
THE BOARD OF COUNTY COMMISSIONERS RESOLUTION NO. I$& 

A RESOLUTION AMENDING RESOLUTIONS 07-291, 08-06, 10-376, 10-399, 13-29, 13-99 AND 
13-245 FOR THE WIREGRASS RANCH DEVELOPMENT OF REGIONAL IMPACT NO. 260. 

WHEREAS, on December 27, 2004, in accordance with Section 380.06, Florida Statutes, as 

amended, Wiregrass Ranch, Inc. (Original ApplicantlOwner) et. al. filed an Application for 

Development Approval (ADA) and five (5) Responses to Request for Additional Information for a 

Development of Regional Impact (DRI) known as Wiregrass Ranch DRI (Project); and, 

WHEREAS, on July 17, 2007, in accordance with Section 380.06, Florida Statutes, the Pasco 

County Board of County Commissioners adopted Resolution 07-291 approving a development order 

for the Project (Original DO); and, 

WHEREAS, on September 14, 2007, the State of Florida Department of Community Affairs 

(DCA) appealed Resolution No. 07-291 (Appeal); and, 

WHEREAS, the primary basis for the Appeal was the lack of requirements in the Original DO 

for the identification of the Phase 2 and 3 proportionate share transportation mitigation for the Project; 

and, 

WHEREAS, Pasco County and the Original ApplicantlOwner disputed the allegations set forth 

in the Petition for Appeal; however, Pasco County and the Original ApplicantlOwner agreed to enter 

into an agreement with the DCA pursuant Section 380.032(3), Florida Statutes to amicably resolve the 

concerns raised by the DCA in the Petition for Appeal; and, 

WHEREAS, on September 25, 2007, the Board of County Commissioners approved the 

Section 380.032 (3) agreement with the DCA (DCA Agreement), which required the Board of County 

Commissioners to amend the Original DO, and specifically Note 1 to Exhibit I, to add additional 

requirements relating to the identification of the Phase 2 and 3 proportionate share mitigation, as 

more specifically set for the in the DCA Agreement (DO Amendment); and, 
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WHEREAS, the DCA Agreement also required the DCA to dismiss with prejudice the Petition 

for Appeal within five (5) days of Pasco County rendering the DO Amendment, and waived any appeal 

of the DO Amendment, provided the DO Amendment complied with the DCA Agreement; and such 

appeal was formally dismissed by the State of Florida Land and Water Adjudicatory Commission; and,  

WHEREAS, the DCA Agreement also acknowledged that the DO Amendment did not require 

a Notice of Proposed Change (NOPC) or any additional regional review; and, 

WHEREAS, the Board of County Commissioners found that the utilization of the Phase 2 and 

3 proportionate share for facility or mobility improvements that benefit the Strategic Intermodal 

System, and specifically I-75 from the I-75/I-275 apex north to S.R. 52 or S.R. 54/56 east of U.S. 41, 

is (a) in the best interest of the citizens and businesses of Pasco County, the State of Florida, and the 

Wiregrass Ranch DRI, (b) consistent with the priorities established by Section 339.61(2), Florida 

Statutes, and (c) consistent with Pasco County’s Comprehensive Plan financial feasibility 

requirements pursuant to Section 163.3177, Florida Statutes; and,  

WHEREAS, on October 9, 2007, the Board of County Commissioners adopted the DO 

Amendment (Resolution No. 08-06), which amended the Original DO consistent with the DCA 

Agreement in order to settle the Appeal; and,  

WHEREAS, on September 7, 2010 the Board of County Commissioners adopted an 

amended, consolidated and restated Development Order (Resolution 10-376) (Amended and 

Restated DO) which included the following changes: 

1. Change the Applicant and Developer of Record to Locust Branch, LLC; 
2. Modify the Land Use Equivalency Matrix (LUEM) attached hereto and 

incorporated herein as Exhibit F to a) update the LUEM to reflect allowable 
conversions consistent with the revised land use table, b) allow the introduction 
of light industrial uses through a land use exchange, c) revise the cap on 
conversions of approved uses from 10% per phase to 10% of the total 
specifically approved entitlements, and d) add a maximum/minimum table to 
the LUEM;  

3. Amend the requirements for land use conversions;  
4. Change name of Porter Boulevard to Wiregrass Ranch Boulevard;  
5. Modify the Master Development Plan (Map H) to reflect: a) an exchange of 

locations and associated Project entitlements between Parcels O3 and M13; b) 
re-designation of Parcel V4 as Parcel M18 to allow mixed uses; c) addition of 
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50± acres of Parcel S3 to Parcel O3 to allow Office development; d) increase in 
the size of the Town Center (Parcel M7) to 138 acres and Parcel M15 by 10± 
acres; e) reduction in the size of Parcel S4 by 148± acres;  

6. Modify Exhibit E/Map H-3 (Land Use Schedule) to reflect the changes in Parcel 
acreages and conceptual entitlement allocations;  

7. Modify Exhibit I, the Wiregrass DRI Transportation Mitigation Terms and 
Conditions, to: a) reflect the renaming of Porter Boulevard to Wiregrass Ranch 
Boulevard; b) extend the due dates associated with the required performance 
guarantees; c) increase the Phase 1 proportionate share credit to reflect the 
hospital, medical office and hotel, employment center uses and community 
college limited exemption use; d) allocate entitlements attributable to each 
pipeline improvement; e) update the proportionate share mitigation dollar 
amount of phases 1-3 to reflect the Florida Department of Transportation July 
2009 cost index and update Exhibit H, Proportionate Share Calculations as 
applicable;  

8. Modify the Land use Table to a) correct a scriveners error to recognize that 
1,000 not (400) of the Phase 1 and 1,500 (not 600) of the Phase 2 single-
family residential units will be retirement housing; and b) to establish 99,180 
sq. ft. of Medical Office as a subset of the approved 400,000 square feet of the 
Office uses approved for Phase 1 (which included 90,000 square feet assumed 
in the traffic study plus 9,180 square feet which corresponds to a reduction in 
34 single-family residential units from Phase 3);  

9. Extend the build-out dates associated with Phases 1-3 by three (3) years from 
December 31, 2016 to December 31, 2019 and the development order 
expiration date by three (3) years from December 31, 2020 to December 31, 
2023;  

10. Recognize the conversion of 84 single-family residential units from Phase 3 to 
a 707-student Community College campus advanced to Phase 1;  

11. Amend the development order to correct various scrivener’s errors and to 
provide for internal consistency within the development order;  

12. Revise the required annual reporting requirement to biennial;  
13. Define and explain the term “Limited Exemption” uses within the project;  
14. Revise the assignment of DRI entitlements requirements and add an Exhibit Q 

which lists vested assignments for DRI entitlements;  
15. Provide sub-phases for Phase 1 consistent with the revised Exhibit I;  
16. Modify the GPS control point due date;  
17. Acknowledge submittal and approval of the EMP and GSMP;  
18. Amend the deadline for approval of the Development Agreement;  
19. Modify the requirements for the Community and District Parks;  
20. Revise the Master Development Plan (Map H) to reflect: a) an exchange of 

locations and associated conceptual entitlements on Exhibit E (Map H-3) 
between Parcel O3, M13, and a portion of S5; b) creation of Parcel M20 along 
S.R. 56; c) a decrease in Parcel S-5 by 118 acres d) an increase in Parcel O3 
by 36 acres; e) addition of 50+ acres of Parcel S3 to Parcel M8 to allow mixed 
use;  

21. (a) provide for Attractions and Recreation Facilities (ARF) as a new land use in 
the LEUM; convert and advance 837 SFD units from Phase 2 to 300,000 
square feet of ARF in Phase 1A; (b) convert and advance 250 SFD units from 
Phase 3 to 360 hotel rooms in Phase 1A; (c) convert and advance 250,000 
square feet of office in Phase 3 to 100,000 square feet of medical office in 
Phase 1A;  
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22. Further clarify land use exchange provisions and entitlement advancement 
provisions;  

23. Correct scrivener’s error to reflect the 18-hole golf course in Table 1; and,  
24. Provide a revised severability clause; and, 

  
WHEREAS, on September 21, 2010 the Board of County Commissioners adopted the DO 

Amendment (Resolution 10-399) which amended the Amended and Restated DO and which included 

the following changes: 

1. Modify Subsection 1.e. of the Amended and Restated DO to reflect the changes in the 
Comprehensive Plan Future Land Use Classifications from MU (Mixed-Use), RES-3 
(Residential – 3 du/ga) and CON (Conservation Lands) to PD (Planned Development) 
and CON (Conservation Lands); and 

2. Modify Subsection 5.b(4)(a) of the DO to recognize the underlying Future Land Use 
classification change from MU (Mixed Use) to PD (Planned Development); and, 

 

WHEREAS, on October 23, 2012, pursuant to Section 380.06(19(e)2.k, Florida Statutes, the 

Board of County Commissioners adopted the DO Amendment (Resolution 13-29) which amended the 

Amended and Restated DO and which included the following changes: 

1. Revise Exhibit F, The Land Use Equivalency Matrix (LUEM), to increase the maximum 
number of hospital beds from 110 beds to 175 beds; and 

2. Revise the Land Use Table in Section 4(3) to reflect the land use exchange of 97 
single-family dwelling units in Phase 3 to 75 hospital beds in Phase 1; and, 

 
WHEREAS, on February 5, 2013, the Board of County Commissioners adopted the DO 

Amendment (Resolution 13-99) which amended the Amended and Restated DO and which included 

the following changes:  

1. extend all dates by four (4) years pursuant to the 4-year Extension; 
2. extend all dates an additional 306 days pursuant to the 306-day Extension;  
3. extend all dates an additional 120 days plus one (1) year  pursuant to the 2012 

Extension; 
4. vest office entitlements, subject to conditions, pursuant to the phasing and 

duration provisions; 
5. add provisions regarding Pasco County’s adoption of an Urban Service Area, a 

Transportation Concurrency Exception Area and mobility fees in lieu of 
transportation concurrency; 

6. clarify language which already allows land uses and entitlements that may be 
advanced to an earlier phase; 

7. provide for land uses and entitlements that may be added to a phase without 
transportation analysis; 

8. replace all references from “Department of Community Affairs/DCA” to 
“Department of Economic Opportunity/DEO”;  



12/19/2013 
Wiregrass Rev DO (NOPC 5) 

Page 5 of 69 

9. update and change the land use table, Table 1; 
10. convert 251 single family detached units (216 from Phase 2 and 35 from Phase 

3) to 196 hospital beds and advance them to Phase 1; 
11. advance all specifically approved office entitlements to Phase 1; 
12. add University to the approved land uses and the LUEM; 
13. add Light Industrial to Table 1; 
14. revise parcel names, configurations and designations on Exhibit G (Map H); 
15. replace Exhibit E with an entitlement tracking chart and clarify the entitlement 

assignment process; 
16. allow the Town Center to be located on another parcel(s) and revise the 

applicable standards; 
17. revise the location and standards of the Corporate Business Park; 
18. revise the development standards for hotel; 
19. add definitions for TND and TOD; 
20. delete the temporary provision for land use consistency; 
21. revise the provision for interconnectivity; 
22. revise the conditions and maximum land use and entitlements of the land use 

exchange matrix and land use exchange requirements and make them 
consistent with the Comprehensive Plan; 

23. update the GSMP baseline monitoring and reporting status; 
24. update Exhibit L, Conservation Corridor Exhibit; 
25. update the EMP implementation status; 
26. update the GPS control point provisions; 
27. update the approval date of the Developer’s Agreement; 
28. clarify the responsibility for and conceptual nature of Exhibit J; 
29. update and clarify trip generation monitoring program to adjust trip monitoring 

thresholds for any entitlements moved from one phase to another phase; 
30. update or remove various specific land development code, Florida Statutes, 

and Florida Administrative Code section citations; 
31. clarify when mobility fees and credits are applicable; 
32. update the status of the MRP; 
33. identify which parcels have been conveyed to the School Board; 
34. provide alternative locations for a District Park; 
35. revise the provisions for a general government service center, and clarify 

reservation of and responsibility for 75,000 square feet of office entitlements for 
government services buildings; 

36. delete Exhibits M and O; 
37. revise Exhibit I; 
38. advance 2,000 single family detached residential units from Phases 1C and 1D 

to Phase 1A and adjust the proportionate share per trip fee for Phase 1C and 
1D accordingly;  

39. revise the conditions for when the easement agreement for Park & Ride Facility 
(Item #11) must be provided; and 

40. revise the location and conditions for the Park & Ride Facility (Item #11); and, 
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WHEREAS, on June 11, 2013, the Board of County Commissioners adopted the DO 

Amendment (Resolution 13-245) which amended the Amended and Restated DO and which included 

the following changes:  

1. revise Exhibit C (Legal Description) to add the 24 acre “National Tennis Center” 
Parcel (new Parcel M4-E) to the DRI and legal description;  

2. revise Exhibit D (Development Commitment); 
3. revise Exhibit F (LUEM);  
4. revise Exhibit G (Map H) to: 

a. add an additional 24 acres of land (formerly the National Tennis Center 
Parcel) to the DRI as new Parcel M4-E;  

b. relocate the Community Park and the District Park to Parcel M21;  
c. redesignate “Proposed County Park” adjacent to Parcel M23 as part of 

Parcel M23; 
d. reconfigure Parcels O2 and M11; and 
e. revise alignment of the 581 Bypass/Loop Road. 

5. revise Exhibit H (Proportionate Share Calculations) to reflect a change in the 
transportation proportionate share calculation for the Wiregrass Ranch DRI as a 
result of recalculation of the proportionate share contribution for the Wiregrass 
Ranch DRI meeting the requirements of Sections 380.06(19)(e)6 and 
163.3180(5)(h), Florida Statutes;  

6. revise Exhibit I to: 
a. reflect a change in the transportation proportionate share calculation 

and mitigation plan for the Wiregrass Ranch DRI in accordance with 
Sections 380.06(19)(e)6 and 163.3180(5)(h), Florida Statutes, Rule 
73C-40.045, F.A.C., and the County’s transportation mitigation 
requirements; 

b. collapse and consolidate previously designated Phases 1-3 into a single 
specifically approved Phase 1; 

c. redesignate previously designated Phase 4 as Phase 2; 
d. eliminate development conditions, explanations and provisions based 

on or relating to pipeline projects, credits, timing and phasing that are no 
longer necessary or applicable due to the changes in the proportionate 
share contribution, the mitigation plan and the phasing; 

e. revise construction completion deadlines from 18 months to two (2) 
years to allow sufficient time to complete;  

f. eliminate the explanation and certain provisions relating to the SR 56 
(Pipeline Projects 1-3) history and obligations; 

g. adjust the cost estimates for transportation projects to reflect June 2012 
cost estimates and eliminate inapplicable cost provisions; 

h. change Limited Exemption Uses to Exempt Uses; 
i. reflect that the SR 581 Realignment project has been changed to the 

581 Bypass/Loop Road project; 
j. eliminate references and conditions related to the CR 54 pipeline 

project; and 
k. eliminate the proportionate share credit formula for limited exemption 

uses;  
7. change Limited Exemption Uses to Exempt Uses;  
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8. collapse and consolidate previously designated Phases 1-3 into a single 
specifically approved Phase 1, and redesignate previously designated Phase 4 
as Phase 2;  

9. clarify concurrency reservation, guarantee and vesting for public facilities and 
clarify transportation mitigation requirements;  

10. delete provision for advancing certain land uses and entitlements to an earlier 
phase;  

11. clarify and define the Effective Period;  
12. revise Table 1 to reflect consolidation of three phases into a single specifically 

approved Phase 1 and renumber Phase 4 to Phase 2;  
13. delete repetitive provisions regarding the County’s Urban Service 

Area/Transportation Concurrency Exception Area;  
14. consolidate the retirement housing figures into a single phase and require 

approval from the Master Developer for any changes and allow the Master 
Developer to convert age restricted housing units to non-age restricted housing 
units through the land use equivalency matrix and by providing for any 
incremental increase in mobility fees or fee credits;  

15. revises the town center requirements to reflect updated requirements for TND, 
TOD and MUTRM; 

16. clarify Exempt Use status for community college, university, and hotel uses and 
revise provisions pertaining to same;  

17. relocate definition of TND;  
18. delete requirements for Limited Exemption Uses because they are no longer 

referenced and have been converted and/or replaced by Exempt Uses; 
19. change SR 581 Realignment to the 581 Bypass/Loop Road throughout the DO;  
20. delete land use exchange conditions relating to exchanges between phases; 
21. delete land use exchange conditions relating to hospital beds, medical office 

and community college uses;  
22. change land use exchange conditions for age restricted uses to allow, but not 

require, additional analysis for purposes of educational facilities impact 
analysis;  

23. delete land use exchange conditions restricting the exchange or conversion in 
excess of ten percent (10%) of the total specifically approved entitlements for 
any individual use;  

24. delete land use exchange conditions relating to any other amendments to the 
land use mix or proposed phasing schedule;  

25. reflect a change in the transportation proportionate share calculation and 
mitigation plan for the Wiregrass Ranch DRI in accordance with Sections 
380.06(19)(e)6 and 163.3180(5)(h), Florida Statutes, Rule 73C-40.045, F.A.C., 
and the County’s transportation mitigation requirements;  

26. eliminate transportation mitigation conditions based on phasing because the 
phasing has been consolidated into a single specifically approved Phase 1;  

27. eliminate and clarify trip generation monitoring provisions to eliminate phases 
and the distinctions and adjustments between phases;  

28. clarify neighborhood park, District Park, and Community Park requirements; 
29. clarify and update the general conditions; and  
30. make such other changes as may be included herein; and 
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WHEREAS, on October 30, 2013, in accordance with Section 380.06(19), Florida Statutes, as 

amended, Locust Branch LLC (Master Developer) filed a NOPC to the previous ADA for the Project 

(NOPC No. 5). The NOPC, collectively with the ADA, are referred to herein as the application 

(Application); and, 

WHEREAS, the NOPC requested the following: 

1. Add the following Exempt Uses (which are exempt from Transportation Mitigation 

Requirements) pursuant to Section 4.a.(5), and reflect the new entitlement figures in Table 

1 of Section 4.b(3): 

a. Add 120 Hotel Rooms; and 

b. Add 1,440,920 square feet of office (this total reflects the land use exchange 

approved by the County on September 26, 2013 which reduced the office 

entitlements to 559,080 and increased the medical office entitlements to 399,180); 

and 

c. Add 200,820 square feet of medical office (this total reflects the land use exchange 

approved by the County on September 26, 2013 which reduced the office 

entitlements to 559,080 square feet and increased the medical office entitlements 

to 399,180 square feet); and 

d. Add 229 Hospital Beds which are subject to the Corporate Business Park criteria 

contained in Section 522.5.D.1.a(1)-(3) of the LDC; and 

e. Add 3,293 f.t.e. students of Community College; and 

f. Add 1,000,000 square feet of Light Industrial. 

The addition of such land uses and entitlements to the specifically approved land uses and 

entitlements of the Project do not cumulatively exceed the maximum levels of development 

allowed under Subarea Policy FLU 7.1.8, Wiregrass Ranch Subarea Policies, of the 

Comprehensive Plan; and 
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2. Revise the Maximum/Minimum Land Use Threshold Chart (chart in the lower left quadrant) 

of Exhibit F (the Land Use Equivalency Matrix) to reflect the proposed land uses as 

described above; and 

3. Make such format changes as may be included herein (Proposed Changes); and 

 

WHEREAS, the Pasco County Board of County Commissioners is the governing body having 

jurisdiction over the review and approval of the DRI in accordance with Section 380.06, Florida 

Statues, as amended; and,  

WHEREAS, the culmination of review pursuant to Section 380.06, Florida Statutes, requires 

the approval, approval with conditions, or denial of an NOPC; and,  

WHEREAS, the Pasco County Board of County Commissioners held duly noticed public 

hearing(s) on the NOPC, and reviewed the NOPC as well as all related testimony and evidence 

submitted by each party and members of the general public; and,  

WHEREAS, the Pasco County Board of County Commissioners wishes at this time to further 

amend the Amended and Restated DO in accordance herewith; and, 

WHEREAS, the Amended and Restated DO as amended by this amendment shall be referred 

to as the “Development Order” or “DO”. 

NOW, THEREFORE, BE IT RESOLVED by the Board of County Commissioners of Pasco 

County, Florida, in regular session duly assembled that the NOPC No. 5 for the Project is approved 

with conditions, as set forth in this DO, which is hereby adopted by the Board of County 

Commissioners (words stricken are deletions; words underlined are additions):  

WIREGRASS RANCH DEVELOPMENT ORDER 

1. Introduction and General Findings of Fact. 

This Resolution shall constitute an Amendment to the Amended and Restated DO as previously 

amended. 

The Board of County Commissioners makes the following general Findings of Fact:  
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a. The foregoing “Whereas” clauses are hereby incorporated as Findings of Fact. 

b. The NOPC No. 5 Application is incorporated into this DO by reference as 

Exhibit A. 

c. The nature, type, scope, intensity, costs, and general impact of the Project, as 

revised, are summarized in the NOPC No. 5 Application and the Tampa Bay Regional Planning 

Council (TBRPC) DRI Final Report, and the TBRPC NOPC Report, which collectively are 

incorporated into this DO by reference as Exhibit B.  

d. A description of the real property (Property) is attached hereto as Exhibit C 

which is made part of this DO.  

e. The current Pasco County Comprehensive Plan (Comprehensive Plan) Future 

Land Use Map classifications for the Property are PD (Planned Development) and CON 

(Conservation Lands).  The proposed development is consistent with the applicable provisions of the 

PD (Planned Development) and CON (Conservation Lands), and other applicable Goals, Objectives, 

and Policies of the Comprehensive Plan. 

f. The current zoning designation for the Property is MPUD Master Planned Unit 

Development, and the proposed development is consistent with the applicable provisions of the 

MPUD. 

g. On ______________, the TBRPC notified the County that the TBRPC had 

prepared its NOPC Report and that the local government should act upon the pending application.  

h. The Board of County Commissioners scheduled and held a public hearing on 

the NOPC application on January 14,  2014.  

i. Notice of the hearing has been published in a newspaper of general circulation 

at least fifteen (15) days prior to the date set for the Board of County Commissioners hearing.  

j. At such public hearing, all parties were afforded the opportunity to present 

evidence and argument on all issues and submit rebuttal evidence. 
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k. Additionally, at such public hearing, any member of the general public 

requesting to do so was given the opportunity to present written or oral communications.  

l. The Board of County Commissioners has received and considered the TBRPC 

NOPC Report on the NOPC No. 5 application.  

m. The Board of County Commissioners has received and considered various 

other reports and information including, but not limited to, the recommendation of the Planning and 

Growth Management Department and the Development Review Committee (DRC). 

n. The Developer, Locust Branch, LLC, is the Applicant and the Developer of 

Record (sometimes referred to as either the “Master Developer” or “Developer of Record” or 

“Developer”). 

o. The DO is a valid final development order within the provisions of Section 

163.3167(5), Florida Statutes, affecting the Property.  

2. Conclusions of Law. 

  The Board of County Commissioners hereby finds as follows:  

a. The Project will not unreasonably interfere with the achievement of the 

objectives of the State Land Development Plan applicable to the area encompassed by the DO. 

b.  As conditioned, this DO addresses issues raised consistent with the reports 

and recommendation of the TBRPC.  

c. As conditioned, this DO is consistent with the applicable provisions of the 

County Land Development Code (Land Development Code or LDC).  

d. As conditioned, this DO, is consistent with the applicable provisions of the 

adopted Comprehensive Plan.  

e. The land that is the subject of this DO is not in an Area of Critical State 

Concern. 

f. As conditioned, this DO is consistent with the applicable provisions of the 

adopted State Comprehensive Plan, as amended. 
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g. Pursuant to Chapter 380.06(19)(e), Florida Statutes, the Proposed Changes 

are presumed to be a substantial deviation; however, it is the opinion of the County, TBRPC, and 

other participating agencies that the Applicant has provided clear and convincing evidence to rebut 

the presumption of a substantial deviation and that no unmitigated regional impacts shall result.  The 

Proposed Changes, therefore, do not constitute a substantial deviation, pursuant to Chapter 

380.06(19), Florida Statutes. 

3. Approval Stipulations. 

a. The requirements of and conditions contained in this DO shall regulate the 

development of the Property. Following the adoption of this DO, all plans for development on the 

Property shall be consistent with the conditions and restrictions set forth herein. Such conditions and 

restrictions shall be binding upon all Developer's successors in interest to the Property (Successors in 

Interest). 

