College Hill MPUD
Application for Master Planned Unit Development Approval 
Project Narrative
Introduction and Background
The 247.1 acre College Hill MPUD takes its name from 2 landmarks - one is man-made and the 2nd is a natural on-site feature. The Dade City 116 acre campus of Pasco-Hernando State College lies just east across Blanton Road, and the northern portion of the site contains a significantly steep hill rising up to its crest on Platt Road at an elevation of 245’ above mean sea level. This dramatic, and unusual for Florida, topographic change creates a magnificent vista such that it was used for scenes in the movie Edward Scissorhands.
Not only the name, but also the land planning program is based on these landmarks. A variety of housing types designed to serve students, faculty, administrative and other college personnel, and those people who may desire a location adjacent to a college campus will be available in a compact clustered open space walkable community. In addition, a small commercial village will serve the campus, residents of College Hill, and the surrounding neighborhood. Preservation of the significant hill will be assured because this area of extreme topographic change will remain undeveloped as open space. The existing northern vista from Blanton Road up the hill will be preserved in its present state.
The major component of the College Hill planning program is protection and preservation of the rural character and rural lifestyle in the Northeast Pasco County Rural Area. The Dade City Transition Area, as the name implies, provides a gradual transition between urban Dade City and the Northeast Pasco County Rural Area.

The southern 67.4 acres of College Hill are not located in the Northeast Pasco County Rural Area, but are partially located in the Dade City Transition Area. The Dade City Transition Area is defined in the Glossary of the Comprehensive Plan as “The area denoted in the Northeast Pasco Special Area Plan: Planning Profile for the Rural Area, July 2005, Design Structure Graphic” in the Comprehensive Plan Technical Support Document. The graphic shows the triangular corner and part of the southern portion of the College Hill property as being within this oval transition area. The intent of this area is to provide a transition between urban Dade City development and the Northeast Pasco County Rural Area. 
The balance of the southern portion of the site is not located in either this transition area or the Northeast Pasco County Rural Area. The Design Structure Graphic does show a broad strip of potential residential development along the entire eastern side of the College Hill property adjacent to Blanton Road at a density of 3 DUs/acre.
The northern 179.7 acres of the College Hill site are located in the Northeast Pasco Rural Area’s southern section. Blanton Road extends along the College Hill eastern boundary and creates a major gateway into the Northeast Pasco Rural Area. College Hill provides the opportunity to demonstrate design principles that are consistent with the Comprehensive Plan’s Goal FLU: 2 Protection of Rural Areas and Objective FLU 2.1 Preserve Rural Lifestyles in the Northeast Pasco County Rural Area as an example of how to preserve the rural lifestyle for area residents, while permitting a reasonable use of the subject lands.
The existing AG/R and RES-1 Future Land Use Classifications allow 110 dwelling units on the 179.7 acres of College Hill located in the Northeast Pasco County Rural Area. The maximum number of Meadow Homes permitted will be 30 dwelling units less than the 110 dwelling units allowed. A 40 acre compact clustered site will contain 80 Meadow Home lots. This will leave about 3/4 of the Northeast Pasco County Rural Area as open space thus preserving in perpetuity the existing vista. The Meadow Home residential units in the Northeast Pasco County Rural Area are designed in a context-sensitive grid in clustered blocks with open space malls traversing throughout and will create a walkable, compact community. These homes are set back a minimum 150’ from Blanton Road and the residential area is buffered by planted trees in order to preserve the rural character and viewshed.
That given, the existing set of circumstances and facts impacting the College Hill property, which primarily include the natural character of the land, the location of Pasco – Hernando State College, and the Comprehensive Plans Goals, Objectives, and Policies to protect and preserve the rural character and rural lifestyle of the Northeast Pasco County Rural Area, College Hill’s context-sensitive design ensures that the developed portion of the site will blend in with the existing rural character. The applicable Goals, Objectives, and Policies of the Comprehensive Plan have been complied with as described below.

