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DEVELOPMENT AGREEMENT FOR WIREGRASS RANCH

THIS DEVELOPMENT AGREEMENT (the “Agreement”) is made and entered info as
of the Effective Date, by and between Pasco County, Florida, a political subdivision of the State
of Florida, (hereinafter referred to as “County,”) and the entities listed in Exhibit “A” who own
property within the Wiregrass Ranch Development of Regional Impact (the “Wiregrass DRI”),
their successors and assigns, (hereinafter collectively referred to as “Wiregrass” or the
“Wiregrass Entities”). The County and the Wiregrass entities are referred to as the “Parties”

herein. Locust Branch, LLC, joins this Development Agreement as the Master Developer of the

Wiregrass Ranch Development of Regional Impact.
RECITALS

1. The Wiregrass Entities own lands within the Wiregrass DRI, located in the
County and depicted in Exhibit “B” attached hereto (hereinafter referred to as the “Wiregrass
Lands™). A complete legal description of the Wiregrass Lands is set forth in Exhibit “C*’
attached hereto.

2. The Wiregrass Entities own and hold fee simple legal title to the Wiregrass Lands.
The specific Wiregrass Entities are described in Exhibit “A”. The lands held by each Wiregrass
Entity are generally depicted in Exhibit “B”. The full legal description of the Wiregrass Lands is
set forth in Exhibit “C”. The twentixe-four acre Tennis Center Parcel to be granted to a Wiregrass
Entity pursuant to the Park Donation Agreement is included within the lands depicted in Exhibit
B and described in Exhibit C, and Shall become subject to this Agreement upon conveyance to a
Wiregrass Entity.

3. The hWiregrass DRI 1s regulated, in part, by that Amended and Restated
Development Order adopted pursuant to Section 380.06, et seq., Floridai-Statutes, as Pasco
County Resolution 10-376, as amended by Resolution 10-399 (the “DRI Development Order™).

4. The Wiregrass DRI is governed by a specific future land use designation and
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adopted in Pasco County Ordinance 10-46 (the “Wiregrass Policies”). The Wiregrass Policies
establish the permitted uses and maximum amounts, densities and intensities of use, as well as
conditions for development approvals, for the land within the Wiregrass DRI.

5. Development within the Wiregrass DRI is further regulated by a “Master Planned
Unit Development™ zoning designation and conditions of approval that are specific to, and apply

only to, the Wiregrass DRI, by Petition RZ RZ6976, as approved by the Board of County

Commissioners on July 12, 2011.

6. The construction of arterial and collector roads within the Wiregrass DRI is
governed by a Master Roadway Plan and conditions of approval as approved by the County.

7. A Master Utility Plan governs the provision of water, wastewater and reclaimed
water service within the Wiregrass DRI. -

8. Florida law requires that public facilities and services needed to support new
development shall be available “concurrent” with the impact of such new development and also
provides particular concurrency requirementé for water and sewer, sblid waste disposal, and
stormwater management. In addition to the foregoing, Pasco C(Sunty IMpOSEs concurrency
requirements for schools and parks and recreation. Pasco County addresses the adequacy of
transportation facilities, including roads and mass transit, through the Land Development dee. |

9. Section 380.06, et seq., Florida Statutes (the “DRI Statute™), and the Florida
Administrative Code provisions implementing the DRI Statute, require all developmgnt within a
development of regional impact to mitigate the impacts on public facilities that will result from
the development.

10.  The Wiregrass Entities are not and do not desire to be developers or in the

business of development. Locust Branch, LLC (“Locust Branch™) is designated in the DRI

Development Order as the Master Developer for the Wireérass DRI.
1. The DRI Development Order grants development rights to Wiregrass DRI to be

used in three phases, subject to a number of conditions including transportation and park

mitigation. |
12. In accordance with Section 163.3220, Florida Statutes, et seq., the County is

authorized to enter into a Development Agreement.

13. This Agreement is entered by the Parties, in part, to settle disputes over
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amendments to the Pasco County Comprehensive Plan and land development code édc:opted
pursuant to Pasco County Ordinances 12-13 and 12-14 and Wiregrass Ranch, Inc.’s challenge to
those plan amendments. This Agreement is required to settle that disputé and to support and
allow the modification of the current DRI Development Order, the Master Planned Unit
Development (MPUD) zoning resolution that governs the Wiregrass Lands, and the Master

Roadway Plan for the Wiregrass Lands, and to reduce transportation mitigation conditions

currently imposed on development in the Wiregrass DRI.

14.  The Parties enter into this Development Agreement to settle their differences with
respect to the application of the County’s Comprehensive Plan amendments and Land
Development Code amendments to the Wiregrass DRI, to identify modifications to the requ1red
 transportation mitigation, land use and related conditions of development approval in the DRI
Development Order, MPUD, and MRP that are agreeable to the Parties and consistent with the

Compreherisive Plan, Land Development Code and applicable statutes and rules.

