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SECTION I - INTRODUCTION
 DRI #267 - SUNWEST HARBOURTOWNE

PASCO COUNTY

This report is prepared in accordance with the Florida Land and Water Management Act, Chapter 380,
Florida Statutes (F.S.), and in compliance with this legislation addresses the development's efficient use or
undue burdening of public facilities in the region, as well as the positive and negative impacts of the
development on economics and natural resources.  The report presents the findings and recommendations
of the Tampa Bay Regional Planning Council (TBRPC) based upon data presented in the Development of
Regional Impact (DRI) application (ADA, and all Sufficiency Responses) as well as upon information
obtained through on-site inspections, local and state agencies, outside sources and comparisons with local
and regional plans.  Policies cited in this report are from the Council's adopted policy document, Future of
the Region: A Strategic Regional Policy Plan for the Tampa Bay Region (SRPP), adopted September 12,
2005.

APPLICANT INFORMATION

OWNER 

Sunwest Acquisition Corporation
1115 S. Main Street
Brooksville, FL 34603
Contact: Mr. Robert Carpenter, Project Manager

LEGAL COUNSEL

Ben Harrill, Esq.
Figurski & Harrill
2550 Permit Place
New Port Richey, FL 34655

PLANNING

Wilson Miller, Inc.
2205 N. 20  Street th

Tampa, FL 33605
Attention: Ms. Georgianne Ratliff & Ms. Elizabeth Abernethy

TRANSPORTATION

PBS&J
7406 Fullerton Street, Suite 350
Jacksonville, FL 32256
Attention: Mr. Wyatt Bowers

ENVIRONMENTAL
& ENGINEERING

PBS&J
5300 W. Cypress Street, Suite 200
Tampa, FL 33607
Attention: Mr. Ken Caraccia & Mr. Mike Patterson

ECONOMIC

Wilson Miller, Inc.
2205 N. 20  Street th

Tampa, FL 33605
Attention: Ms. Georgianne Ratliff & Mr. Jim Palma

ARCHAEOLOGICAL

Archaeological Consultants, Inc.
8110 Blakie Court, Suite A
Sarasota, FL 34240
Attention: Ms. Joan Deming & Ms. Elizabeth Horvath
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CHRONOLOGY OF PROJECT:

Transportation Methodology Meeting - January 29, 2007
Preapplication Conference            - March 26, 2007

      ADA Submittal                               - October 2, 2007
Site Inspection - October 26, 2007

      ADA Comments        - November 1, 2007
First Sufficiency Response Submittal - March 3, 2008

      First Sufficiency Response Comments        - April 4, 2008
Second Sufficiency Response Submittal - September 17, 2008

      Second Sufficiency Response Comments      - October 17, 2008
Third Sufficiency Response Submittal - January 6, 2009

      Third Sufficiency Response Comments - February 6, 2009
Fourth Sufficiency Response Submittal - February 16, 2009
Declaration of Sufficiency by TBRPC - March 18, 2009

      Notify Pasco County to Set Hearing Date - March 18, 2009
Received Extension to Prepare Final Report
    until SWFWMD settles Land Swap issue - March 18, 2009
SWFWMD Approved Land Swap - March 31, 2009

      Notification Received of Hearing Date - April 20, 2009
      TBRPC Final Report adoption                 - May 11, 2009
      Pasco County BOCC Meeting   - November 19, 2009

PROJECT DESCRIPTION

The applicant for the Sunwest Harbourtowne Development of Regional Impact (DRI) is seeking DRI
approval for a 1,072+ acre, mixed-use development to be constructed as a single phase through 2018.  The
proposal is located in the northwest corner of Pasco County between the unincorporated communities of
Hudson to the south and Aripeka to the north.  The site is bound by U.S. 19 to the east, Aripeka Road to the
north and coastal saltwater marsh lands associated with the Gulf of Mexico to the west, as illustrated on Map
1.  The project site is currently bisected by Old Dixie Highway.  The project’s northern limits are less than
one mile south of the Hernando County line.  A General Location Map has been provided within the Final
Report.  As proposed, the project will consist of 2,150 single-family attached and 350 single-family detached
residential units, 250,000 sq. ft. of Retail, 50,000 sq. ft. of Office, a 250-room Hotel, 18 holes of golf and
500 boat slips, with a scheduled buildout of 2018.  Specific approval is recommended subject to the
recommended conditions and developer commitments contained in the Final Report.

The applicant owns additional property adjacent to the proposed development.  Approximately 1,267.4 acres
of applicant-owned property (saltmarsh and hydric pine savanna north of the County Park site and a variety
of uplands and wetlands south of the park site) are not included in the development plan.  The applicant has
stated that these lands will be transferred to the Southwest Florida Water Management District.  On March
31, 2009, the Governing Board of the SWFWMD approved an Exchange Agreement for this parcel with the
Applicant for a 90+ acre parcel that has already included as part of the development plan in the northeast
corner of the project.  Such Agreement is contingent upon final approval of the Development Order.
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In terms of the prior use of the project site, portion of the property have been operated as a limestone mine
for the past 50+ years.  “The mined rock has formed the basis for roads, highways and parking facilities
from St. Petersburg to Homosassa and east to Dade City.  As a result of the mining operation, 13 fresh
water lakes are now located on the property.  Sun West Mines has renewable mining permits that allow the
mine to operate indefinitely.”

The applicant has also requested approval of a Land Use Equivalency Matrix (LUEM) to allow conversion
between the various approved project uses, within specific ranges.  The proposed Matrix is included within
the Recommended Regional Conditions section of this Report.

As depicted on the Master Development Plan (Map 2), the main residential areas surround either the
project’s multiple lakes or golf course, the Marina Village and Hotel amenities are situated along the eastern
bank of the largest lake and the majority of Office and Commercial uses will be located amongst three
separate parcels, each fronting U.S. 19.

Map 3 has been provided to indicate the Natural Resources of Regional Significance located within the
project site.

DEVELOPMENT AREA:

LAND USE FLUCCS #

EXISTING AT BUILDOUT

Acres % of Site Acres % of Site

Residential 1200        0.0     0.00    350.2   32.68

Lakes 5200    191.8   17.90    229.4   21.41

Mixed Wetland Hardwoods 6170    199.3   18.60    181.6   16.95

Golf 1820        0.0     0.00    120.0   11.20

Wetland Forested Mixed 6300      58.6     5.47      46.2     4.31

Marina 1840        0.0     0.00      40.9     3.82

Roads 8140        0.0     0.00      38.2     3.56

Commercial 1000        0.0     0.00      26.2     2.44

Saltwater Marshes 6420      16.6     1.55      16.6     1.55

Resort 1455        0.0     0.00      15.3     1.43

Cypress 6210        5.8     0.54        2.7     0.25

Hydric Pine Savanna 6260        1.5     0.14        1.5     0.14

Freshwater Marshes 6410      28.5     2.66        1.0     0.09

Other Environmental Features* Various    569.6   53.14        0.0     0.00

TOTAL 1,071.7 100.00 1,071.7 100.00
* See Page 12 (of this Report) for detailed breakdown of existing habitat types. Source: SR3/Table 10-2 as modified to reflect addition of Hunt Parcel.



Sunwest Harbourtowne Final Report - Introduction Page 4

SUMMARY OF PROJECT BENEFITS AND IMPACTS

The following summary identifies those benefits and impacts anticipated following project buildout:

BENEFITS

Employment Permanent Employment at Buildout:  775 jobs1

Government Tax

Revenue2

Estimated School Board Taxes (Annual at Buildout): $ 15,520,038

Estimated County Ad Valorem Tax Revenues (Annual at Buildout):$ 11,698,810

Estimated Other Agency Revenues (Annual at Buildout): $   3,719,168

Estimated County Sales Tax (Annual at Buildout): $      550,393

Estimated County Gas Taxes (Annual at Buildout): $      263,559

Affordable

Housing7

Mitigation Proposal:

$100/Residential unit; 35¢/Sq. Ft. Retail; 25¢/Sq. Ft. Office; $608/Golf hole;

$12/Marina slip; and $204/Hotel room.

IMPACTS

Water Supply3 Estimated Avg. Daily Potable Water Demand (At Buildout):  641,168 gpd

Estimated Avg. Daily Non-Potable Water Demand (At Buildout): 469,000 gpd

Wastewater Estimated Average Daily Wastewater Generation (At Buildout): 571,300 gpd4

Solid Waste Estimated Average Daily Solid Waste Generation (At Buildout): 32,131 lbs./day5

Transportation6

Estimated Trip Generation following completion:

P.M. Peak Hour Trips: 3,039 (1,640 Inbound/1,398 Outbound)

Net Ext. P.M. Peak Hour Trips: 2,235 (1,245 Inbound/   990 Outbound)

School8

Estimated Elementary School Students at Buildout: 254 Students

Estimated M iddle School Students at Buildout: 114 Students

Estimated High School Students at Buildout: 147 Students

[TOTAL PROJECTED STUDENTS] 515 Students

Energy9 Estimated Average Daily Electrical Demand (At Buildout): 144,055 KW

Estimated Average Peak Hour Demand (At Buildout): 16,522 KW

DEFINITIONS:

gpd - gallons per day

KW - kilowatts 

SOURCES:

1.   SR3/Table 10.3.2

2.   SR3/Tables 11.2, 11.3, 11.4 & 11.5

3.   SR3/Table 17-1

4.   ADA/Table 18-1

5.   SR2/Table 20-1

6.   SR3/Appendix A-14/Tables 21-2 & 21-4

7.   SR2/Pages 27-28

8.   SR4/Page 10

     9.   SR2/Table 29-1

NOTES:

* - If the expected affordable housing deficit exceeds the housing supply
     by more than 100 units (in Pasco County), the applicant is respon-
     sible for affordable housing mitigation in accordance with Rule 9J-
     2.048, F.A.C.  In lieu of analysis completion, the applicant has
     proposed voluntary affordable housing mitigation described else-
     where in this Report.
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MAP #1
SUNWEST HARBOURTOWNE

GENERAL LOCATION
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MAP #2
SUNWEST HARBOURTOWNE

PROPOSED MASTER DEVELOPMENT PLAN
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MAP #3
SUNWEST HARBOURTOWNE

NATURAL RESOURCES OF REGIONAL SIGNIFICANCE
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SECTION II- REGIONAL IMPACTS
DRI #267 - SUNWEST HARBOURTOWNE

PASCO COUNTY

ECONOMY

Employment

The applicant estimates that, upon completion, the Sunwest Harbourtowne commercial, office, retail, golf,
and marina components will create approximately 775 permanent jobs consisting of 418 in retail trades, 200
in office employment, 125 in hotel employment, and 32 jobs between the golf course and marina. 

Revenues Generated

Sunwest Harbourtowne will generate revenues for the Pasco County Board of County Commissioners, the
Pasco County School Board, and other taxing units of government through several sources. The primary
sources of revenue are ad valorem taxes and impact fees. Revenues will also be realized from State and
Federal revenue sharing.

Property Tax Revenues

The proposed Sunwest Harbourtowne DRI is a mixed use project. The project will generate
substantial property tax revenues for Pasco County and the School Board. Revenue estimates were
derived from estimated construction costs, land costs and sales as well as per capita estimates of
other revenue sources such as grants and court related costs. At buildout, annual property taxes will
yield $ 11.7  million in revenues to Pasco County and $15.5 million to the School Board. Estimated
annual tax revenues to other agencies include $832,415 to the Southwest Florida Water Management
District; $405,872 to the Coastal Rivers Basin; $2.1 million to the Municipal Fire Service Unit Fund,
and $337,401 to the Mosquito Control Fund.

The property taxes generated by Sunwest Harbourtowne DRI will depend on the value of land and
vertical construction, as indicated above, and on the millage rates charged by Pasco County, the
School Board and others. In calculating revenues, Pasco County was anticipated to levy a millage
of 5.4333 and Pasco County School Board was anticipated to levy 5.708 for operational and
discretionary funds and 1.5 mills for outlay. These millage levels are expected to remain relatively
constant in the future.

Impact Fee Revenues

The Developer’s payment of Pasco County Impact fees for roads, fire/EMS, and parks are anticipated
to surpass $38 million through buildout.

Sales Tax Revenues

Sales tax revenues generated by Sunwest Harbourtowne will be collected by the State of Florida. A
proportion of these revenues are shared with all 67 Florida counties. The distribution formula is
complex, but it is dominated by the relative share of the State's population living in the subject
county and secondarily by the amount of sales taxes generated by the county.
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For Sunwest Harbourtowne DRI, sales taxes are generated by on-site retail sales. For the local option
sales tax and the state sales tax, Pasco County will receive, upon completion of the project, estimated
additional tax revenues of $550,393 per year.

Gas Taxes

Gas Taxes are estimated on a per capita basis and are anticipated to be $263,559 annually at
buildout,

School Board ad Valorem

School Board ad Valorem tax revenue will reach $15.5 million annually at buildout. 

Summary

Sunwest Harbourtowne DRI will provide Pasco County with significant economic benefits. These funds can
be used to enhance the quality of services provided to Pasco County residents. Of these revenues, one time
impact fee collections are cumulatively projected to surpass $38 million through 2018 and over $31 million
in annual, ongoing operating revenues will be generated at buildout.

ANNUAL REVENUE PROJECTIONS SUMMARY

RECIPIENT ENTITY/SOURCE

AVERAGE ANNUAL
REVENUES
(2009-2018)

ANNUAL REVENUES
AT BUILDOUT
(Following 2018)

Pasco County/Ad Valorem Taxes $ 7,453,238 $ 11,698,810

Sales Taxes $     349,805 $      550,393

Pasco County/Gas Taxes $    167,506 $     263,559 

School Board/Ad Valorem Taxes  $  9,887,719 $15,520,038 

Other Agency Revenues $  2,369,458 $  3,719,168 

TOTAL $20,227,726 $31,751,968 
SOURCE: SR3

The following policies of the current Strategic Regional Policy Plan, pertaining to Economy, typically apply
to DRI-scale proposals:

2.4 Actively pursue new high-paying job-producing industries, corporate headquarters, distribution and service centers,

regional offices, research and development facilities, and small businesses.

2.5 Continue to support business and industrial expansion which provides construction and non-construction (permanent)

employment opportunities.

2.12 Encourage supportive and complementary industrial and commercial activities to locate in proximity to each other to

establish linkages between such activities and the services they provide.
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2.14 The rate of private development should be supported by local concurrency management plans and commensurate with

a reasonable rate of expansion of public and semi-public facilities.

2.15 Coordinate land use and transportation planning with the provision of public facilities to assure suitable siting of new

commercial or industrial enterprises.

VEGETATION, WILDLIFE AND WETLANDS

The SunWest Harbourtowne site includes natural habitat, areas which were mined in the past and have
naturally revegetated, areas which have recently been mined for limestone and are now deep lakes, spoil
areas, a portion of a canal connecting uplands to Fillman Bayou, springs and sinkholes, and areas disturbed
for other activities.  Mining has occurred on portions of the site over the past 50+ years.

The lakes on-site are the result of mining activity or sinkhole development.  Some are freshwater and others
are brackish due to their proximity to Gulf waters and the shallow aquifer.  Some have submerged aquatic
vegetation and are fringed with emergent wetland species. 

Herbaceous groundcover with sparse shrub and tree cover has colonized previously-cleared lands.  Most of
the forested habitat remaining on-site is wetlands.  Fire has been excluded from most of the site for many
years, resulting in a thick understory within the pinelands and hardwood hammocks.  The sand pine, xeric
oak and temperate hardwood habitats are remnant of a once-common habitat mosaic along Florida’s central
west coast.

Natural Resources of Regional Significance, as designated in the Future of the Region - A Strategic Regional
Policy Plan for the Tampa Bay Region, and consisting of Coastal wetlands, Sand pine, Pine flatwoods,
Wetland mixed hardwood forest, Palmetto prairie, Priority habitat for several listed species, and Priority
wetlands are found on the site.  As can be seen in the table below, development is planned to remove all
acreage of the Dry prairie, Palmetto prairie, Pine flatwoods, Sand pine, Pine-mesic oak, Xeric oak and
Temperate hardwoods upland habitats.   Council policies address impacts to regionally-significant natural
resources and state that they “shall be allowed only in cases of overriding public interest and when it is
demonstrated and/or documented that the mitigation will successfully recreate the specific resource.”

The following table summarizes and quantifies the habitat types on-site and the amount of each proposed
to remain after development.  It is unclear if the “Streams and waterways” land use acreage shown includes
the half of the canal which connects the uplands to Fillman Bayou.  This canal will remain in place and serve
as the project’s access to open water.

