RESOLUTION NO. 2022- l i D

A RESOLUTION BY THE BOARD OF COUNTY COMMISSIONERS
OF. ST. ' JOHNS- COUNTY, 'FLORIDA, AN AMENDED AND
RESTATED DEVELOPMENT ORDER FOR WORLD COMMERCE
CENTER, A DEVELOPMENT OF REGIONAL IMPACT UNDER
CHAPTER 380, FLORIDA STATUTES; - =~ AUTHORIZING
DEVELOPMENT - . OF APPROXIMATELY 974 ACRES. IN
'NORTHWEST ST. JOHNS COUNTY; ESTABLISHING MITIGATION
REQUIREMENTS FOR REGIONAL IMPACTS INCLUDING
MITIGATION FOR TRANSPORTATION AND ENVIRONMENTAL
IMPACTS; AMENDING DEVELOPMENT PHASING AND
BUILD ouT DATES ESTABLISHING AN EFFECTIVE DATE

LET IT BE KNOWN that, pursuant-to Section 380.06, Florida Statutes, the St. Johns
County Boérd:of County Commissioners has heard at a public hearing held on April 5, 2022, an .

- application for a modification to the World Commerce Center Development of Regional Impact

. if
N
\

(the “DRI Modlﬁcatlon Appllcatlon”), and
RECITALS

WHEREAS, the Board of Ceunty Commissioners of St. JottnsCount):/ has cqneitiered the |
recommendations of the St. Johns County staff and the docurments and comments upon the
record mad'e before the St. Johr_;s County Board of County Commissioners; and

WHEREAS, thefWorld- Com‘merce Center Developmeént of Regional Imbact (tlte. “DRI” -
and “World Commerce Cetlter‘ DRI”) is an existing mixed-use dev’eloprhent on ‘ép'proxima'te'ly
974 acres, as-descrit)ed in Exhibit 1 attached hereto and incorporated herein by. this reference -
" (the “DRI Property”); and

WHEREAS, World Commerce Center, LLP, a Flonda limited llabl.llty partnership, as
owner of the DRI Property (the “Owner”), and Steinemann Development Company - Florida,
Inc., a Florida corporatlon (the “Appllcant” or “Developer”) filed the DRI Modification -

Application to modl-fy certain conditions set forth in the World Commerce Center DRI

!



o)

Development Order, which was originally approved by St. Johns County as Resolution No.
2002-267 and has subseq_uently been amended by Resolution Nos. 2004153, 2005-292, 2006- |
446, 2008-255, 2012-157 aﬁd 2014-325 (col_lectively,-'the “Deveiopment Order”); aﬁd
WHEREAS, the authorized agent for the Applicant is Rogers Towers, P.A., whose
address is. 100 Whetstone Place, Suite 200, St. Augustine, Florida 32086; and
WHEREAS, thé Applicant has duly providéd complete copies of the DRI Modification
' Application to St. Johns County; and
WHEREAS, the St: Johns County Board of County Comﬁiésioners has duly noficed and -
on April 5, 2022 held a public hearing on the DRI Modification Application as required i:)y
Section 380.06, Florida Statutes, and afforded the public and all affected parties an opportunity
to be heard and to present evidence; and
WHEREAS, the Developer is seeking to provide opportunities for employment and a
high quality of life for residents and to protect the beauty and benefit of the natural
. characteristics of the property for future generations; and
WHEREAS, the DRI Modification Application does not require an amendment to the
Count_y"s Comprehensive Plan.
NOW, THEREFORE, BE IT RESOLVED by the Board of County Commissioners of St.
Johns County, Florida in public hearing duly constituted and aésembled, that the DRI
Modification Application for the World Commerce Center DRI is hereby approved, s-ul‘aject to
the following terms and conditions: !
FINDINGS OF FACT AND CQNCLUS!Q&S‘ OF LAW
1. . The World Commerce Center DRI is not in an area designated as an Area of Cfitical

State Concern pursuant to the provisions of Section 380.05, Florida Statutes.
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2. The World Commerce Center DRI, as amended, “is consistent with the State

Comprehensive Plan.

3. The World Commerce Center DRI, as amended, is consistent with the Strategic Regional

Policy Plan adopted by the Northeast Florida Regional Council.

4, The World Commerce Center DRI, as amended, is consistent with the St. Johns County
Comprehensive Plan, including.a mixture of uses \gvhich com‘plies‘ with the requirements

of the Mixed Use District future land use catego_ry.

5. The World Commerce Center DRI, as amended, is consistent with the St. Johns County

'Land Development Code.

6. The World Commerce Center DRI, as amended, has. been determined to be a non-

substantial change pursuant to Section 380.06, Florida Statutes.

7. The World Commgrce Center DRI includes a substantial ahd regionally s‘igniﬁcant
commitment to preserve up to 197 acres of wetlands. This commitment provides
reasonable assurance that the project complies with-the County’s objectives to create
buffers adjacent to wetlands to protect wetlands and uplat‘1d‘ buffers. and their associated
ecological functions and values, including protection of water quality, protection against |

turbidity and provisions for adjacent upland habitat for wetland dependent wildlife.

GENERAL CONDITIONS
“1. . Application for Development Approval. The DRI, as- amendéd, shall be developed in
accordance with the information, plans and commitments contained in (1) the World

Commerce Center DRI Application for Development Apprdval dated May 2002; (2) the

3
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.
ADA Sufficiency Response dated July 15, 2002; (3) St. Johns County Resolution Nos.

2002-267, 2004-153, 2005-262, 2006-446, 2008-255, 2012-157 and 2014-325, as
amended by tﬂis Resolution No., 2022- (colll‘ectivgly, the “De’yeiopment Order”);_énd
| (4) the World Commerce .Ceﬁter Master Plan, Map H, dated June 3, 2021 -attached hereto
as Exhibit 2, all of whi.ch are incorporated hereix; by reference except to the extent_o'f any
conflict with tile»expréss terms of the conditions of the World Commerce Center DR[--
: Dévelopment Order, in which eQént.; the terms and conditions of this-Amended. ‘and

Restated Development Order shall govern.

2. Land Use Totals; The DRI may be-developed with the following improvements within St.
Johns County: 2,171 ,488’ sqliat;e feet of 'o_fﬁce uses; 1‘,'26"1 ,000 square feet of retail/service
uses; 453,900 éqﬁare feet of lightJ industrial uses; 950 hotel rooms; and 1,156 residential

dwelling ,uﬁits. - -

3.  Phasing, éui‘ld-out and Expiration of DRI. The DRI shall be developed ‘in three (3)
- Phases; as descr'ibed in Land Use Phasing Tables attached hereto-as Exhibit 3 and- -

| incérpbrated herein by this re_férence. Eacil Phase :_sﬁall last five kS_) years, plu's.‘all
statutory extensi(;hs granted by Florida“ law and ‘gubernatorial emergency declarations

made pp;sua'r_l-t to Section 252.363, Florida Statutes, 6r unless the Develbper elects to 7
accelerate the beginning‘ date of a subsequent phase or phases, provided" that all -
r"nitigation requiljements ‘foF the ﬁarticular phase to be'ﬁccgl‘grate‘d are met. The end date

of a phase -wou,l‘d not be 'affected by an-acceleration of the beginning date. Unused

' dévelopment rights fro'ﬁl a paﬁicular phase carry over intél subséqu'ept phases uqti_l bdild- :

out. Physical development of the DRI commenced in 2002. The prdj ected build-out date

* for all developmenf is July 11, 2038. The DRI termination and DRI Development Order
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expiration dates are established as July 11, 2042. Any extensions of the DRI build-out,

termination or expiration dates shall be governed by the provisions of Sections 252.363

and 380.06, Florida Statutes.

4. Land Use Conversion. The Developer may increase certain land uses and simultaneously

decrease other land uses without filing a DRI modification application or other

modification of this Development Order, provided that:such changes are consistent with

the Conversion Tables attached hereto as Exhibit 4 and incorporated herein by this -

reference.

(a)

(b)

JAX_A482006_5

At the time of election of a land use conversion under the Conversion Table, the
peveloper shall notify St. Johns County, the St. Johns County School District, the
Department of Economic Opportunity (“DEO”) and the Northeast Florida
Regional Council (“NEFRC”) of the election at least thirty (30) days before
implementation and shall provide the DEO, the County and the NEFRC. with
cumulative land use totals and remaining allowable quantities in the monitoring

report.

Any land use conversion that will result in more than 1,156 residential dwelling

_units must demonstrate at the time of election-that the conversion received,

acceptance from (i) thevSt. Johns County Parks and Recreation Department of
mitigation necessary to maintain the recreation Level of Service Standard set forth
in the Comprehensive Plan; and (ii) the St. Johns Counity.School District, based
on St. Johns County School District Proportionate Share Mitigation or other

mitigation formula, including regional mitigation analysis applicable to the DRI,



effective when the St. Johns County School District receives notice of the
' Developer’s exercise of conversion. Otherwise, S0 long as the conversion is
consistent with tlhe criteria contained in Exhibit 4 and no change is made to the
Master Plan, Map H, no additional DRI approvals shall be required for the
conversion. In the event the Developer elects to increase the total number of
residential units above 1,156, any required rc’*;creation and school mitigation shall
be approved prior to any single-family dwelling units being platted or multi-
family receiving building permit for any units obtained through land use

conversion. ‘

5. Effective Date. This Resolution and Amended and Restated Development Order shall

take affect upon transmittal to DEO, NEFRPC and Developer in accordance with

Sections 380.07, Florida Statutes.

-6, Monitoring Official. The Director of the St. Johns County Growth Management

Department or his/her designee shall be the local official responsible for monitoring the

development for compliance by the Developer with this Development Order.

7. Downzoning Protection. In accordance with Section 380.06, Florida Statutes, the World

Commerce Center.DRI, as approved in this Development Ofder, shall not be subject to
downzoning, unit density reduction, or intensity reduction before July 11, 2042, unless
the Developer consents to such change or that the Develo;.)ment Order was based on
substantially inaccurate information provided by the Applicant, or that the change is
clearly established by St. Johns County to be essential to the public health, safety and

welfare.
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El.ection5Reglarding Environmental Rules. Pursuant to:Section 380.06, Florida Stat_ﬁtes
(2002), the Developer has elected to be bound by the rules adopted pursuant to Chaptei—s
373 and 403 in effect as of the date of this Development Order. Such rules shall be
applicable to all applications for permits pursuant to those Chapters which are necessary
for and consistent with the development éuthorized in this Development Order, except

that a later adopted rule shall be applicable to an application if:

(a) the later.adopted rule is determined by the rule adopting agency to be essential to

the public health., safety, or welfare; or

(b)  the later adopted rule is adopted pursuant to Section 403.061(27), Florida

Statutes; or

(6) the later adopted rule is being adopted pursuant to a subsequently enacted

statutorily mandated program; or

(d)  the lateradopted rule is mandated in order for the state to maintain delegation of a

federal program; or

(e) the later adopted rule is required by state or federal law.

thhing in this paragraph shall be construed to alter or ;:hénge any permitting agency’s authority -

to apprové bermits or to determine applicable criteria for longer periods of time.

9.

Level of Service Standards., The Developer-shéll be requiréd to méet the adoptcd level 6f |

service standards in the 2025 St. Johns County Comprehensive Plan and the requirements

of the County’s concurrency management system unless such requirements conflict with

- the ability to offset traffic impacts by paying the proportionate share as permitted by .

7
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Section 163.3180(12), F.lorida Statutes (2001), if authorized in a comp(ehensive plan
amendment by St. Johns County. If the provisions of Section 163.3180(12), florida |
Statutes, are authorized by the Board of County Commissioners in a comprehensive plan
amendment, the provisions of Section 163.3180(:152), Florida Statutes, shall _be deeme_d to
meet the provisions of the county’s concurrency management system (Land'Development
Code Atrticle 11). This DRI is deemed to be a Multi Use._DRI meeting the st-atutory

provisions of Section 163.3180(12), Florida Statutes.(2001).

10.  Biennial Rego'rt_ing.‘: A biennial moﬁitoring report for the Wo;ldi Commerce Center DRI
shall be prepared by the Applicant in acc;ordance with Section 380.06, Florida’ Statutes, -
and shall be submitted to the NEFRC, DEO and the St. Johns County Growth
Management Department (“SJICGMD”) no later than January 1 of every other year until
build-out, commencing January 1, 2004 (.the-“MOni'toring-Report”). The m'onito(ring

reports’ siall be submitted consistent with the reporting ‘req'uiremeﬁts adopted in Section

380.06, Florida Statutes, or as amended. The Monitorihg Report shall in¢lude:

(@  Traffic reports, which sﬁa]l be submitted to the Florida Department of
'I:ransportation (“FDOT”) District Urban Ofﬁ(;g in]J ac_:ksop'v‘illé, as well as to the
Nortfl Florida Transportation Organization, 'SJ&GMD, NEFRC and DEO. The
first traffic report shall be due concurrently with the ﬁrst Moln-itoring';Report a;ld
then bienp‘ially thereafter until project build—c;ut, unless otherwise speciﬁed by the

NEERC. The fol_lpWing information shall be included:

(i) Traffic counts, turning movements, and levels of service actual for the past
24 months and projected for the ensuing 24 months, including, traffic
/
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Roadways

(b) .

JAX_3482006 5

(i)

estimates for the following roads, including intersections. Applicant shall

distinguish between project-related traffic and total traffic volumes:

Pacetti Road

State Road 16 from the Shands Bridge to Interstate 95

Intemnational Golf Parkway from State Road 16to U.S. 1

North-South Road from County Road 210 to County Road 208
Intersections , :

Interstate 95 / International Golf Parkw.';ly

State Road 16 / International Golf lPilrkway

International Golf Parkway / World Commerce Parkway
International Golf Parkway / South Frari;:is Road

Pacetti Road / County Road 208

North-South Road / International Golf Parkway
North-South Road / State Road 16

North-South Road‘/ County Road 208

K
A description of “any new and/or improved roadways, traffic control

devices or other transportation facility improvements to be constructed or

provided by Beveloper or governmental entity to accommedate the total

existing and anticipated traffic demands.

A copy of the recorded notice of the adoption of a Development Order or the

subsequent modification of an adopted development order that was recorded by

the Developer pursuant to Section 380.06, Florida Statutes.



(c)

(d)

A statement certifying that the NEFRC (with ai)propriate filing fee), the DEO-and
St. Johns County have been sent copies of the Monitoring Report in conformance

with apblicable provisions of Section 380.06, Florida Statutes.

Results of the traffic study required under General Condition 10(a), if applicable

to the reporting year.

