Finding of No Significant Impact
Outpatient Clinic, Sarasota, Florida July 2026

Finding of No Significant Impact and Finding of No Practicable Alternative
U.S. Department of Veterans Affairs
Proposed Construction and Operation of an Outpatient Clinic
Sarasota, Florida

The U.S. Department of Veterans Affairs (VA) proposes to award a lease to a private entity to construct
an outpatient clinic (OPC) for VA to lease and operate in Sarasota, Florida (FL). As required by the National
Environmental Policy Act of 1969 (NEPA; 42 U.S. Code § 4321 et seq.), VA prepared an Environmental
Assessment (EA) evaluating the Proposed Action. The Final EA was completed in July 2026 and is
incorporated by reference.

Purpose and Need

The purpose of the Proposed Action is to provide outpatient health care services to area Veterans. The
Proposed Action is needed to address space gaps and operational inefficiencies at existing clinics within
the VA Bay Pines Healthcare System. By expanding its capacity, VA would be able to provide area Veterans
with timely access to state-of-the-art health care and mental health services in a modern facility
commensurate with current and projected demands.

Proposed Action

VA’s Proposed Action is to award a lease to a private entity that would construct an OPC for VA to lease
and operate in Sarasota, FL. The private entity would construct the OPC on a “build-to-suit” basis for VA
to lease for up to 20 years.

The private entity would design and construct the OPC in compliance with applicable VA design
requirements and applicable federal, state, and local regulations, as well as achieve Green Building
Initiative (GBI) Green Globes certification, minimizing energy-related emissions through energy-efficient
systems where feasible. Prior to construction, the private entity would be responsible for obtaining all
applicable federal, state, and local permits from appropriate government authorities. Construction would
take approximately 18-24 months, with operation of the OPC to follow.

Construction would involve grading, excavation for the building foundation and utilities, installation of
new utility connections to public utility services for potable water, sanitary sewer, stormwater, electricity,
and telecommunications. Construction activities would involve the use of diesel-fueled off-road
equipment (backhoes, loaders, graders, paving equipment), transport of building materials to the site
using on-road multi-axle delivery vehicles, travel to and from the site by construction workers, asphalt
paving, construction of the OPC, new entrances, parking areas with spaces for up to 750 vehicles, and
associated infrastructure.

Following construction, the new OPC would be operated and staffed by the VA Bay Pines Healthcare
System, with approximately 200 new staff anticipated. The OPC would provide audiology, mental health,
telehealth, ambulatory care, an eye clinic, physical and occupational therapy, prosthetics, dental services,
a lab and pharmacy, and ancillary and diagnostic services.

Alternatives

VA is evaluating three action alternatives for the Sarasota OPC. VA is considering offers from two private
entities (Alternatives 1A and 1B) to construct the OPC at 9100 Fruitville Road, and one offer from a private
entity (Alternative 2) to construct the OPC at 2390 Lakewood Ranch Boulevard. VA would select only one
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alternative and its associated private entity for the new OPC. The alternative site locations are:
= Alternative 1 site: 9100 Fruitville Road, Sarasota, FL
= Alternative 2 site: 2390 Lakewood Ranch Boulevard, Sarasota, FL

The EA examined Alternatives 1A, 1B, 2 and the No Action Alternative in depth. These alternatives are
described below.

=  Alternatives 1A and 1B — 9100 Fruitville Road: The Alternative 1 site is located at 9100 Fruitville
Road and encompasses approximately 29 acres in Sarasota, Sarasota County, FL. Historically, this
site functioned as a ranch with fenced pastures used for cattle grazing, and aerial imagery
confirms that its land use has remained largely unchanged since 1995. The site includes a single-
family residence and a central pond, with scattered live oak trees throughout and tree lines along
the perimeter that provide visual screening from adjacent residential areas. Overhead utility lines
run along Fruitville Road at the northern boundary, and the surrounding area is predominantly
residential, including developments such as Founders Club Drive. Currently, the site is an open
pasture with minimal development beyond the existing residence and associated ranch features.

= Alternative 2 — 2390 Lakewood Ranch Boulevard: The Alternative 2 site is located at 2390
Lakewood Ranch Boulevard and encompasses approximately 20 acres in Sarasota, Sarasota
County, FL. Historically, the site was developed as the Fruitville Water Reclamation Facility, which
operated from 1995 until its decommissioning in 2016. In 2024, Aqua Utilities Florida cleared the
land, removed all equipment, and restored the site to pre-development conditions. Today, the
site consists of a mix of open land and forested upland habitat, with remnants of its prior use
limited to a small fenced and paved area in the southwestern corner that houses utility
infrastructure. A small pond occupies the northwestern portion of the site, and trees along the
southern and eastern boundaries provide visual screening from adjacent residential properties.

= No Action Alternative: Under the No Action Alternative, VA would not award a lease to a private
entity for a new Sarasota OPC, and the Proposed Action would not be implemented. The No Action
Alternative would fail to address increasing demand for VA-provided health care, potentially
leading Veterans to experience longer wait times and greater reliance on non-VA health care
providers. The No Action Alternative does not meet the purpose of and need for the Proposed
Action.

Potential Environmental Effects

The potential environmental effects associated with implementing Alternative 1A, 1B, or 2 as analyzed in
the Final EA are summarized in the following outline. The terms “effects” and “impacts” have the same
meaning in the EA. The EA showed that Alternative 1A, 1B, or 2 would result in no significant adverse
impacts on the quality of the natural or human environment. The following summary describes impacts
common to Alternatives 1A, 1B, and 2 and provides additional details about impacts that are unique to an
alternative.

= Aesthetics: No significant adverse impact. Impacts unique to each alternative are:

o Alternatives 1A and 1B: Temporary, moderate adverse impact during construction due
to equipment and material presence visible from Fruitville Road and Founders Club Drive
and in the conversion of vacant land to an active construction site for approximately 18-
24 months. Operation would result in a permanent, minor adverse impact associated with
converting agricultural/residential land to an active medical center.
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O

Alternative 2: Temporary, moderate adverse impact during construction due to
equipment and material presence visible from Lakewood Ranch Boulevard and residences
east of the site and in the conversion of a former industrial site to an active construction
site for approximately 18-24 months. Operation would result in a permanent, negligible
adverse impact associated with converting previously industrial land to an active medical
center.