5. The modifications contemplated by this Agreement are authorized by Sections
163.3180(5)(h) and 380.06(19)(6)(e), Fla. Stat., and Rule 73C-40.045, F.A.C., and supported by

a proportionate share analysis conducted by Wiregrass and a timing and phasing analysis

conducted by Pasco County.

16.  The County’s Development Review Committee, which serves as the Local

Planning Agency, has reviewed this Development Agreement, conducted a public hearings on
the same on January 10, 2013 and January 24, 2013, and has found the Development Agreement

to be consistent with the applicable provisions of the Pasco County Land Development Code and

Comprehensive Plan, as amended.

17.  The Pasco County Board of County Commissioners held a second public hearing
on this Development Agreement on February 5, 2013, at which time the Board approved this
Development Agreement and authorized the Board Chairman to execute this Development

Agreement on behalf of the County.

AGREEMENT
NOW, THEREFORE, for and in consideration of the mutual promises and covenants

contained herein and other good and valuable considerations, the receipt and sufficiency of

which are hereby acknowledged, and in full compliance with Section 163.3220, Florida Statutes,

and the powers granted therein, the Parties hereby agree follows:
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1. Recitals True and Correct. The recitals set forth above are true and correct and are

incorporated herein by this reference.

2. Definitions.

- 2.1.  “Agreement” means this Development Agreement, ihcluding any Exhibits, and any

amendments hereto or thereto.

2.2.  “Authorized Representative” means the person or persons designated and appomted

from time'to time as such by Wiregrass or the County.

2.3.  “Board of County Commissioners”, “Board” or “BCC” means the governing body of
the County, by whatever name known or however constituted from time to time.

2.4. “Building Permit” means, for any or all development subject to this Agreement, any
permit issqed by a Governmental Authority authorizing, allowing and permitting the
commencement, prosecution and completion of construction to the extent provided in said

permit.
2.5. “Community Planning Act” means Sections 163.3161 through 163.3217, et seq.,

Florida Statutes.

2.,6. “Comprehensive Plan” means the Pasco County Comprehensive Plan, as adopted and

amended.
2.7.  “County” means Pasco County, Florida, a political subdivision of the State of F lorida,

and any successors or assigns thereto. |

2.8.  “Development” has the meaning set forth in § 380.04, Florida Statutes.

2.9.  “DRI Development Order” means that Adopted, Amended and Restated Development
Order adopted in Pasco County Resolution 10-376, as amended by Resolution 10-399.

2.10. “DRI Pipeline Projects” or “Pipeline Projects” mean those infrastructure
improvements performed pursuant to this Development Agreement for which a developer will
seek compensation from the County as provided under the County’s Transportatlon Impact Fee
Ordinance or Mobility Fee Ordinance.

2.11. “DRI Statute” means Section 380.06, et seq., Florida Statutes.

2.12. “DRI Rules” means Rule 73C-40, Florida Administrative Code, e? seq.

2.13. “Effective Date” means the date on which all Parties have executed this Agreement,

subsequent to its approval by the Board of County Commissioners.

2.14. “Exhibits” means those agreements, diagrams, drawings, specifications, instruments,
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forms of instruments, and other documents attached hereto and designated as exhibits to, and

incorporated in and made a part of, this Agreement.

2.15.  “Florida Statutes” means the 2012 version of the Florida Statutes.

2.16. “Governmental Authority” means the County, or other govemméntal entity having
regulatory authority over development governed by this Agreement and that issues a Permit or
Building Permit for the development governed by this Agreement.

2.17. “Land Development Code” or “LDC” means the Pasco County Land Development
Code, as amended.

2.18. “Master Bicycle and Pedestrian Plan” or “Bike/Ped Plan” means the Master Bicycle
and Pedestrian Plan” submitted pursuant to MPUD Condition 34 and approved by the DRC on

June 6, 2011, pursuant to File PGM11-85.
2.19. “Master Planned Unit Development Approval” or “MPUD” means that approval

granted by the BCC on July 12, 2011, for Petition RZ6976, including the Conditions of
Approval.

2.20. “Master Roadway Plan” or “MRP” means that Master Roadway Plan for the
Wiregrass Lands approved by the BCC on May 26, 2011. |

2.21. “MUTRM” means Mixed Use Trip Reduction Measures as defined in the LDC and as

implemented herein.

2.22. “Park Donation Agreement” means that “Agreement for Charitable Contribution,
Sports Park Donation Property” between Wiregrass Ranch, Inc., Flycatcher Enterprises, LLC,
and the County executed and approved by the Board at its meeting held on November 7, 2012.
2.23. “Park Master Plan” means the Conceptual Master Parks Plan and Variance approved
by the DRC on May 26, 2011, pursuant to File PGM 11-84.

