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EXECUTIVE SUMMARY

EXECUTIVE SUMMARY

FEnvisioned by residents and businesses working together, the Western
Peninsula Master Plan is a collaborative effort, unified vision and business plan
for the relocation of Fort Pierce’s waterfront Waste Water Treatment Plant.
It is also a guide for future growth of the of the island and a strategy to
further Economic Prosperity in the City.

The City of Fort Pierce is a model for inspiration and won-
der. Itis one of the best examples in Florida and through-
out the United States of a complete, sustainable
community. The graceful character of the City is the result
of the application of traditional town planning principles,
an interconnected network of streets and blocks, exem-
plary architecture, remarkable civic spaces and a com-
plete and integrated mix of uses. Like most traditional
Towns and Cities, Fort Pierce’s great structure allows it
to be resilient and easily adapt to change.

Over the past two decades, the City and its residents
have worked together to create a vision for their future.
Plans have been envisioned and largely implemented. As
a result of a continued public involvement, the City boasts
one of the best urban environments in the region.

But despite many successfully implemented projects, the
City has yet to reach its full potential. Many businesses
(particularly retail and restaurants) are struggling. Alarge
percentage of the locals’(residents) shopping occurs out-
side the City’s boundaries, and despite the world class
tourist attractions the City has to offer, tourism is not pro-
viding the economic engine it could to allow businesses
to thrive. The job market is still in need of expansion, and




there is a need for more people to call Fort Pierce “home”
year round.

The lands on the western tip of Hutchinson Island — also
referred to as the “Western Peninsula”, present an op-
portunity to strengthen the City as a destination and an
economically prosper hub for its residents and the region
as a whole.

With this in mind, on March 17th, 2012, City and com-
munity got together once again to decide the future of
the Western Peninsula of Hutchinson Island.

The Waste Water Treatment plant located on the west-
ernmost end of the island announces arrival to the beach
and its neighborhoods, “anchors” the City’s outstanding
amenities (beaches, parks and museums), and lines one
of the most diverse and pristine natural environments in
the country.

United, City and residents addressed specific planning
issues for the Western Peninsula, and requested that the
City develop a plan and strategy for the ultimate reloca-
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tion of the waste water treatment facility. Participants in
the effort expressed their desire to create a plan for the
area that will not only ensure that growth and inevitable
change happen on the community’s terms, but also that
this generation leaves as worthy a legacy to future gen-
erations as the one inherited from past ones.

The public workshop was held at the River Walk Center,
and was well attended by over 200 residents, property
and business owners, representing a good cross section
of the community.

During the workshop, citizens, the business community
and elected officials, with the assistance of a professional
team of consultants, addressed the many challenges af-
fecting the study area, and proposed specific solutions.
The overall Master Plan and specific project plans and
sketches included in this Report are conceptual in nature,
provided to graphically illustrate one possible solution to
an identified problem or opportunity. They are not meant
to represent the only solution, but to provide a starting
point for additional discussion and detailed design.
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PusLic PROCESS

Over 200 residents, business and property
owners and community leaders participated in the day-
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The Citizens’ plans.
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A Basic CHOICE

A Basic CHoICE

IF OR WHEN?

THE QUESTION:
Should the Waste Water Treatment

Plant be relocated?

During the charrette, participants were asked to answer
this but fundamental question.

THE CONSENSUS:

Yes.

Planning for the area should be aimed at the eventual
relocation of the Plant.

THE CONDITION:

Not at the community’s expense.

Relocation costs should not result in increases taxes or
utility fees for residents, property or business owners.

To that extent, this report analyzes and exposes the dif-
ferent alternatives and implications of this community de-
cision, and recommends a process for its
implementation.
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THE COMMUNITY'S GOAL

H THE GOAL

To DEVELOP a business strategy and Master Plan for the relocation of the Fort Pierce Waste Water Treatment Plant
and surrounding areas that:

a) announces arrival and sets a dignified stage for the island,

b) preserves and enhances surrounding natural resources and compliments surrounding parks and beaches,
c) allows public access to the waterfront,

d) promotes connectivity,

e) defines and enhances the existing greens and open spaces as a greenway system,

)
)

f) implements a “blueway”,

g) complements and supports the City’s existing retail and businesses,

h) preserves and improves the residents’quality of life, and above all,

i) accommodates uses that will further job creation and economic prosperity for the
community as a whole,

j) ensures predictability.
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THE CiTIzENS’ MASTER PLAN

THE CimizENS' MASTER PLAN

THE CITIZEN'S MASTER PLAN IS A COMMUNITY-BASED EFFORT TO CREATE A VISION FOR THE
NORTH HUTCHINSON ISLAND WESTERN PENINSULA AREA THAT PRESERVES, ENHANCES AND
COMPLEMENTS THE SURROUNDING NEIGHBORHOODS AND THE CITY, WHILE BALANCING THE
AMOUNT OF DEVELOPMENT NECESSARY TO ENSURE THAT THE COST OF RELOCATING THE WASTE
WATER TREATMENT PLANT IS PAID OVERTIME BY DEVELOPMENT OF THE PROPERTY, AND DOES
NOT BECOME A COST TO BE ABSORBED BY THE COMMUNITY.

