with a sidewalk on the
north side of the roadway. Fiber optics and other associated improvements were included.

E/W#1( Discovery Way) was also extended to the east of Village Parkway approximately 1000 feet to
provide access to the VGT1 site. The roadway was designed as a four lane roadway and constructed as
a two lane divided roadway with sidewalks, street lighting, fiber optics, and other associated
improvements. The utilities necessary to serve the VGTT site were installed and sized to
accommodate future utility requirements for the development in the immediate area. This project was
added to provide for the development of the Vi GTT site which is expected to start construction in the

fall of 2010.

Construction of these projects Is expected to be completed by December 2010.

+  The City has awarded contracts for the design and construction of Becker Road from Village Parloway to
the Becker Interchange at 1-95, approximately 4,000 feet, as follows:

A six-lane divided urban roadway including street lighting, sidewalks, underground power lines,

landscaping and fiber optics.

o}

o A signal al the intersection of Vilage Parkway, with full trp lanes in all directions.
This project has been completed.

+  The design and petmitting of the following roadway and INtersection IMPIOvements:

o Becker Road from Community Boulevard East to Village Parlcway, approximately 6,900 feet,

including one proposed intersection.

Due to the circurnstances arising out of the action by SBA and requests by the owners this
project was deleted from the project after partial design had been completed.
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Southwes! Annexauen Special Assessmen! Distoc No

Augunst 10, 2010

4.2 Stormwater Attenuation Facilities

The storrnwater attenuation improvements of the Southwest Annexation No. 1 Project will be hmited to an area known as
Southern Grove Development Plat No. 4 Parcel. This area contains approximately 20 acres, and the wmprovements
consist of the construction of stormwater facilities for the Torrey Pines Facility. This project has been completed.

4.3 Water Transmission Facilities
The potable water transmission improvements, which wil provide a benefit to all the parcels located within the SW SAD
No. 1 and a genera) benefit to the City, will comprise the construction of approximately 36,600 feet of 127, 16” and 247

water mains as follows;

- The design and construction of 2 24” main along Village Parkway from Tradition Boulevard to Becker
Road, approximately 21,350 feet. The City has awarded the construction contracts for this improvement.

This project has been completed.

+  The design and construction of a 12” main along Becker Road from Village Parkway to the east side of the
Becker Interchange at [-95, approximately 4,000 feet. The City has awatded the construction contracts for
this component. This project has been completed.

+  The design and construction of 2 16” main along Community Boulevard from Tradition Boulevard to E/W
#1, approximately 4,600 feet. Under construction and expected to be completed by December 2010.

+  The design and construction of 2 16” main along E/W #1 from Community Boulevard to Village Parkway,
approximately 1,900 feet. This project has been completed,

«  The design and construction of 16” and 24” mains for providing an interconnection lying in the SW SAD
No. 1 between the Southwest re-pump station and the north line of the SAD, approximately 4,800 feet.
This project has been completed. The 24” main was upsized to 2 367 at the request of City to
ensure fire flow without looping of the water main.

»  Design and construction of a 12” main internal to Plat No. 4. This project has been completed.

4.4 Wastewater Collection and Conveyance Facilities
The wastewater conveyance improvements, which will provide a benefit to the SW SAD No. 1, will inciude the
construction of wastewater conveyance facilities and approximately 21,350 feet of 1067 wastewater force mains as follows:

.« Contibution of $2,268,878 to the construction costs of a new Glades Wastewater Re-pump Station. The
City has awarded the construction contracts for the improvements, and the improvements are scheduled to

be complete in January 2008. This project has been completed.

»  The design and construction of a 16” wastewater force main along Village Parkway from Tradition
Boulevard to Becker Road, approximately 21,350 feet. The City has awarded the construction contracts for

the improvements. This project has been completed.

- The design and construction of a triplex hft station and collection system to serve Plat No. 4. The City has
awarded the construction contracts for the improvements. This project has been completed.

CADOCUME- Hnwillour\LOT ALS~ \TempELF 2B 100817 _08043 1116103 5W SAD ENGHG (DC 8_11_H.dac Pagz 20 of 353




Appendix C: Legal Opinions



Appendix C -
Memorandum @

TO: JERRY A. BENTROTT,}C?‘QI;[}@V(ANAGER
FROM: GREGORY J. ORAVEC, ASSISTANT CITY MANAGER
DATE: DECEMBER 4, 2011

SUBJECT: SOUTHERN GROVE CRA LEGAL OPINION

As you are aware, at its meeting of August 29, 2011, the City Council adopted Resolution 11-
R50, finding the redevelopment of Southern Grove necessary in the interest of public health,
safety, morals or welfare of the residents of the City. As you are also aware, as part of its
discussion of the Resolution, the City Council voiced a desire for an independent review of the
redevelopment effort by appropriate experts in order to: 1) ensure that the City’s related actions
comply with all applicable law; and 2) provide tax increment revenue projections. With regard
to the former, the Agency hired Haygood & Harris, LLC, in order to procure the services of Mr.
J. Michael Haygood, PA, an expert in redevelopment matters and a past consultant to the City.

Attached, please find the letter of December 1, 2011, from Mr. Haygood, which outlines his
opinion regarding whether the City’s redevelopment actions on Southern Grove are supported by
applicable statutory and case law. As you will note in your review of the letter, Mr. Haygood
finds that the City’s redevelopment actions have been consistent with applicable statutory and
case law. More specifically, he concludes that “...a Court should upon a challenge, uphold the
legislative finding of Blight. Furthermore, all statutory notice procedures were satisfied which
were prescribed by statute for the adoption of a resolution of a finding of necessity”.
Additionally, it is important to note that Mr. Haygood’s opinion includes a discussion concerning
the inclusion of vacant land within a community redevelopment area, pointing out that the
Florida Supreme Court specifically explored this issue in ‘Panama City Beach Community
Redevelopment Agency v, State of Florida and concluded that “[a]ithough the statutory scheme
does, in part, contemplate action directed toward prior development that has fallen into decay,
the breadth of the statutory scheme also specifically encompasses action that may be directed
toward open land”.

I hope that you find Mr. Haygood’s opinion responsive to the City Council’s request for an
independent review of the matter. With these important questions and issues specifically
addressed by Mr. Haygood, an outside legal expert, I believe the City has demonstrated its
continuing commitment to exercising considerable care in the utilization of community
redevelopment as a tool to address the challenges presented by Southern Grove. As you know,
Mr. Haygood’s opinion is actually the second legal opinion that the City has received regarding
the Southern Grove redevelopment effort. As outlined in the attached memorandum of March
31, 2011, from Mrs. Lori Smith-Lalla and Mr. Albert del Castillo of Squire Sanders and



Southern Grove CRA Legal Opinion
Page 2 of 2

Dempsey, LLP, the City received an opinion on the concept of a Southern Grove CRA prior to
the commencement of the formal study effort.

If you have any questions or would like to discuss this matter further, please do not hesitate to let
me know.

Thank you.
Attach.
c Mayor & City Council

Roger G. Orr, City Attorney
Pam E. Booker Hakim, Senior Assistant City Attomey



HAYGOOD & HARRIS, L.L.C.

ATTORNEYS AT LAW
J. Michael Haygood, Esquire Stephanie Hatris, Esquire
J. Michael Haygood, PA. Harris & Associates, L.L.C.
E-mail: mhaygood @hayharmislaw.com E-mail: sharris@hayharrislaw.com

December 1, 2011

Mr. Greg Oravec

Assistant City Manager

Port St. Lucie Community Redevelopment Agency
121 SW Port St. Lucie Boulevard

Port St. Lucie, FI. 34984

Re:  Review of Finding of Necessity for Southern Grove

Dear Mr, Qravec:

This letter is written in response to your request that I review the procedures and
substantive facts which were used as a justification for the adoption of Resolution 11-R50
by the City Council of the City of Port St. Lucie, Florida finding that the area commonly
known as Southern Grove was blighted, and render an opinion as to whether it was
supported by applicable statutory and case law. In rendering my opinion, I have
reviewed:

1. The transcribed minutes of the Special Meeting of the Port St. Lucie City
Council of August 29, 2011.

2. The Finding and Declaration of Necessity Report for Southern Grove prepared
by the City Manager’s Office of August, 2011 (“Blight Study”)

3. Aletter dated August 9, 2011, from J.P. Terpening, Engineer of Record for
South West Special Assessment District No.1 (“Engineer Study™).

4. Certified Letters dated August 12, 2011, addressed to:
a. St. Lucie County Schoo! Board
b. Children’s Service Council of St. Lucie County
¢. South Florida Water Management District
d. St. Lucie County Fire District
e. St. Lucie County
f. Florida Inlet Navigational District

4. Public Notice of Meetiﬁg published August 19, 2011

1551 Forum Place., Suite 400B, West Palm Beach, Florida 33401
Telephone: (561) 684-8311 » Fax (361) 684-9380




The City of Port St. Lucie (“City”) established a Community Redevelopment
Area (“CRA”) in the eastern part of the City in 2001 and subsequently expanded the
CRA in 2003 and 2006. Staff recommended that the City Council amend the existing
redevelopment plan to include the Southern Grove Area as a means to encourage the
development of that area. At a duly advertised public hearing, on August 29, 2011, the
City Council considered a finding of blight for this area. The Council considered
testimony from staff and received in to the record the Blight Study regarding the
economic conditions of Southem Grove. The testimony of the Staff and the Blight Study
emphasized three adverse economic conditions of Southern Grove which would justify a
finding of blight (i) aggregate assessed values of real property in the area for ad valorem
tax purposes have failed to show any appreciable increase over the 5 years prior to the
finding of such conditions (ii) deterioration of site or other improvements (iii) inadequate
and outdated building density pattens. Each of these adverse economic conditions was
substantiated through the use of various governmental data and analyses. At the
conclusion of the public hearing, the City Council adopted the Resolution finding that the
Southern Grove was blighted.

Chapter 163, Part IIl, Florida Statutes (the Community Redevelopment Act)
codifies the details of the various measures which must be taken by a governmental entity
to create redevelopment agencies and declare redevelopment areas. Section 163. 361,
Florida Statutes, sets forth the procedure to modify an existing community redevelopment
plan including the addition of a new redevelopment area. Section 163.361 (4)
specifically requires a modification that includes a change in the boundaries of the
redevelopment area to be supported by a finding of necessity resolution adopted pursuant
to Section 163.355, Florida Statutes. Section 163.355 provides that no city can exercise
the community redevelopment authority conferred by the Community Redevelopment
Act unti] after the goveming body has adopted a resolution, supported by data and
analysis, which makes a legislative finding that the conditions in the area meet the criteria
in Section 163.340 (7) or (8) and the rehabilitation, conservation, or redevelopment or a
combination thereof, of such area or areas, is necessary in the interest of the public
health, safety, morals, or welfare of the residents of the municipality.

Sections 163.340 (7) (Slum) and (8) (Blight) are the statutory definitions of what
economic conditions of an area constitute slum and blight, respectively. The findings
relied on by the City Council in the passage of Resolution 11-R50 were the economic
conditions defined in the Blight definition. A “Blight Area” is defined as an area in
which there are a substantial number of deteriorated, or deteriorating structures, in which
conditions, as indicted by government-maintained statistics or other studies, are leading
to economic distress or endanger life or property, and in which two or more of the
following factors are present:

a)Predominance of defective or inadequate street layout, parking facilities, roadways,
bridges, or public transportation facilities;

(b)Aggregate assessed values of real property in the area for ad valorem tax purposes
have failed to show any appreciable increase over the 5 years prior to the finding of such
conditions;




c)Faulty lot layout in relation to size, adequacy, accessibility, or usefulness;

{d)Unsanitary or unsafe conditions;

(e)Deterioration of site or other improvements;

(HInadequate and outdated building density patterns;

(g)Falling lease rates per square foot of office, commercial, or industrial space
compared fo the remainder of the county or municipality,

(h)Tax or special assessment delinquency exceeding the fair value of the land,

(i)Residential and commercial vacancy rates higher in the area than in the remainder of
the county or municipality;

(j)Incidence of crime in the area higher than in the remainder of the county or
municipality;

{k)Fire and emergency medical service calls to the area proportionately higher than in
the remainder of the county or municipality;

(DA greater number of violations of the Florida Building Code in the area than the
number of violations recorded in the remainder of the county or municipality;

(m)Diversity of ownership or defective or unusual conditions of title which prevent the
free alienability of land within the deteriorated or hazardous area; or

(n)Govemmentally owned property with adverse environmental conditions caused by a
public or private entity.

Section 163.346, Florida Statutes (2010) requires that notice of the public hearing
at which a governing body is to consider the adoption of a resolution of necessity to be
published at least 10 days prior to the hearing in a newspaper having general circulation
in the area of operation of the redevelopment agency. In addition to required publication
of the notice of the public hearing, Section 163.46 requires at least 15 days notice by
registered mail fo each taxing authority of the public hearing at which a resolution of
necessity is to be considered.

Notice of the Special Meeting of the City Council to be held on August 29, 2011,
to consider the resolution of necessity was supplied by registered mail to each of the
taxing authorities on August 12, 2011and published in a newspaper of general circulation
on August 19, 2011, both in satisfaction of the notice requirements of Section 163.346.

At the Special meeting of the City Council on August 29, 2011, staff presented
evidence in the form of testimony of Assistant City Manger Greg Oravec, received into
the record empirical evidence in the form of the Blight Study and the Engineer’s Letter
which collectively addressed three of the Blight criteria.  Specifically, the evidence
presented to the governing body addressed the following criteria set forth in the Blight
definition (i) Section 163.340 (8)(b) aggregate assessed values of real property in the area
for ad valorem tax purposes failed to show any appreciable increase over the 5 years prior
to the finding of the condition of blight (ii) Section 163.340 (8)(e) deterioration of site or
other improvements and (iii) Section 163.340 (8)(f) inadequate and outdated building
patterns.