LAND USE (FLUCCS #)

EXISTING AT BUILDOUT

Acres % of Site Acres % of  Existing

Spoil and Extractive 160 & 743 292.3 27.48     0.0     0.0

Mixed Wetland Hardwoods 617 199.3 18.60 181.6   91.1

Lakes 520 191.8 18.03 229.4 119.6

Pine Flatwoods  411 66.6   6.21     0.0     0.0



LAND USE (FLUCCS #)

EXISTING AT BUILDOUT

Acres % of Site Acres % of  Existing
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Wetland Forested Mixed 630 58.6   5.51   46.2   78.8

Herbaceous (Dry Prairie) 310 48.4   4.55     0.0     0.0

Sand Pine  413 39.0   3.64     0.0     0.0

Temperate Hardwood 425 30.5   2.85     0.0     0.0

Freshwater Marsh 641 28.5   2.68     1.0     3.5

Palmetto Prairie 321 23.6   2.20     0.0     0.0

Xeric Oak  421 16.7   1.57     0.0     0.0

Saltwater Marsh 642 16.6   1.56   16.6 100.0

Other Shrub & Brush 329 15.7   1.48     0.0     0.0

Streams & Waterways 510   8.5   0.80     1.6   18.8

Pine-Mesic Oak  414   8.3   0.78     0.0     0.0

Cypress 621   5.8   0.55     2.7   46.5

Hydric Pine Savanna 626   1.5   0.14     1.5 100.0

Wet Prairie 643   1.4   0.13     0.3   21.4

Shrub and Brushland 320   1.3   0.12     0.0     0.0

Wetland Scrub 631   1.1   0.10     0.0     0.0

Bay Swamp 611   0.5   0.05     0.0     0.0

Slash Pine Swamp Forest 627   0.4   0.04     0.0     0.0
Source: Table 10-2 (Revised 12/08 and 4/17/09)

A wide variety of federal- or state-listed species are known to occur on the site or in the immediate vicinity,
or may be expected to occur based upon the habitat types present.  These species are listed in the following
table. 

SPECIES PROTECTED STATUS

Ammodramus maritimus peninsulae - Scott’s seaside sparrow State Species of Special Concern

Aphelocoma coerulescens - Florida Scrub jay State Threatened

Aramus guarauna - Limpkin State Species of Special Concern

Alligator mississippiensis - American alligator
Federal Threatened

State Species of Special Concern

Aphelocoma coerulescens - Florida Scrub jay Federal and State - Threatened



SPECIES PROTECTED STATUS
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Athene cunicularia floridana - Florida burrowing owl State Species of Special Concern

Calopogon sp. - Grass pink orchid State Threatened

Charadrius alexandrinus - Snowy plover Federal and State - Threatened

Charadrius melodus - Piping plover Federal and State - Threatened

Cistothorus palustris marianae - Marian’s marsh wren State Species of Special Concern

Coelorachis tuberculosa - Florida jointtail grass State Threatened

Drymarchon corais couperi - Eastern Indigo snake State Species of Special Concern

Egretta tricolor - Tri-colored heron State Species of Special Concern

Egretta caerulea - Little blue heron State Species of Special Concern

Egretta rufescens - Reddish egret State Species of Special Concern

Egretta thula - Snowy egret State Species of Special Concern

Eudocimus albus - White ibis State Species of Special Concern

Falco peregrinus - Peregrine falcon Federal and State - Endangered

Falco sparverius paulus - Southeastern American kestrel State Threatened

Garberia heterophylla - Garberia State Threatened - Endemic

Gopherus polyphemus - Gopher tortoise State Species of Special Concern

Grus canadensis pratensis - Florida sandhill crane State Threatened

Haematopus palliatus -American oystercatcher State Species of Special Concern

Haliaeetus leucocephalus - Bald eagle Federal and State - Protected

Mycteria americana - Wood stork Federal and State - Endangered

Pelecanus occidentalis - Brown pelican State Species of Special Concern

Picoides borealis - Red-cockaded woodpecker
Federal Endangered

State Species of Special Concern

Pituophis melanoleucus mugitus - Florida pine snake State Species of Special Concern

Platalea ajaja - Roseate spoonbill State Species of Special Concern

Platanthera flava var. flava - Southern tubercled orchid State Threatened

Podomys floridanus - Florida mouse State Species of Special Concern

Procambarus leitheuseri - Coastal lowlands cave crayfish Endemic

Rana capito - Gopher frog State Species of Special Concern
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Rhynchops niger - Black skimmer State Species of Special Concern

Sciurus niger shermani - Sherman’s fox squirrel State Species of Special Concern

Sterna antillarium - Least Tern State Threatened

Stilosoma extenuatum - Short-tailed snake State Threatened

Tillandsia utriculata - Giant airplant State Endangered

Tillandsia fasciculata - Cardinal airplant State Endangered

Trichecus manatus - West Indian manatee Federal and State - Endangered

Ursa americanus floridanus - Florida Black Bear State Threatened

Source: Florida Fish and Wildlife Conservation Commission letter of May 22, 2008 and SR1, Figure 12.6.  

An active Bald eagle nest is located on the site within forested habitat.  Protected by federal and state law,
a buffer zone around the nest must be maintained free of development.  The applicant will follow current
regulations to protect the nest.

The project is located within the primary range of a population of Florida black bears known as the
Chassahowitzka subpopulation.  According to the Florida Fish and Wildlife Conservation Commission, this
is the smallest in the state, with probably less than twenty individuals.  Because it is small and genetically
isolated the population is highly vulnerable to extirpation.  The proposed DRI is located in the southernmost
portion of the subpopulation, but contains upland and wetland habitat used by the species.  Proposed
development will reduce the amount of available habitat, likely affect bear reproduction, foraging, and
movement, and increase road mortality and instances of human/bear conflicts.  Additionally, development
of the Pasco Sunwest Park will further reduce suitable habitat for the species.  

The FFWCC concludes that development of the site will negatively impact the subpopulation, and has
recommended that impact to the Florida black bear be mitigated through creation of a landscape buffer north
of Aripeka Road and use of only a small/medium wildlife crossing at Aripeka Road to discourage movement
to the south, habitat restoration within the ELAMP property, and pursuit of additional restoration and
easements on nearby private lands as detailed in the FFWCC letter dated November 19, 2008.   Additionally,
the Commission recommends that the project’s Development Order require Best Management Practices in
regards to waste management in order to reduce future human/bear conflicts.  Mitigation measures will be
detailed in and monitored through the Habitat Management Plan.

SunWest Harbourtowne will adopt the Manatee Protection Plan prepared for the adjoining Pasco County
SunWest Park.  The four components of the plan critical to manatee protection and management are: using
best management practices during construction, restricted speed zones, public education, and enforcement.
Pasco County has committed to establishing, marking, and enforcing year-round slow and idle speed zones
in the canal and channel adjacent to the park.

The existing lakes may have a subterranean connection to several springs and caves located on and adjacent
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to the DRI project site.  According to the Florida Fish and Wildlife Conservation Commission, Black Hole
(Isabella Spring) on the project site is one of only eight known localities of the Coastal lowlands cave
crayfish.  Its narrow habitat range is extremely susceptible to changes in freshwater discharge and water
quality variation.  Other named springs immediately adjacent to the DRI site are Double Keyhole Spring,
The Jewel, and Horseshoe Spring.  More than ten other springs have been documented within two miles of
the site, and it is likely that there are others that have not been reported.  Springs and caves are very fragile
habitats, easily damaged by changes in water quality, changes in freshwater flow, aquifer withdrawal,
saltwater influx, and land use changes.

The project also includes a series of connected lakes which will serve as the stormwater management system
and as a recreational amenity.  A marina containing 150 wet slips and 350 dry slips is proposed, as well an
undetermined number of single and multifamily docks around the lake edge.  A boat lift is planned to allow
about 45 boats per day access from the isolated lake system, across an earthen barrier, to the canal accessing
Fillman Bayou and the Gulf of Mexico.  The County is planning creation of a regional park with multiple
boat ramps for public open water access via the same canal.  This facility has been a major point of
discussion during the DRI review, and the operation and maintenance of the planned facility as well as of
boat operation in the shallow, seagrass-rich Fillman Bayou and other nearshore waters in the vicinity is of
concern.

Impacts to wetlands on the SunWest Harbourtowne project will result from filling to meet roadway elevation
standards for hurricane evacuation, roadway and utility corridors, clearing and replacing with landscape
materials along wetland edges within the golf course, and other filling necessary to raise elevations for
development within the 100-year floodplain.    Mitigation for wetland impacts is preliminarily planned to
involve wetland creation from 23.5 acres of uplands; including removal of Brazilian pepper from an existing
berm, regrading the berm to match natural grades, and replanting with native upland and wetland species.
The final mitigation plan will be submitted as part of the wetland impact permitting process.

The following policies of the Council*s Strategic Regional Policy Plan pertain to this project in the areas
of Vegetation, Wildlife and Wetlands:

4.43 Protect, preserve, and restore all regionally-significant natural resources shown on the Map of Regionally-Significant

Natural Resources.

4.44 Allow impacts to regionally-significant natural resources only in cases of overriding public interest and when it is

demonstrated and/or documented that mitigation will successfully recreate the specific resource.  Mitigation should meet

the following ratios, at minimum:

- Seagrass 4:1

- FNAI Habitat 04 3:1

- FNAI Coastal 04 3:1

- FNAI Natural Communities 3:1

- LULC Habitat Dry 2:1

- LULC Habitat Wet 3:1

4.45 Ensure that mitigation by habitat re-creation employs native plant material which provides the same natural value and

function.  Monitor mitigation areas for a sufficient time to ensure success:  a minimum 85 percent final coverage of

desired species.  Yearly maintenance and replanting should be undertaken to ensure final cover as necessary. 
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4.46 Recognize that, consistent with other policies in this section, permitted mitigation banking shall set the criteria for

impact mitigation. 

4.47 Recognize that mitigation efforts shall be:

- Performed within the same drainage basin where the unavoidable impacts to regionally significant wetlands

occurs; and

- Allowed only after avoiding impact to the greatest extent possible; and that habitat creation, restoration, and

enhancement, with long-term management, be considered as viable methods of impact mitigation.

4.48 Mitigation by restoring disturbed habitat of a similar nature, including the removal of exotic plant species, may be

acceptable.  The minimum acceptable ratio should be twice the habitat re-creation ratio set forth in  policy 4.44.

4.49 Maintain and improve native plant communities and viable wildlife habitats, determined to be regionally-significant

natural resources in addition to the Map of Regionally-Significant Natural Resources, including those native habitats

and plant communities that tend to be least in abundance and most productive or unique.

4.50 Maintain a naturally vegetated buffer sufficient to preserve the value and function of the regionally-significant natural

resource.

4.51 Provide and maintain adequate long-term monitoring of native plant communities and listed species' populations to

provide a sound database and to identify trends upon which future regulatory and acquisition decisions can be based.

4.55 Encourage the removal of invasive, exotic species such as punk tree (Melaleuca), Australian pine (Casuarina) and

Brazilian pepper (Schinus) and the replacement by native species.

4.56 Promote the principles of ecosystem management for the protection of regionally-significant natural resources.

4.57 Ensure that land use decisions are consistent with federal- and state-listed species protection and recovery plans, and

adopted habitat management guidelines. 

4.83 Implement strategies to protect and manage beaches, dune systems, estuarine, marine, and intertidal resources, and

other natural coastal habitats from the adverse effects of development and recreational use.

WATER QUALITY AND STORMWATER MANAGEMENT

Surface waters on the project site consist primarily of lakes formed by limerock mining operations and
sinkholes.  Additionally, a drainage canal connects to an access canal along the southern side of the northern
parcel.  Water quality samples were taken from the lakes, the access canal, and adjacent coastal waters, but
the results were not included in the application.  It is stated that the samples did not reveal any water quality
violations or exceedances in chemical parameters.  The applicant expects to develop a water quality
monitoring program pursuant to the requirements of the Southwest Florida Water Management District
during the Environmental Resources permitting process. 

Groundwater in the surficial aquifer system is essentially unconfined, connecting this water body to the
mine-made lakes and the coastal waters.  Rainfall permeates to the surficial aquifer as well.  This surficial
aquifer is also poorly separated from the Floridan aquifer, making it important to protect groundwater
quality.  The presence of sinkholes, siphons, springs and caves on and near the project site is evidence of
this interconnection.  Protection of ground and surface water quality is imperative in maintaining the health
of the nearby seagrass beds, the aquatic plant communities, and the cave and spring ecosystems.

Stormwater generated from off-site currently flows onto the property via four culverts beneath U.S. 19.
There are three discharge pipes under Old Dixie Highway which go to the access canal and two road overtop
points on the highway spill into wetlands near the coast.  Smaller stormwater discharges are uncontrolled
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or through weirs.  Post-development stormwater flows should be less into the access canal than at present
due to on-site retention within the lakes.  Ponds will be sized to treat the first 1.5 inches of runoff as required
by the Southwest Florida Water Management District for wet detentions systems discharging into an
Outstanding Florida Water.  A Stormwater Pollution Prevention Plan will be completed pursuant to National
Pollutant Discharge Elimination System requirements to ensure that stormwater and pollution control
Construction Best Management Practices are well designed and properly employed.

The project area is within the FEMA Special Flood Hazard Area Zones V and A.  Coastal flooding will
govern design of the site.  The Hammock Creek Watershed Study, prepared by Pasco County and the
Southwest Florida Water Management District, will serve as the basis for modeling and design of the
stormwater system.

The stormwater management system serving public uses and rights-of-way will be maintained by Pasco
County.  Private and/or quasi-public (CDD) owners will operate and maintain any remaining drainage
system components serving their respective portions of the project.
  
It is stated that potential impacts to the site’s groundwater and surface water resources will be avoided in
the layout of uses, the design of elements of the project’s stormwater management system, and in practices
during site development.  The design measures may include retaining mature trees, native plant landscaping,
Low Impact Development practices, stormwater source controls and infiltration measures, and enhanced
wetland buffers.  Construction best management practices will be utilized to minimize negative impacts of
erosion and sedimentation within wetlands and aquatic habitats.

The marina, to be located within the mined pits-turned-lakes, will dispense gasoline and diesel fuel, as well
as having a sewage pump-out for boats.  Extreme care will be needed to prevent pollutants from reaching
the groundwater, springs and caves connected to these lakes.

Adherence to the following Goals and/or Policies of the Council*s Strategic Regional Policy Plan will help
minimize impacts in the areas of Water Quality and Stormwater Management:

4.32 Improve the quality of receiving waters by:

- Upgrading or retrofitting drainage systems to effectuate improved stormwater treatment;

- Encouraging multi-purpose facilities which complement open space, recreation and conservation objectives;

and

- Requiring control and treatment of point and non-point discharges to estuarine and near-shore coastal waters.

4.33 Promote stormwater reuse as a component of irrigation plans for new development proposed within the watershed of

a potable water reservoir and encourage Best Management Practices (BMPs).

4.34 Promote environmentally-acceptable effluent disposal alternatives and encourage water conservation and alternative

water source use including the use of reclaimed wastewater.

4.35 Support the initiatives and restoration projects identified in the SWIM plans.

4.36 Incorporate by reference and implement the stormwater management strategies identified in the Sarasota Bay Estuary

Program’s and Tampa Bay Estuary Program’s Comprehensive Conservation and Management Plans.
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4.37 Provide sufficient inspection and maintenance of all stormwater facilities.

 

4.38 Support the preparation and implementation of comprehensive basinwide storm-water management master plans.

4.39 Encourage the use of Low Impact Development techniques in site design to store, infiltrate, and evaporate stormwater

runoff on the site.  General performance criteria which eliminate wetland impacts and minimize stormwater

infrastructure needs include:

- Disturbing no more land than is necessary to provide for the desired use;

- Preserving indigenous vegetation to the maximum extent possible; and

- Minimizing impervious cover in all land development activities.

4.40 Prohibit hardening of unaltered shorelines or other structural lining of natural waterways or shorelines, except when

required by adopted watershed and/or stormwater management plans.

