
ARBOURS AT SADDLE OAKS 

MPUD NARRATIVE 

 
 

I. Purpose and Character of Proposed MPUD 

 

Arbours at Saddle Oaks MPUD is a Master Planned Unit Development (the “MPUD”) proposed 

to be developed by Arbour Valley Development, LLC, a Florida limited liability company or 

assigns (“Developer”) on a 34.59 acre site located on the east side of Old Pasco Road, a 

collector road, at its intersection with Country Club Road (the “Property”).  The Property is 

made of up all of a portion of Pasco County Property Appraiser Parcel No. 12-26-19-0000-

00200-0000 and a portion of No. 01-26-19-0000-00200-0060.  The Property is presently zoned 

C-2 and AC and is vacant.  Developer and its representatives conducted a pre-application 

conference on the MPUD with staff on April 27, 2016 (see attached Exhibit “A”). 

 

The Property is located in the Pasco County Urban Service Area (the “USA”), in which the 

County has planned for and is expecting its highest rates of growth, density and intensity.   The 

site is ideally suited for multifamily residential development due to its location within the USA, 

its close proximity to State Road 54 and I-75.  The proposed multifamily development is 

envisioned as an urban style project offering high quality design and on-site amenities to its 

residents.   

 

The Property (as well as all of the property nearby lying east of Old Pasco Road) has a Future 

Land Use Classification (the “FLUC”) of MU (Mixed Use) in the Pasco County Comprehensive 

Plan (the “Comprehensive Plan”).  The area is heavily influenced by the nearby development of 

The Grove at Wesley Chapel DRI (DRI #253) (the “Grove”) and has been in the process of 

urbanization since the approval of the DRI for the Grove.  The intent of the MU (Mixed Use) 

FLUC is to “identify areas which are established as, or suitable for, major centers of 

suburban/urban activity” and to “encourage or require the horizontal or vertical integration of 

various residential and nonresidential uses within these areas and the development of a high-

quality environment for living, working, or visiting.” See Appendix to Comprehensive Plan at 

Page 2A-27.  The MU (Mixed Use) FLUC requires a mixture of residential, retail and office 

uses, which is measured on an area-wide basis, and the MU-designated property in the subject 

area meets the mixture of uses required by the Comprehensive Plan.  Maximum residential 

density in the MU (Mixed Use) FLUC is 32.00 Dwelling Units/Developable Residential Acre. 

 

II. Proposed Land Uses 

 

The proposed use to be permitted by the MPUD would be solely multifamily residential 

development.  The site is 34.59 acres in size and contains 16.90 acres of uplands.  264 

multifamily units are proposed, resulting in a project density of 7.63 units per gross acre or 15.62 

units per Developable Residential Acre, below the 32 Dwelling Units/Developable Residential 

Acre threshold noted above.  The development is proposed to be a maximum of 65 feet in height 

and the specific dimensional standards are outlined in Section III below.        

 



2 

 

Access to the MPUD will be via a Type 1B road is shown on the MPUD Master Plan (the 

“Access Road”) and will be constructed by Developer to provide access from the Property and 

the MPUD to Old Pasco Road.  Developer proposes a full median break at the intersection of the 

Access Road and Old Pasco County.  Subject to closing on the Property and receiving all 

necessary permits and approvals, Developer will design, permit and construct the Access Road 

and plans to dedicate the same to the Pasco County (the “County”).  The Access Road is being 

located within a portion of the real property that is subject to a larger easement created by that 

certain Grant of Mutual Easement of Access recorded at Official Records Book 7482, Page 913 

of the Public Records of Pasco County, Florida (the “Easement Area”).  The intent of the 

Easement Agreement was originally to provide private access from three parcels from Old Pasco 

Road to Oakley Boulevard, but the owners of the underlying property are willing to dedicate 

easements or right-of-way to the County and the sections of road to be constructed thereon in 

phases over time for a public roadway if the County will accept ownership and maintenance of 

the same.  The Access Road would be the first phase of the road that would ultimately make the 

connection from Old Pasco Road to Oakley Boulevard.  The residential development within the 

MPUD itself is proposed to be gated for residents only and the gate locations will comply with 

the County’s stacking requirements.  Any interconnects to adjacent parcels would be provide via 

the Access Road and not internally.  There is a large wetland system along the entire south 

boundary of the Property that prohibits interconnections on that side of the Property and 

connections to the properties on the north and east will be provide via the Access Road and 

future extensions of that road to the east.   

