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ABBREVIATIONS & TERMS COMMONLY USED IN THIS REPORT

CDD Community Development District, which is a special purpose unit of local government created under Florida law for the purposes of
financing, constructing, operating, and maintaining community-wide infrastructure, improvements, and services for the benefit of properties
within its boundaries.

CRA Community Redevelopment Agency, www.cityofpsl.com/government/community-redevelopment

DRI Development of Regional Impact, which is a large-scale development project as defined in Chapter 380, Florida Statutes.

FDOT Florida Department of Transportation, www.fdot.gov

GFC Governmental Finance Corporation, which is a subsidiary of the City of PSL, www.cityofpsl.com

SAD Special Assessment District, which is a geographic district created for the purpose of repaying to a local government all or a portion of the
cost of an improvement that specifically benefits the property within the district, such as infrastructure (e.g., roads, water, wastewater).

SFWMD South Florida Water Management District, www.sfwmd.gov

TIF Tax Increment Financing, which is a financing mechanism available to community redevelopment agencies as defined in Chapter 163, Florida Statutes.

TCRPC Treasure Coast Regional Planning Council, www.tcrpc.org

USACE United States Army Corps of Engineers, www.usace.army.mil

Public participation is solicited without regard to race, color, national origin, age, sex, religion, disability or family status. Persons who require special accommodations under the
Americans with Disabilities Act or persons who require translation services, please call the City of Port St. Lucie Communications Department at (772) 871-5219 or send an email
to humanresources@cityofpsl.com. Hearing impaired individuals are requested to telephone the Florida Relay System at #711.
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In June 2018, the City of Port St. Lucie (City) acquired approximately 1,183 acres of property within the Southern Grove
Development of Regional Impact (DRI). The property is being managed and developed through the City’s Governmental
Finance Corporation (GFC). This initial purchase was expanded by 37 acres to include right-of-way modifications and a pending
additional parcel to be transferred to GFC, creating a roughly 1,220-acre “Southern Grove property” as the focus of this analysis.
Along the the property, the City inherited substantial infrastructure bond debt from the former developer, which amounts to an
approximately $4.5 million annual financial burden (2020 figures) through 2045 when the bonds will be retired.

In early 2019, the City adopted its Strategic Plan, including a key goal of creating a diverse economy and employment
opportunities, with a strategic initiative to facilitate the build-out of Southern Grove. In October 2019, the City engaged the
Treasure Coast Regional Planning Council (TCRPC) to create an updated land development and infrastructure master plan for the
property, including a financial and market analysis, review of competitive markets, and strategies for property disposition. The

City of Port St. Lucie is one of the fastest growing cities in Florida, and its Southern Grove property

FINAL DRAFT

is one of the most competitive and visible locations for large-format workplace uses in the region.
Accordingly, the master plan sets forth a long-term, holistic development strategy that remedies
prior infrastructure and drainage challenges; capitalizes on Southern Grove’s size, location, and
visibility; and distributes value across the City’s complete holdings to create a signature mixed-use,
jobs-centric corridor that will benefit the entire City for generations to come.

PURPOSE OF THE PLAN

The Southern Grove Master Plan is intended to build upon the City’s prior planning efforts and
reorganize the land uses and infrastructure to produce a more sustainable, economically viable
development program to accomplish several key goals:

1. Reinforce the development of a high-intensity jobs corridor for the City that generates economic
benefits and net new jobs

. Create an integrated, multimodal and pedestrian-friendly transportation network that provides
internal connectivity and access

. Maintain an efficient water and sewer system with sufficient capacity and redundancy

. Provide an interconnected master stormwater system with proper infrastructure to maintain
appropriate lake levels, enhance natural systems, efficiently use the land, and enhance aesthetics

. Complement surrounding neighborhoods and districts

. Help establish a strong “sense of place” and identity for the City

SOUTHERN GROVE MASTER PLAN
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THE STUDY AREA

The City of Port St. Lucie, located in St. Lucie County, Florida, is one
of the fastest-growing municipalities in the State of Florida, with a
municipal boundary encompassing 121.5 square miles and a population
of nearly 203,000 (2020 estimate). Following an extensive annexation
effort from 2000-2008, the City’s western boundaries include a
“Western Annexation Area” that generally follows Rangeline Road,
west of Interstate 95 (I-95). Of the seven DRIs in this area, the Southern
Grove DRI includes approximately 3,606 acres. The eastern portion of
this DRI, referred to as the “Southern Grove property,” is the focus of
this study and is generally bound by SW Discovery Way to the north,
I-95 to the east, Becker Road to the south, and Village Parkway to the
west. The Southern Grove Property is immediately south of Cleveland
Clinic, which is a regionally significant hospital facility, as well as the
Tradition DRI, which extends north and west of Southern Grove. The
Martin County boundary lies south of the Southern Grove property,
just south of Becker Road. General planning recommendations extend
beyond the Study Area to also incorporate the eastern portion of the
Tradition DRI, extending north to the “B” Canal.
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MASTER PLAN COMPONENTS —————

The key elements of the Southern Grove Master Plan include: Sl‘JBl

1. Land Development Master Plan with three districts: Bio/Health and Workplace
Districts (within the Southern Grove property) and a Town Center District (in
the Tradition DRI)

2. Assignment of three distinctive Land Use Types: Employment Center, Lifestyle/

Commercial and Mixed-Use — rap— -y ', ....-f l

3. Revised Development Entitlements to better reflect updated market conditions § .\ BIO/HEALTH DIsTRICT ™
with increased workplace, office, and residential and decreased retail quantities ‘ e

4. Master Stormwater System with interconnected lakes that addresses
upstream and downstream challenges, maximizes the utility of the Duda Canal
and best on-site soil conditions, increases net developable area, and improves
sustainability

5. Multimodal Transportation Network with primary, secondary, and local roads;

freight truck route separated from non-freight traffic; transit stops; and an
alignment for the shared-use Tradition Trail that could accommodate bicyclists,
pedestrians, personal mobility modes (e.g., scooters, wheelchairs), golf carts,
and micro-mobility (e.g, autonomous electric shuttles)

QATS ALINO

6. Water and Sewer Infrastructure Improvements that provide sufficient
capacities for anticipated development

MARSHALL RKWH

7. Infrastructure Cost Estimates for the infrastructure components identified in
this plan (provided in Appendix H)

8. Gateway Branding Feature Locations along 1-95, Becker Road, and Village

Pa rkway PAAR DRIVE

9. lllustrative Development Scenarios with diagrams showing recommended
building programs, urban character, roadway frontages, parking locations, and
transitions between uses

LEGEND

TownN CenTer DisTRICT

10.Recommended Design Standards that address densities and intensities
of development, site design and building placement, building heights and
features, parking and landscaping locations, architectural amenities, lighting,
and signage

SOUTHERN GROVE MASTER PLAN
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OVERVIEW OF THE PROCESS

Providing a meaningful and consistent forum for public involvement has
been a foundational tenet of the Southern Grove Master Plan process.
The Plan builds on prior efforts by the City and has included a variety of
public and stakeholder input opportunities:

1. Due Diligence: Research was conducted with the City and its
representatives to understand the City’s regulatory and financial
documents and requirements, development proposals and concepts
for properties within the study area, and background permitting and
financial obligations. Work sessions were conducted with City staff,
adjacent property owners, agency representatives, and investors to
gain insight and inform the process.

2. Stakeholder Interviews and Focus Groups: A week-long series of
interviews and focus groups were conducted in December 2019 to
gain input on project issues and address any questions pertaining
to the process. Input was gathered from City Council members,
City staff, business and property owners, investors, agency and
community representatives, and residents.

. Interactive Public Workshops: In January 2020, a community open
house was conducted at Keiser University that attracted more than
275 residents, business and property owners, City representativ
and other interested parties. Subsequently, in Septem
more than 100 participants were engaged in a virt
workshop to review plan concepts and re
provide additional input.

. City Staff Design Session: In Marc
was held with City staff repr

Figure 1 Images from the Southern Grove public input open house on January 9, 2020 project team.
and public workshop on September 17, 2020.

. City Council Present
presentations wer
workshops, an
recommendati
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INCREASE VALUE OF CITY-OWNED LAND

MAXIMIZE THE NUMBER OF JOBS (WORKPLACE INTENSITY,
BIO/HEALTH, INDUSTRIAL)

CREATE GATEWAY ENTRANCES ALONG TRADITION
PARKWAY AND BECKER ROAD

IMPROVE STORMWATER MANAGEMENT EFFICIENCY
(CONSOLIDATE LAKES, TIE INTO DUDA CANAL, ADDRESS
UPSTREAM CHALLENGES)

UTILIZE BEST SOILS FOR FILL & REMEDY DRAINAGE

CREATE A SENSE OF PLACE AND DESTINATION FOR
RESIDENTS

EXPAND INTERCONNECTIVITY

DISTRIBUTE VALUE OF I-95 VISIBILITY TO MULTIPLE
PROPERTIES TO RAISE VALUE

FINAL DRAFT

ESTABLISH A MORE COMPACT, URBAN ARRANGEMENT OF
BUILDINGS AND USES

EXPAND TRADITION TRAIL NETWORK (BECKER ROAD AND
TRADITION TOWN CENTER, USE LAKE FRONTAGES WHERE
POSSIBLE)

ENHANCE WALKABILITY (BUILDING SETBACKS, PARKING
LOCATIONS)

IMPROVE BIKE/PED CROSSING ACROSS TRADITION
PARKWAY TO TOWN CENTER

ACKNOWLEDGE FPL EASEMENT AND ITS LIMITATIONS

ANTICIPATE MARSHALL PARKWAY/I-95 INTERCHANGE AND
PAAR ROAD/I-95 BRIDGE CROSSING IF WARRANTED

MAKE THE CITY MORE SUSTAINABLE (E.G., LIVE, WORK,
PLAY, LEARN)

PUBLIC ENGAGEMENT FOR THE DEVELOPMENT OF THE SOUTHERN GROVE MASTER PLAN INCLUDED STAKEHOLDER
INTERVIEWS, PUBLIC WORKSHOPS, STAFF WORK SESSIONS, AND PRESENTATIONS TO THE CITY COUNCIL. GENERAL
DESIRES DERIVED THROUGH THESE PROCESSES ARE SUMMARIZED ABOVE.

