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Introduction
In 2008, the City of Tavares annexed approximately 1,400 acres of undeveloped land south of the city's core
downtown area. Referred to as South Lake Dora Shore, this area includes an agricultural and undeveloped area known as the
Northern Trust Property, a small industrial area, and the residential communities of Squirrel Point, Deer Island,
Shirley Shores as well as other residential and agricultural properties. City staff is confident that this area is poised
to become their next major growth location for several reasons including improvements to local transportation
infrastructure and the opening of a state of the art athletic facility. However, South Lake Dora Shore also presents
unique challenges for growth including numerous disjointed land uses, large areas of wetlands, and rural
residential enclaves.
In 2013, the City of Tavares contacted the East Central Florida Regional Planning Council to prepare a plan for South
Lake Dora Shore that provides recommendations on how to take advantage of the area’s many opportunities and
also address its numerous challenges. The South Lake Dora Shore Economic Development Strategic Plan is divided
into three main sections. The Existing Conditions Analysis provides an inventory of the existing natural resources, land uses,
and public infrastructure available in the area. The second part of the report identifies the assets and challenges of the study
area and presents several economic development opportunities in the area. Finally, the Implementation Plan provides
a series of recommendations based on the results of the two previous analyses and translates them into a series of tasks.
In addition to the report, the City and the ECFRPC hosted two community meetings to present the project’s findings.

Existing Conditions Analysis
This section of the project identifies the South Lake Dora Shore Study Area’s existing resources and characteristics based
on the best available information. This includes an analysis of the current land uses as well as a profile of the current
conditions of the area developed using Geographic Information Systems (GIS) data.

South Lake Dora Shore Study Area Current Land Uses
The South Lake Dora Shore Study Area contains nearly 2,540 acres of land which are divided into 854
parcels. As part of the Existing Conditions Analysis, the ECFRPC prepared a current land use analysis using
Department of Revenue (DOR) codes provided by the Lake County Property Appraiser’s Office. These DOR
codes are used to classify land for taxing purposes and can help to assess the most current status of the
study area properties. The properties within the study area are classified under more than 30 land use codes
which were consolidated into four major land use categories: vacant, agricultural, residential, and nonresidential. A complete list of the DOR codes found within the study area is provided in Appendix I.
Figure 1: Total Number of Parcels and Acres by Current Land Use

Figure 1 represents the number of parcels and the amount of acreage by current land use. The largest land use category
is agriculture which comprises 55% of the land within the South Lake Dora Shore area. This is followed by vacant and
non-residential uses. A Current Land Use map can be found in Appendix II.
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Agriculture
Most agricultural land within the study area is part of the Northern Trust Property. As shown in Figure 2, much of the
property’s land is classified as Timber (1,370 acres). The owner is currently using about six acres of land to grow
blueberries. Some of this area is unbuildable because of the large number of wetlands on the property (about
800 acres).
Figure 2: Northern Trust Property

Source: Lake County Property Appraiser’s Office

There are also three citrus groves in the study area which are located between County Road 561 and Duncan Drive. The
largest parcels are owned by the Hammock Citrus Corporation and the Lake Region Packing Association. Finally, there is a
six acre parcel of pasture land in the southernmost portion of the study area.
While agricultural land uses are predominant in the South Lake Dora Shore Study Area, they probably are not viable in the
long term. In fact, the City of Tavares adopted a future land use change for the Northern Trust Property in 2011 to allow a
mix of uses on the property.
Vacant Land
There are more than 350 vacant parcels within the South Lake Dora Shore Study Area accounting for roughly 471 acres.
Most of the vacant land is classified as residential, and the majority of these parcels are located in the Deer Island
Development, an area currently located in unincorporated Lake County. Seventy-four of the parcels are currently under
ownership by one individual; however, most of the parcels have differing proprietors. These lots are currently platted for
single-family residential uses.
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There is a second cluster of vacant land on the west side of the study area. This area contains 335
acres of non-residential uses, including several business parks such as Lake Side Commercial Park,
Southridge Industrial Centre, and the Tavares Business Park Condominium. This area has direct access to
the local transportation network which includes the Florida Central Railroad, State Road 19, and County Roads 448 and 561. These vacant parcels are currently owned by over 40 property owners, which may
be an obstacle to master planning the area. However, as depicted in Figure 3, over 50% of the land is owned
by three property owners. In 2011, the City adopted a unique future land use designation for this property called the
Lakeside Mixed Use- Lake Dora future land use. Figure 3 shows the sub-designations within this property as per
the Tavares’s Comprehensive Plan.
Figure 3: Vacant Non-Residential Parcels by Ownership

