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EXECUTIVE SUMMARY

The Florida Environmental Land and Water Act of 1972 charges regional planning agencies with the
responsibility of reviewing proposed developments which, because of their "character, magnitude,
or location" might have a substantial effect on the health, safety or welfare of citizens of more than
one county.

In accordance with this mandate, the following report presents the analysis, conclusions and
recommendations of the North Central Florida Regional Planning Council concerning changes to the
SpringHills Development of Regional Impact (DRI) located adjacent to the Interstate Highway
75/State Road 222 interchange within Alachua County, Florida.

As described in the Substantial Deviation Application for Development Approval (ADA), the
proposed project is a substantial deviation to an existing Development of Regional Impact (DRI)
reviewed by the Council on May 27, 1999. The proposed substantial deviation increases retail
commercial floor area, warehousing floor area, and residential dwelling units and reduces the number
of hotel rooms and office floor area.

This report is based largely on information supplied by the Applicant as presented in the Substantial
Deviation ADA (August, 2003) and additional material supplied by the Applicant as a result of
sufficiency review. Supplemental information was obtained through on-site inspection and through
contact with officials of state and local agencies. In accordance with state law, the comments and
recommendations from other agencies have been considered in this evaluation and are included in
Appendix G.

This report is intended to provide potentially affected local governments with an assessment of
regional impacts that are likely to result should the development be allowed as proposed in the
Substantial Deviation ADA and recommend, where appropriate, modifications and/or stipulations to
the proposal which might preclude the potential or alleviate the effect of any adverse regional impacts
identified.

This report, including the proposed recommended conditions, was adopted as the regional planning
agency recommendation to the Alachua County Board of County Commissioners by the North
Central Florida Regional Planning Council at its regularly scheduled meeting held July 27, 2006.

The SpringHills DRI Substantial Deviation proposes to allow the construction of 1,555,500 square
feet of retail commercial, 125,000 square feet of office, 460,000 square feet of
warehouse/distribution, 625 hotel rooms, and 2,288 residential dwelling units on approximately
596.36 acres at the intersection of Interstate Highway 75 and State Road 22.



1)

2)

3)

4)

5)

6)

CONCLUSIONS

The project will have a positive impact on employment opportunities and the tax base
of the region.

With the exception of the regional transportation network, the project will not create
an undue strain on the public facilities of the region.

The project will produce significant adverse impacts on the regional transportation
network. The SpringHills DRI Substantial Deviation does not have a workable
transportation plan - defined as all regional roadways and intersections operating at
the adopted level of service standard. Even after evaluating four tiers of additional
modifications, the traffic impacts of the SpringHills DRI Substantial Deviation cause
three regional intersections on State Road 222 to operate below the adopted level of
service standard in the Year 2013.

The project will create a significant adverse affordable housing impact for 206
dwelling units affordable to various salary income ranges within the very low-income
income class. The Applicant can mitigate the significant affordable housing impact
in accordance with Rule 9J-2.048(8), FAC, by making a one-time payment of
$5,939,429 to an appropriate affordable housing trust fund selected by the Alachua
County Board of County Commissioners for purposes of mitigating the significant
affordable housing impact prior to the Initiation of Phase II of the project.

The project's impacts on water quality and listed species cannot be determined at this
time. Adverse impacts to water quality, both surface and subsurface, as well as listed
species can be mitigated by including Conditions contained in the Recommendations
section of this report.

The project will not produce significant adverse impacts to wetlands, soils,
floodplains, or historical and archaeological resources of the region.



APPLICATION INFORMATION

Applicants: Pennsylvania Real Estate Investment Trust Services, Inc.
The Bellevue
200 South Broad Street
Philadelphia, PA 19102

Authorized Agent: Douglas Grayson
PREIT Services, LLC
The Bellevue
200 South Broad Street
Philadelphia, PA 19102

Name of Project: SpringHills Development of Regional Impact
Substantial Deviation

Date, Time and Place August 31, 2006, 5:00 p.m.

of Public Hearing: John R. (Jack) Durrance Auditorium, 2nd Floor, Rm 209

Alachua County Administration Building
Gainesville, Florida

Asdescribed in the Substantial Deviation ADA, the proposed project is a substantial deviation to the
existing Development of Regional Impact (DRI) reviewed by the Council on May 27, 1999. The
original DRI provided for the construction of 1,971 dwelling units, 495,000 square feet of office floor
area, 801,342 square feet of retail commercial floor area, 459,471 square feet of warehouse and/or
industrial floor area, and 748 hotel rooms situated on approximately 601 acres. The project was
approved for a 23-year construction period aggregated into four project phases, with project
completion targeted for the year 2020.

The proposed substantial deviation will allow an additional 754,158 square feet of retail commercial
floor area, an additional 529 square feet of warehouse floor area, an additional 317 residential
dwelling units, a decrease of 123 hotel rooms, and a decrease of 370,000 square feet of office floor
area. A location map and master development plan map are shown in Ilustrations I and II,
respectively.

The SpringHills DRI Substantial Deviation, upon completion, will consist of 516 single family
residential dwelling units 1,772 multi-family dwelling units, 125,000 square feet of office floor area,
1,555,500 square feet of retail commercial floor area, 460,000 square feet of warehouse and/or
industrial floor area, and 625 hotel rooms. The Substantial Deviation ADA states that the project will
contain 3 acres of park, 86 acres of open space, and 10 acres of wetlands. The project incorporates
a pedestrian/bikeway network connecting residential, shopping, and leisure areas. An additional 30
acres of the project site will be devoted to transportation rights-of-way.



The size of the project site is reduced from approximately 601 acres to approximately 596.36 acres.
The reduction in project size is due to the correction of errors found in the original legal descriptions
and does not represent a meaningful change to the geographic area of the project site. The current
project site, changes proposed by the substantial deviation, and net change, are described in Table 1,
below.

TABLE 1

LAND USE INTENSITY OF USE® AND ACREAGE COMPARISON BETWEEN
THE EXISTING APPROVED SPRINGHILLS DRI AND THE PROPOSED SUBSTANTIAL DEVIATION

Approved DRI Proposed Substantial Deviation Difference
Land Use . . e
Intensity Acres Intensity Acres Intensity Acres

Hotel 748 23 625 20 (123) 3)
Office 495,000 52 125,000 22 (370,000) (30)
Open Space n/a 59 n/a 86 27
Park n/a 3 n/a 3 0
Residential 1,971 240 2,288 188 317 (52)
Retail 801,342 125 1,555,500 178 754,158 53
Right-of-Way n/a 30 n/a 30 0
Warehouse/ 459,471 59 460,000 59 529 0
Distribution

Wetlands n/a 10 n/a 10 0
Total - 601 - 596 ®))]

'Intensity = intensity of development by land use. For Office, Retail, and Warehouse/Distribution, intensity refers to
square feet of building floor area; for Hotel, intensity refers to number of hotel rooms; for Residential, intensity refers
to number of dwelling units.

*The 59 acres classified as Warehouse/distribution are classified as Industrial in the Applicant’s proposed amendments
to the SpringHills DRI local government development order.

