
 

 

 

TO:   Audria Moore-Wells, Special Projects Coordinator 
 
THROUGH:  Gelencia Carter, Purchasing Manager 
 
FROM:  Georgia Montgomery, Purchasing Agent 
 
SUBJECT:  RFP No. 2020-031 ~ Oaks at Moore’s Creek Redevelopment-Phase II 
                                     
 
DATE:     August 21, 2020 
 
 
Attached is the tabulation sheet for the above referenced proposal. Two submittals were received 
via email and will be sent via email.  The file is available for review in the Purchasing Division.  
 
The invitation was sent to 650 vendors.  Twenty- Four (24) vendors requested specifications 
with two (2) responding (8.33%) 0 “No Bid” (8.33% total response). 
 
The next step in this process is to meet with the Purchasing Manager to determine members of the 
Evaluation Committee, assign roles, and issue copies of all proposals.  The following are roles that 
need to be assigned, if applicable to the project scope of work: 
 

1. Team Leader: Sets up team, coordinates strategies, sets timetables, assigns roles. 
2. Project Manager: Person or representative from department involved in service. 
3. Financial Analyst: Price and Cost Analyst to compare proposals and check 

financial data.  
4. Technical Advisor(s): References, licensing, background checks, local preference, 

etc. 
5. Committee Member:  Evaluates the solicitation and will cast a vote. 

 
As the end user department for this proposal, you would assume or assign the role as Team Leader.  
A representative from Purchasing, will serve as the Committee Liaison, and should be present for 
the meetings, including the initial start-up meeting. 
 
Please respond to the Purchasing Division (copy to Director of Finance) for recommendation of 
award prior to the Agenda Quick phase. 
 
Expiration date is October 16, 2020 and Commission approval must be completed by this date. 
 
/gm 
 
Attachment 
 
cc:  Johnna Morris, Director of Finance (Memo only) 
            File 
 



 

 

 

CITY OF FORT PIERCE 
TABULATION OF BIDS 

 "Offers from the vendors listed herein are the only offers 
received timely as of the above opening date and time. All other 
offers submitted in response to this solicitation, if any, are hereby 
rejected as late."  

 RFP ON: Oaks at Moore’s Creek 
Redevelopment - Phase II 

 RFP NUMBER: 2020-031 

 DATE: 08/18/20 

 RECOMMENDED AWARD: Pending 
 

 RESPONSE 
2 of 24 = 8.33 % 

0 "No Bids" 
Total = 8.33 % 

 
 

PROPOSER 

Coastal Waste & Recycling, Inc.  
Stuart, FL  

Stuart & Shelby Development  
& 

East to West Development 
Delray, FL 

 
PLEASE NOTE: COMMISSION MEETINGS ARE HELD THE FIRST 
AND THIRD MONDAY OF EVERY MONTH. CALL THE 
PURCHASING DEPARTMENT WEDNESDAY PRIOR TO THE 
MEETINGS FOR RECOMMENDATION OF AWARD. 

 



               

12967 SE Suzanne Dr | Hobe Sound, FL 33455 | P: 954-947-4000 

w w w . c o a st a l w ast e i nc . c om  

Proposal for Business 
August 4, 2020 
 
Jobsite: Oaks at Moores Creek Redevelopment Phase II 
     
Coastal Waste & Recycling is South Florida’s largest privately owned, locally operated solid waste disposal and 
recycling company.  Coastal prides itself on quick service ensuring your site never goes idle because of waste 
removal not being handled in a timely fashion.  We understand the need to know how much you are really paying 
for these types of services, we approach billing with the simple to read invoice – no delivery fees, fuel surcharges, 
administrative fees, or environmental fees; you pay one dump fee.  We offer local operations support based out of 
one of our eight local offices and hands on account personnel who can discuss what will add the most value to your 
service. 
 

Pricing 

C&D Dumpster 
10 yd roll off   $275.00  

- 2 ton cap, $50/additional tons 

20 yd roll off   $375.00  
- 4 ton cap, $50/additional tons 

30 yd roll off   $475.00  

- 6 ton cap, $50/additional tons 

40 yd roll off   $575.00  

- 8 ton cap, $50/additional tons 

Clean Concrete 
20 yd roll off   $350.00  

- No weight cap ¾ Fill Cap  

- If concrete container is contaminated (contains anything else besides concrete) costing defaults to mixed 

debris pricing  

Job Notes 

- Typically, 24-Hour Windows/ or Next Day Service. 

