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Appendix A: Affordable Housing Barriers Exercise 
Presented to the Affordable Housing Advisory Committee November 9, 2011  

 
Please Rank the Following Regulatory Obstacles to Affordable Housing from 1‐11, with one having the 

greatest impact on ability to provide affordable housing, and 11 having the least impact. 
 

___ Sidewalk requirements 

___ Street width requirements 

___ Setback requirements 

___ Rehabilitation/reconstruction requirements 

___ Parking requirements 

___ Open space requirements 

___ Minimum lot size requirements 

___ Building height restrictions 

___ Fee and dedication requirements 

___ Administrative processing procedures 

___ Modular/mobile construction requirements 
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Appendix B: Affordable Housing Advisory Committee 
Incentives for Affordable Housing 

Presented to the Affordable Housing Advisory Committee December 1, 2011 
 
 
Please rank the following affordable housing strategies in order of the greatest impact to 
housing to the least impact, with 1 being the greatest impact and 5 being the least.  
 
___Financial Incentives 
 
___Alternative Standards (density, parking, setback etc.) 
 
___Increase land availability (county‐owned land donation, target areas, land assembling etc.) 
 
___ Partnership Opportunities 
 
___ Siting Criteria (close to transit, employment, schools etc.) 
 
 
 
 
Please rank the following financial incentives in order of impact to affordable housing with 1 
being the greatest impact and 7 being the least impact.  
 
Financial Incentives 
 
___ Waiver of Impact Fees 
 
___ Define “Significant Economic Impact” on affordable housing and review proposed regulation    
accordingly 
 
___Tax abatement 
 
___ Utilizing tax increment financing 
 
___ Payment into Housing Trust Fund 
 
___ Increased Subsidy Programs – Including rental affordability subsidies, utility rebates, and 
  payment assistance 
 
___ Eliminate Processing Fees for Affordable Housing  
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Please rank the following alternative standards in order of impact to affordable housing with 1 
being the greatest impact and 7 being the least impact.  
 
Alternative Standards 
 
___ Innovative Methods for Affordable Housing – Accessory Dwelling Units, Single Room  
Occupancy, Mixing Unit Types 
 
___ Support development of new and economically feasible construction techniques 
 
___ Allow for a variety of minimum lot sizes, minimum floor areas, parking, setbacks, and 
residential land use mixes that allow for a choice in housing types, designs, and price levels 
 
___ Provide code compliance incentive programs to preserve affordable housing units 
 
___ Allowance of density bonuses without rezoning or comprehensive plan amendment if 
builder constructs affordable housing 
 
___ Allow for density bonuses in targeted areas that include mixed use development, transit, and 
other preferred siting criteria 
 
___ Incorporate a percentage of “reserve units” above the units approved at site development 
to incentivize affordable housing 
 
___ Modifications in street layout and design 
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Appendix C: Prioritization of Methods to Ensure Availability of Affordable Housing 
Inclusionary Zoning 

Presented to the Affordable Housing Advisory Committee December 1, 2011 
 

 
Please review the following alternatives/additions that can be included in a proposed 
inclusionary zoning policy framework for the County. Rank them in the order that you believe 
they would be most beneficial, with 1 being the most beneficial, and 4 being the least.  
 
___ Fee‐In‐Lieu 
 
___ Off‐Site Construction 
 
___ Land Dedication 
 
___ Credit Transfer 
 
 
Please also rank the methods to “strike a balance” to allow for an inclusionary zoning program 
to be successful, with 1 being the most important, and 8 being the least.  
 
___ Mandatory v. Voluntary 
 
___ Percentage of Affordable Units 
 
___ Size of Qualifying Developments 
 
___ Targeted Income Group 
 
___ Incentives 
 
___ Allowance of Alternatives 
 
___ Length of Affordability 
 
___ Resale Restrictions 
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Appendix D: Power Point Presentation  
Best Practices in Affordable Housing, Pasco County Market Area Planning,  

and Inclusionary Zoning Techniques 



Scope for the Affordable 
Housing Advisory Committee 

1) Review and recommend incentives  

2) Evaluate the implementation of incentives  

for affordable housing 



Roles and Responsibilities 
1) Expedite process 
2) Impact fee – reduction, waiver, or alternative fee 
3) Flexible densities  
4) Infrastructure capacity reservation 
5) Affordable accessory residential units 
6) Parking and setback reduction 
7) Flexible lot configuration (eg. zero-lot-line) 
8) Evaluation of housing cost based on policies and 

procedures 
9) Street requirement modification 
10) Affordable housing inventory (public owned land) 
11) Support sitting – near transit, employment, mixed use 



Assembling the Puzzle –  
The Partnership Perspective 

Affordable Housing Tools 
 

 
Dr. Ned Murray, FIU Metropolitan Center 

James Carras 
Danny Bivins, Tarragon South 

 
Presented at the 2005 Florida Chapter of the American Planning 

Association Conference 
 



Affordable Housing Tools 
Inclusionary Zoning 

 • What is it?  
• Inclusionary Zoning involves the development of a 

percentage of residential units at affordable costs 

 Is it for your community? 
 Advantages 

 Creates ongoing affordable housing stock 
 Less public subsidies needed 
 Integrates families of all income levels 
 Eliminates pockets of high poverty 
 Prevents sprawl by intensifying densities  

 Disadvantages 
 Developers asked to solve a social problem  
 Costs are passed on to market rate homebuyers 



