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July 12, 2010

DELISI FITZGERALD, INC.

Planning - Engineering - Project Management

Clyde Dulin

Martin County

Growth Management Department
2401 SE Monterey Road

Stuart, FL. 34994

Re:  AgTEC (CPA 2010-04 & CPA 2010-05) ORC Response
Dear Clyde:

Please find below the responses and back up information to the Objections,
Recommendations and Comments (ORC) Report issued by the Department of Community
Affairs, as it relates to the AgTEC (Sunrise Grove) comprehensive plan amendment.

7. Objection (Need).

Unlike other land uses, a land based needs analysis for industrial development is Significantly
limiting for two primary reasons:

1) Evaluating the “need” for industrial and office/employment uses is a very different concept
than evaluating “need” for additional vesidential development. Industrial development has
more to do with a county’s vision for how they want the local economy structured rather than
a “need” to accommodate population. In other words, should a county desire to have an
economy structured primarily around tourism and construction of homes for a retiree market,
there will not be as great of a need for employment centered uses as a county that desires a
morve diverse and balanced economy.

2) Unlike residential development, which can be located virtually anywhere, lands that can be
successfully marketed for industrial development must be located along and with easy access to
major transportation corridors, most notably rail or interstate corridors. Simply designating
lands for industrial development will not produce industrial development unless they are
located in marketable corridors. In addition, as the Urbanomics Study pointed out, there are
different types of industrial development that will require different types of properties.
Amenitized industrial parks specifically need larger areas of land, on and with easy access to
major transportation corridors, to be successful.

It is important to note that only one of the goals of the AgTEC amendment is to provide jobs for
Martin County residents. An equally important goal of AgTEC is to provide economic
diversification for Martin County so that government services can be maintained at
manageably tax rates over time. Long term economic sustainability can only come through
diversification.

For a further discussion of need, please see the attached analysis from Dr. Nicholas.
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8. Objection (Urban Sprawl, Energy Efficient Land Use Patterns and Reduction of
Greenhouse Gas)

The AgTec land use category does not represent “single use development”. In fact, all uses
other than residential development are specifically allowed ov vequired, and there is policy
language dictating their use, location and intent. The AgTEC land use category was created
specifically to include uses that would provide for internal capture of vehicle and pedestrian
trips. Policy 4.4.M.1.9.(6) a.iii specifically requires retail development at levels that would
constitute ancillary service uses such as restaurants, dry cleaners and other retail uses that are
commonly found in business areas to promote internal capture of trips. Office uses are also
specifically allowed.

The only use that is not allowed in the AgTEC land use category is residential, and that is
because there are over 10,000 platted lots in close proximity and immediately adjacent to the
property. In addition, the 3 DRIs that are directly adjacent to the property along the northern
boundary contain entitlements for an additional 30,000 residential units. Additional residential
development is not needed for any reason. However, additional industrial development is
needed for economic diversification of the Martin County economiy.

The attached analysis from Kimley Horn demonstrates that based on the location of the AgTEC
property and the current travel patterns of workers living in Martin County, the proposed
amendment would be an improvement over the current situation with regard to vehicle miles
traveled. This analysis, coupled with the analysis from Dr. Nicholas, which among other things
shows that the average industrial parcel size in Martin County is less than 5 acres (no where
near enough consolidated land to attract most employment centers) causes trips to be made out
of county at greater distances. Adding a marketable employment center within Martin County
alone will create a big opportunity to shift current travel patterns into a more sustainable land
use pattern.

To add to these analyses, an additional policy was added committing future development to the
incorporation of Transportation Demand Measures, which will further reduces VMT and
greenhouse gas emissions. Please see policy 4.4.M.1.g9.(6)(f)2.

In addition, please see the attached environmental analysis, which reviews the net overall
benefit of this land use change in greenhouse gas reduction. According to the analysis from Mr.
Overdorf, with Crossroads Environmental Consultants, the wetland and environmental
restoration that is committed to in the AgTEC text amendment, as well as the commitments to
green development and building practices will reduce the carbon footprint over citrus
operations.

9. Transportation Facilities

Please see the attached analysis from Kimley Horn.

10. Internal Inconsistency

The submitted environmental analysis and all of the available mapping demonstrate that there
are no threatened or endangered species on site. There is no inconsistency with Policies

4.4.E.1.A.5 and 10. In fact, the proposed AGTEC land use category would take a property that is
devoid of habitat and wildlife and recreate habitat areas so that wildlife could return. If



anything it would be inconsistent with Policies 4.4.E.1.A.5 and 10 to not adopt this amendment.
For additional information, please see the attached memo from Toby Overdorf. For responses
to the other policies listed, please see the attached Comprehensive Plan Consistency document.
11. Public Facilities and Coordination with Adjacent Local Governments

Please see the attached revise text amendment which adds policies to address DCA’s concerns.
Specifically, Please see Policy 4.4.M.1.g.(6)(b), Policy 4.4.M.1.g9.(6)(c)5, Policy 4.4.M.1.g9.(6)(c)6
and Policy 4.4.M.1.9.(6)(c)8.

12. Environmental

Please see the attached memo from Toby Overdorf with Crossroads Environmental
Consultants.

14. Cumulative Impacts to Transportation Facilities

Please see the attached cumulative transportation analysis (veferenced as Exhibit F-14).

If you should require any additional information, please contact our office.

Sincerely,
DelLisi Fitzgerald, Inc.

Daniel DeLisi, AICP



Suggested Text Amendment

AGTEC (I-95 Agricultural & Targeted Employment Center) Land Use Category
Text Amendment

Suggested Location - 4.4.M.1.9.(6)

(6) AgTEC Policies

The AGTEC land use category, is intended to allow the continuation of permitted
economically viable agriculture, support the development of targeted businesses, tax
base and employment opportunities, and facilitate environmental enhancement
through the protection of common open space or restoration of natural systems while
protecting and enhancing the Martin Grade Scenic Corridor.

While a primary emphasis for this land use category is to provide an opportunity for
targeted industries and institutions, this land use category shall also set the standard
for green development in the region through sustainable, environmentally-friendly,
and energy efficiency in planning and design, and the accommodation of an evolving
agricultural industry.

(a) Uses permitted within the AgTEC land use category are limited to the following
primary and ancillary uses:

(i) Primary “Targeted Employment” Uses (requires PUD approval):
Research and Biotech development laboratories and facilities
Administrative services, not for profit

Business and professional offices

Educational institution

Electronic equipment manufacturing and testing

Limited impact industries (including distribution centers)
Medical and dental labs

Medical equipment manufacturing

Optical equipment manufacturing

Pharmaceutical products manufacturing

Precision instrument manufacturing

Public park and recreation, active

Utilities

(ii) Ancillary Uses

Commercial day care

Convenience restaurants

Copy services and duplicating services
Financial institutions

General restaurants

Hotels and motels

Mail services and parcel exchange
Physical fitness centers

Post offices



(iii) Any Agricultural Uses that is permitted in the Agricultural Future Land Use
Designation (approved in accordance with current County requirements)

The total non-agricultural development within the (AgTEC) land use category shall be
limited to 5 million square feet of Targeted Employment Uses, 1 million square feet of
office/regional headquarters/Institutions floor area, 200,000 square feet of ancillary
retail development and 500 hotel units. Only retail uses that are intended to service
the permitted uses in the nearby agricultural land use designation or the Targeted
Employment /commerce activities and are ancillary to the principal uses shall be
allowed. Further, to promote distribution of the retail uses throughout the site, no
more than 20% of the square footage contained in any non agricultural Final Site Plan
Approval shall be allocated to ancillary retail. Similarly, in order to ensure a mix of
uses and provide for internal capture, a minimum of 25,000 square feet of ancillary
uses shall be required for each 1,000,000 square feet of primary uses.

Bona fide agricultural uses and their support structures, or agriculturally related uses
(such as the growing of feedstock for renewable fuels), shall not be counted against the
total development allocations for non-agricultural development. Total acreages for
non-agricultural and agricultural development are shown below.

Use Minimum Area (Acres) | Maximum Area (Acres)
Non-agricultural development/ | 0 900 Acres

Targeted Employment Uses

Common Open Space/ | 817 1717

Agriculture

(b) Development on the property will be limited within the first 5 years to a

development program not to exceed 1,000,000 square feet of industrial land uses (or
the trip generation equivalent of alternative land uses) unless the applicant is able to
demonstrate that transportation concurrency requirements have been satisfied for
additional development, or additional development is otherwise permitted by
applicable laws and ordinances at time of development approval.

(c) The AgTEC land use category is for the expressed purpose of providing land for
targeted employment uses and the ancillary uses that these businesses need to thrive,
or for supporting agricultural activities and uses permitted in agricultural land use
categories. Therefore, all development proposals or activities shall be aimed at
providing locations for Targeted Sectors as defined by the Martin County Business
Development Board and the State of Florida, or for facilitating the growth and
expansion of agriculture, or bona fide agriculturally related uses such as the growing
of materials for renewable/bio fuels.

Development within the I-95 AgTEC shall meet the following requirements:

1. Permitted zoning categories within the AgTEC shall include A-2, A-20A and
non-residential Planned Unit Development. All development proposals that
convert from agriculture to a non-agriculture employment use must be
approved through the Planned Unit Development (PUD) process. Any




Agricultural related activity that currently requires a non-residential site
plan approval would still be required to obtain the same local permits for
development.

Prior to, or in conjunction with the first development proposal for any
portion of the AgTEC, a Conceptual Master plan for the entire AgTEC area,
including general site layout, with a conceptual roadway/sidewalk/transit
network, minimum design standards, infrastructure narrative, and a plan for
supporting the protection and enhancement of the Martin Grade Scenic
Corridor must be submitted to Martin County.

AgTEC uses shall be located no closer than 300 feet from any existing
residential use.

