
TAMPA BAY 
~

REGIONAL 
PLANNING 
COUNCIL 

PROFESSIONAL SERVICES AGREEMENT 

This Professional Services Agreement ("Agreement") is by and between Hernando 
County, Florida hereinafter referred to as "Hernando County" , and the Tampa Bay Regional 
Planning Council , hereinafter referred to as "TBRPC", and is effective this(t'day o~ , 2023. 

Hernando County desires to retain TBRPC to assist in the creation of an industrial land 
use strategy report. 

TBRPC represents that it has the personnel with technical expertise, experience, and 
knowledge to perform such work for Hernando County. 

NOW THEREFORE, in consideration of the mutual covenants contained herein, and 
other good and valuable consideration, the sufficiency and adequacy of which are hereby 
acknowledged the parties agree as follows: 

1. SCOPE OF SERVICES 

TBRPC Responsibility - TBRPC will provide the Services and Deliverables to Hernando 
County which are listed on Exhibit A, hereto. 

Hernando County Responsibility - To enable TBRPC to perform these Services, Hernando 
County agrees to provide TBRPC in a timely manner, as identified and requested by TBRPC, 
data that is necessary for project completion that may not be obtainable from other readily­
available sources and make available appropriate staff to assist TBRPC in performing the 
Services hereunder. 

Hernando County agrees to review the Deliverables listed in Exhibit A within 5 days of receipt. 
In the event that additional days are required for Hernando County to review, due dates for 
subsequent Deliverables and Project Completion shall be extended day for day. 

2. TIME OF PERFORMANCE 

A. Term - TBRPC shall begin performing the Services upon execution of this 
Agreement. This Agreement will terminate upon completion of the Deliverables 
and Project Completion date listed in Exhibit A. 
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3. COMPENSATION 

A. Compensation Amount - Hernando County will pay TBRPC the satisfactory 
completion of Services and Deliverables in the Scope of Services in an amount 
not to exceed $25,000. Changes in the Scope of Services requested by Hernando 
County that result in costs in excess of $25 ,000 will require a supplementary 
Agreement with cash compensation, as agreed to by the parties. 

4. CHANGES AND ADDITIONAL SERVICES 

This Agreement constitutes the entire agreement between Hernando County and TBRPC 
and it may not be amended or altered in any way except by a written amendment signed 
by both parties to this Agreement; provided, however, that at any time during the term of 
this Agreement Hernando County, by written notice to TBRPC, may modify the scope of 
the Services to be furnished by TBRPC under this Agreement. If such modification 
causes an increase or decrease in the Scope of Services to be provided by TBRPC or in 
the amount of time required for their performance, an equitable adjustment shall be made 
to the provisions of this Agreement for payments to TBRPC. 

5. TERMINATION 

A. Each party reserves the right to terminate this Agreement at any time with or 
without cause by giving the other party fourteen (14) days advance written notice 
of such termination. 

B. In the event of any such termination, TBRPC shall deliver to Hernando County all 
reports, data, estimates, computations, memoranda, documents, and other papers 
or materials either furnished by Hernando County or prepared for Hernando 
County under this Agreement. 

6. INDEPENDENT CONTRACTOR 

TBRPC will act as an independent contractor in the performance of the Services under 
this Agreement. Accordingly, TBRPC shall be responsible for the payment of all required 
business license fees and all taxes including Federal , State and local taxes arising from 
TBRPC's activities under the terms of this Agreement. 

7. GOVERNINGLAW 

This Agreement shall be interpreted under and governed by the laws of the State of 
Florida. Venue for any legal dispute arising out of this Agreement is Hernando County, 
Florida. The parties waive their right to a jury trial in any legal dispute arising out of this 
Agreement. Each party will be responsible for its own court costs, attorney fees , and 
alternative dispute resolution fees. 
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8. RECORDS RETENTION 

TBRPC shall retain all records related to this Agreement as required by section 
119.0701 (2)(b), Florida States (2022), for a minimum of five (5) years from 
termination/completion. TBRPC understands its obligations under Chapter 119, F.S. 
(2022), and will abide by same. IF TBRPC HAS QUESTIONS REGARDING THE 
APPUCA TION OF CHAPTER 119, FLORIDA STATUTES, TO THE ITS DUTY TO 
PROVIDE PUBLJC RECORDS RELATING TO THIS AGREEMENT, CONTACT 
THE CUSTODIAN OF PUBLIC RECORDS AT: TELEPHONE: (352) 540-6426; 
EMAIL: PUBLICINFORMATIO @HERNANDOCOUNTY.US; MAIL: 15470 
FLIGHT PATH DR., BROOKSVILLE, FL 34604. 