Affordable Housing Tools 
Inclusionary Zoning 

 Allowing Alternatives 
 Fee In-Lieu - Developer pays a fee for units not built  

 Collected into a fund to build affordable units elsewhere 
 Varying calculation to determine amount (per unit, per square 

foot, etc) 
 Some require larger fee than cost to build units 

 Off-Site Construction - Developer builds units on an alternate 
site 
 Some require a greater percentage of affordable units 

 Land Dedication - Developer donates land for future affordable 
units 
 Often developed by profit/non-profit partnership 
 Best in areas where land is limited 

 Credit Transfer - Developer credits required units to another 
project 
 Similar to off-site construction 



Affordable Housing Tools 
Inclusionary Zoning 

 Striking a Balance 
 Mandatory vs. Voluntary 

 Mandatory – Difficulty in gaining public support 

 Voluntary – Fewer units created 

 Percentage of affordable units 
 Too low – Not enough affordable units created 

 Too high – Income from market rate units will not subsidize development costs  

 Size of qualifying developments 
 Too small – projects become unfeasible without alternatives 

 Too large – may encourage developers to only build below threshold 

 Targeted income group 
 Lower – More subsidizes necessary and fewer units created 

 Higher – Less needy families assisted 

 Incentives 
 Too few – Advantages do not outweigh costs of development 

 Too many – City over-subsidizes projects 

 



Affordable Housing Tools 
Inclusionary Zoning 

 Striking a Balance (cont) 

 Alternatives 

 Advantage – Maximizes number of units developed 

 Disadvantage – Reduces dispersal and integration of mixed-income 
families 

 Length of affordability 

 Short time – loss of units over time 

 Long time – may not have most deserving families occupying units 

 Resale Restrictions 

 Advantage – Maintain units at affordable prices 

 Disadvantage – Homebuyer does not build equity in their home 

 



Best Practices in Affordable 
Housing 

Examples from Florida Counties’ 
Comprehensive Plans 



Counties That Were Reviewed 

 City of Jacksonville/Duval County 

 Palm Beach County 

 Brevard County 

 Broward County 

 Miami-Dade County 

 



Permitting Procedures 

 Filing for Final Plat Review without Preliminary 
Plat Review 

 Streamline planning, zoning, permitting, and 
building codes that may unduly restrict or 
increase the cost of housing 



Financial Incentives 

 Waiver of Impact Fees 

 Define “Significant Economic Impact” on affordable 
housing and review proposed regulation accordingly 

 Tax abatement 

 Utilizing tax increment financing 

 Payment into Housing Trust Fund 

 Increased Subsidy Programs 

 Eliminate Processing Fees Affordable Housing Zoning 
Petitions 



Alternative Standards 

 Innovative Methods for Affordable Housing – 
Accessory Dwelling Units, Single Room 
Occupancy, Mixing Unit Types 

 Support development of new and economically 
feasible construction techniques 

 Allow for a variety of minimum lot sizes, 
minimum floor areas, setbacks, and residential 
land use mixes that allow for a choice in 
housing types, designs, and price levels 

 



Alternative Standards (Continued) 

 Provide code compliance incentive programs to 
preserve affordable housing units 

 Allowance of density bonuses without rezoning or 
comprehensive plan amendment if builder constructs 
affordable housing 

 Allow for density bonuses in targeted areas that 
include mixed use development, transit, and other 
preferred siting criteria 

 Incorporate a percentage of “reserve units” above the 
units approved at site development to incentivize 
affordable housing 

 

 



Availability of Land 

 Dedication of County-Owned Land to 
Affordable Housing 

 Establish programs to utilize lands for building 
affordable housing in targeted areas 



Partnership Opportunities 

 Coordinate with Economic Development 
Council to develop plans and encourage 
multifamily and mixed income level housing 
into these plans.  

 Establish tenant or homeowner association to 
maintain units 

 Community Engagement in Developing Housing 
Plans 

 



Siting Criteria 

 “Live where you work” 

 Assist affordable housing projects which are 
proximate to employment concentrations, 
mass transit, or with easy access to a range of 
services 

 Geographic Dispersal must be addressed to 
avoid the concentration of affordable housing 
in specific areas of the County 

 Target Areas 



Pasco County  
Market Area Planning 

Potential impacts on affordable housing 



Five Market Areas 

West 

South 

East 

Central 

North 



 





 



1 

2 

3 

4 

SR 54 

Ridge 

SR 52 

S Co Line 

N Co Line 



 Multi-modal connectivity 

 Employment opportunities 

 Eco-tourism 

 Compact, mixed-use 

development 

 Revitalize neighborhoods  

 Provide affordable housing 

 Energy efficiency 

 Celebrate historic assets 

and neighborhood features 

 Post disaster 

redevelopment planning 

Overall Objectives Districts and Nodes 



Related Policies 

 POLICY FLU 8.1.1: WEST MARKET AREA ESTABLISHMENT 

 WEST MARKET AREA VISION    

 The West Market Area as established on Map 2-17 is envisioned as 
an Urban Coastal/Inland Area with redevelopment and infill 
opportunities. The significant inventory of affordable housing 
neighborhoods shall be enhanced through infill and 
redevelopment in a manner which will strengthen their vitality.  
Compact, mixed use development in a manner which will 
enhance energy efficiency and conservation and reduce 
greenhouse gas emissions shall be encouraged. 



 



 



Related Policies 

 Policy FLU 10.2.5: Pasco County shall 
encourage a mixture of housing types 
including workforce housing. 

