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Toledo Blade Medical Office Complex  

STAFF REPORT 

PROJECT:  Toledo Blade Medical Office Complex 

REQUEST:  Approval of Development Master Plan Application  to develop three (3)  

   medical office buildings  

APPLICANT:  Jay Bunnell of MPG Toledo Blade, LLC. on behalf of American Momentum  

   Bank (Exhibit A-1, Affidavit) 

OWNERS:  American Momentum Bank (Exhibit A-2, Warranty Deed) 

LOCATION:  At the southwest corner of the intersection of S. Toledo Blade Boulevard and 

   Citizens Parkway 

PROPERTY SIZE: ± 3.95 acres 

From: Noah Fossick, Planner I 

Alison Christie, AICP, Planner III 

Thru: Nicole Galehouse, AICP, Planning & Zoning Manager 

Thru: Jason Yarborough, ICMA-CM, Assistant City Manager 

Date: November 4, 2020 
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I .  BACKGROUND  

James Bunnell, Manager of MPG Toledo Blade, LLC. on behalf of American Momentum Bank has 

formally submitted to the City of North Port a Development Master Plan application to construct 

three (3) medical office buildings including one at 13,500 square feet, one with 7,700 square feet, 

and one with 7,400 square feet totaling 28,600 square feet. The development is proposed on a ±3.95 

acre parcel located on the southwest corner of the South Toledo Blade Boulevard and Citizens 

Parkway intersection. The parcel is located within the Midway Activity Center (AC #5) and has a 

Future Land Use of Activity Center. Medical clinics and laboratories are permitted uses in Midway.  

 

I I .  NE IGHBORHOOD MEET ING  

Pursuant to Section 53-5.E. of the Unified Land Development Code, the applicant held a 

neighborhood meeting on June 22, 2020 at 1:30 PM by digital media communications. The public 

notice, meeting agenda, and meeting minutes are attached as Exhibit C. 

I I I .  STAFF  REVIEW  

The following staff reviews are required for all Development Master Plan submittals prior to hearings 

held by the Planning and Zoning Advisory Board and City Commission: 

• Pre-Application meeting with the Staff Development Review (SDR) team 

• Formal Submittal/Resubmittal to be reviewed and approved by the SDR 

• Review for consistency with the Comprehensive Plan and the Unified Land Development Code 

(See Section IV) 

• Fiscal Impact Analysis (See Section IV) 

 

 

 

 

 

 

 

 

 

 

The conditions from PW/Stormwater & Environmental, PW/Solid Waste, and Utilities will be required 

for future submittals and are listed in Section VI of this staff report.  

Staff Development Review 

NDS/Planning & Zoning Meets Requirements 

NDS/Building-Arborist Meets Requirements 

NDS/Building-Structural No Objection 

Fire & Rescue Meets Requirements  

PW/Solid Waste Meets Requirements with Conditions 

PW/Stormwater & Environmental Meets Requirements with Conditions 

PW/Engineering-Infrastructure No Objection 

Utilities Meets Requirements with Conditions 

Finance No Objection 

Parks and Recreation No Objection 
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IV .  DATA & ANALYSIS  

Future Land Use Element, Goal 1 

Ensure that the character and location of land uses maximize the potential for 

economic benefit and the enjoyment of natural and man-made  resources by 

citizens while minimizing the threat to health, safety and welfare posed by 

hazards, nuisances, incompatible land uses, and environmental degradation.  

Staff Findings: The proposed project is located on South Toledo Blade 

Boulevard on the east side of the City. The property is zoned Planned 

Community Development (PCD) and is surrounded by PCD zoning. It has an 

Activity Center future land use designation similar to adjacent properties, 

except those to the south which have a Low Density Residential future land 

use. The PCD zoning allows for surrounding properties to be developed into 

compatible uses such as office and commercial uses including professional 

services, personal services, retail sales, and more. The Midway Activity Center is 

designed to mix uses and allow for the development of economic resources to 

increase the tax base in the community. The proposed development would 

allow three buildings for medical offices. The parcel is also located within one 

thousand (1000) feet of the Sarasota Memorial North Port ER & Care Center at 

2345 Bobcat Village Center Road and within a 1/2 mile of several primary care 

facilities and medical offices. The proposed development would complement 

the nearby hospital and medical uses and would benefit these nearby 

institutions through co-location. A more detailed explanation of the fiscal 

impact can be found in Exhibit D of this staff report.  

Staff concludes that the proposed Development Master Plan is consistent with 

Goal 1.  