9. ENTIRE AGREEMENT 

This Agreement cancels and supersedes all previous discussions, negot1at1ons, 
understandings, representations and agreements, written or oral , relating to the subject 
matter of this Agreement, and contains the entire understanding of the parties hereto . 

IN WITNESS WHEREOF, the parties hereto have signed this Agreement on the dates set forth 
below. 

HERNANDO COUNTY, FLORIDA 

APPROVED AS TO FORM AND 
LEGAL SUFFICIENCY 

~ J;;A777~AJ 
By: ---(!--
--- --------
County Attorney's Office 
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TAMPA BAY REGIONAL PLANNING 
COUNCIL 

By: 
Sean Sullivan, Executive Director 

Date: September 21, 2023



TBRPC 
TAMPA BAY REGIONAL 
P L ANNING COUNCIL 

Exhibit A 

Hernando County 
Industrial Land Use Study 
Proposal, August 9, 2023 

Prepared for: 

Valerie Pianta 

Economic Developmen t Di rec to r 
Hernando County 
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Summary 

Hernando County is seeking an analysis of its industrial lands and strateg ies to preserve 
enough industrial land to support future employment growth The Tampa Bay Reg ional 
Plann ing Council (TBRPC) is proposing a study to answer three central questions; these are: 

1. How much vacant or underuti l ized indust rial land does Hernando County have? 

2. How does the supply of vacant industr ial land compare to the likely future demand 
for it? 

3 . What are the leading land use and planning strategies to conserve exist ing 
industr ial land and to better ut il ize them? 

The study will be del iverable within six months from the date of contract sign ing and 
del ivery of all requi red data f iles from Hernando County. 

Please direct quest ions to Sarah Vitale, Planning Director (sarah@tbrpc.org). 

Scope of Services 

Many commun ities throughout the Un ited States are facing the complex land use issues 
posed by a post- industr ial economy, such as the best use of underut il ized industr ial land. 
For some commun it ies, industr ial land represents a legacy ripe for redevelopment . Others 
see industr ial land as an opportun ity to cont inue to foster new jobs and diversify the local 
tax base, and apply regulat ions, incentives, and even penal t ies to mainta in the industrial 
land base aga inst pressures to convert that land to other uses. 

By art iculat ing a land use strategy for econom ic development to the public, Hernando 

County will be better able to balance the supply of land for both good jobs and hous ing for 
its growing population. As deta iled in the Tasks below, TBRPC staff proposes to develop an 
industrial land use strategy for Hernando County by answering three central questions: 

1. How much vacant or underutilized industr ial land does Hernando County have? 

2. How does the supply of vacant industria l land compare to the likely future demand 
for it? 

3. What are the lead ing land use and plann ing strategies to conserve ex ist ing 
industr ial land and to better ut il ize them? 

TBRPC proposes to address those concerns in a wr itten report and w ill prepare the 
report by complet ing the follow ing six tasks. 
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Tasks 

1. Data Collection 

a. TBRPC staff will collect data on: 

i. Data on industrial land, uses, and publicly available 
assessor data on the distribution of current land uses. 

ii. Property Appraiser Parcel Data (e.g., assessed value, 
square feet of built space). 

iii. Future Land Use and Zoning; environmental constra ints. 

iv. Recent Future Land Use amendments. 

v. Hernando County list of target industries. 

vi. Manufact uring and Wholesaling sector statistics for 
Hernando County. 

2. Data Analysis and Simulat ions 

a. Data clean ing (GIS tasks of parcel and overlay boundary 
correct ion, such as property l ines, mismatched Future Land Use 
boundaries, and buildable envelope based on wetland, upland, 
and setback constraints) . 

b. Statistical profile of total industrial land by acreage and parcel 
character istics. 

c. Costar derived statist ical profile of exist ing industrial uses 
(average age and obsolescent structures, lease rates, vacancy 
rates). 

d. Statistical profile of Hernando County's existing target industry 
jobs. 

e. Estimates of future spatial demand to support target industry 
growth. 

f . Scenario-based economic model ing in IMPLAN and/or REMI Pl+ to 
est imate economic impacts of vary ing low-to-h igh industr ial 
growth scenarios. 

g. GIS analysis of potential industr ial land clusters using proximity 
to existing industrial land and supportive infrastructure, output in 
maps. 
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3. Literature Review and Best Practices: 

a. TB RPC staff will review and prepare a summary of the research 
l iterat ure on relevant aspects of trends in remote work, 
automat ion, log ist ics, and mixed-use industr ial development 
projects cons ider ing the recent Florida Live Local Act. 

b. TBRPC staff w ill identify exist ing industrial land preservat ion 
strategies, such as regulat ion, incent ives, and penalt ies in other 
parts of the US, focus ing on policies that are most relevant to 

Hernando County. 