In reviewing a determination of Blight by a local government, the Florida Courts
have held that such a determination is legislative in nature and should be upheld if




supported by competent, substantial evidence in the record. City of Winter Springs v.
State, 776 So.2d 255 (Fla. 2001). In Panama City Beach Community Redevelopment

Agency v. State of Florida, 831 So.2d 662 (Fla. 2002), the Supreme Court of Florida
upheld a Blight determination by the Panama Beach City Council finding that the
Council had substantial competent evidence before it to support its finding. The evidence
consisted of testimony by staff and empirical data to support the finding. The court
emphasized that a legislative finding should be upheld if the evidence before the
legislative body is fairly debatable and that a Court should not substitute its judgment for
that of the legislative body. The testimony and empirical evidence before the City
Council at the public hearing in support of the finding of necessity should be considered
by a court to be fairly debatable and should be upheld.

In the Panama Beach case, as with the Southem Grove area, the proposed
Blighted area at the time of the finding of necessity was substantially vacant. In Panama
City, the trial court concluded that undeveloped land could never qualify as blighted
under Chapter 163. The Supreme Court found that the trial court position regarding
undeveloped property never meeting the criteria of Blighted was clearly erroneous, The
Supreme Court explained:

It is apparent that the trial court viewed the applicable statutory provisions
through a prism of “redevelopment” with somewhat more restrictive parameters
than those actually set forth by the Legislature. While one may very logically
reason, as did the trial court that the concept of “redevelopment™ should have a
direct nexus to that which has previously been developed, the controlling statutory
provisions are not so limited. Although the statutory scheme does, in part,
contemplate action directed toward prior development that has fallen into decay,
the breadth of the statutory scheme also specifically encompasses action that may
be directed toward open land.

It 1s my opinion that based on the substantial competent evidence before the City
Council when it considered the adoption of Resolution 11-R50, that a Court should upon
a challenge, uphold the legislative finding of Blight. Furthermore, all statutory notice
procedures were satisfied which were prescribed by statute for the adoption of a

resolution of a finding of necessity.

¥y

chael Haygoo




SQJIRE LEGAL SQUIRE, SANDERS & DEMPSEY (US) LLP

COUNSEL

SANDERS wortowin MEMORAND UM

To: Jerry Bentrott, City Manager
Greg Oravec, Assistant City Manager
Roger Orr, City Attorney

From: Lori Smith-Lalla
Albert del Castillo
Date: March 31, 2011
Re: Community Redevelopment Area for Southwest Annexation

On a recent conference call regarding the Southwest Annexation Area Special
Assessment District #1 (“SWA District”), you asked whether it was possible to create a
Community Redevelopment Agency (“CRA”) within the SWA District (the “Redevelopment
Area”), collect tax increment revenues (“Increment Revenues”) and use such Increment
Revenues to pay debt service on the outstanding City of Port St. Lucie, Florida (the “City”)
Special Assessment Bonds issued for the SWA District (the “Special Assessment Bonds™). We
have reviewed Sections 163.330 through 163.463, Florida Statutes, known as the Community
Redevelopment Act of 1969, as amended (the “Act”) and certain case law relating thereto.

Creatioh of CRA

According to Section 163.415, Florida Statutes, the City exclusively may act to create a
CRA located within its boundaries since St. Lucie County does not have a home rule charter. In
order to create a CRA, it is necessary that the City take the following steps as provided by the
Act:

» Section 163.355, Florida Statutes provides that the City must adopt a resolution,
supported by data and analysis, which makes a legislative finding that the conditions in
the proposed Redevelopment Area are such that the area is a “Sium” or “Blighted” area
as described in the Act. Such resolution may only be adopted after providing the required
notice pursuant to Section 163.346, Florida Statutes (public notice and written notice to
taxing authorities).

e Section 163.340(8), Florida Statutes, defines Blighted area. See Attached.

e It is not necessary in order for a finding of Slum or Blight that the area be previously
developed. Panama City Beach Community Redevelopment Agencv v. State of Florida,
831 So. 2d 662 (2002 Fla.). See Attached. It will be necessary that such finding of
Blight be based upon evidence that is at least “fairly debatable” and not “clearly




erroneous,” which is the standard used by courts with respect to legislative
determinations.

. The City must then create the CRA and may by resolution appoint the members of the
City Council as the governing body of the CRA which is considered a separate and
distinct legal entity from the City. See Section 163.357, Florida Statutes. Must provide
notice pursuant to Section 163.346, Florida Statutes.

o It will be necessary for the CRA to adopt a Community Redevelopment Plan in
accordance with the Act, which must be submitted to the local planning agency, to the
governing body of the City and to each taxing authority prior to its adoption. The
governing body shall hold a public hearing on the Community Redevelopment Plan after
notice is provided pursuant to Sections 163.360 and 163.346, Florida Statutes.

o The Act is general with respect to the specific programs that the CRA may implement to
provide for redevelopment within the CRA, and it provides a list of what needs to be
contained in the Community Redevelopment Plan. See Sections 163.360, 163.362, and
163.370, Flonda Statutes. '

¢ Pursuant to Section 163.360 (6)(b), Florida Statutes, there are additional requirements for
public hearings prior to the adoption of the Community Redevelopment Plan that may be
required if St. Lucie County provides notice to the City and the CRA in accordance with

the Act.

e After approval of the Community Redevelopment Plan, the City must create by ordinance
a Redevelopment Trust Fund pursuant to Section 163.387, Florida Statutes after notice
pursuant to Section 163.346, Florida Statutes.

Use of Increment Revenues to pay Debt Service on Special Assessment Bonds

Increment Revenues generated from a Redevelopment Area may be used as an incentive
for the development of the land located within the Redevelopment Area. Thus, if the City is able
to make the requisite findings of necessity and of slum or blight within the SWA District in order
to create a CRA pursuant to the Act, it should be possible to use Increment Revenues to provide
grants to landowners as an incentive to develop the land within the Redevelopment Area. Such
grants could be made in the form of a payment by the CRA to the City to reduce the
landowner’s/developer’s special assessment obligation in respect of the Special Assessment
Bonds. The Community Redevelopment Plan, as required by the Act, would need to provide that
such Increment Revenues could be applied to decrease any obligation on the part of a landowner
that develops such land to pay the special assessments levied by the City on such property which
pays the debt service on the Special Assessment Bonds. The City and the CRA could enter into
an interlocal agreement o implement this process.

The creation and the implementation of a CRA will take a considerable amount of time,
but it may accomplish the lowering of the special assessments to be paid by the property owners
within the SWA District.

SQUIRE, SANDERS & DEMPSEY (US) LLP -2- March 31, 2011
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LEXSEE 831 S0. 2D 662

PANAMA CITY BEACH COMMUNITY REDEVELOPMENT AGENCY, Appel-
lant, vs. STATE OF FLORIDA, et al. Appellee.

No. SC02-145

SUPREME COURT OF FLORIDA

831 So. 2d 662; 2002 Fla. LEXIS 2177; 27 Fla. L. Weekly S 883

October 17, 2002, Decided

SUBSEQUENT HISTORY:
November 7, 2002,

[**1] As Corrected

PRIOR HISTORY: An Appeal from the Circuit
Court in and for Bay County - Bond Validations. Glenn
L. Hess - Judge - Case No. 03-2001-CA-3463-1.

DISPOSITION: Reversed and remanded with di-

rections.

COVUNSEL: Randall W. Hanna, Mark G. Lawson, Mi-
chael S. Davis, and Kenneth A. Guckenberger of Bryant,
Miller and Olive, P.A., Tallahassee, Florida, for Appel-

lant.

William A. Lewis, Assistant State Attorney, Panama
City, Florida, for Appellee.

Jeffrey P. Whitton, Panama City, Florida, for William
Hendrick, Appellee/Intervenor.

JUDGES: LEWIS, ]. ANSTEAD, C.J., SHAW, WELLS,
PARIENTE, and QUINCE, J1., and HARDING, Senior
Justice, concur.

OPINION BY: LEWIS

OPINION
[*663] LEWIS, J.

The Panama City Beach Community Redevelop-
ment Agency entered this appeal secking review of a
circuit court judgment denying validation of a proposed

bond issue. We have jurisdiction under article ¥, section
3(b)(2) of the Florida Constitution.

Facts and Procedural History

In 1998, the City of Panama City Beach ("City") ap-
proached the St. Joe Company ("St. Joe"} regarding pos-
sible plans to embark upon an aggressive redevelopment
of the City's parks and recreation facilities located near
the center point of the [**2] City's major beachfront
roadway, Front Beach Road. ' St. Joe owned the real
property which adjoined and separated portions of the
City's parcels. In essence, the City sought to consolidate
a large land area under its ownership to join and rede-
velop its land holdings in the area--the land commonly
referred to as its fairgrounds facility (Aaron Bessant
Park), and athletic fields (Frank Brown Park).

1  As is the situation with many of Florida's
coastal communities, Panama City Beach has
developed in a linear fashion along the Gulf of
Mexico, with Front Beach Road serving as one of
the City's major east-west thoroughfares. The
other primary east-west roadway is Back Beach
Road (U.S. 98).

As part of an ongoing redevelopment effort, the City
formally entered into a Memorandum of Understanding
with St. Joe Company on March 10, 2000, * and moved
to acquire a parcel of property adjacent to the fairgrounds
owned by a third party. On November 30, 2000, the Pa-
nama City Beach City Council convened to discuss and
determine [**3] its goals with regard to the proposed
redevelopment. At this meeting, the City's assistant city
manager, with the assistance of an attorney the City re-
tained as special counsel for the redevelopment effort,
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831 So. 2d 662, *;, 2002 Fla. LEXIS 2177, *¥%;
27 Fla. L. Weekly S 883

summarized the problems and poals associated with the
portion of the City that would become the Community
Redevelopment Area. Following a fairly extended dis-
cussion of the City's redevelopment plans, the council
adopted Resolution 00-23, in which it created the Com-
munity Redevelopment Agency ("CRA"), and legisla-
tively determined that the redevelopment area was
"blighted" within the definition of section 163.340(8),
Florida Statutes (2000).

2 This Memorandum of Understanding served
as the foundational contract between the two en-
titiss, detailing their relationship, proposed ex-
changes of land and services, and various other
covenants and obligations. The agreement was
amended once, on QOctober 13, 2000.

Subsequently, the CRA produced a Community Re-
development Plan, which was adopted [¥*4] by the city
council and CRA * in Resolution 01-09, as amended by

Resolution 01-43. In January 2001, the City advertised

for the disposition of certain {*664] land interests
within the redevelopment area held by the City, and for
proposals for the development of the area. St. Joe was
the only respondent, and its plan to develop the land was
approved. In March 2001, the City held public hearings
and established a redevelopment trust fund for the rede-
velopment area through enactment of Ordinance Number
717. :

3  The same five people composed the city
council and the CRA board.

In September 2001, the City, the Pier Park Commu-
nity Development District, and the CRA entered into an
interlocal agreement, denominated the Public Improve-
ment Partnership Agreement, for the purpose of devel-
oping the redevelopment area in conformity with the
redevelopment plan. Among the provisions of the
agreement were sections calling for the issuance of
revenue bonds by the district. Pursuant to chapter 190,
Florida Statutes (2000), the City, the {**3] district, and
the CRA sought validation of the partnership agreement,
a decision on the legality of each plaintiff entering into
the agreement, and the issuance of the bonds in the Cir-
cuit Court of the Fourteenth Judicial Circunit in Bay
County.*

4  The State Attomey did not contest the valid-
ity of the agresment and bonds in its answer. In-
deed, throughout the trial court proceedings, as
well as in its filings with this Court, the State has
asserted that the bonds and interlocal agreement
are valid.

Following the State Attorney's answer and agree-
ment with the plaintiffs in 2 joint stipulation, n4 the trial

court scheduled ap initial hearing and a subsequent evi-
dentiary hearing regarding the City's findings of blight
within the redevelopment area. Following the second
hearing, the court issued its final judgment, in which it
validated the entirety of the interlocal agreement but de-
clared invalid the revenue bonds that the district planned
to issue. In its order, the trial court reasoned:

The Re-development Act was in-
tended to provide for the rehabilitation of
previpusly built-upon properties that have
outlived their usefulness and are so eco- -
nomically impaired that no-one is inter-
ested in rehabilitating them; the cost of
leveling the property and of pufting in
new infrastructure and buildings would be
too much, particularly in urban areas of
decay.

[\‘.’*6]

The law should not be at war with
common sense. The Court has tried
mightily to reconcile the stated purpose of
the Redevelopment Act with the facts be-
fore it. But when the Court places the
evidence alongside the Act - and reads ail
of it - it is plain that the District does not
qualify for re-development. It has never
been developed! By and large it is vacant
land begging to be built on.

The Plaintiffs' desire to extract a few words from the Act
and apply them to the District, irrespective of the obvi-
ous purpose of the Act, leads 1o an absurdity. The Rede-
velopment Act does not apply. The request for validation
must be and is denied.Pier Park Cmty. Dev. Dist. v. State,
No. 03-2001-CA-3463-] (Fla. 14th Cir. Ct. Dec. 7, 2001},
This timely appeal followed.