Future Land Use Element, Goal 2 

To promote an intensive mixture of employment, goods and services, and 

residential uses in Activity Centers, to promote a wide variety of residential and 

employment alternatives; to achieve the highest standards of quality in the 

urban environment; and to provide a balanced and healthy tax base. 

Staff Findings: The proposed development would construct 28,600 square feet 

of commercial medical use. This proposed development would expand the 

employment opportunities in the medical field. The construction of new 

medical office use buildings would expand and provide additional services 

and employment opportunities to the community. Moreover, the new 

buildings, being nonresidential, would promote a balanced and healthy tax 

base for the City. 

Staff concludes that the proposed Development Master Plan is consistent with 

Goal 2. 

COMPREHENSIVE 

PLAN 

Staff has reviewed the proposed Development Master Plan for consistency with the City’s 

Comprehensive Plan and Unified Land Development Code (ULDC).  
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Future Land Use Element, Policy 2.5.3 

Midway Activity Center will serve the entire City with a mixture of land uses. 

Staff Findings: The proposed development would provide additional medical 

services to the City for the benefit all residents. Furthermore, the proposed 

development is centrally located on a main arterial of the City adjacent to 

residential neighborhoods, which allows for ease of access to the medical 

services that would be provided. It is in close proximity to other medical uses, 

which is convenient for the community and contributes to the mix of uses 

already present in this activity center including retail, light manufacturing, 

restaurants, and residential uses.  

Staff concludes that the proposed Development Master Plan is consistent with 

Policy 2.5.3. 

 

Chapter 53—Zoning Regulations, Part 1.–General Provisions, Section 53-7-

Development Master Plan Submission 

A development master plan (DMP) is required on this site pursuant to ULDC 

Sec. 53-6 as its zoned Planned Community Development (PCD) and is located 

within an activity center. ULDC Sec. 53-7 outlines the submission requirements 

for the DMP along with the submittal and approval process. 

Staff Findings: A complete application packet was submitted to the Planning & 

Zoning Division of Neighborhood Development Services in accordance with 

ULDC Sec. 53-7.C. on  March 4, 2020. The Planning & Zoning Division reviewed 

and processed the application in accordance with ULDC Sec. 53-7.D. and E. 

Staff concludes that the proposed Development Master Plan is consistent with 

this section. 

Chapter 55—Activity Center Design Regulations, Article V.—Midway (Activity 

Center #5) 

Activity Center #5—Midway is generally intended to utilize the Activity Center 

regulations to provide for commercial, residential densities, hotels, and 

industrial uses.  

Staff Findings: This property is located within Activity Center #5—Midway that 

provides for a mix of commercial, industrial, and residential uses.  Medical uses, 

including medical clinics, dental clinics, and laboratories are permitted by right 

in Midway. There are additional design standards required of developments in 

Midway that must be adhered to. The attached elevations are only 

conceptual in nature and will have to be adjusted to fit the architectural 

standards and style for Midway. This will be done with the required Urban 

Design Standards Review, which is completed concurrently with the future 

Major Site and Development plan.  

Staff concludes that the proposed Development Master Plan is consistent with 

this section. 

ULDC 
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Staff performed a fiscal impact analysis of the proposed Toledo Blade Medical 

Office Complex Development Master Plan using the City’s Fiscal Analysis 

Model. The model assesses operating revenue and expenses to the City from 

new developments. The model employs a modified per capita, “average 

cost” approach to determining fiscal impacts (Exhibit D). 

Staff Findings: The model estimates that the project will operate at a surplus of 

$154,373 through the first 5-year period, and continues to increase over time. 

The total surplus over years 1-30 is $2,041,583. This indicates the project overall 

would be an economic benefit to the City.  

FISCAL IMPACT 

ANALYSIS 

V.  PUBL IC HEARING SCHEDULE  

Planning & Zoning Advisory Board 

Public Hearing 

November 19, 2020 

9:00 AM or as soon thereafter 

City Commission 

Public Hearing 

December 8, 2020 

10:00 AM or as soon thereafter 

PUBLIC HEARING 

SCHEDULE 

VI .  CONDIT IONS & SAFEGUARDS  

The Development Master Plan was approved by staff with the following conditions to be met with 

future submittals:  

 1. The discharge to Toledo Blade cannot exceed the amount permitted in the ERP 

 44031797.003 drainage analysis for Toledo Blade Boulevard.  