The City of Tavares owns more than 100 acres between the railroad line and the Northern Trust
Property. The City of Leesburg and the State of Florida also own vacant properties within the study area. The
second largest property owner is LAMC Properties LLC. The company owns the Tavares Business Park
Condominium. This parcel is approximately three acres, and appears to have been recently platted for small office use.
LAMC also owns a 25.5 acre industrial parcel adjacent to this property. The third largest property owner is
HCI Inc. with more than 27 acres. Most of these parcels are within the Lake Side Commercial Park which
fronts County Road 561.
Non-Residential
The non-residential land use category includes all properties used for office, commercial, institutional, and
industrial purposes. These non-residential uses comprise less than 20% of all of the land in the South Lake Dora Shore
Study Area.
There are 14 parcels with commercial and office uses located on the southwest portion of the South
Lake Dora Shore Study Area. The largest parcel is 10 acres. It contains an office building fronting
County Road 561. There is also a six-acre shopping center at the corner of County Highway 448 and County Highway 561.
Finally, there are several one-story office properties dispersed across the study area.
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The largest Institutional use is the Deer Island Golf Course, which is located in unincorporated Lake County.
Comprising about 176 acres, it was designed by famous golf course designer Joe Lee. The South Lake Dora
Shore area is also home to several public uses including Tavares Middle School and the City’s Fire Department
Station #29. Finally, there are more than 200 acres of land developed for Industrial uses. The dominant uses are Light
Manufacturing (104 acres) and Warehousing (34 acres). These uses are not unexpected considering a majority of the
properties are located near the rail line. Other Industrial uses include a 23.6 acre lumber yard, service shops, and
wholesale businesses.
Residential
There are two concentrations of Single-Family Residential land uses within South Lake Dora Shore, which include nearly
400 parcels. There are three subdivisions on the east side of the study area: Deer Island, Shirley Shores, and Squirrel Point.
Currently these communities are located in unincorporated Lake County but have signed annexation agreements with the
City of Tavares. Several of these lots have direct access to Lake Dora and were developed within the last twenty years. As
discussed previously, some of these communities contain numerous vacant platted lots that will be developed for
residences as the real estate market continues to improve.
There is a second concentration of Residential uses on the west side of the study area. This part of South Lake
Dora Shore includes the Tavadora and Lake Side subdivisions and the Idamere Shores Mobile Home Park. There
are also several residential lots dispersed throughout the study area, some of which are located in unincorporated
enclaves. The majority of the residential properties within the South Lake Dora Shore Study Area have already
been developed. Therefore, the City of Tavares is not seeking to change the land uses associated with these parcels.
Conclusions
Based on this current land use analysis, the South Lake Dora Shore Study Area includes a variety of land use types. While
this diversity may give the appearance of a lack of cohesion, the uses are strictly separated and do not appear to conflict
with one another.
The majority of the land located in the study area is categorized as Agricultural, most of which is part
of the Northern Trust Property. This land has already been entitled for a mix of uses, which provides
a variety of development opportunities for the lands not located within the wetlands. In the meantime, there may be
opportunities to promote the agricultural activities currently occuring at the property as a transitional use. There is also
plenty of vacant land in the South Lake Dora Shore Study Area, most of which has direct access to the railroad. The uses
of these properties should complement some of the industrial uses already established in the area. Finally, the
residential communities within the study area appear to be stable. These properties should retain their residential uses
and any future plans should protect the integrity of these neighborhoods.
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Environmental Characteristics
The Biodiversity Hot Spots map (Appendix II) includes information related to the biological diversity of 44 focal
species and predictive habitats based on information provided by the Florida Fish and Wildlife Conservation Commission
(FFWCC). Within the study area, there are three categories of hotspots based on the number of potential species: 0-2,
3-4, and 5 or more. While the study area contains some potential biodiversity hotspots, this information must be verified
with a groundtruthing study.
The Wetlands map (Appendix II) provides geographical information of identified wetlands based on the Florida
Land Use and Cover Classification System (FLUCCS). The data is derived from photo-interpreted aerial photographs to
determine land use/land cover features and then categorized by FLUCCS. Figure 4 below represents wetland types and
the total acreage identified within the study area.

Community Infrastructure
The area is serviced by Tavares Fire Department #29 and Florida Hospital Waterman, located approximately five miles
north of the study area. The location of these services is depicted in the Emergency Services map in Appendix II.
The South Lake Dora Shore Study Area is in the City of Tavares utility service area with City water and sewer services
available.
Future Land Use
The study area contains the following future land use types and acreage: Commercial, 10.4 acres;
Industrial, 157.4 acres; Lakeside Mixed Use, 1,386.3 acres; Low Density, 9.0 acres; Moderate Density), 9.8
acres; and Public Facility/Institutional, 103.2 acres. Based on the future land use designations, a vast majority of the
study area has been designated a mixed use area. The Future Land Use map depicts the City of Tavares’ Future Land
Use categories.
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The Northern Trust Property has been designated as Lakeside Mixed Use-Lake Dora Future Land Use category.
The purpose of this Future Land Use designation is to create a “live-work” environment by allowing a variety of
residential and non-residential uses. This area has been subdivided into geographically defined planning
subareas: Employment, Village Center, Residential, and Natural Open Space. The Employment sub area is envisioned
to have work-type uses such as light industrial, office, and aviation with supporting residential uses. The intent of the
Village Center sub area is to be the major hub of activity within the South Lake Dora Shore area. It will host a variety of
Residential, Commercial, Institutional, and Recreational uses. The Residential sub area will have Low Density
Single-Family Residential uses (1.5 units per gross acre). Finally, the area’s wetlands have been have all been included
within the Natural Open Space sub area. No construction is allowed in this area except for roads and utility crossings
that might be needed to connect the development sub areas. All developments within the LMU area are required
to be Planned Developments.
Transportation Network
The Transportation Network map includes information about the street network and railroads. The site is
mainly serviced by State Road 19 to the west and CR 561 to the southwest. The Deer Island County Club
located within the study area has access through County Road 448 and Shores Road to the south
and east of the site. Pinsly Railroad (Florida Central Railroad) runs parallel to SR 19, CR 561, and CR 448 from
the north to the southeast of the site. There are rail crossings at the following intersections from north to south:
Milwaukee Ave., S. Dora Blvd., Beechnut Rd., Hidden Woods Dr., Shirley Shores Rd., and CR 448.
One of the main challenges in the study area is the provision of access to the Northern Trust Property from
CR 561. Currently, the only entrance point is through the South Dora Boulevard crossing, which is shared with the
Tavadora subdivision. According to the Lake-Sumter Metropolitan Planning Organization (MPO), building another
access point to CR 561 would be difficult because it would require another rail crossing. Currently there are six rail
crossings within the study area, a number that is considered excessive by most transportation experts. City officials
are currently working with the MPO, the Northern Trust property owners, and Florida Central Railroad to improve
access to the site.

South Lake Dora Shore Economic Profile
The objective of the economic profile is to gain a better understanding of the economic activity
occurring within the boundaries of the South Lake Dora Shore Study Area. The profile is specifically
concerned with identifying the major industries that comprise the study area’s business structure.
Another important part of this analysis is to contrast the study area’s economic structure with that of
the City of Tavares as a whole. This comparison not only provides a context to the data, but will also help
pinpoint the competitive economic advantages of South Lake Dora Shore. The information used in this profile
was provided by Infogroup’s database.
The South Lake Dora Shore Study Area is home to 81 businesses, which represent about four
percent of the City of Tavares’ businesses. While the study area contains a small number of firms, its
economic structure is significantly different from that of the rest of the city. Figure 5 compares the
industry concentration for the study area with that of the City of Tavares as a whole using the North American
Industry Classification System (NAICS), a coding standard that classifies firms based on their production
processes.
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Sixty-one percent of the businesses in the South Lake Dora Shore Study Area fall within three supersector
groupings: Trade, Transportation, and Utilities (30.9%); Manufacturing (14.8%); Construction (14.8%). The Trade,
Transportation, and Utilities group encompasses all establishments in the retail trade, wholesale trade, and
transportation industries. The Manufacturing supersector is comprised of establishments that create new
products using mechanical, physical, or chemical processes. Finally, the Construction supersector includes all
establishments involved in building structures, preparing sites for new development, and subdividing land for sale.
The high concentration of businesses in these particular industries might be partly due to the area’s proximity to the rail
line. There is a relatively high concentration of manufacturers in the area, with the vast majority of these establishments
producing custom metal parts for a variety of businesses. Finally, construction contractors might benefit from having access
to warehouse space in the area.