4. Policy Recommendations 

a. TBRPC staff w ill cons ider the appl icab il ity of a range of potent ial 
regulatory act ions, incentives, and penalties from other US 

commun it ies to ma inta in the industr ial land base in Hernando County. 

b. TBRPC w ill propose a set of pol ic ies to guide dec isions on 

consol idat ing industr ial land, redes ignat ion to non- industr ial and 
office uses, or adopt ing hybr id solut ions. 

Deliverables 

TBRPC will prov ide the follow ing deliverables: 

1. Draft report for Hernando County staff to rev iew (PDF format) 

2. Public presentat ion of the draft report to the Hernando County Board of County 

Comm iss ioners 

3. Final report (PDF format) and presentat ion (PowerPo int sl ides and PDF format) 
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Timeline 
Upon contract execut ion and Not ice to Proceed, TBRPC w ill collaborate w it h the County to 
spec ify data needs. The TBRPC project team w ill begin analyses once the County provides 
all necessary data. 

The County or TBRPC may request meet ings to rev iew progress or ask clar ify ing quest ions 
as needed dur ing the data collection or analys is per iods. 

After the County accepts the f inal study document. TBRPC and the County w ill arrange a 
presentat ion at a t ime and locat ion of the County's choos ing. 

Beginning Date: 

Data Collection 
Completed: 

Draft Report Due: 

Presentation: 

Client Comment Period: 

Final Document Due: 

• Upon contract execution/Notice to Proceed 

• 6 weeks after Not ice to Proceed 

• 14 weeks after data collection concludes 

• To be determined by Hernando County 

• 2 weeks after presentation 

• 2 weeks after comment period ends 

With a start date of August 74, 2023. TBRPC will prov ide all deliverables as descr ibed in 

the Scope in draft format by January 79, 2024. 

Depending upon revisions requested by the County, TBRPC plans to subm it the f inalized 
report by February 2, 2024, 
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Budget 
TBRPC separates the t ime l ine in to f ive tasks, each with an assoc iated subtotal price. 

The budget w il l cover project team staff time, software and data costs, and adm inistrative 
overhead. Costs are based upon TBRPC's est imate of requ ired staff t ime and ex isting 
resources and cons ider Hernando County's membership dues in the project budget. 

The table below outl ines the project budget: 

Task 

Task #1: Data Collec ti on and Cleaning 

(includes one year of CoStar subscription) 

Tas k #2: Da t a Analysis 

Task #3: Draft Repor t 

Tas k #4: Fina l Report 

Task #5: Presen tation 

Client Data Responsibilities 

Price 

$10,000.00 

$5,000.00 

$10,000.00 

No Charge 

No Charge 

Total Price: $25,000.00 

Hernando County w ill prov ide TB RPC staff with the follow ing data, but not l imited to: 

o Future Land Use GIS f iles updated to the date of the execution of the Agreement. 

o GIS f iles for any env ironmental/conservation constra ints. 

o List of target industries. 

o List of recent and pending future land use amendments affect ing the supply of 
County industr ial land. 

While any data provided by Hernando County is at the County's discretion, the more 
deta iled the data the more useful the f inal report w ill be. 

Please direct questions to Sarah Vitale, Planning Director (sarah@tbrpc.org). 
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About the TBRPC 

Since its found ing in 1962 as Flor ida 's first reg ional plann ing counc il, the TBRPC has served 
as a convenor of the reg ion for the six counties of Citrus, Hernando, Hillsborough, Manatee, 
Hernando, and Pinellas. The TBRPC maintains a Comprehensive Econom ic Development 

Strategy which keeps Tampa Bay eligible for federal funding opportun ities as an Econom ic 
Development Distr ict. In this capacity, TBRPC prov ides technical ass istance to member 

governments and non-government const ituents to better inform decision -ma kers as to the 
impacts of their activ ities . 