Note: The 3,000 square foot Visitor Center identified in the Land Uses by Quadrant Table of the existing development
order is classified as Office for purposes of this table.



TABLE 2

LAND USE INTENSITY OF USE* AND ACREAGE COMPARISON BY PHASE BETWEEN
THE EXISTING APPROVED SPRINGHILLS DRI AND THE PROPOSED SUBSTANTIAL DEVIATION

Phase I Existing Phase I Pending Phase II Total
Land Use R N N N
Intensity Acres Intensity Acres Intensity Acres Intensity Acres

Hotel 150 4.92 0 0.00 475 15.08 625 20
Office 0 0.00 23,000 3.00 102,000 18.33 125,000 21
Open Space - - - - - 84.56 0 85
Park - - - - - 3.00 0 3
Residential 0 0.00 0 0.00 2,288 172.27 2,288 172
Retail 81,386 11.42 36,114 5.00 1,438,000 141.75 1,555,500 158
Right-of-Way - - - - - 68.69 0 69
Warehouse/ 19,850 2.25 150 0.00 440,000 55.50 460,000 58
Distribution

Wetlands - - - - - 10.59 0 11
Total - 18.59 - 8.00 - 569.77 - 596

*Intensity = intensity of development by land use. For Office, Retail, and Warehouse/Distribution, intensity refers to square feet of building floor area; for Hotel,
intensity refers to number of hotel rooms; for Residential, intensity refers to number of dwelling units.

Source: Table 10.1.3, SpringHills Substantiai Deviation Application for Development Approval, Second Sufficiency Review Response, February 2004,



TABLE 3

INTENSITY OF USE" COMPARISON BETWEEN THE EXISTING APPROVED SPRINGHILLS DRI
AND THE PROPOSED SUBSTANTIAL DEVIATION

BY QUADRANT
Northeast Quadrant Southeast Quadrant Southwest Quadrant Northwest Quadrant
Land
Use Approved Proposed Difference Approved Proposed Difference Approved Proposed Difference Approved Proposed Difference
DRI Sub Dev DRI Sub Dev DRI Sub Dev DRI Sub Dev

Hotel 150 0 (150) 150 150 0 0 0 0 448 475 27
Office 236,043 0 (236,043) 120,000 15.000 (105,000) 98,957 70,000 (28,957) 40,000 40,000 0
Residential, 1,306 1,100 (206) 148 0 (148) 0 672 672 0 0 0
Multi-family
Residential, 79 240 161 221 220 (h 217 56 (16) 0 0 0
Single Family
Retail 609.221 1,335,000 725,779 68,500 160,000 91,500 5,500 7,000 1.500 118,121 53,500 (64,621)
Warehouse/ 0 0 0 0 0 0 459,471 460,000 529 0 0 0
Distribution

*Intensity = intensity of development by land use. For Office, Retail, and Warehouse/Distribution, intensity refers to square feet of building floor area; for Hotel,
intensity refers to number of hotel rooms; for Residential, intensity refers to number of dwelling units.



The proposed substantial deviation reduces the number of project phases from four to two, with
Phase I consisting of the previously-approved and the largely-completed Phase I development. Phase
I is proposed to have an end date of December 31,2004. Phase Il consists of all other development
proposed for the project site by this substantial deviation. The construction period for Phase Il is ten
years. The currently approved local government development order calls for project completion in
year 2020. The Substantial Deviation ADA indicates the construction period of the project will end
ten years after initiation of Phase II. The transportation analysis submitted by the Applicant indicates
the year 2013 as the end of construction. Other portions of the Substantial Deviation ADA indicate
the year 2014 as the project completion date. The proposed amendments to the local government
development order call for a year 2020 project completion date, essentially the same period of time
as the currently approved development order.’

As indicated in Table 3, above, the project area is divided into four quadrants with each quadrant
described relative to the intersection of Interstate Highway 75 and State Road 222. The current local
government development order also regulates uses, intensity of use, and timing of development by
quadrant. The proposed substantial deviation will change the development, by quadrant. The
northwest quadrant will consist primarily of commercial, office, and hotel uses. The southwest
quadrant will consist of warehouse/industrial and office uses, single-family and multi-family residential
dwelling units, and commercial uses. The southeast quadrant will consist of office, retail commercial,
as well as single- and multi-family residential uses.

The currently approved DRI authorizes the development of a multi-use/traditional neighborhood
component to the project, but does not clearly define a separately configured multi-use area. Instead,
the various uses are included in the aggregated “Retail” and “Office” categories. The proposed
substantial deviation provides for the development of a specific Multi-use area within the Northeast
quadrant as shown on Illustration II, Master Development Plan. The Substantial Deviation ADA
anticipates the proposed Multi-use area to be comprised of approximately 380,000 square feet of
retail, office/institutional, and public/civic uses, as well as approximately 300 multi-family residential
dwelling units and is identified as Retail in Table 3. However, the Substantial Deviation ADA states
that the Multi-use area will allow flexibility in the various combinations of retail commercial,
Office/Institutional and Public/Civic uses at the following ratios: Retail commercial, 85% maximum;
Office/Institutional, 10% minimum, 30% maximum; and Public/Civic, 2.5% minium, 5% maximum.
The various maximums and minimums by land use for the Multi-use Area are contained in Table 4,
below.

'See Sections 6 and 7 of the Applicant’s proposed amended local government development order, as contained
in SpringHills Substantial Deviation Application for Development Approval, Second Sufficiency Review Response,
February 2004.




TABLE 4

MULTI-USE AREA DEVELOPMENT PROGRAM INTENSITY LIMITATIONS

Development Program
Land Use .. .
Minimum Maximum
Retail 247,000 SF 323,000 SF
Office/Institutional 38,000 SF 114,000 SF
Public/Civic 9,500 SF 19,000 SF
Multi-Family 255 Units 345 Units

SF = square feet
Units = dwelling units

Source: Table 10.1.4, SpringHills Substantial Deviation Application for Development Approval. Second Sufficiency
Review Response, February 2004.

In addition to the southeast quadrant Multi-use Area, the substantial deviation proposes separate
Land Use Trip Equivalency Matrices for each quadrant. The purpose of the matrices is to provide
the Applicant with flexibility to modify land uses within the project site in order to react to changing
market conditions without the necessity to undertake the Substantial Deviation/Notice of Proposed
Change processes contained in Chapter 380.06(19), Florida Statutes (F.S.), and Rule 9J-2.025(11),
Florida Administrative Code (FAC). The intent of the equivalency matrices is to assure that any such
exchange of uses results in no net change to external vehicle trips generated by each quadrant. The
Substantial Deviation ADA limits the degree of change to the substantial deviation criteria contained
in Chapter 380.06(19)(d), F.S. The Substantial Deviation ADA also proposes that the exchange of
uses within the Multi-use area may occur only if, after filing a request to exchange uses with the
County, that the County approves the exchange. A copy of the Land Use Trip Equivalency Matrices
is included in Appendix F.

Table 5 portrays existing land uses on the project site. Although much of Phase I has been
constructed the site largely remains in agricultural and forested lands. Table 6 identifies project site
acreage by future land use as proposed by the substantial deviation.