 In the event the Pasco County Administrator or his designee (Administrator) 

determines that a violation of the provisions hereof has occurred, the Administrator may issue a 

Notice of Noncompliance to the Developer or its Successors in Interest.  If noncompliance is not cured 

by the date stated in the Notice of Noncompliance, the Administrator may require that all development 

related to the violation shall cease until the violation has been corrected. The Developer, or its 

Successors in Interest if applicable, may appeal the determination to the Board of County 

Commissioners pursuant to the Land Development Code. Notwithstanding the foregoing, violations of 

the Development Agreement (DA) hereinafter described, if required, shall be addressed in 

accordance with the provisions of the DA. 

b. All development specifically authorized by this DO shall be carried out in 

accordance with the provisions hereof: 

(1) Adverse impacts shall be mitigated as specified in this DO.  
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(2) The Developer's commitments set forth in Exhibit D shall be honored by 

the Developer and Successors in Interest, except as they may be superseded by specific terms of this 

DO. 

c. Development of the Project shall also be governed by the applicable standards 

and procedural provisions of the applicable portions of the Comprehensive Plan.  Land development 

regulations shall be applied in a manner that is consistent with Section 163.3194(1)(b), Florida 

Statutes, and the Pasco County Land Development Regulations (including the LDC). Conflicts 

between the Land Development Regulations and this DO shall be resolved in accordance with 

applicable law. 

d. The approved DRI shall not be subject to downzoning, unit density reduction, or 

intensity reduction until March 1, 2030, unless the County can demonstrate that substantial changes 

in the conditions underlying the approval of the DO have occurred; or that the DO was based on 

substantially inaccurate information provided by the Developer; or that the change is clearly 

established by the local government to be essential to the public health, safety, or welfare. 

Compliance with this DO, the DA, the MPUD Master Planned Unit Development conditions, the 

Comprehensive Plan, and the LDC, shall not constitute downzoning, unit density reduction, or 

intensity reduction for purposes of the prohibition contained in this paragraph. 

e. As provided in Chapter 190, Florida Statutes, and subject to the Board of 

County Commissioners separate approval, Community Development District(s) (CDD) are hereby 

authorized to undertake the funding and construction of any of the projects, whether within or outside 

the boundaries of the CDD, that are identified within this DO.  Further, any obligations of the 

Developer contained in this DO may be assigned to a CDD, homeowners'/property owners' 

association or other entity approved by the County.  However, such CDD shall not be authorized to 

levee assessments on any property either owned or to be owned by the County or District School 

Board of Pasco County that are located within the boundary of the CDD.  All applicable documents 

pertaining to the undertaking of funding and construction by the CDD shall reflect the following: 
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(1) All CDD-related assessments shall not apply to any property either 

owned or to be owned by the County or District School Board of Pasco County. 

(2) No debt or obligation of such CDD shall constitute a burden on any 

property either owned or to be owned by the County or District School Board of Pasco County. 

f. The Property is currently utilized for agricultural activities. It is understood that 

while the use will cease when the Project is built out, portions of the Property may continue to be used 

for agricultural activities until the Property is developed in accordance with this DO, but at no greater 

intensity than at present. No silvicultural or agricultural activities shall be initiated on land not currently 

under such use. 

g. Exempt Uses.  For the purposes of this Development Order, “Exempt Uses” shall 

include those uses exempt from traffic impact studies pursuant to Section 901.5 of the LDC and 

transportation analysis review pursuant to Section 901.12(c) of the LDC, including, but not limited to, 

government buildings, offices and medical offices, hotels, light industrial uses, corporate business 

parks, community colleges, universities, and TOD uses.  In applying this definition, government 

buildings, community colleges, universities, office, medical office, hotels, industrial, light industrial, 

corporate business park and TOD uses that have previously been defined as “limited exemption 

projects” under Section 1301.4.A of the LDC and the DRI DO shall also be considered to be and 

treated as Exempt Uses. TOD uses shall be those that meet the requirements of the County’s mobility 

fee regulations found in Section 1302.2.F.2.i of the LDC, or shall be TOD Neighborhoods designated 

and approved within Mixed Use Transportation Reduction Measures (MUTRM) Designated Parcels 

pursuant to the MPUD and DA.  

4. Phasing, Vesting and Duration. 

a. Phasing, Vesting, Concurrency, and Transportation Mitigation Requirements.      

(1)  Phasing.  Phase 1 of the DRI is specifically approved subject to 

requirements of this DO. Phase 2 of the DRI is conceptually approved.  Specific approval of Phase 2 

shall be granted upon submittal and approval of additional analyses of the project's impacts on 
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Transportation and Air Quality, only, performed pursuant to the requirements of Section 380.06, 

Florida Statutes. 

(2) Vesting Against Concurrency.   Specific approval shall not be a 

reservation or guarantee of concurrency capacity for any public facility other than transportation, 

transit and parks and recreation.  For  fire/EMS services, sheriff/public safety services, affordable 

housing and governmental administrative facilities, the County shall credit any land, facilities and cash 

mitigation payments provided under this DO against future concurrency requirements. Any 

concurrency requirements for schools shall be determined by Exhibit N attached to this DO and 

applicable law.  The reservation and guarantee of, and vesting against, concurrency capacity for 

parks shall be through the Effective Period of the DO subject to any extensions granted by Pasco 

County or applicable law, and subject to compliance with the Recreation and Open Space conditions 

of the DO.  

(3) Vesting Against Transportation Mitigation Requirements.  The 

reservation and guarantee of, and vesting against, transportation concurrency capacity  and any and 

all transportation timing and phasing, adequate public facilities (for transportation), transportation, 

transit and roadway capacity, and transportation analysis requirements and mitigation, excluding 

County access management requirements as provided in the Development Agreement (DA) and on-

site transportation infrastructure required for a particular site plan (collectively referenced herein as 

"transportation mitigation requirements”), for Phase 1 shall be through the Effective Period of the DO;  

subject to any extensions granted by Pasco County or applicable law, and subject to compliance with 

the transportation conditions of this DO and any associated DA. The Project shall be exempt from the 

transportation mitigation requirements and traffic impact study requirements subject to compliance 

with the transportation conditions of this DO or any associated DA. 

(4) Economic Development Project.  A large 1,000,000 square foot office 

user (Economic Development Project) has been induced by Pasco County and the Master Developer 

to locate its offices and facilities on Parcel M8 and surrounding adjacent lands within the Project.  The 
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Economic Development Project is anticipated to provide significant economic benefits to the area, 

including creating numerous well-paying jobs, creating significant additional taxable sales, adding 

valuable property to tax rolls, serving as a catalyst for future economic development, reducing reliance 

on regional commuting, and generally enhancing economic development of the County.  As part of the 

inducement, the County agreed to “vest” the Economic Development Project as described herein.  

Therefore, upon the issuance of building permits for office use entitlements in excess of 100,000 

square feet in the aggregate on Parcel M8, 1,000,000 square feet of office use entitlements shall be 

deemed fully vested against, and no longer subject to, any: DRI review; DRI mitigation; or 

transportation mitigation requirements; of any kind or nature, whatsoever.    

 

(5)  Additional Uses Exempt from Transportation Mitigation Requirements.  

Notwithstanding the land use and entitlement limitations  as set forth herein, the Master Developer 

may add to this DRI Exempt Uses as defined in Section 3.g,  without any requirement for any DRI or 

County transportation analysis or any transportation mitigation requirements.  Any such additions 

shall: (i) be made by the Master Developer in writing; (ii) state the type and number of entitlements 

added to the Project (e.g., 100,000 square feet of office use entitlements); (iii) be included in the 

updated accounting required in Section 4.e(2);  (iv) state that the addition of such land uses and 

entitlements to the specifically approved land uses and entitlements of the Project do not cumulatively 

exceed the maximum levels of development allowed under Subarea Policy FLU 7.1.8, Wiregrass 

Ranch Subarea Policies, of the Comprehensive Plan; and (v) be recognized through the NOPC 

process. 

b. Effective Date, Effective Period, Duration and Land Uses. 

(1) The DO for the Project shall take effect upon transmittal to the DEO, the 

TBRPC, and the Developer.  The effectiveness of this DO shall be stayed by the filing of a notice of 

appeal pursuant to Section 380.07, Florida Statutes. 
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(2) The Effective Period of this DO shall be until March 1, 2030 (Effective 

Period). The Effective Period may be extended by the Board of County Commissioners upon a 

showing of good cause and as otherwise provided by law and in accordance with Section 380.06, F.S. 

Application for such an extension shall be made at least sixty (60) days prior to the expiration date or 

as otherwise provided by law.  

(3) Subject to other provisions of this DO, development of the Project shall 

proceed in general accordance with Map H attached hereto and incorporated herein as Exhibit G and 

the schedule indicated in Table 1 below: 

Land Use  Phase 1 – 3/1/26 Phase 2** 
– 3/1/30 

TOTAL 

Residential. (d.u.) 

 (Single family) 

 (Multi family) 

10,473 

 (6,947)* 

(3,526) 

1,000 

 

(1,000) 

11,473 

(6,947) 

(4,526) 

Retail (s.f.) 2,720,800 460,000 3,180,800 

Hotel (rooms) 600  600 

Office (s.f.)  2,000,000  2,000,000 

Medical Office (s.f.)  600,000  600,000 

Hospital (beds) 600***  600 

Community College 
(f.t.e. students) 

4,000 (f.t.e.)  4,000 f.t.e. 

University (f.t.e. 
students) 

0  0 

Light Industrial (s.f.) 1,000,000  1,000,000 

Attractions & 
Recreation Facilities 
(ARF) (s.f.) 
 

300,000  300,000 

Golf Course 18 holes 
 

18 holes 
 

Elementary Schools 3 1 4 

*Includes 2,500 Retirement Housing units 
** Conceptually approved only 
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***229 Hospital beds shall be subject to the Corporate Business Park criteria contained in 
Section 522.5.D.1.a(1)-(3) of the LDC.  
 

c. Commencement of Development.  Development of the Project has commenced 

consistent with the Agreement between the DCA and the original Applicant, Owner and/or Developer 

dated October 8, 2004 (Exhibit O). 

d. Build-Out of Project. Unless extended by the Board of County 

Commissioners or in accordance with applicable law and in accordance with Section 380.06, F.S., the 

build-out date of the specifically approved portions of the Project shall be March 1, 2026. 

e. Assignment of DRI Entitlements. 

(1) Because the DRI entitlements authorized in, or as may be amended 

pursuant to, this DO are not assigned to specific development parcels, or portions thereof, within the 

Project, the Master Developer shall control the allocation, exchange, advancement and assignment of 

the phased entitlements to specific parcels, or portions thereof, within the Project, by written 

instrument executed by an authorized officer of Master Developer as described below.  Upon 

submittal of any preliminary plan/preliminary site plan that utilizes land use entitlements within the 

Project, the preliminary plan/preliminary site plan applicant shall include with each such submittal to 

the County an original, executed "Assignment of Wiregrass DRI Entitlements" that: 

(a) specifically identifies the type and number of entitlements 

assigned, advanced or exchanged to the specific DRI parcel(s), or portions thereof, that is the subject 

of the permit application (e.g., 100,000 s.f. office use entitlements for Parcel M25); 

(b)  specifically states the DRI phase for which said entitlements are 

assigned, advanced or exchanged; 

(c) is dated and executed by the Master Developer, witnessed by 

two witnesses, and notarized;  
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(d) includes an accurate metes and bounds legal description of the 

specific DRI parcel(s), or portions thereof, to which the entitlements have been assigned, advanced or 

exchanged; and,  

(e) is recorded in the public records of Pasco County, Florida.   

(2) All such assignments, advancements and exchanges of entitlements 

shall be reported to the County on Exhibit E (Entitlement Tracking Chart).  This reporting consists of 

an updated accounting on the Entitlement Tracking Chart which identifies the type and amount of 

entitlements assigned to each parcel and the gross and net acreage amounts for each parcel, and the 

updated Entitlement Tracking Chart shall also be included in the next biennial report for the DRI.  The 

allocation, assignment, advancement, exchange, or use of DRI entitlements and land uses shall be 

controlled by the Master Developer and shall be subject to the “Assignment of Wiregrass DRI 

Entitlements” requirements.  For clarification, any and all reassignments, transfers or conveyances of 

DRI entitlements from a property particularly described in a previously recorded “Assignment of DRI 

Entitlements” to a lesser included property or a different property shall be treated as a new 

assignment and be subject to the “Assignment of DRI Entitlements” requirements and require the 

preliminary plan/preliminary site plan applicant to provide to the County a new original executed 

“Assignment of DRI Entitlements” including items (a) through (e), above, along with the following 

additional item:  (f) is dated and executed by the authorized assignor of such entitlements, witnessed 

by two witnesses, and notarized.  No allocation, assignment, advancement, exchange or use of DRI 

entitlements or land uses shall be valid, effective, binding or authorized unless approved by the 

Master Developer as required in this subsection.    Only the Master Developer shall be authorized to 

amend or submit Exhibit E (Entitlement Tracking Chart), subject to the Land Use Exchange provisions 

of Section 5.c of this DO.  All assignments are subject to compliance with the applicable zoning or 

MPUD Master Planned Unit Development Conditions of Approval and shall be consistent with the 

underlying Future Land Use classification. 
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(3) Exhibit Q lists the Assignment of Wiregrass DRI Entitlements that have 

been issued by the Applicant/Owner or Master Developer.  The Assignment of Wiregrass DRI 

Entitlements issued on or before September 7, 2010 and listed in Exhibit Q shall be governed by the 

terms of Section 4.e as set forth in the Original DO as amended by the DO Amendment (Resolution 

07-291 adopted on July 17, 2007, as amended by Resolution 08-06 adopted on October 9, 2007) 

(also set forth for convenience in Exhibit Q) in lieu of the terms of Section 4.e(1) and (2) above.  

Notwithstanding any provision to the contrary set forth in this DO or in any private agreement (other 

than an Assignment of Wiregrass DRI Entitlements), entitlements for use on the property described in 

each Assignment of Wiregrass DRI Entitlements listed in Exhibit Q shall be recognized  by the 

County in the order in which development applications for such entitlements are submitted to the 

County, provided, however, that such entitlements shall not be recognized by the County if such 

entitlements would cause the cumulative total of entitlements to exceed the total entitlements 

assigned to such property.  The named assignees of the listed Assignment of Wiregrass DRI 

Entitlements have acknowledged that this “first-come, first-served" method of allocating entitlements 

for use on the property described in each Assignment identified in Exhibit Q will result in the County 

denying site plans or building permits once the entitlements assigned in that Assignment of Wiregrass 

DRI Entitlements have been exceeded, even if the overall DRI has remaining entitlements that have 

not yet been used or assigned. 

5. Specific Conditions. 

a. Development Components. Subject to other provisions of this DO, the Project 

consists of the land uses shown on Map H (Exhibit G) and described in Table 1 of Section 4.b(3). 

Land uses may be exchanged in accordance with the Land Use Equivalency Matrix attached hereto 

and incorporated herein as Exhibit F, subject to the restrictions set forth in Specific Condition 5.c. 
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b. Land Use Development. 

(1) Retirement Housing. 

(a) The following number of residential dwelling units, 2,500 d.u. in 

Phase 1 , shall be deed restricted, designated and developed as adult communities pursuant to the 

assumptions of the ADA and Section 760.29, Florida Statutes (Retirement Housing), unless otherwise 

approved under the Land Use Equivalency Matrix and Specific Condition 5.c. The Developer shall 

comply with all Federal and State statutes and County requirements in establishing these deed 

restricted communities. 

(b)  Because the submitted traffic analysis assumes certain 

quantities of retirement, age restricted, 55 and older, or 62 and older housing, prior to the approval of 

each plat for such product areas, or where platting is not required, prior to approval of each 

construction plan for such product areas, the Developer shall provide the County Attorney's office 

executed and recorded covenants or deed restrictions that restrict the said plat or construction plan 

for such product areas to housing for persons 55 and older or 62 and older, as applicable. If the 

Developer fails to timely provide the required covenants or deed restrictions, or fails to comply with 

such covenants or deed restrictions, or does not follow the Land Use Equivalency Matrix process 

pursuant to Specific Conditions 5.c., below, then the Developer for such product areas shall be 

required, in addition to any County remedies set forth in the County-approved covenants/deed 

restrictions, to obtain approval of the Master Developer to submit, and then submit, a Notice of 

Proposed Change pursuant to Section 380.06(19), Florida Statutes, including an updated traffic study 

without any reduction in trip generation based on retirement, age restricted, 55 and older, or 62 and 

older housing; and additional approvals for said area(s) within the development shall be held in 

abeyance until the County approves an amendment to the DO based on the updated traffic study and 

determines the transportation mitigation for the revised development plan. The County may impose 

additional conditions on such Developer and its product areas based on the updated County approved 

traffic analysis. 
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(c) Notwithstanding the foregoing, the Master Developer may elect 

to convert pursuant to the LUEM the age-restricted housing dwelling units, in whole or in part, to 

conventional (non-age restricted) residential units provided the Developer provides to Pasco County 

the incremental increase in mobility fees or fee credits due for applicable non-age restricted, 

conventional residential units. 

(2) Town Center/Employment Center. 

(a) Town Center.  The Town Center in Parcel M7 of Map H, or another 

parcel that may be designated as the Town Center by the Master Developer and approved by the 

County, shall be designed and constructed in accordance with either (i) the Town Center provisions of 

the TND; or (ii) a Transit Oriented Development; or (iii) as a Mixed Use Neighborhood or TOD 

Neighborhood approved pursuant to the MUTRM Development Standards set forth in the DA and 

MPUD.  A TND Master Plan, TOD Station Area Plan or MUTRM Neighborhood Plan shall be 

approved prior to any development within Parcel M7, or another parcel that may be designated as the 

Town Center by the Master Developer and approved by the County, or prior to final plat or 

construction plan approval of fifty (50) percent of the specifically approved residential entitlements in 

the DRI.       

(b) Employment Center/Economic Development Project.  Parcel  M8 

and a portion of Parcel M21, with the potential to expand on adjacent parcels, on a minimum of 64 

acres,  must be developed in accordance with the "Corporate Business Park or Targeted Primary 

Businesses or Light Industrial Uses" categories portion of the Employment Center requirements of the 

County's adopted Comprehensive Plan and the Land Development Code, unless comparable 

quantities of said development type is constructed on other DRI parcels, and approved by a 4/5 

majority vote of the Pasco County Board of County Commissioners, or such other uses that may be 

approved by the Pasco County Board of County Commissioners.  The Corporate Business Park or 

Targeted Primary Business developed on a portion of Parcel M8, a portion of Parcel M21 and/or 

adjacent parcels shall be developed consistent with the requirements of the Wiregrass Ranch MPUD 
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conditions of approval including the quantity of office as shown in the MPUD.  Notwithstanding the 

above requirements, Parcels M8 and M21, with the potential to expand on adjacent parcels, shall be 

allowed to be developed with support commercial uses developed between SR 56/Wiregrass Ranch 

Boulevard and the proposed reverse frontage road.  Such support commercial uses may include, but 

shall not be limited to, restaurants, banks, office supply stores, grocery stores, cafes, coffee shops, 

dry cleaners, day care facilities, electronics retailers, health clubs, gas stations, personal services, 

hotel or other similar retail uses.  These support commercial uses shall only be considered Exempt 

Uses  if qualified pursuant to the Land Development Code.  A minimum of 64 gross acres of Parcels 

M8 and M21, with the potential to expand on adjacent parcels, shall be reserved for the “Office” 

development as defined above exclusive of support commercial that is not an Exempt Use.  

(c) Infrastructure for Town Center and Employment Center.  Unless 

otherwise approved by the Board of County Commissioners, the Developer shall be responsible for 

designing and constructing all necessary public infrastructure for the Town Center in Parcel M7 and 

Office/Employment Center areas in Parcel M8, including all road, intersections, and utility 

improvements, prior to approval of the first record plat(s) or construction plan approval(s) for fifty (50) 

percent of the specifically approved residential entitlements in the DRI, or as necessary to serve 

adjacent development or development within the Town Center and/or the Office/Employment Center 

areas, whichever occurs first. Such improvements shall be designed and constructed in accordance 

with the approved Map H, and shall be sized to accommodate the approved entitlements assigned to 

the Town Center and the Office/Employment Center uses.  The construction of Wiregrass Ranch 

Boulevard, and the sewer and water lines along Wiregrass Ranch Boulevard, from SR 56 to the 

entrance of Parcel M7 or the entrance of Parcel M8, along Wiregrass Ranch Boulevard, pursuant to 

the approved construction plans for same, shall be deemed to satisfy all requirements and conditions 

of this subparagraph for Parcel M7 and Parcel M8 respectively.   
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(3) Hospital/Employment Center.   The hospital and medical office within 

Parcel O2 have been designated and approved as a Corporate Business Park/Employment Center by 

Pasco County as approved by Preliminary Site Plan (DR 09-164) dated December 9, 2008.  

(4) Community College or University. 

(a) Parcel M18, which is denoted on Map H (Exhibit G) as a mixed 

use site, may also be utilized for any office use entitlements or mixed use entitlements, as well as for 

schools, colleges, university, churches, library, hospital, research, warehouse/distribution or similar 

uses if authorized by the PD (Planned Development) future land use classification and the MPUD 

Master Planned Unit Development zoning for the Project, without any required amendment to this DO.   

(b) If Parcel M18 or any other parcel is developed as a Community 

College or University, that portion of the project shall qualify as an Exempt Use and shall be exempt 

from transportation mitigation requirements.  As such, neither the Community College or University, 

nor the Master Developer, shall be subject to any transportation mitigation requirements, or required 

to pay any proportionate share mitigation, for any trips that may be generated in association with the  

Exempt Uses.   The Community College shall be as defined in Section 1004.65, Florida Statutes.  In 

no event shall the  Community College or University uses on M18, or any other parcel where 

permitted by the MPUD, utilize or reduce the DRI entitlements other than the quantity of specifically 

approved entitlements for  f.t.e. students. 

(5) Attractions and Recreation Facilities (ARF).  Phase 1 includes the 

entitlements for Attractions and Recreation Facilities (ARF).  The ARF may include any uses 

described in Section 380.0651(3)(b), Florida Statutes, and retail uses, subject to the MPUD rezoning 

conditions of approval.  Subject to separate BCC or County Administrator approval, the ARF may be 

approved as an Exempt Use.  
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(6) Transit Oriented Development (TOD) and Traditional Neighborhood 

Development (TND).   

(a) “Transit Oriented Development” or “TOD” shall mean 

development in areas in the Project identified in the Comprehensive Plan which are reserved for 

existing or planned regional transit facilities.  These areas must be compact, have moderate to high 

density developments, be of mixed-use character, interconnected, bicycle and pedestrian friendly, and 

designed to support frequent transit service operating through regional transit facilities, and otherwise 

meet the requirements of Section 1302.2.F.2.i of the LDC. 

(b)   Traditional Neighborhood Development (TND) is generally 

defined in the LDC as creating livable areas and communities through traditional design standards, 

which may include but are not limited to, the use of mixed use Village and Town Centers, 

neighborhoods that embrace a full range of urban facilities, including neighborhood retail centers; a 

variety of housing types; public/civic space; and open-space amenities, as well as walkable streets, 

an interconnected circulation network that prioritizes pedestrians and bicycle features and links 

neighborhoods to shopping areas, civic uses, parks, and other recreational features. 

(7) Interconnectivity.   

(a)  The Developer shall design development in Parcels M20, M21, 

C5 and M8 that lie between the Town Center (M7) and "lifestyle" center (C6) to ensure adequate 

pedestrian/bicycle/vehicular traffic connections between the Town Center in Parcel M7 and lifestyle 

center in Parcel C6.  Such connections shall allow users of both centers to reduce usage of SR 56 

and Wiregrass Ranch Boulevard.  The reverse frontage road (a/k/a public access frontage road) 

approved in the Wiregrass Master Roadway Plan, along with the sidewalk on the north side of SR 56, 

shall be deemed to fully satisfy the requirements of this subparagraph. 

(b) Unless otherwise approved by the County,  prior to the issuance 

of any approvals or permits for any retail or office uses along SR 56, Wiregrass Ranch Boulevard, 

Chancey Road from SR 581 to Wiregrass Ranch Boulevard, or the 581 Bypass/Loop Road, as 



12/19/2013 
Wiregrass Rev DO (NOPC 5) 

Page 26 of 69 

applicable,  or prior to approval of the final design plans for  the applicable roadway submitted by the 

developer, whichever occurs first, the Developer shall submit to the County  for review and approval, 

a plan depicting pedestrian/bike crossing design and standards for the applicable  road or shall have 

incorporated such design and standards into the construction plans for the applicable  roadway. This 

subparagraph has been fully satisfied for retail or office use along SR 56, Wiregrass Ranch Boulevard 

(from SR 56 to the Parcel S1/S2 entrance intersection), and Chancey Road (west of Wiregrass Ranch 

Boulevard). The following accredited publications shall be used as references for pedestrian facility 

design: 

i. Design & Safety of pedestrian Facilities, by the institute of 

Traffic Engineers (ITE), Publication No. RP-026. 

ii. Sections 316.130(7), (8), (9), and (14). Florida Statutes. 

iii. Safety Tool Box, By ITE. 

iv. Highway Design Handbook for Older Drivers and 

Pedestrians, by the Federal Highway Administration (FHWA), Report No. FHWA-RD-01-103. 

v. Intersection Geometric Design and Operational 

Guidelines for Older Drivers and Pedestrians, by the FHWA. Report No. FHWA-RD-96-132. 