- No Delivery Charges  

- No Energy/Fuel Surcharges - NO ADDED FEES 

- Direct Access to Operations and Sales 

- You May Customize Your Weight/Pricing Based on Your Needs 

- $150 Relocation Fees 

We are accustomed to serving large builds, working with current clients such as D.R. Horton, Stiles Construction, 

Mattamy Homes, Miller Construction, and Synery Homes. We offer grapple services, and portable toilet routes 

coming soon into Martin/St. Lucie counties. If you have any questions or comments, please reach out to me 

anytime. 

Thank you, 

Max Lally 
772-341-9994 



 
 
 
 
 
 
 
 
 
 
 

City of Fort Pierce 
Redevelopment Agency 

 
 

Request for Proposal 
No. 2020-031 

Oaks at Moore’s Creek  
Redevelopment  

Phase II 
 

Proposal Date: Tuesday, August 18, 2020 
3:00 PM 

 

 

STUART & SHELBY DEVELOPMENT 
&  

EAST TO WEST DEVELOPMENT 
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NOTICE TO REVIEWER 
 
This Proposal follows the format reflected on pages 21-23 (Section IV: E - Proposal Format) of 
the Request for Proposal (RFP).  It is noted however, that on page 17 of the RFP (Section IV: 1 
– Proposal Format and Submission) a different proposal format is outlined. 
 
To address the apparent contradiction in the instructions for preparing proposals, our team’s 
Proposal follows the format found in Section IV: E – Proposal Format, and incorporates the 
information outlined on page 17 as part of Section 7: Additional Information (Including Any 
Addenda). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 



 4 

 

STUART & SHELBY DEVELOPMENT- GENERAL CONTRACTORS 

SECTION 1: LETTER OF TRANSMITTAL 
Fort Pierce Redevelopment Agency RFP 

No. 2020-031 
 

Dear Ft. Pierce Redevelopment Agency: 
 

We are pleased to submit this formal statement of interest in performing the project outlined in your solicitation 
document. This Proposal is a "re-boot" of our 2015 submission. We were interested then, and we remain 
interested now. Our team composition, however, has been enhanced to more effectively meet the objectives 
of the FPRA. 

 
Our team is a collaboration between Stuart & Shelby Development (General Contractor) and its non-profit 
partner, East to West Development Corporation. This collaboration brings over 75 years of experience in home 
building/affordable housing development. 

 
Stuart & Shelby Development is an experienced homebuilder and developer whose staff have developed and 
built over 5,000 single-family homes in Florida since 1980 including both market-rate and affordable homes. 
The Stuart & Shelby Development team includes seasoned professionals with experience in funding, design, 
development, and homebuyer recruitment /home sales of projects for affordable housing, as well as market 
rate projects and those for Community Redevelopment Agencies. 

 
East to West Development Corporation is a 50l(c)(3) whose mission is to tackle the Affordable Housing Crisis 
by building opportunities one house at a time. The Founder and CEO is a former City Manager and CRA 
Executive Director that has been involved in the development of approximately 10,000 units of affordable 
housing in his public administration career. 

 
This team has successfully worked together on a previous redevelopment agency project and possesses the 
skill sets to effectively and efficiently develop phase II of the Oaks at Moore's Creek. For purposes of this 
RFP, the point of contact will be: 

 
Corey O'Gorman, Director of Development  
East to West Development Corporation 
700 US Highway One, Suite C 
N. Palm Beach, FL 33408 
(561) 801-2461       E-Mail:  corey@etwdc.org 

 
We look forward to the opportunity to partnering with the Ft. Pierce Redevelopment Agency in advancing its 
affordable housing goals. 

 
 
 
 

 
 
Chuck Halbert, President 
Stuart & Shelby Development 

217 NE 4th Street, Delray Beach, FL 33444 
Phone 561-637-7902 •Fax 561-637-7904 • www.stuartandshelby.com 

mailto:corey@etwdc.org
http://www.stuartandshelby.com/
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SECTION 2:  COMPANY BACKGROUND & TEAM ARRANGEMENT 
 
Company Name & Address: 

 
 
 
 Year Established: 
 Stuart & Shelby:  2006     East to West: 2018 
 
Type Ownership & Parent Company: 
Stuart & Shelby:  Privately Held    East to West:  Non-Profit – 501 (c) 3 
 
Manager Responsible: 
Stuart & Shelby:  Chuck Halberg, President  East to West:  Daniel Rosemond, CEO 
 
Proof of Financial Solvency: 
 
Stuart & Shelby is financially solvent and is hereby providing a letter showing its bonding  
capacity (see below).  As a result of Proposals for public entities being subject to public  
records requests, we can provide commitment letters from our lender during the contract  
negotiation stage.  
 

