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I. Purpose and Scope
This report is provided at the request of TSR Community Development District (the
"District") as an obligation under Section 189.08 Florida Statutes regarding the
Special District Public Facilities Report. It is the intention of this report to provide
general descriptions of public facilities owned by the District together with any
currently proposed facility expansion programs within the next 10 years. The
Public Facilities Report and Annual Notice of any changes be submitted to the local
government and posted on the District's website. This information shall be required
in the initial report and updated every 7 years at least 12 months before the
submission date of the evaluation and appraisal notification letter of the
appropriate local government.
II. Introduction
The District is located in Pasco County, Florida along the north side of State Road 54
and east of Starkey Boulevard in an unincorporated area in central Pasco County.
The District created by Ordinance No. 14-14 enacted by the Board of County
Commissioners of Pasco County, Florida on July 8, 2014. The District encompasses
approximately 999.5 gross acres of land and is planned for 1,413 residential units
and various recreational facilities.
III. Public Facilities
The District has issued various bond issues in order to construct and/or acquire the
facilities detailed in the Districts Preliminary Master Engineer's Report which is
attached as Exhibit A.
IV. Proposed Expansions over the Next Ten Years
The District has no plans to expand the facilities within the next 10 years.
V. Replacement of Public Facilities
There are currently no plans to replace the District's public facilities.

Exhibit A
Engineer's Report

Exhibit A
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L�TRODUCTION
Starkey Ranch is a master planned development project located on a parcel of land
approximately 2,485 acres in size, located nmth of S.R. 54 in central Pasco County. The
Vicinity Map is contained in Appendix B. The Starkey Ranch community will consist of
multiple residential neighborhoods and various recreational amenities.
The TSR Community Development District ("District") parcel is located in Sections 20, 21,
22, 27, and 28, Township 26 South, Range 17 East, Pasco County, Florida. The District
consists of 999.5 acres situated north of State Road 54 and east of Starkey Boulevard. The
legal description of the property is attached in Appendix A. The portion of Starkey Ranch,
which is located in the district, is referred to as the "developrriet1t".
The Djstrict was created to provide an .efficient fut1ding and long-term maintenance
mechanism for the public infrastructure associated with the portion of the Starkey Ranch
community planned within the boundaries of the TSR Comm-unity Development District. A
master plan of the overall Starkey Ranch project is located in Appendix C of this report.
The current plan of development for the Starkey Ranch community within the District
contains approximately 1,413 housing units and various recreational facilities. The current
Master Planned Unit Development (MPUD) approval allows for these uses. More detailed
permit information is provided in the "Permit Status" section of this report.
The purpose of this report is to provide .a description of the improvements that may be
financed by the District ("the Total Projecf') and to identify and quantify the subset of those
capital improvements that are to be funded in part by the Capital Improvement Plan (CJP).
Refer to Table 2 for a costs summary of the Total Project Public infrastructme and land
improvements needed to. service the Starkey Ranch community within the District include
construction of a portion of Rangeland Boulevard, .Heart Pine Avenue., Long Spur, a portion
of Town Avenue and other minor collector roadway faci1i ties, multiple sewage pump stations
and associated force mains, wetland mitigation, threatened species mitigation, stormwater
management system construction and associated grading, entry monumentation, landscaping
and irrigation, and re6readonal facilities. Construction of portions of the CJP commenced in
June 2014, and completion of the capita} improvements is anticipated by 2018. The first
portion of the CIP development for which work has commenced, known as Village 1 (aka
Central Neighborhood) Phase 1, is expected to be substantially completed by the fomth
quarter of 2014. Future phases of Village 1 are expected to commence construction in 2015.
Collectively, Village 1 Phases 1 through 5 represents the Central Neighborhood.
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Thls Preliminary Master Engineer's Report reflects the District's present intentions. The
implementation and completion of any improvement outlined in this report requires final
approval by the District's Board of Supervisors, inclµding the award of contracts for the
construction of the improvements. Cost estimates contained in thls report have been prepared
based on the best available information. These estimates may not reflect final engineering
design or complete environmental permitting. Actual costs will vary based upon final plans;
design, planning, approvals from regnlatory authorities, inflation, etc. Neve1theless, all costs
contained herein may be reasonably expected to adequately fund the improvements
described, and contingency costs _as included are reasonabie.

Table 1. TSR COMMUNITY DEVELOPMENT DISTRICT PRODUCT DISTRr.BUTION

. Parcel.# Total Lots
473
1
2
444
4
208
7
10

13
Total

111

23

115

1413

TH
61
100

0

111

40'
62
93
0
0

45'
35
133
128

50'
83

0

0
0
0

0
0

.0
0

0

0

0

0

272

155

296

83

55'
90
118
119
0

16
115
458

65'

