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The City of Port St. Joe

December 3, 2013

Mr. Ray Eubanks

Division of Community Planning and Development
Department of Economic Opportunity

107 East Madison Street MSC 160

Tallahassee, Florida 32399

RE: City of Port St Joe —- Revised
Transmittal of Adopted Comprehensive Plan Amendment for Expedited State Review

Amendment No. 13-1ESR

Dear Mr. Eubanks:

The City of Port St Joe respectfully submits three copies of the adopted Amendment No. 13-1ESR to the
Department of Economic Opportunity (one paper copy and two electronic copies in Portable Document
Format (PDF) on a CD. The adoption package is submitted under the expedited state review process

for adopted amendments.

The City of Port St Joe City Commission held a public hearing to formally adopt the above mentioned
amendment on December 3, 2013.

Enclosed are copies of the following documents:

» Certified copy of adopted Ordinance No. 491 reflecting changes to the Conservation, Housing
and Infrastructure Elements.

» Certified copy of adopted Ordinance No. 492 regarding the proposed amendment to the Coastal
Management Element incorporating by reference the updated Port Master Plan and revising the .
Goals, Objectives and Policies related to the port.

» Certified copies of adopted Ordinance No. 493 reflecting the proposed Future Land Use Map
(FLUM) amendments and supporting data and analysis and a revised Map 20 of the Adopted
Map Series reflecting the expanded Existing Redevelopment Area which now includes the north

Port St Joe area.

The City certifies that the Adopted amendment including support data and analysis documents, have
been transmitted to the Florida Department of Transportation, The Fiorida Department of Environmental
Protection, the Northwest Florida Water Management District, the Department of State, the Apalachee
Regional Planning Council, the Department of Education and Gulf County. These agencies have
previously been provided with a copy of the proposed Comprehensive Plan and supporting data and

analysis.

www.cityofportstjoe.com Post Office Box 278 305 Cecil G. Costin, Sr. Bivd. Phone (8560) 229-8261 Fax (850) 227-7522
Port St. Joe, Florida 32457

“An Equal Opportunity Employer”



The following is a summary of the Adopted amendment;

Text Amendments

The purpose of the adopted amendment to the City of Port St Joe Comprehensive Plan is to revise the
Coastal Management Element to reflect the updated Port Master Plan and revised Goals, Objectives and
Policies. This amendment is very important for the City to begin redevelopment of the port facilities and
promote economic activity in the community.

There are also some text amendments to the Conservation, Infrastructure and Housing Elements; these
amendments are generally intended to extend due dates for certain requirements that need to be
changed to reflect a more realistic schedule for the City. The Conservation and Infrastructure Elements
contain a couple of policy changes recommended by the Northwest Florida Water Management District
regarding protection of groundwater resources and changes to reflect the fact that the City has already
adopted Land Development Regulations regarding wetlands protection and a xeriscape ordinance.

Map Amendments

The proposed amendment contains seven FLUM amendments; these amendments are generally
intended to correct discrepancies between the adopted FLUM and Zoning map and reflect existing
development. The proposed Map 20 of the Adopted Map Series, Energy Conservation Areas and
Features, reflects the revised Existing Redevelopment Area which now includes the north Port St Joe

The adopted amendment is not subject to an area of critical state concern.

If you have any questions, or need additional information, please call Marina G. Pennington at (850) 766-
6108, she can also be reached at marina.penningion@caomcast.net

Sincerel},

( .,l'im Anderson, City Manager
\City of Port St Joe

Enclosures

Cc: Jillaine Owens, FDEP
Susan Harp, Department of State
Dennis Wood, FDOT
Keith McCarron, ARPC
Tyler McMillan, NWFWMD
David Richardson, Guif County
Tracy Suber, Department of Education
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ORDINANCE NO. 491

AN ORDINANCE OF THE CITY OF PORT ST. JOE, FLORIDA
AMENDING THE COMPREHENSIVE PLAN OF THE CITY OF PORT
ST. JOE, FLORIDA, PURSUANT TO AUTHORITY UNDER STATE
STATUTES SECTION 163.187, SPECIFICALLY AMENDING THE TEXT
OF THE HOUSING, INFRASTRUCTURE AND CONSERVATION
ELEMENTS OF THE COMPREHENSIVE PLAN; PROVIDING FOR
REPEAL OF ANY CONFLICTING ORDINANCES; PROVIDING FOR
SEVERABILITY; AND PROVIDING FOR AN EFFECTIVE DATE.

WHEREAS, §163.3187, Florida Statutes, provides for the authority and procedure for
the City Commission of Port St. Joe, Florida to amend its Comprehensive Plan

utilizing procedures applicable to large scale developments; and

WHEREAS, in accordance with the requirements of Florida Statutes, the City of Port
St. Joe provided notice to the public of public hearings to be held August 13, 2013 and
August 20, 2013 for the adoption of the amendments to the housing, infrastructure and

conservation elements of the Comprehensive Plan; and

WHEREAS, on August 20, 2013 the Port St. Joe City Commission authorized
transmittal of the proposed plan amendment to the appropriate state agencies;

NOW, THEREFORE, BE IT ENACTED BY THE PEOPLE OF THE CITY OF PORT ST.
JOE, FLORIDA:

SECTION 1. APPROVAL

The housing, infrastructure, and conservation elements of the City of Port St. Joe
Comprehensive Plan are hereby amended as set forth on Exhibit “A”.

SECTION 2. CONSISTENCY WITH CITY OF PORT ST. JOE COMPREHENSIVE PLAN

The Board of City Commissioners hereby finds and determines that the approval of the
amendments is consistent with the goals, objectives and policies of the City of Port St. Joe

Comprehensive Plan as amended.
SECTION 3. ENFORCEMENT

The City may enforce this Ordinance as authorized by law.

SECTION 4. REPEAL

All ordinances or parts of ordinances in conflict herewith are hereby repealed.



SECTION 5. SEVERABILITY

The provisions of this Ordinance are hereby declared to be severable. If any provision of this
Ordinance, or the application thereof, to any person or circumstance is held to be invalid, such
invalidity shall not affect other provisions or applications of this Ordinance that can be given

effect without the invalid provision or application.

SECTION 6. EFFECTIVE DATE

The effective date of this plan amendment, if the amendment is not timely challenged, shall be
31 days after the state land planning agency notifies the local government that the plan
amendment package is complete. If timely challenged, this amendment shall become effective
on the date the state land planning agency or the Administration Commission enters a final
order determining this adopted amendment to be in compliance. No development orders,
development permits, or land uses dependent on this amendment may be issued or commence
before it has become effective. If a final order of noncompliance is issued by the
Administration Commission, this amendment may nevertheless be made effective by adoption
of a resolution affirming its effective status, a copy of which resolution shall be sent to the state

land planning agency.
is Ordinance was adopted in open regular meeting after its second reading this )
day of lecembe ,2013.

THE CITY COMMISSION OF THE CITY
OF PORT ST. JOE, FLORIDA

Aﬁest;&%/}%- puz:.;u

By: WI&A
Mel Magi&'@.%‘ziayor@ommissioner
Charlotte M. Pierce
City Clerk

: ¢ O Fittoreon, Hna,
The following commissioners voted yea: 471_‘—7"““‘”» /3473 ’ M ! 70 ’ /z7

The following commissioners voted nay: -4




CONSERVATION ELEMENT



CONSERVATION ELEMENT

GOALS, OBJECTIVES AND POLICIES

GOAL 1: The City of Port St. Joe will conserve, protect, and appropriately manage the
natural resources described in the Conservation Element of the Plan to ensure the highest
environmental quality possible consistent with applicable state and federal laws.

OBJECTIVE 1.1: The City will continue to monitor and ensure compliance with established
minimum air quality standards.

Policy 1.1.1:  Proposed developments which have the potential to lessen ambient air
quality will be required to obtain state and federal permits before review of local

development application can proceed

Policy 1.1.2:  An ambient air monitoring station is presently located at the City's
Wastewater Treatment Plant and will continue to monitor ambient air quality

OBJECTIVE 1.2: The City will conserve and protect the quality and quantity of current and
projected water sources and waters that flow into the estuarine waters by implementing Policies

1.2.1 through 1.2.3.

Policy 1.2.1: The City will make improvements to drainage and stormwater system
components. Projects will be undertaken in accordance with the schedule provided in the

Capital Improvements Element of this Plan.

Policy 1.2.2: The City will cooperate with NorthWest Florida Water Management District
N.W.F.W.M.D. in identifying the prime natural groundwater aquifer recharge areas and assist the
N.W.F.W.M.D in monitoring groundwater quality levels, and conditions for the possibility of

salt water intrusion.

Policy 1.2.3:  Activities that would withdraw groundwater to the point of salt water intrusion
or would damage important identified water sources including existing cones of influence.
water, recharge areas, inflow to surface public water supply resources and water wells,are
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referred to the NWFWMD to be addressed under that asency’c ¢

Policy 1.2.4:  The City will adopt procedures for emergency water conservation in accordance
with the plans and guidance of the NorthWest Florida Water Management District.
N.WFWMD)

Objective 1.3: Minimize erosion, sedimentation and stormwater runoff.

Policy 1.3.1: The City shall undertake measures to reduce stormwater pollution loads into
adjacent water bodies by maintaining an on-going program of stormwater management,
including both regulation and capital improvements. The City will review development
proposals for necessary stormwater management facility needs and require stormwater



permits pursuant to the Environmental Resource Permit provisions of Rule 62-346, F.A.C.
prior to the issuance of final development approval.

Policy 1.3.2: The City shall minimize land use disturbance, clearing of native vegetation
and removal of top soil. The City shall encourage utilization of Low Impact Design
(LID) strategies and techniques and construction best management practices (BMPs),
such as use of silt fences and sediment basins to retain sediment onsite during

development.

Policy 1.3.3: The following general requirements shall apply to stormwater management
systems throughout the City:

a) No direct discharge of stormwater to waterways or waterbodies;

b) When soil and water table conditions allow, require the use of offsite retention systems
for stormwater treatment.

¢) Promote the use of BMPs and the “Treatment Train” concept by promoting the use of
swales and landscape infiltration systems;

d) Swale conveyances shall be used to the greatest extent possible;

e) Projects in areas zoned for Industrial land uses shall assure that industrial pollutants do
not enter the stormwater system or come in contact with the surface or ground water.

OBJECTIVE 1.4: The City will conserve and protect its natural resources, including fisheries,
wildlife, wildlife habitat, marine habitat, minerals, soils and native vegetative communities.

Policy 1.4.1: The City shall support the conservation and protection of ecologically
sensitive terrestrial and marine ecological communities, as well as critical wildlife
habitat. Land Development Regulations and development review processes will be used
to minimize development impacts on these areas.

Policy 1.4.2: The City shall pursue the use of acquisition funding programs such as the
Florida Forever Program, Florida Community Trust, DEP Office of Florida Greenways &
Trails and others to acquire fee simple or less-than-fee ownership through conservation
easements on land that has been identified as critical or sensitive resources.

Policy 1.4.3: During development review processes the City shall consider the use of
other innovative approaches to protect sensitive resources, such as the transfer of
development rights, clustering, performance zoning, open space zoning, on-site density
transfer and other techniques to maximize the establishment of Open space areas or areas
of protection for identified environmental sensitive resources.

Policy 1.4.4: Proposed development sites will be required to be examined for the
presence of state and federally protected plant and animal species prior to site clearing or
construction. When a listed species is found, the proposal for development shall be
submitted to the Florida Fish and Wildlife Conservation Commission (FFWCC )and DEP
for recommendations to minimize the impact of development on those species. These
recommendations will be considered part of the development approval process where
threatened and endangered species are present.



Policy 1.4.5: The City shall encourage the protection of native vegetation as part of its
land development regulations. Such standards shall include types and size of vegetation
to be protected, removal/replacement, criteria, construction practices, and other similar

provisions.

Policy 1.4.6: The City shall cooperate with Gulf County to protect vegetative
communities located within more than one jurisdiction through application of provisions
within the land development regulations.

OBJECTIVE 1.5: The City will conserve and protect natural resources from the effects of hazardous

waste.

Policy 1.5.1: The City will initiate a public awareness program to inform citizens of the
recycling altermatives for hazardous waste.

Policy 1.5.2: The City will enter into an agreement with Gulf County for temporary storage of
any future hazardous waste that the City might generate based on Gulf County constructing a
temporary storage/transfer facility as recommended in the 1986 Gulf County Hazardous Waste

Management Assessment.

Policy 1.5.3: The City will continue to coordinate with the Apalachee Regional Planning Council
(A.R.P.C) and the Regional Hazardous Waste Management Plan and require regional approval
(permitting) before local review of any development which might have the potential to generate

hazardous waste.

Policy 1.5.4: The City shall coordinate with the Florida Department of Environmental
Protection(FDEP)on the requirements that all stationary above-ground and underground
petroleum storage tanks conform to the provisions of Chapter 17-61, F.A.C., and that permits be
obtained from FDEP prior to installation or removal of such tanks.

Policy 1.5.5: The City shall coordinate with appropriate governmental agencies that monitor
small quantity generators of hazardous waste as specified under SS. 403.7234 and SS. 403.7236,

F.S.

Policy 1.5.6: The City shall coordinate with the Florida Department of Health to provide
information regarding “good gardening practices™ to residents of the Mill View subdivision and
encourage the use of such practices to reduce possible exposure to fill chemicals.

Objective 1.6: The City will continue to support the restoration of degraded natural systems.

Policy 1.6.1: Septic tanks will no longer be allowed within the city limits where city sewer
service is available.

Policy 1.6.2: If natural resources are contaminated by hazardous wastes. the party responsible for
the contamination will be responsible for appropriate remedial actions.

I



Policy 1.6.3:  If natural systems are degraded by stormwater runoff from transportation
facilities which are under the authority and maintenance of the state (Florida Department of
Transportation), the City will take the necessary actions to improve the conditions by notifying

appropriate state agencies.

Objective 1.7 Wetlands within the City of Port St. Joe shall be conserved through the combined
use of the City’s Comprehensive Plan standards, and state and federal wetlands permitting
programs involving the Florida Department of Environmental Protection (FDEP), Northwest
Florida Water Management District, and the United States Army Corps of Engineers (ACOE), .
Major wetlands and wetland systems are identified on Map 7 of the adopted plan.

Policy 1.7.1 The protection of wetlands shall be accomplished through the use of the
Comprehensive Plan, including the Future Land Use Map, and shall take into account the
type, intensity or density, extent, distribution and location of allowable land uses and the
types, values, functions, sizes, conditions and locations of affected wetlands. Land uses
that are incompatible with the protection of wetlands and wetland functions shall be

directed away from wetlands.

Policy 1.7.2: The City shall continue to conserve wetlands through the implementation
of its Land Development Regulations in accordance with Sec. 4.11 through Sec. 4.16.

Policy 1.7.3: The plan amendment process and the development review process shall
require that the location and extent of wetlands (as defined by the Northwest Florida
Water Management District NWFWMD], FDEP, and ACOE) within the development

site be identified.

Policy 1.7.4: Low quality wetlands shall mean those wetlands that do not have habitat
for federally threatened or endangered species or state classified rare, critically imperiled
or species of special concern, and that meet at least one of the following criteria:

a) Any wetland planted in pine or otherwise disturbed by silviculture activities

b) Any wetland consisting of a ditch, man made canal or and borrow pit

c) Any wetland containing timber roads or utility rights-of-way

d) Any wetlands that are degraded due to the prevalence of exotic vegetation
evidenced by the majority of the wetland containing exotic or non-native invasive
species.

As of the adoption of Ordinance No. 344, in May 2007, the planting of pines, creation of
new timber roads or utility right of ways within wetlands shall not result in a previously
classified high quality wetland from being re-classified as low-quality.

Policy 1.7.5: Impacts to low quality wetlands may be authorized on a case by case basis
in conjunction with and as approved by applicable regulatory agencies unless such
impacts are contrary to the interest of the public. When encroachments, alterations or
removal of low-quality wetlands are permitted, it shall be mitigated based on the
appropriate regulatory agency including FDEP, NWFWMD. and ACOE.



Policy 1.7.6: High quality wetlands shall mean all wetlands that do not qualify as a low
quality wetland. High quality wetlands shall be protected with a 25-foot wide naturally
vegetated buffer landward from the identified edge of the wetland except for those
wetlands as provided in Policy 1.7.11. High quality wetlands reviewed as part of
amendments to the Future Land Use Map shall be designated as Conservation on the

Future Land Use Map series.

Policy 1.7.7: Development within high quality wetlands and their associated buffers
shall be prohibited except for uses approved by the appropriate permitting agency
involving passive recreational trails, water access, wetland maintenance and restoration.
All encroachments into the 25-foot buffer shall be those that do not adversely affect the
predevelopment hydrology of the wetland including water quality or quantity. Further,
impacts to high quality wetlands shall be limited to cases where no other feasible and
practicable alternative exists that will permit a reasonable use of the land as described in

Policy 1.7.8.

Policy 1.7.8: The Technical Advisory Committee (TAC) or the Local Planning Agency
(LPA) may use the site plan and biological assessments performed by a qualified
professional to determine that no reasonable alternative (such as clustering development
on upland portions of the site, shifting development within the site, using variance of lot
and setback requirements etc) is available to avoid proposed impacts to high quality
wetlands, and that the nature and degree of disturbance is the minimum possible to
achieve development that is otherwise compliant with the goals, objectives, and policies
of the Plan. A finding that no reasonable alternative is available shall only be provided
when the impact is identified as beneficial to an overriding public interest. Local
government approval shall not substitute for state and federal regulatory review or
recommendations for preservation and mitigation.

Policy 1.7.9: New development shall be clustered on upland portions of a development
site, which are not otherwise environmentally sensitive. To facilitate the clustering of
development out of and away from wetlands, deviations from minimum lot sizes and
density transfers on a one-to-one basis (based on density and intensity of the current land
use designation) to the buildable portion of the site, may be authorized. In no case shall
the density exceed the designated gross density on the future land use map.

Policy 1.7.10: Wetlands within the current city limits of the City of Port St. Joe, which

are located on property which is subject to already approved existing plats, development
orders or Planned Unit Developments (P.U.Ds) approved as of January 1, 2007 shall not
be subject to Conservation Element policies 1.7.1 -1.7.9.

Policy 1.7.11: With the exception of water dependent uses consistent with the master
plan of the port of Port St. Joe and water dependent uses that serve as public access, the
required setback or minimum buffer for all areas along St. Joseph Bay and coastal and
riverine wetlands shall be a minimum of 50 feet as measured from the mean high water
line (MHWL). Predevelopment water flow and quality shall be maintained (see Section
3.15 of the Existing LDRs as of October 1, 2006).



Objective 1.8: The City shall continue to increase public access to the City of Port St. Joe’s
water resources. Provide public boat launches and/or marinas in appropriate locations to meet
water access needs and to direct these uses to areas of least environmental harm.

Policy 1.8.1: The City will evaluate potential sites for boat launch/ramp and parking
needs. The City will work with both public and private entities to seek funding sources
to develop launches/ramps and possible marinas, including land purchase costs and
facility development. Potential public sources for facility development include: Florida
Boating Improvement Program (FFWCC), Florida Recreation Development Assistance
Program (aka, FRDAP by DEP). Resources for land acquisition include the Florida

Community Trust.

Policy 1.8.2: Encourage and support marina facilities in the City to become members of
the Florida Clean Marina Program (A FDEP and USFWS sponsored program).

Policy 1.8.3: The City shall coordinate with the FDEP Office of Greenways and Trails, the
FDCA’s Florida Community Trust Office and the FDOT to track opportunities to develop
community conservation and recreational attributes. Further, the City should work with private
land owners to plan for conservation, trail and greenway development opportunities

Objective: 1.9: Conservation of fresh water supply shall be pursued.

Policy 1.9.1: The City shall encourage use appropriate water conservation techniques
including the use of high-efficiency, low-volume plumbing fixtures, appliances and other

water conserving devices.

Policy 1.9.2: Mixed use and larger developments in the City shall be encouraged to
maintain native vegetation and to incorporate xeriscape practices and the use of native
landscape plant materials into site landscaping design.

Policy 1.9.3: Homeowners association and businesses shall be directed to consider
implementation of the Florida Yards and Neighborhoods Program developed by the

University of Florida.

Policy 1.9.4: The City will continue to implement the adopted Xeriscape Ordinance to
ensure conservation of water resources.

Policy 1.9.5: The City will recommend and request Gulf County to adopt a
Xeriscape/Florida Friendly Landscape Ordinance within the unincorporated portion of

the City’s Water Service Area.

Policy 1.9.6: The City will incrementally reduce unaccounted water losses to 10% by
2015 through ongoing improvements to water distribution lines as shown in the capital

improvement plan.

Policy 1.9.7: The City will continue to implement an adopted ordinance intended to
promote and support water conservation efforts.



Policy 1.9.8: By December 2015, the City will consider adoption of an Irrigation
Efficiency Ordinance.

Policy 1.9.9: The City shall continue to implement Public Education and Information
Program to encourage citizens to conserve water and promote the efficient use of water

resources.

Policy 1.9.10: The City will provide the NWFWMD a Reuse Feasibility Study per the
Guidelines for Preparation of Reuse Feasibility Studies (FDEP. May 2007) by December

31, 2020.

Objective: 1.10: Conservation of energy and reduction of greenhouse gas shall be pursued.

Policy 1.10.1: Energy Conservation Areas shown in Map 20 highlight features that
contribute to reduced energy use and greenhouse production: parks, open space areas,
increased network of bike and pedestrian paths and connections to provide non-auto
transportation options and enhance the livability of the City. These connections will
provide alternative transportation options, reduce vehicle miles traveled, minimize fuel
consumption and contribute to reduction in greenhouse gas emissions.

Policy 1.10.2: The City shall develop a Public Education and Information Program to
encourage citizens to conserve energy and reduce greenhouse gas.



HOUSING ELEMENT



GOALS, OBJECTIVES AND POLICIES

GOAL 1: PROVIDE DECENT, SAFE AND AFFORDABLE HOUSING FOR ALL
CURRENT AND FUTURE RESIDENTS OF THE CITY.

OBJECTIVE 1.1: The City will continue to monitor the housing stock for housing units
which present a health or safety problem due to their substandard” condition in accordance
with the Florida Building Code. The City will take actions to these problems (notifying private
owners of problems and possible remedies or if required, take legal action). ("Substandard in
terms of structural integrity, deficient plumbing, lack of central heating or overcrowded

characteristics).

Policy 1.1.1: The City will strive to condemn housing units only if they pose a serious
health and safety problem and are unoccupied.

Policy 1.1.2: The City will investigate and consider adoption of a Housing Code
that addresses the safety conditions of units to ensure maintenance of the existing

housing stock.

OBJECTIVE 1.2: By 2015, the City will evaluate the number of dwelling units that need
improvement and are suitable for owner or volunteer rehabilitation efforts.

Policy 1.2.1: The City will establish principles and policies to guide rehabilitation
and conservation of the housing stock. The City will identify areas which contain
substandard housing units within the City. These areas shall be the target of
revitalization and assistance programs, including the provisions or improvement of public
services, information and state/federal housing assistance programs and City participation in
and solicitation of financial assistance from state and federal programs intended to
improve the condition and supply of housing.

Policy 1.2.2: Promote volunteer efforts for housing repair and maintenance.

Policy 1.2.3: The City will support public and private efforts which are directed at
improving housing. Such actions could include sponsorship of "fix-up, clean-up"
days; utilizing City resources and personnel to assist such efforts and coordinating
with various entities (e.g. church groups, non-profit organizations, etc.) to assist in
undertake housing improvements.

Policy 1.2.4: The City shall require landscaping and building maintenance as part
of its land development regulations.

Policy 1.2.5: The City shall require visual buffers or fences for land uses which
present an unsightly appearance or which have the potential to create nuisances.



OBJECTIVE 1.3: By the year 2015, decrease the number of elderly and low income that
are living in substandard housing.

Policy 1.3.1: Promote owner/volunteer housing repair programs which make repairs
sufficient to allow the elderly and low income to safely remain in their housing units.

Policy 1.3.2:  Promote funding from public agencies and private sources to finance
housing rehabilitation, group homes, and congregate living facilities.

OBJECTIVE 1.4: The City will continue to review all regulations and codes that relate to
housing and unify/standardize them if necessary in order to assist land owners and the
building industry in reducing development costs (by eliminating unnecessary procedures).

Policy 1.4.1: Assist private building industry initiatives to provide the predominant
form of housing (single family detached) as well as multi-family housing via use of
federal low interest construction loan programs. The City shall provide incentives to
private developers intended to stimulate construction of new or rehabilitated affordable
housing units. Such incentives may include reduction in fees, or waiver, waiver of fees
for re-connections to rehabilitated residences, and the provision of "fast track" processing

of applications and plan reviews.

Policy 1.4.2: The City will continue to participate in federal and state housing
programs administered by the US Department of Housing and Urban Development
and the Florida Housing Finance Corporation to assist in the development of
affordable workforce housing

Policy 1.4.3: The City shall continue to participate in housing programs provided by
Gulf County. The City shall continue to support and utilize the Gulf County
Development Corporation to advocate for development of affordable housing in the

community.

Policy 1.4.4: The City shall continue to support the efforts of the Gulf County Housing
Coalition, the Christian Community Development Fund and Habitat for Humanity and
work with these agencies to provide affordable housing in the community.

OBJECTIVE 1.5:  The City will identify adequate sites for the location of low and
moderate income homes and for households with special needs, group and foster care
facilities while striving to maintain the character and quality of established neighborhoods.

Policy 1.5.1: The City will seek to foster non-discrimination and encourage the
development of community residential alternatives to institutionalization by
including the principles and criteria to guide the location of these facilities in the City

development regulations.

Policy 1.5.2: The City’s land development regulations will outline a development
review procedure which addresses the consideration of affordable housing for low and
moderate income groups and criteria guiding the location of mobile homes.

[}



OBJECTIVE 1.6: Historically significant housing will be identified as it becomes known
(identified by citizens and the local, state and federal government) and protected under the

City's development regulations.

Policy 1.6.1: The City will continue to cooperate with the state Division of
Historical Resources in identifying and preserving historic resources. The City
shall seek grants with the Division to conduct a city-wide historic resource survey.

Policy 1.6.2: The City shall protect significant historic resources. Preference will
be given to adaptive reuse of historic resources over activities that would significantly

alter or destroy them.

OBJECTIVE 1.7: The City will provide for anticipated population growth and the existing
population by developing growth management regulations which provide for adequate and
affordable housing to include households with special needs.

Policy 1.7.1: Existing regulatory and permitting processes will be improved by the
establishment of principles and criteria to guide the location of housing (based on future
land uses) upon adoption of development regulations.

OBJECTIVE 1.8: The City will plan for relocation housing if City projects impact existing
housing.

Policy 1.8.1: The City will provide assistance to the private sector to encourage
replacement housing production if City housing stock is decreased or eliminated by
development activities.

OBJECTIVE 1.9: The City of Port St Joe will implement an incentive program to
encourage the private sector to provide affordable workforce housing.

Policy 1.9.1: The City of Port St Joe shall implement the adopted “Affordable
Workforce Housing Incentive Ordinance” providing developer incentives and
options for the voluntary provision of affordable housing.

Policy 1.9.2: Incentives that may be considered in the ordinance include, but are
not limited to density bonuses; streamlined priority permitting; design flexibility
and reduction of impact and hook up fees for every affordable housing unit. The
“Affordable Workforce Housing Incentive Ordinance™ shall consider all segments
of affordable housing (i.e., very low, low, moderate), as defined by Chapter 420,
Florida Statutes. The ordinance may consider different levels of incentives on a
sliding scale basis, based on the affordable housing segment that is being addressed

by the developer.

Policy 1.9.3: When funds become available, a housing trust fund shall be
established by the City to receive trust fund moneys, land or other considerations
that will become available as a result of the adoption and implementation of the



“Affordable Workforce Housing Incentive Ordinance™. The fund will be
maintained separately from the general funds of the City of Port St Joe. A qualified
Gulf County-based not-for-profit organization, such as the Gulf County Community
Development Corporation, a Gulf County Community Land Trust or a Gulf County
Housing Coalition will administer the receipts of the housing trust fund for the
benefit of Port St Joe residents in need of affordable housing

Policy 1.9.4: The City of Port St Joe shall continuously review and monitor
availability of affordable workforce housing in the community.

Policy 1.9.5: At a minimum of every other year, the City shall evaluate the
effectiveness of the “Affordable Workforce Housing Incentive Ordinance™ and may
consider mandatory affordable workforce housing ordinances if the data shows that
the need for affordable workforce housing continues to increase.

OBJECTIVE 1.10: The City of Port St Joe will support energy efficiency and the use of
renewable energy resources in existing housing and in the design and construction of new

housing.

Policy 1.10.1: The City will support residential construction that meets the United
States Green Building Council (USGBC) Leadership in Energy and Environmental
Design (LEED) rating system, the Green Building Initiative’s Green Globes rating
system, the Florida Green Building Coalition standards, or other nationally
recognized, high performance green building rating system as recognized by the
Florida Department of Management Services.

Policy 1.10.2: The City will encourage the use of energy-efficient appliances and
plumbing fixtures.

Policy 1.10.3: The City will provide educational materials (i.e., inserts in utility
bills) on the home energy reduction strategies and strategic placement of landscape
materials to reduce energy consumption.

Policy 1.10.4: The City shall continue to allow home based businesses to the extent
that they are compatible with residential areas consistent with the provisions in the

land development regulations.



INFRASTRUCTURE ELEMENT



SANITARY SEWER, SOLID WASTE, STORMWATER
MANAGEMENT
POTABLE WATER AND GROUNDWATER
AQUIFER RECHARGE ELEMENT



GOALS, OBJECTIVES, AND POLICIES

GOAL I: NEEDED PUBLIC FACILITIES SHALL BE PROVIDED IN A
MANNER WHICH PROTECTS INVESTMENTS IN EXISTING FACILITIES
AND PROMOTES ORDERLY, COMPACT URBAN GROWTH.