SOILS

Soils on the project site are predominantly Aripeka Fine Sand, Vero Variant Fine Sand, Okeelanta-Terra
Ceia Associations and Pits-Dumps Complex.  Other soil types found on the site include: Paola, Immokalee,
Adamsville, Myakka and Candler fine sands, Weekiwachee muck, Tavares sand, Homosassa mucky fine
sandy loam, and Lacoochee Complex.  Aripeka and Vero Variant fine sands are characterized as somewhat
poorly drained.  Limitations for buildings and roads are severe.  (The term “severe” is defined as “Soil
properties or site features are so unfavorable or so difficult to overcome that special design, soil reclamation,
or possibly increased maintenance is required.  Special feasibility studies may be required where the soil
limitations are severe.”)  It is severely unsuitable for pond embankments as well.  Okeelanta-Terra Ceia
Association soils are likewise very poorly drained and have severe limitation for buildings or roads and for
pond embankments.  The Pits-Dumps complex assignment is given to areas where limestone, phosphate,
or other material has been or is being removed and where limestone and overburden have been piled.  The
natural soil profile cannot be determined.  The other soil types also generally exhibit severe limitations for
buildings and roads and for pond embankments.  

Development limitations associated with the surficial soils may be overcome by filling, appropriate
stormwater management practices, side slope stabilization, preservation of existing vegetation, and other
construction methods.  Any roadway base that is proximate to the high water table would require soil cement
or underdrains. 

The project site also exhibits karst features, where limestone is at or near the land surface and where there
is little or no overlying impermeable layer to prevent interchange between the surficial aquifer and the
Floridan aquifer.  Solution holes, siphons, springs and caves have been identified within the project site. 
Concerns have been expressed that construction of retention ponds, additional impervious surfaces,
increased runoff could exacerbate the creation of sinkholes, and that the operation and maintenance of a golf
course on the site, with the usual use of fertilizers and pesticides, could adversely affect surface waters where
the aquifer discharges.   

The applicant has stated that the proposed development concept assigns conservation, buffer and similar low
intensity uses to the already identified sites in order to avoid impacts to water resources, and that the
project’s overall karst condition will be appropriately addresses in detailed planning and engineering design
of proposed uses and structures.
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A National Pollutant Discharge Elimination System permit will be required for the project.  A Stormwater
Pollution Prevention Plan will be created to protect surface water quality from construction-related erosion,
including Best Management Practices.  Wind and water-caused soil erosion during construction will be
handled by using Best Management Practices, which may include:

! Clearing of existing vegetative cover will be limited to the immediate construction site and will
occur just prior to development; and

! Hay bales, silt fences, mulch and sod will be placed prior to site clearing and grading, as well as
during and after construction, to control and prevent erosion and the transporting of sediment
material to inlets, surface drains, wetland and pond areas.

Detailed subsurface investigations will be necessary prior to design of the stormwater management system
and site development. 

The following Council Policy of the Council*s Strategic Regional Policy Plan is applicable to this project.

4.59: Preserve regionally-significant geological features, e.g., significant limestone out-croppings and natural springs.

FLOODPLAINS

Approximately 85 percent of the SunWest Harbourtowne site is within the 100-year floodplain.   The entire
site is within the Coastal High Hazard Area, susceptible to coastal storm surge and flooding.   It is unclear
how development of the site will occur while providing compensation for the loss of 100-year flood storage
capacity, as the entire site will have to be elevated to accommodate the level of development planned, natural
ground level is currently little higher than sea level, and the groundwater table is essentially the same as, or
higher, than sea level.

Adherence to the following Policies of the Council*s Strategic Regional Policy Plan would be an appropriate
strategy for floodplain management:

4.98 Discourage development in the undeveloped 100-year floodplain.

4.99 Implement floodplain management strategies to prevent erosion, retard runoff, and protect natural functions and values.

WATER SUPPLY

Planned uses associated with the Sunwest Harbourtowne DRI are expected to generate a demand for more
than 1.1 million gallons per day of water split between potable and non-potable sources at full buildout of
the project in 2018.

The applicant provided an October 24, 2007 Memorandum from Mr. Michael Kirkpatrick, Lead Utilities
Inspector for Pasco County, indicating the requirement for a Utility System Master Plan and payment of
Utility Impact Fees.  It is understood that the Applicant must enter into a Utilities Service Agreement with
the County prior to construction plan approval in order to ensure water service for the project.  It appears
that more than 72 percent of the projected potable water demand is associated with the project’s residential
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uses.  It has been additionally projected that more than half of the project’s non-potable water demand is
associated with the proposed 18 holes of golf. 

While installation of water conserving fixtures and technology regarding irrigation systems will be
consequently reduce water demand, the Applicant intends to implement irrigation restrictions and encourage
the use of native, drought tolerant landscaping within the development.

The following summarizes the projected potable and non-potable water demand by land use:

LAND USE ENTITLEMENTS

WATER DEMAND (GPD)

Potable
Non-Potable
(Irr. Acres)

RESIDENTIAL
2,150 SFA Units    462,250 174,000

(87 Acres)350 SFD Units      75,250

RETAIL 250,000 Sq. Ft.      37,500

16,000
(8 Acres)

OFFICE 50,000 Sq. Ft.        7,500

HOTEL 250 Rooms      55,500

MARINA 150 Wet/350 Dry Slips
              0
(Included
w/Retail)

9,000
(No Acres/

Washdowns Only)

GOLF 18 Holes        3,168
270,000

(90 Acres)

TOTAL 641,168 469,000
SOURCE: SR3/Table 17-1

Applicable Water Supply Policies of the Strategic Regional Policy Plan include:

4.25 Encourage the use of the lowest quality water reasonably available, suitable and environmentally-appropriate to a given

purpose in order to reduce the use of potable-quality water for irrigation and other non-potable purposes.

4.26 Encourage the continued development of new, energy-efficient technologies and funding mechanisms which increase

the feasibility of using drought resistant  methods or alternative water supply sources to provide potable water.

4.27 Encourage the continued development and promotion of water conservation methods and technologies for use both

inside and outside buildings.

4.29 Encourage use of the most practical, economically feasible and efficient irrigation methods available and the timely

replacement or improvement of less water efficient systems. 

WASTEWATER MANAGEMENT

The various project uses within the Sunwest Harbourtowne DRI are expected to generate more than one-half
million gallons of wastewater per day upon completion.  Utilizing a projected wastewater generation rate
of 193 gallons per day rate per residential unit, it is projected that nearly 85 percent of all wastewater
generation will be derived from the project’s overall 2,500 residential units.  No differentiation was assumed
between the residential products.
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While restaurants, laundromats, dry cleaners and supermarkets typically locate within retail components of
mixed-use projects, any generator of industrial-type effluents would be required to comply with all
applicable federal, state and local regulatory and licensing criteria.

The following summarizes the anticipated daily wastewater generation by land use:

LAND USE ENTITLEMENTS
RATE

(Gallons/Day)
WASTEWATER

GENERATION (GPD)

RESIDENTIAL 2,150 SFA/350 SFD Units 193.0/unit 482,500

RETAIL 250,000 Sq. Ft. 0.12/sq. ft.   30,000

OFFICE 50,000 Sq. Ft. 0.12/sq. ft.     6,000

HOTEL 250 Rooms 200.0/room   50,000

GOLF 18 Holes 158.0/hole     2,800

TOTAL 571,300
SOURCE: ADA/Table 18-1

According to Mr. Michael Kirkpatrick, Pasco County’s Lead Utilities inspector, the project’s wastewater
will be treated at the County’s Hudson and Shady Hills Wastewater Treatment Facilities (WWTF).  These
WWTFs currently have a combined treatment capacity of 5.0 MGD, while currently treating only about 4.1
MGD.  A capacity expansion scheduled for completion in the spring of 2010 at the Shady Hills facility will
bring this facility’s treatment capacity to 14.0 MGD.  At such time, the County’s Hudson WWTF will be
taken off-line.

As indicated in the Water Supply section above, the Applicant will be required to prepare a Utility System
Master Plan, pay utility impact fees and  enter into a Utilities Service Agreement with the County in order
to ensure wastewater service.

As committed, no septic tanks will be used in the Project.

SOLID WASTE/HAZARDOUS WASTE/MEDICAL WASTE

It is estimated that the Sunwest Harbourtowne DRI will generate more than 16 tons of solid waste each day
following buildout in 2018.  With residential accounting for nearly 86 percent of the project’s solid waste
stream, the Applicant did not differentiate between residential unit types.  It has been assumed that all solid
waste will be domestic in nature. The applicant provided a July 16, 2008 correspondence from Mr. Bruce
Kennedy, Pasco County Assistant County Administrator/Utility Service).  Mr. Kennedy’s letter identified
surplus capacities at the County’s landfill and Waste-to Energy Facility.  However, a Utilities Service
Agreement will need to be formalized with the County to ensure service accommodations.
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The following summarizes the anticipated solid waste generation for each land use:

LAND USE ENTITLEMENTS
RATE

(Lbs./Day)

SOLID WASTE
GENERATION

(LBS/DAY)

RESIDENTIAL
2,150 SFA Units

11.03/per unit
23,715

350 SFD Units   3,861

RETAIL 250,000 Sq. Ft. 0.01/per sq. ft.   2,500

OFFICE 50,000 Sq. Ft. 0.01/per sq. ft.      500

HOTEL 250 Rooms 5.0/per room   1,250

GOLF 18 Holes 17.0/per hole      306

TOTAL 32,131
SOURCE: SR2/Table 20-1

If potential commercial tenants utilize, produce, or store hazardous wastes or materials on site, these
facilities must operate in accordance with federal and state regulations and guidelines.

TRANSPORTATION

The Sunwest Harbourtowne DRI development will have an impact on several regionally significant roadway
facilities within the primary project area.  The following tables identify the significantly impacted Roadway
Links (Table 1) and Intersections (Table 2).  While improvements have been identified to restore these
facilities to the adopted level of service, the Applicant is not responsible for “reducing or eliminating”
backlogged transportation facilities, as defined by Section 163.3180(12)(d), F.S,

TABLE 1
REQUIRED LINK IMPROVEMENTS

LOCATION

TOTAL TRAFFIC

LOS PRIOR TO

IMPROVEMENT

PROJECT

TRAFFIC

IMPACT (%) REQ UIRED IMPROVEMENT

U.S. 19: S.R. 52 to Beacon

Woods
F 7.7

Add two lanes (for total of 8)
from 1/3 mile south of S.R. 52 to
1/3 mile north of Beacon Woods

County Line Rd.: East Road to

¼ mile east of Shady Hills
F 9.6

Add 2 lanes (for total of 4) from
terminus of current widening
(East Road) to 1/3 mile east of
Mariner/Shady Hills
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TABLE 2
REQUIRED INTERSECTION IMPROVEMENTS

LOCATION

TOTAL TRAFFIC

LOS PRIOR TO

IMPROVEMENT

PROJECT

TRAFFIC

IMPACT (%) REQUIRED IMPROVEMENT

U.S. 19/Spring Hill Drive F     7.7

Add: 1 EB LT lane (for total of 3); 1

WB LT lane (for total of 3); 1 WB

thru lane (for total of 2); 1 WB RT

lane (for total of 2); 1 NB LT lane

(for total of 2); 1 NB thru lane (for

total of 4); 1 SB left turn lane fly-

over bridge; and 1 SB thru lane (for

total of 4)

&

Remove: 2  SB LT lanes (for total of

0)

U.S. 19/Project South Access N/A 100.0

Add: 1 EB LT lane (for total of 1); 1

EB RT lane (for total of 1); 2 NB LT

lanes (for total of 2); and 1 SB RT

lane (for total of 1).

&

Signalize when (and if) warranted

by MUTCD and approved by DOT

U.S. 19/Bayonet Point (S.R. 52) F     7.5

Add: 1 EB LT lane (for total of 2); 1

EB thru lane (for total of 2); 1 WB

LT lane (for total of 3); 1 WB thru

lane (for total of 2); 1 WB RT lane

(for total of 2); 1 NB thru lane (for

total of 4/part of US 19 segment

widening); 1 NB RT lane (for total of

2); 1 SB left turn lane fly-over

bridge; and 1 SB thru lane (for total

of 4)

&

Remove: 2  SB LT lanes (for total of

0)

U.S. 19/Beacon Woods Drive F     7.7

Add: 1 WB LT lane (for total of 2);

1 NB thru lane (for total of 4/part of

US 19 segment widening); 1 NB RT

lane (for total of 2); and 1 SB thru

lane (for a total of 4/part of US 19

segment widening)

U.S. 19/Hudson Avenue
F   12.9

Add: 1 EB dedicated LT lane (for

total of 1); 1 EB thru lane (for total

of 2 @ ¼ mile long); 1 EB dedicated

RT lane (for total of 1); 1 WB LT

lane (for total of 2); 1 WB thru lane

(for total of 2 @ ¼ mile long); 1 NB

thru lane (for total of 4); 1 SB LT



LOCATION

TOTAL TRAFFIC

LOS PRIOR TO

IMPROVEMENT

PROJECT

TRAFFIC

IMPACT (%) REQUIRED IMPROVEMENT
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lane (for total of 2); 1 SB thru lane

(for total of 4); and a receiving lane

on Fivay for above second SB left

turn lane

&

Convert: EB shared lane to thru

lane; and WB share lane to a thru

lane.

U.S. 19/New York Avenue E   14.2

Add 1 WB dedicated LT lane (for

total of 1), and convert WB shared

lane into a thru/right turn lane

U.S. 19/North Project Access N/A 100.0

Add: 2 EB LT lanes (for total of 2);

1 EB RT lane (for total of 1); 1 NB

LT lane (for total of 1); and 1 SB RT

lane (for total of 1)

&

Signalize when (and if) warranted

by MUTCD and approved by DOT

U.S. 19/Little Road F     5.2

Add: 1  receiving lane on US 19 for

above WB free flow right turn lane

(1/3 mile); and 1 SB left turn lane

fly-over bridge

&

Convert: a WB shared lane to 1

dedicated LT lane (for total of 1);

WB inside RT lane to a thru lane;

and WB outside RT lane into free

flow RT lane.

&

Remove 2 SB left turn lanes (for

total of 0)

U.S. 19/County Line Road F   13.1

Add: 2 WB LT lanes (for total of 3);

1 WB RT lane (for total of 1); 1 NB

thru lane (for total of 4); 1 NB RT

lane (for total of 2); 1 SB LT lane

(for total of 2); and 1 SB thru lane

(for total of 4)

&

Convert WB shared lane to a thru

lane

U.S. 19/Aripeka Road F   20.1

Add: Add 1 EB LT lane (for total of

2); and 1 SB RT lane (for total of 1). 

&

Signalize when (and if) warranted

by MUTCD and approved by DOT



LOCATION

TOTAL TRAFFIC

LOS PRIOR TO

IMPROVEMENT

PROJECT

TRAFFIC

IMPACT (%) REQUIRED IMPROVEMENT
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County Line Road/Mariner

Boulevard
F     9.6

Add: 1 EB LT lane (for total of 2); 1

EB thru lane (for total of 2/part of

segment widening); 1 WB thru lane

(for total of 2/part of segment

widening); 1 NB thru lane (for total

of 2); and 1 SB thru lane (for total of

2). 

Hudson Avenue/Little Road F   15.4

Add:  1 EB RT lane (for total of 1); 1

NB LT lane (for total of 2); and a 1/5

mile long receiving lane on Little

Road for the added  left turn noted

above.

&

Convert EB shared thru/right into an

EB thru lane

ACRONYM LISTING:
                          EB - East Bound RT – Right Turn
                          SB – South Bound                LT - Left-Turn
                          NB  - North Bound
                          WB – West Bound MUTCD - Manual on Traffic Control Devices

                 

The project is proposed to be constructed in one phase, with completion scheduled in 2018.  The project is
expected to generate 1,640 inbound and 1,398 outbound gross trips in the PM peak hour.  Internal capture
will reduce the overall number of trips generated by approximately 15 percent to 1,412 inbound and 1,170
outbound. Pass-by capture to the commercial land uses (167 inbound trips and 180 outbound trips) will
further reduce the number of trips generated, resulting in 1,245 inbound and 990 outbound net external trips
in the PM peak hour.

Appropriate Transportation Policies of the Strategic Regional Policy Plan applicable to Developments of
Regional Impact include:

1.3 Support efforts to coordinate activities to improve public transit connections between disadvantaged neighborhoods

and employment centers.

5.7 Ensure that local government through interlocal or development agreements or and land development regulations

contain provisions which address the mitigation of developments with interjurisdictional impact.

5.14 Promote the implementation of programs which reduce the overall number of person and vehicle trips per mile and to

promote internal capture within large developments and heavily-developed areas.

5.16 Maximize development of existing facilities and services before expansion into undeveloped areas.

5.17 Develop incentives to encourage mixed-use developments which include residential land uses to locate in and/or

adjacent to designated Regional Activity Centers and activity nodes which are recognized within local government

comprehensive plans.

