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Murdock Village provides a real and substantial opportunity to create a unique
new economic and social center with inherent respect for the environment.
Above and beyond this, Murdock Village will be the catalyst for future growth in
and around Charlotte County. The components of the town center are planned
to attract new businesses to the business park, act as a center for new 
technology, and promote economic growth and development through its large
commercial backbone, while providing new residences and new life structures
for the existing workforce of the community.

The Murdock Village Town Center, nature areas and community amenities will
have a tremendous impact on people’s lives, as well as provide additional 
recreational and social opportunities. The community will shape the future
growth of Charlotte County providing a unique and world-class base for future
development. This community will be a destination in every sense - a place
where families will enjoy living, where
children enthusiastically play and
attend school, where businesses 
will establish roots, where existing
businesses can expand or relocate
their operations, and where all 
of Charlotte County gathers for 
commun i t y  even ts ,  f am i l y  
gatherings, entertainment, shopping
and outdoor recreation. 

Innovative planning, town hall 
meetings and collaboration with
experts will create a master-planned
community that will significantly
impact Charlotte County’s future
growth and success.  Our goal is to
ensure that the vision and values of
the citizens of Charlotte County are
expressed in the final community
design.

The unique nature of this project and
the public/private partnership with
Charlotte County provides an 
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opportunity for a collaborative process involving Stock Development, the 
development team and Charlotte County administration.  The planned process
of cooperation between the team, the county and the public will yield a 
complete and successful project that fits into the fabric of the community while
resulting in economic stimulus.  Stock Development is confident that these 
successful partnerships will result in a unique community that will be the model
for America’s next great hometown. 

This proposal for Murdock Village is based upon ten guiding principles. These
principles set the foundation for successful collaboration and integration of
Murdock Village into the existing fabric of Charlotte County.  The principles
were derived to accomplish the vision for Murdock Village, as set forth in the
request for proposal document.  Our shared vision is to create a mixed-use,
high-tech, pedestrian-friendly, energy efficient and environmentally responsible
community that when combined create a sense of a “home town.”  That is 
the shared vision for Murdock Village - to plan and build “Florida’s next great
hometown.”

The county’s goal for a dynamic and collaborative initiative integrates 
beautifully into the existing fabric of Charlotte County and offers exciting new
benefits to the community both now and into the future. There is an incredible
opportunity to create the future of Charlotte County - and make Murdock Village
a place where it truly is wonderful to live, work and play - for everyone. 

The ten principles build upon the fundamentals that have built America’s
greatest towns and cities. These are the principles that will guide us in creating
our shared vision:

1. Partnership

2. Mixed-Use

3. Transportation -Integration and Connectivity: Five Minute Walk

4. Financial - Economic Sustainability

5. Creating a Park System

6. Quality

7. Community Development District

8. Town Center - Creating a “Place”

9. High-Tech 

10. Respecting the Environment
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Outlined are the guiding principles as follows:

Guiding Principle #1  –  Partnership

Realizing that Murdock Village is 
a public/private partnership with
Charlotte County establishes a need
for collaboration between the 
developer, the development team and
Charlotte County administration.
Through a process of cooperation
between these parties as well as 
public input, Stock Development
pledges to complete a successful
project that will not only be an 
economic stimulus for Charlotte
County, but one that fits into the 
fabric of the community. Stock

Development is confident that they will be able to work side-by-side with
Charlotte County leaders to create a public/private partnership that will be the
model for America’s next great hometown. 
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This proposal implements the vision outlined in the Murdock Village
Community Redevelopment Plan through the creation of a destination
community that will include:

• A balance of uses including a variety of residential housing products, 
commercial, civic, and recreational opportunities that encourage internal 
transportation minimizing external transportation needs.

• Vibrant and attractive gathering places, civic structures and natural green
spaces that are destinations for the residents and community.

• Five minute walk between residential neighborhoods and community 
services for convenience, creating a sense of community and reducing our
reliance on traditional transportation.

• Pedestrian-friendly streets, bike paths, nature trails and accessible 
transportation networks creating an easily accessible Town Center with a sense
of place.

• Transportation networks that enhance regional connections and improve
emergency evacuations creating a safer community for all.
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Community Schedule

The proposal is to develop the community in a phased program. The major
roadways will be developed in two phases with approximately 2/3 of the total
linear footage in the first phase and the balance in the second.  Residential
development is phased in such a fashion as to bring the maximum number 
of product lines and price points in the initial phase and then continue 
replacement product neighborhoods as sell-out approaches the similar type
neighborhoods.

The town center comprises two phases with an emphasis on starting the first
phase in the initial development stage.  Stock Development recognizes the
importance of the early establishment of the town center and the central
community core.  The remaining commercial square footage is to be delivered
in a sequential timing based on the results of the marketing research.  Specific
start and finish dates for all aspects of the community development schedule
can be found in the Murdock Village timeline exhibit in this proposal. 

Demolition

The existing single-family
structures on the property will be
demolished as part of the initial
land development activities.  Due
to increased roadway elevation
requirements as a result of the
current permitting regulations,
none of the existing roadways will
be utilized at the current elevation.
This will provide an excellent
opportunity to recycle the road
base and asphalt during the
development program for reuse in
the future road cross sections.
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Guiding Principle # 2  –  Mixed-Use

Balance of Uses

The plan includes an exciting mix of energy efficient residential offerings that
include innovative multi-family housing such as town homes, flats and lofts, as
well as single-family homes, age targeted housing designed for active adult
living, and attainable workforce housing. The total residential component will
include 2,869 total residential units composed as follows:

Parcel Acres Density Units Product Type

A 45 5.0 225 40’ SFD

B 60 3.0 180 60’ RL SFD

C 8.5 9.0 77 TH

D 25 5.0 125 40’ SFD

E 20 5.0 100 40’ SFD

F 45 4.0 180 50’ SFD

G/I 10 5.0 50 40’ SFD

H 11 14.0 154 Condo Flats

J 9 10.0 90 TH

K-1 21 4.0 84 50’ SFD

K-2 15 12.0 180 Flats

TV 84 12.0 1008 Town Village

P 9 6.0 54 AA Villa

Q 3 12.0 36 Condo Flats

R 9 6.0 54 AA Villa

S 12 6.0 72 AA Villa

TC 17 11.8 200 TC Flats

Sub 403.5 2869
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Commercial

1 8.0 17500 140000 Office/Government

2 14.0 17500 245000 Office/Government

3 7.0 12500 87500 Hotel

4 17.0 15000 255000 Town Center Core

5 11.0 12500 137500 Retail

6 7.0 15000 105000 Commercial

7 15.0 15000 225000 Light Business

8 5.0 15000 75000 Commercial/FGCU

9 2.5 15000 37500 Commercial

10 3.5 15000 52500 Church

11 15.0 12500 187500 Commercial-Medical

12 6.0 12500 75000 Commercial-Medical

13 8.0 12500 100000 ACLF 

Sub 119.0 1722500

The community plan includes over 366 acres of open space that will include
community parks, green space, nature preserves and waterways.  These
outdoor community amenities are in addition to the 104 acres of regional park.  

Stock Development has incorporated 385,000 square-feet for a school and
government administration complex which will also include general office space
in the community plan. This complex will meet the county’s needs to support
Charlotte County’s administrative functions, as well as the school board.

The community plan emphasizes a centralized Town Center that supports and
complements additional secondary facilities such as: flex-space, small shops,
specialty boutiques and convenience shops.  This plan incorporates 80 acres
and is not designed as a “big box” mentality, but one that welcomes local
industry such as: deli/bakery, coffee shop, printing, art galleries, salons, small
showrooms and specialty offices, including legal and medical office space. 

Our plan includes a collaborative effort to work with the existing churches to
consolidate, relocate or work around their current locations.

The commercial space in Murdock Village works in harmony with the
residential offerings.  The community design and mixed-use functions create a
village that is interactive and co-dependent; the residents will live, work and
play in Murdock Village.

Executive Summary continued
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Affordable Housing

Stock Development is committed to the creation of a diverse intergenerational
community with an emphasis on product variability and price point. Attainable
workforce housing is an integral component of a self-sustaining hometown
community, and Stock Development is committed to providing a minimum of
10% of the overall units in Murdock Village as attainable workforce housing with
a purchase price of $189,682 or less.

All homes in Murdock
Village are designed
and will be constructed
to meet Energy Star(r)
certification.  Since the
true cost of home
ownership is not only
the mortgage payment,
but also the monthly
expenses such as
energy and water, Stock
Development is
committed to providing
homes that are energy
efficient, water efficient

and healthy.  All homes will have a minimum of 20% energy savings which will
reduce the monthly payments for each homeowner making the homes more
affordable to homebuyers.   

Stock Development will work with Charlotte County to draft an ordinance that
will establish the Murdock Village Affordable Housing Initiative. The ordinance
will address affordability, re-sale procedures and occupancy requirements to
ensure that the housing retains its affordability status. Included in the ordinance
will be guidelines for establishing appreciation limits to ensure that when a first-
time owner sells a home it remains within the affordable housing price bracket.
The price appreciation limit can be deed restricted to run as a covenant with the
land to ensure the long-term attainability. 

Stock Development is currently proposing attainable workforce housing that
will consist of fee-simple town homes and flats located within a five minute walk
to the employment base of the town center and the light business commercial
parcel.  Stock Development is also interested in utilizing other assistance
programs available to the residents of Charlotte County, such as SHIP,
Community Land Trust, and the Hurricane Housing Recovery Program.
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Guiding Principle # 3 

Transportation - Integration and Connectivity

Transportation Networks
Based on the concept of an “Old Florida Village,” Murdock Village will have a

tertiary-tiered transportation system: a primary parkway system that integrates
Flamingo Boulevard and Toledo Blade Boulevard, a collector system that links
the two primary parkways to serve the neighborhoods within the Village, and a
neighborhood system that serves the individual neighborhoods. The concept
for the transportation system is traffic systems that are efficient, as well as safe
and self-contained.

The roadway and park system will interconnect Murdock Village and provide
multiple access points to and from Charlotte County using engineering
principles of traditional neighborhood design. The plan emphasizes a strong
connection to the residential neighbors to the West reducing the amount of
vehicle miles traveled on 776 or US 41 to visit the new Murdock Village Town
Center. The transportation plan compliments the existing major roadway
system currently in place by keeping the strong connection of Flamingo
Boulevard and Toledo Blade Boulevard from US 41 to 776. Another benefit of
this transportation network is that it will ease the traffic flow to evacuation
routes, such as US 41, 776 and I-75 in the event of a hurricane. 

This community design supports the vision of Murdock Village as a diverse
and balanced community with housing available for all income levels. Home
ownership is the foundation for stable family and community life. In addition to
creating well-designed affordable housing, Murdock Village will support the
needs of those lower-income families by creating a community with access to
more jobs, an on-site elementary and middle school, children’s programs and
activities, medical facilities, recreational facilities, and an overall improved
quality of life.
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Five Minute Walk
Through the innovative utilization of a series of greenways, blueways, amenity

complexes, and use of multiple commercial spaces we have designed a
master-planned community that is eminently walkable - and works well with the
five minute walk. Residents will find that no matter where their home is located
they can easily walk to a variety of recreational offerings. 

Pedestrian Friendly Streets
Throughout Murdock Village, the community will have continuous five-foot

sidewalks on each side of the street with additional paths to walk and enjoy.
These include a linear park with two circular systems - one dedicated to
pedestrians and the other a bike trail. Greenways connect the neighborhoods,
offering scenic and sizable pathways.  These greenways and paths encourage
non-vehicular transportation throughout the community. The neighborhood
system is a 60’ right-of-way with adjacent sidewalks and a series of street trees
planted in a geometric pattern that will shade the sidewalks and roads for
pedestrians.
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Guiding Principle # 4 
Financial - Economic Sustainability

Financial/Economic Sustainability

It is fundamental to the success of Murdock Village that all components of the
community are financially self-sustaining.  Stock Development has carefully
chosen residential product lines that compliment each other in marketable
diversity and price point.  By providing a variety of pricing, the community will
meet the needs of a broad spectrum of consumer groups.  

The basis for the commercial viability rests with a solid foundation of
residential villages that interact with the community as a whole.  Attainable
workforce housing will support the job base for the commercial market that
provides goods and services to the community.  ACLF and medical office
represent another example of integration into an intergenerational community.
The Town Center represents the commercial focus that provides continuity and
a “sense of place” for the community.  

The CDD, MSTU, and other such financing vehicles are perfectly suited for a
community, such as Murdock Village, providing infrastructure funding, as well
as long term sustainability.  The marketing research suggests that the mix of
residential and commercial components  included in the plan are
complimentary and will provide for  future growth of Murdock Village as
Florida’s next hometown community.

The above principals are illustrated in detail in the Financials section of this
proposal.

Parking Strategies
Parking for the town center will accentuate the nature of a mixed-use

development.  The parking strategy will be based upon the following formula:
commercial uses will utilize a ratio of 3 spaces per 1,000 square-feet.
Residential only buildings will be parked at 1.5 spaces per dwelling unit and
residential units as a part of a mixed-use structure will be parked at 1 space per
unit with the understanding that the additional 1/2 space per unit is shared with
the commercial area of the town center.  This parking strategy is based upon
empirical standards that have been employed successfully working with local
governments on several other mixed-use projects.

Parking for all other uses at Murdock Village will be calculated based upon the
applicable standards outlined in the Charlotte County Code of Ordinances at
the time of development.
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Guiding Principle # 5  –  Creating a Park System
Murdock Village: “A Park within a Park”

Creating a Park System

The existing regional park plan provides a unique opportunity for the
community.  The conceptual plan embraces and enhances the concept of the
regional park as an integral part of the community and the fundamental concept
behind the design was to explore and integrate existing site features.  In the
plan, the regional park is used as a foundation for the community green space
design and is expanded through a series of connected parks, offering a variety
of park features, as detailed below, to create a village of parks that meander
through the community. The goal was to create natural green space
destinations that are all within a five-minute walk of any residential component
of the property.  

