










 
 

CPA APPLICATION CHECKLIST 

 
Parcel ID No(s):      21-26-16-0000-00100-0000

General Location:   Southwest Pasco County, south side of S.R. 54 between Madison Street and the Anclote River.
 
Legal Description:  See attached.
 
Gross Acreage:     200.00 MOL Developable Acreage (Less water bodies/wetlands acreage):  162.38

Project Name (if any):     N/A  Commission District:       3
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Proposed Future Land Use Map 

    
Natural Resource Feature Map 

    
GIS Shape File (on CD) 
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Natural Resources/Features of Subject Property 

    
Comprehensive Plan Review 

    
Transportation Analysis 

   

Proof of notification letters to the adjacent and abutting property owners 
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fighters trained as EMTs, and emergency medical personnel trained as firefighters.  Station 
17 and Battalion Chief 2 Office services this area and is located at 2951 Seven Springs 
Boulevard, approximately 1.5 miles from the subject.  According to the response from Fire 
Marshall Lawrence Whitten, fire hydrant installation will be required, and other needs will be 
identified when specific development plans are known.   
 
Pasco County has adopted a Fire Combat and Rescue impact fee to be levied within the 
unincorporated area of the County for the cost of providing fire and emergency services. 
 
Parks and Recreation – The present Parks program provides parks and recreation facilities to 
maintain Level of Service standards through the year 2015.  The park’s Level of Service 
standards are established in Policy REC 1.1.4 – 1.1.6 of the Comprehensive Plan. 
 
There are three county parks in the immediate vicinity.  Grove Park Community Center is 
located to the north on Fairford Drive.  This small park is one of the few public pools in the 
county.  The W.H. Jack Mitchell Jr. Park on 52 acres on Little Road to the east provides 
football, softball, and soccer fields.  The Oakridge Park on Seven Springs Boulevard has 
softball fields, a picnic area and playground, as well as restroom facilities.   
 

 

Based on the Neighborhood Parks Ordinance requiring 1 acre per 100 units and 100th of one 
acre for each additional dwelling unit, the proposed maximum 1,030 residential units will 
generate a demand for 10.3 acres of neighborhood parkland which will be provided. 
 
The County also has requirements for Community, District, and Regional parks.  The existing 
The County’s updated technical support document to the Recreational & Open Space Element 
(dated 11-18-06) provides a level of service analysis based on the 2010 LOS in the County’s 
Comp Plan.  The analysis identifies a surplus of one (1) Community Park in year 2025 and a 
deficiency of six (6) District Parks in the same year.  Since that analysis was conducted, 
Pasco County has constructed or received the land for four (4) additional District Parks: 
Connerton District Park, Bexley District Park, Wesley Chapel District Park, and 
Wyndfields/Wesley Chapel Lakes District Park reducing the deficit to two District Parks by 
year 2025. 
 
The existing RES-6 land use would allow 1,030 dwelling units (DUs).  The proposed 
amendment would permit RES-12 and RES-24 multi-family units with no net increase.  
 
Park requirements per 1,000 population are listed below: 
 
 Community Park (0.5 acre)      
 District Park (0.5 acre)     
 Regional Park (11 acres)   
 Total Parks (12 acres)  
 
Community Parks that are planned for development or expansion between 2009 and 2013 
include John S. Burks Park, Eagle Point Park, Anclote River Park, and Land O’ Lakes 
Community Park.  District Parks include Wesley Chapel, Trinity Odessa, Connerton, and North 
Central Park.  The Belcher Mines District Park is to be developed between 2009 and 2012. 
 
According to the Annual Capital Improvement Element Update for 2009-2103, concurrency 
calculations indicate a surplus of Community, Regional, and District Parks through the year 
2013.  

Potable Water – The amendment property is within of the Pasco County water service area.  
Policy WAT 1.1.1 establishes the minimum Level of Service standard for an annual, average 
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daily volume of 215 gallons of potable water per equivalent residential unit (ERU).  There is 
an existing 8” to 10” water line on the south side of S.R. 54.  This amendment will not 
increase the number of adopted residential units. 
 