(c) The alignment of Wiregrass Ranch Boulevard and the 581 

Bypass/Loop Road may change consistent with the settlement agreement with Pasco County and the 

Florida Department of Transportation (FDOT) dated December 22, 2006, attached here for reference 

as Exhibit M, or in accordance with Exhibit I, or as otherwise approved by the County and FDOT. The 

Developer's obligations in the settlement agreement are incorporated herein as additional conditions 

of approval. 

(8)  Parcel M23.  The southernmost 760 feet of Parcel M23 shall be limited to 

residential uses. 
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c. Land Use Exchange. 

(1) Development entitlements within the Project may be exchanged 

pursuant to the Land Use Equivalency Matrix (LUEM) set out in Exhibit F attached hereto, subject to 

the following restrictions: 

(a) Office entitlements within the Project,  consisting of the minimum 

of 64 gross acres of the land area allocated to such entitlements (Parcels M8 and a portion of Parcel 

M21, with the potential to expand on adjacent parcels),  shall not be reduced, exchanged or traded off 

for any other approved uses in the Project, except for medical office or light industrial provided the 

medical office or light industrial is a Targeted Primary Business or is constructed consistent with the 

Corporate Business Park requirements of the LDC,  or unless otherwise approved by a 4/5 majority 

vote by the Pasco County Board of County Commissioners. 

(b) Hospital beds, medical office, university, and community college 

uses may be exchanged to university, office, medical office, light industrial, community college or 

other corporate business park, target industry, employment center or Exempt Uses. 

(c) Retail use shall not be reduced, exchanged or traded off for any 

other approved uses in the project if it results in a reduction of the jobs to housing ratio below the ratio 

assumed in the County’s MUTRM analysis. 

(d) Retail entitlements in the Town Center in Parcel M7 shall not be 

reduced unless approved by the County in conjunction with a Town Center Master Plan. 

(e) Any conversion of age restricted units to non-age restricted units, 

or retail or office uses to residential uses, may require additional analysis of impacts on educational 

facilities, acceptable to the School Board, unless the School Board comments in writing that no such 

analysis is needed or except as otherwise provided in the Agreement with School Board attached 

hereto as Exhibit N. 

(2) Land use exchange requests may only be requested by the Master 

Developer.    The land use exchange request shall be provided to the County, with “information only” 
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copies to the DEO and the TBRPC, for review and verification by the County that the requested land 

use will be consistent with the LUEM, this DO, the Comprehensive Plan,  and the MPUD Master 

Planned Unit Development conditions of approval.  Upon such verification, which shall not be 

unreasonably withheld or delayed, the Planning and Growth Management Department shall submit 

such exchange for approval (based on the same verification criteria stated above) on the consent 

agenda at the next available DRC meeting which is at least fourteen (14) days from submittal to the 

County, DEO, and TBRPC.   The use of the LUEM shall be reported in the next biennial report and if 

applicable shall include an updated Exhibit E. 

d. Water Quality and Drainage. 

(1) Development of the project shall be consistent with the Level of Service 

(LOS) in Comprehensive Plan Policy DGR 5.1.1 and the Land Development Code as may be 

amended from time to time. 

(2) The project's stormwater management system shall be designed, 

constructed, and maintained to meet Chapters 62-25, and 40D-4, or 40D-40, Florida Administrative 

Code (FAC), and Pasco County stormwater management requirements as may be amended from 

time to time. Treatment shall be provided by biological filtration wherever feasible. Best Management 

Practices (BMP) for reducing adverse water quality impacts, including those which prevent 

construction-related turbidity, as required by the regulations of Pasco County and other appropriate 

regulatory bodies shall be implemented. In addition, the Developer shall comply with the following 

design requirements: 

(a) All swales shall be fully vegetated and operational. 

(b) Dry stormwater, retention/detention areas, including side slopes 

and bottoms, shall be vegetated as required. 

(c) The Developer or other responsible entities shall ensure that the 

stormwater management system is being properly maintained in keeping with its design and is 
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providing the level of stormwater storage and treatment as established in the Environmental Resource 

Permit (ERP) or by Pasco County ordinance, whichever is most stringent. 

(d) Should the Developer discover that any portion of the stormwater 

system is not being adequately maintained or that the system is not functioning properly, the 

Developer shall, within seven (7) days, report such fact to the County and shall promptly undertake 

any necessary repairs or modifications to the system. The biennial report shall include any such 

problems and the necessary repairs or modifications to remedy them as well as what repairs or 

modifications to the system have been undertaken since the previous biennial report. 

(e) Landscape and irrigation shall be in conformance with the Land 

Development Code in effect at the time of preliminary plan/preliminary site plan approval. 

(f) The Developer should advise future residents of seasonal 

variations within created water features and should not be perceived as lakes with constant water 

levels. 

(g) The stormwater-management system should be designed to 

restore and maintain the natural hydroperiod of the on-site receiving wetlands and provide 

compensation for impacted floodplain areas in substantial conformance with permit requirements by 

appropriate agencies.  The design and construction techniques listed below shall be utilized unless 

otherwise determined not to be required during the review process: 

i. Lining stormwater ponds with clay or synthetic material if 

no natural clay layer exists; 

ii. ensuring that ponds and swales are properly grassed; 

iii. setting a maximum depth for stormwater storage;  

iv. implementation of a site-specific groundwater and 

surface water quality monitoring system;  

v. maintaining a minimum distance between pond bottoms 

and the top of the confining layer for the Floridan aquifer. 
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(h)  An integrated pest management program (IPM) for the golf 

course and roadway buffers and common areas within residential portions of the project shall be 

implemented to minimize the use of fertilizers and pesticides. Commercial and Office uses and 

neighborhood park common areas less than 3 acres in size shall be encouraged to utilize IPM but it 

shall not be required. 

(i) The Developer shall encourage the use of water conserving 

landscapes, the responsible use of water in common areas and non-residential areas, and the 

responsible use of water by occupants. Existing native vegetation shall be incorporated into the 

landscape design to the greatest extent practicable, following examples such as the Florida Yards and 

Neighborhoods program. Construction BMP's shall be used to prevent construction-related turbidity 

and erosion problems. 

(j) Native plant species shall be incorporated into the landscape 

design. 

(k) As committed, when reclaimed water becomes available to the 

project site, the developer or its assigns shall utilize it for all irrigation on-site where practical. 

(l) Appropriate subsurface investigations shall be performed prior to 

construction of stormwater management and floodplain compensation ponds, and to determine proper 

development scenarios to protect against sinkhole damage. 

(m) Water quality sampling to collect baseline information for the 

Trout Creek watershed portion of the site, shall be included in the Ground Water and Surface Water 

Monitoring Plan (GSMP). 

(n) Site development shall use techniques that minimize the 

impervious surface area throughout the development to the extent technically feasible.  

(o) On-site stormwater wet-detention ponds shall be designed in 

accordance with Southwest Florida Water Management District (SWFWMD) and Pasco County 

standards to include littoral zones constructed on slopes no steeper than a 4:l horizontal to vertical 
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ratio and shall be planted with or allowed to be colonized by native emergent and submergent 

vegetation. The Developer shall ensure, by supplemental replanting if necessary, that at least eighty 

(80) percent cover by native aquatic vegetation is established within the littoral zone (to include at a 

minimum the area between ordinary high water and ordinary low-water). At such time as SWFWMD 

releases the Developer from further obligation to provide certification of operation and maintenance as 

defined in the permit, the Developer shall be relieved of this obligation. 

(3) The pre-development hydrologic/hydraulic properties of onsite and 

offsite wetlands shall not be adversely impacted by development, as defined by the SWFWMD rules 

regulating wetlands. The SWFWMD shall have review and approval authority of the stormwater 

design and the County shall have final review and approval authority for the stormwater design. 

(4) No wetland outlet or conveyance, either natural or man-made, should be 

lowered in elevation, which could cause lower water levels and reduced hydroperiods. No changes to 

wetland outlets or conveyances should occur unless to restore artificially connected or drained 

wetlands to a more natural state such that historic wetland water levels and flow quantities are 

restored. The development activities shall not breach the clay-confining layer (aquiclude). A breach of 

the aquiclude shall be defined as any excavation into the confining layer that degrades the integrity of 

that confining layer as determined by SWFWMD or the County on a site-by-site basis. In those 

geographical areas of the County where there is no aquiclude present, excavation shall not proceed 

to within five feet of the underlying limestone which is part of a groundwater aquifer as identified by 

the geotechnical engineer of record and confirmed by the County and SWFWMD. It shall be assumed 

that excavation which exceeds either of these criteria shall constitute adverse groundwater effects. 

Applicant's/Developer's responsibilities to prevent this occurrence and any remedial actions that are 

required should it occur shall be required to be addressed by the Developer prior to development. At 

the time the master drainage plan is submitted to the County, the Developer shall also submit the plan 

to Tampa Bay Water (TBW). 
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(5) Other infiltration techniques will be maximized, such as Low Impact 

Development techniques to maintain wetland hydroperiods, where practical and appropriate. 

(6) Planning and development of the Project shall conform to the rules 

adopted by SWFWMD as amended from time to time. 

(7) All drainage system components shall comply with Section 40D-4, FAC. 

as well as all other applicable local, State, and Federal rules and regulations. 

(8) In order to protect surface water quality, stormwater exiting the site shall 

meet all applicable State water quality standards. 

(9) Ground Water and Surface Water Monitoring Plan (GSMP) 

(a) A Ground Water and Surface Water Monitoring Plan (GSMP) 

has been approved by Pasco County (on January 15, 2010) that includes a ground water monitoring 

component and a surface water monitoring component. The Developer has developed the GSMP in 

accordance with Rules 62-4.246, 62-522 and 62-520.600, FAC and in coordination with the Florida 

Department of Environmental Protection (FDEP), SWFWMD, and TBW in order to establish 

parameters, methodology, sampling frequency, establishment of baseline data and locations of 

monitoring sites. The GSMP includes a surface water component to include sampling of those 

stormwater discharge points exiting the site and upstream and downstream sampling points within 

surface water systems adjacent to the site as described in the GSMP. The Monitoring Plan shall 

identify, measure and report any continuous and/or long term pre- and post- development changes in 

water quality. The Monitoring Plan shall include the establishment of baseline conditions at points 

where surface water enters the property and where it exits the property as approved within the GSMP. 

Analysis shall include all primary drinking water standards contaminants as approved within the 

GSMP. If reclaimed water for irrigation purposes is used in the future, the GSMP may be amended as 

required for the use of reclaimed water. 

(b) The GSMP was submitted to the FDEP, SWFWMD, TBW and 

Pasco County within 180 days of DO approval. The GSMP was approved by Pasco County and 
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SWFWMD on January 15, 2010. The GSMP shall be instituted within 90 days of approval of the 

GSMP.  Baseline monitoring and reporting has been  completed and submitted to the Pasco County 

Engineering Services. Subsequent monitoring shall continue through the build-out of the project/site 

unless otherwise determined by Pasco County Engineering Services. Analysis and reporting shall be 

annual unless degradations are identified and then monthly monitoring for the degradations until such 

time as the degradations are corrected. Degradations are any increase in any contaminant (as 

defined by applicable water quality criteria) that adversely impacts human health or causes a water to 

become impaired. There can be no increase in any current impairment that exists as defined by the 

baseline data. The Developer shall comply with any existing or future state or federal water quality 

criteria pursuant to SWFWMD, Pasco County, FDEP and/or U.S. Environmental Protection Agency 

(USEPA) rules and/or Pasco County Ordinance. Should FDEP determine that Total Maximum Daily 

Load (TMDL) contaminants occur at levels exceeding established standards/thresholds within the 

Wiregrass Ranch Watershed, the Developer shall amend the GSMP to incorporate TMDL monitoring 

and reporting in accordance with adopted future water quality criteria/rules. 

(c) The monitoring results of the GSMP shall be submitted to FDEP, 

SWFWMD, TBW and Pasco County at least annually, (or more often as may be required due to a 

compliance issue) and shall be included in the biennial report. Should the monitoring results indicate 

that applicable State water quality standards as required in the GSMP are not being met, the results 

shall be reported to FDEP, Pasco County and other appropriate regulatory bodies immediately. In the 

event FDEP, SWFWMD or Pasco County determines there is a violation of any State or federal water-

quality standard, the specific construction or other activity identified as causing the violation shall 

cease until the violation is corrected. Should an unresolved compliance issue exist at the time of 

project build-out completion data collection, analysis and reporting shall continue until all issues are 

resolved. 

(d) Should the Developer wish to add new land areas to the DRI 

which are not subject to the GSMP in place at the time of a NOPC submittal, the developer shall 
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update the GSMP and such update shall be submitted to the County, TBW, FDEP and SWFWMD 

unless FDEP or SWFWMD and the County determine that the GSMP update/revision is not 

necessary. 

(e) The Developer shall provide updates to the Wiregrass Ranch 

stormwater model to Pasco County so that the County may incorporate such updates into its Trout 

Creek Stormwater Management Master Plans (SWMMP) as appropriate. 

e. Wellfield Protection. 

(1) The Developer shall comply with the Wellhead Protection Ordinance 

(Section 612 of the Land Development Code as amended) 

(2) Appropriate subsurface investigations shall be performed prior to 

construction of stormwater and/or floodplain compensation ponds to determine proper development 

scenarios to protect against potential sinkhole damage. 

(3) Should any noticeable soil slumping or sinkhole formation become 

evident, the Developer shall immediately notify the County, TBW, and SWFWMD, and adopt one (1) 

or more of the following procedures as determined to be appropriate by the County and SWFWMD: 

(a) If the slumping or sinkhole formation becomes evident before or 

during construction activities, stop all work (except for mitigation activities) in the affected area and 

remain stopped until the County and SWFWMD approve resuming construction activities. 

(b) Take immediate measures to ensure no surface water drains into 

the affected areas. 

(c) Visually inspect the affected area. 

(d) Excavate and backfill as required to fill the affected area and 

prevent further subsidence. 

(e) Use geotextile materials in the backfilling operation, when 

appropriate. 
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(f) If the affected area is in the vicinity of a water-retention area, 

maintain a minimum distance of five (5) feet from the bottom of the retention pond to the surface of 

the limerock clay or karst connection. 

(g) If the affected area is in the vicinity of a water-retention area and 

the above methods do not stabilize the collapse, relocate the retention area. 

(4) Discharge of stormwater into depressions with direct or demonstrated 

hydrologic connection to the Floridian Aquifer shall be prohibited. 

(5) Test or foundation holes as defined in Rule 40D-3.021(8), FAC shall be 

drilled by an appropriately bonded, licensed test or foundation hole contractor. 

(6) All existing wells which have no planned future use or attempted wells 

or test foundation holes shall be cement plugged by a licensed water well contractor [under 

SWFWMD Well Abandonment Permit(s)], or by test foundation hole contractor in accordance with 

Rule 40D-3.041(1), FAC. 

f. Wetlands. 

(1) Onsite category I, II and III wetlands classified in accordance with Policy 

CON 1.3.1 are generally identified on Exhibit K. At the time of preliminary plan/preliminary site plan 

approval for any development area, the County may decide to authorize impacts to Category I 

wetlands, but only in accordance with the DRI Master Roadway Plan and/or the provisions of the 

Objective CON 1.3 and implementing Policies, as applicable. Impacts to Category I wetlands and 

wetland buffering are recognized as having been approved/authorized in accordance with: 

(a) Those roadway crossings identified on the Master Roadway 

Plan; 

(b) Existing agency (SWFWMD, ACOE, FDOT or County) approvals 

for onsite roadways, residential, commercial or multi-use projects prior to DO issuance. 
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(2) Wetland protection shall be in accordance with Objective CON 1.3 and 

implementing Policies as well as all applicable County, State, and Federal laws, permits, rules, and 

regulations. 

(3) Preliminary plans, preliminary site plans and construction plans for each 

parcel in the project shall include specific limits of wetlands pursuant to wetland delineation surveys 

conducted in coordination with SWFWMD and other regulatory agencies as may be applicable. 

(4) Existing wetland hydroperiods, normal pool elevations, and seasonal 

high-water elevations shall be maintained in substantial conformance with permit requirements by 

appropriate jurisdictional entities. 

(5) Buffering around all post development wetland areas shall comply with 

Policy CON 1.3.13 and implementing land development regulations. All mitigation areas and littoral 

shelves shall be monitored in accordance with the requirements of the appropriate permitting agency. 

Allowable uses within buffer areas shall include the following: 

(a) In cases where a lot line abuts the 25 foot buffer, and 

supplemental buffer plantings are proposed/required, such plantings shall consist of native, non-

invasive vegetation. 

(b) Dredging or filling shall be allowed in the 25 foot buffer to 

accommodate drainage swales, outfall structures, grade transitioning, floodplain compensation areas, 

wetland mitigation areas or stormwater features, as permitted/approved by permitting agencies to the 

extent not inconsistent with implementing land development regulations that may be adopted. 

(c) At-grade interpretive walking trails or elevated pedestrian 

boardwalks, as approved by the permitting agencies. 

(d) All other uses shall be those uses as allowed and permitted by 

SWFWMD or in accordance with the Land Development Code as amended, whichever is more 

restrictive. 
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(6) The Developer has developed a coordinated wetlands mitigation plan 

consistent with Policy CON 1.3.8 which requires mitigation of impacts to Category I wetlands through 

preservation, enhancement, and/or restoration of uplands and wetlands. For the Wiregrass Ranch 

DRI, the identified onsite Conservation Corridor as identified in Exhibit L to this DO is inclusive of an 

identified regionally significant resource and is adjacent to onsite named tributaries. Therefore, 

wetland mitigation, in the form of onsite wetland creation and/or preservation, enhancement or 

restoration of onsite wetlands and/or uplands within or immediately adjacent to the Conservation 

Corridor shall be considered as appropriate mitigation pursuant to Policy 1.3.8 for approved impacts 

to Category I wetlands and shall be approved as consistent with the coordinated wetlands mitigation 

plan. Consistency with this plan shall be demonstrated to the Pasco County Planning & Growth 

Management Department and County Biologist at the time of the preliminary plan/preliminary site plan 

submittal for the affected area and shall be approved by the County Biologist. 

(7) The Developer shall implement a management plan for Wetland H25, as 

contemplated by the TBRPC Final Report (Exhibit B). This management plan is included as part of the 

Environmental Management Plan (EMP) for the Project.  This condition has been fully satisfied in the 

approved EMP. 

(8) The Developer shall only use wetlands for water quality improvement 

with adequate environmental and design controls consistent with Policy CON 1.6.3 and as authorized 

by the SWFWMD. 

g. Flood Plains/Disaster Preparedness. 

(1) Development within the 100-year floodplain shall comply with section 

701 of the Land Development Code. Elevation for all habitable structures shall be at, or above, a 100-

year floodplain elevation plus one foot. All preliminary plan/preliminary site plan submittals shall show 

100-year floodplain elevations. Elevations for roadways providing access to residential areas shall 

comply with the Pasco County Comprehensive Plan and Land Development Code. 
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(2) No fill shall be added within the 100-year floodplain without approval by 

the appropriate permitting agencies. 

(3) Compensation for the loss of 100-year flood storage capacity shall be 

provided, as approved by the appropriate permitting agencies. 

h. Vegetation and Wildlife. 

(1) The Developer shall comply with the rules and regulations, including the 

adopted Comprehensive Plan, Rule 9J-2.041, FAC, and all applicable agency regulations regarding 

the protection of listed wildlife and plant species found on-site. 

(2) The Developer shall conduct breeding season surveys for documented 

on site listed species, including Florida Sandhill Cranes, Sherman's Fox Squirrel,  Wood Storks and 

Wading birds, within and adjacent to any parcel which contains suitable habitat (as defined through 

ADA surveys) and is planned for development immediately preceding or coinciding with the breeding 

season of these listed species. The results of the surveys shall be submitted to Pasco County 

Planning & Growth Management Department, Pasco County Biologist and the Florida Fish and 

Wildlife Conservation Commission (FFWCC) for review and approval of conditions to protect listed 

species and their habitat consistent with statutory and rule requirements, including Section 68A-27, 

F.A.C. , Rule 9J-2, F.A.C., and Policy CON 1.1.2.  Such conditions if appropriate shall be incorporated 

into the DO at the next time the DO is amended. 

(3) In the event any additional State or Federally listed species, nesting 

colonies of wading birds, or nesting Florida sandhill cranes not detected during the ADA preparation 

or the surveys required in Condition 5.h(2) above are discovered on-site during project development, 

the a Developer shall immediately notify Pasco County Planning & Growth Management Department, 

Pasco County Biologist, the FFWCC and/or the USFWS for review and approval of conditions to 

protect such species and their habitat consistent with statutory and rule requirements, including 

Section 68A-27, F.A.C., Rule 9J-2, F.A.C., and Policy CON 1.1.2. Such conditions shall be 

incorporated into the DO at the next time the DO is amended. 
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(4) The project site excluding the Conservation Corridor may continue to be 

used for agricultural activities during development, but at no greater intensity than at present. No 

silvicultural or agricultural activities shall be initiated on land not currently under such use. 

(5) Conservation Corridor. 

(a) The Developer shall provide a Conservation Corridor to include 

the regionally significant resource to be substantially consistent with that originally depicted on Exhibit 

14-5 of the ADA (the "Conservation Corridor"). 

(b) The uses within the Conservation Corridor as identified on 

Exhibit L to this DO shall be limited to recreational and conservation education land uses, including 

picnic shelters and a pedestrian trail system for recreational uses, e.g., walking/jogging, cycling, and 

rollerblading, parking areas to access the area, observation points strategically located for wildlife 

viewing, interpretive signs describing native flora and fauna, and wetland mitigation, floodplain 

mitigation and stormwater facilities.  The trails will be constructed of asphalt, concrete, wood, or other 

suitable material. Conservation Corridors shall be maintained for recreational purposes in perpetuity 

by the CDD(s), or similar entity as may be approved by Pasco County, to allow continued pedestrian 

access. 

(c) Management and maintenance of the Conservation Corridor 

consistent with the Environmental Management Plan shall be the responsibility of the CDD or another 

entity acceptable to Pasco County and the Conservation Corridor shall be owned by the CDD or 

another entity acceptable to Pasco County.  However, Pasco County retains the authority to assume 

maintenance responsibility for the Conservation Corridor.  The Conservation Corridor shall be 

depicted as an overlay on all preliminary plan/preliminary site plan and construction plans where 

appropriate and any amended MPUD master plans.  The Conservation Corridor shall be designated 

on the plat(s) as conservation area(s). 

(d) Planned roadway crossings and transit alignments within the 

Conservation Corridor shall be consistent with crossing locations depicted on the Master Roadway 
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Plan and all roadway and preliminary/construction plan under review or approved prior to DO 

adoption. 

(e) The EMP includes the design of the Conservation Corridor 

wildlife undercrossings.  Wildlife undercrossings will be required where shown on the Master 

Roadway Plan and as indicated in the Project.  All wildlife undercrossings will be designed to facilitate 

the movements of targeted species.  The conceptual design for each crossing will be included in the 

EMP.  The final design for each crossing shall be included with each respective preliminary 

plan/preliminary site plan.  Wildlife crossings shall meet the following criteria or best available design 

at the time of approval by Pasco County: 

i. Undercrossings shall be above seasonal high water; 

ii. All undercrossings shall incorporate vegetation extending 

from the Wildlife undercrossing to an adjacent natural system that is designed to guide target wildlife 

species from the natural system thru the Wildlife undercrossing and to the adjacent natural system 

and provide cover for the safe hiding of small wildlife (such as rabbits, rodents, and amphibians); 

iii. All undercrossings shall incorporate berms and/or fencing 

outward of the funnel edges near the road to discourage wildlife from crossing the roadway outside a 

designated crossing. 

iv. Conspan designs are not acceptable for small mammal 

under crossings. 

(f) The Developer shall also comply with Section 6 of this DO for the 

Conservation Corridor. 

(6) Environmental Management Plan (EMP). 

(a) The Developer has submitted an Environmental Management 

Plan for review and approval by Pasco County Planning & Growth Management Department, Pasco 

County Biologist, and the FFWCC.  The EMP has been approved by Pasco County Planning & 

Growth Management Department and the Pasco County Biologist and is incorporated by reference 
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into the DO as Exhibit P. Implementation of the EMP shall be the responsibility of the CDD or another 

entity acceptable to Pasco County. 

(b) The EMP is consistent with the commitments made in the review 

of the ADA and sufficiency responses and all items included in the Developer's Commitments section 

of the TBRPC Final Report concerning protection of listed and other wildlife species and their habitats 

and protected wetlands. 

(c) The EMP includes but is not be limited to the following: 

i. Protection of Category I wetlands, including Wetland 

H25;  listed species and their habitat and Category II and Ill wetlands unless otherwise approved by 

Pasco County, SWFWMD or U.S. Army Corps of Engineers (ACOE). 

ii. Special design measures to minimize secondary impacts 

to Category I wetlands containing listed plant species such as Blue Butterwort, Yellow Butterwort and 

the Pitcher Plant (Pinguicula caerulea, Pinguicula lutea, and Sarracenia minor, respectively). 

iii. Management for specific listed species including but not 

limited to Wood Stork, Florida Sandhill Crane, Wading birds, Gopher Tortoise, Eastern Indigo snake, 

Sherman's Fox Squirrel and other listed species documented on-site. 

iv. Provides for the regular monitoring of target wildlife 

populations. 

v. Includes specific limits of wetlands pursuant to wetland 

delineation surveys to be conducted in coordination with SWFWMD, the ACOE and other regulatory 

agencies as may be appropriate. 

vi. The EMP provides for assignment of responsibility for 

implementation of the EMP to a responsible entity, such as the CDD(s), or similar entity as may be 

approved by Pasco County. 

vii. The EMP includes how nuisance and exotic species will 

be controlled in both the Conservation Corridor and within other proposed preservation/natural areas. 
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viii. Conservation Corridor. 