The connected greenways
are also a critical component
for wildlife and create wildlife
corridors.  When the
greenways are combined
with native vegetation and
“critter crossings,” they offer
safe under road crossings for
wildlife and a significant
amount of the natural habitat
is restored. The connected
park concept is integrated
into the overall plan as
outlined in the graphics
section of this proposal. 
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Murdock Village will have an innovative park system in addition to the North
Charlotte Regional Park.  This park system will consist of the following types of
parks:

A. Linear park systems adjacent to the road system.

B. Passive parks varying in sizes and locations (adjacent to waterways).

C. Active parks in a variety of neighborhoods in which different forms of
recreation and play can be enjoyed by the residents.

D. Connective parks -  many parks will connect neighborhoods to other
neighborhoods, while others will connect neighborhoods to amenity centers or
neighborhood commercial components, and some will connect to off-site
features such as the Charlotte County Fair Grounds.

Throughout the neighborhood, there will be interconnectivity throughout the
greenway system allowing for children, as well as adults, to safely access these
areas with minimum crossing of roads.

As a part of the conservation framework, all of the parks will maximize the use
of native vegetation to conserve water. Stock Development will also review
recent research regarding the most durable vegetation for hurricane resistance.

In the separate neighborhoods, the conceptual design includes traditional
village greens that can be used for multiple purposes.  The plan also includes
the restoration of naturally vegetated park areas, paths, enhanced wetlands and
upland buffers, all of which will create a beautiful natural community and habitat
for wildlife. The community is also surrounded, buffered and insulated with
green space encompassing the entire site with strong emphasis on the open
space recreational park system that is linked to the regional park. 

An important integration into the park system is the planned waterway system.
The two existing closed-route canals, the Flamingo waterway and the Como
waterway, will be a primary feature in the development.  The waterway system
is designed as an internal estuarial approach throughout the property, with
emphasis on aquatic and littoral vegetation.  The estuarial system includes
special points for canoe or kayak landings and launches, as well as a waterside
picnic area and nature parks. The island park is a special feature located within
the waterway system and includes a series of interconnected bridges and
environmental walkways to emphasize the community connection with nature.

Murdock Village and its park system will have a variety of path systems
connecting the site.  These path systems will include pedestrian pathways,
sidewalks, bike paths, nature paths, wildlife corridors within the greenway
system, and a waterway trail primarily for canoes and kayaks.  The pedestrian
plan is further explained in more detail in the graphic section of this proposal.

Stock Development’s goal is to make Murdock Village, in theory, “a park within
a park.”
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Guiding Principle # 6   -   Quality
Intended Level of Quality 

Murdock Village provides an opportunity to create a new town center that
attracts regional visitors and provides daily services to the community and
Charlotte County residents.  This community design reflects the desire to create
a focal point for Charlotte County.  

The development team strives to provide quality in both design and function,
while realizing that attainable homes for the community are a must.  Through a
variety of residential offerings (all Energy(r)), commercial spaces and community
amenities, a well balanced desirable destination will be created.  The
community design, which follows the Florida Green Building Coalition (FGBC)
Green Development Guidelines, incorporates environmentally responsible
design through conservation, preservation and restoration of natural systems,
and appropriate water management and filtration.  To ensure this vision is
carried through, Stock Development is seeking third-party certification for
Murdock Village to be a Green Development from the FGBC and will create an
Architectural Review Board to ensure that all builders are required to adhere to
the strict codes. 

Guiding Principle #7
Community Development District

Community Development Districts are special units of local government
created to maintain the common areas in planned communities.  The Murdock
Village CDD will be designed to preserve the quality of the community over time
and help protect the long-term property values. The CDD will be created to
plan, finance, construct, operate and maintain various public improvements and
community facilities.  These include: a system of surface water management,
water and sewer facilities, district roads, landscaping, and other infrastructure
and facilities required by development order or governmental agreement.
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Guiding Principle # 8 
Town Center - Creating a Place

Murdock Village will be an inviting and exciting place where people live, shop,
gather, work, worship, learn, play, relax and enjoy. To create this special sense
of place, the community design centers around a town center, which is the
planned primary commercial component of the site.  This well-designed town
center can become the roots of the local and regional economy assisting with
the local tax base through the exchange of goods and services while at the
same time creating jobs within Charlotte County.

The core of the town center is a high-density and mixed-use design. By
combining commercial, civic and residential uses, the plan creates a town
center with a dynamic sense of place.   The Town Center, with access from El
Jobean Road/776, encompasses 80 acres and serves as the social centerpiece
of the community. Exciting retail, restaurants, and ample green space create an
inviting downtown village-like environment that will attract local residents and
visitors to this shopping, dining and entertainment complex.  The town center
will have tremendous visual impact from El Jobean Road/776, and will allow for
easy accessibility from town.

Uses will include restaurants, retail commercial space, civic uses such as a
town hall, hotel space, ice cream parlors, hair studios, markets, financial and
insurance institutions, office space, neighborhood commercial components,
live/work lofts and residential units.  It is our vision that integrating residential
with commercial both horizontally and vertically into the town center core
component will create a more dynamic and interactive environment for both
those who live and those who visit Murdock Village.
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Key Components/Orientation of Project Elements

The core of the town center will incorporate traditional neighborhood design
that creates a unique urban center for the community.  The planned orientation
of buildings is along frontage lines creating an inviting streetscape.  Parallel
parking spaces and native plantings line the streets creating an avenue for
pedestrians between the town shops and the roadways.  

The town center buildings will be composed of commercial/retail uses on the
ground floor, mixed-use on the second floor including office and residential
space, and residential space on the third floor. Residential and commercial uses
are integrated together in innovative structures creating a balance between
living, working and playing. The vernacular architecture recesses the second
and third floors of the town center buildings creating an inviting and pedestrian
scaled streetscape.

Incorporated into the Town Center is the Murdock Village Town Hall which will
be the venue for large and small gatherings such as local ceremonies,
community meetings and seminars.  The Town Hall can be used for civic as well
as public and private events. Residents of Murdock Village and Charlotte
County will be able to use the Town Hall for a variety of charitable and social
events   

The town center will include several open spaces for outdoor gatherings and
social events.  These spaces will be surrounded by components, such as the
town hall and a band shell overlooking a grand waterway system.  This
innovative band shell will allow numerous opportunities for the residents of
Murdock Village and Charlotte County to come together in their “place” to
celebrate local and national holidays with musical and theatrical productions, as
well as local and high school band concerts.  The “green” will also play host to
numerous regional and local craft fairs, art shows and open air markets; once
again creating a “place” for residents to come together to celebrate living in
Charlotte County.

The core of the town center will be visible from El Jobean Road/776 and will
overlook the grand waterway emphasizing the community connection with the
natural environment. The town center will be easily accessible from within the
community to pedestrian traffic through the grand waterway and nature trails.
Additional parking will be provided for community visitors.

The core of the town center is surrounded by a variety of additional regional
amenities that are  within a five minute walk.  Examples of theses include
additional retail space, commercial space, hotel site with convention facilities,
Florida Gulf Coast University Renaissance Academy and a government
complex.

MURDOCK
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The Florida Gulf Coast University Renaissance Academy will be an active
component of the town center.  Residents of Murdock Village and Charlotte
County will enjoy the opportunity for lifelong learning with FGCU in the form of
seminars, speaker series, educational classes, as well as the arts & humanities. 

Details of the town center component have been conceptually outlined and
envisioned in further detail under the graphic section of this proposal.

Market Characteristics

The town center is designed to attract both traditional local Charlotte County
businesses, as well as regional and national retailers.  The carefully planned
town center with its  charm and pedestrian friendly emphasis will attract
specialty boutique operators,  mom and pop stores, and local bakeries all which
will add to the sense of “place.” 

As Charlotte County continues to grow, the well designed footprint of space
allocation will continue to add character to the community as additional
specialty coffee shops, unique gift shops, hometown and national restaurants,
retail boutiques, art galleries, entertainment centers and specialty shops join the
community.  The town center is designed with the appropriate infrastructure
and image to attract local, regional and national tenants, as well as capture the
creative class of entrepreneurs through its live/work studios and spaces.

Guiding Principle # 9 –  High Tech

Stock Development’s proposal for
Murdock Village includes the latest
technological advancements.  High-tech
home monitoring systems allow residents
to control the efficiency of their homes.
High-speed Internet capabilities in the
homes and public spaces, as well as a
community Intranet will keep residents
informed about community happenings.
Stock Development thinks globally and
acts locally with the use of technology that
will unite the community, but reduce the
dependence on vehicular transportation. 

MURDOCK
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The high-tech aspects of Murdock Village will include:

• Fiber optic infrastructure will be built into the entire community to support all
current and future technology and communication advancements.

• Multi-family and single-family units will be wired with fiber optic, coax and
networking cabling to support the growing demand for automated “Intelligent
Green Homes” where lighting, environment, appliances, and the like can be
controlled and monitored from a single location inside or outside the home by
cell phone, laptop or hand-held computer.  Monitoring can include water
sensors for broken pipes, carbon monoxide, fire, window/door breakage, sound
and low/high temperature sensors.  The homes will include high-speed Internet
access, digital fax, Voice over IP, data networking and video conferencing. 

•  The homes will include a central vacuum, state-of-the-art audio systems
and intelligent home theaters. 

•  Cameras within the home can be used to alert parents to children arriving
home from school.

•  “Community Hot-zones” will be set-up in specific areas throughout the
entire development to provide high-speed, wireless Internet access.

•  A community Intranet will provide support for house-to-house chatting,
email, video conferencing, online gaming and community updates.

•  A Technology Center, outfitted with computers for Internet access, gaming
and technology education, will be established within the community.

• Murdock Village will include Managed Security Services, which features
security gates equipped with cutting-edge terminals that allow two-way video
and sound.  The monitoring center will replace security guards.  Via the
neighborhood Intranet, residents will be able to send electronic authorization to
inform the monitoring center of authorized visitors.

•  A Technology Center where technology experts will be available to connect
residents to all of the available technology and can provide training individually
within the home or in groups at the center. 

•  Wireless Security Cameras will, via video and sound, provide monitoring
and protection for common areas, amenity areas and other areas where security
is a concern.  The cameras can also be used to monitor areas where children
play.
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Guiding Principle # 10   –  Respecting the Environment

Environmental Philosophy

Stock Development’s proposal for Murdock Village reflects a deep and abiding
respect for the environment.  Throughout the plan, steps have been taken to
ensure that the guiding principles of Murdock Village provide a pleasant
community in which to live while focusing on respect for the environment,
attainable homes and community sustainable operation. These include the
commitments to providing Energy Star(r) qualified homes and to achieve
certification as a Green Development by the Florida Green Building Coalition. 

Energy Star(r) is a government-sponsored program helping businesses and
individuals protect the environment through superior energy efficiency. Energy
Star(r) qualified homes are independently verified by a Class 1 energy rater to
be at least 20% more energy efficient than homes built to the Florida Building
Code.  These savings are based on the overall performance of the home upon
completion of construction.  Homebuyers seeking to purchase an Energy Star(r)
home also qualify for an Energy Efficient Mortgage.  These mortgages are
offered by all financial institutions and are backed by Fannie Mae and Freddie
Mac.  Energy Efficient Mortgages allow the buyer to borrow additional funds (i.e.
the homeowner can afford a higher mortgage payment) since the home will cost
significantly less to operate due to reduced energy and water bills.  

These features contribute to improved home quality and homeowner comfort,
and to lower energy demand and reduced air pollution. Energy Star(r) also
encourages the use of energy-efficient lighting and appliances, as well as
features designed to improve indoor air quality.

In addition to each home meeting the Energy Star(r) certification, Murdock
Village is pursuing and will achieve, the Florida Green Building Coalition Green 

Development Certification Standard.  This standard requires that the
developer far exceed the minimum Florida law requirements. Certified Green
Developments earn their designation by achieving environmentally responsible
practices that meet category minimums in the following six categories:

• Protecting the ecosystem and conserving natural resources

• Improving circulation and providing alternatives to vehicle use

• Minimizing environmental impacts due to utilities

• Providing healthy, efficient, and environmentally responsible amenities

• Encouraging green building

• Providing education to promote green living practices.

MURDOCK
Village
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Below is a synopsis of each category, its intent and benefit, and the design
approach. 

Protect Ecosystem and Conserve Natural Resources

Intent & Benefit

Protect, conserve, restore and create environmentally beneficial site features
that will benefit wildlife, the community and the region.  

Murdock Village Design Approach

One of the primary benefits of this project is the redevelopment component.
Redeveloping and revitalizing an older residential area with existing roads and
infrastructure is more environmentally responsible than developing virgin land.
This project provides an opportunity to restore previously disturbed and
fragmented parcels to a comprehensive system of greenways, waterways,
wildlife corridors, residences and community resources to create a sustainable
community. Through careful site planning, this master-plan concept preserves
the most valuable spaces for biodiversity, creates wildlife habitat, corridors and
conservation plans, and creates, enhances and preserves wetlands and upland
buffers creating a valued environmental asset to the region. 

Integration of existing heritage trees identified in the Murdock Village tree
survey, as well as wetlands outlined in the provided flux map information, will
be a critical component to the overall connective park system.  These natural
features will become a major part of the effort in respecting the environment of
the existing Murdock Village lands.

Circulation

Intent & Benefit 

Create a community that reduces its reliance on traditional transportation,
reducing our dependency on foreign oil, through integrated community design.  

MURDOCK
Village
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Murdock Village Design Approach

To create a walkable, sustainable community that reduces our dependency on
vehicular transportation.  A significant amount, about 35%, of the state’s
primary energy use goes towards transportation.  The EPA has classified
several pollutants that motor vehicles emit as known or probable human
carcinogens. Road surfaces and parking lots decrease pervious surface area
and lead to run-off that has to be controlled to prevent pollution to water
bodies. The community master-plan concept locates residences where there
are schools, shopping and office areas nearby; providing alternatives to the
private automobile, and minimizing road areas. Green road design encourages
lower speeds and creates safer access to destinations using pedestrian
sidewalks and paths, creating a safer community.  

Green Utility Practices

Intent & Benefit

To reduce the overall environmental impacts of locating necessary site utilities.
The decisions made when locating utilities on-site may have resulting
environmental consequences.  The goal is to reduce environmental impacts of
the installation of site utilities through careful planning which will allow Stock
Developer to protect and preserve trees and existing natural features while
providing the community with the necessary service utilities.   