11.  Notice of Adoption. Notice of adoption of this Devélopment Order or any subsequent

amendment to it shall be recorded by the Owner in accordance with Sections 28.222 and

380.06, Florida S_tatutés, with the Clerk of the Circuit Court of St. Johns County. The

recording of this notice shall not constitute or provide actual or constructive notice of a

lien, cloud or encumbrance of tfle DRI Property. Any contract or agreement for sale of

those interests by the Owner for all or any part of the property subject to this

Development Order shall contain a legend substantially in the following faun clearly

printed or stamped thereon:

THE PROPERTY DESCRIBED IN THIS AGREEMENT IS PART OF THE
WORLD COMMERCE CENTER DEVELOPMENT OF REGIONAL IMPACT

. AND IS SUBJECT TO A DEVELOPMENT ORDER, NOTICE OF. WHICH IS

RECORDED IN THE PUBLIC RECORDS OF ST. -JOHNS COUNTY,
FLORIDA, WHICH IMPOSES CONDITIONS, RESTRICTIONS AND
LIMITATIONS UPON THE USE AND DEVELOPMENT OF THE SUBJECT
PROPERTY WHICH ARE BINDING UPON EACH SUCCESSOR AND
ASSIGN OF STEINEMANN DEVELOPMENT COMPANY - FLORIDA, INC.
THE DEVELOPMENT. ORDER DOES NOT CONSTITUTE A LIEN, CLOUD
OR ENCUMBRENCE OF REAL PROPERTY OR CONSTITUTE ACTUAL OR

CONSTRUCTIVE NOTICE OF SAME. A COPY OF THE DEVELOPMENT 7

ORDER MAY BE REVIEWED AT THE OFICE OF THE PLANNING

' DIVISION, ST. JOHNS COUNTY, FLORIDA, OR AT THE OFFICE OF THE

DEPARTMENT OF ECONOMIC OPPORTUNITY, TALLAHASSEE,
FLORIDA. o

12.  Applicationi For Proposed ‘.Changes. The Developer shall submit simultaneously to St.

Johns County, the NEFRC and the DEO any applications for proposed changes to the

JAX_3482006_5
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DRI and shall comply with the requirements of Section 380.06, Florida Statutes,
concemning DRI modifications. Nothing contained herein shall modify the right of review
of the DEO as to any modifications of this Development Order pursuant to Section

380,06.

I3, Status of Development Rights. The County acknowledges that the Owner and Developer
have by virtue?of this Development Order committed to ﬁake substantial commitments to
mitigate for impacts of proposed development pursuant to this DeQelopment Order. The
Owner and Developer will also make substantial investments in construction and
development of the infrastructure required under this Development Order, all in reliance
upon realization. of all development rights granted pursuant to this Development Order.
Accordingly, the rights of the Owner to develop the improvements as set forth in sections
2, 3 and 4 are intended to be rights protected by the principles of vested rights -and shall
not be subject to downzoning or unit dgnsity reduction or intensity reduction, except as
provided for in Section 7 of this Development Order. Further, future modifications to th_e
St. Johns County Land Development Code and other laws or regulations of the County
affecting develoi)ment shall apply to the development ‘;ipproved pursuant to this -
Development Order except to the extent (a) such future modifications conflict with
specific provisions, conditions ()n' commitments set forth in this Development drder and
substantially diminish the development rights granted herein, or (b) such modifications
re;quiré mitigation f"or development impacts which have been reviewed under Section
380.06, Florida Statljtes, and éddressed in this Development Order. The Owner énd
Developer do not waive any common law vested right or.equitable estoppel 'right they

now. have or may hereafter acquire in the future to complete any portion of this

JAX_3482006_3



development in accordance with the applicable state and local laws and ordinances in

effect at the time this Development Order becomes effective.

14. - Subsequent Requests for Development Permits. Subsequent requests for development

permits shall not require further review pursuant to Section 380.06, Florida Statutes,
unless it is found by the St. Johns County Board of County Commissioners, after due

notice and hearing, that one or more of the following. is present:

(a) deviation from the terms or conditions of this Development Order, or other
changes to the approved Development Plan, which create a reasonable likelihood
of adverse regional impacts or other regional impacfs which were not evaluated in

the review by the NEFRC; or

(b)  an expiration of the period of effectiveness of this Development Order as of July

11, 2042.

Upon a finding that (a) is present, the St. Johns County Board of County Commissioners
shall order compliance with Section 380:06, Florida Statutes, and development within
" World Commerce Center may continue, as approved, during the DRI review in those

portions of the development which are not affected by the proposed change,

12
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ENVIRONMENTAL RESOURCES IMPACTS

15. . Vegetation and Wildlife, Much of the project site has been and will continue to be used

for agricultural purposes. Agricultural activities within a certain parcel may occur until

the commencement of development of that parcel provided that a 25-foot upland buffer

around the preserved jurisdictional wetlands is maintained. All agricultural activities shall

comply with the requirements of Policies E.2.2.2 and E.2.2.3 of the 2025 Comprehensive

P]an; where applicélble.

(@

(b)

(c)

JAX_3482006_5

The Developer will place a new support structure (pole and platform) for the

purpose of utilization by osprey. The location and design of the new support

structure shall be reviewed for comment by the Florida Fish and wildlife

Conservation Commission (“FWC*) and St. Johns County prior to placement of
the new structure. The new structure shall be in place within one (1) year of

issuance of the Development Order for the project. [Completed]

If an eaglé nest is found or located within or adjacent- to the project site, the World
Commerce Center project will comply with the St. Johns County Land

Development Code for the protection of eagle nésts,

A minimum of three (3) wildlife crossings will be located within the project site.

The exact location and design of the wildlife cfossings will be finalized during the

‘engineerin‘g of -each project phase. The crossings may consist of additional

culverts located underneath the road crossings at varying elevations to allow for -
the movement of wildlife or caution signage indicated on the roadways andfor

reduced speed zones. Due to the existing conditions on the site, wildlife crossing

15
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utilization within the World Commerce Center is likely to be limited to

" amphibians and small reptiles. and mammals.

16. Wetlands.

(a)

(0

JAX_3482006_5

Impacts. The exact quantity and location of jurisdictional wetlands will be
surveyed and be subject to approval by-the St. ,lohné River Water Management

District (“STRWMD?) and the U.S. Army Corps of Engineers (“Corps®). Up to

" 133 acres of weiland impacts may occur within the World Commerce Center DR], -

including on-site impacts of transportation improvements to be constructed by the

4o .
Developer, provided that the necessary permits are obtained from the SIRWMD

anldk the Corps. Mitigation for these proposed wetland irﬁpacts shall be approved
by the STRWMD and the Corps as part of the overall conceptual permit for World
Commerce Center. Wetlands mitigation will include preservation and may include

restoration, enhancement, creation activities and upland buffer enhancement as

; part of the mitigation plan under the District environmental resource p‘eﬁnit and

Corps permit. No development activities, as defined in Section 380.04, Florida
Statutes, except for activities permitted by the “appropriate environmental

permitting agencies, shall be allowed in any of the wetland areas within the DRL

Prleservation.‘ Ap’proximatel:-y 197 acres of wetlands on-site-and 170 acres of off-
site wetlands in the same drainage bésin will be preser\‘fe'd pursuant to a
conser\.fation easement Agra;lted to the SJTRWMD pprsixa‘nt fo Section 704.06,_
Florida Statutes. Tl-le' on-s‘i-te wetlands. will be subjected to the .c.:ons‘ervatiqn -

easement when required by the water management district . permit. ‘The

L6



conservation easement will be placed on the off-site wetland mitigation area when
required by the SIRWMD permit. The right to hunt on the off-site ‘wetlands
mitigation property may be reserved in the conservation easement. Piezometers

and staff gauges shall be used to monitor wetland hydrology.

If site.development causes degradation to wetland quality and/or quantity beyond
that permitted, t_‘he Dev’el(_)pe‘r shall take positive actions to-correct or mitigate the
degradation. The.corrective measures sﬁall be approved by the SITRWMD and St.
Johns County. Any corrective actions or ‘mitigation  shall be accomplished
consistent with other conditions of theé Development Order and applicable.' ‘
regulafory programs. Failure to timely undertake corrective actions (within one
year ﬁOm identiﬁéaﬁon of problem) shall constitute a substantial deviation of the

Development Order.

To reduce erosion, all swales, detention slopes and drainage wéys bonstructed by
the Developer shall be vegetated, sodded or seeded. Only those areas needed for .
development will be cleared. Vegetative cover will be resfored im{ﬁediatély and
maintained after construction on all diﬂsturbéd area not- covered with an
impervious surface. Sedimentation- of wetlaﬁds sh.al'l-‘ ‘be pr‘eVented throIUgh
adherence to the erosion and sediment control plan gubmitted as part of the .

stormwater

17. Ug_land Buffers. ljevelopment of the World Commerce Center praject will not adversely .
affect hydroperiods of preserved wetlands. Upland buffers will be maintained around all,
. preserved isolated wetlands within the World Commerce Center DRI and shall be a minimum of

15 feet measured landward from the SJRWMD wetland jurisdictional line and consist of an .

: 17
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average of 25 feet. An upland buffer consistent with Section 4.01.06.B of the Land Development
Code shall be required between development areas and all contiguous wetlands preserved on site.
All contigﬁous (non~'isolated).wétlands. shall have a minimum ,ﬁpland buffer of 25 feet mEasu'red
landward from the District wetland jurisdictional line. The only exception to the buffer
requirements will be road crossings as approved by the water management district and St. Johns

County. Any upland buffer enhancement must be approved by St. Johns County.

18:  Development Stand-afdé. All development shall compiy with thé Northwest Sector Plan
requirements as set forth in Ordinance 200?-54 and made part of, the St. Johns County
Comprehensive Plan. The:site shall be designed using innovative planning techniques to create
fintemal‘ connectivity to decrease the impacts of Iautomobile traffic from one destination to

another within the World Commerce Center.
.19 Water Quality — Stormwater Pollution Prevention Plan.

(a) SWPPP_Reguirements. A Stormwater Pollution Prevention Plan (“SWPPP*)
shall be incorporated into the construction and permit documents for projects
constructed in World. Commerce Center which require a ‘general or individual
District permit. The SWPPP shall be similar to the SWPPP provided in Exhibit 5
attached hereto and incorporated. herein by this reference but may be madified to
accommodate the specific construction project and site. However, all SWPPPs
mﬁst include Paragraph 1, Pre-Consfruction Aciivitie‘s and Paragraph 3,

Maintenance/Inspection Procedures, as provided for in Exhibit 5.

(b) SWPPP'Monitoring' . In addition to the requirements on individual property -

owners/contractors outlined in the SWPPP, the Developer, Community

18
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Development District (“CDD”) or Property Qwners Association (“POA”) shall
monitor cofnpliance with the SWPPP goals. The compliance monitoring shall

consist of the following:

(i) ‘An individual will be identified to monitor compliance with ‘the SWPPP. '
Tﬁe'SJliWMD and the Florida Department of Environmental Protection
(“DEP”) 'will be notified as to the individual who is responsible for
monitoring the SWPPP within the World Commerce Center project. At a

minimum, this responsible entity will:-
L. Be trained in erosion control implementation techniques;

2. Set up and oversee implementation of SWPPP - programs

- throughout the build-out of the project;

3. Ensure that if the regulér site inspector is unable to attend pre-
construction conferences, this information is communicated to the
inspector, including site specific Bést Management Practices,

permit requirements and erosion control implementation training;

4, Meet with trained = site -superintendent 'mdnthly, upon
“commencement of site constrqct_ion; to gnguré imp{eméhtation o.f
the SWPPP and resolve problems. Frequency of site visits maybe
décreased if there is no indication of.' erosi'oh) control prol:)lems_a'nd
previous visits show a history ‘of compfiance with? the SW‘PPP;‘and,

/ ‘ ) :' S
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5. Submit a brief narrative update to DEP and the District ;]uarterly
on activities and progress or be available to meet with DEP oﬁ site
for quarterly site visits, unless DEP deems the visit unnecessary.
Upon proper identification, bEP personnel shall be granted a;:cess )

to the property.

(ii)  Attend all pre-construction conferences.
(iii)  Conduct Horﬁeowner Stormwater Training Programs,
(iv). Conduct Conﬁractor Stormwater Training Programs.
(v}  Conduct periodic inspections of construction sites. :
. : : » /
: " (vi) -Notify the District and DEP of observed potential permit violations within

24 hours and serve as agency liaison.

+

(vii) Summarize items (i) through (vi) above in the monitori_x{g repott.

. (o) Imglémentatibn. The SWPPP shall be implemented upon initiation of construction
activities. Three (3) years aﬁér the initiation of HCOnstruction, the DEP and the
District will have the opportunity to review the program. If it is foux}d‘ to be .
unsatisfactory, thé agencies will discuss alternatives, including 'program '
modiﬁcation options, with the Developer. Such alternative programs agreed to by -

DEP, t'he District, and the Developer shall not require a modification of this.

bevelo‘pment Order.

20
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(d)  Trigger Water Quality Monitoring. DEP will be allowed access to the site to

sample water quality. The following would trigger the need for some form of
water quality monitoring program that would be develpped‘ at such time that DEP
determines one of the following conditions have been met:

() The above SWPPP Development Order conditions have not been met.

(i)  DEP sampling results indicate water quality violations.

(iii) Substantidgted concermns about water. quality problems caused by the

development.

-(iV)‘ DEP has reason to suspect water quality violations associated with this
development. (Note: this ‘may include violations identified in Mill Creek

by the Saint Johns DRI Water Quality Monitoﬁng Program).

20. Water Supply.

(al) Potable Wateﬂr.‘ A central water supply system shall provide water: ﬁeeds for all
&vel‘opmeht within World Commerce Center. There shall-be no on-site water
treatment plant,s; within World Commerce Center. f)e\?elo_pment shall occur
concurrent with the provision of ad_'equaté central potable water service meeting’
‘the adopted léve] of service in the St. John.s County Comprehensive Plan.

-Su'fﬁcient capacity exists to accommoda‘t_e Phase I and II development. No
building permits 'shall be issued for Pﬂase [II of the Worl.d ‘Commerce Center until -
sufﬁéiént éapac;ity eﬁists from the pro‘ﬁiding .utiIityl to providé potable \;vat'er and

service meeting the adopted level of service in the St. Johns _Coﬁnty
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Comprehensive Plan. The. active wells will be properly plugged and abandoned in
accordance to SJRWMD rules and regulations when the area arouncll each well is
deveic;ped. Any new wells discovered during the dlevelopment process sﬁal] ‘be
reported immediately to the SJRWMD and St. Joh_ns County. Any wells

discovered prior to or during development shall be properly plugged and

abandoned in accordance to SJRWMD rules and regulations.