Analysis

The issue before us today is the appellant's conten-
tion that the trial court improperly substituted its judg-
ment for that of the city council with regard to the pro-
priety of developing the redevelopment area. The CRA
asserts that in declaring the City's determination of blight
to be unfounded and without justification, the trial court
ignored well-settled Florida law which holds that legisla-
tive findings [**7] by local governments may be over-
turned only when they are determined to be clearly
[*665] erroneous. In effect, the appellant argues, the
trial court fixated upon the fact that portions of the rede-
velopment area are undeveloped—a consideration entirely
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beyond the scope of the trial court's review in this bond
validation proceeding--due to an erroneous interpretation
of the applicable statutes. Therefore, it is asserted that the
trial court erred by independently examining the merits
of the City's redevelopment plan.

It is clear that this Court's review of the trial court's
conclusions of law is de novo. See JFR Investment v.
Delray Beach Cmty. Redevelopment Agency, 652 So. 2d
1261, 1262 (Fla. 4th DCA 1993). Indeed, a concrete
example of such de novo review is this Court's recent
decision in Boschen v. City of Clearwater, 777 So. 2d
958 (Fla. 2001). While the factual setting we analyzed in
Boschen differs from the instant case because "[a] final
judgment validating bonds comes to this Court with 2
presumption of correctness,” id. ar 962, the comprehen-
sive inquiry performed by this Court in Boschen reveals
that we thoroughly [**8] examined all of the legal
conclusions rendered by the trial court. For example, this
Court both "determined whether the evidence presented
at the validation hearing supported the trial court's vali-
dation of the bonds,” and examined whether sufficient
evidence existed in the record to "demonstrate[] that the
overall project promotes public health and safety." Id. at
966, 968.

In stark contrast to this Court's standard of review m
validation proceedings, the decisions of this Court also
clearly mandate that trial courts must maintain a very
deferential standard of review when testing the validity
of statutorily authorized revenue bonds. In Boschen, this
Court stated:

Generally, "legislative declarations of
public purpose are presumed valid and
should be considered correct unless pat-
ently erroneous.” Moreover, the wisdom
or desirability of a bond issu¢ is not a
matter for our consideration, Indeed, we
have recognized that so long as the Leg-
islature does not exceed its constitutional
authority, our review of legislative decla-
rations is limited.

777 So. 2d at 966 (citations omitted). Additionally,
"questions concerning the financial and economic [**9]
feasibility of a proposed plan are to be resolved at the
executive or administrative level and are beyond the
scope of judicial review in a validation proceeding.”

State v. City of Daytona Beach, 431 So. 2d 981, 983 (Fia.
1983). Thus, only where the legislative determinations
and conclusions are clearly erroneous should a court re-
fuse to validate the bond issue.

In its Final Judgment and Supplemental Final Judg-
ment, the trial court made clear that it fully validated the
creation and powers of the Community Redevelopment
Agency and approved the interlocal agreement and re-
development plans. The court only disapproved the is-
suance of bonds based upon its analysis and conclusions
regarding the impropriety of the City's findings of
"blight" within the redevelopment area. For this reason,
this Court's standard full inquiry into whether (1) the
public body has the authority to issue bonds, (2} the
purpose of the obligation is legal, and (3) the bond issu-
ance complies with the requirements of the law, see
State v. Osceola County, 752 So. 2d 530, 533 (Fla. 1999);
Poe v. Hillsborough County, 695 So. 2d 672, 675 (Fla.
1997), is not necessary. [**10] Because the trial
court narrowly defined its reason for refusing to validate
the bond issuance, we need only examine the first condi-
tion,

Codified in chapter 163 of the Florida Statutes, the
Community Redevelopment Act of 1969 details the
various measures [*666] which must be taken by
localities desiring to create redevelopment agencies, de-
clare redevelopment areas, and issue revenue bonds to
finance projects within these areas. Germane to the in-
stant case is section 163.383(1)(a}, which states:

‘When authorized or approved by
resolution or ordinance of the govemning
body, a county, municipality, or commu-
nity redevelopment agency has the power
in its corporate capacity, in its discretion,
to issue redevelopment revenue bonds
from time to time to finance the under-
taking of any community redevelopment
under this part . . . .

§ 163.385(1)(a), Fla. Stat. (2001). "Community rede-
velopment" is defined as including “undertakings, activi-
ties, or projects . . . in a community redevelopment area
for the elimination and prevention of the development or
spread of stums and blight" § 163.340(9), Fla Stat.
(2001). Finally, the Legislature [**11] defined
"blighted area" as either:
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{a) An area in which there are a
substantial number of slum, deteriorated,
or deteriorating structures and conditions
that lead to economic distress or endanger
life or property by fire or other causes or
cne or more of the foliowing factors that
substantially impairs or arrests the sound
growth of a county or municipality and is
a menace to the public health, safety,
morals, or welfare in its present condition
and use: '

1. Predominance of defective or in-
adequate street layout;

2, Faulty lot layout in relation to size,
adequacy, accessibility or usefulness;

3. Unsanitary or unsafe conditions;

4. Deterioration of site or other im-
provements;

5. Inadequate and outdated building
density pattemns;

6. Tax or special assessment delin-
quency exceeding the fair value of the

land,
7. Inadequate transportation and
parking facilities; and

8. Diversity of ownership or defective
or unusual conditions of title which pre-
vent the free alienability of land within
the deteriorated or hazardous area; or

(b) An area in which there exists
faulty or inadequate street layout; inade-
quate parking facilities; or roadways,
bridges, or public transportation facilities
[**12] incapable of handling the vol-
ume of traffic flow into or through the
area, either at present or foliowing pro-
posed constrection.

§ 163.340(8), Fla. Stat. (2001) (emphasis supplied).
Thus, as the trial court noted, the CRA only has the au-
thority to issue revenue bonds if the funds derived there-
from are to be used to alleviate "blight."

In City of Panama City Beach Resolution 00-23, the
city council specifically found:

Within the Redevelopment Area
there exists faulty or inadequate street

layout; inadequate parking or parking fa-
cilities; or roadways or other public
transportation facilities incapable of han-
dling the volume of traffic flows into or
through the area, either at present or fol-
lowing substantial improvement within
the area. The Redevelopment Area suffers
from a predominance of defective or in-
-adequate street layout, aging infrastruc-
ture and design, and deterioration of site
or other improvements.

The City Council hereby finds that one or
more slum or blighted areas exist within
the Redsvelopment Area, and that the re-
habilitation, conservation, or redevelop-
ment, or a combination thereof, of such
Redevelopment Area is necessary in the
interest [**13] of the public [*667]
health, safety, morals, or welfare of the
residents of the City.

City of Panama City Beach Res. 00-23 (2000). Under
Florida case law, the trial court should have simply ex-
amined these legislative findings to determine whether
they were "patently erroneous." See Boschen, 777 So.
2d at 966. Indeed, legislative determinations are entitled
to 2 presumption of correctness and should be upheld if
supported by competent, substantial evidence in the re-
cord. See City of Winter Springs v. State, 776 So. 2d
255, 261-62 (Fla. 2001). Thus, this Court must examine
the record to determine whether the City had a reason-
able basis for concluding that portions of the redevelop-
ment area are blighted as that term has been defined by
our Legislature.

It is not necessary that this Court detail the entirety
of evidence contained in the record which supports the
City's declaration of blight. It is clear, however, that 2
great guantity of information which supports the City's
conclusions in the instant case was before this legislative
body when it made its determinations. Indeed, at the city
council session during which Resclution 00-23 was
adopted, the [**14] City's attorney for the redevelop-
ment project specifically informed the members of the
legislative determination they were required to make:
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Important to Jooking at the rede-
velopment area - stattory scheme - is this
governing body's determination that the
redevelopment area is subject to the terms
"slam” or "blight.” We're not dealing with
the legal term "slum" here. We're really
dealing with the term "blight" and that
goes to the Jack of adequate infrastructure,
the lack of a tramsportation system, the
make up of parcels in a specific area that
are all conducive to a redevelopment ini-
tiative or exercise. In a few minutes I'm
going to go over the findings necessary to
determine blight and I'm going to have a
discussion with your Assistant Manager,
Mr. Pickle, that will serve as a form of
testimony to demonstrate record informa-
tion that I would say you hold self evident
in this communrity, It will be a description
of the make up of this parcel. It1l be a de-
scription of ownership. It'll be a descrip-
tion of what exists and what doesn't exist
on the parcel today and that will allow
you fo have a factual backdrop to ulti-
mately consider a finding contained in the
resolution.

Subsequent [**15} to this introduction, the city council
heard the testimony of Assistant City Manager Dennis
Pickle, who related the various transportation and main-
tenance difficulties currently associated with the rede-
velopment area. At a later date, the City detailed the poor
traffic and safety conditions within its community rede-
velopment plan, which concluded by stating:

Together, fragmented ownership,
poor traffic circulation, parking con-
straints, and physical and economic deg-
radation - a series of interconnected con-
ditions - have effectively created an envi-
ronment of blight withir the Study Area.

The crux of that which transpired before the Panama City
Beach City Council was perhaps best summarized by
Lee Sullivan, the city's mayor, during the evidentiary
hearing before the trial court:

Well, T believe that [the redevel-
opment area] is a bad place, and that it has
problems, and I know what the problems
are through my experience. And then I
had an opportunity, as 1 said, as Mayor,
and listened to the process and had the
explanation done about the statutory is-
sues to understand, at least as I sat there,
that it qualified to meet the statutory defi-
nition. So I, you know I, yes. I believe
[**16] that it meets . . . [ heard you ex-
plain the statutes time after time after time.
I've heard that explanation [*668] so
that 1 and the counsel [sic] clearly under-
stood that not only were the issues of
finding [blight], but once you had issues
of finding you had to have a direct issue
and how to solve what you had found.

It is clear that when the city council adopted Resolu-
tion 00-23 finding that the redevelopment arca was
blighted, the members had before them competent evi-
dence in support of this conclusion. The council relied
upon their own knowledge of the area in question, the
informed opinions of experts, and a significant amount of
testimonial evidence regarding the state of the redevel-
opment area—particularly with regard to the roadways
and concomitant safety issues--in concluding that the
area was blighted under section 163.340(8) of the Flor-
ida Statutes. As was the situation in City of Winter
Springs v. State, a review of the record "yields competent,
substantial evidence to support the City's determination.”
776 So. 2d at 261,

Certainly, the evidence before the city council which
revealed and outlined the trangportation, vagrancy,
[**17] and sanitation problems within the redevelop-
ment area supports a finding of blight under section
163.340(8) of the Florida Statutes. As defined in this
statutory section, a blighted area is properly found where
a "predominance of defective or inadequate street lay-
out,” "unsanitary or unsafe conditions," or "inadequate
transportation and parking facilities” "substantially im-
pairs or arrests the sound growth of a county or munici-
pality and is a menace to the public health, safety, morals,
or welfare." § 763.340(8){a), Fla. Stat. (2001). Addition-
ally, section 163.340(8)(b) authorizes the finding of
blight in "[a]n area in which there exists faulty or inade-
quate street layout; inadequate parking facilities; or -
roadways, bridges, or public transportation facilities in-
capable of handling the volume of traffic flow intc or
through the area, either at present or following proposed
construction." § 163.340(8)(b), Fla. Stat. (2001) (em-
phasis supplied). Especially as related by Mayor Sullivan
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and the experts at the hearing before the trial court, the
evidence before the city council and the council's explicit
findings [**18] fulfill the statutory requirements for
blight set forth in either {a) or (b} of section 163.340(8).

The trial court's conclusion that undeveloped land
can never qualify as blighted under chapter 163 is erro-
neous, because section 163.360¢8) clearly provides for
the acquisition and redevelopment of "open land." See §
163.360¢8), Fla. Stat. (2001) ("If the community rede-
velopment area consists of an area of open land to be
acquired by the county or municipality . . . ."). It is ap-
parent that the trial court viewed the applicable statutory
provisions through a prism of "redevelopment" with
somewhat more restrictive parameters than those actually
set forth by the Legislature. While one may very logi-
cally reason, as did the trial court, that the concept of
"redevelopment" should have a direct nexus to that
which has previously been "developed,” the controlling
statutory provisions are not so limited. Although the
statutory scheme does, in part, contemplate action di-
rected toward prior development that has fallen into de-
cay, the breadth of the statutory scheme also specifically
encompasses action that may be directed toward open
land. The definition of "blighted [**19] area” under
section 163.340(8)(a} seems to contemplate some form
of building development in the area, as it describes: "An
area in which there are a substantial number of slum,
deteriorated, or deteriorating structures and conditions
that lead to economic distress . .. ." § /63.340(8)(a), Fla.
Stat. (2001) (emphasis supplied). However, section
163.340(8)(b) is not so limiting, is separated [*669]
in the context of the disjunctives "either" and "or," and is
expansive without reference to the prior development
with structures as it provides a "blighted area” also
means: "An area in which there exists faulty or inade-
quate street layout; inadequate parking facilities; or
roadways, bridges, or public transportation facilities in-
capable of handling the volume of traffic flow inio or
through the area, either at present or following proposed
construction.”" § 163.340(8)(b), Fla. Stat. (2001).

Any doubt with regard to whether open or vacant
land may be included within the area of redevelopment is
- resolved by consideration of section 163.360(8) of the
Florida Statutes, which clearly contemplates the inclu-
sion of such |**20] land and provides restrictions con-
cering its acquisition. See § 163.360(8), Fla. Stat. (2001)
(providing separate and differing requirements for the
acquisition of land, depending upon the residential or
nonresidential use for which the property will be util-
ized).