2. Catch basins/manhole in the inverted drive aisle should be avoided in the later Major Site 

Development (MAS) design.  

 3. Before FDEP permits will be signed, North Port Utilities requires the following:  

A. Four complete sets of DEP permit applications (water and sewer) and four sets of 

construction plans, both sets of items shall be signed and sealed by the engineer of 

record.  

B. One engineer certified (sealed) estimate for the cost of utility construction.  

C. A check for the Utility Construction Inspection Fee. The fee shall be 6.5%  of the utility 

construction costs for projects $0 to $2 million, plus 2.5% of utility construction cost over 

$2 million. The minimum fee is $250.00.  

 4. Prior to commencement of utility site construction, three copies of shop drawings plus any 

 copies required by the applicant shall be submitted to the Utility Department for review and 

 approval.  
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 5. Irrigation systems shall be designed and constructed to meet reuse standards. This does not 

 mean reuse is available but it must be installed at City standards so when reuse becomes 

 available nothing needs to be changed out, i.e. the color of piping.  

 6. Provide the Utility Department with floor plans and plumbing riser drawings for each 

 building so meter sizes and capacity fees can be calculated. Meter and capacity fees shall 

 be paid prior to issuance of the building permit.  

 7. Prior to utility site construction the Development Order, Department of Environmental 

 Protection permit and Department of Health permit shall be posted at the project site and 

 provided at the preconstruction meeting.  

 8. A developer agreement shall be negotiated with the Utility Department and approved by 

 the Utility Director and City Staff prior to DEP or DOH permits being signed and released.  

VI I I .  ALTERNATIVE ACT IONS  

1. APPROVAL of Petition DMP 20-075, Toledo Blade Medical Office Complex without the conditions 

or amended conditions.  

2. DENIAL of Petition DMP 20-075, Toledo Blade Medical Office Complex with findings to support this 

action. 

VI I .  RECOMMENDED ACTION  

1. APPROVAL WITH CONDITIONS of Petition DMP 20-075, Toledo Blade Medical Office Complex. 

 
IX .  EXHIBITS  

Exhibits 

A-1. Affidavit 

A-2. Warranty Deed 

B-1. Development Master Plan 

B-2. Elevations 

C. Neighborhood Meeting Documents 

D. Fiscal Impact Analysis 
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SECTION 25, TOWNSHIP 39 SOUTH, RANGE 21 EAST

SARASOTA COUNTY, FLORIDA

SITE

UTILITY SERVICE PROVIDERS

PROJECT CONTACTS

GENERAL LOCATION MAP

SITE INFORMATION

SITE

LOCATION MAP

4
3

8
6

 
-
 
1

5
0

1
 
S

.
 
T

O
L

E
D

O
 
B

L
A

D
E

 
B

L
V

D
.