The Master Plan aims at ENSURING PREDICTABILITY not
only for investors, but for the citizens and community as
awhole. To do this, it sets a series of Goals that seek to:

1) ANNOUNCE ARRIVAL: Marking the entrance to Hutchin-
son Island and the Beaches with development and phys-
ical improvements worthy of the City and its residents;
2) COMPLIMENT THE EFFORTS AND INVESTMENT IN EXISTING
PARKS AND BEACHES: by establishing a system of inter-
connected public open spaces and public beaches. This
is a system of greens, parks, plazas and boardwalks (or
Rambla) that connect to, and build upon the existing pub-
lic park system in place in the area and honors and en-
hances existing civic and public facilities;

3) ProviDE Access To THE WATERFRONT: Making the wa-
terfront publicly accessible as is the culture of the City;
4) ESTABLISH AN INTERCONNECTED NETWORK OF STREETS
AND BLocks: A system that can accommodate different
increments of development and provide flexibility to
house all necessary and complimentary uses in a variety
of locations and in a manner that can be done over time
and incrementally;

5) DEFINE AN INTERCONNECTED SYSTEM OF GREENS, PARKS
AND OPeN Spaces: Connecting existing parks, greens,

and waterfront paths with new proposed ones to create
one of the most extensive and unique public amenities in
the region.

6) IMPLEMENT A “BLUE WAY”: Establishing water connec-
tions between the City’s special districts ( the island,
downtown, and the port) that is both a means of trans-
portation and a tool to enhance economic competitive-
ness.

7) ESTABLISH COMPLIMENTARY COMMERCIAL AND RETAIL USES:
Located in a manner that supports those already in place
in the City, and in an appropriate scale and direct relation
to the location of new and existing development.

These Goals of the Citizens’ Master Plan and the physical
elements necessary to achieve these goals need to be
adopted by the City’s leadership, classified, valued and
quantified. Achieving these Goals will result in the ultimate
reorganization of land use entitlements for the area. This
reorganization will provide a framework to modify or in-
crease development rights to enable the relocation of the
Waste Water Treatment Plant and fulfill specific commu-
nity needs and desires, while preserving and enhancing
the residents’ quality of life.



THE CiTizENS' MASTER PLAN

This classification, value and quantification
need to be determined and considered either at
the time of reorganizing and changing land use
entitlements (preferred), or when a clear set of
development regulations (e.g. a form-based
code or design regulations) is established to im-
plement the plan. A matrix depicting both a
classification and possible quantification is
shown on this page.

Increases shall be considered only if necessary
to enable the ultimate goal of relocating the
Waste Water Treatment Plant, attracting a much
desired resort hotel or job generator to the City,
or achieving design-specific improvements
such as the provision of public waterfront. To
that effect, a final matrix with specific quantifi-
cation (bonuses) needs to be developed.

For the purpose of applying increase bonus fac-
tors, design compliance with intended added
values and degree of fulfillment of the Citizen’s
Master Plan Goals will be determined by staff
and ultimately approved by the City Commis-
sion.

Finally, this plan suggests increments to existing
densities, permitted uses and height, but only
to be awarded as a result of the direct provision
of design and implementation of the Goals and
physical elements outlined in this report.

VALUE AND BoNus MATRIX

Added Description Bonus | Height
Value Factor | Increase
Publicly Acces- | - Minimum 50% 1.75 Yes, up to 1
sible Water- - Every Addt'l 10% 1.1 addtl’ story
front
Parks and - Within fabric 1.1 No
Public Open - Waterfront 1.25
Spaces
Resort Hotel - With public ground | 2 Yes TBD
level that engages
the street
Blueway - Within fabric 1.5 No
- Waterfront
Civic Buildings | - Within fabric 1.5 Yes, up to 1
and Infrastruc- | - Waterfront 1.75 addtl’ story
ture
Public Parking | - Surface 1.1 No
(shielded) - Structured 1.75

NOTE: The bonus factors shown here are merely depicted as examples. Actual
bonus factors need to be determined at the time of either amending entitlements
(preferred) or creating specific development regulations for this area. Also note
that height increases are offered “across the board”. Extense of height Incre-
ments shall be determined in accordance to the value added.




OTHER IDEAS PROPOSED BEYOND MAIN
GoALS

In addition to the Goals of the Citizen’s Master Plan are
numerous programmatic ideas proposed both during the
public event and as part of other reports developed by
residents and stakeholders such as “The Big Idea” .

All of these feasible ideas include:

- Marinas (currently undergoing review and approval
process)

- Water sports (including a sailing club that could be op-
erative immediately prior agreement of the parties on
the privately owned vacant land east of the waste water
treatment plan)

- Seaplane landing areas

- Education and research facilities

It is important to highlight that this community plan may
be developed incrementally (i.e. the private and public
parcels independently, as well as on a block-by-block
basis within each parcel) and has built-in flexibility to
allow for an extensive program and diverse location and
organization of its elements listed on pages 12 and 14
(e.g. proposes two alternate approaches to locate first
class resort hotels).

THE CiTIzENS’ MASTER PLAN




THE CiTIzENS' MASTER PLAN
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1. Hotel Site

2. Waterfront Market

3. Mixed Use Building

1 4. Residential

—- _ 5. Parking (surface and structured)
S 6. Public Beach
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THE CiTIZENS' MASTER PLAN
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A GREAT VISION

A GREAT VISION.
AN EVEN GREATER FUTURE.

In the tradition of the City’s exceptional architecture and
urban design, future development of the site currently oc-
cupied by the Waste Water Treatment plant and surround-
ing parcels shall seek exceptional quality. This
development will set the stage to attract a much desired
resort hotel and further the aspiration of becoming a com-
-petitive world-class destination.

The residents envision this area as a place where the best
concepts in town planning are applied to create an ideal
urban experience in harmony with nature.