101

0
0

75'
41
0
0

0
0
0

0

101

48

7
0
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INFRASTRUCTURE CAPITAL IMPROVEMENTS
The District presently intends to construct or acquire certain public infrastructure
improvements necessary for the development of the Starkey Ranch community within the
boundaries of the Dis_trict. As mentioned, a portion of these capital improvements will be
funded by District bond proceeds and a portion will be funded by the Developer (WS-TSR,
LLC) and then provided to the Dist:Jict. There are conditions of the MPUD zoning approval
that mandate a portion of these capital improvements. The constmction and maintenance of
the proposed improvements are necessary and will benefit the prope�y. A more specific
description of each ofthe items in the CIP follows and related costs are provided in Table 2.
MASTER ROADS AND STREETS
The District presently intends to provide funding for a portion of the master transportation
facilities within and adjacent to the District boundaries. The master roadway improvements
are required by Pasco County in accordance with the Starkey Ranch MPUD conditions of
approval in order to provide an appropriate roadway network for the future residents within
the Starkey Ranch community. These roadways are part of the capital improvement plan
needed to service the District and include the design and construction of portions of collector
roads known as Rangeland Boulevard, Heart Pine Avenue, Long Spur, and Town Avenue. A
description of each facility follows:
Rangeland Boulevard:
Rangeland Boulevard is a County collector road intended to serve as a parallel facility to
carry some of the traffic that would otherwise travel on S.R. 54, which is located to the south
of the Starkey Ranch community. Rangeland Boulevard will nm through the entire Starkey
Ranch community; it w111 be the primary east-west collector road through the development
allowing residents to travel to areas beyond the District boundaries. Future phases of
Rangeland Boulevard will extend beyond the District limits and connect to other County
collector roads adjacent to the Starkey Ranch community. The western extension of
Rangeland Boulevard (outside the District) will connect to an existing, offsite collector road
named Starkey Boulevard, which bounds the Starkey Ranch community on the west. The
eastern extension of Rangeland Boulevard (outside the District) will terminate near the
southeastern limits of the Starkey Ranch property, The continuation of Rangeland Boulevard
to the east of Starkey Ranch will be known as Tower Road. The future, offsite extension of
Tower Road will be the County's responsibility.

S
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The proposed cross-section within the District consists of a 142-foot wide right-of-way with
four lanes. of pavement and two bike lanes divided by a central median. The District may
elect to fund all the improvements within the Rangeland Blvd Right-of-Way, which include
roadways, sidewalks, bike paths, water mains, sewer lines, storm sewer system, landscaping
artd hardscaping, and the cost of undergrounding utility lines (electrical, communications,
etc;). Construction Plans for the improvements were approved by Pasco County in June 2014
and construction commenced and is in prngress at the time of preparation of this Engineer's
Report. The portion of Rangeland Boulevard lying within Village 1 , which consists of 5,247
linear feet of the .roughly 12,100 linear foot total, is approved for construction. Final
completion and turnover to Pasco County of the Phase l segment (approximately 1,120 linear
feet) is anticipated by first quarter 2015. Construction of Rangeland Boulevard Phase 2,
which consists of 730 linear feet (located to the west of the Phase 1 segment, up to and
including the roundabout at Long Spur), is expected to begin in 2015, with final completion
and acceptance by Pasco County to follow. The construction of Rangeland Boulevard Phase
3 (roughly 3,397 linear feet), which is located to the east of the Phase 1 section of Rangeland
Blvd., is anticipated to start in 2016 or later.
Heart Pine Avenue:
Heart Pine Avenue is the central subdivision collector roadway and will serve as the initial
and most significant project entrance roadway, providing access to StaTkey Ranch Village 1
(Central Neighborhood). The portion of Heait Pine Avenue that functions as a collector
roadway totals approximately 3,288 linear feet (0.62 miles) in length. This road is also
required to provide the necessary infrastrncture as part of the County collector roadway
network in accordance with the conditions of the Starkey Ranch MPUD. Specifically, the
portion within the District commencing at the project entrance at S.R. 54 up to the
roundabout at Long Spur is a collector roadway. The northward extension of Heart Pine
Avenue within the residential parcel is more properly designated as a local street, although
accessible by t11e general public, and as such is considered as part of the subdivision
infrastructure rather than as part of master infrastructure under the capital improvement plan.
The proposed cross-section of the Heart Pine Avenue collector roadway is a 142-foot wide
right-of-way consisting of four lanes of pavement divided by a centl'al median. The District
may elect to fund all the improvements within the Heart Pine Avenue Right�of-Way, which
include roadways, sidewalks, bike paths, water mains, sewer lines, storm sewer system,