Professional Engineers, Planners, & Land Surveyors
Serving The State Of Florida

BANKS
ENGINEERING

DEVELOPMENT MASTER PLANS

1501 S. TOLEDO BLADE BLVD.
PREPARED FOR:

MPG TOLEDO BLADE, LLC

6321 DANIELS PARKWAY, SUITE 200

FORT MYERS, FLORIDA 33912

 PHONE: 239-936-3089    
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DESCRIPTION: (PREPARED BY THIS FIRM) TRACT "A", NORTH PORT RESTAURANTS, ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 46, PAGES 47 AND 47A OF  THE PUBLIC RECORDS OF SARASOTA COUNTY, FLORIDA, LYING IN SECTION 25, TOWNSHIP 39 SOUTH, RANGE 21 EAST, AND BEING  FURTHER BOUNDED AND DESCRIBED AS FOLLOWS: COMMENCING AT THE SOUTHEAST CORNER OF TRACT "B", BOBCAT VILLAGE CENTER, ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 40, PAGE 48 OF THE PUBLIC RECORDS OF SARASOTA COUNTY, FLORIDA; SAID POINT ALSO BEING ON THE WEST RIGHT OF WAY OF TOLEDO BLADE BOULEVARD (200' WIDE) (PER PLAT BOOK 46, PAGE 47, OF THE PUBLIC RECORDS OF SARASOTA COUNTY, FLORIDA); THENCE N.00°20'04"E. FOR 2112.22 FEET TO THE SOUTHEAST CORNER OF SAID TRACT "A", NORTH PORT RESTAURANTS AND THE POINT OF BEGINNING; THENCE N.89°39'56"W. ALONG THE SOUTH LINE OF SAID TRACT "A" FOR 200.00 FEET; TO THE BEGINNING OF CURVE TO THE RIGHT HAVING A RADIUS OF 460.00 FEET, DELTA ANGLE OF 31°50'27", CHORD BEARING N.73°44'43"W., AND A CHORD DISTANCE OF 252.36 FEET; THENCE ALONG THE ARC OF SAID CURVE AND THE SOUTH LINE OF SAID TRACT "A", FOR 255.63 FEET TO THE WEST LINE OF SAID TRACT "A"; THENCE N.00°31'51"E. ALONG THE WEST LINE OF SAID TRACT "A" FOR 380.61 FEET TO THE SOUTH LINE OF CITIZENS PARKWAY (60' WIDE) (PER PLAT BOOK 47, PAGE 1, OF THE PUBLIC RECORDS OF SARASOTA COUNTY, FLORIDA) ALSO BEING THE NORTH LINE OF SAID TRACT "A"; AND THE BEGINNING OF A NON-TANGENT CURVE TO THE LEFT HAVING A RADIUS OF 579.19 FEET, DELTA ANGLE OF 26°19'56", CHORD BEARING S.76°40'04"E., AND A CHORD DISTANCE OF 263.85 FEET; THENCE ALONG SAID SOUTH LINE OF CITIZENS PARKWAY ALSO BEING THE NORTH LINE OF SAID TRACT "A" AND THE ARC OF SAID CURVE, FOR 266.19 FEET; THENCE S.89°50'02"E. ALONG SAID SOUTH LINE OF CITIZENS PARKWAY ALSO BEING THE NORTH LINE OF SAID TRACT "A" FOR 184.28 FEET TO THE WEST RIGHT OF WAY LINE OF SAID TOLEDO BLADE BOULEVARD ALSO BEING THE EAST LINE OF SAID TRACT "A"; THENCE S.00°20'04"W. ALONG SAID WEST RIGHT OF WAY OF TOLEDO BLADE BOULEVARD ALSO BEING THE EAST LINE OF SAID TRACT "A" FOR 391.03 FEET TO THE POINT OF BEGINNING. ALSO DESCRIBED IN OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY, AMERICAN LAND TITLE ASSOCIATION COMMITMENT NUMBER: 19080540, DATED JULY 11. 2019 @ 11:00 PM, AS: : PLAT OF NORTH PORT RESTAURANTS, ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 46, PAGES 47 AND 47A, OF THE PUBLIC RECORDS OF SARASOTA COUNTY, FLORIDA.
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Professional Engineers, Planners & Land Surveyors 
 

1501 S. Toledo Blade 
Neighborhood Meeting Minutes 

 
Call to order 

A Neighborhood meeting was held virtually via Microsoft Teams on Monday, June 22, 
2020 at 1:30 P.M. per request by the City of North Port. Steven Sonberg, Project Manager, 
directed the virtual meeting. These minutes were taken to satisfy ULDC SEC. 33-10.V. 

Presentation 

Attendees were made aware that the meeting was being recorded for documentation 
purposes.  

• Discussion of location intended use and current use of property.   
• Review which department the design will comply with in regard to parking, 

landscape, utilities, stormwater and traffic.  
• Show the Development Master Site Plan and point out the entrance/exits, the 

building layout, retention pond, required parking and standard utilities. 

Resident Input 

Questions included, what will the buildings be used for, how many stories will the 
buildings be, if there is a proposal to use existing vacant buildings in the area versus a 
new build, who is developing the project and if there are tenants currently in place for 
the buildings. 

All questions and comments were answered and/or addressed by Steven Sonberg. 

Adjournment 

Contact information for Banks Engineering was given and residents were encouraged 
to contact Steven Sonberg with any further questions or comments.  

   
Steven R. Sonberg  Date of approval 
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TOLEDO BLADE MEDICAL OFFICE COMPLEX
DATE: MONDAY, JUNE 22, 2020
TIME: 1:30 PM EST
NEIGHBORHOOD MEETING

Steven R. Sonberg, PSM, EI
Project Manager
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TOLEDO BLADE MEDICAL OFFICE COMPLEX
3.95 AC. +/-

• 1501 S TOLEDO BLADE BLVD, 
SARASOTA COUNTY 34286.

• 3-MEDICAL OFFICES 13,500, 7,700 AND 
7,400 SF.