OBJECTIVE 1.1: By 2020, the City of Port St. Joe will implement procedures to ensure
that at the time a development permit is issued, adequate facility capacity is available or
will be available when needed to serve the development.

Policy 1.1.1: The residential (City and Oak Grove) level of service standard for
sanitary sewer facilities is equal to 150 gallons per capita per day, and shall be
used as the basis for determining the availability of facility capacity and the
demand generated by a development.

Policy 1.1.2: The commercial/light industrial level of services standard for
sanitary sewer facilities is equal to 1,450 gallons per acre per day, and shall be
used as the basis for determining the availability of facility capacity and the
demand generated by a development.

Policy 1.1.3: New heavy industrial facilities shall provide sewage service data
and contribute toward the cost of developing increased collection, transmission
and treatment systems.

Policy 1.1.4: The City-wide average solid waste level of service standard shall be
8 pounds per capita per day, and shall be used as the basis for determining the
availability of facility capacity and the demand generated by a development.

Policy 1.1.5: The following level of service Stormwater Management standards
shall be used as the basis for determining the availability of facility capacity and
the demand generated by a development:

J 25-yr. frequency, 24-hr. duration storm event for those areas designated as
residential, commercial, mixed commercial/residential, public, and
industrial land use on the Future Land Use Map; and

. 3-yr. frequency, 24-hr. duration storm event for those areas designated as
agricultural, conservation, and recreation land use on the Future Land Use
Map.

) All new and re-development projects shall comply with the stormwater

design and performance standards and stormwater retention and detention
standards contained within section 62-346F.A.C.



Policy 1.1.6: All future development and re-development shall protect the
functions of natural Stormwater Management features by complying with the
level of service as listed within this Plan and by obtaining proper approved
Stormwater Management permits from the Florida Department of Environmental
Protection, Northwest Florida Water Management District, and requirements of

Policy 1.1.5.

Policy 1.1.7: The residential (City) potable water level of service standard for
potable water facilities is equal to 130 gallons per capita. per day, and shall be
used as the basis for determining the availability of facility capacity and the
demand generated by a development.

Policy 1.1.8: For unincorporated areas such as Oak Grove, White City, and St.
Joe Beach, the potable water level of service is equal to 100 gallons per capita per
day, and shall be used as the basis for determining the availability of facility
capacity and the demand generated by a development.

Policy 1.1.9: The commercial/light industrial potable water level of service
standard is equal to 2,000 gallons per acre per day and shall be used as the basis
for determining the availability of facility capacity and the demand generated by a

development.

Policy 1.1.11: The heavy industrial potable water level of service is equal to 50
gallons per day per employee for sanitary usage only.

Policy 1.1.12: The heavy industrial potable water level of service for process
usage is equal to 11,000 gallons per acre, per day.

Policy 1.1.13: All improvements for replacement, expansion or increase in
capacity of facilities shall be compatible with the adopted level of service
standards for the facilities.

Policy 1.1.14: The Public Works Department shall develop procedures to update
facility demand and capacity information as development permits are issued.

Policy 1.1.15: Annual summaries shall be prepared for capacity and demand
information for each facility and service area.

Policy 1.1.16: Consistent with the urban growth policies of the Future Land Use
element of this plan, provision of centralized sanitary sewer and potable water
service shall be limited to the service areas shown for these facilities in the
support documents of this plan and to areas where the City has legal commitments
to provide facilities and services as of the date of adoption of this plan.



Policy 1.1.17: The City will institute a water disiribution leak prevention program
in an effort to conserve our natural resource, “water”. In addition, water
customers will be continuously informed to conserve water for conservation
sakes. Programs instituted by the Water Management District, such as alternate
irrigation program, will be supported by the City.

OBJECTIVE 1.2: The City will maintain a five-year schedule of capital improvement
needs for public facilities, to be updated annually in conformance with the review process

for the Capital Improvement Element of this plan.

Policy 1.2.1: A Capital Improvement Coordinating Committee is hereby created,
composed of the City Commissioners and City Auditor-Clerk for the purpose of
evaluating and ranking capital improvement projects proposed for inclusion in the
five-year schedule of capital improvement needs.

Policy 1.2.2: Proposed capital improvement projects will be evaluated and
ranked according to the following priority level guidelines:

Level One — whether the project is needed to protect public health and
safety, to fulfill the City’s legal commitment to provide facilities and
services, or to preserve or achieve full use of existing facilities.

Level Two — whether the project increases efficiency of use of existing
facilities, prevents or reduces future improvement costs or provides
service to developed areas lacking full service.

Level Three — whether the project represents a logical extension of
facilities and services within a designated service area.

GOAL 2: PORT ST. JOE WILL PROVIDE SANITARY SEWER, SOLID
WASTE, STORMWATER MANAGEMENT AND POTABLE WATER
FACILITIES AND SERVICES TO MEET EXISTING AND PROJECTED
DEMANDS IDENTIFIED IN THIS PLAN.

OBJECTIVE 2.1: Existing deficiencies will be corrected by undertaking the projects in
the five-year schedule of capital improvements. The following projects that are outside
of the five year window will be included in future five year schedules:

Stormwater Management:

e Area 1: Canals “A” and “B” should be excavated with bottom width a minimum of
3 feet and (10) 36-inch pipe culvert should be constructed under the railroad.

e Area 1: Widen Canal “C” with a 5-foot bottom width and Canal *D” with a 14-foot
bottom width. In Canal “D”, double 6-foot by 6-foot box culverts are proposed at
the road to the Arizona Chemical Plant and at S.R. 381.
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e Area 3: Canals proposed for Area 3 are Canals “E™ and *G”, with 3-foot bottom
widths. At the confluence of the canal, a new controlling weir structure will
regulate the outgoing flow from the east side of the railroad to ensure the increased
flow from the proposed storm improvements does not increase the flow beyond that
of preconstruction runoff. A detention pond is required to be constructed along
Canal “F", with 20-foot bottom width and 60-foot top width. Additional City right-
of-way will be required parallel to the existing easement.

e Area 4: There is a serious flooding problem along Monument Avenue (U.S.
Highway 98) due to the inadequacy of the State’s storm sewer system in this area.
Canal “G”, with a 3-foot bottom width, is designed to divert the storm flow excess
from the State’s system on Monument Avenue to Area 3.

e Area 9: The proposed 24-inch storm sewer on Sixth Street and Long Avenue will
remedy the flooding problems east of Long Avenue.

Potable Water Projects:

e Replace existing 2™ distribution mains with 6™ mains on Palm Boulevard.

Policy 2.1.1: Projects needed to correct existing deficiencies shall be given
priority in the formulation and implementation of the annual work programs of

the City.

Policy 2.1.2: No permits shall be issued for new development which would result
in an increase in demand on deficient facilities prior to completion of
improvements needed to bring the facility up to standard.

Policy 2.1.3: The annual summaries of facility capacity and demand information
prepared by the City Planning Agency shall be used to evaluate the need for the
timing and location of projects to extend or increase the capacity of existing

facilities.

Policy 2.1.4: All projects required to meet projected demands for the years
beyond the five year schedule shall be submitted to the Capital Improvements
Coordinating Committee and scheduled in the Capital Improvement Element of
this plan in accordance with the requirements of Section 163.377(3), E.S.

OBJECTIVE 2.2: Repair and Replacement projects for the planning period 2005
through 2020 will be met through the annual budget.

Policy 2.2.1: The City will establish an adequate budget for Public Works
sanitary sewer and potable water repair and replacement. The City will provide
the Public Works Department with sufficient manpower to perform the work.



OBJECTIVE 2.3: The City will maintain a ten-year Water Supply Facility Work Plan
consistent with the recommendations of the Northwest Florida Water Management

District Regional Water Supply Plan (RWSP) for Region V.

Policy 2.3.1: The City of Port St Joe Water Supply Facilities Work Plan
identifies and plan for the water supply sources and facilities needed to serve existing and
new development within the City and unincorporated areas of the County served by the

City through 2020.

Policy 2.3.2. The City has adopted the Water Supply Facilities Work Plan dated
July 2009 and incorporated it by reference into the City’s Comprehensive Plan.

GOAL 3: THE FUNCTIONS OF NATURAL GROUNDWATER AQUIFER
RECHARGE AREAS WITHIN THE CITY WILL BE PROTECTED AND

MAINTAINED.

OBJECTIVE 3.1: The City will continue to protect groundwater aquifer recharge areas.

Policy 3.1.1: The City will revise the adopted xeriscape ordinance to recognize
the groundwater recharge functions of natural landscape and protection of water

quality.

Policy 3.1.2: The City will coordinate with County, State, and Federal agencies
to achieve regional aquifer recharge protection objectives.
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ORDINANCE NO. 492

AN ORDINANCE OF THE CITY OF PORT ST. JOE, FLORIDA
AMENDING THE COMPREHENSIVE PLAN OF THE CITY OF PORT
ST. JOE, FLORIDA, BY AND THROUGH PROCEDURES REQUIRED
FOR LARGE-SCALE MAP AMENDMENTS PURSUANT TO
AUTHORITY UNDER STATE STATUTES SECTION 163.3187,
SPECIFICALLY APPROVING THE AMENDMENT TO THE COASTAL
MANAGEMENT ELEMENT - PORT OF PORT ST. JOE MASTER PLAN
GOALS, OBJECTIVES AND POLICIES; AND PROVIDING FOR
REPEAL OF ANY CONFLICTING ORDINANCES; PROVIDING FOR
SEVERABILITY; AND PROVIDING FOR AN EFFECTIVE DATE.

WHEREAS, §163.3187, Florida Statutes, provides for the authority and procedure for the City
Commission of Port St. Joe, Florida to amend its Comprehensive Plan utilizing procedures

applicable to large scale developments; and
WHEREAS, The Port of Port St. Joe adopted its 2013 Port Master Plan on June 12, 2013; and

WHEREAS, in accordance with the requirements of Florida Statutes, the City of Port St. Joe
provided notice to the public of public hearings to be held August 13, 2013 and August 20,
2013 for the adoption of the 2013 Port Master Plan into the Coastal Management Element of the

City of Port St. Joe Comprehensive Plan; and

WHEREAS, on August 20, 2013 the Port St. Joe City Commission authorized transmittal of the
proposed plan amendment to the appropriate state agencies;

NOW, THEREFORE, BE IT ENACTED BY THE PEOPLE OF THE CITY OF PORT ST.
JOE, FLORIDA.

SECTION 1. APPROVAL

The goals, objectives and policies of the 2013 Port Master Plan described in Exhibit “A”
attached and incorporated herein, is hereby approved. The application and all documentation
submitted by the Applicant in support of it are hereby incorporated by reference.

SECTION 2. CONSISTENCY WITH CITY OF PORT ST. JOE COMPREHENSIVE PLAN

The Board of City Commissioners hereby finds and determines that the approval of the Port
Master Plan as set forth in Section 1 is consistent with the goals, objectives and policies of the

City of Port St. Joe Comprehensive Plan as amended.

SECTION 3. ENFORCEMENT

The City may enforce this Ordinance as authorized by law.



SECTION 4. REPEAL

All ordinances or parts of ordinances in conflict herewith are hereby repealed.

SECTION 5. SEVERABILITY

The provisions of this Ordinance are hereby declared to be severable. If any provision of this
Ordinance, or the application thereof, to any person or circumstance is held to be invalid, such
invalidity shall not affect other provisions or applications of this Ordinance that can be given

effect without the invalid provision or application.

SECTION 6. EFFECTIVE DATE

The effective date of this plan amendment, if the amendment is not timely challenged, shall be
31 days after the state land planning agency notifies the local government that the plan
amendment package is complete. If timely challenged, this amendment shall become effective
on the date the state land planning agency or the Administration Commission enters a final
order determining this adopted amendment to be in compliance. No development orders,
development permits, or land uses dependent on this amendment may be issued or commence
before it has become effective. If a final order of noncompliance is issued by the
Administration Commission, this amendment may nevertheless be made effective by adoption
of a resolution affirming its effective status, a copy of which resolution shall be sent to the state

land planning agency.

is Ordinance was adopted in open regular meeting after its second reading this 34 day of
EEQQ ben ,2013.

THE CITY COMMISSION OF THE CITY
OF PORT ST. JOE, FLORIDA

T

L

Mel MagidsB ayor-Commissioner

siof Y ket p. Fooree

Charlotte M. Pierce

City Clerk
¢ Cropn, Fotlisrns Tty
The following commissioners voted yea:MLM %3‘% M /

The following commissioners voted nay: o~
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GOALS, OBJECTIVES AND POLICIES - 2013 PORT MASTER PLAN

Chapter 163, Florida Statutes, requires that comprehensive plans, including this Port Master Plan 2013,
*...shall provide the principles, guidelines, standards, and strategies for the orderly and balanced future
economic, social, physical, environmental, and fiscal development of the area that reflects community
commitments to implement the plan and its elements.” It further recognizes that these principles and
strategies are generally provided as goals, objectives, and policies within the plans. This chapter presents
the goals, objectives and policies the Port St. Joe Port Authority has selected to implement this Plan. and
guide its development activities over the planning period. Underlying these goals, objectives, and
policies is the Port's mission statement:

“The mission of the Port St. Joe Port Authority is to enhance the economic vitality and
quality of life in the Port St. Joe area and Northwest Florida region by fostering the

growth of domestic and foreign commerce.”

To accomplish the vision expressed in the above mission statement, and comply with state requirements,
the Port St. Joe Port Authority has identified six goals, accompanying objectives, and implementation
policies that it intends to carry out during the planning period. These goals, objectives, and policies
reflect the Port St. Joe Port Authority’s commitment not only to local and regional economic growth, but
also to the environmental health and well-being of the surrounding ecosystems. Their implementation
will be a function of the timeliness with which the Port can proceed with the planned development

program, based on market demand, permitting, and funding.

Port Goals, Objectives, and Policies

Goal 1: Economic Growth. The Port of Port St. Joe is located within the municipal jurisdiction of the
City of Port St. Joe, the county seat of Gulf County in Northwest Florida. As such, the Port St. Joe Port
Authority intends to plan and develop the identified Port Planning Area in accordance with market
forecasts, the community’s commercial and industrial resources, and in cooperation with its public and
private partners to create jobs and stimulate local and regional economic development. To achieve this
goal, the Port St. Joe Port Authority shall implement a phased program of infrastructure development,
targeted marketing, and collaboration with its private partners to create a Port environment that provides
the maximum economic, environmental and social benefits to the community. This goal is consistent
with Goal 21 of the State Comprehensive Plan, which addresses economic stability, job opportunities, and

increased per capita income for the state’s residents.

Objective |.1: Port Planning Area Development. The Port St. Joe Port Authority shall pursue the
phased planning and development of the Port Planning Area, including both Port and private properties,
consistent with this Port Master Plan, to provide appropriate support facilities that will accommodate
projected waterborne commerce demand. Consistent with Goal 3, this development shall address
environmental concerns, such as estuarine water quality and wetland mitigation, while still providing an
economically sound site development plan conducive to attracting the desired tenant and user base.

Policy 1.1.1: Market Assessment. The Port St. Joe Port Authority shall complete a market
assessment or utilization of that information prepared by others that identifies potential waterbomne
commerce activities for short-term growth (5-year planning period) and longer-term expansion (10-
year planning horizon).

Policy 1.1.2: Land Acquisition. The Port St. Joe Port Authority shall acquire land through
purchase, lease, easement, or other as needed to support Port development and economic growth,
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Policy 1.1.3: Waterfront and Upland Development. The Port St. Joe Port Authority shall plan and
develop waterfront and supporting upland infrastructure to accommodate the demand projections in
the Port’s market assessment and subsequent user commitments. The anticipated development
includes berth and apron construction, site improvements, storage areas, cargo-handling equipment,
and other infrastructure needed for tenant and user service.

Policy 1.1.4: St. Joseph Bay Entrance Channel and Gulf County Canal Dredging. The Port St.
Joe Port Authority shall coordinate with the U.S. Army Corps of Engineers and other applicable local,
regional, state, and federal regulatory agencies and stakeholders for the resumption of maintenance
dredging as needed to accommodate the identified waterborne commerce operations (see Goal 2,
Objectives 2.1 and 2.2).

Policy 1.1.5: On-Port Road and Rail. The Port St. Joe Port Authority shall develop an efficient
road network within the Port Planning Area and explore opportunities to develop internal rail spurs to
support operations, as needed (see Goal 2, Objective 2.3).

Policy 1.1.6: Facility Maintenance. The Port St. Joe Port Authority shall provide adequate
maintenance and upkeep of its in-water and upland facilities to derive the best use from its
infrastructure.

Objective 1.2: Economic Diversification. The Port St. Joe Port Authority shall explore opportunities to
develop synergies between its waterborne commerce operations and other economic resources in the area.

Policy 1.2.1: Faeility Utilization. The Port St. Joe Port Authority shall seek potential tenants and
other users to achieve maximum site utilization and pursue expansion and development when new

facilities will support economic growth.

Policy 1.2.2: Complementary Upland Development. The Port St. Joe Port Authority shall, in a
phased approach, allow for and encourage upland development in the Port Planning Area that
complements its waterborne commerce operations.

Policy 1.2.3: Foreign Trade Zone Designation. The Port St. Joe Port Authority shall explore the
establishment of a foreign trade zone to achieve the economic benefits such zones can generate. If
appropriate, the Port Authority shall pursue the option of becoming a subzone or a licensee of another
Foreign Trade Zone, such as the one at Port Panama City.

Goal 2: Transportation Efficiencies. Seaports depend on efficient intermodal access to provide cost-
effective and competitive services. Consequently, the Port St. Joe Port Authority shall collaborate with
city, county, state, and federal agencies and with private entities responsible for water, highway, and rail
connectivity to ensure that the intermodal transportation infrastructure and connectivity essential to Port

operations are in place.

Objective 2.1: Ship Channel and Gulf County Canal Access. The Port St. Joe Port Authority shall
pursue maintenance dredging of the Ship Channel (defined as all ranges plus Harbor Channel and Turning
Basin) and Gulf County Canal to provide the water depths needed to serve the vessels anticipated to call
at the Port. To the extent possible, consistent with the development and expansion needs of the Port,
maintenance and new dredging activities and the management of spoil material shall be pursued in a
manner respectful of the State Comprehensive Plan’s goals and policies addressing stewardship of water
resources, coastal and marine resources, and natural systems.

Policy 2.1.1: Ship Channel Maintenance Dredging. The Port St. Joe Port Authority shall pursue
maintenance dredging of the Ship Channel and Gulf County Canal to provide the water depths needed
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1o serve the vessels anticipated to call at the Port. As part of the long-termn maintenance and dredging
activities the Port Authority will develop, or cooperate with the development if performed by others, a
Dredged Material Management Plan for maintenance and dredging activities at St. Joseph’s Bay and
the Gulf County Canal.
Policy 2.1.2: Gulf County Canal Dredging. The Port St. Joe Port Authority shall cooperate with
the maintenance dredging activities and efforts of the USACE in proximity to the Port Planning Area
to maintain the water depths and width needed to serve the vessels that are anticipated to call at the
Port.
Policy 2.1.3: Maintenance Dredging. The Port St. Joe Port Authority shall undertake maintenance
dredging, as required to ensure safe navigational conditions for the ships and barges calling at its
facilities.
Policy 2.1.4: Spoil Site Development. The Port St. Joe Port Authority shall develop, in accordance
with the Dredge Material Management Plan and within the limits of its responsibility and funding
resources, environmentally acceptable spoil sites for the disposal of the material the dredging projects
will generate. If the spoil material is of the proper quality, and if it is permissible by the regulatory
agencies, dredged material will be used for beach creation and renourishment. The added benefit of
this disposal option is additional storm protection for adjacent land, and particularly for US 98, which
is frequently damaged by wave action from storms.

Objective 2.2: Intracoastal Connections. To take better advantage of its proximity to the Intracoastal

Waterway. the Port St. Joe Port Authority shall support initiatives to improve Intracoastal connections,
including shallow-water barge facilities, if appropriate to meet the requirements of Port users or to serve

complementary industrial facility development in the region.

Policy 2.2.1: Gulf Intracoastal Waterway. The Port St. Joe Port Authority shall cooperate with
entities seeking to improve conditions along the Gulf Intracoastal Waterway and promote more barge

traffic.

Policy 2.2.2: Shallow-water Barge Facilities. The Port St. Joe Port Authority shall consider
synergies with industrial users that can be served by barge as well as by road and rail.

Objective 2.3: Highway Access and Connectivity. The Port St. Joe Port Authority shall collaborate
with local and state agencies to develop the intermodal connections needed for the efficient movement of

goods to and from its facilities.
Policy 2.3.1: On-Port Road Improvements. The Port St. Joe Port Authority shall develop internal
roads to serve Port Planning Area users which provide efficient access to the proximate off-Port city,
county, and state highway network and shall coordinate the development of its on-Port roads with the
City, County, and Florida Department of Transportation.

Policy 2.3.2: Off-Port Highway Improvements. The Port St. Joe Port Authority shall work with the
Florida Department of Transportation to gain funding for any needed improvements to roads over
which Port truck traffic must travel. Such roads include US 98 (SR 30), SR 71, CR 382, Gulf Coast

Parkway, and Gulf to Bay Highway.

Objective 2.4: Rail Service and Connectivity. The Port St. Joe Port Authority shall implement rail
service when user demand so warrants and collaborate with the AN Railway to obtain the best possible

service and interchanges.
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Policy 2.4.1: On-Port Rail Improvements - Port Property. The Port St. Joe Port Authority shall
develop a rail spur to its Parcel B property from the AN Railway if required to serve Port Planning

Area users.
Policy 2.4.2: On-Port Rail Improvements — Private Property. The Port St. Joe Port Authority

shall cooperate with private property owners within the Port Planning Area to provide rail access to
those properties when their planned improvements are in compliance with this Port Master Plan and

determined to be beneficial to the public good.
Policy 2.4.3: Off-Port Rail Connections. The Port St. Joe Port Authority shall work with the AN
Railway to identify and pursue improvements to the off-Port rail infrastructure, which could facilitate
goods movement to and from the Port.
Goal 3: Environmental Stewardship. As a responsible citizen of the region concerned with the health
and well-being of its citizenry, as expressed in the Stare Comprehensive Plan, Goal 5 (b) 1. the Port St.

Joe Port Authority is committed to preserving and protecting the quality of the environmental resources
within its community. [t shall conserve and protect those resources, consistent with Port development and

expansion needs.

Objective 3.1: Natural Resource Preservation and Protection. In carrying out its development
activities and day-to-day operations, the Port St. Joe Port Authority shall conserve and protect natural
resources and shall cooperate with federal, state, regional and local agencies in developing sound
environmental policies and measures to minimize the environmental impacts of Port development and
operations. The Port Authority recognizes the intent of Goal 9. Policies 1 and 7 in the Srare
Comprehensive Plan, to protect natural systems and will do so to the extent consistent with Port

development and expansion needs.

Policy 3.1.1; Coastal Resources. The Port St. Joe Port Authority shall evaluate the specific and
cumulative impacts of its plans on coastal resources before undertaking development and expansion
activities and shall take measures to minimize negative impacts where possible, or to mitigate for
damage that cannot be avoided. This policy is consistent with Goal 8, Policies 4, 6, and 7 of the State
Comprehensive Plan. It is understood that as yet unformulated plans by private landowners for the
long-term development of their waterfront property on the Bay may impact coastal resources in the
future, The Port of Port St. Joe, a proactive public entity, whose mission is to help the community
overcome an economic downturn by creating jobs and development synergies, has no involvement
with or control over the plans of these private landowners and, consequently, is not in a position to
address the eventual impacts of these plans. To the contrary, these future plans by private entities will
need to address their cumulative impacts with Port development, which is leading the way in this

arca.

Policy 3.1.2: Estuarine and Surface Water Quality. The Port St. Joe Port Authority shall limit
specific and cumulative impacts on water quality to maintain the integrity of the St. Joseph Bay
Aquatic Preserve and maintain the applicable water standards. In so doing, the drainage system(s) in
the Port Planning Area shall be designed to meet NPDES, FDEP, and Northwest Florida Water
Management District water quality standards. The Port Authority and other landowners within the
Port Planning Area shall coordinate their efforts with federal, state, regional, county and city
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governmental agencies. This policy is consistent with Goal 7, Policies 10 and 12 as well as Goal 15,
Policy 6 in the State Comprehensive Plan.

Policy 3.1.3: Wetlands and Wildlife Habitat. The Port St. Joe Port Authority shall limit specific
and cumulative impacts on identified wetlands and wildlife habitat on its properties by providing
mitigation measures or, if possible, by avoiding projects that destroy or significantly degrade such
habitat. Due to the industrial nature of the prior uses of the properties in the Port Planning Area, the
wetlands and habitat therein have been previously impacted and are of very low quality.

Policy 3.1.4: Portwide Best Management Practices. The Port St. Joe Port Authority shall identify
and provide best management practice guidelines for staff and tenants/users to observe in conducting
their operations.

Objective 3.2: Plan Implementation Coordination. The Port St. Joe Port Authority shall be proactive
in coordinating its development efforts with local, state, and federal permitting agencies and with private
stakeholders to ensure that its development and operatlons are carried out in accordance with the public

interest and regulatory requirements.
Policy 3.2.1: Sensitivity to Local Concerns. The Port St. Joe Port Authority shall give
consideration to the concerns of local interests in implementing its development program and shall
seek out the best possible environmental solutions to controversial issues.

Policy 3.2.2: Permit Compliance. The Port St. Joe Port Authority shall comply with the provisions

of the eventual permits governing its in-water and upland development program, and shall work with
local, state, and federal agencies to achieve a sound balance between its expansion requirements and

the need to protect the surrounding environment.

Goal 4: Safety and Security., The Port St. Joe Port Authority shall reduce exposure of human life and
property to destruction by natural hazards through hazard mitigation and hurricane evacuation measures
and shall protect human life and property from manmade disasters through safety and security programs.
Objective 4.1: Protection from Natural Hazards. The Port St. Joe Port Authority shall implement the
measures required by the City of Port St. Joe, Gulf County and other agencies to protect human life and
property from natural hazards.

Policy 4.1.1: Flood Zone Compliance. The Port St. Joe Port Authority shall see that any habitable,

non-residential buildings in special flood hazard areas are designed and constructed to reduce the
potential for flooding and wind damage. This policy is consistent with Goal 15, Policy 6, with

respect to the potential for flooding.

Policy 4.1.2: Building Code Compliance. The Port St. Joe Port Authority shall see that all
buildings are designed and constructed in accordance with the Unified Florida Building Code or as
approved by the City of Port St. Joe.

Policy 4.1.3: Hurricane-Preparedness. The Port St. Joe Port Authority shall prepare a hurricane
evacuation contingency plan and keep its plan up to date, ensuring that it is consistent with city and
county emergency plans.

Policy 4.1.4: Post-Disaster Redevelopment. The Port St. Joe Port Authority shall implement post-

disaster redevelopment procedures to reduce or eliminate exposure of human life and property to
natural hazards. These procedures shall include the structural modification or removal of facilities

that have experienced repeated storm damage.
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Objective 4.2: Protection from Manmade Disasters. The Port St. Joe Port Authority shall reduce
exposure of human life and property to harm from manmade disasters by implementing sound safety and

security programs.
Policy 42.1: Safe Operating Environment. To provide a safe operating environment, the Port St.
Joe Port Authority shall require that its personnel, tenants, facility operators, stevedores, etc. comply
with the safety requirements of all federal, state, and local government and regulatory entities.

Policy 4.2.2: Security Plan. The Port St. Joe Port Authority shall prepare and implement the
security plan mandated and approved under federal guidelines, consistent with funding availability.

Goal 5: Intergovernmental Coordination and Regional Collaboration. The Port St Joe Port

Authority shall coordinate its efforts with state and local governmental and private sector entities and
shall collaborate with initiatives to enhance economic development opportunities in Northwest Florida.
This Goal is consistent with Goal 25, Policy 7 of the State Comprehensive Plan, which addresses the
integration of systematic planning capabilities at all levels of government, with an emphasis on the
coordination of regional problems, issues, and conditions.

Objective 5.1: Compatibility with City's Comprehensive Plan. The Port St. Joe Port Authority shall
work with the City of Port St. Joe to see that Port maintenance and expansion activities are compatible
with and support the programs and policies contained in the City's Comprehensive Plan.

Policy 5.1.1: Plan Coordination. The Port St. Joe Port Authority shall coordinate its planning and
development efforts with the City of Port St. Joe to ensure that the Port's planned projects and land
uses (see Objectives 1.1 and 1.2) are consistent with the City's Comprehensive Plan. It shall also
evaluate proposed amendments to the City's Comprehensive Plan, particularly the Coastal
Management Element, as to potential impacts on Port activities.

Policy 5.1.2: Infrastructure and Utility Capacity. The Port St. Joe Port Authority shall coordinate
with the City to ensure the provision of adequate infrastructure and utilities for Port operations.

Objective 5.2: Governmental and Agency Coordination. The Port St. Joe Port Authority shall
coordinate its development and expansion program with applicable agencies to promote sound planning

and econoinic growth.

Policy 5.2.1: Gulf County. The Port St. Joe Port Authority shall support the economic development
initiatives of Gulf County, by pursuing activities that expand opportunities in trade, industry, and

manufacturing.

Policy 5.2.2: Local, Regional, State, and Federal Agencies. In addition to city and county
governments, the Port St. Joe Port Authority shall cooperate with the Apalachee Regional Planning
Council; the Northwest Florida Water Management District; the Florida Departments of
Transportation, Economic Opportunity, and Environmental Protection; the U.S. Army Corps of
Engineers, Florida’s Srate Comprehensive Plan, and other applicable agencies in implementing the
goals, objectives and policies of this Port Master Plan.

