10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

[FOR INTERNAL DISCUSSION PURPOSES ONLY]

REDEVELOPMENT OF HILLSBOROUGH COLLEGE DALE MABRY CAMPUS
NON-BINDING MEMORANDUM OF UNDERSTANDING OUTLINE

Project Structure and Land Contribution

Property Description

Site Plan

HC Dale Mabry Campus Redevelopment Overview
Temporary HC Facilities

Stadium Development Overview

Mixed-Use Development Overview

Land Entitlements (Use, Zoning, Permits, Approvals)
Deed Restriction Obligations

Economic Incentives

Developer Selection

Parking Agreement Obligations

Predevelopment Actions and Costs

Condition Precedents

Post-Project Control

Confidentiality Obligations

Exclusivity Period and Obligations

Prohibited Encumbrances and Agreements

Non-Binding

4916-0649-7399.24



[FOR INTERNAL DISCUSSION PURPOSES ONLY]

NON-BINDING MEMORANDUM OF UNDERSTANDING
REDEVELOPMENT OF HILLSBOROUGH COLLEGE DALE MABRY CAMPUS

In accordance with discussions among representatives of the District Board of Trustees of
Hillsborough College (“HC”) and Rays Baseball Club, LLC (the “Rays” and together with HC,
collectively, the “Parties”), this Non-Binding Memorandum of Understanding (“MOU”) sets forth
the understanding of the Parties with respect to the planning, structuring, and contribution of the
contemplated HC Facilities, Mixed-Use Development, and Stadium Development (each as defined
below) located at the Property (as hereinafter defined) (the “Project”). Upon acceptance and execution by
the Parties of this MOU, the Parties shall use commercially reasonable efforts to memorialize mutually
acceptable agreements setting forth all of the terms and conditions for the Parties to implement and
develop the Project (collectively, the “Definitive Agreements”). The terms and conditions for the
Project are as follows:

Structure and The Parties intend to develop on the Property, the following as an integrated
Contribution Project:
(D) HC Facilities, as defined below, consisting of one or more new

educational building(s). The approximate square footage of the HC
Facilities, including existing facilities not affected by the Project, shall be
agreed to in the Definitive Agreements.

2) (a) Stadium Development, as defined below, consisting of a new Major
League Baseball stadium (the “Stadium”), together with related
amenities.

(b) Mixed-Use Development, as defined below, consisting of various
venues/buildings and other amenities throughout the Property.

HC and the Rays will negotiate in good faith to agree on an ownership and
financing structure and the conditions precedent for the contribution of the
Property by HC.

The entire Property would be made subject to a declaration of covenants,
conditions and restrictions (“CC&Rs”) that would govern various easement,
common use, restriction and other rights and obligations. HC would have certain
participation rights, as set forth in the CC&Rs. The parties acknowledge that the
restrictions would include certain design and architectural standards,
impermissible uses, such as competing educational uses and certain “sin” uses, as
determined by HC and the Rays, and signage requirements, including, without
limitation, that HC must be appropriately identified and promoted (where
applicable) on signage on the Property. To the extent there are any regular or
special assessments imposed under the CC&Rs, HC will be exempt from the
same, unless such assessments are attributed to HC’s gross negligence or willful
misconduct.

The HC Facilities would be built as a standalone project on a separate area of the
Property located in the Southwest corner of the Project fronting on N. Lois
Avenue (the “College District”) that would be retained by HC and not ground
leased to the Rays. All necessary easements for ingress, egress, utility
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infrastructure and parking relating to the College District will be addressed in the
CC&Rs.

Pursuant to the terms of the Definitive Agreements, HC will ground lease the
entire Property, except for the College District, to the Rays or a Rays’ affiliate by
long-term lease of not less than 99 years (subject to termination for default or
reversion after the applicable notice and cure period, as specified therein), and the
Rays or the Rays’ affiliate will accept such lease from HC. Notwithstanding the
foregoing, HC acknowledges that Hillsborough County (the “County”) will
require that the Stadium be conveyed to the County as a condition to any public
financing relating to the Stadium Development.