In the face of basically unrefited evidence detailing
the information upon which the city council based its
conclusion that the redevelopment area is "blighted,” the
trial court concluded that "it is difficult to imagine that

the evidence before the City met any accepted definition
of blight" Pier Park Cmty. Dev. Dist. v. State, No.
03-2001-CA-3463- (Fla. 14th Cir. Ct. Dec. 7, 2001).
However, because the city council's determination that
the redevelopment area is blighted was a legislative
function, Florida law requires that this action "be sus-
tained as long as [it was] fairly debatable." Board of
County Comm'rs of Brevard County v. Snyder, 627 So.
2d 469, 474 (Fla. 1993); see also  Pepin v. Div. of Bond
Finance, 493 So. 2d 1013, 1014 (Fla. 1986) (holding that
"legislative declarations of public purpose are presumed
valid and should be considered correct [**21] unless
patently erroneous"); State v. Housing Finance Auth. of
Polk: County, 376 So. 2d 1158, 1160 (Fla. 1979). While

. the City Coungcil cannot simply label an area "blighted”

and make it so, see, e.g., City of Jacksonville v. Moman,
290 So. 2d 105, 107 (Fla. I1st DCA 1974) ("The city may
designate an area as a slum, but such designation does
not make it a slum."), the wealth of information before
the city council and knowledge possessed by its mem-
bers certainly make the issue of blight "fairly debatable.”
As discussed above, after examining competent, substan-
tial evidence, the city council properly determined that
the subject property was within the statutory definition of
"blight." On this evidence, the city council's conclusion
that the redevelopment area is blighted is not clearly or
patently erroneous.

Here, the trial court did not give the city council's
legislative determinations the proper deference mandated
by well settled Florida law. Indeed, the trial court's final
judgment is strikingly similar to the determination this
Court addressed in City of Winter Springs: "By substi-
tuting its own judgment for that of the locally elected
officials, [*%*22] and thus failing to attach a presump-
tion of cotrectness to the legislative determination, the
trial court erred as a matter of law." 776 So. 2d at 258.
The trial court failed to properly defer to the city coun-
cil's findings under a correct statutory application; there-
fore, its judgment must be reversed.

Conclusion

Based upon the foregoing, we reverse the final
judgment of the trial court, and remand this cause for
further bond validation proceedings consistent with this
opinion and settled Florida law regarding the proper def-
erence to be given municipal legislative findings. As
there was corapetent, [*670] substantial evidence
before the city council supporting its determination of
blight, the trial court is directed to validate the bond issue
which is the subject of this action.

It is s0 ordered.
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ANSTEAD, C.J., SHAW, WELLS, PARIENTE,
and QUINCE, JJ., and HARDING, Senior Justice, con-
cur.




163.340Definitions.—The following terms, wherever used or referred to in this part, have
the following meanings:

(1)"Agency” or “community redevelopment agency” means a public agency created by, or
designated pursuant to, s. 163.356 or s. 163.357. '

(2)*Public body” means the state or any county, municipality, authority, special district as
defined in s. 165.031(5), or other public body of the state, except & school district.

(3)*Governing body” means the council, commission, or other legislative body charged
with governing the county or municipality.

(4)"Mayor” means thé mayor of a municipality or, for a county, the chair of the board of
county commissioners or such other officer as may be constituted by law to act as the
executive head of such municipality or county. ,

(5)"Clerk” means the clerk or other official of the county or municipality who is the .
custodian of the official records of such county or municipality. .

(6)"Federal Government” includes the United States or any agency or instrumentality,
corporate or otherwise, of the United States.

(7)'Slum area” means an area having physical or economic conditions conducive to
disease, infant mortality, juvenile delinquency, poverty, or crime because there is a
predominance of buildings or improvements, whether residential or nonresidential, which
are impaired by reason of dilapidation, deterioration, age, or obsolescence, and exhibiting
one or more of the foliowing factors:

(2)Inadequate provision for ventilation, light, air, sanitation, or open spaces;

(b)High density of population, compared to the population density of adjacent areas within
the county or municipality; and overcrowding, as indicated by government-maintained
statistics or other studies and the requirements of the Florida Building Code; or

(¢)The existence of conditions that endanger life or property by fire or other causes.

(8)"Blighted area” means an area in which there are a substantial number of deteriorated,
or deteriorating structures, in which conditions, as indicated by government-maintained
statistics or other studies, are leading to economic distress or endanger life or property, and
in which two or more of the following factors are present:

(a)Predominance of defective or inadeguate street layout, parking facilities, roadways,
bridges, or public transportation facilities;

(b)Aggregate assessed values of real property in the area for ad valorem tax purposes
have failed to show any appreciable increase over the 5 years prior to the finding of such
conditions;

(c)Fauity lot layout in refation to size, adequacy, accessibility, or usefulness;

(d)Unsanitary or unsafe conditions;

(e)Deterioration of site or other improvements;

(f)Inadequate and outdated building density patterns;

(g)Falling lease rates per square foot of office, commercial, or industrial space compared
to the remainder of the county or municipality;

(h)Tax or special assessment delinquency exceeding the fair value of the land;

(i)Residential and commercial vacancy rates higher in the area than in the remainder of
the county or municipality;

(j)Incidence of crime in the area higher than in the remainder of the county or
municipality;

(k)Fire and emergency medical service calls to the area proportionately higher than in the
remainder of the county or municipality;

(A greater number of violations of the Florida Building Code in the area than the number
of violations recorded in the remainder of the county or municipality;

(m)Diversity of ownership or defective or unusual conditions of title which prevent the
free alienability of land within the deteriorated or hazardous area; or

(n)Governmentally owned property with adverse environmental conditions caused by a
public or private entity.




However, the term “blighted area” also means any area in which at least one of the factors identified
in paragraphs (a) through (n) are present and all taxing authorities subject to 5. 163.387(2)(a) agree,
either by interlocal agreement or agreements with the agency or by resolution, that the area is
btighted. Such agreement or resolution shall only determine that the area is blighted. For purposes of
qualifying for the tax credits authorized in chapter 220, “blighted area” means an area as defined in

this subsection.
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1. Executive Summary

PURPOSE OF STUDY

The purpose of this study is to provide estimates of real property tax increment revenues
potentially resulting from proposed development within the proposed Southern Grove
Community Redevelopment Area District (the “CRA”) in the City of Port St. Lucie, Florida
(the “City").

As real property taxes are generated on an ad valorem basis from assessed values, it is first
necessary to estimate the future assessed value resulting from the CRA. This study provides
assessed value information based on the following assumptions:

Scenario A

e  Proposed new development is completed as projected by Fishkind & Associates as
outlined in subsequent sections of this report;

e Values are based on estimates by MuniCap as outlined in subsequent sections of this

report;

¢ Incremental taxes assume a portion of City and St. Lucie County (the “County™)
levies totaling 4.5096 mills;

. Property values remain constant; and

. The real property tax rate remains static at the 2011 level in future years.

Scenario B

e  While the scope of development remains as projected by Fishkind & Associates, the
phasing and absorption of development is delayed as outlined in subsequent sections
of this report;

e  Values are based on more conservative estimates by MuniCap as outlined in
subsequent sections of this report;

e Incremental taxes assume a portion of City and County levies totaling 4.5096 mills;

. Property values remain constant; and

®  The real property tax rate remains static at the 2011 level in future years.

After estimating projected assessed value, this study provides the projected tax revenues for
both scenarios based on current tax rates for the CRA.

ORGANIZATION OF STUDY

This report begins with a discussion of the assessment and tax collection procedures within
the County. Following this discussion is an analysis of historic appreciation within the
County. The report continues with a detailed narrative describing the CRA and the existing
Southern Grove Special Assessment District (the “SAD”), as well as broader local economic
conditions. Next, the study provides an account of the proposed development within the
CRA4, including an estimate of the projected market and assessed values for the proposed
properties. This section includes an analysis of the assessed values achieved by comparable
propetties, as well as projections of vatue based under various approaches.




The report concludes with a calculation of real property tax revenues based on the estimated
assessed values in preceding sections of the teport.

RESULTS OF STUDY

In summary, the study concludes that, at completion of the projects contemplated in Section
V of this report, the CRA is estimated to have an inctemental value of between $1.5 and $1.7
billion, as expressed in current dollars.

Table I-A illustrates the projected assessed value for the CRA. Refer to Appendices A and
B, attached hereto, for more information on the projected incremental value for each year.

TABLE I-A'
Projected Assessed Values — Southern Grove CRA
Projected Projected Base Taxable Incremental
Scenatio Market Value' Taxable Value Value Value
Scenatio A $2,049,733,338 $1,720,570,828 $1 6,782,302) $1,703,788,526
Scenario B $1,932,646,878 $1,603,484 368 ($16,782,302) $1,586,702,066

Walue is projected as of full buildout as described in subsequent sections of this report. Values are in current dollars and
assume no inflation. See Appendices A and B, attached hereto, for detailed projections of value on an annual basis for
both scenarios.

As outlined earlier, the assessed values displayed in Table I-A are the basis for estimating
incremental real property taxes. The projected incremental taxes are shown in Table I-B and
are as follows™

TABLE I-B*
Projected Incremental Taxes
Annual Incremental Cumulative Total
Scenario Taxes at Build-Out Through 2042

Scenario A $7,683,405 $141,174,631

Scenario B $7,155,392 $85,767,959
1Scenario A assumes full buildout in 2032. Scenado B assumes full buildout in 2041. Both scenanos
assume property values and tax rates remain static.

Refer to Appendices A and B for projected tax increment revenues for each year. The
attached Chart 1 at the end of this executive summary graphically expresses the projected
debt service coverage for each scenario.

! The methodology used to calculate assessed values is explained in subsequent sections of this report.

? The methodology used to calculate incremental taxes is explained in subsequent sections of this report with
detailed calculations included in Appendices A and B, attached hereto. Annual incremental taxes are shown at
full build-out and are expressed in dollars for the year in which full build-out is anticipated.

.
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I, Assessment and Tax Collection Procedures

ASSESSMENT PROCEDURES

Overview

Pursuant to Florida State Law, the St. Lucie County Property Appraisetr’s Office {the
“County Appraiset’s Office”) must place a “fair, equitable, and just value on all real and
tangible personal property” in the County.” This “just” value is meant to represent fair
market value, and is used as the property’s assessed value. In arriving at this value, the
County Appraiser’s Office uses eight criteria established in Section 193.011 of the Florida
Statutes:

1) Present cash value of the property,

2) Highest and best use of the property;

3) Location of the property,

4) Quantity or size of the property;

5) Cost and present replacement value of any improvements;
6) Condition of property;

7) Income from property; and

8) Net proceeds of the sales of property.

Assessments are done on an annual basis for every property in the County and submitted to
the State Department of Revenue in the form of the annual Tax Roll. The County
Appraiser’s Office performs a number of additional functions, including:

¢ Tracking ownership changes;
»  Maintaining maps of parcel boundaries; and
» Administering exemptions.

Schedule

Property is assessed as of its condition on Januaty 1 of the assessment year. The County
Appraiser’s Office does not conduct mid-year reassessments, regardless of changes to the
physical status of the site. Thus, construction occurring on January 2 of the current
assessment year will not be reflected in assessment values until Januvary 1 of the following
assessment year. Similarly, if there is physical damage to property after January 1, such as a
fire or natural calamity, the decrease in property value will not be reflected in assessed value
until the following assessment year.

The County Appraiser’s Office submits the preliminary Tax Roll to the State Department of
Revenue for approval by July 1 of each year! In turn, the State Department of Revenue
renders its acceptance or denial of the Tax Roll within thirty days. Assuming the Tax Roll is
approved in a timely manner, notices of assessments are mailed to property owners in the

* “Real property” includes land and all buildings, structures, and improvements to the land. “Tangible personal
property” includes machinery and equipment, fixtures, furniture, and other items owned and used for business

purposes.
+ The dates referenced in this section are the sratutory guidelines in a typical assessment cycle.
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form of Truth in Millage, or “TRIM,” notices by August 14. Subsequent tax bills are mailed
on November 1 of each year. A detailed schedule of the assessment, appellate, and taxation
process is included in the discussion of taxation as Table II-B.

Methodology

"The State Department of Revenue requires appraised values to be 100% of fair market value,
as cstablished by selling prices in a market area.’ Every other year, the State Department of
Revenue conducts an in-depth audit of the County’s tax roll to ensure compliance.® In
order to maintain compliance, the County Appraiser’s Office uses different accepted
valuation methods depending on property type:

Cost Approach — As the name implies, the Cost Approach values property on the basis of
the costs of development. The value of a structure is determined by estimating the cost to
replace the building with a new structure and then subtracting depreciation. This method
assumes the cost of replacing the existing building plus the value of the land equals market
value. The steps in applying the Cost Approach include:

¢ Estimating the site value (land and site improvements) through review of comparable
sales;

» Estimating the cost of replacing the existing building with one of similar usefulness
(reflecting current building design and materials); and

o Deducting all sources of depreciation, including physical deterioration (“weat and
tear” on a building) and functional and economic obsolescence. Functonal
obsolescence is the reduced ability of the building to perform the function it was
originally designed and built for. Econotnic obsolescence refers to external forces
that affect the ability of the building to continue to perform, including changes in
transportation cortidors, new types of building design demanded by the market, etc.

The Cost Approach is relied upon most often when the property being appraised is new or
nearly new and income is not yet stabilized, where there are no comparable sales, or where
the improvements are relatively unique or specialized. For example, in St. Lucie County, this
approach is used for free-standing restaurants.