SOUTHERN GROVE MASTER PLAN
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O R RO A R PLA
AND D RIB 0
LAND USE ACREAGE

MIXED-USE 234.7
EMPLOYMENT CENTER 668.0
LIFESTYLE / COMMERCIAL 432
SECONDARY ROAD NETWORK ' 44.8
DuDA CANAL 55.0
MASTER STORMWATER SYSTEM 2 174.8

TOTAL GFC LAND 1,220.5

FOOTNOTES

STUDY AREA BOUNDARY ?

AERIAL (PROPERTIES NOT OWNED BY GFC SHOWN AS BASE AERIAL
WITHOUT COLOR OVERLAY; EXCLUDED FROM GFC LAND USE TOTALS)

WETLANDS (8.8 ACRES, EXCLUDED FROM GFC LAND TOTALS)*

EXISTING STORMWATER LAKES (18.6 ACRES; EXCLUDED FROM MASTER
STORMWATER SYSTEM AND GFC LAND TOTALS)

PENDING LAND TRANSFER TO GFC (21 ACRES; FORMER MATTAMY HOMES
PROPERTY INCLUDED IN GFC LAND USE TOTALS)

FPL EASEMENT (22.8 ACRES; INCLUDED IN ADJACENT LAND USE TYPES IN
GFC LAND USE TOTALS)

. MARSHALL PARKWAY ROW

FORMER PAAR DRIVE ROW (12.8 ACRES; TO BE ABANDONED TO GFC;
INCLUDED IN GFC LAND TOTALS)

NEW PAAR DRIVE ROW (7.3 ACRES; TO BE ABANDONED TO GFC; INCLUDED
IN SECONDARY ROAD NETWORK TOTALS)

RECOMMENDED ALIGNMENT FOR LOCAL ROADS

FOOTNOTES

1 SECONDARY ROAD NETWORK INCLUDES PORTIONS OF HEGENER DRIVE,
MARSHALL PKWY & PAAR DRIVE (ROW = 100-150°). STORMWATER TREATMENT
FOR SECONDARY ROADS INCLUDED IN MASTER STORMWATER SYSTEM.

2 MASTER STORMWATER SYSTEM = 15% OF TOTAL DEVELOPABLE LAND.
ADDITIONAL ON-SITE PRE-TREATMENT WILL BE REQUIRED (UP TO 5% OF NET
DEVELOPABLE AREA)

* BOUNDARY INCLUDES: 1,182 ACRES ORIGINAL GFC PURCHASE (+ 12.8
ACRES PAAR DRIVE ROW ABANDONMENT + 4.7 ACRES MARSHALL PKWY ROW
ABANDONMENT +21 ACRES MATTAMY HOMES TRANSFER)

4 WETLAND PRESERVATION PER US ARMY CORPS OF ENGINEERS PERMIT.

SOUTHERN GROVE MASTER PLAN
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Based on a review of market conditions and
the opportunity represented by the GFC-
owned propertyin Southern Grove, the Master
Plan recommends a modification to the DRI
development entitlements as summarized
in Figure 4. The revised entitlements are
intended to support the City’s emphasis on
job creation within Southern Grove with a
balanced development program to strengthen
the property’s sense of place, efficiency,
and attractiveness in the competitive
economic development market. The program
recommends increasing industrial and
workplace uses, multi-family residential units,
and hotel rooms while decreasing retail,
office, and research/development square
footage to better align with market conditions
and ensure Special Assessment District (SAD)
and other assessments remain proportionate
to entitlement consumption over time.

RECOMMENDED ENTITLEMENTS FOR GFC OWNED LAND

(1215.9 acres including pending 21-acre transfer from Mattamy)

CURRENT PROPOSED

FINAL DRAFT

REMAINING

Residential (SF units) - - - -
Residential (TH units) 786 900 - 900
Residential (Apt units) 900 900 372 528
Retail (SF) 2,582,851 500,000 49,478 450,522
Office (SF) 4,296,480 1,000,000 155,481 844,519
Warehouse /Industrial (SF) 3,838,336 8,000,000 4,353,743 3,646,257
School (SF) - - - -
R&D (SF) (Included with ofc) 1,000,000 - 1,000,000
Hotel (Beds) 240 500 204 296
Hospital (Beds) - - - -

Figure 4 Recommended Entitlements for GFC owned land.

Figure 2 As illustrated in the conceptual diagram of
the Bio/Health District below, the revised Southern
Grove development program anticipates increased
building intensity in key locations.

\\ - Y X,

T
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Figure 3 As gateway statements, the Master Plan recommends reserving key “main

of arrival and communicate the quality of development that lies within the City.
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To inform the Southern Grove Master Plan and help guide the corresponding recommendations and strategies, extensive market and financial analyses
were performed. These include an assessment of the City’s demographics, market trends, and development potentials; review of the City’s SAD and
Community Development Districts (CDDs) debt obligations; analysis of select “case study” land transactions utilizing a Southern Grove “financial
scorecard;” and a study of economic development and land disposition strategies in five comparable communities. Additionally, the analysis includes
an economic impact analysis that estimates potential jobs and revenues that could occur with the implementation of the Master Plan along with
suggested implementation strategies for the City’s continued disposition of its Southern Grove property.

MARKET SUMMARY

Reviewing historic trends, ongoing development activity, and anticipated conditions, a detailed real estate market analysis was developed, including
an assessment of demographics, real estate market trends, and forecasts with a focus on four key land uses in the Southern Grove study area:
“workplace” (multi-tenant, speculative office and general industrial); retail, hotel/lodging, and residential. Forecasts utilize an eight-year planning
horizon unless otherwise noted. Key findings are noted below.

DEMOGRAPHICS & EMPLOYMENT

1. The City’s population has nearly reached 203,000 (April 2020 BEBR
estimate), with a forecast of nearly 210,000 in the next five years. The City
has absorbed 88% of the total St. Lucie County population increase and will
likely represent 61% of the County by 2024.

2. While the City’s historic growth rate has totaled 6.2% annually over the past decade, the City’s growth rate declined to a more moderate pace
of 1.54% annually between 2010 and 2019. Forecasts suggest population growth will strengthen between 2019 and 2024, at an annual pace of
2.1% over the next five years.

3. Port St. Lucie’s population tends to be slightly younger than the County’s (median age of 42 versus 44.5), with the highest growth rates in the
25-34, 35-44, and 65-74 age cohorts (3%+) and 75+ (4.3%).

4. Average City household incomes are $73,500 (2019 data), and are projected to increase by 2.5% per year over the next five years, rising to
$83,200 by 2024.

5. The City contains 35,275 jobs in just over 5,700 registered businesses, which accounts for roughly half of all jobs in St. Lucie County. While the
City’s job growth has increased steadily over time, the jobs-to-population ratio has declined. Comparatively, Port St. Lucie contains 0.24 jobs/
person while the County contains 0.29 jobs/person, both of which are well below similar ratios in Martin and Palm Beach counties (0.46 an
0.49, respectively). This reinforces the importance of net new job creation in the Southern Grove study area (see Figure 5 indicating net ou
of workers from the City).

SOUTHERN GROVE MASTER PLAN
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MARKET AND FINANCIAL ANALYSIS
WORKPLACE/OFFICE:

Port St. Lucie’s office market includes just over 3.6 million SF of
office space, which represents 55% of the total St. Lucie County
office market. The City’s office market has strengthened in
the past five years, with net absorption now nearing 125,000
SF annually. Forecasts for speculative new office cautiously
suggest an unallocated demand of only 100,000 SF over the
market study period. However, this quantity does not include
potential build-to-suit office space for end users, which would
be anticipated given the catalytic influences of Cleveland Clinic
and the potential industrial users in the Workplace District.

WORKPLACE/INDUSTRIAL:

With nearly 3.5 million SF of industrial space, the City has
consistently accounted for just under30% of allindustrial space
county-wide since the mid-2000s. Considering population
growth, absorption trends, and the City’s fair share of job
capture, gross city-wide demand for speculative industrial is
estimated to be nearly 800,000 SF over the next eight years,
or a net of 400,000 SF when reduced by approved/entitled
yet unbuilt space. This figure does not include potential build-
to-suit end users, exemplified by the recently built Tamco/
City Electric facility or the several end-users in the current
“Sansone” proposal being negotiated by the City.