The approximately 36 acre site (18.7 WWT +17.5 pri-
vately owned) which occupies the last piece of beachfront
property on the Treasure Coast Region, offers exception-
ally long and uninterrupted views along the intracoastal
waterway and just over 25 acres of submerged lands. If
designed appropriately, it will enhance a condition unique
to this area: the provision of both oceanfront and intra-
coastal beaches on pristine waters. A situation rarely
available in the entire southeast Florida, and a powerful
marketing tool for the City.

The site is additionally located adjacent to a 65’ tall bridge.
And while moderate height may result necessary to
achieve unique views where the bridge blocks them, this
setting and configuration allow for the denser concentra-
tions and any additional height to be shielded by the
bridge itself, and to ensure that in a transect-like manner,
less intense development extends towards the neighbor-
hoods, parks and beaches, and the most intense sits by
the bridge (ideal) or at the edge of the property (if neces-

sary for second hotel site on vacant land).
Seeking to achieve an overall feeling of calm and simplic-
ity for the town, the Plan accommodates not one, but two
sites (Figures 1 & 2) where a resort hotel with extensive
supporting meeting and conference space and special
event facilities. The purpose of identifying two sites is to
\b\?’ A MANY =
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demonstrate how this use can fit on either or even both
parcels, providing flexibility in the development process
and a more competitive palette of options to attract the
ultimate end-user.

Both parcels accommodate waterfront resorts and allow
for exceptional views. The Hotel shown on Figure 1 fronts
the water in a more urban manner. The hotel depicted on
Figure 2 is directly connected to a sandy beach area. In
this case, care and consideration to the transition to the
property to the east should be taken.

Both hotel sites have been tested against four other first
class, urban hotels to determine appropriateness of scale
and layout. Proposed hotels respond to first class hotel
room size, quantity and amenity requirements.

It is important to note that the direct connection to the
beach where development meets the shore without a pub-
lic road or sidewalk occurs on the edge of the site, so as
not to interrupt the flow of public access. If appropriately
designed, this condition could be replicated anywhere on
site without impeding public access and connectivity.

All interior streets lead to the beach, with views of the
water kept clear for as great a distance as possible. Spe-
cial structures at the end of each street allow public ac-
cess to the water and allow the public to step down into
the lagoon.

An obelisk-type structure is located in a strategic corner,
where water views are available in every direction. If this
structure is designed in a manner to allow pedestrian ac-
cess (as do many lighthouses), it would become a highly
visited tourist attraction.

Both waterfront streets lead to a waterfront market. This
serves as the primary gathering place in the community.
As a beach-style urban center unlike any other in the re-
gion, the market will be a truly unique feature for the City.

A GREAT VISION

Figure 3

Figure 4

Figure 5



A GREAT VISION

At the tip of the peninsula, wide steps lead down to the
pristine emerald and turquoise waters that only Fort
Pierce has to offer, and provide an ideal setting to enjoy
the sunset over the City.

This architectural style and setting (see example images
to the right) are aimed at ensuring the creation of place,
which is only accomplished by development an intercon-
nected network of streets lined with buildings, and the
creation of safe and comfortable public open spaces.

Arcades, porches, cafes, small cottages acting as retail
stores complete the waterfront market.

Piers and docks become the setting for an “intercon-
nected blue-way”, with the inclusion of a water taxi or
tourist water-based attractions (kayak, canoes and boat
rentals, eco-tours, boat excursions, etc.)

Two to three-story (and occasionally up to four-stroy),
multi-family residential buildings and attached single-
family homes (townhouses) line the remainder of the
streets.

The analysis conducted has not identified a need to in-
crease height beyond the four stories currently permitted
strictly to accommodate residential uses. If the City
chooses to increase height beyond this for residential
uses, it should be limited to specific locations, and only
allowed if or when the fabric is complete so as to not hin-
der demand. Height beyond four stories is only proposed
for hotel sites.

The City should also employ and require from future de-
velopers the best available urban design and architecture
techniques to create harmonious relationship between
humans and the environment. Combined with the pedes-
trian friendly, mixed-use plan, these techniques will make
Fort Pierce a leader in ecologically sound living in
Florida.

18 | Fort Pierce Waste Water Treatment Plant Relocation - A Community’s Vision



A GREAT VISION

Examples of vernac-
ular architecture that
is beach-appropriate, }
in multiple story, resi-
dential, mixed use
and hotel type build-
ings.

Excellence in design
and variety should be g
arequirement for de- g
velopment.



A GREAT VISION

Waterfront Hotel




HOTEL
STUDIES

Incorporating hotels into a City’s plans for the future has
historically been one of the most cumbersome compo-
nents of development and redevelopment. Cities usually
have to aggressively compete for first class hotels, and
this many times results in attempts to fulfill programmatic
needs that contradict a community’s vision.

Very few destinations worldwide are so desireable to the
tourism industry that they can require national hotel
chains to modify typical models to conform to local reg-
ulations. Such is the case of Key West, FL. or
Charleston, SCI, where first class hotels abide by strict
height, parking, placement and design regulations. In
Miami Beach, FL., first class hotels will happily remodel
historic buildings following strict historic preservation reg-
ulations just for the privilege of having a presence at this
desireable location. Most others towns and cities, includ-
ing large international destinations such as downtown
West Palm Beach need to compete aggressively for this
coveted end user, and this competition usually results in
compromises to a community’s ultimate vision for the
area. It is even harder to enter this competition for
places, such as the City of Fort Pierce, which are not yet
established as desireable first class or resort hotel mar-
kets.

The City of Fort Pierce has a great potential to establish
itself as a sought out, unique, desireable destination. Un-
paralleled natural resources, recreational boating and
world-class fishing tournaments, a distinctive built envi-
ronment, a diversity of civic uses, museums, research
facilities, an international port and airport, are just a few
of the features the City has to capitalize on to be seri-
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Figure 2




HoTEL STUDIES

ously considered by the tourism and hotel industry.