All development shall be limited to a maximum height of 40 feet, excluding
non-habitable structures as described in Section 3.14 of the Martin County
Land Development Regulations.

The applicant will provide the right of way and fund construction (of
sufficient width to include the option for multi-modal forms of
transportation) for a north-south roadway, connecting Martin Highway to

Becker Road, providing the opportunity for a regional parallel reliever road
to 1-95. The right of way and construction costs of the north-south road

shall be impact fee creditable pursuant to state and county regulations.

Concurrent with Development of Regional Impact approval or specific
development approvals of parcels requiring access to Becker Road
(whichever occurs first), the applicant will initiate an agreement with the City
of Port St. Lucie to facilitate construction of the roadway connection to
Becker Road consistent with the schedule and geometric needs identified by
the Development of Regional Impact. Furthermore, the applicant agrees to
initiate applicable modifications to the Long Range Transportation Plan and
Martin County’s Capital Improvement Element, as required. Right-ef-Wayfor

ch ay U

Development on the property shall be limited to 1,000,000 square feet of
industrial land uses (or the trip generation equivalent of alternative land

uses) unless the applicant has initiated either an Application for
Development Approval (ADA) for a Development of Regional Impact (DRI)

with the Treasure Coast Regional Planning Council, Sector Plan or other

regional transportation planning effort. The purpose of the additional review
is to identify mitigation measures and compensatory obligations necessary

to address the property’s transportation impacts on roadway, intersections,




and interchange facilities in Martin County, St. Lucie County, and the City of
Port St. Lucie.

7. Provide a minimum of 30% common open space for the entire property
(gross acreage) and an additional 10% open space within each specific
development parcel, for a total of 40% of the gross acreage ultimately being
placed in open space or agricultural uses. The 30% Open Space shall be
shown on the required Conceptual Master Plan. Final Site Plan approval for
each specific site development area must demonstrate the provision of the
additional 10% of open space. Further, a minimum of 75% of the common
open space shall be provided in the western half of the AgTEC land use
category to facilitate compact development oriented to the eastern portion
of the site, and to provide a “transect” that reduces in intensity as you move
away from Interstate 95. The common open space and required development
tract open space shall be proportionately established with each development
phase. Open space shall be defined in accordance with the Comprehensive
Growth Management Plan.

8. Any future development within the AgTEC land use category shall connect to
regional water and wastewater systems. Prior to any final plan approval for

any development on the AgTEC property, the developer will enter into a
utility service agreement with the utility, which shall be reflected in the
Water Supply Plan for the jurisdiction providing service.

(d) The AgTEC future land use category is hereby established as a Freestanding Urban
Service District. The provision of urban services shall be in accordance with Sections
4.4.G.1.n., and 4.4.M.1.h.

(e) Agricultural activity, consistent with the Agricultural land use designation, may be
pursued in compliance with the Comprehensive Growth Management Plan and the
Land Development Regulations, and shall comply with the open space provisions for
the Agricultural future land use. Any non agricultural, primary or ancillary use must be
approved through a PUD, and shall comply with the performance standards in Section
4.5 of the Comprehensive Growth Management Plan, except as otherwise specified in
this policy.

(f) Any PUD zoning within the AgTEC shall, at a minimum, incorporate the following
sustainability and environmental design principles:

1. Maintain water quality in excess of the Martin County and SFWMD standards
through the incorporation of low impact development techniques, Best
Management Practices, and sustainable storm water management practices.
The applicant shall investigate financially feasible partnership opportunities
with organizations including, but not limited to Martin County, the SFWMD,
Martin Soil and Water Conservation District, IFAS and USDA on possible
environmental service opportunities that could serve as demonstration
projects to illustrate techniques in water quality enhancement, more
environmentally beneficial surface water management activities, or
restoration of localized hydrology or habitat.



Minimize greenhouse gas emissions and vehicle miles traveled (VMT) by
locating employment intensive uses, such as regional headquarter offices or
labor intensive industrial uses in such a manner as to locate them close to
mass transit/alternative transit modes, or in close proximity to existing and
planned residential areas; and provide a mix of uses to promote internal
capture of trips during the work day in accordance with Chapter 163.3177
(6) (). Provide transportation demand management strategies to support a
reduction in VMT._ Prior to approval of any Planned Development
Application, a Transportation Demand Measures (TDM) implementation plan
will be developed for each phase of the project. The following TDM
elements shall incorporate any combination of the following as part of this
implementation plan:

e Land Use Site Planning Measure - Provide an integrated and
interconnected mix of land uses as part of the Master Development Plan
supporting non-motorized modes of travel (bicycle and pedestrian
pathways) as well as a “park-once” philosophy.

e Land Use / Site Planning Measure - Concurrent with obtaining each
certificate of occupancy for a non-residential building located on a parcel
50 acres or greater, implement parking strategies that provide preferred

parking for alternative vehicles and car pool vehicles.

e Land Use Site  Planning Measure - Provide right-of-way for
implementation of future transit stops along the proposed Village

Parkway.

e Land Use / Site Planning Measure - Upon the completion of 1,000,000
square feet of development, provide a dedicated car/van pool parking
facility to be located near one of the interchanges to further reduce VMT
for both project and non-project use.

e Transit Measure - Coordinate with Treasure Coast Connector to provide a
bus route(s) to/from the site upon the completion of 3 million square
feet of development.

e Transit Measure - Provide a financial incentive in the form of a subsidy of
at least 50% of the annual ticket cost to at least 5% of the persons
emploved at the project site for riding future transit service.

e Transit Measure - Provide onsite bus stop facilities within one year of
provision of a bus service.

e Transportation Demand Management (TDM) Measure - Provide an on-
going ride-sharing information service to persons employed at the

project site.




. Incorporate design and development standards from programs such as the

Leadership in Energy and Environmental Design (LEED), Florida Green
Building Council or other programs for energy efficiency and environmental
sustainability.

Utilize native vegetation and xeriscape techniques, including limiting
irrigated turf to a maximum of 15% of lot area to decrease the overall
consumption of irrigation water.

. Incorporate compact development designs which provide large areas of

common open space and provide opportunities for natural lands restoration.

Establish a continuous 100 foot wide conservation area, beginning at the
southwestern corner of the property, and running northward 13,200 feet
(along the western property line). This area shall be documented in phases
that correspond with development approvals, through the adoption of a
conservation designation on a PUD, or the establishment of deed restrictions
or conservation easements. If a conservation easement is established, it
shall benefit Martin County, the South Florida Water Management District, or
any other appropriate entity. Within this conservation area, the following
uses are permitted: access for management of publicly owned land,
separation from preserve uses, agriculture, passive recreation, water quality
and water management areas (in accordance with applicable permits),

pﬁSSi‘Veﬁ‘H'ﬁfﬁﬁ'HVe—eﬂﬁ‘g‘Y—eﬁ‘HﬁfﬁOﬂ—ttS% environmental service activities,

and other similar uses.

Where appropriate, provide an open space management and enhancement
plan as part of each PUD submittal to demonstrate interconnectivity of
common open space areas.

Final Site Plan Approval for any development within the AgTEC land use
category shall demonstrate that any external service areas or illumination
are adequately screened for adjacent residential uses, or that illumination is
shielded and oriented away from adjacent residential or preserve areas;.

In conjunction with the approval of any PUD within the AgTEC land use
category, the developer/owner shall provide a plan for supporting the
protection and enhancement of the Martin Grade Scenic Corridor that
includes at a minimum providing financial support and helping address
traffic impacts on the corridor by exploring alternative roadway locations,
traffic patterns, traffic timing, and roadway designs for the purpose of
protecting and enhancing the scenic character of the corridor.

(g) Any PUD zoning within the [-95 AgTEC shall, at a minimum, incorporate the
following design principles:

1.

In order to support the “Martin Grade Scenic Corridor”, any development
within the AgTEC land use designation shall provide a minimum 100’
building setback from the SR 714 right of way, which shall include a
minimum 50’ buffer preserve area adjacent to the right of way.



. A minimum of 90% of the native vegetation within the 100’ building setback

shall be preserved.

. Prior to approval of any development plan for buildings abutting SR 714, the

land owner shall submit a landscape plan that augments the preserved
native vegetation with additional native ground cover, understory and
canopy trees, with the goal of providing a Type “5” buffer, and/or meeting
50% opacity at eye level within 5 years.

. Prior to approval of the first Final Site Plan for a phase within the AgTEC

land use category, the land owner/developer shall submit a uniform signage
plan that ensures a common design theme, clear requirements for signage
location, size and materials, and a limit on the overall amount of signage
permitted along the SR 714 frontage.

. In order to reinforce the rural character of properties located to the west of

the AGTEC site, and to support the “Scenic Highway” designation of
portions of SR 714, only agricultural uses that are consistent with the
Agricultural land use category and A-20 zoning shall be permitted on the
western 40% of the frontage of SR 714 to a depth of 1,000, subject to the
necessary site development plan approval.

. In cooperation with Martin County, the State of Florida and the South Florida

Water Management District, the land owner/developer shall investigate the
opportunity to incorporate additional water storage capacity within the
proposed water management system of the AGTEC area for any future
widening of SR 714. As part of any such widening project that includes the
Martin Grade Scenic Corridor, the land owner/developer will assist the
county in exploring alternative traffic patterns, traffic timing, and roadway
cross sections for the purpose of protecting and enhancing the scenic
character of the corridor.

. To assist Martin County with hurricane evacuation needs, the property

owner shall coordinate with Martin County to identify opportunities for
Martin County to fund upgrades to proposed public or private facilities such
that they may serve the public as hurricane shelters, community relief
centers or emergency operations centers during declared hurricane events.