1. The EMP ensures the preservation of existing on-

site native and non-invasive vegetation and plant communities within the Conservation Corridor 

subject to Section 5.b. 

2. The EMP ensures that the Conservation Corridors 

remain free of structures inhibiting animal migration such as fences and buildings, unless said 

structure is directly related to animal movement through the corridors or roadway undercrossing 

systems specifically designed for use by wildlife or approved boardwalks, pedestrian trails, 

recreational trails, parking areas to access the area, observation points strategically located for wildlife 

viewing, interpretive signs describing native flora and fauna, and drainage mitigation features. All plats 

containing lots adjacent to conservation Corridors and the community's deed restrictions shall include 

specific language to ensure compliance with this condition and shall be detailed in the EMP. 

3. Specific scheduling for all activities that are 

necessary for the management of the Conservation Corridor are included in the EMP. At a minimum, 

the management of the Conservation Corridor shall include maintenance, monitoring, and other 

activities necessary to maintain these areas in perpetuity. 

4. The EMP includes the design of all wildlife 

crossings. Wildlife undercrossings will be required in accordance with approved Master Roadway 

Plan. All crossings will be designed to facilitate the movement of targeted species. The conceptual 

design for each crossing will be included in the EMP. The final design for each crossing shall be 

included with each respective preliminary plan/preliminary site plan. Wildlife crossings shall meet the 

following criteria at the time of approval by Pasco County: 

a. Undercrossings design shall be in 

conformance with Pasco County standard specifications; 

b. Undercrossings shall be above seasonal 

high water; 
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c. Undercrossings shall incorporate 

vegetation where appropriate extending from the Wildlife undercrossing to an adjacent natural system 

that is designed to guide target wildlife species from the natural system through the Wildlife 

undercrossing and to the adjacent natural system and provide cover for the safe hiding of small 

wildlife (such as rabbits, rodents, and amphibians); 

d. Undercrossings shall incorporate berms 

and/or fencing outward of the tunnel edges near the road to discourage wildlife from crossing the 

roadway outside a designated crossing. The addition of berms or fencing shall not be required where 

additional wetland impact and mitigation would result. 

e. Where undercrossings are not specified 

(Exhibit L) but protective measures are determined to be necessary to promote continuity of the 

Conservation Corridor, wildlife crossing signage shall be provided as recommended by the County on 

a case-by-case basis. 

ix. The EMP shall incorporate the Audubon 

Signature Silver Program for the golf course to ensure that maximum habitat will be maintained while 

minimizing use of pesticides. 

x. The EMP shall provide for assignment of 

responsibility for implementation of the EMP to a responsible entity, such as the CDD(s), or similar 

entity as may be approved by Pasco County. 

xi. The EMP shall encourage conservation education 

for the residents and other users of the development. Details, methods, and examples of educational 

materials to be provided to residents and users of Wiregrass Ranch DRI shall be included and 

described in the EMP. 

xii. A biennial progress report and an update to the 

EMP shall be submitted to Pasco County Planning & Growth Management Department, Pasco County 

Biologist, and FFWCC and shall be included in the biennial report. 
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(d) Strategy to address nuisance and exotic invasive plant species 

including removal from the project site during site development and maintenance to ensure such 

species do not reoccur in accordance with the EMP.  Implementation of this strategy shall be the 

responsibility of entities such as the Home Owners Association (HOA); the CDD(s), or similar entity as 

may be approved by Pasco County. 

(e) Within the building sites, development shall preserve existing 

onsite native and non-invasive vegetation and plant communities to the greatest extent practicable on 

a site-by-site basis. 

i. Air Quality. 

(1) Best Management Practices (BMP), as identified in the Application, shall 

be employed during site preparation and construction to minimize air quality impacts. 

(2) Prior to the first preliminary plan/preliminary site plan approval in Phase 

2 of the project, the Developer or its successor shall submit an air-quality analysis regarding 

applicable Phase 2 transportation improvements consistent with the statutes and rules in effect at that 

time. If any unmitigated, adverse, air-quality impacts are identified as being caused by traffic 

generated by the project, this DO shall be amended to incorporate conditions for curing or mitigating 

such impacts. 

j. Land. 

(1) BMP, including those identified in the Application, to reduce soil erosion 

and fugitive dust shall be implemented and employed during site preparation and construction to 

prevent wind and water-borne erosion. 

(2) Within 60 days after completion of S.R. 56 construction from SR 581 to 

Meadow Pointe Blvd., the Developer shall provide the Pasco County Engineering Services 

Department, Survey Division, with one (1)  pair of Global Positioning Satellite (GPS) control points 

with twenty-four (24) hour access. The foregoing sentence has been fully satisfied.  Within 60 days 

after completion of Wiregrass Ranch Boulevard construction from SR 56 to SR 54, the Developer 
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shall provide the Pasco County Engineering Services Department, Survey Division, with one (1) pair 

of Global Positioning Satellite (GPS) control points with twenty-four (24) hour access. The Developer 

and the County Surveyor shall mutually determine the location. The Developer's existing survey shall 

be valid for permitting purposes until final plat approval is requested. All final plats will be referenced 

from this point in accordance with Rule 61G17-6, FAC. All the GPS points shall be installed in 

accordance with standards contained in Rule 61G17-6, FAC. 

k. Utilities. 

(1) Water Supply and Wastewater Treatment. 

(a) Pasco County has determined that the Wiregrass Ranch DRI is 

within the County service area and that the County intends to serve the Wiregrass Ranch DRI. 

(b) Pasco County has determined that capacity exists subject to the 

County receiving all the necessary permits and approvals to implement and construct the planned 

system improvements and plan expansions needed to serve the development, and water and 

wastewater services will be provided by Pasco County in accordance with Section 110 of the Pasco 

County Code of Ordinances as amended.  The Developer shall construct all water and wastewater 

facilities within the development to Pasco County standards in effect when construction drawings are 

approved by the Pasco County Utilities Services Branch (PCUSB). 

(c) The Developer has provided, and the PCUSB has approved a 

Utility Service Plan for Water, Wastewater, and Reclaimed Water (USP), as may be amended from 

time to time.  The Master Developer has also provided the PCUSB with a  Utilities Services 

Agreement/First Amendment to Water Supply, Wastewater Treatment Service, and Reclaimed Water 

Supply Agreement (USA) to be approved by the PCUSB and the Board of County Commissioners  . 

(d) Development of the project shall not result in LOS for water and 

wastewater services below the acceptable LOS established in the Comprehensive Plan. 

(e) The Developer shall encourage the use of high-efficiency, low-

volume, plumbing fixtures; appliances; and irrigation throughout the project through the establishment 
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of an educational program. Water conservation educational materials shall be distributed to all 

homeowners, other landowners, and businesses. 

(f) The project shall utilize the lowest quality water reasonably 

available, suitable, and appropriate for a particular use. 

(g) The use and potential use of reclaimed water shall be maximized 

where available and practicable as determined by the PCUSB. 

(h) Separate lines for irrigation shall be installed in the development 

during construction unless otherwise established in the Utility Services Agreement with the County. 

Reuse connections shall also be metered when they occur. 

(i) Local water resources are very limited and to the maximum 

extent practical, the Developer shall minimize water demand. Water saving fixtures shall be required 

in the project as mandated by the Florida Water Conservation Act (Section 553.14, F.S). The 

Developer shall comply with Section 603, Land Development Code. The Developer shall encourage at 

the time of construction: 

i. Low-volume irrigation systems in all nonturf areas and all 

irrigation (turf and nonturf) in accordance with the irrigation design standards described in Appendix J 

of the Florida Building Code. 

ii. Common-area laundry rooms versus separate laundry 

hook-ups in each multifamily unit, or require/install low-volume laundry machines and dishwashers 

where individual hook-ups are used. 

iii. Water meters on all irrigation systems 

(j) Florida-friendly landscaping materials and techniques shall be 

used that, once established, the landscape will be prepared for more extreme weather conditions.  

The Developer shall incorporate principles of the Florida Yards and Neighborhoods program to 

implement integrated pest management, landscape design, plant material selection, and irrigation 

system installation. 
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(k) As committed, all wastewater flows from the project will be 

collected and directed to the public, wastewater-treatment plant. Consequently, wastewater shall not 

be treated on-site or by a private utility, unless approved by Pasco County. 

(l) No septic tanks shall be installed on the Wiregrass Ranch DRI 

site. For the temporary disposal of sewage or wastewater from temporary construction trailers during 

the interim period before central sewer is installed, the Developer shall comply with the applicable 

Florida Department of Health and DEP regulations.  These temporary measures shall be abandoned 

when central sewer becomes available. 

(2) Water Rights and Water Use Permits.  In consideration of Pasco 

County's agreement to provide potable water service to Wiregrass Ranch DRI, the Developer and its 

successors and assigns agree to the following: 

(a) In the event of production failure or shortfall by TBW, as set forth 

in Section 3.1 9 of the Interlocal Agreement creating TBW, the Developer, regardless of the permitted 

use, shall grant Pasco County access to, and shall cooperate with the County in the allocation of 

water generated within the project pursuant to any and all Water Use Permits or water use rights the 

Developer may have to use or consume surface or ground water within Pasco County. 

(b) Prior to the Developer releasing, transferring, or selling any 

water or Water Use Permits or water use rights, the Developer shall notify Pasco County, and Pasco 

County shall have a right of first refusal to purchase such water or Water Use Permits or water use 

rights. 

(3) Solid/Hazardous/Biohazardous Waste and Recycling. 

(a) The collection, transportation, and disposal of solid waste are 

controlled by Section 90 of the Pasco County Code of Ordinances and shall take place in accordance 

with the terms thereof. 

(b) Development and operation of the project shall not cause the 

LOS for solid-waste collection/disposal to fall below the acceptable LOS established in the 
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Comprehensive Plan.  Documentation of adequate disposal capacity, including assurance of 

adequate hazardous/biohazardous waste and material disposal to service the project, shall be 

obtained from Pasco County or other appropriate entities. 

(c) With the exception of the hospital, it is not anticipated that 

hazardous or toxic waste will be generated by the project. The Developer or his designee shall advise 

businesses within the project of applicable statutes and regulations regarding hazardous waste and 

materials, including those listed in Rule 9J-2.044, FAC. 

(d) Solid-waste recycling shall be given a high priority, and a specific 

plan was submitted prior to December 31, 2008, and shall be approved by PCUSB to maximize solid-

waste recycling for all types of development within the Wiregrass Ranch DRI. A monitoring report 

updating the implementation and progress of such recycling plan shall be submitted to the PCUSB by 

the Developer, HOA, CDD, or other entity approved by the PCUSB and shall also be included in the 

biennial report. 

(e) In the event that businesses using or producing hazardous 

materials or medical waste locate within the project, these materials shall be handled in a manner 

consistent with applicable Federal, State, and Local regulations. 

l. Energy. 

(1) The energy conservation measures referenced in the Developer's 

Commitments, attached hereto as Exhibit D, shall be implemented. 

(2) All Wiregrass Ranch DRI tenants, businesses, and residents in the 

project shall be encouraged to: 

(a) Use energy alternatives, such as solar energy. waste-heat 

recovery, and cogeneration. 

(b) Use landscaping, building orientation, and building construction 

and design to reduce heat gain. 
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(c) Institute programs to promote energy conservation by 

employees, buyers, suppliers, and the public. 

(d) Institute recycling programs. 

(e) Reduce levels of operation of all air conditioning, heating, and 

lighting levels during nonbusiness hours. 

m. Transportation. 

Transportation system improvements required to mitigate the impact of this 

proposed development have been identified by the County. These transportation system 

improvements are set forth in Exhibit I (Transportation Mitigation Table) attached hereto. 

(1) Proportionate Share and Mitigation Alternatives. 

In recognition of either the County’s Urban Service Area/Transportation 

Concurrency Exception Area or the County’s later rescission of transportation concurrency, Pasco 

County no longer requires proportionate share mitigation or analysis, and has determined that the 

transportation mitigation measures set forth in Exhibit I and the DA satisfy alternate transportation 

mitigation requirements of Rule 73C-40.045, F.A.C., and Pasco County’s alternate transportation 

mitigation system.  For purposes of demonstrating statutory compliance for other reviewing agencies, 

the Proportionate Share reflects a change in the transportation proportionate share calculation and 

mitigation plan for the Wiregrass Ranch DRI as a result of recalculation of the proportionate share 

contribution for the Wiregrass Ranch DRI meeting the requirements of Sections 380.06(e)6 and 

163.3180(5)(h), Florida Statutes. The Developer's proportionate share mitigation dollar amount for  

Wiregrass Ranch DRI is Forty-Nine Million, Three Hundred and Four Thousand, Four Hundred and 

Fifty-Eight  and 00/100 Dollars ($49,304,458.00)  in June 2012 Dollars (the "Proportionate Share") as 

provided in Exhibit H.  This Proportionate Share is less than the cost of the transportation mitigation 

measures set forth in Exhibit I and the DA.  Therefore, the Developer will fully mitigate the 

transportation impacts related to the Project through the mitigative measures as set forth in Exhibit I 

and the DA. To the extent that the proportionate share remains a requirement of the Wiregrass Ranch 
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DRI, and to the extent that the costs of the transportation mitigation measures set forth in Exhibit I and 

the DA continue to exceed the proportionate share, the Master Developer may add to this DRI new 

entitlements without additional DRI transportation mitigation to the extent that the costs of the 

transportation mitigation measures set forth in Exhibit I and the DA exceed the proportionate share.  

The Developer’s compliance with this DO and the DA shall satisfy the Developer's transportation 

mitigation requirements through the Effective Period,  as may be extended by the County or pursuant 

to applicable laws.   

 (2)   Development Agreement.  The County and Developer have entered into 

a development agreement (DA) effective April 16, 2013, as may be amended from time to time.  Such 

DA sets forth the terms and conditions governing the design, permitting, construction, and right-of-way 

acquisition for the remaining Pipeline Projects in Exhibit I.  The DA was prepared consistent with 

Exhibits H and I. In addition, the DA contains: (a) the agreed schedule for the remaining Pipeline 

Projects to ensure such Pipeline Projects are expeditiously constructed; (b) a requirement that if the 

Developer should fail to adhere to the schedule in the DA, then certain development approvals shall 

not be issued until the Pipeline Projects obligations have been recommenced to the satisfaction of 

Pasco County; (c) provisions for assistance from Pasco County in the acquisition of right-of-way, for 

the remaining Pipeline Projects as needed; (d) requirements for financial performance guarantees to 

be provided by the Developer to ensure that the remaining Pipeline Projects will be completed in 

accordance with the applicable schedule; (e) provisions addressing the required payment of  mobility 

fees, or mobility fee credits, and any required cash mitigation payments; (f) insurance and 

indemnification requirements; and (g) other provisions as deemed appropriate by Pasco County. 

Changes to the DA which materially affect the requirements in Exhibit I, or which remove any 

condition required by Rule 73C-40.045, FAC, shall be amended in the DO through the NOPC process 

pursuant to Chapter 380, Florida Statutes.  All other amendments to the DA shall not require an 

NOPC or DO amendment. 
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(3) Site Access/Intersection Improvements. All access and intersection 

improvements, number of access points, spacing, and geometry of access points shown on page 1 of 

2 of Exhibit J (Site Access/Intersection Improvements) attached hereto are conceptual and may be 

revised or modified subject to compliance with the provisions of Pasco County's and the FDOT's 

access-management regulations.  Each parcel developer shall be responsible for construction of the 

applicable  access improvements shown on Exhibit J unless otherwise approved by the County prior 

to or concurrent with construction of infrastructure improvements to serve the portions of the project 

necessitating such improvements as determined by the County at the time of preliminary 

plan/preliminary site plan approval and/or at the time of issuance of access permits for the project, 

except where the DA provides a different deadline for such construction. At each preliminary 

plan/preliminary site plan approval, the County may also require further site access/site-related 

intersection improvements and site access/site-related improvements in accordance with the DA.  

Except where specifically allowed pursuant to the DA or this DO or another County development 

approval or permit, these improvements are not creditable against the Proportionate Share or against 

the mobility fee requirements of the development. 

(4) Trip Generation Monitoring. 

(a) Eighteen (18) months following construction plan approval for 

vertical construction of fifty (50) percent of the 11,381 p.m. peak-hour project trip generation (pursuant 

to Phase 1 as of September 7, 2010), or prior to construction plan approval for vertical construction of 

sixty-five (65) percent of the 11,381 p.m. peak-hour project trip generation (pursuant to Phase 1 as of 

September 7, 2010), or March 1, 2021, whichever occurs first, the Developer shall institute a 

monitoring program to provide external p.m. peak-hour counts and projected counts at the project 

entrances as set forth below.  Monitoring shall continue on a biennial basis until project build-out.  

Each monitoring event shall be conducted within a six (6) month period from the due date of each 

biennial report to ensure that the counts are relatively current. 
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(b) The monitoring program shall consist of weekday p.m. peak-hour 

directional counts from 4:00 to 6:00 p.m., with subtotals at fifteen (15) minute increments, at all project 

entrance driveways to the perimeter boundary of Wiregrass Ranch DRI. The sum of the project 

entrance trips will be totaled in fifteen (15) minute increments and the highest four (4) consecutive 

fifteen (15) minute totals will be summed to determine the project's total p.m. peak-hour traffic volume. 

This total will include net external trips, diverted trips, pass-by trips, and diverted pass-by trips.  In the 

original analysis for Phase I (originally referred to as Phases I, II, and Ill (cumulative)), the total pm 

peak-hour project trips at the project entrance driveways was estimated to be 19,818 (10,077 inbound 

and 9,741 outbound), which included 3,428 internal capture and 786 pass-by trips.   

 (c) The results of each monitoring event shall be submitted to Pasco 

County, TBRPC, and FDOT, and shall include any MUTRM trip reporting required by the DA. 

(5) Public Transit.   

The Developer shall comply with applicable County and Pasco County 

Public Transportation Department (PCPT) requirements to accommodate mass transit service to and 

within the project.  In addition, the County and Developer shall enter into an agreement which shall be 

approved by the Board of County Commissioners prior to any preliminary plan/preliminary site plan 

approval within Parcel M7.  The agreement shall set forth the terms and conditions governing the 

dedication and construction of public transit easements and amenities within the project including but 

not limited to: (a) ingress and egress route(s) for buses; (b) bus stop amenities to service the project, 

such as benches, bicycle racks, shelters, lighting, pedestrian walkways, and landscaping; (c) locations 

for bus stop pads along both sides (within the right of way) of all major roadways and frontage 

roadways at appropriate intervals as shown on the Wiregrass Ranch Master Roadway Plan (MRP) 

and along such roadways at major activity locations, such as high school, town center, employment 

center, and major commercial development areas, unless otherwise approved by PCPT, the DRC, or 

the Board of County Commissioners.  For purposes of  this requirement major roadways shall include 

those roadways shown on the MRP that have not received construction plan approval or 100 percent 
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design approval as of the adoption date of this DO. Major roadways and frontage roadways (as 

defined above) shall be designed and constructed to accommodate bus stop amenities without retrofit 

to existing roadway cross section improvements (i.e., sidewalk, landscaping, drainage, etc.) at the 

time when installation of bus stop amenities is required by PCPT.  The Developer shall incur the cost 

for purchase, installation and maintenance of all shelters and accompanying concrete pads as 

required by the PCPT, DRC or the Board of County Commissioners.  Transit amenities within the 

Traditional Neighborhood Development Town Center shall be reviewed for conformance with the LDC  

at the time of preliminary plan/preliminary site plan review and approval for Parcel M7. Preliminary 

and construction plan submittals/approvals for Parcel M7, and for all major roadways and frontage 

roadways (as defined above) shall satisfy the foregoing requirements.  The Developer will be eligible 

for credits for any land areas dedicated for transit in accordance with the County’s mobility fee 

regulations and the Development Agreement. The Developer and/or their successors agree to 

maintain the transit accommodations facilities on privately maintained roadways and property in good 

working condition as determined by PCPT.  The Developer and their successors shall not refuse 

PCPT or any other transit authority, or any of their users/patrons, reasonable access to such facilities. 

(6) Transportation Demand Management (TDM Program). 

In the first year following the completion of development in Phase 1, the Developer shall initiate a 

TDM Program to seek to divert vehicle trips from the p.m. peak-hour.  The TDM Program shall include 

a biennial assessment of the actual achievement of trips diverted from the p.m. peak-hour as a result 

of the program using a methodology approved by Pasco County. Results of the TDM Program shall 

be included in each biennial report.  If the County approved methodology is utilized, the Developer 

shall be entitled to a credit for any documented trips diverted from the p.m. peak-hour as a result of 

the TDM program in any future traffic analysis or monitoring requirement for the DRI. 

(7) Master Roadway Plan (MRP). 

The Developer has obtained approval of a MRP which includes, subject 

to any approved variances or alternative standards, right-of-way widths (including right-of-way widths 
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consistent with the Comprehensive Plan Corridor Preservation Table), roadway cross sections, 

number of lanes, intersection geometry, construction phasing, design speed, internal access points, 

bus stop pads, and alignment for all major County collector and arterial roadways within or adjacent to 

the DRI and not required by the Wiregrass Transportation Mitigation Table and Development 

Agreement. The MRP has demonstrated compliance with the County's collector and arterial design 

and spacing standards of the LDC, subject to any approved variances or alternative standards. 

n. Educational Facilities. 

(1) The Developer shall comply with the terms of the School Impact Fee 

Ordinance No. 01-06, adopted February 27, 2001, as amended. 

(2) The development of the Wiregrass Ranch DRI will generate the need for 

educational facilities. The Applicant/Owner and the Pasco County School Board (School Board) have 

determined that there will be a need for one (1) high school site, one (1) middle school site, and up to 

four (4) elementary school sites. On March 2, 2004, the Applicant/Owner and the School Board 

entered into an Agreement intended to identify and address the school site needs described herein. 

This Agreement, as currently constituted and as it may be amended, is an enforceable obligation of 

the Developer.  The Agreement provides for the conveyance of the school sites described herein and 

directs the Developer to provide road access and utility facilities to each school site.  The Agreement 

with the School Board is hereby incorporated by reference into and made part of this DO as Exhibit N. 

The on and off-site infrastructure needed for the school sites in the Project  shall be the responsibility 

of the Developer and/or School Board pursuant to the foregoing Agreement, or the responsibility of 

the School Board to the extent such infrastructure needs are not addressed in the foregoing 

Agreement. Pasco County shall not have any responsibility for the on and off-site infrastructure 

needed for the school sites in the Project pursuant to any existing interlocal agreements between the 

School Board and Pasco County, except to the extent Pasco County has specifically agreed to be 

responsible for the Project infrastructure as a whole in this DO or is otherwise required to provide 
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such infrastructure pursuant to state law.  The Developer is not entitled to school impact fee credits for 

the parcels purchased by the School Board.  

(3) As of the date of this DO Amendment, the School Board has purchased 

one (1) high school, one (1) middle school, and one (1) elementary school, and educational facilities 

have already been constructed on the high school and middle school parcels.  The Developer and 

School Board have identified parcels for three (3) elementary schools. The parcels are shown as VI, 

V2, and V3 on Map H.  Parcel V1 is owned by the School Board.  The location of the fourth 

elementary school parcel has not been determined as of the date of adoption of this DO. The 

Developer and School Board anticipate that this parcel will be selected at a later date, pursuant to the 

Agreement, if the School Board determines such site is necessary. The Developer and the School 

Board have agreed that each parcel will be provided road access and utility service to the parcel 

boundary by the Developer.  Based upon the foregoing, it is a condition of this DO that Pasco County 

shall not, without prior written agreement of the School Board, approve amendments to this DO or 

Map H which would cause or require the relocation or realignment of the road network depicted on 

Map H so as to either: (i) restrict or eliminate the required public road access to the school parcels 

selected by the School Board, or (ii) create an unsafe condition for the school sites which contravenes 

acceptable access management standards. This provision applies to public access serving the fourth 

elementary school once the location of said parcel is determined by the Developer and the School 

Board. 

o. Recreation and Open Space. 

Compliance with the following shall be deemed to satisfy the Recreation and 

Open Space requirements for the Project:  (a) The Wiregrass Conceptual Master Parks Plan 

approved by the DRC on May 26, 2011, as amended, (b) the Agreement for Charitable Contribution, 

Sports Park Donation Property, between Wiregrass Ranch, Inc., Flycatcher Enterprises, LLC, and the 

County, dated November 7, 2012, as amended (the “Park Donation Agreement”), (c) the Wiregrass 

Ranch Neighborhood Parks Variance Conditions of Approval, approved by the DRC and dated May 
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26, 2011, as amended, and (d) payment of applicable parks and recreation impact fees, or use of 

approved credits in lieu of such payment, to the extent such credits are permitted by the Park 

Donation Agreement.   

p. Fire/Police/Libraries/General Government Services. 