1. Infogroup is reference service that contains information on more than fourteen million businesses.
2. A supersector is an aggregation of NAICS 2-digit sectors done by the U.S. Economic Classification Policy Committee (part of the U.S Bureau of Labor Statistics) for analysis purposes.
The 20 NAICS industry sectors (excluding unclassified establishments) are grouped into 11 larger categories to facilitate data analysis.
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In contrast, the City of Tavares’ largest industry is Education and Health Services (23.8%). Most of these firms are
physician’s offices and other supporting medical services. Serving as the County Seat, Tavares is also home to many
governmental offices such as the Lake County Clerk of the Circuit Court and the Lake County Board of County
Commissioners. This explains why Tavares shows a high concentration of Public Administration establishments
(15.6%).
Finally, another 12.7% of the City’s businesses are within the Professional and Business Services supersector.
This group includes businesses that provide technical expertise or support activities to organizations and
businesses. Establishments within this category include law firms, engineering companies, and administrative
services.

Identification and Evaluation of Assets and Challenges
The successful integration of the South Lake Dora Shore area into the City of Tavares will be partly dependent on
careful planning that takes into account the area’s assets while addressing its challenges.
This section of the report includes an evaluation of the area based on the South Lake Dora Shore Existing
Conditions Analysis and additional information. In order to plan for this area, one must evaluate its potential
population growth, economic structure, current entitlements, available infrastructure, and public facilities.
Population Growth and Land Use Capacity Analysis
One important step when planning for public services is estimating the future needs of the population. While
population growth can create new economic development opportunities, it also increases the demand for public
services. To estimate the study area’s population growth, it is important to know the growth rates for both the City
and the County. Based on the 2013 population estimates provided by the University of Florida’s Bureau of Economic
and Business Research (BEBR), Lake County added close to 7,000 residents between 2010 and 2013. This represents
a 2.3 percent growth rate in a three year period (Figure 7). The City of Tavares’ growth rate was slightly higher at 2.4
percent.
BEBR does not produce population estimates or projections for city sub areas like South Lake Dora Shore. Therefore,
the ECFRPC relied on information provided by Nielsen Claritas, a private vendor, to retrieve this information.
For the purpose of this analysis, the South Lake Dora Sore study area is comprised of two Census Block Groups
(0308.06-1 and 0310.00-1), which also include parts of unincorporated Lake County. The ECFRPC also decided to
analyze the Nielsen Claritas information for the entire City of Tavares to provide a comparison.

10

Figure 6 compares the population growth rates for Lake County, the City of Tavares, and South Lake Dora Shore. While the
City as a whole had a 2.4 percent growth rate, the study area population grew by less than 1 percent.

As the local economy continues to improve, the Deer Island and Squirrel Point communities will likely add more residents.
To assess the future demand for services within the study area, it is important to forecast the number of residents that
will likely be moving to South Lake Dora Shore. This can be achieved using two different methods. First, we can
prepare short term population (five and ten year) projections for the study area. These are depicted in Figure 7. South
Lake Dora Shore is projected to be home to 2,994 residents in ten years, which represents an additional 105 residents.

Another important part of understanding the future needs of services in the area is to evaluate its total residential
capacity. This is done by multiplying the amount of residential vacant land by the city’s average household size. Most of
the residential land in the study area has already been platted. According to the Existing Conditions Analysis, there are 240
vacant residential lots within the study area. The average household size for the City of Tavares in 2010 was 2.12 people per
household. The area’s current capacity is for more than 500 new residents, which is more than is estimated within the next
ten years.
The Capacity Analysis and Population Projections do not include the Northern Trust Property, which currently
does not have a zoning designation to allow the area to be developed.
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Figure 8: Lakeside Mixed Use-Lake Dora Sub Area Map

Source: City of Tavares Comprehensive Plan

According to the City of Tavares Comprehensive Plan, the Northern Trust property contains roughly 819 acres that are
considered wetlands or lakes and therefore undevelopable. About 20 percent of the land is designated as Employment
Center and another 15 percent of the land is considered as a Village Center. Both sub designations allow for residential uses.
However, based on the variety of uses, it is challenging to determine how much of this acreage will become residential.
The ECFRPC decided to use the maximum limits set up by the Comprehensive Plan for each sub area, 25 percent for the
Employment subarea and 75 percent on the Village Center subarea. This yields approximately 156 acres of residential
land. This total should be added to the 172 acres set by the Comprehensive Plan for residential uses. The final number of
residential acres would be 328 acres, which represents about 27 percent all the uses in the area.
Not all of this residential acreage will be developed as housing. Some of the land will have to be set aside for
infrastructure purposes (roads, storm water management, pervious surfaces). This amount is usually 20 percent of the
land, which would reduce the total amount of residential land available to 262 acres. Based on the proposed residential
density (1.5 units du per gross acre), the Northern Trust Property should support an estimated 175 housing units. At 2.12
persons per unit, there could be 371 new residents living in this area. This number is an estimate and should only be used
as a guide to calculate maximum development.
Rail Infrastructure and Trade Logistics
With over 6 million residents and more than 50 million visitors each year, the East Central Florida region is one of
the largest consumer markets in the United States. Currently, most freight is handled by trucks running on major
highways like Interstate 95 and the Florida Turnpike. However, most of these corridors are becoming too
congested and freight rail has become a viable alternative to trucking. As shown by the Transportation
Corridors Map on Appendix II, the Florida Central Railroad is one of several rail lines that traverse the State of
Florida. These rail lines do not only connect with the major population centers across the state (Miami, Tampa, and
Orlando), but they also link the major transportation gateways for people and goods in the area including Orlando
International Airport (OIA) and the ports of Tampa Bay and Cape Canaveral. While OIA is mostly a passenger
airport, it handled more than 169 tons of cargo last year. Moreover, both ports are currently refurbishing their
facilities to be able to handle additional cargo by expanding their storage areas and enhancing their rail and roadway
connections.
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According to the Florida Chamber of Commerce, manufacturers are locating final assembly and value-added production
facilities closer to major consumer markets to lower transportation costs and shorten time to market. The South Lake Dora
Shore area has plenty of industrial vacant land close to the railroad and a significant manufacturing base. Moreover, its
location near major transportation facilities could make the area an important hub for trade and logistics (Figure 9).
Figure 9: Regional Transportation Network