landscaping and hardscaping, and the cost of undergrounding utility lines (electrical,
communications, etc.). The collector road includes a bridge span, which is being constructed
to avoid impacting a US Army Corps of Engineers' jurisdictional wetland area. Beyond the
bridge structure, the collectot road extends northward to the roundabout at Long Spur. North
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of the Long Spur intersection Heart Pine Avenue transitions to a local street within the
residential neighborhood. Tue District intends to provide the collector roadway as pait of the
master infrastructure within the CIP. Construction of Heart Pine Avenue commenced in June
2014 and remains in progress at the time of preparation of this Engineer's Report.
Construction is anticipated to be substantially completed in December 2014, with final
completion and acceptance by Pasco County anticipated by first quarter of 2015.
Long Spur:
Long Spur will be a secondary east-west collector madway through the Starkey Ranch
project. It is ultimately planned to run from the intersection with Gunn .Highway (located to
the east and outside the limits of the District) westward through Village 1 to the roundabout
at the intersection with Rangeland Boulevard. The proposed cross-section varies along the
alignment and includes a q4-foot tight-of-way with two lanes of pavement from Gunn
High,vay to the intersection with Heart Pine Avenue (4,490 linear feet in Jei1gth) and 102foot sight-of-way in Village l (Central Neighborhood) with two lanes of pavement divided
by a central median from the roundabout at Heart Pine Avenue to the roundabout at
Rangeland Boulevard (3,231 linear feet in length). This roadway is needed by the District to
provide part of the County-required transportation network in accordance with the project
MPUD conditions. The proposed roadway will serve as the primary access to the future
elementary/middle school. site that will serve the community. The road will be constructed as
part of Village 1 Phase 2 (Central Neighborhood). The District may elect to fund all the
improvements within the Long Spur Right-of-Way, which include roadways, sidewalks, bike
paths, water mains, sewer lines, storm sewer system, landscaping and hardscaping, and
undergrounding of dry utility lines (electrical, communications, etc.).
Town Avenue:
Town Avenue will be a secondary east-west collector roadway through the Starkey Ranch
project. It is planned to run westward from its intersection with Long Spur, beyond the
westem limits of the District, to its intersection with Starkey Boulevard. The proposed cross
section varies along the alignment. It is a 102-foot wide right-of-way with two lanes of
pavemer,t divided by a central median from the roundabout at the Long Spur intersection to
the westel'h District Park entrance. Town Avenue is a 68-foot wide right-of-way with two
lanes of pavement from the westel'h entrance of the District Park to Starkey Boulevard,
whereby it will terminate at the Longleaf commercial center.
As mentioned above, Town Avenue is a subdivision collector roadway that will serve as a
secondary access for Starkey Ranch Village 1, the Starkey Ranch District Park, and future
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development parcels both inside and outside the limits of the District. As required by the
Starkey Ranch MPUD conditions, Town Avenue will extend to the Downtown
Neighborhood located at the southeast portion of the Starkey Ranch development (to the east
and outside the limits of the District). It is designed as a parallel colleclor to provide for
improved transportation planning and vehicular movement through the property from east to
west. The District may elect to fund all the improvements within the Town Avenue Right-of
Way; which include roadways, sidewalks, bike paths, water mains, sewer lines, storm sewer
system, landscaping and hardscaping, and undergrounding of utility lines (electrical,
communications, etc.). The District intends to provide approximately 3,935 linear feet (0.75
miles) of this roadway. The first phase of Town Avenue 1 has been designed and will be
submitted to the regulatory agencies for approval in August 2014. Construction of the phase
1 section of Town Avenue roadway .improvements is anticipated to begin in early 2015,
Offsite Improvements:
The Starkey Ranch development has certain offsite roadway improvements, for which the
Developer is obligated to build, in accordance with the conditions of the MPUD zoning
approval for the property, Those obligations include intersection improvements at the
following intersections:
S.R. 54 and Trinity Boulevard (traffic signal improvements and turn lanes)
S.R. 54 and Gunn Highway (traffic signal improvements and turn lanes)
S.R. 54 and Starkey Boulevard (turn lane improvements / widening)
Rangeland Boulevard and Starkey Boulevard (turn lane improvements)
Town Avenue and Starkey Boulevard (turn lane improvements)
The estimated costs associated with the above offsite improvements are included in the
Master Roadway Systems summary of costs in Table 2. Those portions of the offsite
improvemellts that are required as a -direct result of the proposed Starkey Ranch project
traffic are eligible to receive mobility fee credits from Pasco County, The developer may
assign mobility fee credits received from Pasco County to the District
MASTER WATER AND WASTEWATER
As represented by the Pasco County Utility Department, water, sewer, and reclaimed water
capacity for this project are all available.