 Policy FLU 10.3.6:  Transit Station Area Plans  

 Housing Mix 

 Workforce and Affordable Housing 

 Parking Reduction 

 Land Use Flexibility 

 Alternative Development Standards  

 Economic Incentives to Implement 

 



Land Development Code Rewrite 
Phase 1 Summary 

 The amended Code focuses on  

 Clarifying language 

 Reducing duplication  

 Minimizing process for process sake 

 Allowing staff to make decisions without asking 
“mother may I” 

 Permitting applicants to use creativity  



 Affordable housing, economic development projects 
and Green building projects have been explicitly 
identified for priority processing.  (Chapter 300 of 
the Code) 

 …every effort will be made to expedite those projects 
using a shared, agreed upon time frame where the 
responsibilities and timeframes for both the County 
and applicant are mutually agreed upon…  

Plan Type Expedited Review Time 
Nonexpedited 
Review Time Time Saved 

PSP 20 Days 45 Days 25 Days 

Simultaneous Plans 20 Days 45 Days 25 Days 

Resubmittals 10 Days PSP; 15 Days Others 21 Days 6-11 Days 

 

Timelines for Expedited Plan Reviews 



Land Development Code Rewrite 
Phase 1 Summary 

 Specifically 

 Site plans do not need to go to DRC 

 Administrative variances and alternative standards that 
do not go to DRC reduce costs- no public hearing and 
quicker decision 

 MPUD – only DRC and BCC – not DRC, PC and BCC 

 Hearings for Comprehensive Plan Amendments – 2 
instead of 3 before transmittal 

 Citizen involvement early – so does not blow up at end 



Land Development Code Rewrite 
Phase 1 Summary 

 Specifically 

 Additional flexibility in the sign code and new category of 
signs for signs internal to residential development. 

 Tree surveys not as onerous (don’t need to survey five 
inch to 9 inch DBH trees) 

 Retrofit landscaping requirements-can incrementally 
come into compliance 
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Appendix E: Pasco County Comprehensive Plan Siting Criteria for Affordable Housing 
 
POLICY HSG 2.4.2: SITING CRITERIA 
Pasco County shall provide for the location of publicly assisted housing; group homes; foster‐care 
facilities licensed or funded by the State; and housing for very‐low‐, low‐, and moderate‐income 
households, the elderly, and handicapped in residential areas which meet the following criteria: 
a. Adequate public facilities are present. 
b. Adequate public services are present. 
c. The site is proximate to employment opportunities. 
d. The site is proximate to schools and recreation. 
e. The site is proximate to emergency medical facilities. 
f. The site is proximate to public transportation routes. 
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Appendix F: Pasco County Comprehensive Plan – Transit Oriented Development Adoption Ordinance 



THE BOARD OF COUNTY COMMISSIONERS ORDINANCE NO. lo ' l 9  

AN ORDINANCE AMENDING THE PASCO COUNTY COMPREHENSIVE PLAN, CREATING FUTURE LAND USE 
GOAL 10, TRANSIT ORIENTED DEVELOPMENT WlTH ASSOCIATED OBJECTIVES, POLICIES AND MAPS; 
AMENDING THE FUTURE LAND USE APPENDIX TO ESTABLISH AND RECOGNIZE FUTURE LAND USE 
OVERLAYS AND PROVIDE FOR IMPLEMENTATION OF OVERLAY CLASSIFICATIONS; AMENDING THE FUTURE 
LAND USE APPENDIX TO ESTABLISH A TRANSIT CENTER OVERLAY - FUTURE LAND USE CLASSIFICATION 
WlTH ASSOCIATED CRITERIA AND IMPLEMENTATION STANDARDS; AMENDING THE FUTURE LAND USE MAP 
SERIES TO APPLY THE TRANSIT CENTER OVERLAY TO APPROXIMATELY 14,000 ACRES; AMENDING THE 
GLOSSARY; PROVIDING FOR A REPEALER, SEVERABILITY, AND AN EFFECTIVE DATE. 

WHEREAS, Chapters 125 and 163, Florida Statutes, authorize and require the Board of County 

Commissioners of Pasco County to prepare and enforce a Comprehensive Plan for the development of the 

County; and 

WHEREAS, the Board of County Commissioners adopted a Comprehensive Plan on June 15, 1989, 

which has been subsequently amended; and 

WHEREAS, on February 24, 2010, the Board of County Commissioners authorized transmittal of the - 
proposed amendment to the adopted Comprehensive Plan to the Florida Department of Community Affairs 

(FDCA) to obtain review and comment on the said amendment; and, 

WHEREAS, on May 19, 2010, the Board of County Commissioners received a FDCA Objection, 

Recommendation, and Comment Report (FDCA No. 10-1) on the proposed amendment to the adopted 

Comprehensive Plan; and 

WHEREAS, the Board of County Commissioners, as part of said report, was requested to consider 

adopting certain changes to the proposed amendment in order to have the FDCA find the proposed 

amendment to the Comprehensive Plan in compliance; and 

WHEREAS, FDCA objected to proposed Objective 10.2, stating that the policies do not establish in the 

plan, meaningful and predictable standards to guide development, and recommended revising Transit Oriented 

Development policies to establish guidelines and standards to support Transit Oriented Development; and 

WHEREAS, the Board of County Commissioners considered FDCA recommendation and is amending 

the Future Land Use Appendix to establish and recognize Future Land Use Overlays and provide for the 

implementation of overlay classification with the associated criteria and implementation standards; amending 

the Future Land Use Appendix to establish a Transit Center overlay and Future Land Use classification with 

associated criteria and implementation standards; amending the Future Land Use map series to apply the 

Transit Center Overlay to approximately 14,000 acres; and 

WHEREAS, the Board of County Commissioners is also adding establishment of maximum amounts of 

development density and intensity that could occur under each station type; and 

WHEREAS, the Board of County Commissioners revised the proposed amendment to respond to the 

concerns raised by the FDCA; and 



WHEREAS, the Board of County Commissioners, on July 27, 2010, held an adoption public hearing on 

the proposed amendment to the Comprehensive Plan with due public notice provided, pursuant to 

Section 163.3184, Fla. Stat., said hearing which was continued until August 10, 2010, and has considered all 

comments received during the public hearing and provided for necessary revisions. 