Water Supply Infrastructure
The City of Tavares developed a 10-year Water Supply Facilities Work Plan that identifies a projection of water supply
needs, prioritizes water supply facilities and sources of water to meet those demands, and includes capital projects needed
over the next five years.
Currently, the only source of water for the City of Tavares is groundwater wells. The City supplies potable water from four
water treatment plants, seven wells, and three water storage facilities with an approximate capacity of 2.5 million gallons.
The City of Tavares’ 2007 year-end potable water demand was 1,102.35 million gallons based on water use data (EN-50)
submitted to the St. Johns River Water Management District. This serviced 5,635 residential accounts, computing to a
population of approximately 16,091.
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A Capacity Analysis was performed by the City of Tavares in 2008 (Figure 10) to project the water demand and capacity
based on future population estimates.

The South Lake Dora Shore Study Area is in the City of Tavares utility service area with City water and sewer services
available to portions of the site. A 16” water supply line runs adjacent to the west side of the study area, and a 14” water
supply line runs south and east of the study area. For a map of the service area, please refer to the Water Supply Map in
Appendix II.

Economic Development Opportunities
The City of Tavares has already done a commendable job of promoting its economic development prospects by
adopting the “America’s Sea Plane City” brand and making a firm commitment to becoming a hub for sea plane
landings and its supporting activities. This effort has helped to encourage redevelopment in the City’s downtown and
the opening of several new businesses. Much like the sea plane basin did for the city core, the improvements of the
railroad corridor passing through the South Lake Dora Shore’s area could also help to spur economic development. The
purpose of this economic strategic plan is to provide a framework for selecting industries that could be located within
the study area.
For this economic analysis, the ECFRPC used three main criteria to recommend industries: industry specialization,
targeted industries, and new industries. Economic specialization refers to the industries that make the region economically
competitive at the national level. Tavares could target these types of businesses to complement the strengths of the
region. Targeted industries are those promoted by the state and regional economic development agencies to diversify the
local economy. Finally, this report will discuss other economic industries/concepts that are not included in the previous
options.
Industry Specialization
When developing an economic strategy, it is important to understand the difference between traded and non-traded
industries. Traded industries sell their products across different regions so their growth is not dependent on local factors,
but on national and international demand. On the other hand, non-traded industries are those that provide goods and
services almost exclusively to the areas where they are located.
To identify Lake County’s traded industries, the ECFRPC used Location Quotients (LQ). This ratio compares the
percentage of employment in a particular industry between two different jurisdictions (McLean and Voytek, 2000).
The LQ measure is popular because it is easy to understand. A ratio higher than one implies that there is excess
capacity in that particular industry. This means that the local economy probably exports these goods and
services to other areas. The ECFRPC supplemented the employment data with businesses records from Infogroup to
identify the number of companies by industry within the county.
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Figure 11 depicts the industries with the highest LQs in Lake County. Based on the U.S. Bureau of Labor Statistics
Location Quotient Calculator, Lake County shows a high specialization in a diversity of industries including: manufacturing,
tourism services, and agriculture. The manufacturing industry produces buckles, buttons and pins, and precast concrete
products (not including blocks or pipes). The county also shows a high concentration of companies that either lease land
to recreational vehicles or operate facilities to accommodate them.

Business Agglomerations
Similar businesses tend to agglomerate because they benefit from being in close proximity to one another. They
can include producers, suppliers, and other organizations that benefit from this concentration. Based on the strength
of the industy LQs and the number of businesses, the ECFRPC found that Lake County has six significant
agglomerations, which are described below. Business agglomerations can include a variety of businesses and services.
The decision to combine industries together into an agglomeration is usually left to the researcher’s discretion based
on previous experience and other information. For this study, the ECFRPC used a search engine to find more information
about individual companies before including them in an agglomeration. The complete list of industries by agglomeration
can be found in Appendix III.
• Recreational Services: Includes businesses that lease land to recreational vehicles such as mobile home parks,
recreational vehicle parks and campgrounds as well as recreational camps for children and outdoor adventure
retreats. This high volume of visitors generates additional demand for other businesses such as dry cleaners, storage unit
warehouses, and golf courses.
• Floriculture and Landscape Design: Includes wholesale distributors of flowers and nursery plants, plant fertilizing
producers, tissue culture companies, and some landscape companies.
• Construction Trade: Includes small subcontractors such as carpenters, roofers, and painters. Some of these contractors
also buy their supplies from local hardware stores and other building materials dealers.
• Retirement and Elderly Services: Includes companies that provide residential and personal care
services for the elderly, including assisted living facilities, on-site nursing care, and home health care services.
• Automotive Restoration and Metal Working: Includes two different types of industries that were
combined because their workers share similar skills. The first type includes several establishments that work on car
repairs, antique vehicle restoration, and race car transmissions. There are also several manufacturers of ornamental metal
work (stair cases, railings, etc.), metal working machinery, and machine shops.
5. The BLS Location Quotient Calculator uses the most recent employment information from the Quarterly Census of Employment and Wages (2012 annual averages). The United States
was used as the base or reference area, and Lake County was used as the comparison area.
.
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• Health Care Services: Includes facilities that provide ambulatory (those that do not require hospitalization)
procedures and treatments including physician offices, emergency medical services, and other health practitioners.
These six agglomerations provide good opportunities for the development of the City of Tavares and the South
Lake Dora Shore area. However, to develop a comprehensive economic development strategy for the study area, it is
also critical to examine the makeup of existing industries.
Most of South Lake Dora Shore’s businesses are located in the southwest portion of the study area, near the railroad
line. There are 71 businesses located within this part of the study area, but only two major business agglomerations
(Figure 12).
The Construction Trade agglomeration is comprised of 16 establishments. Most of these businesses are
plumbing and air conditioner contractors and building materials wholesalers. Another 15 businesses fall within the
Automotive Restoration and Metal Working agglomeration. The study area has four small manufacturers (two
machine shops and two companies that work with aluminum) that use computer-aided design (CAD) or similar
software to create custom designs. There are also several vehicle repair shops within the study area, some of which
cater to the racing industry. The other establishments do not belong to any of the identified agglomerations.
These include two agricultural operations, five manufacturers, four transportation service companies, and several
personal service establishments.
Targeted Industries
Targeted industries are those that are that are sought by state and regional economic development
agencies as a way of helping to diversify the economy and bring higher paying jobs to the region. Any
economic development plan should take these industries into consideration as they complement the
economic competitiveness of the region. Moreover, the City of Tavares may receive assistance from these economic
development entities when recruiting businesses within these industries. see Appendix IV).
Based on the ECFRPC’s research, Enterprise Florida and the Metro Orlando Economic Development
Commission (EDC) are focusing on attracting 15 industries:
•
•
•
•
•