2.24.  “SR 56 Managed Lane Expansion” means the planned and anticipated construction of
additional lanes within or adjacent to the existing SR 56 right of way, from U.S. 19 or the
Suncoast Parkway to U.S. 301, which traverses the Wiregrass DRI within the existing SR 56
right of way, and which is intended by the County to provide enhanced vehicle capacity and
Express Bus or Bus Rapid Transit service, and which may be designed and constructed in stages.
2.25. “Transportation Impact or Mobility Fees” means those fees and chargé's levied and

imposed- by the County pursuant to Section 1302.2 of the LDC to mitigate the transportation

impacts from development within Pasco County.
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2.26. “Three Party EDA” means that “Three-Party Economic Development Agreement”
between the County, Raymond James Financial, Inc., and Wiregrass and Locust Branch
approved by the BCC and signed on September 20, 2011, as it may be amended from time to
time. |

2.27. “Transportation Mitigation” or “mitigation of transportation impacts” or

“mitigate(s) the transportation impacts” means the mitigation of the vehicular, pedestrian,
bicycle and transit impacts of development of the Vested Development Rights on the external
transportation network. It does not include access management or the standards or requirements
applicable to the internal roadway, bicycle/pedestrian or transit network.

2.28.  “Termination Date” means the date on which this Agreement terminates by its terms or
Is terminated by one of the Parties hereto as provided herein.

2.29. “Vested Development Rights” means the right to develop the types, amounts, densities,
and intensities of use set forth in Exhibit “T” to this Agreement within the Wiregrass DRI, along
with the right to exchange such uses consistent with Exhibit “U” to this Agreement.

2.30. “Wiregrass Entities” means those entities, listed in Exhibit “A” that own lands within

the Wiregrass Ranch DRI and who have joined this Agreement as Parties.

2.31. “Wiregrass -Lands” means those lands owned by any of the Wiregrass Entities subject to

this Agreement, as further set forth in Exhibits B and C.

2.32. “Wiregrass DRI” means those lands and areas included within, subject to, and

regulated by the DRI Development Order.

3. Description of Uses Proposed for the Wiregrass Lands.
3.1. Existing Uses. The Wiregrass Lands are generally vacant and agricultural.

Portions contain several residences used by members of the Porter ftamily, barns, sheds and
similar structures. Other lands within the Wiregrass DRI have been developed or are being

developed as retail uses, a hospital, a psychiatric hospital, and a community college.

3.2. . Proposed Uses. The Wiregrass DRI is planned as a very large mixed use
development that, when built out, will include residential development that varies in form,
density and cost, a variety of commercial and retall uses and forms, office uses that range from
small, single use offices to major corporate office park(s), hotels, hospitals, community
college(s), one or more elementary schools, and a variety of recreation/attraction uses.

The Wiregrass Lands may be developed consistent with the Wiregrass Policies, the
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MPUD and the DRI Development Order, with the land uses, densities and intensities specified
therein. The Wiregrass Policies, and in particular, FLU Policy 7.1.8(a) establish maximum
levels of development that may be permitted on the Wiregrass DRI.

3.3.  Height of Proposed Uses. The maximum heights of different uses within the

Wiregrass DRI are established in the MPUD, as' it may be amended to implement this

Development Agreement.

4, Ownership of Lands Subject to Development Agreement. The Wiregrass Lands subject

to this Development Agreement are identified in Exhibit “B” and Exhibit “C”, attached hereto.
The Wiregrass Lands are owned by the Wiregrass Entities identified in Exhibit “A”. The
Wiregrass Entities have the power and authority to. enter into this Agreement and to bind the
Wiregrass Lands to the benefits and obligations set forth herein. Upon the exchange of property
contemplated by the Park Donation Agreement, and upon approval of NOPC-4 and the MPUD
amendments as provided in Exhibits V and X, the “Tennis Center Parcel” shall become subject
to the rights and obligations of this Development Agreement.

5. Description of New and Existing Public Facilities and Services that will Serve the

Wiregrass DRI. The following public facilities will serve the Wiregrass DRI, the Wiregrass

Lands, and the Vested Development Rights, and subject to compliance with the obligations
contained in this Agreement, the MPUD, MRP, and Master Utility Plan and related provisions of
the LDC, are sufficient to serve and support development of the Vested Development Rights at
the levels of service adopted in the Comprehensive Plan and Land Development Code:

>.1.  Potable Water. Pasco County will provide potab]é water to the Wiregrass DRI.
Pasco County has sufficient potable water treatment capacity to meet the adopted levels of
service while serving development within the Wiregrass DRI, subject to compliance with the
County’s concurrency management requirements, along with payment of any impact, connection
or service fees uniformly imposed throughout the County, which will fully mitigate any and all
impacts of the Vested Development Rights on potable water facilities.