(1) Pasco County shall provide fire and emergency medical services to the 

project. The Pasco County Sheriff's Office shall provide law enforcement services to the project. The 

Developer shall pay applicable impact fees for libraries, fire/emergency medical services (EMS), law 

enforcement and general government services buildings, subject to impact fee credits as provided for 

herein and applicable impact fee ordinances. 

(2) The Developer shall convey to the County without compensation other 

than impact fee credit, three (3) sites for (i) a general government service center, (ii) fire/EMS facility, 

and (iii) sheriff substation in one or more of the following parcels (unless the Developer and County 

otherwise agree in writing): M7, M15, M4B or M6 of Map H.  The specific location of each site shall be 

identified and agreed to by Pasco County and the Developer no later than the approval of the master 

plan for the Town Center in Parcel M7 by Pasco County.  In addition, if Pasco County has not agreed 

to the specific location for each site prior to preliminary plan/preliminary site plan submittals for 

Parcels M15, M4B, and M6, the Developer shall consult with the County Administrator, or his 

designee, regarding the location of the foregoing sites, and provide written evidence of the results of 

such consultation with the preliminary plan/preliminary site plan submittals for Parcels M15, M4B, and 

M6.  If Pasco County has agreed to locate any of the foregoing sites within any of the foregoing 

parcels, the preliminary plan/preliminary site plan submittal for such parcel shall depict the location, 

size and required infrastructure for such site.  The fire/EMS site will be a maximum of 2 upland 

developable acres, and the sheriff substation will be a maximum of 1 upland developable acre (the 

County may agree to less acreage depending on the exact location and developer accommodation of 

parking, drainage/floodplain mitigation, etc.).  The government services center site must be large 

enough to accommodate a 25,000 square foot building footprint for a 3-story building (total of 75,000 
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square feet) including sufficient parking, drainage/floodplain mitigation areas, etc., to accommodate 

such a building.  Part of the government services center building may include a library. Subject to 

Pasco County and Sherriff's Office approval, the fire/EMS site and sheriff substation site may be 

combined into one site.  Within 90 days of written request by Pasco County, each site, as applicable, 

shall be conveyed to the County and the Developer shall provide the County a legal description, 

sketch, and all other conveyance documents as required by the County for such site.  The 

conveyances shall be deed-restricted to the foregoing governmental purposes.  The Developer shall 

provide all off-site infrastructure, including but not limited to, access roads, intersection improvements, 

and utilities (including but not limited to water, sewer, electric, cable and telephone) to the proposed 

entrance to each site, and all such connections shall be brought to the physical boundaries of such 

site such that no additional jack and bore work will be required under any access roads.  Such 

infrastructure shall be completed prior to approval of the first record plat or construction plan approval 

of fifty percent (50%) of the specifically approved residential entitlements in the DRI or as necessary 

to serve adjacent development or development within the Town Center. Except as set forth in this 

paragraph, the Developer shall not have any  transportation mitigation requirements or obligations for 

such sites.  If sufficient office entitlements are added pursuant to Section 4.a(4), the  Developer shall 

allocate 75,000 square feet of office entitlements for the government services center building, and 

Pasco County shall be responsible for any and all transportation proportionate share and 

transportation mitigation improvements,  impact fees or mobility fees, and other mitigation and/or 

contribution of funds, land or facilities reasonably attributable to such entitlements; provided, however, 

the County reserves the right to exempt such entitlements from any such requirements that are 

imposed or enforced solely by the County, except for access management, stormwater and utility 

requirements for which waiver could adversely affect any other development within the DRI. 

(3) In addition, the Developer shall mitigate any isolated wetlands located 

within each site's boundaries, if required to accommodate the improvements, prior to approval of the 

first record plat or construction plan approval of fifty percent (50%) of the specifically approved 
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residential entitlements in the DRI or as necessary to serve adjacent development or development 

within the Town Center. To the extent necessary, Pasco County shall provide all necessary consents, 

easements, approvals, or other permit applications requested by Developer that are necessary for 

Developer to provide such roads, utilities, and mitigation. All conveyances shall be in a form 

acceptable to the County, free and clear of all liens, exempt from assessments and 

architectural/design requirements and/or design approval of all special districts, and exempt from all 

covenants and deed restrictions, except the specified public use. 

(4) If a roadway conveyance adjacent to any of the foregoing site 

conveyances creates a strip of land between the proposed access road(s) and such site, the 

Developer shall be required to adjust or provide additional conveyances as requested by, and at no 

cost to Pasco County, to ensure road access to the site. 

(5) Wetlands, required buffers around wetland areas, and jurisdictional 

buffers shall not be eligible to be counted toward the required acreages for the foregoing 

conveyances, unless such areas are usable in accordance with Section 5(f)(5) of this DO. 

(6) The Developer shall receive impact fee credit against the land portion of 

each applicable existing impact fee ordinance for the foregoing conveyances in the amount of 115% 

of the County Property Appraiser’s land value at the time of conveyance.   Impact fee credits for all 

applicable impact fee ordinances shall not begin to accrue until such conveyance is complete.  Credits 

for sites containing more than one public facility (i.e. fire/EMS and law enforcement) shall be prorated 

based on the percentage of the site occupied by each creditable public facility determined by the 

County Administrator or his designee. 

(7) Wiregrass Ranch DRI shall be constructed to meet or exceed State and 

local fire codes and regulations. Prior to the issuance of Building Permits, the Developer shall provide 

assurance that the buildings (excluding residential or other buildings not otherwise required to be 

sprinklered) will be supplied with sprinkler systems and that functioning fire hydrants in sufficient 

number and appropriate locations to accommodate the firefighting operations will be provided  
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(8) The Developer shall review the concepts of "fire safe communities," as 

provided by the Florida Division of Forestry, and implement all appropriate measures. 

q. Hurricane Preparedness.        

 The Developer shall coordinate with the Pasco County Office of Emergency 

Management regarding incorporation of hurricane and wind resistant technology into the design 

criteria of all development. The Developer shall comply as applicable with the Pasco County 

Hurricane Mitigation for New Development in the Hurricane Vulnerability Zone (HVZ) and For New 

Mobile Homes Ordinance, No. 04-42, adopted September 21, 2004. 

r. Affordable Housing. 

(1) With respect to the various buildings actually constructed within Phases 

1 through 4 of Wiregrass Ranch DRI, the following cash mitigation payments shall be required to 

voluntarily address the affordable housing needs of the County: 

$100 per single family residential unit 

$80 per multi-family residential unit 

$0.35 per gross square foot of retail space 

$0.25 per gross square foot of office space 

No cash mitigation shall be required for affordable housing units provided in accordance with 

subsection r.(4) or r.(8). 

(2) The cash mitigation payments shall be made prior to issuance of the 

certificate of occupancy as to each residential unit, and at the time of issuance of the final building 

permit for the tenant/occupant's interior build-out improvements as to all retail and office space. 

(3) The cash mitigation payments shall be placed into a designated County 

special revenue fund for "Wiregrass Ranch DRI Affordable Housing Mitigation Fund" for a period of 

not less than three (3) years after final approval of this Development Order, pending the potential 

approval of one (1) or more "on-site" affordable housing programs as set forth below. At the end of 

said three (3) year period, Pasco County may utilize the then-existing special revenue fund and any 
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future cash mitigation payments, in its discretion within its affordable housing program(s), if no such 

"on-site" program has been proposed and approved for the Project. 

(4) In lieu of the cash mitigation payments required above, either in whole 

or in part, Wiregrass Ranch DRI may propose for TBRPC and Pasco County approval, one (1) or 

more "on-site" affordable housing programs to satisfy such obligation by one (1) or more of the 

following types of programs; provision of affordable rental or for-sale housing; provision of land for 

other affordable housing programs: provision of affordable rental or purchase subsidy assistance; 

provision of down payment, closing cost or other acquisition cost assistance; provision of financial 

assistance; or other affordable housing assistance deemed appropriate and suitable, in whole or in 

part, by TBRPC and Pasco County. If one or more such "on-site" programs are approved, then the 

funds in the mitigation special revenue fund above, shall be utilized for such program(s). 

(5) This Section r. shall not apply to any building structure within Wiregrass 

DRI that has been issued a final certificate of occupancy (CO) as of the date of approval of this 

Development Order. 

(6) The terms "affordable" or "affordable price" for purposes of subsection r. 

(4) above, shall mean a price that is affordable to a family with a median income that does not exceed 

one hundred twenty (120) percent of the median income for the Tampa-St. Petersburg-Clearwater 

Standard Metropolitan Statistical Area (SMSA). For a housing unit to qualify as "affordable," the 

housing unit, or the larger development that includes the housing unit, must be designated as 

affordable by Pasco County's Community Development Manager consistent with the foregoing 

definition and applicable federal, state and local income and expense criteria for affordable housing, 

and the housing unit must be sold to a family that satisfies the foregoing income criteria, as 

determined by the County Community Development Manager. 

(7) Pasco County will proceed diligently and in good faith with development 

of an ordinance to adopt mandatory affordable housing requirements throughout its jurisdiction, 

including DRI level and sub-DRI level development projects, and to apply substantially consistent 
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requirements as set forth herein for Wiregrass DRI to all other pending or future DRI projects within 

Pasco County, Florida, on a non-discriminatory basis. If the County adopts affordable housing 

requirements and the required contributions are higher than the contributions required in the 

development order, development within the Wiregrass DRI that (i) has not already paid the 

contribution amounts set forth in subsection r.(2) above, or (ii) has not been mitigated for pursuant to 

subsection r.(4) above or r.(8) below, or (iii) is not otherwise exempt pursuant to the County affordable 

housing ordinance, shall thereafter pay the higher ordinance amount instead of the cash mitigation 

requirements in subsection r.(1). 

(8) Without limiting programs which may be approved pursuant to 

subsection r.(4)  above, the developer may satisfy such obligations, and receive credits against the 

required payments as follows: 

(a) Assumable Equity Mortgage for Affordable Units Provided On-

Site. 

i. Any entity within the Wiregrass Ranch DRI that sells a 

housing unit at an affordable price with an assumable equity mortgage satisfying the requirements 

of this subsection shall be entitled to a credit against the required cash mitigation requirement at the 

time the assumable equity mortgage is assigned to, and accepted by, Pasco County. An assumable 

equity mortgage is a mortgage equivalent to the difference in value between the affordable price for 

the housing unit and the appraised market price for the housing unit at the time it is sold, and 

provided to the seller of the housing unit in consideration for the seller agreeing to sell the housing 

unit at a reduced affordable price, which is sometimes referred to as an equity mortgage. To qualify 

for a credit against the required affordable housing cash payment, the assumable equity mortgage 

must: (a) be a recorded assignable and assumable first or second mortgage on the property, (b) 

require repayment at closing in the event the housing unit is resold at a price that is not affordable, 

(c) have a value that is no less the value of the credit for one housing unit, as calculated pursuant to 

the formula set forth below and (d) is sold to a household that earns less than 120% of the adjusted 
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median income for the Tampa-St. Petersburg-Clearwater SMSA. In the event of a repayment of an 

assumable equity mortgage, the County shall utilize the repayment proceeds in accordance with 

subsection r.(3). 

ii. Unless the County-wide affordable housing ordinance 

discussed in subsection r.(7) allows for a different credit amount, the amount of the credit for each 

assumable equity mortgage assigned to the County shall be determined in accordance with the 

following formula: ([$100* specifically approved single family units]+[$80*specifically approved multi-

family units]+[$.35*specifically approved retail square footage]+[$.25*specifically approved office 

square footage])/($.10*specifically approved total dwellings for the project). For example, if the 

Wiregrass Ranch DRI is specifically approved for the following entitlements: 8,500 single family 

units, 4,000 multi-family units, 2,740,000 square feet of retail, and 1,200,000 square feet of office, 

the amount of the credit for each assumable equity mortgage assigned to the County would be 

$1,943.00, computed as follows: 

([8500*$100]+[4000*$80]+[2,740,000'$.35]+[1,200,000*$.25]/(12,500*.1)=$1,943 

(b) Donation or Reduced Sale of Land or Lots to a County 

Sponsored Affordable Housing Non-Profit. 

i. Any entity within the Wiregrass Ranch DRI that donates, 

or sells for a reduced price, land or lots to a County sponsored affordable housing non-profit 

corporation to construct affordable housing units ("Non-Profit") shall be entitled to a credit against the 

required cash mitigation requirement at the time the land or lot is conveyed to the Non-Profit, and the 

value and unit yield of the land or lot(s) is confirmed in writing by the Pasco County Community 

Development Manager consistent with the credit calculation set forth below. To be eligible for credit, 

the land or lots conveyed to the Non-Profit must be acceptable to the County Community 

Development Manager. 

ii. Unless the County-wide affordable housing ordinance 

discussed in subsection r.(7) allows for a different credit amount, the amount of the credit for land or 
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lots donated, or sold for a reduced price, to a Non-Profit shall be the actual appraised market value of 

the land or lots conveyed less the price paid by the Non-Profit, not to exceed $30,000 per lot. In the 

event the conveyance involves land for more than one lot, or more than one dwelling unit can be built 

on the land conveyed, the maximum credit shall be $30,000 multiplied times the maximum number of 

units that can be built on the property pursuant to applicable DRI, Comprehensive Plan, zoning and 

land development code requirements (as determined by the County Community Development 

Manager after consultation with the County Development Director). 

iii. Credits shall be issued to the entity that either (1) assigns 

the assumable equity mortgage in accordance with subsection r.(8)(a), or (2) donates or sells for a 

reduced price the land or lots in accordance with subsection r.(8)(b). Credits shall be issued by the 

County Community Development Manager. Credits, once established and issued, are assignable in 

accordance with the procedures set forth in the Transportation Impact Fee Ordinance. Credits are 

only assignable within the Wiregrass Ranch DRI, unless the County-wide affordable housing 

ordinance discussed in subsection r.(7) allows for assignment of credits to developments outside the 

Wiregrass Ranch DRI. Development in the Wiregrass Ranch DRI shall make the cash payments set 

forth in subsections r.(l) or r.(7) whenever it does not have County approved credits pursuant 

subsection r.(8) sufficient to cover the required cash payments when they are due. Cash payments 

and credits may only be used to satisfy the affordable housing obligations set forth in this subsection 

r., and are not refundable or eligible for exchange for cash from the County, except to the extent the 

County-wide affordable housing ordinance discussed in subsection r.(7) allows for refunds. 

s. Historical and Archaeological. 

Should any historical or archaeological resources be encountered within the 

project, measures shall be taken in coordination with the Florida Department of State, Division of 

Historical Resources, and Pasco County to either protect and preserve the site(s) in place or to 

mitigate any adverse impacts consistent with the requirements in Rule 73C-40.043, FAC. This DO 

shall be amended to incorporate any required mitigation consistent with Rule 1A-46, FAC. If any 
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significant resources are found, a Certificate of Appropriateness must be obtained from Pasco County 

pursuant to requirements of the Land Development Code. 

t. General Conditions. 

(1) Any outstanding amount for initial review by the TBRPC shall be paid 

within thirty (30) days after a detailed billing in accordance with the rule. Payment for any future 

activities of the TBRPC with regard to this development including, but not limited to, monitoring or 

enforcement actions, shall be paid to the TBRPC by the Developer in accordance with the Rule 73C-

40.0252, FAC. 

(2) Should the Master Developer divest himself of all interest in the project 

prior to the expiration of this DO, the Master Developer shall designate the successor entity to be 

responsible for preparation of the biennial report. 

(3) All conveyance(s) required pursuant to this DO shall be in a form 

acceptable to the Pasco County Real Estate Division, free and clear of all liens, excluded from the 

assessments of all special districts, and exempt from all covenants and deed restrictions which 

prohibit the uses intended for the land conveyed. 

(4) If there is an internal conflict between provision(s) of this DO, then the 

more stringent provision(s) shall prevail. 

(5) In the event ordinances or resolutions are adopted by the Board of 

County Commissioners establishing County impact fees for the purpose of funding solid waste, public 

safety, and/or wildlife mitigation, the Developer shall be required to pay the fees from the point of such 

adoption, forward, subject to applicable credits for past and future mitigation, in accordance with the 

terms of the ordinance(s) or resolution(s). 

(6) Should development significantly depart from the parameters set forth in 

the Application to an extent that such departure or change creates a reasonable likelihood of 

additional regional impact, or creates any type of regional impact not previously reviewed by the 
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regional planning agency, the project will be subject to substantial deviation review pursuant to 

Section 380.06, Florida Statutes. 

(7) Approval of Wiregrass Ranch DRI  satisfies the provisions of Subsection 

380.06(15), Florida Statutes, and the following provisions of the FAC, Rule 73C-40.041, Listed Plant 

and Wildlife Resources Uniform Standard Rule; Rule 73C-40.044, Hazardous Material Usage, Potable 

Water, Wastewater, and Solid Waste Facilities Uniform Standard Rule; Rule 73C-40.043, 

Archaeological and Historical Resources Uniform Standard Rule; Rule 73C-40.045, Transportation 

Uniform Standard Rule; and 73C-40.048, Adequate Housing Uniform Standard Rule. 

(8) Approval of this development shall require that all of the Developer's 

commitments set forth in Exhibit D be honored, except as they may be superseded by specific terms 

of the DO. 

u. Procedures. 

(1) Biennial Reports. 

(a) Monitoring of Wiregrass Ranch DRI by the County shall be the 

responsibility of the County Administrator or his designee. 

(b) The Developer shall provide a biennial report on the required 

form to the Pasco County Planning & Growth Management Department, the TBRPC, and the DEO on 

the two (2) year anniversary date of final adoption of the Original DO as amended by the DO 

Amendment on  October 9, 2007 and every two (2) years thereafter during the term of this DO.  The 

contents of the biennial report shall meet the requirements of Section 380.06(18), Florida Statutes, 

and Section 73C-40.025(7) FAC, and shall include all additional data and information, as required in 

this DO. 

(c) If the biennial report is not submitted within sixty (60) days after 

the due date, Pasco County shall notify the Developer and shall declare the project not to be in 

compliance with this DO. Should the report not be submitted within thirty (30) days after such 

notification, all on-going development activity, the further issuance of Building Permits, and the 
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extension of services to the project shall cease immediately pursuant to Section 380.06(17), Florida 

Statutes, as amended, until a public hearing has been held pursuant to Section 380.06(19), Florida 

Statutes, as amended, to determine if a substantial deviation has occurred. 

(d) In addition to the required elements of the biennial report, the 

Developer shall include: 

i. The cumulative number of units developed through the 

land use tradeoff mechanism. 

ii. The cumulative number of units (dwelling units by type, 

square feet of retail, etc.) with site plan approval (preliminary plan, construction plan, and site plan), 

final plat approval, and COs. 

iii. A synopsis of all DRI and zoning amendments. 

iv. A synopsis of ownership (major parcels). 

v. A list of DRI/DO conditions of approval and whether the 

Developer has met the conditions. 

vi. All applicable monitoring reports as identified in this DO 

for ground water, storm water, transportation, and environmental issues. 

vii. An updated Entitlement Tracking Chart, if applicable. 

(2) Amendments/Substantial Deviations. 

Proposed changes to this DO are subject to review pursuant to the 

provisions of Section 380.06(19), Florida Statutes, as amended, prior to implementation of such 

changes. Application to amend any provision of this DO shall be made on the required form (NOPC to 

a Previously Approved DRI), and shall be provided by the Developer to the TBRPC, DEO, and Pasco 

County. 

(3) Notice of Adoption. 
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(a) A Notice of Adoption of this resolution shall be filed and recorded 

in the Public Records of Pasco County, Florida, in accordance with Section 380.06(15)(f), Florida 

Statutes, as amended. 

(b) The Clerk of the Board of County Commissioners shall return 

five (5) signed and certified copies of this DO, the Notice of Adoption and an additional original 

executed Notice of Adoption to the Pasco County Planning & Growth Management Department. The 

Pasco County Planning & Growth Management Department shall then send copies of each document 

to the DEO, TBRPC, and to attorneys of record in these proceedings. 

(c) The DO shall be deemed rendered upon transmittal of copies to 

all recipients identified in Chapter 380.06, Florida Statutes. 

(4) Severability.   

Each provision of this DO is material to the Board of County 

Commissioners approval of this DO. Accordingly, the provisions are not severable. In the event any 

section, subsection, sentence, clause, or provision of this resolution is declared illegal or invalid by a 

body with jurisdiction to make such determination, the remainder of the resolution shall be suspended 

until such time that the Board of County Commissioners modifies the DO to address the illegal or 

invalid provision; provided, however, that such suspension shall not exceed nine (9) months in 

duration and such determination shall not affect the validity of 1) Limited exemption entitlements or 

DRI entitlements for which a complete application has been submitted, or approval has been 

received, for a preliminary plan, preliminary site plan, plat, construction plan, Building Permit, or CO; 

or 2) any DRI mitigation committed to or performed as of the date the determination is made.   

Notwithstanding the foregoing, the resolution shall not be suspended if the Applicant/Developer and 

all affected successors or assigns agree to abide by all of the provisions of the resolution until an 

NOPC is adopted to modify the DO in order to address the illegal or invalid provision.  NOPCs to the 

DO shall not be considered challenges to the DO, and decisions by the Board of County 

Commissioners regarding any NOPC or the like shall not have the effect of suspending the DO under 



any circumstances. Notwithstanding the foregoing, if a third party challenges any section, 

subsection, sentence, clause, or provision of this resolution and the challenged portion of the 

resolution is subsequently declared illegal or invalid, the resolution shall not be suspended and shall 

remain in full force and effect except for that portion declared illegal or invalid. If any section, 

subsection, sentence, clause, or provision of this resolution is declared illegal or invalid as the result 

of a third party challenge, the Applicant/Developer shall cooperate with the County to amend this 

resolution to address the portion which has been declared invalid or illegal. 

$ d g a k O , R ~ ~ ~ ~ ~ ~ ~  this / fL  day of WW+& ,do \..' , .,,,, , ,..., .:.: - \.,: + .  ' . ,$k..'-; , .. . ' I  ..... c.* .,-.. ".. ..." ',%> -.;,,. . . *. -.-. . 2 > y,?' !.? ,. =. :. . " - , .. - .. . ,:</. -0 -." :.. 
..., .- c: : C) . .. .. " .  . .- . 
I: . . ; (3.wyd ; .: 

, . s '7 :. 
BOARD OF COUNTY COMMISSIONERS 

" 3 . . .- ; \: - . ?? *.- 
;, di ,  &TI&..; C;f~,;. 

OF PASCO COUNTY, FLORIDA 
2:. ). , . , . " ; , "! 

. . !d !;I . :., ; $:,lF-t, : . , , , , . . .  \ 

PAULA S. O'NEIL, PIS.D., CLERK AND COMPTROLLER 

1211 912013 
Wiregrass Rev DO (NOPC 5) 

Page 68 of 69 



12/19/2013 
Wiregrass Rev DO (NOPC 5) 

Page 69 of 69 

EXHIBITS 
 
 
A. Application* (ADA and Sufficiency Responses) 

B. TBRPC DRI Final Report* and NOPC Report 

C. Legal Description 

D. Developer’s Commitments 

E. Entitlements Tracking Chart 

F. Land Use Equivalency Matrix 

G. Map H – Master Plan 

H. Proportionate Share Calculation 

I. Wiregrass Ranch DRI Transportation Mitigation Table 

J. Site Access/Intersections 

K. Wetlands Categorization Map 

L. Conservation Corridor 

M. Settlement Agreement with Pasco County and FDOT dated December 22, 2006* 

N. Agreement with School Board 

O. Agreement with Florida Department of Community Affairs dated October 8, 2004* 

P. Environmental Management Plan* 

Q. Assignment of DRI Entitlements by Master Developer (as of September 7, 2010) 

*Incorporated by reference only   

 

 



EXHIBIT A 
 

WIREGRASS RANCH DRI NO. 260 
 

APPLICATION FOR DEVELOPMENT APPROVAL AND SUFFICIENCY RESPONSES* 
&  

NOTICE OF PROPOSED CHANGE APPLICATION* 
 

*INCORPORATED BY REFERENCE AND ON FILE WITH THE PLANNING AND 
DEVELOPMENT DEPARTMENT 



EXHIBIT B 
 

WIREGRASS RANCH DRI NO. 260 
 

TBRPC FINAL REPORT* AND NOPC REPORT 
 

 
*INCORPORATED BY REFERENCE AND ON FILE WITH THE PLANNING AND 
DEVELOPMENT DEPARTMENT



Consent Agenda 5/13/13
Agenda Item #3.E.2.

NOPC
Notice of Proposed Change Report

4000 Gateway Centre Boulevard, Suite 100, Pinellas Park, FL 33782
Phone (727) 570-5151   /    FAX (727) 570-5118

www.tbrpc.org

DRI #260 - WIREGRASS RANCH

PASCO COUNTY

On December 27, 2012 (dated same), the Applicant submitted a Notice of Proposed Change application requesting
modifications to the Development Order.  Supplemental information was provided on March 8, 2013 (dated same).
The following constitutes a summary of project entitlements and history, a description of the proposal, and the
Council recommendation.