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

I Florida, as follows: 

SECTION 1. The Pasco County Comprehensive Plan, Chapter 2, Future Land Use 
Element, is amended to create GOAL FLU 10 with supporting Objectives and Policies as 
shown below in underline format: 

FLU GOAL 10 TRANSIT ORIENTED DEVELOPMENT 

Creation of a land use planning framework encouraging, supporting and implementing transit-oriented 
development in a manner supporting and implementing the TBARTA and One Bay reaional vision of 
concentrated land use by decreasing auto-dependency and increasing the economic viability, sustainability 
and livability of Pasco County. 

Obiective 10.1 Transit Emphasis Corridor 

A Transit Emphasis Corridor connecting activitv centers within Pasco Countv and the Tampa Bay region. 

Policv FLU 10.1.1: Pasco County Transit Emphasis Corridor is as depicted in FLU Map 2-23. 

Policv FLU 10.1.2: The Countv shall encouraae the use of mass transit in order to decrease the 
dependencv of automobile trips. 

Policv FLU 10.1.3: The Countv shall coordinate with (TBARTA). Pasco Metropolitan Planning 
Organization (MPO), Florida Department of Transportation, and other regional transit agencies 
regarding the provision of transit service and location of stations. 

Obiective 10.2 Transit Oriented Design 

The Transit Em~hasis Corridor will have an increasing percentage of development and redevelopment based 
upon Transit Oriented Design principles including neighborhood context, connectivity, public realm 
improvements and site development standards. 

Policv FLU 10.2.1: Pasco Countv shall adopt a Transit Oriented Design Ordinance by 2012, 
containing specific and detailed provisions necessary to implement Obiective 10.2 and the policies 
thereunder. Notwithstanding anything to the contrary herein or within Obiective 10.2 and the policies 
thereunder, a property owner with an unexpired DRI, preliminary plan or MPUD zoning approved prior 
to the effective date of the Transit Oriented Desian Ordinance, shall have the option to develop 
pursuant to the approved and unexpired DRI, MPUD or preliminary plan. 

Policv FLU 10.2.2: Pasco County shall establish design principles that concentrate a mix of 
complementarv, well-integrated land uses within walking distance (IR-mile) of anticipated transit 
stations. 

Policv FLU 10.2.3: Pasco Countv shall encourage multi-use developments which include a mixture of 
uses on the same site. 

Policv FLU 10.2.4: Pasco Countv shall encourage mixed-use developments with a mixture of uses 
within buildings. 

Policv FLU 10.2.5: Pasco Countv shall encourage a mixture of housing t v~es  including workforce 
housina 

Policv 10.2.6: Pasco Countv shall encouraae mixed-use developments with patterns of compact blocks 
that form well-connected networks to encourage walking, promote and sup~ort mass transit reduce the 
number and lenath of automobile trips, and conserve enerav. 



Policv FLU 10.2.7: Guidelines created bv Pasco Countv shall address streetsca~e desian to 
encourage pedestrian activitv and create streets which are safe, comfortable and interestina to the 
pedestrian 

Policy FLU 10.2.8: The TOD Ordinance shall address the transition to transit use and the evolution of 
development sites during that transition. 

Obiective 10.3 Transit Center 0v'erlay 

Development of supportive land use patterns adiacent to future identified transit stations. 

Policv FLU 10.3.1 Transit Center Overlav Establishment. 

The Transit Center Overlav, depicted in Map 2-24, is an overlav to the Pasco Countv Future Land Use 
Map. The Transit Center Overlav and its associated polices are established to: 

Plan effectivelv for the provision of transit and supportina land uses; 
Reduce automobile trips and trip lenaths; and 
Create efficiencv in plannina and provision of infrastructure 

Policy FLU 10.3.2 Transit Center Overlav Status 

The adopted Transit Center Overlav. Map 2-24, functions as an overlav to the Future Land Use Map 
and does not affect anv riahts of propertv owners to develop their propertv as permitted under the 
Comprehensive Plan, the underlvina Future Land Use Classification, the Zoning Ordinance, or the land 
development reaulations of Pasco Countv. The utilization of the Transit Center Future Land Use Map 
Overlav is regulated through policies included herein that create a specific and definitive linkaae 
between the creation of the transit network to serve the overlav land uses and effective date of those 
land uses. '-Tp 

. %  5 

Policy FLU 10.3.3: Transit Center Overlav lmplementation 

To facilitate the furtherance of transit opportunities, the Board of Countv Commissioners mav utilize the 
Transit Center Overlav to establish stations pursuant to the tvpoloav in Figure 10-1. The application of 
the tv~oloav and establishment of specific station locations providing for increase densitv and intensity 
shall onlv be effective after: 

(a) Completion and adoption of a Transit Station Area Plan as described in Policv 10.3.6; 

(b) Identification of a premium transit route in an approved Long Ranae Transportation Plan; 
and - 

(c) A D D ~ O V ~ ~  bv Board of Countv Commissioners in a public hearing after receiving a 
recommendation from TBARTA and the Local Plannina Aaencv. Adopted Station Area Plans 
shall be included in the technical support document of the Comprehensive Plan and 
reflected on the Official Zonina Map. 