Tampa Bay Water is the regional utility provider for Pasco County.  Pasco County has a 35-
year agreement with Tampa Bay Water which became effective on June 10, 1998 providing a 
guaranteed water supply capacity necessary for future water demand created by growth 
within the county.  In addition, Pasco County Utilities also maintains a limited water supply 
capacity from its own existing facilities. 
 
The adopted 10-Year Water Supply Facilities Work Plan Ordinance reflects Policy FLU 1.1.7, 
Concurrency Management for Public Facilities.  The County shall ensure that all new 
developments are subject to concurrency review and that the County will ensure availability 
of public facility capacity sufficient to serve the development at the adopted Level of Service, 
prior to issuance of a certificate of capacity.  The County’s LOS standards described above 
are exceeded and maintained by user impact fees and system revenues. 
 
Public Transportation – Public transit and paratransit services are provided by the Board of 
County Commissioners through Pasco County Public Transportation (PCPT).  The adopted 
transit level of service is 1.35 annual trips per elderly and handicapped person.  The Pasco 
County Public Transportation (PCPT) currently provides paratransit service with door-to-door 
advance reservations throughout the County to those persons unable to access transit 
service because of a disability or distance from a route.  It is the policy of Pasco County to 
apply annually for funding to establish and maintain the system.  The amendment will not 
increase the adopted number of residential units.  
 
According to Map 7-27 of the Comprehensive Plan, a future express public transit route is 
planned along S.R. 54 and will connect to Pinellas County to the south.   
 
Sanitary Sewer – The amendment property is located within Pasco County’s sewer service 
area.  Pursuant to Policy SEW 3.1.2 Pasco County shall maintain an infrastructure standard of 
200 gallons of wastewater treatment capacity and disposal per day (annual average daily 
flow) for each equivalent residential unit.  There is an existing 10’ to 12” sewer force main on 
the north side of S.R. 54. 
 
This amendment will not increase the number of adopted residential units.   
 
Projects listed in the 2019-2013 Annual Capital Improvement Element update are budgeted 
for over $91.5M including diversion of the Deer Park WWTP to the Shady Hills WWTP for 
$22.3M.  The County’s LOS standards described above have been met and are maintained by 
user impact fees and system revenues. 
 
Schools – The proposed amendment will not increase the allowed residential density on the 
site.  The proposed 1,030 multi-family units in RES-12 and RES-24 are the same number of 
residential units permitted in the existing RES-6 land use. 
 
The proposed amendment property would be served by Anclote Elementary School, Gulf 
Middle School, and Gulf High School. 
 
In addition to the school impact fees collected from this project which could be used to 
alleviate capacity challenges, at the time of rezoning, a questionnaire is sent to applicants in 
order to determine if a school site is needed.  Comments from Growth Management staff are 
incorporated into the conditions of approval.  The applicant will coordinate with the District 
School Board when development progresses. 
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Solid Waste – The adopted Pasco County level of service for solid waste is 4.5 pounds per 
capita per day.  This amendment will not increase the number of adopted residential units. 
 
The existing solid waste capacity and planned capacity will be sufficient to service the site 
based on the Ten-Year Solid Waste Master Plan Program that was developed to 
accommodate planned growth in the County.  The Board of County Commissioners approved 
the plan on August 6, 2002.  The County Waste-to-Energy Facility has a design capacity of 
1,050 tons per day with an average day throughput of 918 tons per day.  Also, the County 
has a new ten-acre landfill cell (SW-2), which has a capacity 500,000 cubic yards of solid 
waste, which equates to 395,000 tons of solid waste capacity.   
 
Per Policy SWT 4.2.4, the County has undertaken a study to analyze the most effective 
options for the construction of a new waste-to-energy facility.  The Pasco County Utilities 
Department has determined that the landfill capacity will last through 2029 without an 
expansion of a waste-to-energy system, or until 2047 with an expansion. 
 
Stormwater – According to Policy DGR 6.2.1, Pasco County shall implement Best 
Management Practices for drainage and stormwater.  In August 2007, the Pasco Board of 
County Commissioners approved the Stormwater Management System Utility Ordinance as a 
source of funding.  An infrastructure inventory and database are being developed to ensure 
that the collection and disposal of stormwater adequately protects the health, safety, and 
welfare of the county’s citizens.  
 