PROJECT DESCRIPTION

On August 3, 2007, the Pasco County Board of County Commissioners rendered to the Tampa Bay Regional
Planning Council (TBRPC) Resolution No. 08-06, a Development Order adopted on July 17, 2007.  The
Development Order granted specific approval for the first three (of four) project phases to Wiregrass Ranch, Inc.
Specific approval of Phase 4 is contingent upon further transportation and air quality analyses.  The mixed-use
project is situated on 5,100-acres in south-central Pasco County, east of the Seven Oaks DRI and S.R. 581, south
of S.R. 54, southwest of the New River DRI, west of the Wesley Chapel DRI and north of the Meadow Pointe DRI.
The Development Order currently expires on December 31, 2020.

With the Development Order being modified initially to resolve an appeal by the Florida Department of Community
Affairs, whereby Exhibit I was amended to clarify the Phases 2 and 3 proportionate share mitigation requirements
(i.e. October 9, 2007/Resolution No. 07-291), the Order had subsequently been modified three times, most recently
on February 5, 2013 (Resolution No. 13-99).  The Amendments have cumulatively: changed the Developer of
Record to “Locust Branch, LLC; authorized Light Industrial, University, and Attraction/Recreation facility as
potential uses which could be attained through the utilization of the Land Use Equivalency Matrix (LUEM);
modified the limits of flexibility granted in association with the LUEM; modified the Master Development Plan
(Map H); modified Exhibit E/Map H-3/“Land Use Schedule,” which contains project acreages and designates parcel
development by phase; modified Exhibit I (entitled “Wiregrass DRI Transportation Mitigation Terms and
Conditions”) to reflect renaming of “Porter Boulevard” as “Wiregrass Ranch Boulevard”, extend the due dates
associated with the required “Letters of Credit”, increase the Phase 1 proportionate share credit for the hospital and
medical office employment center uses, allocate entitlements attributable to each pipeline improvement and the
subphasing of improvements 6 and 7, update the proportionate share costs to reflect July 2009 FDOT cost indexes;
added “the Pasco County 2 year extension” to construction start dates and financial assurance column; modified the
Land Use Table; modified numerous tables within Exhibit H to reflect the use of June 2009 FDOT cost indexes;
extended all phase buildout and Development Order expiration dates; recognized conversions of 34 Single-Family
residential units (from Phase 3) for 9,180 sq. ft. of Medical Office to be advanced to Phase 1, 84 Single-Family
residential units (from Phase 3) to 707-student Community College campus to be advanced to Phase 1, and 251
Single-Family Detached Units (216 from Phase 2 & 35 from Phase 3) to 196 Hospital Beds and advanced to Phase
1; modified the underlying Future Land Use classifications assigned to the project from MU (Mixed Use) and RES-3
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(Residential - 3 units/acre) to PD (Planned Development) within Subsections 1.e and 5.b.(4)(a) of the Development
Order for consistency with the Pasco County Comprehensive Plan; Vested Office entitlements subject to conditions;
Added provisions to recognize Pasco County’s adoption of an Urban Service Area, a Transportation Concurrency
Exception Area and allowance for Mobility Fees in lieu of Transportation Concurrency; clarified language that
already allows potential advancement of Land Uses and entitlements to an earlier phase; recognized land uses and
entitlements that may be added to a phase without transportation analysis (i.e. “Exempt Uses”); replaced all
references from “Department of Community Affairs” (DCA) to “Department of Economic Opportunity” (DEO);
advanced all specifically approved Office entitlements to Phase 1; replaced Exhibit E with “Entitlement Tracking
Chart” and clarified entitlement assignment process; authorized the Town Center to potentially be located on another
Parcel(s) and revised the applicable standards; revised the locations and development standards of the Corporate
Business Park and Hotel; added definitions for Traditional Neighborhood Design (TND) and Transit-Oriented
Development (TOD); revised the provision for interconnectivity; updated the Ground Water and Surface Water
Monitoring Plan (GSMP) Baseline Monitoring and reporting status; updated Exhibit L (Conservation Corridor
Exhibit) and the Environmental Management Plan implementation status; updated the GPS Control Point
provisions; updated the approval date of the Developer’s Agreement; clarified the responsibility for and conceptual
nature of Exhibit J (Site Access/Intersections); updated and clarified trip generation monitoring program to adjust
trip monitoring thresholds for any entitlements moved from one phase to another phase; clarified when Mobility
Fees and Credits are applicable; updated the status of the Master Roadway Plan; identified which Parcels have been
conveyed to the School Board; provided alternative locations for a District Park; revised the provisions for a general
Government Service Center and clarify reservation of and responsibility for 75,000 sq. ft. of Office entitlements for
government services buildings; made Exhibit M (“Settlement Agreement with Pasco County and FDOT dated
December 22, 2006”) and Exhibit O (“Agreement with Florida Department of Community Affairs dated October
8, 2004”) reference only; revised Exhibit I (“Wiregrass Ranch DRI Transportation Mitigation Table”); advanced
2,000 Single-Family Detached from Phases 1C & 1D to Phase 1A and adjusted the Proportionate Share Per Trip
Fee for Phases 1C & 1D accordingly; and revised the Conditions for when the Easement Agreement for the Park
& Ride Facility must be provided, as well as the location and conditions for the Park & Ride Facility.

The following constitutes the revised/approved phasing schedule:

LAND USE

PHASE 1
(Buildout:

3/01/2026)

PHASE 2
(Buildout:

3/01/2026)

PHASE 3
(Buildout:

3/01/2026)

PHASE 42

(Buildout:

3/01/2030) TOTAL

RESIDENTIAL #

(Single-Family)

(Multi-Family)

     6,000  
                 
    (4,000)1

      (2,000) 

 4,473

    (2,947)1  
(1,526)

          0

      (    0)
      (    0)

    1,000

  (       0)
  (1,000)

     11,473

      (6,947)
      (4,526)

RETAIL Sq. Ft. 1,580,800 800,000 340,000 460,000 3,180,800

OFFICE Sq. Ft. 1,059,080             0             0 875,000 1,934,080

MEDICAL OFFICE Sq. Ft.    199,180             0             0             0    199,180

HOTEL Rooms           480             0             0             0           480

HOSPITAL Beds           371             0             0             0           371



LAND USE

PHASE 1
(Buildout:

3/01/2026)

PHASE 2
(Buildout:

3/01/2026)

PHASE 3
(Buildout:

3/01/2026)

PHASE 42

(Buildout:

3/01/2030) TOTAL

3

ATTRACTION & REC. Sq. Ft.    300,000             0             0             0    300,000

COMM. COLLEGE Students           707             0             0             0           707

UNIVERSITY Students               0             0             0             0               0

LT. INDUSTRIAL Sq. Ft.               0             0             0             0               0

GOLF Holes             18             0             0             0             18

SCHOOLS/ELEMENTARY #                1             1             1             1               4
1.  Single-Family residential entitlements are inclusive of 1,000 “elderly housing units” within Phase 1 and 1,500 within Phase 2.

2.  Specific approval of Phase 4 is contingent upon further transportation and air quality analyses.

PROPOSED CHANGES UNDER THIS NOPC

The Applicant has requested the following modifications to the Development Order:

1 Add a 24-acre parcel to the project.  The parcel was formerly dedicated to the County for construction of a “National
Tennis Center”;

2 Revise Developer Commitments (Exhibit D) to reflect those Commitments which have been modified or are
superceded by Conditions of the adopted Development Order;

3 Revise the Land Use Equivalency Matrix (Exhibit F) to reflect all conversion rates;

4 Revise the Master Development Plan (Exhibit G/Map H) to reflect addition of Tennis Center parcel and to relocate
the Community Park & District Park to Parcel M21;

5 Revise the Proportionate Share Calculations (Exhibit G) based on new methodology procedures approved by the
legislature and the current FDOT costs.  The analysis techniques and procedures were contained in the
Transportation Methodology Statement that was agreed to by the transportation review entities;

6 Revise the required transportation mitigation (Exhibit I) to reflect pipeline projects which have been revised or
removed, consolidation of the former Phases 1-3 into a single phase, replace existing transportation obligations with
only those resulting from the revised transportation analyses, update listing based on completed improvements, and
rename “581 Bypass/Loop Road” pipeline project; [Exhibit I & Condition 5.m.(1)]

7 Change “Limited Exemption Uses” reference to “Exempt Uses” based on revised terminology contained in the
Development Order; [Stipulation 3.g. & Condition 5.b.(8)]

8 Consolidate all specifically-approved phases (i.e. Phases 1-3) into a single phase to be known as “Phase 1.”
Additionally, rename former “Phase 4” as “Phase 2,” while retaining its conceptual-approval status; [Condition

4.a.(1) & Condition 4.b.(3)/Table 1 ]
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9 Clarify concurrency reservation, guarantee and vesting for public facilities, and transportation mitigation
requirements for consistency with Development Agreement and Urban Service Area provisions; [Conditions 4.a.(1)-

(4)]

10 Delete provision regarding potential advancement of land uses and entitlements to an earlier phase since specifically
approved phases are being combined; [Condition 4.a.(4)]

11 Clarify and define the “Effective Period”; [Conditions 4.b.(1)-(3)]

12 Delete repetitive provisions regarding the County’s Urban Service Area/Transportation Concurrency Exception
Area; [Condition 4.d.(2)]

13 Consolidate the retirement housing figures into a single phase and require Master Developer approval of any/all
conversion(s) from age-restricted to non age-restricted housing units with corresponding increase in mobility fees;
[Conditions 5.b.(1)(a)-(c)]

14 Revise Town Center designation to reflect updated requirements for Traditional Neighborhood Development (TOD),
Transit-Oriented Development (TOD) and Mixed-Use Trip Reduction Measures (MUTRM); [Condition 5.b.(2)(a)]

15 Clarify “Exempt Use” status for Hospitals, Community College/University, Hotel, Attraction/Recreation facilities
in accordance with the County’s Land Development Code; [Conditions 5.b.(3)-(6)]

16 Relocate the definition of “Traditional Neighborhood Design” (TND); [Condition 5.b.(7)]

17 Clarify the pedestrian/bike crossing design standards/requirements and change reference from “SR 581 Realignment”
to “581 Bypass/Loop Road” to reflect renaming of roadway; [Conditions 5.b.(9)(b)-(c)]

18 Delete land use exchange provision related to potential exchange between phases since specifically approved phases
are proposed for consolidation; [Condition 5.c.(1)(a)]

19 Delete land use exchange restrictions for Hospitals, Medical Office and Community College uses since these are
would be considered “Exempt Uses”; [Condition 5.b.(1)(c)]

20 Change land use exchange conditions related to age-restricted housing units and allow for potential conversion(s).
Any such conversion may/would require additional analyses and/or mitigation; [Condition 5.c.(1)(f)]

21 Delete the current restriction allowing a ten-percent increase of the total specifically-approved entitlements for any
individual use.  Alternatively, the maximum amount of each use will be governed by the Pasco County
Comprehensive Plan; [Conditions5.c.(1)(g)-(h)]

22 Delete land use exchange conditions related to any other amendments to the land use mix or proposed phasing
schedule; [Condition 5.c.(3)]

23 Eliminate the phasing component of transportation mitigation since all specifically-approved phases are proposed
for consolidation; [Condition 5.m.(1)]

24 Modify the trip generation monitoring provisions to recognize independent thresholds for Phases 1, 2 and 3 since
phases are being consolidated; [Condition 5.m.(4)]

25 Clarify Neighborhood Park, District Park and Community Park as well as existing School conveyances; [Condition

5.o.(1)] and

26 Clarify and update several “General” conditions. [Conditions 5.t.(2), 5.t.(3), 5.t.(6), 5.t.(7) and 5.t.(8)]
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CONSISTENCY WITH SUBSECTION 380.06(19), FLORIDA STATUTES

The following statutory citations apply to this proposal:

SUBSECTION

REFERENCE # SUBSECTION VERBIAGE AND COMMENTARY (WHERE APPLICABLE)

380.06(19)(a)

Any proposed change to a previously approved development which creates a reasonable

likelihood of additional regional impact, or any type of regional impact created by the change

not previously reviewed by the regional planning agency, shall constitute a substantial

deviation and shall cause the proposed change to be subject to further development-of-

regional-impact review.  There are a variety of reasons why a developer may wish to propose

changes to an approved development of regional impact, including changed market

conditions.

380.06(19)(b)10.

A 15-percent increase in the number of external vehicle trips generated by the development

above that which was projected during the original development of regional impact review...

shall constitute a substantial deviation and shall cause the development to be subject to

further development-of-regional-impact review without the necessity for a finding of same by

the local government.

The proposal includes a provision to allow an expansion of potential “exempt uses”  (i.e.
County promoted and/or desired uses) which could be approved without a requirement for
additional transportation analysis.  While transportation mobility fees associated with “exempt
uses” would be assessed and offset by County funding, an increase of project-related trips
beyond the 15 percent identified in this citation could be experienced as a result of future
expansion(s).

380.06(19)(e)2.i.

“Any renovation or redevelopment within a previously approved development of regional

impact which does not change land use or increase density or intensity of use” [is not a
Substantial Deviation].  However, adversely, any future intensification of project-related uses
in any form or fashion would be presumed to constitute a Substantial Deviation.

380.06(19)(e)3.

“Except for the change authorized by subsubparagraph 2.f., any addition of land not

previously reviewed or any change not specified in paragraph (b) or paragraph (c) shall be

presumed to create a substantial deviation.  This presumption may be rebutted by clear and

convincing evidence.”

DISCUSSION

The following statements serve as representations made by, or on behalf of, the applicant or are acknowledgments
or recommendations made by Tampa Bay Regional Planning Council staff.  These references/recommendations
were relied upon by the Tampa Bay Regional Planning Council to determine that applicant has rebutted the
presumption of a Substantial Deviation and that no further information would be required in conjunction with the
current proposal:
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1. A 24-acre parcel was previously dedicated to Pasco County for construction of a “National Tennis Center”
by Wiregrass Ranch.  However, since this facility will not be constructed, “Pasco County will be returning

the parcel of land to Wiregrass Ranch” for inclusion within the DRI. (March 8, 2013 correspondence/Page
1/Response to TBRPC #2)

2. The Applicant has proposed modifications to several Developer Commitments (Exhibit D) due to the fact
that the particular Commitments have been superceded by Development Order provisions or are no longer
relevant. (March 8, 2013 correspondence/Pages 2-3/Response to TBRPC #3)

3. The modifications to the Master Development Plan (Map H) requested are “limited to the addition of the

24-acre National Tennis Center parcel (M4-E) and the relocation of the park site to Parcel M21”  (March
8, 2013 correspondence/Page 2/Response to TBRPC #6).  It was subsequently acknowledged that Pasco
County may additionally expand the boundary of Parcel O2 (with a corresponding reduction of Parcel M11
boundary) to reflect the location of the Hospital.

4. Phase 2 (fka Phase 4) will remain conceptually-approved only.  (March 8, 2013 correspondence/Page
3/Response to TBRPC #8.A., Page 4/Response to TBRPC #11, and Page 4/Response to TBRPC #14)

5. The proposed consolidation of specifically-approved Phase 1-3 “does not alter Phase 2 in any way and does

not advance any conceptually-approved entitlements.”  (March 8, 2013 correspondence/Page 4/Response
to TBRPC #12)

6. Potential exchanges of age restricted units to non-age restricted are proposed in accordance with the
established conversion formulas identified in the LUEM.  In addition:

! By nature of the LUEM, any such conversion(s) would result in a comparable number of trips but
fewer units overall (March 8, 2013 correspondence/Page 5/Response to TBRPC #15.A.).

! No break down of housing types (i.e. age restricted vs. non-age restricted) was taken into account
when conducting the education/student generation assessment in the initial DRI application.
Therefore, any reduction of units would result in fewer projected students identified in the original
analysis. (March 8, 2013 correspondence/Page 5/Response to TBRPC #15.B.)

! No additional demands are anticipated for public utilities or parklands since each type is assessed
on a per unit basis. (March 8, 2013 correspondence/Page 5/Response to TBRPC #15.C. & Page
6/Response to TBRPC #15.D., respectively)

7. The original DRI Transportation Analysis reviewed and approved for Wiregrass is still in effect and fully
satisfies the DRI transportation analysis requirements of Sections 380.06(19)(e)(6) and 163.3180(5)(h), F.S.
(March 8, 2013 correspondence/Page 9/Response to TBRPC #22.E.)

8. Section 5.b.(2)(a) of the proposed Amendatory language “still requires a master plan for Parcel M7 be

approved prior to any development in that parcel.” (March 8, 2013 correspondence/Page 11/Response to
TBRPC #30)
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9. The acreage associated with the “Economic Development Project” is proposed to be reduced by one-acre
(from 65 to 64 acres).  However, “the user still intends to develop up to 1,000,000 sq. ft. of Office uses by

going vertical.  The reduction of acreage is also a direct result of the Master Developer providing offsite

infrastructure (e.g. stormwater retention, floodplain compensation, wetland mitigation, etc.) to serve the

project.” (March 8, 2013 correspondence/Page 12/Response to TBRPC #31) 

10. The Development Order currently allows for the addition of exempt uses up to the maximum allowed by

Subarea Policy 7.1.8. and must be recognized through the NOPC process. (March 8, 2013 correspondence/
Page 20/Response to FDOT #3) 

11. Subsequent to the initial Wiregrass Ranch DRI approval, Pasco County has adopted a countywide Mobility
Fee Ordinance whereby DRI and non-DRI level developments are assessed transportation fees based on
trips being generated (transportation impacts) and location of entitlements.  The projected total impact cost
of Wiregrass Ranch DRI is estimated to be $110 million.  The projected Mobility Fee amount for the
specifically approved uses that the Developer will be responsible for within the project is approximately $65
million.  The remainder of the mobility fees (~$45 million) will be borne by Pasco County through a variety
of funding sources in order to offset the anticipated impacts associated with the County’s desired and
“exempt” uses.  The revised proportionate share was calculated to be $49,304,458 for all specifically-
approved development with the project.  Therefore, the Developer’s payment of their mobility fees or the
completion of the transportation mitigation, or a combination thereof, fully satisfies the proportionate share
obligation for the DRI.  The County’s “Timing & Phasing Analysis” will be utilized to determine the timing
associated with the transportation improvements.

12. Since Pasco County will be responsible for funding of the mobility fees associated with the “Exempt”
project uses, it would up to Pasco County’s discretion to allow or recognize potential conversion(s) from
“Exempt” to “Non-Exempt” uses within the Land Use Equivalency Matrix.

RECOMMENDED ACTION

Indicate to Pasco County and the State Land Planning Agency that the proposal is presumed to create a Substantial
Deviation, as defined above.  However, it is the opinion of this agency that no unmitigated regional impacts would
be expected upon inclusion of the recommendations/representations referenced above within the amendatory
language, as may be appropriate.
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EXHIBIT 1

GENERAL LOCATION MAP
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EXHIBIT 2

PROPOSED/REVISED MASTER DEVELOPMENT PLAN (MAP H)



