ORDIMANCE AMEMNDNG THE PASCO COUNTY COMPREHENSIVE PLAN;
PROVIING FOR AMENDMENTS TO THE FUTURE LAND USE ELEMENT;
REVISING GOAL FLU & PASADENA HILLS AND TS OBJECTIVES AND
POLICIES INCLUDING TEXT, FIGURES AND TABLES; PROVIDING FOR A
REPEALER, SEVERABILITY, AND AN EFFECTIVE DATE,

WHEREAS, Chapbars 125 and 163, Flonda Stabules suthorine and requirs e Boand of
County Commissionens of Pasco County & prépare and enforce 8 Comprehansive Plan for tha
Seveicgment of the County, and

WHEREAS, ihe Board of Counly Commissioners adopled a Comprehensive Plan on
Jupsr 15, 1968, which hes been subsequently amended, and

WHEREAS, on February 24, 2010, the Board of County Commssicners aulhonizad
framermiial of e proposed amendment fo e adepted Comprehensive Plan 1o tha Florda
Dégartrmant of Commurdy Affairs (FOCA) 1o obtain review and comment on the ssid
amandmant; and,

WHEREASE, on May 18, 2070, the Boand of County Commissonsrs received & FOCA
Objeciion. Recoeenerdalion. ond Commerd Feport (DCA Mo 10-1) on e proposod
amandment o e adopted Comprehensive Plan; and,

WHEREAS. tha Board of County Commissloners, as pan of said repoil. was roguesied
1o remave the releréncd o & Land Use Equivalisncy Malts and sgecly e amount of dersty
BN imenaity el msy ooou whder he Vilage nd use prosisons 0o order 1o kave tha FDCA
find W proposed amasndmant 10 e Comprenangiaa Pan in compllsnoe; and,

WHEREAS. Modficalions have bean mace o remove fhe sefersnce 0 8 Land Liss
Equivalency Matrix by adding POLICY FLU 66 13 RESIDENTIAL CONVERSION o aliow
comrsion of 3 Emited numiber of resideniia’ entfigments o non-residental wses under apedlic
croumelances wilh specific kmitalions. and adding Tables PH-2, PH-3 and PH-0 to spacily the
e amount of resldenia and ron-reskdanlial anbhbements that My Gocut whths aEsh
village and Wustrata the corversion methodology, snd.

WHEREAS, the Board of County Commissioness, on July 27, 2010, heid an adoplon
publs heanng on the propossd emencment 1o e Comprehenaive Plan with dus publc nabios
proviced, pursuant o Section 181 7184, Fia. Siai, said hearing which was conlinued Uil



August 10 2010, and has consdered o4 comments recored during Uhe pubec heareg and
prosided for necessnry revisioms.

WOW, THEREFORE, BE IT ORDAINED by ihe Board of County Commissiones of
Pasco County, Flonda, & follows:

SECTION 1. The Pasco County Comprehensha Plan, Chapler 2, Future Land Use
Elgmant = amendad as follows:

A GOAL FLU B PASADENA HILLS, FUTURE LAND USE: PASADEMNA HILLS AREA

PLAM; GDaLS, OBJECTIVES, AND POUICIES ame delsted in ther entirely and replaced

85 shown in Allachment A

8. Figures PH-1, PH-2, PH-3, P4, PH-5, PH-6, Pr-? P8, PH-12, PH-13, and PH-

15 detated i 1hair antiraty and replaced as shown in Alischment B;

C. Tabls PH-1 is delelad in it anlinety and neplated & Ehown in Atlschmen

D. Tabbes PH-2, PFH-J and PH-4 & created a5 shown in Aftachment D.

SECTION 2. REPEALER.
All prosisions of the Pasco County Comprehansive Plan adopted pursuant io Ondinance No. 89-
13, as subssquenty amanded, N confkcl hinmwith are heseby rapaaind.

SECTION 3. SEVERABILITY.
Each provigion of this Ordinance and any Exhibits hereio is mabarial o the Board of County
Commissoners’ adoption of this Ordinance, Accordingly, thess peovisions are nod severabia_ in
i e afy Seclioh, subesclion, senisnc, dause, of proveion of this Oedinencs sndior any
Exhibits heretn 5 declared Begal or imvalid by & body with jursdicion to make swch
dabarminalion, the remaindes of the Ordinance and any Exhibiis herats shal be suspended unti
such time thai the Board of County Commissioners modifies the Ordinance andior Exhibits
hiernio b address the llegal or rmvalid provison.

SECTION 4. EFFECTIVE DATE.
A certfiad copy of s Ordinance shall be fled in the Office ol the Secretary of State by the
Clark 1o the Board within tén (10) days afier sdoplion of this ordinence. The effective dete of
this large scale comprehenehe plan amendmen] shal be teenty-one (21) days afer the FOCA
ssues & nofice of intent 1o find e amendment in compliance if no appeal is lled. Mo
devalopmaent orders, developmant permits, or land uses depandent on this amendment may be
issusd or commeance belore i has bacome efleclive. If & fimal order of noncompliancs S iBsued
by i Agministration Cofmession. ths améndment may néverfeiess be madé eflecthe by
adophion of a resclulion #ffrming its effective slatus; and a copy of such resolutions shal be



sent 1o the Fionas Depanment of Camrmunity Aftairs, Bureau of Local Planming, 2555 Shumand
Oak Bouevard, Tallshassee, Florida 32388-2100.
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2025 COMPREHENSIVE PLAN
PASCO COUNTY, FLORIDA

GOAL FLUG:  PASADENA HILLS

FUTURE LAND USE: PASADENA HILLS AREA PLAN
GOALS, OBJECTIVES, AND POLICIES

PASADENA HILLS AREA PLAN: OVERVIEW

The Pazadena Hills Area Plan Goals, Objectives, and Policies are designed as a supplement fo
the Future Land Use Element of ﬂ'IE Paszco County Comprehensive Plan. The Pasadena Hills
Area Plan funclions to provide a comprehensive, areawide vision for transportation, open space,
and land use within the Pasadena Hille Study Area. The adopited Fulure Land Use Map
associated with the Pasadena Hillz Study Area funcltions as an overlay to the adopted Future
Land Use Map and does not affect any existing rights of property owners to develop their
property as pemitted under the Comprehensive Plan, the Zoning Ordinance, or the land
development regulations of Pasco County. The effective date of the Future Land Use Map is
regulated through policies included herein that create a specific and definitive timing linkage
between the creation of the fundamental fransportation network to serve the vision plan land
uzes and the effective date of those land uses. The 2050 Future Land Use Map, 2050 Future
Tranzportation Map, and the Goals, Objectives, and Policies established herein shall guide the
future development of areas within the Pasadena Hille Area Plan boundaries to ensure that
guch future development creates and establishes an urban form and development pattem for
this area of Pasco County in a sustainable manner.

EASADCNAHILLS ARCA FLAN

E=stablish a long-term vision for the future of Pasco County that will enhance the livability of the
Paszadena Hillzs area and that will integrate Future Land Use plans and policies with a master
transportation network in a manner that will provide:

. A "smart growth" approach to accommodate additional growth and new developmient in
a sustainable form.

. Long-term mokbility.

. A logical extension of urban uses that successfully transitions to existing patterns of rural
development.

. The capital construction of services and facilities to serve the new land uss form.

OBJECTIVE FLU 6.1: PLANNING FRAMEWORK

To create a planning framework and implementation strategy that will enhance the
livability of Pasco County and preserve its natural, cultural, and physical resources.

POLICY FLU 6.1.1: PASADEMNA HILLS PLANNING PRINCIPLES

The Pasadena Hills Area Plan, depicted in Figure PH-1, iz an overday to the
Pasco County Future Land Usse Map. The purpose of the Pasadena Hills
Planning Principles and these policies are to:

. Plan for the logical extension of urban development in a more sustainable
form.

Future Land Use Element Adopted:
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. Provide for a varety of land uses and lifestyles fo support residents of
diverze ages, incomes, and family sizes, including housing that is
affordable to residents of Pasco County.

Reduce automobile frips and frip lengths.

Create efficiency in planning and provigion of infrastructure.

Allocate development costs appropriately.

Pressrve and protect existing rural enclaves.

Preserve and protect areas that exhibit existing pattems of rural
development along Fort King Highway.

. Preserve envircnmental systems and funclional cpen spaces.

POLICY FLU 6.1.2: PASADENA HILLS VISION PLAN GRAPHIC

The concepts that demonsirate the ideals of the Pasadena Hills Vision Plan are
illustrated in Figure PH-2, Pasadena Hills Vision Plan, and reprezsent the long-
term vision of the County's development and resource protection. Howewer, the
only Comprehengive Plan interpretation, policy application, or other regulatory
functions that the Land Use Vision Plan may be used for are expressly set out in
Policies FLUE53(a) and FLUBSE. Other regulastory or policy use of
Figure PH-2 iz sirictly prohibited.

POLICY FLU 6.1.3: MECHANISMS FOR URBAN DEVELOPMENT
WITHIN THE PASADENA HILLS STUDY AREA

In order to obtain any increase in residential density other than increases that are
already available without application of the village and core reserve overay
options set forth in this Pasadena Hillz Planning Principles, land located within
the Pasadena Hills Study Area village land use classifications overlay must be
rezoned congistent with the village requirements described herein.

POLICY FLU 6.1.4: RELATIONSHIF TO EXISTING GOALS,
OBJECTIVES, AND POLICIES

Once an application for local development order is submitied and approved 20 as
to render the Pasadena Hillz Planning Principles overay provisions for certain
property "effective™ in @ manner consistent with Policy FLU 6.5.8, then to the
extent that there may be a conflict between the Pazadena Hills Area Plan Goals,
Objectives, and Policies and the other Goals, Objectives, and Policies of the
Pasco County Comprehensive Plan, the Pasadena Hills Planning Principles
Goals, Objectives, and Policies shall take precedence. Goals, Objectives, and
Policies of the Pasco County Comprehensive Plan that are not in conflict or
inconsistent with the Pasadena Hillz Planning Principles Goals, Objectives, and
Policies including, but not limited to, those which relate fo concurrency
management and envircnmental protection, shall continue to be effective after
the adoption of the Pasadena Hills Planning Principles Goals, Objectives, and
Folicies and after the Pasadena Hills Planning Principles overlay is made
"effective™ as to any property.

Future Land Use Element Adopted:
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CONTEXT-SENSITIVE DESIGN
ENVIRONMENTAL CONTEXT SUMMARY

The Paszadena Hillz Study Area is demarcated by a ridgeline that roughly divides the study area
from east to west and serves as its pimary topographic feature. This ridgeline runs to the west
and south of Lake Pasadena and functions as a physical and visual bamier between the rural
development and character that dominates the lands fo the east along Fort King Road and more
urban development opportunities that are emerging to the west. The issues associated with
development along the eastern slope of the ridge foward Lake Paszadena should be freated with
gpecial attention due to the visual exposure of these lands to Fort King Road and to minimize
visual intrugion of urban development info the existing rural development pattermn and lifestyle of
the neighborhoods to the east through the use of screening, buffering, landscaping, and, where
appropriste, "edge” development criteria. In addition, it should alzo be noted that much of the
lands to the east of the ridge are located within a closed drainage basin andfor a drainage basin
of special concam.

COMPREHENSIVE ENVIRONMENTAL PROTECTION STRATEGY

The Pasco County Comprehensive Plan and the Land Development Code of Pasco County
interact o provide a framework of environmental protection that serves to protect wildlife habitat
and wetlands and maintain critical linkages for ecological functions that are sustainable locally
and regionally. The Pazadena Hillz policy framework takes a similar comprehensive approach
to conservation appropriate for the area’s features, size, and =cale and iz based on current best
practices cited from scientific research. The implementation of the conservation strategy
focuses on maintaining the functions of core reserves through existing policy and additional
incentives, and connectivity through a series of conservation comidors that function as village
separators and scenic comidors along roadways. The Goals, Objectives, and Policies adopted
herein are based upon a strategy that reflects the following:

a. Land use policies and standards that direct incompatible uses away from core reserves.
b. Identification and mapping of an overay for protection of the core reserves.

C. Identification of linkages that serve as connections to locally significant habitat {core
reserves) and as buffers that provide physical separation between villages.

The areas for enwvironmental protection as depicted in Figure PH-3, Open-Space System,
function az an overay for the Future Land Use Map and provide a framework for the protection
of important environmental features. The strategies for the protection of these areas include
protection of the core reserve, which includes Category | wellands; contiguous, naturalby
vegetated uplands; configuous, 100-year fioodplain, Category ll and |l wellands that are
contiguous to the included floodplain and uplands; and a fifty (50) foot buffer in the absence of
thoze configuous features. Additional protection is provided through the implementation of the
village separators (greenways) and the land use protection afforded the ridge.