>.2.  Sanitary Sewer. Pasco County will provide sanitary sewer service to the

Wiregrass DRI. Pasco County has sufficient sahitary sewer treatment capacity to meet the
adopted levels of service while serving development within the Wiregrass Ranch DRI subject to

compliance with the County’s concurrency management requirements, along with payment of

any impact, connection or service fees uniformly imposed throughout the County, which will
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fully mitigate any and all impacts of the Vested Development Rights on sanitary sewer facilities.
5>.3.  Parks, Recreation and Open Space. The County provides or requires parks and
recreation facilities throughout the County, and land and parks and recreation facilities necessary.
to accommodate new development are supported through the payment ot Parks and Recreation
Impact Fees and application of the County’s Neighborhood park requirements. The Master Park
Plan and a variance for the Neighborhood park requirements set forth dedications and
requirements for District, Community and Neighborhood parks, within the Wiregrass DRI. The
Park Donation Agreement complies with the Master Park Plan. Furthermore the County agrees
that upon closing of the donated property as described in Exhibit C of the Park Donation
Agreement, such Park Donation Agreement shall satisfy the requirement for a Master Parks
Agreement pursuant to the Master Park Plan/Neighborhood Park Variance Amendment
Conditions of Approval approved by the DRC on May 26, 2011 (PGM11-84). Therefore,
compliance with the Park Donation Agreement and the approved Master Parks
Plan/Neighborhood Park Variance Amendment, payment of parks and recreation impact fees as
. are umformly imposed within the County, and payment of applicable taxes, ‘assessments and user
fees, will fully mitigate any and all impacts of the Vested Development Rights on parks,
recreation and open space requirements of the Comprehensive Plan or Land Development Code.

5.4.  Stormwater Management. Wiregrass and Locust Branch have submitted, and the

County and the Southwest Florida Water Management District have approved, a Master
Drainage Plan for development within the Wiregrass DRI.  Compliance with the Master
Drainage Plan, applicable statutes and rules governing stormwater management systems, and
applicable Pasco County ordinances are sufficient to ensure that levels of service for stormwater
are met or exceeded.

5.5.  Police Protection. Police protection will be provided by Pasco County using

existing or future available facilities and service capacity. Any additional police protection

facilities necessary to serve development within the Wiregrass DRI will be funded through
existing or future impact fees, assessments, or taxes, and such facilities may be provided on the

dedicated land required pursuant to Section 6.2. herein.

5.6.  Fire Protection and Emergency Medical. Fire protection and emergency medical

services will be provided by Pasco County using existing or future available facilities and service

capacity. Any additional fire protection and emergency medical facilities necessary to serve
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- development within the Wiregrass DRI will be funded through existing or future impact fees,

assessments or taxes, and such facilities may be provided on the dedicated land required pursuant

to Section 6.2 herein.

5.7.  Library Facilities and Services. Library facilities and services will be provided by
Pasco County using existing or future available facilities and capacity. Subject to compliance
with Section 6.3. and payment of applicable library Impact fees, assessments, user fees and taxes,

the impacts of the Vested Development Rights will be fully mitigated and levels of service will

be met.

-3.8.  Schools. School facilities and services will be provided by the Pasco County
School Board. Adequate school facilities to serve development of the Vested Development
Rights within the Wiregrass DRI have been ensured through (a) payment of applicable taxes, (b)
that prior Agreement for Sale between Wiregrass Ranch, Inc., and the School Boérd, dated
March 2, 2004, as it may be amended (the “School Agreement”), and (c) satisfaction of
applicable school impact fee and school concurrency requirements, to the extent such impact fee
and concurrency requirements are not superseded or amended by the School Agreement.

5.9. Solid Waste/Recycling. Subject fo the payment of applicable taxes, assessments

and user fees, solid waste and recycling services will be provided by Pasco County using existing
or future facilities, equipment and service capacity. Such capacity is sufficient to allow the
development authorized for the Wiregrass DRI to meet the applicable level of service

requirements.

5.10. Transportation. The County has adopted amendments to the Comprehensive Plan

and to the Land Development Code that eliminate transportation concurrency in areas of the
County that include the Wiregrass DRI. These amendments provide for alternative means of
analyzing and mitigating transportation impacts. The County has analyzed the roadway system,
mass transit system, and its plans for future expansions to the transportation system. Compliance
with the terms of this Agreement (including the payment of impact or mobility fees) and the
MRP fully mitigates the transportation impacts of the Vested Development Rights.

6. Description of Dedication of Fee Simple Ownership or Easements Over Land for Public
Purposes. In fulfiliment of its obligations under this Agreement, Wiregrass or Locust Branch |
shall dedicate, or cause to be dedicated, the lands or easements described in this Section to the

County, subject to the County’s compliance with the terms of this Agreement and the County’s
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adoption of any améndments to the DRI Development Order, the MPUD, or the MRP to

implement this Agreement.