EXHIBIT C 
 

WIREGRASS RANCH DRI NO. 260 
 

LEGAL DESCRIPTION 



II.  LEGAL DESCRIPTION (of the entire Wiregrass Ranch DRI): 
 
ALL THAT PORTION OF SECTIONS 7, 17, 18, 19, 20, 21, 22, 27, 28, 29 AND 30, ALL IN TOWNSHIP 26 
SOUTH, RANGE 20 EAST, PASCO COUNTY, FLORIDA, AND BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 
COMMENCING AT THE NORTHEAST CORNER OF SECTION 7, TOWNSHIP 26 SOUTH, RANGE 20 
EAST, PASCO COUNTY, FLORIDA; THENCE S.00°29'59"W., ALONG THE EAST LINE OF THE 
NORTHEAST ¼ OF SAID SECTION 7, A DISTANCE OF 1,530.52 FEET TO THE INTERSECTION OF SAID 
EASTERLY LINE OF SECTION 7 WITH THE SOUTHERLY RIGHT-OF-WAY LINE OF STATE ROAD 54 
(AS IT NOW EXISTS) FOR A POINT OF BEGINNING; THENCE LEAVING SAID RIGHT-OF-WAY LINE, 
S.00°29'59"W., ALONG SAID EAST LINE OF SECTION 7, A DISTANCE OF 1,112.41 FEET TO THE 
SOUTHEAST CORNER OF THE NORTHEAST ¼ OF SAID SECTION 7; THENCE S.00°17'31"W., A 
DISTANCE OF 2,644.07 FEET TO THE SOUTHEAST CORNER OF SAID SECTION 7; THENCE 
S.00°17'04"W., ALONG THE LINE BETWEEN SAID SECTIONS 17 AND 18, A DISTANCE OF 1,322.31 
FEET TO THE SOUTHWEST CORNER OF THE NORTH ¼ OF SAID SECTION 17; THENCE S.89°54'52"W., 
A DISTANCE OF 122.50 FEET; THENCE S.32°00'57"E., A DISTANCE OF 901.62 FEET; THENCE 
N.89°54'52"E., A DISTANCE OF 1,235.69 FEET; THENCE N.01°21'00"W., A DISTANCE OF 34.15 FEET; 
THENCE N.58°17'36"E., A DISTANCE OF 18.29 FEET; THENCE N.10°07'36"E., A DISTANCE OF 47.77 
FEET; THENCE N.15°01'14"W., A DISTANCE OF 37.26 FEET; THENCE N.00°16'25"W., A DISTANCE OF 
34.10 FEET; THENCE N.28°14'49"W., A DISTANCE OF 48.81 FEET; THENCE N.35°23'51"W., A DISTANCE 
OF 35.73 FEET; THENCE N.42°01'17"W., A DISTANCE OF 74.66 FEET; THENCE S.53°29'29"W., A 
DISTANCE OF 3.88 FEET; THENCE N.67°22'47"W., A DISTANCE OF 56.94 FEET; THENCE N.66°07'39"W., 
A DISTANCE OF 43.71 FEET; THENCE N.61°50'08"W., A DISTANCE OF 36.84 FEET; THENCE 
N.84°10'42"W., A DISTANCE OF 46.39 FEET; THENCE S.66°03'28"W., A DISTANCE OF 43.33 FEET; 
THENCE S.70°44'48"W., A DISTANCE OF 50.36 FEET; THENCE N.28°06'22"W., A DISTANCE OF 18.09 
FEET; THENCE N.26°14'40"E., A DISTANCE OF 55.86 FEET; THENCE N.46°01'59"E., A DISTANCE OF 
51.53 FEET; THENCE N.07°56'04"W., A DISTANCE OF 51.58 FEET; THENCE N.88°45'05"E., A DISTANCE 
OF 27.00 FEET; THENCE N.49°32'44"E., A DISTANCE OF 37.70 FEET; THENCE N.24°21'42"E., A 
DISTANCE OF 40.47 FEET; THENCE N.70°30'07"E., A DISTANCE OF 30.27 FEET; THENCE N.66°14'45"E., 
A DISTANCE OF 33.96 FEET; THENCE N.41°18'54"E., A DISTANCE OF 43.25 FEET; THENCE 
N.81°19'08"E., A DISTANCE OF 29.73 FEET; THENCE S.76°54'12"E., A DISTANCE OF 43.86 FEET; 
THENCE N.27°45'10"E., A DISTANCE OF 52.04 FEET; THENCE N.18°00'53"W., A DISTANCE OF 45.22 
FEET; THENCE N.25°30'52"W., A DISTANCE OF 22.26 FEET; THENCE N.84°40'35"E., A DISTANCE OF 
60.61 FEET; THENCE N.11°10'34"E., A DISTANCE OF 16.14 FEET; THENCE N.81°20'00"W., A DISTANCE 
OF 73.87 FEET; THENCE N.27°24'42"W., A DISTANCE OF 30.32 FEET; THENCE N.27°24'42"W., A 
DISTANCE OF 19.26 FEET TO THE SOUTH LINE OF THE NORTH ¼ OF SAID SECTION 17; THENCE 
ALONG THE SOUTH LINE OF THE NORTH ¼ OF SAID SECTION 17, N.89°54'52"E., A DISTANCE OF 
3,787.37 FEET TO THE SOUTHEAST CORNER OF THE NORTH ¼ OF SAID SECTION 17; THENCE 
S.00°09'55"W., ALONG THE EAST LINE OF SAID SECTION 17, A DISTANCE OF 3,972.39 FEET TO THE 
SOUTHEAST CORNER OF SAID SECTION 17, SAID POINT ALSO BEING THE NORTHWEST CORNER 
OF SAID SECTION 21; THENCE ALONG THE NORTH LINE OF THE NORTHWEST ¼ OF SAID SECTION 
21, S.89°35'53"E., A DISTANCE OF 2,659.07 FEET TO THE NORTHEAST CORNER OF THE NORTHWEST 
¼ OF SAID SECTION 21; THENCE ALONG THE NORTH LINE OF THE NORTHEAST ¼ OF SAID 
SECTION 21, S.89°32'37"E., A DISTANCE OF 2,656.37 FEET TO THE NORTHEAST CORNER OF SAID 
SECTION 21; THENCE S.00°01'39"E., ALONG THE EAST LINE OF SECTION 21 A DISTANCE OF 2,640.26 
FEET TO THE NORTHEAST CORNER OF THE SOUTHEAST ¼ OF SAID SECTION 21; THENCE 
S.00°09'58"W., ALONG THE EAST LINE OF THE SOUTHEAST ¼ OF SAID SECTION 21 A DISTANCE OF 
1,037.80 FEET TO THE NORTHWEST CORNER OF THE SOUTH 1600 FEET OF THE WEST 270 FEET OF 
SAID SECTION 22; THENCE S.89°54'24"E., A DISTANCE OF 270.00 FEET TO THE NORTHEAST CORNER 
OF THE SOUTH 1600 FEET OF THE WEST 270 FEET OF SAID SECTION 22; THENCE S.00°09'58"W., A 
DISTANCE OF 1,600.00 FEET TO THE SOUTHEAST CORNER OF THE SOUTH 1600 FEET OF THE WEST 
270 FEET OF SAID SECTION 22, SAID POINT ALSO BEING THE NORTHEAST CORNER OF THE NORTH 
815 FEET OF THE WEST 270 FEET OF SAID SECTION 27; THENCE S.00°16'42"W., A DISTANCE OF 
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815.00 FEET TO THE SOUTHEAST CORNER OF THE NORTH 815 FEET OF THE WEST 270 FEET OF 
SAID SECTION 27; THENCE N.89°54'24"W., A DISTANCE OF 270.00 FEET TO THE SOUTHWEST 
CORNER OF THE NORTH 815 FEET OF THE WEST 270 FEET OF SAID SECTION 27, SAID POINT ALSO 
BEING ON THE EAST LINE OF SAID SECTION 28; THENCE S.00°16'42"W., ALONG THE EAST LINE OF 
SAID SECTION 28, A DISTANCE OF 4,472.09 FEET TO THE SOUTHEAST CORNER OF SAID SECTION 
28; THENCE N.89°56'42"W., ALONG THE SOUTH LINE OF SAID SECTION 28, A DISTANCE OF 2,652.67 
FEET TO THE SOUTHWEST CORNER OF THE SOUTHEAST ¼ OF SAID SECTION 28; THENCE 
CONTINUE ALONG THE SOUTH LINE OF SAID SECTION 28, N.89°34'44"W., A DISTANCE OF 1,172.72 
FEET; THENCE LEAVING SAID LINE N.00°25'16"E., A DISTANCE OF 395.38 FEET TO A POINT OF 
CURVATURE; THENCE 506.02 FEET ALONG THE ARC OF A CURVE TO THE LEFT, CONCAVE 
SOUTHWESTERLY, HAVING A RADIUS OF 1,940.00 FEET, DELTA 14°56'41", CHORD BEARING AND 
DISTANCE N.07°03'04"E., 504.59 FEET; THENCE N.89°34'44"W., A DISTANCE OF 1,421.64 FEET; 
THENCE N.75°14'58"W., A DISTANCE OF 737.43 FEET; THENCE N.43°32'32"W., A DISTANCE OF 
1,001.00 FEET; THENCE N.02°23'47"E., A DISTANCE OF 35.94 FEET; THENCE N.02°23'47"E., A 
DISTANCE OF 536.40 FEET; THENCE N.86°22'56"W., A DISTANCE OF 120.03 FEET; THENCE 
S.02°23'47"W., A DISTANCE OF 538.96 FEET; THENCE S.75°15'08"W., A DISTANCE OF 1,105.62 FEET; 
THENCE S.41°40'57"W., A DISTANCE OF 878.18 FEET; THENCE S.48°19'03"E., A DISTANCE OF 283.03 
FEET; THENCE S.20°01'02"E., A DISTANCE OF 408.18 FEET; THENCE S.00°06'28"W., A DISTANCE OF 
330.06 FEET TO THE SOUTH LINE OF THE SOUTHWEST ¼ OF SECTION 29; THENCE CONTINUE 
ALONG THE SOUTH LINE OF SAID SECTION 29, N.89°58'04"W., A DISTANCE OF 2,518.69 FEET TO THE 
SOUTHWEST CORNER OF SAID SECTION 29, SAID POINT ALSO BEING THE SOUTHEAST CORNER 
OF SAID SECTION 30; THENCE N.89°58'27"W., ALONG THE SOUTH LINE OF SAID SECTION 30, A 
DISTANCE OF 2,675.07 FEET TO THE SOUTHWEST CORNER OF THE SOUTHEAST ¼ OF SAID 
SECTION 30; THENCE CONTINUE ALONG THE SOUTH LINE OF SAID SECTION 30, N.89°58'40"W., A 
DISTANCE OF 2,602.65 FEET TO THE EASTERLY RIGHT-OF-WAY LINE OF COUNTY ROAD 581 
(BRUCE B. DOWNS BOULEVARD) (A 200' R/W); THENCE ALONG SAID RIGHT-OF-WAY LINE THE 
FOLLOWING THREE (3) COURSES AND DISTANCES: 1. N.00°29'34"E., A DISTANCE OF 13,100.79 FEET 
TO A POINT OF CURVATURE; 2. THENCE 1,389.24 FEET ALONG THE ARC OF A CURVE TO THE 
RIGHT, CONCAVE EASTERLY, HAVING A RADIUS OF 5,629.80 FEET, DELTA 14°08'19", CHORD 
BEARING AND DISTANCE N.07°33'44"E., 1,385.72 FEET; 3. THENCE N.14°37'52"E., A DISTANCE OF 
3,183.89 FEET; THENCE LEAVING SAID RIGHT-OF-WAY LINE, S.75°21'08"E., A DISTANCE OF 353.01 
FEET; THENCE N.14°37'03"E., A DISTANCE OF 201.80 FEET; THENCE N.75°23'12"W., A DISTANCE OF 
292.99 FEET; THENCE S.14°38'06"W., A DISTANCE OF 10.00 FEET; THENCE N.75°16'55"W., A 
DISTANCE OF 59.94 FEET; THENCE N.14°41'33"E., A DISTANCE OF 55.90 FEET; THENCE S.75°22'18"E., 
A DISTANCE OF 81.92 FEET; THENCE S.66°23'33"E., A DISTANCE OF 38.47 FEET; THENCE 
S.75°21'54"E., A DISTANCE OF 177.94 FEET; THENCE N.55°20'58"E., A DISTANCE OF 30.59 FEET; 
THENCE N.14°38'33"E., A DISTANCE OF 296.41 FEET; THENCE S.75°21'37"E., A DISTANCE OF 791.07 
FEET; THENCE N.14°37'57"E., A DISTANCE OF 416.31 FEET; THENCE N.18°18'45"W., A DISTANCE OF 
164.96 FEET; THENCE N.71°41'15"E., A DISTANCE OF 58.70 FEET; THENCE S.18°18'45"E., A DISTANCE 
OF 65.00 FEET; THENCE N71°41'15" E., A DISTANCE OF 207.00 FEET; THENCE N.18°18'45" W., A 
DISTANCE OF 310.00 FEET TO THE SOUTHERLY RIGHT-OF-WAY LINE OF STATE ROAD 54; THENCE 
ALONG SAID SOUTHERLY RIGHT-OF-WAY LINE, N.71°41'15" E., A DISTANCE OF 50.00 FEET; 
THENCE LEAVING SAID RIGHT-OF-WAY LINE, S.18°18'45" E., A DISTANCE OF 310.00 FEET; THENCE 
N.71°41'15" E., A DISTANCE OF 245.00 FEET; THENCE N.18°18'45" W., A DISTANCE OF 300.00 FEET TO 
THE SOUTHERLY RIGHT-OF-WAY LINE OF STATE ROAD 54 (R/W VARIES); THENCE ALONG SAID 
SOUTHERLY RIGHT-OF-WAY LINE THE FOLLOWING FIVE (5) COURSES AND DISTANCES: 1. 
N.71°40'25"E., A DISTANCE OF 580.63 FEET; 2. THENCE N.71°43'50"E., A DISTANCE OF 187.70 FEET; 3. 
THENCE N.18°18'45"W., A DISTANCE OF 20.00 FEET; 4. THENCE N.71°41'08"E., A DISTANCE OF 
1,301.84 FEET TO A POINT OF CURVATURE; 5. THENCE 637.82 FEET ALONG THE ARC OF A CURVE 
TO THE RIGHT CONCAVE TO THE SOUTH, HAVING A RADIUS OF 5,729.58 FEET, DELTA 06°22'41", 
CHORD BEARING AND DISTANCE S.74°54'21"E., 637.49 FEET TO THE INTERSECTION OF THE EAST 
LINE OF SAID SECTION 7 AND THE POINT OF BEGINNING. 
 
CONTAINING 5,118.640 ACRES, MORE OR LESS 
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EXHIBIT D 
 

WIREGRASS RANCH DRI NO. 260 
 

DEVELOPER’S COMMITMENTS 
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 SECTION III - DEVELOPER COMMITMENTS 
 DRI #260 - WIREGRASS RANCH 
 PASCO COUNTY 
 
The following commitments have been made in the Application for Development Approval (ADA), the 
First Sufficiency Response (SR1), the Second Sufficiency Response (SR2), the Third Sufficiency 
Response (SR3), the Fourth Sufficiency Response (SR4) or the Fifth Sufficiency Response (SR5): 
 
GENERAL 
 
1. The historic agricultural operations will continue during buildout of the DRI project, on portions 

of the ranch not yet acquired by the developers.  Wiregrass Ranch, Inc. will maintain a prudent 
fencing program to segregate and control the cattle operations from the development areas. 
(ADA/Page 10-4 & SR3/Page 10-4 [Revised General Project Description]) 

 
2. Maximums and minimums of each land use have been added to the revised Exhibit 10-1 [i.e. 

proposed Land Use Equivalency Matrix].  The Applicant will accept a 40% limit as suggested by 
TBRPC. (SR2/Page 10-1)  Superseded by the adopted Development Order.  

 
3. The age-restricted parcels will have Covenants, Conditions and Restrictions in accordance with 

the Federal Housing for Older Persons Act requiring, at a minimum, that at least 80% of the 
homes will have at least one occupant who is 55 years or older, with no one under 19 years of 
age in permanent residence (defined as more than 90 days in any 12-month period). (SR3/Page 
10-1) 

 
4. Applicant has agreed to reserve 252-acres of office parcels (which could accommodate 

18,406,930 s.f. at F.A.R. of 3.0 and .27 on the Mixed Use and Res-3 parcels) for a period of 10 
years to assist the County’s goal of encouraging employment centers, with 1.2-million square 
feet of office uses and a 100-bed hospital to be specifically approved as part of Phases 1-3. 
(SR3/Page 10-5)  Superseded by the adopted Development Order. 

 
5. The Applicant has agreed to provision which would not allow conversions from Office (or 

reserved land area) to other project uses and a requirement for Pasco County Development 
Review Committee to approve all requested conversions from Office uses. (SR3/Page 10-6)  
Superseded by the adopted Development Order. 

 
6. The Applicant has acknowledged that a DO condition will be imposed to “require a re-analysis, 

if the proposed build out dates are not achieved.  In addition... there will be no time extensions 
allowed in the DO for the build out date for the amount of time this project will be and have been 
under review.” (SR3/Page 21-22)  Superseded by the adopted Development Order. 

 
7. The Applicant... points out the following “public” sites already accommodated by Wiregrass 

Ranch, or already committed: Public High School Site, Public Middle School Site, up to Four 
Elementary School Sites, National Tennis Center Site, Regional Hospital Site, Public Library 
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Site, Governmental Services Site, Fire/EMS Facility Site, Sheriff’s Operations Facility Site, and 
Employment Center(s). (SR4/Page 9-4) 

 
8. The Applicant will agree to this proposed trade-off [i.e. 474 multi-family units for 199,080 sq. ft. 

of Office] in Phase 3 of the DRI should the 1:1 jobs to housing ratio not be met at that time. 
(SR5/Page 10-1)  Superseded by the adopted Development Order. 

 
9. Parcel S4... has been analyzed as elderly units... and will be deed-restricted. (SR5/Page 10-4)  

Superseded by the adopted Development Order. 
 
VEGETATION AND WILDLIFE 
 
1. No listed species will be taken without specific approval from or coordination with the FFWCC, 

which protects and/or regulates the above species [e.g. epiphytic orchids, wild pine air plants 
and pitcher plants].  Currently there are no proposed impacts to the habitats harboring the above 
listed species.  Protection of these resources will be incorporated during design and permitting. 
(SR1/Page 10-10) 

 
2. Wetland H25, within which this species [Hooded pitcher plant] is located on the subject property, 

will remain intact in the post-development condition. (SR1/Pages 12-2 & 19-7) 
 
3. Development on Wiregrass Ranch will not significantly affect wading bird or bald eagle 

populations at off-site locations.  Site plans call for preservation of the majority of onsite 
wetlands, particularly the high quality wetlands that are utilized by wading birds.  (SR1/Page 
12-3) 

 
4. There will be more shallow, wet habitat areas in the post-development condition of the project 

than exist in the current condition.  Therefore, the proposed project will not result in any net 
habitat loss or adverse impacts to wetland-dependent wildlife.  (SR1/Page 12-4) 

 
5. [Due to the existence of Tampa Butterfly Orchid, Green Fly Orchid and Giant Wild Pine Air 

plant] There are no specific wetland impacts proposed for the forested wetland area located in 
map grids D24 and D25 in the western portion of the project. (SR1/Page 12-5) 

 
6. The Applicant... intends to provide a plan that maintains and improves those onsite habitat areas 

that are determined to be regionally significant natural resources - specifically the onsite 
Riverine Habitat areas.  These areas will be incorporated into the overall plan as habitat 
corridors that will serve to link onsite habitats as well as offsite habitats and resources. 
(SR2/Page 10-5) 

 
7. The upland and wetland areas where the Giant wild pine air plant occur...will also be preserved 

within an onsite wildlife corridor in the western portion of the property.  The Pine lily, which 
occurs within upland buffers and shallow, transitional wetland fringes, will likely remain onsite 
since the majority of onsite wetlands will be avoided by site development and will includde an 
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average 25-foot upland buffer.  Maintenance of these areas in their natural condition should 
ensure the future survival of these plant species on the Wiregrass property.  (SR2/page12-6)  

 
8. Roadway crossings of selected streams within the Wiregrass property, where necessary to 

provide access to developable upland areas, will include appropriately sized culverts to maintain 
adequate hydrologic connectivity.  Wildlife undercrossings (box culverts) will also be specified 
at such crossings to enable post-development wildlife movement. (SR2/Page 12-7) 

9. The Applicant agrees to conduct pre-development breeding season surveys for listed species 
including the Florida sandhill crane (within appropriate onsite wetland habitats), Sherman’s fox 
squirrel (within onsite woodland pasture or live oak hammock areas subject to development), 
wood storks and wading birds (within appropriate nesting habitat subject to development 
impacts).  It is understood that such surveys will only be required when proposed development 
activities within any onsite parcel will immediately precede or coincide with the recognized 
breeding season for these listed species (i.e., between late January and May for the Florida 
sandhill crane and wood stork, between June and September for wading birds, and either May 
through August or November through March for Sherman’s fox squirrel). (SR4/Page 12-1) 

 
10. Onsite creation mitigation areas are being designed and constructed so as to create a matrix of 

shallow and deep zones which will serve to maximize potential for wading bird foraging 
opportunities and will potentially afford additional habitat for nesting by Florida sandhill 
cranes. (SR4/Page 12-2) 

 
WETLANDS 
 
1. There will be no effort to further drain the site or lower wetland hydroperiods by way of 

drainage ditch construction.  Where such artificial drainage ditches do occur, each will be 
assessed individually for potential abandonment at the construction plan development stage.  
(ADA/Page 13-3) 

 
2. With 377+ acres of creation mitigation identified on the conceptual site plan, the current plan 

represents greater than 2 acres of wetland creation for each acre to be impacted. (ADA/Page 
13-8) 

 
3. Wetland buffers will be provided as well as the maintenance of acceptable hydroperiods. 

(ADA/Page 14-4) 
 
4. While certain offsite connectivity locations for these roadways are fixed (pre-determined by local 

government), the Applicant intends to propose an alignment for each of these roadways that 
accomplishes avoidance and minimization of wetland impacts to the greatest extent practicable.  
Similarly, site plans for each of the individual residential development parcels will include 
avoidance and minimization of wetland impacts (especially to higher quality wetlands) to the 
greatest extent practicable. (SR1/Page 13-8) 

 
5. Prior to permitting and site development for any portion of the project, onsite wetlands will be 

delineated, surveyed and field verified/approved by the appropriate regulatory agencies to 
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further refine the jurisdictional boundaries of onsite wetlands. (SR2/Page 13-1) 
 
6. [In order to facilitate the development of viable wetland habitats in close proximity to active 

production wells], Applicant agrees to consult with Tampa Bay Water regarding the creation of 
any wetlands within the southwestern portion of the site (Parcels C5, C6, C7 and M12). 
(SR2/Page 13-4) 

 
7. The golf course is not to be located in the environmentally sensitive north/south wetland 

corridor...  The Applicant has agreed to design the golf course in conformance with the Audubon 
Signature Silver Program. (SR3/Page 10-12) 

8. The Applicant agrees to show [all conservation easements, wildlife corridors and wildlife 
crossing locations with buffer areas] on all future plan submittals. (SR3/Page 13-1) 

 
9. The Applicant will commit to design the stormwater management system to provide full 

treatment prior to discharge into Wetland H25. (SR3/Page 13-4) 
 
10. The Applicant further commits to the provision of a natural upland buffer around the perimeter 

of Wetland H25 which will have an average width of greater than 25’, with portions of the buffer 
expanding well beyond 25’ in width.  In addition, the proposed stormwater treatment ponds 
adjacent to Wetland H25 will serve to further buffer the wetland from surrounding residential 
lots and roadways in the post-development condition. (SR3/Page 13-4) 

 
11. In order to promote long-term persistence of the existing pitcher plant colony associated with 

Wetland H25, the applicant will implement a management plan for this wetland.  The 
management plan (under the responsibility of the CDD) [Developer Clarification: or other 
permanent maintenance entity] will include semi-annual mechanical thinning of invasive woody 
(shrubs & small trees) and weedy (grasses and tall herbs) vegetation.  Removal of any grass or 
leaf build up (by use of hand rakes or other non-invasive means) will also occur during these 
periodic maintenance events. (SR3/Page 13-4) 

 
12. This wetland [Wetland H25] will be preserved (as will other wetlands within the project) via 

recording of a conservation easement to be dedicated to Pasco County or the CDD [Developer 
Clarification: or other permanent maintenance entity]. (SR3/Page 13-4) 

 
WATER QUALITY 
 
1. Accepted engineering practices will be utilized within on-site retention, detention, and filtration 

stormwater management facilities. (ADA/Page14-3) 
 
2. On-site surface waters within Wiregrass Ranch DRI will be protected from construction impacts 

by various measures, including the use of staked hay bales and silt screen fences in order to 
reduce both erosion and sediment transport into wetland areas. (ADA/Page 14-4) 

 
3. The deeper clayey semi-confining unit materials will not be excavated for stormwater pond/lake 

construction; therefore, they will remain in place and provide protection to the Floridan Aquifer 
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system. (SR1/Page 14-1) 
 
4. During the project design phase, prior to permitting, as required by SWFWMD and Pasco 

County, the project geotechnical engineer will perform a geotechnical assessment of each 
proposed stormwater pond/lake area, via a series of Standard Penetration Test borings per 
ASTM D-1586... (SR1/Page 14-8) 

 
5. The Applicants will provide SWFWMD Public Awareness Brochures such as “Protect Your 

Family and Our Water Resources from Household Chemicals” and “Florida Friendly 
Landscaping” within its sales and leasing centers... (SR1/Page 14-11) 

 
6. As presented within Exhibit 14-5, Wiregrass “Ecosystem and Watershed Planning” narrative 

and the riverine habitat corridor exhibit, the Applicant is also providing a +250 acre open space 
corridor adjacent to this resource [i.e. on-site tributary to Trout Creek] to further protect it in the 
post development condition [Developer Clarification: as depicted in the ADA]. (SR2/Page 10-3) 

 
7. The Applicant does not propose any golf course in, or adjacent to, the North South Wetland 

Corridor Preservation Area. (SR2/Page 10-12) 
 
8. The Applicant will create a Groundwater Management Plan to include groundwater and surface 

water monitoring.  The Applicant will consult with FDEP on background water quality sampling 
points and monitoring requirements. (SR2/Page 14-2) 

 
9. The issue of sinkhole potential will be properly and carefully evaluated in any significant site 

planned or contemplated effluent holding or storage ponds, and in specific larger scale building 
or structures areas where deep SPT borings are necessary to the limestone level for prudent 
geotechnical evaluation/assessment.  Appropriate subsurface remediation and/or site plan 
changes will be made, if necessary, based on geotechnical studies specifically designed related 
to this matter, at the time such studies are warranted. (SR2/Page 14-9) 

 
10. The applicant commits to preparing a groundwater monitoring plan, and will incorporate this 

requirement into the Development Order as a condition of approval. (SR2/Page 14-10) 
 
11. The Applicant understands the environmental sensitivity of these off-site water resources [i.e. 

Trout Creek, Clay Gully/Locust Branch and other tributaries to the Hillsborough River] and has 
agreed to provide a significant buffer to the Category I wetland on-site that is a tributary to 
Trout Creek [Developer Clarification: as depicted in the ADA]. (SR3/Page 10-11) 

 
12. The Applicant has agreed to include these items (i.e. Phase I Assessment, all historical test bore 

subsurface data, and a focus on site-specific areas where rapid or direct discharge of reclaimed 
water to the Floridan aquifer is to be avoided] in the Groundwater Monitoring Plan. (SR3/Page 
14-1) 
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SOILS 
 
1. Buildings will be constructed on compacted fill material, with habitable structures sufficiently 

elevated to be at or above the determined 100-year flood elevation. (ADA/Page 15-1) 
 
2. The Applicant further agrees to notify Tampa Bay Water in the event of a sinkhole occurrence 

during site development. (SR2/Page 15-1) 
 
3. At least one pond boring will be provided at each stormwater pond/lake location for the 

project...  (SR3/Page 15-2) 
 
 
FLOODPLAINS 
 
Finished floor elevations of habitable buildings will be located one foot above the determined Base 
Floor Elevation in accordance with Pasco County’s flood damage prevention ordinance. (ADA/Page 
16-2) 
 
WATER SUPPLY 
 
1. The developers of Wiregrass Ranch DRI will practice water conservation in both residential and 

non-residential development...  Irrigation systems’ designs will utilize the best design principles 
for water conservation and efficient application. (ADA/Page 17-4) 

 
2. The stormwater management plan will place particular emphasis on these methods to enhance 

water quality by using natural biological mechanisms for the breakdown of pollutants and 
nutrient uptake. (ADA/Pages 14-3 & 19-2) 

 
3. The applicant will provide infrastructure and pipelines for reclaimed water, and is negotiating 

with Pasco County regarding the availability of reclaimed water to serve the project.  Provided 
the County can supply reclaimed water to Wiregrass, the Applicant is committed to install the 
pipeline on-site to make this resource available to the residents. (SR2/Page 17-1) 

 
4. The Applicant agrees to [the following] conditions being placed in the Development Order as 

stated below...: (SR4/Page 8-1) 
 

Water Rights and Water use Permits.  In consideration of Pasco County’s agreement to provide 
potable water service to Wiregrass DRI, the Developer and its successors and assigns agree to 
the following: 

 
A. In the event of production failure or shortfall by Tampa Bay Water, as set forth in Section 

3.19 of the Interlocal Agreement creating Tampa Bay Water, the Developer, regardless 
of the permitted use, shall grant Pasco County access to, and shall cooperate with, the 
County in the allocation of water generated within the project pursuant to any and all 
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Water Use Permits or water use rights the Developer may have to use or consume 
surface or groundwater with Pasco County. 

 
B. Prior to the Developer releasing, transferring, or selling any water or Water Use Permits 

or water use rights, the Developer shall notify Pasco County, and Pasco County shall 
have the right of first refusal to purchase such water or Water Use Permits or water use 
rights. 