= Air Quality: No significant adverse impacts. For Alternative 1A, 1B, or 2 construction activities
would emit fugitive dust from grading, criteria pollutants, and greenhouse gases from
construction equipment and vehicles, causing temporary, negligible adverse impacts on air
quality. During operation, emissions from heating, ventilation, and air conditioning systems,
emergency generator testing, and vehicles would result in permanent, negligible adverse impacts
on air quality. The OPC would be designed and operated to achieve GBI Green Globes certification.

= Wildlife and Habitat: No significant adverse impact. Operation would result in a permanent,
negligible adverse impact. Wetlands (Alternatives 1A and 1B) and stormwater basins (Alternatives
1A, 1B, and 2) created at both sites may provide suitable foraging habitat for protected and
common bird species. Construction impacts unique to each alternative are:

O

Alternatives 1A and 1B: During construction, a permanent, minor adverse impact is
expected from vegetation clearing and habitat conversion. U.S. Fish and Wildlife Service
(USFWS) issued concurrence with VA’s effect determinations (may affect, not likely to
adversely affect) for federally listed or proposed listed species (tricolored bat, Audubon’s
crested caracara, American alligator, eastern indigo snake) on February 27, 2026; the
wood stork was subsequently delisted effective March 10, 2026, and no further
Endangered Species Act compliance is required for this species. Impacts would be
minimized through time-of-year-restrictions on tree clearing, performing pre-
construction clearance cavity surveys for Migratory Bird Treaty Act (MBTA)-protected bird
species, implementing USFWS eastern indigo snake protection measures, and other best
management practices (BMP). Impacts to the state-listed gopher tortoise would be
avoided by completing a pre-construction survey and relocation if needed in accordance
with a permit issued by Florida Fish and Wildlife Conservation Commission (FFWCC).
Clearing of any grand trees would comply with the Sarasota County tree protection
ordinance.

Alternative 2: During construction, a permanent, minor adverse impact is expected from
vegetation clearing and habitat conversion. USFWS issued concurrence with VA’s effect
determinations (may affect, not likely to adversely affect) for federally listed or proposed
listed species (tricolored bat, Audubon’s crested caracara, American alligator, eastern
indigo snake) on February 27, 2026; the wood stork was subsequently delisted effective
March 10, 2026, and no further Endangered Species Act compliance is required for this
species. Impacts would be minimized through time-of-year-restrictions on tree clearing,
performing pre-construction clearance cavity surveys for MBTA-protected bird species,
implementing USFWS eastern indigo snake protection measures, and other BMPs.
Impacts to the state-listed gopher tortoise would be avoided by completing a pre-
construction survey and relocation if needed in accordance with a permit issued by
FFWCC.

"  Floodplains, Wetlands, and Coastal Zone: The Final EA documents VA’s compliance with
Executive Order (E.O.) 11988, Floodplain Management, which requires federal agencies to reduce
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the risk of flood loss and to avoid, to the extent possible, impacts associated with floodplain
development wherever there is a practicable alternative. Both Alternative 1 and 2 site locations
are within floodplains, and VA has determined there is no practicable alternative to locating the
Proposed Action within a floodplain. Appendix E to the Final EA includes VA’s 8-step floodplain
decision-making process for the Alternative 1 and 2 site locations, consistent with E.O. 11988, and
General Services Administration (GSA) Order 1095.8B (Floodplain Management) and the
companion Floodplain Management Desk Guide (November 2025). Based on this analysis, the
Proposed Action would have no significant impact on floodplains, wetlands, or coastal zone
resources. Impacts unique to each alternative are:

o Alternatives 1A and 1B: The 8-step floodplain analysis was conducted by VA because
portions of the Alternative 1 site are within the Federal Emergency Management Agency
(FEMA)-mapped 100-year (Zone AE) and 500-year (Zone X) floodplains, which are more
extensive than the Sarasota County Community Flood Hazard Area mapping. As analyzed
in the 8-step floodplain analysis in the Final EA Appendix E, both Alternatives 1A and 1B
incorporate flood-resistant design, minimum elevation requirements based on the
applicable Base Flood Elevation, grading and drainage design, and on-site stormwater
management systems to maintain pre- and post-development drainage characteristics
and reduce flood risk. Appendix E also describes the process that the private entities for
Alternatives 1A and 1B are taking to request and obtain a FEMA Letter of Map Revision,
which would eliminate the Special Flood Hazard Area (SFHA) designation at the
Alternative 1 site. The 8-step analysis identifies the extent of the development within the
floodplain, evaluates practicable alternatives, and describes measures to avoid, minimize,
and mitigate potential floodplain impacts. In addition, four wetlands, two ponds, and
three drainage ditches/other surface waters (OSW) would be impacted resulting in a
permanent, minor adverse impact. This impact requires a Southwest Florida Water
Management District (SWFWMD) Environmental Resource Permit (ERP) and creation of a
wetland mitigation area and stormwater retention ponds. Although these aquatic
features are not anticipated to be federally jurisdictional, only U.S. Army Corps of
Engineers (USACE) can issue a final jurisdictional determination; if features are
determined to be jurisdictional Waters of the U.S. (WOTUS), a Clean Water Act Section
404 permit would be required. The Alternative 1 site is within Florida’s federally defined
coastal zone but Alternatives 1A and 1B would have no impact on coastal zone resources;
on March 13, 2026, the Florida State Clearinghouse issued written confirmation that the
Proposed Action is consistent with Florida Coastal Management Program (FCMP)
enforceable policies. The State’s final concurrence of the project’s consistency with the
FCMP will be determined during any environmental permitting processes, in accordance
with Section 373.428, F.S., if applicable.