The portion of College Hill in the Northeast Pasco County Rural Area complies with the intent of Policy FLU 2.1.5 Protection of Existing Topography to discourage topographic alterations that would remove the unique vistas of the area’s hillsides or function as buffers. College Hill preserves a 135’ contour rise on the subject hill, including the elevation between contour level 110’ and 245’.  This preservation is regionally significant and would be virtually impossible without the proposed form of development.
While College Hill does not rely on the density incentives permitted a conservation subdivision by the Comprehensive Plan, the College Hill form does meet the requirements for a conservation subdivision in keeping with Policy FLU 2.1.6 Conservation Subdivisions: about ¾ of the site is open space, the residential areas are located in compact clusters with internal open space, and the design is context sensitive. The entire 247.1 acre College Hill site includes 168.8 acres of open space or 68%. The open spaces are configured to create external connectedness to other existing open space areas. Internal connectedness extends throughout the proposed College Hill MPUD providing for walkability, visual enjoyment, and a sense of spaciousness within compact clusters. Context-sensitive residential design, i.e. a sense of compatibility with the natural environment, forms a contiguous pattern of clustered housing and minimizes disturbance of woodlands, wetlands, and natural features providing for a rural appearance from public roads and abutting properties.
The College Hill property falls within the boundaries of the Dade City Municipal Service Area agreed upon by Pasco County and Dade City.  Both that agreement and the Comprehensive Plan permit the extension of public facilities to the subject site since the portion of College Hill that lies within the Rural Area is being developed in the form of a conservation subdivision. (See FLU 2.1.13.c.1 Provision of Potable Water and Sanitary Sewer) Accordingly, Dade City will provide central water and sanitary sewer service.

Though the Comprehensive Plan provides that rezoning actions that will occur within the Dade City Transition Area will be evaluated consistent with the standards established pursuant to Policy FLU 2.1.7 Standards for Review of Rezoning Requests: Rural Neighborhoods, the County has not adopted any implementing regulations. Nevertheless, the College Hill MPUD has been designed to comply with what those standards are likely to contain. Compatibility with the adjacent rural neighborhoods is the prime design objective. This objective has been achieved by providing open space, internal and external connectivity, and compact clustered development. 
Blanton Road, which borders the College Hill MPUD on the East, is identified as a rural scenic road in the Northeast Pasco County Rural Area requiring special scenic roadway design standards. (See Policy FLU 2.1.10 Corridor Overlay District for Rural Scenic Roadways in the Northeast Pasco County Rural Area.)  While implementing regulations have not been adopted by the County, the College Hill MPUD complies with the intent of these proposed standards in that:
a. Canopy trees will be preserved as shown on the Illustrative Layout Plan

b. New canopy trees will be planted around the residential areas to be developed
c. Landscaping and buffering of all developed land shall occur
d. Minimum 150 foot set back from Blanton Road shall be established

e. The building character shall be compatible with the existing building character in the Northeast Pasco County Rural Area. As mentioned above, setbacks from Blanton Road will be a minimum of 150 feet. Buildings are located on the relatively flat lands portion of the site between contours of 105’ and 90’

f. Parking for the 80 residential dwelling units will be in garages and driveways

g. There is no equipment storage planned

h. Dumpster sites will be fenced and or buffered

i. Entrance features will be minimal in keeping with the rural character. Walls will be buffered by landscaping; fences, if used, will be of a rural character

j. Retention ponds will be located in the low areas with a connection to the Eastern outfall

k. Signage will be limited to the minimal entrance features. Other signage will include Street names, truck traffic signs, and park identification. All signage graphics will be coordinated to present a rural feeling. Signage for the commercial village will reflect the character of the neighborhood

l. Street lighting will be coordinated with similar rural character fixtures
Summary of College Hill MPUD

Compliance with Comprehensive Plan relative to the

Northeast Pasco County Rural Area and the Dade City Transition Area

Protecting and preserving the rural character and rural lifestyle in the Northeast Pasco County Rural Area is the primary planning principal that guides the College Hill MPUD Master Plan. Preservation of rural lifestyles is exemplified by several factors: low density residential on large acreages; agricultural pursuits; and most importantly, a visual appearance of openness and vistas of the rolling terrain with pasture and woodlands. It is this visual appearance that creates their desired rural lifestyle.