 
WASTEWATER MANAGEMENT 
 
1. Permanent septic tanks will not be used in Wiregrass Ranch DRI. (ADA/Page 18-3) 
 
2. Temporary septic storage tanks may be used for temporary sales trailers and construction 

trailers.  These facilities will be disposed of off-site as appropriate.  No discharge of temporary 
septic tanks is anticipated on-site. (SR1/Page 18-2) 

 
STORMWATER MANAGEMENT 
 
1. It is the applicant’s intent to seek opportunities within the design to help restore wetlands on site 

that possess degraded hydrology by using isolated wetlands for stormwater treatment. 
(ADA/Page 10-18 & SR3/Page 10-18 [Revised General Project Description]) 

 
2. Where stormwater is routed through an isolated wetland system, a sedimentation basin will be 

provided on the upstream side of the isolated system.  Where lakes or ponds are to be 
constructed adjacent to isolated system, littoral zone areas, as well as deeper sump areas, will be 
constructed as part of the new system.  When new wetland systems are to be created, they shall 
include the construction of a littoral zone that presents a favorable environment for 
establishment of suitable native aquatic vegetation. (ADA/Page 19-2) 

 
3. The developer and/or his assigns, including possible purchasers of individual development 

tracts, will assume the responsibilities to manage the [stormwater] system at full development. 
(ADA/Page 19-4) 

 
4. The applicant agrees to demonstrate through modeling that stormwater discharge volumes are 

not reduced by the development of this project. (SR3/Page 19-2) 
 
 
TRANSPORTATION 
 
1. [Wiregrass Ranch] is providing rights-of-way for three new regional roadway extensions, and 

will construct such roadways as part of its transportation mitigation plan. (ADA/Page 10-17 & 
SR3/Page 10-17 [Revised General Project Description])  Superseded by the adopted 
Development Order. 
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2. All primary access points and major internal collector roadways have been designed and 
constructed to provide sufficient geometry to accommodate transit vehicles. (ADA/Page 21-8) 

 
3. The Applicant has acknowledged that a Development Order Condition will be prepared to 

require the mitigation of any assumed transportation improvements that have not been completed 
and were outside of the five-year work program. (SR2/Page 21-7)  Superseded by the adopted 
Development Order. 

 
4. The Applicant also will cooperate to insure there is no disproportionate mitigation burden 

placed upon office or other employment uses, versus the residential uses, in the mitigation and 
pipeline approval process with the County, for approval of the Development Order. (SR5/Page 
21-15)  Superseded by the adopted Development Order. 

 
AIR QUALITY 
 
To minimize wind erosion, clearing and grubbing operations will be performed only on individual 
parcels of land where construction is scheduled to proceed. (ADA/Page 22-1) 
 
RECREATION AND OPEN SPACE 
 
1. Wiregrass Ranch, Inc. has agreed to donate to Pasco County, Florida a 24-acre site adjacent to 

Wiregrass Ranch DRI, for a National Tennis Center and recreational complex, which will be a 
public facility. (ADA/Page 10-11 & SR3/Page 10-13 [Revised General Project Description])  
Superseded by the adopted Development Order. 

 
2. Parks will be planned for the individual residential tracts within Wiregrass. (SR1/Page 26-1) 
 
3. One golf course presently is planned for Wiregrass DRI, in Parcel S-4.  This 18-hole golf course 

will be accessible to the public. (SR1/Page 26-1) 
 
ENERGY 
 
1. The developer will provide natural gas based on available capacity to serve the project at a 

reasonable cost and consumer demand. (SR1/Page 29-1) 
 
2. The applicant is also working with Withlacoochee River Electric Cooperative and Florida Power 

to provide an energy substation on-site to provide an efficient energy distribution system. 
(SR1/Page 29-1) 



EXHIBIT E 
 

WIREGRASS RANCH DRI NO. 260 
 

ENTITLEMENT TRACKING CHART 



Phase 1

Total

Phase Assigned to Date Parcel Gross Ac. Net Ac. Notes Assigned Constructed Assigned Constructed Assigned Constructed Assigned Constructed Assigned Constructed Assigned Constructed Assigned Constructed Assigned Constructed Assigned Constructed Assigned Constructed Assigned Constructed Assigned Constructed

Total Phase 1 Entitlements Assigned / Constructed 

Total Remaining to be Assigned / Constructed

Golf Course

Golf Course

Light Industrial

Light IndustrialUniversity Students

University Students

Total DRI Approved Land Uses
Single Family MultiFamily Retail Attraction and Rec. FacilityOffice Medical Office Hospital Beds Hotel Rooms

Hotel Rooms Community College StudentsHospital Beds

Assigned Land Uses - Phase 1

Wiregrass Ranch DRI
Entitlement Tracking Chart

May 7, 2013

Single Family MultiFamily Retail Office

Community College Students

Medical Office Attraction and Rec. Facility

h:\planning\projects\4463\008\sr 3\exhibit e\wiregrass entitlements tracking.xls



EXHIBIT F 
 

WIREGRASS RANCH DRI NO. 260 
 

LAND USE EQUIVALENCY MATRIX 



ITE LUC

To Single 

Family 

(Units)

To Multi 

Family 

(Units)

To Town

House

(Units)

To Elderly

Housing 

Detached

(Units)

To Elderly

Housing 

Attached

(Units)

To Office 

(1,000 s.f.)

To Retail 

(1,000 s.f.)

To Medical 

Office 

(1,000 s.f.)

To 

Hospital 

(1 bed)

To Golf 

Course 

(1 hole)

To Hotel       

(1 occupied 

room)

To 

Jr/Communi

ty College

(1 FTE 

student)

To 

University/  

College   (1 

student)

To General 

Light 

Industrial       

(1000 s.f.)

To 

Attractions & 

Recreation 

Facility      

(1000 s.f.)

To Movie 

Theater          

(1 screen) 

210 From Single Family - Detached - 1.63 1.94 3.88 9.18 0.68 0.27 0.27 0.78 0.37 1.44 8.42 6.73 1.03 0.36 0.07

220 From Multi Family units 0.61 - 1.19 2.38 5.64 0.42 0.17 0.17 0.48 0.23 0.89 5.17 4.13 0.63 0.22 0.05

230 From S.F. Attached/Townhouse units 0.51 0.84 - 2.00 4.73 0.35 0.14 0.14 0.40 0.19 0.74 4.33 3.47 0.53 0.18 0.04

251 From Elderly Housing Detached units 0.26 0.42 0.50 - 2.36 0.17 0.07 0.07 0.20 0.09 0.37 2.17 1.73 0.27 0.09 0.02

252 From Elderly Housing Attached units 0.11 0.18 0.21 0.42 - 0.07 0.03 0.03 0.08 0.04 0.16 0.92 0.73 0.11 0.04 0.01

820 From Retail (1,000's sq. ft.) 3.71 6.05 7.21 14.42 34.09 2.52 - 1.01 2.88 1.37 5.36 31.25 25.00 3.83 1.33 0.27

720 From Medical Office (1,000's sq. ft.) 3.68 6.00 7.15 14.31 33.82 2.50 0.99 - 2.86 1.36 5.31 31.00 24.80 3.80 1.32 0.27

430 From Golf Course (1 hole) 2.71 4.42 5.27 10.54 24.91 1.84 0.73 0.74 2.11 - 3.91 22.83 18.27 2.80 0.97 0.20

610 From Hospital (1 bed) - - - - - 0.87 - 0.35 - - 1.86 10.83 8.67 1.33 - 0.10

310 From Hotel ( 1 occupied room) 0.69 1.13 1.35 2.69 6.36 0.47 0.19 0.19 0.54 0.26 - 5.83 4.67 0.71 0.25 0.05

540 From Jr/Community College (1 FTE student) - - - - - 0.08 - 0.03 0.09 - 0.17 - - 0.12 0.04 0.01

710 From Office (1,000 sq. ft.) - - - - - - - 0.40 - - - - - 1.52 - 0.11

110 From General Light Industrial (1,000's sq. ft.) - - - - - 0.66 - 0.26 0.75 - 1.40 8.17 6.53 - 0.35 0.07

n/a Attractions & Recreation Facility (1,000 sq.ft.) 2.79 4.55 5.42 10.85 25.64 1.89 0.75 0.76 2.17 1.03 4.03 23.50 18.80 2.88 - 0.21

550 From University (1 Student) 0.15 0.24 0.29 0.58 1.36 0.10 0.04 0.04 0.12 0.05 0.21 1.25 - 0.15 0.05 0.01

445 From Movie Theater (1 screen) 13.50 22.00 26.23 52.46 124.00 9.15 3.64 3.67 10.49 4.98 19.49 113.67 90.93 13.92 4.84 -

Note:   1. Office may be exchanged for medical office and light industrial uses subject to the requirements of the Dev. Order.

2. Hospital beds may be exchanged for office, medical office and light industrial uses subject to the requirements of the Dev. Order.

4. Trip rate of 2.82 was used for the proposed Attraction & Recreation Facility, which was based on the weighted average of the PM peak hour trip rates for Ice Skating Rink (ITE LUC 465) and Shopping Center (ITE LUC 820).

Hour Trip 

Generation 

Land Use Proposed Min. Dev. Max. Dev.
(1)

1.01

0.52

Residential 10,473 9,425 16,000 0.62

Office and Medical Office (msf) 1.26  2.6 1.13 2.60 0.26

Retail (msf) 2.72 2.45 3.50 0.11

Hospital (beds) 371 600 300 600 1.49

Hotel rooms 480  600 432 600 3.75

Attractions and Recreation Facilities (ARF)
(2) 

(sf) 300,000 270,000 330,000 3.72

Community College (f.t.e. students) 707  4,000 636 4,000 1.3

Golf Course (holes) 18 0 36 2.74

Light Industrial (sf) 1,000,000 0 1,000,000 0.7

University 0 1,700 0.12

Movie Theater (screen) 0 24 screens 0.15

0.98

13.64

2.82

EXHIBIT F

Single Family Detached (unit)

Multifamily (unit)

3. The land use trade-offs may occur pursuant to the thresholds defined within the Development Order and the table below.

Land Use

Single Family Attached/Townhouse (unit)

WIREGRASS DRI LAND USE EQUIVALENCY MATRIX

(Revised 12/11/13)

Hotel (room)

Medical Office (1,000s.f.)

Hospital (bed)

Elderly Detached (unit)

Elderly Attached (unit)

Office (1,000s.f.)

Retail (1,000s.f.)

Golf Course (hole)

(2)
 Attraction and Recreation Facilities shall not a exceed a 6,000 seats facility and 24 movie theater screens.

Community College (FTE student)

University/College (student)

(1)
 Maximum thresholds shown above shall be the maximum allowed pursuant to Subarea Policy FLU 7.1.8, 

Wiregrass Ranch Subarea Policies, in the Comprehensive Plan.

Light Indusrial (1,000 s.f.)

Attraction and Recreation Facility

Movie Theater (screen)

H:\PLANNING\projects\4463\016\000\DO\Exhibit F LUEM\Exhibit F LUEM 12-11-13 SU.xls



EXHIBIT G 
 

WIREGRASS RANCH DRI NO. 260 
 

MAP H – MASTER PLAN 



PROPOSED MIXED USE

PROPOSED RESIDENTIAL

PROPOSED OFFICE/RESEARCH PARK

PROPOSED COMMERCIAL

PROPOSED CIVIC USE

PROPERTY LIMITS

LEGEND

PROPOSED RIGHT OF WAY

ESTIMATED WETLAND

WILDLIFE CROSSING
PROPOSED GOLF COURSE

MAP H
MASTER DEVELOPMENT PLAN 11-11-04

REVISED 5/16/2013

SEE MAP H-3 (EXHIBIT E) FOR PROPOSED LAND USE BY PARCEL AND PHASE

SCALE:

3778-001-000

JOB NO.

DATE:

4921 MEMORIAL HIGHWAY
ONE MEMORIAL CENTER, SUITE 300
TAMPA, FLORIDA 33634
ENGINEERING LICENSE #00002610

813 880 8881
813 880 8882
king@kingengineering.com

PHONE
FAX
E-MAIL

PASCO COUNTY, FLORIDA
N.T.S.
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EXHIBIT H 
 

WIREGRASS RANCH DRI NO. 260 
 

PROPORTIONATE SHARE CALCULATION 















EXHIBIT I 
 

WIREGRASS RANCH DRI NO. 260 
 

WIREGRASS RANCH TRANSPORTATION MITIGATION TABLE 





Item Description Improvement
Cost/Mile         

(D7 June 2012) Reference Link Length (feet) Link Length (mile)

Total Project Cost 
Source: District 7 
June 2012 Cost

Percentage 
Proportionate 
Share Credit

Total 
Proportionate 
Share Credit       

(D7 June 2012)

1 SR 56/ SR 581 (FDOT ultimate intersection) n/a n/a
Proportionate 
Share Tables n/a n/a $2,337,528 100% $2,337,528

2 SR 56 - from SR 581 to Wiregrass Ranch Blvd. 2 lanes to 6 lanes n/a
Proportionate 
Share Tables 8,501 1.61 $15,609,375 100% $15,609,375

3
SR 56 - from Wiregrass Ranch Blvd. to Meadow 
Pointe Blvd. 2 lanes to 4 lanes n/a

Proportionate 
Share Tables 8,976 1.70 $10,095,662 100% $10,095,662

4 Mansfield Blvd. - from SR 56 to School Entrance New 4 lanes $7,331,004 VII 3,035 0.57 $4,213,939 50% $2,106,969

5 1581 Bypass/Loop Road New 4 lanes $11,877,250 I 8,976 1.70 $20,191,325 100% $20,191,325

6 2SR 54 ROW Acquisition Fund n/a n/a n/a n/a n/a $5,000,000 100% $5,000,000

7 Park & Ride Facility n/a n/a Meeting 07/12/07 n/a n/a TBD 100% TBD

$57,447,829 $55,340,859

Note:

Source:
Table 1A- Obtained from District 7 Transportation Cost Estimates (June 2012)

Construction Cost 
Per Mile

Design & CEI Cost 
Per Mile

Total  Cost Per 
Mile

I 6 Lane Roadway $11,186,843 $3,356,053 $14,542,896
II 4 Lane Roadway $9,136,346 $2,740,904 $11,877,250
III 2 Lane Roadway $6,472,344 $1,941,703 $8,414,047
VI Add Lanes(2 to 4) $7,088,925 $2,126,678 $9,215,603
V Add Lanes(4 to 6) $7,833,837 $2,350,151 $10,183,988

Table 1B- County Methodology for Cost Calculations

FDOT Subtotal 
Construction Cost 

Per Mile 

Pasco County 
Construction Cost 

Per Mile
Design & CEI Cost 

Per Mile Scope Contingency Total  Cost Per Mile

VI 6 Lane Roadway $8,949,474 $7,607,053 $608,564 $760,705 $8,976,322
VII 4 Lane Roadway $7,309,077 $6,212,715 $497,017 $621,272 $7,331,004
VIII 2 Lane Roadway $5,177,876 $4,401,195 $352,096 $440,119 $5,193,410
IX Add Lanes(2 to 4) $5,671,140 $4,820,469 $385,638 $482,047 $5,688,153
X Add Lanes(4 to 6) $6,267,070 $5,327,010 $426,161 $532,701 $6,285,871

Calculation:
1.Subtotal construction cost per mile was taken from District 7 June 2012 costs.
2. Total construction cost per mile is 85% of  FDOT District 7 June 2012 costs.
3. Design and CEI is 8% of the Pasco County construction costs. EXHIBIT "I" - Page 2 of 10
4. Contingency cost is 10% of the Pasco County construction cost.

Ref.

Urban Road

District 7 June 2012 Costs

Total 

Ref.

Urban Road

District 7 June 2012 Costs

1)1  Realignment length was taken from County's Mitigation  Proposal 06/13/07
2) 2 To Be paid on a "per trip" basis from the inception of Phase 1 development.
3) Concept plan costs were reduced by 48.24%, consistent with the cost reduction of the Wiregrass DRI improvements on the FDOT D7 costs from October 2006 to June 2012.

TABLE 1 
PROPOSED MITIGATION FOR WIREGRASS DRI - PHASE 1

Date 1/18/13

King Engg.
1/21/201311:39 AM H:\PLANNING\projects\4463\009\000\Exhibits\Exhibit I\revised 1-18-13\Exhibit I Page 2 1-18-13.xls



Exhibit I   Page 3 
  

Exhibit I (Continued from Pages 1 & 2)  
 

Wiregrass DRI Transportation Mitigation Terms and Conditions: 
 

1. The Master Developer and the County have agreed on the specific pipeline projects 
required for Phase 1 as identified on Page 1 of this Exhibit I.  Each and every one of the pipeline 
projects listed on Page 1 of this Exhibit I consists of one or more mobility improvements that will 
benefit a regionally significant transportation facility.   For purposes of proportionate share 
credits, the cost estimates on Page 1 of Exhibit I shall be used for all the pipeline projects, 
except for the Park and Ride Facility, Pipeline Project 7, for which a conceptual cost estimate is 
not available, in which case the cost estimate is “To Be Determined”, or “TBD”, by agreement 
between the County and the Master Developer. The total cost for Pipeline Projects 1-6 exceed 
and fully satisfy the proportionate share contribution for Wiregrass Ranch DRI without regard for 
Pipeline Project 7 for which a cost has yet “To Be Determined”. To the extent the total costs of 
all pipeline projects for Wiregrass Ranch DRI, as set forth on Page 1 of this Exhibit I and the 
DA, exceed the proportionate share contribution for the Wiregrass Ranch DRI, and to the extent 
that proportionate share continues to be a requirement of the Wiregrass Ranch DRI, then such 
credit excess  shall be applied to the proportionate share contribution calculated or required for 
future additional entitlements not currently included in Phase I, at the time the proportionate 
share contribution for such future entitlements is calculated. 
 
2. As reflected in the tables set forth on page 1 of this Exhibit I, Wiregrass DRI shall receive 
proportionate share credit for the pipeline projects to the extent, and as set forth, on Page 1 of 
this Exhibit I.  All such proportionate share credits shall be provided at the same cost as set 
forth in this Exhibit I (except for the Pipeline Project 7 for which cost estimates are “TBD” as set 
forth in Note 1, above), regardless of the actual cost of construction for such pipeline project.  
Such cost estimates shall not be binding on the County for purposes of mobility fee credits, 
which shall be determined based on actual construction costs, and in accordance with the 
requirements of the DA. 
 
  
 
3. The deadlines for provision of a letter of credit, bond, or other form of financial 
assurance acceptable to the County for each pipeline project are set forth in the tables 
contained on Page 1 of this Exhibit I. Similarly, the deadline for each construction 
commencement date is set forth in these tables. All construction completion deadlines shall be 
two (2) years  after the commencement of construction, unless extended in the DA or otherwise 
agreed to in writing by the County (based upon particular circumstances related to such 
pipeline). For purposes of these deadlines, construction “commencement” shall be defined as 
the date that a bid package is submitted to the County for the applicable pipeline project in 
accordance with the requirements of the DA, and construction “completion” shall be defined as 
the date that applicable pipeline project is open to the traveling public and the required 
maintenance guarantee has been provided.   
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4. The cost basis for the proportionate share obligation for each pipeline improvement and 
proportionate share credits is set forth on page 1 of this Exhibit I. With respect to FDOT 
projects, the June 2012 cost estimates published by FDOT District 7 have been utilized, as 
required by FDOT.  The remaining Phase 1 pipeline projects that require construction (the 581 
Bypass/Loop and Park & Ride Facility) shall be constructed by the Master Developer, or its 
designee, regardless of actual cost.  In the event the FDOT published cost figures utilized 
herein for the current DRI proportionate share calculations are decreased subsequent to 
adoption of this DO, and to the extent proportionate share remains a requirement of the 
Wiregrass Ranch DRI, then the Applicant/Owner shall have the right to recalculate the required 
proportionate share amount for Phase 1 based upon such adjusted FDOT cost figures. Any 
required adjustment shall be substituted as Exhibits H and I to this DO, after approval thereof by 
the County, and required adjustments shall be reflected by appropriate amendment(s) to any 
related DA for Wiregrass Ranch DRI.   
 
 
5. To the extent that the Proportionate Share remains a requirement of the Wiregrass 
Ranch DRI and it exceeds the transportation mitigation measures set forth in Exhibit I and the 
DA, the Project shall receive proportionate share credit for Exempt Uses.  Pasco County shall 
address and be responsible for the proportionate share credit amount for compliant Exempt Use  
(as defined in the DO) entitlements and uses and entitlements identified in Section 4.a(5) of the 
DO through the application of mobility fees or other revenue sources toward one or more of the 
improvements listed in Exhibit H (the Proportionate Share Calculation Table) or toward alternate 
road or mobility improvements that benefit the improvements in Exhibit H.  Furthermore, to the 
extent that the proportionate share remains a requirement of the Wiregrass Ranch DRI, and to 
the extent that the costs of the transportation mitigation measures set forth in Exhibit I and the 
DA continue to exceed the proportionate share, the Master Developer may add to this DRI new 
Exempt Use entitlements without additional DRI and County transportation mitigation.   

 
6. Mobility fee credits will be provided (and may be assigned) in accordance with the DO 
and the DA and the County’s mobility fee regulations.  Without limiting the foregoing sentence, 
and for additional clarification, with respect to the Western Portion of Chancey Road from SR 
581 to Wiregrass Ranch Boulevard referenced in Exhibit S of the DA, the County has agreed 
that, notwithstanding the elimination of the Western Portion of Chancey Road as a Pipeline 
Project, the mobility fee credits shall be awarded subject to the terms and conditions of the DA 
and the separate future DA for the Western Portion of Chancey Road. 
 
 
7. The alignment for the 581 Bypass/Loop Road through Wiregrass DRI shall be mutually 
agreed by the Applicant/Owner and the County.  The County agrees that impacts to wetlands 
shall be avoided where practical, provided that  County road design requirements can be met, 
and provided that the alignment is flexible to allow Wiregrass DRI to maximize the feasibility and 
marketability of frontage parcels along the 581 Bypass/Loop Road (due to the increased 
quantity of donated right-of-way acreage that is required for such re-alignment). The County 
also agrees to support the request for signalization at the Wiregrass Ranch Blvd. and the 581 
Bypass/Loop Road intersections at SR 54, subject to the FDOT design approval and permitting 
process for such signalization.  No frontage road system will be required within Wiregrass DRI 
for the 581 Bypass/Loop Road, due to the increased quantity of donated right-of-way that is 
required for such pipeline project, provided however, that appropriate interconnects will be 
required between adjacent parcels in accordance with LDC. 
 
8. The Phase 1 SR 54 Right-of-Way fund contribution (Curley Road to Morris Bridge Road) 
shall be made on a per-trip basis, at the rate of $576.57 per trip ($5,000,000/8,672  peak hour 
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trips in the original Phase I analysis), payable at the same time as mobility fees through the 
permitting of Phase 1 entitlements until the total $5,000,000 is paid to the County, but in any 
event prior to March 1, 2026.  Once the total aggregate contribution of all the SR 54 Right-of-
Way fund being paid to the County equals $5,000,000, no additional SR 54 Right-of-Way 
payments shall be required for any remaining Phase 1 entitlements.   No bond or other form of 
financial assurance is required for this mitigation item. The payment of the Phase 1 SR 54 
Right-of-Way fund is in addition to any transportation impact or mobility fees that may be 
required. Payment of the SR 54 Right of Way Fund shall be fully creditable to the Master 
Developer toward mobility fees in accordance with the DO and the DA. 
 
 
9. The Park & Ride Facility (Pipeline Project 7)  may be located by the Master Developer  
within Parcel O2.  Unless the Master Developer and the County agree otherwise, the facility 
shall consist of 150 parking spaces to be designed, permitted and constructed by Master 
Developer, or its designee.  Fee simple ownership and use of the land containing the facility 
may remain titled in owner or its designee, and a permanent, non-exclusive easement 
agreement for use of the 150 park-and-ride spaces (or other amount agreed to by the Master 
Developer), in favor of the County or its designated agency, shall suffice for dedication or 
provision of said facility as the required mitigation pipeline contemplated herein.  The Park and 
Ride Facility shall also be made available to the Hillsborough Regional Transit Authority 
(HARTline).  The required easement agreement for Pipeline Project 7 shall be provided no later 
than December 31, 2013 by Master Developer or its designee.  
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WIREGRASS RANCH DRI NO. 260 
 

SITE ACCESS/INTERSECTIONS 







EXHIBIT K 
 

WIREGRASS RANCH DRI NO. 260 
 

WETLANDS CATEGORIZATION MAP 





EXHIBIT L 
 

WIREGRASS RANCH DRI NO. 260 
 

CONSERVATION CORRIDOR 





EXHIBIT M 
 

WIREGRASS RANCH DRI NO. 260 
 

SETTLEMENT AGREEMENT WITH PASCO COUNTY 
AND FLORIDA DEPARTMENT OF TRANSPORTATION 

DATED DECEMBER 22, 2006* 
 

*INCORPORATED BY REFERENCE  



EXHIBIT N 
 

WIREGRASS RANCH DRI NO. 260 
 

AGREEMENT WITH SCHOOL BOARD 
 
 
 









































EXHIBIT O 
 

WIREGRASS RANCH DRI NO. 260 
 

AGREEMENT WITH FLORIDA DEPARTMENT OF COMMUNITY AFFAIRS 
DATED OCTOBER 8, 2004* 

 
*INCORPORATED BY REFERENCE AND ON FILE WITH THE PLANNING AND 
DEVELOPMENT DEPARTMENT 



EXHIBIT P 
 

WIREGRASS RANCH DRI NO. 260 
 

ENVIRONMENTAL MANAGEMENT PLAN* 
 

*INCORPORATED BY REFERENCE AND ON FILE WITH THE PLANNING AND 
GROWTH MANAGEMENT DEPARTMENT 



EXHIBIT Q 
 

WIREGRASS RANCH DRI NO. 260 
 

ASSIGNMENT OF ENTITLEMENTS 
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