East to West Development Corporation 
700 US One, Suite C 
North Palm Beach, FL 33408 

Stuart & Shelby Development, Inc. 
205 George Bush Boulevard 
Delray Beach, FL 33444 
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Core Competencies of the Company: 
 
Stuart & Shelby’s core competency is residential construction.  East to West Development 
Corporation’s core competency is affordable housing development. 
 
A joint venture is not necessarily contemplated for this project.  Stuart & Shelby will serve as the Prime 
Contractor and assume all responsibility for the entire project.  Stuart & Shelby will engage 
subcontractors for the various trades.    

  
Should there be an advantage to the FPRA to enter into agreement with a non-profit developer (instead 
of a for profit builder), the principals of both Stuart & Shelby and East to West Development Corporation 
have agreed that in that instance, ETWDC will function as Prime Contractor.  
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SECTION 3:  REFERENCE REVIEWS 
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SECTION 4:  VENDOR HISTORY 
 
Stuart & Shelby has been in business since 2006 and has not experienced any terminations for 
default.  
  
ETWDC has been in business since 2018 and is a registered charitable organization with the 
Federal Internal Revenue Service.  They have not experienced any terminations for default.  
 

SECTION 5:  METHODOLOGY 
 
Our team has read the RFP and has a firm understanding of the Scope of Services desired by 
FPRA.  Moreover, we have read the addendum responding to our submitted questions.    
  
The Ft. Pierce Redevelopment Agency seeks a Developer to build and sell affordable housing 
units on Agency owned land known as the Oaks at Moore’s Creek.  This (phase II) project follows 
the first phase of the development, where 12-single family homes were built and sold to income 
eligible, first-time homebuyers.  The FPRA has not yet determined if it will convey/sell the land to 
the successful Proposer, or if it plans to retain ownership of the land and enter into a Development 
Agreement (DA) with the successful Proposer.    
  
Notwithstanding the factors to be determined, the general implementation process being proposed 
is as follows:  
  

• Secure bid award and execute Development Agreement  
• Conduct pre-development activities (platting, site plan approvals, utilities service, etc.)  
• Construct 2 homes to serve as models and begin pre-construction screening/sales &  

marketing  
• Once commitments for 60% (or 9 housing units) are obtained, commence construction  

on those units and continue screening/sales & marketing process for the remaining  
6 units  

• Complete construction, close on units, and provide affordability report to FPRA  
  
It should be noted that this implementation process is general and will be updated based on 
negotiated deal points.  
  
The Stuart & Shelby/ETWDC team understands that the main services to be completed include, 
but are not limited to the following:  
  

1. Planning/Site Development    
2. Residential Construction  
3. Affordable Housing Screening and Eligibility Determination  
4. Buyer Financing and Subsidy Layering  

  
As mentioned in the transmittal letter, our team possesses the knowledge, skills, and experience 
in each of these main areas to ensure the completion of a successful project.   
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Our team’s strategy is to work collaboratively with the City of Ft. Pierce and the FPRA to ensure 
that Phase II of the Oaks at Moore’s Creek satisfies all city site and neighborhood development 
requirements.  
  
Moreover, should there be an opportunity to garner county, state, or federal grant funds for items 
such as infrastructure, ETWDC’s non-profit status can serve as a vehicle to aid the Redevelopment 
Agency in accessing CDBG or other funding types.  
 

SECTION 6 VENDOR IMPLEMENTATION 
 

•  Major Tasks: 
The major tasks in this project have been outlined in section 5 of this proposal but are provided 
here as well. They are as follows:  

  
1. Planning/Site Development    
2. Residential Construction  
3. Affordable Housing Screening and Eligibility Determination  
4. Buyer Financing and Subsidy Layering  

  
Our team has the capacity and capabilities in our project pipeline to handle this project.  Initially 
(during the pre-development stage), Corey O’Gorman will be the primary point of contact between 
our team and the FPRA.  As the development progresses and there are multiple facets happening 
simultaneously, we will designate the appropriate personnel to handle the inquiries and advise the 
FPRA accordingly.  With respect to the provision of an electronic copy of the implementation 
schedule, our team will fully comply with this request.  