OBJECTIVE FLU 6.2: HNATURAL RESOURCE PROTECTION

The natural and topographic resources occuming within the Pasadena Hills Study Area
contribute to the unigue character of Pasco County. The County shall protect the
respurces within thizs area, including the ridge, Lake Pasadena, Kersey Lake, Buddy
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Lake, and significant clusters of welland/upland habitat systems refemed to as the core
reserve, by providing incentives that allow the core reserve to generate fransfer-
development rights at the same density as the adjacent villages and regulating
development within thiz context, reflecting the importance of these areas, as well as the
unigue spaces in the study area.

POLICY FLU 6.2.1: CONSERVATION FRAMEWORK

The development framework that guides appropriate uses adjacent to the core
rezerve i based upon the principle that the highest concentration of
ermvironmentally sensifive lands are located within regionally significant
environmental features (the ridge, Buddy Lake, Lake Pasadena, Kersey Lake,
and the core reserve), that ecological buffer zones to protect these lands extend
oubward from this core and are regulated by State and local codes, and that
many of the species that inhabit these areas are protected by State and Federal
rules. The intensity of human use shall increase incrementally with the distance
from these regional systems.

POLICY FLU 6.2.2: COUNTRYSIDE LINE

The delineation of the wrban “illage" land use classifications within the
Paszadena Hills Study Area is based on the concept of a countryside line, defined
as the eastermmeost boundary of village land use as depicted in Figure PH-E,
Paszadena Hillz 2050 Future Land Usze Map, which supports a community vigion
to establish a clear transition from urbxan character west of this delineation to the
exizting rural development pattern east of thiz delineation. The countryside line
iz delineated by proximity to the ridge that addiionally serves as a visual
demarcation and fransition from areas that are urbanizing in the west to the
areas east.

POLICY FLU 6.2.3: COUNTRYSIDE AREA

Pasco County shall respect the exigting rural development pattem of the
couniryside area as depicted in Figure PH-2, Pasadena Hills Land Use Vizion
Flan, when reviewing requests for Comprehensive Plan amendments or rezoning
applications. The countryside area was evaluated during the Pasadena Hills
shudy and determined to be an area that is 1) predominantly built andfor platted
in a rural development form and 2) within a closed stommwater-drainage basin.

POLICY FLU 6.2.4: FORT KING ROAD: RURAL SCENIC ROADWAY
Pasco County shall amend the Land Development Code by 2012 to establish

gspecific standards for rural scenic roads in Pasco County that will assist in the

protection of the existing rural development patterm of the area. The Land
Development Code provisions creating these standards shall address the

following at a minimunt
a. Presarvation of exisfing canopy trees.

b. Planting of new canopy trees.
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. Land=scaping requirements.

d Clearing setbacks and restrictions.

e Building character, setbacks, and locations of buildings.
f Location of parking.

g. Location and screening of equipment storage.

h. Location and screening of dumpsters.

i Walls, fences, entrance features, and similar structures.
I Design of retention ponds.

k. Location and design of signage.

L Location and design of sireet lights.

For the purposes of this policy, the term "rural scenic road” shall include the limits
of Fort King Road that are located in the Pazadena Hilks Study Area.

POLICY FLU 6.2.5: CORE RESERVE/DENSITY TRANSFERS FOR
CLUSTERING OF RESIDENTIAL DENSITY

In those cases where proposed residential acreage containg lands which are
classified as core reserve, 100 percent of the village-bazed density of the non-
Category | wetland portion of the core reserve may be transferred by the land
owner to the other developable property within the applicable village. Lands that
are within the core reserve and are not classified as Category | wetlands are
eligible to fransfer development rights to areas within their assigned village per
Figure PH-T, Village Location Map, at any time after each applicable village has
an effective village land use classification per Peolicy FLU 6.5.8. The specific
boundaries of sending zone within the core reserve for the fransfer of
development rights shall be established through the adoption of the required
master plan for the applicable receiving village. These sending zones are
established based upon emvironmental objectives as described in the intent for
the core rezserve. Development rights shall be sold or transferred through a
recorded, resirictive covenant in a forn approved by Pasco County. The
restrictive covenant shall specify the number of development rightz =old or
transfemred, specify the allowable uses retained on the property, and specify that

the parcel may only be used in perpetuity for open-space uses.

The amount of transfer shall be determined based upon the underlying village
land use classification as described in Figure PH-6, Pasadena Hills 2050 Future
Land Use Map. The village-based density for the purposes of establishing a
fransfer rate shall be based upon the maximumn average density for the
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applicable village, where thiz average is weighted based upon the reguired
percentage mix of each neighborhood type permitted within the village.

POLICY FLU 6.2.6: PROTECTION OF EXISTING TOPOGRAPHY -
GENERAL

Pasco County shall amend the Land Development Code by 2012 to include
standards that would limit topographic alterations within the Pasadena Hillz Study
Area in order to maintain and protect the integrity of the natural rolling vistas and
scenic viewsheds within the area. The intent of these standards is fo provide
limitations for topographic alterations of the area's naturally occuming berms or
hillsides that provide unique vistas of the area or function as buffers.

POLICY FLU 6.2.7: PROTECTION OF TOPOGRAPHY - SPECIFIC

Pasco County shall preserve the viewsheds associated with the ridgeling in the
Pasadena Hills Study Area through the protection of the exposed slopes which
are vigible from Fort King Highway and which are most vulnerable to the visual
impacts associated with moderate-built densities, such as those proposed in the
Pasadena Hills Study Area. E:pma:l slup&s are deﬁned az portions of an incline
which lack canopy vegetation comprising at least eighty-five (B5) percent cover
and have been determined to be located within Village E, Village H, and Village |.
Baszed upon the location and extent of the exposed slopes within m&s&\rillaga&,
development within these villages shall comply with the following:

a. For Village E:

Village E shall use the following design criteria to minimize its visual
impact to views from Fort King Highaay:

(1) Leaves intact slopes greater than ten (10) percent;
(2) Clusters development away from the exposed slope;
3 Minimizes cut and fill on the exposed slope;

(4) Places lower density development on or adjacent to the exposed
slope;

(3) Prezerves a minimum of thirty (30) percent open space on the
exposed slope; and

(6) Provides additional landscaping as a buffer to views of new
development from the roadway.

b. For Village H and Village I:
Village development adjacent to the countryside line shall include a
100-foot rural-enclave buffer as depicted in Figure PH-14 fo protect the
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viewshed from Fort King Highway. The buffer shall have the following
characteristics:

(1) Width. The first fifty (50) feet of the buffer (as measured from the

countryside line) are important for creating the adequate opacity
for screening existing rural homes from new development.

(2) Mative landscape. All plantings shall include native
representatives of canopy and understory frees. The key fo
providing an adequate rural buffer is fo maintain and plant native
varieties of species that are representative of the locale in which
they are planted. Thiz requirement would reinforce the existing
rural enclave and native look of the mral-enclave buffer
(preventing the creation of an "out-of-place” buffer) and promote
the assthetics of the visual bamier.

(3) Proper use of existing vegetation. Where sufficient existing native
land=scape exists at Elght'_.r five {ﬂﬁ]l percent opacity or higher, such
landscape shall remain as part of the buffer.

TRANSPORTATION

The 2050 Future Transportation Map as depicted in Figure PH-4 depictz the planned arterial
and collector road system determined to be necessary to support the land use pattemns,
densities, and intensities shown in Figures PH-2, Pasadena Hills Land Use Vision Plan, and
PH-6, Pasadena Hillz 2050 Future Land Use Map, and maintain the adopted Level of Semvice,
livable traffic conditions, and multimodal community framework that is intended to be reached
through the implementation of this Future Land Use vision.

OBJECTIVE FLU 6.3: CONNECTED STREET NETWORK

To ensure that new development within the Pasadena Hills Study Area creates a
connected sireet network that extends the existing strest-network connections and
requires new sireet-nebtwork connections in a manner that preserves and enhances local
and regional connectivity through South Central Pasco County.

POLICY FLU 6.3.1: FUTURE TRAFFIC CIRCULATION IMPROVEMENTS/
FUTURE TRANSPORTATION MAP

Figure PH-4, 2050 Future Transportation Map, identifies the minimmum reguired
fransportation network that is needed fo support the development of the
Pasadena Hills 2050 Future Land Use Map, and is a supplement to the adopted
Future Transporiation Map and Map 7-36, Highway Vigion Plan. The future
capital improvements that are nemmytuu‘eat&ﬂﬁtmnspﬂrmm network are

identified in Table PH-1 and are hereby incorporated into the Transportation
Element by thizs reference. Additional roadway links may be added to this

network or may be realigned conszistent with the provisions for implementing
Map 7-36 at the time of approval of the specific development proposal.
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POLICY FLU 6.3.2: GRID NETWORK

The County =hall reguire new urban residential and nonresidential development
within the Pasadena Hills Study Area to be developed within a connected
roadway network that creates a grid of existing and new streets that provide local
connectivity consistent with Figure PH-4, 2050 Future Transportation Map.

POLICY FLU 6.3.3: PRIVATE DEVELOPMENT FUNDING

The County shall require the cooperation, paricipation, and financial support
from new development o achieve the implementation of the regional and local
roadway network depicted in Table PH-1 and Figure PH-4 as set forth in Policy
FLU 6.5.10.

OBJECTIVE FLU 6.4: CORRIDOR DESIGN STANDARDS

The County shall establish comidor design standards that recognize that public streets
serve a broad community purpose, that implement the Pasadena Hills Study Area vision
for the sireet network to enhance the visual quality of roadways, protect scenic and
emnvironmental resources, separate village development one from another, provide a
framework of ideal standards and classification for roadways, and promote
imterconnectivity of the parks system with schools and other civic uses.

POLICY FLU 6.4.1: CONNECTED, MULTIMODAL TRANSPORTATION
SYSTEM

The transportation system for the Pasadena Hills Study Area shall provide mli-
modal capabilities and be connected through a network of streets that are visually
appealing and supportiive of nonmotorized travel modes. The visual and
functional characteristics of streetz are important in the design of the community
and shall be guided by the following design principles:

a. Sireets should be designed to create a sense of place, with attention to
maintaining the wvisual integrity of the community including =sidewalks,
street trees, landscaped medians, and other rights-of-way,

b. Streets should be designed to accommodate & mix of fravel modes
including vehicles, bikes, transit, and pedestrians;

C. Sireets should be designed holistically considering the pavement,
curbing, bikeways, pedesirian ways, lighting, signs, front-yard setback
areas, and building facades; and

d. Meighborhood streets should be designed to address two specific goals:
connectivity and protection of the neighborhood. This should be
accomplished by providing connections to adjacent activities and
neighborhood-serving businesses with streets that offer multiple route
choices, but do not encourage cut-through traffic.
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POLCIY FLU 6.4.2: CONTEXT-SENSITIVE DESIGN

The County shall require that all new or improved roadways be designed and
constructed in a manner that is supportive and reflective of adjacent land uses
and development pattems consistent with the standards set forth in Table PH-1,
2050 Roadway Summary, and the associated cross sections as depicted Figure
PH-39, Arferial Roadway Cross Seclion; Figure PH-10, Collector Roadway Cross
Section; and Figure PH-11, Local Roadway Cross Seclion, or the Counbty's
adopted THD (Traditional Meighborhood Design) standards. Those roadways
located in the Pasadena Hills Area Plan boundary which had approved route
studies, Project Development and Environment Study, and associated cross
=sections as of the adoption date of the Pasadena Hills Area Plan =zhall not be
required to comply with the fypical cross sections depicted in Figures PH-9,
PH-10, and PH-11.

These new sireet-design standards shall be established to transform existing and
future streetz into treedined boulevards, avenues, and parkways that define the
Pazadena Hillz area wrban form; improve the aesthetic qualities of the driving
expenience; and provide safe bicycle and pedestrian circulation. The design
standards shall incorporate standards for each type of roadway that include at a
mininnum:

a. Right-of-way width.

b. Maximum design speed.

c. Sidewalk width and location.
d. Bike-lane requirements.

e, Curb requirements.

f. TravelHlane width.

q. Multiuse trails or paths.

h. MNumber of lanes required.

i Median requirements.

i- Landscaping requirements.
k. Parking requirements.
Future Land Use Element Adopted:
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LAND USE AND DESIGH

The Pasadena Hills Study Area iz a land use overlay as depicted in Figure PH-1, Pasadena
Hillz Area Plan Boundary Map, which specifically establishes:

. Mew land use classifications that require new urban development to be organized
into mixed-use villages.