The southern 67.4 acre portion of College Hill is not in the Northeast Pasco County Rural Area. A small portion is located in the Dade City Transition Area. This part of the site is bordered on the west by the Northeast Pasco County Rural Area, and is zoned A-R Agricultural – Residential. The A-R zoning district permits single-family and mobile homes on 1 acre lots as well as county, state and federal structures, churches, civic organizations and schools.
The Comprehensive Plan states that a clear and sharp distinction between rural and urban densities is more effective in protecting the rural character in the Northeast Pasco County Rural Area. Please see below:

Comprehensive Plan Exhibit 2 – 2 Transitional land Use General Guidelines states;

 
Transitioning of land use ( i.e., stepping down of land uses from higher densities to less 


intense uses) is ineffective in the Northeast Pascoe Rural Area since it does not clearly 


identify the future limits of urban development, and will likely lead to urban sprawl. A 


clear and sharp distinction ( e.g.., establishment of the Northeast Pasco Rural Area and 


Rural Transition Area boundaries) between rural and urban densities is considered more 

effective in protecting rural character.
The Dade City campus of the Pasco – Hernando State College, located in the City of Dade City, is a landmark urban development to the east and directly across Blanton Road from the southern 67.4 acre portion of College Hill. The proposed College Hill MPUD definitely and clearly identifies the future limits of urban development. 
A city planning axiom is that land uses similar in density, intensity, and character should be across the street from each other and that the line establishing a different zoning district should be the rear property line. The southern portion of College Hill follows this axiom. The village park continues the land-use pattern of the campus. The commercial village provides intensity similar to the campus buildings. The multifamily provides a density and land-use compatible with the campus. The remaining southern part of the site contains single family detached and attached residential units. The Comprehensive Plan established line defining the eastern edge of the Northeast Pasco County Rural Area and the western line of the southern portion of College Hill definitely identifies the limits of urban development in a clear and sharp distinctive manner..
The northern 179.7 acres of College Hill is bordered on all sides by the Northeast Pasco County Rural Area. As previously described, the College Hill MPUD Master Plan preserves 78% of the site as open space, visually buffers the 40 acre 80 home compact clusters, and by its form as a conservation subdivision, extinguishes any other forms of development within its open space, and protects and preserves the existing visual rural character. 

The proposed College Hill MPUD definitely and clearly identifies the future limits of urban development. 
Project Description:
a. General purpose & character of the proposed development
The College Hill MPUD master plan includes 187 single-family detached lots, 72 single-family attached units, 36 multifamily units, 22,500 s.f. of village commercial, a 7.85 acre eagle preserve, and a 3.3 acre village park. The entire 247.1 acre site has 168.8 acres of open space or 68% of the proposed development site.
The north part of the site, containing 179.7 acres within the Northeast Pasco County Rural Area, contains 80 single family detached dwelling units located on a 40 acre area containing compact clusters and open space. The open space in the northern portion of College Hill is 78%.

A Future Land Use amendment to PD – Planned Development for the triangular 9.6 acre corner has been simultaneously submitted with this application. The proposed PD will include 22,500 s.f. of village commercial, 36 multifamily units, a portion of the village park, and land for the possible realignment of Ramsey road. The remaining 57.8 acres at the south part of College Hill contains 107 Village Lots, 72 Townhomes, a 9.85 acre Eagle preserve, and a portion of the village park, all located outside of the NE Pasco Rural Area and within the RES-3 portion of the site. 
The design principles used to create this context-sensitive land use plan include preservation of an Eagle’s nest, wide setbacks and buffers on all parameters, connected open space malls and parks, a grid street pattern consistent with the Dade City grid block design, a variety of housing types, and a compact walkable community for the future residents of College Hill. The small commercial village will be designed with plazas, rear parking areas, and a variety of retail and service establishments to provide goods and services to the campus, surrounding area, and College Hill. The 22,500 s.f. Commercial village is located on a 3.5 acre net acreage site. This results in a low Floor Area Ratio (FAR) of .15 that will allow areas such as plazas and courts. The commercial village is adjacent to the 3.3 acre village Park. The intent is to provide an attractive and functional location for students, college personnel, and other people where they can shop, eat, and enjoy passive recreation.