TABLE 5

EXISTING LAND USE
(as described by vegetation cover)

FLUCFCS®* CODE FLUCFCS® CATEGORY ACREAGE | PERCENT OF TOTAL
111 Single Family Residential 5.09 0.85
142 Wholesale Sales & Services 2.25 0.38
145 Hotel 4.92 0.83
147 Commercial 16.42 2.75
214 Row Crops 230.64 38.67
262 Silage Pit 0.51 0.09
310 Herbaceous 1.85 0.31
425 Temperate Hardwood 61.66 10.34
427 Live Oak 29.05 4.87
434 Hardwood - Conifer Mixed 62.54 10.49
438 Mixed Hardwoods 91.88 15.41
511 Stormwater Retention 10.79 1.81
525 Waterbody less than 5 Acres 3.11 0.52
618 Shrub Wetland 0.67 0.11
631 Mixed Wetland Forest 5.04 0.85
653 Intermittent Ponds 1.54 0.26
741 Rural Land in Transition 68.40 11.47

Total 596.36 100.00

Source: Table 10.1.1, SpringHills Substantial Deviation Application for Development Approval, Second Sufficiency
Review Response, February 2004.

*Florida Land Use Cover and Forms Classification System



TABLE 6

FUTURE LAND USE
FLUFCFS®* CODE FLUFCFS® CATEGORY ACREAGE | PERCENT OF TOTAL
111, 120, 133, 134 | Residential 188 31.5
147 | Commercial 178 29.9
140 | Office 22 3.7
142 | Warehouse/Distribution 59 9.9
145 | Hotel 20 3.4
186 | Park 3 0.5
425,434, 438, 741 | Open Space 86 14.4
525,631 | Wetlands 10 1.7
814 | Right-of-Way 30 5.0
Total 596 100.0

Source: Table 10.1.2, SpringHills Substantial Deviation Application for Development Approval, Second Sufficiency
Review Response, February 2004.

“Florida Land Use Cover and Forms Classification System

10
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1]

APPLICANT COMMITMENTS

The currently-approved local government development order for the existing DRI identifies anumber
of Applicant commitments. Rule 9J-2.025(3), FAC, requires DRI development to submit biannual
reports to identify the status of the project with regards to compliance with the conditions contained
in the local government development order as well as any commitments made by the Applicant in the
Substantial Deviation ADA which have been identified by the County, the regional planning council,
and the Florida Department of Community Affairs as being significant. The Applicant-proposed
amendments to the local government development order delete all of the existing Applicant
commitments and add the following commitments:

6y
2)

3)

4)

®)

(6)

(M
(8)

The Applicant will develop the project as described in the Application.

Wastewater service will be provided to all building improvements within the project
boundary via connection to centralized secondary wastewater treatment system
facilities owned and operated by Gainesville Regional Utilities (GRU).

Potable water service will be provided to all building improvements within the project
boundary via connection to centralized water distribution facilities owned and
operated by Gainesville Regional Utilities (GRU).

The project stormwater management system shall be designed and constructed
pursuant to the rules and regulations of the St. Johns River Water Management
District (SJRWMD) and Alachua County. Master stormwater management facilities
serving the project shall be operated and maintained by an owners association and/or
by a separate stormwater utility.

The development of individual parcels within the project shall conform to the Alachua
County Development Code and the SpringHills Design Control Guidelines dated April
2000, which were adopted as an ordinance, unless otherwise amended and approved
by Alachua County.

Preserved jurisdictional wetlands and project open space areas shall be owned and
maintained by a non-public entity.

Park areas shall be owned and maintained by a non-public entity.

A non-public entity will be established that will have operation and maintenance
responsibilities for the common areas.
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(10)

(11)

Wetland areas W-1 through W-3, W-5 through W-7, W-9 through W-11 and W-13
through W-15 as mapped on Map F of the Application shall be preserved and
protected unless otherwise not required by SIRWMD and Alachua County.
Conservation easements shall be established and upland buffers shall be provided on
the perimeter of the preserved wetlands, as required by SIRWMD and Alachua
County rules and regulations.

Prior to and during construction, best management practices for erosion and sediment
control measures shall be implemented and maintained as required by SJRWMD and
Alachua County.

Compensating storage for required roadway fill within the existing flood prone area
associated with construction of the proposed NW 98th Street extension through the
Northwest Quadrant will be provided by excavation of adjacent contiguous property
areas. Proposed water and/or sewer utility improvements located within the portion
of the NW 98th Street extension encroaching into the designated 100-year flood
prone area will be constructed to be water tight according to state and local
regulations.

In addition to these commitments, Council review of the Substantial Deviation ADA identifies the
following Applicant Commitments:

(12)

(13)

(14)

Water quality treatment will be provided in accordance with the design standards
established by the STRWMD for online dry retention storage and/or offline treatment
prior to discharging to wetland storage areas (ADA Substantial Deviation, Vol.1, pg
19.2, August 2003).

Fugitive dust emissions created by the construction phase of the project will be
mitigated by the contractor by employing approved dust control measures to minimize
wind erosion and particulate air pollution. Such measures include grassing or
mulching cleared areas that are awaiting building activities, covering open-top haul
trucks during transit, and maintaining internal haul roads. Open burning of wastes will
be handled in accordance with Rule 62-256, FAC (ADA Substantial Deviation, Vol.1,
pg 22.1, August 2003).

As indicated in the Transportation Methodology Document (Appendix 21-1), the
Owner/Applicant has committed the funding for the proposed NW 98" Street
Extension (NW 39" Avenue to NW 83" Street Extension) and the NW 83" Street
Extension (NW 39" Avenue to Millhopper Road). As part of NW 98" Street
Extension, SpringHills will construct a bridge over Interstate 75 that could
accommodate four (4) lanes, however will be initially striped out as two (2) lanes.
The NW 83" Street Extension and the NW 98" Street Extension, shall be constructed
by SpringHills within three (3) years of the initiation of the next phase of
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development, which is considered to be at the time of issuance of the first building
permit for the next phase. The Applicant shall provide financial assurances in the
form of a surety bond, performance bond, escrow agreement, letter of credit or other
form of collateral to be approved by Alachua County (ADA Substantial Deviation
Second _Sufficiency Review Response Question 21 Update- Transportation

Considerations for the SpringHills DRI Substantial Deviation Application for
Development Approval February 2004, Volume 2, February 9, 2004, page 21.11).
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RECOMMENDATIONS
SUMMARY OF POSITIVE AND NEGATIVE IMPACTS

Population - SpringHills (including direct, indirect, and induced impacts) will be responsible for a
regionwide population increase of 14,776 at buildout, of which 12,578 persons are anticipated to
reside in Alachua County. In addition, the project will increase the school-aged population
regionwide by an estimated 1,903 at project completion, 1,550 of whom will reside in Alachua
County.

The Economy - The DRI is expected to create approximately 4,489 permanent full-time and part-time
jobs on the project site at project completion which will produce roughly $96.2 million per year in
salaries. Furthermore, the project is estimated to create an additional 3,785 permanent full-time and
part-time jobs throughout the region at project buildout as a result of indirect and induced impacts,
producing approximately $99.9 million in annual salaries.