6.1.  Transportation-Related Dedications. As part of its transportation mitigation,

Wiregrass or Locust Branch shall dedicate to the County easements, rights of way, or fee siinple

ownership for:

6.1.1 Transit corridors and stations, as more specifically provided in Sections 7.1.3a
and 7.1.3.b;

6.1.2 Bus stops, as more specifically provided in Section 7.1.4:

6.1.3 A Park and Ride facility, as more specifically provided in Section 7.1.1 .85

6.1.4 Roadways, as provided in Section 7.1.1 and 7.1.2, and as may be provided by
the Master Roadway Plan; and

6.1.5 Lands for drainage and conveyance facilities necessary for the SR 56

Managed Lane Expansion, as more specifically provided in Section 7.1.5.
Wiregrass shall be eligible for impact fee credits or mobility fee credits for such dedications,
subject to the limitations and conditions set forth in Section 7.1.7, Exhibit “R”, and Exhibit “S”,

of this Agreement. Otherwise, such dedications shall be provided at no cost to the County.

6.2. Public Safety Dedications. Wiregrass or Locust Branch shall dedicate to the

County lands for fire and police stations as required by the DRI Development Order.

6.3. Library and Government Services Dedications. Wiregrass or Locust Branch shall

dedicate to the County lands and entitlements for library and government services buildings as

required by the DRI Development Order.

6.4. Park and Recreation Related Dedications. Wiregrass’ or Locust Branch’s

obligations to dedicate or provide lands for parks, recreation and open space are established in
the Master Park Plan, the Park Donation Agreement, and the Neighbérhob_d park variance.
7. Obligations of Wiregrass. Subject to the County’s ongoing compliance with Section 8. of

this Agreement, and the County’s amendment of the DRI Development Order, MPUD and MRP

to implement this Agreement, the transportation mitigation conditions set forth below shall

govern future development of the Wiregrass Lands:

7.1.  Transportation Mitigation. Wiregrass or Locust Branch shall mitigate the

fransportation impacts created by development of the Vested Development Rights through the
measures set forth in Sections 7.1.1, 7.1.2, 7.1.3, 7.1.4, 7.1.5, 7.1.7, and 7.1.9, and through the
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various Land Use controls’set forth in Section 7.2. The County agrees that compliance with
these mitigation measures, the MRP and the access management provisions of the LDC as
applied to individual development sites, in conjunction with the County’s dedication of ad
valorem tax incremenfs and other County revenues to transportation projects, pursuant to the
County’s mobility fee regulations and ordinances, provides adequate transportation mitigation
for the Vested Development Rights and satisfies all requirements of the Comprehensive Plan,
Land Development Code and any other applicable laws, ordinances, regulations, statutes or rules

for transportation mitigation for the Vested Development Rights.

7.1.1. Iransportation Mitigation Meet DRI Requirements. The County expressly

agrees that, based on the updated transportation analysis of the transportation impacts of the
Wiregrass DRI, the transportation mitigation necessary to satisfy the requirements of the DRI

Statute and DRI Rules for all of the development entitlements set out in Exhibit “T™, or their

equivalents pursuant to the Land Use Exchange Matrix, is and shall be limited to the
transportation mitigation listed below. Wiregrass shall commence and complete construction of
item €., and provide a performance guarantee for item e., in accordance with the deadlines set
forth in the DRI Development Order, as such deadlines may be extended pursuant to County
ordinance or state law. Wiregrass shall enter into an Easement Agreement relating to item g.
above by the deadline in the DRI Development Order, and agrees not to seek additional statutory
extensions of such deadline. The Easement Agreement shall contain deadlines for the design,
construction and dedication of the Park & Ride Facility, and Wiregrass agrees to comply with

such deadlines, as such deadlines may be extended pursuant to County ordinance or state law.

Failure to comply with the deadlines for item e. or g., or with the deadlines for any easement or

right-oféway dedications required by this Agreement, may result in denial of mobility fee credits
for such facilities or dedications and/or denial or delay in the issuance of preliminary plan/site
plan approvals for sites in the Wiregrass DRI, or building permits (only for buildings that would
directly access affected by the applicable roadway or transit facility to be dedicated or impede
the construction of a future roadway or transit facility), until such time that Wiregrass is in

compliance with such deadlines or requirements, or until such projects have otherwise

recommenced to the satisfaction of the County Administrator.

a. Design, construction and dedication of the SR 56/581 intersection in

accordance with the Wiregrass DRI and all applicable local, state and federal laws and
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requirements (completed); ‘
b. Design, construction and dedication of SR 56, from SR 581 to Wiregrass

Ranch Boulevard, in accordance with the Wiregrass DRI and all applicable local, state

and federal laws and requirements (completed);

c. Design, construction and dedication of SR 56, from Wiregrass Ranch

Boulevard to Meadow Pointe Boulevard in accordance with the Wiregrass DRI and all

applicable local, state and federal laws and requirements (completed);

d. Design, construction and dedication of Mansfield Boulevard in accordance

with the Wiregrass DRI and all applicable local, state and federal laws and requirements

(completed);