This development forms a gradual increase in density and intensity and provides for a compatible transition between the urban Dade City area and the Northeast Pasco Rural Area with definite borders between urban and rural.
b. Land use by acreage, densities, and intensities 
As shown on the Master Plan, of the 247.1+/- acres, approximately 73 acres are planned for development, yielding a net density of 4.03 DUs/acre, a gross density of 1.2 DUs/acre, and a net FAR of .15.
The College Hill site has three Future Land Use Classifications (FLUCs) as shown on the following table that has been calculated with the allowable wetland incentive.
	FLUC
	AG/R
	RES-1
	RES-3 West
	RES-3 Triangle
	Total 

Units

	Total Acres
	83.06
	96.64
	57.8
	9.6
	

	Wetland Acres
	-4.40
	-3.11
	-1.9
	-
	

	Upland Acres
	78.66
	93.53
	55.90
	9.6
	

	Wetland incentive 10%
	+.44
	+.31
	+.19
	-
	

	
	79.10
	93.84
	56.09
	9.6
	

	Units per acre
	.20
	1
	3
	3
	

	Total units
	15.82
	93.84
	168.27
	28.8
	

	Rounded to
	16
	94
	168
	29
	307


Per the Comprehensive Plan, AG/R and RES-1 rural FLUCs may be blended. RES-1 and RES-3 may also be blended as shown on the table below.
Density Blending

	Land Use
	AG/R
	RES-1
	RES-3
	TOTAL

	Northeast Rural Area
	

	Allowed
	16
	94
	
	

	Blended
	+9
	-9
	
	

	Proposed
	25
	(85)
	
	25

	Blended
	
	-30
	
	