TSR CDD Preliminarv Master Elzgineer's Report

PageJ O

Water Distribution System:
The District will provide the water distribution system for the Starkey Ranch project located
within the District. The water distribution main line has one point of connection located at
the existing southern terminus of Heart Pine Avenue at the S.R. 54 intersection (currently
under construction). The water mains will circulate through the Starkey Ranch project to
provide water to all resjdential neighborhoods in the development. The cost of delivering
potable water throughout the District includes capacity and reservation fees payable to Pasco
County to reserve capacity. These fees will be paid on a phase-by-phase basis and are
included in the costs reported in Table 2,
Sanitary Sewer Collection System:
The District will provide the sanitary sewer collection system, The Starkey Ranch project
will consist .of a system of gravity sewer mains, pump stations, and the .associated force
mains to provide sanitary sewer service to the project. The primary force main will cohhect
to the existing County-owned 16-inch force main located within the subject property. The
connection to the existing force main will be made with the current phase of constrnction for
Village 1 Phase L The cost of providing sanitary sewer service throughout the District
includes capacity and reservation fees payable to Pasco County to reserve capacity. These
fees will be paid on a phase�by-phase basis and are included in the costs reported in Table 2.
Reclaimed Water Svstem:
The District will provide the reclaimed water distribution system for the Starkey Ranch
project located within the District. The reclahned water distribution main line has one point
of connection located at the existing southern terminus of Heart Pine Avenue at the S.R. 54
intersection (currently under construction). The reclaimed water mains will circulate through
the Starkey Ranch project to provide reclaim water to all residential neighb01'hoods in the
development. The cost of delivering reclaimed water throughout the District includes
capacity and reservation fees payable to Pasco County to reserve capacity. These fees will be
paid on a phase-by-phase basis and are included in the costs reported in Table 2.
The Developer is in the process of entering into a Cooperative Funding Initiative (CFI)
agreement with Pasco County, who in turn will have an agreement with SWFWMD, to
obtain reimbursement for the reclaimed water transmission main system that is being built to
serve the community. Should the Developer receive <=;FI reimbursement from the County for
reclaimed water capital improvements that were paid for by District funds, the Developer
will assign the reimbursed funds to the District. If the County and the SWFWMD agree that
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the CFI agreement is transferable from the Developer to the CDD, the Developer may elect
to assign the agreement to the CDD prior to the bond closing.
MASTER SURFACE WATER MANAGEMENT
The District will provide the master smface water management infrastructure for the Starkey
Ranch project within the District. Components of the surface water management
infrastructure are described below:
Surface Water Management Ponds:
A comprehensive system of surface water management ponds, consisting plimarily of wet
detention ponds, are proposed to manage the water quality and quantity impacts associated
with the Starkey Ranch project, inclusive of Heart Pine Avenue, Rangeland Boulevard, Long
Spur, Town Avenue, and other minor collector roadways, and the subdivision infrastructure
components. These ponds will provide water quality treatment and stormwater runoff
attenuation, designed in accordance with the Southwest Florida Water Management District's
(SWFWMD) Basis of Review and the Pasco County Land Development Code, to address the
project's impact to regional water quality and drainage.
Floodplain Management Ponds:
The District may also fund the excavation of floodplain management ponds.
Wetland Mitigation:
A comprehensive wetland compensation plan is proposed to mitigate for unavoidable
wetland impacts within the Starkey Ranch project. The proposed wetland mitigation is being
unde1taken ln accordance with the requirements and conditions of the SWFWMD and
USACOE permit obligations. Components of the mitigation plan are summarized below:
Environmental Impact Compensation Plan:
The proposed wetland impacts are being compensated for by creating wetlands in
mitigation areas located within the District.
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Wetland Preservation:
Numerous SWFWMD and U.S. Army Corps of Engineers (USCOE) jurisdictional
wetlands are being preserved on the site.
Threatened and Endangered Species Miti gation:
The District will also provide for the cost of relocation for the adversely affected
gopher tortoise population within the District, an d will provide for planting of
beneficial plant species in targeted pond areas to offset impacts to wood stork habitat.
Material excavated from surface water management ponds, floodplain mitigation ponds, and
wetland mitigation ponds is anticipated to remain within the District for use in development
of capital improvements, including roads, required buffers, common areas, open spaces,
berms, and site grading, as depicted on the approved construction documents for the
proposed infrastructure within the CIP.
LANDSCAPING AND SIGNS
The District presently intends to provide certain landscape amenities and facilities within the
Starkey Ranch project. These facilities include entry landscaping and hardscaping along
Heart Pine Avenue, Long Spur, Town Avenue and Rangeland Boulevai'd, common si gnage,
stormwater management and treatment area landscaping.
Entrance Landscaping and Signage:
The District will construct and maintain landscape areas and signage consistent with the
Starkey Ranch theme within collector road rights of way, required landscape buffers, and
other common areas within the District. The landscaping and signage will be installed in
accordance with the approved construction documents for the proposed infrastructure within
the CIP.
Master Landscaping:
The collector roadway network (right-of-ways and medians) and stormwater management
facilities will also be landscaped consistent with the theme of the Starkey Ranch project.
Landscaping, irrigation and maintenance will be provided in accordance with the approved
construction documents for the proposed infrastructure within the CIP.
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Monument Walls:
The individual neighborhoods within the District will be identified with specific signage and
monument walls in combination with landscape improvements used to buffer the
neighborhoods from the adjacent collector roadways and other adjacent land uses. The
improvements will be located in common areas within the District in accordance with
approved bardscape plans as prut of the infrastructure improvements within the CIP.
Common Area Irrigation System:
The District will construct and maintain common area irrigation distribution lines within
collector road rights of way, required landscape buffers, and other common areas within the
District. The County is the supplier of the reclaimed water serving the common area
irrigation system. The irrigation system will be installed in accordance with the approved
construction documents for the proposed infrastructure within the CIP.
PARKS AND RECREATION FACILITIES
The District presently intends to provide numerous parks and recreational facilities within the
District consistent with the master plan as adopted by the County for the overall Starkey
Ranch MPUD. The park and recreation facilities will a1so be provided in accordance with
approved constructfon documents as prepared for the various capital improvements proposed
within each area of the Distdct.
Recreation and Park Facilities:
The recreational and park facilities may include non-County but CDD-owned facilities such
as clubhouse, play fields, community pool, picnic areas, and sports courts. Village 1 Phase 1
of the project, which will inc1ude neighborhood parks with playground equipment, play
fields, dog parks and picnic areas, is under construction at this time, with final completion
anticipated by mid-2015.
The recreational facilities may include the construction of hard smface multi-use trails, and
other open play areas throughout the various neighborhoods within the District. Hard smface
trails are slated to begin construction in Q3 of 2014. Other recreational facilities may be
brought on-line as development of the community progresses.
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PROFESSIONAL FEES
Professional Fees include costs for civil engineering, land planning, surveying, landscape
architecture, ecological, geotechnical engineering, stmctural engineering, and architectural
consulting for the professional services related to: master planning, site design, permitting,
inspection, construction staking, preparation of record drawings, pi·eparation of preliminary
and final plats, geotechnical evaluation and materials testing, underdrain analyses, and
architectural costs for landscape and recreation design. Also inc luded in this category are fees
associated with environmental consultation and permitting.
The infrastructure, as outlined above, is necessary for the functional development of the
District as required by the applicable independent unit of local govemmenL The
infrastructure elements will provide their intended function so long as the construction is in
substantial compliance with the design and permits.
Items of constrnction in this report are based on current plan quantities for the infrastructure
construction as shown on the approved construction drawings and specifications, last
revision.
MAINTENANCE FEES
The Engineer recommends that, in addition to the annual non-ad valorem assessments to be
levied and collected by the District to pay debt service on its bonds., the District should levy
and collect an annual "Maintenance Assessment" to be determined, assessed, and levied by
the District's Board of Supervisors upon the assessable real property within the District for
the purpose of defraying the cost and expenses of maintaining District-owned improvements.
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OWNERSIDP AND MAINTENANCE
Ownership and maintenance of the improvements is anticipated as set forth below:

Table 1. Operation & Maintenance Responsibilities
IMPROVEMENT

OWNERSIDP/MAINTENANCE

Stormwater Management System***

Community Development
District (with Drainage Easement
to Pasco County)

Public Roadway Systems (Collector Roads)

Pasco County*

Public Roadway Systems (Local Roads)

Pasco County*

Master Sewer Facilities

Pasco County

Master Water Facilities

Pasco County

Master Reuse Water System

Pasco County

Master Undergrounding of Dry Utilities

Community Development
District (with Utility Easements)

Parks and Recreational Facilities**

Conmmnity Development
District

Landscaping, Hardscaping and Signage

Community Development
District

* Note: The TSR CDD will be responsible for maintenance of sidewalks and traits within public
rights-of-way pursuant to Pasco County requirements.
** Note: An anticipated County District Park is not included in the Parks & Recreation Facilities
listed on this Table. Financing, ownership and maintenance of the anticipated County District Park
facilities will be governed by a separate i nterlocal agreement currently executed between the
Developer, the School District and the County.
*** If the developer elects to convey the stormwater management ponds to the District., the developer
reserves the right to the available fill material beyond that which is needed for the District
infrastructure, to the extent agreed to by both parties.
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PERMIT STATUS
The required infrastructure improvements for the initial phases of construction of Starkey
Ranch project are contained in the following construction plans:
• Starkey Ranch Village 1 (Central Neighborhood) Construction Plans
While the project is_ expected to be constructed in. multiple phases, the USACOE and the
Incide�tal Take Permit contemplate all phases of development at once.
The permit status for the Starkey Ranch development plans is as follows:

PERMIT

STATUS

L

SWFWMD Site Conditions Assessment Permit (SCAP)

Approved

2.

SWFWMD Environmental Resource .Permit
Village 1 Mass Grading

Approved

3.

Pasco County Preliminary Plan/Stormwater Plan/
Construction Plan Simultaneous Submittal

Approved

4.

USACOE Individual Permit # SAJ-2005-05294 (TEH)

Pending

5.

Pasco County Zoning (MPUD) Amendment #7078

Approved

6.

Florida Fish and Wildlife Commission Gopher Tortoise
Conservation Permit

Approved

Pending Permit Issuance
The remainder of the project's infrastructure within the District is in the planning and/or
design process. We are of the opinion that all permits that are not heretofore issued, and
which are necessary to effect the improvements described herein, will be obtained during the
ordinary course of devek.pment.

TSR CDD Preliminary Master Engineer's Report

Page 17

TSR COMMUNITY DEVELOPMENT DISTRICT SUMMARY OF COSTS
Table 2 - District Engineer's Opinion of Cost (All Costs in 2014 Dollars)

!km

Estimated Cost

S!0rmwater Management, Earthwork & Drainage

$

7,900,000

Master Roadway Systems

$

21,973,080

Master Water Facilities

$

4,375,000

Master Sewer Facilities

$

6,252,000

Master Reuse Water Facilities

$

3,062,000

Master Undergrounding of Dry Utilities

$

2,000,000

Parks and Recreational Facilities (2)

$

3,780,000

Landscaping, Hardscaping and Signage

$

3,096,000

Engineering and Professional Fees

$

2,640,000

Contingency

$

5,508,000

Project Total

$

60,586,080

(i) All Costs are in 201 4 Dollars
(2) Excludes County Funded District Park Facilities

TSR CDD Preliminao1 Master Engineer's Rep()rt
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ENGINEER'S OPINION
It is my professional opinion that the summary of costs listed above is sufficient to complete
the construction of the items fotended.
It is my professional opinion that the infrastructure costs associated herein for the District
improvements are reasonable to complete the construction of the infrastructure described
herein and that these infrastructure improvements will benefit and add value to the district.
All infrastructure costs are public improvements or community facilities as set forth in
section 190-012(1) and (2) of the Florida Statutes.
The estimate of infrastructure construction costs is only an estimate at'ld not a guarantee
maximum price. The estimated cost is based on unit prices currently being experienced for
ongoing and similar items of work in Pasco County and quantities as represented on
construction plans.
The labor market future costs of equipment and materials, increased regulatory actions and
the actual construction process are all beyond control. Due to this inherent opportunity for
fluctuation of cost, the total fmal cost may be more or less than this .estimate.
Assuming project construction continues in a timely manner, it is our opinion that the
proposed improvements, if constructed and built in substantial accordance with the approved
plans and specifications, can, be completed and meet their intended functions. Where
necessary, historical costs, information from other professional or utility consultants and
contractors have been used in preparation of this report. Consultants and contractors who
have contributed in providing the cost data included in this report are reputable entities in the
Pasco County area. It is, therefore, our opinion that the construction of the proposed project
can be completed at the cost stated.