€. Design, construction and dedication of 581 Bypass/Loop Road as a 4-lane
County Road facility (with ability for the County to expand to 6-lanes in the median),
with right-of-way for 6 lanes (not completed); Upon Wiregrass® submittal of initial
design or engineering plans for the 581 Bypass/Loop Road or for its intersection with
S.R. 581 or S.R. 54, Wiregrass shall notify property owners within 500 feet of such
intersections by mail of the filing, as well as the then current owners of record of thé
properties identified by property id nﬁmber in Exhibit J.

f. Payment of SR 54 Right-Of-Way Acquisition Fund, unless FDOT agrees to

replace or waive these County match funds (partially completed);

g. Design, construction and dedication of the Park & Ride Facility in accordance

with the Wiregrass DRI and all applicable local, state and federal laws and requirements

(not completed).
h. Payment of mobility fees pursuant to Section 3.6.1.7 (partially completed).

7.1.2. Site Related Roadway Improvements. The following roadway

Improvements are not required to mitigate the transportation impacts of development of the
Wiregrass DRI, but are site related roadway improvements which Wiregrass or Locust Branch

shall construct to serve the Wiregrass DRI, enforceable through the MPUD and MRP. The

timing of these improvements shall be controlled only by the conditions set forth below.

a. Wiregrass Ranch Boulevard, from SR 56 to SR 54, with construction timing

subject only to MRP threshold triggers, and as otherwise provided herein for the northern
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segment from SR 54 to Wal-Mart’s southern boundary, and as otherwise provided herein
and in the Three-Party EDA for the southern segment from SR 56 to Reverse Frontage
Road D (entrance to Park) (not completed);

b. Chancey Road, from SR 581 to the eastern DRI boundary of the Wiregrass
DRI, with construction timing subject only to MRP threshold triggers, and as otherwise

provided herein for the western segment from SR 581 to Wiregrass Ranch Boulevard (not

completed); and

c. Design, construction and dedication of the Reverse Frontage Roads and the
Subdivision Collector Roads required by the MRP and site-access improvements required
- by the MPUD conditions of approval, the Master Roadway Plan, or Pasco County’s or

FDOT’s access management regulations (partially completed).

7.1.3. Transit Corridors and Stations. In support of the County’s transportation

planning for transit and to benefit regionally significant transportation facilities which provide
long-term solutions for reducing external vehicular trip impacts of development of the Wiregrass
- DRI, Wiregrass shall dedicate easements or land to support construction, operation and

maintenance of light rail, trolley/streetcar, or bus rapid transit service through the Wiregrass DRI

as further provided herein and in Exh_ibits_, “E”, “F”, and “H”.

a. TIransit Corridors. Wiregrass shall dedicate easements or right-of-way to the
County sufficient to allow construction and operation of a light rail, trolley, bus rapid
transit or sinﬁlar mass transit system. The general location of the Transit Corridor
easements Or right-of-way shall be as depicted in Exhibit “E”. The final location of the
Transit Corridor on particular parcels shall be determined through either a Planning,
Design and Engineering (PD&E) or equivalent study conducted by the County, TBARTA
(or other public transit agency) or FDOT, or on preliminary plan/preliminary site plans or
Neighborhood Plan for areas that include a Transit Corridor as depicted in Exhibit E.
However, if the County or TBARTA elects to construct an “at-grade” facility, Wiregrass
may co-locate some or all of the Transit Corridor adjacent to existing or planned road
rights-of-way, including the reverse frontage roads right-of-way. Descriptions of the
corridors, rights to be granted, limitations, and timing of the grant of easements shall be
as set forth in Exhibit “F”. Wiregrass and development within the Wiregrass DRI shall

not be obligated to design, construct or fund any Transit Corridor improvements; but
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mobility fees, Impact fees, tax increment revenue, sales tax_r, gas tax, and other generally
applicable County taxes, assessments and user fees paid by, or emanating from, the
Wiregrass DRI, may be utilized for such improvements and facilities. Wiregrass shall be
_eligible for mobility fee credits for such dedications consistent with Section 7.1.7 of this

Agreement.

b. Transit Stations. Wiregrass shall dedicate to the County easements or right-

~ of-way sufficient for the construction, operation and maintenance of three Transit
Stations along the Transit Corridor, to be located in DRI Parcels M1 1, M7 and M2, as
generally depicted in Exhibit “E”. With the agreement of the County Administrator, the
Iransit Station designated for Parcel M2 may be located' in Parcel M4A if a TOD
Neighborhood is designated in Parcel M4A. The design, size and conceptual location of
these stations and the amount of parking area included, if any, and the timing of the
donation or conveyance, shall be as set forth in Exhibit “H”. The final location of the
Iransit Station on particular parcels shall be determined through either a Planning,
Design and Engineering (PD&E) or equivalent study conducted by the County, TBARTA
(or other public transit agency) or FDOT, or on preliminary plan/preliminary site plans or
Neighborhood Plan for areas that include a Transit Station as depicted in Exhibit E..
Wiregrass and development within the Wiregrass DRI shall not be obligated to design,
construct or fund any Transit Station improvements, but mobility fees, impact fees, tax
Increment revenue, sales tax, gas tax, and other generally applicable County taxes,
assessments and user fees paid by, or emanating from, Wiregrass Ranch DRI may be
utilized for such improvements and facilities. Wiregrass may elect to construct parking
facilities for the Transit Stations, to serve both transit riders and adjacent development,
and to the extent such facilities have a dual purpose, Wiregrass shall be entitled to a
charitable gift, or transit mobility fee credit as provided in Section 7.1.7, for the
percentage of parking spaces or percentage of time that such facilities are available

primarily for transit riders.