Section 4.4.g.1.n

Policy: The following forms of development are recognized exceptions to the general
prohibitions on development outside of the Primary Urban Service District set forth in
policies a.—m., above:

(1) Expressway Oriented Transient Commercial Service Centers, as set forth in section
4.4M.1.8.(5).

(2) Reserved.



(3) ReservedThe AgTEC land use category as set forth in 4.4.M.1.2.(6).

(4) Those facilities located within Jonathan Dickinson State Park, as set forth in
sections 10.4.A.1.g and 11.4.A.3.].

(5) Seven Js Industrial Area, as set forth in section 4.4.M.1.h.




Section 4.4.M.1.h

(Industrial development). The Land Use Map allocates land resources for existing and
anticipated future industrial development needs. The allocation process provides a
high priority to industry's frequent need for strategically located lands accessible to
rail facilities, major arterials or interchanges, labor markets, and requisite urban
services located within planned Urban Service Districts (Figure 4-5). Industrial
Development includes both Limited Impact and Extensive Impact Development.
Industrial development includes Limited Impact Industries, such as light assembly and
manufacturing uses. Extensive impact industries include heavy assembly plants
manufacturing/processing plants, fabricators or metal products and steam/electricity
co-generation plants and uses customarily associated with airports.

Editor's note— Figure 4-5 is on file in the office of the Martin County Growth Management
Department.

Private development of airport property shall be subject to an Airport Zoning District
or Planned Unit Development (Airport) Zoning District, when such district is adopted
to implement this policy.

The locational criteria for industrial development require that all development within
Industrial designated areas shall provide assurances that central water distribution
and wastewater collection utilities shall be provided by a regional public utility system,
as described in Chapter 10, Sanitary Sewer Services Element and Chapter 11, Potable
Water Services Element. Those areas of the County, where freestanding urban services
(i.e., central utility system) can be provided by a group of industrial users, may be
considered as independent or freestanding Urban Service Districts and may be
illustrated as such on Figure 4-5 in conjunction with formal amendments to the Future
Land Use Map as provided in section 1.11, Amendment Procedures. All such
freestanding Urban Service Districts must comply with the adopted level of service
standards in this plan and the Capital Improvements Element.

The Seven Js Industrial Area, which covers the same area as the plat of Seven Js
Subdivision, recorded in Plat Book 15, Page 97 of the Public Records of Martin County,
Florida, is hereby established as a Freestanding Urban Service District. Any package
wastewater treatment plants constructed within the Seven Js Industrial Area shall be
fully funded and maintained by the landowner.

The AgTEC future land use category is hereby established as a Freestanding Urban
Service District.

Industrially designated areas are not generally adaptive to residential use and such
uses shall not be located in areas designated for residential development unless
planned for within mixed use developments allowed under the Traditional
Neighborhood Goal (section 4.4.C.) or in large scale PUDs.



- 126 SW 165" Street
(352) 472-4045

(352) 472-4045 Fax

e-mail jenicholas@msn.com

MEMORANDUM

DATE: July 11, 2010

SUBJ: Industrial Land Absorption in Southeastern Florida

One of the more critical factors in economic development is the existence of
adequate and suitable sites for potential users. What is an adequate or suitable
site will vary from user to user, but the fact is clear that if adequate and suitable
sites are not available then economic development cannot occur. Judging
whether available industrial sites are adequate or suitable is difficult. The usual
method is to look at absorption in light of apparent available sites in order to
determine adequacy on a quantitative basis. This report will present industrial
land absorption in southeastern Florida, specifically, northern Palm Beach
County, Martin County, and southern St. Lucie County. The study area is shown
below.

St. Lucie, Martin, Palm Beach Counties
Industrial Land Use Absortion
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Re: Industrial Land Absorption
July 11, 2010
Page 2

The period covered is 2005 to 2009. The latter two years of this period have
been a period of severe economic recession while the earlier two years were
ones that have come to be called “excessive exuberance.” Given these two
extremes, perhaps the entire 5 year period might be a good indicator of the
prevailing market conditions.

The data on industrial land and floor area are from the respective Property
Appraisers’ offices. What is industrial land is defined by the Florida Department
of Revenue’s land use coding system. In this system, industrial land includes:

Vacant Industrial Land
e Light Manufacturing

e Heavy Manufacturing

o Lumber Yards, Sawmills, Planning Mills,

e Fruit, Vegetables, and Meat Packing

e Canneries, Distilleries, And Wineries

e Other Food Processing

e Mineral Processing

o Warehouses and Distribution Centers

¢ Industrial Storage (Fuel, Equip, and Material).

Vacant industrial land is land that is zoned or otherwise authorized for one of the
above industrial uses. Many jurisdictions allow non-industrial uses in industrially
zoned areas, so there can be a mismatch between vacant land and industrially
used land. Industrial land uses are defined by the North American Industrial
Classification System.! Thus all of the data for developed industrial land is
confined to actual industrial uses and not simply uses within industrially zoned
areas.

! The North American Industry Classification System (NAICS) is the standard used by Federal
agencies, state and local agencies, and private entities in classifying business establishments for
the purpose of collecting, analyzing, and publishing statistical data related to the U.S. economy.
NAICS was developed under the auspices of the Office of Management and Budget (OMB), and
was adopted in 1997



Re: Industrial Land Absorption
July 11, 2010
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Vacant Industrial Land. Vacant industrial land by county by year is shown in
Table 1. The roles of exuberance and recession are easily seen in these data.

Table 1
Vacant Industrial Acres

Martin | Palm Beach | St Lucie | Total | Change

2004 786 592 1,251 | 2,628
2005 980 2,113 1,225 | 4,319 1,691
2006 924 2,172 1,760 | 4,856 537
2007 1,033 1,545 | 1,718 | 4,295 -561
2008 1,029 2,120 1,848 | 4,998 703
2009 1,063 1,413 | 1,078 | 3,554 | -1,444

per Year 55 164 -35 185

The average size of the parcels of vacant industrial land is set out in Table 2. These
vacant parcels are quite small. This can be a problem for any users that prefer

Table 2
Average Size Vacant Industrial Parcels

Martin | Palm Beach | St Lucie | Total
2004 434 5.19 6.45 | 5.37
2005 5.16 15.09 6.32 | 8.24
2006 5.05 15.19 7.68 | 8.75
2007 4.49 13.32 7.95| 7.64
2008 4.55 16.57 8.11 | 8.59
2009 4.39 15.03 5.36 | 6.62

industrial parks or campus type environments, which are typically hundreds of acres
in size. Whether this inventory is adequate or suitable cannot be determined.
Certainly they exist, but the fact that they are vacant could be due to a lack of
suitability to user needs.

Industrially Used Land. Data are available for both the land used for industrial
purposes and the floor area of industrial structures.? Both sets of data yield their own
information. Industrially used land is in Table 3 and industrial floor area in table 4.

% The floor area is the area within a building that is heated and/or air conditioned.



Re: Industrial Land Absorption

July 11, 2010
Page 4
Table 3
Developed Industrial Acres
Martin | Palm Beach | St Lucie | Total | Change
2004 798 7,350 824 | 8,972
2005 1,077 6,413 895 | 8,384 -587
2006 1,070 6,421 913 | 8,404 19
2007 951 6,433 1,255 | 8,638 235
2008 922 6,427 1,186 | 8,535 -104
2009 924 6,462 1,290 | 8,676 141
per Year 25 -178 93 -59
Table 4
Industrial Floor Area
Martin | Palm Beach | St Lucie Total Change
2004 | 3,118,837 6,414,106 | 6,620,173 | 16,153,116
2005 | 3,270,393 6,343,708 | 6,893,803 | 16,507,904 354,788
2006 | 3,332,843 | 6,349,307 | 7,020,879 | 16,703,029 | 195,125
2007 | 7,135,787 6,566,186 | 8,266,236 | 21,968,209 | 5,265,180
2008 | 6,899,631 6,544,299 | 7,548,013 | 20,991,943 | -976,266
2009 | 7,409,624 7,183,948 | 8,648,202 | 23,241,774 | 2,249,831
per Year 858,157 153,968 405,606 | 1,417,732

Here there is an oddity. In northern Palm Beach County acres of developed
industrial property is going down while industrial floor area is going up. Clearly
industrially zoned land is being converted to other uses.

Floor area is generally accepted as the best definition of absorption. These data
show average annual absorption over the 5-year period of 1.4 million square feet per
year. With typical floor to area ratios (FAR) of 0.20 to 0.35, this industrial floor area
absorption would require some 100 to 200 acres per year. Absorption by county has
been the greatest in Martin County, as contrasted with northern Palm Beach and
southern St Lucie. At standard FARs, Martin County would absorb some 60 to 110
acres per year.

The data presented above are for the past 5 years. The past is reviewed in order to
gain some insight into what to expect in the future. The number of vacant industrial
acres would tend to indicate some degree of adequacy, at least on a quantitative
basis. However, these currently available parcels are small, and not conducive to
modern campus type industrial development. This is especially true for Martin
County. Adequacy and suitability of industrial sites must be seen through the eyes of
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potential users. Ultimately the decision to select a site is a qualitative one, with
suitability of a site being the primary concern.



[- Kimley-Horn
] and Associates, Inc.

AQTEC @ Sunrise Groves

Transportation Response

Kimley-Horn and Associates, Inc. has prepared this response to address the Objections,
Recommendations, and Comments dated June 25, 2010 related to Sunrise Groves (CPA 10-04),
also known as AgTEC.

Objection 8 — Reduction of Greenhouse Gas and VMT

AgTEC @ Sunrise Grove (AgTEC) is strategically located along 1-95 in close proximity to two
existing interchanges. As the adjacent counties of St. Lucie and Palm Beach have experienced
with their targeted employment projects, the 1-95 orientation provides both the visibility to attract
business, along with multiple opportunities for access and distribution of traffic. The strategic
location at 1-95 allows the “pass-by capture” trip already traveling on the adjacent interstate to
access the property with minimal utilization of surface streets.