To accomplish this, the City will need to seek design an
aggressive marketing campaign, and seek outside assis-
tance from a qualified hotel broker who understands, be-
lieves and can effectively communicate the community’s
vision, the area’s value and the inward investment work
that has been ongoing in the City during the past two
decades.

Itis important to note that the Citizens’ Master Plan does
not limit hotels in height or size, but does propose specific
placement and accessibility. This intentional, “open-
ended” intensity is aimed at facilitating the hotel develop-
ment process and engage the locals in understanding
the dynamics of the hotel market and ensuring a process
that expeditiously removes obstacles to attracting hotel
investment while preserving a community’s vision.

The City Commission will additionally have to seek further
input from its residents to define how much intensity is
acceptable within the community’s vision, as this is an
issue that was not discussed in depth during the public
involvement event.

This report strongly recommends that when seeking the
appropriate hotel for the area, this be done by a marketing
consultant with experience in traditional development and
historic destinations, and that the entire Master Plan and
vision be advertised.

How OTHER'S DD IT

Three first class hotels that have altered their conven-
tional models in order to have a presence in desireable
tourist destinations have been included in this report. The
purpose of this inclusion is to showcase areas that have
successfully attracted first class resorts and hotels, and
have done so without compromising the built environ-
ment. These examples compare placement, scale, uses,
land impact, and height treatment.

The hotels in this comparison are:
- Ritz Carlton Southbeach (Figure 1)
- Westin Key West (Figure 2)
- Charleston Place (Figure 3)
- St. Augustine Hilton (Figure 4)

Both the Ritz Carlton and the Charleston Place Hotel
(Figures 1 & 3), have a 2 to 4 stories high base that
match the height of the surrounding fabric, and place ad-
ditional height in tower elements set back from the street.

The Key West Westin accumulates room quantity and
amenities within the heigh limits established in the City’s
Code. The St. Augustine Hilton takes the same ap-
proach. It is important to note here that these cities not
only have strict development codes, but are such desire-
able tourist destinations that mainstream, first class ho-
tels are amenable to changing their conventional models
in order to have a presence in the city. This condition is
hard to achieve in places that still need to establish them-
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HoTEL STUDIES

selves as destinations.
The images on pages 24-25 show how resort hotels with extensive program can be carefully embedded within the
urban fabric and contribute to the creation of four of the most

ITY TR TE TS

toaristToeRiindbartstion theionOrater. Attracting first class hotels is challenging. After almost a decade working to attract first class hotels to downtown
West Palm Beach, the hotel site next to the convention center still lies vacant. Through an aggressive marketing campaign, the City was able to attract a first
class hotel within the downtown’s fabric.
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When the destination is very desirable to hotels, they are willing to “break” their conventional type and adapt to the
local government’s requirement. Such is the case of the St. Augustine Hilton, built in the late 2000’s to resemble de-

tached, two and three story mixed use buildings.

Figure 4
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Public Access to the waterfront can be achieved whether a hotel fronts a public street that borders the water, or is
directly adjacent to the sandy beach, as shown in images above.




PROGRAM

IMPLICATIONS OF RELOCATION COST UNDER CURRENT
REGULATIONS:

A preliminary analysis of implication of current regulations
on relocation costs shows that:

* Under currently allowed density, it is possible to build
up to 150 residential units.

* Under currently allowed commercial uses, it is possible
to build up to 162,914sf of commercial space (retail/of-
fice/hotel/etc., in addition to residential program)

« Under current Floor Area Ratio (FAR), it is possible to
build 814,572sf.

* The current FAR allows for each of the 150 residential
units in a single-use development as the one to the east,
to be up to a maximum average of 4,344sf.

* This density and relocation costs result in a cost inci-
dence per residential unit of $668,500.00. This is not a
feasible base incidence.

* 162,914sf of commercial space yield a hotel with meet-
ing rooms, amenities and support program yields roughly
317 rooms. Afirst class hotel typically has 500 rooms.

* The base cost incidence in this scenario per hotel room
is $63,100.00. Developing a hotel with this base cost in-
cidence is unlikely under current market conditions.

* It is possible to build the currently allowed density and
intensity without exceeding 3 stories in height.

PROGRAM

CURRENT CONDITION ANALYSIS
WAaSTE WATER TREATMENT PLAN SITE

Total Acreage (WWT)
FAR

Developable area
Commercial area
Maximum Height

Density

Projected Relocation Cost
Cost Incidence per acre
Cost incidence per unit

Cost incidence per hotel room

Millage rate (2011)

Under current regulations, only 20% of the development may be
dedicated to commercial uses (e.g. hotel/resort). This number reflects an

80% residential 20% commercial program split.

18.7 acres (814,572sf)
1

814,572sf

20% (162,914sf)
45

8du/ac
$100,000,000.00
$5,347,593.00
$668,500.00
$63,100

5.7384

CURRENT CONDITION ANALYSIS
PRIVATELY OWNED SITE

Total Acreage

Developable area
Commercial area
Maximum Height
Density

Cost Incidence per acre

17.43 acres

(+ submerged lands)
759,250sf

151,850sf (20%)

45

8du/ac

$ Solely dependent on
the cost of land and
hard and soft
development soft costs.




PROGRAM

PRELIMINARY CONCLUSIONS:

+ With projected relocation costs ranging between 70 and
110 million dollars, the base incidence for development
is such that construction will unlikely be financially fea-
sible even if the maximum development potential under
the Future Land Use is allowed.