Reuse. Special Condition 20(b) of Resolution No. 2002-267, as amended, -

provided that, at such time reuse water was ai/ailab]e, the utility Iﬁrovider may
construct an off-site reuse transmission main extgnd-i‘ng from the utility provider’s
treatment plant to the World Commerce Center property 2,700 feet north of S.
Francis Road on S.R. I6. The Developer would be required to pay half the cost of -

installing the reuse transmission main, to a cost not to-exceed $600,000.00, which

line was to have a minimum ingemal diameter of eight (8) inches. If the size of the

reuse transmission was increased to a size largér than 8 inches, the additional
costs would be paid by the utility provider. Special .COndition 20(b) further
provided terms for the payment or bonding ‘(I)f the Developer’s costs and for a
reimburse‘n{ent pracess. The’utility. providef has since requested that Spécial'
Condition 20(b) be revised as set forth below. St. Johns County and the Developer-
mutually acknqv-vledge and agree that their respective obligations under Special
Condition 20(b) of Resolution 2002-267, as amended, hgve been satisfied or are
otherwise released, and that the obligations with respect to reuse, water are instead

as set forth below.
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Effective on Mayr 1, 2022, all new developments within World Commerce Center
that are located on parcels depicted on Exhibit 8 attached hereto (the_ “Reuse
Water Connection Plan”) shgll utilize reuse water "for irrigation (or other
acceptable‘ methods approved; by SJICUD) and shall install infrastructure as
necessary to deli_ver service; provided, however, that if SJCUD reuse lines
available to serve a certain parcel are installed to a depth grealter_ than eight (8)
feet (measured from ground surface to top of pipe) below the ground surfa‘ce

adjacent to such parcel, such parcel shall not be required to connect to SICUD

reuse lines due to exceptional expense. When reuse is required pursuant to this

Special Condition 20(b), owners of individual .parce!s_shall develop a planvfor
reuse service as. pzjrt of the design submittal process for approval by the County.
If reuse is not available to parcels identified on the Reuse Water Con;mection Plan
at the time the _pzirce]s are developed, the owners of such parcels shall be
permitted tolus‘e' alternate sources of irrigation water, in lieu of reuse, until such
time as SJCUD provides reuse water to those _parcélé;‘ provided, however, that in
no event shall sﬁph alternate sources of irrigation water include potable water.
Transmission infrastructure, as identified in the County’s Master Planning
Documents, if installed by developments located in-the DRI shall qualify for Unit

Connection Fee Refund reimbursement as defined by the Utility Ordinance (2013-

.13 or subsequent revisions thereof). In no ‘event shall reuse be required in portions

of World Commerce Center not designated for reuse on the Reuse Water
Connection Plan, except with the express agreement of the owner of the -

applicable pércél.
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Wastewatéer Management. Development shall occur concurrent with the provision -of

adequaté central sewer service meeting the adopted level -of service in the St. Johns
County Comprehehsi‘.;e Plan. Septic tanks will not be utilized for wastewater treatment or

disposal. Temporary surface tanks may be used to provide sewer service to construction

and marketing trailers until central sewer lines are installed.

Stonnwater‘\Ménagement.. The stormwater system for World Conﬁmerce Center wil} be
designed using multiple discharge points thx:j)_ughout the project iri order to minimize the
intensity arid volume of discharge from any single point, the‘reby‘reducing the potential
for flooding and _erosiqn. All drainage im;larovements will be des_igned so that the rate of
stormwater, which flows into the creeks and tributary wettand systems ié equal to or
reduced from the pre-development conditions. The normal water elevation of each

stormwater management facility will be designed and established so that the adjacent

wetland systems are not-adversely affected. It is anticipated that wet detention systcnis

will be the primary method of stormwater treatment and atténuation, Stormwater ponds
( - - .

that discharge off-site and all stormwater ponds that receive runoff from industrial land

" uses shall be equipped with oil and gx‘éase skimmers and maintained on a reguiar and.

frequent basis to ensure they function properly.

Solid Waste/Ha’zairdops Waste, The project.shall meet the level lof service standard
estab‘liéhéd in the 2025 Comprehensive Plan. Prior to the issuance of any site plan
approvals for any portion of development, the Developgr' éhall_ provide written evidence
from the,'ap[;)ropriate solid waste providc;' that adequate solid Wéste capacity is avail‘able
for that portion of the site for which site plan approvél is sought. A Hazardous Waste

Plan for the World Commerce Center will be incorporated into the Development Order.
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At a minimum this Plan shall address spill prevention, waste minimize, site maintenance,

accident response procedures, storage and disposal of hazardous waste and best

management practices (“BMPs”) for vehicle maintenance. Areas used for vehicle

maintenance, oil changing; or other activities that could result in the release of oils or

“other contaminants to ground or surface waters will be over impervious surface with

containment to minimize the risk of environmental release. Businesses within World
Commerce Center shall comply with the World Commerce Center Hazardous Waste

Plan, attached hereto as Exhibit 6 and incorporated herein by this reference, in addition

~ to any other iocal, state and federal requirements. The project shall also participate in the

St. Johns County recycling program.

TRANPORTATION RESOURCE IMPACTS

Transportation. Pursuant to Section 163.3180(12), Florida Statutes (2002), the Developer
will contribute up t(; $14,378,363 (Pipelining Amount) in cash payments, contributions,
and/or funded transportation improvements to offset the impacts of the World Commerce
Center develo_pment upon the regional transportation system, as described below. These
contributions constitute the Developer’s proportionate share which shall be deemed
sufficient to mitigate for all the transportation impacts for the development rights
approved herein. The $l4,378,363 is sufficient to pay for or construct one or more
required imp;-ovements as set forth herein which will benefit regionally significant
transportation facilities and meet pip'elin.ing requirements as set forth in Section
163.3180(12), Florida Statutes. The off-site improvements to be constructed by the
Developer or identified for funding by the Devéloper are set forth on Exhibit .7'at_tached

hereto and incorporated herein by this reference.
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Improvements to be Constructed by Developer. The Developer- shall be responsible for
all imprpvements eedfor contributions within the timeframes specified below. St Johns
County may reconstruct South Frencis Road as a t@o-lén_e roadway from S.R. 16 to the

eastern boundary of the World Commerce Center site. [Completed].In the event that the
County does not complete this improvement by the enq of Phase 1, the Developer shall
h;';we the optien to complete the improvement et its,eos-tn end receive a credit against

impact fees in accordance with applicable St. Johns County Impact Fee Ordinances.

(8  No later than March 31, 2006, the Developer shall commence constr;xction, or at
‘the Developer s option pay to St. Johns County the full cost, including the costs of
any nght of-way acquisition, if necessary, as agreed to by the County, for the
four-laning of International Golf Parkway from the western ‘entrance of World

Golf Villagé to S.R. 16.

~

' The foregoing notwithstanding, the commencement date expressed hereiﬁ does not contemplate
permitting delays that are beyond the control of the -Developer,‘includi.ng, but not limited to
aﬁprovals from the St. Johns Cl'ounty Scheol Dietriet, FDOT; Corps. and.: SIRWMD. In the event
the Developer can demonstrate to the reasonable satisfaction of the County Administrator or his
de51gnee that it has dl]lgently pursued such permlttmg, and that any such permlttmg delays are,
in fact, beyond the Developer’s control the commencement and completlon datés may. be
extended by the County without the necessity of .thel ‘Developer filing an additional DRI
modification application and for the length of time ‘that the Ceunty deems appropriatxe.r In no

event, however, shall qemmen_c_ement be extended beyond December 31, 2006. Once

commenced, construcfion. shall be completed within eighteen (18) months. [Completed]
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Developer shall designate the first entrance on South Francis Road as the Ring

" Power Entrance and such entrance will be marked by.signage directing all Ring

Power truck traffic to exit International Golf Parkway at South Francis Road.

[Completed]

At the end of Phase | and prior to any permits being issued for any development
in Phase II, the Developer of Worldl Commerce Center shall donate to St. Johns
County a‘total of 14.3 acres for the proposed North-South Corridor roadway
shown on Map H on an alignment agreed upon in writing by the Director of

Public Warks for St. Johns County prior to donation. [Completed]

Prior to donating the right-of-way for the North-South Corrider, the Developer
will.provide the St. Johns County Real Estate Division with an assessment of the
14.3 acres to be donated to the County, to be performed by an api‘iraisal company
approved by the St. Johns County Real Estate Division. After review of the
appraisal study, the St. Johns County Real Estéte Division will issue a.writ_ten,
estimate of the actual value of the 14.3 acres to the St. Johns County Grdwth
Management Services Department. The appraised val_ue has been determined to. -

be $3,712,363. Since the appraised value is more than $2,860,000 (in 2002

. dollars), the Developer will receive the difference of $852,363 in mitigation credit

which is being used to mitigate for the impacts of an additional 352,200 square
feet of retail/commercial and a simultaneous reduction of 50 hotel rooms and the

deletion of the partial improvement in 23(h) below. [Completed]
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Within ninety (90) days of request by FDOT, the Developer shall contribute to
FDOT a total of $250,000 for the purpose of funding a study of the St. Johns

River Crossing between Clay County and St. Johns County. [Completed]

Prior to the issuance of any building permit for any development in Phase 111, as
such is defined in Exhibit 3, the Developer shall be responsible for the design and
engineering, as'well as commencing construction of or paying FDOT the full cost
as agreed -,upon by FDOT for, the four—laﬁing of S.R. 16 from the North-South

4
Corridor to South Francis Road. For the purposes of this subsection, the above

improvements shall be triggered by the appiication for building permits for any of

1

the development' square footages or hotel rooms set ff'orth in Phase III, as set fbnh
in Exhibit 3, ;;nd not by the fact the DRI has ente'i'e(‘i Phase 11 by virtue of the
date. In the interim, this shall not preclude the Developer from land use
con;/er-sion of Phase [ and 11 development, according t;J Exhibit 4. For example, if
we reach the year 2032, which would signal the beginning of Phase 11l under
Exhibit 3, and Developer (or its successors or assigns) has not used its

"

development square footages, residential units. and/qi hotel rooms i'n Phases 1 and
Il and they carry forward irllto Phase 111, then ;De\./eloper may c;:)ntin‘;xento utilize
those carried forward entitlements. However, once any siﬁgle category of
development (Office, Retail/Services, Light Industrial or. Hotel) requires the use
of Phase III entitlements, the improvements herein shall b‘e triggered and the

Devéloper shall not be allowed to proceed with any .of the development square

footages or hotel rooms in Phase 111, as set forth in Exhibit 3. until Developer has
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commenced design, permitting and construction of the improvement set forth

herein or has paid FDOT the full cost for the improvement set forth herein.

Prior to the issuance of an'y building permit for any development in Phase 111, as
such is defined in Exhibit 3, the Developer shall commence the construction of
improvements to International Golf Parkway from South Francis Road to the 1-95
ramps -inc]uding the I-95 overpass. The improvements shall‘ in¢lude adding an-
eastbound auxiliary lane on International Golf Parsz;y from South Francig Road
to 1-95 northbound ramp including widening.the 1-95 overpass, The Developer
shall be _respo.nsible for any intersection improvements or traffic signal
modiﬁcati(;ns that may be needed for auiniafy lanes, when warranted, to be
constructed'at the International Golf Parkway/I-95 ramp intersections. For the
purposes of %his'subsection, the above improw-aments shall be triggered by the
application for building permits for any of the deve-lopment square footages or
hotel rO;ms set forth in Phase [1I, as set forth in Exhibit 3, and not by the fact the
DRI has entered Phase III by virtue of the date. In the interim, this shall not
preclude the li)evelober from land use conversion of Phase I and [I'development,
according to Exhibit 4, For example, if we reach the yeér 2032, which would
signal the beginning of Phase III under Exhibit 3, and Developef (or its
successors or ‘ﬁssigns) has not used its development square footages, residential
units and/or hotel rooms in Phases I and II and t_hcy carry forward into Phase III,
then Developer may continue to utilize those carried forward ‘ entitlements.

However, 6nce any single category of development (Office, Retail/Servicés, Light .

Industrial or Hotel) requires the use of Phase HI entitlements, the improvements
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herein shall be triggered and the Developer shall not be allowed to proceed w‘ifh
any of the dévelopment square footages or hotel rooms in Phase III, as set forth in
Exhibit 3, until Developer has commenced design, permitting and
construction of the improvement set forth herein or has paid FDOT the full cost

for the improvement set forth herein.

Prior to the issuance of any Building permit fo_r development in Phase III, as such .
is defined in Exhibit 3, the Developer shall be responsible for the design and-
engineering, as_vwell as commencing construction of or paying FDOT the full cost

as agreed upon by FDOT, for the four-laning of S.R. 16 from Intg,mational Golf .
Parkway to th'é North South Corﬁdor roadway. For the purposes of this

subslectioﬂ; the ‘labove improvements shall be'triggéred by ‘the applicatio;x for

building permits for any of the development square footages or hotel rooms’ set

forth in Phase III, as set forth in Exhibit 3, and not by the fact the DRI has

{entered Phi:lse 111 by virtue of the date. In.thé interim, this shall not preclude the
Developer from laﬁd use conversion of Phase I and II development, ’,according fo
Exhibit 4. F;)r example, if we reach the year 2032, which would signal the
beginning of Phase III under Exhibit 3, and ﬁeveloper (or itsv SUCCEssOIs or
assigns) has not used its devélopfnent square footages, residential units and/or
hotel rooms in Phases I and II and they car;'y forward into Phase III,'then
Developer, may continue to utilize those carried forward entitlements. However,
once any single category of developxﬁent (Office, Retail/Services, Light Industrial
or Hotel) requires the use of Phase I entitlements,Ath'e improvements herein shall

be triggered and the Developer shall not be allowed to proceed with any of the
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development square footages or hotel rooms in Phase 111, as set forth in Exhibit 3,
until Developer has commenced design, permitting and construction of the
improvement set forth herein or has paid FDOT the full cost for the improvement

-set forth herein.

@) [f any required improvement has been made by others, the Applicant shall
propose “Altemate Improveménts” within the DRI Transpoﬁation Study
Area of the project subject to review and approval of the County.
Applicant shall either (i) pay the portion of the Pipelining Amount
;—J.tti"ibutable_ to such improvement to the County on the date such |
improvement was required to. be commenced and the County shall use the
funds to make Alternate Improvements within three (3) years of such
contribution, or (ii) make the Alternate Improvements itself within ‘three
?) years. Other than the improvements to International Golf Parkway as
set forth in subparagraph (a) above, which 'sﬂéll be an obligation of
Developer irrespective of the scope of the project, in the event thé
transportation impacts of the Project are reduced from those projections

“upon which the Pipélining Amount is predicated, Developer may revise
the fequiréd Improvements by filing a Notice of Proposed Chaﬂge to the

DRI

Intefsectio_ﬁ Improvements, The Developer shall construct intersection improvements and install

signalization at International Golf Parkway and South Francis Road and at:International Golf
Parkway and the Western Entrance to the project (World Commerce Parkway) when warranted.
Developer shall receive no credit against its proportioﬁate share contribution for these project ’
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intersection improvements. Costs of mitigation shall be a credit against impact fees, fair share or
proportionate. share contributions required by St. Johns County in accordance with the applicable

‘8t. Johns County ordinance(s).

