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exceed more that 25% to the total project acreage. The proposal removes the
disincentive for the excavation of additional lands by allowing for retention of
residential density credits. Currently no density credit is given for naturally
occurring lakes.

These changes would allow a net density development pattern in the Rural Area
inconsistent with the Future Land Use Element which promotes “long term, land
intensive agricultural uses and large lot, low density rural residential uses” in the
Rural Area. These changes are also inconsistent with the Open Space/Clustering
provisions intended to protect natural resources and/or permit the continuation
of agricultural activities; and to retain a rural development pattern.

The creation of a man-made lake creates a new and unnatural environmental
teature which brings with it increased risks relating to the comprehensive plan
provision regarding clustering as a way to insure “development that will occur
in a manner which protects existing natural resources, retains the character of the
areas surrounding protected natural resources, creates a greenway or contributes
to an integrated protected natural or achieves some other public purpose” as
provided for under the Open Space/Clustering provision of the Future Land Use
Element. The proposal does not demonstrate additional incentives that will
benefit public interest for the additional density that would be allowed.

Reviewing agencies raised concerns that there is no reasonable assurance that
adverse impacts to the environment would not occur (e.g., breaching confining
units, impacts to surrounding water table levels, and other natural systems); of
possible need to provide water and wastewater service if a threat to public health
safety did occur as the result of man-made lake creation in the Rural Area (and
therefore, a possible liability to the County for the provision of such services);
and whether the “public purpose” of such open spaces is met for all members in
the community or only the residents of the individual developments.

'B. Review Agencnyepartment Responses

Copies of agency responses for the current first Cycle of 2008 are include as an
attachment to this report.
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Hillsborough County Agencies/Departments with no objections or no significant
comments to the proposed amendment are as follows:

e Hillsborough County Environmental Protection Commission
- Air Management Division
- Environmental Resource Management Division
- Water Management Division
- Waste Management Division
o Hillsborough Area Regional Transit Authority (HART)
¢ Hillsborough County Water Resource Services
- Infrastructure Planning Team
e Hillsborough County Public Works Department
e Hillsborough County Solid Waste Management Department
e Hillsborough County Transportation Planning & Special Programs Team
e Hillsborough County Metropolitan Planning Organization,
Transportation Section

The following Hillsborough County departments and Planning Commission staff
provided specific comments:

e Hillsborough County Environmental Protection Commission
- Wetlands Division
e Hillsborough County Water Resource Services
- Water Resource Team
e Hillsborough County Planning and Growth Management Department

Comments were not received from the following Hillsborough County
Agencies/Departments:

e Hillsborough County School Board
e Hillsborough County Fire Rescue
e Hillsborough County Parks and Recreation Department

Copies of agency responses from the original second Cycle of 2007 submission
are also included as an attachment to this report.

Hillsborough County Agencies/Departments with no objections or no significant
comments to the proposed amendment are as follows:
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e Hillsborough Area Regional Transit Authority (HART)

e Hillsborough County Metropolitan Planning Organization
e Hillsborough County Sherift’s Office

e Hillsborough County Solid Waste Department

The following Hillsborough County departments and Planning Commission staff
provided specific comments:

e Hillsborough County Water Resource Services
- Infrastructure Planning Team
- Water Resource Team
e The Planning Commission — Environmental and Public Facility Team

Comments were not received from the following Hillsborough County
Agencies/Departments:

e Hillsborough County Planning and Growth Management

e Hillsborough County School Board

e Hillsborough County Environmental Protection Commission (EPC)

e Hillsborough County Fire Rescue

e Hillsborough County Parks and Recreation Department

e Hillsborough County Public Works Department (Stormwater
Management Section)

See Section 1V. Review Agency Comments

: C. Conformance with the Future of I:Iillsborough 2015 Comprehensive Plan |

The proposed amendment is inconsistent with the following policies of the
Future Land Use Element of the Future of Hillsborough Comprehensive Plan.

FUTURE LAND USE ELEMENT:

Objective AA-4: The Rural Area will provide areas for long term, land intensive
agricultural uses and large lot, low density rural residential uses which can exist without
the threat of urban or suburban encroachment, with the goal that no more than 20% of
all population growth within the County will occur in the Rural Area.
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Objective A-6: New development and redevelopment shall not adversely impact
environmentally sensitive areas and other significant natural systems as described and
required within the Conservation and Aquifer Recharge Element and the Coastal
Management Element of the Comprehensive Plan.

Policy B-1.2:
Gradual transitions of intensities between different land uses shall be provided for as
new development is proposed and approved, through the use of professional site
planning, buffering and screening techniques and control of specific land uses.

Policy B-1.8:
The overall density and lot sizes of new residential projects shall reflect the character
of the surrounding area, recognizing the choice of lifestyles described in this plan.

Conservation and Aquifer Recharge Element
Policy 2.7:

The County shall review, amend and implement regulations which protect and
conserve surface water, ground water, aquifer recharge areas and wellfields to ensure
a coordinated land and water policy approach including considerations of land use
types and densities, impervious surface limitations, stormwater management plans
and alternative site planning and engineering techniques.

Policy 4.1:
The County shall, through the land use planning and development review process,
and in cooperation with the Environmental Protection Commission, continue to
conserve and protect wetlands from detrimental physical and hydrological alteration.

Objective 7: Under all future growth scenarios, and to the extent it has the authority to
do so, the County shall ensure compliance with State groundwater quality standards and
maintain or improve current groundwater quality conditions within county boundaries.