Agritechnology
Aviation/Aerospace
Business Services
Cleantech
Digital Media

•
•
•
•
•

Corporate Headquarters
Logistics and Distribution
Film and Television Production
Financial/Professional Services
Modeling Simulation and Training

•
•
•
•
•

Life Sciences
Emerging Technologies
Manufacturing
Information Technology
Optics and Photonics

While attracting businesses within any of these industries will be positive for the City of Tavares, the sectors that may
best complement South Lake Dora Shore’s assets are Aviation, Manufacturing, Information Technology, and Logistics
and Distribution.
Aviation
According to Enterprise Florida, the State of Florida is home to more than 2,000 companies in the fields of
Aviation/Aerospace. These businesses are part of a broad range of industries including military contractors,
flight instruction, and space exploration. The City of Tavares has successfully turned sea plane activities into
an economic driver for the city. Attempting to attract more companies within the aviation industry is the next logical
step. Moreover, the City currently has at least five machine shops that produce small components for a variety of industries, including aviation companies.
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Figure 12: South Lake Dora Shore Businesses by Agglomeration

Source: Infogroup, 2014
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Manufacturing
Manufacturing has seen a renaissance at the national level and is one of the industries leading the country out of the
national economic recession. While this industry comprises less than five percent of Florida’s total output, it represents
85 percent of the state’s exports (National Association of Manufacturers, 2010). Because of its economic impact, state
officials have taken several steps to make manufacturing an important part of the state’s economy. For example, last
year the governor signed H.B 7007 which provides a temporary sales and use tax exemption for certain manufacturing
equipment. In addition to machine shops, 11 other manufacturing companies have been identified within the City of
Tavares and nearby areas. Some of these companies produce custom metal products and are inextricably linked to the
housing industry. Similar to machine shops, most of these companies use CAD software.
Information Technology
The Information Technology sector is comprised of companies within the software and communications
sectors. Tavares is already home to one company that specializes in developing hardware and software for Automated
Teller Machines (ATMs) across the country. The ECFRPC also identified several small information technology companies
located throughout the Tavares area.
Logistics and Distribution
This sector includes establishments within the wholesale trade, transportation, and logistic industries. Logistics and
Distribution is expected to grow in the next decades due to the increase in international trade and internet
commerce. As a result of the Panama Canal expansion, the state has started to aggressively invest in dredging projects
to deepen the capacity of Florida’s ports to accommodate the mega cargo vessels known as post-Panamax ships.
Once the traded commodities leave the ships, they need to be transported to their final destinations by rail and trucks.
This represents a good opportunity for cities with access to railways like Tavares. Moreover, the rising popularity
of internet retailers like Amazon.com has spurred the need for warehouse and distribution centers. The
company recently opened a new distribution center in Hillsborough County. Other similar opportunities might open
in the future, especially with Central Florida’s high population growth. The ECFRPC identified three transportation
companies within the City of Tavares. The scheduled improvements to the railroad line and the
availability of vacant industrial land within the study area should make it a desirable location for these types
of businesses.
Targeted industries can help to diversify the local economy and attract high wage jobs to the community. The
City of Tavares is already home to several businesses that fall within the Aviation, Manufacturing, Information
Technology, and Logistics and Distribution industries (Figure 13). The City should work closely with regional and
state partners to retain current companies and grow these sectors of the local economy. The Northern Trust
Property appears to have enough vacant land available near the rail line that could help complement some of
these uses.
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Figure 13: Targeted Industries within the Tavares Area

Source: Infogroup, 2014

New Industries
There are certainly other economic development opportunities for the City of Tavares that are not strictly dependent
on the development of the South Lake Dora Shore area. As mentioned previously, the City has successfully developed
its new brand as “America’s Sea Plane City.” This has attracted numerous visitors from all over the world and has
transformed the downtown core as a recreational tourism destination.
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The City has other recreational industries that complement this effort including several boat marinas and
the Orange Blossom Cannonball, which offers train rides to City visitors. These tourism attractions also
generate additional demand for other services such as restaurants and lodging facilities. The City should
look to partner with Visit Florida, the state’s tourism marketing agency, to continue promoting Tavares as a
traveling destination. There are many creative ways of accomplishing this. For example, Visit Florida has a
YouTube channel with videos that depict several aspects of Florida life for visitors. Tavares certainly has a
compelling story that could be marketed with a successful video. Moreover, with its vast acreage of wetlands, the
Northern Trust property may offer additional recreational opportunities for visitors interested in
ecotourism activities such as birding, fishing, hiking and kayaking. In addition to this, some of the vacant
properties closer to the industrial park could be used to store boats and recreational vehicles.

Proposed Industries
The economic analysis found six business agglomerations within Lake County. These industry groupings are
based on high location quotients, number of businesses, and ECFRPC staff’s research. ECFRPC staff identified that
South Lake Dora Shore has several existing businesses that work with metals and automobile components or are in
the construction trade. The City of Tavares is also home to several establishments within the Manufacturing,
Information Technology, and Logistics and Distribution industries. These industries are targeted by the regional and
state economic development organizations because they provide high wage jobs and investment. Based on this
analysis, the ECFRPC recommends that the City focus on the following industries for the development of the South Lake
Dora Shore area:
Manufacturing: This sector currently includes machining companies, food manufacturers, and some small
contractors. The companies within the South Lake Dora Shore study area and the City of Tavares show
particular strength in the manufacturing of small tools, custom metal products, and automobile parts.
The City should continue to pursue companies that focus on manufacturing parts for the aviation
industry, which could supply some of the larger aerospace companies located in Central Florida including
Lockheed Martin, Northrop Grumman, and others. Most of these companies could locate in the industrial park on the
southern part of the study area.
Wholesale Storage and Distribution: The South Lake Dora Shore area is serviced by the Florida Central
Railroad, a line that runs from Umatilla to Orlando. The Pinsly Railroad Company currently uses the tracks
to ship fertilizer, recycled metals, and other products to the Central Florida area. Currently the area is also
home to several merchant wholesalers of construction materials including lumber and concrete. The
potential for additional trade will increase with the upgrading of the railroad tracks. This $18.4 million investment
will allow trains to travel up to 45 miles per hour rather than the current 10-20 mph. The railroad track
improvements and the large amount of vacant industrial land make South Lake Dora Shore a good location for an urban
freight village.
An urban freight village is an intermodal or freight staging facility that integrates rail with
warehousing and distribution services to better manage the flow of commodities around the region. Some of the
businesses that colocate in these areas are warehouses, distribution services, manufacturing facilities, and
packaging plants. MetroPlan Orlando has prepared several studies that provide more information about the
freight village concept. It is recommended that the City of Tavares start discussions with the
Lake-Sumter MPO to explore the possibilities of implementing this concept in South Lake Dora Shore.
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Figure 14: Employment Subarea in Northern Trust Property