Gary D. Miller, P.E.
Florida Registered Engineer No. 52717
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STARKEY RANCH
COMMUNITY DEVELOPMENT DISTRICT
PARCEL #1
DESCRIPTION: A parcel of land lying in Sections 20, 21 , 22, 27, and 28, Township
26 South, Range 1 7 East, Pasco County, Florida, also being part of THE LYON
COMPANY'S SUBDIVISION, according to the plat thereof, recorded in Plat Book 2,
Page 39, of the Public Records of Pasco County, Florida, together With vacated
rights of way within said plat, and being more particularly described as follows:
COMMENCE at the Southeast corner of said Section 20, Township 26 South, Range
1 7 East, run thence along the East boundary of the said Section 20, N.00°30'39"E.,
86.29 feet to a point on a cu1VE�, said point being the POINT OF BEGINNING;
thence Northwesterly, 353.29 feet along the arc of said curve to the right having a
radius of 1232.00 feet and a central angle of 1 6°25'49" {chord bearing
N.61 °47'1 5"W., 352.08 feet} to a point of reverse curvature; thence Northwesterly,
507.55 feet along the arc of a curve to the left having a radius of 1 068.00 feet and a
central angle of 27° 1 3'45" (chord bearing N.67° 1 1 ' 1 3"W., 502.79 feet) to a point of
reverse curvature; thence Northwesterly, 635.82 feet along the arc of a curve to the
right having a radius of 1 1 32.00 feet and a central angle of 32° 1 0'55" (chord bearing
N .64°42'38"W. , 627.50 feet) to a point 6f reverse curvature; thence Westerly, 788.06
feet along the arc of a curve to the left having a radius of 745.00 feet and a central
angle of 60°36'26 u (chord bearing N.78° 55'24"W., 751 .83 feet); thence
S.70°46'23"W., 479.89 feet to a point on a non-tangent curve; thence Westerly,
367.63 feet along the arc of said curve to the right having a radius of 1 580.00 feet
and a central angle of 1 3° 1 9'54" (chord bearing N.79°22'45"W., 366.80 feet); thence
N . 72°42'48"W. , 874.00 feet; thence N . 1 7° 1 7'12"E, 1 20.35 feet; thence
N .03°00'00"W., 500.00 feet; thence N.31 ° 00'0011 E., 250.00 feet; thence N orth,
400.00 feet; thence N . 1 0 °00'0011W., 400.00 feet; thence North, 500.00 feet; thence
N.51 °00'00"E., i 105.07 feet; thence N.77° 00'00"E., 530.1 6 feet; tht;!nce
S.77° 00'00i'E., i 705.07 feet; thence East, 460.00 feet; thence North, 750.00 feet;
thence East, 1 630.00 feet; thence South, 387.38 feet; thence S:71 °55'01 "W., 386.50
feet; thence S.1 1 ° 1 8'45"W ., 351 .85 feet; thence S.30°09'44"W ., 500.95 feet; thence
South, 8i 6.52 feet; thence East, 1 00.80 feet; thence S .55°00'00"E., 1 665.80 feet;
thence N orth, 2065 . 1 6 feet; thence S.76° 39'281'E., 1 546.25 feet to a corner on the
Westerly boundary of Southwest Florida Water Management District Parcel No.:
1 03. 1 , recorded in Official Records Book 4482, Page 1 32, of the Public Records of
Pasco County, Florida; thence along said Westerly boundary of Southwest Florida
Water Management District Parcel No.: 1 03.1 , the following nineteen (1 9) courses:
1 ) S.37°36'06"E, 323.73 feet; 2) S.84°55'06"E., 470.1 4 feet; 3) S.22° 48'37"E. ,
i 22.57 feet; 4) S . 1 8°49'1 7'1E., 1 75 .48 feet; 5) S.33°03'53"E., 1 95 .39 feet; 6}
S.49°35'48"E. , 1 84.24 feet; 7) 8.51 °1 7'44"E., 1 89 . 1 i feet; 8) S.36° 1 4'26"E., 1 28.81
feet; 9) S.46°33'20"E., 225.79 feet; 10) S.30°04'40"E., 1 72.1 9 feet; 1 1 )
S.50° 1 9' 1 8"E., 269.58 feet; 1 2) S.40°58'04"E., 289.51 feet; 1 3) S. 1 4° 1 2' 1 5"E.,
293.41 feet; 1 4) S.47° 1 6'38"E., 480.52 feet; 1 5) S.1 1 °41 '30"W., 2 34.70 feet; 1 6)

TSR CDD Prelbninmy Master Engineer's Report.