5.21 Recognize that Developments of Regional Impact which impact more than one mode of transportation shall address

solutions for mitigating the impacts to each mode.
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5.35 Prioritize transportation modes and/or improvement projects which facilitate pedestrian friendly development through

infill and compact projects which foster the availability of transit and multi-modal means of transportation.

5.37 Provide opportunities and/or incentives for the development of bicycle, pedestrian, and other forms of non-vehicular

systems and connections with adjacent developments, activity centers, and other jurisdictions.

5.41 Encourage development and redevelopment projects to reflect an increased emphasis on the development of public

transportation and bicycle and pedestrian facilities.

5.43 Encourage public/private cooperative efforts to develop an interconnected public transit system for the region consistent

with the CCC’s Regional Transit Plan.

5.53 Ensure that Developments of Regional Impact and large-scale developments with interjurisdictional impacts should

assess and mitigate their impact on regionally significant transportation facilities in a compatible manner.

AIR QUALITY

Fugitive dust is common to all construction sites.  Wind erosion of disturbed soils, the movement of
construction equipment and the burning of cleared vegetation are air pollution sources.  Best Management
Practices can be employed to reduce air emissions from the construction site, such as: clearing and grubbing
only individual parcels where construction is scheduled to proceed; sodding, seeding, mulching or planting
of landscaped material in cleared and disturbed areas; and watering of exposed areas.  The applicant expects
to comply with local regulations governing site preparation and demolition.

The analysis of transportation impacts and potential vehicle emissions did not result in the need to
implement any roadway improvements for air quality.

Adherence to the following Goals and/or Policies of the Council*s Strategic Regional Policy Plan would
benefit air quality in the vicinity of SunWest Harbourtowne:

4.110 Incorporate specific mitigative measures to prevent fugitive dust emissions during excavation and construction phases

of all land development projects which produce heavy vehicular traffic and exposed surfaces.

4.111 Implement land use-related performance standards that minimize negative air quality impacts resulting from

development. 

HURRICANE PREPAREDNESS

This development will have an impact on hurricane evacuation with an additional 4,700 residents in the
Category 3/ Hurricane Vulnerability Zone. Based upon Rule 9J-2.0256 FAC, the development will generate
a need for an additional 711 public shelter spaces.  According to the Developer’s calculations, this represents
only 15% of the  evacuation population of the proposed development.  The Developer has acknowledged
that “this demand for more than 200 shelter spaces in a county with an existing shelter deficit represents
a significant regional impact on public hurricane shelter availability as defined in the Hurricane
Preparedness Policy Rule.”  
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The Applicant has committed to coordinate with Pasco County on assessing appropriate hurricane
mitigation.  The Applicant has conceded that no hospitals, nursing homes and/or similar institution will be
constructed within the project.

The following Hurricane Preparedness Policies of the Strategic Regional Policy Plan shall apply to the
project, considering that the entire project is located within the Coastal High Hazard Area:

3.1 Reduce the risk of natural and technological hazards by state, regional, and local governments working together to:

• Mitigate the impacts affecting emergency management /life safety issues through growth management and land

development regulations;

• Participate in the annual update of the Local Mitigation Strategies (LMS) and incorporate appropriate

mitigation strategies and post-disaster procedures in local government comprehensive plans and land

development regulations;

• Consider the relative vulnerability of proposed development to natural and technological hazards and specify

mitigation strategies for evacuation and shelter impacts, life safety/security issues, and potential property

damage;

• Advocate that real estate disclosure forms, deeds of sale, and lease agreements for land and/or structures in

the 100-year flood zone be provided accompanied by a hazard disclosure statement generally describing the

property’s relative probability of damage from coastal storm surge, fresh water flooding, and/or velocity wave

action;

• Address mitigation of repetitive loss properties through the implementation of strategies identified in the

floodplain management plan or local mitigation strategy; and

• Support the participation of local governments within the National Flood Insurance Program (NFIP) and the

Community Rating System (CRS) program. 

3.5 Continue to establish, expand, and enhance coordination and cooperative efforts with the public and private sectors

within the region.

3.6 Identify partners to support projects within the community which will enhance public awareness, training, and

neighborhood efforts.

3.9 Ensure that adequate and efficient evacuation routes and shelter space are available to serve the needs of the Tampa

Bay region in the time of an emergency by continuing the following activities:

• Assessing the impacts on public shelter capacity and hurricane clearance times and determining the

appropriate mitigation of residential, commercial, and industrial development within the hurricane

vulnerability zone;

• Updating and coordinating statewide and regional hurricane evacuation studies to ensure reliable data for

evacuation and shelter considerations;

• Identifying, expanding, and staffing of public and private facilities to serve as additional shelters;

• Coordinating state, regional, and local governments to reduce hurricane clearance times;

• Prioritizing maintenance and improvement projects on designated major regional evacuation routes;

• Prioritizing projects designed to enhance the capacity or relieve congestion of roadways identified as “critical

links” by the most recent regional or statewide evacuation study;

• Identifying and staffing special needs shelters;

• Incorporating into local land development regulations appropriate mitigation strategies for proposed new

mobile home developments to reduce evacuation impacts and  demand for hurricane shelter space; and

• Educating all school personnel in shelter-in-place instructions in the event of hazardous materials

emergencies.

3.10 Discourage the following activities in the CHHA or the hurricane vulnerability zone:

• Constructing new infrastructure or expenditure of public funds that subsidize increased development, or

encourages redevelopment, future growth or higher densities/intensities, except in cases of general
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maintenance, replacement, address inadequate levels of service, or is contained in an adopted capital

improvements plan;

• Siting new “critical facilities” such as hospitals, nursing homes, or other institutions; or

• Locating solid waste and commercial hazardous waste management facilities and/or regional hazardous waste

storage, transfer, or treatment facilities unless designed or retrofitted to withstand a major hurricane strike

and enforce building license and fire/hazardous materials building codes.

3.11 Ensure that the impacts associated with the maintenance or improvements to public infrastructure, which would result

in an increase of population in the CHHA are adequately mitigated.

3.12 Recognizing the importance of protecting private property rights, use growth management strategies as a means to

allow the rebuilding of devastated areas within the CHHA while avoiding a return to their pre-event characteristics.

3.13 Enforce all appropriate federal and state coastal construction codes, coastal setback requirements, and floodplain

management regulations recognizing the vulnerability of this region to hurricanes, fresh water flooding, and tropical

storms.

3.14 Recognize that the impacts on sheltering and evacuation resulting from development/redevelopment activities within

the CHHA must be mitigated through cooperation and coordination with the appropriate county emergency

management agency.

3.15 Ensure that the reconstruction of public facilities proceeds only if the reconstruction incorporates appropriate

mitigation techniques/alternatives.

AFFORDABLE HOUSING

In lieu of completing an affordable housing analysis acceptable to Pasco County, the Tampa Bay Regional
Planning Council and the Florida Department of Community Affairs, the applicant has proposed a
“Voluntary Affordable Housing Mitigation Program” fully described in Section V of this Report.  Provisions
of the Program are also included in the Recommended Regional Conditions section of this Report.

Affordable Housing Policies of the current Strategic Regional Policy Plan particularly pertinent to DRI-scale
projects include:

1.3 Support efforts to coordinate activities to improve public transit connections between disadvantaged neighborhoods

and employment centers.

1.4 Promote new and innovative incentives and technical assistance programs which induce financial leveraging for new

construction of affordable housing.

1.6 Support housing programs which further community-based organizations’ efforts,  private sector residential investment,

and improve credit opportunity through community lender partnerships  to provide housing for very low-, low-, and

moderate-income families.

1.7 Support the establishment of programs to assist very low-, low-, and moderate- income families to attain compliance

with local building codes.

1.9 Encourage the funding and implementation of home-ownership programs that benefit the ability of very-low, low-, and

moderate- income families’ to successfully manage the responsibilities associated with homeownership. Such programs

should also include education on energy conservation and water conserving technology both in and outside the home.



Sunwest Harbourtowne Final Report - Regional Impacts Page 29

1.12 Site and design residential development in a way that: enhances and protects life and property from natural and man-

made hazards; is compatible with the type and scale of surrounding land uses; fosters a pedestrian friendly

environment; enhances connectivity with adjacent development; and protects existing residential areas from the

encroachment of incompatible activities. Likewise, other land use areas should be protected from the encroachment of

incompatible residential activities.  The implementation or interpretation of these provisions, however, should not be

seen as discouraging mixed-use development.

1.13 Encourage affordable housing for very low-, low-, and moderate-income families/ households that includes enhanced

opportunities for traditional neighborhood, mixed-use, and single-use residential developments which are readily

accessible to employment centers, health care facilities, recreation, shopping, and public transportation.

POLICE AND FIRE PROTECTION

Law enforcement support for the site will be provided by the Pasco County Sheriff’s Office.  EMS and fire
protection will be provided by Pasco County Fire/Rescue Station #10 located at 7918 Rhodes Road in
Hudson.  Pasco County Fire Marshal Lawrence Whitten has indicated that, typical of most growing areas,
additional lands and fire station facilities may be needed to adequately serve the project at buildout in 2018.
Such provision, if applicable, shall be negotiated as part of the Development Order.

The following fire protection policy is applicable for the Sunwest Harbourtowne DRI:

4.158 Minimize the conflicts between residential development and the wildland/urban interface by encouraging developers

and residents to apply the following firewise techniques:

• Create a defensible space surrounding the dwelling unit;

• Follow only lean (i.e., prune shrubs and cut back tree branches), clean (i.e., remove all dead plant material

from around the home), and green (i.e., plant fire-resistant vegetation) landscaping practices;

• Develop and practice a home fire emergency plan;

• Ensure that roofing and exterior construction materials and attachments connected to the dwelling unit are

fire-resistant; and

• Identify the dwelling unit and neighborhood with legible and clearly marked street names and address

numbers for emergency access.

RECREATION AND OPEN SPACE

On-site recreational opportunities will include the marina, golf course, neighborhood parks, open spaces,
nature trails and other multi-use trails.  The hotel and attached residential communities will provide
additional private recreational amenities.  Each of these amenities will be privately owned and maintained
by the Developer and/or their successor(s).  The Applicant has committed to a condition which would
require 25% of the open space acreage to remain regardless of whether or not the golf course is constructed.

A 313+ acre County Park will be located immediately adjacent to the DRI and provide a variety of other
recreational opportunities including swimming, sailing, canoeing and kayaking.  Future park plans also
include picnicking, hiking and nature observation areas and activities.  The Applicant previously donated
the Park area and money for construction of these park facilities.
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Recreation and Parks Policies of the Strategic Regional Policy Plan particularly pertinent to DRI-scale
projects include:

4.129 Plan park and recreational facilities, and the acquisition and restoration of open space and facilities for future

recreational use, to include protection of environmental and natural resources, scenic areas, energy efficiency, water

conservation, and the orderly extension and expansion of compatible public facilities and services.

4.135 Provide adequate park and recreational facilities, equitably and geographically distributed for the projected numbers

of people in the region.

4.136 Hold recreation and park sites inviolate against diversion to other uses, except in cases of overriding public interest.

4.138 Protect the natural resources of regionally-significant parks, greenways, preserves, and conservation lands from

incompatible land uses adjacent to these areas.  Include pedestrian trails, where appropriate.

EDUCATION

The projected number of students is calculated as a percentage of the number of residential units by
residential unit type.  It is projected that 515 students would reside within the residential component of the
Sunwest Harbourtowne DRI at buildout.  The projected 114 future Sunwest Harbourtowne Middle School
students are expected to attend the Crew’s Lake Middle School due to physical proximity and currently
identified excess capacity.  The School Board has identified that the 254 anticipated elementary school
students would place the Hudson and Shady Hills Elementary Schools over capacity.  While a future
elementary school has been planned to provide some relief, such future facility is “at least five years away
and this time frame may be pushed back further depending on future student growth and budgetary
confines.”  The 147 high school students predicted for the project would cause Hudson High School to be
“further over capacity.”  However, the current high school overcrowding condition is expected to be short
lived with the expected completion of a new high school located south of Hudson High School in 2010.  No
school facilities are proposed within the Sunwest Harbourtowne DRI.

According to Pasco County School Board staff (and as required) “the impacts will be mitigated through the
payment of impact fees.  In addition to impact fees, at the time of preliminary site plan approval, a school
concurrency determination analysis will be conducted for this project/development.  Any
project/development that exceeds the adopted Level of Service will be required to mitigate its share of
impacts.”

A breakdown of anticipated students by school type is as follows:

ELEMENTARY
SCHOOL

MIDDLE
SCHOOL

HIGH
SCHOOL

TOTAL NUMBER
OF STUDENTS

254 114 147 515
Source: SR4/Page 10

The following Education Policy of the Strategic Regional Policy Plan is relevant to DRI-scale projects:

2.59 Continue to support local school districts as active participants in the implementation of local growth management

efforts through active communication, cooperation, and coordination and as prescribed in Florida Statutes.
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HEALTH CARE

It is anticipated that the majority of health care needs of the project can/will be provided by Regional
Medical Center - Bayonet Point (in Hudson), Community Hospital (in New Port Richey), Spring Hill
Regional Hospital (in Spring Hill), Oak Hill Hospital (in Brooksville) and/or Spring Hill Regional Hospital
(in Brooksville).  These facilities range from an estimated 4 to 19 miles from the Sunwest Harbourtowne
DRI site.  Correspondences from a couple of these facilities were received during the course of DRI review
indicating their willingness and ability to provide medical assistance for the future residents, guests and/or
businesses.

ENERGY

An August 10, 2007 correspondence was provided from Mr. Howard Prim on behalf of the Withlacoochee
River Electric Cooperative indicating that “WREC will have the capacity to provide electric service to this
development and surrounding area at all times during and after development.”

The Applicant has identified that natural gas is already available from Peoples Gas System along the eastern
side of U.S. 19.  Further coordination should transpire with Peoples Gas at a later stage of DRI development
approval.  This may allow an alternative energy source to the residents and business community with the
Sunwest Harbourtowne DRI.

As presented in the Table below, the anticipated average daily energy consumption at buildout is more than
144,000 kilowatts (KW).  It has been determined that the peak-hour demand is approximately 11.47 percent
of the average annual energy demand.

The following summarizes the projected energy demand for each land use:

LAND USE ENTITLEMENTS

ENERGY DEMAND
(IN KILOWATTS)

Average Daily Peak Hour

RESIDENTIAL
2,150 SFA Units   14,616   2,100

350 SFD Units   67,338   9,675

RETAIL 250,000 Sq. Ft.   42,000   2,500

OFFICE 50,000 Sq. Ft.     2,640      200

HOTEL 250 Rooms   12,150   1,125

MARINA 150 Wet/350 Dry Slips     4,896      500

GOLF 18,000 Clubhouse        415        72

TOTAL 144,055 16,522
SOURCE: SR2/Table 29-1 (Revised)
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HISTORICAL AND ARCHAEOLOGICAL

On behalf of the Applicant, Archaeological Consultants, Inc. (ACI) completed a Cultural Resource
Assessment of the project site in March 2008.  The findings were submitted to the Florida Division of
Historical Resources (FDHR) and to the appropriate review agencies simultaneously with the Third
Sufficiency response.

As Director of the State Historic Preservation Office for the Florida Division of Historical Resources, Mr.
Frederick Gaske’s February 9, 2009 correspondence indicated concurrence with ACI’s recommendations.
Although numerous previously established and newly discovered sites were surveyed, the majority were
determined not to be in existence any longer and/or would no longer qualify for the National Register of
Historic Places.  FDHR did concur with ACI’s following recommendations, which were:

! preserve a portion of Old Dixie Highway (Site 8PA2568) due to its significance as an early roadway.
In addition, the Developer should consider erecting a historic marker providing a brief history; and

! preserve a Weedon Island period midden/occupation site (Site 8PA229) for further research potential
due to the findings of ceramics, lithics, and faunal material.

In addition to offering consultation assistance regarding the 2.5 mile channel to open water located outside
the DRI boundary, the FDHR concluded that if the two above-referenced sites “cannot be preserved within
the development property, additional consultation with this office will be necessary.”

The following policies of the Strategic Regional Policy Plan typically apply to Developments of Regional
Impact and other large-scale development proposals:

2.31 Preserve recreation and historic sites.

2.33 Support private and public participation  of historic preservation by offering public recognition and incentives for active

preservation efforts.