Objective 5.3: Collaboration with Local and Regional Maritime, Commercial and Industrial
Interests. To help achieve its primary goal of economic development, the Port St. Joe Port Authority
shall cooperate with other Northwest Florida interests as they seek to expand the region's commercial and

industrial base.
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Policy 5.3.1: Economic Development Groups. The Port St. Joe Port Authority shall participate in
the efforts of local and regional groups pursuing area wide economic development.

Policy 5.3.2: Northwest Florida Seaports. The Port St. Joe Port Authority shall cooperate with the
Port of Panama City and the Port of Pensacola to pursue areas of common interest, such as cargo-
handling synergies. regional promotional campaigns, special funding opportunities, and dredging
issues. The Port St. Joe Port Authority shall support the Memorandum of Understanding currently in
place with the Panama City Port Authority, which outlines a mutually beneficial working relationship

between the two Port Authorities.
Goal 6: Financial Stability. The Port St. Joe Port Authority shall implement measures to secure its
financial health as it proceeds with its development and expansion program.
Objective 6.1: Budgetary Process. The Port St. Joe Port Authority shall implement a budgetary process
that balances Port revenues, operating expenses, and capital expenditures needed to satisfy the anticipated
market demand and capture new market share.
Policy 6.1.1: Port Revenues. The Port St. Joe Port Authority shall monitor tariffs and fees charged
by Gulf Ports Association members and shall implement a competitive fee structure.

Policy 6.1.2: Annual Capital Improvement Plan Updates. The Port St. Joe Port Authority shall
update its capital improvement plan annually to reflect budgetary and market changes, prioritizing its
project implementation to obtain the best return on facility investments.

Objective 6.2: Funding Opportunities. The Port St. Joe Port Authority shall pursue diverse funding
opportunities to accelerate the rate at which it can implement its capital improvement program,
Policy 6.2.1: Legislative Contacts. The Port St. Joe Port Authority shall prepare a briefing for area
legislators in the fall of each year to reacquaint them with the Port’s economic impact on the region
and the importance of its needs being addressed in the state’s budget process.

Policy 6.2.2: Grants/Loans. The Port St. Joe Port Authority shall actively seek grant funds from
state and federal sources and shall supplement funding needs not met by grants with loans from
commercial lending institutions and/or governmental entities.

Policy 6.2.3: Public/Private Partnerships. The Port St. Joe Port Authority shall continue to explore
opportunities for public/private partnerships in the development of maritime and industrial facilities.

Table 5-1 on the next page summarizes the above goals, policies, and objectives for easy reference.
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Table 5-1 Summary of Port of Port St. Joe Goals, Objectives and Policies -

Goal

Objective

Policy

| 1. Economic Growth

1.1: Port Planning Area Development

. Market Assessment
: Land Acquisition
: Waterfront and Upland

. St. Joseph Bay Channel and Gulf

5: On-Port Road and Rail
6: Facility Maintenance

Development

County Canal Dredging

1.2: Economic Diversification .1: Facility Utilization
2: Complementary Upland
Development
- 1.2.3: Foreign Trade Zone Designation
2. Transportation | 2.1: Ship Channel and Guif County 2.1.1: Ship Channel Maintenance
Efficiencies | Canal Access Dredging
2.1.2: Gulf County Canal Dredging
- 2.1.3: Maintenance Dredging B
I 2.1.4: Spoil Site Development
2.2: Intracoastal Connections 2.2.1; Gulf Intracoastal Waterway
- 2.2.2: Shallow-Water Barge Facilities
2.3: Highway Access and 2.3.1: On-Port Road Improvements
~ Connectivity 2.3.2: Off-Port Highway Improvements |
2.4: Rail Service and Connectivity 2.4.1: On-Port Rail Improvements
Port Property
2.4.2: On-Port Rail Improvements —
Private Property
2.4.3: Off-Port Rail Connections
| 3. Environmental 3.1: Natural Resource Preservation 3.1.1: Coastal Resources
Stewardship | and Protection 3.1.2: Estuarine and Surface Water
Quality
3.1.3: Wetlands and Wildlife Habitat
3.1.4: Portwide Best Management
- ~ Practices o |
3.2: Plan Implementation 3.2.1: Sensitivity to Local Concerns
- ‘ Coordination ~ 3.2.2: Permit Compliance
4. Safety and Security | 4.1: Protection from Natural Hazards  4.1.1: Flood Zone Compliance
4.1.2: Building Code Compliance
4.1.3: Hurricane-Preparedness
B 4.1.4: Post-Disaster Redevelopment
| 4.2: Protection from Manmade 4.2.1: Safe Operating Environment
Hazards 4.2.2: Security Plan
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5. Intergovernmental 5.1: Compatibility with City's 5.1.1: Plan Coordination
Coordination and Comprehensive Plan 5.1.2: Infrastructure and Utility
Regional Collaboration - ~ Capacity ]
5.2: Governmental and Agency 5.2.1: Gulf County
‘ Coordination 5.2.2: Local, Regional, State and
b Federal Agencies N
’ 5.3: Collaboration with Regional 5.3.1: Economic Development Groups
Maritime, Commercial and 5.3.2: Northwest Florida Seaports
‘ Industrial Interests
6. Financial Stability 6.1: Budgetary Process 6.1.1: Port Revenues
| 6.1.2: Annual Capital Improvement
| - Plan Updates
6.2: Funding Opportunities 6.2.1: Legislative Contacts
6.2.2: Grants/L.oans
6.2.3: Public/Private Partnerships
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ORDINANCE NO. 493

AN ORDINANCE OF THE CITY OF PORT ST. JOE, FLORIDA
AMENDING THE COMPREHENSIVE PLAN AND FUTURE LAND USE
MAP OF THE CITY OF PORT ST. JOE, BY AND THROUGH THE
PROCEDURES REQUIRED FOR LARGE SCALE MAP AMENDMENTS
PURSUANT TO AUTHORITY PROVIDED BY FLORIDA STATUTES
SPECIFICALLY CHANGING ALL OR PART OF THE PARCELS
DESCRIBED IN EXHIBIT “A”; ADOPTING REVISED MAPS;
PROVIDING FOR REPEAL OF ANY CONFLICTING ORDINANCE;
PROVIDING FOR SEVERABILITY; AND PROVIDING FOR AN

EFFECTIVE DATE

WHEREAS, §163.3187, Florida Statutes, provides for the authority and procedure for the City
Commission of Port St. Joe, Florida to amend its Comprehensive Plan utilizing procedures

applicable to large scale developments; and

WHEREAS, in accordance with the requirements of Florida Statutes, the City of Port St. Joe
provided notice to the public of public hearings to be held August 13, 2013 and August 20, 2013
for the adoption of amendments to the Comprehensive Plan and future land use map of the City
of Port St. Joe, by and through the procedures required for large scale map amendments pursuant
to authority provided by Florida Statutes specifically changing all or part of the parcels described

in Exhibit “A.
WHEREAS, on August 20, 2013 the Port St. Joe City Commission authorized transmittal of the
proposed plan amendment to the appropriate state agencies;

NOW, THEREFORE, BE IT ENACTED BY THE PEOPLE OF THE CITY OF PORT ST. JOE,
FLORIDA:

SECTION 1. APPROVAL:

The application for amendment to the Future Land Use Map for the property described in
Composite Exhibit “A” is approved and the new land use designation is hereby changed to those
shown in Exhibit “A” — Revised Map 4 — Future Land Use Map 2020. Revised Map 20 — Energy

Conservation Areas and Features is approved as shown in Exhibit “B”.

SECTION 2. CONSISTENCY WITH THE CITY OF PORT ST. JOE
COMPREHENSIVE PLAN:

The Board of City Commissioners hereby finds and determines that the approval of the
application and change in land use as set forth in Section 1 is consistent with the goals,
objectives and policies of the City of Port St. Joe Comprehensive Plan.

SECTION 3. ENFORCEMENT:



The City may enforce this Ordinance as authorized by law.

SECTION 4. FUTURE LAND USE MAP:

Upon this Ordinance becoming effective, the City of Port St. Joe Future Land Use Map
shall be amended to show the Property as having a land use of as described in Exhibit “A”. The
City Manager is hereby directed to revise the City of Port St. Joe Future Land Use Map to reflect

this designation.
SECTION 5. REPEAL:

All ordinances or parts of ordinances in conflict herewith are hereby repealed.

SECTION 6. SEVERABILITY:

The provisions of this Ordinance are hereby declared to be severable. If any provision of
this Ordinance, or the application thereof, to any person or circumstance is held to be invalid,
such invalidity shall not affect other provisions or applications of this Ordinance that can be

given effect without the invalid provision or application.

SECTION 7. EFFECTIVE DATE:

The effective date of this plan amendment, if the amendment is not timely challenged,
shall be 31 days after the state land planning agency notifies the local government that the plan
amendment package is complete. If timely challenged, this amendment shall become effective
on the date the state land planning agency or the Administration Commission enters a final
order determining this adopted amendment to be in compliance. No development orders,
development permits, or land uses dependent on this amendment may be issued or commence
before it has become effective. If a final order of noncompliance is issued by the
Administration Commmission, this amendment may nevertheless be made effective by adoption
of a resolution affirming its effective status, a copy of which resolution shall be sent to the state

land planning agency.

This Ordinance was adopted in regular meeting after its second reading this 3 /‘-4 day of

gizg @ﬂ,ﬁ;g . ,2013.

THE CITY OF PORT ST. JOE BOARD OF

CIT}Y/Z/IE.'Z\/i/;?SIONERS2

Mel Magidson, J ~Commissioner

Attest@i M%L ZML(/

Charlotte M. Pierce
City Clerk
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CITY OF PORT ST JOE

MAP 20
September-27-2012

ENERGY CONSERVATION AREAS AND FEATURES
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Port of Port St. Joe Mission Statement

“The mission of the Port St. Joe Port Authority is to enhance the
economic vitality and quality of life in the Port St. Joe area and
Northwest Florida region by fostering the growth of domestic
and foreign commerce.”



PREFACE

_———e---_—_———— . 0 = —0——u

This Port St. Joe Port Master Plan 2013, a significant update of the Port's previously adopted Port Master
Plan 2008, was prepared in accordance with Florida Statute 163, Part . To solicit comment about the
document from interested parties, a public workshop was held on November 14, 2012, during a duly
noticed Port Authority meeting. In addition to the citizens of Port St. Joe and Gulf County, numerous
local, regional, and state agencies as well as private economic development entities were invited to this

Stakeholders Meeting.

On June 12, 2013, the Port Authority approved the Port Master Plan for transmittal by the City of Port St.
Joe to the Department of Economic Opportunity. The first public hearing for the City’s transmittal of the
draft Master Plan to the Florida Department of Economic Opportunity was held on ,
2013. The second public hearing for the adoption of the Master Plan was held on
2013. Atall public hearings, the public were given opportunity to comment,

s

Port St. Joe Port Authority
Leonard Costin, Chairman
Eugene Raffield, Vice-Chairman
Patrick Jones, Secretary
Jessica Rish, Treasurer
Johanna White

Tommy Pitts, Port Director
Nadine Lee, Administrative Assistant

FORT OF

FORT ST. JOE

The Port Authority and Staff wish to thank all of those who contributed to the preparation of this Master
Plan 2013 and particularly to acknowledge those who prepared the previous Port Master Plan 2008: Ms.
Joan Sanchez of J. D. Sanchez Consulting, Inc; TEC, Inc.; and Martin Associates. This 2013 update used
as its foundation that previous 2008 Plan and some of the text and figures are duplicated herein.
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EXECUTIVE SUMMARY

This Port St. Joe Port Master Plan, consistent with the requirements of Chapter 163, Florida Statutes,
provides a framework for the Port’s development and expansion program through the next decade to
facilitate the Port St. Joe Port Authority’s goals of job creation and economic revitalization. In so doing,
it incorporates new properties and new relationships that were not previously considered in the 2008 Port
Master Plan, taking a fresh look at the enhanced potential these new opportunities represent as the
Authority strives to initiate operations and generate local, regional, and statewide economic benefits.

PORT OVERVIEW

The Port Planning Area addressed in this Master Plan encompasses approximately three hundred acres of
undeveloped property with a mile and a half of waterfront on St. Joseph Bay and the Gulf County Canal
(Canal, part of the Gulf Intracoastal Waterway). Over ninety five percent of this area is owned by either
the Port Authority or The St. Joe Company, both of whom have entered into a Memorandum of
Understanding to cooperate in the marketing and development of the Port of Port St. Joe. This Master
Plan reflects the hope and intent of these parties as they work together to accomplish this important goal.

The Port Planning Area is located within the municipal limits of the City of Port St. Joe, is currently
undeveloped, yet has considerable infrastructure in place that will be very beneficial to the development
of the Port. This includes over twenty five hundred feet of bulkhead on the Ship Channel, nearly nine
hundred feet of bulkhead on the Canal, rail access via the AN Railway, and significant excess capacity of

electric power, natural gas, water, and wastewater treatment.

COMPETITIVE OPPORTUNITIES

In addition to various economic studies prepared in prior years, many other factors confirm the feasibility
of revitalizing the Port of Port St. Joe: the continued growth of international trade, the anticipated
expansion of the Panama Canal in 2015, and the strengthening economies that support a growing middle
class in nations to the south, to name a few. With its natural harbor and quick and easy access to open
water, the Port has the potential to play a major role in the area’s recovery and growth. The Great
Recession of recent years and the collapse of the real estate market demonstrated the need to diversify the
economy of the region, resulting in overwhelming support from the citizens and governmental leaders,

both local and state.

The Port is located in proximity to an expanding regional intermodal transportation system that serves the
northern regions of Florida and the neighboring states in the Southeast. This Northwest Florida location
facilitates domestic and international commerce with other Florida markets and with the US South and
Mid-West. State plans for new and enhanced strategic corridors will only strengthen the Port’s ability to
serve these markets. The Port’s intermodal assets include convenient access to major highways, such as
[-10; to rail connections, such as the CSX Transportation Railroad; and to both the Gulf of Mexico trade
lanes and the nation’s intracoastal and inland waterways. The new Northwest Florida Beaches
International Airport, which opened in 2010, has greatly improved access for international travelers,
including port and shipping professionals. Further, the Gulf Coast Parkway, a major arterial in the

development stage, will serve as the Port’s primary connector to the hinterland.
It is recognized that in order to be successful the Port must be responsive to the marketplace. Specific to

the Port’s “marketplace”, the Port must provide a service that is not being satisfactorily met at other ports
or offer a lower cost alternative — whether through location, efficiencies, or other — to shippers. To
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identify the trade opportunities and the market sectors to be assessed in this Port Master Plan update,
various resources were considered, including: the market assessment that was prepared for the Port
Master Plan 2008, inquiries received by the Port Authority staff from potential customers looking for new
opportunities to ship their cargo, and market research performed by the Bank of Montreal’s Infrastructure
Group (BOM). BOM was engaged by The St. Joe Company to help market the port opportunity at Port
St. Joe; they are very well experienced in port infrastructure development and well known and respected

in the industry.

It became evident early in the effort to identify target markets that little has changed in the demand and
opportunities since the assessment performed for the Port Master Plan 2008. The opportunities which
became the focus for this new Port Master Plan 2013 are almost identical to those of the 2008 Plan and

are summarized below:

Biomass. Biomass, specifically in the form of wood pellets, offers the greatest near-term market
opportunity for the Port of Port St. Joe. Burgeoning demand in Europe, available raw material supply
within the region or within reasonable transport distance, available land area at the Port to accommodate
the potential tonnage, and motivated Port leadership and landowners who will aggressively pursue the
project development all contribute to the feasibility of this cargo opportunity.

Ethanol. For many years the demand for ethanol and other alternative fuels has been on a steady rise.
The number of ethanoi inquiries to the Port has warranted that it be given some priority consideration.
Recent events have, however, adversely affected the prospects for its continued growth in demand and the
lack of production within the region — to date — suggest a “wait and see” approach. While the Port
Authority will be receptive and supportive of the opportunity for ethanol production and shipment
through the Port, it is not considered a high probability opportunity for the near term and the long-term

prospects are indeterminate.

Qil and Coal. While the Port Authority has received a few inquiries into the possible construction of
liquid bulk handling and storage facilities, the probability that most of the product handled would be oil
gives reason for scrutiny. It is anticipated that the commitment of a significant portion of the near-water
port development acreage to the throughput of oil will bring alarm to some in the community in the wake
of the Deepwater Horizon oil spill. The Port Authority is not opposed to the consideration of this cargo
opportunity, but the leadership and citizens would have to be sufficiently convinced of its safety before

approval.

Coal might also be perceived to have some negatives, but its potential impacts are far less a threat than
that of oil. The demand for coal, the volumes that have been proposed, and the benefits it could bring
through the support of dredging make it a far more attractive and realistic cargo opportunity.

Liquified Natural Gas (LNG). Due to the distance from the natural gas well fields, an LNG facility is
considered to be a low probability opportunity for the Port. That having been said, the energy industry in
general and the natural gas industry specifically are very dynamic. Should there be changes in the
industry that result in the Port becoming a targeted site for an LNG terminal, the Port Authority will give
due consideration to the potential project. The available capacity at Port St. Joe of 19,000 million cubic
feet per day (mcf/day) could be sufficient to attract the interest of that industry.

Dry and Break Bulk Products. Two particular dry bulk cargoes, in addition to wood pellets and coal

which are addressed independently, are expected to be medium and long-term opportunities for the Port
and those are aggregate and cement. Likewise, break bulk products are expected to be future
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opportunities. Until maintenance dredging is performed and channel depths restored, neither opportunity

is likely to be realized.

Offshore Energy Support. The Port of Port St. Joe is well positioned to support offshore energy
exploration and drilling in the Eastern Planning Area of the US Gulf of Mexico. While there are few
energy exploration projects in the Eastern Gulf due to a moratorium, the Port could be a base for those
existing platforms within its range and offers several advantages over port facilities now serving that
industry. The Canal offers significant waterfront acreage for development, but its existing 12’ depth is a
limiting factor. The offshore energy support opportunity is worth pursuing, but not sufficiently strong to
justify the commitment of land and resources in the near term. The interest of the industry should
continue to be sought and nurtured in an effort to attract their investment in project development at the

Port.

Reliever/Feeder Services. As international trade continues to grow, there will be increased congestion
on the transportation infrastructure system, including at ports and particularly on roadways. This may
present some opportunities for the Port as more efficient alternatives are sought. Two scenarios were

considered, though others could certainly be conceived and developed.

In one scenario, the growth in container volume resulting from the Panama Canal expansion could bring
containers to the Port by way of a hub-and-spoke arrangement of smaller vessels delivering to shallower
draft ports; this is not a near-term opportunity and there is uncertainty in the industry as to how it will
evolve when the Canal expansion opens.

In the second scenario the Port’s location near the eastern terminus of Marine Highway M-10 presents an

opportunity for eastbound cargo from larger ports to the west to be transferred at the Port from vessel to
highway or rail. This will probably not develop until traffic congestion reaches levels that justify the

slower transit times of waterborne cargo.

Secondary Port Opportunities. In addition to the high tonnage/high volume, base load cargo
opportunities addressed in the previous sections, there are other opportunities that the Port Authority
recognizes as beneficial and that will contribute to the accomplishment of its and the community’s
generalized goals of economic development and job creation. Three specific examples that are being
explored include barge terminal operations, manufacturing sites, and Jetty Park docking of educational,

historic, and small cruise vessels.

DEVELOPMENT COSTS

The Port Authority’s specific areas of responsibility in regard to infrastructure improvements to ready the
Port for reactivation and to provide for future tenants are the Ship Channel and the Authority’s own
properties. At the time of the writing of this Plan, the estimate for the cost of dredging to 35°, a depth
which will accomplish the restoration of shipping activity at the Port, is estimated to be $25 million. The
Port’s one hundred acres, to which it plans to attract tenants and shippers, will require the provision of
various utilities, security features, and road and rail improvements to complete their development. The
total estimated cost — to be phased pending tenant contracts — is approximately $4 million,

ECONOMIC IMPACTS

The Authority was created in Statute “for the development of commerce and the port.” The Port is
perceived by the community — the citizens, local government leaders, economic development
organizations, and others — as representing the best opportunity to create well paying jobs and recover
from the job losses that resulted from industrial closures over the last two decades. In addition, numerous
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letters and resolutions of support have been received from County Commissions, City Commissions,
Chambers of Commerce, economic development organizations, etc., in the region, each recognizing the
job creation and economic revitalization the Port can bring. These goals will be achieved by restoring
shipping activity and attracting Port tenants and users. Those firms will provide employment and income
to individuals, will purchase from local businesses and service providers, and will pay taxes to state and
local governments; the beneficial economic impacts they bring are numerous and varied. Gulf County’s
per capita income in the 2010 Census at $18,371 was less than two thirds that of the national average of
$27,915; the development of the Port will help the County and region close that income gap.

As the Authority receives specific, serious inquiries by potential shippers, tenants, or others with interest
in utilizing the Port, the economic impacts of those opportunities will be assessed as part of their project

review process.

DEVELOPMENT IMPACTS

Land Use. The designated land use in the City’s Comprehensive Plan is “Industrial,” with the exception
of two small parcels owned by the City of Port St. Joe. The planned Port development for the Industrial

Zone is compatible with this designation.
Public Access. Port operations will consist primarily of industrial activities; therefore, public access is
neither safe nor desirable. In addition, security mandates will require most of the Port, particularly the

waterfront, to be designated as a restricted area and access must be strictly controlled. An exception to
this is the City of Port St. Joe’s Jetty Park, a scenic and recreational park open to the public and located at

the southernmost limit of the Port Planning Area.

Historic Resources. No historic or archeological resources exist within the Port Planning Area. The Port
Authority is committed to protect and preserve historic and archeological resources, should any be found.

Environmental Resources. Port development will occur on land currently zoned for industrial use and
previously impacted by both industrial operations and dredge spoil disposal; therefore, potential
environmental impacts are expected to be minimal. Port development will, however, increase the area of
paved, impervious surface and storm-water runoff in the Port Planning Area. When the properties are
developed, drainage systems will be designed to meet National Pollutant Discharge Elimination System
(NPDES), Florida Department of Environmental Protection (FDEP), and Northwest Florida Water
Management District water quality standards and the appropriate permits secured.

There are within the Port Planning Area some small, low quality wetlands. In light of the land constraints
that operational ports elsewhere are facing and the need to maximize available lands for future operations,
the Port Authority proposes mitigating these wetlands off site if and when impacted. The final areas
required for mitigation will be determined during the preparation of project-specific environmental
documents and permitting.

Dredging and Disposal. The primary impacts from dredging include: turbidity, vessel traffic impacts
during construction, endangered species impacts, and impacts to benthic communities associated with
inter-tidal, soft-bottom and shallow-water habitats. The impacts related to disposal include wetlands
impacts and control of return water back into the waterway. The U.S. Army Corps of Engineers
(USACE) has jurisdiction over dredging projects and permits will be required. Potential impacts will be
identified during the preparation of environmental documents and the permitting phase of the project.
Significant beneficial impacts may be realized from beach renourishment when beach quality dredged
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materials are placed on recreational beaches. Current planned dredging to be performed will be
maintenance dredging of the existing authorized channel which has previously been impacted.

Utilities, Port development is not expected to have any significant impacts on local utilities. Excess

capacity of electric power, natural gas, sanitary sewer, potable water, and solid waste is available as a
result of the shutdown in recent years of essentially all local industry.

External Transportation Network. As stated in the Transportation Element of the City of Port St. Joe’s
Comprehensive Plan, all roads serving the subject parcel are currently operating at an acceptable level of
service and will continue to do so through 2020, the City’s planning horizon. The anticipated Port cargo
will not add sufficient traffic volumes to exceed level of service standards of local roads for the duration

of the planning horizon.

The Port Planning Area has no intemal rail network at present, but rail access is readily available.
Projected Port activities will not exceed the capacities of the local or regional rail lines as previous high

volume rail users have shutdown and presently there is no rail traffic.

Operational Impacts. Other potential impacts from Port operations could include air quality, noise, and
odor. These impacts are not anticipated to be significant as the Port’s tenants and operators will be

required to secure and abide by all necessary operating permits, including air quality permits. The Port
will control noise and odor emanating from its facilities and will abide by City ordinances that may cover

these issues.

CAPITAL IMPROVEMENT PROGRAM

Table 6-1 summarizes the Capital Improvement Plan that the Authority has adopted in order to implement
this Port Master Plan 2013 and achieve its goals and objectives

Table 6-1 Port of Port St. Joe Capital Improvement Program FY 13/14 - FY 17/18

Port St. Joe Port Master Plan 2013

Project Description FY13/14 | FYI14/15 FY15/16 | FY16/17 | FY17/18 | TOTALS |
Dredging
Dredge Material Management Plan $550,000 $50,000 $600,000
Permitting $700,000 $200,000 $900,000
Dredging to 35' $20,000,000 $20,000,000
15% Contingency $187,500 | $3,037,500 $3,225,000
Dredging Sub-Total | $1,437,500 | $23,287,500 $0 $0 30 | $24,725,000
Manufacturing Sites
Bulkhead $250,000 $630,000 $880,000
Utilities $240,000 $150,000 | $230,000 | $230,000 $850,000
Security $140,000 $140,000
Rail Extension to Parcel B - s $900,000 | | | $900,000
Former Arizona Chemical Site
Access Road $200,000 | $600,000 $800,000
10% Contingency $49,000 $112,000 | $173,000 | $23,000 $0 $357,000
Manufacturing Sites Sub-Total |  $539,000 | $1,232,000 | $1,903,000 | $253,000 $0 | $3,927,000 .
TOTALS $1,976,500 | $24,519,500 | $1,903,000 | $253,000 50 $28,652,000_J
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COMMITMENT TO INTERGOVERNMENTAL COORDINATION

As a rural port with a mission “to enhance the economic vitality and quality of life in the Port St, Joe area
and Northwest Florida region by fostering the growth of domestic and foreigh commerce,” the Port of
Port St. Joe is committed to intergovernmental coordination and cooperation to achieve its goals and
objectives. The goals are stated below and summarized with their accompanying objectives and policies

in Table ES-6.

GOALS, OBJECTIVES, AND POLICIES

Goal 1: Economic Growth. The Port St. Joe Port Authority intends to plan and develop the identified
Port Planning Area in accordance with market forecasts, the community’s commercial and industrial
resources, and in cooperation with its public and private partners to create jobs and stimulate local and
regional economic development. To achieve this goal, the Port St. Joe Port Authority shall implement a
phased program of infrastructure development and targeted marketing to create a Port environment that
provides the maximum economic, environmental, and social benefits to the community.

Goal 2: Transportation Efficiencies. Seaports depend on efficient intermodal access to provide cost-
effective and competitive services. Consequently, the Port St. Joe Port Authority shall collaborate with
city, county, state, and federal agencies and with private entities responsible for water, highway, and rail
connectivity to ensure that the intermodal transportation infrastructure and connectivity essential to Port

operations are in place.

Goal 3: Environmental Stewardship. As a responsible citizen of the region concerned with the health
and well-being of its citizenry, the Port St. Joe Port Authority is committed to preserving and protecting
the quality of the environmental resources within its community. It shall conserve and protect those
resources, consistent with Port development and expansion needs.

Goal 4: Safety and Security. The Port St. Joe Port Authority shall reduce exposure of human life and
property to destruction by natural hazards through hazard mitigation and hurricane evacuation measures
and shall protect human life and property from manmade disasters through safety and security programs.

Goal 5: Intergovernmental Coordination and Regional Collaboration. The Port St. Joe Port
Authority shall coordinate its efforts with state and local governmental and private sector entities and
shall collaborate with initiatives to enhance economic development opportunities in Northwest Florida.

Goal 6: Financial Stability. The Port St. Joe Port Authority shall implement measures to secure its
financial health as it proceeds with its development and expansion program.

Table ES-6 on the next page lists the above goals and, for easy reference, summarizes the objectives and
policies specific to each goal. These goals, objectives, and policies, which are presented in detail in
Chapter 5, reflect the Port of Port St. Joe’s commitment not only to local and regional economic growth,
but also to the environmental health and well-being of the surrounding ecosystems. Their implementation
will be a function of the timelines with which the Port can proceed with the planned development

program based on market demand, permitting, and funding.
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Goal

Objective

Policy

Table ES-6 Summary of Port of Port St. Joe Goals, Objectives and Policies
[

1. Economic Growth

1.1: Port Planning Area Development

: Market Assessment

: Land Acquisition

: Waterfront and Upland Development

: St. Joseph Bay Channel and Gulf County

Canal Dredging

: On-Port Road and Rail
. Facility Maintenance

1.2: Economic Diversification

: Facility Utilization
: Complementary Upland Development
: Foreign Trade Zone Designation

2. Transportation
Efficiencies

2.1: Ship Channel and Guif County
Canal Access

: Ship Channel Maintenance Dredging
: Gulf County Canal Dredging

: Maintenance Dredging
: Spoil Site Development

2.2: Intracoastal Connections

. Gulf Intracoastal Waterway
: Shallow-Water Barge Facilities

2.3: Highway Access and Connectivity

: On-Port Road Improvements
- Off-Port Highway Improvements

" 2.4: Rail Service and Connectivity

2.4.2:

24.2:

: On-Port Rail Improvements ~ Public

Property

On-Port Rail Improvements — Private
Property

Off-Port Rail Connections ]

3. Environmental
Stewardship

3.1: Natural Resource Preservation and
Protection

3.1
3.1.2:
3.1.3:
3.1.4:

Coastal Resources

Estuarine and Surface Water Quality
Wetlands and Wildlife Habitat
Pontwide Best Management Practices

3.2; Plan Implementation Coordination

3.2.1:
3.2.2:

Sensitivity to Local Concerns
Permit Compliance

4. Safety and Security

4.1: Protection from Natural Hazards

4.1.1:
4.1.2:
4.1.3:
4.1.4:

Flood Zone Compliance
Building Code Compliance
Hurricane-Preparedness
Post-Disaster Redevelopment

4.2: Protection from Manmade Hazards

4.2.1:
4.2.2:

Safe Operating Environment
Security Plan

5. Intergovernmental
Coordination and
Regional Collaboration

5.1: Compatibility with City's
Comprehensive Plan

5.1.1:
5.1.2:

Plan Coordination
Infrastructure and Utility Capacity

5.2: Governmental and Agency
Coordination

52.1;
52.2:

Gulf County
Local, Regional, State and Federal

Agencies

5.3: Coliaboration with Regional
Maritime, Commercial and
Industrial Interesis

5.3.1
5.3.2

Economic Development Groups
Northwest Florida Seaports

6. Financial Stability

6.1: Budgetary Process

1: Port Revenues
2: Annual Capital Improvement Plan

Updates

6.2: Funding Opportunities

6.2.1:
6.2.2:
6.2.3:

Legislative Contacts
Grants/Loans
Public/Private Partnerships
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Chapter 1

INTRODUCTION

This Port St. Joe Port Master Plan 2013, consistent with the requirements of Chapter 163, Florida
Statutes, provides a framework for the Port’s development and expansion program through the next
decade to facilitate the Port St. Joe Port Authority’s goals of job creation and economic revitalization.
In so doing, it incorporates new properties and new relationships that were not previously considered in
the Port Master Plan 2008, taking a fresh look at the enhanced potential these new opportunities
represent as the Authority strives to initiate operations and generate local, regional, and statewide

economic benefits.