As proposed in the land use plan text amendment, the reduction and/or offsetting of Vehicle Miles
Traveled (VMT) will be an integrated component of the AGTEC master plan. The project is
committed to minimizing greenhouse gas emissions and VMT by locating employment intensive
uses, such as regional headquarter offices or labor intensive industrial uses, in close proximity to
existing or planned residential areas (Policy 4.4.M.1.9.(6)(F)2.) or by participating in regional
transit alternatives that serve adjacent areas (as outlined in TDM portion of the same policy and
Policy 4.4.M.1.9.(6)(C)6.); and provide an integrated mix of diverse uses to promote internal
capture of trips during the work day (Policy 4.4.M.1.g.(6)(A)).

As the AgTEC project builds out and such options become feasible, the project proposal includes
policy language that requires exploring alternative methods to minimize vehicular traffic impacts —
this may include transportation demand measures (i.e carpooling or alternative work hours) or
providing on-site transit facilities to support the Treasure Coast long-term vision for transit options
and connectivity. A detailed summary of these transportation demand options are provided in this
response.
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Location and Demographics

The AgTEC project is located at the crossroads of 1-95 and the Martin/St. Lucie County line.
These two components will be examined in detail.

1-95 corridor

The 1-95 corridor serves multiple functions as it spans St. Lucie, Martin, and Palm Beach counties.
These functions include local traffic within a county, regional commuting traffic across multiple
counties, as well as intrastate and interstate travel. The regional traffic component serving the
commuting population is a significant component of overall 1-95 traffic volumes in this area. In
fact, a summary of commuter demographics was presented by the South Florida Regional
Planning Council to the Urban Land Institute 2010 South Florida Economic & Development
Outlook meeting in February 2010. In summary:

e More than 11,000 residents of Martin County (21% of resident workers) and 12,500
residents of St. Lucie County (13% of resident workers) commute to Palm Beach County.

e More than 5,000 residents of Martin County and more than 7,500 residents of St. Lucie
County commute to Broward and Miami-Dade Counties.

e More than 50% of the total workforce in Martin County commute out of Martin County to
go to work each day.

Since the 1-95 corridor is the primary route that services this commuting traffic flow, the increased
availability of local employment options (such as the proposed AgGTEC project) strategically
located along 1-95 provides an ability to “capture” the existing and future workforce of the
Treasure Coast. Therefore, there is potential for a reduction of the reliance on the long commuting
trip for employment in Palm Beach, Broward, and Miami-Dade Counties, as demonstrated on
Exhibit 1.

To further support the potential benefits in VMT of the existing Martin County workforce, a
commuter “journey to work” scenario was developed based on the information contained in
Exhibit 1. Based on average trip distances for the Martin County workforce to other counties in
SE Florida, and an assumption that 10% of this workforce would be willing to reduce their
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commute by relocating to AgTEC, a significant reduction in daily (73 miles) and annual vehicle
miles traveled (nearly 39 million miles) would result for the approximately 2,100 employees
assumed in this scenario. Furthermore, the number of existing and approved residential units
located in Port St. Lucie within 5 miles of AgTEC is expected to support a reduced commuter
distance for this available workforce.

EXISTING SCENARIO
o .
Commuters 10% Average Trip Trip Miles
Capture Length
Martin to Indian River 492 49 70 3,444
Martin to St. Lucie 4,403 440 36 15,851
Martin to Palm Beach 11,349 1,135 80 90,792
Martin to Broward 2,965 297 164 48,626
Martin to Miami-Dade 2,097 210 210 44,037
Total 21,306 2,131 202,750
Avg. Trip Miles Per Person 95
Per Year (250 work days) 50,687,450
AGTEC SCENARIO
o .
Commuters 10% Average Trip Trip Miles
Capture Length
Martin to Indian River 492 49 22 1,082
Martin to St. Lucie 4,403 440 22 9,687
Martin to Palm Beach 11,349 1,135 22 24,968
Martin to Broward 2,965 297 22 6,523
Martin to Miami-Dade 2,097 210 22 4,613
Total 21,306 2,131 46,873
Avg. Trip Miles Per Person 22
Per Year (250 work days) 11,718,300
Annual Vehicle Trip Miles Savings 38,969,150

Lastly, there are situations where specific commuter trips experience an increase of VMT (i.e. a
Palm Beach County resident who commutes a longer distance to AgTEC). Nevertheless, the
commute in this example is occurring in the off-peak direction - resulting in a more efficient use
of capacity on 1-95.
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Further, the AgTEC proposal includes a requirement to establish a parallel arterial road to 1-95
(See Policy 4.4.M.1.9.(6)(C)5). This parallel facility will relieve the adjacent segments of 1-95 of
both AgTEC traffic as well as other local traffic in this area of Martin and St. Lucie Counties.

An integral element of employment centers such as AgTEC is the opportunity to site regional
freight distribution and warehouse uses at the site, adjacent to the 1-95 interstate facility where this
regional truck traffic already exists today. Therefore, the AgTEC site will capture this truck
traffic, reducing truck VMT and air emissions that would otherwise result if located further away
from the 1-95 corridor.

Martin/St. Lucie County Line

The AgTEC property is located directly adjacent to St. Lucie County and the City of Port St.
Lucie. In 2009, the State of Florida estimated the City's population at 155,251, with future
development approved for annexed areas west of 1-95 directly north of the AQTEC property.
There are tens of thousands of residential homes within a five mile radius who can access the
planned employment uses of AQTEC within minutes, utilizing the existing and planned localized
transportation network. The AgTEC project has modified its transportation condition within its
land use amendment to specifically establish direct linkage to Port St. Lucie and Becker Road via
the future extension of Village Parkway. This linkage allows local vehicular traffic originating
from the north to access AQTEC minimizing additional traffic demand on the adjacent segments of
1-95.

Lastly, it is acknowledged that the location and orientation to 1-95 of the AgTEC site is adjacent to
the Port St. Lucie urban services boundary, and over three miles from the existing urban services
boundary of Martin County. However, the primary route for traffic originating from the urban
areas of Martin County is State Road 714, and improvements to this east-west facility have been
identified in the 2030 Needs Plan of the Long Range Transportation Plan (LRTP). Furthermore,
certain segments of Martin Highway will be improved as the Indian Street Bridge is constructed.
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Transportation Demand Measures (TDM)

To further provide the opportunity to reduce VMT of traffic destined for AQTEC @ Sunrise
Groves, the applicant has proposed Policy 4.4.M.1.g.(6)(F)2..

Minimize greenhouse gas emissions and vehicle miles traveled (VMT) by locating employment
intensive uses, such as regional headquarter offices or labor intensive industrial uses in such a
manner as to locate them close to mass transit/alternative transit modes, or in close proximity to
existing and planned residential areas; and provide a mix of uses to promote internal capture of
trips during the work day in accordance with Chapter 163.3177 (6) (a). Provide transportation
demand management strategies to support a reduction in VMT. Prior to approval of any Planned
Development Application, a Transportation Demand Measures (TDM) implementation plan shall
be developed for each phase of the project. The following TDM elements shall incorporate any
combination of the following as part of this implementation plan:

e Land Use / Site Planning Measure — Provide an integrated and interconnected mix of
land uses as part of the Master Development Plan supporting non-motorized modes of
travel (bicycle and pedestrian pathways) as well as a “park-once” philosophy.

e Land Use / Site Planning Measure — Concurrent with obtaining each certificate of
occupancy for a non-residential building located on a parcel 50 acres or greater,
implement parking strategies that provide preferred parking for alternative vehicles and
car pool vehicles.

e Land Use / Site Planning Measure — Provide right-of-way for implementation of future
transit stops along the proposed Village Parkway.

e Land Use / Site Planning Measure — Upon the completion of 1,000,000 square feet of
development, provide a dedicated car/van pool parking facility to be located near one
of the interchanges to further reduce VMT for both project and non-project use.

e Transit Measure — Coordinate with Treasure Coast Connector to provide a bus route(s)
to/from the site upon the completion of 3 million square feet of development.

e Transit Measure — Provide a financial incentive in the form of a subsidy of at least 50%

of the annual ticket cost to at least 5% of the persons employed at the project site for
riding future transit service.
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e Transit Measure — Provide onsite bus stop facilities within one year of provision of a
bus service.

e Transportation Demand Management (TDM) Measure — Provide an on-going ride-
sharing information service to persons employed at the project site.

Objection 9 — Transportation Facilities

The transportation analysis originally provided for the Sunrise Groves amendment evaluated both
short and long term impacts consistent with statutory requirements. The analysis establishes a
limitation of development of 1,000,000 s.f of industrial land uses in the initial five-year timeframe,
and the applicant has proposed Policy 4.4.M.1.g.(6)(B) as a commitment to this limitation:

Development on the property shall be limited within the first 5 years to a development program
not to exceed 1,000,000 square feet of industrial land uses (or the trip generation equivalent of
alternative land uses) unless the applicant is able to demonstrate that transportation concurrency
requirements have been satisfied for additional development, or additional development is
otherwise permitted by applicable laws and ordinances at time of development approval.

Furthermore, it is acknowledged that the buildout potential for the property will exceed current
Development of Regional Impact thresholds. In order to initiate the evaluation of regional and
cross-jurisdictional impacts, the applicant proposes Policy 4.4.M.1.g.(6)(C)6:

Development on the property shall be limited to 1,000,000 square feet of industrial land uses (or
the trip generation equivalent of alternative land uses) unless the applicant has initiated either an
Application for Development Approval (ADA) for a Development of Regional Impact (DRI) with
the Treasure Coast Regional Planning Council, Sector Plan or other regional transportation
planning effort. The purpose of the additional review is to identify mitigation measures and
compensatory obligations necessary to address the property’s transportation impacts on roadway,
intersections, and interchange facilities in Martin County, St. Lucie County, and the City of Port
St. Lucie.