A

Tra_nsit: When fixed route or plar,a‘transit public transit service is prO\;ided to World Commerce
Center, transit passengér shelters and transit bays sl_lall- be construcfe;l where necessary to
facilitate transit service. Siting of any transit facilities éhall be approved by the transit service
provider of fixed-route or paratransit servicé for the World Comﬁlercc Center development.
Transit service and ridesharing information shall be prominently displayed in all publjc gathering

areas, in employment centers, and in commercial center areas.

Transportation Planning Organization. The Developer shall team with.other developers in this
_corridor and pafticipate in a Transportation Manager‘nent Organization (“TMO’;). Iﬁ ordel.' to
meet this condition, the Déveloper may become a member of the existing TMO (a.k.a.
“TDMA?”) for the Saint Johns DRI, which was formed pursuant to the Development Order for
the Saint Johns DRI. The purpose of the TMO is to reduce tr:afﬁc impécts by employing a.variety
of Transportation Demand Management strategies. Thf; strategies employed by the TMO' shall
include, but not be limited to, a mix of such innovative ;ilanning and implen;enting actions as_l
securing staggered work hdura-greemlents‘ among various empioyeré located within thé project
and along the corridor; promoting van poolinig and ridesharing fot employees and transit on-site
" and coordinating subh efforts with other major employeré in the corridor; participating in
transportation provision for the transportation disadvgntaged; etc. In order to support the County
',in‘ ensuring the success-of these efforts, the Developer shall pay to the County, or, if applicable,
the appropriate Transportation Planning Organization in which this‘project is located, a sum of

$68,000 at such time as a Certificate of Occupancy is issued for any portion of the Ring Power .
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development. All efforts to promote the transportation demand management strategies shall be

documented in the biennial monitoring report. [Completed]

Trafﬁe Study.__Upoh-occupati'On of 170,000 square feet of }iing Power light industriel component
of the project, the Developer shall prepare a trip generation study of the occupied portion which
shall be provided to the NEFRC, FDOT, DEO anci St. Johns County on the dt_le date of the next -
monitoring report. If the: external trip generation rate from the Ring Power site is significantly
greater (15 percent or more) than 0.601 trips/1,000 square feet, no permits for the remaining two
phases-of the .p,roject' sholl b‘e issued until a trafﬁc study has been submitted that re-examines
impacts from the project (using the higher trip generation rate) and the Development Order has
been amended through the NOthC of Proposed Change process or through substantial devxatlon
review, incorporating additional transportation conditions, if necessary, to address regionél

-

impacts not previously mitigated due to use of the lower rate. [Completcd].

Air. The following. fugitive dust control measures shall be undertaken during all construction

activities throughout build-out of the project:

(] Contractors will moisten soil or use resinous adhesives on barren areas,
which shall include, at a minimum, all roads, parking lots, and material _

~ stockpiles;

() - Contractors, will use mulch, liquid' resinous adhesives with hydro-seeding.

or sod on all Jandscape areas;

(iii)'- Contractors will remove soil and other dust-generatmg material deposrted
on paved streets by vehicular traffic, earth moving eqmpment or soil -
erosion; and
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(iv)  Contractors will utilize the best operating practices in conjunction with
any burning resulting from land clearing, which may include the use of air

curtain incinerators.

HUMAN RESOURCE IMPACTS

Affordable Housing. The ADA demonstrates that there is a surplus of housmg for the

very low income throughout build-out. To meet the 678 unit deﬁmt of housing for low
and moderate income households, the Developer, its successors and/or assigns shall make
a contribution of Ten Cents per square foot of non residential construction built within
the World Commerce Center DRI to St. Johns County or its desigﬁee which shall be used -
to provide funds to the employees working within World Commerce Center for the
purpose 'c.)f down payment assi‘sténce to be used for the pﬁrchase‘of a home for the
employee so long as Su-Ch home is located within World Commerce Center or a ten

mile/20 minute commute from the boundary of World Commierce Center. All employers

within World Commerce Center shall be given information regarding the availability of

these funds and shall be encouraged to make such information available to their

employees. Payments made to the St. Johns .County Housing Fund for all non-residential .-
building permits shall be made concurrently with all associated fees that accompany a
building permit. The Developer shall donate to St. Johns County a site Qithin the World
Commerce Center consisting of i2 contiguous developable acres within sixty (60) days

of written request of St. Johns Couﬁty. The site will be utilized by St. Johns County or its
assignees for the development of a skilled care nursing f‘acility‘for“ veterans of the United
States Military forces and any and all other uses deemed appropriate by St. Johns County

as ancillary to such principal use. Notw:thstandmg any language in any prior version of
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this Development Order to the contrary, the Developer shall have no right to repurchase

the site and the Developer retains all 1,156 residential units allocated to the DRIL

[Completed] Prior to receiving the first building permit for development of Phase III, as

such is defined in Exhibit 3, the Developer shall select one of the following four options: .

(a)

© JAX_3482006_5

Acquire and dorate to the County sufficient :larrd zoned to accommodate 156
multifamily units within a 10 mile/20.minute cOmmllte from the boundary of the
World Corirmerce Center. The site will. be utilized by the County to create -
affordable housing for very low, low and .moderate income llouseholds. The
County will sell the.land with a restriction of use for affordable housing., The
proceeds from the sale of land is expected to. generate at least $360,000 ($30,000
per acre) which shall be used to provide funds to th; employees working within
Worlcl Commerce Center for the purpose of doem payment assistance to be used;
for the purchase of a home for the employee so long as such home is located
within World Commerce Center or within al0 mile/2l) mihute eommute of the_

boundary of World Commerce Center at an average of $1, 500 per household for

approximately 240 purchasers creatmg affordable housmg opportunities for 396'

households. The Developer reserves the 0ptlon to buy the site from the County for

the. appraised value (less a reduction sufficient to provide a minirnum of 15

percent of the units for very low income households) and will develop the site as a

multi-family affordable housing project that will be deed restricted for very lovlr,

low and moderate income households. Such option must be exercised by

December 31 , 2033 or it will then expire; or
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The Developer will develop a 396-unit multi-family affordable housing project
that will be deed restricted for very low, low and moderate income households on

site or within 10'miles or a 20 minute commute from World Commerce Center; or

The Developer will develop 103 single-family units which shall be priced at the
SHIP program’s or its successor program’s eligibility limits on site or within 10

miles or a 20 .minute commute from the boundary of World Commerce Center.

The Developer will also develop 156 multi-family units as an affordablé"housing‘

project that will be deed restricted for very low, low and moderate income

households within a 10 mi]elﬁO minute commute of the boundary of World

Commerce Cénter; or

Developer shall donate to St. Johns County a site within the World Commerce
Certer consistingl of 12 contiguous developable acres and development rights for
156 residential units. The site will be utilized by the County to create affordab.le
housing for very low, low and moderate ‘income houSeholds. ‘The County will sell

the land with a restriction of use for affordable housing. The proceeds from the -

- sale of land is expected to generate at least $360,000 ($30,000 per acre) which -

shall Be used té provide funds to the employees working within World Commerce
Center for the purpose of down payment assistance to be used for the’ purchase of :
a h‘ome for thre employée so long as such home is ’located‘ wifhin World
Commél:ce Center or within a 10 mile/20 minute commute from the World

Commerce Center boundary at an average of $I,500 per household for

. approximately 240 purchasers, creating affordable housing opportunities for 396

households. The Developer reserves the option to buy the site from the County for-‘
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the appraised value (less a reduction sufficient to provide a minimum of 15
percent of the units for very low income hbuseholds) and will develop the site asa
multi-family affordable housing project that will be deed restricted for very low,
low and moderate income households. Such option must be exercised by

December 31, 2033 or it Will then expire.

For the purposes of this subsccﬁion, the above improvements shall Be triggered by the appli(;dtion
for building permits for any of the development square footages or hotel rooms:set forth in Phase
11, as set forth in Exhibit 3, and not by tl.le fact the DRI has entered Phase III by virtue of the
date. In the interim, this shall not preclude the Developer from larid use conversion of Phase 1
and II development, éccordiﬁg to Exhibit 4, For example, if we reach the year 2033, which
would signal the beginning of Phase III under Exhibit 3, and De\.)eloper (dr- its successors or
assigns) has not used its development square footages, residential units and/or hotel rooms in
Phases I and II and they carry forward into Phase 111, then Developer may continue to utilize
those carried forward entitlements. However, once any single category of development (Office,
Retail/Services, Light Industrial or Hotel) requires the use of Phase III entitlements, the
'improveﬁ]ents herein shall be triggered and the Developer shall not be allowed to proceed with
:any of the development square footages or hotel rooms in Phase II1, as set forth in Exhibit 3,
until bevelo‘per has completed the -donatio’n of land, as set forth m subsections 25(a) or (d)
_hereof, or commenced construction of the devclopmént required in eithersubsection 25(b) or 25

(c) hereof.

' 26. - Police and Fire Protection. The Developer will provide as part of the Monitoring Report a
summary of Fire and EMS impact fees paid by the development with a summary of types

and location of structures developed. The County shall use this information, annually, to
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evaluate the need-and determine the best location and timing of new facilities. Prior to the
construction of any development exceeding seventy-five (75) feet in height, one of the

following scenarios must occur;

(a). The operation of an aerial appafatus vehicle available on a 24-hour weeidy basis,

or

(b)  The Developer has contributed a fair share of the cost based upon non-residential
development square footage within the service delivery area (fire station within

five miles with apparatus).

Before commencement of each phase, the summary of Fire and EMS impact fees shall be
reviewed against the estimateci cost of Fire, EMS and Police need. If fees paid are not éufﬁcient
to address identified needs, the Developer shall pay for a fair share of the unmet cost. For fire
services, the cost will be based upon development square footage and population within the
éervice delivery area (fire station within five miles with operati‘ng‘apparatus). For police services,
the cost will be based upon development square footage within the patrol area and population at

a ratio of one (1) officer per 1,300 people.

27.  Recreation and Open Space. The Developer shall proVide 14.5 acres of parks to St. J ohns
County that may inc-:lude skateboard parks, a pool, multi-purpose ballfields, play areas, tot -
lots, playgroﬁnds, passive open space o?a' éo}nbiriatién of such elements. Conservation
areas within the residential. porﬁon of the World Commerce Center are not considered
parks. Maintenance of the recreation areas will be the responsibility of 'tﬁe Developer or

Homeowner’s Association, unless ownership is transferred to St. Johns County. In the

évent the Developer elects to increase the total number of residential units above 1,156
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28.

29. .

. pursuant to General Condition 4 of this Development Order, such land use conversion

will be dependent upon the Developer providing mitigation necessary to maintain the
recreation Level of Service Standard set forth in the Comprehensive Plan. The Developer
will obtain acceptance from-the St. Johns-County Parks and Recreation Department about

any necessary mitigation prior to.platting any residential units obtained by conversion.

V_Implact Fees. fmpact fee credits towards any present or future impact fees that may be
adopted by St. Johns County shall be allowed for any é:ontributiqn of land, money -
(including, but not limited to, “fair share contributions™) or improvements made by the

Developer or the Community Development District, as the case-may be, for public

facilities pursuant to the guidelines stipulated in Section 380.06, Florida Statutes, and St.

Johns. County Impact Fee ordinances 87-57, 87-58, 87-59 and 87-60, as they may be

-amended. The Developer proposes and the County agrees that, in the event that any

contributioqs Qf land, money (including proportionate share or fair sharg payments), or
im>provements funded or constructed with funds from a community development district
are required by then current law to give rise to impact fee credit's. to the community
development distfiét, tﬁen such ifnpact fee credit shall be established in the name of the -
community development district. The amount of such .credit shall beidetermined in

accordance with applicable law and County ordinances as established by the County.

Community Develogmfent District. The Developer has indicated that it may form one or

more Commuriity Development Districts within the DRI pursuant to Chapter 190, Florida

" Statutes, as it may be amended from time to time. Nothj_hg-in this section shall be

construed as approval or consent by the County to the establishment of the Community

Development District by the Developer pursuant to Chapter 190, Florida Statutes, and the
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County expressly maintains all rights available to it pursuant to Chapter 190, F]oricla .
Statutes, related to the proposed establishment of a Dommunity Developm_ent Distr_ict by
the Developer Any Community Development District for World Commerce Center
approved pursuant to Chapter 190, Florida Statutes, may finance, fund, plan establish,
’ acqulre, construct or reconstruct, enlarge or extend, equip, operate and maintain projects,
systems and facilities for the purposes described in Section 190.012, Florida Statutes, °
including, but not limited to, any of the indicated transportatron improvements set forth in
this Development Order .and any other project required or authonzed by this
Development Order. Construction or funding by any such Community Development -
District of la‘ll such projects within or without tlie'boundaries. ‘of the Community
| Development Districtrrequired by this Development Order or-necessary. to serve the
development approved by‘ this Development O’rdler is expresslv approved. If the
Developer is required by this Development Order to provide; pay for or otherwise cause
to be provitled, infrastructure, projects, systems or facilities set forth in Chapter '190,
Florida Statutes,. including, without limitation, those .in Section-190.012(1) and (2)
Florida Statutes, then the Community Development District independently may satisfy _
| such obligations. To the extent any such obligation un(ler-this; Development Order is met
or‘ performed lJy the Community Development District, tlien the Developer shall no ,
longer be subject to the ,ob'ligation: The Developer proposes and the (‘Iounty‘ agree_s that,
in the event that anv contributions of land, monev ’(including"‘fair sltare payments”l, or A.
improvements funded or constructed with funds froma‘Community Deve[opment District

are required by then current law to give rise to impact fee credits to the Community

.
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30.

“31.

‘32
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Development District, then such impact fee credits shall be established in the name of the

Community Development District.

- Historical and Archeological Sites. Should any -regionally significant historical and

archaeological resources be discovered in the 'c_o'urs_e of development, the Developer shall_

immediately notify the Division of Historical Resources. No disruption of the findings

shall be permitted until the investigation is complete 'and the Division of Historical

Resources has rendered a recommendation, which will be binding to the Developer.

Education. The Developer will coordinate with the St. Johns County School District on

the provision of or continuation of school facilities or activities to offset the increase in

_ student population resulting from this project. In the event the Developer elects to

increase the total number of residential units _aBov’e 1,156 pursuant -t'o'General Condition
4 of this Develop,rhent Order, such land use conversion will be dependent upon the
Developer providing rhitigati'on necessary b.;ised on St. Johns County School District
Proinortionate Shi-are Mitigation or other mitigation formula; including regional mitigation
an_al‘ysis applicable to the DRI, effective when the St. Johns'Co,unty School Dis'trict

receives notice of the Developer’s exercise of conversion. The Developer will obtain

_acceptance from the St. Johns School District about any necessary mitigation prior to

platting any residential units obtained by conversion.

MISCELLANEOQUS

f

Notices.. Any and all notices required or allowed to be given to the Developer shall be

mailed or delivered to thé following:
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-Frank C. Steinemann, Jr.