Any new development is required to go through the Development Review process and will 
have to accommodate any stormwater runoff above pre-development conditions per Ch. 
40D-4 and 40D-40 F.A.C.  The stormwater management system for the subject property will 
be designed in accordance with the Pasco County Land Development Code, SWFWMD and 
Department of Environmental Regulation requirements.  The natural wetland systems along 
the Anclote River will be designated CON and will aid in compliance with stormwater 
discharge rates.   
 
Transportation Network – The subject property has about ¾ mile of frontage along S.R. 54 
which is a 6-lane median divided major arterial.  The County’s transportation analysis will 
prepare a cumulative assessment of traffic impacts.  

 
 

NATURAL RESOURCES/FEATURES  
 

a. Identify the existence of natural resource features to include: areas subject to coastal 
flooding, coastal areas, groundwater recharge areas, marine resources, waterwells, 
wetlands and wildlife habitat. 
 
The amendment site is not located in a coastal area, and there are no areas subject to coastal 
flooding or marine resources.  The property is located in the Pinellas Anclote Basin which is not a 
basin of special concern.  There are no areas of observed flooding on the site.  According to the 
owner there is one agricultural well on the site, but its age, depth, and exact location are not known.  
 
Class I wetlands extend along the west side of the Anclote River.  As shown on Natural Resource 
Map f, there is a small area identified on the County GIS layers as habitat for 7+ species overlap, 
but the site is not located within an Ecological Planning Unit or Critical Linkage.   
 
 

b. Identify any historical or archeological sites located on the subject property. 
 

The Florida Master Site File has identified PA00275 on the site.  Site File PA00275 contains 
approximately 35 acres and is located at the northwest corner of the site along the Anclote River 
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in the vicinity of a fresh-water spring.  It has been disturbed by the construction of an FDOT 
stormwater retention pond that removed about 5 acres of the land within site PA00275.  
 
 

c. Identify flood zones based upon the latest flood insurance rate map data.  
Demonstrate that the land uses proposed in flood-prone areas are suitable to the 
continued natural functioning of flood plains. 
 
As shown on the Federal Emergency Management Agency FIRM panel 120230 0354 (September 
30, 1992) most of the site is not in an identified flood zone.  A narrow area along the west side of 
the Anclote River is in Zone AE with base flood elevations determined.  There is also a very narrow 
strip identified as X500 along the west edge of the AE area which is an area of 500-year flood. 
 
 

d. Describe the soil type and topography of the subject property. 
 

The main soil types are Tavares sand and Myakka fine sand.  There are very small areas of 
Anclote fine sand and Paola fine sand near the northeast corner adjacent to an FDOT drainage 
pond.  These soil types are typical of the area and are suitable for development. 
 
The soils along the Anclote River are composed of Pompano fine sand and Chobee soils.  Both of 
these soils are frequently flooded and correspond generally with the Class I wetlands and AE 
FEMA flood zone. 
 
The topography of the site is gently sloping from the west toward the river along the eastern 
boundary.  Elevations range from about 60’ along the western S.R. 54 frontage and 45’ along 
Madison Street, sloping gradually down to 10’ along the Anclote River.  
  
 

e. Identify limitations on development due to one or more of the above-referenced 
factors.  Discuss the suitability of the subject property for the proposed Future Land 
Use classification and proposed land use, and natural resource protection if 
applicable. 

 
There are no limitations on development other than natural resource protection of the Class I 
wetland area adjacent to the Anclote River.  These Class I wetlands are suitable for designation 
as CON subject to a final wetland jurisdictional determination, and no development will be 
permitted. 
 
With the availability of public services and facilities, the balance of the site is suitable for mixed 
uses, including multi-family residential, commercial, and Industrial-Light (professional office, 
research/corporate park, flex space, industrial park, and warehouse/distribution). 

 
 

f. If there are wetlands on the property, a preliminary environmental assessment is 
required including a narrative describing the wetland, a table indicating the acreage, 
and an aerial photograph or map indicating the approximate location and extent of 
the wetlands on site.  