- A geographic limit for wban development in South Central Pazco County that
rezpects the natural molling topography of the area through the creation of a
country=ide line.

= A connected transportation network that includes local roads and that is designed
to serve the proposed land use vision.

. Areas of environmental preservation.

- A timing/financing sirategy to support the land use vision.

The intent of thizs mew form of development is fo establish specific policy and regulatory
guidance for the development of new mixed-use urban areas in a sustainable development form
in an effort to provide adequate opporiunity for new growth and development within South
Ceniral Pasco County while restricting development activities that could result in either 1) the
extension of incremental low-dengity sprawl development in South Cenfral Pagco County or
2) the need for the further extension of the urban service area into the Mortheast Pasco Rural
Area to accommodate projected growth within a longer-term planning horizon. This new form of
development iz regulated through three (3) mixedwuse land use classifications; ie., Village
Type 1, Village Type 2, and Village Type 3, and one (1) land use overlay (core reserve) as
depicted in Figure PH-5, Future Land Use Map lllustrating Core Reserve Overlay. Each of
these land use classifications iz designed to avoid the negative impacts of urban sprawl by
minimizing infrastructure costs, traffic congestion, and emvironmental degradation.

The Pasadena Hills Vision Plan relies upon a series of principles that address community

design, transportation conneclivity, open-space creation, and environmental protection to guide
the creation of appropriate Future Land Use Classifications for this area.

OBJECTIVE FLU 6.5: LAND USE AND FORM

To prevent low-density sprawl development by guiding the development of urban lands
inside the Pasadena Hills Sfudy Area into compact, mixed-use, pedesirian-friendhy

villages connecied by areas of permanent open space.
POLICY FLU 6.5.1: ESTABLISHMENT OF PLANNING FRAMEWORK

Pasco County, through the adoplion of the Pasadena Hills Area Plan, has
established a development policy framework that enhances the livability of the
County and preserves its natural, cultural, physical, and other resources by
creating planning and development policies and Future Land Use categories that
address development izsues. This new development pattern shall:

a. Be formed around neighborhoods that include a broad range of family
sizes and incomes in a varety of housing types including affordakble-
housing unitz, which are integrated with commercial, office, and civic
uses.
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Support a fully connected systemn of sireetz and roads that encourage
altemative means of transporation, such as pedesirian, bicycle, and
fransit.

Integrate permanentty dedicated open space.

POLICY FLU 6.5.2: OVERALL DESIGHN PRINCIPLES

The design principles that shall guide the growth and development of areas
within Pasco County, and areas within the Pasadena Hills Study Area shall be
conzistent with those principles embodied in Figure PH-2, Pasadena Hillz Land
L=ze Vision Plan, as follows:

Respects the natural topography and ecology of the area.  Significant
envircnmental resources and systems shall serve to formm a natural

delimiter between urban and ruralfagriculiural development and shall be

protected by providing a countryside line as a separator between urban
and rural areas.

Protects the character of rural enclaves. The low-density character of
rural enclaves as identified in Figure PH-2, Pasadena Hills Land Use
Vision Plan, shall be protected through a 100-foot rural enclave buffer
(see Policy FLU 6.5.6 and illustrative examples of rural enclave buffers,
Figure PH-14, Rural Enclave Buffer llusiration).

Defines centers and edges. A village separator shall be constructed o
provide discrete edges to each village development as a method fo
explicitly designate different village developments (see Figure PH-8,
Village Separation).

Encourages a connected network of small gireetz. The urban portion of
the Pasadena Hills Study Area shall be developed into neighborhoods
where new residential development iz an organized grid of roads that
provide local connectivity.

Creates and defines a connected system of open spaces. The core
reserve overay (Figure PH-3, Open Space System) is designed fo
provide regional-scale, natural-resource protection; passive, resource-
based recreation; and other resource-based passive uses, such as
environmental education within the Pasadena Hillzs Study Area in

conjunction with development of the villages.

Fosters social and civic engagement. Mixed-use cemters shall be
required to serve the daily and weekly needs of neighborhood residents
and shall be zized and spaced accordingly.

Fiscally feasible. Al new development and redevelopment within the
Pazadena Hills Study Area that is constructed under the provisions of
these Goals, Objectives, and Policies zhall have an overall financial
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strateqy approved by the County to construct and maintain any
infrastructure improvementz. In the altemative of the financial strategy
required in Policy FLU 6.5.10 being completed, all new development and
redevelopment within the Pasadena Hills Area Plan shall prepare an
interim financial strategy, which iz approved by the County and consistent
with the overall financial strategy of the County for the Pasadena Hills
Area Plan, fo construct and maintain any required infrastructure
improvements, congistent with the County's Concumency Management
System, that are necessary to mitigate the impact of, and to provide all
necessary functions for, such development projectis). All such infra-
structure improvements for such project(s) must be consistent with the
long-term requirements for the Pazadena Hills Area Plan.

POLICY FLU 6.5.3: VILLAGE CHARACTERISTICS
Village developments shall exhibit all of the following characteristics:

a. Villages shall include a design in which the maponty of housing is within a
walking distance, or one-gquarter-mile radius, of a village or neighborhood
center, with the higher dengitiez cloger to the center. A neighborhood
center shall include public spaces such as parks, schools, and other civic
uses. The general locations of “general” neighborhoods and "edge”
neighborhoods are identified in the wvision graphic, Figure PH-2,
Pazadena Hills Land Use Vision Plan, and generally represent this
principle. This graphic shall be used as a guide to determine the
locations of "general™ and "edge” neighborhoods.

b. Villages shall be separated one (1) from another as identified in
Figure PH-8, Village Separation, through the application of the street
cross sections as contained in Figure PH-9, Arterial Roadway Cross
Section; Figure PH-10, Collector Roadway Cross Seclion; or
Figure FH-11, Local Roadway Cross Seclion, as applicable to the
roadway separator, subject to Policy FLU 642, The roadway cross
gection establishes a "village separator” as described in Policy FLU 6.5.4,

Village Separation.

. Village centers shall be designed with sufficient nonresidential uses fo
provide for the daily and weekly needs of village residents im a
THD (Traditional Meighborhood Design) foorm as specified in the
Comprehensive Plan and Land Development Code.

d. All neighborhood residential development that iz developed at a density
greater than 3.5 dwelling units per developable residential acre; all resi-
dential that includes attached residential dwelling units (either attached
gingle-family or attached multifamily); and all neighborhoods that provide
thirty {20) percent or more of the single-family detached wnits on lots fifty
(o) feet wide or smaller shall be required to develop in a
THD (Traditional Meighborhood Design) form as specified in the
Comprehensive Plan and Land Development Code.
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e Villages shall include a range of housing types that supportzs a broad
range of family sizes and incomes. Village development applications
ghall include a strategy to provide housing that is affordable to a family
with a median income that does not exceed one hundred twenty (120)
percent of the median income for the Tampa-5St. Petersburg-Clearwater
Standard Metropolitan Statistical Area.  Altematively, Villages shall
otherwise mitigate for affordable housing impacts In accordance with
County policy, based upon the scope, form and use characteristics of a
given project, or elect to mitigate for affordable housing impacts in
accordance with any future Countywide ordinances relating to affordable
housing, to the extent and in the manner such ordinances are applicable
to the Pasadena Hills Area Plan.

f. Villages shall include compact design that includes a system of land
subdivision and development which links one (1) neighborhood fo
anather.

Q. Villages zhall include interconnected sireets that are designed to balance
the needs of all users, including pedesirians, bicyclists, and motor
vehicles, and which are built with design speeds that are appropriate for
neighborhoods.

h. Village=s shall include altematives for pedestrians and bicyclists through
the provision of sidewalks, sireet frees, and on-sireet parking, which
provide distinct separation bebween pedestrians and traffic, spatially
define streetz and sidewalks by amanging buildings in a patiern that is
unbroken by parking lots, and provide adequate lighting that is designed
for safe walking and signage which has a pedesirian orientation.

i Villages shall provide both open space and recreational space.

- Villages shall apply the adopted financial plan to be used for the provigion
of required infrastructure for their project, as required in Policy FLU
6.5.10.

POLICY FLU 6.5.4: VILLAGE SEPARATION

Villages shall be separated one (1) from another as identified in Figure PH-8,
Village Separation, and Table PH-1, through the application of the sireet cross
sections for the Pasadena Hills Study Area (see Figures PH-9, PH-10.a.1,
PH-10.a.2, PH 10.b, and PH-11) which function to establish a 150-foot "buffer”
that iz landscaped as described in Figure PH-15 around each village that helps to
define each village a= separate and compact communities, subject to Policy FLU
6.4.2.

POLICY FLU 6.5.5: COMMERCIAL SEPARATION
The center of the Village-scale and Community —scale centers shall be separated

one (1) from anocther and from other regional-zerving centers, including town
centers or other large scale commercial or office development, by approximatehy
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one (1) mile. Appropriate commercial separations bebween villages shall be
finalized az part of the MPUD zoning approval in order to ensure that
nonresidential development within the village types do not 1) detract from or limit
the development of designated town centers, which form of commercial
development has been identified as the prefermed form of commercial
development, or 2) become identified as strip-commercial development; or
3) collocate multiple nonresidential-use types in one location in such a manner as
to subvert the explicit service area and scale definitions as included in the land
use classification definitions for each type of village.

POLICY FLU 6.5.6: RURAL-ENCLAVE BUFFER

Village development adjacent to rural enclaves within the Pasadena Hills Study
Area shall include either one (1) of the roadways identified on Figure PH-8 or a
100-foot rural-enclave buffer to protect these neighborhoods from interference
within the rural enclaves caused by the visual impacts of adjacent urban
development. I the required separator consists of the 100-foot rural-enclave
buffer as depicted in Figure PH-14, it shall have the following characteristics:

a. Width. The first fifty (50) feet of the rural-enclave buffer (as measured
from the existing rural enclave) are important for creating the adequate
opacity for screening existing rural homes from new development.

b. Mative land=scape. All plantings shall include native representatives of
canopy and understory frees. The key to providing an adequate rural
buffer iz to maintain and plant native vareties of species that are
representative of the locale in which they are planted. This requirement
would reinforce the existing rural enclave and native look of the rmural-
enclave buffer (preventing the creation of an “out-of-place™ buffer), and
promote the aesthetics of the visual bamier.

C. Froper use of existing wvegetation. Where sufficient existing native

landscape exisis at eighty-five (BS) percent opacity or higher, such
landscape shall remain ag part of the rural-enclave buffer.

POLICY FLU 6.5.7: NETWORK OF BIKEWAYS AND TRAILS

Village development shall provide for the construction of a network of pedestrian,
bicycle, and recreational trailzs that connect parks fo other parks, neighborhoods,
schools, mixed-use centers, civic buildings, and other community destinations
through the development review process and private development coniributions
andfor dedications.

POLICY FLU 6.5.8: EFFECTIVE DATE OF VILLAGE AND CORE
RESERVE FUTURE LAND USE CLASSIFICATIONS

The village and core reserve Future Land Use Classification represents the long-
termn compatible and uses for the areas depicted within Figure PH-5, Future
Land Use Map lllustrating Core Reserve Overlay, and Figure PH-3, Open Space
System, and only become effective through the rezoning and Master

Future Land Use Element Adopted:
Page 2-87 Ordinance Mo.:



2025 COMPREHENSIVE PLAN
PASCO COUNTY, FLORIDA

Development Plan process. Each village is idenfified in Figure PH-T, Village
Location Map.

a. The effective date of the land use classification for an enfire Type 1
Village iz determined by the date of the rezoning of the first parcel of land
in the vilage center for that village fo MPUD Master Planned Unit
Development consistent with the standards set forth herein, subject to the
following:

(1) If a single landowner or group of landowners seeking to rezone
their parcel(s) cannot aszemble the minimum acreage required fo
master plan an entire Village Center, the applicant nevertheless
shall have the right 1o seek rezoning for its parcel(z), provided that
the applicant (i) provides as part of its specific parcel(s)
application a master concept plan for the entire Village Center, to
demonstrate that its individual rezoning is conceptually consistent
with the potential future planning for the enfire Yillage Center, and
(ii) the other parcel owner{z) within the entire Village Center are
provided nolice of the pending rezoning application upon the
gubmittal of the application, and opportunity at public hearing fo
comment upon the master concept plan for the entire Village
Center. Thiz process i intended to include multiple owners
whenever practical and to provide an opporunity for stakeholders
in the designated area to parlicipate in the planning process. In
any event, the County shall retain the right to modify any master
concept plan for any Village Center, in connection with future
rezoning applications for parcels within such Village Center, fo
ensure the practical ability to encourage development of individual
parcels in a manner consistent with the policies of the Pasadena
Hillz Area.

b. The effective date of the land use classification for an entire Type 2
Village iz determined by the date of the rezoning of the first parcel of land
for that village to MPUD Master Planned Unit Development consistent
with the standards set forth herein.