In its continuing eﬁ"ons to revitalize Port operanons the Port St. Joe Port Authority is committed to
intergovernmental coordination and cooperation with

| 5 ' ! "\ . 1l
!:Lb_f a"“’f@"“’c ".k e y ' the City of Port St. Joe and Gulf County. It also
i'! ””“E"“‘J_% ! : \, | welcomes the opportunity to 'work with private
y { 1 S | entities to accomplish the Port development as
i ( L———é&. Mj... . 4\‘—_*‘%ecksumﬂle . evidenced by its Memorandum of Understanding with
il i S St Jﬂe , || The St. Joe Company in which the “primary objective
[ 'l#ram | is to attract new commerce and industry that will
‘- { " \ | expand the employment base.”  Further, as part of
' R }‘_mi | the larger Northwest Florida region, the Port is
- committed to ensuring that its activities further the

(Lo | .
= =M mme e economic development and growth of the entire area.

The Port's mission statement and the goals, objectives, and policies that will govern the Port's
development over the planning period reflect this commitment.

I.1 PORT PLANNING AREA

The Port of Port St. Joe is located in the City of
Port St. Joe, the county seat of Gulf County, in
Northwest  Florida. Port St. Joe s
approximately 100 miles southwest of
Tallahassee, 36 miles east of Panama City
Harbor, and 140 miles east of Pensacola
Harbor. The Port Planning Area addressed in
this Master Plan encompasses approximately
300 acres of undeveloped property on the Ship
Channel and at the junction of St. Joseph Bay
and the Gulf County Canal (Canal), which is
part of the Intracoastal Waterway.

The Port Planning Area is located within the municipal limits of the City of Port St. Joe and is shown in
Figures 1-1 and 1-2 on the following pages.
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As used in this Port Master Plan 2013, “the Port” refers to the port development at Port St. Joe. “The
Port” includes both the public and private properties within the Port Planning Area shown in Figure 1-2
and is not exclusive to the properties owned by the Port Authority. The Authority’s overriding goal is
to facilitate the reactivation of waterborne commerce, the result of which will be to bring to the area the
shippers, manufacturers, and support industries that will create the well paying jobs sought by and so
desperately needed by the community and region. The Authority recognizes its responsibility to
represent the interests of the public, recognizes the responsibility of private companies to represent the
interests of their constituents, and is willing to work cooperatively with the private sector as long as
those interests align and the public - the citizens of Port St. Joe, Gulf County and surrounding region —

is a beneficiary.

1.2 HISTORY

The City of Port St. Joe and the Port of Port St. Joe have a long and dramatic history. Once known as
St. Joseph, the City was the sixth largest in Florida in the early 1800s and the site of Florida’s first
Constitutional Convention. Its proximity to the Gulf of Mexico and the 1835 construction of railroad
service to the region were key growth factors in the City’s early years. Cotton from Georgia and
Alabama was transported south on steam powered paddie wheel boats, then moved overland on rail to
old St. Joseph where it was loaded onto large sailing ships. By 1839, St. Joseph ranked with the Ports
of Mobile and New Orleans and increased in size until it became the largest city in Florida.
Unfortunately, a deadly yellow fever epidemic followed by a powerful hurricane in the early 1840s
decimated the community and essentially ended commercial port activity for many decades.

In the early 1900s St. Joseph’s Bay and its natural deepwater harbor again drew the interest of shippers
who saw it as offering the shortest shipping route from the new Panama Canal into the southeastern US.
Vital to their plans was the construction of the new Apalachicola Northern Railroad (ANRR; now the
AN Railway) which was completed in 1910. Furthering their plans, in 1914 a new Port channel — 7,300
feet long, 300 feet wide, and 24 feet deep — was constructed. Forest products, primarily the timber
along the railroad, were an attractive cargo opportunity for the railroad and port.

The Great Depression did not spare the region and the town of Port St. joe, the ANRR, and the Port all
suffered. However, after years of struggle, the availability of the railroad and Ship Channel at Port St.
Joe along with the forest resources were again recognized as an opportunity and in 1938 the St. Joe
Paper Company paper mill was constructed. Development of the mill site included dredging of the
current Tumning Basin and filling the area where the mill was constructed. To contain that fill,
approximately 2,600 linear feet of bulkhead was constructed which formed the original bulkhead line
that survives to this day. There have been various repairs and reconstructions of that original bulkhead

over the decades.

Prior to World War 11, a portion of the Port was set aside for petroleum storage and pipeline operations
to support the war efforts; St. Joseph Peninsula provided protection from German U-boats patrolling the
Gulf. Over the years, ownership and use of the petroleum storage and pipeline facilities included
Coastal Terminals, Gulf Oil, Pure Qil, Southeastern Pipeline Company, Standard Qil, Cities Service,
Sinclair Refining Company, St. Joe Paper Company, McKenzie Tank Lines, and Hess Petroleum. After
final closure in 1996 the City of Port St. Joe acquired the site, cleared the tank farm and other
structures, constructed the Port St. Joe Marina, and sold the upland property for commercial
development. In 2006 The St. Joe Company again acquired the Marina and continues to operate it.

The Port’s channel and harbor were dredged to newly authorized project depths — ranging from 35 feet
inside the Bay to 37 feet outside the Bay — in 1962. Maintenance dredging of the Ship Channel and
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harbor occurred in 1973 and 1980, with a minor spot dredging project in 1985/86 near the tip of the St.
Joseph Peninsula. Cargo handled at the Port between the 1940s and 1980s included paper, wood pulp,
petroleum, cofton, timber, chemicals, resin, turpentine, and various agricultural commaodities.

For more than 60 years, the pulp and paper industry, anchored by the St. Joe Paper Company mill,
dominated the local economy. After its sale in 1995 to Florida Coast Paper Company, LLC and a
subsequent bankruptcy, the paper mill ceased operations in August 1998. lIts closure resulted in the loss
of hundreds of jobs as well as the loss of its bulkhead and warehouses for port operations.

Through much of the 1980s and ‘90s, Material Transfer, Inc. (MTI) operated a dry bulk terminal on the
Canal just inland of the Port site. [t received barges loaded with domestic steam coal via the
Intracoastal Waterway system, offloaded the coal onto railcars, and shipped it to a Florida power plant.
Annual volumes exceeded three million tons per year and nearly fifty million tons during the life of its
operations. Its closure in 1999 severely curtailed the traffic on the ANRR

The chemical processing industry also had an established and active presence in Port St. Joe for over
fifty years with Arizona Chemical and Premier Chemicals, both of which operated manufacturing plants
in proximity to the Port Planning Area. Arizona Chemical ceased operations in 2009 and Premier
Chemicals ceased operations in late 2010. With the loss of these remaining rail traffic generators, the
AN Railway, as it had become known by that time, discontinued service to Port St. Joe and the

condition of the railroad deteriorated.

Throughout this time of economic downturn when the community was losing its industrial base, the
Port Authority commissioned several economic studies of the Port opportunity. These repeatedly
confirmed the feasibility of revitalizing the Port of Port St. Joe. With its natural harbor protected by the
St. Joseph Peninsula, quick and easy access to open water, intermodal connectivity with the Intracoastal
Waterway, the AN Railway, and regional highway network, the Port has the potential to again play a

major role in the region’s recovery and growth.

With the confirmation of the economic studies and long history of successful port operations, the Port
Authority made successive attempts to acquire land for the reactivation and development of the Port.
The 2003 Port Master Plan was predicated on the assumption that substantial land, including the site of
the former paper mill, could be acquired and developed over time for diverse maritime uses.

A relatively short-lived real estate boom in the first few years of the new century limited the availability
of land for port development as owners anticipated higher returns from resort and residential
development. Consequently, the 2008 Port Master Plan Planning Area was constrained to the
properties on either side of the Tapper Bridge — the US 98 bridge over the Canal ~ that afforded only
shallow water access on the Bay and Canal. During that time the Port Authority persisted in its land
acquisition efforts with near-term plans for a barge berth facility on the Canal and a Jong-term vision
toward eventual development of the Port with deepwater access. Over a period of years it succeeded in
acquiring a total of 100 acres (“Parcel B”, “Port Land”, and the “Former Arizona Chemical Site” on
Figure 1-2) and, with grant support from the State of Florida, constructed an 876° bulkhead on the
Canal and an access road to it from Industrial Road (CR 382).

The collapse of the real estate market, followed by the Great Recession that began in 2007, had a
significant impact on Port development prospects. First of all, the citizenry and leadership came to the
realization that a balanced economy was needed in order to not only survive economic downturns but
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also to prosper. It was concluded and very broadly accepted that port development represents the best
opportunity to bring the job numbers growth and the higher wage jobs desired by all.

Second, The St. Joe Company, as owner of the former mill site, came to the conclusion that the highest
and best use of that site with its bulkhead on the Ship Channel is for Port development. In January
2012, after a series of meetings and public dialogue between the Port Authority and The St. Joe
Company, the two parties entered into a Memorandum of Understanding in which they agreed to
“...mutually commit to work in collaboration to explore the promotion of economic development
activities associated with port development and related trade, industrial, and commercial opportunities
in the City or County. The primary objective is to attract new commerce and industry that will expand

the employment base in the City and County.”
As a result of this new cooperative relationship and at the time of drafting this Port Master Plan 2013:

The Port is being promoted internationally to port operators, infrastructure developers, shippers,
and others with interests in international trade. The two parties’ combined properties of nearly
300 acres at the waterfront with considerable infrastructure in place and 5,000 support acres
inland present a rare opportunity to that growth industry for a “new” port start.

The Authority, recognizing the necessity of rail service for a successful port, assisted in
pursuing a Florida DOT matching grant of $3.75 million to repair and refurbish the AN
Railway. The St. Joe Company, owner of the track and right-of-way, and Genesee &
Wyoming, operator of the railroad, will pay the $1.25 million matching funds for the $5 million
project. Reliable rail service will again be available to the Port when that work is completed.

The two parties have embarked on an effort to resume maintenance dredging of the federally
authorized Ship Channel. While this is very much a natural deepwater channel, there has been
some loss of available draft since the last maintenance dredging in 1986. The resumption of
dredging to the authorized 35’ depth is critical to maximize the vessel types that call at Port St.

Joe.

There is renewed optimism that the port will again become a reality. The Port Authority, while
experiencing short-term successes over the years, would always be limited in its impact without
deepwater access. The new cooperative relationship with The St. Joe Company brings that
access and much more. The two entities combine the assets, strengths, and capital of private
industry and a public body to accomplish a common goal: restoring the economic vitality of a

region and bringing well paying jobs to a struggling community.

It is in the light of this new relationship that this Port Master Plan 2013 is written.

1.3 INSTITUTIONAL AND LEGISLATIVE CONTEXT

The Port St. Joe Port Authority, which administers the Port of Port St. Joe, was originally created by
special act of the Florida Legislature under Chapter 30787, Laws of Florida, in 1955, as amended. In
June 2000, Chapter 30787 was essentially replaced with the passage of Chapter 2000-488, Laws of
Florida, providing for the re-codification and re-creation of the Port Authority, from which all its
current powers and legal authority extend. The Port Authority consists of five commissioners,
appointed by the governor to four-year staggered terms. The geographic boundary limits of the Port
Authority’s district are contiguous with the geographic boundary limits of Gulf County, but for the
purpose of planning, developing and financing Port facilities, a smaller Port Planning Area has been

defined for this Master Plan (see Figure 1-2).
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The purpose of the Port Authority, according to the special act, is to develop “commerce and the Port.”
To achieve this purpose, the Port Authority is empowered to construct, maintain and operate port
facilities including, but not limited to terminal yards, warehouses, wharves, railroads and repair shops
for the Port Authority district.

Day-to-day administrative and operational tasks are carried out under the direction of the Port Director,
who reports to the Port Authority Board of Commissioners. Presently, the Port employs a part time
Administrative Assistant in addition to the Port Director.

The Port Authority envisions operating the Port of Port St. Joe as a landlord port. For the properties
that it controls through title, lease, or other, the Port will lease property and grant operating licenses to
terminal or stevedoring companies. This will remove the Port Authority from any vessel or cargo-
handling responsibilities. The Port Authority’s primary role will be to provide the Port’s basic
infrastructure, including harbor facilities, wharves, roadways, railroads, utilities, and perimeter security.
it will also be the Port Authority’s responsibility to assure that the public interest is served by
maintaining a competitive business environment and assuring that users of the Port receive adequate
service at fair and reasonable prices.

As a landlord, the Port can lease property to ship lines, terminal operators, industrial users, and other
service providers at rates sufficient to amortize the capital investment and generate adequate operating
funds to maintain the Port’s property and infrastructure. It is also advisable that revenues derived from
Port operations be sufficient to generate some of the future capital required for expansions and
improvements. A tariff will be constructed which delineates rules and charges that govern the use of
Port facilities, both landside and waterside. It is anticipated that negotiated rates with tenants will

govern leased properties.
1.4 PUBLIC INVOLVEMENT AND AGENCY COORDINATION

The first step of the planning process for this Port Master Plan 2013 was to solicit input from the
community and others with interest in the Port by convening a public meeting of stakeholders. This
Stakeholders Meeting was advertised and held on November 14, 2012, during the Port Authority’s
regular meeting. All attendees were given opportunity to comment on the proposed development of the
Port so that their comments could be addressed in this Port Master Plan 2013. In addition to the general

public, numerous agencies were invited to participate, including:

e City of Port St. Joe

e  Gulf County

City of Wewahitchka

Gulf County Chamber of Commerce
Gulf County Economic Development
Apalachee Regional Planning Council
Florida Department of Economic Opportunity
Florida Department of Transportation
Opportunity Florida

e Port Panama City

o The St. Joe Company
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The Minutes of the Stakeholders Meeting and the Attendees List are in Appendix A of this Plan.

Also, upon completion of this Plan to the Preliminary Draft stage, the Port Authority held a public
workshop on Wednesday, May 22, to receive comments and suggested edits from members of the
community and general public. The only comment received was a favorable one and no revisions were
requested.

The Public Notice, Attendees List, and Minutes of that Public Hearing on the Preliminary Draft Port
Master Plan 2013 are also in Appendix A.

As the Port Planning Area in this new Port Master Plan 2013 is entirely within the City of Port St. Joe,
the City is the Port’s appropriate local government and the Plan is to be incorporated into the Coastal
Management Element of the City’s Comprehensive Plan,

As required by the State of Florida in Chapter 163, Florida Statutes, this new Port St. Joe Port Master
Plan 2013 is consistent with the Comprehensive Plan of the City of Port St. Joe as well as that of Gulf
County. It is also consistent with the Strategic Regional Policy Plan of the Apalachee Regional
Planning Council and the State of Florida’s State Comprehensive Plan. To ensure consistency with the
Comprehensive Plans of the City of Port St. Joe and Gulf County, discussions were held with the staffs

of these local governments.
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Chapter 2
EXISTING CONDITIONS AND FACILITIES

To handle the vessels anticipated to call at the Port and accommodate the cargoes these vessels will carry,
the Port of Port St. Joe, like other ports, must offer its users the appropriate resources. Such resources
include sufficiently deep navigable water, adequate berthing, upland storage, and efficient intermodal
access. This chapter of the Port St. Joe Port Master Plan 2013, reviews existing land uses and facilities,
including the intermodal transportation network, utilities, and environmental conditions in proximity to
the Port Planning Area. It also discusses the Port's plans for addressing natural and man-made hazards or

disasters.

2.1 LANDUSE
Figure 2-1 shows the existing and future land uses for the Port Planning Area and adjacent properties.
Map information is sourced from the City of Port St. Joe’s Comprehensive Plan.

Property uses in proximity to the Port Planning Area include the following: To the north of the Port
Authority properties are Raffield Fisheries and Wood Fisheries across the Canal. To the east is the City
of Port St. Joe’s Wastewater Treatment Plant (WWTP). To the east of the former mill site are the AN
Railway rail yards, some commercial properties along US Highway 98, and the north Port St. Joe
residential community. To the south are the Port St. Joe Marina, a small number of commercial
properties, and the City’s Central Business District.

As shown in Figure 2-1, the Port Planning Area is designated for Industrial use with two small
exceptions, both owned by the City of Port St. Joe. Jetty Park (3.2 acres) on the Ship Channel east of the
Marina is a public park designated Recreational and has been used for sporadic berthing by commercial,
educational and historical vessels. There is also a vacant parcel (1 acre) adjacent to US 98 near the north
end of the former mill site that is designated Public Use as it was previously a component of the City’s
wastewater collection system.

In 2012 The St. Joe Company requested that the Planned Unit Development (PUD) land use designation
for its former mill site be changed to Industrial by the City in order to reflect the Company’s intent to
pursue development of the Port in cooperation with the Port Authority. The City Commission approved
that revision in March of that year.

Also in 2012 the Port Authority proposed and the City approved the inclusion of Jetty Park in the Port
Planning Area when it amended the Coastal Management Element of their Comprehensive Plan adopting
the Port Planning Area map (Figure 1-2). The intent was to facilitate, at the City’s discretion, the

opportunity for the expanded docking of educational, historic, and recreational vessels at that site.

Potential activities within the Port are permitted uses within the Industrial designation.
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2.2 WATER-DEPENDENT USES

Water-dependent uses in proximity to the Port Planning Area along the Canal include Raffield Fisheries
and Wood Fisheries on the north shore and the currently inactive MTI dry-bulk facility on the south
shore. The Port St. Jog Marina is a water-dependent use on St. Joseph Bay that is proximate to the
Planning Area with the peninsula that is Jetty Park forming its western perimeter. There are no
anticipated conflicts between these uses and the Port’s future operations.

2.3 EXISTING PORT INFRASTRUCTURE

The Port Planning Area has in place various assets and improvements that are important to the
development of the Port. Along the Harbor Channel and Turning Basin portions of the Ship Channel is a
continuous bulkhead totaling over 2500 feet. Of this total approximately 1500 feet is a concrete capped
bulkhead on the waterfront of the former paper mill site, to the south of the mill site is an approximagely
500 foot steel sheetpile bulkhead, and 550 feet is concrete capped on the waterfront of Jetty Park. The
500-foot steel portion will need to be replaced to be functional and the 550 feet on Jetty Park is a low
elevation (+2 feet above MHW) wall not suitable for cargo handling, but potentially for berthing of

excess vessel length.

On the waterfront of the Canal at the Port’s Parcel B (Figure 1-2) is an 876-foot concrete capped bulkhead
suitable for barge operations and some shallower draft ocean-going vessel operations. An internal access
road from Industrial Road (CR382) to that bulkhead has been constructed.

In addition to these maritime related improvements, the Port Planning Area and the industrial area to its
east retained the utility and transportation infrastructure that survived the demolition of the large
industrial operations that previously occupied much of the area. These assets include 30 meg-Watts
(mW) of electric capacity, two natural gas pipelines with combined capacity of 19,000 mcf/day, the
southern terminus of the City owned Fresh Water Canal with capacity in excess of 50 million gallons per
day (mgd) previously supplied to the former paper mill, the City’s 6.0 mgd potable water treatment plant,
the City’s 6.0 mgd wastewater treatment plant, and the vitally important AN Railway.

24 INTERMODAL TRANSPORTATION NETWORK

Port St. Joe is located in proximity to an expanding regional intermodal transportation system that serves
the northern hinterland of Florida and the neighboring states in the Southeast. This Northwest Florida
location facilitates domestic and international commerce with other Florida markets and with the US
Southeast and Mid-West. State plans for new and enhanced strategic corridors will only strengthen the
Port’s ability to serve these markets. The Port Authority and District 3 of Florida’s Department of
Transportation {(FDOT) are cooperating to be certain that freight interests are considered in the planning
of the Gulf Coast Parkway and other area highway projects.

The Port is included as a component the State of Florida’s Strategic Intermodal System (SIS) as a Planned
Emerging SIS Seaport. The objective of the SIS is to enhance Florida’s economic competitiveness and
quality of life by ensuring mobility for both people and freight between Florida’s regions and between
Florida and other states and nations. The designation will assure that the Port is considered in the State’s
transportation planning and development initiatives and will enhance the Port’s funding opportunities.

Port St. Joe’s intermodal assets include convenient access to major highways, such as I-10; to rail
connections via the AN Railway, such as the CSX Railroad (CSXT); and to both the Gulf of Mexico trade
lanes and the nation’s intracoastal waterways. Figure 2-2 shows the existing road and rail facilities that
provide access to the Port Planning Area, and Figures 2-3 and 2-4 show water access to the Port.
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2.4.1 Roadway System

Port Access

Roadway access to the Port Planning Area is via US 98 (SR30) and Industrial Road (CR382). There are
presently three points of access to the former mill site from US 98: via Howard Road on the south edge of
that property, the truck entrance to the former paper mill directly across from the intersection of Industrial
Road (CR382) with US 98, and the employee’s entrance to the former paper mill. The latter is an
engineered interchange with US Highway 98 which includes a grade separation, known locally as the
Overpass, for automobile and rail traffic. A new internal access road was constructed on Parcel B from
industrial Road (CR382) to the waterfront bulkhead. Industrial Road terminates at state highway SR 71

on its east end and at US 98 on its west end.

US 98 is an important component of Port access as it bisects the Port Planning Area. The Tapper Bridge
is located on US 98 and spans the Canal. It is a fixed-span bridge, approximately 2,800 feet long point to
point. In the 1980s, prior to bridge construction and in anticipation of Port development at this site, the
Port Authority compensated FDOT for the incremental cost of the grade separation of approximately
1,000 feet from the Canal southward under the Tapper Bridge and the vertical clearance of 75 feet over
the Canal channel. The two grade separations ~ under the Tapper Bridge as described above and the
previously mentioned Overpass — are important existing features that will provide for the movement of
trucks, cargo, rail, conveyors, etc., within the Port Planning Area without interference with the vehicular

traffic utilizing US 98.

Regional Highway Access

The primary roads providing access to the Port Planning Area and vicinity are US 98 (SR 30), SR 71, and
CR 382.

US 98 (SR 30) approaches the City of Port St. Joe from the southeast as a two-lane undivided
roadway and continues northerly, paralleling the Guif Coast. The Transportation Element of the
City of Port St. Joe’s Comprehensive Plan reports a segment of US 98 north of SR 71 as having
potential expansion problems due to two close elevated structures, the Overpass and the Tapper

Bridge.

SR 71 is a four-lane divided road within the City, extending easterly from US 98. Outside the
City limits and just beyond the AN Railway grade crossing, SR 71 becomes a two-lane undivided
road and turns northerly. As the principal north-south facility in Gulf County, SR 71 connects
Port St. Joe with the City of Wewahitchka and provides a low-traffic connection to Interstate 10.
with only two traffic signals between the Port and I-10.

CR 382 (Industrial Road) is a two-lane, undivided collector that provides an east-west
connection between the major corridors of US 98 in the Port Planning Area and SR 71 northeast
of Port St. Joe. It serves the industrial area and Port as a truck route connector between US 98
and SR 71, bypassing the central business district and local street network of the City of Port St.
Joe and thus reducing traffic impacts.

Neither US 98 (SR 30) nor SR 71 is included on the Florida Intrastate Highway System (FIHS) or the
Strategic Intermodal System (SIS) within Gulf County and vicinity. Because these roads are not on those
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systems, the City is permitted to establish its own level-of-service (LOS) standards for these roads and

has done so as follows:

¢ Principal Arterial D

¢ Minor Arterial D

s Collector Roadways D

¢ Local City Roads c
LOS refers to the volume-to-capacity ratio experienced on road facilities and provides an indication of
delays. The 1985 Highway Capacity Manual of the U.S. Department of Transportation provides the basis
for evaluating road facilities. Six LOS ratings are defined for each type of facility, i.e., urban vs, rural,
and are given letter designations from “A” to “F,” with “A” representing the best operating conditions and

“F,” the worst.
The City has adopted LOS “E” as the peak-hour standard for the constrained segment of US 98 (SR 30)
from Angel Fish Street immediately north of the Canal and including the Tapper Bridge to south of the

Overpass.

Table 2-1 provides a summary description of the roads noted above that will provide Port access.
According to the latest information contained in the Transportation Element of the City of Port St. Joe’s
Comprehensive Plan, all roads are currently operating at an acceptable LOS and will continue to do so
through 2020, the City’s planning horizon. Due to its small size, the City of Port St. Joe currently does
not have a local traffic count system; rather it relies on data from FDOT who provided the information

below.

Table 2-1 Descriptions of Roadway System Providing Port Access -
US 98 (SR 30)* [ SR 71 { CR 382

120° 120° 100°
US/State Road State Road County Road

DESCRIPTION
Right-of-Way Width

Classification

Type of Facility Rural Principal Arterial Rural Minor Arterial Rural Minor Collector
Jurisdiction FDOT FDOT County

Annual Average Daily Trips (LOS)

2010 5,900/10,000/8/800 (C) 3,900 (B) 1,500 (B)

2016 10,510 (C) 3,311 (B) 631 (B)

2021 11,046 (C) 3,480 (B) 663 (B)

Condition Good to Excellent Good Fair

Weight Restriction None None None

Capacity Improvement Plans None None None

*The traffic counts for US 98 (SR 30) vary as the road traverses the City from the southeast towards the George Tapper Bridge. The highest
counts occur in the vicinity of SR 71. Source: FDOT

FDOT’s adopted Five-Year Work Program does not include any capacity improvement projects in the
City of Port St. Joe or its immediate vicinity. Nevertheless, two important projects that will have a
beneficial impact on regional highway access to the Port are either under way or being considered:

The Guif to Bay Highway is a four-lane minor arterial project being implemented for the
purpose of improving traffic flow by realigning US 98 inland away from the low speed, local
congestion in the beach communities of eastern Bay and western Gulf Counties. Segment | has
been completed and Segments 2 and 3 were in the design phase in early 2013. For Segment 2,
right-of-way is funded and most has been acquired. For Segment 3, right-of-way is being
mapped and preliminary negotiations are underway for right-of-way acquisition.
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The Gulf Coast Parkway is a new four-lane arterial which will connect US 98 just north of the
Port with US 231 north of Panama City. This road will become the Port’s primary route for
highway freight movements inland and will be the shortest route to I-10. It will connect on its
southern terminus with Segment 2 of the Gulf to Bay Highway, go north along CR 386 in Gulf
County, then north along a new corridor to SR 22, then proceed north or northwesterly to US 231.
The Port Authority has expressed its preference for the selection of a corridor with the most
northerly terminus at US 231 in northeastern Bay County which will give it the most direct route
to I-10 and would also be in proximity to Port Panama City’s intermodal distribution center. The
Project Development and Environment (PD&E) studies were nearing completion at the time of

the adoption of this Plan.

In implementing the development of maritime facilities, the Port Authority will pursue partnerships with
those involved in these projects, including FDOT, the Northwest Florida Transportation Corridor Authority,
local governments, other state and federal entities, the private-sector business community, and the public.

2.4.2 Rail Network

Port Access

Rail is currently available to the Port Planning Area via the tracks that are on the former Arizona
Chemical site. The Port Authority has reserved a rail right-of-way across that site so that rail can be
extended to the Parcel B property on the Canal. Also, the AN Railway’s rail yard with its multiple tracks
is immediately east of the Port Planning Area and rail service can readily be extended into the former mill
site under the Overpass where it previously was routed. With the grade separations of the Overpass and
the Tapper Bridge, a rail loop can be constructed to connect those two rail lines should it be determined to

be beneficial for tenant’s and shipper’s cargo movements.

Regional Rail Access
The AN Railway is a Class 3 railroad owned by The St. Joe Company and operated by Genesee &

Wyoming. The AN previously served the now closed industries in Port St. Joe and has a history of
transporting a variety of products as noted in previous sections of this Plan. Most of its 96-mile mainline
consists of heavy duty, 140-pound rail on concrete ties and is in very good condition. At the time of the
adoption of this Plan, the work of repairing and upgrading the AN’s trestles and bridges is being planned
pending the award of a public-private partnership grant from FDOT and matched by The St. Joe
Company and Genesee & Wyoming. The purpose of the grant is to prepare for new Port operations. The
AN connects with the Class I CSXT Railroad at Chattahoochee in Gadsden County, Florida. The CSXT
switching yard, where the AN Railway terminates, is a 25-acre facility with capacity for 500 rail cars.

2.43 Airports
The Port St. Joe region is served by three airports: the Apalachicola Regional Airport, the Tallahassee
Regional Airport, and, the nation’s newest airport, Northwest Florida Beaches International Airport near

Panama City.