In consideration of HC’s ground leasing and conveyance of the Property, (i) the
Rays will cause (A) the Temporary Facilities, as defined below, and (B) the HC
Facilities, as defined below, to be constructed on the Property, each in accordance
with the Definitive Agreements and terms herein, and (ii) the Parties anticipate
the prominence and activity generated by the Project that will significantly
enhance HC’s visibility, strengthen its community presence, and create valuable
opportunities for outreach, partnerships, and student engagement.

The Property is an approximately 113 acre-site located in Tampa, Florida,
bounded by W. Dr. Martin Luther King Jr. Boulevard, N. Lois Avenue, W. Tampa
Bay Boulevard., and N. Dale Mabry Highway (the “Property”). A map depicting
the Property is attached hereto as Exhibit A-1. In the event HC acquires title to
any state-owned lands located near the Property as shown on Exhibit A-2 (“State
Lands”), the State Lands shall be added to the Property subject to the ground
lease referenced above and the Parties will cooperate to include any and all State
Lands in the Definitive Agreements or an amendment(s) thereto.

The Parties agree to collaborate on the final site plan and budget with regard to the
HC Facilities and College District, including, without limitation, an identified
footprint for the College District and the final CC&Rs. Upon mutual written
agreement of the Parties and subject to further terms and conditions, the Rays
may add subsequent phases and additional property may be added to the
Project if the Rays determine such actions to be feasible, with the same being
subject to the CC&Rs. The master plan for the Project, including the
integration of the HC Facilities into the Project, shall be subject to HC’s
approval, which approval right shall be limited to input that would reasonably
be expected to materially impact the operations of the HC Facilities.

The Parties agree, as part of the Project on the Property, the Rays shall cause
the redevelopment of HC’s current campus on the College District portion of
the Property in a way reasonably acceptable to HC in its sole and absolute
discretion that ensures new educational facilities, ancillary utility infrastructure,
adequate parking, and ample common area space (the “HC Facilities”). The
HC Facilities will be programmed, designed and constructed in accordance
with the Approved HC Plans (as hereinafter defined). All infrastructure,
educational facilities, parking, and common area space constructed on the
College District shall be completed in accordance with applicable requirements
of Florida law, including Chapter 1013 Florida Statutes, Florida’s State
Requirements for Educational Facilities, the Florida Building Code, and
competitive procurement/solicitation requirements, and approval by the Florida
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Legislature. HC would have sole control and responsibility over the
construction of the HC Facilities on the College District and after construction,
responsibility for all activities, operations, and operating costs within the
College District, subject to the terms herein.

HC would be responsible for the construction and completion of the HC Facilities
on the College District. Any construction by the Rays relating to the Stadium
Development or the Mixed-Use Development, including demolition of the current
HC facilities and construction of Temporary Facilities, shall be done in a manner
so as to minimize interference with HC’s operations and activities. The Parties
will use good faith efforts to agree to a solution to all temporary displacement
and disruptions of regular HC operations and activities during the construction
phase, including establishing temporary facilities and utility infrastructure, of
adequate size, quality and location, that allows HC to continue to operate during
the course of construction (the “Temporary Facilities”), the terms of which will
be memorialized in the terms of the Definitive Agreements. A proposed master
plan for temporary parking during construction is shown as Exhibit B-1 and a
proposed master plan for Temporary Facilities during construction is shown as
Exhibit B-2. If necessary, the Parties agree to cooperate to develop a mutually
agreed upon plan for the relocation of the Allied Health Building pursuant to the
terms of the Definitive Agreements, provided that the current Allied Health
Building and the Science Building, and the use thereof, shall not be disturbed
during construction and shall be fully operational unless such buildings are
reconstructed and reopened in the new location.

The Parties recognize that there may be shared areas, during and after the
construction phase, that require utilization by both the Rays and HC, and the
Definitive Agreements will include the CC&Rs and other agreements for
reciprocal easements that address such use. The scope, final costs, and
construction schedule of the HC Facilities will be determined as part of the
Definitive Agreements.