o Alternative 2: The 8-step floodplain analysis was conducted by VA because portions of the
Alternative 2 site are within FEMA-mapped 100-year (Zones A and AE) and 500-year (Zone
X) floodplains, which are more extensive than the Sarasota County Community Flood
Hazard Area mapping. As analyzed in the 8-step floodplain analysis in the Final EA
Appendix E, Alternative 2 incorporates flood-resistant design, minimum elevation
requirements based on the applicable Base Flood Elevation, grading and drainage design,
and on-site stormwater management systems to maintain pre- and post-development
drainage characteristics and reduce flood risk. Appendix E also describes the process that
the private entity for Alternative 2 is taking to request and obtain a FEMA Letter of Map
Revision, which would eliminate the SFHA designation at the Alternative 2 site. The 8-step
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analysis identifies the extent of the development within the floodplain, evaluates
practicable alternatives, and describes measures to avoid, minimize, and mitigate
potential floodplain impacts. Additionally, two small OSW features would be impacted by
Alternative 2, resulting in a permanent, minor adverse impact requiring a SWFWMD ERP
and mitigated through implementation of required mitigation measures. Although
federal jurisdiction of the OSW is not anticipated, only USACE can issue a final
jurisdictional determination; if features are determined to be jurisdictional WOTUS, a
Clean Water Act Section 404 permit would be required. The Alternative 2 site is within
Florida’s federally defined coastal zone but Alternative 2 would have no impact on coastal
zone resources; on March 13, 2026, the Florida State Clearinghouse issued written
confirmation that the Proposed Action is consistent with FCMP enforceable policies. The
State’s final concurrence of the project’s consistency with the FCMP will be determined
during any environmental permitting processes, in accordance with Section 373.428, F.S.,
if applicable.

= Cultural Resources and Historic Properties: No significant adverse impact. Based on an Initial
Cultural Resource Impact Prediction report and a Phase | archaeology investigation completed
separately for Alternatives 1 and 2, VA concluded the Proposed Action/undertaking would result
in a finding of no historic properties affected in accordance with 36 CFR Part 800.4(d)(1). On June
2, 2025, the FL State Historic Preservation Office (SHPO) issued a Section 106 letter concurring
with VA's findings for the Alternative 1 and 2 sites. If unanticipated archaeological deposits are
encountered during construction, the private entity would immediately notify VA, and VA would
follow procedures codified in 36 CFR 800.13(b). If human remains are encountered during
construction, the private entity would immediately notify VA, contact the local coroner’s office to
determine if remains are of forensic interest, and follow any applicable state law(s).

= Geology and Soils: No significant adverse impact for Alternative 1A, 1B, or 2. Construction would
have no impact on geological resources. The private entity would design and construct the OPC
to meet or exceed federal, state, and local seismic codes. OPC construction is not anticipated to
encounter bedrock. While there are no prime farmland soils on either site, a temporary, minor
adverse impact on soil quality is expected. Prior to construction, the private entity would be
required to apply for and obtain a Florida Department of Environmental Protection (FDEP)
National Pollutant Discharge Elimination System (NPDES) Construction Generic Permit, prepare a
Stormwater Pollution Prevention Plan (SWPPP), and implement and maintain BMPs specified in
the State of Florida Erosion and Sediment Control Designer and Reviewer Manual. The private
entity would also implement spill and leak prevention and response procedures, including
maintaining a complete spill kit at the site, to reduce the impact of incidental releases of
construction vehicle fluids (such as diesel or hydraulic fluids) to soil quality. Releases of regulated
guantities of petroleum-based fluids would be reported to VA and FDEP and cleaned up per state
regulatory requirements. There would be no impact to geology and soils during operation of the
OPC.

= Hydrology and Water Quality: No significant adverse impact for Alternative 1A, 1B, or 2. To
minimize potential impacts to hydrology and water quality conditions from construction activities
at either site, the private entity would obtain the FDEP NPDES Construction Generic Permit and
implement and maintain permit-required BMPs, such as bio-retention areas, vegetated swales,
and retention basins. The private entity would also implement a SWPPP and train workers on how
to respond to and remediate accidental releases of petroleum-based fluids to prevent impacts to
groundwater. Temporary, negligible adverse impact on hydrology and water quality. During
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operation, on-site stormwater management systems installed during construction would be
maintained as designed to reduce off-site migration of stormwater runoff. Permanent, negligible
adverse impact on hydrology and water quality.

= Land Use: No significant adverse impact for Alternative 1A, 1B, or 2. The construction and
operation of the OPC in Sarasota is consistent with Sarasota County zoning designations as well
as the Sarasota County Comprehensive Plan.

= Noise and Vibration: No significant adverse impact for Alternative 1A, 1B, or 2. Construction
would have a temporary, minor adverse impact on noise-sensitive receptors adjacent to the site,
and a temporary, negligible adverse impact on construction personnel working at the site. The
private entity would comply with the Sarasota County noise ordinance by operating construction
equipment within the work site and not earlier than 7:00 a.m. or later than 8:00 p.m. and by
implementing the U.S. Occupational Safety and Health Administration worker hearing
conservation program. If pile driving is implemented during construction, it would have a
temporary, negligible adverse impact on vibration-sensitive receptors. During operation, noises
generated from heating, ventilation, and air conditions systems, monthly emergency generator
testing, and vehicles traveling to and from the site during operation, would have a permanent,
negligible adverse impact on noise-sensitive receptors in the surrounding community. Operation
would have no impact on vibration-sensitive receptors.

