\. The City of Port St. Joe

% FLORIDA " ¥
CONSTITUTION

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.

e 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 Florida 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.
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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.pennington@comcast.net

im Anderson, City Manager
ity 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, Gulf 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.

This Ordinance was adopted in open regular meeting after its second reading this I
day of ol e cembe ,2013.

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

Aﬁest:@f%m&a@

Charlotte M. Pierce
City Clerk

. ¢ Crra s zon, Htrso
The following commissioners voted yea: 47(_&3"“‘“’-’» 5“]3'12; In¢ ] 70 y zﬁ-?

The following commissioners voted nay: y-1



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.EF.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
recognized as being detrimental to the City’s environment and economy and shall be
referred to the NWFWMD to be addressed under that agency’s authority .

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.
(NW.F.WM.D,)

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 alternatives 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
obtamned 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,

ES.

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.

(8]



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.

Poliey 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
Gult 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.
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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:

o 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 distribution 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 27 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, OBIJECTIVES 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.

This Ordinance was adopted in open regular meeting after its second reading this 3 * day of
g&g@ ben ,2013.

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

ayor-Commissioner

Mel Magidso,

el U skl Foree

Charlotte M. Pierce
City Clerk

%Mmeawfﬁ%am%

The following commissioners voted yea: Puaqg:
The following commissioners voted nay: ¢~
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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 1.1: 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).

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: 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.

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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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 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 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 Srate
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

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
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 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
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 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 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 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
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 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 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

| P
1.1.2: Land Acquisition
1.1.3: Waterfront and Upland
Development
1.1.4: St. Joseph Bay Channel and Gulf
County Canal Dredging
I.1.5: On-Port Road and Rail
1.1.6: Facility Maintenance
1.2: Economic Diversification 1.2.1: Facility Utilization
1.2.2: Complementary Upland
Development
1.2.3: Foreign Trade Zone Designation
2. Transportation 2.1: Ship Channel and Gulf County 2.1.1: Ship Channel Maintenance
Efficiencies Canal Access 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 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
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
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
Federal Agencies
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/Loans
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 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.

This Ordinance was adopted in regular meeting after its second reading this L day of

gﬁ,g leru be 2013

THE CITY OF PORT ST. JOE BOARD OF
IONERS

CIT;/Z)Z/\AI @ﬂ

Mel I\?fagidson, I ~Commissioner

Aﬁest& M%%L ZCM.&&/

Charlotte M. Pierce
City Clerk
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CITY OF PORT ST JOE
ENERGY CONSERVATION AREAS AND FEATURES

MAP 20
September-27-2012
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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

“

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 1. 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.

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

PORT 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
I-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.

[t 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 frade 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 ethanol 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.

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 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
Likewise, break bulk products are expected to be future

and those are aggregate and cement.
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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 