2.34 Encourage the rehabilitation and adaptive reuse of historic properties.

2.35 Encourage local governments to protect significant archaeological and historical resources by assessing, and as

appropriate, mitigating  the potential for adverse impacts and ensuring compatibility with adjacent land uses.

2.36 Protect historic properties that are designated to be of local, regional, or national significance and are eligible for

nomination to the appropriate local or national historical register.

PORTS AND MARINAS

The project includes a series of connected lakes which will serve as the stormwater management system and
as a recreational amenity.  Eight existing, upland cut mine pits will be interconnected to form one 234.7+/-
acre lake.  

The proposed marina facilities, including 150 wet slips and 350 high and dry slips, will be designed in
accordance with guidelines of the FDEP Clean Marina Program (CMP), including the Marine Environmental
Measures and Best Management Practices.  The marina will dispense gasoline and diesel fuel, as well as
having a sewage pump-out for boats.  The CMP provisions for petroleum control and containment devices,
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engine fueling procedures, fuel waste management, used oil and petroleum management, bilgewater
discharges, and boat cleaning procedures will be implemented. 

An unspecified number of single-family and multifamily residential slips will be added around the perimeter
of the lake system.  

A boat lift is planned to allow about 45 boats per day access from the isolated lake system, across an earthen
barrier, to the canal accessing Fillman Bayou and the Gulf of Mexico.  The access point is about 1200' west
of the proposed county access point.  The lift will be sized to accommodate vessels ranging from 16' to 45'
in length, with maximum draft of 3' 6".  The distance to open water from the boat lift site is 2.4 miles.  The
current canal averages 110' wide and 7.4' deep at mean low water.  The turning basin will be widened to 225'
as part of the County’s planned regional park with multiple boat ramps for public open water access via the
same canal.  Pasco County has committed to establishing, marking, and enforcing year-round slow and idle
speed zones in the canal and channel adjacent to the park.

The boat lift facility has been a major point of discussion during the DRI review, and the operation and
maintenance of the planned facility as well as of boat operation in the shallow, seagrass-rich Fillman Bayou
and other nearshore waters in the vicinity is of concern.

Adherence to the following Goals and/or Policies of the Council*s Strategic Regional Policy Plan would
benefit water quality, habitat, and boater safety in the vicinity of SunWest Harbourtowne:

4.148 Support new marinas and boat ramps only in appropriate locations when developed so as to create no permanent

degradation of water quality, hydrology, and marine and estuarine life.  

4.149 Provide guidance for marina and boat ramp development or expansion as follows: 

• Locations having adequate water depths to accommodate the proposed boat use.

• Access to the proposed facility and any navigational channel, inlet or deep water shall avoid degradation of

valuable submerged habitats such as seagrasses and hard bottom communities.

• Areas of high tidal flushing rates.

• Easy access to open waters, population centers, and public sewer and water lines.

• Sufficient upland area exists to accommodate all needed utilities and marina support  facilities, including

parking facilities.  

• Provide an analysis of the cumulative effects of the increase in boats on natural resources, navigational

channels, public safety and manatees and other wildlife prior to any marina approval. 

• Satisfy a documented need.

4.150 Recommend approval of marinas and boat ramps in the following areas only when it can be clearly demonstrated that

the proposed facility will not degrade water quality or natural resources of: 

• Aquatic Preserves,

• Outstanding Florida Waters,

• Class I or II Waters,

• Designated Aquatic Resource Protection Areas,

• Designated Manatee Protection Zones or Essential Manatee Habitats, 

• Designated Buffer Preserves,

• Areas approved or conditionally approved by the Florida Department of Environmental Protection for shellfish

harvesting,

• Documented habitat of threatened and endangered species and Species of Special Concern; and

• Other public lands.
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4.151 Ensure that marinas provide and require the use of on-site permanent sewage pump-out and treatment facilities or have

connection to a treatment plant. 

4.152 Ensure that marinas maintain the capability to contain any spills of petroleum or other hazardous materials within the

boundaries of the project.  

4.153 Ensure that marinas and boat ramps incorporate the following measures to reduce boating-related adverse impacts,

including boat collisions with the endangered West Indian manatee (Trichecus manatus) and sea turtles; disturbances

of colonial water bird nesting areas; monofilament fishing line and other marine debris in the environment; sewage and

oil discharges into waters; and propeller scarring of seagrasses and other shallow habitats: 

• Siting, construction, operation and maintenance of marinas and boat ramps shall be in compliance with

manatee protection guidelines of the U.S. Fish and Wildlife Service, and the Florida Fish and Wildlife

Conservation Commission (FFWCC);

• Permit applications for all boating facilities, including single family docks and dry storage, shall be evaluated

in the context of cumulative impacts on manatees and marine and estuarine resources;

• Educational materials on coastal, marine and estuarine resource conservation, in particular marine animals,

seabirds, seagrasses, and pollution, shall be disseminated to boaters, and displayed in areas where marine

animals and humans congregate;

• Slow or idle speed zones shall be adopted, and enforced, with or without channel exemptions as appropriate,

in areas frequented by manatees or near colonial waterbird rookeries;

• Manatee food requirements shall be taken into account in all aquatic plant management activities where

manatees may occur; 

• Facilitate additions to publicly-owned preserves and refuges where possible;

• Redeveloped or expanded marina facilities shall incorporate stormwater treatment facilities;

• Encourage development of dry-storage marinas as opposed to wet-storage; and

• Encourage expansion of existing facilities over development of new.

4.154 Ensure that non-water-dependent projects not be allowed waterward of the mean high water line and shall be

encouraged to locate in disturbed upland areas. 

4.156 Encourage marina/boatyard facilities to enter into the Florida Department of Environmental Protection’s Clean

Marina/Boatyard Program.
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SECTION III - DEVELOPER COMMITMENTS
DRI #267 - SUNWEST HARBOURTOWNE

PASCO COUNTY

The following commitments have been made in the Application for Development Approval (ADA), the First
Sufficiency Response (SR1), the Second Sufficiency Response (SR2), Third Sufficiency Response (SR3)
and/or Fourth Sufficiency Response (SR4):

GENERAL

1. Marina operations including boat storage, maintenance and other similar type operations will be
separated and buffered from the “Village” area. (SR2/Page 2)

2. The (Land Use Equivalency) Matrix evaluates transportation impacts only.  It is anticipated that the
Development order language describing the process for approval of a land use exchange will
include a requirement to analyze the utility impacts in addition to the transportation impacts for all
exchanges. (SR2/Page 38)

3. Sunwest Harbourtowne will be built in one phase - 2009 to 2018. (SR3/Page 10.6)

4. In no case shall the total residential units exceed 2,500 total units.  Further, the only exchanges
allowed for residential are between residential unit types (SFD to SFA/TH/Condo and vice versa),
so if one is increased, the other one is decreased. (SR3/Page 21.12)

VEGETATION AND WILDLIFE

1. ... the applicant... will adopt the Manatee Protection Plan currently being developed for the Pasco
County Sunwest Park to the south.  This Plan provides for the following measures: 1) marking
navigational channels in unmarked or poorly marked waterways; 2) designation of slow or idle
speed zones in appropriate areas; 3) installation of manatee educational displays; 4) circulation of
educational pamphlets to park users: and 5) enforcement of speed zones by law enforcement
(ADA/Pages 12.16 & 12.24). [Applicant clarification: The applicant will comply with the Manatee
Protection Plan...  The Plan will provide...]

2. Protection measures for the scrub-jay will include preservation of habitat, protection against
domestic pets, discontinued use of pesticides, and protection of nesting sites from human
interference and destruction (ADA/Page 12.17). [Applicant clarification: No longer applicable due
to removal of the project area where scrub jays were observed, as identified in SR3.  Lands to be
conveyed to the SWFWMD].

3. A combination of on-site preservation and off-site relocation will be utilized to protect the
population of gopher tortoises and their commensal species.  All gopher tortoises and commensal
species outside the preservation area will be relocated to an approved off-site preserve.  All
appropriate final surveys, permitting, and approvals from USFWS and FFWCC will be received
prior to the initiation of construction activities. (ADA/Page 12.24)
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4. All state and regionally significant rare listed plant species populations documented onsite will be
avoided or mitigation shall be provided. (ADA/Page 12.25)

5. The Applicant will adhere to all requirements in the recently released Eagle habitat protection
guidelines of September 2007 issued by USFWS regarding encroachments within the Protection
Zones. (SR1/Page 3)

6. No impacts to any natural marine, estuarine, or intertidal habitats are proposed. (SR1/Page 10)

7. No hardening of unaltered shorelines or other structural lining of natural waterways or shorelines
has been proposed. (SR1/Page 11)

8. The conservation of large tracts of regionally significant coastal systems will be utilized to maintain
the native plant communities...  Emphasis will be placed on large areas of biologically diverse
habitat that can be managed in perpetuity (SR1/Page 12).[Applicant clarification: Regionally
significant coastal systems have been removed from the DRI boundaries, as identified in SR3.  Lands
to be conveyed to the SWFWMD]

9. As part of construction phase permitting, informational signage will be included, where required,
that informs residents and visitors of known listed species within the project area and their natural
habitat requirements.  This signage will be displayed in public areas available for viewing by both
residents and visitors and will be incorporated into any conservation easement language associated
with regionally-significant natural resource areas. (SR1/Page 14)

10. A public education program, to limit over-use or improper application of fertilizers and pesticides
within the Sunwest Harbourtowne development will be part of the program to be implemented.  The
Wildlife Management Plan will be prepared and finalized during the design and permitting phases
of the development process. (SR1/Page 21)

11. No residential construction is proposed within the primary or secondary zones of the existing eagles’
nest at this time...  The final development footprint for Sunwest Harbourtowne will include a 660
foot diameter buffer around the eagles’ nest and will comply with recent Eagle Habitat Protection
Guidelines regarding encroachment within the Protection Zones issued by USFWS in September
2007. (SR1/Page 117)

12. An educational program will be developed for wildlife conservation to provide information to the
residents and business owners.  The Harbourtowne’s preservation of ecologically sensitive lands
and its sustainable design will be highlighted in informational materials. (SR2/Page 6)

13. The Applicant proposes to install informational signs documenting “listed species, their habitats,
and their value to natural systems and man.”  The informational signage will also highlight the
preservation of natural areas proposed by the Applicant that will benefit listed species.  The
Applicant will provide and maintain the informational signage until the Applicant is no longer in
control of the property...  Provisions will be made in the homeowners association documents, or
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other legal entity as determined by the Sunwest developers, to transfer the responsibility from the
Applicant to the homeowners association at the time of transfer of project ownership. (SR2/Page 8)

14. It is the intent of the Applicant to further utilize avoidance, followed by minimization, during the
final site plan design, engineering, and permitting process to preclude impacts to listed plant
species. (SR2/Page 11)

15. During the design and permitting phase of the project, a water balance analysis will be performed.
The analysis will include a water budget for the various needs and will consider the geohydrology
of the site and the stormwater contribution.  The goal will be to strike a water balance so that the
water budgets will be met and there will be no impact to the Florida aquifer. (SR2/Page 13)

16. Planned preservation areas and a proposed wildlife habitat corridor for the Harbourtowne
Development will accommodate the black bear (SR2/Page 70).  [Applicant clarification: Pursuant
to the FFWCC letter dated November 19, 2008, black bear management will be focused north of
Aripeka Road, and the wildlife corridor through the project will not be designed to accommodate
large mammals.]

17. The Harbourtowne Development does not propose impacts to the near shore marine environment.
(SR2/Page 71)

18. Any Gopher Frog(s) “identified during gopher tortoise relocation activities will be relocated to the
gopher tortoise mitigation site” (SR2/Page 74) as well as the Eastern indigo snake (SR3/Page 12.4).

19. No construction activities are proposed within the (eagles’) nest buffer.  The areas depicted on Map
H as Residential will remain undisturbed and be utilized as open space (SR2/Page 97). [Applicant
clarification: ... until such time as restrictions are no longer required.]

20. No construction activities are proposed within 660 feet of the (eagle) nest, therefore no consultation,
monitoring plan, or FFWCC Eagle Permit are required.  The Applicant would be amenable to the
aforementioned statement being a condition of any development order issued. (SR2/Page 97)

21. The Applicant concurs that species-specific nesting surveys should be completed in the nesting
season immediately preceding all clearing and construction activities for each potentially affected
listed species...  The Applicant will ensure that species-specific surveys will follow established
survey protocols and guidelines where applicable.  The surveys conducted prior to clearing or
construction will ensure that development will not negatively impact vital nesting, foraging, and
isolated breeding habitat for multiple protected wildlife species and/or sever habitat connectivity
within a regionally significant coastal wildlife corridor. (SR2/Page 109)

22. The Applicant has decided to relocate any tortoises to be impacted to an off-site recipient area
similar in vegetation and soil composition to the parent tract.  The recipient site will be determined
and permitted through FFWCC during the ERP permitting phase of the Harbourtowne development.
(SR2/Page 111)
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23. The Applicant... is developing a wildlife corridor plan which will provide access through the central
core of the future development.  The plan clearly identifies critical wildlife crossing points, makes
recommendations for crossing types and designs, and includes expanded landscape buffers to be
included with the wildlife corridor (SR2/Page 112).  [Applicant clarification: The plan will clearly
identify critical...]

24. Additional small mammal, reptile, and amphibian crossings (small culvert based structures) will be
included with the final construction plan designs as they are tied to roadway section design.
(SR2/Page 112)

25. Mitigation for impacts to state and federally listed wildlife and plant resources (if applicable) “will
include on-site preservation, purchasing credits for off-site mitigation banks and on-site mitigation
(i.e. wetland enhancement, preservation or creation).” (SR3/Page 12.3)

26. It is anticipated an overall project wide Habitat Management Plan will be developed to address the
specifics of the wildlife corridor and address all other wildlife issues.  The draft plan will be
completed at the design phase, which will maximize the specificity of the plan.  A development order
condition will be included to require that the plan be submitted for agency review and approval
prior to commencement of development. (SR3/Pages 12.8 & 13.3)

27. The Habitat Management Plan will incorporate the recommendations detailed in the
correspondence from FFWCC provided in this sufficiency response. (SR3/Page 12.8)

28. The applicant or its assigns will encourage prospective golf course developers to pursue a voluntary
Audubon certification or an equivalent standard. (SR3/Page 12.10)

29. There will be no hardening of the shoreline. (SR3/Page 16.1)

WETLANDS

1. The project will preserve all regionally significant natural resources identified on the site.
(ADA/Pages 10.16 and SR3/Page 10.13)

2. Site-specific hydroperiods and seasonal water elevations for each individual wetland within the
limits of the proposed development will be established and further defined during the engineering
and planning portion of design. (ADA/Page 13.5)

3. The following measures will be utilized to minimize impacts on wetlands: (ADA/Pages 13.6-13.7)

• Wetland setbacks (upland buffers) will be established to comply with Pasco County and State regulatory

standards to encompass the periphery of each wetland that is proposed for conservation.

• Construction best management practices (BMPs) shall be utilized to minimize negative impacts of erosion and

sedimentation within wetlands and aquatic habitats.

• The existing interior haul road network will be used and expanded to limit the creation of additional road

crossings through wetlands.
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• A Stormwater Pollution Prevention Plan will be completed pursuant to National Pollutant Discharge

Elimination System requirements to ensure that stormwater and pollution control BMPs are well designed and

properly employed.

• Compliance with SWFWMD requirements will ensure that stormwater runoff and groundwater hydrology will

be well managed so that preserved wetlands will continue to support existing ecological functions.

• The majority of all wetlands that are proposed for conservation will be perpetually managed through a

conservation easement that will be dedicated to the SWFWMD.