- Figure 7 Image of :"t
development, pi is the
i

|' ~
[
;
-
-
. |
f

Indian River Estates’

Inflow/Outflow Analysis
City of Port St. Lucie, FL

» Display Settings
» Map Controls &
» Report/Map Outputs &
~+ Legends
Note: Overlay arrows do not indicate

directionality of worker flow between
home and employment locations.
Employed and Live
in Selection Area
* Employed in Selection Area,
Live Outside
Live in Selection Area,
Employed Outside

[/ Analysis Selection

» Analysis Settings

+:Change Settings

Figure 5 As indicated in the map graphic above, Port St. Lucie is a net exporter of workers, with roughly
18,061 people traveling into the City to work versus 59,100 leaving the City daily. This imbalance is
highlighted by the City’s declining jobs-to-population ratio, which emphasizes the need for net new job
creation in Southern Grove to help moderate this trend. Credit: U.S. Census Bureau

Figure 6 Image of recent development, pictured
here is the TAMCO building Credit: Globe Street

SOUTHERN GROVE MASTER PLAN
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MARKET ANALYSIS

RETAIL:
The retail market is changing nationally, and the retail demand study
acknowledges that the impacts of the COVID-19 pandemic remain
unknown. Historically, along with a fast-growing population, the City of
Port St. Lucie has had a rapidly expanding inventory of retail space. The
City has a high amount of retail square footage per person. While across
the U.S., the average amount of retail/capita is estimated to be 26 SF
per person, the City contains nearly 40 SF per person. Although the
City has absorbed nearly 85% of all new retail county-wide in the past
five years, its annual retail absorption rate has softened, falling from a
decade average of 184,000 SF/year to roughly 104,000 SF/year over the
past five years. Public input gathered for the Master Plan indicated a
strong desire for neighborhood-serving retail as well as lifestyle centers
with active recreational uses (e.g., golf driving ranges, go-kart arenas,
water parks).

The retail demand analysis suggests there will be sufficient demand to
support up to 135,000 SF of retail potential in the study area through
2024, which can include a new grocery store complemented by in-line
retail and food/beverage establishments. However, given existing and
anticipated retail vacancies in The Landing at Tradition, the Master Plan
suggests that existing vacant space at The Landing can be reprogrammed
with selected indoor recreational and other active uses to help reinforce
the Town Center District as an activity center for residents and visitors in
a known destination with I-95 visibility and direct access.

SOUTHERN GROVE MASTER PLAN
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HOTEL/LODGING:

Of the roughly 3,000 hotel rooms County-wide, the City contains
nearly half the total hotel inventory, with 1,501 rooms. Noting that
six-year hospitality trend data precedes the ongoing impacts of the
COVID-19 pandemic, the City’s average annual hotel occupancy rate has
been solid at nearly 72% with steadily increasing average daily rates.
Acknowledging the pending new hotel development in the western
annexation area (128-room TownePlace Suites by Marriott), there may
be sufficient demand and investment-level performance to support a
limited number of new hotel rooms in the Southern Grove study area
over the next ten years.

RESIDENTIAL:

The City’s housing market is generally in balance, with stabilized
occupancies, increasing values among owner-occupied properties, and
strong lease-up (absorption) activity in new multi-family properties
that are accompanied by solid achieved monthly rents. Port St. Lucie’s
housing stock is primarily single-family residential (87%) with more than
78,000 housing units and average values just under $235,000 (2019
data). Annual housing starts have risen from 900 to 1,700 annually in
the past three years, with most new units constructed in the western
annexation area. New housing units in the Southern Grove area,
especially multi-family housing geared to local employees, would be
expected to enhance the City’s overall marketability as an intensified
jobs location and provide greater diversity in housing choices.

Further discussion of the market findings is presented in Chapter 2, and
the full economic and real estate market memoranda are included in
Appendices B and C.

FINANCIAL ANALYSIS

To test the recommendations of the Master Plan and help inform the
City’s recommended implementation actions, a financial analysis of
prior land transactions was conducted along with a review of economic

Figure 9 TownePlace Suites by Marriott pictured here is located just north of the Landing
at Tradition.

Figure 10 Del Webb at Tradition is a 55+ active adult comm
single-family homes and attached villas. Credit: Mattamy

development approaches in comparab
given to evolving impacts of the C
the importance of understand
the Master Plan’s developn
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When the City acquired the Southern Grove property, it also inherited a
significant recurring debt obligation due to the carrying costs associated
with prior SAD infrastructure bonds for large-scale infrastructure across
the 3,606-acre Southern Grove DRI. The annual SAD bond obligation on
the City’s holdings was approximately $4.5 million in 2020, with bond
retirement in 2045. This debt obligation underscores the City’s priorities
to generate revenue from land sales, increase ad valorem tax revenues,
and create and retain jobs. In addition to the SAD, seven CDDs were
previously created to finance smaller-scale “community infrastructure,”
for which costs are assigned after buildings are completed. A nominal
Operations and Maintenance fee for the CDD corresponding to the
City’s property has been assigned as well.

Since property acquisition of the Southern Grove property in 2018, the
GFC-led efforts to recruit developers have been successful in generating
property sales and attracting private investment, tax revenues, and net
new jobs. A review of five comparable cities across Florida confirms
the City has been utilizing progressive and appropriate development
incentives similar to other jurisdictions, with direct land sales as
the default transactional approach. As the City reduces its available
property inventory with continued land sales, and the value of the City’s
land increases accordingly, other transactional methods such as ground
leases, public/private partnerships, land banking key sites, and/or
joint venture opportunities may become appropriate and competitive
mechanisms for private sector development.

To understand the City’s prior land transactions and inform future
decisions, a “financial scorecard” was developed as a tactical analytical
tool to evaluate long-term impacts of property transactions. While
there are many different ways in which economic development projects
can be measured, the City requested projects be analyzed considering
the ratio of public incentives to ad valorem tax revenues and SAD/CDD
bond debt reduction over a 20-year timeframe along with anticipated
job creation and gross wages, both direct and indirect.

SOUTHERN GROVE MASTER PLAN

FINAL DRAFT

Three case study projects approved in 2019 and 2020 were selected by the
City for analysis, including Tamco/City Electric, Oculus Surgical, and AHS
Residential. Upon application of the scorecard, each project was found to
generate positive net tax revenue to the City beginning in year one, with
positive public investment ratios that improved over time.

Summary of Estimated Net Tax Revenue to City and Public Leverage Ratios - Selected Case Studies

Ne::::: :::;3“ Leverage Ratio (est.) Ne::z; ::;if;ue Leverage Ratio (est.)
Tamco/City Electric $2.7M 2.14 $59M 3.77
Oculus Surgical, Inc. (at buildout) $ 857K 1.91 $29M 5.44
AHS Residential $27M 10.62 $6.4M 12.41
TOTAL $63M n/a $15.2M n/a

Each project was also evaluated regarding repayment of SAD debt
obligation on an acreage basis (e.g., comparing the assigned SAD debt
repayments/acre to each property versus the City’s total debt obligation
on the cumulative acreage). Given the current SAD rate structure, the
financial analysis indicates the Oculus Surgical project is projected to
provide SAD bond debt repayments that are disproportionately higher
than its acreage consumed (i.e., payments for this property will pay more
than its “fair share” of SAD debt on an acreage basis). However, due to
deal terms for the Tamco/City Electric project and the lower SAD rates
for residential properties like AHS, both of these projects are projected
to provide SAD debt repayment that is disproportionately less than their
acreages. For a more comprehensive view, an aggregation of all land
transactions should be considered.

Additionally, both the Tamco/City Electric and Oculus Surgical were
evaluated by the St. Lucie Economic Development Council (EDC) for
preliminary economic impacts, including one-time construction impacts
as well as recurring revenues. Both projects were prioritized due to their
commitment to provide net new jobs at wages that exceed the ave
wages in St. Lucie County.




EXECUTIVE SUMMARY
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As presented to the City Council in 2017, the EDC estimated the Tamco/City Electric project would
provide $39.3 million in new construction, $87.7 million in job retention, and $18.1 million resulting
from net new job creation. The project was anticipated to provide 250 direct jobs, increasing to
485 jobs when considering direct, indirect, and induced impacts, with a labor (or payroll) benefit
of $5.7 million annually. Similarly, the EDC also provided preliminary economic impact projections
for the Oculus Surgical project in 2018, which concluded the project’s potential for $8.8 million in
construction impacts and $7 million in annual recurring wages. The Oculus project represented the
opportunity to retain 32 jobs and create 50 net new jobs that would provide average wages that will
be 115% of the average County wage.

Summary of Preliminary Cumulative Economic Impacts - Selected Case Studies

Includes Direct, Indirect, and Induced Effort

CONSTRUCTION PHASE JOB RETENTION NET NEW JOB CREATION

abor
?sutipu)t Employ ?su tlpu)t Income |Employment
ales, ( 1 ales, (p )
Tamco/City Electric $39.3 M| S$123 M $89.7M| $26.7M 485
Oculus Surgical, Inc. (at buildout) $8.8 M $3.3M 32
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Figure 11 Image of Oculus Surgical. Credit: Oculus Surgical
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An economic impact analysis was also conducted to evaluate how the
recommended development program for Southern Grove could be
expected to impact the City of Port St. Lucie through the creation of new
jobs as well as potential new ad valorem tax revenues. The Master Plan
recommends a modified entitlement program that is designed to better
correspond to market conditions, and the economic impact analysis
considers the total potential development program cumulatively. If the
Southern Grove property is developed as suggested in the recommended
master plan, the GFC-owned land could potentially contain more than
13 million SF of total development. Total development costs could total
$1.762 billion (in current 2021 dollars) at build-out, as summarized in
the table below.