. The effective date of the land use classification for an entire Type 3
Village iz determined by the date of the rezoning of the first parcel of land
for that village to MPUD Master Planned Unit Development consistent
with the standards set forth herein.

d. The effective date of the land use classification for a Core Reserve Area
iz determined by the date of rezoning of the first parcel of land within the
applicable village to MPUD Master Planned Unit Development consistent
with the standards set forth herein, subject o the following:

(1) If a single landownier or group of landowners sesking to rezone
their parcel(s) do not own the entire Core Resernve area within the
Village they are applying for development within, the applicant
nevertheless shall have the right o seek rezoning for itz parcel(s),
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provided that the applicant (i) provides as part of ite specific
parcel(z) application a master concept plan for the entire Village,
o demonsirate that itz individual rezoning iz concepiually
consistent with the potential future planning for the entire Village,
and (i) the other parcel ownens) within the entire Village are
provided notice of the pending rezoning application upon the
submittal of the application, and opporiunity at public hearing fo
comment upon the master concept plan for the enfire Village.
Thiz process is intfended fo include multiple ocwners whenever
practical and to provide an opportunity for stakeholders in the
designated area fo pariicipate in the planning process. In any
event, the County shall retain the rght to modify any master
concept plan for any Village, in connection with future rezoning
applications for parcels within such Village, to ensure the practical
ability to encourage development of individual parcels in a manner
consistent with the policies of the Pasadena Hills Area Plan.

e Upon the effective date of the land use classification all lands within the
Village zhall be subject to all policies and requirements of the Pasadena
Hillz Area Plan and, congistent with the requirements of Policy FLU 6.3.2,
the effective date of the land use dassification for any Vilage shall
include that portion of the connected roadway network and comidors
within the Village and any adjacent Village necessary to create the grid of
existing and new sireets that provide local connectivity in accordance with
Figure PH-4, 2050 Future Transportation Map.

f. In the event lands with the Pasadena Hills Area Plan are subssquently
annexed by a municipality and the entitements for those lands authorized
under the Future Land Use Classification have not been allocated and
fully mitigated by the owners of said lands then the County may reallocate
such entittements to the remaining lands within the Vilage or fo any
adjacent Village.

POLICY FLU 6.5.9: TIMING OF DEVELOPMENT

The timing of more urban development within the Pazadena Hills Study Area is
expressly related to the provision of the necessary infrastructure to serve such
development, and all development approvals shall be timed to ensure that the
improvements that are necessary to serve the entire study area are programmed
within the Pasco County Capital Improvements Element prior to the approval of
any development activity under any of the village land use classifications. These
improvements include:

a. The construction of the primary improvements as depicted in
Figure PH-4, Future Transporiation Map and Table PH-1, Year 2050

Roadway Summary.
b. The provision of land for cne (1) regional park within the Pasadena Hills
Study Area boundary.
Future Land Use Element Adopted:
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Facility Capacity: The phasing conditions of each village master plan shall
address at a minimum 1) the requirement that adequate public faciliies and
services be available to accommodate the development and maintain the
adopted Level of Service standards and 2) the availability of water supply,
wastewater service, solid waste disposal, and regional stommwater facilities fo
serve the development. The availability of water supply shall be demonsirated
through:

C. A demand analysis for the proposed development extended fo build-out.
d. A list of potential, permigsible supply sources and the capacifies thereof.

e, A comparison of the demand versus supply capacity of all sources on the
list.

f. The availability of reclaimed water and stormmwater for imigation uss within
the village and the quantity of potable water these sources will offzet.

POLICY FLU 6.5.10: FINANCIAL STRATEGY

A financing strategy mechanism was submitted fo Pasco County in December
2008 a= required in Policy FLU 6.5.10. The Financial Plan was adopted in
February 2009 by the BOCC and identified the financing mechanizm o be used
for the provizion of required infrastructure within the Study Area. The portionis)
of the roadways identified inm Table PH-1, Year 2050 Roadway Summary and
FigurePFH-4, 2050 Future Transportation Map, district and regional parks;
schools; and the extension and provision of potable water and sanitary sewer as
necessary to meet the impact of and to functionally serve, the intended
development consistent with the County’s Concurrency Management System
and the long-term requirements of the Pasadena Hills Area Plan were included in
the final plan. Interim measures of financing the required infrastructure were
included in the final plan including mitigation pipeline projects; Community
Development Districts, fax districts, or other financing altematives; or other
means approved by the County as consizstent with the Pasadena Hills Area Plan.
The County shall ensure that such interdim pipeline or other infrasbructure
projectz, when aggregated, will be consistent with the rpadway and other
infrastructure requirements envisioned by the Pasadena Hillz Area Plan.

Az a part of the final approval of the overall infrastructure-financing strategy by
Pasco County, including the creation of the dependent district, the County has
izzued a concumency Certificate of Capacity, or concurrency exemplion, for all
applicable public facilifies that are included within the financing strategy to meet
concumency. This exemplion shall apply to development within the Pasadena
Hill= Study Area that is undertaken consistent with the reguirements of the
Paszadena Hillze Study Area policies contained within the Pasco County
Comprehensive Plan and consistent with site-specific reguirements of the
adopted financing sirateqgy.
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POLICY FLU 6.5.11: COLLOCATION OF PUBLIC FACILITIES

The County shall require, where feasible, that new urban residential development
within the Pazadena Hills Siudy Area collocate parks and schools. As a further
incentive to collocate these facilities, Pasco County shall allow a reduction in the
minimum acreage requirement for community parks from a minimum of twenty
(20) acres to a minimum of five [3) acres for community parks when they are
collocated with a school. The County may aggregate acreage for the Regional
Park and one or more District Parks fo provide for a "Super Park" amenity that
can provide additional recreational uses, both active and passive, and to reduce
operational and maintenance costs, in the County's discretion.

POLICY FLU 6.5.12: ALTERNATIVE SCHOOL PROTOTYPES

Pasco County shall require new urban residential development within the
Pasadena Hills Study Area to coordinate with the District School Board of Pasco
County to develop, where feasible, alternative school prototypes, such as urban
block designs and collocated elementary and middle schools.

POLICY FLU 6.5.13: RESIDENTIAL CONVERSION

To ensure an appropriate balance of residential and non-residential uses within
Villages and within the overall Villages of Pazadena Hills Study Area, conversion
of a limited number of residential entilements fo non-residential uses (office
andior commercial) may be allowed under the following circumstances:

a. The maximum number of residential units to be converted is imited to 15
percent of the maximum residential potential within a Village (3ee Table
PH-2 for maximum residential entitiements per Village).

b. Residential units may be converted to office square feet, commercial
gquare feet, or a combination of both non-residential uses utilizing the
conversion rates found in Table PH-3.

. Applications for conversions of residential units fo on-residential square
footage will be considered in the same manner as a rezoning.

d. Since the Financial Plan has been calibrated to provide incentives for
non-residential development by imposing development fees (impact fees
plus surcharges) on residential development, the County will impose
additional development feez on applications which would have been
required without residential conversion. The imposifions of the additional
development fees will be included in the conversion approval process.
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LAND USE CLASSIFICATIONS

a. VILLAGE MIXED USE - TYPE 1 (VMU-1)

Intent. The Type 1 Village Mixed Use (VMU-1) Land Use Classification is a mixed-use
land use classification that functions as an overay to the Pasco County Fubure Land Use
Map and permits single-family and multi-family residential uses, village-scale commercial
uses, neighborhood-scale commercial uses, officellight industrial uses, university
campuses, schools, and civic and public uses. Thiz land use classification is govemed
by special design standards that provide for a mix of uses within a development site or
within a multiple-parcel area to promote sustsinable development use and form, to
promote pedestrian-friendly communities, and to reduce the cost of public infrastructure.
Portions of the Type 1 Village Mixed Use (WML-1) Land Use Classification require a
THD (Traditional Meightorhood Design) development form as specified in the
Comprehensive Plan.

The Type 1 Village Mixed Use Future Land Use Classification is designed fo support and
reinforce Pasco County's growth management vision by establizhing a new development
form for urban Pasco County that requires new urban development fo be developed
within a connected roadway network that creates a grid of existing and new sireets that
provide local connectivity. This represents a shift in policy direction from the County's
current Comprehensive Plan and land use vision by requiring an urkan sireet nebawork
grid to serve residential development, requiring a mix of residential uses, and requiring
village- and neighborhood-scale commercial and office uses that serve these areas as
well as proximate residential uses to be constructed in a THD (Traditicnal Neighborhood
Design) form. This new development form is designed to reduce development pressure
in other areas of the County and reduce road congestion and other community impacts
associated with sprawl development.

SPECIAL PROVISIONS AND MIX OF USES:

(1)  Description

Villages are a collection of residential neighborhoods that have been designed so
that there is an established linkage between residential density and the prosimity
of residential development to a village or neighborhood center. Specifically,
villages shall be designed to facilitate the availability of higher-density residential
uses within a one-gquarter-mile walking distance of each village center and shall
ensure that a majority of all of the housing units shall be within a one-quarter-mile
walking diztance of a neighborhood center. Meighborhood centers are not limited
to "neighborhood-scale centers,” but may include other public areas and spaces
such as parks, schools, community centers, and civic centers.

Type 1 Villages shall be supported by intemnally designed, mixed-use village
centers (designed specifically to serve the daily and weekly retail, office, civic,
and govemment use and services needs of village residents). Each village shall
have a defined village center, which shall serve as a focal point for the
development of the area, and a defined edge, which shall serve to provide
separation between villages, and between a village and an existing low-density
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rural development, where adjacent, in an effort to protect the character of the
rural landscape.
(2) Mix of Lise

Each Village within the Type1 Vilage Mixed Use [VMU-1}) Land Use
Classification shall include the following uses:

(a) Fublic Spaces (Includes Parks and Open Spaces)

B) Village Center (Includes the Core Residential Meighborhood and Village
Scale Commercial)

(c) Meighborhoods  (Includes General and Edge Neighborhoods and
Meighborhood Scale Commercial)
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The Type 1 Village Mixed Use (WVMU-1) shall be developed to accommodate an
areawide composite land use mix as described below :

Ilin imnasm Maximum
Lises Densityiintensity == | Cand Area
FPublic Spaces 15 Percent
Village Center Mimimurm 25 Percent; 35 Percent;
{Includes Meighbor- 4 du’ Developable However, the However, the
hood Core Acre ™ Village Center Village Center
Residential) Shall Mot be Less | Shall Mot Exceed
Mazirmem Than 150 Acres 200 Acres =
10 duDeveldopable R
Acre ™
Monresidential 20 Percent of X Percent of
Total Village Total Vilage
Center Acreage Center Acreage
(30 Aczes) {50 Acres)
General Commerciall | Maxdrmum
Oifice) (Excluding 540, 000Gmss
Civic: Lises)
Limit One Village- Feat "=
Scale Center per
Type 1 Village
Employment Lises Maxirmuem
(Includes Odffice) 150,000 Gross
Leasable Square
Fest
FPublic Lises
Mesghborhood Core Mairrnem 0,75 Floor | 80 Percent of T8 Percent of
Residential HArea Ratio Total Village Total Vilage
Center Acreage Center Acreage
(120 Acres) {150 Acres)
Meighborhood Maxirmuem 45 Percent 55 Percent
General i duDevelopable
Residental Acre
Maxirruem 0,75 Floor
HArea Rabo for Public
Lizes
Meighborhood Edpge Maxirmuem 5 Percent 15 Percent
2 duDevelopable
Residental Acre
Ma:irruem 0.25 Floor
HArea Rabo for Public
Lizes
Lirmit Twez 20,000 Gross
Meighborhood-Scale | Leasable Sguare
Centers per Feet Maximum
Type 1 Village (Each)

(1] Mmnimum and maxirmem residential density within the village center shall be

based upon the total acreape of the center. Developable aceage
means that portion of the total site area which will be developed nclusive of

" du=twaling Lnis
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street rights-of-way, ulility rights-of-way, public and private parks, commumnity
faciliies, etc. Developable acreape does not incdude any lands within the project
which are dassified as wellands, COM (Conservation Lands), or water bodies.