Integration of existing heritage trees identified in the Murdock Village tree
survey, as well as wetlands, outlined in the provided flux map information, will
be a critical component to our overall connective park system.  These natural
features will become a major part of the effort in respecting the environment of
the existing Murdock Village lands.

Murdock Village Design Concept

Tree protection and preservation will be the focus of the overall site design and
utility locations with particular attention paid to the maintenance and protection
of Heritage Trees.  In addition to existing tree preservation, the use of
underground utilities significantly reduces the on-going expenses to the county
and utility companies caused by the need to trim trees due to overhead power
lines.  Native drought tolerant landscape will be used as often as possible to
reduce the overall demand on our precious water supply.  Non-potable water,
either county supplied or storm water use will ensure a water conserving
community.

MURDOCK
Village
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MURDOCK
Village

Amenities

Intent & Benefit 

To enhance the community through multiple environmentally responsible
amenities.  The amenities this site provides and how they go about providing
them can help the sustainability of the master-planned community, as well as
the region.  Many community amenities are likely to have a beneficial impact on
the environment relative to typical practice.

Murdock Village Design Concept
Community amenities placed in central areas can help conserve natural

resources.  For example, a community pool may reduce the number of
homeowners that elect to build private pools, therefore reducing the use of
chemicals and conserving water lost through evaporation.  A central town
center, in addition to multiple smaller amenity centers, also reduces the fossil
fuels needed to travel to traditional strip malls to purchase daily necessities.
This community includes many natural and built community features that will all
increase the value of Murdock Village.

Covenants and Deed Restrictions

Green Construction Standards

Intent & Benefit

To promote the community with healthy, energy, water and resource efficient
homes.

Murdock Village Design Concept

The homes at Murdock Village are designed to comply with the Florida Green
Building Coalition Green Home Designation Standard.  The standard requires
that each home achieve a minimum number of points in each of eight
categories:  Energy Efficiency (building envelope/systems), Energy Efficiency
(appliances/lights/amenities), Water Efficiency, Site, Health, Materials, Disaster
Mitigation, and a general category.  Please see attached document outlining the
planned home features for the community -
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Provide Educational Information to Achieve and Promote Green Living
Practices

Intent & Benefit 

To educate the design, development, and construction team, as well as the
community about the benefits of protecting the natural environment. 

Murdock Village Design Concept

The design team is committed to creating a unique regionally beneficial and
sustainable community that creates value while educating the community.
Training is complete and planned for project team members, the community,
and future community homeowners.  The master-plan concept includes plans
to create a destination containing unique, environmentally responsible design
and natural features that will provide community education, as well as enhance
the value of the town center. 

Overall Design Concept

Murdock Village is based on a historical
concept of creating an “Old Florida Village,”
representing regional architecture, as well as
an emphasis on the restoration and
conservation of the indigenous environment.

Stock Development will work closely with
the county to create reciprocal agreements
between Murdock Village and other county
managed lands to include the Sports Park.
Stock Development will explore the
possibilities of an off-site marina to enhance
the quality of life of the residents of Charlotte
County.  By partnering with the County Parks and Recreation Division in a
public/private partnership, Stock Development will offer more amenities to the
residents of Murdock Village and Charlotte County.

The Town Center reflects the residential architecture of the community, and is
planned, designed and placed to complement the overall flow of the community
greenways, grand waterway and natural parks. The “Old Florida” vernacular
provides a hometown feel for the community, reflecting quality architecture that
traditionally outlasts trendy architecture styles.

MURDOCK
Village
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Murdock Village Design Approach

The intent of the master-plan concept is to provide the county and community
with a town center and a sustainable community focused on the five minute
walk principle.  Through innovative design of roads, pedestrian structures,
parking, connection to the community and neighboring arterial roads, the
placement of a centralized town center,  and the placement of additional
amenity and retail centers, including grocery stores, a mail depot and cultural
venues, all homes will have walking access to key regional necessities.

Community Outreach

Murdock Village will be a catalyst for positive change in Charlotte County.
Throughout the development process, it is vitally important to communicate
with key audiences locally, regionally and nationally about this vibrant mixed-
use community.  The marketing philosophy is one of collaboration and
cooperation to educate, inform, and create excitement for this dynamic new
community.  The marketing program will be strategic and multi-faceted, with a
unified message that is tailored to each target audience. 

Reaching out to the Charlotte County community is of primary importance and
will ensure that the community is a part of the design and planning process.  It
is vitally important to engage local residents and to communicate  the vision for
Murdock Village  and how it has been incorporated into the plan. This will
ensure that all of Charlotte County will feel pride and ownership in Murdock
Village.

Stock Development is well regarded within the real estate development
industry as an innovative and strategic marketer. The company has won
numerous awards from regional and national organizations for its excellence in
marketing and was recently honored with the Gold Award from the National
Association of Home Builders - the highest level achievable.

Overview of various audiences, as well as objectives, strategies and tactics for
each:

Charlotte County Residents

Objective: To educate the Charlotte County community about the
development process and the vision of the community possibilities for this
landmark mixed-use development.

Strategies: Create an integrated marketing campaign that will keep residents
informed and allow them to be part of an interactive process; a key component
of this campaign will be tactics designed to achieve community consensus on
the style and mix of the project.

MURDOCK
Village
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Tactics:

• Develop a website that will be updated regularly with news about the
development; identify a contact person for residents to address their questions. 

• Hold a series of architectural charettes with the developer and team
architects in attendance to present the current conceptual design allowing the
community to be involved.

•  Arrange for regular round-table breakfast and town hall meetings, which will
be informal small-scale gatherings for residents to learn about Murdock Village
and all of its exciting components. 

•  Develop a quarterly newsletter providing construction updates, news about
the variety of housing, lifestyle and recreational opportunities, new merchants
as they are signed and new businesses coming into Charlotte County. 

•  Create a comprehensive media kit including a fact sheet, news releases,
profiles and bios of key development team partners, and other newsworthy
information. Identify and reach out to key local, regional and national media,
arranging for media tours of the site, and interviews with key partners. 

•  To enable residents to contribute to the process in an ongoing manner,
develop an online survey about key issues. It is important that when crafting this
survey, that the responses received are incorporated into the community. These
can be as simple as the types of children’s programs residents would like to see
to the kind of activities and events they would like to attend at the town center. 

• Establish the Murdock Village Community Foundation, a not-for-profit
foundation whose mission will be to enhance the quality of life for the people of
Charlotte County through programs that improve education, health, parks,
recreation, art, culture and the community spirit. Stock Development will
provide the seed money for the Foundation, which will be funded through
donations, as well as through a percentage of each new home sale and resale.
The Murdock Village Community Foundation will have an Advisory Board that
will work with Stock Development to best implement the goals of the
foundation, which is to improve the quality of life through education and
charitable donations on projects that will work for the good of Murdock Village
and Charlotte County.

MURDOCK
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Prospective Residential Buyers  

Objective: Communicate the unique opportunity to live in a traditionally
designed neighborhood offering a “new urbanist” designed community with a
myriad of benefits.

Strategies: Conventional marketing for residential communities focuses on
where you live and what type of housing you live in, whereas marketing for new
urbanism emphasizes quality of life and how you live. 

Tactics:

•  Develop a brochure about the community that describes the benefits of
walkability, variety of housing, town center, environmentally-friendly design,
Energy Star(r) housing, nature conservation and other features.

•  Create an advertising campaign that positions Murdock Village as the
address of choice in Charlotte County - for everyone from young professionals,
first-time home buyers and young families to empty nesters and seniors.

Prospective Retail and Corporate Tenants

Objective: Target local, regional and national retailers that will offer products
and services appealing to Charlotte County residents and visitors. Create the
need and desire that will persuade local, regional and national businesses to
relocate to Murdock Village due to the ideal location and possibilities for
expansion. Emphasize the conveniences, such as the area’s vibrant workforce,
access to major roadways, and quality of life. 

Strategies: Create a targeted leasing campaign to inform retailers and
business about the vibrant Charlotte County market and the opportunity to be
part of Southwest Florida’s most dynamic destination. 

MURDOCK
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Tactics:

•   Attend the International Council of  Shopping Center’s Convention (ICSC)
in order to match the assets of Charlotte County and Murdock Village with the
needs of national companies and develop a target list of potential prospects
that will be the best fit for Murdock Village and Charlotte County.

•  Develop a leasing brochure that will include demographics about the
Charlotte County market and its economic appeal. 

•  Invite local and regional business leaders and owners to attend a series of
round-table breakfasts where they will learn about Murdock Village; as the
project evolves, arrange for bus tours of the property to see its progress.

•  Stock Development will work with the private sector to find feasible
alternatives for the remaining privately held property in A-2.  Stock
Development will work to purchase a portion of the privately held lands in A-2
to better integrate this parcel with Murdock Village

•  Stock Development will enter into discussions with the two church
organizations in parcel 10 to work towards re-location of their houses of
worship.

Urban Design Concept

The design concept of Murdock Village is based on two primary components:
optimizing the design and function of the regional park and existing site
features, and conserving the natural environment while improving the existing
regional transportation system. 

Murdock Village will be based on the concept of new urbanism in a natural
setting. The primary component will be the Town Center. The Town Center is
located so that it relates to the total site, as well as to the adjacent areas
(Highway 776). A detailed narrative on the Town Center has been provided in
this proposal. The natural features of the site, including the two closed-route
canals will be a primary feature within the development.

MURDOCK
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Transportation System

The traffic-way system is divided into a tertiary-tiered pattern.  The first tier is
a primary parkway system with minimum access into the individual
neighborhoods which encourages safety and creates a scenic corridor.  This
system integrates into the existing roadway system, which includes Flamingo
Boulevard and Toledo Blade Boulevard, offering a continued connection
through the property. The second system is a collector system, which is linked
to the two primary parkways.  These collector roads serve the different
neighborhoods within Murdock Village.  The third system is a neighborhood
system, which serves the individual neighborhoods with a series of through
streets versus cul-de-sacs which assist in reducing the number of vehicle miles
traveled.  The transportation concept focuses on safety, efficiency, and being as
self-contained as possible.

Adjacent to the primary road systems (the parkway) will be a 100’ buffer on
either side of the right-of-way.  This creates and encourages scenic exposure,
as well as creating a linear park.  Adjacent to the parkway within the linear park
would be two circular systems; one pedestrian, and the other a bike trial.  A key
location would also be along the parkway, where village trolley stations would
be located convenient to the entrance of the neighborhoods connecting the
linear parkway park into a series of green ways.  In several incidences, the
proposed water edges would be brought into view along the primary road
system, thus adding to the scenic character of Murdock Village.

The collector road system is a 70’ right-of-way with a 50’ greenway on either
side of the road.  This greenway will then connect into each of the
neighborhoods.  The neighborhoods are divided into definitive sizes and
densities, creating a strong sense of neighborhood while providing links
throughout the property with the system of greenways and waterways.

The neighborhood road system is a 60’ right-of-way with adjacent sidewalks
and a series of street trees planted in a geometric pattern, which will provide
shade for pedestrian and encourages non-vehicular travel.

The roadway and park system will not only connect Murdock Village from
within, but also to the rest of Charlotte County.  The plan emphasizes a strong
connection to the residential neighbors to the West reducing the number of
vehicles that must use El Jobean Road/776 or US 41 to get to the town center.
The plan also connects into the major roadway system emphasizing the strong
connection of Flamingo Boulevard and Toledo Blade Boulevard from US 41 to
El Jobean Road/776.

MURDOCK
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Residential Design 

The residential component will include several different neighborhoods
consisting of single-family and multi-family structures creating a character and
scale that relates back to Florida vernacular style.  The communities created
within Murdock Village will include a mix of housing products which include
traditional single-family and multi-family residences for a variety of people and
families to an active adult community and attainable workforce housing.
Attainable workforce housing is an integral component of the community.   

The architecture of Murdock Village will also reflect and fit into the heritage of
the community.  Residential structures will enhance the overall environmental
quality of the adjacent streetscapes.  The designed elevations of the structures
are inviting and exhibit a feeling of warmth within the community.  Our focus is
homes with unique character and a self-identity that avoids repetitive building
facades.  Service and vehicular areas will be concealed. Structures will be
oriented to face either a street or a greenway system keeping vehicular traffic
concealed by means of alleyways and service corridors.  Covered porches,
columns, stoops, recessed entry ways, roof overhangs, porticos and Old
Florida building materials such as siding, stucco and metal roofing will be
encouraged.  Design standards for new construction will be created, reviewed
and enforced throughout the development.

Communities will be created with a vocabulary that will help shape design
standards.  The community vocabulary will include street signs, street lighting,
mail boxes, neighborhood entrances, specialty pavements, bus shelters, street
furniture and community mail stations.

These residential components will all be linked to specific amenity pods
ensuring that all homes are within a five minute walk of amenities.  These
components will include clubhouse and fitness facilities, pools, mail stations,
canoe and kayak storage and launching facilities, restaurant locations, and a
camp for kids, “Camp Murdock,” with after-school, weekend and summer
programs, sports, games, arts and crafts, basketball, skate park and other
organized activities. Camp Murdock will work in collaboration with the Charlotte
County Parks and Recreation as well as the Murdock Village Community
Association to provide programs for residents. There will also be a general store
component that will fulfill the need for smaller, more convenient neighborhood
commercial uses.  The general store component will add to the neighborhood
character of the communities.

Incorporated in the site are other uses as well, such as the town center
component and the residential component that will further give Murdock Village
a sense of “place.”  These uses include a school, a library, an assisted living
facility, a medical plaza, sites for places of worship and a business park. 
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Overview of Stock Development
Master Developer

Stock Development has become one of the most dynamic and fastest 
growing development companies in Southwest Florida. With more than six
decades of building experience, the Stock family name has long been 
synonymous with quality real estate. What began as a development and 
construction company has grown to include a range of related businesses and
services that enhance the lives of its customers. 

The reputation of the company has been solidified with recognition from 
several prestigious awards, including: the 2005 Governor’s Business
Diversification Award for Entrepreneurship, the 2005 Collier County Economic
Development Council’s Excellence in Industry Award for Entrepreneurship, the
Lee Building Industry Association Developer of the Year award and many
national, state and local awards including Excel, Sand Dollar and Pinnacle
Awards.