 
The preliminary environmental assessment based on the County’s GIS mapping serves as a 
conceptual indicator of wetlands and their categorization.  As shown on the accompanying 
Current Aerial with Wetland map, the strip of land adjacent to the Anclote River is characterized 
as Class I wetlands and will be designated CON.  The precise delineation of these wetlands shall 
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be determined by the appropriate agencies prior to construction approval.  There will be no 
impacts to wetlands on the site.  There is no Critical Linkage on the site. 
 
The Class I wetlands on the site have a hydrological connection to the Anclote River.  There are 
no Class II or Class III wetlands on the site.   
 
The following Table corresponds to the Current Aerial with Wetland map: 
 

 CLASS I CLASS II CLASS III
1.   9.9 ac. None None 
2. 11.0 ac.   
3. 16.3 ac.   

 37.2 ac. Total  

 
 
 
 

 
 
 
COMPREHENSIVE PLAN REVIEW 

 
a.  Analyze the consistency of the proposed Future Land Use classification with the 

Goals, Objectives, and Policies in the Comprehensive Plan.  Justify the need for the 
requested amendment, including the appropriate data analysis to support the 
requested change, illustrating how the amendment is consistent with and furthers 
the various objectives/policies of the Comprehensive Plan.  The justification shall 
include, but not be limited to, adjacent land use compatibility, public facility 
availability, and demonstrated need. 
 
Requested Change 
 
The amendment property is currently designated RES-6 which allows a maximum residential 
density of 6 dwelling units per developable acre with a maximum non-residential intensity of .27 
FAR.  This amendment will reallocate the current allowable 1,030 units from the RES-6 density to 
RES-12 and RES-24, but will not increase the number of residential units.  The proposed non-
residential uses will include 39.5 acres COM and 24.4 acres IL.  A subarea policy will be included 
to limit the maximum non-residential intensity from the currently allowed .27 FAR to .23 FAR and 
to limit the development potential to 395,000 S.F. of commercial uses and 244,000 S.F. of 
Industrial-Light uses.  Class I wetlands along the Anclote River will be designated CON based on 
final jurisdictional delineation.  The allowable wetland density will be utilized to calculate the 
residential density on the uplands. 

 
Adjacent Land Use Compatibility  

  
The Harvey S.R. 54/Madison Street property is located in the historic Elfers community.  Elfers 
was incorporated from 1925 to 1933.  In 1920, the Elfers citrus growers established a 
packinghouse that was destroyed by fire in 1966.  In the 1970’s and 1980’s the area south of the 
200-acre Harvey S.R. 54/Madison Street property was developed with higher density single family 
residences.  Subdivisions with modest older homes in the immediate vicinity include Colonial Hills, 
Tanglewood Terrace, Virginia City, Anclote River Estates, and Seven Springs.  Anclote Elementary 
School was constructed in 1975 at the southwest corner of the amendment property.   
 
A commercial development pattern evolved along S.R. 54, which has been improved to a 6-lane 
median divided highway.  The Elfers Square Shopping Center across S.R. 54 at Madison Street 
was built in 1978 and contains a grocery store, retail shops, a bank, and offices.  Lowe’s has 
responded to the retail demand at this location and has contracted to purchase the 19.718-acre 
site at the corner.   
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The proposed Future Land Use amendment is compatible with these existing uses and will 
provide the appropriate Future Land Use Classifications to create an integrated, mixed use node 
on the property.   
 
Public Facility Availability 
 
As described above, this amendment is located in an area with all public facilities available.  It is 
one of the few large undeveloped acreage parcels in single ownership in the Inland West Market 
Area, and as such, represents a unique opportunity to concentrate higher density residential, 
retail and Industrial-Light uses in an area with public facilities readily available.  As required, all 
Level of Service Standards will be met. 

 
Consistency with the Comprehensive Plan 
 
This proposed amendment to RES-12, RES-24, COM, IL, and CON land uses is consistent with 
numerous Goals Objectives, and Policies in the Comprehensive Plan as listed following: 
 
Future Land Use Element 

 
 Objective FLU 1.1 Principles for Growth Management 
 Policy FLU 1.1.2 Concentration of Urban Densities  
  Infrastructure and public utilities are available adjacent to the amendment site. 
 Policy FLU 1.2.1.e Comprehensive Strategy for Conservation – Conservation land use designation 
  The Class I wetlands will be designated CON. 
 Policy FLU 1.2.2 River System Setback Requirements   
  The Anclote River frontage will be preserved in its natural state. 
 