Sales Comparison Approach — The Sales Compatison Approach is based on the premise
that the value of a specific property is set by the price an informed purchaser would pay for
a comparable property, offering similar desirability and usefulness. For instance, if recent
sales of condominium units within the same bulding indicate an increase in market values,
all assessed values for condominiums in the building will be reassessed to reflect this increase
in market value. This requites an understanding of all market vartables, including location,
property size, physical features and economic factors. The process of identifying and

In practice, the County Appraiser’s Office often deducts 15% of value from for-sale residential homes in what
is commonly known as the “first and eighth factors™ adjustment. As noted previously in this section, the first
and eighth factors that the Florida Statutes requires appraisers to consider concern the present cash value and
the net proceeds from the sale of the property. This 15% adjustment is meant to capture the costs associated
with buying and selling the property.

® The State Department of Revenue reports the County’s level of assessment at 99.2% for 2010, ranking it 7%
out of 66 counties in terms of compliance.



analyzing comparable property sales is repeated until a satisfactory range of value indicators
for the subject property is established and a final estimate of value is possible. The
limitations of the Sales Comparison Approach are that it requires recent and accurate sales
data for similar properties. The Sales Comparison Approach is relied upon most often for
appraising for-sale residential property.

Income Capitalization Approach — The Income Capitalization Approach to value is based
on the premise that the value of a property is directly related to the income it will generate.
The County Appraiser’s Office analyzes both the property’s ability to produce future income
and its expenses, and then estimates the property’s value. The County Appraiser’s Office
develops a capitalization rate by analyzing the sales of similar income properties and
determining the relationship between the sale price and net income.

The steps in applying the Income Capitalization Approach are to determine the stabilized,
net-operating income by:

» Estimating potential gross income from all sources;
¢ Deductng an allowance for vacancy and bad debts; and
» Deducting all direct and indirect operating expenses.

The resulting net-operating income is capitalized by a market rate, which reflects the
property type and effective date of valuation to produce an estimate of overall property
value.

To determine the potential gross income, the County Appraiser’s Office determines market
rents by analyzing rents, both within the property being assessed and in comparable
properties in the neighborhood and making an allowance for vacancy and collection loss.

To determine the effective gross income, the County Appraiser’s Office deducts operating
expenses. Generally accepted appraisal practice is to deduct property taxes as an operating
expense. In St. Lucie County, the County Appraiser’s Office does not deduct property taxes
as an operating expense, but instead adds the effective property tax rate to the capitalization
rate.

The County Appraiser’s Office determines the capitalization rate by analyzing sales
{(comparing net operating income to sale price) in the same market to deterrine rates of
retutn. The capitalization rate will vary depending on the attractiveness of a property as an
investment, income fisks and physical factors.

The Income Approach is relied upon most often when appraising properties that produce a
rental income from single or multiple tenants. The capitalized value of the income stream
provides an estimate of the market value of the property (land and improvements).

Appeals

Property owners in the State of Florida have the right to appeal property assessments on the
basis of taxability, uniformity, or values. In St. Lucie County, this appeal must be submitted
within 25 days of the mailing of the TRIM notice. Upon appeal, the County Appraiser’s




Office reviews the claim and renders a decision. If no change is made to the assessed value,
the appeal is automatically sent to the Value Adjustment Board.

Upon receiving the appeal, the Value Adjustment Board will schedule a hearing. If the
property owner is unsatisfied with the Value Adjustment Board’s ruling, the property owner
has 30 days to appeal the decision to a supetior court. Dutng the appellate process, the
property owner is obliged to pay 75% of the taxes levied as 2 result of the appealed assessed
value. A detailed schedule of the assessment, appellate, and taxation process is included in
the discussion of taxation as Table II-B.

TAXATION PROCEDURES

Overview

The St. Lucie County Tax Collector (the “Tax Collector”) takes the appraised value provided
by the County Appraiser’s Office, along with the millage rates set by the relevant taxing
authorities, applies any applicable exemptions, and calculates taxes for each property. The
Tax Collector then mails bills to ownets at the addresses provided by the County Appraiser’s
Office.

Credits and Exemptions

Property owners in St. Lucie County are eligible for a homestead exemption, which reduces
the taxable value of a residential home by $50,000 in 2011. To qualify fot the exemption, the
property owner must provide evidence that:

A. The property owner has legal or beneficial title to the property;

B. The property is the owner’s primary residence;

C. The owner is a permanent resident of the State; and

D. The owner is a United States citizen ot possesses a Permanent Resident Alien Card.

Qualifying homeowners must apply for this exemption on or before March 1st. Once
granted, this exemption is automatically renewed each year as long as the owner
continuously occupies the home under the same ownership. At age 65, with household
income not exceeding $26,203, the taxpayer may receive an additional $25,000 homestead
exemption. Certain disabled veterans, their unremattied surviving spouses and unremarried
surviving spouses of members of the armed forces killed in action may qualify for a
homestead exemption from some ad valorem taxation. Florida residents with a permanent
disability may be eligible for a $500 disability exemption. Unremarried surviving spouses nay
qualify for a $500 widow’s and widower’s exemption. In addition, pursuant to legislation
enacted in 1995, Amendment 10 (“Save Our Homes™) an additional homestead exemption
for St. Lucie County ad valotem taxes was provided limiting the increase in the assessed
value of residential property with a homestead exemption to 3% per year or the consumer
price index, whichever is lower; provided that this limit shall not apply to increases in
assessed value due to improvements to the homestead in a given year. There are numerous
other exemptions available in the City of Port St. Lucie and St. Lucie County; however, these
are not believed to be generally applicable to the properties in the CRA.

Credits and Exemptons Assumed in Estimates of Incremental Taxes

In a sample conducted by MuniCap of for-sale residential homes near the CRA, only 28% of
single family homes and 22% of multi-family homes had applied for and were receiving the
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homestead exemption. For purposes of this study, MuniCap assumes that 100% of single
family homes and 50% of multi-family homes will apply for and receive the homestead
exemption. No other exemptions or credits are assumed.

Millage Rates
Millage rates are set on an annual basis by the various authorities. The millage rates for Tax
Year 2011 in the Southern Grove CRA for purposes of calculating increment were as

follows:

Taxing Authority Mill Rate

City of St. Fucie

Operating 4.5096
St. Lucie County

General Revenue Fund 29221

Law Enforcement, Jail, & Judicial System 3.9699

County sub-total 6.8920

(Less: County Cap)’ -2.3824

Net County millage 4.5096
Total 9.0192

It is assumed that the portion of incremental taxes available for capture is 50% of the
combined City and County levies, or 4.5096 mills in total.

It is likely that this millage rate will change over time; for projecting estimated future tax
revenue in this report, however, a static rate was used. Table II-A below provides the total
mill rates for the City and County levies over time.

TABLE II-A
Historic City and County Operating Mill Rates (2001-2011)

City Operating County General County Law Total County
Year Millage Revenue Enforcement Operating Millage
2001 4.2733 2.9639 4.6155 7.5794
2002 4.6066 2.9639 4.6155 7.5794
2003 4.9399 4.0728 3.5066 7.5794
2004 4.6899 4.1248 3.3178 7.4426
2005 3.6899 4.2619 2.9807 7.2426
2006 3.4399 4.2734 2.3778 6.6512
2007 3.2172 4.2299 1.9352 6.1651
2008 3.2172 3.6173 2.5478 6.1651
2009 3.6866 2.7694 3.3957 6.1651
2010 4.3098 2.8707 3.9699 6.8406
2011 4.5096 2.9221 3.9699 6.8920

Source: St. Lucie County Appraiser's Office

7 It is assumed that the County’s aggregate millage is capped at the City’s operating millage.
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Penalties and Interest

Real property taxes are payable November 1 and are delinquent as of Aptil 1 of the
following year. Property owners paying their tax bill in full are eligible for a 4% discount if
paid by November 1, a 3% discount if paid by December 1, a 2% discount if paid by Januaty
1, and a 1% discount if paid by February 1. A 3% penalty per month plus advertising costs
is added to the outstanding property taxes if not paid by April 1.

Timeline

The Tax Collector is required to conduct a sale of tax certificates to collect the preceding
year's unpaid real estate taxes. The sale must start on or befote June 1, unless 2 late Tax Roll
makes this impossible. Due to the relatively rapid entrance into tax sale, St. Lucie County
has enjoyed historically high collection rates® Table II-B below outlines the assessment,
appeliate and taxation timeline.

TABLE II-B
Assessment, Appellate, and Taxation Timeline
Process Date
Property assessed “as of” date January 1
Deadline to apply for homestead exemption March 1
County Appraiser’s Office submits Tax Roll on or before July 1
First property assessments mailed August 14

-- 25 day initial appeal period begins upon receipt of notification
that value has changed

Hearings scheduled and conducted by Value Adjustment Board August to year end
Tax Collector calculates and mails tax bills By November 1

. March 31 of
Taxes payable without penalty following year
Sale of tax certificates for delinquent June 1

Source — St. Lucie County County Appraiser’s Office

# According to St. Lucie County Tax Collector records, the average percent of taxes levied from 2000-2009 is
96.3% for the City of Port St. Lucie.




IIl. Historical Appreciation in Assessed Values

Historic and Projected Appreciation
Propetty values typically appreciate over time. In tecent years, however, property values on

the whole have declined in Florida.

According to State Department of Revenue data,

assessed values in Florida and St. Lucie County closely followed the rise and collapse of the
broader real estate market throughout the preceding decade. Generally speaking, property
values in the County rose more aggressively and declined more precipitously than in the

State as a whole.

Recently, the State Department of Revenue released projections regarding future
appreciation of assessed values for various property types. The histotic and projected
appteciation of assessed value as provided by the State Department of Revenue is shown

below in Table TI1-A.

TABLE III-A
Historic and Projected Appreciation (State of Florida and St. Lucie County)
Homestead Non-Homestead
Year Residential Residential Commercial Agricultural
Historic State County State County State County State County
2001 8.90% 3.10% 9.57% 5.30% 5.27% 1.70% 4.70% 0.40%
2002 10.91% 8.60% 11.66% 9.40% 3.65% 6.50% 2.40% 0.30%
2003 11.69% 14.60% 12.47% 23.60% 5.09% 5.00% 4.89% 4.20%
2004 12.48% 22.00% 14.16% 36.10% 7.60% 18.10% 16.07% 66.80%
2005 17.69% 18.20% 21.60% 39.90% 13.09% 21.10% 29.13% 86.00%
2006 26.04% 26.40% 29.36% 34.10% 18.44% 41.10% 44.32% 69.50%
2007 6.00% -2.00% 4.83% -7.10% 8.76% 2.40% 12.56% 0.80%
2008 -8.78% -20.00% -9.76% -22.80% 2.51% -4.00% 2.16% -16.50%
2009 -18.61% -25.10% -20.28% -27.10% -7.42% -16.50% -15.71% -36.30%
2010 -15.01% -9.70% -17.35% -14.80% -10.63% -10.70% -12.66% -19.20%
2011 -5.26% -3,90% -5.71% -5.90% -5.87% -3.70% -10.16% -18.60%
Projected
2012 -4.97% -4,70% -4.98% -4.70% -3.11% -4.20% 0.78% -0.40%
2013 -1.14% 1.10% -1.04% 1.10% -1.15% -2.00% 2.31% 1.30%
2014 1.57% 1.30% 1.58% 1.30% 1.63% 0.80% 2.32% 1.30%
2015 2.22% 1.90% 2.22% 1.90% 1.82% 1.30% 2.32% 1.30%
2016 2.72% 2.40% 2.72% 2.40% 1.82% 1.30% 2.33% 1.30%

Source: Florida State Department of Revenue

As shown in Table ITI-A, the State Department of Revenue projects that County assessed
values will continue to decline in 2012 before rising again in 2013.
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Compounded Appreciation

The compounded appreciation for all property types over the time petiod selected (2001-2011)
is positive, although extremely erratic. As shown in Table II-A, however, tax rates have
generally increased as property values have declined, creating a more robust and linear trend of
taxes levied. The compounded annual growth rates for both assessed values and taxes levied
are shown below in Table ITI-B.

Table III-B
Compounded Appreciation, 2001-2011

Property Type Values Taxes Levied
Homestead Residential 1.61% 2.85%
Non-Homestead Residential 3.90% 5.18%
Commercial 4.48% 6.24%
Agricultural 6.24% 7.55%

Graphic representations of appreciation in values and taxes levied over time for homestead
residential and commercial property are included in Charts 2 and 3, respectively.

Although historic growth in both values and tax levies has been positive, and while the State
Department of Revenue projects values in the County will increase over time, this study
assumes no appreciation in assessed values or change in mill rates due to past erradc
performance and current market uncertainty.
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IV. Description of Southernn Grove CRA and SAD

HISTORY

Southern Grove consists of more than 3,400 actes along Interstate 95, spanning from Gatlin
Road to Becker Road in the western portion of the City. This is part of the larger Tradition
Florida master-planned community. Much of the development planned for Southern Grove
is intended to establish the area as a research park, with medical, bio-tech, and research and
development uses. Historically, the City has viewed this corridor as vital for the creation of
jobs, taxable value, and new residential opportunities.

To that end, the City Council adopted ordinances in August and October 2007, establishing
that the City would issue the Southwest Assessment Bonds (the “bonds™) on behalf of the
SW SAD for purposes of financing infrastructure necessary to develop Southern Grove.
Specifically, in 2007, the City issued bonds totaling $155,840,000 for purposes of providing
roadway, stormwater, wastewater, and other improvements.

As originally contemplated, the debt service was to be paid by property owners in the form
of special assessments, which are to be levied according to the methodology set forth in the
otiginal offering documents. Moteovet, the independent opinion of value included with the
offering documents projected that, once the improvements were in place, the value of the
property would be in excess of $1 billion.” In order to gain a more favorable interest rate on
the bonds, the City provided a covenant to budget and appropriate non-ad valorem revenues
for the repayment of the bonds, should property owners fail to pay their special assessments.