 
 

•  Risk Management Plan/Approach: 
The Stuart & Shelby Development Team’s approach to risk management is fundamentally rooted 
in proper planning.  Identifying and assessing pre-development as well as construction costs 
early are critical to a successful project.  This also involves ensuring sources and uses of funds 
are secure before activity related to said funding sources is carried out.  
 

 
•  Configuration Management & Data Management Plan/Approach: 

The sites currently owned by FPRA will require site plan approval by the City’s planning 
department.  This process will ensure that the proposed use of the site(s) is compliant to city 
codes and regulations.  Once site plan approval is obtained, the next major phase in the 
development process is securing a Building Permit.  Once a Building Permit is secured, 
construction may commence, and periodic inspections will ensure that proposed housing units 
are constructed in accordance with Florida Building Codes and local Ft. Pierce building codes.  
   

 
•  Communications Plan/Approach: 

The Stuart & Shelby Development Team possesses first-hand knowledge of working in 
partnership with public agencies.  Some of the members of our team have been on that side of 
the table, so we fully understanding the importance of a sound communications 
plan/approach.  To that end, we strongly recommend that FPRA identifies a primary point of 
contact with whom our staff will communicate.  This ensures streamlined communication and 
promotes greater efficiency.  
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Additionally, our team proposes the use of a project management tool provided by Microsoft 
Project.  Attached is a sample.  But this is only a tool.  We understand that effective 
communication involves setting and managing expectations, as well as identifying major project 
milestones early on.  It is also critical to ensure that the project budget and project schedule are 
developed collaboratively (Stuart & Shelby and FPRA).  
  
Through the project management tool, the Stuart & Shelby Development Team will monitor 
project progress, meeting notes, and any changes in scope or cost due to additional information 
or requirements found during the project period.  
 

 
Sample:  Microsoft Project Worksheet 
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•  Performance Monitoring Plan/Approach: 

 
As stated in the response to the preceding bullet, Microsoft Project will be the tool used to 
manage project progress, milestones, schedule, and communication.  Our goal will be to 
establish collaborative performance benchmarks with the assigned FPRA staff person and 
create an effective reporting system that gives the FPRA/City an appropriate level of project 
information, while not overwhelming staff with details which may not alter major milestones.  We 
would also add that the Development Agreement is anticipated to contain exhibits, one of which 
will be a project schedule and corresponding draw schedule.  Having these elements 
incorporated in the DA will ensure performance measures are being satisfactorily met.  
 
 

 
•  Plan/Approach for Vendor Cost for the Underground Locates “Mechanized Equipment” 

vs. “Non-Powered hand tools”: 
 
Upon being selected as the Successful Proposer, our team will negotiate/execute the 
Development Agreement corresponding to this project.  In said agreement, the tasks required to 
complete the project will be outlined and the responsible party identified (Vendor, City, or 
Other).  Notwithstanding, underground locates is typically performed ‘pre-construction’ and said 
cost/responsibility is born by the Contractor as part of the Development Agreement.  
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SECTION 7:  ADDITIONAL INFORMATION 
 Drug Free Workplace Form 
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W-9 Form 
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Business Tax Receipt 
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Addendums 
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Proposal Acknowledgement 
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City of Fort Pierce Checklist 
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Qualifications & Experience 

The Stuart & Shelby Team is comprised of Stuart & Shelby Development (General Contractor) 
and East to West Development Corporation (non-profit affordable housing developer).  This 
team has over 75 years of combined experience in residential construction, affordable housing 
development, planning and community redevelopment.  Our team is also well versed in 
understanding and navigating the nuances of working with government entities in achieving 
redevelopment projects.  

• Resumes of Key Personnel

STUART & SHELBY DEVELOPMENT TEAM 

Chuck Halberg, President 
• Florida Licensed General Contractor since 1986
• In the construction industry since 1975 including South Florida since 1980
• Construction Management/ Executive since 1980 for three top 200 National Builders
• Has overseen the construction of over 2500 residential single-family units, 2500 apartments,

and 800,000 SF of commercial space since 1975
• Personal strengths in business relations, product development, budget management quality

control, customer satisfaction
• Delray Beach Business of the Year 2013-2014
• Delray Beach Businessperson of the Year 2010-2011
• Ken Ellingsworth Community Service Award 2008, 2011, 2013,
• Community Service Commendation Delray Beach Police 2006
• Special Recognition Award City of Delray Beach 2006