* A 1st class hotel typically has 500 rooms (although
there are successful resorts that have less than 500
rooms). The current commercial allocation does not con-
template this size of facility.

+ A 500 room hotel requires a minimum of 256,410sf.
plus additional area for supporting uses (outside of those
provided by hotel).

* If a hotel is built, under current regulations there would
not be sufficient development intensity available to sup-
port additional commercial uses (restaurants, retail, etc.)
critical to the success of the hotel.

* The allowed FAR is such that it is possible to increase
density from 8du/ac to an average of 23du/ac without
changing the overall built area currently permitted (i.e.
without changing size of buildings allowed). Given the
property’s FAR of 1, the above figures would allow for
150 residential units at 4,344sf each. A more marketable
unit size averaging 1,500sf per unit would yield 434 units.
« If the site is to be developed on its own, (i.e. without
any financial assistance, an FAR of 7.5 (equal to half of
Manhattan’s) and appropriate mix of uses would be nec-
essary to absorb the current land plus Waste Water
Treatment plant relocation costs at market rate.
This type of intensity is not inconsistent with the City’s
character and community’s desires, but unlikely to be
marketable in the area.

* Current projected relocation costs will result in improb-
able interest on the site due to financial implications. If
the cost of relocating the plant is not addressed inde-
pendently from development on the site, financial assis-
tance (outlined here and further described in Chapter 9)
IS necessary.

PROPOSED DEVELOPMENT STRATEGY

There are numerous ways to finance and develop this
site. This report outlines a simple option that is based on
‘removing” the plant relocation cost from the land trans-
actions (sale & development). This is in essence a “land-
cost-only” development scenario. As a simple example,
when a house is sold, it is generally sold for its actual
value, not for the value of the house plus the cost of
building a new house elsewhere.

It is important to point out that this option contemplates
the relocation cost, but forsees this relocation cost being
absorbed by a combination of local, state and federal
funds, FPUA bonds, and by the ultimate (and fundamen-
tally) revenue generated by new development on the site
overtime.

In this scenario, land value is estimated at a maximum
of $21,000,000.00 (most probably 16.5 to 17.5 million in
today’s market).

Estimated Development Program Under
Land-Cost-Only Scenario Consistent with the

Community’s Vision:
* A balanced mix of uses allowing:
* Residential uses of up to 23du/ac
* Four-story height for residential uses
* Retail/Commercial uses in the form of a
Neighborhood Center (per the industry’s
definition), of up to 45,000sf. This Neighbor-
hood Center contemplates the demand for
the entire Master Plan as proposed. This is
proposed independently and in addition to
hotel uses.
* Up to two Hotels (limiting form, not intensity

or height)
«°>“ PA,\E&:“
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FINANCIAL STRATEGY

FINANCIAL STRATEGY

THE DECISION TO RELOCATE THE WASTE WATER TREATMENT PLANT HAS A
SIGNIFICANT ECONOMIC IMPACT FOR THE FUTURE OF THE AREA.

The Citizens’ Master Plan for the area is a single, cohe-
sive and integrated plan and its implementation and de-
sign are not dependent on financial or partnership
arrangements between the two developable sites im-
pacted (i.e. the Waste Water Treatment site and the va-
cant site to the east of it). This means that independently
of the financial agreements or timing of development of
either site, the principles embedded in the Citizen’s Mas-
ter Plan shall apply, and the result will be a cohesive and
integrated network of streets and blocks as outlined in
the Community’s Vision.

Financial analysis scenarios conducted indicate that
there is great benefit associated with planning and mar-
keting both sites jointly. Combining the parcels as a
"packaged proposal" broadens possibilities and in-
creases the City's ability to attract a larger number of
qualified developers.

GENERAL CONCLUSIONS:

Regarding Program and Development:

1) Development can occur on either buildable site inde-
pendently (i.e. the Waste Water Treatment Plant site can
be developed without participation of the adjacent vacant
site. Financial studies conducted to prepare this report
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assume both single-site and combined site development
scenarios). It is ideal, but not necessary to combine both
sites to allow for the development envisioned for the area
to occur). This statement is of ultimate importance as it
has direct impact on programmatic allowances, increases
relative to the maximum densities and intensities currently
allowed, and the process established to determine such
potential increases.

2) Development potential on the vacant site may be hin-
dered until the decision to relocate the plant is officially
adopted and funds identified; or until relocation efforts ef-
fectively commence.

3) Adelay in the development of the vacant site could af-
fect financing for the overall proposal and negatively im-
pact the City's ability to attract development or fund
improvements.

4) Increases in density and intensity are only necessary
as a result of the cost of relocating the Waste Water Treat-
ment Plant.

5) Increases in density and intensity for parcels other than
the Waste Water Treatment Plant are proposed solely to:
a) attract a use that was indicated as desireable by the
community (i.e. a resort hotel); and b) to encourage phys-
ical improvements that are important and valuable to the
residents of Fort Pierce.

6) Proposed uses, program, density and intensity should
be defined within the parameters established in Chapter
8.



FINANCIAL STRATEGY

7) Increases in densities, intensities and height should
only be allowed only in exchange for the implementation
of the principles and uses as outlined in the community’s
vision.

Regarding Relocation Cost:
A number of development scenarios have been tested

as part of this effort and are based on relocation costs
ranging between $70,000,000 and $110,000,000*.

8) Cost of relocation expressed above, while accurate,
is determined (for the purpose of this report) as a range.
The exact relocation cost and will be determined by
many factors, not the least of them being the economic
environment at the time of construction. More accurate
estimates cannot be exacted until an official decision to
move the plant is made, a “relocation committee” or sim-
ilar body is appointed and established, and an independ-
ent or public bidding process is entered into.