As previously mentioned, the AGTEC project is proposing a new north/south connector roadway
that will provide access between Becker Road and Martin Highway. This new connector roadway
provides a unique opportunity for additional north/south connectivity between Martin and St.
Lucie Counties, reducing the reliance on 1-95 for local origins and destinations. The applicant
proposes Policy 4.4.M.1.9.(6)(C)5 as a commitment to provide this north/south connector:
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The applicant will provide the right of way and fund construction (of sufficient width to include
the option for multi-modal forms of transportation) for a north-south roadway, connecting Martin
Highway to Becker Road, providing the opportunity for a regional parallel reliever road to 1-95.
The right of way and construction costs of the north-south road shall be impact fee creditable
pursuant to state and county regulations.

Concurrent with Development of Regional Impact approval or specific development approvals of
parcels requiring access to Becker Road (whichever occurs first), the applicant will initiate an
agreement with the City of Port St. Lucie to facilitate construction of the roadway connection to
Becker Road consistent with the schedule and geometric needs identified by the Development of
Regional Impact. Furthermore, the applicant agrees to initiate applicable modifications to the
Long Range Transportation Plan and Martin County’s Capital Improvement Element, as required.

Objection 14 — Cumulative Impacts to Transportation Facilities

As requested, a cumulative analysis of county and state roadways was undertaken by Susan
E. O'Rourke, P.E., Inc. and Kimley-Horn and Associates, Inc. and attached as Exhibit F14.
The applicant has assisted in the preparation of a “Cumulative” Traffic Impact Study,
addressing the collective transportation impacts of the requested four Land Use Amendments.
On July 7, 2010, the methodology of the cumulative study was presented to Martin County
Engineering staff and input received at the meeting was incorporated into the traffic study.
Within that study, there are two short term link assessments. These analyses correspond to
the consultants' short term assignment and an alternate assignment that addressed the County
recommended changes. These recommendations were not received prior to preparing the
individual analyses so to remain consistent with those assignments, the primary analysis was
based on what was in the traffic studies and reviewed by agencies. The alternate was
prepared to address County input and demonstrate that the results remain unchanged.

The cumulative analysis identified the following issues; by 2015, improvements will be
needed on SR 76 between 1-95 and Cove Road. These improvements are included in the Five
Year CIP; therefore, amendments are not needed.

Additionally, four roadways exceed theoretical standards but demonstrate acceptable levels
of service through detailed analysis. These roadways include: the section of 1-95 from Bridge
Road to Indiantown — Freeplan demonstrates LOS C; SR 714 from CR 76A to Florida's
Turnpike - Artplan demonstrates LOS C/D; CR 713 from 1-95 to CR 714 — Highplan
demonstrates acceptable LOS D.
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Therefore, additional improvements are not required in the short term and therefore no
modifications are necessary to the current Five year CIP or work program.

In the long term, the cumulative analysis identifies that the long range Circulation Map for
Martin County will support the proposed land use plan amendments. Amendments to the
plan will not be necessary at this stage. However, AQTEC agrees to initiate applicable
modifications to the Long Range Transportation Plan and Martin County’s Capital
Improvement Element, as required in the future for the proposed north/south roadway.

The Martin County Concurrency process will ensure that the timing of the long term
improvements are commensurate with development plans.

Cross-Jurisdictional Impacts

The applicant agrees (see Policy 4.4.M.1.9.(6)(C)6) to address cross-jurisdictional impacts to
roadways and intersections located in the City of Port St. Lucie and other applicable jurisdictions
at the Development of Regional Impact stage. Furthermore, the applicant will initiate timely
discussions with the City to evaluate impacts to Becker Road between Village Parkway and 1-95
and the 1-95/Becker Road interchange, prior to any development approval requiring access via the
direct connection to Becker Road.

SIS Impacts

In general, Martin County has undertaken numerous actions to enhance the transportation system
and reduce reliance on 1-95. The County has been aggressive in the construction of north/ south
arterials such as Citrus Avenue (formally the Western Corridor) and Green River Parkway
parallel to US 1. Both of these corridors facilitate north/ south travel that could have occurred on
1-95. Additionally, the County has active projects to improve access to 1-95 at SR 76.

In the areas of transit and rail, the County recently began express bus service from a park-n-ride
in south Martin County to Palm Beach County and is under design for a transit hub in downtown
Stuart. They are working to bring intrastate rail service via Amtrak at a downtown Stuart station
as well.
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Specifically related to the projects evaluated in the cumulative study, as noted above,
individually, these projects have little impact to SIS Facilities. As stated previously, AgTEC has
provided a policy for its proposed north/south roadway to serve as a reliever to 1-95.

While the cumulative analysis demonstrates possible long range impacts, the timing beyond the
first five years is difficult to gage and the responsibility for improvement dictated by law.
Significance criteria identifies when a project must address a transportation facility. Only when
a roadway has been identified in the Comp Plan as a failing roadway without mitigation, does
the issue of significance fail to apply. As none of the subject roadways are currently failing, all
are subject to significance criteria. Martin County roadways are subject to a 2% of adopted level
of service standard (Martin County Land Development Code Section 5.64.C.5) and FDOT
Freeways are subject to 5% criteria (Site Impact Handbook "Significant Degradation™).
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DELISI FITZGERALD, INC.

Planning - Engineering — Project Management

AGTEC ANALYSIS OF URBAN SPRAWL
Urban Sprawl

Due to the contained area of the subject property and the surrounding land uses and
infrastructure, the proposed amendment can not be considered urban sprawl.
According to Rule 9J-5 of the Florida Administrative Code, sprawl is defined by the
following 13 characteristics in italics followed by a description of how this proposed
land use change does not meet the definition of sprawl:

1. Development of substantial areas as low-intensity, low-density, or single-use
development.

The subject amendment proposes to create an employment center node. The
proposal is not to create a substantial area for low intensity, low density single use
development. The proposal requires the development of a mix of uses, including
industrial and office development with ancillary retail and recreational uses that
are required in order to ensure internal capture of trips. The intent is to create a
mixed use employment center that draws from the adjacent and nearby abundance
of existing and planned residential communities. During employment hours, the
mixed use nature of the property will decrease trip lengths by allowing employees
to stay on site throughout the day.

2. Urban development in rural areas, leaping over undeveloped areas...

The proposed amendment is contiguous to existing and planned development areas
to the north and east, and along I-95, a major interstate. There are over 30,000
thousand planned units in the developments of regional impact (DRIs) that are
approved directly to the north of the AgTEC property, in addition to the tens of
thousands of adjacent platted lots in the City of Port St. Lucie and existing
residential communities located nearby in Martin County. Contiguous to AgTEC is a
planned regional mall at the Becker Road interchange. This relationship with
adjacent urban uses, including the approved regional mall within the Southern
Groves DRI, clearly demonstrates that the proposed land use change would in no
way constitute leap frog development.

3. Promotes, allows or designates urban development in radial, strip, isolated or ribbon
patterns.

The proposed amendment is a natural economic development node for Martin
County. With access to two interchanges, the property will act as an employment
center destination. The text amendment contains policies that will produce
compact development areas connected by a transit system and alternate road
network with recreated natural areas. The development will not be development
radial, strip, isolated or in ribbon patterns.
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4. Premature or poorly planned conversion of rural land to other uses, fails adequately
to protect and conserve natural resources.

While the subject property is not of high environmental significance as indicated in
the attached environmental analysis, the proposed policies provide opportunities
for environmental enhancement that will improve the value of nearby natural
resources.

Similarly, the proposed use does not represent premature or poorly planned
conversion of land. The property has historically been an active citrus production.
The rapid spread of Citrus Greening has destroyed the viability of this grove,
resulting in its last harvest in 2010. Exhibits 18 and 19 of the original submittal
show the rapid spread of Citrus Greening along the coastal areas of Florida.
Because of its scale, location and soils, the project is not ideal for conversion to
other conventional agricultural uses, but the proposed policies support the
continuation of innovative agricultural uses, as well as environmental services.
Further, as described in the proposed Goals, Objectives and Policies, the property
will provide a buffer or transition area to protect natural resources to the west. The
historic agricultural use has already converted. What this property and Martin
County now have is an opportunity to reuse the land for job generating activities
adjacent to the highly urban area approved to the north.

5. Fails adequately to protect adjacent agricultural areas and activities.

There will be no impact to the limited adjacent agricultureal lands. There is only
one adjacent agricultural property and it is between AgTEC’s western border and a
very large area of preservation. Futher, based on input from SFWMD, FFWCC and
other community organizations, and as required by the proposed policies, there
will be a significant open space/agricultural buffer between the developed areas
within the AgTEC property and the western border, and an enhanced environmental
area. This ensures that the proposed use will provide adequate protection for
adjacent uses, and will ensure that public agencies will have future access along the
western edge of the property for management of adjacent lands.

6. Fails to maximize use of existing public facilities and services.

The proposed development will better utilize the assets that Martin County has to
attract economic development. This heavily impacted property, located at an 1-95
interchange, and in close proximity to an additional I-95 interchange underutlizes
this infrastructure asset. Additionally, there is currently water and sewer
infrastructure within % mile of the property with adequate size and capacity to
provide service to this project without any required improvements to existing
capital facilities. Through approving this plan amendment, Martin County will be
moving toward maximizing its existing public facilities for the purpose of
diversifying the local economy.

7. Fails to maximize use of future public facilities and services.

The proposed amendment will maximize the use of planned urban services,
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including water and sewer, or alternatively making the required package facility at
the Martin Highway Interchange financially feasible. This will allow Martin County
to capture more revenue from the travelling public that is on I-95, passing through
Martin County, and maximize the benefit of I-95 to Martin County.