= Solid Waste and Hazardous Materials: No significant adverse impact. During operation, a
permanent, negligible adverse impact would occur due to routine generation of hazardous and
medical wastes, including chemicals, low-level radiopharmaceuticals, janitorial solvents, and
diesel fuel for emergency generators. To minimize impacts, all waste would be managed in
compliance with federal and state regulations and disposed of at licensed facilities. Impacts
unique to each alternative are:

o Alternatives 1A and 1B: The Phase | Environmental Site Assessment (ESA) did not identify
any recognized environmental conditions. One Business Environmental Risk (BER)
associated with a pile of utility poles was identified. Construction would have a
temporary, minor adverse impact due to demolition debris and excess soils generated
during site clearing and grading. To minimize impacts, construction debris would be
recycled or reused where practicable, and non-recyclable materials would be disposed of
at U.S. Environmental Protection Agency (USEPA)-approved facilities. The BER (staged
wood utility poles) would be addressed by proper evaluation and disposal in accordance
with local and state regulations. Regulated building materials (e.g. asbestos, lead-based
paint) associated with existing structures to be demolished would be properly assessed,
abated, and disposed. Spill prevention and response measures would be implemented
throughout construction, including maintaining spill kits onsite and following SWPPP
procedures to prevent soil contamination from equipment fluids.

o Alternative 2: The Phase | ESA identified recognized environmental conditions associated
with historical agricultural use and former water reclamation facility operations as
potential sources of contamination, including residual agrichemicals and pond sediments
with elevated thallium concentrations. Subsequent Limited Site Investigations showed
thallium was below Florida Soil Cleanup Target Levels and confirmed two small ammonia
plumes and a larger plume of per- and polyfluoroalkyl substances (PFAS) in shallow
groundwater was confined to the site. While groundwater is not used for potable
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purposes, PFAS concentrations exceeded Florida provisional groundwater cleanup targets
and USEPA drinking water standards.

Construction would result in a temporary, minor adverse impact from demolition debris
and excess soils during site clearing and grading. To minimize impacts, debris would be
recycled or reused where practicable, and non-recyclable materials would be disposed of
at USEPA-approved facilities. A construction dewatering plan for shallow groundwater
would be prepared and implemented by the private entity to ensure potentially PFAS-
impacted groundwater is transported off-site for proper disposal. Additionally, the private
entity would install a vapor barrier in the foundation of the OPC to prevent potential
migration of contaminants from groundwater into any of the interior building spaces. Spill
prevention and response measures, including maintaining spill kits onsite and following
SWPPP procedures, would be enforced throughout construction to prevent soil or water
contamination from equipment fluids. In addition, the private entity would implement
recommendations that include at least one year of groundwater monitoring for ammonia
to confirm plume stability and effectiveness of natural attenuation. Furthermore, a
restriction on the installation of groundwater wells for potable or irrigation use at the site
would be enforced to prevent exposure pathways from groundwater to the land surface.
Spill prevention and response procedures would remain in place during operation, with
spill kits maintained onsite and staff trained to prevent accidental releases. As a result,
operation of the OPC would have a permanent, minor adverse impact.

= Traffic, Transportation, and Parking: No significant adverse impact. During construction, a
temporary, negligible adverse impact on traffic and transportation would occur due to
construction material deliveries, equipment mobilization, and worker commuting. To minimize
impacts, deliveries and hauling would be scheduled outside peak commuting hours where
feasible, and designated haul routes would be used to reduce congestion. Impacts unique to each
alternative are:

o Alternatives 1A and 1B: The private entity would apply for and obtain a Driveway Access
Permit issued by the Florida Department of Transportation (FDOT) Southwest Region,
Manatee Operations Center, to construct entrances along Fruitville Road and obtain
Driveway Permits from the Sarasota County Building Division to construct any driveways
with curb cuts along Fruitville Road. Operation of the OPC is expected to result in a
permanent, negligible adverse impact on traffic conditions. The planning-level Traffic
Impact Analysis (TIA) projected that without roadway improvements, nearby
intersections (Fruitville Road at Founders Club Drive and Laceleaf Boulevard) would
continue to operate at unsatisfactory levels during peak hours by 2045; however, the
OPC'’s contribution to congestion would be negligible (less than 20% change in Critical
Lane Volume). With planned improvements—including the new roundabout at the OPC
entrance and widening of Fruitville Road to four lanes—intersection performance
improves to satisfactory Level of Service (LOS). To minimize operational impacts, the OPC
design incorporates approximately 750 parking spaces and internal circulation consistent
with Sarasota County standards, and the private entity would coordinate with Sarasota
County to align OPC access with the scheduled roadway improvements.

o Alternative 2: The private entity would apply for and obtain a Driveway Access Permit
issued by FDOT Southwest Region, Manatee Operations Center to construct entrances
along Lakewood Ranch Boulevard and obtain Driveway Permits from the Sarasota County
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Building Division to construct any driveways with curb cuts along Lakewood Ranch
Boulevard. Operation of the OPC is expected to result in a permanent, negligible adverse
impact on traffic conditions. The planning-level TIA projected that all three study
intersections along Lakewood Ranch Boulevard would continue to operate at satisfactory
levels (LOS A or B) through 2045, with or without the OPC. To minimize operational
impacts, the OPC design incorporates approximately 750 parking spaces and internal
circulation consistent with Sarasota County standards. The private entity would also
coordinate with Sarasota County and FDOT on future roadway improvements, including
the planned North Sarasota Multimodal Connector and Overpass Road alignment, which
could improve access to the OPC from Interstate 75.

= Utilities: No significant adverse impact. Construction under Alternative 1A, 1B, or 2 would involve
extending utility lines to the site, requiring permits and confirmation of capacity from utility
providers, resulting in temporary, negligible adverse impacts on utilities. During operation, utility
use would not impact service quality, with the OPC designed to achieve GBI Green Globes
certification, resulting in permanent, negligible adverse impacts on utilities.

=  Community Services: Permanent, beneficial impact. The operation of the OPC under Alternative
1A, 1B, or 2 would resolve service gaps and operational inefficiencies at existing clinics within the
VA Bay Pines Healthcare System, resulting in a permanent, beneficial impact on community
services related to health care for Veterans.

= Socioeconomics: No significant adverse impact. Construction under Alternative 1A, 1B, or 2 would
involve potential spending at local vendors and employment of construction workers, resulting in
temporary, negligible beneficial impacts on socioeconomics. During operation, increased staff and
incidental spending by workers would result in permanent, negligible beneficial impacts on
socioeconomics, with no impact at the regional or state level.