9) The cost to relocate the Waste Water Treatment Plan
cannot be fully absorbed (i.e. recovered) by a simple
land-sale transaction.

10) In order for to attract cost-feasible development
(whether residential, commercial, or mixed), the land on
which the Plant sits needs to be sold at its assessed
value based and be based on actual development po-
tential.

11) Based on the different development scenarios and

1Costs as determined by CMHHILL report minus adjustments to reflect a
reduced contingency fee and current land and construction costs.

*2 Land value reflects 2012 sales and construction estimates, and should
be adjusted to reflect actual costs at the time of sale.

relocation cost estimates, to position the City in a com-
petitive negotiating process, ideal land value should range
between 15% and 25% of the total estimated relocation
costs (between $16,500,000.00 and $17,500,000.00%2). It
is recommended that land value in the current market
should not exceed $21,000,000.00

11) Cost of relocation will only increase with time (given
the particular economic climate at the time this plan is
being prepared).

Regarding Funding:
12) Funds identified for the upfront relocation costs in-
clude:
- Land sale revenues - 15% to 25% (*2)
- Bond Financing (FPUA) (up to 60%)
- Regional, State and Federal Funding and
Grants
- City/County/FPUA earmarked (current or future)
funds
- TIFF funds (CRA)
- Special District and Plan Area Development
Impact Fees
- Revenue from utilities
- Cash Reserves (if any)
- TPO funding (general transportation funds)
- EPA grants
- Brownfield funds
- Impact Fees, and
- Public-Private Partnerships
- Drinking Water State Revolving Fund
http://lwww.dep.state.fl.us/water/wff/dwsrf/index.htm
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- Water Infrastructure Trust Fund legislation
(potential source)

- Climate Ready Estuaries Program
(potential source)

13) Funds borrowed to relocate the Waste Water Treat-
ment Plan (estimated between 55% and 70% of the pro-
jected relocation cost) and interest accrued is anticipated
to be recovered over time by revenues derived from the
increase in property tax assessments, tourism tax, sales
tax, and customer base and demand for the waste water
services provided by the new plant.

14) Bond financing will be needed to upfront relocation
costs. This type of financing should be limited to prudent
levels as determined by the City and FPUA. Given the
current millage, at a proposed borrowing bonding level of
60% of the relocation cost, debt could be retired in ap-
proximately 17 years.

15) A Waste Water Treatment Relocation Fund and
source of funds to be earmarked should be established
immediately (ideally as a result, and concurrent with the
approval of the Citizens’ Master Plan).

16) Increased tax revenues resulting from the appraisal
of the property itself due to the removal of the Plant, plus
that generated overtime from resulting development shall
constitute the main income stream to cover the cost of
moving the plant.

17) Private funding is an option at the time of the sale.
Developers may be required to finance a percentage of
the relocation cost and either receive fee credits or reim-
bursements for the required advancement of funds.

FINANCIAL STRATEGY

Itis expected that costs (both projected relocation costs,
land values and construction costs) will proportionally
change over time. It is therefore important to ensure that
each funding mechanism proposed include a method for
adjusting the amount of funding to reflect current costs
at the time of construction.



NEXT STEPS

NEXT STEPS

The Next Steps towards the implementation of the Citi-
zens’ Master Plan are as follows:

a) Adopt the Citizens’ Master Plan

b) Establish a “Plant Relocation Committee”

The proposed Citizens’ Master Plan builds in flexibility to
allow quick response to changes in market conditions.
In order to properly track and adapt to these changing
conditions and make the maximum use of federal, state
and regional funding mechanisms, the City, County and
FPUA need to establish a “Plant Relocation Committee”.
This committee shall be appointed by the board, or the
City can rely on many of the already formed not-for-profit
organizations that do similar work in the area.

This committee or not-for-profit organization needs to be
appropriately funded and staffed, and its purpose is to
work towards the imminent relocation of the Plant, explor-
ing and pursuing the different funding mechanisms, es-
tablishing general financing policies, updating and
adjusting relocation costs to the time of sale and imple-
mentation, and serving as an additional review board for
any proposed development in the area.

c) Hire a retail/marketing/development specialist

The City seek needs to secure the services of a nation-
ally-recognized retail/marketing/development specialist
with proven experience and clients. This will contribute to
appropriately position the City in a competitive negotiation
level and effectively market the area and the Citizens’
Master Plan.

d) Secure An Agreement With Adjacent Privately-Owned
Parcel

The City must work towards a sale Agreement with the
adjacent property owner. This does not imply the a pur-
chase agreement. It is a simple agreement that outlines
procedures and compensation if the City or private land
owner successfully secure an offer for the purchase and
development of both parcels jointly in accordance with
the Citizens’ Master Plan.

e) Amend Current Regulations As Follows:

* Amend the City’'s Comprehensive Plan to allow for the
increased intensities and densities outlined in this report.
This should be possible without the need to amend the
Future Land Use Map Hutchinson Island Mixed Use des-
ignation if the language is modified to include the pro-
posed matrix tieing increases to specific improvements.
« Create simple, area-specific, form based regulations.
An option to creating a new form based code is to adopt
and simply calibrate the Smart Code available at
http://www.smartcodecentral.org. The Smart Code is
available for free to all local governments. Calibration is
a simple process done by many qualified town planners.
» Establish architectural design regulations that simply
but clearly outline the desired style for the area. It is also
possible to adopt basic Design Guidelines created by the
Treasure Coast Regional Planning Council (available to
local governments in the region for free for every vernac-
ular architectural style), and amend them accordingly to
establish as regulations.