7.14. Bus Stops on S.R. 56. Wiregrass and the County will mutually agree upon

reasonable future sites along SR 56 for bus stop locations sufficient to support local bus service
and/or a bus rapid transit system. Such locations shall be planned, to the extent practical, for

location within 250 feet of signalized intersections as depicted on the MRP, or to provide stops at
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no greater than % mile intervals, as generally shown on Exhibit Z. Wiregrass shall provide
easements or right-of-way for such locations to the extent the existing right-of-way for SR 56 is
Insufficient to accommodate the agreed upon bus stop locations. Wiregrass shall be eligible for
transit mobility fee credits for such dedications consistent with Section 7.1.7 of this Agreement.
a. Within one year of the Effective Date of this Agreement, the County shall
approve a conceptual design plan for bus stops, shall determine the general locations at
which bus stops and service éhould be provided,‘ and shall generally identify any
locations at which additional right-of-way is required. Wiregrass shall not be obligated to
convey any lands not so identified. The County shall submit the conceptual design plan
and locations to Wiregrass for review and comments at least thirty (30) days prior to the
County’s final approval. Upon approval of all specific design plans and permits
necessary to construct a bus stop and the preparation of right of way maps or surveys of
the land required to be conveyed, the County may demand the conveyance of those
previously identified lands necessary for construction of the bus stop, and Wiregrass shall
convey such lands within thirty (30) days of such demand. The County’s rights to
conveyance of lands for bus stops shall terminate if not demanded by the County within
ten (10) years of the Effective Date of this Agreement.

- b. Except for site related bus shelters and benches located internal to
development sites, Wiregrass and development within Wiregrdss DRI shall not be
obligated to design, fund or construct any of the bus stop improvements along S.R. 56;
but mobility fees, impact fees, tax increment revenue, sales tax, gas tax, and other
generally applicable County taxes, assessments and user fees paid by, or emanating from,
Wiregrass DRI may be utilized for such bus stops.

7.1.5. Drainage for SR 56 Managed Lane Expansion. Wiregrass and the County

will mutually agree upon reasonable locations for drainage facilities along S.R. 56 to serve the

County’s planned S.R. 56 Managed Lane Expansion, within the Wiregrass Ranch DRI, and shall
provide easements or right-of-way at such locations (including easements for any conveyance
structures), but only to the extent the existing right-of-way for S.R. 56 and existing drainage
ponds for S.R. 56 are insufficient to accommodate drainage for the SR 56 Managed Lane

Expansion and only to the extent the drainage facilities are located on land that has not yet

received County site-specific stormwater plan approval. Wiregrass shall be eligible for mobility
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fee credits for such dedications consistent with Section 7.1.7 of this Agreement.

a. Conceptual locations for such drainage facilities are set forth in Exhibit “I”.
Wiregrass agrees to ensure that these areas remain available to provide drainage for the
SR 56 Managed Lane Expansion through the Termination Date subject to the County’s
compliance with the following provisions of this section. Wiregrass makes no
representation as to the suitability of these lands for any purpose, including drainage for
the SR 56 Managed Lane Expansion. No engineering or design studies have been done
for these lands, and Wiregrass makes no representation as to the suitability or adequacy

of these lands for the drainage. Within three (3) years from the Effective Date of this

Agreement, the County shall complete Task 8 of the SR 54/56 Transit/Managed Lane and
Toll Study for the segments of the SR 56 Managed Lane Expansion through the

Wiregrass DRI. As part of Task 8, or as part of additional engineering tasks, the County
shall provide estimates of the amount of stormwater expected to be generated, the
adequacy of the existing S.R. 56 ROW and drainage facilities to handle the drainage
- requirements for the S.R. 56 Managed Lane Expansion, the adequacy of the sites
described in Exhibit “I” to handle such drainage, and the general location of additional
lands (if any) that are required to handle such drainage. The County and Wiregrass shall
then negotiate the final size, configuration and location of the drainage facilities,
consistent with the terms herein. As part of such negotiation, the County and Wiregrass
shall also negotiate the mobility fee credit value of stich facilities, which may éxceed the
amount in Section 7.1.7.f, if the amount is supported by an appraisal reasonably
acceptable to the County. The final size, configuration and location of the drainage
facilities shall be consistent with Exhibit I, unless the locations identified on Exhibit I do
not have enough land area to accommodate all the drainage from the segments of the SR
56 Managed Lane Expansion within the Wiregrass DRI, as identified through Task 8 or
additional engineering tasks. Wiregrass shall not be required to convey such lands until
 the County has secured all permits necessary for construction of the SR 56 Managed
Lane Expansion through Wiregrass DRI, and has establisheci funding for the construction
of the same. If the SR 56 Managed Lane Expansion is removed from the County’s CIE
or LRTP, or if the Managed Lane Expansion is not funded prior to the Termination Date,