Cargo transfer and other commercial activities are not anticipated between the Port of Port St. Joe and the
airport distribution networks. However, the availability of the Northwest Florida Beaches International
Airport is considered a very beneficial asset in light of the international nature of port trade, tenants, and

customers,
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2.4.4 Water Access

Port Access
The Port Planning Area is located at the junction of St. Joseph Bay and the Gulf County Canal. Located

directly on the Bay are Jetty Park, the former paper mill site, and Parcel A (Figure 1-2) with the first two
being on the Harbor Channel and Turning Basin. The north end of Parcel A and the waterfront of Parcel

B front the Canal.

The Canal is a tributary of the Gulf Intracoastal Waterway (GIWW), connecting the GIWW with St.
Joseph Bay and the Gulf of Mexico. The Canal channel is maintained to a depth of 12 feet and width of
125 feet. Prime industrial property, accessible by highway and rail, lines the banks of the 5.5-mile
straight Canal. Access to the Canal from St. Joseph Bay is under the US 98 Tapper Bridge. The
clearances under the bridge are 170 feet horizontal and 75 feet vertical above mean lower low water

(MLLW) (Navigation Chart 11393, 19" Edition, Aug. 2, 1997).

Presently, due to navigation safety issues, the maximum permissible size of tows transiting the Canal, and
the GIWW from Mobile Bay east is 55 feet wide by 1,180 feet long. These dimensions equate roughly to
a four-barge tow of jumbo-hopper river barges with towboat. Permits may be obtained for oversize tows,
and permits are commonly granted for six-barge tows, arranged two abreast by three long. 33 Code of
Federal Regulations (CFR) 162.75 provides navigation safety rules for waters that are connected to the
Gulf of Mexico, and parts of this regulation set allowable tow sizes on the GIWW,

The Mobile District (Panama City Site Operations Office) of the U.S. Army Corps of Engineers
(USACE) maintains the Canal and GIWW in this area. The Jacksonville District of the USACE is
responsible for regulatory issues, including permitting, for the section of the GIWW and the Canal at Port

St. Joe.

The federal government, through the USACE, does not have fee title to Canal real estate. Instead, they
have perpetual easements on the property. The local sponsor is Gulf County, which is responsible for
providing all necessary real estate interests. There are currently over 800 acres of perpetual easement for
the Canal and dredged material disposal. The original width of the Canal right-of-way was 500 feet on
either side of the centerline of the dredged portion. In 1968, 250 feet of the federal government’s
easement along the length of the south bank of the Canal were remitted with the intent of making it
available for industrial development and 500 feet were added to the easement along the length of the
north bank. The Canal now effectively extends 250 feet south and 1,000 feet north of the original
centerline along the majority of its length. All dredged material is deposited on the north bank. All
construction activities adjacent to the Canal must occur outside the limits of the perpetual easements. The

uplands along the Canal, particularly the south bank, are

Harbor and Ship Channel Access

The Congressionally authorized Port of Port St. Joe Ship Channel (used in this Plan to refer to all ranges
of the channel shown on Figure 2-3) provides access to the shipping lanes of the Gulf of Mexico and
beyond. The alignment from the deepwater Gulf wraps around St. Joseph Peninsula, leading into St.
Joseph Bay. The authorized project depth varies from —37 feet Mean Low Water (ML W) at the beginning
(Gulf end) (o —35 feet MLW at the Harbor Channel. The USACE no longer maintains the South Channel.
The last maintenance dredging of the Entrance Channel, Harbor Channel and Turning Basin was in
1972/73. Since that time, there have been only two dredging contracts for removal of sediment in critical
locations. One of these critical areas is in Range D, near the tip of the St. Joseph Peninsula where there is
continual accretion of sand. This area was dredged in 1980 and again in 1985/86. Since that time, the
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requirements and process to gain approval for dredged material disposal have become more stringent and
complex and the limited Port activity has not justified the cost or effort to overcome those hurdles.

The resumption of maintenance dredging to authorized depths is an important and necessary task if the
revitalization of the Port is to be accomplished as planned in this document. Historically, maintenance
dredging has been performed by the USACE. Unfortunately funding constraints in recent years have
resulted in the USACE requiring the shipment of over one million tons of cargo through a port in order to
be considered for funding. This presents a dilemma for Port St. Joe since the deeper channel is required
to accommodate the size vessels necessary to achieve that tonnage level. In light of this requirement, it is
likely that the Port Authority will have to undertake the initial dredging project. Once accomplished and
the million ton threshold is achieved, the USACE can be called upon to resume responsibility for future

maintenance dredging requirements.

With appropriate customer commitments to move cargo through the Port, the Port Authority can pursue
the permitting and funding of the dredging project. While the permitting effort can be difficult and time
consuming, the fact that the project is for maintenance of an existing facility should assure its
permitability. Funding will be the major issue to address and will most likely require assistance from the
State of Florida, as has been done in other Florida ports recently, and from customers or shippers who are
willing to commit to cargo assessed revenue to the Port Authority.

Regional Waterway Access

The Canal is part of the GIWW and connects the main channel of the GIWW to St. Joseph Bay. The Port
of Port St. Joe thus has easy access to both the Gulf of Mexico and the GIWW. This water access is a
critical part of the Port's intermodal transportation system and contributes to its competitive advantage.

The GIWW, which traverses Gulf County, offers Port users opportunities to transport their cargo by barge
in lieu of other modes when schedules or costs so dictate. The GIWW also offers an interesting
opportunity for collaboration among the other Northwest Florida deepwater ports as it serves the Panama

City area as well as Pensacola Bay.

The 12-foot deep by 125-foot wide federally
maintained waterway provides a means for
waterborne commercial and recreational
transportation from Apalachicola Bay,
Florida to such distant cities as Brownsville,
Texas, at the Mexican border, Pittshurgh,
Chicago, St. Louis, Nashville, and even to
Tulsa, Oklahoma.

Commercial traffic is primarily barge-
carried bulk cargo, which moves inland from
the GIWW on various river systems
including the Mississippi and Ohio Rivers
and the Tennessee-Tombigbee Waterway

System.

Inland Waterways
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2.5  UTILITIES'

2.5.1 Potable Water

The City of Port St. Joe provides potable water to the residents and businesses within all areas of the City
limits and various unincorporated areas of Guif County. The permitted design capacity of the City’s
Surface Water Treatment Plant which was completed in 2009 is 6 million gallons per day (mgd). The
City’s average potable water demand at the end of 2012 was only 1 mgd; therefore there is significant
excess capacity for the anticipated demands from future residential growth and from the Port

development.

2.5.2 Industrial Process Water

The source of water for the City’s Surface Water Treatment Plant is the Fresh Water Canal, a man-made
waterway which was dug from the spring fed Chipola River to supply the former paper mill with
industrial process water. It terminates near the east side of the Port Planning Area at that Water Plant and
is now City owned. It supplied over 50 mgd to the paper mill and other now-closed industries, therefore
there is an overabundance of water for both on-Port and off-Port industrial users.

2.53 Wastewater

Sanitary sewage is treated at the City of Port St. Joe’s wastewater treatment plant (WWTP), which is
adjacent to the Port Planning Area at Parcel B. The sanitary sewer lines are accessible at the CR 382 and
US 98 rights-of-way. The City has recently completed modifications to its WWTP, including shifting its
discharge to a land application process that resulted in a plant capacity of 6 mgd. Total demand at the end
of 2012 was less than 1mgd, therefore there is sufficient capacity for the anticipated demands from the

Port development as well as future residential growth.

2.5.4 Stormwater and Drainage Facilities

The City of Port St. Joe constructs and maintains stormwater management facilities within City rights-of-
way. FDOT has stormwater management responsibility for the two state highways within the City limits.
The City’s 1995 Stormwater Management Study, subsequently updated in 2005, reported that
approximately 90 percent of the City’s land area discharges to St. Joseph Bay. The other main discharge
point is to the Canal, which also discharges to St. Joseph Bay. The drainage outfall into the Canal is
located at Chicken House Branch, the eastern boundary of Parcel B in the Port Planning Area. An FDOT
outfall occurs along the western boundary of the property at US 98.

FDEP’s Stormwater Rule (Ch. 62-25, Florida Administrative Code) addresses the state’s responsibilities
under Section 208 of the Federal Water Pollution Control Act. This rule requires treatment of the first
one half inch of run-off for sites less than 100 acres in size and the first inch of run-off for sites 100 acres
or greater in size. Stormwater facilities that directly discharge to Outstanding Florida Waters such as St.
Joseph Bay must include an additional level of treatment. For sites less than 100 acres, an additional %
inch of run-off should be treated and for sites 100 acres or more, an additional 1.5 inches.

When the proposed Port is developed, stormwater drainage will be designed to meet NPDES, FDEP, and
Northwest Florida Water Management District (NWFWMD) water quality standards.

' Source: Information regarding the City of Port St. Joe’s utility infrastructure was from the City’s Comprehensive
Plan and from Jim Anderson, City Manager, in January 2013.
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2.5.5 Solid Waste

The City of Port St. Joe is responsible for collecting construction, demolition, and yard trash debris within
its residential and commercial areas. This solid waste is disposed of at Guif County’s Five Points
Landfill northeast of the City. Industrial solid waste is to be handled and disposed of by the individual
companies generating the waste, Industrial solid waste that meets its criteria for disposal can be disposed
of at Five Points; waste not meeting its criteria must be removed to an approved disposal site, depending
on the characterization of the waste.

The City currently maintains a contract with Waste Pro which collects and transports Class I solid waste
for disposal at the waste-to-energy incinerator in Bay County. The incinerator, with a capacity of 500
tons per day, is close to capacity in the summer months due to the influx of tourists, but has excess
capacity in other seasons. Under normal growth patterns, it is likely that Bay County could continue to
provide Class 1 municipal solid waste disposal for the City of Port St. Joe for the foreseeable future. The
incinerator has a permit requiring renewal every five years until 2025. No specific capacity has been
allocated to serve the City of Port St. Joe; however, based on historical data 32 percent of the daily
demand has been and will continue to be served by Gulf County throughout the planning period.

The Port anticipates no capacity problems in disposing of the additional waste that will be generated by
Port development and future operations.

2.5.6 Energy

St. Joe Gas Company serves local users with their natural gas needs and has an abundance of excess
capacity to serve future residential and industrial needs. It has two pipelines into the Port area: an 8” line
with capacity of 14,000 mcf/ day and a 4” line with capacity of 5,000 mcf/day, Current average peak

demand is less than 600 mcf/day from all current users.
Progress Energy provides the area with electric power and has available capacity to the industrial area,
including the Port Planning Area, of 30 mW.

The electrical power grid and natural gas pipelines were constructed to serve the paper mill and other now
closed industries; therefore, there is considerable excess capacity in both systems.

2.6 SECURITY

The Port of Port St. Joe, like all of Florida's and the nation’s public deepwater ports, must have a security
plan to comply with the nation's seaport security standards as developed by the Department of Homeland
Security and the US Coast Guard. These include establishing areas of restricted access and implementing
the mandated permitting requirements for those entering the restricted area, including background checks
and credentialing for those employed at the Port or accessing the Port on a regular basis, The security
plan will be customized to the specific cargo types and operational requirements of the various facilities

and terminals that are attracted to the Port.
2.7 NATURAL AND MAN-MADE DISASTER PLANNING

The Port of Port St. Joe will prepare for natural and man-made disasters by developing appropriate
policies and procedures for staff and users to follow in the case of such emergencies.

2.7.1 Coastal Flooding

Fiood zones for the Port Planning Area shown in Figure 2-5 are based on Federal Emergency
Management Agency (FEMA) Flood Insurance Rate Maps. Most of the Port Planning Area is located in
Zone X which is assigned to areas that have been determined to be outside the 500-year floodplain. Some
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portions of Parcel B have been identified as Zone A which identifies areas that stand a 26 percent chance
of flooding at some point in a 30-year period; information about the possible depth of such floods is not
available. It should be noted, however, that the development of Parcel B will include significant site
grading in order to comply with the conditions of any stormwater permits and this will mitigate the
flooding threat. Most of Parcel A has been designated Zone AE which has the same statistical likelihood
of flooding as Zone A properties, but historical data on average flood elevations in these areas is
available. All permitted development activity undertaken in designated flood zones will comply with the

provisions of the City's Municipal Code, Chapter 36.

2.7.2  Coastal High Hazard Area

The Coastal High Hazard Area (CHHA) within the City of Port St. Joe, shown in Figure 2-6, is defined in
the City’s Comprehensive Plan as “the areas below the elevation of the category 1 storm surge line as
established by a Sea, Lake and Overland Surges from Hurricanes (SLOSH) computerized storm surge
mode! as defined in Section 163.3178(2)(h) and depicted on the Land Use Map 9.” That Comprehensive
Plan further states that one of the City’s objectives (Objective 1.2) is to direct population concentrations
away from the CHHA and to give priority to water-dependent uses. The Port’s land use designation as
industrial will preclude residential uses and will fulfill the preference for “water-dependent” use.
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2.7.3 Hurricane Evacuation Planning

S— 7

As mapped in the 2012 Florida Statewide ”
Regional Evacuation Study, the Port Planning | i |-|
Area encompasses two hurricane evacuation zones. |] o mm [ ‘G'rl{LFWCSlYJNIY I
Portions of properties west of US 98 are located in = T om : lJ
evacuation Zone A and those properties east of US Feis I

98 are located in evacuation Zone B.

The Port will develop a hurricane contingency plan } 3
in accord with that Study that meets the approval of
Gulf  County’s  Director of Emergency
Management. That plan will be kept updated and ' ' ‘
will be distributed to Port staff and users so as to ' |
provide an orderly method of shutting down and
securing Port facilities and equipment and .
evacuating employees in the event of a hurricane. \ |
The plan will describe the procedures to follow in s e
case of a hurricane watch or warning and will b '
identify the persons responsible for carrying them
out and securing the Port. cras M\
by

The plan  will emphasize preparedness, I )
organization, and communication and will address ;«; A
aspects of Port operations; for example: PR

* Moving vessels to a safe location out of the
Port;

¢ Maintaining liaison with the Coast Guard,;

*  Shutting down and protecting warehouses, offices and other structures;

*  Securing equipment;
Removing objects from the wharf and other locations which could be moved by the wind; and

* Coordinating evacuation and return plans with tenants,
The plan will also address post-storm recovery efforts by anticipating personnel return, access to
equipment, and adequate fuel and other supplies needed to resume operations. The plan will be reviewed
at the beginning of the hurricane season as well as prior to each possible hurricane to ensure that everyone
knows what their responsibilities are in case a hurricane materializes and that contact information for the

Port's tenants and other key people is accurate.

2.7.4 Man-made Disasters

The Port of Port St. Joe will require that any tenant or shipper planning to import or export hazardous
materials or petroleum products will be responsible for the handling, storage, and cleanup of these
materials, comply with all applicable regulations pertaining to these materials, and provide insurance
protecting the Port and, by proxy, the surrounding community with coverage limits commensurate with
the risk exposure. The Port will also prepare an emergency response plan in case of petroleum spills or

other occurrences requiring quick action.
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2.8 PUBLIC ACCESS FACILITIES

With the exception of Jetty Park, the Port Planning Area is industrial in nature. As such, public access is
inconsistent both with the anticipated Port operations and required security measures. Jetty Park is a
public recreational park owned by the City of Port St. Joe and its access is unrestricted for both vehicular
and pedestrian traffic. 1t is equipped with public restroom facilities, parking, and structures for fishing.
Of course, the public roads that traverse the Port Planning Area will remain unrestricted, as well.

2.9 HISTORIC RESOURCES

A review of the Florida Master Site File of the State Historic Preservation Office was completed for the
2003 Master Plan. This review indicated no historic or archeological resources exist within the Port

Planning Area.
2.10 ECOLOGICAL AND ENVIRONMENTAL CONDITIONS

Appendix B contains results of the database search conducted by the Florida Natural Areas Inventory
(FNAI) for the occurrences of natural resources within the Port Planning Area and its vicinity. The
database maintained by FNAI is the single most comprehensive source of information available on the

locations of rare species and other significant ecological resources.

Appendix C contains the results of a database search conducted by Environmental Data Resources, Inc.
(EDR). EDR is a national provider of current and historical environmental risk management information.
Their database search identifies federal, state and local government environmental records pertinent to the
subject property and adjacent properties within a prescribed search radius. EDR’s GeoCheck® Physical
Setting Source Addendum provides site-specific information related to topography, hydrologic and
hydrogeologic information, soils characteristics, and groundwater levels. This section of the report is
intended primarily to assist the environmental professional in forming an opinion about the impact of

potential contaminant migration.

2.10.1 Vegetative Cover and Wildlife Habitat
CrsRa T\ . According to the FNAI report in Appendix B
STERNSTIES there are no known Potential Rare Species
Habitats within the Port Planning Area. North of
the Planning Area and on the west side of US 98
(see left for excerpt from FNAI map) there are
sty recorded sightings in 1991 of snowy plover
B (CHARNIVO*45) and least tern (STERANTI*S5).
K} There is also noted the beginnings of a bird
i ‘\-"_; _. tookery with a tem nest and a pair of Wilson’s
. = plover. The location of these sightings is on a
\\ o A dredge material disposal site used by the USACE
; for dredging the mouth of the Canal. The other
! \ notation on the map (PANOBITR*1) recognizes the
¢\ P 2 -R =72l .. sighting in 1929 of an Atlantic Geoduck in St.
\ \ \ Joseph Bay; it is not specific to the location of the
\ w \\ s map symbol. See Appendix B for the full report

and map.
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2.10.2 Topography
Surface topography is reported in the EDR environmental report. According to the EDR report, the
existing topography in the Port Planning Area is generally flat and level, and the general topographic

gradient is downhill from east to west.

2.10.3 Wetlands

Florida wetlands are defined as those areas that are inundated or saturated by surface water or
groundwater at a frequency and duration sufficient to support, and under normal circumstances do
support, a prevalence of vegetation typically adapted for life in saturated soils. Each of the wetland areas
within the Port Planning Area has been negatively impacted by previous activities and all are low quality
wetlands. The wetlands on Parcel B have been jurisdictionally delineated; the wetlands on Parcel A and
on the east end of the former Arizona Chemical Site have not been delineated and are approximate.

Wetlands are shown on Figure 2-7.

In light of the land constraints that operational ports elsewhere are facing and the need to maximize
available lands for future operations, the Port Authority proposes mitigating these wetlands off site if and
when impacted. The final areas required for mitigation will be determined during the preparation of

project specific environmental documents and permitting.

2.10.4 Restricted Use Areas

The sixty-year operation of a paper mill on the Former Paper Mill Site resulted in that area and a portion
of the adjacent Parcel A (Figure 1-2) being declared a brownfield after the mill’s closure and demolition.
The landowner of both properties, The St. Joe Company, performed extensive site assessment and
rehabilitation to prepare those sites for subsequent beneficial use. They have successfully completed that
work and have received a Conditional Site Rehabilitation Completion Order (CSRCO) from FDEP for the
Parcel A portion of the brownfield and, at the time of the writing of this Port Master Plan 2013, a similar
CSRCO is pending for the Former Mill Site. Included in those CSRCOs are restrictive covenants on
several small isolated areas. Those restrictive covenants are intended to eliminate or control the potential
exposure to contamination and include prohibitions of various uses such as residential, recreational,
agricultural, and use of groundwater. These restrictive covenants do not prohibit the use of these areas for
port related activities and are not expected to be a limiting factor in the development of the Port.

Restricted areas are shown on Figure 2-7.
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2.10.5 Estuarine Conditions

St. Joseph Bay Aquatic Preserve

St Joseph Bay was designated an Aquatic Preserve by Florida’s Governor and Cabinet in October 1969
and is one of forty-two such preserves in the state. The boundaries of the Aquatic Preserve encompass all
tidal lands and islands, sandbars, shallow banks, submerged bottom, and lands waterward of mean high
water to which the state holds title. Uplands and man-made canals are excluded. Other excluded areas
include a linear band of privately owned submerged lands and marsh running along the eastern shore of
St. Joseph Bay, six private in-holdings occurring along the southern and western shore, the Bay area
located north of the Ship Channel, and the immediate area of the Channel designed to improve or
maintain comnerce and navigation, as authorized by the United States Congress.

The Port Planning Area and Ship Channel are not [ocated within the Preserve boundary.

St. Joseph Bay State Buffer Preserve

The St. Joseph Bay State Buffer Preserve (SJIBSBP) project was created to protect the water quality and
productive seagrass beds of St. Joseph Bay. The project includes narrow strips of uplands and wetlands
that front the St. Joseph Bay Aquatic Preserve, a portion of water in St Joseph Bay, a smali area of
privately held bay bottom, and a contiguous natural system of great botanical significance.

The Port Planning Area does not conflict with the SIBSBP.

Seagrasses

Data from the National Wetlands Research Center (USGS, 1998) and the St. Joseph Bay Aquatic Preserve
Management Plan (FDEP, 1997), indicate that seagrass beds are located mainly along the shore on the
west and southeast portions of St. Joseph Bay. The portion of the Bay at the mouth of the Canal was
transformed into a delta environment due to the increase of freshwater inflow and sediment when the
Canal was originally dug. For many decades there were no seagrass beds in that area. In recent years
seagrasses have been observed in the shallow water of the Canal delta on the south side of the Canal

navigation channel and to a lesser extent on the north side of the channel.

Control of Invasive Species

In light of the effort to return ship traffic to the Port of Port St. Joe, the Port Authority recognizes there is
a risk of the introduction of non-indigenous species into U.S. waters through the discharge of ship ballast
water. The Authority will require all vessels entering the Port to comply with United States Coast
Guard’s Ballast Water Management Rule as published in the Federal Register March 23, 2012, and all
subsequent revisions. This requires vessels to conduct mid-ocean ballast water exchanges before entering
U.S. waters, with some alternatives, and to submit a ballast water management report to verify this

exchange.

The US Customs and Border Protection, with assistance from the USDA, is responsible for the control
and prevention of the introduction of potentially harmful non-native species to the US. This is
accomplished by the inspection of vessels and their cargo prior to being cleared for any activity at the

Port.

Management of Dredged Materials

Maintenance dredging of the Canal is performed on an as-needed basis and is the responsibility of the
USACE. Historically, dredging has not been needed in the Canal adjacent to the Port Planning Area. The
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water depths in this area are naturally raintained at the authorized depth of minus 12 feet as a result of
the tidal and current flows out to St. Joseph Bay. Dredged material from the Canal is disposed of upland
within the easement for that purpose on the north side of the Canal. Maintenance dredging of berth areas
at the Port’s Canal bulkhead is the responsibility of the Port Authority; as with the original dredging at
that bulkhead the material will be deposited on uplands and subsequently removed or graded in place.

Maintenance dredging of the Ship Channel is under the USACE’s jurisdiction, though, as reported in
Section 2.4.4, it is likely that the Port Authority will undertake the initial maintenance dredging renewal
project. For either party, as part of the permitting process, a Dredge Material Management Plan (DMMP)
will be prepared to determine the nature, volume, management, and placement of the materials dredged.

Maintenance dredging of the berth areas between the Harbor Channel and bulkhead is the responsibility
of the upland owner. It is anticipated that berth area dredging can be accomplished with a sub-contract or
other agreement with the Port Authority or USACE when they are performing dredging of the Ship

Channel.

Beach and Dune Systems

No beach or dune systems will be affected by the development of the Port as proposed in this Plan.
Moreover, no beaches or dunes located outside the Port Planning Area are expected to be adversely
affected by future Port development activities. On the contrary, planned dredging projects may improve
beach and dune systems in the area. If dredged material is of the proper quality, it will be used for beach

renourishment as has been done in the past.

2.10.6 Hazardous Materials and Petroleum Products

Since the drafting of the EDR report (Appendix C) in 2006, each of the large parcels within the Port
Planning Area (Figure 1-2) has undergone environmental assessments and, where environmental
conditions have been recognized, remediation has been completed. Each of the parcels is now available
for Port development with no further action required in regard to environmental condition.

Parcel B and 22-Acre Site

The Parcel B and 22-Acre Site comprise the improved Canal-front properties owned by the Port Authority
and total approximately 68 acres. In 2006, Phase 1 and Phase 2 Environmental Site Assessments were
conducted on each parcel and there were no recognized environmental conditions found; the properties
received “clean” Phase | and 2 reports. These reports are available from the office of the Port Authority.

Former Arizona Chemical Site

The Former Arizona Chemical Site is a 32.5 acre property that was previously improved with an
industrial plant that manufactured finished products from organic plant bases, specifically pine trees.
Following shutdown of the plant and demolition, the Port Authority acquired the property in early 2011.
At the time of acquisition the site had one recognized environmental condition for which the previous
owner retained responsibility; they subsequently completed the site rehabilitation and received from
FDEP an Unconditional Site Rehabilitation Completion Order (SRCO). The Unconditional SRCO is
included in Appendix D of this Port Master Plan 2013. There are no other known or suspected issues or

environmental conditions on that site.
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Parcel A

The Parcel A property included the northem portion of FDEP’s Brownfield Site ID #BF230201001; the
former paper mill site comprised the southern portion of that brownfield and is addressed below. The
Parcel A site included a former waste water impoundment site that was rehabilitated to non-residential
standards and for which a Conditional SRCO was received from FDEP dated July 9, 2010. The allowed
surviving conditions are addressed in a Declaration of Restrictive Covenant recorded in the Public
Records of Gulf County. The Conditional SRCO with its restrictive covenants is included in Appendix D
and states that the St. Joe Company has “satisfied the site rehabilitation requirements” and is “released

from any further obligation to conduct site rehabilitation.”

Former Mill Site

The former paper mill site was also rehabilitated to non-residential standards and, having completed all
requirements including the recording of restrictive covenants (see “Section 2.10,4 Restricted Use Areas”
above), a Conditional SRCO from FDEP was pending at the time of the writing of this Port Master Plan
2013. The areas addressed in the Restrictive Covenant are identified on Figure 2-7. As noted above, the
restrictive covenants do not prohibit the use of these areas for port related activities and are not expected

to be a limiting factor in the development of the Port.
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Chapter 3
MARKET ASSESSMENT

e a—————

This chapter sets the table for the Port of Port St. Joe’s development program by documenting the
socioeconomic environment in which the Port functions and assessing market opportunities. It first
describes the characteristics of the local and regional community surrounding the Port and then considers
the competitive marketplace that influences the Port's development potential.

3.1 LOCAL AND REGIONAL SOCIOECONOMIC CHARACTERISTICS

Planning for the Port of Port St. Joe’s future must consider the characteristics of not only the local
community, but also the extended sixteen county Northwest Florida region as well as the Port's more far-

reaching hinterlands.

3.1.1 Northwest Florida

As a region, Northwest Florida differs mam‘

copmderably from other areas of the.stat-e. ECAMBIA ooen  HOLMES 5acu<soﬁ'

It is the second least populated region in SANTA

Florida and also the second least urban ot T s

region, with only 81 percent of its - =

population living in urban areas (as > UBgRTY WAKULLA

compared, for example, with Southeast fLomOoA
. P L GuiF FRANKLIN

Florida, where 97 percent live in the

urban area). With the exception of Bay,

Leon, Escambia, Oka]OOSﬁ, and Santa Extended Northwest Florida Region

Rosa, which are considered urban, most

of the other counties in Northwest Florida are still quite rural.

development trends are, however, accelerating in portions of the region.

The composition of the region's population also differs from the rest of the state, with the highest
percentage statewide of people in the under 24 and 25 to 54 age groups and the lowest percentage
statewide in the 55 and older group. As a whole, the region is expected to grow at a slower rate than most
of the state and the rest of the nation; but this growth will occur in the older age groups as today's younger

GEORGI

GADSDEN  [EFFERSON

CALHOUN LEON

As discussed later in this chapter,

population matures.

The manufacturing sector in Northwest Fiorida, which provides better paying jobs, has declined in recent
years with the closing various industries and related industry suppliers. To replace these jobs, regionwide
economic development agencies are promoting the area's assets and reputation, trying to attract new
industries that can take advantage of the region's location, transportation systems, and trained labor force.
The revitalization of the Port of Port St. Joe has been broadly recognized as representing the best

opportunity for economic development and job creation in the region.

3.1.2 Guif County

Gulf County, where the City of Port St. Joe and the Port are located, is one of the westernmost counties in
Florida. From a planning perspective, Gulf County is one of nine counties in the eastern half of the
Northwest Florida region which fall under the jurisdiction of the Apalachee Regional Planning Council.
The Apalachee Region contains 5,855 square miles, or 10.8 percent of the State's land area.
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According to 2010 Census data, Gulf County had a population of 15,863, making it the fourth smallest
county in the region and the eighth smallest of the 67 counties in the state. The County’s per capita
income in that census was $18,371 which was less than two-thirds of the national level of $27,915. Given
the County’s predominantly rural nature, industries such as forestry, fishing, and agriculture once
dominated the economy, along with manufacturing. Since the loss of essentially its entire manufacturing
base, now government and services sectors have taken the lead. Efforts to encourage economic
development and recruit businesses to the region are crucial to preserving and enhancing the region's

quality of life.
3.2 THE COMPETITIVE CARGO ARENA

The Port of Port St. Joe is one of more than two dozen US ports that line Gulf of Mexico shores. These
ports vary substantially in terms of governance structure and financial resources as well as the size and

composition of their cargo bases. L - ———
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transportation systems and other competitive factors prove cost-effective, cargo destined for US markets
to the north and west can just as easily access those markets through a conveniently situated Gulf port as
through a South Atlantic port. A Memorandum of Understanding between the Port Authority and Port
Panama City outlines a mutually beneficial working relationship between the two Port Authorities,
demonstrates recognition of the need for additional port facilities in Northwest Florida, and acknowledges

the long-term benefits a new port facility will bring to the region.