(21 Vertically mived-use buldings that contain retail'suppot services on the first floor
of the siruchure and residential uses on second floor and above shall be counted
towand the percentage mi requirement for nonresidential area

3 If a single landoener or group of landowners sesking to rezone their parncel(s)
cannot assemble the minimum acreage required to master plan an entire Village
Center, the applicant nevertheless shall have the nght to seek rezoning for its
parcel(s), provided that the applicant (i) provides as part of its specific pancel(s)
application a master concept plan for the enfire Village Center, to demonstrate
that its individual rezoning is conceptually consistent with the potental future
planning for the entire Vilage Center, and [iﬁlreuherpand owner|s) within the
entire Village Center are provided nofice of the pending rezoning application
uwpon submittal of the application, and opportunity at public hearing to comment
upon the masier concept plan for the entire Village Cenier. This process is
intended to inchede multiple owners whenever practical and to proside an
oppormity for siakeholders in the designated area to participate in the planning
process. Inoany event, the County shall retain the right to modfy any master
concept plan for any Village Cenber, in connection with fubme rezoning
applications fior parcels within such Village Center, to ensure the practical ability
to encourage development of individual parcels in a manner consistent with the
policies of the Pasadena Hils Area.

) The maximwm nonresidential inbensity within the Pasadena Hills Study Area is
limited by the market assessment prepared in support of this study. The total
maxirmem gross  leasable square feet of nonresidential development permitted
within all Type 1 Villages combined shall not exceed 1,020,000 square feet. An
individual village may exceed the maxirmwm square footage for an indiidual
village cenber under the following condifions:

(a) When a willage-scale center is combined with one or more
neighborhood-scale  center{s). in accordance with Policy FLU 6.5.5.
The new maxirmwm for the combined center shall be equal to the
maxirmm pemmitied by adding the maximum permitted for the village-
scale center to the maximurm permitted for neighborhood-seale centens)
with which it is being combined. Under this provision the maxamum
nonresidential-use square footage shall not exceed this combined total
for an ndivdual village; and

(b An individual village center within any specific Type 1 Village map be
pemitted up to an additional 150000 square feet of office
uses which shall not be included within the 1,020,000 square feet and

ic) When the Resideniial Conversion Tables PH-2 and PH-3 are uilized, 3
maximem of 15% of the residential units may be conwerted fo
commercial andior office square feet.

(31 Since the maximum nonressdential intensity within the Pasadena Hills Study Area
is limited by the market assessment prepared in support of this study, and since
the horizon of this planning effort is Year 2060, an applicant, in coordination with
Pasco County, may prepare an updated areawide market assessment as support
docamentation for an amendment to this lBnd wse miox.

This distribufion range represents the mix of uses within each area designated as
a village in Figure PH-7, Village Location Map, which would be accommodated
over the planning horizon.

(3) Locational Criteria

Within the Pasadena Hills Area Plan, Type 1 Villages include Villages "D and
"z" as shown in Figure PH-7, Village Location Map.
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(a) Village centers ghall be generally located in the center of the village, in
the vicinity of the following crossroads:

1) Village D. The village center for Village "D" shall be located in the
vicinity of the intersection of Handcart Road and Prospect Road.

2) Village G. The village center for Village “G" shall be located in the
vicinity of the intersection of Handcart Road and Kiefer Road.

b) Future Type 1 Villages may be located in other parts of Pasco County
following the completion of a special area study for the area that
addresses the following:

1) The need to accommodate additicnal residential density and
growth.

2) Discourage urban sprawl by clustering residential and support
commercialloffice uses in future growth areas.

3) Make the most efficient use of the Counly's investments in
infrastructure and services.

4) Provide higher-density residential development and affordable
houzing in cloze proximity to employment centers.

(4) Guiding Principles

Developments within a Type 1 Village shall exhibit all of the following
characteristics:

(a) Type 1 Vilages shall include a mix of uses, including residential,
commercial, officeflight industrial, public/civic, university campuses,
gchoolz, and recreational space that provides for most of the daily needs
of residents.

() Villages shall include a design in which the majority of housing is within a
walking distance, or one-quarter-mile radius, of a village or neighborhood
center, with the higher densities closer to the cemter. The general
locationzs of "general® neighborhoods and "edge” neighborhoods are
identified in the vision graphic, Figure PH-2, Pasadena Hillz Land Use
Vision Plan, and generally represent this principle. This graphic shall be
used as a guide to determine the locations of "general” and "edge"
neighborhoods.

(c) Villages shall be separated one from another as idenfified in Figure PH-5,
Village Separation, through the application of the street cross sections as
contained in Figure PH-9, Arterial Roadway Cross Section; Figure PH-10,
Collector Roadway Cross Section; or Figure PH-11, Local Roadway
Cross Section, as applicable to the madway separator, subject o
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Policy FLUG4.2. The roadway cross seclion establishes a “village
separator” as described in Policy FLU 6.5.4, Village Separation.

Type 1 Villages shall include a village center with sufficient nonresidential
uses to provide for the daily and weekly nesds of village residents in a
THD (Traditional Meighborhood Design) foorm as specified in the
Comprehensive Plan and Land Development Code.

All neighborhood-residential development that is developed at a density
greater than 3.5 dwelling unitz per dewvelopable residential acre; all
residential that includes attached residential dwelling units (either
attached single-family or attached multifamily); and all neighborhoods that
provide thirty (20) percent or more of the single-family detached units on
lots fifty (50) feet wide or smaller shall be required to develop in a
THD (Traditional Meighborhood Design) form as specified in the
Comprehensive Plan and Land Development Code.

Villages shall include a range of housing types that support a broad range
of family sizes and incomes. Village development applications shall
include a strategy to provide housing that iz affordable to a family with a
median income that does not exceed 120 percent of the median income
for the Tampa-5t Petersburg-Clearwater Standard Metropolitan
Statistical Area.  Allematively, Villages may otherwize mitigate for
affordable housing impacts in accordance with County policy, based upon
the scope, form and use characteristics of a given project, or elect fo
mitigate for affordable housing impacts in accordance with any future
Countywide ordinances relating to affordable housing, to the extent and in
the manner such ordinances are applicable to the Pasadena Hills Area
Plan.

Villages shall include compact design that includes a system of land

gubdivision and development which linke one (1) neighborhood fo
another.

Villages =hall include interconnected sireets that are designed to balance
the nesds of all users, including pedesirians, bicyclistz, and motor
vehicles, and which are built with design speeds that are appropriate for
neighbornoods.

Villages shall include altematives for pedestians and bicyclists through
the provision of sidewalks, street trees, and on-street parking which
provide distinct separation between pedestrians and traffic; spatialby
define sireets and sidewalks by amanging buildings in a regular pattem
that i= unbroken by parking lois; and provide adeguate lighting that is
designed for safe walking and signage which has a pedesirian
onientation.

Willages shall provide both open space and recreational space.

Future Land Use Element Adopted:
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k) Villages shall apply the adopted financial plan to be used for the provigion
of required infrastructure for their project, as reguired in Policy FLU
6.5.10.

(o) Submittal RequirementzMiming of Development

(a) All development within a village land use classification shall be required fo
rezone to an MPUD Master Planned Unit Development type =zoning
digtrict and shall be planned through a master plan process that
integrates development, open space, and infrastructure comidors. For
vilages, the application and development order shall include the
following:

1) Master plan.
2) Specific design guidelines for the development.

3) Infrastructure financing strategy and procedure for implementing
the financing strategy throughout the village.

4) Phasing plan for development (including timing and amount and
phazing of residential and nonresidential development). The
timing/ phasing of residential to nonresidential land wse mix shall
be determined on a case-by-case basis for each village center
and shall be based upon a market analysis study to determine the
total amount of commerciall retailioffice uses fo support each
village. The timing/phasing conditions shall be establizhed to
enzure the adeqguate provision of nonresidential development by
phaze or subphase of development.

5) Submittals required by the County's TND (Traditional
Meighborhood Design) Ordinances (for those portions of the
village required to be in TMD [Traditional Meighborhood Design]
formn).

B) The Type 1 Village Mixed Use Future Land Use Classification represents
the lkong-term compatible land uses for the areas depicted within
Figure PH-6, Pasadena Hills 2050 Future Land Use Map, and only
become effective through the reroning and Master Development Plan
process. The effective date of the land use classification for an entire
Type 1 Village iz determined by the date of the rezoning of the first parcel
of land within the village center for that village to MPUD Master Planned
Unit Development conzistent with the standards set forth for village center

development, subject to the following:

1) If a single landowner or group of landowners seeking to rezone
their parcel(z) cannot aszsemble the minimum acreage required to
master plan an entire Village Center, the applicant nevertheless
shall have the right to seek rezoning for its parcel(s), provided that
the applicant (i} provides as part of s specific parcel{s)
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application a master concept plan for the entire Village Center, to
demonsirate that its individual rezoning is conceptually consistent
with the potential future planning for the entire Village Center, and
(i) the other parcel owner(z) within the entire Village Center are
provided notice of the pending rezoning application upon
submittal of the application, and opportunity at public hearing to
comment upon the master concept plan for the entire Village
Center. This process is intended to include multiple owners
whenever practical and to provide an opportunity for stakeholders
in the designated area to parlicipate in the planning process. In
any event, the County shall retain the right fo modify any master
concept plan for any Village Center, in connection with future
rezoning applications for parcels within such Village Center, fo
ensure the practical ability to encourage development of individual
parcels in a manner consistent with the policies of the Pasadena
Hills Area.

Each village is identified in Figure PH-T, Village Location Map.

(c) Provide notice of the pending rezoning application to all parcel owners
within the entire Village upon submittal of the application.

(d) The timing of more urban development within the Pasadena Hills Study
Area iz expressly related to the provision of the necessary infrastructure
to zerve such development, and all development approvals shall be timed
fo ensure that the improvements that are neceszary to serve the entire
study area are programmed within the Pasco County Capital Improve-
ments Element prior to the approval of any development activity under
any of the village land use classifications. These improvements include:

1) The construction of the primary improvements as depicied in
Figure PH-4; 2050 Future Transportation Map and Table PH-1,
Year 2050 Roadway Summary.

2) The provision of land for one (1) regional park within the
Pasadena Hills Study Area boundary.

=) In addition to other infrastructure requirements, the total residential units
projected for Type 1 Vilages specifically generate the need for a
minimum of two [2) elementary school locations, one (1) middle school
location, one (1) high school location, and one (1) district park location.
Thiz estimate for the number of school locations is based upon the
curent Level of Service standards and facility size requirements of the
District School Board of Pasco County for school facilities. While the
elementary school locations can be secured during the review for each
applicable village development applications, the manner in which the
middle school, high school, and district park shall be acquired shall be
addressed during the review and approval of the first application for
rezoning and master plan approval within a Type 1 Village. Such
obligation may be addressed by the applicant in the form of the proposal
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of a financial and land-acquigiion sirategy to ensure that these
obligations are addressed concument with the demand for these faciliies
bazed upon the phasing and timing of development.

] The timing of development of residential neighborhoods (neighborhood
core, neighborhood general and neighborhood edge) within each Type 1
Village asz idenfified herein and designated in Figure PH-7, Village
Location Map, requires that the Type 1 Village Land Use Clazssification be
effective prior fo rezoning to any density greater than that which is
permitted by the underlying land use classification, thus the completion of
the rezoning of the village center to MPUD Master Planned Unit
Development for that village iz required prior to such additional residential
development.

(B) Master Plan Reguirements/Standards of Review

Pasco County shall review the following information for development within a
Type 1 Village.

(a) Financial Strategy Requiremenis

Each development within a Type 1 Village shall have a financial strategy
approved by the County to construct and maintain all required
infrastructure. Such obligation may be addressed by the applicant in the
form of the proposal of a financial and land-acquisition strategy to ensure
that these obligations are addressed concurmment with the demand for
these facilities based upon the phasing and timing of development. This
infrastructure is identified in four {(4) tiers of requirements and the financial
strategy shall address at a minimum the methoed for providing each of the
following:

1) Pasadena Hills Study Area: The minimum improvements

necesgany for any village development to occur within the study
area.

a) All pimary improvements as depicted in Figure PH-4. 2050
Future Transportation Map and Table PH-1, Year 2050
Roadway Summary, to serve the Pasadena Hills Study
Area.

b) The provigion of land for one (1) regional park within the
Fasadena Hillz Study Area boundary.

2) Type 1 Villages - Overall: The improvements that are required fo
=zerve the demand generated by the development planned for all

Type 1 Villages.
a) The provision of land for one (1) middle school and one (1)
high school.
Future Land Use Element Adopted:
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b) The provision of land for one (1) district park and two (2)
community parks.

3 Village Specific. The improvements that are required to serve the
individual village within which the development application is sub-
mitted:

a) The intermediate improvements as depicted in Figure PH-
4, 2050 Future Transportation Map and Table PH-1, Year
2050 Roadway Summary, that are necessary to serve the
entirety of the village within which the development
application is submitted. The applicable intermediate
improvements for a specific village shall be determined
during the development review process and shall include
those faciliies that serve the village intemally as the
roadway “backbone” for that village and facilities that serve
as the link to adjacent villages.

b) A master regional stormwater system.

c) For development within Villages D and G, the location of
an elementary school within each of these villages.