Source: East Central Florida Regional Planning Council

Based on its position adjoining the rail line, the Employment Subarea of the Northern Trust property could play a pivotal
role in the development of the freight village concept (Figure 14). Initially, this area could be used for rail support services
such as warehouses, light assembly, and processing. If the owners of the property continue to use the northern parcel for
agricultural purposes long term, some of the adjoining properties could be used to establish a packing plant. If the railroad
decides to expand, it might be possible to build a rail spur to connect the Northern Trust Property to the rail line.
The City of Tavares could also consider pursuing the following sectors to continue diversifying its economy:
• Information Technology
• Tourism and Recreation Services (particularly related to transportation services)
According to Infogroup, the City of Tavares already has seven small businesses that work with computer systems and
networks, including one that services ATMs across the United States. There is also a good potential for developing
ecotourism and recreation services in the Northern Trust property. The Economic Development Map (Appendix V) provides
some more needed information regarding the location of economic uses within the study area, including the Northern
Trust Property.
While there is no particular “magic bullet” to enhance an area’s economic development, a strategy based
on building upon the City’s current assets provides the best opportunities to bring new businesses and
create jobs. A more detailed guide for attracting and retaining businesses is provided in the South Lake Dora Shore
Implementation Plan.
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Land Use Entitlement Policies
ECFRPC staff evaluated the City’s Comprehensive Plan to determine any policy changes that should be recommended
based on the study’s findings. The following evaluation focuses on the Future Land Use Element (Chapter One) of the
Tavares Comprehensive Plan.
Future Land Use Element
The City of Tavares Future Land Use Element contains several policies pertaining to the development of the South Lake
Dora Shore area, including Policy 1-1.18 which addresses the Northern Trust property. The following tables assess some
of these policies.
Figure 15: Assessment of Future Land Use Policies 1-1.1.2 and 1-1.1.9

Source: City of Tavares Comprehensive Plan, Future Land Use Element

While Tavares’ policies to protect wetlands are effective, they pose some challenges to the Northern Trust Property due
to a lack of convenient access to much of the area. The City might want to include road connections within the Northern
Trust Property as one of the improvement exceptions allowed by the Conservation Element.
Policy 1-1.1.18 established the Lakeside Mixed Use-Lake Dora future land category. This new FLU category (applied
only to the Northern Trust Property) seeks to integrate a mix of residential and nonresidential land uses and permits a
variety of uses spanning residential, business, commercial, office, lodging, public, semi-public, public utility, institutional,
recreational, cultural, civic, agricultural, industrial, and aviation land uses.
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Through the creation of a “live-work” relationship, area residents will have access to employment opportunities nearby,
and additional suburban sprawl can be avoided. To accomplish these goals, the City of Tavares divided the Northern
Trust Property into three subareas: Employment, Village Center, and Residential. Each of these subareas employs
distinctive prescriptive standards, and the analysis of these policies is as follows:
Figure 16: Assessment of Future Land Use Policy 1-1.1.18

Source: City of Tavares Comprehensive Plan, Future Land Use Element

There is seemingly a conflict between the prescribed maximums for residential and non-residential uses and the proposed
densities within the LMU- Lake Dora future land use category. Figure 17 is based on the numbers on the LMU-Lake Dora
Subarea map found in the Comprehensive Plan.
The Northern Trust property is approximately 1,352 acres, and more than 50 percent of that acreage is comprised of
wetlands or water bodies. Based on the maximum percentage of residential uses allowed in all three subareas, there
will be approximately 328 acres left for residential uses. This is not enough land to sustain 2,500 housing units unless the
City wishes to entertain much higher densities. This is especially true when considering that the allowed density in the
residential area is 1.5 du per acre. The ECFRPC has determined that this density is likely too low and instead recommends
a minimum of two to three dwelling units per acre.
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Figure 17: LMU- Lake Dora Land Uses by Subarea

Source: City of Tavares Comprehensive Plan, Future Land Use Element; ECFRPC

To facilitate holistic planning, the Northern Trust Property must be integrated into the rest of the South Lake Dora Shore
area. The ECFRPC recommends that the City of Tavares develop a new series of polices specifically for the South Lake Dora
Shore Special Planning Area after receiving the recommendations from this report.
Other Elements of the Comprehensive Plan
The ECFRPC reviewed the Transportation, Housing, Conservation, Public Facilities, and Concurrency Management
Elements of the City’s Comprehensive Plan but did not find any polices that could directly affect the development of
the South Lake Dora Shore area. However, there are some areas needing improvement. The Comprehensive Plan does
not have an Economic Element to help coordinate economic development activities among different agencies. Because
adding an entire new element may take time to achieve, the ECFRPC recommends that City staff first incorporate an
economic development objective (to be titled 6-1.11) into the Intergovernmental Coordination Element. The City can
then add policies regarding coordination with state agencies like Enterprise Florida, the Lake County Office of Tourism
and Economic Development, private organizations such as the Metro Orlando Economic Development Commision, the
National Entrepreneur Center, Career Central Florida, Visit Orlando, Visit Florida, and private organizations like
chambers of commerce. The City should also consider working with higher education institutions in the nearby area such
as Lake-Sumter State College in Leesburg.
South Lake Dora Shore Economic Development Map
The Economic Development Map (Appendix VI) provides information regarding recommended uses for the South Lake
Dora Shore area focusing on vacant properties. This should be interpreted as a conceptual map of what the
area could support based on discussions with City officials and ECFRPC research. It should not be misconstrued
as the final development plan of the area and should not be adopted as such. The ECFRPC also calculated
the approximate acreage for each use utilizing GIS software. The South Lake Dora Shore area is divided into six
sub-districts:
1. Freight Village and Logistic Services (purple). This area is about 766 acres and will comprise the majority of the
employment area within the Northern Trust property. The uses permitted in this area include warehousing and storage,
packing plants and food processing facilities, rail services, and other transportation uses.