33 MARKET ASSESSMENT

The growth in international trade and, consequently, the growth in demand for port facilities is expected
to continue as evidenced by this statement from the Florida Chamber of Commerce’s and FDOT’s Florida
Trade and Logistics Study, 2011, “The value of trade worldwide rose from under $2 trillion in 1960 to

$25 trillion in 2009 (adjusted to constant 2009 dollars); strong growth will continue through the next 50
years.” As many larger ports along the Gulf Coast and South Atlantic mature and their cargo volumes

% Florida Chamber Foundation and Florida Department of Transportation, Florida Trade and Logistics Study, 2™

Edition, February 2011.
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increase, their growth potential is often constrained by a lack of land on which to build additional
terminals or by increasingly congested highways on which to move the cargo. The prediction of
continued strong trade growth means that some smaller ports, such as the Port of Port St. Joe, could take
up the slack and expand their capacity to the extent possible to accommodate this growth.

To identify the trade opportunities and the market sectors to be assessed in this Port Master Plan update,
various resources were considered, including: the market assessment that was prepared for the Port
Master Plan 2008, the inquiries received by the Port Authority staff from potential customers looking for
new opportunities to ship their cargo, and market research performed by the Bank of Montreal’s
Infrastructure Group (BOM). BOM was engaged by The St. Joe Company to help market the port
opportunity at Port St. Joe; they are experienced in port infrastructure development and well known and

respected in the industry.

It became evident early in the effort to identify target markets that little has changed in the demand and
opportunities since the assessment performed for the Port Master Plan 2008. The following opportunities
which became the focus for this new Port Master Plan 2013 are almost identical to those of the 2008 Plan:

¢ Biomass
e Ethanol
¢ Qil and Coal

o Liquified Natural Gas (LNG)
o Dry and Break Bulk Cargo

e  Offshore Rig Supply Support
e Reliever/Feeder Services

e Secondary Port Opportunities

Assessments of these markets are discussed below.

3.3.1 Biomass

International concern that global warming could have significant negative impacts on humanity prompted
action by the United Nations and its member countries. In 1997 the Kyoto Protocol, a UN climate change
treaty, was ratified and through which committed most developed countries to the reduction of their
greenhouse gas emissions which are thought to contribute to global warming. In compliance, the
European Union and its member countries passed legislation requiring a portion, targeted at 20% by 2020,
of their electricity production be generated using non-fossil fuels; biomass in the form of wood pellets is
the predominant fuel of choice for displacing coal and other fossil fuels. The EU demand for wood
pellets is expected to increase from 8 million metric tons in 2010 to 29 million metric tons in 2020.

This increase in demand presents an opportunity for the Port of Port St. Joe. The southeast US in general
is one of the largest producers of forest products and that availability of supply has drawn the interest of
EU utilities and fuel buyers. The “wood basket”, or forest supply region, that is accessible to the Port has
a relatively high density and has drawn the interest of wood pellet buyers and producers. Over the last
several years the Port Authority has received numerous inquiries and several unsolicited and non-binding
letters of intent from those who wish to ship wood pellets through the Port. In a related example there
was a request for the annual loading of one million tons of wood chips for a power plant in Wales.

One inquiry the Port received was by those seeking a site for Green Circle Bio Energy’s first plant. The
Port did not have deepwater access at that time and a site inland of Panama City at Cottondale, Florida,
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was selected which uses the Bay Line Railroad for transport to Port Panama City for ship loading.
Harvesting from a wood basket west of Port St. Joe and the AN Railway, they produce approximately
560,000 tons per year of wood pellets for export to Europe. Green Circle’s web site includes the
statement that it is “projecting more pellet plants to be built in wood fiber rich areas over the next few

years.”

As further evidence of this demand, the St. Joe Company, which owns over a half million acres of
predominantly timberland in the region, has frequently received inquiries for biomass supply for the
production of wood pellets. At the time of this report, discussions are ongoing with some of those
entities. BOM in their market opportunity summary notes that biomass is a high probability terminal

opportunity for both the near term and long term.

The initiation of wood pellet shipments through the Port will require several infrastructure improvements
and developments: the pellets must be produced, transported, stored, loaded onto a ship, and the ship

depart the Port.

The production of the pellets will require the construction of a pellet plant. [t is anticipated that this
facility will be as centrally located within the wood basket as logistically possible. If located at the Port,
over two thirds of its perimeter area would be Gulf and Bay waters from which it would obviously not
receive any raw materials. Location within the center of supply minimizes delivery costs of the raw
material — the harvested timber — to the plant.

Delivery of the finished pellets from an inland production site to the Port in the volumes that a pellet plant
would produce is least expensive by rail. As previously noted in Section 2.4.2, the AN Railway is
planning and funding repairs in anticipation of the resumption of rail traffic deliveries to the Port. Truck
deliveries are generally a more expensive alternative, particularly for distances over forty or fifty miles
and for tonnages a pellet plant would be anticipated to produce.

At the Port the trainloads of pellets must be stored until a shipload quantity is accumulated. The daily
costs of ship operations make it prohibitive for the vessel to standby for extended periods of time awaiting
the deliver of multiple trainloads. At Port Panama City a specialized warehouse was constructed for the
storage of the wood pellets there; other alternatives include the construction of silos and storage domes.
Each has its advantages and disadvantages and, with the wood pellet industry being relatively young, no
specific method has become the industry standard. An engineering study will help determine the method
that best fits the requirements of those who will be owning and operating the storage and shiploading
facility. It is anticipated that that function will be private for two reasons: the Port Authority does not
plan to undertake cargo handling operations, preferring to leave that to private industry, and because the
Port Authority does not own land on the Ship Channel and Turning Basin.

Where the Port Authority does have an important function is with the final component of the cargo’s
transit through the Port and that is with the vessel departure. Wood pellets are characterized as dry bulk
cargo; for dry bulk cargo the strategy for achieving the lowest shipping cost per ton is to utilize the largest
tonnage capacity vessel that conditions will allow. For most ports that controlling condition is the water
depth, which is the case at Port St. Joe. For wood pellets and other bulk cargoes, the Port Authority will
pursue the restoration of the Congressionally authorized channel depths of 35° within St. Joseph Bay and

37’ outside the Bay.

It is anticipated that once a commitment is received from a Port customer or shipper, the resumption of
maintenance dredging will become a matter of highest urgency. Private industry and investors do not
have the luxury of waiting several years to initiate operations and cash flow once they have committed to
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a project. By the same token, neither the Port Authority nor the USACE can justify the expenditure of
many millions of dollars of public funds without the customer commitments that will bring the public
benefit of commerce and jobs. As previously noted in Section 2.4.4, upon receipt of the customer
commitments the Port Authority will pursue the resumption of maintenance dredging as expeditiously as
possible, whether through the historic route of deferring to the USACE or undertaking the project itself.
In light of Federal budget constraints, particularly as they have affected the USACE in recent years, it is
likely that the initial resumption of maintenance dredging will necessarily be a Port project.

3.3.2 Ethanol

The Port Authority has received several inquiries in recent years regarding the opportunity for ethanol
production and distribution. These have included various scenarios ranging from the importation of cane
ethanol from Brazil to the local production and distribution of cellulosic ethanol using woody biomass as
raw material. Most recently, BOM has become aware of Port St. Joe being considered for a barge export

site for delivery of ethanol to the East Coast.

The Renewable Fuels Association reports ethanol production in the US grew from 3.5 billion gallons in
2004 to 13.3 billion gallons in 2012, Currently, there are 211 ethano! biorefineries in the US and eight
more under construction. This significant growth in ethanol production is being driven by the Renewable
Fuel Standard (RFS), passed by Congress in 2005 and raised in 2007, to reduce the nation’s dependence
on oil by requiring that US transportation fuel contain a minimum amount of renewable fuel. To
incentivize this increase in the use of renewable fuels, Congress approved a $0.45 per gallon subsidy for
ethanol. In 2012 ethanol accounted for 9.9% of the ‘nation’s transportation fuel supply. The prior year
there was sufficient production that a record 1.2 billion gallons were exported however that dropped to

725 million gallons in 2012,

The number and frequency of inquiries received by the Port relative to ethanol and the rapid growth in its
production suggests that the production, storage, and shipment of ethanol represent a good opportunity for
the Port. However, while it is worth exploring, caution should be exercised as there are other factors at
play that could negatively impact the industry.

The drought of 2012 adversely affected corn production, from which over 90% of ethanol is produced,
and the dramatic increase in the cost of corn brought the scrutiny of consumers and political leaders.
Even in prior years there had been concern that the diversion of a staple food crop to fuel production was
harmful to the nation and especially so to third world consumers. The drought elevated those concerns
and that factor, among others, has Congress considering eliminating the $0.45 per gallon subsidy and
reducing the annual target levels of the RFS. Both would reduce the demand for ethanol.

Another factor to consider is that there is very little ethanol production in the Port’s hinterland. With
waterborne transportation being the least expensive compared to rail and truck, it would be expected that
producers of ethanol would load into barge or ship at the point closest to their plant. At this time there are

none close to Port St. Joe.

Two opportunities that would not be dependent on production of corn ethano! proximate to the Port are
the possible import of cane ethanol from Brazil, as a previous private sector party had proposed, and the
production within the region of cellulosic ethanol from woody biomass.

However, each has its own uncertainties. Significant increases in the price of sugar and of the value of
the Brazilian real plus reductions in their cane harvest and ethanol production made Brazil a net importer
of ethanol in 2011. As for the production of cellulosic ethanol, if the biomass-to-wood-pellet opportunity
discussed in 3.3.1 above becomes a reality, it may limit the biomass available for conversion to ethanol.
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While the Port Authority will be receptive and supportive of the opportunity for ethanol production and
shipment through the Port, it is not considered a high probability opportunity for the near term and the

long term prospects are indeterminate.

3.3.3 QOil and Coal

Two high volume/high tonnage commodities that could be considered cargo opportunities for the Port are
oil and coal. Shippers of each reportedly see benefits in the Port’s size and layout plus the fact that there
are large areas of private property proximate to the Port that are available for development. Another
attractive feature is the Canal and the barge access it provides to the nation’s inland waterway system (see

Section 2.4.4). Each commodity is addressed below.

Qil

The Port Authority has received inquiries in recent years into the possibility of constructing a tank farm
and handling facilities for liquid bulk, primarily petroleum products. As noted above, the Jarge areas of
vacant property available for industrial development proximate to the Port are attractive to that industry.
Those who have visited also see value in the Port’s transportation infrastructure — ship channel, barge
channel, and rail — which is conducive to high volume/high tonnage movements of liquid cargo.

As noted in Section 1.2, Port St. Joe has a history of petroleum operations with the construction of a tank
farm and terminal facilities on a 30-acre site between Baltzell Ave. and the waterfront that is now the site
of the Marina and Jetty Park. This was operated from the early days of World War 1l and into the early
1990’s, Petroleum products were received by tanker and barge and distributed by truck and pipeline. The
pipeline connection was terminated in the early 1960°s and is no longer available as a present day option.

While the logistics of Port St. Joe may be attractive to some in the liquid bulk business, there are potential
issues of concern that may come from the community. The negative impacts experienced with the
Deepwater Horizon oil spill locally and the specter of spilled oil harming sensitive environments further
to the west could potentially have some oppose the delivery of oil in vessels to the Port. Most of St.
Joseph Bay is an Aquatic Preserve that is both an attraction for tourists to the area and a source of
recreation for locals. While the industry in general has a good record of environmental stewardship,
legitimate concerns with protecting local assets will have to be properly addressed before the Port can

successfully pursue the liquid bulk opportunity.

Coal

The Port Authority has received several inquiries over the years into the opportunity for the export of
coal, most of them specific to metallurgical coal. The consistent message from each of those inquiring
has been that there is growing demand for export and insufficient port capacity to meet that demand.

Metallurgical coal is higher in Btu content and lower in certain minerals, qualities that distinguish it from
coal used in power plants and that make it suitable for conversion to coking coal used in steel production.
The demand for US metallurgical coal is being driven by the growth in steel production in Asia. China
has for several years now been the world leader in steel production and, consequently, the largest
consumer of metallurgical coal. South Korea is also a large consumer and India is rapidly increasing its
demand. Each of these countries and others in the region are importers of metallurgical coal and their

demand is growing.

The US has large reserves of coal with most metallurgical coal being found in Appalachia from West
Virginia, with highest reserves, to as far south as Alabama. While East Coast ports are closest to the
reserves and therefore the most cost effective for shipping, those making inquiry to Port St. Joe have
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consistently reported that there is no available capacity for ship loading of coal on the East Coast. They
also report that, while there is limited capacity at Mobile that capacity is committed to a major coal

company with a significant presence in Alabama.

The potential for coal shipments through the Port, based on the inquiries that have been received, is
several million tons per year. That volume of dry bulk, whether coal, wood pellets, or other, would
accomplish several things for the Port. First, it would justify the resumption of maintenance dredging of
the Ship Channel, a prerequisite before initiating operations of the magnitude being proposed, and would
generate revenue toward accomplishing the dredging. Once the channels are dredged to authorized
depths, the Port will be accessible to many other vessel types and cargo opportunities that otherwise
would not be in sufficient volume to justify the dredging; new, incremental cargo could be attracted and
the Port’s cargo base diversified. It would also establish the Port as a component of FDOT’s Strategic
Intermodal System (SIS), qualifying the Port and related transportation modes for SIS funding.

It is recognized that while there has been a successful history of high tonnage coal shipments through Port
St. Joe, coal does have some negative connotations for some people. The possible issue of windblown
dust is one that can be addressed with engineered systems to control it. This was observed to be quite
effective when in late 2012 representatives of the Port visited the Port of Santa Marta on the Caribbean
coast of Colombia and noted that its clean beaches and well developed tourism facilities were not
adversely impacted by that Port’s coal operations. The Port of Santa Marta has a capacity of 7 million

tons of coal per year.

The likelihood of the shipment of coal through the Port has been assessed by BOM as medium both for
the near term and the long term. Should it become a reality, it will be necessary to address, as with any
cargo, legitimate community concerns should any arise. Management of the aesthetics and dust will be
important to assure a successful operation. The benefits of the cargo volume make it worthwhile.

3.3.4 Liquified Natural Gas (LNG)

The availability of vacant land at the Port, both on the Ship Channel and inland, has drawn the attention
of the liguified natural gas (LNG) industry. New methods of recovering natural gas and new discoveries
have dramatically increased its supply and decreased its cost. Countries such as Japan, the world’s largest
importer of LNG, who are energy dependent are increasing their purchases to take advantage of the

savings. This has prompted the LNG industry to pursue the development of numerous new export

terminals.

Existing LNG terminals are located near the source of the natural gas. Not surprisingly, with the very
high number of natural gas wells off the coast of Louisana, of the six terminals in the Gulf region four are
located there and one each is located in neighboring Texas and Misssissippi. Port St. Joe is relatively
distant from the wells which suggests that this is a low probability opportunity for the Port. Should the
industry determine that the 19,000 mcf/day capacity of natural gas supply (Section 2.5.6) is sufficient and
the delivery cost acceptable, their interest — and the probability of the opportunity — could increase

considerably.

3.3.5 Dry and Break Bulk Products

Other “miscellaneous™ cargo opportunities have been proposed for the Port. These generally fall into two
categories, other dry bulk such as aggregate and cement and break bulk cargoes which are goods that are

handled individually and not containerized or bulk.

Aggregate and Cement
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In addition to the dry bulk cargoes of wood pellets and coal, other dry bulk cargoes have been proposed
including aggregate and cement, each of which is dependent on the construction industry. The Great
Recession, the collapse of the real estate market, and the continuing moribund economy have kept the
construction industry in Gulf and surrounding counties suppressed for the last several years. While
current conditions are not expected to last, neither is the economy expected to return in a robust fashion..

In spite of this, there is reason for optimism in light of several very positive efforts that are underway.
First, there is considerable effort and investment being expended to restore economic vitality, of which
this proposed Port development is the best example. With the community and its leadership, the Port
Authority, and the St. Joe Company united behind this common goal, there is a high probability of
success. The result will be the creation of new jobs and new industries in addition to the port activities of
cargo handling, all of which will contribute to construction demands for new facilities, housing, roads,
etc. Specific to roads, the Gulf Coast Parkway and Gulf-to-Bay Highway addressed in Section 2.4.1
should be nearing their construction phases over the next three to five years. While the potential demand
for aggregate and cement are not expected to be at sufficient levels to support the resumption of
maintenance dredging, they are very good opportunities for the medium and long terms and the delivery
of them will be enhanced by the development of port facilities for the other, high volume cargoes.

Break Bulk Cargo

Break bulk cargo is cargo that is generally handled individually and is not containerized, often due to size,
shape, and weight limitations of standard containers. All of the cargo that was loaded at the paper mill
docks when it was operational was breakbulk and consisted of rolis of paper, barrels of resin, bagged
products, fabricated steel, and others. Examples from other ports include machinery such as the windmill

components at the Port of Pensacola and the copper plates received at Port Panama City.

As with the aggregate and cement, break bulk cargo is not expected to be at sufficient levels in the early
days of port reactivation to support the resumption of maintenance dredging, however it is expected to be
a good opportunity for the port once dredging is accomplished and break bulk vessels can access

waterfront facilities on the bulkhead.

3.3.6 Offshore Energy Support

The Port of Port St. Joe is centrally located on the northern border of the Gulf Coast Eastern Planning
Area established by the US Department of the Interior, Bureau of Ocean Energy Management (BOEM),
for offshore energy exploration and
production. The BOEM is responsible for
overseeing activities, including bidding and
awarding of offshore leases, for exploration
and production of oil and natural gas in the
US Outer Continental Shelf. The BOEM has
divided the US Gulf of Mexico into three
Planning Areas: Western, Central and

Eastern.

The map to the left shows the Eastern
Planning Area which includes the Guif Coast
of Florida and Alabama. In 2000, the BOEM

estimated the reserves in this area to be 1.6
and 2.8 billion barrels of oil and condensate

Source: BOEM US Department of the Interior
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and 7 to 9 trillion cubic feet of natural gas. The locations of the active leases are shown to the right. The
largest concentration of leases is to the south of Alabama. Other leases are off the Florida Panhandle,
west of Port St. Joe and deeper into the Guilfto the south and southwest of Port St. Joe.

The Port of Port St. Joe is well positioned geographically to serve the Eastern Planning Area and, to a
lesser extent, some of the easternmost areas of the Central Planning Area as a base for supply operations
to the energy exploration and production platforms there. New exploration and production efforts are not
expected to be undertaken in the Eastern Planning Area in the foreseeable future as the Federal
government has placed a moratorium on new leases and permits with the exception of a very small area
on the boundary of the Central Planning Area. Also, there is considerable opposition in Florida to new
drilling in the area as a result of the negative impacts from the Deepwater Horizon oil spill of April 2010.

Currently, the principal base of operations serving these areas is Port Fourchon in Louisiana. Port
Fourchon occupies over a thousand acres of developed land (of 4,000 available) from which numerous
offshore supply and support businesses service upwards of 90 percent of the deepwater platforms and rigs
in the Gulf. It has a 25-foot channel depth that accommodates deepwater supply vessels up to over 300
feet in length, drawing 20 to 22 feet, and shelf-size vessels up to 200 feet, drawing 10 to 12 feet. A
roadway bridge across the channel has a 70-foot vertical clearance which is sufficient for the larger
supply vessels to pass beneath the bridge without concern.
By comparison, Port St. Joe is closer to many of the eastermmost platforms than Port Fourchon, also has a
limiting depth in the Ship Channel of 25’ (existing, without dredging), and the Canal bridge clearance at
Port St. Joe is 75 feet. Also, there are several thousand acres of property along the Canal that are
available for development for maritime and other | _
industrial uses. The Canal offers the advantages of !
a USACE maintained, protected channel, however
its depth is only 12°. While this would
accommodate the shelf-size vessels, it is too shallow g
Py n
&

for the deepwater supply vessels; they would be
limited to operations on the Bay front properties.

There is one area on the Canal that could be
deepened to support the deeper draft supply vessels | .
and that is the Port owned property (Figure 1-2,
“Parcel B™) just inside the mouth of the Canal and
the Tapper Bridge. The 867’ bulkhead there was

designed for 20’ of water depth in anticipation of - e

some oceangoing vessels accessing it. Since the ] e s
early 1980s, that property has been considered to be ks e

complementary to the deepwater properties and | T

preferred port site on the Bay. Most oceangoing
vessels that can clear the 75° bridge clearance would be drawing 20’ or less. The development of the

Port’s property to accommodate the deeper draft vessels will require the deepening of the Canal from its
entrance in St. Joseph Bay to an area inland of the Port’s property. Also, the balance of the Port’s
property beyond the end of the existing bulkhead could be developed with boat slips at a right angle to the
Canal into which supply vessels could back in for the loading of materials and supplies as is done at Port

Fourchon.
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While the distance to existing platforms and the unlikelihood of new drilling in the foreseeable future are
negatives for this opportunity at Port St. Joe, there are advantages that could be considered by companies
who provide logistical support to offshore energy platforms. Port Fourchon’s elevation and location
make it susceptible to hurricane hazards; Port St. Joe, with a well protected harbor and higher elevation
offers an excellent site for base operations and offers redundancy to an industry that has been shutdown
on occasion at Port Fourchon. Port St. Joe also has rail access that could be beneficial for the movement
of high tonnage and high volume supplies (drilling mud, pipe, machinery, etc.). The new Northwest
Florida Beaches International Airport and the nearby Apalachicola Airport offer good access for the
movement of workers. Finally, Port St. Joe’s excellent new hospital with helicopter pad offers readily

available emergency care for injured workers.

Port St. Joe has been visited by representatives of the offshore supply industry who are exploring the
opportunity to establish operations in the Port area. The industry is generally clean and offers well-
paying jobs. While the Port Authority is receptive to the opportunity they represent, it would not be
prudent to make any significant investments in Canal dredging or in site development until there is
sufficient interest and commitment from the industry.

3.3.7 Reliever/Feeder Services

Growth in waterborne trade at other Gulf Coast ports and the impact of that growth on port capacity may
generate opportunities for reliever operations between them and smaller ports along the eastern Gulf
Coast to relieve capacity constraints. Also, feeder operations from larger ports to the west such as New
Orleans and Houston to smaller eastern Gulf ports may also offer a more economic means of serving
eastern Gulf markets over truck and rail options. These scenarios may present an opportunity for Port St.

Joe as demonstrated in the two following examples.

Container Volume Growth in the Gulf

The most publicized development in global shipping the past many years is the expansion of the Panama
Canal to a depth of 50’ and lock dimensions that will accommodate vessels with container capacities
approaching 20,000 TEUs (twenty foot equivalent units). Even though most of the containers on these
mega-ships are destined for the US, there is great uncertainty as to how they will get here as only a few
US ports will be able to offer a 50° deep channel. The one point that all agree upon is the certainty that
the Canal Expansion will result in significant increases in container movements into the Gulf,

One possible scenario for the delivery of the containers is the expectation that the mega-ships will transit
the Panama Canal and deliver to one or two “hub” ports with sufficient depths from which smaller vessels
will deliver to shallower draft ports along the Gulf Coast, a hub-and-spoke arrangement. With the
opening of the enlarged Canal being at least a couple of years out and with the continuing uncertainty of
how the logistics will eventually be resolved, it is not thought that container operations represent a near

term opportunity for Port St. Joe. The longer term prospects are indeterminate and are dependent on the
future distribution patterns that develop.

America’s Marine Highway Program

The USDOT Maritime Administration (MARAD) has designated as “marine highways” certain navigable
waterways that have the capacity to relieve congested landside routes serving freight and passenger
movements. In addition to reduced congestion on highways and railroads, other benefits include higher
fuel efficiencies, reduced carbon emissions, reduced wear and tear on roadways, and improved safety.
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As can be seen on the map below, a corridor coastwise along the northern Gulf has been designated as
Marine Highway M-10. Its number corresponds to the on-shore and parallel Interstate 10 that is growing
increasingly congested; M-10 will provide relief for I-10 if MARAD is successful at implementing the
Marine Highway Program. Efforts thus far have not proven successful; that, however, may change as

conditions change. As freight and passenger traffic continue to increase, the highways will become less
and less efficient; there are concerns that there will eventually

be situations of gridlock from time to time in the highest
traffic segments.  The marine highway will become
increasingly attractive as those conditions develop.

While M-10 appears to extend to Tampa Bay, Port St. Joe is
the last feasible point of departure for freight not destined for
peninsular Florida. Freight destined for North Florida,
Alabama, or Georgia could be delivered to the Port and
transferred to highway or rail for final delivery. This,
however, is not expected to be implemented until such time as
the cost of moving freight on 1-10 increases to the point that shippers find the slower waterborne delivery
acceptable. For the near term, within the planning horizon of this Port Master Plan 2013, this is not

expected to be a high probability opportunity for the Port.

3.3.8 Secondary Port Opportunities

In addition to the high tonnage/high volume, base load cargo opportunities addressed in the previous
sections, there are other opportunities that the Port Authority recognizes as beneficial and that will
contribute to the accomplishment of its and the community’s generalized goals of economic development
and job creation. Three specific examples that are being explored at the time of the writing of this Port
Master Plan 2013 were barge terminal operations, manufacturing sites, and Jetty Park docking of
educational, historic, and recreational vessels. They are further addressed below.

Barge Terminal Operations

The Port Authority’s Parcel B bulkhead on the Canal, with its supporting acreage, has been considered by
several potential tenants for the loading and/or unloading of barges operating on the Gulf Intracoastal
Waterway. Inquiries have included a very wide range of cargo types, including aggregate, oyster shells,
wood chips, fabricated steel structures, pre-cast concrete structures, roli-on-roll-off of heavy equipment,
and others. These operations could vary widely in term from one time only to multi-year, continuing
operations. They also could vary in site “footprint” from a couple of acres to large portions of the total
available area. The steel fabrication and pre-cast concrete projects would likely involve the construction
of buildings to contain and protect their work. With all of these variables, the best utilization of the
Parcel B site is likely to best be realized by maintaining flexibility and by keeping the waterfront with
bulkhead access available for multiple users. Multi-year tenants could lease parcels away from the
bulkhead and be assured access to it when they must load or unload cargo or raw materials. Short term
users could be provided short term access near the bulkhead as long as provision is made for other users.
Rail access to the bulkhead area of Parcel B is planned via a right-of-way reserved across the former

Arizona Chemical Site,
Manufacturing Sites

The former Arizona Chemical Site is suitable for manufacturing and industry. It is located in the center
of the industrial area infrastructure and served as a plant site for over 50 years before Arizona Chemical’s
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shutdown in 2009. The site is well positioned within the Port area to be aftractive to those who
manufacture a product for export or need imported raw materials or components. Likewise, the 22-Acre
Parcel and the highway frontage portion of Parcel B could serve a similar function for products requiring
barge transport. Each of these areas has been offered to inquiring industries in the past with the intent of
securing a plant operation that will create jobs and commerce for the community.

Jetty Park Vessel Docking

The City’s Jetty Park is located at the south end of the Turning Basin and forms the outer peninsula
enclosing the Marina basin. Its bulkhead and west side water depth on the Turning Basin enable it to
receive a variety of non-cargo type vessels that fit with the City’s intended recreational use. These can
include historic and educational vessels such as replica or restored sailing ships, marine research vessels,
and others. It can also include small, “boutique” cruise ships with limited passenger capacity. For
example, an inquiry was received from one cruise line that planned a one-day stop at Port St. Joe for its
130 guests to tour historic sites and St. Vincent Island. These vessel types and their visits represent
tourism opportunities more suited to other community development organizations than to the Port
Authority; however, there may be a place for the Authority to assist with the provision or improvement of
infrastructure to accommodate such vessels if it does not detract from their primary function of port

development.
339 Summary of Market Opportunities

Biomass. Biomass, specifically in the form of wood pellets, offers the greatest near term market
opportunity for the Port of Port St. Joe. Burgeoning demand in Europe, available raw material supply
within the region or within reasonable transport distance, available land area at the Port to accommodate
the potential tonnage, and motivated Port leadership and landowners who will aggressively pursue the

project development all contribute to the feasibility of this cargo opportunity.

Ethanol. For many years the demand for ethano! and other alternative fuels has been on a steady rise.
The number of ethanol inquiries to the Port has warranted that it be given some priority consideration.
However recent events have adversely affected the prospects for its continued growth in demand and the
lack of production within the region to date suggest a “wait and see” approach. While the Port Authority
will be receptive and supportive of the opportunity for ethanol production and shipment through the Port,
it is not considered a high probability opportunity for the near term and the long term prospects are

indeterminate.

Oil and Coal. While the Port Authority has received a few inquiries into the possible construction of
liquid bulk handling and storage facilities, the probability that most of the product handled would be oil
gives reason for scrutiny. It is anticipated that the commitment of a significant portion of the near-water
port development acreage to the throughput of oil will cause concern to some in the community in the
wake of the Deepwater Horizon oil spill. The Port is not opposed to the consideration of this cargo
opportunity but the leadership and citizens would have to be sufficiently convinced of its safety before

approval.

Coal might also be perceived to have some negatives but its potential impacts are far less a threat that that
of oil and those potential impacts can be safely controlled through technology. The export demand for
metallurgical coal, the volumes that have been proposed, and the revenue it could bring to fund dredging

make it a far more attractive and realistic cargo opportunity.

Liquified Natural Gas (LNG). Due to the distance from the natural gas well fields to Port St. Joe an
LNG facility is considered to be a low probability opportunity for the Port. That having been said, the
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energy industry in general and the natural gas industry specifically are very dynamic. Should there be
changes in the industry that result in the Port becoming a targeted site for an LNG terminal, the Port
Authority will give due consideration to the potential project, including any safety concerns. The
available capacity at Port St. Joe of 19,000 mcf/day could be sufficient to attract the interest of that

industry.

Dry and Break Bulk Products. Two particular dry bulk cargoes, in addition to wood pellets and coal
addressed independently, are expected to be medium and long term opportunities for the Port and those
are aggregate and cement. Likewise, break bulk products are expected to be future opportunities. Until
maintenance dredging is performed and channel depths restored neither opportunity is likely to be
realized and neither is expected to be attracted in such volumes as to justify the dredging.