 

All of the land south of the Property in the vicinity has MU (Mixed Use) FLUC and is zoned C-

2.  Some of those parcels are developed with fast-food and other typical C-2 uses and some have 

not been developed as of yet.  While the property across Old Pasco Road has RES-6 

(Residential-6) FLUC and contains mostly single-family residential uses, there are a number of 

vested commercial sites along Old Pasco Road. Substantially all sites to the east of the Property 

in the vicinity have MU (Mixed Use) FLUC and is zoned C-2.  A 4- acre site just northeast of the 

Property is also being rezoned to C-2 at this time.  In short, Developer believes that rezoning the 

Property to the MPUD for multifamily residential uses is an appropriate transition from the 

higher intensity commercial uses to the south and east down to the residential uses across Old 

Pasco Road.   

 

 

III. Dimensional Standards 

 

The MPUD is envisioned as an urban multifamily development with the following dimensional 

standards:  

 

Setbacks 

 

Front (North and West) 20' 

Side and Rear (East and South) 15' + 5' for each floor above 3 floors* 

  

*- Setbacks limited to wetland buffer width where adjacent to wetland lines. 
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Height 65' 

 

Maximum Lot Coverage 80% 

 (For Buildings)  

 

 

IV. Recreation and Open Space 

 

The MPUD will provide on-site recreational facilities for its residents and will comply with the 

County Neighborhood Parks requirements.  The specific location and amount of the 

Neighborhood Parks on the Property will be demonstrated during the site planning process.  The 

Applicant is also aware that the development is subject to Parks and Recreation Impact Fees.   

 

V. Public Facilities 

 

Water and Wastewater 

 

Based on our research, Pasco County water and wastewater utility lines are available to serve the 

proposed The MPUD.  The Pasco County Utilities Atlas Maps identify a 12-inch water main in 

the right-of-way of Old Pasco Road 54 along the frontage of the Property, as well a 12-inch 

reclaimed main and an 8-inch wastewater force main in the right-of-way of Old Pasco Road.  In 

summary, water and wastewater utilities are available to serve the project.  

 

Stormwater 

 

The project will comply with the Pasco County and SWFWMD stormwater management 

regulations by providing an on-site stormwater management system.  Demonstration of 

compliance with the stormwater regulations will be completed during the permitting process.     

 

Transportation  

 

Developer has submitted a Timing and Phasing Analysis from Raysor Transportation Consulting.  

The County approved the methodology for the same pursuant to the attached email from Jennifer 

Carpenter dated August 25, 2016, a copy of which is attached hereto as Exhibit “B”.  Developer 

acknowledges that any hearing dates for the MPUD will not be set until the County has approved 

of the Timing and Phasing Analysis. 

 

Public Schools 

 

The Pasco County School Board has provided the response attached hereto as Exhibit “C” to the 

standard School Board Questionnaire filed by Developer.  The School Board has not requested a 

school site within the project due to the small site of the Property.  The School Board Planning 

Department advises and the Applicant is aware that the development is subject to concurrency 

and to School Impact Fees.   

 

VI. Management of Common Areas and Facilities  
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The MPUD will be owned and maintained by a single entity and this entity will be responsible 

for the maintenance of all common areas and facilities.   

 

VII. Variance Requests  

 

There are no variances anticipated at this time.   

 

 

 

 

Exhibits: 

 

“A” - Pre-Application Meeting Notes 

“B” - Email Approving T&P Methodology 

“C” - School Board Letter 
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EXHIBIT “A” 

 

See attached Pre-Application Meeting Notes 
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EXHIBIT “B” 

 

See attached Email Approving T&P Methodology 

 



From: Michael Raysor
To: Greg Wegener
Cc: Paul Manuel
Subject: FW: Arbours at Saddle Oaks
Date: Thursday, August 25, 2016 1:04:25 PM

FYI…see below.
 