Dave Dedman, Director of Construction 
• In the construction industry in Florida since 1986
• Managed construction departments for organizations with annual construction budgets in

excess of $20,000,000 including two major Florida developers
• Bachelor of Science in Construction Management
• Personal strengths in budget management, value engineering, product development,

quality control
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Representative Projects 

 
 

 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Hallandale Beach CRA (2013-2014, Completed)   
In-Fill Housing Project, Phase 1.  General Contractor for the 
construction 8 new single-family homes. Project cost 
$1,500,000.  Commenced Phase 2, 2015.  
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REPRESENTATIVE PROJECTS (CONT.) 
 
 
 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Lake Worth CRA NSP2 (2011-2013 completed) 
General Contractor for new construction and renovation for 46 
units as part of this project. Worked closely to administer the 
HUD requirements for this project, purchased all contracts and 
full oversight of all construction activities.  Project cost: 
$5,500,000.00 +/- 
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REPRESENTATIVE PROJECTS (CONT.) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Adopt A Family of the Palm Beaches (2008-2009 
completed) 
General Contractor on the 9-unit affordable housing project. 
Site development and full construction. Project cost 
($1,200,000 +/-) 
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REPRESENTATIVE PROJECTS (CONT.) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Community Land Trust of PB County (2016-2020) – Kirk Road 
Homes 
General Contractor on the 8 affordable homes. Site development and 
full construction. Project cost ($2,100,000 +/-) 
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REPRESENTATIVE PROJECTS (CONT.) 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Delray Beach Community Land Trust (2009-2020) 
General Contractor for the construction 35+ new single-
family homes. Project cost $6,000,000+/- 
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REPRESENTATIVE PROJECTS (CONT.) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Adopt A Family of the Palm Beaches (2019-2020 completed) 
General Contractor on the 14-unit affordable housing project with 
community center. Site development and full construction. Project cost 
($3,500,000 +/-) 
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REPRESENTATIVE PROJECTS (CONT.) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Neighborhood Renaissance (2017-2019 completed) 
General Contractor on the 8-unit affordable housing project 
with 2,000 SF commercial building. Site development and full 
construction. Project cost ($3,500,000 +/-) 
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REPRESENTATIVE PROJECTS (CONT.) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Delray Beach Community Land Trust (Proposed) 
General Contractor for the construction of 10 new single-family 
homes including lot development. Project cost ($2,400,000 +/-) 
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REPRESENTATIVE PROJECTS (CONT.) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Community Land Trust of PB County (2015 -2018) 
General Contractor on the 16 affordable SF homes, and 8 
Townhouse units. Site development and full construction. 
Project cost ($4,800,000 +/-) 
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Ability to Secure Funding 
 

Project financing will be needed for the design, permitting, and construction of infrastructure and that 
of individual homes, and permanent mortgages (and subsidies) will be needed for the purchase of the 
homes by income-qualified buyers.  The need and ability to obtain project financing will be a team effort 
and will require the use of numerous sources of funds for the various stages of development.  
  
Infrastructure Financing  
  
Part of the Stuart & Shelby Development team is Corey W. O’Gorman of East to West Development 
Corporation.  Mr. O’Gorman has worked on numerous grants for development of affordable housing 
from grant writing, to underwriting, administration and close-out, and includes CDBG, Section 202, 
NSP2, SHIP, SAIL, HOME, and Tax Credits, as well as using private foundation and CRA funding.  The 
Stuart & Shelby Development team will work with the City/CRA, and the City’s Grant Administration 
Manager to formulate a strategy for funding the cost to design, permit and construct the required 
infrastructure.   
  
Homebuilding  
  
Stuart & Shelby Development will work with the City and CRA to formulate the right strategy for funding 
construction of the homes.  This could include short-term construction financing obtained by either the 
City or Stuart & Shelby, although the interest would add cost to the project.  If funds are available 
through the City or CRA, construction could be paid for using scheduled construction draws through 
those funds with a full or partial pay-back upon closing on the sale to an income-qualified homebuyer.  
  
Home-Buyer Mortgages  
  
ETWDC will also take the lead in identifying a pool lending partners that can provide first mortgages to 
the buyers of the housing units being built in phase II.  Daniel Rosemond is well versed in this task as 
a former CRA Director and will collaborate with FPRA staff to begin this process early on.  Unlike 
traditional residential home buying, affordable housing requires several steps and often includes 
homebuyer counseling and credit repair.  
  