According to County Appraiser’s Office records, the 2011 appraised value of the property in
the SAD is $78,208,869, or well-under ten percent of what was originally projected.
Moreover, a significant portion of the property receives a credit against the appraised value,
lowering the assessed value to $27,871,102. Finally, much of this assessed value is exempt
from taxation, leading to a current taxable value of $16,782,302. Table IV-A on the
following page provides a list of the parcels within the SAD, their acreage, and their 2011
market, assessed, and taxable values.

Exhibit A, attached hereto, shows the geographic location of the Southern Grove area.

The larger Tradition community comprises 8,300 acres and currently consists of
approximately 2,000 residences, a K-8 charter laboratory research school, a 500,000 square
foot power center anchored by Target, a neighborhood mixed used center anchored by a
Publix Supermarket, and a mix of free-standing restaurants, shops, banks, and offices.

# Calloway and Price.
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TABLE IV-A

Parcel mprisi ern Grove SAD
Parcel ID Owher Acreage 2011 Market Value 2011 Assessed Value 2011 Taxable Value

431550000140005 City of Port St. Lucie 20.00 $9,091,600 $9,091,600 $0
431550000150002 Mann RCLLC 22.34 $4,817,400 $4,817 400 $4,817,400
431550100040005 Martin Memorial Medical Center 20.00 $5,511,200 $4,744,410 $4,744,410
431550100050002 St. Lucie Hospitality/ Tradition 1345 $5,884,400 $5,884,400 $5,884.400
431550000120001 Grande Palms at Tradition I 20.00 $550,000 $16,000 $16,000
431550000110004 Grande Palims at Tradition 1T 20.00 $550,028 $16,000 $16,000
431550200080006 Oregon/Health Science University 8.00 $1,916,600 $1,916,600 $0
431550000090007 Horizons St. Lucie Development 71.54 $1,967,460 $19,675 $19,675
431550000100007 Horizons St. Lucie Development 33.72 $918,000 $101,250 $101,250
431550000080000 Horizons St. Lucie Development 60.60 $1,666,500 $16,665 $16,665
431550200050005 Horzons St. Lucie Development 139 $38,225 $382 $382
431550200060002 Horizons St. Lucie Development 1.61 §$48,300 $443 $443
431550200070009 Horizons St. Lucie Development 526 $131,500 $1,447 $1,447
431550200090003 Traditien Research Park 8.36 $209,000 $2,299 $2,299
431550200100003 Tradition Research Park 21.81 $545,250 $5,998 $5,998
431570000256009 PSL Acquisitions I LLC 134.71 $2,155,360 $37,045 $37,045
43 1570000260006 PSL Acquisitions I LLC 228.24 $3,651,840 $62,766 $62,766
1431570000270003 PSL Acquisitions I LLC 464.80 $7,436,912 $127,822 $127,822
431570000290007 PSL Acquisitions 1 LLC 361.03 $5,776,480 $99,283 $99,283
431570000340005 PSL Acquisitions 1 LLC 413.46 $6,615,360 $330,768 $330,768
431570000300007 PSL Acquisitions I LLC 440.68 $7,050,880 $121,187 $121,187
431570000310004 PSL Acquisitions I LLC 5.00 $80,000 $4,000 $4,000
431570000320001 PSL Acquisitions I LLC 387.68 $6,202,880 $106,612 $106,612
431570000330008 PSL Acquisitions I LLC 298.37 $4,773,920 $238,696 $238,696
431550000030005 Traditon Commercial Assn Inc 4.47 $0 $0 $0
1431550000040002 Horizons St Lucie Dev LLC 27.31 $2,700 $2,700 $2,700
43 1550000050009 Horizons St Lucie Dev LLC 18.17 $1,800 $1,800 $1,800
431550000060006 Horizons St Lucie Dev LLC 0.935 $900 $900 $900
43 1550000070003 Horizons St Lucie Dev LLC 5.064 $5,100 $5,100 $5,100
431550100010004 Tradition Commercial Assn Inc 2.439 $0 $0 $0
431550160020001 Tradition Commercial Assa Inc 1.234 $0 $0 $0
431550100030008 Southern Grove CDD 3.742 $0 $0 $0
431550200010007 Tradition Commercial Assn Inc 0.1 f0 $0 $0
431550200020004 Tradition Commercial Assn Inc 0.18 $0 $0 30
431550200030001 Horizons St Lucie Dev LLC 9.61 $240,250 $2,643 $2,643
431550200040008 Horizons St Lucie Dev LLC 0.18 $100 $100 $100
431570000010005 Port St Lucie City of 0.5 $10,000 $10,000 $0
431570000020002 Port St Lucie City of 0.5 $10,000 $10,000 %0
431570000030009 Port St Lucie City of 0.5 $10,000 $10,000 $o
431570000040006 Port St Lucie City of 0.5 $10,000 $10,000 $0
431570000050003 Port St Lucie City of 0.5 $10,000 $10,000 $0
431570000060000 Port St Lucie City of 0.5 $10,000 $10,000 §0
431570000070007 Tradition Community Assn Inc 1.071 $100 $100 §0
431570000080004 Tradition Community Assn Inc 0.86 $100 §100 $0
431570000090001 Tradition Community Assn Inc 0.58 $100 $100 $0
431570000100001 Tradition Community Assn Inc 0.42 $100 $100 $0
431570000110008 Tradition Community Assn Inc 0.83 $100 $100 $0
431570000120005 Tradition Community Assn Inc 1.85 $200 $200 $0
431570000130002 Tradition Community Assn Inc 2.25 $200 $200 $0
431570000140009 Tradition Community Assn Inc 1.02 $100 $100 $0
[431570000150006 Tradition Community Assn Inc 0.72 $100 $100 $0
431570000160003 Tradition Community Assn Inc 41.3 $4,100 $4,100 $0
431570000170000 Tradition Community Assn Inc 3.968 $400 $400 $0
431570000180007 Tradition Community Assn Inc 5.65 $600 $600 $o
431570000190004 Tradition Community Assn Inc 324 $3,200 $3,200 $0
431570000200004 Tradition Community Assn Inc 48.07 $4,800 $4,800 $0
431570000210001 Tradition Community Assn Inc 2.301 $200 $200 $0
431570000220008 Tradition Community Assn Inc 37.31 $3,700 $3,700 $0
431570000230005 Tradition Community Assn Inc 25 $2,500 $2,500 $0
431570000240002 Horizons Acquisition 5 L1 0.368 $100 $100 $100
431570000270106 Horizons 5t Lucie Dev LLC 18.01 $288,224 $14.411 $14,411

3,362.46 $78,208 869 $27,871,102 $16,782,302
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CURRENT ECONOMIC CONDITIONS

As stated, the CRA is currently valued at far less than originally projected. Moteover,
property values in the County and in the State as 2 whole have been in decline, as described
in Section IIT of this report.

St. Lucie County is located on the eastern edge of the south-central coast of Florida in the
Treasure Coast region. It is bound on the north by Indian River County, the west by
Okeechobee County, the south by Martin County and the east by the Indian River Lagoon
and Atlantic Ocean. According to US Census data, the County’s population in 2011 was an
estimated 279,696, representing a 45% increase over the 2000 Census count of 192,695.
Most of this population is concentrated in the eastern portion of the County. At present,
the primary industries in the County are service, tourism, agriculture, and light
manufacturing. The most recent available US Bureau of Labor statistics (November 2011}
indicate that the unemployment for the Port St. Lucie metropolitan area is 11.6%, compared
to 9.8% for the State and 8.7% nationally. Although the metropolitan unemployment rate
exceeds both State and national averages, it has decreased from the pror year’s
unemployment rate of 14%.

The City of Port St. Lucie is the most populous city in the County. From a Census count of
88,769 in 2000, the City’s population soared to 164,603 in 2010, an increase of 85.34%, with
the bulk of this growth occurring between 2003 and 2008. At one point, the City was the
fastest growing in the pation according to US Census data. The City is no longer in growth
mode, however, and there is an over-supply of existing housing, with a vacancy rate of
9.11%." While the State Department of Revenue suggests that home assessed values will
increase in 2013 (after declining another 4.7% in 2012), other sources project that housing
prices will continue to decline over the next three years."

Although values of commercial properties have also declined, they have faired somewhat
better than their residential counterparts. As shown in Table III-A, the State Department of
Revenue believes commercial assessed values will decline in 2012 and 2013 before
rebounding in 2014. The City is relatively close to the Cities of Miami, West Palm Beach,
and Orlando, and is serviced by three major north-south highways (Interstate 95, US
Highway 1, and the Florida Turnpike). In addition, the City has good access to an
international airport, a seaport, and a railway system. In terms of higher education, the
Indian River State College, Florida Atlantic University and Barry University have facilities
located within the City.

As will be discussed in the subsequent section of this report, the City has a stated goal of
attracting new industties in order to diversify the employment base and strengthen the local
economy. The proposed development for the CRA aspires to achieve this goal through the
construction of a biotech cluster.

10 Source: ZipAtlas.com
11 Spurce: ForecastChart.com
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V. Proposed Development

OVERVIEW

As proposed by Horizons St. Lucie Development, LLC (the “Developer”), development
within the CRA will focus mainly on a biotech research and development park known as the
Tradition Center for Innovation (the “TCI”). This is meant to take full advantage of the
CRA’s proximity to and visibility from 1-95, and, according to the Developer, will ultimately
produce approximately 40,000 new jobs.

To date, some portions of the TCI have been completed. Most notably, the Torrey Pines
Institute for Molecular Studies, a 105,000 square foot non-profit research institute dedicated
to the discovery of causes, treatments, and cures for a variety of diseases, opened in 2008.
Moreover, the Vaccine And Gene Therapy Institute was scheduled to be completed in the
4™ quarter of 2011. A new Martin Memorial Hospital location is under construction, with 80
of 300 beds to open in 2013. A Homewood Suites by Hilton, a 111-suite hotel, opened in
2009.

The Developer is seeking to increase the improved entitlements within the CRA from the
approved Developments of Regional Impact plan (“DRI”). The originally approved
development density and the proposed increases are shown below in Table V.

Table V-A
Proposed Development: Original DRI vs. Proposed Development

Property Type Approved’ Proposed’ Change
Residential (dwelling units)® 7,388 7,388 0
Retail (sq. ft.) 2,164,061 3,675,075 1,511,014
Office (sq. ft.) 2,073,238 2,330,728 257,490
Research & development (sq. ft.) 0 2,498,601 2,498,601
Warehouse/industrial (sq. ft.) 199,405 4,483,336 4,283,931
Hotel (toomns) 500 680 180
Hospital (beds) 0 300 300

Source: Southern Grose Development of Regional Inpact Substantial Deviation Assessment Report, Treasure Coast Regional Planning
Council, (December 2011).

*Source: Fishkind & Associates.

2Includes single family, multi-family, and apartment homes.

While approval for the increased entitlements is not seen as an obstacle, it is also not a
foregone conclusion and the City could deny this request.

As shown in Table V-A, in addition to the medical and biotech uses outlined for the TCI,
the proposed development for the CRA includes significant residential, retail, and office
uses. According to documents provided by Fishkind & Associates, the Developer intends to
complete this development in four phases, with the final phase completed in 2032. While
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MuniCap has not prepared a market study or engaged a dedicated market consultant to
review the feasibility of the proposed development, a twenty-year absorption period
represents an elongated development plan, and such plans carty inherent tisk. As the
volatility in market and real estate conditions from 2000 through 2010 illustrates, the
environment for development can change rapidly and drastically.

In addition, the current environment poses some significant challenges to development, as
outlined previously:

® The CRA is saddled by existing debt service burdens in the form of large special
assessments;

¢ The overall real estate market is still in decline and is forecasted to decline further for
at least one more year;

® Broader regional, national, and international economic forces continue to limit the
financial vehicles available to property developers.

Finally, the Developer indicates that approximately $123.4 million in additional infrastructure
improvements are necessaty in order to develop the site as proposed. This creates
substantial uncertainty as to whether the density outlined herein is possible, should such
improvements not occur.

Nonetheless, significant portions of the TCI have been developed or are near completion,
and the Developer believes that the rarity of a large entitlement as readily accessible as the
CRA, combined with the unique appeal of the TCI, will allow the project to be successful.

In preparing forecasts of assessed value and tax increment, MuniCap prepared two
development scenarios. The first, “Scenario A,” assumes that the project is developed
according the phasing and timing proposed by Fishkind & Associates. The second,
“Scenario B,” assumes that the development, while ultimately built to the same scope as
Scenario A, is delayed significantly. It also assumes that subsequent absorption is further
elongated, delaying final buildout until 2041."

A summary of the development plan for both scenarios is provided in Table V-A on the
following page. Projected absorption on an annual basis for Scenarios A and B are provided
in Tables V-B and V-C, respectively.

Exhibit B, attached hereto, provides a rendering of the TCI. Exhibit C prmﬁdes the
approved DRI.