	Proposed
	
	55
	
	55

	                                         Subtotal Units
	80

	Urban Dade City 
	

	Allowed
	
	
	197
	

	Blended
	
	
	+30
	

	Proposed
	
	
	227
	227

	                                               Total Units
	307


As shown above, 110 units are allowed in the AG/R and RES-1 FLUCs of the Northeast Rural Area, but only 80 units are proposed. The 30 units that were available in RES-1 are blended with the RES-3 and are being clustered in the southern part of the site. In Urban Dade City, 197 units are allowed in the RES-3 FLUC, and those 30 units from the Northeast Rural Area have been added, for a proposed total of 227 units. The overall total is 307 units as currently allowed.
However, at the suggestion of planning staff, the existing allowable units for the entire MPUD are being reduced to provide the 4 acre parcel for 22,500 s.f. of commercial. The 4 acres of RES-3 would allow 12 units. Reducing the allowable 307 units by 12 units results in 295 units in the overall MPUD.
c. Structural concepts, including height, anticipated building type 
As illustrated on the Master Plan, Residential uses are only planned in the southern 2/3 of the property along Blanton Road. These residential areas have been designed to transition from the low density lands in the central portion of the site to higher densities in the south, and multifamily on the corner triangle. A variety of single family, townhome, and multifamily units are planned. The multifamily units will range in height between 2 and 3 stories. The single family detached (Village Homes and Meadow Homes) will be one or 2 stories. The townhomes will be 2 stories.
The non-residential uses will be located on the corner triangle. Non-residential uses are planned with a variety of small shops, providing retail goods and services to the college campus and surrounding community. The nonresidential commercial uses will be one story in height.
d. Recreation and open space 
Per the Master Plan, about 68% of the site, 168.8 acres will remain as open space. The topographic preservation of the north 1/3 of the site, the eagle preserve with a 330 radius around the existing eagle’s nest, scattered wetlands, a neighborhood park, and open malls and buffers will create opportunities for recreation and beautiful vistas. The 3.3 acre village park is a formal passive recreation gathering place. Other parks and connecting open space malls will provide playgrounds, tot lots, picnicking, bird watching, and opportunities for unorganized sports on play meadows in level open space.
e. Facilities commitments
Water and waste water utility lines are located near the south border of the site. The City of Dade City has stated that there is adequate capacity and there is an interlocal agreement with Pasco County to provide water and sewer service to this site which is within the Utility Service Area.
f. Management of common areas and facilities 
All common components not deeded or dedicated to the County, will be owned and maintained by either one or more property owners associations or a community development district.
g. Special requests for variances  
No requests for variances are being made at the present time, but may arise during the approval process, and will be included in the Conditions of Approval.  
Map Information, LDC Section 402.2.C.3
a. Locator map
A Location Map and current aerial are shown on the Master Plan. 
b. Major county roads and transit
All major roadways within 1 mile of the project boundary are shown on the location map included on the Master Plan. The project has approximately 1 mile of frontage along the west side of Blanton Road, just over ¼ mile of frontage along the north side of Ruffing Road, and 1/2 mile of frontage along the south side of Platt Road. Ramsey Road bisects the main parcel and the corner triangle.
Blanton Road (CR 41) and Ramsey Road are classified as collector roads on the Comprehensive Plan Map #7 – 1 Existing Functional Class ( 2003) and as arterial roads on Map #7 – 24 Future Roadway Functional Classification ( 2025). 

Blanton Road (CR 41) extends east about 1.5 miles via Lock Street to US 301 and US 98, both major north/south interstate highways. Blanton Road extends in a circuitous northwest direction about 6 miles to the interchange with I-75. Ramsey Road extends south from the site about 3/4 mile and intersects with St. Joe Road (C.R. 578) that extends east to downtown Dade City and west over I-75.
A public transit route serves the Pasco-Hernando State College campus on an hourly basis from 7:25 AM through 7:25 PM on Monday through Saturday. Route 31 goes past the subject property on Blanton Road and enters and exits at the western entrance of the campus. A transit stop will be provided at the commercial (village center) part of subject property.

c. Wellhead Protection/Special Protection Areas
There are no Wellhead Protection or Special Protection Areas within 1,000 feet of the site.
d. The location of all existing and proposed roadways, rights-of-way, and easements adjacent to or within the property
The locations of all existing and proposed major public roadway, rights-of-way, and easements adjacent to or within the property are shown on the MPUD plan or on the Survey prepared by ArcPoint LLC with most recent revision as of February 16, 2012 included in the submittal package.
Physical Resources Information, LDC section 402.2.C.4
a. Topographic information providing 100-year floodplain and wetland delineations
As described above, the site is located the site has significant topographic changes. As shown on  the Master Plan, the elevation ranges from about 140’ feet at the South along Ruffing Road dropping down to about 90-100’ at the east central portion of the site and increasing to 175’  along the west up to about 245’ along Platt Road.
The Southwest Florida Water Management District issued an acknowledgment letter on October 14, 2005 that the subject property contains wetlands. The wetlands were delineated at that time by McAlpine Environmental Consulting, Inc. These wetlands are shown on the ArcPoint survey and included on the Master Plan.
The Listed Species and Habitat Study (Update) prepared by McAlpine Environmental Consulting Inc. February 25, 2014 shows “a new wetland area” on Figure 3. This area was apparently caused by a man-made diversion ditch/berm that was not considered a wetland in 2005. The planners have observed this new pond on site.