Summary of Master Plan Recommended Entitlements

EST. CONSTRUCTION

TOTAL TOTAL SF
COSTS (2021 DOLLARS)

Residential 1,800 units 2,357,061 $282,847,333

Workplace (includes office, commercial/retail,

R&D, warehouse/distribution) n/a o) ooty

$1,315,000,000

$164,000,000
$1,761,847,333

Supporting Services (hotel) 500 rooms 231,500

PROJECTED BUILDOUT n/a 13,088,561

Southern Grove’s potential economic impacts were classified into two
primary categories: (1) temporary/one-time impacts that would occur
during site construction and sales/lease-up before the project is fully
occupied, and (2) ongoing annual impacts that would occur when the
project is built out and achieves stabilized occupancy. Because revenues
and expenses vary before and after a project has stabilized, the analysis
considered these two time periods separately. In addition to direct
job growth and fiscal revenues, the analysis also considered indirect
and induced fiscal impacts, which relate to both direct spending and
investment and the “multiplier” effect of how long spending flows
through the economy.
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The recommended Southern Grove development program would be
expected to create a significant number of temporary (or one-time)
construction jobs to produce the project’s potential 13 million SF. In
total, the construction period could produce more than 15,600 direct
construction “job years” (i.e., the amount of labor needed for one year’s
work) as well as roughly 9,500 additional direct, indirect, and induced jobs;
nearly $1.5 billion in “value-added” business revenues; and an estimated
$1.0 billion in total labor income. In addition, public infrastructure
construction could add nearly 500 construction job years, $44 million in
“value-added” business revenues, and $23 million in total labor income.

Considering Southern Grove’s permanent impacts, the total project has
the potential to create nearly 17,000 direct jobs, 8,600 indirect and 4,000
induced jobs, for a total of more than 29,600 jobs at stabilized operations.
This could translate to more than $1.06 billion in annual labor income,
$1.59 billion in annual value-added business revenues, and just over $3.7
billion in annual economic output. Finally, with a potential total gross
assessed value of $1.76 billion at current (2021) millage rates, the GFC-
owned land has the potential to generate more than $10.39 million in
annual property tax revenues at build-out that would accrue to the City
of Port St. Lucie.

For the City of Port St. Lucie, the buildout of the recommended Southern
Grove Master Plan has the potential to generate a total improvement
value of $1.76 billion from buildings and site improvements alone.
Although the future land values cannot be estimated, this value will
certainly be increased substantially as land is transferred from the City
to private owners and becomes taxable. Holding millage rates constant
at their 2020 rates and without assigning the costs to provide municipal
services, this has the potential to generate more than $10.39 million in
gross annual property tax revenues at build-out. Based on the review of
recent land transactions, the City also appears to be on track to ultimately
relieve itself of the annual recurring SAD debt obligation with the full
implementation of the Master Plan.



1. Commit to a Long-Term, Holistic Development Strategy with the
highest expectations for development, site design, and architecture to
maintain the value of the entire Southern Grove property —on par with
Port St. Lucie as A City of Excellence. This acknowledges the unique
value of the Southern Grove property as one of the most competitive
and visible locations for large-format workplace uses in the region and
will advance the City’s reputation as a regional employment hub.

2. Establish Southern Grove Sub-Districts:

e Town Center District - north of Tradition Parkway that complements
the City’s holdings to the south and can absorb much of the retail
demand and active recreational uses.

¢ Bio/Health District - extending from Tradition Parkway to Discovery
Way that capitalizes on Cleveland Clinic as an anchor and contains
the greatest density and intensity of development with an urban
development form.

e Workplace District - south of Discovery Way with a blend of large-
format industrial, warehouse/distribution, and office/research uses
(generally east of Hegener Boulevard) and mixed uses (west of
Hegener Boulevard, fronting Village Parkway and Becker Road).

3. Assign Land Use Types within the Comprehensive Plan as follows:

¢ Employment Center - focused on industrial warehouse/distribution,
research and development, and supporting office uses.

e Mixed-Use - focused on higher density residential, including
townhouse and apartment uses, local-serving retail/commercial,
office, educational uses, and selected institutional and educational
uses.

¢ Lifestyle/Commercial-focused on higher-intensity retail/commercial
centers that include office and higher density residential use.

4. Recalibrate Land Use Entitlements to Better Reflect Market Conditions
and Potentials with increased industrial square footage, multi-family
residential dwelling units, hotel rooms, and decreased retail, office,
and research/development square footage.
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5. Revise SAD and CDD Assessments to Ensure Proportional
Assignment of Debt Obligations by utilizing the “true-up” or
other appropriate mechanisms as related to the consumption
of property and entitlements and application of a “financial
scorecard” to confirm debt draw-down.

6. Introduce a Master Stormwater Lake System, comprised of 15%
of the total developable area that is subdivided into four drainage
sub-basins, each controlled by a drainage control structure with
separately staged water levels to accommodate both drought
conditions and pre-storm draw-downs. Stormwater lakes should
be located to discharge treated stormwater to the Duda Canal,
maximize the excavation of best quality soils for fill, include littoral-
zone natural plantings, create lakefront aesthetic amenities along
I-95, and provide buffers between workplace and mixed-use
areas.

7. Revise the Transportation Network to create:

e Multimodal Roadway Network of interconnected primary,
secondary, and local/tertiary roads designed as complete streets
with bicycle, pedestrian, and transit accommodations. Local
roads should be constructed as part of private development
activity, with block faces of 400-600 linear feet to maximize
pedestrian connectivity and walkability. Roadway designs
should channel freight trips onto primary and secondary roads
using roadway geometries, traffic calming, and signage. Based
on current traffic studies, the interchange of Marshall Parkway
and 1-95 and the overpass of Park Drive over I-95 are not
necessary and should be removed from the DRI.

e County Transit Network with future transit stops at key
intersections with walkable designs to expand walk access
to stops, micro-mobility as a complementary mode, and
consideration of park-and-ride opportunities.

¢ Tradition Trail Network, aligned east of Village Parkway from
Becker Road north into the Town Center District, that utiliz
stormwater natural edges where possible, consider



potential for an autonomous circulator, and integrates bicycle/
pedestrian intersection improvements at Village Parkway/Tradition
Parkway to improve connectivity and safety.

8. Implement the DRI Recommendations Regarding Water and
Wastewater Infrastructure with 12” water mains and fire hydrants on
all secondary roads, a 24” water main at Paar Drive, additional gravity
sewers, lift stations, and force mains as previously determined.

9. Implement New Development Design Standards that require:

e Traditional Urban Design Principles to increase efficiency,
walkability, and connectivity through controlled building placement
and alignment utilizing “build to” lines versus setbacks; a system of
walkable streets and blocks; consolidated parking areas located along
side and rear property lines; and high height-to-width ratios along
streets where appropriate to create a sense of spatial enclosure.

¢ A Mix of Uses, both horizontally and vertically, to increase efficiency
of parking and public spaces; create natural surveillance through
more extensive daily activity; and maintain appropriate transitions
between dissimilar uses.

e Gateway Boulevard Features along Becker Road and Village Parkway
that specify building placement with maximum setbacks; minimum
building heights; and enhanced landscaping, lighting, and signage.

e Corner Architectural Elements at prominent intersections, including
Becker Road/Hegener Drive, Becker Road/Village Parkway, and
Village Parkway/Marshall Parkway.

e Protected 1-95 Corridor Views that integrate stormwater lakes and
landscaping to increase building setbacks to distribute the value
of 1-95 visibility, broaden view corridors, and raise property values
across the City’s holdings. Development visible from 1-95 should
include enhanced architectural, signage, lighting, and landscaping
requirements to produce an organized, well-integrated workplace
district vista.

e Parking Area Design and Efficiency with interconnected parking
lots accessed from side and rear property lines to reduce driveway
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interruptions of primary and secondary streets, enhance
walkability, and improve development efficiency and yield.

10.Develop Gateway Branding Features in Key Locations including
prominent lakes with fountains, landscaping, signage, and lighting
(adjacent to Cleveland Clinic, at the FP&L easement/I-95, and at
Becker Road/I-95) along with artistic “gateway corner” features
with pedestrian plazas at the intersections of Village Parkway/
Becker Road and Village Parkway/Marshall Parkway.

11.Work with Florida Power and Light (FP&L) for Master Permitting
of development activity within the 22.8-acre FP&L Easement to
streamline productive use, identify permitting efficiencies for
allowable uses in accordance with FP&L regulations, and ensure
full sale price of the underlying land.

12.Continue Broker Relationships with Public and Private Real
Estate Partners to facilitate land transactions, for which each
transaction includes consideration of the impact on other parcels
to be sold and the City’s long-range vision with the merits of the
sale itself.

13.Consider Diversifying Land Transactions as Market Evolves and
Strengthens, including the potential for ground leases, public/
private partnerships, and land value write-downs in addition to
direct land sales to provide incentives for desired uses and/or
increase City revenues.