12 ”Scenario B” is a “stress” scenario provided for illustrative purposes. Neither it, nor Scenario A, should be
constnued as an opinion of likely development on behalf of MuniCap.
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TABLE V-B

Residential

Assessed Final Bond Commercial Office Industral Research & Development Hotel Single Family Mulki-family Apartments
As Of Tax Year ) (SH) GH (SF) (Rooms) (Units) (Units) {Units)

Date Due Date Ending Annual  Cumulative Annual  Cumulative Annual Cumulative Annual Cumulative Annual Cumulative Annual Cumulative  Annual Cumulative  Annual Cumulative
1-Jan-12 1-Mar-13 1-Jun-13 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
1-Jan-13 1-Mar-14 1-Jun-14 ] 1] 0 0 0 0 1] 0 4] 4] 0 ] 0 0 0 0
1-Jan-14 1-Mar-15 1-Jun-15 93,000 93,000 50,000 50,000 70,000 70,000 183,000 183,000 0 0 60 60 0 0 120 120
1-Jan-15 1-Mar-16 1-Jun-16 93,000 186,000 50,000 100,000 70,000 140,000 183,000 366,000 0 0 60 120 0 0 120 240
1-Jan-16 1-Mar-17 1-Jun-17 93,000 279,000 50,000 150,000 70,000 210,000 183,000 549,000 260 260 60 180 0 0 120 360
1-Jan-17 1-Mar-18 1-Jun-18 93,000 372,000 50,000 200,000 70,000 280,000 183,000 732,000 0 260 60 240 0 ] 120 480
1-Jan-18 1-Marc-19 1-Jun-19 93,000 465,000 50,000 250,000 70,000 350,000 183,000 915,000 0 260 60 300 0 0 120 600
1-Jan-19 1-Maz-20 1-Jun-20 242015 707,015 138,715 388,715 282,222 632,222 105,573 1,020,573 0 260 200 500 13 113 86 686
1-Jan-20 1-Mar-21 1-Jun-21 242,015 949,030 138,715 527,430 282,222 914,445 105,573 1,126,147 0 260 200 700 113 226 86 772
1-Jan-21 1-Mac-22 1-Jun-22 242015 1,191,045 138,715 666,146 282,222 1,196,667 105,573 1,231,720 250 510 200 900 114 340 86 858
1-Jan-22 1-Mar-23 1-jun-23 242,015 1,433,060 138,715 804,861 282222 1,478,890 105,573 1,337,294 ] 510 200 1,100 114 454 87 945
1-Jan-23 1-Mar-24 1-Jun-24 242,015 1,675,075 138,715 943,576 282222 1,761,112 105,573 1,442,867 0 510 200 1,300 114 568 87 1,032
1-Jan-24 1-Mar-25 1-Jun-25 200,000 1,875,075 138,715 1,082,291 272,222 2,033,334 105,573 1,548,440 0 510 200 1,500 13 683 88 1,120
1-Jan-25 1-Mar-26 1-Jun-26 200,000 2,075,075 138,715 1,221,006 272,222 2,305,557 105,573 1,654,014 0 510 200 1,700 115 798 88 1,208
1-Jan-26 1-Mar-27 1-Jun-27 200,000 2,275,075 138,715 1,359,722 272,222 25771,779 105,573 1,759,587 170 680 200 1,900 116 914 88 1,296
1-Jan-27 1-Mar-28 1jun-28 200,000 2,475,075 138715 1,498,437 272222 2,850,002 105573 1,865,161 0 680 200 2,100 116 1,030 88 1,384
1-Jan-28 1-Mar-29 1-jun-29 200,000 2,675,075 138,715 1,637,152 272,222 3,122,224 105,573 1,970,734 0 680 200 2300 116 1,146 88 1,472
1-Jan-29 1-Mar-30 1-Jun-30 200,000 2,875,075 138,715 1,775,867 272,222 3394446 105,573 2,076,307 0 680 202 2,502 165 1,311 126 1,598
1-Jan-30 1-Mar-31 1-Jun-31 200,000 3,075,075 138,715 1,914,582 272,222 3,666,669 105,573 2,181,881 0 680 203 2,705 165 1,476 126 1,724
1-Jan-31 1-Mar-32 1-Jun-32 200,000 3,275,075 138,715 2,053,298 272,222 3,938,891 105,573 2,287,454 0 680 203 2,908 165 1,641 126 1,850
1-Jan-32 1-Mar-33 1Jun-33 200000 3,475,075 138715 2,192,013 272222 4211114 105573 2,393,028 0 580 203 3111 165 1,806 126 1,976
1-Jan-33 1-Mar-34 1-Jun-34 200,000 3,675,075 138,715 2,330,728 272,222 4,483,336 105,573 2,498,601 0 680 203 3,314 166 1,972 126 2,102
1-Jan-34 1-Mar-35 1-Jun-35 0 3,675,075 0 2,330,728 0 4,483,336 0 2,498,601 0 680 0 3,314 0 1,972 0 2,102
1-Jan-35 1-Mar-36 1-Jun-36 0 3,675,075 0 2,330,728 0 4,483336 0 2,498,601 0 680 0 3,314 0 1,972 0 2,102
1-Jan-36 1-Mar-37 1-Jun-37 0 3,675,075 0 2,330,728 0 4,483,336 0 2,498,601 0 680 0 3,314 0 1,972 1] 2,102
1-Jan-37 1-Mar-38 1-Jun-38 0 3,675,075 0 2,330,728 0 4,483,336 0 2,498,601 o] 680 0 3,314 0 1,972 0 2,102
1-Jan-38 1-Mar-39 1-Jun-39 0 3,675,075 0 2,330,728 0 4,483336 0 2,498,601 0 680 0 3,384 0 1,972 4] 2,102
1-Jan-39 1-Mar-40 1-Jun-40 0 3,675,075 0 2,330,728 0 4,483,336 0 2498601 0 680 0 3,314 0 1,972 0 2,102
1Jan-40 1-Mar-41 1-Jun-41 0 3,675,075 0 2330728 0 4483336 0 2498601 0 680 0 3314 0 1,972 0 2,102
1-Jan-41 1-Mar-42 1-Jun-42 0 3,675,075 0 2,330,728 0 4,483,336 0 2,498,601 0 680 0 3,314 0 1,972 0 2,102
1-Jan-42 1-Mar-43 1-Jun-43 ] 3,673,075 0 2,330,728 0 4,483,336 0 2,498,601 0 680 0 3,314 0 1,972 0 2,102

How_ 3,675,075 NuuwohN'm 4,483,336 2,498,601 680 3,314 1972 2,102




TABLE V-C

Projected Abgorption, Scenario B
Residential
Assessed Final Bond Commercial Office Industral Research & Development Hotet Single Family Multi-family Apartments
As Of Tax Year (SF) [ 9] (SF {SF . (Rooms) {Units) (Units) (Units)
Date Due Date Ending Annual  Cumulative Annual  Cumuladve Annual Cumulative Annual Cumulative Annual Cumulative Annual Cumulative  Annual Cumulative  Annual Cumulative

1-Jan-12 1-Mar-13 1-Jun-13 0 0 o] [} 0 Q 1] 0 0 0 0 0 0 o 0 0

1-Jan-13 1-Mar-14 1-fun-14 0 0 0 0 0 0 0 4] 0 0 0 0 0 0 0 0

1-Jan-14 1-Mar-15 1-Jun-15 0 0 4] [ 0 0 0 0 0 0 V] 0 0 0 0 0

1-Jan-15 1-Mar-16 1-Jun-16 0 0 0 0 0 0 0 0 Q 0 0 0 0 0 0 0

1-Jan-16 1-Mar-17 1-Jun-17 66,429 66,429 35,714 35,714 50,000 50,000 130,714 130,714 o] 0 42 42 0 0 85 85

1-Jan-17 1-Mar-18 1-Jun-18 66,429 132,857 35,714 71,429 50,000 100,000 130,714 261,429 0 0 43 85 0 0 85 170
1-Jan-18 1-Maz-19 1-Jun-19 66,429 199,286 35,714 107,143 50,000 150,000 130,714 392,143 0 1] 43 128 0 0 86 256
1-Jan-19 1-Mar-20 1-Jun-20 66,429 265,714 35,714 142,857 50,000 200,000 130,714 522,857 260 260 43 17 Q0 0 86 342
1-Jan-20 1-Mar-21 1-Jun-21 66,429 332,143 35714 178,571 50,000 250,000 130,714 653,571 [ 260 43 214 0 0 86 428
1-Jan-21 1-Mat-22 1-Jun-22 66,429 398,571 35,714 214,286 50,000 300,000 130,714 784,286 0 260 43 257 0 0 86 514
1-Jan-22 1-Mar-23 1-Jun-23 66,429 465,000 35,714 250,000 50,000 350,000 130,714 915,000 0 260 43 300 0 0 86 600
1-Jan-23 1-Mar-24 1-Jun-24 172,868 637,868 99,082 349,082 201,587 551,587 75,410 990,410 4] 260 142 442 81 81 61 661

1-Jan-24 1-Mar-25 1-Jun-25 172,868 810,736 99,082 448,165 201,587 753,175 75410 1,065,819 ¢ 260 143 585 81 162 61 722
1-Jan-25 1-Mar-26 1-Jun-26 172,868 983,604 99,082 547,247 201,587 954,762 75,410 1,141,229 ¢ 260 143 728 81 243 62 784
1-Jan-26 1-Mar-27 1-Jun-27 172,868 1,156,471 99,082 646,329 201,587 1,156,350 75410 1,216,638 250 510 143 M 81 324 62 846
1Jan-27 1-Mar-28 1-Jun-28 172,868 1,329,339 99,082 745,411 201,587 1,357,937 75410 1,292,048 ] 510 143 1,014 81 405 62 908
1-Jan-28 1-Mar-29 1-jun-29 172,868 1,502,207 99,082 844,494 201,587 1,559,525 75410 1,367,457 ] 510 143 1,157 81 486 62 970
1-Jan-29 1-Mar-30 1-Jun-30 172,868 1,675,075 99,082 943,576 201,587 1,761,112 75410 1,442,867 4] 510 143 1,300 82 568 62 1,032
1-Jan-30 1-Mar-31 1-Jun-31 142,857 1,817,932 99,082 1,042,658 194,445 1,955,557 75410 1,518,277 1] 510 142 1,442 82 650 62 1,094
1Jan-31 1-Maz-32 1-Jun-32 142,857 1,960,789 99082 1,141,741 194445 2,150,001 75410 1,593,686 o 510 143 1,585 82 732 63 1,157
1-Jan-32 1-Mar-33 1-Jun-33 142,857 2,103,646 99,082 1,240,823 194,445 2,344,446 75410 1,669,096 o] 510 143 1,728 82 814 63 1,220
1-Jan-33 1-Mar-34 1-Jun-34 142,857 2,246,504 99,082 1,339,905 194,445 2,538,890 75410 1,744,505 170 680 143 1,871 83 897 63 1,283
1-Jan-34 1-Mar-35 1-Jun-35 142,857 2,389,361 99,082 1,438,987 194,445 2,733,335 75410 1,819,915 0 680 143 2,014 83 980 63 1,346
1-Jan-35 1-Mar-36 1-Jun-36 142,857 2,532,218 99,082 1,538,070 194445 2927779 75410 1,895,324 0 680 143 2,157 83 1,063 63 1,309
1-Jan-36 1-Mar-37 1-Jun-37 142,857 2,675,075 99,082 1,637,152 194,445 3,122,224 75410 1,970,734 0 680 143 2,300 83 1,146 63 1,472
1-Jan-37 1-Mar-38 1-Jun-38 166,667 2,841,742 115,596 1,752,748 226,852 3,349,076 87,978 2,058,712 0 680 169 2,469 137 1,283 105 1,577
1-Jan-38 1-Mar-39 1-Jun-39 166,667 3,008,408 115,596 1,868,344 226,852 3,575,928 87,978 2,146,690 0 680 169 2,638 137 1,420 105 1,682
1-jan-39 1-Mar-40 1-Jun-40 166,667 3,175,075 115,596 1,983,940 226,852 3,802,780 87,978 2,234,668 0 680 169 2,807 138 1,558 105 1,787
1-Jan-40 1-Mar-41 1-Jun-41 166,667 3,341,742 115,596 2,099,536 226,852 4,029,632 87,978 2,322,645 0 680 169 297 138 1,696 105 1,892
1-Jan-41 1-Mar-42 1-Jun-42 166,667 3,508,408 115,596 2,215,132 226,852 4,256,484 87,978 2,410,623 0 680 169 3,145 138 1,834 105 1,997
1-Jan-42 1-Mar43 1-Jun-43 166,667 3,675,075 115,596 2,330,728 226,852 4,483,336 87,978 2,498,601 0 680 169 3,314 138 1,972 105 2,102

Total 3,675,075 2,330,728 4.483.336 2,498,601 G80 3,314 1972 2,102
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V1. Projection of Market and Assessed Values

PROPOSED DEVELOPMENT MARKET VALUES

As outlined in the discussion on assessment procedures, assessed values are based on values
as appratsed by the County Appraiser’s Office, which, in turn, are meant to represent fair
market value. Different property types are appraised using different methods, as described
in Section 1T of this report. This section of the report includes the estimared assessed valuc
tor both scenarios and an explanation of the methodology used for each of the proposed
developments within the CRA.

Absorption and Leasing Activine

vredd o b

Phe properties oo firt as

. ., ,
catinmttes v the o

Retail

The proposed development plao mcludes 3676075 squuare teer of rerai! coppleted over tour
phases. This development tncludes a mix of big box, junior anchor, inline, and specil
retarl. Restaarann are alsoinchuded Inothis cenons Do porpeses o7 dhis sl 0o
assumed thar 800 ot ihe square toorage classified as Uretald” will be big hox or junior
anchor, 10" will be specialty retatl, and 10°0 will be restaurant.

For Scenario A, absorption is assumed to commence in 2013 and contnue through 2032,
For Scenario B, absorption is assumed to commence in 2015 and continue through 2041,
Detailed absorption schedules are included in Tables V-B and V-C of the preceding section
and in Appendices A and B, attached hereto.