8. Allows for land use patterns or timing which disproportionately increase the cost of
providing service.

Allowing for increased development in an area of planned public service will not
disproportionately increase the cost of providing service. Costs associated with
providing infrastructure to future development on the Ag-TEC property will be
funded by the developer as is specifically being comitted to in the text amendment.

9. Fails to provide a clear separation between rural and urban uses.

There will be a clear seperation between rural and urban uses with the adoption of
this amendment. The subject property is adjacent to planned urban uses to the
north. On all other sides of the property are either low density residential
subdivisions or targeted/acquired environmental preservation properties. There is
a clear and permanent seperation between urban and rural uses that will be created
by the existing and proposed greenbelt to the west and south, preventing the
further expansion of urban uses.

10. Discourages or inhibits infill development or the redevelopment of existing
neighborhoods and communities.

The proposed amendment will have no negative effect on infill development or
redevelopment. Many industrial uses and corporate parks need both a high level of
access to interstate corridors and large properties to develop mixed use amenitized
corporate parks. The locations are not found in in-fill or redevelopment settings.
The proposed land use category will in no way be competing for similar users.

11. Fails to encourage an attractive and functional mix of uses.

The proposed text amendment is for a mixed use employment center. There are
provisions in the proposed land use category that will require a functional mix of
uses to diminish both trip length and promote internal capture of trips. The text
amendment specifically requires minimum and maximum amount of anciallary
retail uses as well as a geographic dispersion of those uses to provide for internal
capture of trips.

Further, the design policies, open space requirements, and buffering provisions will
all ensure that the designed envirionment is not only functional, but attractive.

12. Results in poor accessibility among linked or related land uses.
The proposed amendment will significantly improve the linkage between related

employment uses that are permitted to the north of the project. The Treasure
Coast area has been working on developing an “employment corridor” that is being
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implemented immediately to the north of this property. The result of this
amendment will be interconnectivity between related uses, the extension of a
parallel transportation facility adjacent to I-95, transit services between AgTEC and
other planned industrial uses and the efficient utilization of existing infrastructure.
The placement of a Martin County employment center adjacent to the St. Lucie
County employment center allows for a regional marketing and branding effort.
Further, the subject property is not considered to be targeted as environmental
lands and does not serve any proposed or future environmental connections. The
proposed amendment simply creates an employment center node between two 1-95
interchanges.

13. Results in the loss of significant amounts of functional open space.

There will be no loss in functional open space through this amendment. The
property is currently in private agricultural use. There will be a gain in functional
open space with the habitat enhancement that will be required on the southwestern
portion of the property, and the public open space that will be required as part of
future development.

The proposed land use category will serve as an economic development node that
will act as a terminus for urban development, while maximizing the economic
development utility of I-95 for Martin County. The proposed amendment will not
lead to a further extension of the Urban Service Area to the south or west, due to
the existing public owned lands and platted residential subdivision. Urban Sprawl
would not be promoted in surrounding areas, and the proposed amendment could
not be considered precedent for future amendments.

Further, the amendment provides the opportunity for increased public access to

the functional open space in Martin County through the provision of trail heads,
pedestrian trails and potential for equestrian related uses.
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DELISI FITZGERALD, INC.

Planning - Engineering - Project Management

AGTEC COMPREHENSIVE PLAN CONSISTENCY RESPONSE

The following is a supplement to the comprehensive plan analysis provided on September 24,
2009 with additional information based on the Objections, Recommendations and Comments
Report from the Department of Community Affairs. The AgTEC land use category is
consistent with and implements the Martin County Comprehensive Growth Management Plan.
In addition to the Comprehensive Plan policies cited in the originally submitted analysis and
the planning narrative demonstrates that the proposed amendment is not inconsistent with
the Martin County Comprehensive Plan.

Goal 4.4.G - Martin County shall regulate urban sprawl tendencies by directing growth in a
timely and efficient manner to those areas where urban public facilities and services are
available, or are programmed to be available, at the levels of service adopted in this
Growth Management Plan.

The AgTEC property is directly adjacent to an urban service area containing three DRI's and a
proposed regional mall, and based on our data and analysis, there is adequate ability to
provide all urban services. Stating that urban services don’t exist for this property that is
immediately adjacent to 3 approved DRIs is simply ignoring the adjacent uses, regional
context and existing and planned transportation network.. The proposed text amendment has
been revised to add specific requirements for the provision of any additional infrastructure
that may be needed through the development of this property.

Policy 4.4.G.1 - Martin County shall concentrate higher densities and intensities of
development within strategically located Primary Urban Service Districts, as delineated
including commercial or industrial uses as well as residential development exceeding a
density of two units per acre, by this Growth Management Plan, where all forms of public
facilities are available or are programmed to be available, at the base levels of service
adopted in the Capital Improvement Element.

Although this policy directs higher densities and intensities to the Primary Urban Service
District, the Martin County Comprehensive Plan specifically recognizes that Industrial
development may be most appropriately located outside of the urban service district. It is not
uncommon to plan for industrial uses to be located on the edge of population centers rather
than in the middle of population centers for compatibility reasons. Therefore, Policy 4.4.G.1.n
exists to create free standing urban service districts, which is being proposed for AgTEC. The
Martin County Comprehensive Plan already contains one free standing Urban Service District.
The AgTEC amendment simply proposes to create another. Further, the proposed policies
within the AgTEC application do provide for higher intensities of use through aggressive open
space requirements, design standards, and locational requirements.
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Policy 4.4.G.1.a - Martin County shall designate land uses within the Primary Urban
Service District so as to provide for the use and extension of all necessary urban services
and needs in an efficient and economical manner.

The AgTEC land use category, located directly adjacent to existing and planned intense
development will coordinate locally and regionally with the surrounding areas to ensure
adequate levels of public services. Included in this are specific commitments to a regional
transportation study with commitments to road improvements and utility extensions (Policies
4.4.M.1.9.(6)(C)5, 6 and 8)

Policy 4.4G(1)d. - Martin County shall discourage the proliferation of small, individual
water treatment, wastewater disposal, and solid waste disposal facilities. Package
treatment plants shall be prohibited outside the Primary and Secondary Urban Service
Districts and outside of the Expressway Oriented Transient Commercial Service Center
Land Use District.

The proposed AgTEC land use category specifically requires connection to regional central
water and wastewater system. Individual package facilities will not be an option. See Policy
4.4.M.1.9.(6)(C)8 and therefore is not inconsistent with this policy.

Policy 4.4G(1)(f) - Urban Service District ...the consideration of any expansion, creation or
contraction of these boundaries through the plan amendment process must include a
finding by the Board of County Commissioners that the requested alteration to the
Primary Urban Service District boundary will;

(2) Not result in land use incompatibilities with adjacent land uses;

(5) Demonstrate that reasonable capacity does not exist on suitable land within the
existing Primary Urban Service District for the 15-year planning period. For the purpose of
this subsection reasonable means available for development from the standpoint of
environmental concerns, the efficient use and expansion of public facilities and services
or the availability of development sites in relationship to the projected needs of the
population;

Please see the attached previously submitted analysis of the criteria to expand the Urban
Service District. There are no land use incompatibilities with adjacent uses. Please see the
letter issued from the FFWCC which acknowledged that the proposed recreated vegetated
area on the western boundary of the property will provide a nice transition to land farther to
the west. While there is not habitat on site and no impacts to threatened or endangered
species, the restoration of part of the property will provide great benefit to the natural areas
to the east of the property.

To the south of the property is Martin Highway. Several policies are included in the text
amendment with the specific goal of maintaining the character of the road. These policies will
ensure protection of this roadway being proposed as a scenic highway. To the west of the
property is I1-95. Not only are the proposed uses compatible with an interstate but
transportation access to this extent is essential for the types of economic development
activities that are being proposed.
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East of the proposed project is the Interstate 95 corridor, with existing urban levels of
development beyond, in the form of Stuart West and Cobblestone communities.

Finally, to the north of the property there are 3 approved developments of regional impact,
extending from the northeast boundary of AgTEC well west of the AgTEC property. A planned
regional mall is located contiguous on the northern boundary of AgTEC right at the Becker
Road interchange. The approved Developments of Regional Impact are of a much more
intense land use category than the proposed AgTEC land use category. The creation of the
AgTEC land use category would allow the timely extension of planned development, allowing
Martin County to capture some of the economic development opportunities that I1-95
presents.

For additional information on “need”, please see the attached revised analysis from Dr. James
Nicholas.

Policy 4.4.G.1.n - The following forms of development are recognized exceptions to the
general prohibitions on development outside of the Primary Urban Service District set
forth in policies a.—m., above

The AgTEC comprehensive plan amendment is being proposed as a freestanding urban
service district in accordance with this policy. Therefore, there is no inconsistency created.

Policy 4.4.K.2.a - The development review process shall ensure that, at a minimum:
(1) Industrial activities are compatible with surrounding land uses, established or planned
development, and natural systems and resources.

The above responses clearly demonstrate compliance with this requirement. The proposed
land use category is clearly compatible with the intense urban land uses directly to the north
and I-95 to the east. The proposed land use category will require a significant open space
buffer between the proposed development area and the adjacent agricultural uses, and the
recreation of vegetated areas in the southwest portion of the site has been recognized by the
FFWCC to ensure compatibility. Several policies have been added to the text amendment to
ensure that the character of Martin Highway to the south is preserved. All of these measures,
which are clearly spelled out in the text amendment ensure compatibility with surrounding
land uses, planned development and natural resources.

(2) Sites for industrial development are accessible to the essential public and private
facilities and services at the levels of service adopted in this Growth Management Plan for
transportation, potable water, solid waste, drainage, and sanitary sewer.