Policy 7.1:
Prior to permit approval, the County shall consider the Southwest Florida Water
Management District’s Water Resource Assessment Project (WRAP) information for
determining the potential for impacts of proposed land use changes and developments
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in areas of high water aquifer recharge/contamination potential. The County shall
also use this information when planning and siting public facilities.

Policy 19.6:
The County shall continue to encourage infilling and growth within identified and
environmentally acceptable ‘activity centers’, and shall discourage urban sprawl,
through the application of the Urban Growth Boundary concept and other means.

ifDi Staff Analysis

The creation of a man-made lake creates a new unnatural environmental feature
which brings with it increased risks relating to the comprehensive plan provision
regarding clustering as a way to insure “development that will occur in a manner
which protects existing natural resources, retains the character of the areas
surrounding protected natural resources, creates a greenway or contributes to an
integrated protected natural or achieves some other public purpose” as provided
for under the Open Space/Clustering provision of the Future Land Use Element.
No additional developer incentives for the public benefit or interest for the
additional density that would be allowed is provided for in the proposal (e.g.
criteria included in the Planned Environmental Community — %2 plan category.)

The proposed changes to the Future Land Use Element to allow full gross
density credit for developments around borrow pits that naturally fill with water
and provide active recreational uses associated with them are inconsistent with
Objective AA-4 and Policies B-1.2 and 1.8 of the Future Land Use Element, and
Policy 19.6 of the Conservation and Aquifer Recharge Element. These objectives
and policies are intended to retain the rural character by promoting “long term,
land intensive agricultural uses and large lot, low density rural residential uses”
in the Rural Area. The proposal would allow 1 acre lot development in the AR
land use (that generally has 5 acre lots), 2 acre lot development in the A land use
(that generally has 10 acre lots), and 4 acre lots in the AM land use (that generally
has 20 acre lots). There are large areas of the County that are within these plan
categories which may be affected by this amendment (see attached map shows
the extend of these areas).
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The Plan currently allows “man-made water bodies” which result from borrow
pit excavation to be included for purposes of calculating gross residential
densities, provided the total acreage of the conservation and preservation areas
and man-made water bodies for the project does not exceed more that 25% to the
total project acreage. If it exceeds 25%, the upland acres are multiplied by 1.25,
and sum is the total also available to calculate maximum project
density/intensity. The 25% cap was applied to keep the development pattern
compatible with surrounding rural character. The plan also, currently does not
allow any density credit for naturally occurring lakes.

The Plan currently is intended to protect existing natural resources through
clustering, not promote active recreational uses on them or create amenities for
new development projects. Clustering for the purposes proposed may in turn
promote development patterns incompatible with the Plan’s growth
management strategy for the Rural Area. Such amenities are not objectionable;
however, they should not be encouraged by being granted density credits which
create incompatible development patterns in the Rural Area or create potential
adverse environmental impacts. The applicant has not provided significant
justification as to why man-made water bodies resulting from borrow pit
excavation should be treated differently/have a different standard than any other
environmentally sensitive resource.

The proposed changes are also inconsistent with Objective A-6 of the Future
Land Use Element and Policy 2.7 of the Conservation and Aquifer Recharge
Element. Currently, the Open Space/Clustering provisions are intended retain
natural resources designated as “open space” within development projects.

“... By permitting clustering of units, the Plan is attempting to
insure that development will occur in a manner which protects
existing natural resources, retains the character of the areas
surrounding protected natural resources, creates a greenway or
contributes to an integrated greenway or contributes to an
integrated greenway system or achieves some other public
purposes...all projects which utilize clustering, should do so with
the intent of preserving and protecting natural resources.”

There is a question of the “public purpose” such development allows for, in the
sense that only some residents within each development would have access to
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the created active recreational uses, not the larger general public, nor would it be
promoting or contributing to a larger public project or development activity, or
enhancing an existing environmental system and/or resource.

Operator's of borrow pits do not have a choice as to leave a dry pit or allow it to
fill with water. Nature makes this decision. In virtually all areas of the County,
other than the Thonotosassa area, a borrow pit will naturally fill with water.
This amendment will not encourage operators of borrow pits to create a "man-
made lake" rather than a dry pit, as it is not in their control. By not approving
this amendment, borrow pits in most areas of the county would still become
man-made lakes and dry pits in the Thonotosassa area will still be dry pits.
Approval of this amendment could have the affect of incentivising borrow pits,
leading to more occurring in the County than may occur without the
amendment. More of these borrow pits increases the likelihood of adverse
environmental impacts and a development pattern that is inconsistent with the
rural character of the area.

The County’s Water Resources Services also raised a concern as to “the ability of
the developer of a property with clustered development to provide water and
wastewater service if the property is in the Rural Area”. As projects in a given
area are developed under these changes, and may accumulate over a wider area,
a more non-rural development pattern might prompt a perception of the need
for public services, or if a change in the ground water quality causes a health
issue the County could be asked to provide public water.

E. Staff Conclusions andifiieébmn};e;d;tio;._ W e ___ el __J

In summary, Staff has reviewed and found the proposed amendment to be
inconsistent with the objectives and policies identified in this report, of Future
Land Use and Conservation and Aquifer Recharge Elements of the Future of
Hillsborough Comprehensive Plan that promote “long term, land intensive
agricultural uses and large lot, low density rural residential uses” in the Rural
Area. It is recommended that the Planning Commission approve the attached
resolution finding the proposed plan amendment INCONSISTENT with the
Future of Hillsborough Comprehensive Plan and recommend DENIAL of this
Future Land Use text amendment 07-23 to the Board of County Commissioners.

Staff Report by: Pedro Parra Date: September 26, 2007
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