The actual sale price of the homes will depend on the appraised value and lender underwriting 
criteria  For instance, if a low- or moderate-income buyer is able to afford the principal, interest, taxes 
and insurance on a $120,000 mortgage, but the total development cost of the unit is $250,000, there is 
a gap of $130,000 that will need to be subsidized.  Additionally, the buyers may need down payment 
assistance even if qualifying for a first mortgage.  Strategy 3 of the City’s SHIP LHAP allows up to 
$50,000 award subject to an affordability restriction, and thus this could be a source of funding to assist 
with the sale of homes to income-qualified buyers.  
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Preliminary Development Plan 
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 RG6 & Cat 6 data/ cable in all bedrooms and family room or living room 
 1 phone CAT 6 at kitchen or master bedroom  
 Structure wiring to On-Q panel for TV, Telephone and alarm.  
 Wired alarm with contact only on entry door, any sliders or exterior doors and house to 

garage door. One keypad at entry door and wiring only for keypad at master bedroom. No 
contacts on impact windows. 2 Motion detectors in house in view of front and rear door 

 Deluxe energy rated lighting fixture package for bathrooms, foyer, dining room, hallway 
and walk in closets, 52” white ceiling fans with light kit in all bedrooms, (allowance $900 
includes fans)  

 
Gourmet Kitchen 
 Aristokraft Brellin shaker style cabinets with soft close doors and drawers- 3 color 

options- white, light gray and dark gray 
 3 CM level A granite with eased edge and 4” backsplash- 4 color options 
 Single bowl stainless steel under-mount sink 
 Moen single lever faucet with pull out spray 
 Appliances in stainless steel 
 Energy Star Refrigerator 25 cf side x side with ice and water in door 
 Energy Star Dishwasher  
 Electric 30” range self-clean Ceran top 
 Over the range non-vented microwave 
 1/2HP garbage disposal 
 Full size Energy Star Washer and Full-size Dryer- white 

 
Luxurious Baths 
 Aristokraft Brellin shaker style cabinets with soft close doors and drawers- 3 color 

options- white, light gray and dark gray 
 3 CM level A granite with eased edge and 4” backsplash- 4 color options 
 Cannes equal bath tile- 12 x 12 on floor and walls but shower floor has 2 x 2- 3 color 

options  
 Proflo or equal steel or vikryl bathtub in bath(s) per plan- white 
 ¼” polished edge mirror over vanity – 48” high x width of vanity 
 Chrome bath accessories include towel bar and paper holder in each bath 
 Recessed medicine cabinet in all baths 
 Moen 2 handle 8” center chrome faucet in all baths 
 Proflo or equal under mount rectangle vanity sinks in white 
 Proflo or equal elongated comfort height commodes in white 
 3/8” frameless shower door at showers only (no tubs) 

 
No window treatments or furnishings are included.  
 
Homes will achieve a minimum NGBS Bronze green certification  
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How Stuart & Shelby’s Plan for Phase II at the Oaks at Moore’s Creek achieves the goals established in 
the FPRA Plan  
  
This proposal offered by Stuart & Shelby Development furthers the goals, objectives, policies and 
programs of the Redevelopment Plan by:  
  

• Redevelopment of vacant property  
• Focus on homeownership for low- and moderate-income households  
• Construction of a subdivision that includes sidewalks, streetlights and connection to existing 

pedestrian network  
• Construction of new high-quality single-family homes that are energy efficient, meet hurricane 

impact requirements, are low maintenance and will remain affordable long after purchase   
  
The Oaks at Moore’s Creek Redevelopment Phase II project is located in the Neighborhoods, Sub-
Area 3 of the Fort Pierce Community Redevelopment Plan.  The Plan states that ‘while renewal and 
redevelopment have been active in the downtown area for a number of years, the neighborhoods 
have not received the attention that they need.”  And, although the City and Redevelopment Agency 
have heavily invested in the neighborhoods since the Plan was adopted in 2001 through housing 
improvements (Phase I and other projects) and infrastructure (Moore’s Creek Linear Park) there is 
still a significant opportunity to enhance the neighborhood through improvements to the housing 
stock.  
  