About Stock Development

Originally from northern Wisconsin, the Stock family has nearly six decades of
building experience. In 1940, Ken Stock started Stock Lumber Company with
one lumber yard.  K.C. Stock, Ken’s son, later purchased the lumber yard from
his father in 1972, and grew the company into a family-owned chain operating
across the upper Midwest. Catering to the homebuilding industry, Stock
Lumber supplied everything from foundations, windows and siding to interior
trim.  

K.C. later sold the lumber company and his entrepreneurial spirit led to the
diversification of family operations. He currently serves as the CEO of KCS
International, Inc., the manufacturer of Cruiser Yachts and Rampage boats. This
Wisconsin and North Carolina based company employs more than 950 people. 

In the mid-90’s, Naples attracted K.C.’s attention. He became a part-time 
resident and an investor in Southwest Florida real estate properties, including
neighborhoods within Pelican Landing and The Colony. 

In 1998, K.C. expanded his Naples area interests by becoming a partner 
and sole investor in Olde Cypress. He continued his expansion in 1999 by
becoming the sole investor in Grandézza.

MURDOCK
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In 2002, K.C. and his son, Brian, decided to form Stock Development and
entered the Southwest Florida Real Estate market as a major development 
company. Their first endeavor was the purchase of 340 developable acres in the
southern half of Lely Resort Golf & Country Club in Naples, Florida. In its first
year of operations, Stock Development oversaw $50 million in new home sales
and resales within Lely Resort. By assuming ownership of both Olde Cypress 
and Grandézza, the firm quickly established itself as a growing force with a 

special ization in amenity-rich master-
planned communities. 

In September 2003, Stock Development
purchased the remaining 1,500 acres 
within Lely Resort. The acquisition gave
Stock Development control over all the
development in the 2,800+ acre community.
In 2005, Stock Development released two
new communities, Vivante in Punta Gorda
and Paseo in Fort Myers. Currently, Stock
Development has control of over 7,000 acres
of land comprising of 20,000 residential 
units and over 1,000,000 square feet of 
commercial space.

As Stock Development continues to grow,
the company remains true to the values that
have shaped it from the beginning: pride in
workmanship, attention to detail and a 
commitment to give back to the community
through charitable contributions and 
participation.

Company CEO, Brian Stock, carries 
forward a legacy of excellence begun by his
father. Together they have made Stock
Development one of the most respected
developers in the Southwest Florida Real
Estate Market.

While the company has experienced
tremendous growth, the Stock vision
remains the same as it did when it first
began: to achieve unparalleled satisfaction

and lifestyle for its customers - above and beyond its customers’ expectations
and imagination. Fulfilling that vision continues to guide the company and its 
people every day and in every way. 
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Brian Stock
CEO, Stock Development

Stock is a native of Oconto, Wisconsin and a 
graduate of St. Norbert College in DePere, Wisconsin,
where he earned a degree in business administration.
He has 23 years of experience in real estate 
development, construction, land planning, marketing
and sales. At a young age, Stock worked in his 

family’s company and learned the business from the bottom up eventually 
serving in numerous positions, including: Director of Mergers and Acquisitions
and Vice President of Purchasing.

Stock currently serves as CEO of the company that he started with his father.
He is actively involved in all aspects of the company, including: acquisitions,
land planning, commercial development, product design, construction, 
financial, marketing and sales.

Today, Stock resides in Southwest Florida and prides himself in giving back to
the community in which he does business. As a result, Stock Development and
its employees are active in numerous local charities and associations.

Brad Black
COO, Stock Development 

A native of Northwest Pennsylvania, Black graduated
from the University of Scranton with a BA in 
accounting and finance.  He has over 15 years of
experience in the accounting industry. 

Black served as a staff accountant with Michael
Cunningham P.A. in Carbondale, Pennsylvania from 1990 to 1994.  In 1994,
Black moved to Naples to serve as the Controller for Power Corporation and
later became the company’s Chief Financial Officer.

In 2001, Black joined Stock Development as Controller and was later 
promoted to Chief Financial Officer. Black currently serves as the Chief
Operations Officer for Stock Development, overseeing the operations for the
Stock Family of Companies.

Stock Development Principals and Project Managers
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Murdock Village Project Manager
Bill Bullock, P.E. 
Vice President of Land Acquisition and Development

Originally from Mississippi, Bill Bullock attended the
University of Central Florida and graduated with a
Bachelor of Science Degree in Environmental
Engineering. Bullock is currently a registered Florida
Professional Engineer.

Over the past 12 years, Bullock has been employed with nationally 
recognizable homebuilder/developers such as Lennar, Pulte and Centex.  He
has experience in several Florida markets including Tampa, Orlando,
Jacksonville, Sarasota, Fort Myers and Naples.  Bullock has been involved with
a variety of housing types ranging from affordable to luxury and everything from
townhomes, condominiums and single family to active adult communities.  He
also possesses extensive experience in master planned communities,
Community Development Districts, and DRI’s. 

Bullock joined Stock Development in 2005, and currently oversees the 
acquisition and development of all Stock Development’s  communities.

Bob Imig
President, Stock Construction

A native of Green Bay, Wisconsin, Imig has nine
years of experience in the construction industry. He is
a graduate of Ottawa University in Milwaukee,
Wisconsin where he earned a degree in business
administration.

Imig spent 18 years as an Industrial Engineering
Manager for United Parcel Service in Elm Grove, Wisconsin. In 1995, he
became the Manager of Stock Lumber in Sussex, Wisconsin before founding
Imig Development in Green Bay, Wisconsin in 1998. 

In 2002, Imig re-located to Southwest Florida and joined Stock Development
as a Project Manager responsible for single-family home construction and
development at Lely Resort. Imig currently serves as the President of Stock
Construction, the home building division of Stock Development

MURDOCK
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Michael C. Tyler
Vice President of Construction Engineering

Tyler has over 25 years of experience in the 
design and execution of commercial and residential
construct ion pro jects ,  both nat ional ly  and 
internationally.    

Tyler received his degree in Welding Engineering from
Joliet Junior College and his Mechanical Engineering degree from Illinois State
University.  Throughout his career, Tyler has served as Project Manager,
Superintendent and Consultant, and he has overseen commercial and 
residential projects in Vermont, Texas, Ohio, California, Illinois, Virginia, New
York, Quebec and Florida.  

Most recently, Tyler was pivotal in the development and construction of
Miromar Lakes Beach & Golf Club, Miromar Outlets and the International
Design Center in Estero, Florida.  

Tyler joined Stock Construction in 2006 and currently serves as the Vice
President of Construction Engineering.

MURDOCK
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Claudine Léger-Wetzel
Vice President of Marketing and Community Relations

Originally from Montréal, Canada, Léger-Wetzel
graduated from Florida State University where she
earned a degree in business administration.  Léger-
Wetzel has over 20 years of experience in the
Southwest Florida Real Estate, Marketing and Sales
arena.

In 1985, Léger-Wetzel joined the Ritz-Carlton Hotel in Naples where she
served in a variety of capacities within the Hotel Industry.  In 1989, she joined
Westinghouse Communities and served for over 10 years in marketing, sales
and country club management. Léger-Wetzel joined Stock Development in
2001, and currently serves as the Vice President of Marketing and Community
Relations.

Léger-Wetzel is involved with numerous local charitable organizations and
serves on the Boards of the Ronald McDonald House and the Education
Foundation of Collier County.  Léger-Wetzel was recently honored with the
Marketing Director of the Year Award from the National Association of Home
Builders.
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Includes the Following Companies: 

With 550 employees, the family of Stock companies now includes a
variety of services creating a “One-Stock” shopping experience that
simplifies the home-buying process.

S t o c k  C o n s t r u c t i o n ,  t h e  a w a rd - w i n n i n g  
homebuilding division of Stock Development, has
emerged as one of the premier builders on Florida’s
Southwest coast. Quality, integrity and innovation are
the hallmarks of Stock Construction, which is 

continually working to offer its customers the best homes possible. To that end,
the company has its own design center, which allows prospective homeowners
to streamline the interior features and finishes selection process. 

The company’s dedication to quality is evident in every home - reflecting the
pride in workmanship, attention to detail and commitment to excellence that are
longstanding Stock family values. Stock Construction was awarded the
Regional Award by the National Association of Home Builder’s for Best Single
Family Detached Home and has earned numerous Sand Dollar and Pinnacle
Awards from the Lee and Collier Building Industry Associations.

Stock Development serves as the parent company
for  the  Stock  Fami ly  o f  Compan ies .  S tock
Development has built a solid reputation in the 
market place, and is well positioned to attract local
and national companies in which to partner. Currently,

Stock has relationships with Centex Homes, Bateman Communities, and many
other regional builders. 

The Stock Family of Services
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Stock Realty was founded on a simple philosophy:
to earn the trust of its clients by providing them with
unparalleled service and results. Helping to shape
that philosophy is a team of bright, knowledgeable
and experienced REALTORS(r) who share this 

commitment to integrity, creativity and success. 

Quickly emerging as one of Southwest Florida’s most dynamic realty 
organizations, Stock Realty is a full service real estate company. Its diverse 
listings include some of the finest new home communities in the area. Stock
Realty offers a broad range of services to its clients, including rental and 
property management assistance as well as relocation services. 

Family of Stock Companies continued

Stock Financial is committed to the seamless 
integration of the mortgage process with the 
purchase of a new home. Through its consultative
approach to mortgage lending, Stock Financial
focuses on each client’s unique financial picture to

help them secure financing that meets their lifestyle goals. 

As a full-service correspondent lender, Stock Financial offers a broad 
spectrum of loan products and documentation options, so the firm can provide
clients with the most competitive programs and interest rates in the industry.
Stock Financial provides mortgage financing to clients throughout Southwest
Florida. And while the firm is uniquely qualified to help those customers who are
purchasing a home through Stock Development or Stock Realty, Stock
Financial can help finance a home wherever it may be.
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Stock Property Management is committed to 
providing the highest quality community association
services available in Southwest Florida. With a 
reputation for providing excellent customer service,
Stock Property Management’s mission is to improve

the quality of life for residents of townhomes, condominiums and homeowner
associations.

Stock Property Management’s staff of industry-certified managers has helped
association boards of directors maintain the beauty and value of their 
communities, while also helping them to customize management programs and
incorporate technology to create a true sense of community. 

Family of Stock Companies continued

In Southwest Florida, with the emphasis on casual
outdoor living, a backyard pool can be as important
to a home as the living room. With design choices
that range from traditional to modern and coordinate

perfectly with the style of one’s home, Serenity Pool & Spa helps create the 
perfect Florida backyard. By installing a pool during the home construction
process, homeowners can immediately begin enjoying their new home - both
indoors and out.

Pizzazz Interiors offers complete custom design
services, including flooring, window treatments, art
work and accessories that are all integrated in the
firm’s design team service. Clients are assured of a
seamless design process that includes effective

coordination, management and delivery of their custom home design. 
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Family of Stock Companies continued

Noble Title & Trust offers homeowners protection
with the best title insurance available, backed by an
organization with sound financial strength and 
problem solving abilities. Following in the Stock 
family tradition, Noble Title & Trust is dedicated to
total customer satisfaction. 

A title is the foundation of ownership and the basis of a homeowner’s right to
possess and use property. Title insurance plays a major role in making home
ownership safe and secure for as long as one owns a home. Title insurance 
protects the homeowner against claims and title faults, and assists in 
purchasing the property. Since title insurance is a requirement for many loans,
Noble Title & Trust can quickly research and determine the condition of a title,
and offer a prompt commitment to insure. 

Stock Community Services offers a full range of
services to eliminate dozens of life’s daily details.
Through its Personal Services Program, residents 
are assisted with everything from making dinner
reservations to coordinating transportation to and
from the airport. Stock Community Services also

assists with absentee home monitoring and seasonal services, as well as 
maintenance, landscaping and handyman services. For residents moving into a
new home, Stock Community Services also arranges for a Personal Relocation
Specialist.

Stock Development Real Estate Services provides a
broad spectrum of sales and marketing services to
builders and developers, including sales center
staffing and training, sales management and 
marketing, and broker networking. Covering every

phase of a project’s development process, the company also consults on 
architecture, land planning, market analysis and amenity concepts.
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• 2005 Governor’s Entrepreneurship
Award. Awarded to a Major Market 
company that has demonstrated
ingenuity, civic leadership and has
made significant contributions to
diversifying and strengthening
Florida’s economy. 

• 2005 Excellence in Industry
Entrepreneurship Award — Awarded
to a company less than five years 
old that sets the standard for 
entrepreneurship and creativity. 

• 2005 Development Company of the Year by the Lee Building Industry
Association.  Awarded to a development company that displays ethical 
behavior, leadership, good customer relations, management capabilities
and innovative and creative marketing. 

• 2005 Grand Award by the News Press. Awarded to the best in marketing and
merchandising based on overall superior performance during 2004. 