Page 21

S.51 ° 1 5'44"E., 229.89 feet; 1 7) S.89°32'02"E., 1 05.28 feet; 1 8} S.47° 50'47"E.,
228.85 feet; 1 9) N.88° 03'i 8"E., 241 .35 feet; thence S.32°04'4211W., 555.76 feet;
thence S.27°22' 1 7"E., 1 089.82 feet; thence South, 304.44 feet; thence
S.33°00'00"W ., 1 41 .30 feet; thence S.89°29'20"W., 3.45 feet to a point of cuivature;
thence Westerly, 1 7.24 feet along the arc of a curve to the left having a radius of
25.00 feet and a central angle of 39°30'24" (chord bearing S.69°44'0811W.,, 1 6.90
feet) to a point of reverse curvatu re; thence southwesterly, 3 1 .04 feet along the arc
of a curve to the right having a radius of 1 1 2.00 feet and a central angle of 15 °52'36"
(chord bearing S.57°55'1 4"W., 30.94 feet) to a point of reverse curvature; thence
southwesterly, 28.96 feet along the arc of a curve to the left having a radius of 25,00
feet and a centrai angle of 66°22'1 2" (chord bearing S.32°40'26"W., 27.37 feet);
thence S.00°30'40"E., 266. 1 4 feet to a point of curvature; thence Southerly, 380. 9 1
feet along the arc of a curve t o the left having a radius of 1 970.00 feet and a central
angle of 1 1 ° 04'43" (chord bearing S.06° 0310 1 "E., S80.32 feet); thence S. 1 1 °35'23"E.,
499.07 feet to a point on the Northerly right of way line of an abandoned 1 20 foot
wide C.S.X. Railroad dght of way (forme rly Atlantic Coastline Railroad), also being a
point on.the Northerly right of way l ine of State Road 54 (right of way width varies,
per Florida Department of Transportation Right of Way Map � Work Program
Item/Segment: 256336-1); thence along said Northerly right of way line of State
Road 54, the following five (5) courses: 1 ) along said Northerly right of way line of an
abandoned 1 20 foot wide C.S.X. Railroad right of way (formerly Atlantic Coastline
Railroad), S.77°4 1 ' 1 5"W., 1 3.75 feet; 2) N.00° 1 2'59"E.1 20.49 feet to the Southeast
corner of Lot 1 , Block "P 11 per aforesaid plat of THE LYON COMPANY'S
SUBDIVISION; 3) along the South boundary of said Block "P", THE LYON
COMPANY'S SUBDIVISION, and the Southwesterly extension thereof,
S. 77°4 1 '1 S"W ., 302. 1 5 feet to a point on the East boundary of the Northeast 1/4 of
the Southwest 1 /4 of aforesaid Section 27, also being a point on the centerline of
Howard Avenue (50 foot wide right of way, per said plat of THE LYON COMPANY'S
SUBDIVISION), now Vacated, per Official Records Book 334, Page 36, of the Public
Records of Pasco County, Florida; 4) along said East boundary of the Northeast 1 /4
of the Southwest 1 /4 of Section 27, also being said centerline of vacated Howard
Avenue, N.00° i 215811 E., 34.05 feet to the Southeast corner of that certain parcel of
land described in Official Records Book 6 1 21 , Page 528, of the Public Records of
Pasco County, Florida; 5) along the South boundary of said parcel of land described
in Official Records Book 6 1 2 1 , Page 528, of the Public Records of Pasco County,
Florida, S.77°29'0211W., 1 58.95 feet, to the Southwest comer thereof; thence along
the Northerly boundary of West Coast Regional Water Supply Authority Parcel No.:
4294.7i B (Part 1 ), recorded in Official Records Book 3769J Page 1 223, of the Public
Records of Pasco County, Florida, continue S.77°29'02"W., 1 1 88.26 feet, to the
Northwesterly comer thereof, also being a point on the East boundary of the
Southeast 1 /4 of aforesaid Section 28, Township 26 South, Range 1 7 East; thence
continue S.77°29'0211W., 340.91 feet to a point on the West boundary of the East i /4
of said Southeast 1/4 of Section 28, said point also being the N ortheasterly corner of
West Coast Regional Water Supply Authority Parcel No.: 4294.7 1 C, recorded in
,
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aforesaid Official Records Book 3769, Page 1 223, of the Public Records of Pasco
County, Florida; thence along the Northerly boundaty of said West Coast Regional
Water Supply Authority Parcel No.: 4294.71 C, continue S.77°29'02"W., 889.07 feet
to the Southeasterly corner of Florida Department of Transportation right of way
Parcel No.: 1 1 8.0i (Part "F"), per Personal Representative Deed, recorded in Official
Records Book 4603, Page 1 890, of the Public Records of Pasco County, Florida;
thence along the Easterly and Northerly boundary of said Florida Department of
Transportation right of way Parcel No.: 1 1 8.01 (Part 11 F"), the following twelve (1 2)
courses: 1 ) N . 1 2°26'1 6"W., 6 1 6.22 feet; 2) S.77°58'1 5"W., 1 33.33 feet; 3)
S . 1 2°0 1 '45"E., 285.60 fe et; 4) S.1 5°23'58"W., 1 3.78 feet; 5) S.40 °24' 1 2"W., 1 1 0.46
fe et; 6) S .54°35'29"W., 203.05 feet; 7) N.35°24'31 "W., 1 9.68 feet; 8) S.54°35'29"W.,
22.97 feet; 9) S.35°24'31 "E., 1 9.68 feet; i O) S.54°35'29"W., 1 39.49 feet; 1 1 )
S.62°28'32"W., 233.09 feet; 1 2) S,1 2°26'1 2"E.,, 15.82 feet to the Northeasterly
comer of Florida Department of Transportation right of way Parcel No.: 1 1 8.01 (Part
"C"), per aforesaid Personal Representative Deed, recorded in Official Records
Book 4603, Page 1890, of the Public Records of Pasco County, Florida; thence
along the Northerly boundary of said Florida Department of Transportation right of