Steinemann Development Company - Florida, Inc.
13901 Sutton Park Drive South, Suite 105
Jacksonville, Florida 32224-0229

-

Severabilit_y‘. In the evéﬁt any sfipulation or any ',poriion or s.'ection of any stipulétion
contained herein shall be declared, determined td, be, or édjudged invalid, illegal or
unconstitutional by a court of competent juris‘d.iciic}n, such adjudication shall_ in no
sections of the affected stipulations, which shall remain of full force and effect as it; the
stipulation or portion or section of a stipulation so declared, dete‘m;ined to be or'adjudgéd
invalid, illegal or uﬁcons’titutional were not originally a part hereof.

Succe,ssor‘Agencies. Whenever, withinéthe terms of the stipulétiOns, reference is'made to
any di:partment, agency, board, commission, or other i'nstrument§ of the federal, state, or
municipal governments, it is understood ;ﬁat such reference shall be construed to mean
any future instrumentality which, by operation of law, may be created and designated as |
successor in interest 6r other which may be possessed of any of the powers and duties of

any referenced instrumentality in existence on the effective date of these stipulations.

Incorporation of Recitals. The Recitals are hereby incorporated by reference.
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RENDITION
Within ten th) days of the adoption of this Development Order, St. Johns County shall
render a copy of this Develobment Order “_fith all attachﬁlents, certified as compiete im;i
accurate, by certified mail, return receipt requested, to the Florida Department of Economic
Oppetjtunity, Division of Cominunity Development, Northeast F le_rida Regiqnal Council, and the

Applicant.

PASSED AND ENACTED by the Board of County Commissioners of St. Johns County, State of

Florida this 5 __th day of April, 2022.

BOARD OF COUNTY COMMISSIONERS OF
ST. JOHNY COUNTY, FLORIDA*

By: /L—»/O//’d—d,

’ Hen;/ Dean, Chair
ATTEST: Brandon J. Patty, Clerk of - APR 5 0
the Circuit Court and Comptroller R e
i S ndit _ z
By: (Rwbernw t@faék endiionDate__~ ° ™
Deputy Clerk

Adopted Regular Meeting: ,4'0;-; {8 , 2022
Effective: Peprgl 8 ,2022
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~Exhibit |
DRI Property (Legal Description)

PARCEL “A” A PART OF GOVERNMENT LOTS 1, 2, 7, 8 AND 10,
ANTONIO HUERTAS GRANT, SECTION 38, TOWNSHIP 6 SOUTH,
- RANGE 28 EAST, ST. JOHNS COUNTY, FLORIDA, LYING WESTERLY
AND SOUTHWESTERLY OF THE RIGHT-OF-WAY OF FRANCIS ROAD,
EASTERLY OF THE RIGHT-OF-WAY OF INTERNATIONAL GOLF
PARKWAY AND NORTHERLY OF THE RIGHT-OF-WAY OF STATE
ROAD NO. 16, BEING MORE PARTICULARLY DESCRIBED AS
FOLLOWS: FOR A POINT OF REFERENCE, COMMENCE AT A
CONCRETE MONUMENT LOCATED AT THE NORTHWEST CORNER OF
SAID TRACT 10, TOWNSHIP 6 SOUTH, RANGE 28 EAST; THENCE
SOUTH 72°07°40” EAST ALONG THE DIVISION LINE BETWEEN SAID
GOVERNMENT LOT 7 AND SAID: GOVERNMENT LOT 10, A DISTANCE
OF 371.01 FEET TO THE POINT OF BEGINNING, SAID POINT LYING IN
THE SOUTHWESTERLY . RIGHT-OF-WAY LINE OF INTERNATIONAL
GOLF PARKWAY (A RIGHT-OF-WAY OF VARYING WIDTH); THENCE
NORTH 50°37°11" EAST, ALONG SAID SOUTHEASTERLY RIGHT-OF-
WAY LINE, A DISTANCE OF 1,566.52 FEET TO THE SOUTHWEST
CORNER OF A COMMON BOUNDARY LINE AS ESTABLISHED BY
BOUNDARY AGREEMENT, RECORDED IN OFFICIAL RECORDS BOOK
912, PAGE 1093 OF THE PUBLIC RECORDS OF SAID COUNTY; THENCE
SOUTH 72°05'33” EAST, LEAVING SAID SOUTHEASTERLY RIGHT-OF-"
WAY LINE AND ALONG SAID AGREEMENT LINE, A DISTANCE OF
4,054.44 FEET TO A POINT IN THE DIVISION LINE BETWEEN SAID
GOVERNMENT LOT 7 AND SAID GOVERNMENT LOT 8 THENCE
NORTH 19°28’33" EAST ALONG SAID DIVISION LINE AND ALONG SAID
AGREEMENT LINE, A DISTANCE OF 4,068.34 FEET; THENCE NORTH
73°11°14” WEST, ALONG . SAID AGREEMENT LINE TO ITS
INTERSECTION WITH THE AFORESAID SOUTHEASTERLY RIGHT-OF-
WAY LINE OF INTERNATIONAL GOLF PARKWAY, A DISTANCE OF
1,699.05 FEET; THENCE NORTH 44°32'18” EAST, ALONG SAID
SOUTHEASTERLY RIGHT-OF-WAY LINE OF INTERNATIONAL GOLF
PARKWAY, A DISTANCE OF 3,911:99 FEET; THENCE LEAVING SAID
SOUTHEASTERLY RIGHT-OF-WAY LINE OF INTERNATIONAL GOLF
PARKWAY AND ALONG THE RIGHT-OF-WAY LINE OF FRANCIS ROAD
(A RIGHT-OF-WAY OF VARYING WIDTH) THE FOLLOWING ELEVEN
COURSES: COURSE'NO. 1) SOUTH 45°27°42” EAST, A DISTANCE OF
141.00 FEET; COURSE NO. 2) NORTH 44°32'18” EAST, A DISTANCE OF
668:43 FEET TO THE POINT-OF CURVE OF A CURVE, SAID CURVE
BEING CONCAVE SOUTHEASTERLY, HAVING A RADIUS OF 256.00
' FEET; COURSE NO. 3) THENCE NORTHEASTERLY ALONG THE ARC OF
SAID CURVE, AN ARC DISTANCE OF 34562 FEET, SAID ARC BEING
SUBTENDED BY A CHORD BEARING OF NORTH 83°12°53” EAST AND A
CHORD DISTANCE OF 319.96 FEET TO THE POINT OF TANGENCY OF
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- SAID CURVE; COURSE NO. 4) SOUTH 58°06°32” EAST, A DISTANCE OF
~ 885.02 FEET TO THE POINT OF CURVE OF A CURVE, SAID CURVE
BEING CONCAVE SOUTHWESTERLY, HAVING A RADIUS OF 971.92
FEET; COURSE NO. 5) THENCE SOUTHEASTERLY ALONG THE ARC OF
SAID CURVE, AN ARC DISTANCE OF 505.49 FEET, SAID ARC BEING
SUBTENDED BY A CHORD BEARING OF SOUTH 43°12°33” EAST AND A
CHORD DISTANCE OF 499.52 FEET TO THE POINT OF TANGENCY OF-
SAID CURVE; COURSE NO. 6) THENCE SOUTH 28°18°34” EAST, A
DISTANCE OF 1,695.10 FEET; COURSE NO. 7) THENCE SOUTH 27°30'35"
EAST, A DISTANCE OF 1,143.65 FEET TO THE POINT OF CURVE OF A
- CURVE, SAID CURVE BEING CONCAVE WESTERLY, HAVING A
RADIUS OF 395.74 FEET; COURSE NO. 8) THENCE SOUTHERLY ALONG
_THE ARC OF SAID €URVE, AN ARC DISTANCE OF 338.81 FEET, SAID
. ARC BEING SUBTENDED BY A .CHORD BEARING OF SOUTH 02°58°58"
EAST AND A-CHORD DISTANCE OF 328.56 FEET TO THE POINT OF
TANGENCY OF SAID CURVE; COURSE NO. 9) THENCE SOUTH 21°32°37”
WEST, A DISTANCE OF 116.43 FEET; COURSE NO. 10). SOUTH 68°27°23”
+ EAST, A DISTANCE OF 7.00 FEET; COURSE NO. I'l) SOUTH: 21932°30>
WEST, A DISTANCE OF 183.78 FEET; THENCE NORTH 68°27°32" WEST,
LEAVING THE WESTERLY RIGHT-OF-WAY LINE OF SAID FRANCIS
ROAD, A DISTANCE OF -415.83 FEET; THENCE SOUTH 21°32°40” WEST,
A DISTANCE OF 209.00 FEET; THENCE NORTH 68°27°37” WEST, A’
DISTANCE OF 370.75 FEET; THENCE SOUTH 21°33'13” WEST ALONG A
LINE TO ITS INTERSECTION WITH THE DIVISION LINE BETWEEN SAID .
GOVERNMENT LOT | AND SAID GOVERNMENT LOT 8, A DISTANCE
OF 890.55 FEET; THENCE SOUTH 73°00°55” EAST, ALONG SAID
DIVISION- LINE TO: ITS INTERSECTION WITH THE. AFORESAID
WESTERLY RIGHT-OF-WAY LINE OF FRANCIS ROAD, A DISTANCE OF
789,23 FEET; THENCE SOUTH 21°32°40” WEST ALONG-SAID WESTERLY
RIGHT-OF-WAY LINE OF FRANCIS ROAD, A DISTANCE OF 1443.06
FEET; THENCE NORTH 72°42°38” WEST, LEAVING SAID WESTERLY
' RIGHT-OF-WAY LINE AND ALONG THE NORTHERLY RIGHT-OF-WAY
LINE. OF WOLF ROAD (A RIGHT-OF-WAY OF VARYING WIDTH), A
DISTANCE OF 1397.27 FEET; THENCE NORTH 19°31°38” EAST LEAVING
SAID NORTHERLY RIGHT-OF-WAY LINE AND ALONG A LINE TO ITS
INTERSECTION WITH THE AFORESAID. DIVISION LINE BETWEEN
GOVERNMENT LOT 1 -AND GOVERNMENT LOT 8, A DISTANCE OF
1,432.47 FEET; THENCE NORTH 73°00° 55" WEST ALONG-SAID DIVISION ..
LINE, A DISTANCE OF 1,332.61 FEET; THENCE SOUTH 19°31°58” WEST .
LEAVING SAID DIVISION LINE, A DISTANCE. OF 4,092.21 FEET;
_THENCE SOUTH, 72°23'11” EAST, A DISTANCE OF 1,333.10 FEET;
THENCE SOUTH 19°36°46” WEST ALONG A LINE TO,ITS INTERSECTION
WITH THE NORTHERLY RIGHT-OF-WAY LINE OF SAID STATE ROAD
NO. 16 (A 200.00 FOOT RIGHT-OFWAY AS NOW ESTABLISH), A
DISTANCE OF 743.89 FEET; THENCE NORTH 71°37°31” WEST- ALONG
SAID NORTHERLY RIGHT-OF-WAY LINE, A DISTANCE OF 482.93 FEET
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TO THE POINT OF CURVE OF A CURVE, SAID CURVE BEING CONCAVE
SOUTHERLY, HAVING A RADIUS OF 17,318.80 - FEET; THENCE -
WESTERLY ALONG SAID NORTHERLY RIGHT-OF-WAY LINE AND
ALONG THE ARC OF SAID CURVE, AN ARC DISTANCE OF 353.67 FEET,
SAID ARC BEING SUBTENDED BY A CHORD.BEARING OF NORTH
72°12°37" WEST AND A CHORD DISTANCE OF 353.67 FEET, TO A POINT
ON SAID CURVE; THENCE NORTH 19°36’13™ EAST, LEAVING SAID
NORTHERLY RIGHT-OF-WAY LINE, A DISTANCE OF 469.21 FEET;
THENCE NORTH 72°21°45” WEST, A DISTANCE OF 242.54 FEET;
THENCE SOUTH 17°19'18” WEST ALONG A LINE TO ITS INTERSECTION
WITH THE AFORESAID NORTHERLY RIGHT-OF-WAY -LINE OF STATE
ROAD NO. 16, A DISTANCE OF 472.08 FEET TO A POINT ON A CURVE,
SAID CURVE BEING CONCAVE SOUTHERLY, HAVING A RADIUS OF
17,318.80 FEET; THENCE WESTERLY, ALONG THE ARC OF SAID CURVE
AND 'ALONG SAID NORTHERLY RIGHT-OF-WAY LINE, ‘AN ARC
DISTANCE OF 2,223.68 FEET, SAID ARC BEING SUBTENDED BY A
CHORD BEARING OF NORTH 77°12’51” WEST AND A - CHORD
DISTANCE OF 2,222.15 FEET TO THE POINT OF TANGENCY OF SAID
CURVE; THENCE NORTH 80°54’57” WEST, CONTINUING ALONG SAID
NORTHERLY RIGHT-OF-WAY LINE, A DISTANCE OF 2,473.93 FEET TO
A POINT IN THE DIVISION LINE BETWEEN SAID GOVERNMENT LOT 7
AND' SAID GOVERNMENT 10; THENCE NORTH 72°07°40" WEST,
LEAVING SAID NORTHERLY RIGHT-OF-WAY LINE AND ALONG SAID
DIVISION LINE, A DISTANCE OF 888.05 FEET; THENCE SOUTH
19°15°10” WEST, LEAVING SAID DIVISION LINE AND ALONG A LINE
TO ITS INTERSECTION WITH THE AFORESAID NORTHERLY RIGHT-OF-
WAY LINE OF STATE ROAD NO. 16, A DISTANCE OF:137.84 FEET;
THENCE NORTH 80°54’57” WEST ALONG SAID NORTHERLY RIGHT-OF-.
WAY ‘LINE, A-DISTANCE OF 1,099.10 FEET TO-A POINT IN THE
AFORESAID  SOUTHEASTERLY  RIGHT-OF-WAY . LINE  OF
INTERNATIONAL GOLF PARKWAY; THENCE NORTH 44°33°09" EAST
"~ ALONG SAID SOUTHEASTERLY RIGHT-OF-WAY LINE, A DISTANCE OF
' 295.33 .FEET; THENCE NORTH 50°37’11” EAST, CONTINUING ALONG
SAID SOUTHEASTERLY RIGHT-OF-WAY LINE, A DISTANCE OF 47.05
'FEET TO THE POINT OF BEGINNING. CONTAINING 96593 ACRES
" MORE OR LESS..