14.Explore Land Banking Strategies in Key Locations to protect
opportunities for catalytic uses and targeted industries,
especially in the Bio/Health District to capitalize on the proximity
to Cleveland Clinic.

15.Adopt the Southern Grove Master Plan and amend the City
Comprehensive Plan, Southern Grove DRI, and other relevant
City documents and plans as necessary to implement the
recommendations provided herein.




Incorporated in 1961, the City of Port St. Lucie encompasses roughly
121.5 square miles of St. Lucie County’s 588 square miles. Bordering
Martin County to the south and unincorporated St. Lucie County land
to the north and west, Port St. Lucie is the largest municipality in the
Treasure Coast Region, with a population of nearly 203,000 (2020
population estimate). Incorporated under the ownership of the GDC,
the original land development pattern emerged as one of Florida’s pre-
platted communities of the mid-century, when large tracts of raw land
were subdivided into small residential lots and marketed as potential
vacation or retirement sites. Port St. Lucie initially contained more than
80,000 platted lots in this format. Similar to other Florida pre-platted
communities, the emphasis was on land sales with little consideration
for infrastructure demands. The City’s population grew exponentially
from 330in 1970 and 14,690 in 1980 to 55,866 in 1990, reaching 88,759
by 2000. Growth demands triggered annexation interests for additional
land suitable for a jobs base, and between 2000 and 2008, the City
annexed approximately 24,000 acres mostly west of 1-95.

WESTERN ANNEXATION AREA

It is important to note the position of the Southern Grove DRI in the
context of the vast Western Annexation Area that encompasses roughly
24,000 acres from [-95 west to Range Line Road. Projected to contain
approximately 50,000 residents at buildout, this portion of the City
will be accessed primarily from 1-95, with Becker Road and Tradition
Parkway providing significant points of access. The western annexation
area includes seven DRIs as well as additional smaller planned mixed-
use and residential planned communities. Noted in an Urban Land
Institute (ULI) panel in 2004, the eastern edge of the annexation area,
predominately between Becker Road and Tradition Parkway, was
identified for an 8,200-acre master planned community known today
as “Tradition.” Tradition consists of three DRIs, including the Tradition
DRI, Western Grove DRI, and Southern Grove DRI. The 2004 ULI panel
also identified the linear corridor west of 1-95 as a jobs corridor, which is
reflected in the DRI plans that followed.
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SOUTHERN GROVE DRI

At the southern edge of the City lies the Southern Grove DRI, which
encompasses just over 3,600 acres and was approved by the City in
2006. As illustrated in the DRI concept map, the property runs along |-95
from Tradition Parkway to just south of Becker Road, extending west to
SW Community Boulevard. The original DRI concept envisioned a robust
development program, with nearly 7,400 residential units, 3.7million SF of
retail, 2.4 million SF of office, 2.5 million SF of research and development,
4.6 million SF of warehouse/industrial, nearly 800 hotel rooms, and a 300-
bed hospital. The original DRI assigned a mix of land uses to the subject
land for this study, including Employment Center north of Marshall
Parkway and a combination of Mixed-Use and Business Center south of
Marshall Parkway.
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In the early 2000s, growth in the western annexation area exploded, with Port St. Lucie
becoming the fastest growing City in the nation in 2005. To facilitate development, the
City issued SAD bonds in 2007, guaranteed by the City via a Covenant to Budget and
Appropriate (CB&A) to build the initial infrastructure needed to foster development for the
Southern Grove portion of Tradition. Five CDDs were established to manage the financing
of DRI-required infrastructure. A total of $156 million in bond debt was issued to construct
roadways, stormwater attenuation facilities, water transmission facilities, and wastewater
collection and conveyance facilities. Subsequently, as 2008 brought the Great Recession,
Port St. Lucie became one of many victims to its economic fallout as development stalled
and residential mortgage foreclosures followed.

The City created a community redevelopment agency in 2001, initially to aid in the
redevelopment of the City Center project, which similarly included City-based bond debt
for infrastructure. Subsequently, in 2012, the CRA was expanded to include the Southern
Grove District, comprised of the 3,606-acre Southern Grove DRI and is coterminous with
the boundaries of the Southwest SAD.

In late 2017, the developer of Tradition indicated it
intended to divest its assets in Port St. Lucie, including
its property in Southern Grove, and discontinue paying
taxes and assessments on unsold parcels beginning in
FY 2017. The City recognized its continued obligation
on the associated SAD bond debt and decided to
take control of the property. The developer sold
approximately 3,026 acres of its remaining residential
property and some non-residential property in
Tradition, Western Grove and Southern Grove to a
third party, Mattamy Homes. In June of 2018, the City
accepted a transfer of ownership of 1,161 acres within
Southern Grove from the developer after its efforts to
: . sell the land were unsuccessful. The City transferred
Lo l Tl the property to its GFC, controlled by the City Council,

which continues to conduct land transactions for the
subject Southern Grove property as well as other
City-held assets.

B sy messmmooes §
Figure 15 Southern Grove District of the
PSL CRA.
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URBAN LAND INSTITUTE STUDY (2018)

The original DRI conceptual plan has been reconsidered over time,
most recently through a 2018 Urban Land Institute (ULI) study that
included extensive stakeholder engagement with a cross-section of
community and business representatives. The study retained the jobs
emphasis for the GFC property but suggested the regional retail use
be reconceptualized as a town center capitalizing on the anticipated
Marshall Parkway/I-95 interchange. As suggested in the ULl concept
plan, the southern portion of the GFC property was identified for
industrial use, with bio/technology uses recommended for the northern
portion of the property surrounding Cleveland Clinic.

SOILS

An additional baseline factor in the due diligence analysis involves
the historic use of the property, which includes long-term agricultural
use as a citrus grove. The residual topography of the Southern Grove
study area includes a soil condition that varies across the GFC property.
The acquisition and utilization of fill to compact and raise properties
to buildable levels has been a long-standing challenge in the Western
Annexation Area, as evidenced by roadway settling that has precipitated
the rebuilding of some portions of facilities in the past decade. The soil
conditions map illustrates the locations of best quality soils on the GFC
property, which tend to be located along the eastern edge adjacent to
[-95. These locations represent the most efficient opportunity for quality
fill for nearby property as well as appropriate stormwater lake locations.
Soil conditions are illustrated in the Background Conditions Summary
Map included in Appendix A.

DEMOGRAPHIC AND ECONOMIC PROFILE

To guide the recommendations and strategies of the master plan with
realistic market-driven development expectations, a demographic,
economic, and real estate development analysis was performed to
understand future growth potential in the City. WTL+a, in partnership
with Retail Development Strategies, LLC, undertook a comprehensive
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Figure 16 Developed in 2019, the last planning analysis for the Southern Grove property
suggested land uses be reorganized to include a “cultural arts and entertainment area” in
the center of the GFC property.

analysis of the City, including an assessment of demographic data,
market conditions and historic, current, and forecasted development
potentials among four key uses: “workplace” (multi-tenant, speculative
office and general industrial), hotel/lodging, supporting retail, and multi-
family residential. The economists note the economic forecasts rely on
data and conditions prior to the impacts of COVID-19, and accordingly,
while best available data has been utilized to analyze Southern Grove,
the impacts from the pandemic are anticipated to cause a major slowing
in economic activity across Florida and the U.S. as well as the potential
for unanticipated opportunities. A summary of key demographic,
economic, and development findings is provided in this section, and t
complete memoranda (Technical Memorandum #1 — Summary o
Demographic & Market Analysis and Technical Memorandum

Conditions & Development Potentials) are included in Ap
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CITY DEMOGRAPHICS HOUSEHOLD INCOMES AND RETAIL SPENDING

e The City’s populationis nearly 203,000 residents (April 1, 2020 BEBR e With 2019 average household incomes of $73,500, households in

estimate) in approximately 69,000 households, which represents
roughly 63% of St. Lucie County. Between 2000 and 2010, the
City’s population increased substantially—with the addition of
almost 74,300 new residents. This represents an annual average
gain of more than 7,400 residents per year and an extraordinary
annual growth rate of 6.2% per year. Growth moderated in the
past decade, and current forecasts suggest a 2.1% growth rate over
the next five years. Forecasts indicate the City’s share of St. Lucie
County’s population will remain stable in the range of 61% by 2024.

e Port St. Lucie’s population tends to be slightly younger than the
County’s (median age of 42 versus 44.5), with the highest growth
rates in the 25-34, 35-44, and 65-74 age cohorts (3%+) and 75+
(4.3%). This is consistent with national trends that indicate a rising
population in the younger “millennial” age brackets as well as
Florida’s positioning as a destination for retirees.

e Port St. Lucie is a middle-class community, with average household
incomes in 2019 of $73,500 per year. Incomes are projected to
increase by 2.5% over the next five years, rising to $83,200 by 2024.
Approximately 20% of the City’s households have annual incomes
greater than $100,000 per year. The City’s average household
income is forecast to remain higher than its counterparts in St.
Lucie County, where average household incomes are forecast to be
roughly $77,265 by 2024.
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Port St. Lucie have sufficient disposable incomes to support a wide
range of retail offerings, and households spend approximately 23%
of annual incomes on various retail categories, which is on par with
households countywide.

e The City’s households spend more than $16,860 per year on

consumer retail goods, including: clothing, entertainment/recreation,
electronics, groceries, food & beverage, household furnishings and
health care, exceeding expenditures by County households ($15,700
per year) and as well as those in the City of Fort Pierce (512,075 per
year).