= Potential for Generating Substantial Public Controversy: No substantial controversy is
anticipated during construction or operation for Alternative 1A, 1B, or 2. Community support for
improving Veterans’ timely access to modern, state-of-the-art health care services is expected.

Public Comment and Agency Consultation

VA published a scoping notice to solicit input about the Proposed Action that VA should consider during
preparation of the Draft EA. The scoping notice was published on VA’s website and in The Herald-Tribune
on December 20 and 22, 2024. The scoping notice was also emailed to stakeholders including federal,
state, and local agencies, federally recognized Indian tribes, and community organizations. VA
subsequently completed the Draft EA and made it available for a 30-day public review and comment
period. A Notice of Availability (NOA), including a Floodplain Notification, for the Draft EA was published
on VA’s website and in The Herald-Tribune on May 18 and 24, 2026. The NOA for the Draft EA was also
emailed to stakeholders.

Sarasota County Stormwater Division provided comments during the Draft EA public review period
requesting incorporation of Community Flood Hazard Area mapping, referencing County Unified
Development Code stormwater requirements, verifying adjacent roadway jurisdiction, and inclusion of
Sarasota County Planning and Development Services in the Final EA permit table in Appendix A. These
comments are addressed in the Final EA in Section 3.5 (Floodplains, Wetlands, and Coastal Zone), Section
3.12 (Traffic, Transportation, and Parking), and Appendix E (E.O. 11988 Floodplain Management, 8-Step
Decision-Making Documentation). The Final EA explains that the final stormwater design, grading,
floodplain compensation, and maintenance of historic inflow and discharge points would be the
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responsibility of the private entity following lease award and would be reviewed and approved through
the Sarasota County Site Development Review process. The Sarasota County comment letter is included
in the Final EA in Appendix D.

VA conducted Section 106 consultation with the FL SHPO, Sarasota County Planning Department, and
federally recognized Indian tribes with interest in Sarasota, FL. The FL SHPO concurred with VA's finding
of no historic properties affected for both Alternatives 1 and 2. No other parties provided comments.

VA consulted with USFWS regarding potential effects of the Proposed Action on federally listed species.
On February 27, 2026, USFWS provided written concurrence with VA’'s effect determinations (may affect,
not likely to adversely affect) for five federally listed species with potentially suitable habitat at the
Alternative 1 and 2 sites.

Finding of No Significant Impact and Finding of No Practicable Alternative

Based on the analyses in the Final EA, which is summarized and incorporated by reference herein, VA
concludes that implementing the Proposed Action under any Action Alternative would have no significant
adverse impacts on the quality of the human or natural environment within the meaning of Section
102(2)(C) of NEPA. Therefore, preparation of an Environmental Impact Statement is not required.
Additionally, VA has determined there is no practicable alternative to locating the Proposed Action within
a floodplain. The Proposed Action minimizes potential impacts to floodplains by incorporating practicable
mitigation and design measures, identified through VA’s 8-step floodplain decision-making process, into
the project design, consistent with E.O. 11988, and GSA Order 1095.8B (Floodplain Management) and the
companion Floodplain Management Desk Guide (November 2025).

Digitally signed by JASON
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Attachment A: Measures Incorporated into the Proposed Action to Minimize or Avoid Potential Adverse
Impacts
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Attachment A
Measures Incorporated into the Proposed Action to Minimize or Avoid Potential Adverse Impacts
Alternatives 1A and 1B: 9100 Fruitville Road

Alternative 2: 2390 Lakewood Ranch Boulevard

Resource Minimization and Avoidance Measures

Aesthetics ALTERNATIVE 1A OR 1B

Construction: For Alternative 1A or 1B, the private entity would design the
outpatient clinic (OPC) to retain an approximately 100-foot vegetated
buffer between the Alternative 1 site and Founders Club Drive along the
eastern, southern, and western borders of the Alternative 1 site.

Temporary construction privacy fencing would be erected by the private
entity if necessary to obstruct views into the site during the construction
phase.

ALTERNATIVE 2

Construction: For Alternative 2, the private entity would design the OPC
to retain an approximately 20- to 30-foot vegetated buffer along the
eastern and southern borders of the Alternative 2 site.

Temporary construction privacy fencing would be erected by the private
entity if necessary to obstruct views into the site during the construction
phase.

ALTERNATIVE 1A,1B,0OR 2

Operation: The OPC and new landscaping installed during construction
would be professionally maintained for the duration of VA’s lease to
preserve compatibility with adjacent properties and minimize aesthetic
disruptions.

Air Quality ALTERNATIVE 1A, 1B, OR 2

Construction: The private entity may incorporate the following strategies
to the extent practicable:

® For construction equipment greater than 150 horsepower, aim to meet
U.S. Environmental Protection Agency (USEPA) Tier 4 emissions
standards, or Tier 3 standards if Tier 4 equipment is not available at the
time of construction.

® Tune and maintain all construction equipment in accordance with the
equipment manufacturer’s recommended maintenance schedule and
specifications.

= Use low-sulfur diesel or biodiesel in construction equipment.

FONSI Attachment A: Page 1 of 11
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Resource

Minimization and Avoidance Measures

Operation: The private entity would design and construct the OPC to
achieve Green Building Initiative (GBI) Green Globes certification to
minimize operational emissions.

Wildlife and Habitat

ALTERNATIVE 1A OR 1B

Construction:

Federally listed species and Migratory Bird Treaty Act (MBTA)-protected
bird species

Private entity to implement a time-of-year restriction on tree clearing,
such that no clearing occurs from May 1 to July 15 to avoid impacts to the
tricolored bat during its pup season. Additionally, to avoid impacts to the
MBTA-protected red-headed woodpecker, if tree clearing is proposed
from July 16 to September 10, then the private entity would conduct a pre-
construction cavity survey for active nests or roosts. If active nests or
roosts are present, then non-disturbance buffers would be established
around active nests until the young birds have fledged. To avoid impacts
to the eastern indigo snake during construction, the private entity would
implement U.S. Fish and Wildlife Service’s (USFWS) “Standard Protection
Measures for the Eastern Indigo Snake.” These protection measures
mandate that personnel be educated on species identification, adhere to
strict no-handling policies, and immediately halt work if a snake is
encountered during construction. Should an American alligator be
present, the private entity would avoid the individual animal and allow it
to move away from the active construction area. If the monarch butterfly
is listed prior to construction, coordination with USFWS would be required
to determine a need for consultation and any applicable conservation
measures.