4. Specific measures such as placement of screens or hay bales will be identified and included as notes
on construction plans that are submitted for each development area. (ADA/Page 13.8)

5. There are 23.5 acres of uplands currently identified for mitigation in the form of wetland creation.
This mitigation will include removing Brazilian pepper along an existing berm, regrading the berm
to match natural grades, and replanting within the creation area with desirable upland and/or
wetland vegetation.  A final mitigation plan will be prepared and submitted to the SWFWMD during
the environmental resource permitting (ERP) process. (ADA/Pages 13.8-13.9)

6. Dredging associated with development of Sunwest Harbourtowne will be limited to areas already
disturbed by past mining activities and conducted via dragline under the existing mine permits.  The
proposed dredging will not impact regionally significant natural resources. (SR1/Page 9)

7. Wetland buffers are proposed to aid in reducing secondary impacts to those wetlands as well as
protecting their value and function. (SR1/Page 12)

8. The target species for removal will include those species identified in the Florida Exotic Plant
Council Invasive Plant and Noxious Weed Lists (2007). (SR1/Page 12)

9. The Applicant concurs with the recommendation that all acreage identified as Wetlands/
Conservation on Map H be designated as Conservation and be afforded protection through the
implementation of conservation easements. (SR1/Page 75)

10. The springs are already protected from development because they are located within wetland
preservation areas.  All wetlands within the central core of the development will be preserved and
are part of the proposed wildlife corridor.  A conservation easement or similar resource protection
mechanism will be provided at the time of acquisition of site development and environmental
resources permits. (SR2/Pages 57-58 & 110)

11. The applicant has committed to reclamation of all previously mined areas and the reclamation will
include planted littoral zones within reclaimed mine ponds. (SR3/Page 13.2)

12. The applicant will provide a natural buffer between the lot line and areas on the lot that will be
graded or improved.  Within the buffer, native plants will remain in place undisturbed.  There will
be no seawalls or structural elements between the homes and the marsh area. (SR3/Page 16.1)
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WATER QUALITY

1. A water quality monitoring program which details appropriate parameters and methodologies will
be developed pursuant to the requirements of the SWFWMD during the Environmental Resource
Permit process. (ADA/Pages 14.2-14.3)

2. A Stormwater Pollution Prevention Plan will be completed pursuant to National Pollutant
Discharge Elimination System requirements to ensure that stormwater and pollution control
Construction Best Management Practices (BMPs) are well designed and properly employed during
construction activities.  Construction BMPs will be utilized to minimize negative impacts of erosion
and sedimentation within wetlands and aquatic habitats. (ADA/Page 14.3)

3. The use of Low Impact Development techniques in site design to store, infiltrate, and evaporate
stormwater runoff on the site will also be utilized to further reduce and improve the efficiency of
water use at the site. (SR1/Pages 10 & 112)

4. The requirements for a ground water monitoring plan and surface water monitoring plan which
includes the parameters stipulated above will be developed in conjunction with the ERP permit
process and construction permitting. (SR1/Page 99)

5. An Integrated Pest Management Plan will be required by DRI Development Order Conditions.  The
Plan will describe detailed requirements and will be distributed to developers and homeowners
within the development. (SR1/Page 109)

6. An educational program will be developed to provide information to residents, guests and business
owners regarding non-point source pollution. (SR2/Page 6)

7. Development order conditions will be included to require that the golf course be designed in
accordance with FDEP’s ‘Florida Green Industries Best Management Practices for Golf Courses’
or equivalent criteria and standards, and requiring that an Environmental Management Plan and
an Integrated Pest Management Plan be submitted for review and approval to appropriate agencies.
(SR2/Page 10)

8. The applicant proposes to interconnect eight of the existing lakes through a canal network to the
large “Featured Lake” located west of Old Dixie Highway.  There are several natural springs on
site that will be protected and used as site amenities. (SR3/Page 10.4)

9. Use of fertilizers will be minimized through preparation of landscape plans which will include an
analysis of the soil to determine the specific amounts and types of fertilizer necessary to support the
proposed landscape materials.  Common areas will be maintained by a professional landscaping
service with knowledge of proper fertilization methods.  The Master Developer will provide
information to home owners associations to provide guidance to homeowners in their maintenance
and care of their lawns and landscaped areas. (SR3/Page 14.1)
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SOILS

1. ... subsurface investigations will be undertaken prior to development to determine site-specific
conditions in proposed construction areas. The site’s overall karst condition will also be
appropriately addressed in subsequent detailed planning and engineering design of proposed uses
and structures. (ADA/Page 15.7)

2. Roadway cuts will be limited such that a minimum of 18 inches of existing sandy soil remains above
any shallow clayey deposits.  Provided that the bottom of the roadway and parking lot pavement
base is not less than 18 inches above the seasonal high water table, a flexible conventional pavement
section should provide adequate support for the anticipated traffic loading. (ADA/Page 15.7)

3. Appropriate erosion control measures will be used for construction activity.  Clearing of existing
vegetative cover will be limited to the immediate construction site and will occur just prior to
development in order to limit exposure of soils to wind and rain.  Water erosion will be controlled
by planned and effective placement of silt screens, hay bales, mulch and sod prior to site clearing
and grading, as well as during and after construction.  Disturbed areas will be stabilized with
appropriate vegetation. (ADA/Page 15.8)

4. Where needed, suitable fill material consisting of inorganic soils or clays will be obtained from the
excavation of stormwater facilities throughout the site.  Overburden or spoil generated as a result
of construction will be used in appropriate areas of the site. (ADA/Page 15.8)

5. Currently, there are no proposed impacts to natural springs or their immediate associated spring-
sheds.  These locations fall within areas proposed for conservation easements. (SR1/Page 7)

6. A geotechnical investigation will be conducted at the site, which will include a foundation analysis.
Soil borings will be drilled on a minimum of 1,000 foot centers in construction areas and the soil
boring logs will be interpreted by a qualified geotechnical engineer or geologist.  Any karst features
will be identified from the soil boring analysis and recommendations will be made regarding
proposed construction in possible karst areas. (SR2/Page 57)

FLOODPLAINS

1. Flood plain areas lost due to development will be compensated for by creating new flood storage
areas as part of the drainage and grading plan.  When this occurs in the permitting and design
phase, any potential loss of flood plain will be offset by newly created storage areas resulting in a
balance with no net loss of flood plain. (ADA/Page 16.1)

2. A Master Drainage Plan will be prepared for the project.  This Plan will consider the pre-
development conditions and model the proposed development conditions. (ADA/Page 16.2)

3. At this conceptual phase of project design, all proposed development is occurring above the mean
high water line elevation and there are no direct impacts to any Class III Waters of the State.
(SR2/Page 86)
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WATER SUPPLY

1. On-site wells will be used for golf course irrigation purposes until such time as the reclaimed water
service is available to the property...  The Sunwest Harbourtowne applicant or its assigns will be
responsible for obtaining permits for water withdrawal to serve irrigation needs of the golf course
and other properties as they develop...  No wells for potable water use are planned. (ADA/Page
17.3)

2. The applicant is also committed to incorporating water-efficient strategies into its plan for common
areas and landscape features of the development beyond the minimum requirements of local
regulations.  Such strategies would include use of natural vegetation and xeric landscaping in
appropriate areas, zoned planting according to irrigation needs, and installation of irrigation
systems that enable watering according to needs of each area as a supplement to rainfall.
(ADA/Page 17.5)

3. The Applicant will also employ or encourage use of irrigation systems with moisture sensors that
can reduce unnecessary watering so as to conserve water as well as energy costs for pumping.
(SR1/Page 10)

4. The Applicant will agree to include a condition which reflects Policy 4.29 in the SRPP in the DRI
Development Order. (SR1/Page 11)

5. (Golf) course development will not occur until there is assurance that its irrigation needs can be
satisfied from permitted wells and/or other available sources. (SR1/Page 30)

6. The applicant acknowledges the procedures noted above regarding other wells that may be found
during construction and commits to comply (i.e. “if wells are found during construction, these wells
will need to be abandoned properly with a permit or permitted for use). (SR1/Page 110)

7. The Applicant is committed to incorporating such technologies (i.e. for water-conserving irrigation
technologies such as irrigation time clocks, rainfall sensors, or soil moisture sensors). (SR1/Page
112)

8. The Applicant will disseminate “water wise” practices information to visitors, residents and
businesses within the proposed development. (SR1/Page 112)

9. An educational program will be developed for water conservation to provide information to the
residents, guests and business owners. (SR2/Page 6)

10. Sunwest Harbourtowne will use the lowest quality of water available for irrigation purposes.
(SR3/Page 10.13)

WASTEWATER MANAGEMENT

1. No industrial or other major use types that generate special wastes requiring pre-treatment are
planned. (ADA/Page 18.2)
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2. Septic tanks are not proposed for this project. (ADA/Page 18.2)

3. A development order condition can be included requiring the Master Utility Plan submittal prior
to commencement of development. (SR4/Page 8)

STORMWATER MANAGEMENT

1. The Master Stormwater Plan and its permitting with the County and the SWFWMD will be updated
based on the final development plan and will include information available from the Hammock
Creek Watershed Study...  New information on discharge rates from off site, stage elevations and
other data will be applied as appropriate to the modeling and calculations for the Master Drainage
Plan for the project for the development program that is approved for the DRI. (ADA/Pages 19.3-
19.4)

2. Privately owned (stormwater) systems will be inspected and maintained by the ownership entity.
Publicly owned systems will be inspected and maintained by its ownership entity. (SR1/Page 11)

3. The development will not impact sand dunes and mangroves.  In addition, all foundations will be
anchored to resist flotation, collapse, and lateral movement due to wind and water loads. (SR1/Page
32)

4. ... the stormwater system could be designed to have an emergency drawdown to the control
elevations, if deemed necessary. (SR1/Page 33)

5. Additional geotechnical data will be gathered prior to the start of site construction and this
information will be utilized to determine appropriate locations for all retention ponds. (SR1/Pages
33 & 110)

6. During the design phase, analyses will be performed for collection, treatment and attenuation of
stormwater events. (SR1/Page 114)

7. The proposed Harbourtowne Development residential lots and maintained lawns will be channeled
through pretreatment swales in conjunction with more conventional stormwater management
systems to provide for an increased level of stormwater treatment.  The lakes will additionally
include expanded, extensively planted littoral shelves (up to 14 feet wide) to further promote nutrient
uptake. (SR2/Page 12)

8. Stormwater runoff from developed areas into existing spring areas will be minimized.  If additional
springs and/or sinkholes (karst features) are discovered on the property, the following best
management practices will be employed: (SR2/Page 107)

• Inclusion of karst features into pervious open space areas.

• Use of landscape design principles to incorporate features as aesthetic elements

• Pretreatment of stormwater runoff, in accordance with applicable county and water management district

regulations, prior to discharge to karst areas

• Prohibit discharge of wastewater effluent to karst features.

• Perimeter buffering around features to maintain natural features, edge vegetation, and structural protection.
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SOLID WASTE/HAZARDOUS WASTE/MEDICAL WASTE

FWC recommended that educational signage and brochures detailing the black bear should be incorporated
into active and passive recreational facilities for use by residents and resort visitors of Sunwest
Harbourtowne.  In addition, it was recommended that all permanent trash receptacles should also be “bear
proof” and include locking enclosures.  FWC-approved educational signage and brochures will also be
made available to resort residents, guests and visitors (SR1/Page 20).  The Applicant will adopt the
FFWCC’s recommendation to develop a wildlife-friendly, solid waste management program (SR2/Page
113).

TRANSPORTATION

1. The Applicant will request abandonment of portions of the existing alignment of Old Dixie Highway
that fall within the DRI boundary.  It is proposed by the Applicant that an alternative north/south
collector road be constructed as shown conceptually on revised Map H.  This new roadway will
provide for a continuation of existing north-south travel and support the County’s roadway
network...  If the abandonment were not to be approved by the County, the internal road network
would be revised. (SR1/Page 5)

2. The Applicant will work with the appropriate agencies during DRI negotiations to determine
potential mitigation for these (Hernando County) impacts. (SR2/Page 8)

3. A new internal roadway network will be developed to serve Sunwest and also provide access to the
future County Park that will be developed on property adjacent to Sunwest.  The main park access
roadway from U.S. 19 will also provide access to the Mike Sugar Subdivision, whose residents
currently utilize an existing mine road for subdivision access. (SR3/Pages 10.1-10.2)

AIR QUALITY

The project will reduce fugitive dust emissions by using such measures as clearing and grading only areas
immediately being prepared for construction; re-vegetating immediately after construction; watering
unpaved construction road/sites; and adding agents to unpaved construction road/sites and similar areas
of vehicular use to retard erosion. (SR3/Page 10.14)

HURRICANE PREPAREDNESS

1. The Applicant will work with Pasco County to determine appropriate (hurricane) mitigation.  While
alternative mitigation measures could be accepted by Pasco County, the project mitigation fee of
$662,145.00 has previously been determined by Pasco County staff [i.e. $654,637.50/shelter
mitigation + $7,507.50/evacuation mitigation]. (SR1/Page 57)

2. [Being located entirely within the Coastal High Hazard Area] the Project does not require and will
not request the expenditure of public funds for infrastructure improvements in the area, nor does the
project propose the construction of hospitals, nursing homes or similar institutions...  As discussed
in detail in the response to Question 23, the project’s impacts to evacuation routes and shelter space
will be analyzed and, if appropriate, mitigation will be identified. (SR3/Page 10.12)
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3. The applicant is willing to include development order conditions requiring the “all hazards” plan
and a fuel management and spill contingency plan as noted. (SR3/Page 23.1)

AFFORDABLE HOUSING

After consultation with TBRPC staff, the Applicant proposes the following cash mitigation payments to be
payable to Pasco County at the time of Certificate of Occupancy: (SR2/Pages 27-28)

USE UNIT TYPE RATE

Residential Unit $100.00

Retail Square Foot $    0.35

Office Square Foot $    0.25

Golf Hole $608.00

Marina Slip $  12.00

Hotel Room $204.00

POLICE & FIRE PROTECTION

Educational materials regarding continuing maintenance and methods to reduce fire risk will be provided
to the residents along with other educational materials. (SR2/Page 7)

RECREATION AND OPEN SPACE

1. All open space and park facilities within the project limits, other than the property owned by the
SWFWMD, will be maintained by the Developer or successors such as Homeowner’s Association(s)
or Community Development District(s). (ADA/Page 26.2)

2. Assuming the DRI is approved, the provision of a multi-use trail corridor within Sunwest
Harbourtowne will be provided for in conjunction with the proposed north/south roadway as shown
on the revised Map H.  This requirement can be made a condition of the DRI Development Order
or be assured by separate instrument with the County. (SR1/Page 55)

3. The owners of Sunwest have agreed to contribute $3,000,000 to the County to be used for developing
the park facilities and will use a portion of Sunwest property to meet all the stormwater needs
associated with development of the County Park site. (SR3/Page 10.3)

4. An extensive golf cart network and multi-use trails are planned throughout the community
connecting residential areas to the various on-site amenities. (SR3/Page 10.4)
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5. The required 25% open space acreage will be maintained regardless of whether or not a golf course
is constructed.  A Development Order condition requiring demonstration of adequate open space
for conversion of the golf course is appropriate as noted. (SR3/Page 21.4)

ENERGY

1. Xeriscape landscaping will be recommended wherever possible to reduce irrigation and energy
needs by relying on plants most suitable to the climate and conditions of west central Florida.
(ADA/Page 29.2)

2. A 5 +/- acre commercial site is proposed just north of the private cemetery entrance on U.S. 19.
This site by prior agreement with Withlacoochee Power Corporation will include a utilities
substation that will be moved from its current location along Old Dixie Highway. (SR3/Page 10.3)

HISTORICAL AND ARCHAEOLOGICAL

1. The Applicant will work with the Division of Historical Resources to determine what level of
protection is warranted and will work with the department to minimize or mitigate impacts to the
sites and to provide the necessary level of protection. (ADA/Page 30.2)

2. It is acknowledged that their [Division of Historical Resources] evaluation and recommendations
need to be included in the Council’s Final Report and the applicant will work with DHR to
incorporate their requests into development order conditions. (SR4/Page 4)

PORTS AND MARINAS

1. One boat lift area is proposed to allow the Harbourtowne residents to access the adjoining channel
through Fillman Bayou to the Gulf of Mexico...  No boat launch ramp or trailer spaces are
proposed. (ADA/Pages 37.4-37.5)

2. The domestic waste disposal needs of boats will be handled through sewage pump outs and waste
dump receptacles. (ADA/Page 37.6)

3. The applicant intends to develop all boating facilities to conform to the Clean Marina Program;
including Marina Environmental Measures and Best Management Practices. (ADA/Pages 37.6 &
37.8, SR1/Pages 15, 51, 96, 97 & 101)

4. A site specific Manatee Protection Plan (MPP) has been prepared for the adjoining Pasco County
Sunwest Park.  This Plan will also be adopted by Sunwest Harbourtowne...  This proposed MPP
addresses four components critical to the protection and management of the manatee in the tidal
waters of Fillman Bayou including 1) construction best management practices while the park and
channel dredging is under construction; 2) restricted speed zones; 3) public education; and 4)
enforcement. (ADA/Pages 37.6-37.7)
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5. In addition to the enforcement of “Slow Speed/Minimum Wake” zones by appropriate governmental
law enforcement agencies, aids to navigation (e.g. red/green and square/triangle signs on pilings)
will additionally be installed in the main entrance channel.  In addition, regulatory manatee signs
will be installed within the main entrance channel, along the canal, and along the perimeter of the
regulated area. (ADA/Page 37.7)

6. The Applicant will develop a petroleum spill recovery plan and petroleum control & containment
plan for its inland high and dry marina and marina village dockage in accordance with best
management  practices outlined in the FDEP’s Clean Marina Program (SR1/Page 14).  The above
noted plans will be provided to TBRPC for review as requested (SR2/Page 9).