Increased densitv and intensitv mav onlv occur within the boundaries of the Transit Center Overlav and 
shall be subiect to the Station Allocations in Figure 10-2 Transit Center Overlav. Station Allocations. 

In determinina whether to adopt a Station Area Plan. the Board of Countv Commissioners shall 
I 
I 

consider the extent to which the densitv and intensitv increases provided for in the Transit Center 



Policv FLU 10.3.4: Transit Station Tvpoloay 

&';* y FAR refers to the Floor Area Ratio per net developable acre. Density refers to the number of dwelling units 
per net developable acre. 

-.- 

Fiaure 10-1 Transit Station T v ~ o l o g y  rr 

. &.Y, 1 
b A  A 

Station T v ~ e  

Reaiond C t m i m r ~ i a l  

Reaional Professional Service 

Reaional Mixed Use 

Communitv Commercial 

CommuniW Professjonal 
Service 

Cornmud& MS1Eed h e -  New 
TOWFIJ- e 

Cornmunitw Business 
Conrmelrce Park 

Neiahborhood 

* > 4 -  - . . 

Proiect Deve'oDment 
Standards* 
FAR: 1 - 2.25 
Stories: 1-5 

DUlacre: 20-30 dulac 
FAR: 1- 3.6 

Stories: 3- 12 
DUlacre: 40-60 dulac 

FAR: 1 - 5 
Stories:2-10 

DUlacre: 40-60 dulac 
FAR: 0.3- 1.25 
Stories: 1-5 

DUlacre: 10-20 dulac 
FAR: 0.6- 2.5 
Stories: 2- 8 

DUlacre: 10-20 dulac 

FAR: 0.6- 1.35 
Stories: 1 - 5 

DUlacre: 2030 dulac 

FAR: 0.15- 0.50 
Stories: 1- 2 

DU1acre: 0-20du1ac 

FAR: 0.6- 1.35 
Stories: 1 - 3 

DUlacre: 20-30 dulac 

Maximum # of 
Stations 

- 2 

- 3 

- 3 

- 2 

2 - 

3 - 

2 - 

- 2 

Land Use Allocation 

Commercial: 45% -60% 
Residential: 5%-15% 

Office: 30%-40% 
Commercial: 15%-30% 
Residential: 15%30% 

Office: 55%-65% 
Commercial: 10%30% 
Residential: 25%-35% 

Office: 40%50% 
Commercial: 40%50% 
Residential: 15%-25% 

Office: 30%-40% 
Commercial: 15%d5% 
Residential: 15%-25% 

Office: 55%-65% 
Commercial: 15%-25% 
Residential: 55%-65% 

Office: 15%-25% 
Commercial: 15%-25% 
Residential: 15%-25% 

Office: 15O 0-25Y 
Industrial: 3;%-4&, - 

Commercial: 5%-15% 
Residential: 75%-85% 

Office: 5%-15% 



Policv FLU 10.3.5: Transit Center Overlav Station Allocations rf? A'?. . ., A 
4 .  

.+> :. J 

Finure 10-2 identifies the maximum number of stations and the station t v ~ e s  
each portion of the Transit Center Overlav. Map 2-24 identifies the areas of the Transit Center Overlay 
to be used in implementing Figure 10-2. 

Figure 10-2 Transit Center Overlav Station Allocation 

Area Overlay I Station Tvm* 

Wireslrass Blvd 

C~mmunity Business Commerce Park 

'Station tv~es within a TRC Arm Overlav may be redaced with a less intensive station tv~e. 

Policv FLU 10,3R: TmnaCt $R&bn Area Plans 

(a) Transit Station Area Plans shall be prepared prior to svstem construction and prior to or 
during desinn phase of the Transit Corridor to efficientlv and effectivelv plan the land uses 
around proposed transit stations. 

(b) At the initiation of a Station Area Plannina process, all pro~ertv owners within the affected 
Transit Center Overlay shall be notified. 

(c) Station Area Plans shall be based on a detailed studv which willinclude all areas within a 1/2 
mile walking distance from the transit station to determine specific Station Area Plan 
boundaries. In determining the specific Station Area Plan boundaries existing future land 
use and zoning classification boundaries, physical, contractual, environmental, and 
communitv features, boundaries and borders shall be considered. A Station Area Plan shall 
not require increased densitv and intensitv if there is reasonable densitv and intensitv to 
support station location. Upon adoption the Station Area Plan shall be the development 
standard for the identified area. 

(d) Regardless of how the Station Area Plan is funded, a public involvement program, including 
communitv stakeholders, public agencies. ~ropertv owners, citizens and private developers 
shall be part of the Station Area Planning Process. This process shall include community 
desinn and public workshops. 

(e) At a minimum the Station Area Plan shall address: 

Station area tvpology and development/redevelopment vision 
Surroundina development pattern and communitv character 
Location based station area market analvsis and assessment for near and intermediate 
development proiections to identifv intensitv and land use mix within % mile of stations. 