Local Government Finances - The direct, indirect, and induced impacts of the project are projected
to result in a net (revenues minus expenditures) positive impact on Alachua County’s annual
operating finances of approximately $4.2 million one year after project completion. The indirect and
induced impacts of the project are projected to result in a net positive impact of $1.7 million on
annual operating finances of the City of Gainesville. The Alachua County School Board annual
operating budget is projected to net $1.5 million one year after project completion. The net positive
impacts reported herein for the two local governments and the School Board excludes capital outlays.

Wastewater - Although the project site is located within an Area of High Aquifer Recharge Potential
to the Floridan Aquifer, a Natural Resource of Regional Significance as identified in the North Central
Florida Strategic Regional Policy Plan, significant adverse impacts to ground or surfacewaters caused
by wastewater generated by the project are not expected to occur as the Applicant will utilize the
centralized wastewater system to serve the development.

Stormwater Management - Significant adverse regional impacts to ground or surfacewaters are not
expected to occur provided the Applicant complies with the Surfacewater Management Rules of the
St. Johns River Water Management District and the water quality monitoring condition listed below.
Adverse local impacts could occur if the owners association responsible for maintaining the master
drainage management facilities is inadequately established and/or funded.

Education - The project, along with its indirect and induced impacts, is anticipated to generate
enough students within Alachua County to fill an additional 28 elementary school classrooms, 12
middle school classrooms, and 14 high school classrooms one year after completion of the project.
The remainder of the region is anticipated to need and additional 8 elementary school classrooms,
4 middle school classrooms, and 4 high school classrooms one year after project completion.
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Recreation and Open Space - Adverse impacts on the recreation and open space resources of the
region are not anticipated as a result of this project. Adverse local impacts may occur as: 1) the
SpringHills DRI Substantial Deviation has not demonstrated that the county will, after project
development, maintain a minimum of 3.00 acres of County-owned parks and/or recreation lands per
1,000 persons as called for by Alachua County Comprehensive Plan Recreation and Open Space
Policy 1.1.2; and. 2) the County does not own park lands around the project site which meet the
minimum recreation site classification system guidelines of the Alachua County Comprehensive Plan
Recreation and Open Space Element.

Health Care - Significant impacts to regional health care facilities are not anticipated as a result of the
project. Local impacts created by the direct, indirect, and induced impacts of the project may require
Alachua County to add one part-time Advanced Life Support Unit to maintain current levels of
service.

Police and Fire Protection - Adverse impacts to regional police and fire protection facilities are not
anticipated provided the project meets the minimum requirements of the County's adopted codes and
regulations. Local impacts created by the project will require Alachua County to add 10 additional
sworn officers by project completion in order to maintain the current ratio of sworn officers to
unincorporated area residents. Local impacts created by the project will also require a new
emergency services station initially housing one engine company by the year 2000, and an additional
fire suppression resource during Phase II to be located either in or near the project site in order to
adequately service the project.

Transportation - The project will significantly adversely impact the regional road network serving the
northwest section of the Gainesville urbanized area. These impacts can be addressed by adhering to
the transportation conditions and recommendation listed immediately following this section.

Housing - The project will generate a significant affordable housing demand for 206 very low-income
households. The significant affordable housing impact can be mitigated provided the housing
condition listed below is included in the local government development order.

Vegetation and Wildlife - Adverse impacts to listed species and their habitats are not anticipated
provided the vegetation and wildlife conditions listed below are included in the local government
development order.

Water - Surfacewater runoff from the project site will be directed to natural depressions on-site where
it will dissipate through infiltration and evaporation. This could adversely impact the Floridan
Aquifer. Potential adverse impacts to the Floridan Aquifer or Areas of High Aquifer Recharge
Potential to the Floridan Aquifer would best be addressed by including the water quality monitoring
condition listed in the following section.
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RECOMMENDED CONDITIONS AND
OTHER DEVELOPMENT ORDER RECOMMENDATIONS

CONDITIONS

The North Central Florida Regional Planning Council recommends that the SpringHills Development
of Regional Impact Substantial Deviation be approved as proposed in the Substantial Deviation ADA
[which, together with the Application for Development Approval Appendices, dated December,
1997, the First Request for Additional Information dated April, 1998; the Second Request for
Additional Information dated July, 1998; written correspondence from Cecelia Bonifay, Esquire,
attorney for the Applicant, to Charles Justice, Executive Director of the North Central Florida
Regional Planning Council, dated July 22, 1998; written correspondence from Jason L. Canin of
Charles Wayne Consulting to Steven Dopp, Senior Planner with the North Central Florida Regional
Planning Council, dated March 8, 1998; the Revised Transportation Impacts Analysis for SpringHills
Development of Regional Impact, dated April 2, 1999, as amended by “Addendum to April 2, 1999,
SpringHills Transportation Impacts Analysis” dated April 23, 1999; a Traffic Analysis Study for
SpringHills Shopping Center, Burger King and Sonny’s Restaurants dated November, 1998; written
correspondence from Ronald P. Manley of Canin Associates to Charles Justice, dated April 2, 1999,
the Notification fo Proposed Change, dated March 2003, the Substantial Deviation Application for
Development Approval and its appendices, dated August 2003, the Substantial Deviation First
Sufficiency Review Response, dated August 2003, a letter from Dave Mulholland, F.S., Senior Vice
President of GMB Inc., Engineers and Planners, to Marlie Sanderson, Director of Transportation
Planning, North Central Florida Regional Planning Council dated August 29, 2003, the Final Traffic
Methodology Document dated September 5, 2003, issued by the North Central Florida Regional
Planning Council, the Substantial Deviation Second Sufficiency Review Response, dated February
2004, SpringHills Second Sufficiency Review Response, Question 21 Update - Transportation
Considerations for the SpringHills DRI Substantial Deviation Application For Development Approval
(Volume 2), dated February 2004, SpringHills Second Sufficiency Review Response for the
SpringHills DRI, Question 21 - Transportation Appendix “A” Substantial Deviation Application for
Development Approval (Volume 3), dated February 2004, SpringHills Second Sufficiency Review
Response for the SpringHills DRI, Question 21 - Transportation Appendix “B” Substantial Deviation
Application for Development Approval (Volume 4), dated February 2004 and the Substantial
Deviation Rental Housing Supply Survey Worksheets, dated February 2004, is hereinafter referred
to as the "ADA"] and including all the measures enumerated therein designed to mitigate or have the
effect of mitigating potential adverse impacts, provided however, that the following conditions be
specified in the Development Order, and that the recommendations listed under the Other
Development Order Recommendations subsection of this section of the evaluation, be followed by
the County.
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Conditions: Transportation

Prior to the initiation of Phase II, the uses and intensity of use of the SpringHills DRI
Substantial Deviation shall be reduced by an amount that will allow for a workable
transportation plan incorporating Tier 1- Minor Intersection Modifications and Tier
2 Major Intersection Modifications as identified in the SpringHills DRI Substantial
Deviation Evaluation Report prepared by the North Central Florida Regional Planning
Council dated July 27, 2006. Tier 3- Six-laning NW 39" Avenue (from Interstate 75
to just east of NW 34™ Street) and Tier 4- Extensive Intersection Modifications, as
identified in the SpringHills DRI Substantial Deviation Evaluation Report prepared
by the North Central Florida Regional Planning Council dated July 27, 2006, may also
be incorporated if the City of Gainesville approves an amendment to its
Comprehensive Plan Transportation Mobility Element, Objective 7.1, Policy 7.1.1 to
allow for the six-laning of NW 39™ Avenue within the City of Gainesville and adding
additional through lanes at the NW 39" Avenue/NW 43" Street intersection. The
Applicant shall demonstrate a workable transportation plan by preparing an update
to the SpringHills DRI Substantial Deviation Application for Development Approval
transportation impact study.