7. The Sunwest Harbourtowne DRI does not rely on, nor does the DRI/ADA include, any proposed
canal or channel improvements.  Should the channel improvements not be permitted, the Sunwest
Harbourtowne project would be redesigned to eliminate the boat lift. (SR1/Page 45)

8. The proposed marina will be entirely located within the upland cut freshwater basins (former mine
lakes) which are not directly connected to marine waters occupied by the West Indian Manatee.
(SR1/Page 52)

9. The Applicant will additionally provide public educational materials and signage at its boat launch
points to inform the Sunwest Harbourtowne residents and guests of the restricted areas, manatee
protection, “no-wake designation”, and penalties for infractions. (SR1/Page 76)

10. Boater information, including the location and nature of the channel (depth, width) and its
associated marking will be displayed at the boat lift and at high and dry storage facility.  The
signage will also include information of Pasco County’s proposed 2,545 acre Fillman Bayou
Resource Protection Area which provides for non-motorized vessel zone, anchoring restrictions, and
seagrass protection zones. (SR2/Page 12)

11. The development proposed only one travel lift with a maximum of 45 launches per day to the Gulf
access canal. (SR2/Page 12)

12. Best management practices will be instituted in regards to pollution prevention including the
following boating practices: (SR2/Page 93)

• Limit engine operation at full throttle

• Eliminate unnecessary idling

• Avoid spilling gasoline

• Use a gas container you can handle easily and hold securely

• Pour slowly and smoothly

• Use a funnel or a spout with an automatic stop device to prevent overfilling the gas tank

• Close the vent on portable gas tanks when the engine is not in use or when the tank is stored

• Transport and store gasoline out of direct sunlight in a cool, dry place

• Carefully measure the proper amounts of gasoline and oil when refueling

• Follow the manufacturer’s recommended maintenance schedule

• Prepare engines properly for seasonal storage.
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13. The marina itself will be full service and include 150 wet slips and 350 dry slips plus additional boat
trailer and vehicle parking.  A boat lift system located at the southern tip of the large feature lake
adjacent to the existing saltwater boating channel will be used to transport vessels over land from
fresh to salt water to allow for access to the Gulf. (SR3/Page 10.4)

14. As indicated throughout this document, the proposed marina will cause no degradation of water
quality, hydrology, and marina life. (SR3/Page 10.14)
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SECTION IV - RECOMMENDED REGIONAL CONDITIONS
DRI #267 - SUNWEST HARBOURTOWNE

PASCO COUNTY

Subsection 380.06(15), F.S., requires that the local government render a decision on the development
proposal within 30 days after a public hearing, and issue a development order containing, at minimum:

! findings of fact
! conclusions of law
! conditions of approval
! consideration of whether or not the development interferes with the achievement of the objectives

of an adopted state land development plan applicable to the area
! consideration of whether the development is consistent with the local comprehensive plan and local

land development regulations
! consideration of whether the development is consistent with the report and recommendations of the

regional planning agency
! monitoring responsibility
! expiration dates for commencing development, compliance with conditions or phasing requirements

and termination date of the order
! biennial report requirements
! a date until which the local government agrees that the approved DRI shall not be subject to down-

zoning, unit density reduction or intensity reduction
! substantial deviation determinations
! legal description of the property

Any Development Order adopted for Sunwest Harbourtowne shall include the above-referenced Section
380.06, F.S., requirements and shall include the following recommended regional conditions:

BASED ON THE FINDINGS AND THE ISSUES RAISED IN THIS REPORT, IT IS THE
RECOMMENDATION OF THE TAMPA BAY REGIONAL PLANNING COUNCIL THAT
SUNWEST HARBOURTOWNE, AS CURRENTLY PROPOSED, BE APPROVED SUBJECT TO
THE FOLLOWING CONDITIONS, AT MINIMUM:

VEGETATION, WILDLIFE AND WETLANDS

1. Impacts to Natural Resources of Regional Significance, as delineated on Map 3 in this report, shall
only occur if justified pursuant to Future of the Region, A Strategic Regional Policy Plan for the
Tampa Bay Region (2005) Policy 4.44.  Mitigation for justified impacts to Natural Resources of
Regional Significance should meet the ratios set forth in that policy and Policy 4.48, at minimum.

2. The value and function of regionally-significant natural resources shall be protected through the use
of naturally vegetated buffers, pursuant to Policy 4.50. 
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3. As committed, the applicant shall also conserve and protect the additional wetland habitats
designated on Map H within SR3 of the ADA, using upland vegetated buffers, to be identified in the
Habitat Management Plan, managed as wildlife habitat.  The following measures will be utilized to
minimize wetland impacts:

S Construction Best Management Practices to minimize negative impacts of erosion and
sedimentation within wetlands and aquatic habitats.

S Existing interior haul road network will be used and expanded to limit creation of additional
roads through wetlands.

S Stormwater Pollution Prevention Plan will be completed pursuant to NPDES requirements.
 

4. In the event that any state- or federally-listed species not identified during the ADA review are
discovered breeding on-site during project development, the developer shall immediately notify the
Florida Fish and Wildlife Conservation Commission and implement the recommended measures for
species protection.

5. In order to minimize the conflicts between Florida Black bear and humans within the project, as
recommended by the Florida Fish and Wildlife Conservation Commission, impact to the Florida
black bear shall be mitigated through creation of a landscape buffer north of Aripeka Road and use
of a small/medium wildlife crossing at Aripeka Road to discourage movement to the south, habitat
restoration within the ELAMP property, and pursuit of additional restoration and easements on
nearby private lands as detailed in the FFWCC letter dated November 19, 2008. The developer and
all future assigns shall require the use of Best Management Practices in regards to waste
management. Mitigation shall be detailed in and monitored through the Habitat Management Plan.

6. As committed, the developer shall comply with the Manatee Protection Plan developed by Pasco
County for the Pasco Sunwest Park and surrounding waters.  Residents, guests and tenants of the
development shall be educated on the plan and the penalties for harming manatees in the canal,
Fillman Bayou or the Gulf.

7. As committed, the developer shall institute protection measures for the state- and federally-
threatened Florida Scrub Jay, including preservation of habitat, protection against domestic pets, no
use of pesticides, and protection of nesting sites from human interference and destruction.  The
Habitat Management Plan, implementing these measures, shall be provided to the FFWCC and
USFWS for approval prior to issuance by Pasco County of the first development permit.

8. The Bald Eagle nest within the DRI site shall be protected as committed in the ADA and in
accordance with federal and state laws.

9. Nuisance and exotic plant species shall be removed from the project site during development.  The
Habitat Management Plan shall address how the preserved areas will be managed to control nuisance
and exotic species.  The Plan shall be submitted to Pasco County for review and approval prior to
issuance of the first land development permit.
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10. As committed, the developer shall reclaim previously mined areas, including planting of littoral
zones within the reclaimed mine ponds.

11. No silvicultural or agricultural activities shall be initiated on land not currently under such use.

12. The applicant shall maximize the use of buffers to minimize impacts to wetlands and coastal marsh
habitat. (SWFWMD)

13. The applicant shall provide the District with a copy of the Habitat Management Plan for review and
approval prior to the commencement of development.  The Habitat Management Plan shall address
wildlife corridors and buffer designs. (SWFWMD)

14. The applicant shall provide a wetland delineation survey and boundary determination letter from the
District prior to the commencement of development.  (SWFWMD)

15. The wetland portions identified in the terms, conditions and description of the Exchange Agreement
shall be subject to a conservation easement.  (SWFWMD)

WATER QUALITY AND STORMWATER MANAGEMENT

1. The stormwater management system should be designed to restore and maintain the natural
hydroperiod of the receiving wetlands, and shall meet or exceed the state guidelines  for development
within the basin of a sinkhole or spring.  Upland habitat adjacent to the wetland system shall be
preserved in wetland buffers to enhance water quality.

2. Development practices shall incorporate the Best Management Practices described in the ADA,
including those which prevent construction-related turbidity.

3. As committed in the ADA, Low Impact Development techniques shall be used to store, infiltrate and
evaporate stormwater runoff on site. 

4. The Stormwater Pollution Prevention Plan, to be completed pursuant to NPDES requirements, shall
be provided to the Southwest Florida Water Management District and Pasco County prior to the
issuance of any development permits.  The committed project-wide Water Quality Monitoring
program, which details appropriate parameters and methodologies,  shall be prepared by the
developer and submitted with the application for the first Environmental Resource permit.  This
program need not be a requirement of the Southwest Florida Water Management District.  

5. As committed in the ADA, an integrated pest management program shall be implemented to
minimize the use of fertilizers and pesticides, and the measures listed below should be utilized:

S ponds and swales must be properly vegetated; 
S Native vegetation shall be used as landscaping, including as turf, so as to minimize the need

for artificial irrigation, fertilizer and pesticides; and
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S development and implementation of a site-specific surface and groundwater quality
monitoring system.

6. To prevent adverse effects to groundwater quality during construction, there shall be no excavation
into or through the Floridan aquifer’s confining layers.

7. Stormwater management ponds shall not be constructed within wetland buffers.

8. As committed, the developer shall provide educational materials to residents and guests concerning
the fragility of the area’s springs and subterranean resources.

9. The proposed golf course shall be designed and managed in accordance with FDEP’s “Florida Green
Industries Best Management Practices for Golf Courses” or equivalent criteria and standards  (as
committed), or as recommended by FDEP to protect groundwater quality, subterranean habitat and
springs.  The FDEP shall be be provided the proposed golf course design and management plan for
review prior to construction. 

10. The applicant shall install signage and implement an education program advocating surface and
groundwater protection.  (SWFWMD)

11. The use of pesticides and fertilizers shall be avoided or minimized.  Best management practices for
the application of pesticides and fertilizers shall be communicated to and required of all residents.
(SWFWMD)

12. The applicant shall provide the District with a copy of the Integrated Pest Management Plan for
review and approval prior to the commencement of development.  (SWFWMD) 

13. The applicant shall provide the District with a copy of the Surface and Groundwater Quality
Monitoring Plans for review and approval prior to the commencement of development. The plan(s)
shall address the proposed interconnection of lakes and consider easements or license agreements
to allow interested agencies to monitor at existing well sites.  (SWFWMD) 

14. Low Impact Development techniques shall be used throughout the development. These techniques
shall include, but are not limited to, the following:

- Retention of the maximum amount of native vegetation
- Shallow vegetated swales in all areas, including parking
- Appropriate Florida-friendly plant selections
- Stormwater reuse
- Small, recessed garden areas throughout landscaped areas
- Disconnect impervious surface areas
- Porous pavement and other pervious pavement technologies
- Stabilized grass areas for overflow parking   (SWFWMD)
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15. Prior to construction, the applicant shall provide a plan detailing the operation and maintenance of
the stormwater management system.  The plan shall, at a minimum, identify the responsible entity,
establish a long-term funding mechanism, and provide assurance through written commitments that
the entity in charge of the program has the technical expertise necessary to carry out the operation
and maintenance functions of the stormwater management system.  The plan must be approved by
Pasco County and implemented at construction.  Failure to implement the approved plan requires
the applicant to file a Notice of Proposed Change.     (SWFWMD)

16. The applicant or other responsible entities shall hire a licensed engineer to conduct annual
inspections of the stormwater management systems on the project site to ensure that the system is
being properly maintained in keeping with its design, and is capable of accomplishing the level of
stormwater storage and treatment for which it was designed and intended. Inspection results shall
be included in each biennial DRI report.     (SWFWMD)

SOILS

1. Best Management Practices, including those identified in the ADA, shall be employed during site
preparation and construction to prevent soil erosion.

2. The applicant shall have a licensed professional geologist perform a detailed geotechnical analysis
of the site to assess sinkhole potential.  (SWFWMD)

3. Karst features shall be protected by conservation easements and/or fencing.  The applicant shall
disseminate educational materials regarding illegal dumping, swimming, and cave safety.
(SWFWMD)

FLOODPLAINS

1. There shall be no net loss of flood storage capacity within the 100-year floodplain.  Land alteration
and development plans shall be provided to the Southwest Florida Water Management District and
Pasco County with sufficient detail and data to verify that flood storage capacity will not be reduced.

2. A natural buffer shall be established and maintained between residential structures and the
shoreline/coastal marsh. Seawalls, structural alterations, or any other hardening of the shoreline shall
not occur.  (SWFWMD)

3. Development shall be subject to the standards in Section 701, Flood Damage Prevention which
exceed National Flood Insurance Program requirements.  (SWFWMD)

WATER SUPPLY

1. Assurance of adequate water supply capacity to serve the project and identification of the entity(ies)
responsible for maintenance of the water supply systems within the project site shall be provided
within the Development Order.  This would include the necessity for adequate water supply for fire-
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fighting.  In the event that the service capacity cannot or will not be guaranteed for the entire project,
the Developer shall be required to obtain verification of such availability and service concurrent with
their request for specific approval of further development.

2. The project shall utilize the lowest quality water allowable and available for irrigation purposes,
while protecting the water quality of the on-site and nearby springs and caves.

3. Water-efficient strategies shall be incorporated into the development plan, including the use of native
species appropriate for the soils and land uses, minimal or no use of non-native turf grass,
incorporation of water-conserving devices throughout the buildings and irrigation system.

4. Test or foundation holes, as defined in Rule 40D-3.021(8), Florida Administrative Code (F.A.C.),
shall be drilled by the firm of an appropriately bonded, licensed test or foundation hole contractor.
(SWFWMD)

5. All existing wells which have no future use or attempted wells or test foundation holes shall be
cement plugged by the firm of a licensed water well contractor (under SWFWMD Well
Abandonment Permit(s)), or by test or foundation hole contractor in accordance with Rule
40D-3.041(1), F.A.C.  (SWFWMD)

6. Total water use for the development shall not exceed the compliance rate of 150 gallons per capita
per day required in the Northern Tampa Bay Water Use Caution Area.  (SWFWMD)

7. The use and potential future use of reclaimed water, stormwater reuse, or other alternative supplies
shall be maximized.  (SWFWMD)

8. Water-saving plumbing fixtures shall be used inside all buildings, including housing units.
(SWFWMD)

9. Water-conserving irrigation technologies (including irrigation time clocks, rainfall sensors, or soil
moisture sensors) shall be required throughout the development. Rainfall sensors shall be correctly
installed, correctly set, open to rainfall, and connected to the irrigation system.  (SWFWMD)

10. Irrigation time clocks shall be reset after the establishment period for new landscaping has expired.
(SWFWMD)

11. Florida-friendly landscaping principles shall be used throughout the development.  (SWFWMD)

12. Ecologically viable portions of existing native vegetation shall be incorporated into the landscape
design and shall not be irrigated.  (SWFWMD)

13. If reclaimed water becomes available, all reuse connections shall be metered and dual irrigation lines
shall be installed in accord with Pasco County's ordinance.  (SWFWMD)
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14. The golf course shall be designed and managed consistent with FDEP’s Florida Green Industries
Best Management Practices for Golf Courses or Audubon International standards.  (SWFWMD)

15. The hotel shall participate in the District’s Water C.H.A.M.P. program or implement a program that
educates temporary residents about the importance of water conservation.  (SWFWMD)

WASTEWATER MANAGEMENT

1. Approval of the project shall include assurance of adequate wastewater treatment capacity as well
as any developer provision(s) of any wastewater improvements to the internal wastewater collection
system.

2. No permanent septic tanks shall be installed on the Sunwest Harbourtowne site.

SOLID WASTE/HAZARDOUS WASTE/MEDICAL WASTE

Commercial and office tenants shall be provided with information at the time of purchase or lease which
identifies hazardous and/or medical materials and proper procedures for the handling and disposal of such
materials.  In the event that businesses using or producing hazardous materials or medical waste locate
within the project, these materials shall be handled in a manner consistent with applicable Federal, State and
Local regulations.