• 2004 Company of the Year by the Naples Area Board of Realtors

2006 THE NATIONALS
Marketing Director of the Year - Gold Award

Claudine Leger-Wetzel

Best Color Ad Single Project - Silver Award
Paseo

Best Color Ad Master planned Community - Silver Award
Paseo

Best Graphic Continuity - Regional Award
Paseo

Best Color Ad - Regional Award
Paseo

Best Design Center - Regional Award
Stock Construction Design Center

Best Single Detached Home $400,000 - $650,000 - Regional Award
Valencia Model at Grandézza

MURDOCK
Village

RECOGNITION & AWARDS



2005 EXCEL AWARDS
Marketing Director of the Year

Claudine Leger-Wetzel 

Best Brochure for a Product or Project
Paseo

Best Brochure for a Master Planned Community 
Paseo

Best Color Ad 
Paseo

Best Radio Commercial 
Paseo

Best Radio Commercial 
Lely Resort “Golf Ball” 

Best Sales Office
Paseo

2005 PINNACLE AWARDS
Best Developer Newspaper Ad in Color

Paseo

Best Developer Newspaper Insert 
Olde Cypress 

Best Developer Special Event - Pre-Sale, Grand Opening or Other
Special Promotion

Paseo Unveilings

Best Developer Charitable Event 
Hurricane Charley Relief Efforts 

Best Special Promotion - Broker CO-OP 
“Sweet Rewards”

Best Developer Overall Advertising Campaign 
Paseo

Product Design of the Year - $500,000 - $649,999
Valencia model at Grandézza 

Best Sales Center 
Paseo

Marketing Representative of the Year 
Claudine Léger-Wetzel 

Recognition & Awards continued
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2005 SAND DOLLAR AWARDS

Product Design of the Year - Single Family Home $500,001-$700,000
Salerno in Grandézza

Product Design of the Year - Single Family Home $900,001-$1,250,000
Ponte Vedra in Grandézza

Best Radio Commercial
Lely Resort “Golf Ball”

Best Special Promotion for Any Product or Project
“Sweet Rewards”

Best Special Event Benefiting Charity
Hurricane Charley Relief Efforts

Superior Home Award 

Best Exterior 

Best Bath

Best Livability

Best Outdoor Living

Best Pool 

Muirfield model at Grandézza

Superior Home Award

Best Exterior

Best Kitchen

Best Bath

Best Livability

Best Outdoor Living

Best Pool

Salerno Model at Grandézza 

Superior Home Award

Best Exterior 

Best Kitchen

Best Bath

Best Livability

Best Interior Design

Best Outdoor Living 

San Remo model at

Grandézza

Best Exterior

Montessa Model at

Grandézza

Recognition & Awards continued
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2004 PINNACLE AWARDS

Best Developer Brochure
Grandezza

Best Developer Magazine Ad
Grandézza “Wintertime”

Best Developer Special Promotion-
Broker Co-Op
“Sweet Rewards” 

Product Design of the Year - Single-Family 
$800,000-$999,999
The Mizner at The Colony 

Best Clubhouse
The Club at Grandézza

2004 SAND DOLLAR AWARDS
Product Design of the Year - Multi-Family Dwelling $350,001-$500,000

Napoli at Olde Cypress

Best Overall Advertising and Marketing Campaign for Community
Grandézza

Best Community Brochure
Grandézza

Best Community Print Ad
Grandézza

Best Electronic Media/CD-Rom
Lely Resort

Sales Manager of the Year
Michael Vranek, Lely Resort 

2004 FLORIDA’S BEST AWARDS

Best Brochure                                       Print Campaign
Grandézza                                             Grandézza

Recognition & Awards continued
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Stock Development’s Ownership
Position and Role in Recent Projects

Lely Resort Golf & Country Club, Naples 
In 2002, Stock Development purchased 340 

developable acres in the southern half of Lely Golf &
Country Club, and the following year purchased the
remaining 1,500 acres within Lely Resort. The 
acquisition gave Stock Development control over all
the development in the 2,800-plus acre community.
Lely Resort offers a variety of distinctive 
neighborhoods and three magnificent signature golf

courses designed by Gary Player, Lee Trevino/Wm. Graves and the legendary
Robert Trent Jones.  Lely also offers a mix of residential products - from condo-
miniums, town homes and coach homes to single-family and custom estates
homes.

Lely Resort is an outstanding example of a mixed-use community with a 
variety of residential and commercial products.  Lely Resort includes over 850
acres of preserves and wetlands, 9,150 residential units and 850,000 square
feet of commercial space.  The community offers tremendous educational
opportunities and boasts an elementary and high school, as well as the Collier

MURDOCK
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Stock Development and its Family of Companies are solely owned by K.C. 
and Brian Stock and employ over 550 associates working in a variety of 
capacities.

Stock Development has a number of master-planned communities with 
significant commercial areas that include retail, office, mixed-use, hotel, 
community services and special purpose areas that support and enhance the
surrounding communities. Stock Development is the Master Developer of the
following communities: Lely Resort, Olé and Olde Cypress in Collier County;
Grandézza, Paseo and Mayfair Gardens in Lee County; and Vivante and Aquia
in Charlotte County.  

As the Master Developer, Stock Development is responsible for land 
acquisition, site planning, product design, engineering, permitting, 
infrastructure, DRI process, architectural review board, design and construction
of amenities, homeowner associations, greenways and blueways, street design
and landscaping.  

Overview of Stock Development’s current portfolio of communities 
throughout Southwest Florida:



Campus for Edison Community College.  Future plans include a public library
as well as 850,000 square feet of commercial space to include retail, office and
mixed-use. In 2005, Stock Development opened the Players Club & Spa, an
over 25,000 square-foot resort-style amenity complex. 

Lely Resort offers a lifestyle for everyone with a variety of recreational 
offerings. The award-winning golf facilities at Lely Resort can be enjoyed for a
daily fee per player or residents may choose to belong to the private country
club.  Membership to the Players Club & Spa is included with the purchase of
select home neighborhoods. The beauty of Lely Resort and the developer’s
master plan is to provide opportunities for everyone to enjoy the lifestyle and
amenities at a variety of price points.

As the Master Developer of Lely Resort, Stock’s role includes the following:
overall land planning, permitting, engineering, infrastructure, product design,
product mix, residential mix, pricing matrix, design and construction of 
amenities including the 25,000 square-foot Player’s Club & Spa, membership
documents, sales and marketing and community continuity through 
landscaping and street signage. 

Stock Construction successfully completed build-out in three neighborhoods
at Lely Resort and is currently building in five neighborhoods.

Stock Communities continued

Ole, Naples
Olé, a gated community within Lely Resort, is one of

the largest mixed-use communities in Southwest 
Florida. Olé offers an exciting neighborhood of 
623  Med i te r ranean-s ty le  res idences  w i th  
pedestrian-friendly streets and lush, natural 
surroundings.  The Village Center, the mixed-use
component of the community, includes a variety of
commercial entertainment uses, including: theater, 
fitness center, pub, café, mail center and arts and
crafts facilities. 

As the social hub of the community, the Village Center also features a resort-
style pool, tennis courts, and other recreational amenities. The Village Center is
where neighbors will come together to celebrate, relax and enjoy all that life has
to offer. The community offers a variety of multi-family residences including
flats, town homes and casitas, and membership to the Village Center is 
included with the purchase of every home. 

Stock Construction is the exclusive builder in Olé.   

As the Master Developer of Olé, Stock Development’s responsibilities include:
land planning, site development, architectural design, product design, 
infrastructure, clubhouse design and construction, sales and marketing. 
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Grandézza, Estero
This 550-acre gated community, located between

Fort Myers and Naples, features 9 neighborhoods of
spectacular homes and a masterful 18-hole golf
course.  Grandézza offers a variety of residential 
offerings and amenities that include the elegant
53,000 square-foot clubhouse which features 
luxuriously appointed men’s and women’s locker
rooms, a lakefront swimming pool, six Har-Tru tennis

courts, a Grand Ballroom, the Tapestry Bar and a spacious
pro shop. The amenities are included in the purchase of each home including
all residents in the lifestyle of the community.  

As the Master Developer for Grandézza, Stock Development has maintained
the amenities of the community, including the Darwin Sharpe III designed golf
course and the Clubhouse.  Stock Development is currently 95% sold out of the
community, but maintains ownership and management of the amenities.

Stock Construction successfully completed build-out in one neighborhood in
Grandézza and is currently building in 3 neighborhoods.

Stock Communities continued

Olde Cypress, Naples 

Olde Cypress is a low-density community 
comprised exclusively of single-family homes with a
Clubhouse that earned Clubhouse of the Year honors.
The centerpiece of Olde Cypress is its spectacular
P.B. Dye-designed golf course, limited to just 350 
members, which was designed using a system of
raised boardwalks to protect the environment as it
meanders through the preserves. Olde Cypress was designed to enhance the
original beauty of the natural surroundings and provide a spectacular backdrop
for the homes in the community.

As the Master Developer of Olde Cypress, Stock Development’s 
responsibilities include: overall land planning, permitting, architectural review
board, homeowner association management, sales, marketing and country
club and golf course management.
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Stock Communities continued

PASEO, Fort Myers
Like Olé, Paseo is a community centered around the

Village Center. This friendly and inviting town center
features a resort-style pool and a 4,000-square-foot
gym with the latest fitness equipment, plus an 
aerobics/Pilates studio and full-service spa. There will
be a bank, dry cleaner, 100-seat community movie 
theater, mail center, ice cream parlor, casual dining 
restaurant with indoor and terrace seating, and an 

outdoor coffee bar and café. 

Paseo offers just under 1,200 residences, including flats, two-story town
homes, split-level town homes, casitas, along with the Paseo Signature
Collection and Master Collection of single-family homes.  Stock Construction is
the exclusive builder in Paseo.

Paseo is a 461-acre community in South Fort Myers surrounded by the 
Six Mile Cypress Slough. Stock Development worked with local government
agencies and environmental organizations to ensure that great care was taken
in the land planning and development of Paseo in order to preserve the Slough,
which is a vital waterway system in Lee County. Stock Development has 
partnered with Friends of Six Mile Cypress Slough Preserve to build an
Interpretative Center on county owned lands that will be certified by the U.S.
Green Building Council’s Leadership in Energy and Environmental DesignTM.
This building will serve to educate the public about the importance of the
Slough and the need to work in partnership with the environment. 

As the Master Developer of Paseo, Stock Development’s responsibilities
include: master concept plan, site plan development, architectural design,
product design, infrastructure, clubhouse design and construction, construction
of all amenity features, sales and marketing.

Vivante, Punta Gorda 
In the heart of the tranquil coastal town of Punta

Gorda is Vivante, an exclusive residential community
with magnificent harbor, lake and nature views.
Vivante features spacious condominiums with three
levels of luxury living over a private garage, plus
superb amenities that include a grand Clubhouse with
a resort-style pool and spa.

Stock Development acquired the parcel of land in 2004, and created the 
master concept plan.  Stock Development and their development team worked
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Mayfair Gardens, Fort Myers
Stock Development recently acquired this 246-acre

parcel and is working to create a truly unique living
experience. Debuting in 2007, Mayfair Gardens will be
a lushly landscaped community in South Fort Myers
with a focus on health, fitness and the outdoors. With
meandering footpaths, community gardens, a 
full-service clubhouse and golf nearby, Mayfair
Gardens was designed in harmony with the 
landscape, and includes tropically landscaped paths
on which to walk and meditate, orchid gardens to
tend and admire, and gracious park benches.  

As the Master Developer of Mayfair Gardens, Stock Development is 
responsible for the design and construction of the amenities which will include
a clubhouse with a full complement of health and wellness programs and a
lagoon-style pool. There will be a vibrant blend of residential offerings to suit
every lifestyle, including town homes and flats in a variety of floorplans.  

Stock Construction will be the exclusive builder in Mayfair Gardens.

Aquia, Cape Haze 

Aquia-Cape Haze is a peaceful, private enclave set
against the backdrop of one of Florida’s most 
spectacular coastal settings. This exclusive 
condominium community is limited to just 108 
exceptional residences, surrounded by nature 
preserves and broad, expansive views of Lemon Bay.
Debuting in the fall of 2006, Aquia is currently in the
final land planning stages.

Stock Development worked with their development team to design the 
product and the amenity features and is working with Florida Green Building
Coalition to certify this community as a Green Development through careful
planning and conservation.

Stock Communities continued

on product design, clubhouse design as well as sales and marketing.  Stock
worked in partnership with Bove Company and has handled the sales and 
marketing for both builders to a record 300 transactions in 2005.
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Ability to Attract National and Regional Tenants

The reputation of Stock Development has been solidified with recognition from
several prestigious awards, including: the 2005 Governor’s Business
Diversification Award for Entrepreneurship, the 2005 Collier County Economic
Development Council’s Excellence in Industry Award for Entrepreneurship, the
Lee Building Industry Association Developer of the Year award and many
national, state and local awards including Excel, Sand Dollar and Pinnacle
Awards

Stock Development has created solid business relationships with several local
and national builders and commercial experts.

An extensive commercial market demand study along with a local area needs
and wants assessment has been conducted by Armalavage and Associates.
Armalavage and Associates has been instrumental in the planning of numerous
mixed-use developments in Southwest Florida including: Grand Central
Station, Naples Bay Resort and Fifth Avenue in Collier County; T&T Commercial
District in Lee County; as well as The Plaza on Fifth in Sarasota County. 
The company prepared detailed needs assessment of the Charlotte 
County marketplace. Specific attention was placed on meeting the municipal
needs of the city and county. 

Bill Bullock, Project Manger for Murdock Village, will oversee and coordinate
the various commercial marketing and development opportunities within
Murdock Village.  A pro-active marketing approach will be initiated with a 
separate focus on the local, regional and national levels.
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Commercial Overview and Strategy

The results of our market study will be matched with a supply list of national
and regional retail, service and other companies whose site location needs
match the Charlotte County and Murdock Village market assets.  A pro-active
marketing approach will be initiated with a separate focus on the local, 
regional and national levels.

Local Level: Over 80% of all commercial activity and job growth is the 
result of local companies expanding within their local market area.   A local
advertising and marketing program will be put in place to attract small to 
midsize local companies.   Contact with local real estate brokers will be put in
place, including a local broker incentive package to encourage local market
participation.    

Regional Level: As Southwest Florida
communities continue to grow 
together, more regional companies will
discover the location attributes of 
servicing the region from Charlotte
County.  A regional level market survey
will be conducted to determine who is
not currently in the marketplace that 
should be, and a pro-active outreach
program will be initiated to seek region-
al services that support the Murdock
Village concept.  Stock Development will
work with and market to the regional
brokerage community to expand our 
marketing efforts.  Regional efforts will
include outreach to the Sarasota,
Manatee, Tampa Bay, Lee, Collier,
Seminole, Volusia, Broward and Miami-
Dade County markets.  

National Level: At the national level, we will attend the International Councel
of Shopping Centers annual convention and to match Charlotte County and
Murdock Village assets with the needs of national companies and develop a 
target list of potential prospects that we will contacted.  Stock Development will
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work through such national organizations as the National Association of
Industrial and Office Parks (NAIOP) and the International Council of Shopping
Centers (ICSC) with a direct mail campaign, personal contact outreach and
electronic marketing packages to key national level brokerage firms.  We will be
highly selective on the selection of potential tenants and owners for Murdock
Village, working exclusively with national tenants and businesses that will
enhance the overall Murdock Village concept.  

The plan includes a business park as an integral part of Murdock Village.  The
business park is provided to encourage an employment center within Murdock
Village, in addition to the town center, retail, government, and community areas
of the plan.  