4) Local: The improvements that are required to serve the specific
development applicaticn under review:

a) The local improvements as specified by the County’s Land
Development Code, that are necessary to serve the
specific development application under review.

b) Central water and sewer for the development application
under review.

Such financial strategy shall be established not later than the approval of

the first preliminary plan/construction plan for any proposed project within

the village center development for each Type 1 Village, to the extent

infrastructure is necessary to support the scope of such project, and then

updated as necessary for each subseguent development project at the

preliminary planfconstruction plan approval process for each such

additional project, within each village.

(b) Standards for Review

Al development shall conform to the village principles as enumerated in

Section D above and in Policy FLU 6.5.3, Village Characteristics, and

demonsirate the following:

1) That the development complies with all applicable County
environmental-preservation regulations provided, however, that
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the dewvelopment shall also separately comply with applicable
Federal and State environmental-preservation regulations.

2) That the location of the developed areas on the site:

a) Respects existing adjacent development pattems.

b) Permits the most density and intensity in areas that are
mst proximate to the village center.

c) Respectz existing natural and emvironmental features on
the site.

3 That the integrity of the mixed-use district is not compromised by
allowing extensive single uses. The land use mix shall be phased
o prowide an adequate mix of nonresidential uses to serve
residential development.

4) That the required on-site and off-site infrastructure will be
available to serve each development phase as it is constructed.

(c) Compliance with Subsequent Regulations

The approval of an MPUD Master Planned Unit Development within a
village =0 as to make the village classification "effective™ shall not be
construed, in and of itzelf, as an agreement on the part of Pasco County
to exempt future development approvals or permits from changes in land
development regulations. A Development Agresment may, however,
provide specific exemption from future changes to land development
regulations as an integral component of the negoliated Development
Agreement.

b. VILLAGE MIXED USE - TYPE 2 (VMU-2)

Intent: The Type 2 Village Mixed Use {VMU-2) Land Use Classification iz a mixed-use
land u=se classification that permitz single-family and multifamily residential uses,
community- and neighborhood-scale commercial uses, office uses, university campuses,
schools, and civic land public uses. The Type 2 Village Mixed Uss (WMU-2) Land Use
Classification is the second tier of "village" classifications where the uses, density, and
intensity of such areas are more resfricted than Type 1 Villages due fo the location of the
village or the size of the village. The Type 2 Village Mixed Use (WVMU-2) Land Use
Classification is further classified as either Type 2A Villages or Type 2B Villages
dependant upon location and intended function. The factors that limit the density and
imtensity of these villages, including the lmitations on village-scale centers, their
proximity fo other existing or designated regional or village-scale centers, their proximity
to the countryside area, and the size of area included in the village due fo built or
approved adjacencies. Commercial andfor retail uses that are designed to serve a
village-scale or regional purpose are expressly prohibited. This land use classification is
governed by special design standards that provide for a mix of uses within a
development site or within a multiple-parcel area to promote sustainable development
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use and form, to promote pedestrian-friendly communities, and to reduce the cost of
public infrastructure. Portions of the Type 2 Village Mixed Use (VMU-2) Land Use
Classification require a THD (Traditional Neighborhood Design) development form as
specified in the Comprehensive Plan.

The Type 2 Village Mixed Use Future Land Use Classification is designed to support and
reinforce Pasco County's growth management vision by establizhing a new development
form for urban Pasco County that requires new urban development fo be developed
within a connected roadway network and creates a grid of existing and new sireets that
provide local connectivity. This represents a shift in policy direction from the County's
current Comprehensive Plan and land use vision by requiring an urban sireet network
grid to serve residential development, requiring a mix of residential uses, and allowing
community- and neighborhood-scale commercial and office uses to serve these areas.
If a Type 2 Village includes commercial areas as a use, these areas, as well as
proximate residenfial uses, are required to be constructed in a THD (Traditicnal
Meighborhood Design) formi.  This new development form is designed to reduce
development pressure in other areas of the County, reduce road congestion, and other
community impacts associated with sprawl development.

SPECIAL PROVISIONS AND MIX OF USES:

(1)  Description

Villages are a collection of residential neighborhoods that have been designed so
that there is an established linkage between residential density and the proximity
of residential development to a village or neighborhood center. Specifically,
villages shall ensure that a majority of all of the housing unitz shall be within a
one-quarter-mile walking distance of a neighborhood center. Neighborhood
centers are not imited to “neighborhood-scale centers,” but may include other
public areas and spaces such as parks, schools, community centers, and civic
centers.

(2)  Mix of Use

Each village within the Type2 Village Mixed Use (VMU-2) Land Use
Classification shall include the following uses:

a) Public Spaces (Includes Parks and Open Spaces)

k) Village Center (Includes Community-Scale Center and Meighborhood

Core Residential)
c) Meighborhoods (Includes General and Edge- HNeighborhoods and
MNeighborhood-Scale Centers)
Future Land Use Element Adopted:
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The Type 2 Village Mixed Use (WVMU-2) shall be developed to accommodate an
areawide composite land use mix as described below™"

Minimnasm IMaximum
Uses Densityfintensity Land Area
Public Spaces 15 Pement
Village Center Minirmum 4 du'Developable Acre T | 15 Percent | 25 Percent
Maximum 10 duDevelopable Acre ™
Monresidential
Limit Cine Maximum 120,000 Gross Leasable
Community-Scale | Squane Feat =
Center per
Type 24 Village
Limit Cine Maximum 80,000 Gross Leasable
Community-Scale | Squane Feat =
Center per
Type 2B Village
Employment Maximum 50,000 Gross Leasable
Uses (Indudes Square Feat™
Office) Type 2A
Village only
Public Uses Mazimum 0.75 Floor Area Rabo
Meighborhood Siee Density Above
Ciore Residential
Meighborhmods
Meighborhood Maximum 5 duDevelopable 40 Pemcent | 50 Percent
General Residential Acre
Mascirmum 0.75 Floor Area Rabo for
Public: Lises
Meighborhood Maximum 2 duDevelopable 2 Percent | 30 Percent
Edge Residential Acre
Maccirnum 035 Floor Area Rabo for
Public: Lises
Lirnit Thres Maximumn 20,000 Gross Leasable
Meighborhmod- Square Fest (Each)
Scale Centers
per Type 2
Village
(1] Mmnamum and maamum ressdental density wethin the core shall be
based upon the total developable acreage of the core residential. Dewelopable
aeage means that porfion of the iotal site area which will be deweloped
inchusive of sireet rights-of-way, wutility rights-of-way, public and private parks,
community facliies, schools, eic.  Dewvelopable does not include amy
lands within the project which are cassified as wetlands, COM (Consenation
Lands). or water bodies.
(21 This maximum may be exceeded when:

(a) A community-scale center is combined with one or more neighborhood-
scale ceniers in accordance with Policy FLU G655, The new maximum

" du=twaling Lnis
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for the combined center shall be egqual fo the maximum permitied by
addiion the maximum permitted for the community-scale center to the

maxirmaem permitted for the neighborhood-scale centen(s) with which it is
being combined. Under this provision the maximurm non-residential use
square footage shall not excesd this combined total for an indiidual
uillape:md
(b) The Residential Cornversion Tables PH-2 and PH-2 are uiilized, a
maximaen of 15% of the residential unis may b= coweried io
commercial andior office square feet.
] This office/employment wse shall not be induded in the maximum limit on non-
residential density within the Type 2-A Village.
(4] The total maximum gross keasable square feet of nonresidential deselopment
permitted within all Type 2 Villages combined shall not exceed 1,120,000 square
fest

]| Cue to the size and peripheral location of “Village A" as designated in
Figure PH-F, Village Location Map, and its prowimity to other residential
neighborhoods cutside of the Pasadena Hills Siudy Area, the land use mix of
Village A, which includes a total of approximately 153 acres, shall be regulated
as a village cenier. The mix of uses as described herein for a village center shall
apply. In addition, Village "A" Village Center shall be permitted a 100,000 gross
leasahle square fest of village—scale center wses and an addional 50,000 square

feet of employmentioffice under the land usa.

This distribufion range represents the mix of uses within each area designated as
a village in Figure PH-7, Village Location Map, which would be accommodated
over the planning horizon.

{3) Locational Criteria
(a) Within the Pasadena Hills Area Plan, Type 2A Villages include Villages
AT, °C", T and °F and Type 2B Villages include B°, “F" and “H" as
showm in Figure PH-7, Village Location Map.
(k) Future Type 24 and Type 2B Villages may be located in other parts of

Pazco County following the complefion of a special area study for the
area that addresses the following:

1) The need to accommodate addifional residential density and
growth.

2) Dizcourage wrban sprawl by clustering residential and support
commercial/office uses in future growth areas.

3 Make the most efficient use of the County's investments in
infrastructure and services.

4) Provide higher-density residential development and affordable
houging in cloge proximity to employment centers.

(4) Guiding Principles
Developments within all Type 2 Villages shall exhibit all of the following
characteristics:
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(a) Type 2 Vilages shall include a mix of uses, including residential,

commercial, office, publicfcivic, university campuses, schools, and
recreational space.

(k) Villages shall include a design in which the majority of housing is within a
walking distance, or one-quarter-mile radius, of a village or neighborhood
center, with the higher densities closer to the center. The general
locations of "general" neighborhoods and "edge" neighborhoods are
identified in the vigion graphic, Figure PH-2, Pasadena Hills Land Use
Vigion Plan, and generally represent this principle. This graphic shall be
uzed as a guide to determine the locations of "general” and "edge”
neighlborhoods.

(c) Villages shall be separated one (1) from another as identified in
Figure PH-8, Village Separation, through the application of the street
cross seclions as contained im Figure PH-9, Arenal Roadway Cross
Section; Figure PH-10, Collector Roadway Cross Seclion; or
Figure PH-11, Local Roadway Crozs Seclion, as applicable to the
roadway separator, subject to Policy FLUE4 2. The roadway cross
gection establishes a "village separastor™ as described in
Policy FLU 6.5.4, Village Separation.

(d) Type 2 Villages shall include an area of core residential in a
THD (Traditional Meighborhood Design) foom as specified in the
Comprehensive Plan and Land Development Code.

=) Al neighborhocd-residential development that is developed at a density
greater than 3.5 dwelling unitz per developable residential acre; all
residential that includes attached-residential dwelling units {E‘.‘fﬂ'lﬂf
attached single-family or attached multifamily); and all neighborhoods that
provide thirty (30) percent or more of the single-family detached units on
lots fifty (S0) feet wide or smaller shall be required to dewvelop in a
THD (Traditional Meighborhood Design) form as specified in the
Comprehengive Plan and Land Development Code.

] Village=s zhall include a range of housing types that supporis a broad
range of family sizes and incomes. Village development applications
shall include a strategy to provide housing that is affordable to a family
with a median income that does not excesd 120 percent of the median
income for the Tampa-5t Petersburg-Clearwater Standard Metropolitan
Statistical Area. Alematively, Villages may otherwise mitigate for
affordable housing impacts in accordance with County policy, based upon
the scope, form and use characteriztics of a given project, or elect fo
mitigate for affordable housing impacts in accordance with any future
Countywide ordinances relating to affordable housing, to the extent and in
the manner such ordinances are applicable to the Pasadena Hills Area.

ig) Villages shall include compact design that includes a system of land
subdivision and development which links one neighborhood to another.
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h) Villages shall include interconnected sireets that are designed to balance
the nesds of all users, including pedesirians, bicyclistz, and motor
vehicles, and which are built with design speeds that are appropriate for
neighborhoods.

(] Villages shall include aliematives for pedestrians and bicyclists through
the provision of sidewalks, street trees, and on-street parking which
provide distinct separation bebween pedestrians and traffic; spatially
define sireets and sidewalks by amanging buildings in a regular pattem
that are unbroken by parking lote; and provide adeguate lighting that is
designed for safe walking and signage which has a pedesirian
onientation.

) Villages shall provide both open space and recreational space.

(k) Villages shall apply the adopited financial plan to be used for the
provision of required infrastructure for their project, as required in Policy
FLU 6.5.10.

(5) Submittal Requirements/Timing of Development

(a) All development within a village land use classification shall be required
to rezone fo an MPUD Master Planned Unit Development fype zoning
district and shall be planned through a master plan process that
integrates development, open space, and infrastructure comidors. For
vilages, the application and development order shall include the
following:

1) Master plan.
2) Specific design guidelines for the development.