Pursuant to the Definitive Agreements, the Rays and HC will mutually agree
upon the plans and specifications (“Approved HC Plans”), and construction
timeline of the HC Facilities on the College District, which Approved HC Plans
shall comply with all applicable laws, including Chapter 1013, Florida Statutes.
The Approved HC Plans will be subject to HC’s approval in its sole and absolute
discretion, and will be subject to the Rays’ approval on the design, aesthetics and
architectural standards, to ensure that the HC Facilities will be constructed in
alignment with the Project as a whole. The scope and extent of the Rays’
conditions to funding the HC Facilities will be determined as part of the
Definitive Agreements.

As part of the Definitive Agreements, the Parties will evaluate whether
construction may affect HC’s aggregate in-person and online enrollment at the
Dale Mabry campus and will explore potential options to address any
demonstrated impacts.

The Parties agree, as part of the Project on the Property, that the Rays will
construct a Major League Baseball stadium that will be home to the Rays (the
“Stadium Development”). The Parties acknowledge that the Rays will have sole
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and exclusive control over the Stadium Development, during and after
construction, subject to any agreements with the City of Tampa, the County or
other local governments. No agreements with any third party that has a direct and
material impact to HC may be entered into without the approval of HC. The
location and scope of the Stadium Development will be determined as part of the
Definitive Agreements.

The Parties agree, as part of the Project on the Property, that the Rays will
construct a mixed-use development that may consist of, but is not limited to,
hotels, retail space, multifamily buildings, sports and health related buildings,
commercial buildings, parking structures, restaurants and other related buildings
(“Mixed-Use Development”). The Parties acknowledge that the Rays will have
sole and exclusive control over the Mixed-Use Development, during and after
construction. The scope of the Mixed-Use Development will be determined as
part of the Definitive Agreements. The Mixed-Use Development will be subject
to one or more separate written leases with the Rays or a Rays affiliate that will
provide for termination for cause and rights of reverter, subject to an applicable
notice and cure period.

The Rays will indemnify and hold harmless HC from any loss not otherwise
reimbursed by insurance and resulting from actual damage to the facilities located
on the Property and utilized by HC for educational purposes that occurs during
the construction of the Stadium Development or the Mixed Use Development,
provided that such damage is caused solely by the negligence of the Rays or their
authorized agents.

The Stadium Development and the Mixed-Use Development would be burdened
by restrictions (which may be contained in the CC&Rs) such that (a) no other
educational providers or entities that do or may compete with HC may have a
presence therein, except for the use of the contemplated sports facility and as
otherwise provided in the Definitive Agreements, and (b) no other entities that
may impair or impugn the reputation of HC as a public educational entity may
have a presence (adult entertainment, gambling, cannabis sale, beneficial
ownership by a Foreign Entity of Concern as set forth in Florida law), provided
that the Rays will be permitted to advertise any product that is approved by Major
League Baseball. The Mixed-Use Development shall be operated with due regard
for HC when HC classes are in session (including items which may be included in
the CC&Rs), the parties recognizing that the current HC facilities already
accommodate smaller scale impacts (including noise and traffic) from current
nearby venues, such as Legends Field and Raymond James Stadium.

Prior to any action taken with the City of Tampa, the County, or other
municipalities or agencies, HC and the Rays will identify all entitlements and
approvals necessary to develop the Property (the “Entitlements”). Pursuant to the
Definitive Agreements, the Rays will seek all necessary Entitlements and HC will
cooperate with the Rays at no cost or expense to HC in seeking such
Entitlements, by means including but not limited to signing all necessary
approvals, consents, and authorizations, provided however that HC shall not be
required to consent to any Entitlements that materially impact HC’s operation as a
public educational institution, as determined by HC in its reasonable discretion.
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The Parties recognize that a portion of the Property is currently subject to a right
of reverter contained in a vesting deed to HC that provides that the Property
reverts to the State of Florida if it is used for anything other than junior college
purposes (“Deed Restrictions™). Pursuant to the Definitive Agreements, HC shall
support the Rays’ efforts to cause an amendment, modification, or termination of
the Deed Restrictions in a way necessary to complete the Project, satisfactory to
the Rays.