The TBR PC's Techn ical Assis tance Program (TAP) enriches planning, des ign, and 
policy processes with da ta-driven ins igh ts ga ined us ing state-of-t he-ar t economic 
model ing and 3D geospatial visualization software. 

Economic Analysis 
Economic and Fiscal Impact Analysis w ith IM PLAN® and REM I Pl+®, Cost­

Benefit Analys is, Public ROI in Urban Design 

Urban Design & 3D Visualization 
Model ing, Render ing, Animat ion, Data Visual izat ion, Photo Composit ing, 

Graphic and Document Design 

Geographic Information Systems 
Cartography, Spat ial Analys is, Flood Modeling, Web Maps and Appl icat ions, 

GIS Workflows, and Database Design 

Since TBRPC is created through an inter local agreement, local governments may 
contract with TBRPC without issuing a bid for proposals. 

The TBRPC does not take a stance on projects instead stick ing to 'just the facts' of the 

analysis. The study w ill not include any judgment on the efficacy of County act ivities as a 
part of the scope of work. 
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TBRPC Project Team 

Sarah Vitale, AICP, Planning Director 

Sarah Vitale, AICP serves as Plann ing Director for the Tampa Bay Reg ional Plann ing 
Counc il. She special izes in des ign visual ization , GIS mapp ing, and 30 modeling, and 
prov ides plann ing and techn ical support across the Council 's projects and programs. Sarah 
holds a Bachelor of Science in Interd isc ipl inary Soc ial Sc ience and a Master of Sc ience in 
Plann ing, both from Florida State Un ivers ity She is a member of the Amer ican Plann ing 
Assoc iat ion 's Amer ican Institute of Certif ied Planners, the Urban Land Inst itute, and the 
Congress for New Urban ism. 

Harry Walsh, Economic Development Planner 

Harry Walsh is the Economic Development Planner for the Tampa Bay Reg ional Planning 
Counc il. In th is role, he performs econom ic impact analyses on behalf of, and in partnersh ip 
w ith, regional ent it ies to ma inta in the Tampa Bay Comprehensive Economic Development 
Strategy and fac il itate grant proposals to the Econom ic Development Adm inistra ti on . Harry 
has six -plus years of experience using econom ic model ing tools such as REMI Pl+ , IMPLAN , 
Esr i, and RStud io. Harry has a BA in Econom ics from the Un ivers ity of Massachusetts 

Amherst. 

Jamie Neville, Disaster Recovery Coordinator I Economic Modeling and Analysis 

Jam ie Neville is the Disaster Recovery Coordinator for the Tampa Bay Reg ional Plann ing 
Counc il. In th is role she performs econom ic impact analys is on behalf of, and in partnersh ip 
w ith, regional ent ities. Currently, her focus is the impact of COVID-19 on the state of 
Florida. Her exper ience is in modeling econom ic issues and contr ibut ing to the collect ion, 
analys is, and interpretat ion of data on top ics spann ing environmental pol icy, energy, 
resil iency plann ing, f iscal pol icy, economic development, and healthcare pol icy. 

Ashley Mott, GIS Manager 

Ashley Mott serves as the Geograph ic Information Systems (GIS) Manager for the Tam pa 
Bay Reg ional Plann ing Counc il. She coord inates geograph ic act ivities for the Counc il and 
supports plann ing efforts through GIS data management, analys is, modeling, and 
cartography. A nat ive Flor idian, but longt ime Colorado res ident, Ashley earned a Bachelor 
of Sc ience in Land Use from the Metropoli tan State University of Denver and a Master of 
Science in Geograph ic Informat ion Sc ience from the Univers ity of Denver. She is a member 
of the Urban and Reg ional Informat ion Systems Assoc iat ion and volunteers for its GIS 
Corps program. 
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Relevant TBRPC Experience 

Recent Technica l Ass istance Program (TAP) Studies; 

•· • 

-

Zephyrhills, Florida 
Aviation Cluster Study 
M•rch 15, 2021 

.. . 
AN INDUSTRIAL 

_,, LAND STRATEGY FOR 
PASCO COUNTY 

Mif3, 20U 

Abstract 

_..., ......... - ... •-c.iu,- ---.. ,, _____ , ___ ------ .. -,.~-

...... -c-,i., .. 'f..,.....,~.,._...c-, 

Visualizing Development Strategies 
for Highway U.S. 19 in Pasco County 

November 19, 2021 

LARGO, FLORIDA 

HEALTH AND WELLNESS CAMPUS 
STRATEGIC PLAN 

TBAPC Ea.."'Ol'lom< .-.,,11,s,s ~c:.;r.am 
TAMPA .AY t~a,p ·=~c:.:-:=-u: 