Together- w1th the Added Lands

A parcel of land in the Antonio Huertas Grant, Section 38, Townshlp 6 South,
_Range 28 East; St. Johns County, Florida, being more fully . described as follows:

Commencing at the Southwest comer of subsection 7 of said -section 38; thence
North 20 degrees 27 minutes §6 seconds East 1,319.46 feet; thence South 72
degrees 04 minutes 32 seconds East 1,159.59 feet to"the point of beginning on the
Southeast line of Nine Mile Road '(International Golf Parkway) at the Westerly
end of a fence line, said fence’ line being the boundary between the Pacetti and
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Wolfe properties as agreed in Boundary Agreement recorded in Official Records
Book 912, Page 1093,.public records of said county; thence North 50 degrees 38
minutes 12 seconds East, on said Southeast line of Nine Mile Road (International
Golf Parkway), 370.00 feet; thence South 72 degrees-04 minutes 32 seconds East,
parallel with said boundary fence, 739.56 feet; thence South: 24 degrees 01
minutes 41 seconds East 418.61 feet; thence North 72 degrees 04 minutes 32’
seconds West, on said boundary fence, 1,219.36 feet to the point of begmmng

AND

A parcel of land in theé Antonio Huertas Grant, Section 38, Township 6 South,
Range 28 East, St. Johns County, Florida, being more fully described as follows:
Commencing at the Southwest comer of Subsection 7 of said Section 38, thence
North 20 degrees 27 minutes 06 seconds East 1,319.46 feet; thence South 72
degrees 04 minutes 32 seconds East 1,159.59 feet to a point.on the Southeast line
of Nine Mile Road (Intematlonal Golf Parkway) at the Westerly end of a fence
. line, said fence line being the boundary between the Pacetti and Wolfe properties
as agreed in Boundary Agreement recorded in Official Records Book 912, Page
1093, public records of said County; thence South 72 degrees 04 minutes 32
seconds East, on said boundary fence, 1,219.36 feet to the point of beginning;
thence North 24 degrees 01 minutes 41 seconds West 418.61 feet; thence South
. 72 degrees 04 minutés 32 seconds East, parailel with said boundary. fence, 139.92
-feet; thence South 24 dégrees 01 minutes 41 seconds East 418.61 feet; thence
North 72 degrees 04 minutes 32 seconds West, on said boundary fence, 139.92
feet to the point of beginning,.
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Exhibit 2

Master Plan (Map H)
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WORID COMMERCE CENTER
- Development Order
EXHIBIT 2
Master Plan (Map H)

LEGEND

B Commerciat/ Mixed Use [} Industrial
{Retail, Office, Hotef,
Warehouse, Residential)

I Freserved Wetlands
Residential :

M industrial and/or Office

NOTES:

1. Recreational lands included within residential
development-parcels.

2. Preservation areas are.shown as generalized
areas.and are subject to final design, road
crossings, final wékland surveys.and permitting.

3. Access standa?dsfdtated in response to
Question 21-G. .

4. A 25-foot niatural upland buffer shall be located
along-the delirieated jurisdictional wetland line. ~
The actua! line shall-be determined
through wettand survey and finalized

by'the L..S. Army Corps of’

Engineers.

Phase " | Retail/Service | Light Industrial
Lo | e | oen .| en . |Gw |
Phase | i 3.6 46,258 8.0 '
1271 | 498,660 | 446,258 388,000 - e — (A \
(2003-2027) 7 e T o oy

| = Phaseu | D T . ‘

- (2o272032) | | 858744 EBL320 | - 250 pROSSER
| Phase : ' | -Crsatwa Visanaces, Engmesrng Mines™
1 (o3z203n) | T 756,232 | 158,800 65,900 700 " March 22, 2004

Revised Octaoher 17, 2007

1 ' . o Revised November 6, 2013
. Total 1,211 2,110,636 1,266,378 453,900 950 Revised June 3, 2021
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Exhibit 3

, Land Use Phasing Table
Phase Residential Office - | Retail/Service Light - Hotel
: , _ ‘ Industrial 7
Phase I 1,156 units | 559,512 sf. 440,880 sf. 388,000 sf. 0 rooms
(2003-2028) - :
Phase II 0 units .855,744 sf. | 661,320 sf. - 250 rooms.
| (2028-2033) |
" Phaselll | Ounmits | 756,232sf. | 158,800sf. | 65,900sf. | . 700 rooms
(2033-2038) -
Total 1,156 units | 2,171,488 sf. | 1,261,000sf. | 453,900 sf. 950 rooms
N It
('\:\ 1 “\l
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Exhibit 4
Land Use Conversion Tables

(Revised June 2021)

Part A: Exchange Parameters : L
ITE: | Land Use (5) Proposed Minimum . Maximum | Net External Trip Rate
Code _ , Amount . Allowable - | " Allowable | . . N
310 | Hotel (rooms) 950 25040 " 1,750 0.383 perroom

110 Light Industrial (square feet) 453,900 304,425 - 1,560,000 | 0.510 per 1,000 sf3
710 | General Office(square feet) . .| 2,171,488 43937200 | 2261654 0.973per 1.000sf
820 | Shopping Center (square feet) 1,261,000 681,600 1,745,400¢? 1.808 per 1,000 sf-
210 | Single-Family (units) ’ 500 375 930t 0.672 per dwelling unit
220 | Multi-Family (units) .~ 656 492 _-1,2200 0:418 per dwelling unit -
445 | Multiplex Movie Theatre ) 0 0 A 28 9,298 per screentd)

. (Screens)

.. (1) In no case shall the sum of single-family and multi-family units exceed [,271.

(2) World Commerce Center Traffic Study Table 21-5

(3) Calculated trip rate using a combination of the existing Ring Power site in Jacksonville, Florida, and the ITE rate.
(4) As modified by SIC Resolution §2006-446, November 14, 2006 :

(5) Institute of Traffic Engincers, Trip Generation, 7™ Edition, 2003

Part B: Instructions and Example .
» Land Use to Reduce

‘Land Use to Increase Industrial | Single- | Multi- | Hotel | Office | Shopping Multiplex . [‘
: {1,000 Family . Famlly (rooms) | (1,000 ,Center Movie ®
sf)} | (units) | (units) : sf) (1,000 Theatre K
, , : , L - L sf) (screens)
Industrial (1,000s) | - | 0,759 1,219 1.333 0524 | 028 0.055
Single-Family (units) - | 1317 - 1.606 | -1.756 | 0.691 0.372 0.072
Multi-Family (units) .| 0.820 0.623 - 1.093 0430 | 0.231 0:045,
- Hotel (rooms) -1 0.750 0.570 0.915 - 0.393 0.212. - 0.041
Office (1,000 sf) 1.907 1,448 | 2.325 2.542 - 0.538 0.105
Shopping Ctr. (1;000.s0) -}  3.544 | 2.691 | 4321 | 4724 1.859 |.. - 0.t94
Multiplex Movie Theatre | 18.224 | 13.838 | 22.219 | 24.293 9,558 5.142 —_
(screens) ' . .

. C
Part C: Instructions and Example |

This increase in one land and corresponding decrease in ancther can be determined by the factors in the Part B using the -
following formula:

Land Usé to Increase; - ‘Land Use to Decreasc;
(Increase Quantity) x {Factor)= (Decrease Quanmy)
Where the Increase and Decrease Quantltles are measurable in the imits shown

Examples

An increase in 100,000 sf of nghl Industrial will be allowed with a decrease of how much Office?
Ligtit [ndustrial: . Office;

(100,000 sfli ,000.sf) x (0. 524) = (524 sfx 1,000 sf) ar 52,400 sf’

An increase in 50, 000 sf of Shopping Center will be allowed with a decrease of how miany Multl Famtly units?
Shoppmg Center: " Multi-Family:. ’
(50,000sf71,00 sf) x (4.321) = 216 du

An increase in 50,000 sf of Office will be allowed with a decrease of how many Hotel rooms?

Office: - Hotel:
- (50,000 sf71,00 sf) x (2.542) = 127 rooms

An increase.in a 16:screen Multiplex Movié Theatre will be allowed with a decrease of how fmuch Shoppmg Center‘?
Multiplex Movie Theatre: Shopping Center:.

L (16 screens) x (5.142) ’ B (82272 x 1,000 sf) or 82,272 sf
51
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Exhlblt 5
Stormwater Pollution Preventlon Plan

In order to ensure water quality is maintained and encroachment into
environmentally sensitive areas are prohibited, the property owner and contractor
shall adhere to the followmg‘Operatlon Plan prior te and during construction.

PRE CONSTRUCTION ACTIVITIES

Prior to the start of site construction, the property owner or his representatlve shall
conduct a pre-construction conference; ‘which addresses Stormwater Pollution
Prevention and Sediment and Erosion Control. At a minimum, the property
owner, contractor and design engineer or their representatlve shall attend a pre-
_construction conference. Regulatory agencies shall be notified prior. to. the pre-
construction conference regarding the date, time and location of the conference
and shall be allowed to attend. The purpose of this conference is to review the site
_ specific details of the SWPPP and identify the individuals responsible for its
implementation. In addition, .specific ¢onditions .of regulatory permits will be
reviewed and persons assigned to the monitoring for compliance with these
conditions. The pre-construction conference shall be a specific condition in all
stormwater mariagement permits issued for the World Commerce Center project.
‘CONSTRUCTION ACTIVITIES

The site work contractor shall at a minimum implement the requirements outlined
below and those measures shown on the Stormwater Pollution Prevention Plan
(SWPPP) and the erosion and turbidity control plan. In addition, the contractor
shall undertake additionat measures required to be in compliance with applicable
permit conditions and state water quality standards. Depending on the nature of
materials and methods of construction the contractor may be required to add
flocculants to the detention system prior to discharge to Waters of the State.
Sequence of Major Erosion Control Activities:

The order of activities will be as follows:

Install stabilized cdnstruc_ti_on entrance

Install silt fences-and hay bales as required

Clear and grub for diversion swales/dikes and sediment basin
Construct sedimentation basin

Stock pile top soil if required

-‘Sta.bilize denuded areas and stockpiles as soon as practicable
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10.

Comp_lete grading and install permanent seeding/sod and planting
Remove accumulated sediment from basins

Flocculate lake system, if required, to meet water quality standards

" When all construction activity is complete and the site is stabilized, remove any

' temporary diversion swales/dikes, silt fences, hay bales and reseed/sod ‘as required

. Note: Vertical construction of bulldmgs will be taking place during all the sequence steps
listed above.

Additional Controls

It is the contractor’s responsibility to implement the erosion and turbidity controls
as shown on the sediment and erosion control plan. It is also the contractor’s
responsibility to ensure these controls are property installed, maintained and
functioning properly to prevent turbid or polluted water from leaving the project
site. The contractor will adjust the erosion control measures, as required, to ensure-
the site meets all federal, state and local erosion and turbidity control

i* requirements. The following best management practlces will be implemented by

the contractor as required by the erosion and sediment control plan and as
required to meet the sediment and turbidity requirements 1mposed on the project
site by the regulatory agencies.

Erosion and sediment controls stabilization practices. (See the site specific
sediment and erosion control plan for applicability):

Straw bale barrier: Straw bale barriers will be used below disturbed areas subject

to sheet and rill erosion with the following limitations:

(2) Where the maximﬁm slope behind the barrier is 33 percent.

(b) In minor swales or ditch lines where the maximum contributing drainage
area is no greater than 2 acres.

(c)  Where effectiveness is fequired for less than 3 months.

.(d)  Every effort should be made to limit the use of straw bale barriers

constructed in live streams or in swales where there is the possibility of a
. washout. If necessary, measures shall be takén to properly anchor bales to
insure agamst washout.

Filter Fabric Barrier: Filter fabric barriers shall be installed landward of upland
buffers. Filter fabric barriers will be used below disturbed areas subject to sheet
and rill erosion with the followirg limitations:

(@)  Where the maximum slope behind the barrier is 33 ﬁerce_nt.
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. (b) In minor swales or ditch lines where the maximum contributing drainage

area is no greater than 2 acres.

Sod with Filter Fabric: In areas with slopes steeper than 33-percent, the slope shail
be full sodded with dos pinhed to the slope. Filter fabric barriers (silt fences) shall
be installed at the top and toe of the:slope.

Brush Barrier with Filter Fabric: Brush barrier will be used below disturbed areas
subject to sheet and rill erosion where enough residue material is available on site.

Level Spreader: A level spreader will be used where sediment-free storm runoff is
intercepted and diverted away from the graded areas onto undisturbed stabilized -
areas, This practice applies only in those situations where the spreader will be
constructed. on undisturbed stabilized areas. This practice applies only in those

situations where the- spreader will be constructed on undisturbed soil and the area

below the level lip is stablllzed The water should not be allowed to reconcentrate
after reléase.

Stockpilirig Material: No éxcavated material shall be stockpiled in such a manner
as to direct runoff directly off the project site into any adjacent water body or
stormwater collection facility. »
Exposed Area Limitation: The surface area of open, raw erodible soil éxposed by
clearing and grubbing operations or excavation and filling operations shall not
exceed 10 acres. This requirement may be waived for large projects with an
erosion control plan; which demonstrates that opening of additional areas, will rot
significantly affect off-site deposit of sediments.

Inlet Protection: Inlets and catch basins which discharge directly offsite shall be
protected from sediment-laden storm runoff until the completion of all
construction operations that will contribute sediment to the inlet.

Temporary Seeding: Areas opened by .construction operations and that are not
anticipated to be re-evaluated or dressed and receive final grassing treatment
within 30 days shall be seeded with a qu1ck growmg grass. species which will
provide an early cover during the season in which it is.planted and will not later
compete with the permanent grassing.

Temporary Seeding and Mulching: Slopes steeper than 6:1 that fall within the

- category established in Paragraph 8 above shall additionally receive mulching of

approximately 2 inches loose measure of mulch material cut into the sol of the
seeded area adequate to prevent movement of seed and mulch,

Temporary Grassing: The seeded or seeded and mulched area(s) shall be rolledv
and watered or hydromulched or other suitable methods if required to ‘assure
optimum growmg condmons for the establishment of a good-grass cover.
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Temporary Regrassing: If, after 14 days from seeding, the temporary grassed
areas have not attained a minimum of 75 percent good grass cover, the area will
be reworked and additional seed applied sufficient to establish the desired
vegetative cover. ‘

Maintenance: All features of the project designed and constructed to prevent
erosion and sediment shall be maintained during the life of the construction so as -

to function.as they were originally designed and constructed.

. A
Permanent Seeding: All areas which have been disturbed by construction will, as
a minimum, be seeded. The seeding mix must provide both long-teen vegetation
and rapid growth seasonal vegetation. Slopes steeper than.4:1 shall be seeded and

mulched or sodded.

Temporary Diversion Dike: Temporary diversion dikes will be used to divert
runoff through a sediment-trapping facility.

Temporary Sediment Trap: A sediment trap is usually installed in a drainage way
at a storm drain inlet or at other points of discharge from a disturbed area with the
followmg 11m1tatlons

5

(@) The sediment trap w1ll be constructed elther mdependently or in
conjunction with a temporary diversion dike.