State-listed species

To avoid impacts to the gopher tortoise, the private entity would conduct
a pre-construction survey for gopher tortoise burrows not more than 90
days prior to construction. Should any gopher tortoises be present, off-site
relocation would be required prior to any site disturbance. The private
entity would be required to obtain a Florida Fish and Wildlife Conservation
Commission (FFWCC) permit in advance of excavation of burrows and
relocation of gopher tortoises. Any captured tortoises would be relocated
to a long-term recipient site. Recipient sites are typically privately owned
and charge a per tortoise fee to accept relocated tortoises. Recipient site
fees are market driven and can change frequently depending on demand.
Recipient sites may be situated any distance east or west of the donor
(development) site, but no more than 100 miles north or south of the
donor site unless no such recipient site is available.
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Sarasota County requirements

The private entity would comply with Sarasota County tree protection
requirements for grand trees and obtain approval before removal of
qualifying grand trees.

ALTERNATIVE 2
Construction:
Federally listed species and MBTA-protected bird species

Private entity to implement a time-of-year restriction on tree clearing,
such that no clearing occurs from May 1 to July 15 to avoid impacts to the
tricolored bat during its pup season. Additionally, to avoid impacts to
MBTA-protected red-headed woodpecker, if tree clearing is proposed
from July 16 to September 10, then the private entity would conduct a pre-
construction cavity survey for active nests or roosts. If active nests or
roosts are present, then non-disturbance buffers would be established
around active nests until the young birds have fledged. To avoid impacts
to the eastern indigo snake during construction, the private entity would
implement USFWS’s “Standard Protection Measures for the Eastern Indigo
Snake.” These protection measures mandate that personnel be educated
on species identification, adhere to strict no-handling policies, and
immediately halt work if a snake is encountered during construction.
Should an American alligator be present, the private entity would avoid
the individual animal and allow it to move away from the active
construction area.

State-listed species

To avoid impacts to the gopher tortoise, the private entity would conduct
a pre-construction survey for gopher tortoise burrows not more than 90
days prior to construction. Should any gopher tortoises be present, off-site
relocation would be required prior to any site disturbance. The private
entity would be required to obtain an FFWCC permit in advance of
excavation of burrows and relocation of gopher tortoises. Any captured
tortoises would be relocated to a long-term recipient site. Recipient sites
are typically privately owned and charge a per tortoise fee to accept
relocated tortoises. Recipient site fees are market driven and can change
frequently depending on demand. Recipient sites may be situated any
distance east or west of the donor (development) site, but no more than
100 miles north or south of the donor site unless no such recipient site is
available.

Floodplains, Wetlands,
and Coastal Zone

ALTERNATIVE 1AOR 1B

Construction and Operation:

Floodplains

Following lease award, the private entity would be required to coordinate
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with Sarasota County Planning and Development Services, including
participation in the County’s Development Review Committee (DRC)
process, to ensure all stormwater and site development requirements are
incorporated into the final design.

Additionally, the private entity would complete the following floodplain
mitigation requirements (refer to Appendix E in this Environmental
Assessment for additional details about these requirements):

Compliance with the E.O. 11988 8-step decision-making process for
actions occurring within the 1% annual chance floodplain (Zone AE);

Coordination with the local floodplain administrator, U.S. Federal
Emergency Management Agency (FEMA), Southwest Florida Water
Management District (SWFWMD), and all other relevant regulatory and
permitting entities;

Design of the OPC to meet or exceed Sarasota County flood protection
requirements, American Society of Civil Engineers (ASCE) 24
flood-resistant construction standards, and ASCE 7 minimum design
loads criteria;

Elevation of finished floor elevations and all critical building systems
(mechanical, electrical, emergency power, and IT infrastructure) to at
least one foot above the mapped Base Flood Elevation, with the
conceptual design providing approximately three additional feet of
freeboard as a risk-reduction measure;

Site grading to ensure positive drainage away from the building and
conveyance of runoff to on-site stormwater detention basins and the
created wetland mitigation area;

Implementation of stormwater management systems designed to
maintain pre- and post-development drainage characteristics to the
extent practicable and to reduce off-site discharge, downstream effects,
backwater conditions, and localized ponding during high-intensity
storms;

Creation of an on-site wetland mitigation area to offset permanent
impacts to low-quality wetlands, ponds, and other surface waters;

Acquisition of a SWFWMD Environmental Resource Permit and
implementation of all permit-required mitigation for wetland and
surface water impacts;

Preservation of existing vegetation buffers where feasible and
installation of professionally maintained native landscaping to support
stormwater function and habitat enhancement;

Completion of all FEMA Conditional Letter of Map Revision (CLOMR) and
final Letter of Map Revision (LOMR) processes and requirements,
including submittal of grading plans, stormwater and hydraulic analyses,
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compensatory floodplain storage evaluations, and post-construction
as-built drawings demonstrating removal of the Special Flood Hazard
Area designation;

® Obtaining FEMA approval of the final LOMR prior to VA occupancy; and

® Ensuring all floodplain mitigation, stormwater design, wetland
mitigation, and construction requirements are fully implemented by the
private entity before VA accepts and occupies the facility.

Coastal Zone

As recommended by SWFWMD, the private entity would hold a
preapplication meeting with District Environmental Resource Permit staff
prior to any site work and/or construction. The State’s final concurrence
of the project’s consistency with the Florida Coastal Management
Program (FCMP) will be determined during any environmental permitting
processes, in accordance with Section 373.428, F.S., if applicable.