3) Infrastructure-financing sirategy and procedure for implementing
the financing strategy throughout the village.

4) Phas=ing plan for development (including timing and amount and
phaszing of residential and nonresidential development).

a) Submittals required by the County's TND (Traditicnal
Meighborhood Design) Ordinances (for those portions of the
village required to be in TMD [Traditional Meighborhood Design]
formn).

(k) The Type 2 Village Mixed Use Future Land Use Classification represents
the long-term compatible land uses for the areas depicted within
Figure PH-6, Pasadena Hillz 2050 Future Land Use Map, and only
become effective through the rezoning and Master Development Plan
process. The effective date of the land use classification for an entire
Type 2 Village is determined by the date of the rezoning of the first parcel
of land for that village to MPUD Master Planned Unit Development
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consistent with the standards =et forth herein. Each village is identified in
Figure PH-7, Village Locaticn Map.

(c) Provide noflice of the pending rezoning application to all parcel cowners
within the entire Village upon submittal of the application.

(d}) The timing of more urban development within the Pasadena Hills Study
Area is expressly related to the provigion of the necessary infrastructure
to zerve such development, and all development approvals shall be
timed fo engure that the improvements that are necessary to serve the
entire study area are programmed within the Pasco County Capital
Improvements Element pricr to the approval of any development activity
under any of the village land use dassificationz. These improvements
include:

1) The construction of the primary improvements as depicted in
Figure PH-4, 2050 Future Transportation Map and Table PH-1,
Year 2050 Roadway Summary.

2) The provision of land for one (1) regional park within the
Pasadena Hillz Study Area boundary.

(e) In addition to other infrastructure reguirements, the total residential units
projected for Type 2 Villages specifically generate the need for a
minimum of five (5) elementary school locations, one (1) middle school
location, one (1) high school location, and one (1) district park location.
Thiz estimate for the number of school locations s based upon the
cument Level of Service standands and facility size requirements of the
District School Board of Pasco County for school faciliies. While the

school locations can be secured during the review for each
applicable village development applications, the manner in which the
middle school, high school and district park shall be acquired shall be
addressed during the review and approval of the first application for
rezoning and master plan approval within a Type 2 Village. Such
obligation may be addressed by the applicant in the form of the proposal
of a fimancial and land-acquisition sirategy fo ensure that these
obligations are addressed concurrent with the demand for these facilities
baszed uwpon the phasing and timing of development.

(B} Master Plan Reguirements/Standards of Review

Pasco County shall review the following information for development within a
Type 2 Village.

(a) Financial Strategy Reguirements

Each development within a Type 2 Village shall have a financial strategy
approved by the County to construct and maintain all reguired
infrastructure. Such obligation may be addreszed by the applicant in the
form of the proposal of a financial and land-acquisition sirategy to ensure
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that these obligations are addressed concurrent with the demand for
these facilities based upon the phasing and timing of development. This
infrastructure is identified in four {4) tiers of requirements and the financial
strategy shall address at a minimum the methoed for providing each of the
following:

1)

2)

3)

Future Land Use Element

Pasadena Hillz Study Area: The minimum improvements

necessary for any village development fo occur within the study
area:

a) All primary improvements as depicted in Figure PH-4, 2050
Future Transporiation Map and Table PH-1, Year 2050
Foadway Summary, o serve the Pasadena Hills Study
Area.

B The provision of land for one (1) regional park within the
Pazadena Hills Study Area boundary.

Type 2 Villages - Overall: The improvements that are required to
serve the demand generated by the development planned for all
Type 2 Villages.

a) The provision of land for one (1) middle school and one (1)
high =chool.

B) The provision of land for one (1) district park and two (2)
Comimunity parks.

Village Specific: The improvements that are required to serve the

individual village within which the development application is

submitted:

a) The intermediate improvements asz depicted in
Figure PH-4, 2030 Transporation Map and Table PH-1,
Year 2050 Roadway Summary, that are necessary fo
serve the entirety of the vilage within which the
development application iz submitted. The applicable
intermediate improvements for a specific village shall be
determined during the development review process and
ghall include those faciliies that serve the village intemally
az the roadway "backbone™ for that village and facilities
that zserve as the link to adjacent villages.

B) A master regional stommwater system.
c) For development within Village B, Village F, Village J,

Village H, and Village |, the location of an elementary
schiool within each of these villages.
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4) Local: The improvements that are required to serve the specific
development application under review:

a) The local improvements as specified by the County's Land

Development Code, that are necessary to serve the specific develop-
ment application under review.

b) Ceniral water and sewer for the development application under review.

Such financial strategy shall be established not later than the approval of the first
preliminary plan/construction plan for any proposed project for each Type 2
Village, to the extent infrastructure i= necessary to support the scope of such
project, and then updated as necessary for each subsequent development project
at the preliminary plan/consiruction approval process for each additional project,
within each village.

(b)  Standards for Review

All development shall conform fo the village principles as enumerated in
SeclionD above and im Policy FLUES.3, Vilage Characterisfics, and
demonsztrate the following:

1) That the development complies with all applicable County environmental-
preservation regulations provided, however, that the development shall
also separately comply with applicable Federal and State environmental-
preservation regulations.

2] That the location of the developed arsas on the site:

a) Respects existing adjacent development pattems.

b) Pemits the most density and intensity in areas that are most
proximate to the core residential, which shall generally be located
in the center of each designated village.

¢} Respects existing natural and emvironmental features on the site.

3) That the required on-site and off-site infrastruciure will be available to
serve each development phase as it is constructed.

(c] Compliance with Subsequent Regulations

The approval of an MPUD Master Planned Unit Development within a village so
as to make the village classification "effective™ shall not be construed, in and of
itzelf, as an agreement cn the part of Pazco County to exempt future development
approvals or permits from changes in land development regulations. A
Development Agreement may, however, provide specific exemption from future
changes to land development regulations as an integral component of the
negoliated Development Agreement.
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C. VILLAGE MIXED USE - TYPE 3 (VMU-3)

Intent: The Type 3 Village Mixed Use (WVMU-3) Land Use Classification iz a mixed-use
land u=se classification that permitz single-family and multifamily residential uses,
neighborhoocd-scale commercial uses, office uses, university campuses, and civic and
public uses. The Type 3 Village Mixed Use (VMU-3) Land Use Classification is the third
tier of "village™ classifications where the uses, density, and intensity of such areas are
more restricted than either the Type 1 or Type 2 Villages due to the location of the
village and the geography of these areazs. The uze limitations include the exclusion of
village and community-scale commercialloffice uses. The factors that limit the density
and infengity of these villages, including the limitations on village and community-scale
centers, include their proximity to other existing or designated regional, village, or
community-scale centers; their proximity to the countryside area; the proximity and
amount of important natural or environmental features that have been identified during
the special area study process as senving a regional purposs; andlor the physical
features of these areas that serve to limit development options and opporfunities.
Commercial andfor retail uses that are designed to serve a village or community scale or
regional purpose are expressly prohibited. This land use classification is govemed by
special design standards that are intended to fransition to environmentally sensitive
lands within an overall village concept for the entirety of the Pasadena Hills Study Area
that i= intended to promote sustainable development use and fomn, fo promote
pedestrian-friendly communities, and to reduce the cost of public infrastructure.  Portions
of the Type 3 Village Mixed Uss [WMU-3) Land Use Classification may reguire
THD (Traditional Meightorhood Design) development form as specified in the
Comprehensive Plan.

The Type 3 Village Mixed Use Future Land Use Classification is designed fo support and
reinforce Pasco County's growth management vision by establizhing a new development
form for urban Pasco County that requires new urban development fo be developed
within a connected roadway network and creates a grid of existing and new sireets that
provide local connectivity. This represents a shift in policy direction from the County's
current Comprehensive Plan and land use vision by requiring an urban sireet network
grid to serve residential development, requiring a mix of residential uses, and allowing
neighborhood-scale commercial and office uses to serve these areazs. I a Type 3
Village includes neighborhood-commercial areas as a use, these areas as well as
proximate residential uses are reqguired to be constructed in a THD (Traditional
Meighborhood Design) formi.  This new development form is designed to reduce
development pressure in other areas of the County, reduce road congestion, and other
community impacts associated with sprawl development.

SPECIAL PROVISIONS AND MIX OF USES:

(1)  Description

Villages are a collection of residential neighborhoods that have been designed so
that there is an established linkage between residential density and the prosimity
of residential development to a neighborhood center.  Specifically, villages shall
ensure that a majority of the all of the housing units shall be within a cne-guarter-
mile walking distance of a neighborhood center. Meighborhood centers are not
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limited fo "neighborhood-scale centers," but may include other public areas and
spaces such as parks, schools, community centers, and civic centers.

(2)  Mix of Use
The Type 3 Village Mixed Use (WVMU-3) Land Use Classification is generally a
gingle-use district that provides limited opportunity for neighborhood-scale
centers based upon separation requirements. Each village within the Type 3
Village Mixed Use WVMU-3) Land Use Classification shall include:
(a) Fublic Spaces (Includes Parks and Open Spaces)

B) Meighborhoods  (Includezs General and Edge HNeighborhoods and
Meighborhood Scale Centers)

The Village Mixed Use (WVMU-3) shall be developed to accommodate an
areawide composite land use mix as described below:

Mix
Uses Densityfintensity | {Land Area)

Pubdic Spaces 15 Percent
Meighborhoods
Meighborfwod General Maximum 15 Percemnt

5 du'Developable

Residential Acre

Maxamum 0.75 Floor

Area Rafbio for Pulblic

Uses
Meighborfwod Edge Maxamum T0 Percent

2 du/Developable

Residential Acre

Maxamum 0.35 Floor

Area Ratio for Pulblic

Uses
Lirnit Thres Maximum 20,000 Gross
Meighborhwod-Scale Leasable Square Feet
Centers per Type 3 {Each) ™

development
all Type 2 Villages combined shall not
exneediiﬂ.ﬂl]s:r_ﬂ'efeel An individual Village may
excesd the maximum sguare footage for an individual
MNesghborhood Center under the following condiions:
{a}When a Neighborhood Center s combined with one or

rriassimurm fior e combined uerrtEfshaJIheecr_dm

" du=twaling Lnis
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the maximum permitied by adding the maxamum
p-emite-dfnraﬂrﬂeﬂag'i:uﬂmdﬁmleﬂmter

the maximum permited for the addifional
H-ME{'HECEHHE[S}HﬁmmiE
being combined. Under this prowision the
rraximurm non-residential use sguare footage shall
Village.

(b} ¥¥hen the Residential Comversion Tables PH-2 and
PH-2 ae ullized, a3 maximum of 15% of the
residential unite may be converied to commencial
andior office square feet.

This distribution range represents the mix of uses within each area designated as
a village in Figure PH-7, Village Location Map, which would be accommodated
over the planning I'rul'm::rn

(3} Locational Criteria

(a)

(b)

Within the Pasadena Hills Area Plan, Type 3 Villages include Villages "E"
"K', LT and “W° as shown in Figure PH-7, Village Location Map.

Future Type 3 Villages may be located in other parts of Pasco County
following the completion of a special area study for the arsa that addresses
the following:

1) The need to accommodate additional residential density and
growth.

2) Discourage urban sprawl by clustering residential and support

commercialioffice uses in future growth areas.

3 Make the most efficient use of the County's investments in
infrastructure and services.

4] Provide higher-density residential development and affordable
housing in close proximity to employment centers.

(4)  Guiding Principles

Developments within a Type-3 Vilage shall exhibit all of the following
characteristice:

(a)

Villages shall include a design in which the majority of housing is within a
walking distance, or one-quarter-mile radius, of a neighborhood center,
with the higher densities closer to the center. The general locations of
"general" neighborhoods and "edge” neighborhoods are identified in the
vision graphic, Figure PH-2, Pazadena Hillz Land Use Vigion Plan, and
generally represent this principle. This graphic shall be used as a guide
to determine the locations of "general™ and "edge" neighborhoods.
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Villages shall be szeparated one (1) from another as identified in
Figure PH-8, Village Separation, through the application of the street
cross seclions as contained in Figure PH-9, Arerial Roadway Cross
Section; Figure PH-10, Collector Roadway Cross Seclion, or
Figure PH-11, Local Roadway Cross Section, as applicable to the
rcadway separator, subject to Policy FLU 642 . The roadway cross
section establishes a "village separator” as described in Policy FLU 6.5.4,
Village Separation.

All neighborhood-residential development that is developed at a density
greater than 3.5 dwelling unitz per dewvelopable residential acre; all
residential that includes attached-residential dwelling uniftz (either
attached single-family or attached multifamily), and all neighborhoods that
provide thirty (20) percent or more of the single-family detached units on
lots fifty (50) feet wide or smaller shall be required to develop in a
THD (Traditional Meighborhood Design) form as specified in the
Comprehensive Plan and Land Development Code.