The transportation study shall be prepared utilizing a methodology reviewed by the
Florida Department of Community Affairs, the Florida Department of Transportation,
Alachua County Public Works Department, and the North Central Florida Regional
Planning Council. After review by these agencies, the methodology must be approved
by the Alachua County Public Works Department, the North Central Florida Regional
Planning Council, and the Florida Department of Transportation.

The transportation study shall identify modifications which are consistent with the
North Central Florida Strategic Regional Policy Plan as well as with current Florida
Department of Transportation, Metropolitan Transportation Planning Organization,
and Alachua County plans and policies. Any modifications identified must be
approved by the appropriate agency. The study shall be submitted to Alachua
County, the North Central Florida Regional Planning Council the Florida Department
of Transportation, and the City of Gainesville for review and comment.

The DRI Development Order shall be amended to reduce the maximum allowable
development to an amount which allows for a workable transportation plan.
Additionally, the DRI Development Order shall include all additional transportation
mitigation measures identified in the transportation study. The proposed
Development Order amendment shall be submitted by the Applicant to Alachua
County, the North Central Florida Regional Planning Council, and the Florida
Department of Community Affairs for substantial deviation determination pursuant
to Chapter 380.06(19), Florida Statutes. Unless the Development Order amendment,
as determined by the North Central Florida Regional Planning Council, contains
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adequate transportation mitigation measures to accommodate the anticipated traffic
for all phases of the development, the amendment shall constitute a substantial
deviation.

The Applicant shall fund the construction of the extension of NW 83rd Street (from
NW 39th Avenue to Millhopper Road) and the extension of NW 91st Street (from
NW 39th Avenue to the East/West Connector), including required stormwater
facilities, and the East/West Connector over Interstate Highway 75 (from the
extension of NW 83rd Street to NW 98th Street) including the proposed East/West
connector bridge that can accommodate four (4) lanes.

Prior to the initiation of Phase II, the Applicant shall produce written approval from
the Federal Highway Administration to Alachua County, the North Central Florida
Regional Planning Council, and the Florida Department of Community Affairs for
construction of the proposed East/West Connector bridge over Interstate Highway
75 that can accommodate four (4) lanes.

Prior to the initiation of Phase II, the Applicant shall secure written approval from the
Alachua County Board of County Commissioners to construct and dedicate to the
County the extension of NW 83rd Street (from NW 39th Avenue to Millhopper
Road), the extension of NW 91st Street (from NW 39th Avenue to the East/West
Connector) and the East/West Connector over Interstate Highway 75 (from the
extension of NW 83rd Street to NW 98th Street).

Prior to the initiation of Phase II, the Applicant shall produce a legally binding
commitment from representatives of the Alachua General Hospital Satellite Campus
Health Park DRI to Alachua County, the North Central Florida Regional Planning
Council, and the Florida Department of Community Affairs which allows the
construction of the East/West Connector through their DRI property contingent upon
Alachua General Hospital Satellite Campus Health Park representatives complying
with the provisions of Florida Statutes, Section 380.06(19)(e)1, concerning the
construction of the East/West Connector through Alachua General Hospital Satellite
Campus Health Park.

Prior to the initiation of Phase II, the Applicant shall provide binding financial
assurances, in the form of a surety bond, performance bond, escrow agreement, or
other collateral, which form shall be approved by the County Attorney, with the
Alachua County Board of County Commissioners that the construction of the
extension of NW 83rd Street (from NW 39th Avenue to Millhopper Road) and the
extension of NW 91st Street (from NW 39th Avenue to the East/West Connector),
including required stormwater facilities, and the East/ West Connector over Interstate
Highway 75 (from the extension of NW 83rd Street to NW 98th Street) is guaranteed
to be in place and operational within three years of the beginning of Phase II
development.
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g. Should Alachua County decide to implement the proportionate share provision
contained in Section 163.3180(12), Florida Statutes, the County shall dedicate and
utilize all proportionate share funds generated by anticipated impacts on the regional
road network to making the identified needed modifications to benefit the regional
road network. This limitation can be expanded to include needed modifications to
city/county maintained roads, but only at their intersections with state or U.S.
facilities. The County shall dedicate and utilize all proportionate share funds generated
by anticipated impacts on the local road network to making the identified needed
modifications only to the local road network. This limitation can be expanded to
include needed modifications to regionally significant transportation facilities.

2) Conditions: Affordable Housing

a. If recommended Transportation Condition 1.a is included in the local government
development order, or if the local government development order does not include
the same development program as contained in the Substantial Deviation Application
for Development Approval, then, prior to the initiation of Phase II, the Applicant will
conduct a new affordable housing analysis for Phase II of the project in accordance
with Rule 9J-2, Florida Administrative Code, and in accordance with a separate
affordable housing impact analysis agreement developed by the North Central Florida
Regional Planning Council. Should the analysis reveal a significant affordable housing
impact, the Applicant shall mitigate the impacts in accordance with Rule 9J-2, Florida
Administrative Code.

At such time as the new affordable housing impact analysis and mitigation proposal
have been finalized, the Applicant shall submit the affordable housing impact analysis
and mitigation proposal to Alachua County, the North Central Florida Regional
Planning Council, and the Florida Department of Community Affairs for a consistency
determination with the affordable housing impact analysis methodology addressed in
Condition 2.a, and for determination of compliance with the mitigation requirements
of Rule 9J-2, FAC. When the affordable housing impact analysis is found consistent
and the mitigation proposal is found in compliance by the County, the North Central
Florida Regional Planning Council, and the Florida Department of Community Affairs,
the County may formally accept the affordable housing impact analysis and mitigation
proposal.

b. Ifrecommended Transportation Condition 1.ais not included in the local government
development order, or if the local government development order includes the same
development program as contained in the Substantial Deviation Application for
Development Approval, then, prior to the initiation of Phase I, the Applicant shall
provide a one-time payment of $5,939,429 to an appropriate affordable housing trust
fund selected by Alachua County for purposes of mitigating the significant affordable
housing impact of the project in accordance with Rule 9J-2.048(8)3, FAC, based on
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the mitigation cost as identified in Table 45 of the SpringHills Development of
Regional Impact Substantial Deviation Evaluation Report, prepared by the North
Central Florida Regional Planning Council, dated July 27, 2006, which is attached
hereto and made a part of this development order.