• The business park will be deed restricted, have common theme design 
standards, attractive signage, use restrictions, state of the art business 
technology and a high standard of landscaping.  

• The park will attract and offer products for several different type of 
companies, including local office, medical, financial institution, research, 
bio-technology and back office operations. 

• The business park will include an area offering showroom and service spaces
for construction and related activities, including interior design centers, 
showrooms, (carpet, tile, cabinets, appliances) and other consumer service
uses.

• A strong partnership is planned with the economic development office to help
attract high-skill, high-wage diverse industries to the area. 

Each level of activity in the business park and the town center (retail, service,
showroom, office, medical, government services, day care, restaurants, artistic
studios, hotels and others) will have a defined list of uses, a proactive outreach
and marketing initiative, and a local, regional and national outreach approach.

MURDOCK
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Stock Development .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  Master Developer

Bill Bullock, P.E. .  .  .  .  .  .  .  .  .  .  .  Murdock Village Project Manager

Bradshaw & Associates .  .  Land Planning and Landscape Architecture

Banks Engineering .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  Civil Engineering

Armalavage & Associates .  .  .  .  .  .  .  .  .  .  .  Development Consultant

Moore & Waksler .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  Legal

Architectural Network .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  Architecture

Trifecta Construction Solutions .  .  .  .  .  .  Environmental Consultants

The Development Team

Overview of the Development Team

The team assembled shares the vision for Charlotte County. A brief 
description of each of the team members and their respective roles in the
process is as follows: 

Stock Development   –   Master Developer

Stock Development has become one of the most dynamic and fastest 
growing development companies in Florida. With more than six decades of
building experience, the Stock family name has long been synonymous with
quality real estate. What began as a development and construction company
has grown to include a range of related businesses and services that enhance
the lives of its customers. 
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Murdock Village Project Manager
Bill Bullock, P.E.
Vice President of Land Acquisition and Development

As a professional engineer with over 12 years of experience, Bullock will act
as Stock Development’s Project Manager for Murdock Village.  His formal 
training as an Environmental Engineer, his experience with national 
homebuilders such as Lennar, Pulte and Centex Homes, and his expertise in
master-planned communities provide a unique combination of industry 
know-how and environmental awareness that will ensure the vision for Murdock
Village comes to fruition. 

Bradshaw & Associates
Land Planning and Landscape Architecture 

Bradshaw & Associates has been recognized as a premier Landscape
Architecture and Land Planning firm for the past 42 years.  The scope of the
practice has been in the private sector with the emphasis on large-scale
resorts, commercial office complexes, vertical high-rise developments, 
environmental impact studies, master planning and zoning, and residential
projects.  Many of their projects are located in Florida or  internationally (Brazil,
Turkey, China, Japan, Mexico, Dominican Republic, Colombia, Jamaica,
Bahamas, Turks & Caicos, St. Marten, Nevis, Virgin Islands and Puerto Rico).

Project Manager 

Taft Bradshaw is a renowned land planner and landscape architect who
founded the firm that bears his name in 1964. He has an extensive background
in large-scale master plan project as well as commercial projects throughout
Florida. Some of his firm’s notable projects include Ocean Reef in Key Largo,
Pelican Landing in Naples, CityPlace in West Palm Beach, Old Hyde Park in
Tampa, University of Miami in Miami, Shops of Bal Harbour in Miami, and
Waterside Shops in Naples. 
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Armalavage & Associates – Development Consultant

A real estate firm that offers appraisal and consulting services for single and
multi-family residential, commercial retail, professional office, industrial, hotel,
marina properties, special use properties, undeveloped land, farm lands,
swamp land, and environmental and conservation land for public acquisition.
The firm’s scope of services includes: feasibility studies for high-rise condo-
minium projects and Planned Unit Developments, investment analysis, and
market studies. 

Project Manager

Richard L. Armalavage, MAI, is a certified General Real Estate Appraiser and
Licensed Real Estate Broker with extensive experience in the Southwest
Florida market. He is a member of the Naples Area Board of REALTORS(r), the
Florida Association of REALTORS(r), Appraisal Institute, MAI, and the Naples
Area Chamber of Commerce.
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Banks Engineering – Civil Engineering

Founded on a wealth of local experience, Banks Engineering, Inc. is a Civil
Engineering firm offering professional consultation services encompassing all
aspects of the land development process. Banks Engineering, Inc. provides
extensive resources in the performance of project design, permitting, construc-
tion contract preparation and construction management. The firm has exten-
sive experience with large-scale projects, and its past clients have included
Heritage Palms in Six Mile Cypress Parkway, Stoneybrook in Estero, and
Miromar Lakes Beach & Golf Club. The firm’s services for these single and
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Moore & Waksler  – Legal

Serving Southwest Florida, Moore & Waksler, P.L. offers legal services in real
estate, corporate and business law, land use, zoning and local government law,
commercial litigation, estate planning and probate administration. 

Moore & Waksler’s land use practice group assists landowners and 
developers in obtaining development approvals such as rezonings, special
exceptions, variances and state and federal agency permits. The company’s
strength lies in the relationships and reputation that they have built with the
individuals who review and approve permit applications.

Some of the land use practice group’s successes include:

• Permitting and approval for the 727 acre Sandhill Development of Regional
Impact

• United States Fish and Wildlife Approval for a planned residential community
within Florida Scrub Jay habitat

• Successful defense of a comprehensive plan consistency challenge against
an affordable housing development

• Approval under the State of Florida’s expedited permitting process for a 
200-acre commercial/industrial park

The real estate practice group represents clients in transactions concerning
the acquisition, financing, development and disposition of real estate. These
transactions involve all types of real estate including the acquisition of raw land
for speculation, raw commercial and residential land for development, as well
as improved commercial and residential land.

The real estate practice group’s experience includes:

• Responsibility for every facet of real estate law issues related to one 
company’s development of 28 platted subdivisions in 7 planned residential
communities containing in excess of 40,000 single family lots.

• Creating and serving as trustee and legal counsel for over 30 land trusts 
representing over $50 million in land value

Project Manager

Geri L. Waksler practices in the areas of land use and zoning and construction
contract law.  She represents a number of developments of regional impact and
has represented developers throughout Southwest and South Central Florida.
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Architectural Network – Architecture

Architectural Network, Inc. is a Naples, Florida based architectural practice,
established in 1987. The Firm is experienced in a variety of project types,
including the design of commercial, retail, civic and educational facilities.
Architectural Network, Inc. is a firm of 24 professionals offering services in
Architecture, Planning and Interior Design.  The firm’s owners and staff are 
dedicated to the delivery of exemplary service in the realization of client dreams
and goals. Over the past five years, the firm has won 11 awards for excellence
in design, including 3 for statewide achievement. 

The firm has special expertise in large-scale mixed-use projects. One 
mixed-use project of note is Trail’s End mixed-use development, that includes 
commercial, retail, restaurants, office and residential. The project is located
within a neighborhood that has traditionally been occupied by service 
businesses supporting the downtown and residential neighborhoods of the
community. The area was recently designated a blighted district, triggering the
formation of a Community Redevelopment Agency and the writing of a new
overlay code to form a new mixed-use district. The project is the first to be
designed with the new code and will serve as a catalyst to encourage people to
move to urban, redeveloped areas instead of placing development pressure on
environmentally sensitive areas. Details about this and other of the firm’s 
mixed-use projects are included in this proposal. 
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Project Manager

Matthew Kragh, AIA is a principal architect, planner and partner at
Architectural Network Inc. and is responsible for the planning and design of a
wide range of projects from mixed-use and commercial developments to 
successful traditional neighborhood designs.  Kragh has been with
Architectural Network for the past eight years where he has been an integral
leader in the design and development of 13 design and honor awards from the
American Institute of Architects. In 2004, Kragh was named one of Naples
“Forty under Forty” by Gulfshore Business, and Humanitarian of the Year by AIA
Florida.

While at Architectural Network, Kragh has helped lead the design industry 
in Southwest Florida by maintaining a key role in the development of seven
mixed-use structures on Naples Main Street, 5th Avenue South, as well as
Naples Bay Marina, Trail’s End of Naples, and Renaissance Village at Grand
Central Station in Naples. 

Besides his professional work, Kragh finds time to benefit the community at
large.  Kragh currently serves as Vice President to the United Arts Council of
Collier County and President of the Southwest Chapter of the American
Institute of Architects. 

Other Architectural Network Key Individuals: Rey Pezeshkan, CEO; David M.
Corban, AIA Principal; Architect Rocco J. Costa III, AIA, Principal; Architect
Larry Hernandez, Principal.
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Trifecta Construction Solutions – Environmental Consultants

Working closely with the real estate, design and construction industries, 
Trifecta Construction Solutions specializes in green building and sustainable
development. Founded by Dr. Jennifer L. Languell, the company offers full-
service consulting that provides guidelines for green building residential and
commercial construction, as well as life cycle cost analysis for building 
operations materials selection and building systems.

Project Manager

Jennifer L. Languell, Ph.D., is the founder and President of Trifecta
Construction Solutions, a full-service consulting company that provides green
building and sustainable development services to the real estate, design and
construction industries.  She is also the Director of the Florida Gulf Coast
University WCI Green Building Demonstration and Learning Center.      

Invited to speak at national and international trade conferences, she is 
acknowledged as an expert in the implementation of sustainable construction
techniques, programs and materials in the construction industry.  She was
recently recognized by Gulfshore Business as one of their “40 Under 40” 
professionals to watch, was featured in BusinessWeek’s “How to Cure a Sick
House,” and was interviewed on CNBC’s “Bullseye,” discussing building a
home that results in a healthy indoor environment.      

She holds a Bachelors of Science in Materials Science and Engineering, a
Masters in Engineering in Civil Engineering - Construction Management, and a
Ph.D. in Civil Engineering - Sustainable Construction.  Dr. Languell’s professional
commitments include: Education, Sustainable Environment, Research
/Discovery, Making a Difference, and Industry Transformation.  She partners
with construction professionals to lead the implementation of green building
practices resulting in the adoption of the seven key green building principles.    

She is an award-winning international author, has published and has been 
featured in numerous articles on green building, life cycle costing, and 
sustainable development.  Dr.  Languell is a leader in Florida who works on 
creating healthy, efficient and sustainable projects.  Projects include single-
family residential construction, land development, commercial and multi-family
residential construction, and green building education/demonstration centers.
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Mixed-Use Experience

Stock Development’s past projects have achieved success on many levels.
Stock Development has numerous master-planned communities with 
significant commercial areas that include: retail, office, mixed-use, hotel, 
community services and special purpose areas that support and enhance the
surrounding community. 

The notable mixed-use developments with commercial components are:

Lely Resort Golf & Country Club, Naples 

Amidst 2,800 acres of azure lakes and pristine preserves in Naples, Lely
Resort offers a variety of distinctive neighborhoods and three magnificent 
signature golf courses designed by Gary Player, Lee Trevino/Wm. Graves and
the legendary Robert Trent Jones.  Lely also offers a mix of residential products
- from condominiums and town homes to single-family and custom estates

homes. Lely Resort offers three
clubhouses which offer a variety
of lifestyle and entertainment
options.

Lely Resort is an outstanding
e x a m p l e  o f  a  m i x e d - u s e  
community with a variety of 
res ident ia l  and commerc ia l  
products.  Lely Resort includes
over 850 acres of preserves and
wetlands, 9,150 residential units
and 850,000 square feet  of  
c o m m e r c i a l  s p a c e .   T h e  
community offers tremendous
educational opportunities and
boasts an elementary and high
school, as well as the Collier
Campus for Edison Community
College.  Future plans include a
public library as well as 850,000
square feet of commercial space

to include retail, office and mixed-use. In 2005, Stock Development opened the
Players Club & Spa, an over 25,000 square-foot resort-style amenity complex.
Prior to Stock Development’s ownership of Lely Resort, the community 
averaged less than 50 transactions per year. Under Stock Development’s 
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Olé, Naples

Olé, a gated community within Lely Resort, is one of the largest mixed-use
communities in Southwest Florida. Olé offers an exciting neighborhood of 623
Mediterranean-style residences with pedestrian-friendly streets and lush, 
natural surroundings.  The Village Center, the mixed-use component of the
community, includes a variety of commercial entertainment uses, including: 
theater, fitness center, pub, café, mail center and arts and crafts facilities. 

Phase I of Olé was released in the spring of 2005, with over 7,000 names on
the waiting list.  Phase I is currently sold out and Phase II was released in
February of 2006.

MURDOCK
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guidance and leadership the community is averaging over 500 transactions 
per year.

Currently, Stock Development is finalizing its plans for the 850,000 
commercial component to include office, retail and mixed-use facilities.  Stock
Development has been working with several regional and local companies to
finalize the commercial plan. The Lely Resort commercial component will be
finalized in the second quarter of 2006.

Stock Development worked closely with the local emergency management
officials in Collier County to find a location for a tower within Lely Resort for
emergency purposes.  Stock Community Services worked with residents to
pass the ordinance that would allow EMS to build the tower within Lely Resort:
(Contact: Jim Mudd, Manager - Collier County; Leo Ochs, Assistant Manager -
Collier County)

Edison Community College is located within Lely Resort.  Stock Development
has partnered with the College to build the infrastructure needed to support the
growing campus (Contact: Ron White, District Director of Facilities Planning &
Management - Edison Community College)

Mixed-Use Experience continued
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Grandézza, Estero

This 550-acre gated community,
located between Fort Myers and
Naples, features 9 neighborhoods of
spectacular homes and a masterful
18-hole golf course. Grandézza’s
53,000 square-foot clubhouse features
men’s and women’s locker rooms, a
lakefront swimming pool, six Har-Tru
tennis courts, a Grand Ballroom,
Tapestry Bar and a spacious pro shop.
Grandézza came under full ownership
of Stock Development in 2003.  Stock
Development aggressively marketed
the community and will reach sell out
by the winter of 2006.

Included in the Grandézza community is a 20-acre commercial component
completed in 2003. The commercial component is a vital part of the
live/work/play plan for this community. It includes a Publix Grocery Store, 
several restaurants and a variety of retail shops. 