The AGTEC property is adjacent to existing and planned urban development and therefore
has significant levels of urban services already in place to serve development. There have
been several policies added including Policies 4.4.M.1.g.(6)(C)5, 6 and 8, which require specific
infrastructure improvements to be made at the appropriate time to serve development.

(3) Sites for industrial development are located with convenient access to the major

roadway transportation corridors and are encouraged to locate with convenient access to
air, water, and rail transportation facilities.
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The AgTEC property is along I-95 and has access to 2 interchanges on 1-95. In addition, the
proposed text amendment commits to providing funding for the I-95 parallel north-south
road that will act as a reliever for I-95 local trips.

(4) Sites for industrial land uses are encouraged to locate with convenient access to the
labor supply, raw material sources, energy resources, and market areas.

There are tens of thousands of platted and planed lots within five miles of the property. The
labor supply is abundant within very close proximity of the property. Further, I-95 acts as a
major corridor for the distribution of material sources and access to market areas. The
location of the AgTEC project on I-95 does provide convenient access to these items.

(5) A need for industrial land use is demonstrated either on a project basis or in a county
wide assessment, when industrial proposals are considered by the Board of County
Commissioners.

Please see the attached analyses from Dr. James Nicholas.

Policy 4.4.1.1.a - The County shall restrict expansion of urban public facilities and services
to the urban service districts designated within this Growth Management Plan in order to
preserve agricultural lands and provide maximum protection to the farmer from
encroachment by urban uses. This policy will be accomplished by the implementation of
Primary and Secondary Urban Service Districts and the careful evaluation of residential
and nonresidential land use applications during the planning period in order to prevent an
unreasonable surplus of such uses and to protect agricultural lands.

This policy is listed under Goal 4.4.1. which states:

Martin County shall fairly and equitably preserve agricultural lands by enhancing
and protecting appropriate and productive lands for agricultural uses.

While it would have been preferable to the land owner to not have had the property
decimated by Citrus Greening, nature destroyed the former agricultural production that used
to take place on the property. This property can no longer be considered productive
agricultural land. This amendment will not impact or encroach into agricultural areas because
of the AG limitations that exist as well as the land in preservation to the west and south of
the property. The AgTEC amendment will only make future agricultural uses on the property
more viable. In order to revitalize and reinvest in new and different agricultural operations
there needs to be income producing uses. This new category will make it possible to reinvest
in future agricultural operations rather than let a decimate grove convert to the only other
viable use, large lot residential development, a use that produces no agricultural use at all.

Policy 4.4.M.1.a - The Land Use Map identifies those lands within Martin County which are
allocated for agricultural development. This designation is intended to protect and
preserve areas of agricultural soils for agriculturally related uses realizing that food and
commodity production is an essential industry and basic to the economic diversity of the
County.
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While it would have been preferable to the land owner to not have had the property
decimated by Citrus Greening, nature destroyed the “food production” that used to take place
on the property. This amendment will not impact food production in any way except to make
it more viable by putting a significant percentage of the site into perpetual agricultural use,
and by providing additive revenue opportunities that will make on-going agriculture
economically viable. In order to revitalize and reinvest in new and different agricultural
operations there needs to be income producing uses. This new category will make it possible
to reinvest in future agricultural operations rather than let a decimate grove convert to the
only other viable use, large lot residential development, a use that produces no food at all.

Policy 4.4.M.1.2.b - The proposed land conversion is a logical and timely extension of a
more intense land use designation in a nearby area, considering existing and anticipated
land use development patterns, consistency with goals and objectives of the
Comprehensive Growth Management Plan, availability of supportive services, including
improved roads, recreation amenities, adequate school capacity, satisfactory allocations of
water and wastewater facilities and other needed supportive facilities. Such findings shall
be based on soil potential analysis as well as on agricultural site assessment for the
proposed land use conversion.

There are 3 approved developments of regional impact directly adjacent to the property to
the north, extending from the northeast boundary of AgTEC well west of the AgTEC property.
A planned regional mall is located contiguous on the northern boundary of AgTEC right at
the Becker Road interchange. The approved DRIs are of a much more intense land use
category than the proposed AgTEC land use category. The creation of the AgTEC land use
category would allow the timely extension of planned development, allowing Martin County
to capture some of the economic development opportunities that I-95 presents.

The subject property is uniquely located to attract the economic development activities that
Martin County is looking for. It is not enough for infrastructure to be in place to serve
development, but economic development activities need the right type of infrastructure. The
subject property is at or near two I-95 interchanges, an essential requisite for locating many
types of high wage job generating activities. Other road infrastructure will serve any
proposed development, including Martin Highway and a north-south road that is a
requirement in the future land use category, which will connect Martin Highway with Becker
Road to the north. This north-south road will serve as a parallel I-95 facility that will run from
the Interchange at Gatlin Boulevard to Martin Highway.
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WHERE ENVIRONMENTAL PROTECTION
AND ECONOMIC POTENTIAL MEET

July 12,2010

Mr. Mike McDaniel

Office of Comprehensive Planning
Department of Community Affairs
2555 Shumard Oak Boulevard
Tallahassee, Florida 32399-2100

RE: Martin County ORC Report
Plan Amendment 10-1
Sunrise Groves, AgTEC

Dear Mr. McDaniel:

The following addresses environmental comments associated with the June 25, 2010
ORC report submitted to Martin County. It is the professional opinion of Crossroads
Environmental that the Department of Community Affairs (DCA) did not fully
comprehend the materials submitted to their department. This letter is intended to clarify
the applicant’s materials and provide additional information to DCA on behalf of Sunrise
Groves and AgTEC, The response is as follows:

Objection 8 — Greenhouse Gas —

The current carbon sequestration rates associated with the parcel are minimal.
Dormant, even productive citrus operations are not a carbon sink and may actually
increase carbon dioxide levels through production, fertilization, picking and transport.
The citrus trees themselves have limited capacity for sequestration as most of the carbon
is transported away from the tree in the form of the fruit. Carbon Trust, at the bequest of
Tropicana, found that a 64 ounce container of Tropicana Pure Premium orange juice
produced 3.74 pounds of carbon emissions. Approximately 60% of the footprint was tied
to grove maintenance, fertilizers, planting, irrigation, and pesticide application. The
additional 40% is tied up in transportation, packaging, distribution, and consumer sales.
Based on this, the property, when it was productive as citrus, was likely a large carbon
footprint producer. The carbon footprint was likely greater than the proposed use of the
property, given the landscaping, restoration, and proposed wetlands on the property.

The proposed amendment will create alternative uses for portions of the property,
but retain agricultural uses, open space and conservation areas on a minimum of 40% of
the parcel. In conjunction with these new land uses, the proposed policy (Policy e.3)

1251 SW 27th Street, Suite 2
Palm City, FL 34990
772.223.5200
772.223.5103 fax
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specifically requires the utilization of Florida Green Building, LEED or other similar
standards for the development of the site and the construction of the building. This will
result in development practices, materials, and landscaping that are specifically chosen
with carbon footprint in mind.

In addition to those LEED standards, the parcel specific policies also establish
provisions for landscaping requirements, the enhancement and/or restoration of the
southwest corner of the property and a native vegetation corridor along the western side
of the property. In recognition of the research completed by the FNAI CLIP mapping, all
of the proposed development areas have been located in previously impacted areas, and
away from properties that could provide additional carbon sequestration opportunities.
Within the required 30% common open space area, (which is predominantly cleared or
dormant citrus fields), the applicant is proposing to re-establish on-going agricultural
uses, conduct environmental restoration activities, or create perpetual open space areas
with native plant communities. The applicant will also be required to plant and maintain
mature trees that will remain as viable specimens for the life of the property. As such,
they will sequester carbon. The lakes, retention system, and swales will retain submerged
aquatic vegetation that has been shown to sequester carbon and act as positive sinks for
carbon.

Finally, the applicant has proposed to complete wetland restoration within the
south west and south central portion of the property. Exhibit 7, the CLIP Biodiversity
map, identified an area on the SW sector of the property as a level 5 (P5) priority area.
The CLIP map is generated by data collected from multiple agencies including the South
Florida Water Management District (SFWMD), the Florida Fish and Wildlife
Conservation Commission (FFWCC), Florida Forever, the US Fish and Wildlife Service,
the Florida Department of Environmental Protection (FDEP) and multiple other agencies
and NGO’s. The priority 5 area ranking is slated for species that are considered “secure”
by the various agencies and NGO’s involved in the analysis. Additionally, the ranking
reviews properties that may not necessarily be critical but are contributory towards the
benefits of the secure species. The P5 ranking is the lowest designated ranking by the
CLIP system. Based on the inclusion of a priority 5 area on the property, the applicant
will be constructing environmental enhancements within the area identified by the map.
The main component of the enhancement will be a flow through wetland marsh. Wetland
marsh systems with sub-aquatic vegetation and emergent vegetation are known carbon
sinks in the tropical environment (Mitsch and Bernal, 2008) and they continue to
sequester carbon throughout their lifetime (Kusler 2005). The proposed flow through
marsh will therefore act as a carbon sequestration sink that currently does not exist on the
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property. Thus adding an additional benefit to the property and creating an additional
carbon negative area on the property.

The factors listed above, among others, demonstrate the project will have positive effects
associated with carbon sequestration verses the existing use of the property. Based on the
DCA comments regarding traffic, trips to the property, and housing, it does not appear
that the DCA considered the carbon benefits of the parcel. DCA did not mention current
uses of the property, proposed carbon sequestration areas, or an analysis of the generation
verses sink potential on the property. Based on this, it would appear that DCA should re-
evaluate their comments and consider the entire project elements.