Sediment Basin: Sediment basm(s) will be constructed at the common drainage
locations that serve an area with 10 or more disturbed acres at one time. The

. proposed stormwater ponds (or temporary ponds) will be constructed for use as

sediment basins. These sediment basins must provide a minimum: of 3,600 cubic

feet of storage per acre drained until final stabilization of the site. The 3,600 cubic

feet of storage area per acre drained does not apply to flows from offsite areas and
flows from -onsite areds that are either undisturbed or have undergone final
stabilization where such flows are diverted around both the disturbed area and the
sediment basin. Any temporary sediment basins constructed must be backfilled
and compacted in accordance with the specifications for structural fill. All

sediment collected in permanent or temporary sediment traps must be removed
" upon final stabilization.

JAX_3482006_5

Site Maintenance Activities ' : .

Waste Disposal

Waste Materials
All Waste matenals except land clearing debris shall be-collected and stored in a
securely lidded metal dumpster. The dumpster will meet all local and state solid

waste management regulations. The dumpster will be emptied ‘as needed and the
trash will be hauled to a state approved landfill. All personnel will be instructed
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-regarding the correct procedure for waste disposal: Notices stating these practices

will be posted at the construction site by the site superintendent, the individual
who manages the day-to-day site operations, wilt be responsible for seeing that
these procedures are followed L

. Hazardous Waste»

" All hazardous waste materials will be disposed of in the manner specified by local
or state regulation or by manufacturer. Site personnel will be instructed in these
practices and the site superintendent, the individual who. manages the day-to-day
site operations, will be responsiblé for seeing that these practices are followed.

Sanitary Waste .
All sanitary waste will be collected from the portable units as needed to prevent
possible spillage. The waste will be collected and d:sposed of in accordance with
state and local waste disposal regulations for sanitary sewer or septrc systems.
Offsite Vehlcle Tracking
A 'stabilized construction entrance will be provided to. thelp reduce vehicle
tracking of sediments: The paved street adjacent to the site entrancé will be swept
~daily, to remove any excess mud, dirt or rock tracked form the site. Dump trucks

hauling material from the constructlon site will be covered with a tarpaulin.

_Spill Prevention Plan -

Material Management Practices

The. followmg are the material management practices. that will be. used to reduce
the risk of spills or other accidental exposure of materials and substances .to
stormwater runoff.

Good Housekeeoing

The following good housekeepmg practices will be followed onsite durmg the
construction project: o

e "An effort will be made to store only enough product requrred to do the

. Job.

e Al materials stored onsite will be stored ina neat, orderly manner in -
their approprlate containers and, if possrble under a roof or other
enclosure.

e Products will be kept in their original containers with the orlgmal '
manufacturer’s label.
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e Substances will not be mixed with one another- unless recommended
by the manufacturer,

‘s Whenever possible, all of a product w1ll be used up before disposing
of the container.

o Manufacturer’s recommendatxons for proper use and dlsposal will be
followed.

e The site supermtendent will inspect daily to ensure materials onsue
receive proper use and disposal.

Hazardous Products- ‘ N

These practices are used to reduce the risks associated with hazardous materials:

e Products will be kept in original containers uniess. they are not

resealable.
e Original labels and material safety data will be retained; they contain
important product information. .

e If surplus product must be disposed of,” manufacturer’s or local and
state recommended methods for proper disposal will be followed.

Product Specific Practices
" The following product specific practices will be followed onsite:
Petroleumn Products

-All onsite vehicles will be monitored for leaks and receive regular preventative
maintenance to reduce the chance of leakage. Portable petroleum storage tanks
shall not be placed within 200 feet of a wetland or water body including
stormwatel management ponds, unless secondary containment- is provided.

" Petroleum :products will be stored. in tightly sealed containers which are clearly
labeled. Any asphalt substances used on51te ‘will be applied accordmg to the
manufacturer s recommetidations.

Fertilizers

Fertilizers used will be applied only in the minimum amounts recommended by
the manufacturer. Once applied, fe_rtilizer will be worked into the soil to limit
exposure to stormwater. Storage will be in a covered area. The: contents of any
partially used bags of fertilizer will be transferred to a sealable plastic bin to void
spills.

Paints
All containers will be tightly sealed and stored when not required for use. Excess
paint will not be discharged to the storm sewer system but will be properly
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- disposed of according to manufacturer’s instructions or state and local
regulations. The site superintendent responsible for the day-to-day.site operations’
will be the spill prevention and cleanup coordinator. He/she will designate at least
one other site personnel who will receive spill prevention and cleanup. The names
of responsible spill personnel will be posted in the material storage area and if
applicable, in the office trailer onsite.

MAINTENANCE/INSPECTION PROCEDURES

Erosion and Sediment Control inspection and Maintenance Practices
- : ) (
The following are inspection and maintenance practices that will be used to
maintain erosion and sediment controls:

e All control measures will be inspected by the site superintendent, the
person responsible for the day-to-day site operation or someone
appointed by the site superintendent, at least once a week and
following any storm event of 0.25 inches or greater.

e Al 'turbldlty control measures will be maintained. in good wotkmg
order; if a repair is necessary, it will be 1n1tlated within 24 hours. of
report.

e Built up ‘sediment will be removed from silt fence wherein it has
reached one-third the height of the fence.

o Silt fence will 'be' inspected for depth of sediment, tears, to.see if the
fabric is securely attached to the fence posts, arid to see that the fence
posts are ﬁrmly in the ground.

e The sediment basins will be ‘inspécted for th‘é depth of sed_i"rr‘lent‘ and
~ build up sediment will be removed when it reaches 10 percent of the
design capacity or at the end of the job.

e Diversion dlkeslswales will be inspected and any breaches promptly
repaired.

e Temporary and permanent seedmg and. plantmg w1ll be mspected for
bare spots, washouts, and healthy growth.

e A maintenance inspection report will be made after each inspection. A
copy of the report form to be completed by the inspector will attached
to the contract. The repoits will be kept on site during construction and -
available upon request to the owner, engineer or any federal, state or
local agency approving sediment and erosion -plans, or stormwater
management plans. The reports shall be made and retained as part of
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the stormwater pOl]llthl’l prevention plan for at least three years form
the date that the site is finally stabilized and the notice of termination
is submitted. The reports shall identify any incidents of non-
compliance.

. The site supermtendent will select up to three individuals who will be
responsible for inspections, maintenance and repair activities, and
-ﬁllmg out the inspection and maintenance report. !

e Personnel selected for inspection and maintenance responsibilities will
receive training from the site superintendent. They will be trained in
J . all the inspection and maintenance practices riecessary for keeping the
erosion and sediment controls used onsite in good working order.
NON-STORM WATER DISCHARGES.

It is expected that the following non-stormwater dlscharges will occur from the
site during the construction period:

e Water from water line flushing
- .« " Pavement wash waters (where no spills or leaks of toxic or hazardous
materials have occurred) :
' \

o UnContamihated groundwater (from de'watering excavation)

All non-stormwater dlscharges will be directed to the sedlment basin prior to
d:scharge
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Exhibit 6
World Commerce Center Hazardous Waste Plan,

‘Most small -businesscs accumulate some hazardous waste on site for a short period
of time and then ship if off site to a treatment, storage, or disposal facility
(TSDF). Waste accumulation is regulated by limits established by EPA for Small
Quantity Generators (SQG). All businesses must follow EPA requirements for
equipment-testing and maintenance, access to communications or alarms, aisle
space (40 CFR 264.35), and emergency arrangements with local authorities.
Accumulating Waste. Accumulating hazardous waste on site can pose a threat to
human health and the environment, so it may only be kept for a short time without
a permit. Before shipping the waste for disposal or recycling, a business is
responsible for its safe management, which includes safe storage, safe treatment,
preventing accidents and responding to emergencies in accordance with federal
regulations. SQGs can accumulate no mere than 13,228 (6,00 kg) ‘of hazardous.
waste on site for up to 180 days without a permit, provided that the requirements
of 40 CFR 262.34(b) are met. This amount of waste can be accumulated for up to
270 days if it must be transported more than 200 miles away for storage,
treatment, or disposal. Limited -extensions maybe granted by the state director or-
the regional EPA admtmstrator If a business exceeds these limits, it is considered
a TSDF and must obtain an operating permit.

Special storage .requirements apply to liquid hazardous wastes containing
polychlorinated biphenyls (PCD). SQGs must accumulate waste in tanks or
containers, such as 55-gallon drums. Storage tanks and containers must be
managed according to the following EPA requiréements. Containers must be
labeled with the words “HAZARDOUS WASTE”; and-marked with the date the
waste was generated. Container must be made of, or lined with, a material that is
compatible with the hazardous waste to be stored. This will prevent the waste
from reacting with. or corroding the container. Keep all containers holding
hazardous waste closed during storage, except when adding or removing waste.
Do not open, handle, or store (stack) containers in a'way that might rupture them,
cause them to leak; or otherwise fail. Inspect areas where containers are stored at
least weekly. Look for leaks. and for deterioration caused by corrosion or other
factors. Maintain the containers in-good condition. If a container leaks, put the
hazardous waste in another container, or contain it in .some other: way that
compiles with EPA regulations. Do not mix incompatible wastes or materials,
unless precautions are taken to prevent certain hazards, unless 40 CFR 265.17(b)
is complied with. Tanks must be labeled with the .words “HAZARDOUS
WASTE", Store only waste that will not cause the tank -or the inner liner of the
tank to. rupture, leak, corrade, or fail. Equip tanks that have an automatic waste
feed with a waste feed cutoff system, or a bypass systein for use in the event of a
leak or overflow. Inspect discharge control and monitoring equipment and the
level of waste in uncovered tanks at least once each operating. day. Inspect the
tanks and surrounding areas for leaks or other problems (such .as corrosion) at
least weekly. Use the National Fire Protection Association's {NFPA) buffer zone
requirements for covered tanks containing ignitable or reactive wastes. These

60
JAX_3482006_5



. B !

requirements specify distances considered to be safe buffer zones for various
ignitable or reactive wastes. The HFPA can be reached at (617) 770-3000. Do not
mix incompatible wastés or materials unless precautions are taken to prevent
certain hazards. Do not place ignitable or reactive wastes in tanks unless certain
precautions are taken. Provide at least two feet (60 centimeters) of freeboard
(space at the top of each tank) in uncovered tanks, unless the tank is equipped
with a containment structure, a drainage control system, or a standby tank with
adequate capacity. It is a good practice never to mix wastes. Mixing wastes can
create an unsafe work environment and lead to complex and expensive cleanups
and disposal.

Minimizing Waste. The easiest and most cost-effective way of managing any
‘waste is not to generate it in the first place. The amount of hazardous waste
produced by a business can be reduced by developing a few good housekeeping
habits. Good housekeeping procedures generally save business money and they
prevent accidents and waste. To help reduce the amount of waste generated the
following practices should be apphed

Do not mix wastes, particularly non-hazardous waste with hazardous waste, Once
nonhazardous waste is mixed with hazardous waste, the amount of hazardous
waste created can be increased, as the whole batch may become hazardous.

-Mixing waste can also make recycling very difficult, if not impossible. A typical
example of mixing wastes would be putting non-hazardous cleaning agents in a
container of used hazardous solvents.

Recycle and reuse manufacturing materials. Many companies routinely put useful
components back into productive use rather than disposing of them. Items such as
oil, solvents, acids, and metals are commonly recycled and used again. In
addition, some companies have taken waste minimization actions such as using
fewer solvents to do the same job, using solvents that are less toxic, or switching
to a detergent solution. '

Ch)ange materials, processes, or both. Businesses can save money and increase
efficiency by replacing a material or a process with another that produces less
waste. For example, plastic blast media can be used for paint stripping of metal
parts rather than conventional solvent stripping,.

- Safely store hazardous products and containers. Creating more hazardous waste
can be avoided by preventing spills or leaks. Store haza_rd(_)ﬁs product and waste
containers in secure areas, and inspect them frequently for leaks. When leaks or
spills occur, materials used to clean them up also become hazardous waste.

Treating waste to meet the Land Disposal Restrictions. Most hazardous wastes
may not be land disposed unless they meet. “treatment standards”. The Land
Disposal Restrictions (LDR) program requires that the waste is treated to reduce
. the hazardous constituents to levels set by EPA, or that the waste is treated using a
specific technology. It is a business’ responsibility to ensure that its waste is
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treated to meet LDR treatment standards before it is land disposed (see below for
a description of required LDR notices). Most SQGs probably will have their .
designated TSDF do this treatment. If a business chooses to treat its own waste to

‘meet LDR treatment standards, there are additional requirements including waste

analysis plans, notifications, and certifications.. These requirements may be
obtained from the RCRA Hotline, the Florida Department of Environmental
Protection, or the EPA Regional Office, and care found in 40 CFR Part 268.

Preventing Accidents. Whenever hazardous waste is stored on site, fire,
explosion, and other accident risks must be minimized As required by 40 CFR

264,32, all SQGs that store hazardous waste on site must be equipped with:

An internal communications or alarm system capable of providing 1mmedlate
emergency instruction (voice or signal) to all personnel.

A device, such as a telephone (immediately available at the scene of operations)
to a handheld; two-way radio, capable of summoning emergency assistance from
local police and fire departments or ernergency response teams.

Portable fire extinguishers; sire control devices (ihcludin_g special extinguishing
equipment, such as that using foam, inert gas, or dry chemicals), spill control

‘materials, and decontamination supplies.

Water at adequate volume and pressure to supply water hese streams, foam-

_producmg equxpment automatlc sprinklers, or water spray systems. ‘

All equipment must be tested and rhaintained to ensure proper operatlon Allow

sufficient aisle space to permit the unobstructed moverment of personnel, fire

protection:equipment, spill control equipment, and decontamination equipment to
any area of facility operatlon Attempt to secure arrangements with fire

departments, police, emergency response teams, equipment suppliers, and local. -

hospitals, as appropriate, to provide services in the event of an. emergency. Ensure
that personnel handling hazardous waste have 1mmed1ate access to :an alarm or
emergency comimunicationis device

Resgondmg to Emergencies. A business ‘must be prepared . for an emergency. One
way is to develop a contingericy plan. A contmgency plan usually answers a set of
“what if* questions. For: example “What is there is-a fire in the area where
hazardous waste. is stored?™ or “What if. [ spill hazardous waste, or one of my

- hazardous waste containers leaks?” Although the EPA does not require SQGs to
develop a written contingency plan, in case of a fire, explosion, or toxic release,

having such-a plan would provide an organized and coordinated ¢ourse of action.
EPA does require- SQGs to establish basic safety guidelines and response
procedures to follow in’the event of an emeigency. Worksheets. 1 and 2 (see ‘

* below) can help to set up these procedures. The information on Worksheet 1 must

be posted near a phone. Businesses must ensure that employees are familiar with
these procedures.
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In the Event of Emergency, Immediately Call the National Response Center at
(800) 424-8802. In the event of a fire, explosion, or other release of hazardous

waste that could threaten human health outside the facility, or if it is believed that
a spill has reached surface water, call the National Response Ceriter to report the
emergency. The Response Center will evaluate the situation and help to make

“appropriate emergency decisions. In many cases, it will be found that the problem

faced was not a true emergency, but it is better to call if not sure. Stiff penalties

exist for failing to report emergencies.