Utilizing the broadest range of retail goods, which includes building
materials, leisure and entertainment, and miscellaneous store sales,
and data from the Bureau of Labor Statistics (BLS) and Claritas, Inc.,
the City’s households spend more than $1.49 billion per year. This
compares to estimated citywide store sales that surpass $1.94 billion
per year. The difference between spending and sales is known as
inflow. In other words, there is more than $451.9 million in annual
retail sales inflow into Port St. Lucie from sources other than resident
households. It should be noted that resident household sales can
occur anywhere (i.e., often outside of Port St. Lucie), so sources
of inflow include daytime employees (who do not live in the city),
visitors, and pass-through traffic.

Highly notable is the level of inflow on General Merchandise (5488
million per year) and Clothing & Accessories (549.7 million). For
General Merchandise, this reflects three anchor department stores
at three Walmart Supercenters, two Walmart Neighborhood Stores,
one Target store, four Dollar Tree stores, and two Home Goods stores,
among others.




EMPLOYMENT FORECASTS

The City is included within the St. Lucie Metropolitan Statistical Area
(MSA), which is comprised of Martin and St. Lucie Counties. The St. Lucie
MSA added 48,100 new jobs in the 11-year period between 1995 and
2006, mostly in Construction (7,700), Professional/Business Services
(7,100), and Government (5,900) along with Retail Trade (5,600) and
Education/Health Services (5,500). By contrast, the economic downturn
of 2007—2009 resulted in the loss of 15,400 jobs in both counties. Over
the past 11 years (and over multiple economic cycles), job losses were
greatest in Wholesale Trade (-1,300) and Financial Activities (-1,000).
In the eight years between 2011 and 2018, however, the economy of
the St. Lucie MSA has significantly recovered from the 2007—2009
recession, with the creation of more than 33,000 new jobs.

The jobs-to-population ratio is a useful statistic to understand the
economic balance in a community. Dun & Bradstreet, Inc. estimates
that St. Lucie County contained 91,508 full- and part-time jobs in 11,150
registered businesses in 2018, which reflects a jobs-to-population ratio
of only 0.29. That ratio indicates there are 29 jobs for every 100 residents
in the County, which reflects the concentration of employment centers
such as St. Lucie West and downtown Fort Pierce as the County seat. It
is notable that the County’s jobs-to-population ratio is well-below that
of Palm Beach County (0.49) and Martin County (0.46). Employment
is concentrated in particular sectors, including Services (41.6%),
Wholesale/Retail Trade (31.4%), and Government (6.9%).

For employment forecasting, St. Lucie County, along with Martin and
Indian River counties, are consolidated in Florida’s Workforce Region
#20. Florida’s job forecasts indicate the Workforce Region will gain
23,000 new jobs between 2019 and 2027, of which St. Lucie County’s
“fair share” (40% of the region’s jobs) is projected to be 9,300 new jobs
by 2027.

For the City of Port St. Lucie, Dun and Bradstreet, Inc. estimates
there are 45,275 jobs in 5,748 registered businesses in Port St. Lucie.
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Accordingly, the City accounts for approximately 49.5% of the 91,508 jobs
in St. Lucie County, which is the City’s “fair share” of County jobs. The
two largest sectors generating demand for workplace real estate in Port
St. Lucie include Wholesale/Retail Trade (14,433 jobs, or 32% of all jobs)
and Services (20,425 jobs, or 45% of all jobs). Within Services, “Health
Services” accounts for more than one-third of all Services employment
(7,785 jobs). Together, Retail Trade and Services account for 77% of total
employment in Port St. Lucie.

The data also suggest the City’s current jobs-to-population ratio is only
0.24 (i.e., there are 24 jobs for every 100 residents living in Port St.
Lucie). This is lower than the overall ratio of St. Lucie County (0.29) (and
significantly below Palm Beach County’s ratio of 0.49 and Martin County’s
ratio of 0.46), thus reinforcing the importance of net new job creation
in the Southern Grove study area. This imbalance in inbound versus
outbound workers is illustrated in the “Inflow/Outflow Analysis” graphic
in Figure 17.
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Further exploring this finding, 2017 U.S. Census Bureau data indicate the City exhibited net outflow
of more than 39,970 residents who live in, but work outside of, the City. Notably, since 2007, the
net outflow of residents of Port St. Lucie who work outside the City has increased by fully 41%. By
comparison, the outflow of residents of St. Lucie County who work outside the County has also
increased—by 49% between 2007 and 2017. These rates exceed the population growth figures,
which means the proportion of residents leaving for work is increasing faster than population growth,
underscoring the importance of net new job growth for the Southern Grove property.

MARKET CONDITIONS AND DEVELOPMENT POTENTIALS

There are four key land uses analyzed for the Southern Grove study area: “workplace” (multi-
tenant/speculative office and general industrial); hotel/lodging; supporting retail; and multi-family
residential. The economists note it is not possible to evaluate development potentials for specific Figure 18 Image from St Lucie County EDC — Healthcare and
end-users of office or industrial space (also known as “build-to-suit”); recent examples of these Life Sciences in St. Lucie County, Florida (marketing brochure)
types of users include Tamco/City Electric, “Project Bullet,” and “Sansone” that are looking for a
specific location like Southern Grove, as such deals are based on specific recruitment strategies and
terms (e.g., the amount of space to be occupied) negotiated on a case-by-case basis and individual
proprietary business plans. As a result, the analysis estimates demand only for speculative/multi-
tenant opportunities for office and general industrial space based on employment forecasts prepared
by the Florida Department of Economic Opportunity (DEO).

According to CoStar, Inc., there are 3.42 million SF of industrial space in Port St. Lucie in 207 buildings,
which represents 28% of St. Lucie County’s 12.0 million SF of industrial space. The City’s share of the
County’s industrial supply has remained relatively stable in the range of 27% to 28% over the past
13 years. Prior to the national recession, the City’s industrial vacancy rate was 15% in 2007, climbing
to nearly 22% in 2009, but has declined to only 3.3% in 2019 following eight years of positive net
absorption. The City’s industrial market strengthened slightly over the past five years, with net
absorption increasing from nearly 36,000 SF/year to 53,500 SF/year.

Figure 19 Examples of new industrial space in the City,
part of the nearly 800,000 SF built between 2007-2018

If the City maintains its 49.5% “fair share” of all jobs in St. Lucie County, job forecasts indicate the
City could capture 4,620 new employees by 2027 or 796,600 SF of industrial space citywide over
the next eight years. This figure accounts for partial occupancy of existing vacant industrial space.
Considering an entitled but unbuilt 405,000 SF of industrial space in nearby DRIs, there remains just
over 390,000 SF of new “unallocated” industrial space that could be built in Southern Grove over the
next eight years. This figure does not include potential build-to-suit facilities for end users, such as
that proposed by “Project Bullet” and the recently-proposed “Sansone” project.
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LAND USE: OFFICE

According to CoStar, Inc., there are 3.61 million SF of office space in Port St. Lucie in 276 buildings,
which represents 55% of St. Lucie County’s 6.6 million SF of office space. The City’s share of the
County’s supply has remained relatively stable, ranging from 51% to 55% over the past 13 years.
Similar to the industrial market, office vacancies doubled between 2007 and 2009, from 9.5% to
18.6%, recovering by 2014 to 15.5%, with a 6-8% vacancy rate in the past two years. Citywide net
absorption totaled nearly 850,000 SF in this 13-year timeframe, doubling in the past five years to
more than 124,300 SF per year. Several trends should be acknowledged, including the unknown
impacts of teleworking post-COVID and reductions in the average SF per worker (from 197.3 SF per
worker in 2010 to 182 SF per worker in 2017).

If the City maintains its “fair share” of Countywide jobs, DEO forecasts suggest potential net demand
for just over 273,000 SF of office space citywide over the next eight years. Considering entitled but
unbuilt office space in nearby DRIs and current office space under construction, there appears to be
sufficient market potential to support 75,000 to 100,000 SF of new office space over the next eight
years. Again, it should be noted this figure excludes build-to-suit facilities such as future medical
office space that will likely be built around Cleveland Clinic.

LAND USE: HOTEL/LODGING

Demand for new hotel rooms is typically driven by capital markets requiring sustained annual
occupancies in existing facilities between 65% and 72%. Prior to the COVID-19 pandemic, properties
in the Port St. Lucie hotel market were experiencing rates of 71.4% (2019 data). The larger Southern
Grove DRI is entitled for 791 hotel rooms, of which 204 rooms have already been constructed.
Considering approved but unbuilt hotel rooms in adjacent DRIs and variable growth scenarios, it
appears that 150-175 new hotel rooms are supportable in the next ten years.