 

 

r

 

.

- r
r

 

t t

Policy FLU 1.2.13 Identification of Natural, Historical, Archaeological and Cultural Resources 
 The disturbed site identified on the Florida Master Site File will be investigated to 

establish its importance.  A standard condition of rezoning will require work to come to 
an immediate stop if any evidence of historic resources is found, and the County and 
State Historic Preservation Office must be notified. 

Policy FLU 1.4.1 Subdivision Standards 
The viability of existing and future residential neighborhoods will be maintained in 
conformance with provisions of the Land Development Code 

Policy FLU 1.4.7 Limits on Industrial Uses Adjacent to Residential Areas 
This plan amendment to Industrial Light is limited to Industrial-Light uses such as 
professional office, research/corpo ate park, flex space, industrial park, and 
warehouse/distribution. 

Objective FLU 1.6 Non Residential Development 
Policy FLU 1.6.1 Commercial Development 
 Commercial development will be located in the COM designation 
Policy FLU 1.6.2 Location of Commercial Development 

The COM land use is adjacent to SR 54, one of only two major east/west traffic arterials 
in the county   Madison Street, along the western boundary, is a collector. 

Policy FLU 1.6.3 Transitional Land Uses 
Per Exhibit 2 2, the proposed RES-12 and RES-24 land uses a e compatible with the 
existing residential land uses and through sensitive site design a e compatible with the 
proposed IL land use.  The COM is compatible with the existing adjacent commercial uses
and proposed IL land use.  The proposed IL is consistent with the proposed COM and 
through sensi ive site design is compatible with the existing and proposed residen ial uses. 

Policy FLU 1.6.5 Office Development   
Office development is permitted within the IL and COM designations. 
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Objective FLU 1.7 Redevelopment and Renewal of Blighted Areas 
This amendment will encourage the renewal  enhance neighborhood viability and 
revitalize an urban corridor, and discourage urban sprawl.  The current agricul ural use 
and current RES 6 future land use designation is an underutilization of land, 
infrastructure, and service resources.  This amendment represents urban infill, by 
providing an integrated, mixed use node consisting of higher density, multi-family 
residential, retail, and Industrial-Light uses such as professional office, 
research/corporate park, flex space, industrial park and warehouse/distribution. 

,
t

-

 

 

t  

 

Objective FLU 1.8 Growth Management Policies for Innovative Planning Strategies to Reduce 
Urban Sprawl 

This amendment promotes the efficient use of existing infrastructure, while preserving 
natural  resources and reducing the proliferation of urban sprawl.  

Policy FLU 1.8.5  Transit Oriented Design 
 The location of this higher-density mixed-use development will reinforce the use of public
 transportation. 
Policy FLU 1.8.7 Economic Development 

By increasing the residential density while maintaining the same number of allowed 
residential  units, and providing for an integrated mixed use node in an area where 
infrastructure and public u ilities are already available and the investment by the County
has already been made, this amendment will contribute more to the County in revenue 
than it will consume in services. 

Conservation Element
 
Objective CON 1.1 Natural Resource Protection 
 The wetland system along the Anclote River will be protected by the CON designation but 
 the allowable wetland density will be used to calculate the residential development 
 potential. 
 
Objective CON 1.3 Wetlands Protection 
Policy CON 1.3.1 Identification and Categorization of Wetlands  

The wetlands on the site are all conceptually categorized as Class I and are located along 
the Anclote River.  Subject to final jurisdictional delineation, they will be designated CON. 

Policy CON 1.3.2 Wetland Delineation 
 

  

Wetland delineation will be approved by the appropriate agencies. 
 
Objective CON 1.6 Groundwater and Surface Water Protection   
Policy CON 1.6.1 Mandatory River Setback Requirements 
 The required 50’ setback from the Anclote River mean annual flood line will be included  

within the CON  designation. 
 

Housing Element 
 
Policy HSG 1.1.2 Comprehensive Plan Amendments 
 This Comprehensive Plan amendment reduces the residential acreage and redistributes 

the allowable number of units to higher density designations.  
 