In this regard, the City of Fort Pierce Community Redevelopment Plan includes the following 
statements, opportunities, goals, objectives and policies:  
  

• 1999 Study by Henry Moore recommended:  
o A neighborhood with residents at the center of community building activities  

leading community work  
o A neighborhood free of blighted vacant lots  
o A neighborhood free of substandard housing  

• A 2000 report by the City Manager included additional strategies including converting  
     rental properties into owner occupied properties  

• Sub-Area 3 “Problems” include:  
o Housing stock in poor condition  
o Substantial number of vacant lots  
o Lack of sidewalks   
o Majority of rental residents  
o Vacant and underutilized property  
o Vacant property providing a place for littering  

• Sub-Area 3 “Needs” include:  
o Develop strategy for single family homeownership  
o Need to remove blighting influences  
o Need to create a neighborhood free of substandard housing  
o Need to create a neighborhood free of blighted vacant lots  
o Need to improve pedestrian linkages to commercial and downtown  
o Neighborhoods need sidewalks and lighting  
o Need for neighborhood lighting for nighttime security  

• Sub-Area 3 “Opportunities” include:  
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o Utilize the abundance of vacant lots for new construction and home ownership  
o Vacant buildings and land can be redevelopment sites  

• Group “2” Redevelopment, #2.1 “Affordable Housing” states that “the overall objective is  
to invigorate the neighborhood with new homebuyers and establish the area as a viable home 
ownership community.”  Objectives include:  

o Provide decent, affordable housing for residents who are of low to  
moderate-income level.  

o Stabilize and preserve the neighborhoods through redevelopment and the elimination  
of slum and blight.  

o Encourage fee simple home ownership.  
  

Project description states that the “target area for establishing affordable housing is generally the 
area described in the … Neighborhood Sub-Area.”  It also states that “components of the affordable 
housing program may include:  
  

• Home Buyer Assistance (subsidies secured by CRA soft junior mortgages)  
• Homebuyer’s marketing program  
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Traffic Impacts (Preliminary)  
  
The Preliminary Development Plan for the Oaks at Moore’s Creek Phase II is for construction of fifteen 
(15) single-family homes.  As the industry source for trip generation rates, the Institute of Transportation 
Engineers (ITE) has conducted numerous studies on the generation of trips for single-family homes 
and breaks down trip generation on an AM and PM peak hour as well as a daily weekday rate.   
  
Using the average AM and PM peak rate, and daily weekday rate for single-family homes, the following 
is a preliminary assessment of traffic impacts on the existing roadway system from this project which 
will add fifteen homes to the neighborhood:  
  

• AM Peak – Average rate 0.75 x 15 = 11.25 peak hour trips  
• PM Peak – Average rate 1.01 x 15 = 15.15 peak hour trips  
• Average Daily Trips – 9.57 x 15 = 143.55 trips  
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Economic Feasibility  
  
Unlike Phase I of The Oaks at Moore’s Creek, the proposed Phase II must include the design, permitting 
and construction of a new roadway, extension of water, sewer and other utilities and installation of a 
storm drainage system as well as extensive land clearing and pad preparation.  It also includes 
installation of sidewalks, streetlights, and street trees along the new roadway, and pedestrian 
connection from the new sidewalks to the Moore’s Creek Linear Park.  Construction of these 
infrastructure improvements give the ability and sets the stage for construction of new 
homes.  Consequently, there are significant additional costs that must be absorbed into the economic 
equation of Phase II that were not part of Phase I.  These costs are estimated at approximately $39,667 
per lot and a total of $595,000.  This estimate assumes soil conditions are suitable for the development, 
and no major soil remediation work is needed.  
  
Construction of the individual single-family homes is expected to cost approximately $125 per gross 
square foot.  This estimate includes all hard and soft costs but does not include permit fees, impact 
fees and utility connection fees.   
 
According to the St. Lucie County Property Appraiser records, in 2009 sales for Phase I units ranged 
from a low of $128,000 to a high of $150,000.  Research on www.zillow.com did not reveal any new 
home sales in the area and thus there are no current comparable on which to base a potential sales 
price for the proposed Phase II homes.  Actual sales price will be determined by an appraisal conducted 
by the institution that provides the first mortgage financing prior to closing on that financing and will 
likely be adjusted through soft-second mortgages and down payment assistance so that they are 
affordable to low- and moderate-income buyers.  Consequently, the sales prices can only be estimated 
at this time.  
  