LAND USE: RETAIL

Port St. Lucie contains almost 7.5 million SF of retail space, comprising 56% of the County’s total retail
supply. At year-end 2019, there were 335,900 SF of vacant retail space (including direct vacancies
and sublet space), which reflects a vacancy rate of only 4.5%. Over the past 13 years, retail vacancies
peaked at 8.7% in 2007 and have declined on average over the past 13 years. Paralleling the County,
the retail sector in Port St. Lucie is operating in stabilized market conditions with vacancies of less
than 5%.
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Figure 21 Homewood Suites and South Florida
Orthopedics

Figure 22 New retail in




Utilizing best available data, the City’s retail inventory suggests there are 39.7 SF of retail space per capita for the City’s
population, which well exceeds the U.S. general average of approximately 26 SF per capita. More than 2.41 million SF of new
retail space was built in Port St. Lucie between 2007 and 2019, with fully 1.65 million SF delivered in 2007 and 2008 alone.
The City captured 85% of all new retail space built in St. Lucie County during this period. Net retail absorption totaled nearly
2.4 million SF citywide over the past 13 years, producing a sustained annual average of 183,860 SF per year. Port St. Lucie
accounted for 98% of all county-wide retail absorption. Of all “workplace” uses, the City’s retail sector is the strongest.

Market forecasts suggest there is demand for 125,000 to 135,000 SF of market-supportable retail potentials in the next ten
years for the Southern Grove study area. These forecasts indicate sufficient demand for a grocery-store anchored center, such
as the Publix-anchored center that was proposed at the Village Parkway/Becker Road intersection along with in-line retail and
food/beverage establishments.

Stakeholders interviewed as part of the retail demand analysis indicated a lack of entertainment and recreational activities in
the City, suggesting Southern Grove could be a logical location for entertainment-oriented uses because of the site’s visibility
and access from 1-95. These entertainment users could be accommodated in existing vacant retail space, such as The Landing
at Tradition, or in new retail space likely north of the core Study Area along |-95.

The Southern Grove study area is entitled for nearly 1,700 housing units, including 786 multi-family units (assumed to be
owner-occupied) and 900 apartments (assumed to be rental). Given the substantial entitlements for residential units in nearby
DRIs, a longer-term horizon (beyond ten years) is considered for residential absorption. However, there is a general lack of
multi-family residential unit types in the western annexation area. Therefore, given the performance of the few comparable
projects, the market potentials for multi-family appear supportable, with absorption patterns of 16 to 36 units per month that
could absorb existing inventory, leaving the potential for additional multi-family rental development.

For owner-occupied units, the City’s rates of home ownership have remained stable since the Great Recession, averaging 67%
from 2010 to 2019. The number of unoccupied units decreased from 2010 to 2019, indicating a strengthening market with a
vacancy rate of around 7.0%. The City’s housing market produced an average 901 units per year from 2000 to 2019, with the
vast majority as single-family detached units near the Southern Grove property.

According to the national real estate database, CoStar, Inc., Port St. Lucie contains an inventory of nearly 5,100 multi-family
units in 21 properties. The overall vacancy rate in 2019 was 4.5%, which indicates a stabilized market. The City absorbed 99
units per year, with steadily increasing monthly rents. Overall, these metrics indicate the Port St. Lucie housing market is
generally stabilized, with stabilized occupancies, increasing values among owner-occupied properties, and strong lease-up
(absorption) activity in new multi-family properties, which are accompanied by increasing monthly rents.
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The Southern Grove Master Plan
provides a recommended land
development program that differs
from the current DRI master plan
and recommends revised land use
entitlements intended to better
correspond to City desires, public
expectations, and market realities and
trends. Although the initial study area
was identified as the roughly 1,200-
acre GFC-owned land, the Master
Plan goes beyond these boundaries to
include portions of the Tradition DRI
to accommodate the range of desired
uses. The plan includes the following
components:

1. Master Plan and Sub-District
Diagram

2. land Use Diagram and
Recommended Land Use
Entitlements

. Infrastructure Network Diagrams

for multimodal transportation
(e.g., roads, transit, and Tradition
Trail), water/wastewater, and
stormwater

. Gateway Feature Locations

. Architectural and Design
Recommendations

Each of these is detailed in the sections
that follow.

SOUTHERN GROVE MASTER PLAN

SOUTHERN GROVE MASTER PLAN
LAND USE DISTRIBUTION

LAND USE ACREAGE
MIXED-USE 234.7
EMPLOYMENT CENTER 668.0
LIFESTYLE / COMMERCIAL 43.2
SECONDARY ROAD NETWORK ' 44.8
DuUDA CANAL 55.0
MASTER STORMWATER SYSTEM 2 174.8

TOTAL GFC LAND 1,220.5

FOOTNOTES

STUDY AREA BOUNDARY 3

AERIAL (PROPERTIES NOT OWNED BY GFC SHOWN AS BASE AERIAL
g WITHOUT COLOR OVERLAY; EXCLUDED FROM GFC LAND USE TOTALS)

WETLANDS (8.8 ACRES, EXCLUDED FROM GFC LAND TOTALS)*

EXISTING STORMWATER LAKES (18.6 ACRES; EXCLUDED FROM MASTER
STORMWATER SYSTEM AND GFC LAND TOTALS)

PENDING LAND TRANSFER TO GFC (21 ACRES; FORMER MATTAMY HOMES
PROPERTY INCLUDED IN GFC LAND USE TOTALS)

FPL EASEMENT (22.8 ACRES; INCLUDED IN ADJACENT LAND USE TYPES IN
GFC LAND USE TOTALS)

MARSHALL PARKWAY ROW

FORMER PAAR DRIVE ROW (12.8 ACRES; TO BE ABANDONED TO GFC;
| INCLUDED IN GFC LAND TOTALS)

NEW PAAR DRIVE ROW (7.3 ACRES; TO BE ABANDONED TO GFC; INCLUDED
IN SECONDARY ROAD NETWORK TOTALS)

RECOMMENDED ALIGNMENT FOR LOCAL ROADS

FOOTNOTES

T SECONDARY ROAD NETWORK INCLUDES PORTIONS OF HEGENER DRIVE,
MARSHALL PKWY & PAAR DRIVE (ROW = 100-150’). STORMWATER TREATMENT
FOR SECONDARY ROADS INCLUDED IN MASTER STORMWATER SYSTEM.

2 VIASTER STORMWATER SYSTEM = 15% OF TOTAL DEVELOPABLE LAND.
ADDITIONAL ON-SITE PRE-TREATMENT WILL BE REQUIRED (UP TO 5% OF NET
DEVELOPABLE AREA)

3 BOUNDARY INCLUDES: 1,182 ACRES ORIGINAL GFC PURCHASE (+ 12.8
ACRES PAAR DRIVE ROW ABANDONMENT + 4.7 ACRES MARSHALL PKwy ROW
ABANDONMENT +21 ACRES MATTAMY HOMES TRANSFER)

4 WETLAND PRESERVATION PER US ARMY CORPS OF ENGINEERS PERMIT.
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For master planning purposes, the planning area for the GFC property was
expanded to include the GFC core purchase as well as the southeastern
portion of the Tradition DRI, which lies north of Tradition Parkway and
south of the "B" Canal. This enables a focus on the GFC property as well
as the accommodation of the broader uses identified for the general area.
Although the City’s primary focus for the GFC property is job creation, public
input received during the master plan process emphasized the desire for an
expanded town center, neighborhood destinations, and activity centers in
this western portion of the City. The inclusion of the Tradition Village Square
and adjacent Landing at Tradition enable the Master Plan to address the
public's desires for activities in a manner that will help make existing retail
centers more successful while preserving the jobs-centric expectations for
the GFC property.

The GFC holdings within Southern Grove are substantial, representing one
of the most significant consolidated properties available for large format
warehouse/distribution uses in the region. As the population of southeastern
Florida has continued to grow, the demand for large-scale industrial uses
continues to escalate. The City has acknowledged this demand and begun
transacting with large-format users in this niche. This jobs emphasis is
maintained in the Master Plan, and nearly three-fourths of all GFC property is
recommended for Employment Center use.

The GFC land also represents a “front door” to western Port St. Lucie and
is the gateway to what will be tens of thousands of residents along with
supporting business establishments over time. Accordingly, both the 1-95
frontage and "gateway corridors" (e.g., Tradition Parkway, Becker Road,
Village Parkway) are "Welcome to Port St. Lucie" moments. These locations
represent significant design opportunities to brand and celebrate the arrival
to the City for residents, employees, visitors, and investors.

There is seldom a second chance to make a first impression. Accordingly,
there are two key design recommendations to celebrate the significance of
these gateway opportunities. The first is for the City to secure and protect
several key gateway feature locations: (1) three locations along 1-95 that are
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integrated into substantial stormwater lakes along the interstate, and (2) two
corner locations along Village Boulevard at the Becker Road and Marshall
Parkway intersections. The second design recommendation is for the City to
maintain sufficient property depth along Becker Road and Village Parkway
to accommodate mixed-use development that can be suitably buffered from
interior large-scale employment uses. These design recommendations will
raise the value of the City's holdings and provide for a well-organized, elegant
edge for the Southern Grove property and its neighboring uses.

The Master Plan envisions that three land use types be designated for the
GFC property:

Employment Center, envisioned as a high-intensity jobs use focused on
industrial, warehouse/distribution, and related usesand isrecommended
for roughly 70% or 668 net developable acres of the GFC property.

2. Mixed-Use, envisioned as a moderate intensity land use including

office, retail/commercial, institutional, educational, and higher density
residential land uses. The Mixed-Use designation is recommended for
roughly 25% or 235 net developable acres of the GFC property.