  

  t

t
 

 

Policy HSG 1.1.3 Encourage Residential Infill in Urban Areas 
 This amendment site is located within the historic Elfers community, and represents infill  

adjacen  to established subdivisions.  Supporting infrastructure is in place. 
Policy HSG 2.1.3.c Development Incentives 
 Elfers is recognized as a targeted neighborhood for stimulus of affordable housing by  

  examining development incentives such as impac  fee subsidies. 
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DEMONSTRATED NEED BASED ON POPULATION DEMANDS AND/OR MARKET DEMAND 
 

Policy FLU 1.8.7 Economic Development states: 
Pasco County shall encourage development which will contribute more to the County in 
revenue than it will consume in services, provided that such development can be 
accomplished within the spirit of this Comprehensive Plan. 

 
 Commercial Employees 
 

The proposed Future Land Use amendment adds 395,000 s.f. of commercial in the Commercial 
(COM) Future Land Use Classification (FLUC).  The intent of the Commercial (COM) FLUC is as 
follows: 

 
COMMERCIAL (COM) 
Intent: To identify established areas exhibiting a broad range of commercial uses and 
to recognize the continued existence of such areas through the long-range planning 
time frame.  Also, to establish appropriate sites for the development of major future 
community- or region-serving commercial uses and to permit the land use intensities 
necessary to achieve this result. 

 
The Update to the Pasco County Technical Support Document 2006 shows a Commercial 
Employment need for an additional 36,046 commercial employees between 2003 and 2025 and a 
commercial acreage need during the same period of 2,716 acres. 
 
The proposed 395,000 s.f. of commercial will occupy 39.5 acres.  The Technical Support 
Document shows that there are 13.27 employees per commercial acre.  Therefore, the proposed 
amendment could add 542 commercial employees. 
 
Industrial Employees
 
The proposed Future Land Use amendment adds 244,000 s.f. of industrial in the Industrial-Light 
(IL) Future Land Use Classification (FLUC).  The intent of the Industrial-Light (IL) FLUC is as 
follows: 
 

INDUSTRIAL - LIGHT (IL) 
Intent: To recognize areas suitable for light industrial uses or for other uses without 
objectionable, aesthetic impact, and without adverse noise, smoke, dust, vibration, or 
glare impacts. 

 
The General Range of Potential Uses in the Industrial-Light (IL) FLUC is as follows: 
 

General Range of Potential Uses: 
Office, light industry, research/corporate parks, warehouses/distribution, retail uses, 
hotels/motels which must be consistent with the maximum nonresidential 
intensity/Floor Area Ratio. 

 
The Update to the Pasco County Technical Support Document 2006 classifies warehouses and 
distribution centers, financial institutions, offices, and professional service buildings as service 
employment and shows a service employment need for an additional 48,910 service employees 
between 2003 and 2025.  In addition, during this same period there is a need for 6,061 acres of 
service land use. 
 
The proposed 244,000 s.f. of Industrial-Light uses will occupy 24.4 acres.  The Technical Support 
Document shows that there are 8.07 service employees per acre.  Therefore, the proposed 
amendment could add 197 service employees.   
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The following shows the potential employees added by the proposed Future Land Use Map 
amendment. 
 
 Commercial employees  542 
 Service employees  197
 Total employees  739 
 
The 39.5 acres is 1.5 percent of the 2025 commercial acreage need of 2,716 acres. 
 
The 24.4 acres is .4 percent of the 2025 service acreage need of 6,061 acres. 

 
Residential Need
 
The 200-acre Harvey S.R. 54/Madison Street property currently has a Future Land Use 
Classification (FLUC) of RES-6 (Residential – 6 DUs/ac.).  In accordance with Section FLU A-4 
Calculation of Residential Densities, the Harvey S.R. 54/Madison property is allowed 1,030 
dwelling units.  (This is a gross density of 5.13 DUs/ac.).  The proposed Future Land Use 
amendment to 10.7 acres of RES-24 (Residential – 24 DUs/ac.) and 88.2 acres of RES-12 
(Residential – 12 DUs/ac.) will provide the same number of residential units as currently allowed 
and counted as part of the County’s total residential allocation.  There is no increase to the 
County residential land use allocation.  Instead, there is an increase in net densities to 
accommodate an infill of alternative housing to the customary Pasco County single family pattern 
of urban sprawl.   
 