Villages shall include a range of housing types that supportzs a broad
range of family sizes and incomes. Village development applications
ghall include a strategy to provide housing that is affordable to a family
with a median income that does not excesd 120 percent of the median
income for the Tampa-5t. Petersburg-Clearwater Standard Metropolitan
Statistical Area.  Allematively, Villages may otherwize mitigate for
affordable housing impacts in accordance with County policy, based upon
the =scope, form and uze characteristics of a given project, or elect fo
mitigate for affordable housing impacts in accordance with any future
Countywide ordinances relating to affordable housing, to the extent and in
the manner such ordinances are applicable to the Pasadena Hills Area.

Villages shall include compact design that includes a system of land
subdivision and development which links one neighborhood to another.

Villages shall include interconnected streets that are designed to balance
the nesds of all users, including pedesirians, bicyclistz, and motor
vehicles, and which are built with design speeds that are appropriate for
neighbornoods.

Villages shall include aliematives for pedestrians and bicyclists through
the provision of sidewalks, street trees, and on-street parking which
provide distinct separation bebween pedestrians and traffic; spatially
define sireets and sidewalks by amanging buildings in a regular pattem
that are unbroken by parking lote; and provide adeguate lighting that is
designed for safe walking and signage which has a pedesirian
onientation.

Willages shall provide both open space and recreational space.

Future Land Use Element Adopted:
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(i) Villages shall apply the adopted financial plan to be used for the provigion
of required infrastructure for their project, as reguired in Policy FLU
6.5.10.

(9)  Submitial Requirements/ Timing of Development

(a) All development within a village land use dassification shall be required
to rezone fo an MPUD Master Planned Unit Development fype zoning
digtrict and shall be planned through a master plan process that
integrates development, open space, and infrastructure commidors. For
vilages, the application and development order shall include the
following:

1) Master plan.
2) Specific design guidelines for the development.

3) Infrastructure-financing sirategy and procedure for implementing
the financing sirategy throughout the village.

4) Phasing plan for development (including timing and amount and
phasing of residential and nonresidential development).

5) Submittalz required by the County's TND (Traditional
Meighborhood Design) Ordinances (for those portions of the
village reguired to be in TND [Traditional Meighborhood Design]
Tiirmn).

(k) The Type 3 Village Mixed Use Future Land Use Classification represents
the long-term compatible land uses for the areas depicted within
Figure PH-6, Pasadena Hills 2050 Future Land Use Map, and only
become effective through the rezoning and Master Development Plan
process. The effective date of the land use classification for an entire
Type 3 Village is determined by the date of the rezoning of the first parcel
of land for that village to MPUD Master Planned Unit Development
consistent with the standards set forth herein. Each village is identified in
Figure PH-7, Village Locaticn Map.

(c) Provide nofice of the pending rezoning application to all parcel cwners
within the entire Village upon submittal of the application.

(d}) The timing of more urban development within the Pasadena Hills Study
Area is expressly related to the provigion of the necessary infrastructure
to zerve such development, and all development approvals shall be
timed to ensure that the improvements that are necessary o serve the
entire study area are programmed within the Pasco County Capital
Improvements Element prior to the approval of any development activity
under any of the village land use cdassifications. These improvements
include:

Future Land Use Element Adopted:
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The construction of the primary improvements as depicted in
Figure PH-4, 2050 Future Transporation Map and Table PH-1,
Year 2050 Roadway Sumimary.

The provision of land for one (1) regional park within the
Pasadena Hillzs Study Area boundary.

(6] Master Flan Reguirements/Standards of Review

Pasco County shall review the following information for development within a
Type 3 Village.

(a) Financial Strategy Reguirements

Each development within a Type 3 Village shall have a financial strategy
approved by the County to construct and maintain all reguired
infrastructure. Such obligation may be addreszed by the applicant in the
form of the proposal of a financial and land-acquisition sirategy to ensure
that these obligations are addressed concurrent with the demand for
these facilities baged upon the phasing and timing of development. This
infrastructure i identified in four (4) tiers of requirements, and the
financial strategy shall address at a minimum the method for providing
each of the following:

1)

2)

Future Land Use Element

Pasadena Hilz Study Arsa: The minimum improvements
necessary for any village development o ocour within the study
area.

a) All primary improvements as depicted in Figure PH-4, 2050
Future Transportation Map and Table PH-1, Year 2050
Roadway Summary, iz fo serve the Pazadena Hills Study
Area.

b) The provision of [and for one (1) regional park within the
Pazadena Hills Study Area boundany.

Village Specific: The improvements that are required to serve the
individual village within which the development application is
submitted:

aj) The intermediate improvements as depicted in
Figure PH-4, 2050 Future Transportation Map and Table
PH-1, Year 2050 Roadway Summary, that are necessary
to serve the entirety of the village within which the
development application iz submittied. The applicable
intermediate improvements for a specific village shall be
determined during the development review process and
shall include those faciliies that serve the village intemally
az the roadway "backbone™ for that village and facilities
that zerve as the link to adjacent villages.
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3) Local: The improvements which are required to serve the specific
development application under review:

a) The local improvements as specified by the County’s Land
Development Code the Preliminary Plat, that are
necessary fo serve the specific development application
under review.

b} Ceniral water and sewer for the development application
under review.

Such financial strategy shall be established not later than the approval of
the first prefiminary plan/construction plan for any proposed project for
each Type 3 Village, to the extent infrastructure is necessary to support
the zcope of such project, and then updated as necessary for each
subsequent development project at the preliminary planconstruction plan
approval process for each such additional project, within each village.

(b)  Standards for Review

Al development shall conform to the village principles as enumerated in
Section D above and in Policy FLU 6.5.3, Village Characteristics, and
demonsirate the following:

1) That the development complies with all applicable County
emvironmental-preservation regulations provided, however, that
the development shall also separately comply with applicable
Federal and State environmental-preservation regulations.

2) That the location of the developed areas on the site:

a) Respecis existing adjacent development pattemns.

[+]] Pemitz the most density and infensity in areas that are
most proximate fo exsting andfor planned wrban
development.

c) Respects existing natural and emnvironmental features on
the site.

3) That the required on-site and off-site infragtructure will be
available to serve each development phase as if iz constructed.

c) Compliance with Subsequent Regulations

The approval of an MPUD Master Planned Unit Development within a
village =0 as to make the village classification "effective™ shall not be
consfrued, in and of itzelf, as an agreement on the part of Pasco County
to exempt future development approvals or permits from changes in land
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development regulations. A Development Agreement may, however,
provide specific exemption from future changes to land development
regulations az an integral component of the negoliated Development
Agreement.

d. CORE RESERVE OVERLAY (CR)

Intent: The Core Reserve Overay (CR) Land Use Classification iz designed fo provide
regional-scale, natural-resource protection; passive, resource-based recreation; and
other resource-based, passive uses, such as environmental education thn the
Pasadena Hills Study Are-a inm mnjum:ﬁun with development of the villages as defined in
Figure PH-7, Village Location Map.

The Core Reserve Overlay (CR) Land Use Classification is designed fo support and
reinforce Pasco County’s growth management vision by providing for continued
preservation of natural resources, including ecologically valuable wetlands and uplands
in forms that are sustainable to wildlife and passive recreation. The following list of
criteria was used to establish large-zcale, independently funclioning core reserves in the
study area:

o The presence of lange wetland systems. Several large functioning systems ocour
in the study area and form the baselevel framework of the core reserve.

o 100-year floodplain. While the extent of 100-year floodplain within the study area
iz relatively limited, these lands serve fo support and reinforce the large wetland
systems.

o Matural vegetated uplands. Because of the extensive alteration of the historic
natural systems within the study area, the presence of natural, vegetated uplands
iz relatively fragmented and substantially altered from historic natural processes.
However, where these areas continued to exist adjacent to the important wetland
gystem of the base-level framework, these uplands function to provide additional
protection of these areas.

o Minimum buffers. A minimum fifty (S0) foot buffer to wetlands was established
that either contained extensive areas of I'Iﬂ‘tl.l'ﬂl]l' vegetated uplands adjacent fo
wetlands or could be sustained by requiring a buffer to welland systems that will

ultimately be restored to naturally cccuming vegetation.
SPECIAL PROVISIONS:
(1) Locational Criteria

The Core Reserve Overlay iz generally illusirated in Figure PH-3, Open Space
Sy=tem and shall be gpecifically defined by the existence of Category | wetlands
within these areas in combination with the following parameters and resources,

o the exient that such resources are adjacent to the defined Category |
wetlands:

(a) Contiguous, naturally vegetated uplands which includes all naturally
vegetated uplands, not just forested (all land ussfland cover codes from
the Southwest Florida Water Management District land use dassification
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gystem in the 300z and 400z are included, with the exceplion of 4400,
Tree Plantation).

(k) Contiguous, 100-year flioodplain.

(c) Category Il and 1l wetlands that are contiguous to the included floodplain
and uplands.

(d}) In the absence of any of the items listed in a-c above, a fifty (50) foot
buffer shall be established landward of the wetland line of the Category |
wetland.

The boundaries of these Core Reserve Overay components may be revised
from the boundaries shown on Figure PH-3 upon the comipletion and mapping of
more accurate site-specific studies.

(2] General Range of Uzes

Within the Core Reserve Overlay, lands may only be used as open space which
shall be permanently protected. These open spaces shall resirict uses to include
only uses that are compatible with the preservation purpose of the core reserve
and high priorty shall be placed on native habitat protection. Uses may include
public or private parks, trails, and wetlands mitigation. Local and collector roads
required for access to, and to form connections between, developable areas are
alzo permissible uses within the Core Reserve Owverlay in those circumstances
where no other viable access iz available. The intent of this policy iz to minimize
the conversion of significant native habitat.

(3)  Density/Transfer of Development Rights

In those cases where proposed residential acreage contains lands which are
classified as core rezerve, 100 percent of the village-based density of the non-
Category | wetland portion of the core reserve may be transferred to the
developable portion of the property. Lands that are within the core reserve and
are not classified as Category | wellands are eligible to fransfer development
rights to areas within their assigned village per Figure PH-T, Village Location
Map, at any time after each applicable village has an effective village land use
classification per Policy PH 5.8. The specific boundaries of the sending zone
within the core reserve for the fransfer of development rights shall be established
through the adopiion of the required master plan for the applicable receiving
village. These sending zonez are esiablished based upon environmental
objectives, as described in the intent for the core reserve. Development rights
shall be =old or transfemed through a recorded restrictive covenant in a form
approved by Pasco County. The restrictive covenant shall specify the number of
development rights sold or transferred, specify the allowable uses retained on the
property, and specify that the parcel may only be used in perpetuity for open-
SPACE USes.

The amount of transfer shall be determined based upon the underlying village
land use classification as described in Figure PH-6, Pasadena Hills 2050 Future
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Land Use Map. The village-based density for the purposes of establishing a
franzsfer rate shall be based upon the maximum average density for the
applicable village, where thiz average is weighted bazed upon the required
percentage mix of each neighborhood type permitted within the village.

(4)  Effective Date of Core Reserve Overlay

Each of the three (3) village Fubure Land Use Classifications represents the long-
termn comipatible land uses for the areas depicted within Figure PH-6, Pasadena
Hills 2050 Future Land Use Map, and only become effective through the rezoning
and Master Development Plan process. The effective date of the Core Reserve
Crverlay iz concumently established through the rezoning and master planning
process of the applicable underying village when a landowner/applicant submits
an application per Policy FLUGSE. If a single landowner or group of
landowniers sesking to rezone their parcel(s) do not own the entire Core Reserve
arsa within the Vilage they are applying for development within, the applicant
nevertheless shall have the right to seek rezoning for its parcel(z), provided that
the applicant (i) providezs as part of its specific parcel{z) application a master
concept plan for the entire Village, to demonsirate that itz individual rezoning is
conceptually congistent with the potential future planning for the entire Village,
and (i) the other parcel owner(g) within the entire Village are provided nolice of
the pending rezoning application wpon submittal of the application, and
opportunity at public hearing to comment upon the master concept plan for the
entire Village. This process iz intended to include multiple owners whenever
practical and to provide an opportunity for stakeholders in the designated area fo
participate in the planning process. In any event, the County shall retain the right
to modify any master concept plan for any Village, in connection with future
rezoning applications for parcels within such Village, to ensure the practical
ability to encourage development of individual parcels in a manner consistent
with the policies of the Pasadena Hills Area Plan. Each village is identified in
Figure PH-T, Village Location Map.
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