3) Conditions: Vegetation and Wildlife

a. Prior to the initiation of Phase II, the Applicant shall conduct surveys of all upland
forest habitat located on Map D in the Substantial Deviation Application for
Development Approval document for the presence of listed plant species.

Activities affecting all on-site listed plant species found on-site shall satisfy the
requirements of Chapter 581.185, Florida Statutes, Rule 5B-40 FAC, and be
consistent with the goals and policies of the North Central Florida Strategic Regional
Policy Plan and the Alachua County Comprehensive Plan. The Applicant shall
develop a plan for the mitigation of adverse impacts to all listed plant species
identified on the project site.

b. No land clearing, removal of vegetation, or other development activities of Phase II
shall occur until Condition (3)a. above has been addressed. At such time as the plan
hasbeen finalized, the Applicant shall submit itto Alachua County, the North Central
Florida Regional Planning Council, and the Florida Department of Community Affairs.
for substantial deviation determination pursuant to Chapter 380.06(19), Florida
Statutes. Unless the listed plant species survey and mitigation plan, as determined by
the North Central Florida Regional Planning Council, substantially complies with each
item in subsection (8)a, above, the plan shall constitute a substantial deviation.

C. Category I exotic species as published in the Florida Exotic Pest Plant Council's
annual list of invasive species shall be prohibited from that portion of the project site
north of Northwest 98th Street Extension and east of Main Street as depicted on Map
H of the SpringHills DRI Substantial Deviation Application for Development
Approval, Volume 1, dated August 2003.

4) Conditions: Water

a. The Applicant shall prepare a water quality monitoring program (WQMP) which
includes groundwater monitoring. The proposal shall be designed to determine the
effects of the stormwater management system and of the development in general on
the groundwater. The WQMP shall include monitoring well locations, parameters for
analysis, and project quality assurance. The WQMP shall include a quarterly and
cumulative annual reporting system with copies of the reports being submitted to the
reviewing agencies within 15 days of receipt of the monitoring data from the reporting
laboratory data. Alachua County and the Florida Department of Environmental
Protection shall evaluate the reports and reserve the right to recommend changes in
parameters, sampling locations and sampling frequencies if so warranted.
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b. The Applicant may, annually, request changes in the monitoring program. Such
requests shall include the facts and analysis of those facts that they feel would justify
the requested changes(s). Such requests shall be evaluated by Alachua County, with
comments from the Florida Department of Environmental Protection, and a timely
response provided to the Applicant. Items that will be considered in evaluating
requests include geologic and hydrologic features of the site, past monitoring results,
potential water quality impacts from activities that are occurring on the site, potential
water quality impacts from future activities on the site, then current policies, federal,
state, and local, related to groundwater protection, and then current scientific
knowledge related to groundwater protection.

c. The proposal shall include a requirement that if the WQMP indicates violations of
State of Florida water quality standards as a result of on-site sources, the Applicant
and/or its successor in interest, shall take actions to reduce pollutants to meet the
State standards. The actions and timeframes required to implement the actions shall
be determined by Alachua County with comments from the Florida Department of
Environmental Protection.

d. No certificates of occupancy (CO) for Phase II shall be issued until the WQMP is in
place. At such time as the plan has been finalized, the Applicant shall submit it to
Alachua County, the North Central Florida Regional Planning Council, the Florida
Department of Community Affairs, and the Florida Department of Environmental
Protection for substantial deviation determination pursuant to Chapter 380.06(19),
Florida Statutes. Unless the program, as determined by the North Central Florida
Regional Planning Council, substantially complies with each item in subsections (9).a,
b, and c. above, the program shall constitute a substantial deviation.

OTHER DEVELOPMENT ORDER RECOMMENDATIONS

It is recommended that the land use equivalency matrices, and language authorizing the use of land
use equivalency matrices, be excluded from the local government development order. The basis for
this recommendation is discussed in greater detail in the transportation impact evaluation section of
this report.

Should the Alachua County Board of County Commissioners amend the Alachua County
Comprehensive Plan to allow the use of proportionate share to mitigate adversely impacted
transportation facilities as a result of the SpringHills DRI Substantial Deviation, it is recommended
that the cost estimates contained in Tables 2, 3, and 4 of the Applicant’s proposed amended local
government development order be struck and replaced with new cost estimates. It is further
recommended that, prior to the initiation of Phase II, the County require the Applicant to work with
the Alachua County Public Works Department and the Florida Department of Transportation to
verify all project costs before the Applicant’s final proportionate share is approved by the County.
The basis for this recommendation is discussed in greater detail in the transportation impact
evaluation section of this report.
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If recommended Transportation Condition 1.a is not included in the local government development
order, or if the local government development order includes the same development program as
contained in the SpringHills DRI Substantial Deviation Application for Development Approval, then,
it is recommended that Section 7 of the Applicant’s proposed amended local government
development order be revised to limit the period of time for which the development order shall remain
in effect to December 31, 2013, since the transportation analysis is based on a year 2013 completion
for Phase II of the project

It is recommended that the 59 acres of land classified as Industrial in the Applicant’s proposed
amendments to the SpringHills DRI local government development order instead be classified as
Warehouse/Distribution, since the underlying land use for the 59 acres, as portrayed throughout the
SpringHills DRI Substantial Deviation Application for Development Approval, is
Warehouse/Distribution.

Itisrecommended that the local government development order specifically enumerate allowable uses
for areas classified as Warehouse/Distribution, since Table 10.1.2 in the SpringHills DRI Substantial
Deviation Second Sufficiency Review Response, Volume 1, February 2004, stipulates that such areas
may include uses identified by Standard Industrial Classification (SIC) codes 41, 42, and 47 through
51. Some of these SIC codes allow uses which may not normally considered to be
warehouse/distribution, such as radio and television broadcasting, maintenance and service facilities
for motor vehicle passenger transportation, and the production and/or distribution of mixed,
manufactured, or liquified petroleum gas production and/or distribution.

It is recommended that Applicant Commitments 20 through 22 of the current SpringHills DRI local
government development order be retained in order to prevent adverse impacts to soils.
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EVALUATION OF REGIONAL IMPACTS

In accordance with the legislation and rules governing the review process, this section of the report
discusses five major impact subject areas: Impacts on the economy of the region, impact on the
public facilities of the region, impacts on the public transportation facilities of the region, impacts on
housing of the region, and impacts on the environment and natural resources of the region. Each
subject area begins with a summary statement of impacts and is followed by a discussion of impact
determination.

IMPACT ON THE ECONOMY OF THE REGION

This section evaluates the short- and long-term impacts of the proposed project on the economy of
the region. In this evaluation, consideration is given to both direct and indirect effects on the
economy as well as to the project's overall impact on local government finances. An economic and
fiscal impact model developed by the Bureau of Economic and Business Research, University of
Florida, was used to evaluate economic impacts.

APPLICABLE REGIONAL GOALS/POLICIES

Regional Goal 2.1. Attract new high-paying, value-added industries and expand existing businesses
in the region.