(f) Station Area Plans shall include desinn principles for the transit station impact area which 
shall consider the followina: 



• Buildinn and Site Desinn 

0 

0 

0 

0 

0 

promote shared parking opportunities. 
o LEED or Other Sustainable Design Principles 
o Roadwav Tvpical Sections 
o Bicycle and Pedestrian Facilities 
o Public Realm, Streetscape, and O ~ e n  Space 

Public art, street trees, pedestrian scale liahtinn, arcades, awninas, 
Wavfindina sianaae, and benches 

o Guidelines based on street tvpes: wdestrian prioritv streets (fronts of 
buildinas/doors and windows), and secondarv streets (backs of buildinaslblank 
walls/service areas). 

o Buildinas desianed to front on public streets or on open spaces, with minimal 
setbacks and with windows and doors at street level instead of expansive blank 
walls. 

o Buildina entrances located to minimize the walkinn distance between the transit 
station and the buildina entrance. 

o Surface parking is located in the rear of buildings, with the encouragement of on 
street parkina. 

o Unencumbered pedestrian paths through surface parkina to transit stations. 
o Parkina structures are designed to include active uses on the qround floor street 

frontage. 
o Encouraae that buildings are the tallest and most intensely developed structures 

located near the transit stations. 

Connectivity 

o Direct pedestrian routes within station areas. Sidewalk locations and widths 
based on the anticipated level of service needed within public riahts of wav 
withinln mile walking distance from all station locations. 

o Encouraae pedestrian plazas, and other amenities that will enhance the 
pedestrian environment in and around transit stations. 

o Encouraae the development of bike lanes on arterial and collector roadwavs that 
provide connectivity with the Station Area. 

o Encouraae an interconnected network of compact blocks and ~edestrian-friendlv 
streets. 

o Loaical linkages to connect with the PedIBike Trail Systems 

Policy 

a o Housina Mix 
o Workforce and Affordable Housinq 
o Incremental Parkina Reduction Policies 
o Land Use Flexibility 
o Station Develo~ment Evolution / Requirement Triaaers and Thresholds 
o Economic Incentives to Implement 

lm~lementation Strategies 

o Reaulatorv 
o Public Private Partnershi~s 
o JointIShared Facilities 
o Capital Improvement FundinaiPublic Investment 
o Propertv Anareaation 
o Anchor Tenant Identification 



SECTION 2. The Pasco County Comprehensive Plan, Chapter 2, Future Land Use 
Element Appendix, Section FLU A-6, The Official Future Land Use Map is amended as 
shown below in underline format: 

SECTION FLU A-6 THE OFFICIAL FUTURE LAND USE MAP 

General Application 

1. The Pasco County Future Land Use Element contains an official Future Land Use Map. This map 
depicts a land use classification system which defines the location and range of permitted uses in each 
classification, the range of permitted densities and/or intensities of use, and other data necessary to 
comply with minimum State requirements. 

2. The official Future Land Use Map depicts the following land use classifications and map symbols. Such 

population an ribed in the Future Land Use Technical Support Document. 
symbols shall be used to implement the Future Land Use concept subject to the projections of future 

.. - 

TABLE 2-1 

3. Within the Northeast Pasco Rural Area, RES-1 (Residential - 1 dulga) Future Land Use Classification is 
deemed to be a rural land use classification. Within the rural transition area, RES-1 (Residential - 



1 dulga) may be developed as either a conservation subdivision or as an MPUD (Master Planned Unit 
Development). 

The land use classifications shown on the official Future Land Use Map are identified according to the 
predominant use or maximum level of intensity intended for that classification. Other uses, such as, but 
not limited to, recreational, public, and semipublic uses, may be permitted in any land use classification 
consistent with the applicable Goals, Objectives, and Policies of the Future Land Use Element. 
Specific locations for other uses are not shown on the map because they are predicated on conditions 
and events which cannot be predicted at this time. 

The character of each land use classification is defined by development intensity, residential density, 
functional use, and the physical characteristics of the land. Each classification has a range of 
potentially permissible uses which, although not exhaustive, illustrate the character of uses permitted 
within the land use classification. Not all of the potential uses are acceptable anywhere within the 
classification. Each potential use must be evaluated in accordance with the Goals, Objectives, and 
Policies of the Future Land Use Element. 

For example, although a residential development must comply with the maximum gross density 
requirements, it is not ensured of the maximum density allowed for that classification. The application 
of Comprehensive Plan policies dealing with the natural environment, public facilities, transportation, 
andlor surrounding land use compatibilities may preclude the development of maximum density on any 
particular site. 

The development of a single-family detached home, when the individual Lot of Record does not meet 
the maximum density requirement of the Future Land Use Element, shall be permitted. Development, 
as described above, shall be subject to all State and local development regulations including, but not 
limited to, those regulations designed to effectuate its intent. 

All land use classifications shall permit the consideration of churches, schools, and sites for compatible 
public facilities, when in compliance with the Goals, Objectives, and Policies of the Future Land Use 
Element and applicable development regulations. 

In general, the computation of maximum gross density shall be the maximum density allowed by the 
land use classification applicable to the subject property, multiplied by the proposed developable 
residential acreage of the project plus any density incentives as provided in Section FLU A-4. 

For nonresidential projects, the maximum gross building square footage shall be the sum of the 
nonresidential project acreage multiplied by the maximum Floor Area Ratio permitted by the applicable 
land use classification. 

Schools shall be permitted in all Future Land Use classifications except CL (Coastal Lands) and 
CON (Conservation Lands). Pasco shall permit the location of schools within the AG (Agricultural) and 
AGIR (AgriculturalIRural) Future Land Use Classifications only upon demonstrated need consistent with 
the following criteria. In the planning, siting, land acquisition, and development of the facility, evaluation 
shall include consideration of: 

a. The student population density of the area, such as sufficient student population of the existing 
rural communities; 

b. Require, where feasible, the location of new elementary and middle schools, internal or adjacent 
to residential neighborhoods; and 

c. Public safety. 