The Rays will pursue various economic incentive programs at the local and state
levels in connection with the Project (“Economic Incentives”). HC shall
cooperate in good faith with the Rays in its Economic Incentive efforts and shall
reasonably assist as necessary to accomplish such Economic Incentives, at no
cost, expense, liability or detriment to HC.

With regards to the HC Facilities on the College District, HC will select a
developer (“Developer”). The Rays may select different Developers for the
Stadium Development and Mixed-Use Development. HC’s approval and
representation will not be required with regard to the Developer selection in
connection with the Stadium Development and Mixed-Use Development,
provided, however, that the Rays will not engage any Developer that (i) is
restricted from doing business under the regulations of the OFAC, (ii) is a person
described by Section 1 of the Executive Order (No. 13,224) Blocking Property
and Prohibiting Transactions With Persons Who Commit, Threaten to Commit, or
Support Terrorism, 66 Fed Reg., 49,079 (September 24, 2001), (iii) is on the
Scrutinized Companies that Boycott Israel List created pursuant to § 215.4725,
Fla. Stat., (iv) is on the Scrutinized Companies with Activities in Sudan List or
the Scrutinized Companies with Activities in Iran Terrorism Sectors List, both
created pursuant to § 215.473, Fla. Stat., (v) is engaged in any business operations
in Cuba or Syria, (vi) would violate Section 287.138(4), Fla. Stat. (Foreign
Countries of Concern), or (vii) would violate Section 787.06 Fla. Stat. (Human
Trafficking). The Developer will lead the Mixed-Use Development and Stadium
Development and provide comprehensive development services in return for
market fees paid by the Rays, reimbursement and incentives to be negotiated in
good faith between the Developer and the Rays.

The Parties recognize that a portion of the Property is currently subject to a
parking agreement between HC and Tampa Sports Authority (“Parking
Agreement”) and a Joint Use and Maintenance Agreement between HC, Tampa
Sports Authority, and the New York Yankees (“JUMA”). Pursuant to the
Definitive Agreements, the Parties will cooperate in good faith to modify the
Parking Agreement and JUMA, as necessary, in a way that permits construction
and operation of the Project on the Property without loss of revenue to HC or
default under the Parking Agreement and JUMA. The Parties will work together
in good faith to develop a parking plan for the pre-completion and post-
completion time periods, which will be memorialized in the Definitive
Agreements. HC shall provide the Rays with financial information relating to all
parking revenue which shall confirm the number of spaces in each area and the
parking charge for each space within such areas. Until the execution of the
Definitive Agreements or written notification of termination of the discussions by
any of the Parties, HC agrees not to renew or modify the Parking Agreement or
JUMA without prior approval from the Rays. The terms of this section shall be



Predevelopment
Access and Actions

Predevelopment
Costs

4916-0649-7399.24

[FOR INTERNAL DISCUSSION PURPOSES ONLY]

binding upon the Parties.

Additionally, the Definitive Agreements will provide for sufficient parking for
HC, during and after construction, as mutually agreed upon by the Rays and HC.

The Rays will take all necessary actions to prepare the Property to permit
construction of the Project (“Predevelopment Actions”). Subject to HC’s
continued use and operations for its purposes, HC will permit the Rays to have
full and continuing access to the Property and all parts thereof, as well as to all
relevant documents and records of HC, to the extent said documents and records
are in HC’s possession and/or control, as they relate to the title, physical
condition or development or operation of the Property; however, no modification
to the title, zoning or entitlements would be made without the prior approval of
HC, and no intrusive testing or other activity may be undertaken without the prior
approval of HC, which approval shall not be unreasonably withheld, delayed, or
conditioned. Without limiting the generality of the foregoing, the Rays will have
the right to enter upon the Property during the predevelopment period for the
purpose of performing surveying, engineering, environmental tests and studies,
test borings and such other similar work as the Rays shall consider appropriate.
The Rays will have the further right to make inquiries of governmental
authorities, utility companies, and other relevant Parties to make such studies and
analysis and to undertake discussions and/or negotiations concerning the Project
as the Rays consider appropriate. All Predevelopment Actions shall be (i) at the
sole cost and expense of the Rays, and (ii) coordinated with HC so that no
material disruption to HC classes or activities will occur. HC reserves the
unilateral right to delay or pause any Predevelopment Actions that cause material
disruption until a mutually agreeable solution is reached between the Parties.