Offshore Energy Support. The Port of Port St. Joe is well positioned to support offshore energy
exploration and drilling in the Eastern Planning Area of the US Gulf of Mexico. While there are few

energy exploration projects in the Eastern Gulf due to a moratorium, the Port could be a base for those
existing platforms within its range and offers several advantages over port facilities now serving that
industry. The Canal offers significant waterfront acreage for development, but its existing 12* depth is a
limiting factor. The offshore energy support opportunity is worth pursuing, but not sufficiently strong to
justify the commitment of land and resources in the near term. The interest of the industry should
continue to be sought and nurtured in an effort to attract their investment in project development at the

Port.
Reliever/Feeder Services. As international trade continues to grow, there will be increased congestion
on the transportation infrastructure system including at ports and particularly on roadways. This may
present some opportunities for the Port as more efficient alternatives are sought. Two scenarios were
considered, though others could certainly be conceived and developed.

In one scenario, the growth in container volume resulting from the Panama Canal Expansion could bring
containers to the Port by way of a hub-and-spoke arrangement of smaller vessels delivering to shallower
draft ports; this is not a near term opportunity and there is uncertainty in the industry as to how it will

evolve when the Canal Expansion opens.

In the second scenario the Port’s location near the eastern terminus of Marine Highway M-10 presents an
opportunity for eastbound cargo from larger ports to the west to be transferred at the Port from vessel to
highway or rail. This will probably not develop until traffic congestion reaches levels that justify the

slower transit times of waterborne cargo.

Secondary Port Opportunities. [n addition to the high tonnage/high volume, base load cargo
opportunities addressed in the previous sections, there are other opportunities that the Port Authority
recognizes as beneficial and that will contribute to the accomplishment of its and the community’s
generalized goals of economic development and job creation. Three specific examples that are being
explored include barge terminal operations, manufacturing sites, and Jetty Park docking of educational,

historic, and small cruise vessels.
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Chapter 4
FIVE- AND TEN- YEAR DEVELOPMENT AND EXPANSION PLAN

As noted in the opening pages of this Port Master Plan 2013, the term “the Port” refers to the port
development at Port St. Joe and includes both the public and private properties within the Port Planning
Area. Representing the public interests in the Port development is the Port Authority whose overriding
goal is to facilitate the reactivation of waterborne commerce, the result of which will be to bring to the
area the shippers, manufacturers, and support industries that will create the well paying jobs sought by
and so badly needed by the community and region. To accomplish this goal, particularly in a time of
limited resources and constraints on public funds, it is important that investments be well planned and

made wisely.

The objective of this Chapter 4 and the remaining Chapters 5 and 6 is to anticipate and plan for the
investment of public funds that will be necessary to accomplish development of the Port and ensure its
continuing vitality. The Port Authority’s specific areas of responsibility in regard to infrastructure
improvements at the Port are its 100 acres on the Canal east of US 98 and the restoration of the Ship

Channel to authorized depths. The remaining properties and transportation connections are under the
responsibility and control of others: USACE over the Canal, Genesee & Wyoming as operator and The

St. Joe Co. as owner of the AN Railway, and The St. Joe Company as owner of the largest portion of the
Port development area with 200 acres on the Ship Channel with deepwater access.

Each of the Authority’s areas of interest will be further addressed in this Chapter 4 as the Port
development plans are presented for both the short term (years 1 to 5) and the longer term (years 6 to 10).

4.1 PORT DEVELOPMENT FOR TARGET MARKETS

The cargo-based market opportunities addressed in the previous chapter can be grouped into two general
categories: those that require deep draft and those that can operate at shallower drafts. A third category,
manufacturing sites, is noted, but its infrastructure requirements are not driven by cargo type.

Deep Draft Cargoes

Bulk cargo is cargo that is shipped unpackaged and generally in large quantities; when shipping bulk, the
larger the vessel the lower the unit cost and the deeper its draft requirement. The following cargo
opportunities identified in the market assessment fit into this bulk category: biomass, ethanol, oil, coal,
liquified natural gas, other dry bulk, and break bulk products (with some exceptions). This group
includes the cargoes that are considered to be the highest probability opportunities for the Port, the first
being biomass and the second, with a lower and not quite as near term likelihood, being coal.

Shallower Draft Cargoes

The following cargo opportunities identified in the market assessment can generally operate at less than
maximum authorized depth: offshore energy support, reliever/feeder services (with some exceptions),
barge operations, and the historic, educational and recreational vessels identified for Jetty Park. While the
offshore energy support and the reliever/feeder services opportunities could each potentially require some
deepening of the Canal, they were not considered to be of sufficiently high probability to require the

planning of that project at this time.

Manufacturing Sites
The Port’s former Arizona Chemical site and the Industrial Road (CR382) front portions of the 22-Acre
Parcel and Parcel B are suitable for manufacturing sites. The former Arizona Chemical site has available
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at its property lines most of the infrastructure that a new indusiry would need, improvements to the
entrance road being the exception. The Parcel B and 22-Acre Parcel require additional improvements to
be suitable for new industry, including utilities, security fencing, and others. These needs will be

addressed in this and the remaining chapters.

4.1.1 Short-Term Development Plan: Years 1 to 5

Dredging

The highest probability cargo opportunities, as noted above, are in the dry bulk category. In order for any
of these opportunities to be successfully realized, the Port’s Ship Channel must be restored to its
authorized depth. The limiting depth at the time of the writing of this Plan was 25°; bulk cargo customers
are very unlikely to commit to ship through Port St. Joe unless there is a commitment to restore the
authorized depth of 35’ as quickly as possible. Further, it is unlikely that commitment will be received if
the completion of the dredging is projected to take three years or longer as potential shippers generally
cannot delay for such extended periods of time the fulfillment of their commitments to their customers.

This creates a dilemma in that neither the permits nor the funding of the maintenance dredging can be
received until there is committed customer demand to justify the action. The Authority must await the
customer commitment and then be prepared to pursue maintenance dredging of the Ship Channel as
quickly as possible, In light of the USACE’s budget constraints and their priority of maintaining existing
operations at high volume ports, it is quite probable that the Authority will have to undertake the

maintenance dredging project.

The number one priority for the Port St. Joe Port Authority is the accomplishment of the maintenance
dredging as expeditiously as possible. The goal for completion should be two years from receipt of
documented customer commitment that justifies the dredging project and the accompanying commitment
from the private landowner (The St. Joe Company, their successors or tenants) of their intent to develop
the private infrastructure to accommodate the project. The first step is the preparation of a Dredge
Material Management Plan and, as soon as sufficient data is gathered for that effort, the initiation of the
environmental permitting process. The dredging project and these prerequisite tasks will be reflected in
the Capital Improvement Plan (CIP) of Chapter 6 as the dominant project, both in importance and in cost.

Infrastructure for Manufacturing Sites

The development of infrastructure for manufacturing sites is the second highest priority task which the
Authority plans to undertake within the five-year planning horizon. As with the dredging, the investment
in that project is not planned to be initiated until there is a customer commitment that will sufficiently
justify the investment, whether in revenue or in jobs created. The tasks to be accomplished differ with the

sites,

The former Arizona Chemical site was operational as a chemical plant until 2009 when operations ceased.
Demolition was completed in 2010, but much of the infrastructure was left in place including: 10 mW
electric capacity, potable water and City sewer, natural gas, fencing, fire suppression system with a half
million gallon water tank, some buildings, coupled-in-motion railroad track scale, truck scale, stormwater
drainage and collection system, and on site rail. The site needs no more improvements until it is leased to
a tenant with specific needs not already available. One off-site project is required and that is the shorl
access road on Kenny Mill Road that will require major repair or re-building. This will be addressed in

the CIP.
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The portion of Parcel B and the 22-Acre Parcel that front on Industrial Road (CR382) are also suitable
manufacturing sites, but they will require significant infrastructure improvements as they are essentially
vacant, undeveloped land. As a minimum, they will require all utilities, security fencing, and, specific to
tenant site plans, stormwater grading and facilities. In addition, rail must be extended to Parcel B, the
concrete apron behind the bulkhead must be completed to provide for barge loading and unloading, and
area lighting of the bulkhead must be provided. These improvements will also be address in the CIP.

4.1.2 Long-Term Development Plan: Years 6 to 10

Upon completion of the first five years of this planning term, the Port is expected to be in operation and to
have annual bulk tonnage exceeding one million tons. With the success of having initiated dry bulk cargo
operations and completed the initial phase of maintenance dredging to accommodate that cargo
opportunity, the Authority will need to be pursuing the next phase of maintenance dredging. As further
address in Section 4.1.3, the dredging to maximum allowed depth is not expected to be accomplished with
the first phase; it is anticipated that the goal of 35° will have been achieved, but not the ultimate of 35’
plus an additional two feet for advanced maintenance dredging and two more feet of allowed overdredge.
The Authority’s long-term development plan will include as its priority tasks the transfer back to the
USACE of the responsibility for maintenance dredging and the tasking of the USACE with the additional
maintenance dredging of the Ship Channel to maximum allowed draft.

The USACE has been solely responsible for maintenance dredging of the Ship Channel for at least the
past 60 years; the only reason for the Authority to assume the task is the concern with the timing of the
project. The USACE process for resuming the dredging is a long-term, multi-year effort and the
Authority is expected to undertake the project in the near term in order capitalize on the customer
opportunities that are anticipated. Once that is accomplished and the cargo is moving through the Port,
the USACE will be expected to perform future dredging work. The Authority will pursue with the
USACE and the political leadership at the Federal level the task of dredging to the maximum allowed
depth, as described above. This will further improve the efficiency of the Port by increasing the
maximum drafts to which ships can be loaded and will increase the profitability of port tenants and
operators dependent on maximizing their cargo throughputs. This in turn attracts increased tonnage and
other cargo opportunities which bring additional well paying jobs to the community, region, and state.

A second task that could become a need during years six through ten is the extension of the Parcel B
bulkhead to its east property line. If the Port has success at attracting sufficient tenants to the site that
congestion at the waterfront becomes a problem, the Authority will pursue the expansion of the bulkhead.

It is anticipated that, within the long-term planning horizon, the Authority will be anticipating future
growth beyond ten years; a third task that could be considered is the acquisition of future growth
properties. One candidate site that seems a logical growth area is the City’s Wastewater Treatment Plant
pond site. At present, the pond is the primary component of the treatment process. If, however, the City
is required to build a new plant or if the demand for Canal property for maritime operations justifies the
building of a new wastewater plant, the new plant could be designed without the pond thus making
available approximately 80 acres of public property on the Canal for Port expansion. This would
certainly require inter-governmental cooperation for the public good and would have to be justified by
market opportunities and growth in demand.

Finally, it is anticipated that over the very long term an infrastructure need will be the development of a
rail loop under the Overpass to the deepwater front on the Turning Basin, looping around under the
Tapper Bridge, and completing the loop across Parcel B and the former Arizona Chemical Site back to the
AN Railway rail yard. The Authority’s participation in that project wiil be limited to their properties; a
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portion of the rail loop is anticipated to have been completed in the short-term development (years | to 5)
with the rail extension to Parcel B. All of this is contingent, again, on customer demand. It is expected
that the cargo types may be diversifying by years 6 through 10, with the initial maintenance dredging
having been accomplished and the growth in trade into the Gulif of Mexico presenting new opportunities.
The 200 or so acres of the Port Planning Area on St. Joseph Bay is of sufficient size to accommodate

numerous tenants and cargo types.
4.1.3 Dredging Considerations

The Port Authority’s highest priority project, because it is a prerequisite to the resumption of deepwater
draft shipping at the Port, is the resumption of maintenance dredging of the Ship Channel. The lack of
maintenance dredging for nearly three decades has resulted in a limiting depth of 25° which prohibits the
passage of the sized vessels used for the identified market opportunities. Restoration to the authorized
depth of 35’ as quickly as possible after customer commitments are signed is vitally important.

The USACE performs annual hydrographic surveys of the Ship Channel and tabulates the volume of
material to be removed from the various areas of the project. Appendix E contains the spreadsheet of
material volumes determined from the April 2013 survey. The upper portion of the table contains the
volumes for the segments of the Ship Channel that are outside the protection of St. Joseph Bay where the
authorized depth is 37° and the lower portion of the table contains the volumes for the segments that are

inside the Bay where the authorized depth is 35°.

Dredge material volume is calculated and shown for various depths from 4’ below project depth to 4°
above project depth. The latter is the maximum permissible depth and is possible because an additional
2’ is allowed for advance maintenance dredging to extend the interval before re-dredging is required and
another 2 is considered an allowable over depth due to imprecision in the dredging process.

The maximum permissible dredge depth results in a dredge volume of over 7 million cubic yards (cy).
The achievement of this depth, which would be 39’ inside the Bay and 41’ outside, is not thought to be
practical in the first dredging project due to the high cost of dredging that volume. Dredging contractors
are paid by the cubic yard and the cost varies widely, depending on the disposal location and method
which are, in tumn, dependent on the nature of the materials to be removed. Permissible disposal locations
vary widely: beach quality sand can be placed to renourish beaches, in-water disposal is allowed under
certain conditions, and upland disposal is required for some materials including those which are

contaminated. Potential disposal sites include:

Vacant Port property. This can include both Port Authority and St. Joe Company property that
could benefit by raising the elevation in advance of site improvements.

Potential land area on the north side of the Canal, behind Highland View. This area was
previously identified in the 2003 and 2008 Master Plans. Further evaluation would be required to
identify specific parcels that may be secured for upland disposal.

St. Joseph Peninsula. Beach erosion along the western shore of St. Joseph Peninsula was so
severe that over 60 homes were lost in one season which prompted initiation of the St. Joseph
Peninsula Erosion Control Project. This effort resulted in a $22 million beach renourishment
project in 2008 using approved borrow material from offshore. The placement of dredge material
removed from the Ship Channel onto the eroded beach will, in essence, be returning the material
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to the area from which it came and will reduce the cost to the public for future renourishment

projects.

Gulf County mainland beaches and Mexico Beach. These areas have suffered erosion primarily
due to hurricanes and tropical storms over the last two decades. They are also in relatively close
proximity to the project.

In light of the many variables affecting dredge cost, it is necessary that a Dredge Material Management
Plan (DMMP) be prepared. A DMMP includes a study of the materials to be dredged to determine where
they may be placed and also identifies the disposal sites. With that information a more refined estimate of
cost can be prepared and environmental permitting of the dredging project can be initiated. With the
information provided by the DMMP a strategy can be developed to target the maximum depth that can be
achieved with the funds that are anticipated to be available for the project, ie., “how much can be

afforded?”

Important to the analysis of long-term maintenance dredging requirements is knowledge of siltation rates
for all segments of the navigation project. A report of an analysis of expected siltation and the resuiting
dredging requirements is contained in Appendix F and is retained from the Port Master Plans of 2003 and
2008. The analysis is based on a conceptual model developed using USACE dredging data and
consideration of shoaling patterns, prevailing winds, typical currents, hurricanes, knowledge of the littoral
response to natural forces and the Hurricane Evacuation Route and Beach Management on St. Joseph
Peninsula Feasibility and Design Study. Table 5 of Appendix F depicts estimated frequency of
maintenance dredging for various ranges and segments of the navigation channel. [t indicates that the
frequency of required dredging ranges from four years at the tip of St. Joe Peninsula (assuming no silting
basin dredging), to 25 years in one segment of the North Channel, to no requirement in a segment of the
outer channe) (Range A). Included in these statistics are the siltation impacts of six hurricanes and three
tropical storms that have touched the Port St. Joe area during the maintenance dredging interval since
1962 when the currently authorized navigation project dimensions were established. Table 4 of the
siltation analysis in Appendix F contains the project’s maintenance dredging statistics from the USACE.
From these statistics, the average rate of siltation throughout the project was estimated to have been
approximately 134,000 cubic yards of sediment per year. The DMMP study must examine and consider

dredging requirements through 20 years after initial dredging.

Currently, a prediction cannot be made as to whether open-water or beneficial use options will be possible
for any dredged material disposal necessary to return the Port St. Joe project to its authorized dimensions.
It seems likely, however, that a large area for confined upland disposal will be necessary. The size of the
-disposal area will also be determined by the DMMP and is dependent on the volume, quality, and nature
of the dredged materials, Materials that are too silty to be disposed of on beaches or cannot be disposed
of offshore and materials that are contaminated will be disposed of on upland sites.

Another issue that will be addressed in the DMMP is the potential impacts on any wetlands that may be

within potential upland disposal sites. Large contiguous areas of uplands are rare in southen Gulf

County and particularly near shore. If a sufficiently sized area is not available, it may be necessary to
mitigate the impacted wetlands as the pumping of dredge disposal materials to distant inland and upland

sites may prove prohibitive.
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42 DEVELOPMENT COSTS AND IMPACTS

4.2.1 Dredging Costs

Table 4-1 lists estimated costs for the dredging addressed in Section 4.1.1 Short Term Development Plan.
The nearly $25 million total shown is a budget goal that it is believed will fund the restoration of 35° of
water depth in the channel, a depth which will accomplish the restoration of shipping activity at the Port.

Table 4-1 Dredging Costs

ITEM | cost |
Dredge Material Management Plan $ 600,000 }
Permitting § 900,000 T
Dredging Operations $ 20,000,000 [
Sub-Total 5 21500000 |
Contingency @ 15% __$ 3,225,000 ?
Total Estimated Dredging Costto 35' | § 24,725,000 J

4.2.2  Infrastructure Costs for Manufacturing Sites

Table 4-2 on the next page lists estimated infrastructure costs for manufacturing sites on the former
Arizona Chemical Site and the Industrial Road (CR382) frontage portions of the 22-Acre Parcel and
Parcel B. The timing and limits of these improvements will be dependent on the tenant agreements that
are reached. For example, the $400,000 cost shown for water main extension is for the entire site; it is
anticipated that only the portion required to supply a specific tenant will be constructed. As additional
tenants or users create demand, the system will be expanded to meet their needs. The revenue generated

by the new tenants and users of the site(s) will be used to finance the improvements.
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Table 4-2 Infrastructure Costs for Manufacturing Sites

ITEM COST |
Parcel B and 22-Acre Parcel
Bulkhead: Concrete Apron $ 700,000
Lighting $ 180,000
L Utilities:  Water Main $ 400,000
| Electric $ 120,000
[ Sewer $ 330,000 |
Security: Fencing $ 140,000 |
Rail Extension to Bulkhead b 900,000 N
Sub-Total | $ 2,770,000
Former Arizona Chemical Site N
Access Road Improvements $ 800,000
Sub-Total | § 3,570,000
Contingency @ 10% $ 357,000
TOTAL $ 3,927,000 |

4.2.3 Economic Impacts
Waterborne activity at the Port of Port St. Joe will contribute to the local and regional economies by
generating business revenue to local and national firms providing vessel and cargo handling services.
These firms, in turn, provide employment and income to individuals, and pay taxes to state and local
governments. The economic impacts they bring are numerous and varied.

Business Revenue Impacts. At the outset, activity at the Port will generate business revenue for firms
that provide cargo-handling services. This business revenue impact will be dispersed throughout the
economy in several ways. It will be used to hire people to provide the services, to purchase goods and
services, and to make federal, state and local tax payments. The remainder will be used to pay
stockholders, retire debt, and make investments, or will be held as retained earnings,

Employment Impacts. The employment impact of the Port will consist of three levels of job impacts.
= Direct employment impact - jobs directly generated by the movement of the cargo through the

Port. Direct jobs generated by the cargo will include jobs with trucking companies moving cargo
between inland origins and destinations and the Port, longshoremen, steamship agents, freight

forwarders, stevedores, etc.
Induced employment impact - jobs that will be created throughout the local economy because
individuals directly employed because of the Port will spend their wages locally on goods and
services such as food, housing and clothing. These jobs are held by residents located throughout
the region, since they are estimated based on local and regional purchases.

Indirect Jobs - jobs that will be created locally due to purchases of goods and services by firms,

not individuals. These jobs include jobs with local office supply firms, maintenance and repair
firms, parts and equipment suppliers, etc. Also, the indirect impacts associated with marine
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construction activity are included.

Personal Earnings Impacts. The personal earnings impact refers to wages and salaries received by
individuals directly employed due to handling the cargo at the Port. Re-spending of these earnings
throughout the regional economy for purchases of goods and services is an important secondary benefit.
This, in turn, generates additional jobs — the induced employment impact. ~Gulf County’s per capita
income in the 2010 Census at $18,371 was less than two thirds that of the national average of $27,915.

The development of the Port will help the County and region close that income gap.

Tax Impacts. Federal, state and local tax impacts are tax payments to the state and local governments by
firms and by individuals whose jobs would be directly dependent upon and supported by (induced jobs)

activity at the Port.

Construction Impacts. In addition to the beneficial impacts that result from the movement of cargo and
vessels through the Port, the construction of facilities to accommodate that cargo results in similar
beneficial economic impacts in the community and region. This will be particularly important to the local
economy as the movement of cargo will be delayed until such facility improvements are completed and

the construction will provide near term employment and commercial beneficial impacts,

43 IMPACT ASSESSMENT

Chapter 2 provides detailed information about the Jand uses adjacent to the Port, environmental resources,
utilities, the external transportation network, and other potential areas of impact. The paragraphs below
summarize the anticipated impacts of the five- and ten-year development plan presented in this chapter.

43.1 Land Use
The designated land use in both the County’s and the City’s Comprehensive Plans is currently
“industrial.” The planned Port development is compatible with this designation.

4.3.2 Public Access

Port operations will consist primarily of heavy industrial activities; therefore, public access is not
considered safe or desirable. In addition, security mandates will require most of the Port, particularly the

waterfront, to be designated as a restricted area and public access must be strictly controlled.

4.3.3 Historic Resources

As noted in Chapter 2, a review of the Florida Master Site File of the State Historic Preservation Office
was completed for the 2003 Master Plan. This review indicated no historic or archeological resources
exist within the Port Planning Area. The Port Authority is committed to protect and preserve any historic

and archeological resources, should any be found.

4.3.4 Environmental Resources
Port development will be on land that is currently zoned for industrial use and that was previously
impacted by industrial operations and dredge spoil disposal; therefore, potential environmental impacts

are expected to be minimal.

Stormwater

Port development will increase the area of paved, impervious surface and storm-water runoff in the Port
Pianning Area. When the properties are developed, drainage systems will be designed to meet NPDES,
FDEP, and Northwest Florida Water Management District water quality standards.
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Wetlands

Each of the wetland areas within the Port Planning Area has been negatively impacted by previous
activities and all are low quality wetlands. The wetlands on Parcel B have been jurisdictionally
delineated; the wetlands on the east end of the former Arizona Chemical Site and Parcel A have not been
delineated and are approximate.

In light of the land constraints that operational ports elsewhere are facing and the need to maximize
available lands for future operations, the Port Authority proposes mitigating these wetlands off site if and
when impacted. The final areas required for mitigation will be determined during the preparation of
project specific environmental documents and permitting.

Dredging and Disposal

The primary impacts from dredging include: turbidity, vessel traffic impacts during construction,
endangered species impacts, and impacts to benthic communities associated with inter-tidal, soft-bottom
and shallow-water habitats. The impacts related to disposal include wetlands impacts and control of
return water back into the waterway. The USACE has jurisdiction over dredging projects, though the Port
Authority may have to undertake the initial maintenance dredging of the Ship Channel, and permits will
be required. Potential impacts will be identified during the preparation of environmental documents and
the permitting phase of the project. Significant beneficial impacts will be realized from beach
renourishment when beach quality dredged materials are placed on recreational beaches.

4.3.5 Utilities
Sanitary Sewer

The Port will not have a significant impact on sanitary sewer services in the area. Sanitary sewage is
treated at the City of Port St. Joe’s WWTP, which is adjacent to the proposed Port development. The
WWTP is permitted to treat 6 mgd and has significant excess capacity above current users' sanitary sewer

needs of | mgd.
Potable Water

As with the sanitary sewer, the City’s new water treatment plant capacity is 6 mgd and demand is only |
mgd. The potable water supply is sufficient for the development of the Port.

Energy
The Port will not have a significant impact on the electric power and natural gas service in the area. The
electric power grid and natural gas pipelines were constructed to serve the paper mill; in its absence, there

is considerable excess capacity in both systems to serve the projected needs of the Port.

Solid Waste

The Port anticipates no capacity problems in disposing of the additional waste that wili be generated by
Port development and operation.

4.3.6 External Transportation Network

Roads
According to the latest information contained in the Transportation Element of the City of Port St. Joe’s
Comprehensive Plan, 2006, all roads serving the subject parcel are currently operating at an acceptable
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level of service and will continue to do so through 2020, the City’s planning horizon. The anticipated
cargo will not add significant traffic volumes to local roads for the duration of the planning horizons.

Rail

There is presently no rail service in the Port Planning Area, but rail is readily available. Projected Port
activities are not expected to exceed the capacities of the local or regional rail lines.

4.3.7 Operational Impacts

In additional to potential impacts to roads and rail from operations, impacts from Port operations may
include air quality, noise and odor. These impacts are not anticipated to be significant. Dust from sand
and aggregate operations is controllable and the Port will secure and abide by all necessary operating
permits, including air quality permits. Cement operations, considered a low probability cargo, can be
conducted in a dust-free manner with pneumatic equipment. The Port will control noise and odor
emanating from its facilities and will abide by City ordinances that may cover these issues.
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Chapter 5
GOALS, OBJECTIVES AND POLICIES

Chapter 163, Florida Statutes, requires that comprehensive plans, including this Port Master Plan 2013,
“...shall provide the principles, guidelines, standards, and strategies for the orderly and balanced future
economic, social, physical, environmental, and fiscal development of the area that reflects community
commitments to implement the plan and its elements.” It further recognizes that these principles and
strategies are generally provided as goals, objectives, and policies within the plans. This chapter presents
the goals, objectives and policies the Port St. Joe Port Authority has selected to implement this Plan, and
guide its development activities over the planning period. Underlying these goals, objectives, and

policies is the Port's mission statement:

“The mission of the Port St. Joe Port Authority is to enhance the economic vitality and
quality of life in the Port St. Joe area and Northwest Florida region by fostering the

growth of domestic and foreign commerce.”
To accomplish the vision expressed in the above mission statement, and comply with state requirements,
the Port St. Joe Port Authority has identified six goals, accompanying objectives, and implementation
policies that it intends to carry out during the planning period. These goals, objectives, and policies
reflect the Port St. Joe Port Authority’s commitment not only to local and regional economic growth, but
also to the environmental health and well-being of the surrounding ecosystems. Their implementation
will be a function of the timeliness with which the Port can proceed with the planned development

program, based on market demand, permitting, and funding.

Port Goals, Objectives, and Policies

Goal 1: Economic Growth. The Port of Port St. Joe is located within the municipal jurisdiction of the
City of Port St. Joe, the county seat of Gulf County in Northwest Florida. As such, the Port St. Joe Port
Authority intends to plan and develop the identified Port Planning Area in accordance with market
forecasts, the community’s commercial and industrial resources, and in cooperation with its public and
private partners to create jobs and stimulate local and regional economic development. To achieve this
goal, the Port St. Joe Port Authority shall implement a phased program of infrastructure development,
targeted marketing, and collaboration with its private partners to create a Port environment that provides
the maximum economic, environmental and social benefits to the community. This goal is consistent
with Goal 21 of the State Comprehensive Plan, which addresses economic stability, job opportunities, and

increased per capita income for the state’s residents.

Objective 1.1: Port Planning Area Development. The Port St. Joe Port Authority shall pursue the
phased planning and development of the Port Planning Area, including both Port and private properties,
consistent with this Port Master Plan, to provide appropriate support facilities that will accommodate
projected waterborne commerce demand. Consistent with Goal 3, this development shall address
environmental concerns, such as estuarine water quality and wetland mitigation, while still providing an
economically sound site development plan conducive to attracting the desired tenant and user base.

Policy 1.1.1: Market Assessment. The Port St. Joe Port Authority shall complete a market
assessment or utilization of that information prepared by others that identifies potential waterborne
commerce activities for short-term growth (5-year planning period) and longer-term expansion (10-

year planning horizon).
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Policy 1.1.2: Land Acquisition. The Port St. Joe Port Authority shall acquire land through
purchase, lease, easement, or other as needed to support Port development and economic growth.

Policy 1.1.3: Waterfront and Upland Development. The Port St. Joe Port Authority shall plan and
develop waterfront and supporting upland infrastructure to accommodate the demand projections in
the Port’s market assessment and subsequent user commitments. The anticipated development
includes berth and apron construction, site improvements, storage areas, cargo-handling equipment,

and other infrastructure needed for tenant and user service.
Policy 1.1.4: St. Joseph Bay Entrance Channel and Gulf County Canal Dredging. The Port St.
Joe Port Authority shall coordinate with the U.S. Army Corps of Engineers and other applicable local,
regional, state, and federal regulatory agencies and stakeholders for the resumption of maintenance
dredging as needed to accommodate the identified waterborne commerce operations (see Goal 2,
Objectives 2.1 and 2.2).
Policy 1.1.5: On-Port Road and Rail. The Port St. Joe Port Authority shall develop an efficient
road network within the Port Planning Area and explore opportunities to develop internal rail spurs to
support operations, as needed (see Goal 2, Objective 2.3).
Policy 1.1.6: Facility Maintenance. The Port St. Joe Port Authority shall provide adequate
maintenance and upkeep of its in-water and upland facilities to derive the best use from its
infrastructure.
Objective 1.2;: Economic Diversification. The Port St. Joe Port Authority shall explore opportunities to
develop synergies between its waterborne commerce operations and other economic resources in the area.
Policy 1.2.1: Facility Utilization. The Port St. Joe Port Authority shall seek potential tenants and
other users to achieve maximum site utilization and pursue expansion and development when new
facilities will support economic growth.
Policy 1.2.2: Complementary Upland Development. The Port St. Joe Port Authority shall, in a
phased approach, allow for and encourage upland development in the Port Planning Area that
complements its waterborne commerce operations.
Policy 1.2.3: Foreign Trade Zone Designation. The Port St. Joe Port Authority shall explore the

establishment of a foreign trade zone to achieve the economic benefits such zones can generate, If
appropriate, the Port Authority shall pursue the option of becoming a subzone or a licensee of another
Foreign Trade Zone, such as the one at Port Panama City.
Goal 2: Transportation Efficiencies. Seaports depend on efficient intermodal access to provide cost-
effective and competitive services. Consequently, the Port St. Joe Port Authority shall collaborate with
city, county, state, and federal agencies and with private entities responsible for water, highway, and rail
connectivity to ensure that the intermodal transportation infrastructure and connectivity essential to Port

operations are in place.