Objection 10 — Internal Inconsistency —

1. Policy 4.4.E.1.a(5) and (10) — The applicant completed extensive reviews of
the site utilizing available data from USFWS, FFWCC, SFWMD, FDEP,
ACOE, Nature Conservancy, Florida Natural Areas Inventory (FNAI),
Critical Lands and Water Identification Project (CLIP) and others. The result
of this research found there were no locally or regionally significant habitats
on the property considered as critical by the State or Federal government.
This conclusion is supported in Section 6 of the original application, and is
graphically demonstrated by Exhibits 2,3,7,8,9,10, and 12. Additionally, there
were no resident species identified on the property as listed by any State or
Federal agency.

While the data collected from Federal, State, Local, and NGO resources
does not demonstrate any justification for additional evaluation, such a
review will be required during the application process for development. Based
on the Martin County Land Development Code (Section 4.32 and 4.37) the
applicant will be required to obtain all State and Federal approvals prior to
commencing construction activities. As part of the Martin County land
development approval process, the applicant will be required to submit current
surveys that are in compliance with approved state and federal survey
methodologies. The species surveys typical for a project of this nature include
caracara, gopher tortoise, sandhill crane, and eastern indigo snake.

Exhibits 13 & 14 show the USFWS consultation areas for the snail kite and
scrub jay and include the subject property. However, there are no vegetated
communities within the property that would be considered as native habitat
support for either of these species. The applicant will, however, consult with

www.crossroadsenvironmental.com
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the jurisdictional agency as required by Martin County Land Development
code and provide written proof of the consultation prior to approval of the
land development.

Similarly, Exhibit 15 illustrates the Audubon’s Crested Caracara USFWS
Consultation Area, which contains the proposed development area. The
subject property, including the land to the north and east of the subject
property, are not considered desirable nesting habitat for the Crested Caracara.
However, the USFWS recently changed their foraging designation protocol
and thus the property may be considered as a forage area for the species. It
should be noted that roadside areas throughout the consultation area are also
included as forage areas. Based on this, the applicant will formally consult
with the USFWS and conduct caracara surveys in accordance with the
USFWS protocol established by the Vero Beach office of the Service.

As with all potential flora and fauna species on the property, any development
activities will be supported by the necessary surveys, studies, and reports
showing that the proposed development does not significantly impact any
supporting habitat, provides significant increases in conservation opportunities
and buffers, and provides agricultural transition areas that will not result in
statistically significant impacts on adjacent properties,.

The proposed project generally provides greater protections for these potential
identified species than those contained in the current Future Land Use Map
designation. The current FLUM would allow for conversion to 20 acre
residential lots, less contiguous common open space, and an incremental
approach to open space and restoration planning. '

Based on these factors, the DCA is incorrect in highlighting an internal
inconsistency regarding listed species. The applicant has demonstrated
compliance with the Martin County regulations related to identifying listed
species and their associated habitat.

Policy 4.4.L.1.a — The applicant has created mandatory buffer and open space
areas to the only adjacent agricultural operation that is equivalent to
approximately 30% of the property, and that could provide % to 2 mile of
buffer between any proposed development and adjacent agricultural activities.
The applicant’s property is currently abutting urban uses and/or transportation
corridors on three sides. These areas do not contain active or viable
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agricultural operations. The applicant has removed all cankered citrus from
the property thus reducing the potential for offsite infection of other
agricultural operations. The applicant will likely utilize less water from
current groundwater sources as well. Thus the applicant has reduced or
minimized impacts to agriculture in the proximity.

The current Future Land Use designation would allow the conversion of the
property to approximately 88, 20 acre homesites. Many of these 88 homesites
could be located along the western edge of the property, resulting in far
greater impacts on the continuation of viable agricultural or environmental
restoration activities than would be allowed under the AgTEC proposal, which
establishes specific buffers, wetland restoration, areas of contiguous open
space, and the ability to undertake long term agricultural or environmental
activities.

Based on these factors, DCA is clearly incorrect in stating that the proposed
use will result in greater impacts on adjacent agricultural land.

3. Policy 4.4.M.1.a — The applicant’s property has been infected by citrus canker
and greening. Greening is an aggressive virus, for which there is currently no
cure, and that ultimately kills any infected trees. Martin County, particularly
those areas adjacent to major transportation routes (which serve to transport
the virus carrying host), is one of the most significantly impacted Counties in
the state, and has experienced a loss of approximately 50% of its commercial
citrus grove acres within the last five years as a result of hurricanes, canker
and greening. CCLP has aggressively managed the greening threat, and has
realized that the Sunrise Grove is fully impacted and will not yield another
commercially viable harvest. As a result, the conversion from agriculture is a
natural process and completely outside of the control, actions or desire of
CCLP/King Ranch. As a result, the applicant has submitted a balanced
proposal that facilitates the conversion to other commercially viable forms of
agriculture on a portion of the acreage, environmental restoration/services on
a portion of the acreage, and a long term development proposal on fully
impacted land. To suggest that this is “premature conversion” of agriculture
is a complete disregard for the facts surrounding greening, canker, and the
continued viability of the commercial citrus industry. The only currently
available use of the property, without the proposed change, would result in
incremental platting of the property for 88 lots of low intensity, single use
development patterns that would permanently remove the opportunity for on-
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going agriculture, environmental services, public access to open space, or
regional open space planning.

As a result of canker and greening, to continue agriculture operations
(particularly on the current scale) on the property would not yield viable crops
for an extensive period of time, if ever, and it would reduce the opportunity to
positively plan for regional planning of open space, environmental restoration
or environmental services.

Objection 12 - Environmental

It should be noted that the property is within a consultation area for the species
listed in the report. What the report fails to mention is the extensive data collection
completed by the applicant as demonstrated by the following exhibits, contained in the
AgTEC application including:

Exhibit 2: SHCA

Exhibit 3: Florida Forever

Exhibit 7: CLIP Biodiversity
Exhibit 8: CLIP Landscape

Exhibit 9: CLIP Eco Gateway
Exhibit 10: CLIP Priority 1-2
Exhibit 12: Wetlands and Hydrology

The result of the data collection found the property contained no habitat for any of the
consultation species. Initial ground truthing of the property by Crossroads Environmental
personnel also did not identify any resident listed species. Moreover, FFWCC, in their
comments to DCA indicated that they determined the proposed AgTEC land use category
was consistent with and/or implemented the environmental policies in the Regional
Policy Plan.

The species consultation areas (attached Exhibits 13, 14 and 15) are set up by the State
and Federal agencies to insure the applicant “consults” with the jurisdictional agency.
The consultation may consist of an agency completing a desktop review, a field visit, or
requiring a survey in strict accordance with Agency protocol. The consultation is required
as part of the Martin County land development code (Article 4, Section 3). As noted
earlier, the applicant will be required to submit all surveys, coordination, and approvals to
Martin County prior to initiation of construction activities.

www.crossroadsenvironmental.com
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The southwest corner of the project will be developed in accordance with the
proposed amendment. This area was identified as a P5 priority area by the applicant’s
data review. Additionally, the applicant is continuing to work with the Martin Grade
Scenic Highway Project. As a result the applicant will be planting the southwest and
southern borders of the property to compliment the current Martin Grade habitat. The
applicant has proposed to replicate oak hammock communities that exist further to the
west along Martin Grade. Additionally, based on the P5 designation the applicant will
create a wetland restoration area to flow from the northwest to the southeast orientation
of the property (see attached preliminary site plan). The wetland restoration/creation
project is also located within the footprint of historic soils on the property (Exhibit 16). It
will geographically connect wetland areas to the south and west of the proposed project.
However, based on SFWMD permitting, FPL right of ways to the west and SR 714 to the
south, the wetland restoration activities may not surficially and hydrologically connect
with offsite wetlands. The wetland restoration and oak hammock restoration provide
habitat that has not existed on the property for decades and provides additional and/or
new habitat for regionally significant species. The area will be covered by a Martin
County mandated (Land Development Code Article 4, Section 4.36) Preserve Area
Management Plan (PAMP). The PAMP is then approved by the Board of County
Commissioners and recorded within the public records of Martin County. As such itis a
legally enforceable instrument and insures perpetual preservation and maintenance.

The 100 foot wide conservation area on the western boundary will be covered by
a conservation easement as well as the Martin County PAMP. The easement language
will be modified to specifically exclude agriculture and alternative energy uses.
Additionally, the PAMP language specifically excludes the proposed alternative uses,
thus providing an additional check on the use of the easement area.

Based on the elements listed above, the DCA failed to accurately assess the data
collection conducted by the applicant. Additionally, the DCA failed to recognize the
applicant’s use of the data in the proposed locations of upland, wetland, and buffer
creation on the property. The DCA did accurately recognize the limits of the language of
the proposed conservation easements, as such, the applicant made modifications to the
easement language.

111. Comments
1. Comment (Historic Resources) — The entire site has been mechanically

modified to accommodate citrus production. Based on this, it does not appear
that significant historic resources would be viable on the property. No
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identified middens, oak canopy, or native vegetation associations currently
exist on the property. The applicant will consult with the State Division of
Historical Resources prior to receiving final site plan approval in accordance
with Section 4.32 of the Martin County Land Development Coode.

Based on the information submitted above, the applicant is adhering to Martin County
policies and creating a net environmental benefit for the property verses what is currently
existing on the property. Additionally, the applicant is creating an alternative use for the
property which will provide an alternative use for the property that is far superior to the
88 unit, 20 acre ranchette development that could occur on the property.

Please feel free to contact me if you have additional questions or comments.

Sincerely,
Crossroads Environmental Consultants, Inc.

ey M—

*/‘ Tobin R. Overdorf
President, Founder

cc: Mitch Hutchcraft, CCLP
Dan DelLisi, DeLisi Fitzgerald, Inc.
Jason Matson, Kimley-Horn
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Exhibit 16: Project Historic Soils, as decribed and delineated by the Soil Survey of Martin County Area, Florida

(April, 1981).
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