As shown on the analysis below, Pasco County multi-family starts compared to single family 
starts are considerably lower than similar starts in neighboring Hillsborough and Pinellas Counties 
as well as the State of Florida. 
 
 

ANALYSIS OF PERCENTAGE OF MULTI-FAMILY TO SINGLE FAMILY HOUSING STARTS FOR 
PASCO, HILLSBOROUGH, AND PINELLAS COUNTIES AND THE STATE OF FLORIDA 

 
Housing Types Construction Starts: 

 Single Family Multi-Family 
Year 2006 2007 2006 2007

Pasco     5,400   2,032     617     673 
Hillsborough    8,534   4,407  1,889  2,297 
Pinellas    1,839     635     513     391 
Florida 145,280 70,173 45,854 27,381 

 
2006 – Percentage of Multi-Family to Single Family: 

Pasco          617 ÷ 5,400 = 11.5% 
Hillsborough      1,889 ÷ 8,534 = 22.2% 
Pinellas         513 ÷ 1,839 = 27.2% 
Florida 45,854 ÷ 145,280 = 31.6% 

 
2007 – Percentage of Multi-Family to Single Family: 

Pasco          673 ÷ 2,032 = 33.2% 
Hillsborough      2,297 ÷ 4,407 = 52.2% 
Pinellas            391 ÷ 635 = 61.6% 
Florida   27,381 ÷ 70,173 = 39.1% 

 
Source:  Florida Statistical Abstract 2008, University of Florida Bureau of Economic and Business Research. 
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2008 URBAN LAND INSTITUTE ADVISORY SERVICE PANEL REPORT 
 
The ULI Study/Report made the following findings and recommendations for the Inland West 
Market Area where the subject property is located: 
 

• There is a lack of quality commercial space to meet today’s market conditions. 
• There are limited opportunities for new employment site. 
• Land assemblage is a problem. 
• Use infill opportunities to strengthen the vitality of the existing neighborhoods. 
• Expand Housing stock choices and allow higher future densities that consider quality 

design and compatibility with surrounding housing. 
• Integrate retail, residential and office nodes 
• Provide for sufficient densities to create transit viability 
• Recognize the need for and benefit of small individual building to address demand 

for the medical market. 
• Make the Inland West and Coastal Market areas near term priorities and take tactical 

actions in the near term to carryout the long-term strategic goals and the 
recommendations for these areas. 

 
Conclusion:   
 
The Harvey S.R. 54 Large Scale Comprehensive Plan amendment presents a unique opportunity to 
implement, in the near term, the specific recommendations for the Inland West Market Area, and 
for the County generally, in the 2008 Urban Land Institute Advisory Service Panel Report.  The 
proposed amendment is consistent with the Goals, Objectives, and Policies of the Comprehensive 
Plan.  The proposed amendment will therefore be of tremendous value to the County in carrying 
out the long term strategic goals for this market area as identified by the ULI Report. 

 
 

By reallocating current allowable housing from RES-6 to RES-12 and RES-24 densities, this 
amendment will revitalize the aging housing stock in the Inland West Market Area.  The higher 
density will provide more varied housing choices and also enhance the viability of transit.  The 
need for open space and recreation facilities will be met by conserving the shoreline of the 
Anclote River and providing a large neighborhood park. 

 
The COM and IL designations will provide an integrated, mixed use node consisting of higher density, 
multi-family residential, retail, and Industrial-Light uses such as professional office, research/corporate 
park, flex space, industrial park and warehouse/distribution and create a new development pattern 
with multiple uses on the site.  New employment opportunities will be provided near the long-
established neighborhoods which will translate into more jobs close to home.   

 
The town of Elfers was historically a vibrant unique citrus-based community.  This amendment 
will create a new distinct brand that will revitalize this aging area. 

 
 

b. Discuss the time line of development, and the coordination of land use decisions with 
the Schedule for Capital Improvements.  

 
Timeline 
 
It is anticipated based on current market conditions that 30% will be developed in the short 
range (5 years) and that the balance will be developed over the long-range plan horizon. 
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