Wetlands/OSW

The private entity would obtain SWFWMD Environmental Resource
Permit (ERP) prior to any wetland/other surface waters (OSW) filling;
implement ERP-required mitigation, including creation and maintenance
of onsite mitigation wetlands and stormwater basins. Confirm with U.S.
Army Corps of Engineers (USACE) that aquatic features are not federally
jurisdictional; otherwise, if USACE determines that these features are
federally jurisdictional WOTUS, the private entity would obtain a Clean
Water Act Section 404 permit for impacted features and implement any
permit-required mitigation.

ALTERNATIVE 2

Construction and Operation:

Floodplains

Following lease award, the private entity would be required to coordinate
with Sarasota County Planning and Development Services, including
participation in the County’s DRC process, to ensure all stormwater and
site development requirements are incorporated into the final design.

Additionally, the private entity would complete the following floodplain
mitigation requirements (refer to Appendix E in this Environmental
Assessment for additional details about these requirements):

® Compliance with the E.O. 11988 8-step decision-making process for
actions occurring within the 1% annual chance floodplain (Zones A and
AE);

® Coordination with the local floodplain administrator, FEMA, SWFWMD,
and all other relevant regulatory and permitting entities;
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= Completion of all required technical studies and analyses, including
stormwater modeling, hydrologic and hydraulic analyses, and
grading/stormwater design evaluations necessary to support the FEMA
CLOMR and final LOMR processes;

® Design of the OPC to meet or exceed Sarasota County flood protection
requirements, ASCE 24 flood-resistant construction standards, and
ASCE 7 minimum design loads criteria;

= Elevation of finished floor elevations and all critical building systems
(mechanical, electrical, emergency power, and IT infrastructure) to at
least one foot above the mapped Base Flood Elevation, with the
conceptual design providing approximately three additional feet of
freeboard as a risk-reduction measure;

= Site grading to maintain positive drainage away from the building,
supported by prior mass-grading of the site to approximately 33 feet
above mean sea level, and conveyance of runoff to stormwater
management features;

® Implementation of stormwater management systems designed to
maintain pre- and post-development drainage characteristics to the
extent practicable and to reduce off-site discharge, downstream effects,
backwater conditions, and localized ponding during high-intensity
storms, including three dry stormwater detention ponds and an
underground detention system sized for the 100-year, 24-hour storm
event;

® Acquisition of a SWFWMD Environmental Resource Permit and
implementation of all permit-required mitigation for unavoidable
impacts to other surface waters;

® |nstallation of professionally maintained native landscaping to stabilize
disturbed areas, maintain vegetated buffers where feasible, and provide
limited habitat enhancement;

= Completion of all FEMA LOMR-related requirements, including
preparation and submittal of MT-2 CLOMR engineering documentation,
stormwater and hydraulic analyses, grading plans, and
post-construction as-built drawings demonstrating that the site
elevation and stormwater systems support removal of the Special Flood
Hazard Area designation;

® Obtaining FEMA approval of the final LOMR prior to VA occupancy; and

® Ensuring all floodplain mitigation, stormwater design, OSW mitigation,
elevation requirements, and construction commitments are fully
implemented by the private entity before VA accepts and occupies the
facility.
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Coastal Zone

As recommended by SWFWMD, the private entity would hold a
preapplication meeting with District Environmental Resource Permit staff
prior to any site work and/or construction. The State’s final concurrence
of the project’s consistency with the FCMP will be determined during any
environmental permitting processes, in accordance with Section 373.428,
F.S., if applicable.

Wetlands/OSW

The private entity would obtain an SWFWMD ERP prior to filling any of the
OSW and implement and maintain any ERP-required mitigation to fill
these features. Confirm with USACE that aquatic features are not federally
jurisdictional; otherwise, if USACE determines that these features are
federally jurisdictional WOTUS, the private entity would obtain a Clean
Water Act Section 404 permit for impacted features and implement any
permit-required mitigation.

Cultural Resources and
Historic Properties

ALTERNATIVE 1A,1B,0R 2

Construction: If unanticipated archaeological deposits are encountered
during construction, the private entity would immediately notify VA, and
VA would follow procedures codified in 36 CFR 800.13(b). If human
remains are encountered during construction, the private entity would
immediately notify VA, contact the local coroner’s office to determine if
remains are of forensic interest, and follow any applicable state law(s).

Geology and Soils

ALTERNATIVE 1A,1B,0OR 2

Construction: Prior to construction, the private entity would be required to
apply for and obtain coverage under the Florida Department of
Environmental Protection (FDEP) National Pollutant Discharge Elimination
System (NPDES) Construction Generic Permit, inclusive of a Stormwater
Pollution Prevention Plan (SWPPP) (FDEP 2024). To manage soil erosion, the
construction contractor would be responsible for implementing and
maintaining BMPs specified in the State of Florida Erosion and Sediment
Control Designer and Reviewer Manual (Florida Department of
Transportation 2013).

The private entity would also implement the SWPPP and train workers on
how to respond to and remediate accidental releases of petroleum-based
fluids to prevent impacts to soil. Releases of regulated quantities of
petroleum-based fluids would be reported to VA and the FDEP and cleaned
up per state regulatory requirements.

Due to the occurrence of subsidence incidents and sinkhole risk in the areas
surrounding the Alternative 1A, 1B and 2 sites, the private entity would
design and construct the OPC in accordance with applicable FDEP and VA
requirements to minimize subsidence risk.
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Hydrology and Water
Quality

ALTERNATIVE 1A,1B,OR 2

Construction: Prior to construction, the private entity would apply for and
obtain FDEP NPDES Construction Generic Permit coverage and implement
and maintain BMPs such as bio-retention areas, vegetated swales, and
retention basins. Advanced stormwater controls, including oil-water
separators, infiltration systems, and detention basins, would be installed
to protect water quality. The private entity would also implement the
SWPPP and train workers on how to respond to and remediate accidental
releases of petroleum-based fluids to prevent impacts to groundwater.

Operation: The stormwater management systems installed during
construction would be maintained to function as designed for the duration
of VA's lease.