24

2. Industrial (olive): The southwest part of the South Lake Dora Shore area (south of the rail line) should be
committed to manufacturing services. Heavier industrial uses should be concentrated near the rail line (outside
storage for example). The remaining area should be dedicated to light manufacturing uses. This area is comprised
of approximately 200 acres. The floor area ratio (FAR) for the urban freight village and the industrial area should be
between 0.6 and 1.6.
3. Village Center (orange): This area should allow for a mix of residential and nonresidential uses. The residential
properties could be permitted at a density between 8 du/acre and 10 du/acre to cluster these units. The higher
number of units would encourage the establishment of retail uses to serve the residents of the new community.
The FAR for commercial uses in the study area should be between 0.8 and 3.0 to allow for the vertical integration of
uses.
4. Institutional (light blue): These properties in the center of the study area should be reserved for public use such as
parks and public services offices.
5. Residential (yellow): These properties should accommodate high-end residential uses with a density
between 1 and 2 du/acre which should allow a pattern of development similar to that of the Shirley Shores and Deer
Island communities.
6. Conservation/Wetlands (hashmarked green): Most of this land is considered wetlands. There is also a
property in the northwest corner of the study area that was deeded to Tavares on the condition that it would
never be developed. Therefore, it is also designated as Conservation on the map.
The South Lake Dora Shore Economic Development Map serves as a blueprint to assist with the development
of the South Lake Dora Shore planning area. To bring this vision to fruition, the Implementation Plan provides a
series of recommendations and strategies to address the area’s economic, infrastructure, environmental, and land use
challenges.

South Lake Dora Shore Implementation Plan
This section provides recommendations based on the findings of the South Lake Dora Shore Existing Conditions
Analysis, the South Lake Dora Shore Assets and Challanges Evaluation, and a review of the City’s Comprehensive
Plan. These recommendations are presented by four main topics: Economic Development and Intergovernmental
Coordination, Infrastructure and Public Services, Environment, and Land Use and Community Design.
Intergovernmental Coordination and Economic Development
These five Intergovernmental Coordination and Economic Development recommendations emphasize fostering
an environment of collaboration between city, state, and regional agencies, semipublic economic development
organizations, and private partners. They recognize that the success of the South Lake Dora Shore area will benefit all
organizations and parties.
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Recommendation 1: Discuss and Coordinate with Regional Partners to Establish an Urban Freight Village
in the South Lake Dora Shore Area
Direct access to the improved rail line and the availability of vacant industrial land potentially are
opportunities that could foster the area’s transformation into a logistics and distribution
center for the Central Florida region. The freight village concept includes rail uses, warehouses,
distribution companies, and manufacturing plants. Based on the amount of vacant land and
proximity to the rail line, the best location for such a facility would be the Employment Center part of the
Northern Trust Property. Ideally, the city would be authorized to build a rail spur that would
connect the Northern Trust Property to the current rail line. This would require coordination with the
Lake-Sumter Metropolitan Planning Organization (MPO), the property owners, and the Pinsly
Railroad Company.
If the Northern Trust Property site proves to be inaccessible for the siting of a freight village, an
alternative site exists to the south of the rail line. Advantageously, the area already has an existing rail spur
and several large vacant parcels. On the other hand, most of these properties are not contiguous to each
other. The area is marked on the Economic Development Map as Industrial.
Strategy 1-1: Establish a freight and logistics task force to discuss the development of a freight village
concept study for South Lake Dora Shore
Strategy 1-2: Coordinate with the Lake-Sumter MPO and the Florida Department of Transportation (FDOT) to
discuss funding sources for a rail spur to the Northern Trust Property
Recommendation 2: Promote Manufacturing as a Vital Industry in the City of Tavares
The South Lake Dora Shore area houses a variety of manufacturers including several machine shops,
contactors that work with metal, and vehicle restoration facilities among others. The location of
these establishments in this area indicates a workforce with the trade skills required to make this
industry successful. The City can promote manufacturing by establishing additional communication
with local businesses and by coordinating with private organizations such as Orlando Inc., the Tavares
Chamber of Commerce; semipublic organizations such as the Metro Orlando Economic Development
Commission; and government offices such as the Lake County Office of Tourism and Economic Development.
The City has also partnered with the City of Leesburg to support its business incubator program
and further promote manufacturing in the region. Some of these businesses could potentially
relocate to Tavares as they grow and require additional space. Furthermore, Tavares could
support manufacturing by prioritizing trade industry education. Machine shops require trained
employees familiar with CAD software and other equipment. Tavares could collaborate with Lake-Sumter
State College or Career Resource Central Florida to establish a local apprenticeship program.
Strategy 2-1: Coordinate with the Manufacturers Association of Central Florida regarding manufacturingrelated programs
Strategy 2-3: Support local workforce training programs in machining, CAD software, and other related
programs