Itis important to note that given recent changes to Florida
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Statutes Chapter 163.3177and Chapter 9J-5.016 of the
Florida Administrative Code, it is anticipated that, while
the study area is in a Coastal High Hazzard Area, many
of the implications resulting from the proposed changes
can be addressed at the local level. Additionally:

* Given the combined size and magnitude of the project,
the City or developer could apply for a Development of
Regional Impact. While potentially costly, there are ex-
pedited venues available for proposals consistent with
the Regional Planning Council’'s Strategic Regional Pol-
icy Plan.

+ No major capital outlays except for the obvious gener-
ated by the relocation of the Waste Water Treatment
Plant are anticipated.

* No significant changes to Level of Service (LOS) on
Seaway Drive is anticipated as this road and bridge have
excess capacity today.

* All development and infrastructure (roadways, water,
sewer), including proposed boardwalks and other civic
and public improvements are designed to be privately
funded, in exchange for increased development entitle-
ments.

* The proposed program is such that impact to schools
should not be substantive.

NEXT STEPS

ONE FINAL THOUGHT

The City of Fort Pierce should commend and be proud of
its residents, business community, staff and elected offi-
cials. Planning “in the Public” is a lengthy and cumber-
some process, but it is also a very rewarding one when a
common vision is agreed upon. The predictability resulting
from such process is a very powerful development tool
that should not be underestimated, especially in difficult
economic times. The experience that this City and its res-
idents have creating, adopting, implementing and respect-
ing a clear vision will be the guiding principle that make it
possible to overcome the many challenges that moving
the Waste Water Treatment Plan will certainly present.

The outcome will be certainly worth the effort, and the re-
sulting built environment will not only be an asset to the
residents, but a major component towards a more pros-
perous and resilient future for the City and the community
as a whole.



Towards a Destination

A Community’s Vision to Relocate the Fort
Pierce Waste Water Treatment Plant

August 1%, 2012
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Why Plan for the
Future?
The Importance of A Vision:

“ A County and its cities need to decide what they want and then tell us. Do they want
to grow out, grow up, or not at all? It’s too hard, and too inefficient, for us to guess.
Instead of defining what they do not want , communities must define what they do

want to be.”

Bill Angelo, Vice President — Real Estate and the Workplace for Sun Microsystems




To Move OR Not To Move.....
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How Many Times Have You
Participated In A Charrette?

. Never

. This Was My First
Charrette

. 2to5

4. 5to 10

. So Many | Should Be
Running This Charrette!

18%

45%

20%

irst Time 2to5 5to 10 So Many



Did you attend/participate in the
Charrette for the Waste Water
Treatment Plant?

1. Yes >8%
2. No
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Which Best Describes Your
Connection to Fort Pierce?

49%

~ull Time resident

Part Time Resident

Property/Business Owne
More Than One Option
Other

Full Time Part Time P.O/B.0 Morethan1 Other
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How Long Have You Been
“Connected” To Fort Pierce?

59%

O to 5 years

5to 10 years

10 to 15 years
More than 15 years
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To Reloateithe Waste
‘Water Treatment Plant and |

opment that |
enhances the character

)

and livability of the City
and fosters.economic
prosperity....
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Getting Hotels to “Behave”
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e ~ Getting Hotels to “Behave”
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" Sea Port (The “Big Idea”)




Choose Your Future
Provide Flexibility to Attract What You Really Want




Fort Pierce is Not Established
as a Sought After Resort Destination

* Pristine Environment

* Unique Beach and Park Conditions
* Impressive Civic Destinations

* A World-Class (st untapped) Downtown
 An Authentic “Beach Town”

* The Best Inlet in the Region

* A Strong Vision

- LEADERSHIP




VALUE AND BoNus MATRIX

Added Description Bonus | Height
Value Factor | Increase
Fublicly Acces- Minimum 50% 1.75 Yes, up to 1
sible Water- - Every Addt’l 10% 11 addtl’ story
front
Parks and - Within fabric 11 No
Fublic Open - Walterfront 1:25
Spaces

level that engzges

the street
EBlueway - Within fabric 1.5 Mo

- Waterfront
Civic Buildings | - Within fabric 1.5 Yes, up to 1
and Infrastrue- | - Walerfront 1.75 addtl’ stary
ture
Public Parking Surface 11 No
(shielded) - Structured 175

NOTE: The bonus factors shown here are merely depiclied as exarmples. Aclual
bonus fectors need to be determined at the time of either amending entittements
{preferred) or creating speciiiz development regulations for this arsa. Alsc note
that heignt increases are offered “across the board” Extense of height Incre-

ments shall be defermined in accordance to the value added.

The Vision Cannot
Be Implemented
Under Today’s
Regulations



Choosing
Your
Future




On A Scaleof 1to 5, with 1
being Not Desirable and 5
being Highly Desirable,
Please Rate How Important

the Elements of the Plan Are
to You



Public Access to the Waterfront

1. Not Desirable at all

A

Indifferent 61%
Desirable

Very Desirable
Must Have!

Not At All Indiferent Desirable Very Must Have
Desirable



Interconnected, Open Network of

Streets
Not Desirable at all

Indifferent

Desirable

40%

1.
2.
3.
4. Very Desirable
5.

Not At All Indifferent Desirable Very Must Have
Desirable
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A Local & Regional Blueway

Not Desirable at all
Indifferent

Desirable

37%

Very Desirable
Must Have!