Lifestyle/Commercial, envisioned as a higher intensity land use to create
nodes of more intense retail/commercial and higher density residential
land uses. This use is only recommended for two prime Village Parkway
intersections ~ Marshall Parkway and Becker Road ~ each of which is
also identified as gateway feature locations with future public transit
stops. Together, these two locations represent roughly 5% or 43 net
developable acres of the GFC property.

A modified transportation network is envisioned that identifies Hegener
Drive, Marshall Parkway, and Paar Drive as the secondary roadway network,
each of which serves as a minor arterial. Collectively, the secondary roadway
network is anticipated to consume roughly 44.8 net acres.

Additionally, as illustrated in the Master Plan, a series of stormwater lakes
are identified that represent 15% of the total developable area. The lakes are
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sized to sufficiently treat the GFC net developable acreage as well
as the secondary road network. This acreage plus the Duda Canal,
which comprises 55 acres within the GFC property, represents the
balance of property within the study area boundary.

The Master Plan identifies the location of an FP&L easement which
occupies 22.8 acres and traverses the GFC property in a north/south
alignment. Parcels within this easement can be utilized for a variety
of non-habitable uses, such as parking, stormwater, landscaping,
and open space, and accordingly, these areas have been assigned
one of the three developable land uses categories.

STRATEGIC
| P LAN FY 20/21

“BORT ST. LUCIE I8 A d
SAFE, UTIFUL, AND PROSPEROUS l|;
PL ’ “!s

CITY FOR & E - YOUR HOMETOWN.*

The s 1
i : o a—— B e
L | v
iy

Figure 23 The Southern Grove Master Plan is a focal component of the City’s
Strategic Plan.

Figure 24 The former VGTI building, within the Bio/Health District, provides a
cutting-edge facility for biotechnology users.
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1. TOUR OF THE PLAN
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SOUTHERN GROVE PLANNING DISTRICTS

From the broadest perspective and in an effort to balance local desires and
market expectations, the Master Plan conceptualizes the planning area as a
series of three sub-districts:

1. TOWN CENTER DISTRICT - from Tradition Parkway north to the “B”
Canal, including Tradition Village Square and The Landing at Tradition.

2. BIO/HEALTH DISTRICT - from Tradition Parkway south to Discovery Way,
including Cleveland Clinic, the former VGTI building, and a series of
medical office and research uses.

3. WORKPLACE DISTRICT - from Discovery Way south to Becker Road,
which includes the majority of the study area.

There is a differential between the City’s desire for job intensity in Southern
Grove and the public’s desire for an enhanced town center. Outside the
GFC property, Tradition Village Square and The Landing at Tradition provide
destination retail and entertainment for the City. Rather than compete with
these two centers, the Master Plan includes these properties and those north
to the “B” Canal in a Town Center District. It is recommended additional
retail, entertainment, and active recreational uses be infilled in this district,
capitalizing on the high visibility and access provided by 1-95 frontage and
efficient re-purposing of existing empty retail space. With improved bicycle/
pedestrian connections, this district can complement the other districts while
maintaining the southern districts for uses with higher job quantity.

Acknowledging the catalytic power of Cleveland Clinic and its potential
expansion, an intensified Bio/Health District is envisioned at the northern end
of Southern Grove, including those properties from Tradition Parkway south
to Discovery Way. This district is envisioned to build upon the existing and
planned bio/medical uses, including the hospital and ancillary medical office
as well as other planned and anticipated bio/tech research, development,
and educational uses (e.g., Florida International University). Recommended
development standards to produce a walkable, urban, high intensity district
are described later in this chapter.
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LEGEND
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SOUTHERN GROVE PLANNING DISTRICTS

The southern end of the study area and comprising the majority of the GFC
property is a recommended Workplace District, which is envisioned from
Discovery Way to Becker Road. The eastern portion of this district, from
Hegener Drive east to 1-95 is reserved for large-format, industrial users,
including warehouse, distribution, and clean manufacturing and assembly
with ancillary office use. The western and southern portions of the district,
fronting Becker Road and Village Parkway, are reserved for mixed-use sites
of sufficient depth to accommodate two rows of buildings with appropriate
buffersfromtheinteriorindustrial users. Two key Village Parkway intersections,
at Marshall Parkway and Becker Road, are designated as lifestyle/commercial
retail nodes that can also incorporate moderate to higher density residential.
A design discussion for each of these three districts is provided later in this
chapter.

Figure 25 New development in Southern Grove includes Kaiser University, which contributes

to the strength of the district as a center for employment, contributing to the skilled local labor
force.
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Figure 26 New multi-family development, such as the AHS site illustrated above,
will help balance the diversity of the housing stock near the Southern Grove jobs
center.

PSL City Council leases bio-sciences facility to Cleveland Clinic

Agreement expected to usher in transformational economic development
Post Date: 11/14/2019 10:02 AM

Cleveland Clinic Marks First Anniversary of Its Regional Health System in Florida
Increased number of lives touched, early performance indicators point to a successful year

02/05/2020 3:51 PM

L3 Cleveland Clinic
Florida

Post Date:

Figure 27 Cleveland Clinic is a cata
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Based on the historic and current market and land
development trends, revised land use entitlements are

RECOMMENDED ENTITLEMENTS FOR GFC OWNED LAND

(1215.9 acres including pending 21-acre transfer from Mattamy)

recommended as part of the Master Plan. The City’s desire

and investor interest in industrial space has increased CURRENT PROPOSED AI;LI;%?":?/ REMAINING
since the original 2006 DRI; demand for retail has declined
considerably. In addition, while the full effects of the Residential (SF units) = - - -
COVID-19 pandemic are still unknown, national retail
forecasting suggests up to 50% of now closed retailers will Residential (TH units) 786 900 - 900
not reopen as the economic recovery occurs. Demand for
residential, however, for both townhouse and multifamily fedeeuial (el i) Ao s 2z i
prears stronger than initially envisioned for Southern Retail (SF) 2,582,851 500,000 49,478 450,522

rove.

Office (SF) 4,296,480 1,000,000 155,481 844,519

Land use entitlements for Southern Grove are further
complicated by the SAD and its assignment of proportional Warehouse /Industrial (SF) 3,838,336 8,000,000 4,353,743 3,646,257
infrastructure costs to properties within the DRI. Because
the SAD fees are correlated to the original DRI entitlements, School (SF) 5 s > >
GFC land transactions must include negotiated assignments (Included with
of proportionate SAD fees that consider the original DRI R&D (SF) ofc) 1,000,000 - 1,000,000
entitlement quantities instead of current market absorption.
This adds complexity to land transactions and further Hotel (Beds} 2:40) 500 2o 296
complicates the ability to c9n5|st.ently compare and forecgst Hospital (Beds) ) ) ) )
GFC land sales and resulting City revenues. Recalibrating

both the land use entitlements and the SAD fee structure
to current market trends would help rationalize future land
transactions as well as traffic and infrastructure demands
associated with the Southern Grove property. A detailed
analysis of financial obligations and constraints related to
the SAD along with recommended property disposition
strategies can be found in Chapter IV of this report.

Based on adjusted land development and market trends and
considering the allocated and pending entitlements subject
to completed and ongoing GFC land sales, the Master Plan
recommends revising the land entitlements as presented in
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There are three categories of infrastructure addressed in the Southern
Grove Master Plan: Transportation, Water/Sewer, and Stormwater. The
recommended networks for each are designed to improve efficiency,
connectivity, and access, while increasing development yields for the GFC
property. The Southern Grove CDDs were established to manage the financing
of DRI-required infrastructure. Accordingly, the Master Plan has been
developed with iterative feedback from the CDD, and continued coordination
will be necessary to implement the recommended infrastructure networks.
Cost estimates for the infrastructure improvements identified in the Master
Plan are provided in Appendix H.

TRANSPORTATION NETWORK

The success and sustainability of any development opportunity relies upon
a well-planned interconnected transportation network that balances the
demands of regional and local traffic. The Southern Grove Transportation
Network includes vehicular, transit, and shared-use facilities that are designed
to achieve this balance. The Master Plan includes a full range of land uses,
mixing residential, workplace, retail/entertainment, education, institutional,
recreational, and industrial warehouse, assembly, and distribution.
Accordingly, the Master Plan recommends a multimodal network of complete
streets that accommodates the broad needs range of users among the
traveling public.

1. VEHICULAR NETWORK: There are three components of the vehicular
network, including primary (regional/major arterials), secondary
(regional/minor arterials), and tertiary (local) roads (see Roadway
Network Diagram in this section).

e PRIMARY NETWORK: To provide regional access, the Southern
Grove property is well-positioned along 1-95 with interchanges at
Tradition Parkway and Becker Road. Village Parkway provides the
western boundary of the GFC property. These roadways constitute
the primary roadway network for the GFC property and are shown
in blue on the Roadway Network Diagram. Although the current DRI
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1. TOUR OF THE PLAN

INFRASTRUCTURE PLAN

Development Order requires two 1-95 improvements aligned with
Marshall Parkway interchange and Paar Drive overpass, updated
traffic studies indicate neither of these improvements are needed,
and consequently, both have been removed from the Master Plan.
The City should revise the DRI and Comprehensive Plan accordingly.
If future traffic demands warrant either 1-95 improvement, the
roadway network has been designed to accommodate them.

e SECONDARY NETWORK: As required by the DRI Development
Order, the secondary network for the Master Plan includes a
loose grid of 2-lane and 4-lane minor arte<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>