B s

WORKSHEET 1

Fill in and post this information next to telephone
EMERGENCY RESPONSE INFORMATION
Emergency Coordinator Name and Telephone
Fire Extinguisher Location(s)

Spill Control Materials Location(s) .
Fire Alarm (if present) Location(s) )

Fire Department Telephone

WORKSHEET 2

t

Fill in and post this information next to telephone. Make sure all employees read

and are familiar with its contents

EMERGENCY RESPONS_E PROCEDURES

“In the event of a spill:” Contain the flow of hazardous waste to the extent
possible, and as soon as it is possible, clean up the hazardous waste and any
contaminated materials or soil.

“In the event of a fire:” Call the fire department and if safe, attempt to extmgulsh
the fire using a fire extinguisher.

-

“In the event of a fire, explosion, or other release that.could threaten human health

. outside the facility, or if it is known that the spill has reached surface water:” Call
the National Response Center at its 24-hour number (800) 424-8002. Provide the

following information: company name, address, U.S. EPA identification number,
date of accident, time of accident, type of accident (e.g., spill or fire), quantity of
hazardous waste involved, extent of i 1n_]unes if any, and estlmated :quantity and
dlsposmon of recovered materlals, ifany. - :

- SHIPPING WASTE OFF SIT}E

When shipping waste off site, SQGs must follow certain procedures that are
designed to énsure safe transport and proper management of the waste. Package

‘label, and mark the shipment, and placard the vehicle in which ‘the waste is

shlpped as specified in. DOT regulations. Prepare a hazardous waste manifest to
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accompany the shipment. Include a notice and certification with each waste
shipment. Ensure the proper management of any hazardous waste shipped (even
when it is no longer in one’s possession). .
Selecting -a TSDF. SQGs may send their waste only to a regulated TSDF or
recycler. Most regulated TSDFs and recyclers will have a pennit'-from the state or
EPA. Some, however, may operate under other regulations that do not require a
permit. Check with the appropriate state authorities to be sure the facility setected
has any necessary permits. All TSDFs and recyclers must have EPA identification
numbers.

'Labeling Waste Shipments. SQGs must properly package, label, and mark all
hazardous waste shipments, and placard the vehicles in which thes¢ wastes are
shipped following Department of Transportation (DOT) regulations. Most small
-businesses use a commercial transporter to ship hazardous waste. These
transporters can advise on specific requ1rements for placarding, labeling, marking,
and packaging; however, the business is responsible for compliance. For
additional information, consult the DOT regulations (49 CFR Parts 172 and 173),
or call the DOT hazardous materials information line at (202) 366-4488. Federal
regulations allow the transport of a business’ own hazardous waste to a designated
TSDF provided that DOT ru_l,és"are complied with. Some states, however, do not
allow this practice: Call DOT and the Department of Environmental Protection
regarding applicable regulations.

Selecting a Transgorter or TSDF!Recyc]er It is lmportant to choose a transporter
and TSDF carefully since the busmess remains ' responsible for the proper
management of its hazardous waste even after it has left the site. For help in
choosing a transporter or TSDF, check with the following sources: references
from business colleagues who have used a specific hazardous waste transporter or
TSDF; trade associations for an industry that might keep a file on companies that
handle hazardous waste; and the Better Business Bureau or Chamber of
‘Commerce in the TSDF’s area, which might have a record of any complaints
registered against a transporter or a facility. The Department of Environmental
Protection or EPA regional office can determine whether the transporter or TSDF
has a U.S. EPA identification number and a permit, if required.

Preparing Hazardou’s Waste Manifests. A hazardous waste manifest must
. accompany all hazardous waste that is shipped off site. A hazardous waste
manifest is a multi-part form designed to'track hazardous waste from generation
to disposal. It will help to track waste during shipment and make sure it arrives at

the proper destination. If waste is sent to a recycling facility, a business may be -

able to use a tollmg .agreement instead of a manifest. A tolling agreement in a
“closed-loop™ arrangement whereby a generator contracts with a recycling
company to reclaim its hazardous waste and return it as a recycled product,

thereby. avoiding disposal. A copy of the contract must be kept on file for three
years after the contract has ended. Various versions of hazardous waste manifest
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~ forms are .available. Some states require their own manifest form. To obtain
~ manifest forms, contact the hazardous waste management agency .of the recipient
state, the transporter, or the TSDF that is to be used. If the state that waste is being
~ shipped to does not have its own manifest, but the state in which the waste was
generated does require its own manifest, use that state’s form. To obtain blank
forms, contact the transporter or the Department of Environmental Protection. If
neither state requires a manifest, the federal Uniform Hazardous Waste Manifest,
EPA Form 8700-22 may be used. Copies are available from some transporters,
TSDFs, and some” commercial printers. The Department of Environmental
Protection can recommend manifest suppliers. All parts of a manifest must be
filled in. Information requested includes: name of transporter, name of the
designated facility, the EPA ID number, and a description of the waste based on
DOT requirements, such as proper shipping name and hazard class. Call the DOT
information line for more information on DOT waste description réequirements.
‘The transporter signs the completed manifest when the shipment is accepted for
transport. The facility operator 4t the designated TSDF also signs the form when
the shipment is received and sends a copy of it back to the business. The business
must keep this copy on file for three years. It might'be good practice, however, to
keep it for as long as the business exists. Any SQG that does not receive a signed
copy of the manifest faun the designated TSDF within 60 days of shipment must
be submit a legible copy of the manifest to- the state or EPA regional office. This
copy, known as an exception report, simply indicates that a sxgned copy was not
received from the facility operator,

Land Dlsgosal Restrictions (LDR) Reporting Requirements, Regardless of where

the waste is bemg sent, for each shlpment of waste shipment of waste subject to
LDRs. a business must send the receiving TSDF .or recycler an LDR notice. This
notice must provide information about the waste, such as the EPA hazardous
waste code and the LDR treatment standard. The purpose of this notice is to let
the TSDF know that the waste must meet treatment standards before it is land
disposed. There is no required form for this notice, but a TSDF may provide a
form for use. A certification may also be required in specific situations, Call the
RCRA Hotline, the Department of Environmental Protection, or EPA regional
office and consult 40 CFR Part 268 for help with LDR notification and
© certification requirements. '

Export Notification. If hazardous waste is to be exported, the EPA must be
notified 60 days before the intended date of shipment to obtain written consent.
EPA’s “Acknowledgement of Consent” document. must accompany the shipment
at all times. For more information on how to obtain the censent to export
hazardous waste, contact the RCRA Hotline at (800) 424-9346.

.SUMMARY OF REQU‘IREMENTS FOR LARGE QUANTITY GENERATORS

If a business is a Large Quantity Generator (LQG) (generating more than 2,200
Ibs (1,000 kg) per month), it must comply with the full set of hazardous waste
regulations. This table summarizes the federal LQG requirements. This is only a
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~ summary and does not include all of the LQG requirements. For more details; call
the RCRA Hotline or see 40 CFR Part 262. Be sure to check with the Department
of Environmental Protection as well, as some states have addltlonal or more
stringent requirements than the federal government,

LQG REQUIREMENTS

Hazardous Waste -Determination (40 CFR 262.10) Generator Category
Determination (40 CFR 262.10(b) and 261.5(b) and (c))

SUMMARY Identify all hazardous wastes generated. Measure the amount of
hazardous waste generated per month to determine the generator category (e.g.,

LQG).
LQG REQUIREMENTS

- EPA ldentification Numbers (40 CFR 262.12)
SUMMARY Obtain a copy of EPA Form 8700-12, fill out the form, and send it to
the contact listed with the form. An EPA identification number will be returned.

LQG REQUIREMENTS

¢ \

Prepare 4 Hazardous Waste for Shipment Off Site (40 CFR 262.30 — 262 33)

SUMMARY Package, label, mark and placard wastes following Department of
Transportation requirements. Ship waste using hazardous waste transporter.

LQG REQUIREMENTS
The Manifest (40 CFR 262.20 — 262.33, 262.42).

SUMMARY Ship waste to hazardous waste treatment, storage disposal, or
recycling facility.

Ship hazardous waste off site usmg the manifest system (EPA Form 8700- 22) or
state equivalent.

LQG REQUIREMENTS‘ o !

Managing Hazardous Waste On-Site (40-CFR 262. 34)

"SUMMARY Accumulate waste for no more than 90: days w1thout a permit.
Accumulate waste in: Containers Drip pads Tanks Containment buildings and
comply with specified technical standards for each unit type. Comply with
" Preparedness and Prevention requirements. Prepare written Contingency Plan,
Train employees in hazardous waste management and emergency response.
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LQG REQUIREMENTS
Recordkeeping and Biennial Report (40 CFR 262.40 — 262.41)

"SUMMARY Retain specified records for three yeérs. Submit biennial report by
March 1 of even numbered years covering generator activities for the previous
year. ,

LQG REQUIREMENTS
Comply with Land Disposal Restrictions (40 CFR 268)

- SUMMARY Ensure that wastes meet treatment standards prior to land disposal.
_Send notifications and certifications to TSDF as required. Maintain waste analysis
plan if treating on site.
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Exhibit 7

Transportation Improvements Map (Pipelining)
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WORLD COMMERCE CENTER International Golf Parkway

Development Order and |-95 Interchange
« EB Auxiliary Lane, South
EXHIBIT 7 Francis Rd. to 1-95 NB Loop
. Ramp, including widen 1-95
Transportation overpass if needed (Phase Ill)

Improvements Map (Pipelining)

International Golf Parkway and
Worid Commerce Parkway Intersections

* Intersection improvements and install
signalization when warranted
(Partially completed)

International Golf Parkway

» Widen to 4 lane divided roadway with
median improvement; engineering,
R.O.W. dedjcation, and construction
(Completed)

» Traffic signal and improvements at L/t
intersection with S.R. 16 (Completed) 7/~ L

V&

Shands Bridge

* Contribution to FDOT
River Crossing Study

(Completed)

South Francis Rd.
(County improvement)

+ Reconstruct as
2 lane roadway,

North/South Corridor

+ Dedicate 200 feet of right-of-way ?/éommm
to County (Completed) R ey
= ()
SR 16 0 5000 1000°
» Widen to 4 lanes, between Intemational Golif Parkway and PROSSER

South Francis Road (Phase lll)
November 11, 2002 .
Revised May 26, 2008
Revised January 31, 2014
Revised June 3, 2021

113082.01



Exhibit 8

Reuse Water Connection Plan
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THE ST. AUGUSTINE RECORD
Affidavit of Publication

ROGERS, TOWERS
1301 RIVERPLACE BLVD, STE 1500

JACKSONVILLE, FL 32207

ACCT: 15669
AD# 0003399704-01

PO#

PUBLISHED EVERY MORNING SUNDAY THROUGH SATURDAY
ST. AUGUSTINE AND ST. JOHNS COUNTY. FLORIDA

STATE OF FLORIDA
COUNTY OF ST. JOHNS

Before the undersigned authority personally appeared MELISSA
RHINEHART who on oath says he/she is an Employee of the St. Augustine
Record, a daily newspaper published at St. Augustine in St. Johns County,

Florida; that the attached copy of advertisement being a SA Legal Classified .

in the matter of DRI MOD 2021-05 was published in said newspaper in the
issue dated 02/04/2022.

r

Affiunt further says that the St. Augustine Record is 4 newspaper published 2t
St. Augustine, in St. Johns County, Flonda, and that the said .newspaper
heretotore has been continuously published in said St. Johns County, Florida
each day and has been entered as second class mail matter at the post office in
the City of St. Augustine, in said St. Johns County, Florida for a period of one

year preccdmg the first publication of the attached copy of advertisement; and -

affiant further says the hefshe has neither paid nor promised any person, firm
or corporalion any discount, rebate, commission, or refund for the purpose of
securing this advertisement for publication in said newspaper.

'Swdm to (or affirmed) and subscribcd‘ before me by means of

physical presence or
[ Yonline notarlzauon

this__ day ofFEB " ﬂ ZUZZ
N\

by~‘

Notary Public State of Florida
Kimberly M- Reaea

My Commissicn GG 312200
Expu‘es 03117.‘2023

~—



St. Augustine Record - 02/04/2022

TO THE World Comme_rce DRI

NOTICE IS HEREBY GIVEN that\on 3/3/2022 at 1:30 jim hefore.the Planhing and
-Zoning Agency In the. St, Jotins Courty Auditorium located at 500 San Sebastian
‘View, St. Augustine, Florida and on 4/5/2022:2t 9:00 am béfore the Board of County
‘Commissigners inthe-St. Johns Gounty Auditorfurn located at 500 ‘San Sebastian

Viéw, St. Augustine, Florida, to consider & réquest to.amiend the World Commerce
DRI; madify project phasirig, revise reporting requirements; update master plan
map, madify conversion table, and revise transportation improvements map. =
The World Commerce DRI is located at the World Gommerce Center. See

‘4ttachied map generally depitting the location (ExhibitA).-A complete description

isavailable in the St Johns County Planning and Zoning Office.

Said heaiings will be held in the County Auditarium, County Admiinistration Building,
500 San Sebiastian.View, St. Augustine, Florida. Al interested parties:may appear .

at ie public hearings to-be heard-regarding:any or all of the proposed change.

Board 'of County Commissjongr items not heard by 6 pm shall automatically be
continued until'9 afi the following'day, unless otherwise directed by the Board.

The proposed hange is knowii as Filé Nuriber DR} MOD-2021000005 and Is
‘available for review/in the Planning and Zoning Division of the Growth Management

‘Departimént, at the Permit Center, 4040 Lewis Speedway, St Augusting, Florida

and may be 'examined by Interested parties prior 1o sald publi¢ hearings:
If:& pérson decides to appeal any-decision made with respect to.any matter

considered at the mestings, ér hearings, fie/she will. need 'd Ttecord of the
proceedings.and-for such purpose may need 1o-ensure-that verbalim records of
the proceedings-are made, which records include‘the testimony ‘and evidefice
upon which appeal is to be based. i

NOTICE TO PERSONS NEEDING SPECIAL ACGOMMODATIONS AND TO
ALL HEARING IMPAIRED PERSONS: In accordance with the Americans with |
Disabilities Act, persons neéding. special accommodations or an.interpreter to |
participate in this proceeding should contact the County’s ADA Coordinator at
{904) 209-0650 or-at thie County Administration Building, 500 Sebastian View, St.

‘Augustine, Florida, 32084. Hearing impaired-persons, call Florida Relay Service {1 ||

/800 955 8770), no later than &'daysprior-ic the meeting:

PLANNING AND ZONINGAGENCY . BOARD OF COUNTY COMMISSIONERS
ST. JOHNS COUNTY, FLORIDA ST. JOHNS COUNTY, FLORIDA
GREG MATOVINA, CHAIR HENRY DEAN, CHAIR

‘FILE NUMBER: DRI MOD-2021-05
PROJECT NAME: World Commerce DRI