Stock Development has partnered closely with Florida Gulf Coast University,
hosting their golf team as well as many events at the Grandézza facilities. Stock
Development’s associates have been instrumental in supporting numerous
fundraising events for the university.  (Contact: Dr. Bill Merwin, President -
Florida Gulf Coast University) 

In the spring of 2005, the Lee County Department of Transportation approved
the C.R. 951 road extension and approached Stock Development about 
acquiring a parcel of land that bisected the Grandézza community.  Although an
unfortunate situation for the residents of Grandézza, Stock Development
worked closely with the Lee County Commissioners and the Department 
of Transportation to protect the interest of the residents, and to comply with 
the long range planning efforts of the transportation department. 
Stock Development worked together with the county and the residents to the
satisfaction of all parties. Currently a voluntary sale is pending with Lee County.
(Contact: Don Deberry, Senior Project Manager - Lee County Department of
Transportation).

Mixed-Use Experience continued
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Paseo, Fort Myers

Located in South Fort Myers, Paseo is surrounded by the Six Mile Cypress
Slough. Like Olé, Paseo is a community centered around the Village Center.
This friendly and inviting town center features a resort-style pool, and a 4,000-
square-foot gym with the latest fitness equipment, plus an aerobics/Pilates 
studio and full-service spa. There will be a dry cleaner, 100-seat community
movie theater, mail center, ice cream parlor, casual dining restaurant with indoor
and terrace seating, and an outdoor coffee bar and café. Paseo offers just
under 1,200 residences, including flats, two-story town homes, split-level town
homes, casitas, along with the Paseo Signature Collection and Master
Collection of single-family homes.

In 2004, Stock Development purchased the 461 acres of land and later
released it for sale in 2005.  Stock Development’s careful planning, unique 
traditional neighborhood design, environmental preservation, mixed-use and

variety of attainable
housing products has
contributed to the rapid
sell out. Phase I of Paseo
is currently 95% sold out
and Phase II has just
released.

Stock Development has
taken great care in the
land  p lann ing  and  
development of Paseo in
order to preserve the
Slough, which is a 
vital waterway system in
Lee County.   Stock

Development has partnered with Friends of Six Mile Cypress Slough Preserve
to build an Interpretative Center on county owned lands to educate the public
about the importance of the Slough and the need to work in partnership with
the environment. (Contact: Joyce Sanders, President - Friends of Six Mile
Cypress Slough Preserve).

Each commercial area within the various communities is unique to the 
property, and yet blends with the surrounding residential areas encouraging
connectivity, walk-ability, bike-ability, and convenient commercial area access.  

The various commercial areas within Murdock Village will be designed and
developed with the same attention to detail and community compatible design
standards, offering a full spectrum of commercial opportunities for owners and
tenants at the local, regional, and national level

Mixed-Use Experience continued
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Community Involvement

Good corporate citizenship has always been central to the Stock Family of
Companies. Headquartered in Southwest Florida, Stock Development prides
itself on giving back to the community in which it does business. 

Since the company was formed in 2001, Stock Development has partnered
with numerous charities and organizations, including: the Collier and Lee
Building Industry Associations, the Ronald McDonald House, Liberty Youth
Ranch, the Tim & Tom
Gullikson Foundation, Boys
and Girls Club of Lee and
Collier Counties, Florida Gulf
Coast University and the 
Lee and Collier County
Education Foundations.

Through its philanthropic
efforts, Stock Development
has awarded over $1 million
dollars to numerous local
charitable organizations,
including: the Susan G.
Komen Breast Cancer
Foundation, the American

Cancer Society, the Leukemia & Lymphoma Society, the Make *a* Wish
Foundation, Naples Community Hospital, Redland Christian Migrant

Association. Stock Development’s signature charitable event, the
“Kid’s Klub House,” benefits the Boys and Girls Club of Lee &
Collier County. With a passion for giving back to the community,
many Stock Development associates donate their time and talents

to help the less fortunate. 

Examples of Stock Development’s Community Outreach:

• Following the devastation from Hurricane Charley in Punta Gorda, Stock
Development organized a large scale relief effort which included a large air-
conditioned tent, hot meals and portable toilets. What started as one hot meal,
quickly turned into three hot meals a day for nearly two weeks. Through Stock
Development’s initiative, other builders and developers throughout Southwest
Florida joined the effort contributing money and food. Stock continued 
its outreach until power was restored to many of the homes, and concluded
with a block party complete with live music. In all, the company served 
more than 30,000 meals to residents, emergency officials and rescue workers.
Appropriately, Stock Development and its employees were dubbed 
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“Charley’s Angels” by a local newspaper, and earned accolades for “Best
Charitable Event” from the 2005 Sand Dollar and Pinnacle Awards. Stock
Development has continued its support of the community and was proud to be
a major sponsor of “The Spirit of Punta Gorda” - a celebration to mark the 
one-year anniversary of Hurricane Charley.  Stock Development has also 
underwritten the cost of a special artist-commissioned statue that will be 
dedicated to the residents of Charlotte County later this year.

• Stock Development has partnered with the Boys & Girls Club in Lee and
Collier Counties on two Kids Klub House projects - one at Grandézza in Estero
and another at Lely Resort in Naples. Stock Construction, together with dozens
of sub-contractors, vendors and interior designers, contributed time, talent and
materials to build and furnish a home that was sold, with all proceeds 
benefiting the Boys & Girls Club and the Lee and Collier County Building
Industry Associations’ scholarship programs. The sale of these two homes

Community Involvement continued



raised nearly half a million dollars for the worthwhile organizations. Boys & Girls
Clubs of America comprise of a national network of more than 3,300 
neighborhood-based facilities. 

• In 2005, the Players Club & Spa at Lely Resort hosted the seventh annual
Swingtime — a Pro-Celebrity Pro-Am Tennis & Golf Tournament. The event
raised in excess of $175,000, to benefit the Tim & Tom Gullikson Foundation as
well as regional recipients: NCH Regional Cancer Institute and the Cancer
Alliance of Naples (C.A.N.). The Foundation funds support programs to assist
brain-tumor patients and their families. World-class tennis pro and Coach Tim
Gullikson, the twin brother of Tom Gullikson, passed away in 1996, at the age
of 44, after losing his battle with brain cancer. The weekend event included
three celebrity Tennis Exhibitions and a Round-Robin Tennis Pro-Am at The
Players Club & Spa at Lely Resort, as well as a Golf Pro-Am Tournament at the
Olde Cypress Golf Course. Stock Development has committed to hosting this
event in 2007 and 2008.

• In 2001, Brian Stock initiated a New Home Sale Donation Program. For every
new home sale in a Stock Development community, the sales associate
donates a portion of their commission to the charity of their choice and Stock
Development proudly matches their contribution. In 2005, over $60,000 dollars
was donated to several charities, including: Hope Hospice, the American
Cancer Society, Arcadia -Hurricane Relief Efforts and Team Punta Gorda.

MURDOCK
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• Stock Development became a major donor for the Liberty Youth Ranch, a
long-term residential home for Florida’s orphaned, abused, abandoned, 
neglected and homeless children.  Through its donation of $100,000, Stock
Development has helped bring the Liberty Youth Ranch one step closer to 
reality. Candidates for residence at the Ranch are children between the ages of
4 and 17 who face truly insurmountable challenges. The Liberty Youth Ranch
will be a comfortable, stable, supportive environment where more than 50 
children can prosper. The Ranch will be built on 156 acres of land along I-75
located in the city of Bonita Springs. There will be six home-like cottages
designed to create a community setting and will house 48 children and 
surrogate parents.  Athletic fields and a fully equipped gymnasium will support
a variety of recreational activities, including an equestrian program.

• Stock Development partnered with The Wishing Well Foundation to grant the
wish of seven-year-old, Meigan who was battling Acute Lymphoblastic
Leukemia.  Her wish was for a playhouse, which arrived ready for assembly and
painting in Meigan’s favorite colors: purple and pink. A team of dedicated Stock
Development associates joined the painting party to decorate the Victorian-
style house, and by the end of the day, the playhouse was ready for Meigan and
her friends to begin their imaginary adventures.  The Wishing Well Foundation
grants the wishes of terminally ill children in Lee and Collier County.  Their aim
is to not only create cherished memories, but to offer support for the families,
as well. 
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Financial Plan

Murdock Village Financial Plan

Reference Tables:  Investor Sources and uses; Public Finance Proceeds;
Public Finance Eligibility; And Schedule of Estimated Annual Tax Increment
and Corresponding Trust Fund Deposits

The following table, Investor Sources and Uses, summarizes the Stock
Development financial plan for Murdock Village.  As indicated by the table,
Stock Development will use both private and public financing (Community
Development District and Tax Increment Finance Bonds) sources to fund
portions of the project infrastructure.  The remainder of the financing will be an
equity/revenue investment of Stock Development.

The table General Inputs details terms, interest rates, reserves and other
assumptions underlying the financing arrangements.

Community Development District (CDD) 

Stock Development proposes to petition the County to create and establish a
Community Development District (CDD) within the boundaries of Murdock
Village to deliver, finance and manage certain basic services and infrastructure
for the redevelopment of Murdock Village pursuant to general law provisions in
Chapter 190, Florida Statutes.

The exact services and capital costs for infrastructure will not be known until
final details of the negotiations with the County are complete; however, at this
time Stock anticipates petitioning the County to create a CDD to finance
infrastructure improvements of approximately $70.5 million.   However, this
amount is limited to 50% of the eligible infrastructure identified in the Public
Finance Eligibility table.  As noted on the Public Finance Proceeds table, the
limitation was imposed after consideration of reasonable estimated annual CDD
assessments to be imposed on future residents and commercial property
owners.

In order to finance these improvements, Stock Development expects the CDD
to levy annual special benefit assessments on real property owners within the
CDD   The anticipated special assessment is considered adequate to generate
a revenue stream needed to service the debt on $70.5 million over a term of 30
years.

Tax Increment Financing
The table, Schedule of Estimated Annual Tax Increment and Corresponding

Trust Fund Deposits, provides the detailed calculations for the annual funding
of the Murdock Village Community Redevelopement TIF.  Annual funding of the



TIF’s Trust Fund is governed by State Statute and  County Ordinance.  Each
year not less than 50% and not more than 95% [FL Statute 163.387] of the tax
increment is to be deposited into the Trust Fund.  The increment is defined as
(a) the difference between the amount of ad valorem taxes levied each year by
each taxing authority, exclusive of any debt service millage, on taxable real
property contained with the geographic boundaries of a community
redevelopment area and (b) the amount of ad valorem taxes which would have
been produced by the rate upon which the tax is levied each year by or for each
taxing authority, exclusive of any debt service millage, upon the total of the
assessed value of the taxable real property in the community redevelopment
area as shown upon the most recent assessment roll used in connection with
the taxation of such property by each taxing authority prior to the effective date
of the ordinance providing for the funding of the Trust Fund.

The County estimates the base year assessed value for the Murdock Village
CRA to be $18 million, so the base year taxes of $97,000 reflect tax
assessments on real property in the CRA at the inception of the TIF.  The table
also reflects the anticipated cash flows throughout the effective TIF period -
2005 to 2034.  For conservatism in the analysis, the County is expected to fund
the TIF at 50% of the annual increment, the minimum allowed by law.   

Traditional finance principles are applied to convert the annual cash flows into
TIF Trust Fund to estimated bond proceeds.  First of all, a debt service coverage
ratio of 1.25 is applied to the anticipated cash flows to quantify the level of
market risk.  This ratio represents the Developer’s best estimate of the
anticipated debt service coverage ratio to be required in future bond covenants
considering the level of credit enhancements to be offered by the Developer.  [In
comparison, a debt service coverage ratio of 1.50 to 1.75 is common in TIF
transactions in which no Developer credit enhancements are provided.]
Secondly, a discount rate of 7% is used to calculate the net present value of the
resulting cash flow stream after application of the debt service coverage ratio. 

As shown in the accompanying table, approximately $16.5 million is assumed
as estimated TIF proceeds.  This table also reflects the annual distributions to
the County of cash reserves funding the prior year’s debt service coverage
requirements

Stock Development is undertaking the primary responsibility of fulfilling the
vision for Murdock Village.  We will rely on the cooperation of Charlotte County
on the expeditious approval of the permitting and CDD for the community.
Stock Development will undertake the master development obligations as well
as being an integral builder within the community.  We will also invite other
reputable national and local builders to participate in the residential and
commercial construction based on a strict adherence to the architectural
controls and vision of Murdock Village.
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RESPONSIBILITIES
Stock Development is undertaking the primary responsibility of fulfilling

the vision for Murdock Village.  We will rely on the cooperation of Charlotte
County on the expeditious approval of the permitting and CDD for the
community.  Stock Development will undertake the master development
obligations as well as being an integral builder within the community.  We
will also invite other reputable national and local builders to participate in
the residential and commercial construction based on a strict adherence to
the architectural controls and vision of Murdock Village.
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PURCHASE PRICE CONSIDERATIONS
We are proposing to bring Charlotte County whole with regard to our

purchasing of the initial offering parcel A-1. As illustrated in the investor
Proforma the land will be taken down through five takedowns spread
through 2012. The takedowns are based on the actual acreage being
developed in accordance with the residential and commercial offerings as
further detailed in the project Timetable. Our purchase price includes an
additional $12,579,825 above the $82,000,000 base offering to cover the
incremental interest costs associated with the takedown format. In total,
based on the proposed schedule Stock Development is offering
$94,579,825 for the A-1 parcel. As this proposal is based on a partnership
between Stock Development and Charlotte County we propose to create
takedown acceleration/deceleration flexibility utilizing an adjustable
interest carry protection as market conditions may dictate in the future.
Stock Development has allocated an additional $10,000,000 to the
purchase of select tracts with A-2 that provide the commercial gateways to
the community.

An earnest money deposit of $1,000,000 will be placed into escrow upon
a successful award. The deposit shall be reduced proportionately with each
takedown and is considered to be purchase price creditable at each
takedown.



PROGRAM SUPPORT
Stock Development has conducted extensive research into the market

conditions associated with the creation of the Murdock Village vision.
Armalavage and Associates.