Wiregrass’ obligation to convey the drainage sites shall automatically terminate.
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b. The final conveyance, design and interim uses of this land shall minimize
premature and negative impacts on the development of adjoining lands within the
Wiregrass DRI. Wiregrass agrees that the locations depicted on Exhibit I do not
prematurely or negatively impact development of adjoining lands within the Wiregrass
DRI. Except for conveyance structures, such drainage facilities shall not be required to
be located within 1,000 feet of the S.R. 56 right-of-way. The County agrees that '
development approvals that do not impact the lands depicted on Exhibit I, or additional
lands' (if any) identified through the negotiation process set forth above, shall not be
conditioned, denied or delayed based on the obligations set out herein.

c. Other than the dedications contemplated herein, Wiregrass and development
within Wiregrass DRI shall not be obligated to design, fund or construct the S.R. 56
Managed Lane Expé.nsion, including any drainage ponds, conveyance structures and
facilities; but‘mobility fees, impact fees, tax increment revenue, sales tax, gas tax, and
other generally applicable County taxes, assessments and user fees paid by or emanating
from the Wiregrass DRI may be utilized for such improvements.

7.1.6. Trip ‘Reportigg; Contingent upon the County’s compliance with its

obligations under Section 8 of this Agreement, Locust Branch or the Master Developer identified
in the MPUD shall implement the trip reporting program described in Exhibit “M”. Such trip
reporting shall not be used to limit entitlements or impose additional transportation mitigation on
Wiregrass, but may be utilized by the County for purposes of establishing or modifying mobility
fee rates for TND and MUTRM projects, or for purposes of deciding whether to retéin MUTRM

incentives for other projects.

7.1.7.  Mobility Fee Payments. New development within the Wiregrass DRI

shall pay mobility fees as provided by the Land Development Code and shall benefit from any
exemptions, buy downs, or other reductions in such fees that are generally available to other

development in the County. Development within the Wiregrass DRI shall be eligible for

transportation impact or mobility fee credits as provided below.

a. Upon the Effective Date, the County agrees to record in a unique Mobility Fee

("MF”) account, the roadway/SIS, bicycle/pedestrian, and transit portions of the mobility
Fees paid to the County from within the Wiregrass DRI (the “Wiregrass MF Paid
Account”). The Wiregrass MF Paid Account shall be segregated into 2 separate sub-

Page 17 of 51 1/30/2013




e

. OR BK 8353 PG
1 of 382

"I'.
S - —

84

‘_ accounts. The first sub-account will account for proceeds related to the roadway/SIS and
bicycle/pedestrian components of the mobility fee, and the second sub-account will
account for proceeds related to the transit component of the mobility fee. The Wiregrass
MF Paid Account shall identify the percentages paid for each component of the mobility
fee (roadway, SIS, bicycle/pédestrian, and transit). The Wiregrass MF Paid Account

-shall not include the administrative portions of the mobility fees paid to the County from
the Wiregrass DRI. Neither the Wiregrass Entities, nor Locust Branch, shall be ehglble

for any interest accrued within the Wiregrass MF Paid Account.

b. The process for Wiregrass or Locust Branch to receive mobility fee credits
("MF  Credits”) for the actual, reasonable amounts spent for creditable Improvements
identified in Exhibit “S” shall be based on compliance with the contracting and
procedural requirements and terms of Exhibit “R” and this Section 7.1.7., and subject to
the limitations in Exhibit “S”. Credits against the bicycle/pedestrian portion of the
mobility fee shall only be provided for those improvements identified in Exhibit “S” that
include bicycle/pedestrian facilities. MF Credits, once established, shall be reflected in a
Wiregrass MF Credit Account. The Wiregrass MF Credit account shall account for the
credits as described herein, Credits earned pursuant to the applicable sections of this DA,
Exhibit °S’, and | Exhibit ‘R’ that relate to roadway/SIS and bicycle/pedestrian
improvements, or dedications shall be accounted for separately from Credits earned

pursuant to the applicable sections of this DA, Exhibit ‘S’, and Exhibit ‘R’ that relate to

transit improvements, or dedications.

c. Wiregrass or Locust Branch may apply to exchange MF Credits established in
the Wiregrass MF Credit Account, for cash reimbursements from the Wiregrass MF Paid
Account. Requests to exchange MF Credits In the <ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>