TRANSPORTATION

1. Tables 1 and 2 (Pages 22-25) identify the roadways which will be significantly impacted by the
Sunwest Harbourtowne DRI.  However, the Developer will not be responsible for restoring these
roadway facilities to an acceptable level of service as defined by Subsection 163,3180(12)(d), F.S.
Pasco County, in conjunction with the Florida Department of Transportation shall assess the
corresponding mitigation which will be required of the project from the options identified within
Rule 9J-2.045, FAC, below:

A. SCHEDULING OF FACILITY IMPROVEMENTS.  A schedule which specifically provides
for the mitigation of impacts from the proposed development on each significantly-impacted
roadway which will operate below the adopted level of service standard at the end of each
project phase's buildout, or, alternatively, a subset stage of that phase.  The schedule shall
ensure that each and every roadway improvement which is necessary to achieve the adopted
level of service standard for that project stage or phase shall be guaranteed to be in place and
operational, or under actual construction for the entire improvement, at buildout of each
project stage or phase that creates the significant impact.

B. ALTERNATIVE CONCURRENCY PROVISIONS.  A schedule that appropriately addresses
each significantly impacted state and regional roadway segment through compliance with
that jurisdiction's specific alternative concurrency provision of Subsections 163.3180, F.S.,
where such mitigative measures are specifically adopted in an in-compliance local
government comprehensive plan and are fully explained and applied in the Development
Order.
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C. PROPORTIONATE SHARE PAYMENTS.  This option is available if affected
extra-jurisdictional local governments, or the Florida Department of Transportation for
facilities on the State Highway System, agree to accept proportionate share payments as
adequately mitigating the extra-jurisdictional impacts of the development on the
significantly-impacted state and regional roadways within their jurisdiction.

D. LEVEL OF SERVICE MONITORING.  A monitoring schedule for the mitigation of impacts
from the proposed development on each significantly-impacted roadway which will operate
below the adopted level of service standard at the end of each project phase's buildout, or,
alternatively, a subset stage of that phase shall be developed.  The schedule shall identify
each roadway improvement which is necessary to achieve the adopted level of service
standard, and indicate the amount of development and the timing of that development which
will cause a roadway to operate below the adopted level of service.  In the circumstance
where the schedule does not identify the necessity and timing of improvements for a
particular phase or substage, the development order shall require that building permits for
that phase or substage will not be issued until the appropriate written approvals are obtained
and any needed mitigation requirements are complied with.

E. COMBINATION OF MITIGATION MEASURES.  A combination of the mitigative
measures contained in paragraphs A-D, above, that mitigates for each significantly impacted
state and regional roadway, or other mitigative measures which are proposed and reviewed
in the ADA, including the provision for capital facilities for mass transportation, or the
provision for programs that provide alternatives to single occupancy vehicle travel, which
reasonably assure that public transportation facilities shall be constructed and made available
when needed to accommodate the impacts of the proposed development.

2. Due to the rapid growth of west Pasco County, deficiencies of the existing transportation system and
the impacts anticipated from this project, the following measures are necessary as conditions of
approval.

A monitoring program to verify that the actual number of trips generated by the Sunwest
Harbourtowne DRI is reflective of the transportation analysis and subsequently prescribed mitigative
measures instituted by the developer.  The program shall provide biennial PM peak hour project
driveway counts at all project entrance driveway intersections with public roadways (including U.S.
19).   The monitoring program shall commence upon completion of 25 percent of the development
in terms of trip generation.  Monitoring shall continue on a biennial basis until project buildout.  The
monitoring shall be conducted no earlier than 60 days prior to the due date of each biennial report
in order to ensure relatively current traffic data and shall continue until project buildout.

The monitoring program shall consist of weekday PM peak hour directional counts from 4:00 to 6:00
PM, with subtotals at 15-minute increments, at all project entrance driveways with public roadways
(including U.S. 19).  Only turns to and from the project entrances need to be counted (through
volumes on the public roadways will not be required).  The sum of the project entrance trips shall
be totaled in 15-minute increments and the highest four consecutive 15 minute totals be summed to
determine the project's total PM peak hour traffic volume.  This total will include net external trips,
diverted trips, and pass-by trips of the Sunwest Harbourtowne DRI development.

The total PM peak hour project traffic through project completion was estimated to be 2,235 net
external, 347 pass-by, 456 internal trips, for a total of 3,039 trips.
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The required monitoring data shall be included in each Biennial Report.  If the monitoring results
demonstrate that the project is generating more than fifteen (15) percent above the number of trips
estimated in the original analysis (as stated above) or a Biennial Report is not submitted within 30
days of its due date, Pasco County shall not issue further development permits and proceed to
conduct a substantial deviation determination pursuant to Subsection 380.06(19), F.S.  As a result,
the County may amend the Development Order to change or require additional roadway
improvements.  The revised Transportation Analyses, if required, shall be subject to review by all
appropriate review entities.

3. As committed, the Developer shall continue to coordinate with Pasco County Public Transit about
incorporating mass transit use and facilities into the development plan.

4. A Land Use Equivalency Matrix would allow the developer slight variations in the quantity of
approved land uses without the requirement of pursuit of such modifications through the Notice of
Proposed Change process.  The conversion formulas presented below are based on p.m. peak hour
trip generation factors.  Each conversion proposed in accordance with the Equivalency Matrix
presented below would require approval by Pasco County pending a determination that any resulting
increases in water demand, wastewater and solid waste generation, school impacts and parkland
requirements, as appropriate, have all been satisfactorily addressed or can be accommodated.

Each conversion request shall be provided to, at minimum, the Tampa Bay Regional Planning
Council and the Florida Department of Community Affairs for review a minimum of 14 days prior
to approval by Pasco County.  Any approved conversion(s) shall additionally be recognized in the
next Biennial Report.

The Land Use Equivalency Matrix (LUEM) is as follows:

CHANGE FROM�

CHANGE TO�

SF Detached

(Units)

SF Attached/

TH/Condos

(Units)

HOTEL

(Rooms) RETAIL

(Sq. Ft.)

OFFICE

(Sq. Ft.)

SF Detached    (Units) 2.71   1.48 156    642

SF Attached/TH/Condos (Units) 0.37   0.55   58    236

Hotel (Rooms)

Retail (1,000 Sq. Ft.) 9.5    411

Office (1,000 Sq. Ft.)

Boat Slips (Slip)   0.30   31    128

Golf (Holes)   4.25 447 1,838

                  Source: SR2/Appendix A-8.

The limitation(s) regarding flexibility of land uses (i.e. “minimums” & “maximums”) shall be
determined by Pasco County and specified within the Development Order.  In addition, the Applicant
has committed that residential units shall not exceed 2,500 units in any instance.
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AIR QUALITY

Best Management Practices, including those identified in the ADA, shall be employed during site
preparation and construction to minimize air quality impacts.

HURRICANE PREPAREDNESS

1. The applicant, in coordination with the Pasco County Office of Emergency Management shall
prepare a plan to ensure the safe and orderly evacuation of residents upon the issuance of a hurricane
evacuation order of the general public. This plan shall include, but not limited to the following
elements: public education and awareness, issuance of a warning, evacuation transportation
assistance, shelter assistance, mitigation and security of facilities, re-entry and damage assessment.
This plan shall be included in the first Biennial Report submitted after occupancy of any portion of
the project.

2. The applicant, in coordination with the Pasco County Office of Emergency Management shall
prepare a plan to ensure the safe and orderly evacuation of hotel employees and guests upon the
issuance of a Hurricane Watch prior to the evacuation order of the general public. This plan shall
include, but not limited to the following elements: public education and awareness, staff training and
exercise, issuance of a warning, evacuation transportation assistance, shelter assistance, mitigation
and security of facilities, re-entry and damage assessment. The plan shall include a timeline showing
(1) ordering all buildings closed at the issuance of a hurricane watch for the duration of a hurricane
evacuation order; (2) informing all employees and guests of evacuation routes out of the flood prone
area and measures to be followed in the event of same; and (3) making all efforts to coordinate with
and inform appropriate public authorities of building closings, security and safety measures, and
evacuation plans.  This plan shall be included in the first Biennial Report submitted after occupancy
of any portion of the project.

3. The applicant, in coordination with the Pasco County Office of Emergency Management shall
prepare a plan to ensure the safe and orderly evacuation of commercial and marina employees and
boat owners upon the issuance of a Hurricane Warning or general evacuation order.  This plan shall
include, but not limited to the following elements: public education and awareness, staff training and
exercise, issuance of a warning, mitigation and security of facilities and boats, re-entry and damage
assessment. The plan shall include a timeline showing (1) ordering all buildings closed at the
issuance of a hurricane watch for the duration of a hurricane evacuation order; (2) informing all
employees and customers of evacuation routes out of the flood prone area and measures to be
followed in the event of same; and (3) making all efforts to coordinate with and inform appropriate
public authorities of building closings, security and safety measures, and evacuation plans.  This plan
shall be included in the first annual report submitted after occupancy of any portion of the project.

4. All deeds for sale of land and/or structures for Sunwest Harbourtowne DRI must be accompanied
by a hazard disclosure statement generally describing the property’s relative probability of damage
from hurricane surge.

5. There shall be no impervious surfaces constructed within the 25-year floodplain except as otherwise
allowed by applicable regulations.
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6. Elevations for all habitable structures shall be at or above the base flood elevation consistent with
County Floodplain Management regulations. 

7. The developer should coordinate with the Institute for Business and Home Safety (IBHS) and the
Pasco County Emergency Management Department to determine the feasibility of incorporating fire
and wind-resistant “fortified” design criteria into the commercial and office facilities.

AFFORDABLE HOUSING

The Applicant has proposed (and therefore committed to) a voluntary housing mitigation program in lieu
of conducting an affordable housing analysis in accordance with Rule 9J-2.048, F.A.C.  These provisions
shall be included as conditions to the Development Order:

The Applicant shall provide the following cash mitigation payments to be payable to Pasco County at the
time of Certificate of Occupancy.

USE UNIT TYPE RATE

Residential Unit $100.00*

Retail Square Foot $    0.35*

Office Square Foot $    0.25*

Golf Hole $608.00*

Marina Slip $  12.00*

Hotel Room $204.00*

       * - The payment of the above referenced rates should be indexed to 2008 dollars.

As applicable, further details and provisions regarding the affordable housing mitigation program shall be
negotiated as part the Development Order process.  Any reduction(s) of these prescribed/volunteered rates
shall be approved by Pasco County, the Tampa Bay Regional Planning Council and the Florida Department
of Community Affairs.

POLICE AND FIRE PROTECTION

1. The Development Order shall include identification of the police/fire protection mitigation measures
necessary to accommodate this development.

2. The Developer should apply Fire Wise principles such as clearing around houses and structures,
carefully spacing trees, and maintaining irrigation systems.

RECREATION AND OPEN SPACE

1. The Applicant has identified that “the required 25% open space acreage will be maintained
regardless of whether or not a golf course is constructed.”
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2. All open space and recreation facilities within the Project shall be maintained by the Developer or
successors such as a Homeowner’s Association or Community Development District(s).

3. In the event the golf course is not constructed, as committed, the Developer shall maintain a
minimum of 25% of the project as Open Space.

4. The applicant shall not establish more than one access point to adjacent District-owned lands. The
access point must be approved by the District and is subject to the terms and conditions of the
Exchange Agreement.  (SWFWMD)

5. Residential development shall not encroach upon adjacent District-owned lands. The applicant shall
provide educational materials regarding the wild land-urban interface.  (SWFWMD)

ENERGY

1. The developer shall incorporate energy conservation measures into the site design, building
construction and landscaping to the maximum extent feasible.

2. Xeriscape landscaping shall be utilized to the maximum extent possible in an effort to reduce
irrigation and energy needs by relying on plants most suitable to the climate and conditions of west
central Florida.

3. The developer should work with Peoples Gas Company to ensure that natural gas is available within
the project.

HISTORICAL AND ARCHAEOLOGICAL

1. The following recommendations of the Florida Division of Historical Resources shall be included
as Development Order conditions:

! preserve a portion of Old Dixie Highway (Site 8PA2568) due to its significance as an early
roadway. In addition, the Developer should consider erecting a historic marker providing a
brief history; and

! preserve a Weedon Island period midden/occupation site (Site 8PA229) for further research
potential due to the findings of ceramics, lithics, and faunal material.  Alternatively, if
acceptable to FDHR, the Developer may conduct a full investigation providing mitigative
excavation (Phase III) for the site prior to commencement of development.

2. Any significant historical or archaeological resources discovered during project development shall
be reported to the Florida Division of Historical Resources (FDHR) and the disposition of such
resources shall be determined in cooperation with the FDHR and Pasco County.

PORTS AND MARINAS

1. Any proposal to provide boat facilities or an additional boat access point to accommodate more than
45 boats per day shall constitute a Substantial Deviation, necessitating full review of the proposal
to identify additional impacts, to determine consistency with the SRPP, and to determine appropriate
mitigation measures.
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2. Sunwest Harbourtowne shall comply with permit conditions for the Pasco Sunwest Park and channel
improvements relative to boating operations, education, and liability to Sunwest boaters.

3. The Sunwest Harbourtowne boat lift shall not be operated until the channel improvements, markings,
speed zone measures and Manatee Protection Plan, which are part of the County’s plan, have been
constructed and implemented.

4. The applicant shall assume responsibility for compliance with permit conditions related to any
cumulative environmental impacts associated with the increased boat usage in the Fillman Bayou
area resulting from the Sunwest Harbourtowne development.  (SWFWMD)

GENERAL CONDITIONS

1. Should development significantly depart from the parameters set forth in the ADA, the project will
be subject to substantial deviation review pursuant to Section 380.06, F.S.

2. Each biennial report on the DRI shall include information on consistency with the required
provision, implementation, and continuance of the various studies, plans and programs identified in
this report and the adopted Development Order.

3. The conditions of the Development Order shall be binding to all subsequent owners within the
project.

4. Physical development shall commence within three years of Development Order adoption in order
to have reasonable expectation of achieving project buildout by 2018.  For the purpose of the
Development Order, this term means construction of infrastructure, roadways or other vertical
development.

5. Any approval of SunWest Harbourtowne shall also satisfy the provisions of Subsection 380.06(15),
F.S., and the following provisions of the Florida Administrative Code (F.A.C.):  Rule 9J-2.041
(Listed Plant and Wildlife Resources Uniform Standard Rule); Rule 9J-2.043 (Archaeological and
Historical Resources Uniform Standard Rule); Rule 9J-2.044 (Hazardous Material Usage, Potable
Water, Wastewater, and Solid Waste Facilities Uniform Standard Rule); Rule 9J-2.045
(Transportation Uniform Standard Rule); and 9J-2.048 (Adequate Housing Uniform Standard Rule).

6. Any approval of this development shall require that all of the developer’s commitments set forth in
the ADA and subsequent Sufficiency Responses be honored as Development Order Conditions,
except as they may be superseded by specific terms of the Development Order.  Such developer
commitments have been summarized in Section III of this Report.

7. Payment for any future activities of the TBRPC with regard to this development including, but not
limited to monitoring or enforcement actions, shall be paid to the TBRPC by the developer in
accordance with Rule 9J-2.0252, FAC.  Any outstanding charges related to this ADA review shall
be paid upon receipt of an invoice.

8. The Development Order for the project shall be adopted concurrently with the Comprehensive Plan
Amendment necessary for the project.
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9. Approval of Sunwest Harbourtowne DRI shall be contingent upon the project's consistency with the
Pasco County Comprehensive Plan adopted pursuant to the Local Government Comprehensive
Planning Act, Chapter 163, F.S., and the state and regional plans.

10. The Development Order shall resolve the issues raised in the attached correspondences from the
Southwest Florida Water Management District, Florida Fish and Wildlife Conservation Commission,
and the Florida Department of Transportation, Hernando County and other review agencies, as
received.

 _______________________________
                                                        William Dodson, Chair

ATTEST: _______________________________
     Lori Denman, Recording Secretary

These comments and recommendations were approved by a majority vote of
the Tampa Bay Regional Planning Council on this 11th day of May, 2009
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SECTION V - REVIEW AGENCY COMMENTS
DRI #267 - SUNWEST HARBOURTOWNE

PASCO COUNTY

Comments for the following Review Agencies are attached

Southwest Florida Water Management District
Florida Fish and Wildlife Conservation Commission 

Florida Department of Transportation
Florida Division of Historical Resources
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SECTION VI - MINUTES FROM MAY 11, 2009 COUNCIL MEETING
DRI #267 - SUNWEST HARBOURTOWNE

PASCO COUNTY

(TO BE PROVIDED)
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