• ZONED PLANNED COMMUNITY 
DEVELOPMENT – (PCD)

• CURRENT USE –VACANT

• ACTIVIY CENTER #5
• URBAN DESIGN STANDARD REVIEW
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SITE DESIGN TOPICS

Zoning
PCD – Commercial

Activity Center #5 -
UDSR

Parking:
Will meet the 

requirements of CoNP 
ULDC for general 

parking, ADA parking 
requirements

Landscaping:
Will comply with ULDC 
for CoNP Landscaping 

Regulations

Utilities:
Water and Sewer will 
be coordinated and 

approved by the CoNP

Stormwater
On-site dry detention –

Permitted through 
SWFWMD

Traffic
Two ingress/egress 

connections are 
proposed off Citizens 
Parkway and Courage 

Way

(TIS) completed – No 
adverse impacts to the 
surrounding roadway
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DEVELOPMENT 
MASTER PLAN
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OPEN FORUM:
• CONCERNS?

• COMMENTS?

• QUESTIONS?
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CONCLUSION:
Thank you for joining us today!

Please contact our office with any further questions or concerns.

4161 Tamiami Trail
Building 5, Unit 501
Port Charlotte, Florida 33952
(941) 625-1165
(941) 625-1149 FAX
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Meeting notice was sent out to residences on June 9, 2020

.^wl! '̂//.

Digitally signed

/^^^, bySHANEC
NEIGHBORHOOD WORKSHOP ^ / "»""a \^ COOPER

STATEOF /a.;.- D3te:

^tORIO^ ;^.$
'^/<^5UN'AL%^ ^U2U. I I .(

Date: Monday, June 22,2020 ""/nw\^y~ 10:46:43-05'00'

Time: 1:30 PM (Eastern Time Zone)

Via: Microsoft Teams Meeting

Re: Proposed Development Master Plan

A neighborhood workshop will be held to discuss a request to the City of North Port for a

Development Master Plan Approval of commercial medical buildings on a parcel located at the

southwest corner of S. Toledo Blade Boulevard and Citizens Parkway. The site address is 1501 S.

Toledo Blade Boulevard, North Port, Florida 34288. The subject property is currently vacant and

zoned Planned Community Development (PCD). The neighborhood workshop will be held on

Monday, June 22, 2020 at 1:30 PM (Eastern Time Zone) via a Microsoft Teams Meeting. You

may connect by visiting https://bit.ly/3h6E2bg or calling (866) 633-5703 and entering conference

ID: 270 247 646#. This is not a public hearing. The purpose of the meeting is to inform neighboring

residents of the nature of the proposal, discuss the concept plan, and to seek comments. If you have

questions, please contact Banks Engineering @(941) 625-1165.
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4386 - 1501 S. Toledo Blade

Neighborhood Workshop Reimbursables

$.15 - 176 meeting notices sent to adjacent residences per City of North Port (8 1/z Xll)

$.50 - 171 local USPS postage cost

$1.20 - 5 international USPS postage cost

Meeting notice was sent out to residences on June 9, 2020

^n^// Digitally signed

^^°^ bySHANEC
N,6399. \ ^_ COOPER

STATE OF 4--^ Date:

^S^ 2020.11.04
'^y 10:47:24-OS'OO'
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CITY OF NORTH PORT, FLORIDA
DEVELOPMENT ECONOMIC AND FISCAL IMPACT MODEL
1501 S. Toledo Blade DMP
SUMMARY OF ECONOMIC AND FISCAL IMPACTS

I. OPERATING REVENUE IMPACT Years 1 - 5 Years 6 - 10 Years 11 - 15 Years 16 - 20 Years 21 - 25 Years 26 - 30 Years 1 - 30

A. Ad Valorem Taxes $492,276 $596,402 $655,358 $718,047 $775,740 $831,183 $4,069,006
B. Other Taxes $80,506 $80,506 $80,506 $80,506 $80,506 $80,506 $483,035
C. Permits, Fees, & Special Assessments $92,994 $92,994 $92,994 $92,994 $92,994 $92,994 $557,963
D. Intergovernmental Revenue $109,897 $109,897 $109,897 $109,897 $109,897 $109,897 $659,381
E. Charges for Services $865,344 $865,344 $865,344 $865,344 $865,344 $865,344 $5,192,065
F. Fines & Forfeitures $1,652 $1,652 $1,652 $1,652 $1,652 $1,652 $9,910
G. Miscellaneous Income $16,166 $16,166 $16,166 $16,166 $16,166 $16,166 $96,997