way Parcel No.: 1 18.01 (Part "C"), the following six (6) courses: 1} S.77°33'47"W .,
1 1 0.93 feet to a point of curvature; 2) Westerly, 95.28 feet along the arc of a curve to
the right having a radius of 1 1 ,301 .66 feet and a central angle of 00°28'59" (chord
bearing S.77°48'1 7"W., 95.28 feet); 3) N.1 1 ° 52'i 4"W., 1 6.40 feet; 4) S.78°07'46"W.,
32.81 feet; 5) S . 1 1 °52'1 4"E, 1 6.40 feet to a point on a non-tangent curve; 6)
Westerly, 39. 1 0 feet along the arc of said curve to the right having a radius of
1 1 ,301 .66 feet and a central angle of 00° 1 1 '54" (chord bearing S.78 ° 1 8'42"W., 39.1 O
feet), to the Southwesterly comer bf Florida Department bf Transportation right of
way Parcel No.: 136 (Part "B") , per Stipulated Order of Taking and Final Judgment,
recorded in Official Records Book 5579, Page 288, of the Public Records of Pasco
County, Florida; thence along the Easterly and Northerly boundary of said Florida
Department of Transportation right of way Parcel No.: 1 36 (Part 11 8 11), the following
twelve (1 2) cou rses: 1 ) N.37°03' 1 0"W., 1 60.46 feet; 2) N.54°52' 1 3"W., 77.27 feet; 3)
N.68°48'49"W. , 1 24,21 feet; 4) N.50°45'53i'E, i 49.92 feet; 5) N.85 °041 55"E., 423.60
feet; 6) N.60° 30'45"E., 47.07 feet; 7) N.07°i 4'04"W., 59.1 6 feet; 8) N.53°57'1 6"W.,
297 .1 5 feet; 9) S.65° 51 ''16 "W., 1 59.21 feet; 1 0) N.52"1 0'20"W., 1 1 0.49 feet; i 1 )
N . 03 °46'27"E., 50.75 feet; 1 2) N .89°47'57"W., 301 .01 ,feet to the Northwest comer of
aforesaid Florida Department of Transportation right of way Parcel No.: 1 36 (Part
" B"); thence N .70°42'01 "W., 338.37 feet; thence N .47°00'00"W., 520.00 feet; thence
N .59° 1 7'00"W., 1 35.69 feet; thence S.41 °49'28"W., 446.91 feet; thence
S.48° l0'32"E., 4.00 feet; thence S.4 1 °49'28"W., 261 .54 feet to a point of curvature;
thence southwesterly, -1 75.86 feet along the arc of a curve to the left having a radius
of 1 000.00 feet and a central angle of 1 0°04133" {chord bearing S.36°47'1 2"W.,
1 75.63 feet); thence S .31 °44'55"W., 87.67 feet to a point of curvature; thence
Southerly, 563.72 feet along the arc of a curve to the left h aving a radius of 989.50
feet and a central angle of 32°38'30" (chord bearing S. 1 5°25'40"W ., 556. 1 3 feet);
thence S.00° 53'35"E., 1 02.58 feet; thence S.05 °23'53"E. , 1 21 .73 feet to the
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Northerly boundary of aforesaid West Coast Regional Water Supply Authority Parcel
No.: 4294.71 G; thence along said Northerly boundary of West Coast Regional Water
Supply Authority Parcel No.: 4294.?i C, the following five (5) courses: 1 )
S . 83°25'02"W., 20,99 feet; 2 ) N.06 °34'58"W., 28.00 feet; 3) S.83°25'02"W., 88.51
feet; 4) S.06°34'58"E., 28.00 feet; 5) S.83 °25'02"W., 61 .54 feet; thence
N.05 °23'53"W., 149.80 feet to a point of curvature; thence Northerly, 469.08 feet
along the arc of a curve to the right having a radius of i. 1 65.50 feet and a central
angle of 23° 03'35" (chord bearing N.06° 07'55"E., 465.92 feet) to a point of
compound curvature; thence Northeasterly, 421 .72 feet along the arc of a curve to
the right having a radius of 1 000.00 feet and a central angle of 24°09'46" (chord
bearing N.29°44'35"E., 41 8.60 feet); thence N.4 1 °49'28"E., 1 1 1 9.69 feet to a point of
curvature; thence Northerly, 824. i4 feet along the arc of a curve to the left having a
radius of 1 1 29.00 feet and a central angle of 4 1 °49'28" (chord bearing
N .20° 54'44"E., 805.96 feet); thence North, 29. i O feet to a point of curvature; thence
Northwesterly, 80.78 feet along the arc of a curve to the left having a radius of 80.00
feet and a central angle of 57°5 1 '29" (chord bearing N.28° 55'44"W., 77.40 feet);
thence N .57°51 '29"W., 38.i9 feet to a point of curvature; thence Westerly, 55.36 feet
along the arc of a curve to the left having a radius of 1 00.00 feet and a central angle
of 31 °43'07" (chord bearing N.73° 43'02"W., 54.66 feet) to a point of reverse
curvature; thence Westerly, 94.00 feet along the arc of a curve to the right having a
radius of 567.00 feet and a central angle of 09°29'56" {chord bearing N.84°49'38"W.,
93.89 feet); thence N .63°34'31 "W., 49.36 feet to a point on a n on-tangent curve;
thence Northwesterly, 506.02 feet along the arc of said curve to the right hav1ng a
radius of 555.00 feet and a central angle of 52° 1 4'21 " (chord bearing N .49 °03'57"W.,
488.67 feet); thence N.22°56'47"W., 1 1 0 1 . 54 feet to a point of curvature; thence
Northwesterly, 73.98 feet along the arc of a curve to the left having a radius of 60.00
feet and a central angle of 70°38'28" (chord bearing N .58° 1 6'01 "W., 69.38 feet);
thence S .86°24'45"W ., 223.60 feet; thence N.51 °49'48"W., 1 5.02 feet; thence
S.86°24'45"W., 257.28 feet to a point of curvature; thence Westerly, 507. 1 3 feet
along the arc of a curve to the right having a radius of 1 232.00 feet and a central
angle of 23°35'04" (chord bearing N.81 °47'4311W., 503.55 feet) to the POINT OF
BEGINNING.
Containing 999.500 acres, more or less.
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