Regional Goal 2.2. Raise the median family income of north central Florida households.
Regional Geal 2.5. Reduce the regional unemployment rate.

APPLICANT COMMITMENTS

None.

SUMMARY OF IMPACTS

The direct impacts of the SpringHills DRI Substantial Deviation will result in an additional 5,354
Alachua County residents. The Council estimates that the indirect and induced impacts of the project
will create 9,422 additional residents within the region, 7,224 of whom are anticipated to reside
within Alachua County. In total (direct, indirect, and induced impacts), the project is anticipated to
result in regionwide population increase of 14,776, of which 12,578 persons are anticipated to reside
in Alachua County.
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The residential portion of the project site is anticipated to be home to 389 students. Additionally, the
indirect and induced impact of the project will increase the school-aged population of the region by
an additional 1,514, of which 1,161 are anticipated to reside in Alachua County.

Upon completion, the project will have a favorable impact on employment opportunities of the region
with larger favorable impacts on Alachua County. The Applicant expects 4,489 permanent full-time
and part-time employees on the site at project completion. Project site employees will earn
approximately $96.2 million per year in salaries, with an average annual salary 0f $21,440.> It should
be noted that the average wage for project site employees is less than the average Alachua County
private sector average annual wage of $26,393.°

The indirect and induced impacts of the SpringHills DRI Substantial Deviation will add an estimated
3,785 permanent full-time and part-time jobs throughout the region, producing approximately $99.9
million in annual salaries.* While all of the jobs directly attributable to the project will be located on
the project site, 76.6 percent of jobs created as a result of indirect and induced impacts are expected
to be located within Alachua County while the remainder will be distributed among counties located
within a 60-minute drive of the project site in Bradford, Columbia, Gilchrist, and Union counties.

Construction of the $564.5 million project (excluding land costs) will have a favorable impact on
monetary flows and construction employment within the region. The Applicant does not provide an
estimate of construction costs to be spent within the region or within the county. Nevertheless, the
Council anticipates construction expenditures within the region and the county will be significant.
The Applicant estimates that 45 percent of the project construction costs will consist of labor.

The proposed project is anticipated to have a positive impact on Alachua County operating finances.
The Applicant estimates a net positive impact to the Alachua County government of $4.5 million
annually attributable to the direct impacts of the project after project completion. The computer
model used by the Council estimates the direct indirect, and induced impacts of the project to have
a net positive impact of approximately $4.2 million annually to the county one year after project
completion. The Council computer model also indicates that the indirect and induced impacts of the
project will have a net positive impact to the City of Gainesville. The Council computer model
suggests the City will experience a net positive annual fiscal impact of $1.7 million. It is important
to note, however, that these projections do not reflect outlays used to pay for major capital facilities
such as roads, fire stations, and parks needed to accommodate the impacts of the project.

ITables 24.2.1 through 24.2.4, SpringHills Substantial Deviation Application for Development Approval,
Second Sufficiency Review Response, February 2004.

3Florida 2002 Annual Employment And Wages, County Summary Sheet, Alachua County, Private
Ownership,” Agency for Workforce Innovation, Labor Market Statistics, ES-202 Program, in cooperation with the
U.S. Department of Labor, Bureau of Labor Statistics.

2002 ES 202 Report Average wage per Alachua County private ownership job ($26,393) multiplied by the
estimated number of indirect/induced jobs.
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In terms of fiscal impacts on Alachua County School Board annual operating finances the Council
estimates the project’s direct, indirect, and induced impacts to have a net positive annual impact of
$1.5 million. As with the County government, the fiscal impact analysis does not reflect outlays of
dollars which will be used by the School Board to accommodate the capital facility impacts of the
project (i.e., new schools).

IMPACT DETERMINATION

DIRECT, INDIRECT, AND INDUCED IMPACTS

Impacts identified in this report consist of direct project impacts as well as indirect and induced
impacts. Direct impacts are those impacts which occur on the project. For example, increases in the
consumption of potable water on the project site as a result of the new development on the project
site is considered a direct impact. Indirect and induced impacts represent impacts which occur away
from the project site but are nevertheless a result of the direct impacts of the project. For example,
employees who work at the project site and move to Alachua County represent an indirect impact
to Alachua County. These new residents, in turn, create additional demand for goods and services
which result in the employment of additional plumbers, teachers, and others who will, in turn,
generate additional demand for goods and services. The successive iterations of additional demand
and supply represent induced impacts.

The Council has reviewed the direct impacts of the project as determined by the Applicant. The
direct impacts identified in this report are those determined by the Applicant for which the Council
was able to review, verify, and agree. For those direct impacts not provided by the Applicant, or for
which the Council does not agree, the Council has calculated its own estimate of impacts. All direct
impacts included in this report are those as identified by the Applicant unless otherwise noted. All
indirect and induced impacts included in this report are as determined by the Council.

Indirect and induced impacts are based on Council-derived employment multipliers which were, in
turn, used to estimate the total number of additional jobs created by the project as a result of the
indirect and induced impacts of the project. The number of indirect and induced jobs were then
reduced to reflect the internal capture of indirect and induced jobs on the project site. The application
of this economic internal capture ratio is similar to the application of the internal capture ratio used
in transportation analysis. The Council then converted indirect jobs to households and population
based on U.S. Census and County Business Patterns data.
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The Council computer model determines indirect impacts for residential dwelling units by multiplying
the number of dwelling units on the project site, adjusted for the economic internal capture ratio of
the project, by the non-export job employment multiplier. However, this approach is valid only for
those residential dwelling units which will be occupied by new Alachua County residents. Ifexisting
Alachua County residents purchase the dwelling units, they are merely relocating their impacts to the
project site from an existing Alachua County location and do not represent new stimulus to the local
and regional economies. The indirect impacts presented in this report assume that 100 percent of the
proposed dwelling units are occupied by new Alachua County residents. This approach assures that
the maximum potential impacts are identified.

If 50 percent of the residential dwelling units are occupied by existing Alachua County residents, then
the indirect impacts presented in this report are reduced by approximately 12 percent. If 75 percent
of the proposed residential units are occupied by existing County residents, then the indirect impacts
are reduced by approximately 18 percent. Finally, if all of the proposed residential dwelling units are
occupied by existing Alachua County residents, the indirect impacts are reduced by roughly 25
percent.