TOTAL OPERATING REVENUE IMPACT $1,658,835 $1,762,961 $1,821,917 $1,884,605 $1,942,298 $1,997,742 $11,068,358

II. OPERATING EXPENDITURE IMPACT Years 1 - 5 Years 6 - 10 Years 11 - 15 Years 16 - 20 Years 21 - 25 Years 26 - 30 Years 1 - 30

General Government $509,244 $509,244 $509,244 $509,244 $509,244 $509,244 $3,055,462
Economic Environment $0 $0 $0 $0 $0 $0 $0
Physical Environment $94,886 $94,886 $94,886 $94,886 $94,886 $94,886 $569,316
Human Services $12,159 $12,159 $12,159 $12,159 $12,159 $12,159 $72,954
Transportation $200,258 $200,258 $200,258 $200,258 $200,258 $200,258 $1,201,550
Public Safety $506,072 $506,072 $506,072 $506,072 $506,072 $506,072 $3,036,434
Culture/Recreation $0 $0 $0 $0 $0 $0 $0
Capital $181,843 $181,843 $181,843 $181,843 $181,843 $181,843 $1,091,057
Debt & Lease $0 $0 $0 $0 $0 $0 $0

TOTAL OPERATING EXPENDITURE IMPACT $1,504,462 $1,504,462 $1,504,462 $1,504,462 $1,504,462 $1,504,462 $9,026,775

III. NET OPERATING Years 1 - 5 Years 6 - 10 Years 11 - 15 Years 16 - 20 Years 21 - 25 Years 26 - 30 Years 1 - 30
SURPLUS/DEFICIT $154,373 $258,498 $317,455 $380,143 $437,836 $493,279 $2,041,583

IV. AD VALOREM Years 1 - 5 Years 6 - 10 Years 11 - 15 Years 16 - 20 Years 21 - 25 Years 26 - 30 Years 1 - 30
INCREMENTAL REVENUE $467,662 $566,582 $622,590 $682,145 $736,953 $789,624 $3,865,556

V. TOTAL IMPACT FEES Years 2 - 6 Years 7 - 11 Years 12 - 16 Years 17 - 21 Years 22 - 26 Years 27 - 31 Years 2 - 31

Law Enforcement $9,020 $0 $0 $0 $0 $0 $9,020
Fire $11,279 $0 $0 $0 $0 $0 $11,279
Parks & Recreation $0 $0 $0 $0 $0 $0 $0
Transportation $198,856 $0 $0 $0 $0 $0 $198,856
Solid Waste $2,800 $0 $0 $0 $0 $0 $2,800
General Government $10,251 $0 $0 $0 $0 $0 $10,251

  TOTAL IMPACT FEES $232,206 $0 $0 $0 $0 $0 $232,206

VI. UTILITY CONNNECTION FEES Years 2 - 6 Years 7 - 11 Years 12 - 16 Years 17 - 21 Years 22 - 26 Years 27 - 31 Years 2 - 31

Water $175,279 $0 $0 $0 $0 $0 $175,279
Wastewater $238,806 $0 $0 $0 $0 $0 $238,806

  TOTAL CONNECTION FEES $414,084 $0 $0 $0 $0 $0 $414,084

VII. SUMMARY OF ANNUAL ECONOMIC IMPACTS
(Output and Earnings in Current Dollars) Year 5 Year 10 Year 15 Year 20 Year 25 Year 30

Direct Output From Development $64,082,380 $64,082,380 $64,082,380 $64,082,380 $64,082,380 $64,082,380
Direct Employment From Development 285 285 285 285 285 285
Direct Earnings From Development $15,179,144 $15,179,144 $15,179,144 $15,179,144 $15,179,144 $15,179,144

Indirect Output From Development $29,553,975 $29,553,975 $29,553,975 $29,553,975 $29,553,975 $29,553,975
Indrect Employment From Development 246 246 246 246 246 246
Indirect Earnings From Development $6,169,188 $6,169,188 $6,169,188 $6,169,188 $6,169,188 $6,169,188

Total Output From Development $96,287,998 $96,287,998 $96,287,998 $96,287,998 $96,287,998 $96,287,998
Total Employment From Development 531 531 531 531 531 531
Total Earnings From Development $21,348,332 $21,348,332 $21,348,332 $21,348,332 $21,348,332 $21,348,332

Note:  If entire jurisdiction growth forecasts are used in scenario modeling, disregard indirect and total impact categories.  For this case, direct
impacts represent total impacts.

Note: Impact fees have been updated to reflect 100% of the 2011 Impact Fee Study. 
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