26

Recommendation 3: Promote Tavares as a Tourism Destination
While the wetlands system within the Northern Trust Property may present an obstacle for
development, it also provides an opportunity to attract passive recreation industries to Tavares. Lake
County already contains several fish camps and outdoor recreation areas. South Lake Dora Shore
offers ample opportunities to develop industries such as kayaking, bird watching, hunting, and other
similar outdoor activities. The City of Tavares has embraced its branding as “America’s Seaplane City”, and
has transformed itself into a unique place to visit in the Central Florida area. The City should coordinate
with Visit Orlando and Visit Florida concerning the promotion of Tavares among diverse media platforms.
Strategy 3-1: Contact Visit Florida regarding the production of marketing materials for the City
Strategy 3-2: Promote the development of recreational uses at the Northern Trust Property
Recommendation 4: Target Export Businesses that Complement Tavares’ Strengths
Tavares should prioritize attracting businesses that complement the city’s strengths in sea plane aviation,
manufacturing, metal work, logistics and distribution, information technology, and tourism and recreation
services.
Strategy 4-1: Cultivate a list of targeted industries for the South Lake Dora Shore area
Strategy 4-2: Develop a business/marketing campaign for the South Lake Dora Shore area that describes the
attributes that make it an attractive place to locate a business
Strategy 4-3: Partner with Lake County and other organizations to participate in industry tradeshows and
other similar events
Strategy 4-4: Maintain a database inventory of vacant land in the South Lake Dora Shore area to market to
prospective businesses
Strategy 4-5: Promote the seaplane branding campaign to further expand this industry
Recommendation 5: Retain and Expand Local Businesses
An important component of business retention and expansion involves cultivating strategic economic
conditions to retain existing businesses and stimulate new growth. While local governments cannot
predict or control national and international market trends, feedback can be gathered from local
businesses to discover necessary factors for further success. Areas where local governments can
potentially help these businesses include infrastructure provision and product export assistance.
Strategy 5-1: Create a business roundtable group for the South Lake Dora Shore area that can meet regularly
to discuss opportunities and challenges
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Strategy 5-2: Encourage South Lake Dora Shore business owners to become more involved in economic
development and planning discussions within the City through appointment to local boards or commissions
Recommendation 6: Add an Economic Development Objective to the Tavares Comprehensive Plan
Strategy 6-1: Adopt Intergovernmental Coordination Objective 6.1.11 to encourage coordination with other economic
development agencies and higher education institutions
Infrastructure and Public Services
Infrastructure development is vital to the success of the South Lake Dora Shore area. Based on the
residential capacity analysis, information provided by the city, and population projections, Tavares should be able to
manage the demand for services in the area. Remaining concerns include the development of the Northern Trust
Property and how to pay for improvements to this area. The State of Florida offers several financial incentive programs
that can help lower the costs of infrastructure development.
Through this process, ECFRPC and City staff determined that Tavares does not currently have an adopted Level of
Service (LOS) for public services, including Fire and Police. The lack of service standards inhibits the ability to assess future
infrastructure needs in the South Lake Dora Shore area.
Recommendation 7: Determine Methods to Finance the Development of the Urban Freight Village or
Improvements to the Industrial Park
Strategy 7-1: Contact state agencies concerning available funding for infrastructure projects
Recommendation 8: Use Tavares’ Capital Improvement Plan to Fund Infrastructure Improvements in the South Lake
Dora Shore Area
Strategy 8-1: Closely monitor the permitting of new developments in the South Lake Dora Shore area to calculate the
demand for services
Strategy 8-2: Coordinate with Tavares Public Works and other City agencies to include South Lake Dora Shore projects in
the Capital Improvement Plan
Recommendation 9: Develop LOS standards for Public Services such as Fire, Police, and Parks
Strategy 9-1: Create a taskforce comprised of representatives from the City Administrator’s office, Community
Development, Parks and Recreation, Fire, and Police departments to develop level of service standards.
Strategy 9-2: Create an annexation review group that includes several departments to help consider future annexations
by the City of Tavares

28

Land Use and Community Design
While the South Lake Dora Shore study area is not specifically designated in the Comprehensive Plan as
a special planning area, the Northern Trust Property is mentioned extensively. The City created a new future
land use designation (LMU) to facilitate the development of this property. City staff should examine ways to integrate
this property with the rest of the study area including changes to Comprehensive Plan policies.
Recommendation 10: Make Changes to Comprehensive Plan policies to assimilate the Northern Trust Property
Regulations to Current Market Conditions
Strategy 10- 1: Evaluate removing the total development thresholds for the Lakeside Mixed Use-Lake Dora land use
category
Strategy 10-2: Consider increasing residential densities on the east side of the Northern Trust Property to allow for more
compact and clustered housing in the area
Strategy 10-3: Add a new section to the Comprehensive Plan to address the South Lake Dora Shore Special Planning
Area
Conservation
ECFRPC staff does not recommend major changes to the city’s wetland policies. However, for the South Lake Dora Shore
area to be successful, City staff should develop a plan to provide access to the Village Center and residential areas of the
Northern Trust Property.
Recommendation 11: Create a wetland management plan for the Northern Trust Property
Strategy 11-1: Identify types of wetlands and uplands surrounding the Northern Trust Property to improve access to the
Village Center and the Residential subareas.
Strategy 11-2: Create specific policies for wetland management at the Northern Trust Property to address site access
and mitigation strategies
Appendix VI shows the South Lake Dora Shore Implementation Plan translated into a series of manageable
tasks and provides a list of potential funding sources. Tasks to be performed by City staff are noted as such.
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Appendix I
Land Use Categories

Source: Lake County Property Appraiser
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Appendix II
Maps
City of Tavares Basemap
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South Lake Dora Shores Basemap
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Biodiversity Hot Spots Map
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Current Land Use Map
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Emergency Services Map
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Future Land Use Map
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Transportation Network Map
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Utilities Map
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Wetlands Map
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Rail Infrastructure Map
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Appendix III
Lake County Agglomerations by Type
Recreational Services

Sources: BLS and Infogroup

Floriculture and Landscape Design

Sources: BLS and Infogroup
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Construction Trades

Sources: BLS and Infogroup
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Elderly and Retirement Services

Sources: BLS and Infogroup

Auomotive Restoration and Metal Working

Sources: BLS and Infogroup

Healthcare Services

Sources: BLS and Infogroup
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Appendix IV
Description of Targeted Industries
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Appendix V
Economic Development Recommendations
Recommendation 1: Discuss and Coordinate with Regional Partners to Establish an Urban Freight Village

Recommendation 2: Promote Manufacturing as a Crucial Industry
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Recommendation 3: Promote Tavares as a Tourism Destination

Recommendation 4: Target Export Businesses that Complement Tavares’ Strengths
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Recommendation 5: Retain and Expand Local Businesses

Recommendation 6: Add an Economic Development Objective to the Tavares Comprehensive Plan

Recommendation 7: Determine Methods to Finance the Development of the Urban Freight Village or
Improvements to the Industrial Park
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Recommendation 8: Use Tavares’ Capital Improvement Plan to Fund Infrastructure Improvements in the South
Lake Dora Shore Area

Recommendation 9: Develop LOS standards for Public Services such as Fire, Police, and Parks
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Recommendation 10: Make Changes to Comprehensive Plan policies to assimilate the Northern Trust Property
Regulations to Current Market Conditions

Recommendation 11: Create a wetland management plan for the Northern Trust Property
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Appendix VI
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