Objective 2.1: Ship Channel and Gulf County Canal Access. The Port St. Joe Port Authority shall
pursue maintenance dredging of the Ship Channel (defined as all ranges plus Harbor Channel and Turning
Basin) and Gulf County Canal to provide the water depths needed to serve the vessels anticipated to call
at the Port. To the extent possible, consistent with the development and expansion needs of the Port,
maintenance and new dredging activities and the management of spoil material shall be pursued in a
manner respectful of the State Comprehensive Plan’s goals and policies addressing stewardship of water

resources, coastal and marine resources, and natural systems.
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Policy 2.1.1: Ship Channel Maintenance Dredging. The Port St. Joe Port Authority shall pursue
maintenance dredging of the Ship Channel and Gulf County Canal to provide the water depths needed
to serve the vessels anticipated to call at the Port. As part of the long-term maintenance and dredging
activities the Port Authority will develop, or cooperate with the development if performed by others, a
Dredged Material Management Plan for maintenance and dredging activities at St. Joseph’s Bay and

the Gulf County Canal.

Policy 2.1.2: Gulf County Canal Dredging. The Port St. Joe Port Authority shall cooperate with
the maintenance dredging activities and efforts of the USACE in proximity to the Port Planning Area
to maintain the water depths and width needed to serve the vessels that are anticipated to call at the

Port.
Policy 2.1.3: Maintenance Dredging. The Port St. Joe Port Authority shall undertake maintenance
dredging, as required to ensure safe navigational conditions for the ships and barges calling at its

facilities.

Policy 2.1.4: Spoil Site Development. The Port St. Joe Port Authority shall develop, in accordance
with the Dredge Material Management Plan and within the limits of its responsibility and funding
resources, environmentally acceptable spoil sites for the disposal of the material the dredging projects
will generate. If the spoil material is of the proper quality, and if it is permissible by the regulatory
agencies, dredged material will be used for beach creation and renourishment. The added benefit of
this disposal option is additional storm protection for adjacent land, and particularly for US 98, which
is frequently damaged by wave action from storms.

Objective 2.2: Intracoastal Connections. To take better advantage of its proximity to the Intracoastal
Waterway, the Port St. Joe Port Authority shall support initiatives to improve Intracoastal connections,
including shallow-water barge facilities, if appropriate to meet the requirements of Port users or to serve
complementary industrial facility development in the region.

Policy 2.2.1: Gulf Intracoastal Waterway. The Port St. Joe Port Authority shall cooperate with
entities seeking to improve conditions along the Gulf Intracoastal Waterway and promote more barge

traffic.
Policy 2.2.2: Shallow-water Barge Facilities. The Port St. Joe Port Authority shall consider
synergies with industrial users that can be served by barge as well as by road and rail,

Objective 2.3;: Highway Access and Connectivity. The Port St. Joe Port Authority shall collaborate
with local and state agencies to develop the intermodal connections needed for the efficient movement of

goods to and from its facilities.
Policy 2.3.1: On-Port Road Improvements. The Port St. Joe Port Authority shall develop internal
roads to serve Port Planning Area users which provide efficient access to the proximate off-Port city,
county, and state highway network and shall coordinate the development of its on-Port roads with the
City, County, and Florida Department of Transportation.

Policy 2.3.2: Off-Port Highway Improvements. The Port St. Joe Port Authority shail work with the
Florida Department of Transportation to gain funding for any needed improvements to roads over
which Port truck traffic must travel. Such roads include US 98 (SR 30), SR 71, CR 382, Gulf Coast

Parkway, and Gulf to Bay Highway.
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Objective 2.4: Rail Service and Connectivity. The Port St. Joe Port Authority shall implement rail
service when user demand so warrants and collaborate with the AN Railway to obtain the best possible
service and interchanges.
Policy 2.4.1: On-Port Rail Improvements — Port Property. The Port St. Joe Port Authority shall
develop a rail spur to its Parcel B property from the AN Railway if required to serve Port Planning
Area users.
Policy 2.4.2:  On-Port Rail Improvements — Private Property. The Port St. Joe Port Authority
shall cooperate with private property owners within the Port Planning Area to provide rail access to
those properties when their planned improvements are in compliance with this Port Master Plan and
determined to be beneficial to the public good.
Policy 2.4.3: Off-Port Rail Connections. The Port St. Joe Port Authority shall work with the AN
Railway to identify and pursue improvements to the off-Port rail infrastructure, which could facilitate
goods movement to and from the Port,
Goal 3: Environmental Stewardship. As a responsible citizen of the region concerned with the health
and well-being of its citizenry, as expressed in the State Comprehensive Plan, Goal 5 (b) 1, the Port St.

Joe Port Authority is committed to preserving and protecting the quality of the environmental resources
within its community. It shall conserve and protect those resources, consistent with Port development and

expansion needs.

Objective 3.1: Natural Resource Preservation and Protection. In carrying out its development
activities and day-to-day operations, the Port St. Joe Port Authority shall conserve and protect natural
resources and shall cooperate with federal, state, regional and local agencies in developing sound
environmental policies and measures to minimize the environmental impacts of Port development and
operations. The Port Authority recognizes the intent of Goal 9, Policies | and 7 in the Srare
Comprehensive Plan, to protect natural systems and will do so to the extent consistent with Port

development and expansion needs.

Policy 3.1.1: Coastal Resources. The Port St. Joe Port Authority shall evaluate the specific and
cumulative impacts of its plans on coastal resources before undertaking development and expansion
activities and shall take measures to minimize negative impacts where possible, or to mitigate for
damage that cannot be avoided. This policy is consistent with Goal 8, Policies 4, 6, and 7 of the State
Comprehensive Plan. 1t is understood that as yet unformulated plans by private landowners for the
long-term development of their waterfront property on the Bay may impact coastal resources in the
future. The Port of Port St. Joe, a proactive public entity, whose mission is to help the community
overcome an economic downturn by creating jobs and development synergies, has no involvement
with or control over the plans of these private landowners and, consequently, is not in a position to
address the eventual impacts of these plans. To the contrary, these future plans by private entities will
need to address their cumulative impacts with Port development, which is leading the way in this

area.

Policy 3.1.2: Estuarine and Surface Water Quality. The Port St. Joe Port Authority shall limit
specific and cumulative impacts on water quality to maintain the integrity of the St. Joseph Bay
Aquatic Preserve and maintain the applicable water standards. In so doing, the drainage system(s) in
the Port Planning Area shall be designed to meet NPDES, FDEP, and Northwest Florida Water

;on St. Joe Port Master Plan 5-4




Management District water quality standards. The Port Authority and other landowners within the
Port Planning Area shall coordinate their efforts with federal, state, regional, county and city
governmental agencies. This policy is consistent with Goal 7, Policies 10 and 12 as well as Goal 15,
Policy 6 in the State Comprehensive Plan.

Policy 3.1.3: Wetlands and Wildlife Habitat. The Port St. Joe Port Authority shall limit specific
and cumulative impacts on identified wetlands and wildlife habitat on its properties by providing
mitigation measures or, if possible, by avoiding projects that destroy or significantly degrade such
habitat. Due to the industrial nature of the prior uses of the properties in the Port Planning Area, the
wetlands and habitat therein have been previously impacted and are of very low quality.

Policy 3.1.4: Portwide Best Management Practices. The Port St. Joe Port Authority shall identify
and provide best management practice guidelines for staff and tenants/users to observe in conducting

their operations.
Objective 3.2: Plan implementation Coordination., The Port St. Joe Port Authority shall be proactive
in coordinating its development efforts with local, state, and federal permitting agencies and with private
stakeholders to ensure that its development and operations are carried out in accordance with the public
interest and regulatory requirements.
Policy 3.2.1: Sensitivity to Local Concerns. The Port St. Joe Port Authority shall give
consideration to the concerns of local interests in implementing its development program and shall
seek out the best possible environmental solutions to controversial issues.

Policy 3.2.2: Permit Compliance. The Port St. Joe Port Authority shall comply with the provisions
of the eventual permits governing its in-water and upland development program, and shall work with
local, state, and federal agencies to achieve a sound balance between its expansion requirements and

the need to protect the surrounding environment.

Goal 4: Safety and Security. The Port St. Joe Port Authority shall reduce exposure of human life and
property to destruction by natural hazards through hazard mitigation and hurricane evacuation measures

and shall protect human life and property from manmade disasters through safety and security programs.

Objective 4.1: Protection from Natural Hazards. The Port St. Joe Port Authority shall implement the
measures required by the City of Port St. Joe, Gulf County and other agencies to protect human life and

property from natural hazards.

Policy 4.1.1: Flood Zone Compliance. The Port St. Joe Port Authority shall see that any habitable,
non-residential buildings in special flood hazard areas are designed and constructed to reduce the
potential for flooding and wind damage. This policy is consistent with Goal 15, Policy 6, with
respect to the potential for flooding.

Policy 4.1.2: Building Code Compliance. The Port St. Joe Port Authority shall see that all
buildings are designed and constructed in accordance with the Unified Florida Building Code or as
approved by the City of Port St. Joe.

Policy 4.1.3: Hurricane-Preparedness. The Port St. Joe Port Authority shall prepare a hurricane
evacuation contingency plan and keep its plan up to date, ensuring that it is consistent with city and

county emergency plans.
Policy 4.1.4: Post-Disaster Redevelopment. The Port St. Joe Port Authority shall implement post-
disaster redevelopment procedures to reduce or eliminate exposure of human life and property to
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natural hazards. These procedures shall include the structural modification or removal of facilities
that have experienced repeated storm damage.

Objective 4.2: Protection from Manmade Disasters. The Port St. Joe Port Authority shall reduce
exposure of human life and property to harm from manmade disasters by implementing sound safety and
security programs.
Policy 4.2.1: Safe Operating Environment. To provide a safe operating environment, the Port St.
Joe Port Authority shall require that its personnel, tenants, facility operators, stevedores, etc. comply
with the safety requirements of all federal, state, and local government and regulatory entities.

Policy 4.2.2: Security Plan. The Port St. Joe Port Authority shall prepare and implement the
security plan mandated and approved under federal guidelines, consistent with funding availability.

Goal 5: Intergovernmental Coordination and Regional Collaboration. The Port St. Joe Port

Authority shall coordinate its efforts with state and local govemmental and private sector entities and
shall collaborate with initiatives to enhance economic developxﬁent opportunities in Northwest Florida.
This Goal is consistent with Goal 25, Policy 7 of the State Comprehensive Plan, which addresses the
integration of systematic planning capabilities at all levels of government, with an emphasis on the
coordination of regional problems, issues, and conditions.
Objective 5.1: Compatibility with City's Comprehensive Plan. The Port St. Joe Port Authority shall
work with the City of Port St. Joe to see that Port maintenance and expansion activities are compatible
with and support the programs and policies contained in the City's Comprehensive Plan.
Policy 5.1.1: Plan Coordination. The Port St. Joe Port Authority shall coordinate its planning and
development efforts with the City of Port St. Joe to ensure that the Port's planned projects and land
uses (see Objectives 1.1 and 1.2) are consistent with the City's Comprehensive Plan. It shall also
evaluate proposed amendments to the City's Comprehensive Plan, particularly the Coastal

Management Element, as to potential impacts on Port activities.
Policy 5.1.2: Infrastructure and Utility Capacity. The Port St. Joe Port Authority shall coordinate
with the City to ensure the provision of adequate infrastructure and utilities for Port operations.

Objective 5.2: Governmental and Agency Coordination. The Port St. Joe Port Authority shall
coordinate its development and expansion program with applicable agencies to promote sound planning

and economic growth.

Policy 5.2.1: Gulf County. The Port St. Joe Port Authority shall support the economic development
initiatives of Gulf County, by pursuing activities that expand opportunities in trade, industry, and

manufacturing.

Policy 5.2.2: Local, Regional, State, and Federal Agencies. In addition to city and county
govemments, the Port St. Joe Port Authority shall cooperate with the Apalachee Regional Planning
Council; the Northwest Florida Water Management District; the Florida Departments of
Transportation, Economic Opportunity, and Environmenta! Protection; the U.S. Army Corps of
Engineers, Florida’s State Comprehensive Plan, and other applicable agencies in implementing the
goals, objectives and policies of this Port Master Plan.

Objective 5.3: Collaboration with Local and Regional Maritime, Commercial and Industrial
Interests. To help achieve its primary goai of economic development, the Port St. Joe Port Authority
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shall cooperate with other Northwest Florida interests as they seek to expand the region's commercial and
industrial base.
Policy 5.3.1: Economic Development Groups. The Port St. Joe Port Authority shall participate in
the efforts of local and regional groups pursuing area wide economic development.
Policy 5.3.2: Northwest Florida Seaports. The Port St. Joe Port Authority shall cooperate with the
Port of Panama City and the Port of Pensacola to pursue areas of common interest, such as cargo-
handling synergies, regional promotional campaigns, special funding opportunities, and dredging
issues. The Port St. Joe Port Authority shall support the Memorandum of Understanding currently in
place with the Panama City Port Authority, which outlines a mutually beneficial working relationship

between the two Port Authorities.
Goal 6: Financial Stability. The Port St. Joe Port Authority shall implement measures to secure its
financial health as it proceeds with its development and expansion program.
Objective 6.1: Budgetary Process. The Port St. Joe Port Authority shall implement a budgetary process
that balances Port revenues, operating expenses, and capital expenditures needed to satisfy the anticipated
market demand and capture new market share.
Policy 6.1.1: Port Revenues. The Port St. Joe Port Authority shall monitor tariffs and fees charged
by Gulf Ports Association members and shall implement a competitive fee structure.

Policy 6.1.2: Annual Capital Improvement Plan Updates. The Port St. Joe Port Authority shall
update its capital improvement plan annually to reflect budgetary and market changes, prioritizing its
project implementation to obtain the best return on facility investments.
Objective 6.2: Funding Opportunities. The Port St. Joe Port Authority shall pursue diverse funding
opportunities to accelerate the rate at which it can implement its capital improvement program.
Policy 6.2.1: Legislative Contacts. The Port St. Joe Port Authority shall prepare a briefing for area
legislators in the fall of each year to reacquaint them with the Port’s economic impact on the region
and the importance of its needs being addressed in the state’s budget process.
Policy 6.2.2: Grants/Loans. The Port St. Joe Port Authority shall actively seek grant funds from
state and federal sources and shall supplement funding needs not met by grants with loans from
commercial lending institutions and/or governmental entities.
Policy 6.2.3: Public/Private Partnerships. The Port St. Joe Port Authority shail continue to explore
opportunities for public/private partnerships in the development of maritime and industrial facilities.

Table 5-1 on the next page summarizes the above goals, policies, and objectives for easy reference.
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Table 5-1 Summary of Port of Port St. Joe Goals, Objectives and Policies

Goal

Objective

Policy

1. Economic Growth

L1:

Port Planning Area Development

Market Assessment

Land Acquisition

Waterfront and Upland

Development

1.1.4: St. Joseph Bay Channel and Gulf
County Canal Dredging

1.1.5: On-Port Road and Rail

1.1.6: Facility Maintenance

1.1.1:
1.1.2;
1.1.3:

: Economic Diversification

1.2.1: Facility Utilization

1.2.2: Complementary Upland
Development

1.2.3: Foreign Trade Zone Designation

2. Transportation
Efficiencies

2.1

Ship Channel and Gulf County
Canal Access

2.1.1: Ship Channel Maintenance
Dredging

2.1.2: Gulf County Canal Dredging

2.1.3: Maintenance Dredging

2.1.4: Spoil Site Development

2.2:

Intracoastal Connections

2.2.1: Gulf Intracoastal Waterway
2.2.2: Shallow-Water Barge Facilities

2.3:

Highway Access and
Connectivity

2.3.1: On-Port Road Improvements
2.3.2: Off-Port Highway Improvements

2.4:

Rail Service and Connectivity

2.4.1: On-Port Rail Improvements —
Port Property

2.4.2: On-Port Rail Improvements -
Private Property

2.4.3; Off-Port Rail Connections

3. Environmental
Stewardship

3.1:

Natural Resource Preservation
and Protection

3.1.1; Coastal Resources

3.1.2: Estuarine and Surface Water
Quality

3.1.3: Wetlands and Wildlife Habitat

3.1.4: Portwide Best Management
Practices

3.2:

Plan Implementation
Coordination

3.2.1: Sensitivity to Local Concerns
3.2.2: Permit Compliance

4. Safety and Security

4.1;

Protection from Natural Hazards

4.1.1: Flood Zone Compliance
4.1.2: Building Code Compliance
4.1.3: Hurricane-Preparedness
4.1.4: Post-Disaster Redevelopment

4.2

Protection from Manmade
Hazards

4.2.1: Safe Operating Environment
4.2.2: Security Plan
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l
5. Intergovernmental 5.1: Compatibility with City's 5.1.1: Plan Coordination '
Coordination and ] Comprehensive Plan 5.1.2: Infrastructure and Utility (
Regional Collaboration Capacity
5.2: Governmental and Agency 5.2.1: Gulf County
Coordination 5.2.2: Local, Regional, State and
Federal Agencies
‘ 5.3: Collaboration with Regional 5.3.1: Economic Development Groups I
Maritime, Commercial and 5.3.2: Northwest Florida Seaports
Industrial Interests ' _fl
6. Financial Stability 6.1: Budgetary Process 6.1.1: Port Revenues '
6.1.2: Annual Capital Improvement
Plan Updates
6.2: Funding Opportunities 6.2.1: Legislative Contacts
6.2.2: Grants/Loans
6.2.3: Public/Private Partnerships
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Chapter 6
CAPITAL IMPROVEMENT PLAN

6.1 FIVE-YEAR CAPITAL IMPROVEMENT PLAN

To implement the five- and ten- year development and expansion planning program presented in this Port
Master Plan 2013 and achieve its goals and objectives, the Port Authority has developed the phased five-
year capital improvement plan summarized in Table 6-1. This approximately $29 million plan includes
the Port developments presented in Chapter 4. The Port will update this capital improvement plan yearly

to reflect changes in priorities and new industry demands.

Table 6-1 Port of Port St. Joe Capital lmprovement Program FY 13/14 - FY 17/18

| Project Description FY13/14 I FY14/15 | FYI5/16 | FY16/17 | FY17/18 , TOTALS
' Dredging 1
{ Dredge Material Management Plan $550,000 $50,000 ‘ $600,000
| Permitting $700,000 |  $200,000 | $900,000
| Dredging to 35' $20,000,000 | | $20,000,000 |
15% Contingency - $187,500 | $3,037,500 $3,225,000 |
f Dredging Sub-Total | $1,437,500 | $23,287,500 $0 %0 $0 $24 725,000 J
| Manufacturing Sites ] - |
| Bulkhead $250,000 |  $630,000 | | 880,000
| Utilities $240,000 | $150,000 | $230,000 | $230,000 | $850,000
| Security ~ $140,000 | | $140,000
|I Rail Extension to Parcel B $900,000 [ $900,000
Former Arizona Chemical Site [
Access Road $200,000 $600,000 J $800,000
lﬂ% Contingency $49,000 $112,000 $173,000 $23,000 $0 |I $357,000
Manufacturing Sites Sub-Total $539,000 | $1,232,000 | $1,903,000 | $253,000 $0 ‘ $3,927,000
[ TOTALS $1,976,500 | $24,519,500 | $1,903,000 | $253,000 50 | $28,652,000

6.2 FUNDING AND FINANCING OPPORTUNITIES

The resumption of maintenance dredging to restore the Ship Channel to its authorized depth of 35° is the
highest priority project for the Port St. Joe Port Authority. The Authority anticipates securing the
necessary funds from a variety of sources including:

Revenue bonds. The Port Authority has bonding authority and would anticipate repayment to
come from tariffs imposed on the cargo throughput.

Local funds. While the City and County each are authorized in the Port’s establishing legislation
to appropriate and contribute funds to the Authority, a unique opportunity is now available that
will not place a further burden on the local taxpayers. As a result of the Deepwater Horizon oil
spill and subsequent legislation, Gulf County is to receive a portion of any Federal fines and
penalties imposed on BP and other responsible parties. This is anticipated to be upwards of

several million dollars.
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State funds. The Governor and Legislature, recognizing the value of Florida’s seaports, have
increased the funding of seaport projects in recent years. It is anticipated that they will support
the Port redevelopment financially if presented with a sound business case for doing so. In
addition, the Port lies in an area that has been designated as a Rural Area of Critical Economic
Concern (RACEC) — specifically Gulf County is in the Northwest RACEC — and a State
Enterprise Zone. These designations help position the Port for the financial incentives Florida
offers through the Department of Economic Opportunity and Enterprise Florida, among other
entities. To enhance job creation, a variety of enhanced rural incentives are also available to
qualified companies.

Federal funds, staff support, and logistical support. Budget constraints are expected to limit the
timely contribution of Federal funds however assistance is expected from the USACE in the
preparation of the DMMP. They do have within their budget just under a half million dollars for
that purpose and the staff in their Mobile operations office has offered their assistance should the
Authority undertake the project, which appears to be the likely course of action. Also, at the time
of the writing of this Plan, Federal and Staie rules are being drafted to govern the expenditure of
civil penalty fines on oil company BP for its Deepwater Horizon oil spill. The Port is expected to
qualify for a portion of those funds that are targeted for economic development.

Private funds. It is anticipated that the private companies — landowners, tenants, etc. — who will
most benefit from the project can in some ways contribute to the dredging financing.

Table 4-2 in Chapter 4 lists estimated infrastructure costs for manufacturing sites on the former Arizona
Chemical Site and the Highway C-382 frontage portions of the 22-Acre Parcel and Parcel B. The timing
and limits of these improvements will be dependent on the tenant agreements that are reached. For
example, the $400,000 cost shown for water main extension is for the entire site; it is anticipated that only
the portion required to supply a specific tenant will be constructed. As additional tenants or users create
demand, the system will be expanded to meet their needs. The revenue generated by the new tenants and

users of the site(s) will be used to finance the improvements.

Table 6-2 summarizes the various potential funding and financing programs that are available to the Port

Authority for the development of the Port.
Table 6-2 Potential Funding and Financing Programs

Funding Source /Program Name

Description

Regional/Local

Apalachee Regional Planning Council

Revolving loan program for businesses that cannot access private
sector financing with capital to create, retain, or expand businesses

and employment.

Special Assessment

The Port Authority is empowered in its enabling legislation to levy
special assessments on real property for public works purposes.

General Obligation Bonds

To raise capital, the Port Authority can seek capital financing
through the sale of general obligation bonds. The state, county, or
municipality, acting as the legislative parent of the Port Authority,
and as issuer of general obligation bonds, provides collatera! security
by pledging its full faith and credit.

Revenue Bonds

If they can lease or operate facilities at a level generating sufficient
revenues to pay the principal and interest, the Port Authority may
choose revenue bonds to raise capital financing. Revenues accruing
from the facility are pledged as security for the outstanding bonds. |
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Table 6-2 Potential Funding and Financing Programs

Funding Source /Program Name

Description J

| Gulf County Second Gas Tax

Gulf County is authorized to pledge the second gas tax for the benefit |
of the Port |

Gulf County Ad Valorem Tax

Gulf County is authorized to levy a millage to finance the Port.

City of Port St. Joe Ad Valorem Tax

The City of Port St. Joe is authorized to levy a millage to finance the |

Port. |
]

State
State-Funded State Infrastructure Bank

(S1B)

Florida’s SIB is a revolving loan and credit enhancement program |
consisting of a Federal-funded SIB account and a state-funded SIB
account. The Federal-funded SIB is capitalized with Federal money ‘
matched with state money as authorized under Section 1511 of TEA-
21, while the state-funded SIB is capitalized with state money only,

FDOT Intermodal Development Program

Program initiated in FY 1990/91 under Section 341.053 of the ‘
Florida Statutes for projects that include rail, highway, and
interchange access to airports, seaports, and multimodal facilities. ‘

FDOT Strategic Intermodal System
(SIS)/Growth Management Program

Program dedicated to funding high priority transportation projects on |
the identified SIS. The Port of Port St. Joe is a component of the

Strategic Intermodal System.

FDOT Transportation Regional Incentive
Program (TRIP)

FDOT District 3 Discretionary Funds

Florida SﬁeapogTr;mspor_Tatioh and
Economic Development Program
(FSTED)

Created as part of the Growth Management legislation enacted
during the 2005 Legislative Session (SB 360), TRIP’s purpose is to
encourage regional planning by providing state matching funds for
improvements to regionally significant transportation facilities.
Partners must form a regional transportation area, pursuant to an
interlocal agreement, and develop a regional transportation plan that
identifies and prioritizes regionally significant facilities.

Requires coordination with the District Secretary to identi_fy/ earmark
funds for Port projects.

Chapter 311 program providing matching grants to Florida’s 15
seaports for projects consistent with adopted port master plans. Also,
the Small County Dredging Program could be a mechanism for

funding the Port.

(DEQ) / Enterprise Florida

Department of Economic Opportunity

b

Programs and incentives to assist in financing and expansion. Also,
programs and funding to attract manufacturers and tenants.

Federal

Development Administration

U.S. Department of Commerce Economic

Fuels funding through local and regional economic development
districts for revolving loan funds, public works, planning, post-
disaster economic recovery, and local technical assistance.

Foreign Trade Zone Corporation

Up-front assistance for feasibility studies and cost-benefit analyses.

Innovation Act (TIFIA)

Transportation Infrastructure Finance and

Multi-year funding passed by U.S. Congress in 1998 for bridges,
border crossings, and intermodal facilities that require investment of

$100 million or more.

U.S. Army Corps of Engineers

Maintenance dredging.

Transportation Investment Generating
Economic Recovery (TIGER) Grant

U.S. Department of Transportation grant program awarded on a
competitive basis for projects that will have significant impact on
region; has both a port-focus and a rural-focus. |

| Program

Port St. Joe Port Master Plan
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PORT ST. JOE PORT AUTHORITY
SPECIAL MEETING MINUTES
(Stakeholders’ Meeting — Port Master Plan Update)

November 14, 2012

A Special Meeting of the Port St. Joe Port Authority was held on Wednesday, November 14, 2012, at
1:00 p.m. EST in Building A of the Gulf/Franklin Center, 3800 Garrison Avenue, Port St. Joe, Florida.
In attendance from the Port Authority were: Mr. Eugene Raffield, Ms. Jessica Rish, Ms. Johanna White,
Mr. Patrick Jones, Port Director Tommy Pitts, Ms. Nadine Lee, and Attorney Tom Gibson. (A list of
attendees is attached for informational purposes.) The purpose of the Stakeholders’ Meeting was to

receive public input for updating the Port Master Plan.
Vice-Chairman Raffield called the meeting to order and welcomed all in attendance.

Port Director Tommy Pitts introduced Ms. Ana Richmond and Mr. Roger Doherty from the Department
of Economic Opportunity; DEO is providing the funding for the Port Authority’s Port Master Plan

Update.

Ms. Richmond thanked the Board for having DEO in attendance to participate in the Stakeholders
Meeting. She advised that she is with the Office of Community Planning and that Mr. Doherty works
with DEO’s CDBG Section and that DEO is happy to be a part of the Port’s current process. Ms.
Richmond explained that ports are one of Governor Scott’s priorities; and even the former Department
of Community Affairs recognized the opportunities that the area has to offer.

Mr. Doherty related that he is basically on an information gathering effort. His office oversees the
Community Development Block Grant program; he is currently working on an application for the City
of Port St. Joe’s water/sewer system along with an ongoing economic development project. He
indicated that there is a potential in the future for monies for economic development for the Port.

Port Commissioner Patrick Jones informed attendees that this is a stakeholders meeting and that this is
an opportunity for the community at large to voice their opinion. This is a Master Plan rewrite for the
Port; the Master Plan being a document that encompasses where the Port is, where it wants to go in the
future, and tries to set up a path for accomplishing set goals. Mr. Jones encouraged those in attendance
to voice their opinions and to ask questions. He expressed his thanks to DEO for their assistance.

Mr. Raffield then opened the floor for public comments.

Mr. Bruce Ballister of the Apalachee Regional Planning Council expressed that ARPC has always
thought that the Port of Port St. Joe is an essential part of the Region’s developing economy. He added
that even with the recent setbacks he feels that the future holds a lot of promise. According to Mr.
Ballister, the Port has always been a part of ARPC’s Comprehensive Economic Development Strategy
(CEDS). The CEDS is currently being rewritten and he wanted to affirm that the Port will remain a
primary focus of the ARPC. He added the ARPC has always seen the Port in Port St. Joe as probably



one of the greatest attractors for new industry in the region. Mr. Ballister stated that this as an ongoing,
developing process with a lot to be done in terms of infrastructure. He pointed out businesses like to see
shovel ready sites; we may be looking at a return to the days of “build it and they will come™ because it
is being discovered that potential businesses do not want to wait two years for the grant process. Mr.
Ballister emphasized the need to refocus on getting infrastructure ready. He stated that the ARPC is here

to help wherever it can.

Upon inquiry by Mr. Jason Alderman, Director of Systems Planning of HSA Consulting Group, as to the
inclusion of old mill site in the Port Planning Area, Port Director explained that the mill site