Throughout the predevelopment period, the Rays may undertake such master
planning, design, investigation and other predevelopment activities as the Rays,
in its good faith professional judgment, consider appropriate to advance the
Project and, without limitation, will exercise commercially reasonable efforts to
cause the Property to be entitled to permit construction of the Project.
Predevelopment actions under this section may further include, without
limitation, efforts to procure the Deed Restrictions release and to obtain necessary
land use approvals and Entitlements and other required permits for the Project.
Promptly following any Rays’ request, HC will execute or cause to execute any
application, consent or other submission related to the Deed Restrictions release
or such land use approvals and Entitlements and other required permits as Rays
may reasonably require in connection therewith, provided that no such
predevelopment activities will materially affect HC’s function or reputation as a
public educational institution, as determined by HC in its sole and absolute
discretion. The Parties will fully cooperate with each other in connection with
such Predevelopment Actions.

Pursuant to the Definitive Agreements, the Rays will, at its sole discretion, fund
all costs associated with Predevelopment Actions (“Predevelopment Costs”).
Additionally, the Rays shall reimburse HC for all reasonable costs actually
incurred by HC in preparing the Definitive Agreements.
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The following shall be conditions precedent to the commencement of the Project
contained in the Definitive Agreements:

(a) Removal, modification or other resolution of the Deed Restrictions and
other encumbrances on the Property, satisfactory to the Rays.

(b) The Rays secure all Entitlements necessary to develop the Project
consistent with the Rays’ contemplated conceptual project plan, and the
Rays secure all required permits and approvals for development and
construction of the Project.

(©) The Rays secure all Economic Incentives on terms and conditions
satisfactory to the Rays in the Rays’ sole discretion.

(d) The Rays secure all financing and equity for the Stadium Development
on terms and conditions, and from Rays’ financing Parties, satisfactory to
the Rays in the Rays’ sole discretion, and such financing shall close or
will close and be effective at the contemplated closing, subject only to
payments or other conditions that will be satisfied upon or as part of the
contemplated closing.

(e) The Rays secure all necessary Major League Baseball approvals and
satisfy all necessary Major League Baseball requirements associated with
the Stadium Development.

43} All Temporary Facilities shall have been constructed as agreed by the
Parties and in compliance with all applicable laws, rules, regulations, and
ordinances and are adequate for the uninterrupted operation of HC until
completion of the HC Facilities.

(2) All other prerequisites, conditions and requirements, including, without
limitation those applicable to land rights procurement, consents and
approvals, and contracting established by the Rays as necessary for the
development of the Project must have been satisfied as determined by the
Rays in the Rays’ sole discretion.

(h) Finalization of a ground lease and CC&Rs acceptable to HC.

The Definitive Agreements will define the scope and extent of all conditions
precedent.

Upon completion of the Project, as defined in the Definitive Agreements, the
Rays shall retain sole and exclusive control over the Stadium Development and
Mixed-Use Development (subject to any terms and conditions contained in any
applicable leases or other agreements), and HC shall retain sole and exclusive
control over the HC Facilities and College District, in each case subject to the
CC&Rs.