.. ~-·--... ,-.u,a;i 

Download the full studies and more at www tbrpc.org. 
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Economic Impact Analysis 

TB RPC staff utilizes REM I Pl+, IM PLAN, and Esri software models. REM I Pl+ is an economic 
modeling tool that bu ilds upon decades of research and var ious data sources. econometr ic 
models. and an input-output model that tracks the flow of spend ing through the economy 
from consumer or producer spending to all other sectors of the economy. Staff w ill model 
im pacts us ing a selection of 'pol icy var iables ' which can capture employment. occupat ion. 
recreat ional spending, cap ital investment, as well as many other aspects of a region's 
economy. 

The economic analysis w ill include d irect. indirect. and induced impacts on the Hernando 
County economy. Direct impacts are those impacts that result from the f irst-order business 
decision, a business opens and hires workers . If the bus iness hires ten workers, there are 
ten direct Jobs. To sustain the business, the f irm then orders a var iety of inputs from 
suppliers, creating indirect jobs at firms in the supply cha in. Another layer of indirect 
impacts is the Jobs that employees of the f irst bus iness and the employees of f irms in the 
supply chain create when they spend money on household consumpt ion, creat ing Jobs in 
supermarkets, doctors' off ices, and many other bus iness types. The relationship between 
direct and indirect effects is the multipl ier effect. If the d irect creation of one hundred jobs 
results in the creat ion of f ifty more indirect jobs, the multiplier rat io is 1.5. The project team 
w ill report both the impact results and calculated multipliers. 

REMI Model Linkages (Excluding Economic Geography Linkages) 

- Stale and Local 
Go-omen! Spend,ng 

Investment 

(3) Population and 
Labor Supply 

M1gtali00 

Part,c,pat,on 
Rate 

Populal1on 

. 
Labor F0<ce 

I 

(11 OUtput and Demand 

OU1put 

e,ports 

(2) Labor and 
Capi1al Demand 

i 

Employment 
I 

Optunal Capnal Labo< 
Stock Produc11vlty , 

(4) CompensaUon, Prices, and Costs 

Employment 
Opportumly .. Compensation Rate Composite 

Compensation Rate 

Hou51ng Pnce Consumer Pr,ces Real 
Compensallon Rat 

Consumpllon 

Real Disposable Income 

(5) Market Shares 

Domestic lnternafjon.af 
Markel Share 

1 1 
Markel Share 

ProductlOO Costs 

I 

Co1T1p0511e Prices 

Source REM/ Model v3.0 Equations from remi.com 
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The REMI model nat ively has an econom ic forecast for the specified model reg ion (the six­
county Tampa Bay region and the state of Florida in TBRPC's case) wh ich goes from the 
last histor ical year until 2070. When perform ing an analys is, the model incorporates the 
user -selected pol icy var iables into a counterfactual scenario that compares with the 
basel ine. The project team will report the difference between the basel ine forecast and the 
counterfactual forecast as the 'impact' of those inputs. 

In the below chart, the TBRPC inputs a hypothet ical decrease in output and personal 
income into a REM I model of Hernando County. The impacts reported will be the diffe rence 
between the sol id and dotted l ines. The project team can report results as the cum ulat ive 
di fference between these two models over t ime (e.g., 'Cumulat ive Difference from Basel ine 
from 2022-2032'), or at a spec ific po int in t ime (e.g., 'Difference from Basel ine in 2032') 

$300,000 

$250,000 

$200,000 

$150,000 

------= ------ ___ .. 

--------=::::::==-=-• ---------_____ ... __ 
--------

-----------.......... 

$100,000 

$50,000 
-------· ------------------------------------------------------------· 

$0 

--Output -- Personallncome - ---- AltOutput ----- Alt Personal lncome 

Source TBRPC using REMI Pl+ , 2019 

The geograph ical focus w ill be on the Hernando County economy. The project team w ill 
spec ify the methodology used for the study and l ist any external data sources that they 
use in add it ion to the data wh ich the County prov ides. 

Please direct quest ions to Sarah Vitale, Project Manager (sarah@tbrpc.org) . 
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