Noise

ALTERNATIVE 1A,1B,0R 2

Construction: The private entity would minimize construction noise
impacts by complying with the Sarasota County noise ordinance, which
allows construction and land clearing operations between the hours of
7:00 a.m. and 8:00 p.m.

The private entity would implement BMPs for noise control if necessary
and to an extent technically practicable. These noise BMPs could include:
= Using shields or other physical barriers to restrict noise transmission.

® Providing soundproof housings or enclosures for noise producing
machinery.

= Using efficient intake and exhaust mufflers on internal combustion
engines that are maintained so equipment performs below the noise
levels specified.

® Conducting truck loading, unloading, and hauling operations so that
noise is kept to a minimum.

= Selecting material transportation routes as far away from sensitive
receptors as possible.

® Shutting down noise-generating heavy equipment when not in use.

Vibration

ALTERNATIVE 1A,1B,0R 2

Construction: The private entity would assess potential construction-
period vibration impacts during the final design phase, when construction
methods and the locations of specific types of construction equipment
have been identified. Measures for reducing vibration impact to sensitive
receptors would be considered in the development of construction plans
for areas where construction activities causing short-term perceptible
vibration could be required.

Solid Waste and
Hazardous Materials

ALTERNATIVE1AOR 1B

Construction: The private entity would be required to recycle or reuse
materials to the maximum extent practicable or dispose of them at USEPA-
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approved facilities. Only materials that cannot be reused or recycled would
be transported off-site for disposal at a landfill approved for construction
debris. All soil removed that cannot be reused on site would be transported
to an appropriate landfill for reuse as fill or daily cover. The private entity
would be responsible for the proper management and disposal of all
construction wastes. Additionally, the private entity would be responsible
for the proper assessment, abatement, transport and disposal of any
regulated building materials (e.g. asbestos, lead-based paint) during
demolition of any existing structures at the Alternative 1 site.

Operation: Solid wastes generated at the OPC would be disposed of in
designated bins and dumpsters and transported and disposed of at a
USEPA-licensed disposal facility.

ALTERNATIVE 2

Construction: The private entity would be required to recycle or reuse
materials to the maximum extent practicable or dispose of them at USEPA-
approved facilities. Only materials that cannot be reused or recycled would
be transported off-site for disposal at a landfill approved for construction
debris. All soil removed that cannot be reused on site would be transported
to an appropriate landfill for reuse as fill or daily cover. The private entity
would be responsible for the proper management and disposal of all
construction wastes.

The private entity would prepare and implement a construction
dewatering plan for shallow groundwater to ensure potentially per- and
polyfluoroalkyl substances-impacted groundwater is transported off-site
for proper disposal. Additionally, the private entity would install a vapor
barrier in the foundation of the OPC to prevent potential migration of
contaminants from groundwater into any of the interior building spaces.
The recognized environmental conditions identified in the Phase |
Environmental Site Assessment (ESA) would be addressed and resolved
through implementation of these measures by the private entity.

Operation: Solid wastes generated at the OPC would be disposed of in
designated bins and dumpsters and transported and disposed of at a
USEPA-licensed disposal facility.

The private entity would implement recommendations that include at
least one year of groundwater monitoring for ammonia associated with
former water treatment operations. The monitoring program would
assess the nature and extent of the plume and provide early detection of
any off-site migration. Furthermore, a restriction on the installation of
groundwater wells for potable or irrigation use at the site would be
enforced to prevent exposure pathways from groundwater to the land
surface. These measures, combined with standard operational controls,
would ensure that potential risks from past site conditions are effectively
managed and minimized. The recognized environmental conditions
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identified in the Phase | ESA would be addressed and resolved through
implementation of these measures by the private entity.

Traffic, Transportation,
and Parking

ALTERNATIVE 1A OR 1B

Construction: The private entity would coordinate with Florida
Department of Transportation (FDOT) Southwest Region, Manatee
Operations Center to apply for and obtain a Driveway Access Permit,
which is required to construct entrances along Fruitville Road, which is a
county road under FDOT jurisdiction.

Additionally, the private entity would coordinate with Sarasota County
Building Division to obtain a Driveway Permit, which is required for curb
cuts and driveway construction within county rights-of-way.

The private entity would also schedule construction deliveries and hauling
outside peak commuting hours where feasible and use designated haul
routes to minimize congestion.

Operation: The private entity would coordinate with Sarasota County for
planned roadway improvements to maintain satisfactory Level of Service
(LOS), including the roundabout and widening at Fruitville Road.

ALTERNATIVE 2

Construction: The private entity would coordinate with FDOT Southwest
Region, Manatee Operations Center to apply for and obtain a Driveway
Access Permit, which is required to construct entrances along Lakewood
Ranch Boulevard, which is a county road under FDOT jurisdiction.

Additionally, the private entity would coordinate with Sarasota County
Building Division to obtain a Driveway Permit, which is required for curb
cuts and driveway construction within county rights-of-way.

The private entity would schedule construction deliveries and hauling
outside peak commuting hours where feasible and use designated haul
routes to minimize congestion.

Operation: The private entity would coordinate with Sarasota County for
planned roadway improvements to maintain satisfactory LOS, including
the Overpass Road connector.

Utilities

ALTERNATIVE 1A, 1B, OR 2

Construction: The private entity would be responsible for connecting the
new OPC to utility infrastructure for potable water, sewerage, electricity,
and telecommunication services. The private entity would be required to
confirm and verify with utility providers that capacities are available to
meet the projected demands for the OPC. The private entity would also be
required to apply for and obtain permits required to connect to and utilize
utility services, and to perform construction in a right-of-way. The private
entity would coordinate with the utility providers to ensure that
constructing new laterals and connecting them to mains does not
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interrupt utility services to current customers in the community. Under
Alternative 1A, 1B, or 2, stormwater generated on-site would be managed
in newly constructed on-site stormwater management systems and would
not be discharged to the municipal stormwater system.

Operation: The private entity would design the OPC to achieve GBI Green
Globes certification for energy efficiency and reduced utility consumption
during operation.
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