Office

The proposed development includes 2,330,728 square feet of office. Based on interviews
with Fishkind & Associates, it is assumed that this will be Class A office, with a significant
portion catering to professionals related to the medical and biotech fields.

For Scenario A, absorption is assumed to commence in 2013 and continue through 2032.
For Scenario B, absorption is assumed to commence in 2015 and contdnue through 2041.
Detailed absorption schedules are included in Tables V-B and V-C of the preceding section
and in Appendices A and B, attached hereto.

Industrial

The proposed development includes 4,483,336 square feet of office. Based on interviews
with Fishkind & Associates, it is assumed that this space will cater predominantly to
companies producing equipment for end-users at the TCI, including the hospital and the
various biotech tenants.
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For Scenario A, absorption is assumed to commence in 2013 and continue through 2032.
For Scenario B, absorption is assumed to commence in 2015 and continue through 2041.
Derailed absorption schedules are included in Tables V-B and V-C of the preceding section
and in Appendices A and B, attached hereto.

Research & Development

The proposed development includes 4,483,336 squaze feet of office. Based on interviews
with Fishkind & Assoctares, there are several users interested in a portion of this space due
to the svnergy of the medical/biotech community at TCLL Tn addition, it is assumed that
TCIwill ateeact more ancillary businesses as this svnergy continues.

[For Scenario A, absorpuon 15 assumed to commence 1 20103 and connnue chroush 2032
o

For Scemario Bl absorprion s assumed o commence in 2015 and continne throngh 2041,

Derated absorpaon schedules are tncluded 1 Tables VaB and VO ot the preceding section

a0 vroendices A aed By aracacd berern

Hotel

[ addinion o the Homewood suites by Hilton hotel already on site Fishkind & Assoctares
project additonal hotel construction in three of the tour future phases. wraling 680
addinonal rooms. Tt iz assumed that these hotels will vary in qualine and carer o a vardens of

visitors.

For Scenario A, hotels are assumed to be constructed n to 2013, 2020, and 2023 For
Scenario B, absorption is assumed to commence in 2018, 2025, and 2032, Detailed
absorption schedules are included in Tables V-B and V-C of the preceding section and in
Appendices A and B, attached hereto.

Residential

The proposed development includes 5,286 for-sale residential units, of which 3,314 are
projected to be single-family homes, and 1,972 are assumed to be multi-family homes. It is
assumed that these homes will largely be built to the same standards of existing homes in the
greater Tradition development. Additionally, plans call for 2,102 apartment units, for a total
of 7,388 residential units.

For Scenario A, absorption is assumed to commence in 2013 and continue through 2032.
For Scenario B, absorption is assumed to commence in 2015 and continue through 2041,
Detailed absorption schedules are included in Tables V-B and V-C of the preceding section
and in Appendices A and B, attached hereto.

For all property types, it is assumed that the property first appear on the Tax Roll on Januaty
1 of the year following completion. It is assumed that the property will receive a tax bill in
November of the assessment year, and that the property owner will wait until the final day
without penalty before paying taxes (March of the following year).
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Approaches to Valuation

Income Capitalization Approach

For income generating properties, it is likely the County Appraiser’s Office will derermine
market value using an income capitalization approach after lease-up. To estimate future
values for commercial properties in the CRA, MuniCap, Inc. generated projections using an
income capitalization model based on research with the Developer and the County
Appraiser’s Office and by analvzing information provided by the Deveiopcr.” These
caleulations are included in Appendices A and B, attached herero.

[n estimaning values using Income capitalization, MuniCap endeavored 1o replicate the
process used by the Counre Appraiser’s Office.  This process Iavolves first estdmating the
rent pad by tenants ar the propernv. which is expected o be Ctriple net” for the rerath
Under o miple ner Teases the tenant pavs, inoadditon o ts vent, the real propertc tases,
bualding purmnce, and mopenance o0 the portion of the bieidig rented b the enaor,
When such intormaion 1+ available, the Counte Appraiser’s Office will wse actial renrs when
valuing the buildiag, i the absence of actual rent rates. or in the ¢vent thar acrual renrs are
mconststent with market deta, the Counte Appraiser’s Office will estimare marker rents,

Table VI-\ shiows the renal rares assumed for purposes of this studv. In general, the tigures
in ‘Fable VI-\ represent rental rates as rescarched by .'\Iuni(’jap.HRems are triple net unless
otherwise nored.

TABLE VI-A
Projected Rents

Property Type Projected Rent

Commercial (rent per square foot)

Specialty retail $20.00

Junior anchors $12.00

Restaurant $25.00

Office $16.00

Industtal $7.50

Research & development $10.00

Hotel (per room) $78.00
Residential (rent per square foot)

Mult-family for rent {market rate) $0.90

Once the rental rate has been established, the County Appraiser’s Office then deducts a
percentage for vacancy and a percentage for expenses not passed on directly to the tenant.
The resulting figure is the nef operating income, or NOI, of the property. The NOI is then

3 While MuniCap discussed these assumptions with the County Appraiser’s Office and the assumptions are
informed by that office’s input, these assumptions are not to be construed as the opinion of the County
Appraiser’s Office.

" This research included discussions with the County Appraises’s Office and analysis of third party materials
for local and regional data. Such sources include the Building Owners and Managers Association International
(BOMA), the Urban Land Institute, Loop.net, Apartment.com, and Hotels.com.
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divided by a capitalization rate to calculate the value of the property. MuniCap’s estimated
values of the proposed commercial property in the CRA using the income capitalization
approach are shown in Tables VI-B, VI-C and VI-D.

TABLE VI-B
Estimate of Value Using Income Capitalization Approach (Commercial)

Specialty Junior

Retail Anchors Restaurant Office Industrial R&D

Assumed rent' $20.00 $12.00 $25.00 $16.00 $7.50 $10.00
Assumed \'.'lL‘ﬂﬂC}'i (S1.00 (SO.60) (5125 (S0.80 (S0.38 S0.50
Assumed expcnses: S5 $2.85) (57.13) 33.80 (51.78) (52.38
Net operating income $14.25 §8.55 $16.63 $11.40 $5.34 $7.13
Capitalizauon rate” 8.50%0 8.50% 8.50% 8.50% 9.00% 9.00%%
Estimated value $167.65 $100.59 $195.59 $134.12 $59.38 $79.17

iSee Table VI-\.
?Assumptions developed by MuniCap. In developing these assumptions, MuniCap’s research included consultation with County Appraiser's

Office.

Table VI-C below shows the projected valuation for hotel using the income capitalization

approach.
TABLE VI-C
Estimate of Value Using Income Capitalization Approach (Hotel)
Hotel
Assumed ADR! $78.00
Gross annual income $28,470.00
Assumed occupancy rate’ 60%
Effective gross income per room $17,082.00
Assumed expenses (70%)° (§11,957.40)
Net operating income $5,124.60
Capitalization rate” 10.50%
Estimated value $48,805.71
1See Table VI-A.
2Assumptions developed by MuniCap. In developing these assumptions, MuniCap’s research
included consultation with County Appraiser's Office.

Table VI-D on the following page shows the projected valuation for apartments using the

income capitalization approach.
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TABLE VI-D
Estimate of Value Using Income Capitalization Approach (Market Rate Apartments)

Apartments (Market Rate)

Assumed annual rent per unit' $9,180
Assumed vacancy (10.0%) (8918

Assumed expenses (19%) $3.305
Net operating income $4,957
Capitalization rate” 8.50%
Estimated value $58,320

iSee Table VIS5

“Assumptions developed by MuniCap. In developing these assumptions, MuniCap’s research included

consulration with County Appraiser's Office.

Comparable Properties

As a check on the income-capitalization approach to value, MuniCap also estimated values
by researching the assessed values of comparable properties, as shown in Appendices A and
B of this report. The purpose of doing these comparisons is to observe whether assessed
values generated using the income-capitalization approach are being attained in the area.
Generally, it is expected that newly developed property will achieve similar values to

comparable existing property in the same market area. A straightforward comparison
between estimated and historic values serves as a helpful indicator as to whether the
estimated values are reasonable. The two major challenges in making these comparisons are:

1. Accurately identifying the true market area in which the subject property will be
competing; and

Accurately identifying similar projects that truly allow for a direct comparison of the
subject property.

S8

In order to obtain comparables for all property types within the CRA, MuniCap analyzed
recent developments believed to be similar to what is proposed in the CRA. Criteria for
selecting comparables include size, age, quality, and location of the property. The
comparables used in this study were selected based on recommendations from the County
Appraiser’s Office and the developer, and independent research by MuniCap. For many
property types, the best comparables were found in the existing development at Tradition.

Table VI-E on the following page summarizes the values of similar properties in the broader
market area. In some instances, the weighted average is used, while in cases where a
particular comparable property appears most similar to the proposed development within
the CRA, that particular comparable property is used. These results are shown graphically in
Charts 4 through 16. Detailed information regarding the comparables (establishment or
development name, parcel identification number, year of construction, location, market
value, and square footage) is included in Appendices A & B, attached hereto.
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TABLE VI-E

Comparable Property Values

Property Average Assessed Value
Specialty Retail (per square foot)
Most representative comp $194
Junior Anchor/ Power Center (per square foot)
Sample of comparable properties $96-$108
Most representative comp $103
Anchor (per square foot)
Most representative comp $44
Miscellaneons {per square foot)
Sample of comparable properties $183-$197
Weighted average $190
Restanurant (per square foot)
Most representative comp $332
Blended Retail (per square foot)
Sample of comparable properties $44-$332
Weighted average $98
Office (per square foot)
Sample of comparable properties $88-$176
Weighted average $123
Industrial {per square foot)
Most representative comp $62
ReD (per square foot)
Weighted average $72
Howel (per room)
Sample of comparable properties $28,645-853,013
Weighted average $43,625
Single Fannly (per sq. f£.)
Sample of comparable properties $52-$93
Wetghted average 7
Multi-Family (per unit)
Sample of comparable properties $32-$61
Weighted average $46
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Cost

As an additional check on values, MuniCap prepared an estimate of value using the cost
approach to valuation. This was done using Commercial Estimator 7 software by Marshall &
Swift/Boeckh, LLC. These estimates include the base cost of the structure (including
amenities such as elevators), the exterior walls, and the heating, ventilation and air-
conditioning systems. It was assumed that the property would be developed to a high
average, but entrepreneutial profit was not included in estimates of value.”

TABLE VI-F
Estimate of Values Using Cost Approach
Property Average Assessed Value

Retarl (per square foot)

Weighted average $108
Offece (per square foot)

Weighted average $134
Industrial (per square foot)

Weighted average $57
Re>D {per square foot)

Weighted average $88
Hotel (per room)

Weighted average $53,192
Apartment (per unit.)

Weighted average $62,454

Developer Estimates
As a final projection of value, MuniCap took into account Developer-provided estimates of

value. While no effort was made to research and evaluate the methodology used in creating
those estimates, MuniCap did assume that under no circumstance would the property be
valued higher than what the Developer estimated.

Tables VI-G and VI-H on the following pages show total estimates of market value for
Scenatios A and B, respectively. In Scenario A, MuniCap used a combination of approaches
based on how property is likely to be assessed by the County Appraiser’s Office. In Scenario
B, the lowest value among all the approaches was used for each property. The figures used
for estimating future values are highlighted and italicized.

5 Commercial Estimator 7 software assigns a numerical rating to development, with a higher number indicating a
higher level of fit and finish. The default setting is “2,” which was adjusted to “3” for property in the SAD,
indicating a conventional building with a higher level of fit-out, enhanced facades, etc. The highest possible
setting is “5,” which indicates a truly exceptional custom build. Although it is common practice for appraisers
to include entrepreneurial profit in cost estimates, the County Appraiser’s Office indicated that doing so is
difficult in the current development climate.
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Estimates of Total Market Value
Using the development plans set forth in Tables V-B and V-C, and the values established in
Tables VI-G and VI-H, total projected market value is as follows:

Projected
Commercial Projected Residential Totaf Projected
Scenario Moarket Value Market Value Market Value
Scenatio A $1,166,061,298 $883,672,040 $2,049.733,338
Scenaric B $1,110,060,749 $822,586,129 $1,932,646,878

More detailed summaries included in Tables VI-I and VI-] on the following pages, while
detailed estimates of value for each phase are included in Appendices A and B, attached
hereto.

Estimates of Total Assessed Value

It is assumed that all property that is #ef for-sale residential is assessed at full market value, as
described in this section. As stated in Section II of this repott, it is common practice for the
County Appraiser’s Office to assess for-sale residential property at 85% of sales price due to
“first and eighth factors,” which translates into an allowance for the costs associated with
buying and selling a property. Therefore, this study assumes that for-sale residential
property is assessed at 85% of full market value.

In Scenario A, it is estimated that $1,288,649,938 of the total projected market value is
attributable to property other than for-sale residential.'® This creates $761,083,400 in for-sale
residential market value, which, taken at 85%, would lead to $646,920,890 in assessed value.
Thetefore, total projected assessed value for Scenario A is $1,935,570,828, calculated as
follows:

wnon-for-sale residential market value + (for-sale residential market value X 85%) = assessed valne
$1,288,649,938 + ($761,083,400 X 85%) = $1,935,570,828

Similarly, it is estimated that $1,171,563,478 of the total projected market value is attributable
to property other than for-sale residential in Scenatio B. Using the same methodology
outlined in the preceding calculation, the total assessed value for Scenario B is estimated to
be $1,818,434,368.

16 Esttmate includes $1,166,061,298 of non-residential property value and $61,502,729 of apartment property
value.
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