Below is a simple breakdown of the total development costs, projected revenue, and subsidy (gap) 
needed to complete this project: 
 
Costs 
Average Construction Cost: $3,862,500* 
Soft Costs (5%):                   $193,125 
Infrastructure Connection:    $595,000 
Gov. Fees/Impact Fees:       not included 
Developer Fees (10%):        $386,250 
                                             ______________ 
Total Development Cost:     $5,036,875 
 
 
Revenue 
Projected revenue from sales: $2,250,000 (based on $150,000 per unit) 
  
  
 
Subsidy needed for gap: ($2,278,875) 
 
 
 
*Amount subject to variation based on models selected for development 
 
 

http://www.zillow.com/
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Proposed Financing Plan  
  
Stuart & Shelby Development Team proposes to partner with the City and Redevelopment Agency to 
obtain the funding necessary to construct the project.  Funding will fall into four (4) basic categories 
as follows:  
  

• Land Acquisition Costs    
o This proposal is for the Redevelopment Agency to retain ownership of the land until  

the point of sale, thus reducing the project cost.  However, the FPRA has not indicated  
if they would like to sell, convey, or retain ownership of the land.  

• Infrastructure Costs   
o to construct the infrastructure and develop the subdivision in preparation for  

home building and is estimated at approximately $595,000.  This includes clearing  
of trees, stripping of land, importing fill, water, sewer drainage, paving and 
sidewalks.  This does not include any soil remediation if needed.    

• Construction Costs   
o The total hard and soft costs is estimated at $4,055,625.  This estimate does  

not include Davis-Bacon wage rates, which would increase cost by approximately  
7-8% if required.  

• Closing Costs  
o Given recent home sales in the area, a gap between total development costs  

and appraised value is anticipated.  This gap is estimated at $2.28M  
 
This project represents a significant investment in this neighborhood on the part of the City and 
Redevelopment Agency and requires the acquisition of revenue sources the purpose of which is to 
develop affordable housing for low- and moderate-income homebuyers, and which results in the 
correction of conditions of blight.    
  
Potential funding sources include the following:  
  

• Donation of land to the project  
• CDBG for infrastructure including the currently budgeted $100,000  
• Private construction loan for home building, however interest charges will increase the  

project cost  
• Tax increment revenues could be used for a short-term to build the homes and repaid  

by sales proceeds, however all TIF funds are currently appropriated to operating or  
debt service, or other projects, and sales prices are not expected to cover the cost to  
construct homes  

• City funds might also be used for a short-term to build the homes and repaid by  
sales proceeds, however the sales prices are not expected to cover the cost to  
construct the homes  

• SHIP funds for down payment assistance  
• Soft-second mortgages to ensure affordability to income-qualified low- and  

moderate-income homebuyers  
• Conventional first mortgage financing from local lenders  

  
Additional sources of funds will need to be identified in order to construct the required infrastructure 
and homebuilding.  The Stuart & Shelby Development team will work with the City and Redevelopment 
Agency staff to finalize a funding strategy during the first months of the project.  
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Proposed Acquisition Terms  
  
Stuart & Shelby Development Team proposes that the FPRA retain ownership of the land and enter 
into a public private partnership for its development.  Should this structure not be feasible, the 
alternative proposed acquisition term would be a conveyance of the land with applicable deed 
restrictions (designating its use for affordable housing and with a reverter clause if any violations in the 
Development Agreement are violated).  
  
A straight-line purchase of the land by the Stuart & Shelby Team is not desirable.  This would add 
considerable development cost and does not accelerate the FPRA’s objective for Phase II.  
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Project Implementation Schedule  
  
  

• Months 1-6  
o Negotiate and execute Development Agreement 
o Finalize project financing strategy, and seek other sources of funds for  

infrastructure construction  
o Homebuyer outreach  
o Design and permitting of infrastructure  
o Subdivision platting/re-platting  

At completion of infrastructure permitting, and once a pool of potential  
homebuyers are assembled, the next stage of the project will commence  

• Months 7-10  
o Infrastructure Construction  
o Homebuyer qualification and counseling  
o Final design and permitting of homes  

At completion of infrastructure construction and homebuyer qualification and  
counseling, buyers will be required to sign contracts for specific homes, and  
construction financing will be secured  

o If permitted by the City, models would be construction concurrent with the  
infrastructure for marketing purposes  
 

• Months 10-18  
o Homebuilding will be completed in phases with approximately 3-4 homes  

being built at a time  
o Upon completion of construction and issuance of Certificate of Occupancies  

by the City, home will close and transfer to the income-qualified  
and/or first-time homebuyer  
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