HC is a political subdivision of the State of Florida and subject to the
provisions of Chapters 119 and 286, Florida Statutes. HC’s confidentiality
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obligations under this Agreement are subject to those statutes, and in the
event of any conflict between the confidentiality obligations of this
Agreement and those contained in those statutes, those statutes shall control.
For the avoidance of doubt, the terms of this Agreement shall not be
considered confidential. Subject to the foregoing, to the extent permissible by
applicable law, the Parties agree to MOU discussions and communications
regarding the Project and the transactions contemplated herein and all
information disclosed related thereto be confidential except to the extent
disclosure is permitted by both Parties in an agreed upon writing, required by
law or regulatory authority, or the same becomes generally available to the
public other than as a result of disclose in breach of this MOU. The same shall
not be disclosed to any third party other than select attorneys, accountants,
potential investors and lenders and advisors retained by Rays or HC in
connection with and in furtherance of the Project and transactions contemplated
herein. Parties shall notify such third parties of the confidential nature of such
permitted disclosures prior to providing any information to such parties. This
binding provision survives any expiration or termination of this MOU.

As consideration for the Rays incurring significant time and expense advancing
the Project prior to the Definitive Agreements being executed, HC agrees to a
period of exclusivity (“Exclusivity Period”) with the Rays for a period of the
lesser of (i) the execution of the Definitive Agreements or (ii) 180 days from the
date of this signed MOU.

During the Exclusivity Period, HC agrees that it will not grant any material
encumbrance on the Property nor enter into any material agreements or leases that
impact the Property, without prior written approval from the Rays.
Notwithstanding anything herein, HC shall have the right to enter into short-term
facility use agreements approved pursuant to existing HC policy and procedure,
as well as the right to enter into any agreements necessary or beneficial to HCs
status as a public educational institution. The terms of this section shall be
binding upon the Parties.

This MOU is only intended to provide certain understandings and agreements on
the Project that will ultimately be incorporated into the Definitive Agreements,
to be agreed upon by the Parties. No binding obligations, except for the temporary
restrictions regarding the parking agreement and exclusivity, limited
confidentiality, and encumbrance and agreement obligations agreed herein by the
Parties, will exist as result of the execution of this MOU until the Definitive
Agreements are executed by both Parties: or until one of the Parties elects to
terminate this MOU, at which time all temporarily binding obligations hereunder
shall cease as of the date of termination. HC shall not have any liability for costs,
expenses, fees, or other claims of any kind incurred by the Rays as a result of this
MOU, its termination, or in the preparation and negotiation of the Definitive
Agreements.

[ Signature Page Follows ]
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AGREED AND ACKNOWLEDGED AS OF , 2026:
Rays Baseball Club, LLC: District Board of Trustees of
Hillsborough College:
By: By:
Name: Name:
Title: Title:
Date: Date:
10
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EXHIBIT A-1 — PROPERTY MAP
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EXHIBIT A-2 — STATE LANDS
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EXHIBIT B-1 — PARKING DURING CONSTRUCTION PHASE
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Area Current Spaces | Spaces Lost| Spaces Maintained |Spaces Added |Notes

East Lot 653 653

staff South Lot 82 82

South Lot 391 257 134

SW Lot 565 182 441

NW Lot 2138 213

District Office 122 122

Science Lot 47 47

North Lot (West) 193 193

North Lot (East) 252 252

CEP Lot 29 29

Tennis Lots 67 &7

oOverflow South Assumes that overflow lots are not currently being utilized (269 spaces)
oOverflow Middle Assumes that overflow lots are not currently being utilized (268 spaces)
Overflow North Assumes that overflow lots are not currently being utilized (160 spaces)
Steinbrenner 468|Doesn’t include VIP or covered spaces

Tennis Temp Lot Assumes 100 spaces/acre

Wooded Area Temp Lot 576|Assumes 80 spaces/acre

Total 2619 1270 14807 1044

Total Spaces Before Construction: 2619
Total Spaces During Construction: 2451

EXHIBIT B-2 - TEMPORARY FACILITIES DURING CONSTRUCTION PHASE

Legend
Description Quantity Unit
B [ Area Measurement - Area 1 13,440 =f
B Area Measurement - Area 2 44,640 =f
B Area Measurement - Area 3 7,680 =f
W Ares Messurement - Area 4 42240 <
W Area Measurement - Area 5 44,640 =1
B Area Measurement - Area 6 3,360 =f Avea
W Measurement - Assembly Trade Ed 15,590 frea
) Measurement - Tatal 176,269 sl
W Count Measurement 333 Court
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