The Council computer model distributes by jurisdiction the jobs and population produced by the
indirect and induced impacts of the project using an unweighted gravity model. The model reflects
the market area identified by the Applicant as well as jurisdictions within a 60 minute driving distance
from the project site. The results of the gravity model are displayed in Table 7, below. As can be
seen, the model assigns 19.99 percent of the indirect impacts of the SpringHills DRI Substantial
Deviation to the City of Gainesville, 76.67 percent of all impacts county-wide (including the City of
Gainesville and all other municipalities within the County as well as all unincorporated areas within
Alachua County), and 23.33 percent for the remainder of the region (excluding Alachua County).
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TABLE 7

GRAVITY MODEL
Percent of
Travel Time 2002
Jurisdiction (Minutes) Population Average of
Total Total Travel Time

Travel Time | Population | and Population
City of Alachua 20 6,531 11.03% 1.84% 6.44%
Archer 31 1,263 7.12 0.36 3.74
Gainesville 18 98,245 12.25 27.35 19.99
Hawthorne 54 13,294 4.09 3.75 3.92
High Springs 23 4,067 9.59 1.11 5.37
La Crosse 31 143 7.12 0.04 3.58
Micanopy 27 644 8.17 0.18 4.18
Newberry 27 3,560 8.17 1.00 4.59
Waldo 39 839 5.66 0.24 2.95
Unincorporated Alachua Co. 18 111,939 12.25 31.60 21.93
Bradford Co. 59 26,517 3.74 7.49 5.61
Columbia Co. 59 58,372 3.74 16.48 10.11
Gilchrist Co. 56 15,023 3.94 4.24 4.09
Union Co. 70 13,794 3.15 3.89 3.52
Total 290 354,231 100.00 100.00 100.00
Alachua County, Countywide 76.67
Remainder of Region, Excluding Alachua County 23.33

Source: North Central Florida Regional Planning Council, June 2006.
Note: Totals may not add due to rounding.

JOBS

The Council performed a location quotient analysis to determine employment multipliers for export
and non-export jobs. The Council determined the percentage of direct jobs anticipated to be export
and non-export jobs and based on the number and type of jobs estimated by the Applicant to occur
onthe project site. The number of estimated on-site export and non-export jobs (including residential
dwelling units) are multiplied by their respective employment multipliers to determine the number of
indirect and induced jobs generated by the project. The number of indirect and induced jobs is then
reduced to reflect the internal capture of indirect and induced jobs by the project. The application
of this economic internal capture ratio is similar to the use of an internal capture ratio for

transportation impact analysis.
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The indirect and induced jobs generated by the project are distributed by jurisdiction based on the
results of the Council’s gravity model, which indicates that 76.7 percent the permanent (non-
construction) employees will reside in Alachua County with the remaining 23.3 percent of employees
commuting from locations within a 60-minute automobile drive to the project site as presented in
Table 8.

TABLE 8

PERMANENT EMPLOYMENT AT BUILDOUT
(DIRECT, INDIRECT, AND INDUCED JOBS)

ALACHUA REMAINDER
COUNTY OF REGION TOTAL

Phase I
Direct 235 0 235
Indirect/Induced 459 140 599
Total 694 140 834
Phase II
Direct 4,254 0 4,254
Indirect/Induced 2,443 743 3,186
Total 6,697 743 7,440
Total
Direct 4,489 0 4,489
Indirect/Induced 2,902 883 3,785
Total 7,391 883 8,274

Source: North Central Florida Regional Planning Council, July 2006

The Council computer model indicates that approximately 5.0 percent of the direct jobs anticipated
on the project site will consist of export employment. Given the large number of anticipated
additional retail commercial jobs, the Council reviewed the potential impacts of the project to the
existing retail commercial employment base in the County.
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POPULATION

Population growth attributable to the indirect and induced impacts of the project is determined by the
Council through converting the estimated number of jobs resulting from the indirect/induced impacts
of the project into population based on year 2000 household and jobs data as reported in the U.S.
Census, County Business Patterns, and the Florida Statistical Abstract. The jurisdiction of residence
of the population attributable to the indirect and induced impacts of the project are allocated using
the previously referenced gravity model as presented in Table 9.
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TABLE 9

DISTRIBUTION OF NEW RESIDENTS ATTRIBUTABLE TO

SPRINGHILLS
ALACHUA REMAINDER
COUNTY OF REGION TOTAL

Phase I

Direct 0 0 0
Indirect/Induced 1,254 189 1,443
Total 1,254 189 1,443
Phase II

Direct 5,354 0 5,354
Indirect/Induced 4,100 2,009 6,109
Total 9,454 2,009 11,463
Total

Direct 5,354 0 5,354
Indirect/Induced 7,224 2,198 9,422
Total 12,578 2,198 14,776

Source: North Central Florida Regional Planning Council, July 2006

The estimate of school-age population residing on the project site is made by the Applicant. The
school-age population attributable to the indirect and induced impacts of the project is based on the
number of 1999-2000 average daily full-time equivalent students divided by the number of Alachua
County households from the year 2000 census, which was then multiplied by the number of
households attributable to the indirect and inducted impacts of the project, the results of which are
presented in Table 10.
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TABLE 10

DISTRIBUTION OF SCHOOL-AGE STUDENTS ATTRIBUTABLE TO

SPRINGHILLS

ALACHUA REMAINDER

COUNTY OF REGION TOTAL
Phase 1
Direct 0 0 0
Indirect/Induced 95 29 124
Total 95 29 124
Phase Il
Direct 389 0 389
Indirect/Induced 1,066 324 1,390
Total 1,455 324 1,779
Total
Direct 389 0 389
Indirect/Induced 1,161 353 1,514
Total 1,550 353 1,903

Source: North Central Florida Regional Planning Council, July 2006.

FISCAL IMPACTS

The Applicant prepared a fiscal impact analysis of the direct impacts of the project to the annual
operating budgets of Alachua County and the Alachua County School Board. The Council has a
similar fiscal impact analysis model which was used to verify and validate the results of the
Applicant’s model. Both fiscal impact analyses models rely on a modified per capita income approach
where annual costs and revenues are, to the extent feasible, determined on a per capita basis and
applied to projected increases in population and taxable values. Ad valorem revenues are calculated
using recent millage rates and estimates regarding the just and taxable values of the project site when
fully developed. The Council model varies from the model used by the Applicant by using a per
dollar of assessed/taxable value as a basis for distributing some local government costs and revenues.
The Council model also varies from the model used by the Applicant in the identification of direct
impacts. Some revenue impacts identified by the Applicant as direct impacts are considered indirect
impacts in the Council model. The Council model also varies from the Applicant’s model by taking
into account the indirect and induced impacts of the project.
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A number of user-supplied values which reflect existing relationships and conditions are entered into
the model. These user-supplied values are used to forecast future conditions and trends. For
example, future government expenditures are projected assuming that the existing per capita
expenditure rate will be essentially that same as now. It also is assumed that the habits and spending
patterns of the new county residents will be similar to those of existing residents. For example, the
current Alachua County average household size (2.34) is applied to residents of the proposed project,
as well as future county residents attributable to indirect and induced impacts. Applicant-supplied
values were reviewed and, where verified, used in the Council model. Where the Council disagreed
with input values assigned by the Applicant, the Council developed its own values. For example, the
Council consulted with the Alachua County Property Appraiser’s Office to determine a per square
foot taxable value for retail commercial development based on comparable properties within the
County. Where a significant discrepancy existed between the Council’s findings and that of the
Applicant, the Council used its own values.

While the Council model produced significantly lower direct revenues than those identified by the
Applicant, the net annual impact identified by the Council was still significantly positive. Upon
project completion, the Applicant estimates an annual net surplus of approximately $4.5 million. The
Council computer model estimates an annual net surplus of approximately $2.0 million as a result of
the direct impacts of the project. A summary of the results of the Council model are presented in
Table 11. As previously noted, t<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>