Conducted an extensive commercial and residential demand study along
with a local area needs and wants assessment. Our targeted absorption
rates and sales pricing are based on the conclusions of this research. Miley,
Gallo & Associates has provided a realistic financial analysis of the project
relying on their extensive experience with similar funding vehicles. The
Murdock Village team represents a sound basis for the financial
assumptions provided.
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Fiscal Benefits Analysis of 
The Murdock Village Redevelopment 

Introduction

This analysis evaluates the fiscal benefits of the proposed Murdock Village
development on the Charlotte County, Florida government.  The study is
intended to provide Charlotte County with detailed information regarding
revenues that the project will generate for the County.

Project Description

Murdock Village is a mixed-use community planned for development on land
in the unincorporated area of Charlotte County.  Stock Development, LLC is the
Developer.

Community Redevelopment Area

The Murdock Village Community Redevelopment Area was identified as a key
site for redevelopment due to the “Findings of Necessity” Report prepared by
the County in 2003 that determined the area “blighted” within the meaning of
the Community Redevelopment Act.  The Murdock Village Community
Redevelopment Plan (CRP) was adopted in 2005 to implement the policy
direction of the County and CRA.

Executive Summary

The Murdock Village project is expected to increase the Charlotte County
residential tax base by $908 million and the commercial tax base by $354
million for a total increase in tax base of $1.26 billion.  Summary of Charlotte
County Governmental Revenues outlines anticipated one-time revenues (impact
fees) and estimated annual revenues, at buildout, from the following sources:
Charlotte County ad valorem revenues (General Fund, Capital Projects Fund
and County Health Unit), Charlotte County non-ad Valorem revenues, Charlotte
County School Board, Southwest Florida Management, Greater Charlotte
Lighting, Charlotte Public Safety Unit, and West Coast Inland Management.
Annual revenues projected for the three MSBUs (Mid-Charlotte Stormwater
Utility Unit – Greater Port Charlotte Basin; Greater Port Charlotte
Street/Drainage Unit Maintenance Unit; and Charlotte Fire Rescue Department)
are also presented.  

Murdock Village is expected to generate impact fees for Charlotte County of
$11.5 million.  Annual ad valorem revenues, at buildout, will be approximately
$5.4 million.  The project will generate annual non ad valorem revenues of over
$1.2 million.  Furthermore, the analysis assumes the creation of an Education
Facilities Benefits District (“EFBD”) that will generate considerable revenue for
public school facility construction.



Fiscal Benefits Methodology

The objective of fiscal impact analysis is to estimate the financial impacts of a
development or land use change on the revenues and expenditures of the
governmental units affected by the development.  This analysis evaluates the
fiscal characteristics of the proposed development and is designed to estimate
the local governmental revenues. 

All revenues are based on constant 2006 dollars, and the analysis includes no
inflation during the project’s buildout.  A constant dollar approach is commonly
used in fiscal impact analysis to avoid the difficulty of forecasting and
interpreting results expressed in inflated dollars.  Consideration of inflation in
fiscal impact analysis requires local governments to perform sophisticated
financial modeling in order to produce credible assumptions; most do not have
the resources.  The constant dollar approach applies to all estimates in this
analysis:  property values, incomes, sales, and County revenues.

Major Assumptions

For certain assumptions, we relied upon the recommendations published in
the Fiscal Impact Analysis Model (“FIAM”) Training Manual prepared for the
Florida Department of Communities Affairs by Fishkind & Associates, Inc. in
June 2005.  The model is the product of the State’s 2001 growth management
initiatives.  In 2002, the Department of Environmental Protection awarded a
contract to Fishkind & Associates, Inc. to develop a fiscal impact analysis
model and created a multidisciplinary work group representing diverse interests
in growth management to guide the effort.   The model’s methodology utilizes
the modified per-capita approach.1

Ad Valorem Millage Rates - Millage rates adopted for the FY06 budget cycle
were assumed for Charlotte County projections:

General Fund  –  4.2537 mills 

Capital Projects Fund  – 1.0145 mills

County Health Unit –   0.1027 mills

Other Ad Valorem Tax Revenues provides the millage rates used in projecting
tax revenues for the Charlotte County School Board, Southwest Florida 
Water Management, Greater Charlotte Lighting, Charlotte Public Safety Unit,
and West Coast Inland Management.
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Tax Assessment Ratio - “This ratio is the percentage of the sales price that
is equal to the assessed value.  The property appraiser’s valuation is usually
discounted for sales and marketing costs and for depreciation in commercial
property.  This ratio may be determined by using the sales price and appraised
value of similar units in the property appraiser’s database.  If unknown, 
a ratio between 85% and 90% is assumed.  The closer to 100% of sales value
this number is, the greater will be the projected value and thus the ad Valorem
revenue projections.”2 To provide conservatism in projecting ad valorem tax
revenues, a tax assessment ratio of 85% was assumed in this analysis.

Homestead Exemption – The state constitution of Florida allows up to
$25,000 to be deducted from the assessed value of primary residence.

Percentage of Residences With Homestead Exemption - “This
percentage may be calculated from data available from the property appraiser
or may be available from other comparable developments.  Typically, a greater
percentage of single-family homes have the Homestead Exemption as they are
likely to be primary residences.  Rental apartments are assumed to have no
Homestead Exemptions.”2

To estimate the percentage of housing units qualifying for the Homestead
Exemption, we obtained the 2000 U.S. Census of Population and Housing
Summary File 3 from the Florida State Data Center.  Using Tables H30/H31/H32
Units in Structure by Tenure/Vacancy Status and Table H33 Population by Units
in Structure by Tenure, we calculated the owner versus renter occupied status
for each type of housing unit and determined the average percentage of rental
housing units is 13%.  The owner occupied percentage of 87% was used to
estimate the number of units qualifying for the Homestead Exemption.

Charlotte County Population –   According to The Charlotte County
Demographic Profile 2005 3, the County’s current population is estimated to be
158,859.

Persons Per Household - To estimate the number of persons per household
for each housing unit type, we obtained 2000 U.S. Census of Population and
Housing Summary File 3 from the Florida State Data Center.  Using Tables
H30/H31/H32 Units in Structure by Tenure/Vacancy Status and Table H33
Population by Units in Structure by Tenure, we extrapolated persons per
household for each type of housing unit.
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Functional Population – “Local city/county governments receive revenues
from land, development and the activities of their populations of residents,
workers, and visitors.  Local city/county governments also render services to all
residents, to all who are working in the city/county and to all visitors to the
city/county.  Therefore, on the cost side of the equation, counties incur costs to
provide services to residents, those employed in the city/county, and to visitors.
At some points during a 24-hour period, a resident may become a person
employed in the city/county, and then later in the day may be a resident again.
To such an individual, the city/county has rendered services for a full 24 hours.
Other residents may leave the city/county to work in another city/county.  In this
case, the city/county only provides services to that person when they are
physically in the city/county.  Some who work in the city/county may not live in
the city/county.  City/county services are only provided to those workers when
they are in the city/county.  Finally, visitors receive service during the whole
period of their visit, but obviously not when they leave the city/county.  To
properly measure the services provided to each of these groups, a weighting
procedure is needed that reflects the duration of time each group is resident in
the city/county.  This calculation provides us with the full-time equivalent (FTE)
population, employees and visitors.  For residents and workers, the model
assumes a working period of 2,000 hours per year.  In this way, the fiscal impact
of the FTE residents, employees and visitors can be properly identified.”4

2000 U.S. Census tables P26/P27/P28/P29/P47, as published by the Florida
State Data Center, were used in the extrapolation of the Charlotte County
working resident population for 2005.  Estimates of the total working population
in Charlotte County for 2000 and 2005 were obtained and used to estimate the
non-resident working population.

The projected residential functional population for Murdock Village is 3,667.
The total non–residential functional population is 690.  The total functional
population is estimated to be 4,357.  

To arrive at modified per capita estimates to use in estimating non-ad Valorem
revenues, each line item of the County’s FY06 General Fund Budget (Charlotte
County General Fund Revenue Analysis) was examined in order to properly
assign a relevant denominator (FTE population or FTE population plus FTE
employment) to generate the average per capita estimates.  Since the
consideration of seasonal and visitor populations was beyond the scope of our
analysis, resulting functional population estimates are somewhat understated. 
Charlotte County’s FTE population is 144,766 and the FTE population plus FTE
employment population is 158,859.  These population estimates are naturally
conservative since they are based on published data for 2005 and exclude
expected population growth during 2006. 
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Nonallocable Revenues exclude FY06 budgeted ad valorem taxes totaling 
$69 million because these revenues were not projected on a per capita basis.
To avoid overstating expected revenues, budgeted Transfer In – EXS Fee/Tax
Collection of $750,000 and Projected Beginning Fund Balance of $13 million
were also excluded. 

Ad Valorem Revenue Assumptions

Ad valorem revenues are calculated as follows:

Town Homes: [(Sales Value x Units Sold Tax Assessment Ratio) – (# of Units
Qualifying for Homestead Exemption x Homestead Exemption)] x Millage
Rate

Condos/Lofts: [(Sales Value x Tax Assessment Ratio) – (# of Units Qualifying
for Homestead Exemption x Homestead Exemption)] x Millage Rate

Non-Residential:  [(Sales Value x Tax Assessment Ratio) x Millage Rate

The Developer supplied the market sales value data included in Product Pricing
Matrix.

Other Revenue Assumptions

According to the FIAM Training Manual, residential development is best
analyzed using the per capita methodology for sales and gas taxes.   Whereas
sales projection methodologies and trips generated sales projections are more
appropriate in estimating sales and gas tax revenues for commercial
developments.  Per capita methodology is also appropriate for the remainder of
non ad valorem revenue sources.5

Education Facilities Benefit District

In an effort to ensure a family-oriented environment in Murdock Village, the
education infrastructure needs to be of the highest quality.    Making sure
adequate funding is available for the education facilities is a high priority of
Stock Development Company.  Given that the County does not currently
impose school impact fees on new residential construction, our proposal
includes the creation of an Education Facilities Benefit District to finance and
construct school facilities in the redevelopment area.6 The creation of the
EFBD would require the County to adopt the appropriate ordinances and enter
into an interlocal agreement with the School District.  In addition, Stock
understands that in addition to the disclosure requirements provided for in an
interlocal agreement and current law, a declaration of restrictions would be
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prepared that would require a number of disclosures to prospective home
buyers within the impacted area, including providing the exact amount of the
assessment and providing for relief to the home buyer for failure to disclose.

The redevelopment plan requires the transfer of 35 acres of land to the School
District.  Assuming a fee structure was created similar to that in the Homestead
EFBD, the annual fee per dwelling unit in the EFBD would be $180 per unit with
an annual increase equal to no more than 3% a year.  

Based on the proposed redevelopment plan, this fee structure would generate
(assuming an increase of 1.5% a year) $23 million over a 30-year period.  Given
the proposed absorption rate anticipated in the redevelopment proposal, this
would equate to at a net present value of at least $7.6 million for school facilities
in Murdock Village.

Municipal Service Benefit Unit (MSBU) And Municipal Service
Taxing Unit (MSTU)

Municipal Service Benefit Unit (MBSU)

Murdock Village is currently served by three MSBU’s; Mid Charlotte
Stormwater Utility Unit, Greater Port Charlotte Street & Drainage Maintenance
Unit, and the Charlotte County Fire Rescue Unit.  While the need may arise in
the future to create another MSBU to serve specific needs in Murdock Village,
at this time Stock Development Company has not included the creation of
another MSBU for the redevelopment area.  However, if the County foresees the
need to create another one, Stock Development will cooperate with the County
to facilitate the creation of a new district.

Revenues that will be generated by the new development in Murdock Village
for these three districts have been estimated based on the existing rate
schedule for each district as published in the Adopted Budget 2005/2006.

Municipal Service Taxing Unit (MSTU) 

Stock Development Company proposes to work with the County, at their
direction, to create a Municipal Service Taxing Unit (MSTU) authorized by
Chapter 125, Florida Statutes to serve Murdock Village.    As with the creation
of a new MSBU, while the need may arise in the future to create a MSTU to
serve specific needs in Murdock Village, at this time Stock Development
Company has not included the creation of a MSTU for the redevelopment area.
However, if the County foresees the need to create one or during contract
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negotiations with the County Stock Development foresees a need for a MSTU,
Stock Development will cooperate with the County to facilitate the creation of a
MSTU for the redevelopment area.

Charlotte County Impact Fees

Currently, Charlotte County imposes impact fees for Parks, Library, Sheriff,
Administrative, Fire, and EMS.  Existing rates were used to estimate impact fees
to be generated by Murdock Village.  However, we understand the County may
change the rates in the near future.  Murdock Village impact fees are estimated
at $11.5 million.

1 Florida Department of Community Affairs, “Fiscal Impact Analysis Model”
(http://www.dca.state.fl.us/fdcp/DCP/FIAM)

2 Fishkind & Associates, Inc., Fiscal Impact Analysis Model Training Manual.
Florida Department of Community Affairs, 2005, p.37.

3 http://www.pureeconomic.org/profilemay2005.pdf
4 Fishkind & Associates, Inc., Fiscal Impact Analysis Model Training Manual.
Florida Department of Community Affairs, 2005, p.22.

5 Fishkind & Associates, Inc., Fiscal Impact Analysis Model Training Manual.
Florida Department of Community Affairs, 2005, p.23 and p.41.

6 Stock reserves the right that if school impact fees are imposed by the County
prior to the redevelopment project being approved by the Board of
Commissioners, imposition and or the amount of the proposed fee structure for
the EFBD could be amended.
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SCHEDULED METHODS
Based on the research conducted to date Stock Development is confident

that the schedule provided is accurate and achievable. We have relied
heavily on the fact that Charlotte County promotes the vision of Murdock
Village and will assist in expediting the permitting of the project. The
utilization of CDD financing inherently requires a developer to keep a
project on track as interest accumulation presents a strong financial
catalyst. We are also proposing a wide product offering with reasonable
expectations for sales revenue that lend well to the maintenance of
consistent annual revenues. We are also proposing an incremental interest
flexibility plan to insure that the County recovers its initial investment
should market conditions dictate a departure from our conclusions.



PARTIES INVOLVED
Stock Development has become one of the most dynamic and fastest

growing development companies in Southwest Florida. With more than six
decades of building experience, the Stock family name has long been
synonymous with quality real estate. What began as a development and
construction company has grown to include a range of related businesses
and services that enhance the lives of its customers.

Stock Development is the sole party involved in this proposal and will act
as the master developer.
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