-Mike
 

From: Jennifer N. Carpenter [mailto:jcarpenter@pascocountyfl.net] 
Sent: Thursday, August 25, 2016 12:59 PM
To: 'Michael Raysor' <mdr@raysor-transportation.com>
Cc: Ali Atefi <aatefi@pascocountyfl.net>
Subject: RE: Arbours at Saddle Oaks
 
Mike,
 
Thank you for addressing my comments.  Your methodology is approved.
 
Thanks,
 
Jennifer N. Carpenter
Senior Planner - Transportation
Planning & Development Department 
West Pasco Government Center 
8731 Citizens Drive, Suite 320 
New Port Richey, FL 34654 
Phone: (727) 847-8140 ext. 8861
Fax: (727) 847-8113 
jcarpenter@pascocountyfl.net
 

From: Michael Raysor [mailto:mdr@raysor-transportation.com] 
Sent: Thursday, August 25, 2016 12:56 PM
To: Jennifer N. Carpenter
Cc: Ali Atefi
Subject: RE: Arbours at Saddle Oaks
 
Jen,
 
Please refer to the attached methodology, revised pursuant to your comments below.  As
mentioned previously, we would appreciate receipt of an approval email such that we can move
forward with MPUD submittal.
 
Thanks, Mike
 
Michael D. Raysor, P.E., PTOE

mailto:mdr@raysor-transportation.com
mailto:Greg@coastaldesignconsultants.com
mailto:Paul@coastaldesignconsultants.com
mailto:jcarpenter@pascocountyfl.net
mailto:mdr@raysor-transportation.com
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EXHIBIT “C” 

 

See attached School Board Letter 

 



 

 

 

 
Department of Planning            Letter 
Richard Tonello, Supervisor                    PL-006-16/17 
11815 Tree Breeze Drive 
New Port Richey, FL  34654 
727/ 774-7970  
rtonello@pasco.k12.fl.us 
 
 
August 22, 2016 
 
Mr. Clarke Hobby 
Hobby & Hobby, P.A. 
109 N. Brush St, Suite 250 
Tampa, FL 33602 
 
RE: Arbours at Saddle Oaks MPUD 
 Parcel ID: 12-26-19-0000-00200-0000 and a portion of 01-26-19-0000-00200-0060 
 
Dear Mr. Hobby: 
 
The District School Board has received your questionnaire regarding the Arbours at Saddle Oaks 
MPUD. This development’s location in Wesley Chapel is currently served by Quail Hollow 
Elementary School, Thomas Weightman Middle School, and Wesley Chapel High School. The 
School District projects that this MPUD will generate 24 elementary school students, 11 middle 
school student and 13 high school student for a total of 48 students.  
 
Elementary School Impacts 
Quail Hollow Elementary School is currently at 60% of capacity, and with 24 students being 
generated by the proposed development it would raise the capacity percentage to 63% of 
capacity.   
 
Middle School Impacts 
Weightman Middle School is currently at 116% of capacity, and with 11 students being 
generated by the proposed development it would raise the capacity percentage to 118% of 
capacity.  
 
High School Impacts 
Wesley Chapel High School currently at 108% of capacity, and with 13 students being generated 
by the proposed development it would raise the capacity percentage to 109% of capacity.   
 
To address the student impacts of the growing housing market in the Wesley Chapel and 
Wiregrass areas of the County, a new high school is currently under construction and will open 
in August of 2017. This high school will initially open as a combined middle/high school. The 
Arbours at Saddle Oaks MPUD may be located in the new high school boundary.  
 



 

This development will be subject to school impact fees and a school concurrency review. Any 
project that exceeds the adopted Level of Service will be required to mitigate the impacts that are 
created by the development.  
 
Thank you again for the opportunity to comment on these projects.  Please let me know if you 
have need of any additional information.    
  
Sincerely, 
  
 
Richard Tonello 
Supervisor of Planning 
District School Board of Pasco County 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
cc: Corelynn Burns, Planner II Pasco County Planning and Development Department  

Mathew Armstrong, Executive Planner, Pasco County Planning and Development 
Department 
Elizabeth Kuhn, Assistant Superintendent for Support Services  

 Chris Williams, Director of Planning 

           Richard Tonello