Not At All Indifferent Desirable Very Must Have
Desirable



Destination Restaurants & Retail

. Not Desirable at all
. Indifferent 55%

1
2
3. Desirable
4
5

. Very Desirable
. Must Have!




A Balanced Mix of Uses

. Not Desirable at all
. Indifferent

1
2
3. Desirable
4
5

57%

. Very Desirable
. Must Have!

10% 10%

Not At All Indifferent Desirable Very Must Have
Desirable
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How likely Are You to Support
Additional Height to Attract a
Resort Hotel?

Would Support 100% 6%
Highly Likely

Likely

Not Likely

Absolutely Won’t Suppor

Yes 100% Highly Likely Likely Not Likely  No 100%
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How Much Height Could You
“Live” With? (for a Specific Hotel Use)

49%

No Increase beyond 4 stories
4 to 6 Stories

6 to 8 Stories

8 to 10 Stories
Whatever it ta keslz%

20%
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How likely Are You to Support
Additional Height to Residential
Uses?

Would Support 160%
Highly Likely
Likely

Not Likely
Absolutely Won’t

Yes 100% Highly Likely Likely Not Likely = No 100%






CURRENT CONDITION ANALYSIS
WAasTE WATER TREATMENT PLAN SITE

Total Acreage (WWT)
FAR

Developable area
Commercial area
Maximum Height
Density

Projected Relocation Cost

Cost Incidence per acre
Cost incidence per unit

Cost incidence per hotel room

Millage rate (2011)

18.7 acres (814,572sf)
1

814,572sf

20% (162,914sf)
45

8du/ac
$100,000,000.00
$5,347,593.00
$668,500.00
$63,100

5.7384

Under current regulations, only 20% of the development may be
dedicated to commercial uses (e.g. hotel/resort). This number reflects an

80% residential 20% commercial program split.

CURRENT CONDITION ANALYSIS

Total Acreage

Developable area
Commercial area
Maximum Heignt
Density

17 43 acres

(+ submerged lands)
759,250sf

151,850sf (20%)

45

Bdufac

§ Solely depencent on
the cost of land and
hard and soft
cevelopment soft costs.

* Current commercial allocation does not contemplate
hotel needs.

* FAR is such that it is possible to increase density from
8du/ac to an average of 23du/ac without changing the
overall built area currently permitted (i.e. without
changing size of buildings allowed).

e If the site is to be developed on its own, (i.e. without
any financial assistance, an FAR of 7.5 (equal to half of
Manhattan’s) would be necessary.

If the cost of relocating

the plant is not addressed
independently from
development on the site,
development will very
likely be improbable.




Proposed
Development Program
(Land-Cost-Only
Scenario ) Consistent
with the Community’s
Vision:

e Residential uses of up to 23du/ac

e Four-story height for residential uses

e Retail/Commercial uses in the form of a
Neighborhood Center (per the industry’s
definition), of up to 45,000sf. This
Neighborhood Center contemplates the
demand for the entire Master Plan as
proposed. This is proposed
independently and in addition to

hotel uses.

e Up to two Hotels (limiting form, not
intensity or height)

VALUE AND BoNus MATRIX

Added
Value

Description

Bonus
Factor

Height
Increase

Fublicly Acces
sible Water-
frant

Minimum 50%
- Every Addt’l 10%

TE
[

1.
1.1

Yes, up to 1
addt’ staory

Farks and
Fublic Open
Spaces

- Within fabric
- Walerfront

Resort Hole

- \With public ground
level that engsges
the street

Yes TBD

Blueway

- Within fabric
- Waterfront

Civic Buildings
and Infrastruc-
ture

- Within fabric
- Waterfront

Yes, up to 1
addtl’ story

Public Parking
(shielded)

- Surface
- Structured

NOTE: The bonus factors shown here are merely depicted as examples. Actual
bonus factors need to be determined at the time of either amending entitlements
(preferred) or creating specific development regulations for this area. Also note
that height increases are offered “across the board”. Extense of height Incre-
ments shall be determined in accordance to the value added.




Financial Strategy
Relocation cost estimated between
and *

1) Exact relocation cost will be determined
by many factors, (e.g. economic
environment at the time of construction).

More accurate estimates cannot be exacted
until an official decision to move the plant is
made, a “relocation committee” or similar
body is appointed and established, and an
independent or public bidding process is
entered into.




2) The cost to relocate the Waste Water
Treatment Plan cannot be fully absorbed
(i.e. recovered) by a simple land-sale
transaction.




3) In order for to attract cost-feasible
development (whether residential,
commercial, or mixed), the land on which
the Plant sits needs to be sold at its
assessed value based and be based on

actual development potential.




4) Based on the different development
scenarios and relocation cost estimates, to
position the City in a competitive
negotiating process, ideal land value should
range between 15% and 25% of the total

estimated relocation costs (between
$16,500,000.00 and $17,500,000.00). It is
recommended that land value in the

current market should not exceed
$21,000,000.00




5) Cost of relocation will only increase with
time (given the particular economic climate
at the time this plan is being prepared).




6) The proposed program anticipates
recovering relocation costs in 16 to 20
years.




Funding

Land sale revenues - 15% to 25% (*2)

Bond Financing (FPUA) (up to 60%)
Regional, State and Federal Funding and
Grants

City/County/FPUA earmarked (current or future) funds
TIFF funds (CRA)

Special District and Plan Area Development
Impact Fees

Revenue from utilities

Cash Reserves (if any)

TPO funding (general transportation funds)
EPA grants

Brownfield funds

Impact Fees, and

Public-Private Partnerships

Drinking Water State Revolving Fund, Water Infrastructure Trust
Fund Legislation; Climate Ready Estuaries Program
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