The final delineation of wetlands will be identified by the required governmental agencies prior to preliminary plan or preliminary site plan submittal.
b. Soils
A copy of the most recent Pasco County soils survey is included in the submittal package. Although there are small areas of wetlands on the site, the soils are generally uplands and suitable for urban development. Arredondo fine sand with slopes from 0 to 5% is the most prevalent soil type extending from the south through the center and again along the north boundary. The northern ridge is composed of Kendrick fine sand, Lake fine sand, and Arredondo fine sand with slopes from 5 to 10%. An area of mill hopper fine sand is located toward the east center and Kendrick fine sand is located toward the west center of the site. 
c. Environmental/Wildlife study
A Listed Species and Habitat Study (Update) was prepared by McAlpine Environmental Consulting, Inc. with an inspection on February 11, 2014. The update indicates the presence of southeastern American kestrels and Sherman’s fox squirrels within the project area. Neither of these species should be in impediment to future development. However, the description of an eagle’s nest on the site resulted in additional research.
On February 24, 2014 representatives from Meryman Environmental, Inc. performed a Balls Eagle Pre-Permitting observation at the site. Based upon that advisement, a 660’ Eagle preserve has been shown on the master plan and the conceptual lot layout. As noted in the Meryman advisement, a 330 foot bald Eagle preserve with a planted buffer will conform to the Balls Eagle Protection Standards of the 330’ buffer. 
d. Phase I Cultural Resource Assessment
The subject property is part of a larger tract formally known as Berry Hill Estates. In January, 2006 a Cultural Resource Assessment was performed by the Department of Anthropology, University of South Florida. At that time, the report indicated that no sites of archaeological significance were found and that no further work was required to comply with regulations regarding cultural resources. Since archaeological remains are historical, it was agreed by staff that this report was sufficient for submittal at this time.

e. Estimated predevelopment and post development acres of wetlands by category (I, II, and III)
The table below is based on the wetlands shown on the accompanying ArcPoint Survey and is subject to change based on final delineation.
	Identification
	Category
	Acres

	‘G’
	III
	1.11

	‘H’
	II
	5.5

	‘C’
	III
	0.2

	‘E’
	III
	0.7

	‘F’
	II
	1.9

	                              Total
	9.41


Master Plan, LDC Section 402.C.5:
a. – f. The Master Plan shows the applicable required base information, site data, and proposed development. 
Utilities and Services Plan, LDC Section 402.2.C.6:
a. Existing Utility Locations
Existing City of Dade City 8” water and 8” sanitary sewer lines are located at the south border of the site along Ruffing Road.


Potable water and sewer:  City of Dade City 


Fire Service:  Pasco County Fire/Rescue


Electric Service: Tampa Electric Company


Telephone:  Verizon Florida, Inc.
b. Drainage
The general direction of surface drainage is shown on the Master Plan.  As described, the site is located on a hill, and drainage flows generally toward the lower elevations at the center of the site.
The subject property is located on Flood Insurance Rate Map (FIRM) Panel 120230-0115C C revised March 15, 1984.  A very small area towards the south frontage on Blanton Road is located in Zone A which is an area of 100 – year flood where no base flood elevations have been determined. Most of the site is located in Zone C which are areas of minimal flooding.
 
c. School Impact
A questionnaire has been provided to the District School Board a signed copy of which is included. Other public facilities include potable water, sanitary sewer, solid waste, transit stops, drainage, and parks. The necessary facilities are in place or will be provided prior to the issuance of the final certificate of capacity. 
Transportation Management, LDC Section 402.2.C.7:
a. A transportation analysis is being performed by Raysor Transportation Consulting. A copy of the submitted Methodology is included.
b. The roadway plan is shown on the Master Plan. The required ROW along Blanton Road and Ramsey Road is consistent with the ROW otherwise required under the ROW preservation ordinance. The possibility to realign Ramsey Road to improve traffic safety and accessibility at the Blanton Road curve has been shown on the Master Plan.
c. The traffic study by Raysor Transportation Consulting will be completed and approved prior to the scheduling of the DRC meeting for the total MPUD approval.

Content Meeting, LDC Section 303.6.A:
A preapplication meeting took place on January 27, 2014, and a content review meeting is taking place at the time of submittal.
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