Overlav Land Use Classifications are established and defined for use on the Official Future Land Use 
Map to establish taraeted aeoaraphic areas within which the application of hiahlv specialized policies 
can be implemented. 

Overlav Land Use Classifications comprise the second part of the future land use classification svstem. 
No land shall be designated on the Official Future Land Use Map using anv Overlav Land Use 
Classification other than those listed in the summarv table FLU A-6. Table 2-1. Policies a~~l icab le  to 
Overlav Land Use Classifications are described in the Future Land Use Appendix. 

Overlav Land Use Classifications are intended to act in concert with the underlvinn Future Land Use 
Classifications. In circumstances where there is an Overlav Land Use Classification, the proper 
reference for the Future Land Use classification on a ~ r o ~ e r t v  shall be: Underlvina Future Land Use 
Classification/Overlav Future Land Use Classification. For example, if a propertv had an underlving 
classification of COM and had the Transit Center Overlav, it would be referred to as COMTTRC. 



SECTION 3. The Pasco County Comprehensive Plan,'Chapter 2, Future Land Use 
Element Appendix, Section FLU A-6, The Official Future Land Use Map, Definitions of 
Future Land Use Classifications, is amended as shown below in underline format: 

DEFINITIONS OF FUTURE LAND USE CLASSIFICATIONS 

TRC (TRANSIT CENTER OVERLAY) 

Intent: To plan effectivelv for the provision of transit and supportina land uses, reduce automobile trips and trip 
- . r y ~ -  lengths, and create efficiencv in planning and provision of infrastructure. '*,y L L - - ?  

The adopted Transit Center Overlav, Map 2-24, functions as an overlav to the Future Land Use Map and does 
not affect anv riahts of propertv owners to develop their propertv as permitted under the Com~rehensive Plan, 
the underlvina Future Land Use Classification, the Zoninn Ordinance, or the land development renulations of 
Pasco Countv. The utilization of the Transit Center Future Land Use Map Overlav is reaulated throuah policies 
included in FLU Obiective 10.3. ~p" '  

Transit Center Overlav Implementation 

To facilitate the furtherance of transit op~ortunities, the Board of Countv Commissioners mav utilize the 
Transit Center Overlav to establish stations pursuant to the Transit Station Tvpolonv below. The 
application of the tv~olonv and establishment of specific station locations ~rovidina for increase density 
and intensitv shall onlv be effective after: 

(a) Completion and adoption of a Transit Station Area Plan as described in Policv FLU 10.3.6; 

(b) Identification of a premium transit route in an approved Lonn Ranae Transportation Plan; 
and - 

(c) Approval bv Board of Countv Commissioners in a public hearinn after receivinn a 
recommendation from TBARTA and the Local Plannina Aaencv. Upon approval of the 
Transit Station Area Plan, the Station Area Plan shall be incorporated into the Technical 
Support Document. 

General Ranne of Potential Uses: 

See Transit Station Tvpoloav below 

Densitv Restrictions: Dwellinn UnitslGross Acre: 

See Transit Station Tvpoloav below 

Maximum Nonresidential Intensity: Floor Area Ratio: 

See Transit Station Tv~oloav below 



Transit Station Typolosly 

. +*FAR refers to the Floor Area Ratio per net developable acre. Densitv refers to the number of dwellina units :-* 
:. -;per net developable acre. 

SECTION 4. The Pasco County Comprehensive Plan, Glossarv. is amended as shown 
below in underline format: 

Land Use Allocation 

Commercial: 45% -60% 
Residential: 5%-15% 

Office: 30%40% 

Commercial: 15%30% 
Residential: 15%-30% 

Off ice: 55%-65% 
Commercial: 10%-30% 
Residential: 25%35% 

Office: 40%50% 
Commercial: 40%50% 
Residential: 15%-25% 

Office: 30%40% 

Commercial: 15%-25% 
Residential: 15%-25% 

Office: 55%-65% 

Commercial: 15%-25% 
Residential: 55%-65% 

Office: 15%-25% 
Commercial: 15%-25% 
Residential: 15%-25% 

Office: 15%-25% 
Industrial: 35%-45% 

Commercial: 5%-15% 
Residential: 75%-85% 

Office: 5%-15% 

Station Tvpe 

Renional Commercial 

Renional Professional 
Service 

Renional Mixed Use 

Communitv Commercial 

Comm un itv Professional 
Service 

Communitv Mixed Use  
New Town1 Villane 

7 

Communitv Business 
Commerce Park 

Neinhborhood 

I Transit Oriented Development- TOD focuses on creating compact activitv centers with housing, iobs, 
shoppina. communitv services, and recreational opportunities, all within easv walkina distance (112 mile) of a 
transit station. -$: 

Proiect Develo~ment 
Standarc2 
FAR: 1- 2.25 
Stories: 1-5 

DUlacre: 20-30 dulac 

FAR: 1- 3.6 
Stories: 3- I 2  

DUlacre: 40-60 dulac 

FAR: 1- 5 
Stories:2-I 0 

DUlacre: 40-60 dulac 

FAR: 0.3- 1.25 
Stories: 1-5 

DUlacre: 10-20 dulac 

FAR: 0.6- 2.5 
Stories: 2- 8 

DUlacre: 10-20 dulac 

FAR: 0.6- 1.35 
Stories: 1- 5 

DUlacre: 20-30 dulac 

FAR: 0.1 5- 0.50 
Stories: I -  2 

DUlacre: 10-20dulac 

FAR: 0.6- 1.35 
Stories: I -  3 

DUlacre: 2030 dulac 

Fnv 
Transit Emphasis Corridor- Corridor with hiah aualitv premium modes of transit includina but not limited to 
Liaht Rail or Bus Rapid Transit. 

i l ( :  

I Premium Transit- Hiah aualitv transit mode that tvpicallv includes Liaht Rail or Bus Radd Transit. 
:3 

Light Rail Transit (LRT) - LRT provides the opportunity for the Dassenaer rail service to operate on corridors 
other than traditional heavv rail and intearate with to transit oriented development. LRT tends to run alona its 

: own riaht-of -wav and are often separated from road traffic. With electric pro~ulsion, liaht rail can operate more '4 : ..,efficientlv and reduce qreenhouse qas emissions. . . 
- J& I 

c;MLRT stations are tvdcallv '/. mile to 1 mile apart. Service runs everv 10 minutes or less durina weak hours or ,,- "15 to 30 minutes at other times of the dav. 

$'I t:_.jBus & Rapid Transit (BRT) - Frequent service with a limited number of stops. BRT provides a service that is of 
:;:a hiaher speed and aualitv than an ordinarv local fixed route transit line. BRT is a hiah-ca~acitv bus transport 
k._isvstem often with its own right-of-wav or dedicated lanes. 

, BRT stations are tvpicallv 2 to 4 blocks apart in urban areas, l/z mile to 3 miles in suburban areas. Service 
, tvpicallv runs everv 10 to 20 minutes during peak hours or 30 to 60 minutes at other times of the dav. 

T 7 1 4 ,-,T - 3&-. -*. 



SECTION 5. The Pasco County Comprehensive Plan, Chapter 2, Future Land Use 
Element, is amended to create Maps 2-23, and 2-24 as attached hereto as Exhibit A. 

Map 2-23 Transit Emphasis Corridor 
Map 2-24 Transit Center Overlay 

SECTION 6. OFFICIAL FUTURE LAND USE MAP AMENDMENT 

The Official Future Land Use Map 2-1 5, Map Sheet Nos. 18, 19, 20, 21 and 22 are hereby amended to include 

The Future Land Use classifications TRC (Transit Center Overlay) on approximately 14,000 acres m.o.1. of real 

property, as attached hereto as Exhibit B and made a part hereof. 

t SECTION 7. REAPEALER. 

All provisions of the Pasco County Comprehensive Plan adopted pursuant to Ordinance No. 89-13, as 

subsequently amended, in conflict herewith are hereby repealed. 

- - SECTION 8. SEVERABILITY. 
.,. If any section, subsection, sentence, clause, or provision of this ordinance is held invalid or unconstitutional by 
.: ,rfp 'i 
d. .* +A 

'f.':> a court of competent jurisdiction, then the said holding shall in no way affect the validity of the remaining 
:-I-. ' 

i*< 
2 portions of this ordinance having contained such section, subsection, sentence, clause, or provision, and shall c; 
' 4 ,  

; - *I not be affected by such holding. 
;r . 

-, .T 
$4 

SECTION 9. EFFECTIVE DATE. 
. , .  

- A certified copy of this Ordinance shall be filed in the Office of the Secretary of State by the Clerk to the Board 
.'. : 

(10) days after adoption of this ordinance. The effective date of this large scale comprehensive plan 

f - amendment shall be twenty-one (21) days after the FDCA issues a notice of intent to find the amendment in 
-*.. . 
*r4* ' 

' compliance if no appeal is filed. No development orders, development permits, or land uses dependent on this 

t 
amendment may be issued or commence before it has become effective. If a final order of noncompliance is .* 

i .L 

issued by the Administration Commission, this amendment may nevertheless be made effective by adoption of 

.'-? a resolution affirming its effective status; and a copy of such resolutions shall be sent to the Florida Department 

;; 3 .-. . of Community Affairs, Bureau of Local Planning, 2555 Shumard Oak Boulevard, Tallahassee, Florida 32399- 

-r 6 1 
. <--t : . 

, 
K ADOPTED this 1 0 day of ,Lao . 

, P- 
L . '  \llllll~~'~~'lll,,, 

. - @\'\;??M!S,~++ 

$kA..-'&k~ lz$-.:p% 
, -. :'- 1 0 '.$% 
I -' . - BOARD OF COUNTY COMMISSIONERS 

I OF PASCO COUNTY, FLORIDA 

APPROVED 
AUG 1 0 2010 

BOCC 



Exhibit A 

Map 2-23 Transit Emphasis Corridor 
Map 2-24 Transit Center Overlay 



MAP 2-23 TRANSIT EMPHASIS CORRIDOR I I 

Legend -.-. 
Transit Emphasis Corridor Boundary L.-.J 

Roads - Collector 

TYPE - Interstate 

- Altt = Toll 

CSX-railroad Paxo County PGM 1 7.27.10 1 QHU 



MAP 2-24 TRANSIT EMPHASIS CORRlDOR WITH TRANSIT CENTER OVERLAY 

WESTERN HUB SUNCOAST PKWY SUNLAKE BLVD US 41 l a  - - WIREGRASS BLVD 

Legend Roads - Collector 

TYPE - Interstate 
- Arterial - Toll - CSX-railroad 

0 1 2 3 4  - 
Miles 

-.-.- 
Transit Emphasjs Corridor Boundary 

Transit Center Overlay 
Paxo Ccunty PGM 1 7.27.10 1 QHU 
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